THE CITY OF SPRUCE GROVE
BYLAW C-1201-22

O
P
Y

PIONEER LANDS AREA STRUCTURE PLAN AMENDMENT - 300 PIONEER ROAD
WHEREAS, pursuant to the Municipal Government Act, RSA 2000 cM-26, a
municipality may adopt and may amend an area structure plan;

AND WHEREAS, the City of Spruce Grove wishes to amend Bylaw C-686-08, the
Pioneer Lands Area Structure Plan;

C

NOW THEREFORE, the Council for the City of Spruce Grove, duly assembled, hereby
enacts as follows:
Bylaw C-686-08, the Pioneer Lands Area Structure Plan, be amended as
outlined in Schedule 1 which is attached to and forms part of this Bylaw.

2.

This amending bylaw shall be consolidated into Bylaw C-686-08.

3.

This bylaw shall come into force and effect when it receives third reading and is
duly signed.
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First Reading Carried

18 July 2022

22 August 2022

Third Reading Carried

22 August 2022

Date Signed

23 August 2022
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Second Reading Carried

______________________________
Mayor
______________________________
City Clerk
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Bylaw C-1201-22
Schedule 1

City of Spruce Grove
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PIONEER LANDS
AREA STRUCTURE PLAN AMENDMENT

Prepared by: EINS Development Consulting Ltd.
Date: July 28, 2022
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1.0 Introduction
1.1. Purpose

O
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The purpose of this amendment is to revise Bylaw C-686-06, the Pioneer Lands Area Structure
Plan (ASP), to redesignate a 0.869 ha parcel, located at 300 Pioneer Road from Commercial to
Medium to High Density Residential.

C

The vision for the Pioneer Lands Area Structure Plan (ASP) is to create a sustainable residential
community that is well-integrated within the regional commercial centre, providing opportunities
for vibrant streetscapes and links to open spaces. This proposed redistricting aligns with this
vision by rationally extending the existing Medium to High Density Designated, R2 zoned
property to the north to the south along Grove Drive, providing greater development and design
flexibility to accommodate medium to high density residential dwellings that interface strongly
with the streetscape.

E
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This amendment has been prepared on behalf of 2060696 Alberta Ltd., who has legal
landowner rights to the subject parcel at 300 Pioneer Road, legally designated as Lot 22, Block
104, Plan 162 2447.

1.2 Amendment Location

IF
I

The proposed ASP amendment area encompasses approximately 0.869 hectares in the
southern portion of the Pioneer Lands ASP, currently designated as Commercial. The parcel is
located at 300 Pioneer Road, which is at the northeast corner of Pioneer Road and Grove Drive.

1.3 Background

•

The first amendment to the ASP was approved on June 28, 2010 as Bylaw C-745-10,
which reconfigured the collector road and land uses for Phase 1 of Greenbury.
A second amendment to the ASP was approved on November 14, 2011 as Bylaw C797-11, which created a “Special Study Area” to add a major commercial and mixed use
component in the northwest portion of the plan area.
A third amendment was approved on March 25, 2013 as Bylaw C-837-13, which
updated the development concept as a result of more detailed review of land uses and
adjusted the mixed-use designation in the Westwind Village neighbourhood.
A fourth amendment to the ASP was approved on October 19, 2015 as Bylaw C-932-15,
which updated the overall concept plan to reflect detailed planning and engineering
resulting in several amendments in the Prescott, Kenton, Greenbury and Westwind
neighbourhoods.
A fifth amendment was approved on April 24, 2019 as Bylaw C-1062-18, which updated
parts of the Greenbury and Westwind neighbourhoods to redesignate two 0.8 ha parcels
and relocate a transit station in the Westwind commercial area.
A sixth amendment was approved on August 22, 2022 as Bylaw C-1185-22, which
updated parts of the of the Westwind neighbourhood to reflect several redesignations of
land on various different parcels.
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The Pioneer Lands ASP was first approved in 2009 as Bylaw C-686-08 to structure the
development of 294 hectares of land in Spruce Grove’s northeast. Since adoption in 2009, the
ASP has been amended six times to accommodate changing community needs and development
dynamics.
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•

•

•
•
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The approved development concept for the Pioneer Lands ASP is included as Figure 1 –
Approved Development Concept.

2.0 Proposed Amendment
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2.1 Amendment Overview

This proposed amendment to the Pioneer Lands ASP remains consistent with the vision and
guidelines approved in previous amendments by expanding land available in the ASP for
compact residential development with vibrant streetscapes, logically extending the Medium to
High Density Residential designated area introduced through Bylaw C-837-13 all the way south
to Grove Drive.

Redesignating a 0.869 ha parcel in the southern portion of the ASP, which fronts onto
Pioneer Road to the west, Grove Drive to the south, and has frontage along the
roundabout at the intersection of Pioneer Road and Grove Drive from Commercial to
Medium to High Density Residential.
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•
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This amendment to the Pioneer Lands ASP proposes the following change:

IF
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The approved Pioneer Lands ASP Development Concept is included as Figure 1, and proposed
land use changes introduced by this amendment are illustrated on Figure 2. Updated land use
statistics resulting from this proposed amendment are presented in Table 1 (existing) and
Table 2 (proposed).

3.0 Amendment Rationale
3.1 Land Use
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This proposed amendment continues to adhere to the vision and guiding principles established
for the ASP area that relate to creating a smart, green, compact community. Specifically, this
amendment expands opportunities for providing a variety of housing types and densities within
the ASP area while also remaining consistent with transportation, servicing, and the broader
policy context applicable to the parcel and Plan area.
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The 0.869 ha parcel is proposed to be redesignated from Commercial to Medium to High
Density Residential, extending the approved land use designation to the north of the parcel
south to Grove Drive. This extension of the Medium to High Density Residential to the subject
site is consistent with the City of Spruce Grove’s Municipal Development Plan’s goal of
integrating various housing typologies at the neighbourhood level. The proposed redesignation
site has excellent access to collector roadways and is proximate to parks and open spaces to
the south and east of the site.

3.2 Residential
The approved residential development concept for the Pioneer Lands ASP is approximately
54.4% of the Gross Developable Area, with a planned yield of 12,589 residents and 4,328
residential units, with an overall density of 28.2 units per net residential hectare. The proposed
amendment has minimal affect on the overall density of the approved ASP, raising it to 28.5
units per hectare, 4,387 units, and a population of 12,735. The proposed redesignation provides
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additional residential land for development at the intersection of Pioneer Road and Grove Drive,
providing excellent transportation access to and from the site and needed land to support
continued residential growth in the City with a strong streetscape interface and connectivity to
open space amenities in the ASP area.

3.3 Commercial

3.4 Open Space, Transportation and Servicing

C
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The proposed redesignation reduces Commercial land in the ASP area by 0.869 ha. To the
south of the subject site is a fully built-out Commercial development that provides good access
to neighbourhood-scale commercial services for residents of the ASP area. Market demand and
dynamics have since shifted away from need for more commercial land and towards greater
demand for medium- to high-density residential. Recently approved amendments to the East
Pioneer ASP (Bylaw C-1152-21) introduces new commercial land uses that will also help to
ensure an adequate supply of commercial land is available for development within the area.

E
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This proposed amendment does not include any changes to the overall open space,
transportation, or servicing plans.

3.5 Land Use Statistics
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The approved density of the Pioneer Lands ASP is 28.2 units per net residential hectare. This
amendment proposes redesignating 0.869 ha of Commercial land to Medium to High Density
Residential, which results in a 0.3 unit per net residential hectare increase, yielding
approximately 28.5 units per net residential hectare. Updated land use statistics are presented in
Table 2 on the following page.
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Table 1: Approved Land Use Statistics
GDA (ha)
141.46

% of GDA
50.2

Units/ha
25

Units
3,537

Pop/Unit
3.0

Pop.
10,610

11.82

4.2

67

792

2.5

1,980

153.28
17.65
1.65
23.68
23.06

54.4
6.3
0.6
8.4
8.2

28.2

4,328

0.86
42.37
19.06
128.33
281.61
1.24
1.35
284.20

0.3
15.0
6.8
45.6
100.0

Table 2: Proposed Land Use Statistics

Units/ha
25

Units
3,537

Pop/Unit
3.0

Pop.
10,610

12.69

4.5

67

850

2.5

2,125

154.15
17.65
0.78
23.68
23.06

54.7
6.3
0.3
8.4
8.2

28.5

4,387

0.86
42.37
19.06
127.46
281.61
1.24
1.35
284.20

0.3
15.0
6.8
45.3
100.0

R

12,735
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% of GDA
50.2

IF
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GDA (ha)
141.46

T

`Land Use
Low to Medium Density
Residential
Medium to High Density
Residential
Total Residential
Westwind Commercial
Neighbourhood Commercial
Parks and Recreation (MR)
Stormwater Management
Facilities
Public Utility Lot
Local Road and Lanes
Collector Roads
Total Non Residential
Gross Developable Area
Pipeline
Arterial Road (Grove Dr.)
Total Gross Area

12,589

C

E
D

Land Use
Low to Medium Density
Residential
Medium to High Density
Residential
Total Residential
Westwind Commercial
Neighbourhood Commercial
Parks and Recreation (MR)*
Stormwater Management
Facilities
Public Utility Lot
Local Road and Lanes
Collector Roads
Total Non Residential
Gross Developable Area
Pipeline
Arterial Road (Grove Dr.)
Total Gross Area
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4.0 Policy Context
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This section provides supporting rationale for the proposed changes described in Section 3 and
4. This amendment continues to achieve the broad objectives established within Spruce Grove’s
MDP, Your Bright Future, the Edmonton Metropolitan Region Board (EBRB) Growth Plan, and
Spruce Grove’s Land Use Bylaw.

4.1 Your Bright Future

Spruce Grove’s MDP, Your Bright Future, establishes a vision for what Spruce Grove could be by
2040. The MDP is focused on increasing housing diversity, preserving green spaces, promoting
job growth, and long-term sustainability. This proposed amendment aligns strongly with goals
articulated in the MDP, including:
5.2.2.1 Integrate a variety of housing types and densities to create diverse
streetscapes in neighbourhoods and increase diversity in the housing stock.
The amendment expands the total area of land available for housing, proposes a Level 2
density type at an important intersection and along busy roadway frontages to
contribute to the developing streetscape.

E
D

C

•

4.2 Edmonton Metropolitan Region Growth Plan

IF
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This proposed amendment conforms with the Policies and Objectives of the Edmonton
Metropolitan region Growth Plan of a density target of 35 du/nrha, increasing the total area
available for medium to high density residential development, supporting compact, contiguous
expansion of the City’s urban area, and promotes a range of housing types and densities. This
proposed amendment does not require EMRB circulation.

4.3 City of Spruce Grove Land Use Bylaw C-824-12

U

N

C
E

R

T

The City of Spruce Grove’s Land Use Bylaw C-824-12 outlines zoning regulations and land use
standards needed to control land development. This proposed ASP amendment complies with
regulations contained in Bylaw C-824-12 and a separate redistricting application will be
submitted for the subject site to amend the District.
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5.0 Figures
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5.1 Approved Land Development Concept
5.2 Proposed Land Development Concept
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EINS Development
Consulting Ltd.
www.eins.ca

FIGURE 2 - PIONEER LANDS ASP AMENDMENT
Development Concept Map

Date: July 26, 2022
Drawn By: AO
Checked by: RE
Scale: NTS
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THE CITY OF SPRUCE GROVE
BYLAW C-1185-22

O
P
Y

PIONEER LANDS AREA STRUCTURE PLAN AMENDMENT
WESTWIND NEIGHBOURHOOD

WHEREAS, pursuant to the Municipal Government Act, RSA 2000 cM-26, a
municipality may adopt and may amend an area structure plan;

C

AND WHEREAS, the City of Spruce Grove wishes to amend Bylaw C-686-08, the
Pioneer Lands Area Structure Plan;

E
D

NOW THEREFORE, the Council for the City of Spruce Grove, duly assembled, hereby
enacts as follows:
Bylaw C-686-08, the Pioneer Lands Area Structure Plan, be amended as
outlined in Schedule 1 which is attached to and forms part of this Bylaw.

2.

This amending bylaw shall be consolidated into Bylaw C-686-08.

3.

This bylaw shall come into force and effect when it receives third reading and is
duly signed.
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1.

18 July 2022

Second Reading Carried

22 August 2022

C
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First Reading Carried

22 August 2022

Date Signed

23 August 2022

U

N

Third Reading Carried

______________________________
Mayor
______________________________
City Clerk
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Bylaw C-1185-22
Schedule 1
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Pioneer Lands Area Structure Plan
Amendment

Prepared for Cantiro Communities Pioneer Ltd.
by IBI Group
June 30, 2022
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Introduction
1.1

Purpose

O
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1

This proposed amendment to the Pioneer Lands Area Structure Plan (ASP) continues to follow
the vision and guiding principles developed to create a green community as approved in the
ASP.

The purpose of this amendment is to redistribute land uses within the ASP by bringing forward a
balanced mix of low and medium density lands in Westwind residential neighbourhoods, as well
as allocating a centrally located neighbourhood commercial site to meet the local commercial
needs of the surrounding neighbourhoods. The proposed amendment includes the following:
Redistribute medium-high density land uses to reflect detailed planning of the
residential areas. The proposed amendment locates a medium-high density parcel in
proximity to the existing commercial sites to facilitate horizontal mixing of land uses. In
addition, the amendment proposes street oriented medium density housing such as
townhomes adjacent to low-density residential development and focused along
Westwind Drive to activate the street frontage as a key pedestrian corridor to the civic
centre.

•

Reconfigure the north stormwater management facility and associated pedestrian
linkages.

•

Propose three additional municipal reserve parcels to provide additional road frontage,
access, and amenity space adjacent to stormwater management facilities in the plan
area as well as supplement the overall pedestrian connectivity in the plan.

•

Propose one 0.8 ha neighbourhood commercial parcel to balance the land use
distribution and community needs by providing a more central neighbourhood
commercial location.

•

Revise the berm adjacent to Highway 16 from a specified land area to a symbol, subject
to detailed design, and bring the statistics into compliance with the proposed
development concept.
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1.2

Proponent of the Amendment

U
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IBI Group is submitting this proposed ASP amendment on behalf of Cantiro Communities
Pioneer Ltd., who are the registered owners of the subject lands.

June 30, 2022

1.3

Background

The Pioneer Lands ASP was originally approved in February 2009 as Bylaw No. C-686-08 to
guide development of 294 ha located in northeast Spruce Grove.
Since the adoption of the Pioneer Lands ASP in 2009, the plan has been amended five times to
accommodate the changings needs of the community.
•

The first amendment to the ASP was approved on June 28, 2010 as Bylaw No. C-74510, which reconfigured the collector road and land uses for Phase 1 of Greenbury,

•

A second amendment to the ASP was approved on November 14, 2011 as Bylaw No.
C-797-11, which created a “Special Study Area” to add a major commercial and mixeduse component in the northwest portion of the plan area.

1

IBI GROUP
PIONEER LANDS AREA STRUCTURE PLAN AMENDMENT
Prepared for Cantiro Communities Pioneer Ltd.

A third amendment was approved on March 25, 2013 as Bylaw No. C-837-13, which
updated the development concept as a result of more detailed review of land uses and
adjusted the mixed-use designation in the Westwind Village neighbourhood.

•

A fourth amendment to the ASP was approved on October 19, 2015 as Bylaw C-932-15,
which updated the overall concept plan to reflect detailed planning and engineering
resulting in several amendments in the Prescott, Kenton, Greenbury and Westwind
neighbourhoods.

•

A fifth amendment was approved on April 23, 2019 as Bylaw C-1062-18 to relocate a
multi-family residential parcel and update the location of a proposed transit station in the
Westwind commercial area.
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•

Amendment Rationale
2.1

E
D

2

C

The approved development concept for the Pioneer Lands ASP is included as Exhibit 1 Approved Development Concept. The approved development concept reflects the areas
proposed for amendment herein.

Proposed Amendment

The proposed amendments to the Pioneer Lands Area Structure Plan (ASP) include the
following:

Land Use

IF
I

2.1.1

The proposed amendment redistributes land uses as follows:

T

1. Two parcels (1.38 ha and 0.76 ha respectively) are redesignated from “Medium to High
Density Residential” to “Low to Medium Density Residential” to reflect detailed planning for
the area.

U

N

C
E

R

2. Two parcels (1.15 ha and 1.79 ha respectively) are redesignated from “Low to Medium
Density Residential” to “Medium to High Density Residential” to accommodate streetoriented townhouse development. This building form provides a density transition that is
compatible with the surrounding low-density neighbourhood area. The proposed Medium to
High density areas line Westwind Drive within walking distance to the civic centre area to
encourage an active district and activate the street edge.
3. One 0.72 ha parcel is redesignated from “Commercial” to “Medium to High Density
Residential” to accommodate a multi-family development adjacent to the existing
commercial area in Westwind. The proposal to redesignate 0.72 ha of commercial to
“Medium to High Density Residential” encourages a horizontal mixing of residential and
commercial land uses within walking distance of the civic centre. This proposed parcel
aligns with the Mixed-Use land use designation in the Municipal Development Plan (see:
MDP Figure 8: future land use).
The Westwind Commercial area as proposed will comprise 17.65 ha of existing or future
commercial uses. The redesignation of 0.72 ha to Medium-High Density Residential to
enable mixed-use development and additional housing options in the area has a minor
impact to the commercial land available within the Pioneer ASP.
4. A 0.38 ha area is proposed to be redesignated from “Commercial” to “Low to “Medium
Density Residential” to align the commercial land use boundary with the proposed civic
centre site and detailed planning for the area.

June 30, 2022
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5. A 0.22 ha area is proposed to be redesignated from “Commercial” to “Stormwater
Management Facilities” to align the commercial land use boundary with the proposed civic
centre site and detailed planning for the area.
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6. A 0.8 ha parcel is proposed to be redesignated from “Low to “Medium Density Residential”
to “Neighbourhood Commercial” to balance the land use distribution and community needs
by providing a more central neighbourhood commercial location. The proposed location is
appropriate for commercial uses given the highly visible and accessible location adjacent to
the roundabout on Pioneer Road.

C

7. Two parcels (0.06 ha and 0.13 ha respectively) are redesignated from “Low to Medium
Density” to “Parks and Recreation (MR)”. The 0.06 ha parcel provides an access and
viewpoint into the north stormwater management facility. The 0.13 ha parcel provides and
access and viewpoint into the central stormwater management facility. This 0.13 ha parcel is
already approved and registered. The associated amendment will bring the plan to
compliance with existing approvals.

E
D

8. A 0.07 ha parcel is proposed to be redesignated from “Commercial” to “Parks and
Recreation (MR)”. This MR parcel is intended to provide a multi-use trail connection from
the residential area to the civic centre to supplement the overall pedestrian connectivity in
the plan.
9. A 2.13 ha parcel is proposed to be redesignated from “Low to Medium Density” to
“Stormwater Management Facilities” to align with detailed planning for the area.

IF
I

Compliance with relevant goals, objectives, and policies of the relevant statutory plans is
provided in the following table.
YOUR BRIGHT FUTURE.
MUNICIPAL DEVELOPMENT PLAN 2010-2020

POLICY

R

T

5.1.2 Direct development so it is contiguous
and makes efficient use of land,
infrastructure, transportation networks, and
other community resources

U
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5.1.1.5 Require that any new development
areas be contiguous to existing developed
areas,
5.1.2.3 Increase residential densities with a
variety of housing types, lot sizes, and
development layouts
5.1.2.4 Promote the creation and
enhancement of community level gathering
place by encouraging, where appropriate:
• Higher density residential
development in adjacent areas
• Mixed commercial and residential
development
• Buildings that are oriented to the
street
5.2.2.1 Integrate a variety of housing types
and densities to create diverse streetscapes

June 30, 2022

AMENDMENT COMPLIANCE

The proposed amendment enables efficient
development that aligns with the logical
extension of existing services and is
contiguous to existing development within the
Pioneer Lands ASP.

Reallocation of medium to high density land
uses within the plan area allows for a
diversity of medium to high density housing
types.
Street-oriented townhomes are proposed
along Westwind Drive providing a groundoriented medium density housing type that
activates the street along Westwind Drive and
is compatible with the surrounding lowdensity neighbourhood area. This provides
an additional housing type within the
medium-density land use as well as provides
doors on the street that line Westwind Drive,
located within walking distance to the civic
centre.

3
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YOUR BRIGHT FUTURE.
MUNICIPAL DEVELOPMENT PLAN 2010-2020

6.1.1.5 Promote appropriate increases to
residential densities to support commercial
development at a neighbourhood and citywide level.

E
D

6.2.2.1 Facilitate the co-location of
compatible residential, commercial,
institutional or recreation uses within an area
of land, and/or within buildings, in order to
increase density, reduce development
footprint through intensification of land use,
and to improve public accessibility to the
range of mixed and/or integrated land use
development.
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in neighbourhoods and increase diversity in
the housing stock.

AMENDMENT COMPLIANCE
A medium-high density parcel is proposed
adjacent to the existing Westwind commercial
area to encourage a horizontal integration of
residential and commercial land uses located
within walking distance of the civic centre.
This proposed parcel aligns with the MixedUse land use designation in the MDP: Figure
8: future land use. This proposed reallocation
of medium-high density land uses enables
development of a wider range of mediumhigh density housing types within the Pioneer
Land ASP and facilitates a mix of compatible
residential and commercial uses.
The reallocation of residential land uses
slightly increases the overall residential
density of the ASP and offers a more
harmonious distribution of land uses
throughout the plan area.

C

POLICY

IF
I

7.8.11 Provide a greater selection in housing
densities and types throughout the
community

The Westwind Commercial area as proposed
will comprise 17.65 ha of existing or future
regional commercial uses. The redesignation
of 0.72 ha to Medium-High Density
Residential enables a horizontal mix of land
uses development and has a minor impact to
the Westwind Commercial land available
within the Pioneer ASP.

6.2.2 Provide opportunities for mixed use
development to occur in the City Centre and
for integrated land use development to occur
in Westwind Lands as identified on Figure 8:
Future Land Use.

The proposed amendment draws local users
by providing for the development of a 0.8 ha
neighbourhood commercial parcel at a highly
visible and accessible location internal to the
neighbourhood and provides an offset to the
commercial reduction noted above.
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6.2.1.3 Develop Westwind Lands with a focus
on regional service and commercial uses,
integrated land use development, multi-modal
transportation access, and innovative
compact high quality design as discussed in
‘Section 5.4 – Form and Infrastructure:
Westwind Lands’ that services primarily a
regional base but also draws local users.

6.2.4 Encourage the development of
neighbourhood commercial uses as an
integral component of city neighbourhoods.

2.1.2

Servicing

The proposed amendment reconfigures the north stormwater management facility as shown in
Appendix I to reflect detailed planning of the area.
Compliance with relevant goals, objectives, and policies of the relevant statutory plans is
provided in the following table.

June 30, 2022
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YOUR BRIGHT FUTURE.
MUNICIPAL DEVELOPMENT PLAN 2010-2020
AMENDMENT COMPLIANCE

5.5.1.13 Discourage the provision of open
spaces in enclosed areas behind and/or
between privately owned sites unless a large
portion of the site fronts a public street.

Design of the proposed stormwater
management facility and adjacent residential
and municipal reserve areas will ensure that
a minimum of 25% of the pond is accessible
by road/park frontage. Exhibit 2 herein
includes a “storm management facility street
frontage” line which delineates a portion of
the pond perimeter that will have adjacent
street frontage providing access and
sightlines into the pond.
A Municipal Reserve parcel is proposed
adjacent to the stormwater management
facility that will provide additional access and
a viewpoint into the pond area.

5.5.2.2 Incorporate stormwater management
facilities, into the parks and open space
network

The proposed stormwater management
facility maintains a multi-use trail connection
through the design to incorporate the utility
use into the overall open space and
pedestrian network. A short on-street
connection will connect the pond multi-use
trail to the proposed MR adjacent to the civic
centre.

2.1.3
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POLICY

Transportation and Open Space
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The proposed amendment includes changes to the pedestrian network as shown in Exhibit 3 –
Transportation, Parks & Open Space. These changes are a result of the reconfiguration of
Westwind residential areas and the interface between residential development, the civic centre,
and the north stormwater management facility. A berm and retaining wall are proposed at the
east boundary of the civic centre to mitigate differences in grade between the civic centre parcel
and the residential area to the east, as well as provide screening for the residential lots backing
onto the civic centre parcel to mitigate sightline and noise concerns from parking, loading,
storage and trash collection areas for commercial uses proposed at the east side of the civic
centre site.
A multi-use trail connection that was previously proposed within a public utility lot (PUL) has
been replaced with a short on-street key pedestrian linkage and an east-west multi-use trail
within the proposed Municipal Reserve parcel as shown in Exhibit 3 – Transportation, Parks &
Open Space. As noted, the eastern boundary of the civic centre site accommodates parking,
loading, storage, and trash collection areas for the commercial uses. This amendment proposes
that pedestrian circulation is directed south within the road right of way of the low-density area
(in the form of a sidewalk connection) and then west along the multi-use trail through the
proposed Municipal Reserve parcel. Directing pedestrians to enter the civic centre site at this
location provides a more direct access to the transit centre and on-site pedestrian circulation as
well as circumvents pedestrian traffic conflicting with the parking/loading zone of the commercial
uses.
The multi-use trail along the south perimeter of the SWMF has been re-oriented to align with the
reconfiguration of the pond design. The pedestrian connections as proposed ensure that
circulation and pedestrian linkages for the plan area have been maintained and are consistent
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with the pedestrian circulation framework established within the balance of the ASP lands
through provision of multi-use trials within the utility use(s) connected via key pedestrian
connections within road right of way of residential areas. An additional key pedestrian linkage
has been identified along Westwind Drive identifying this segment as a key corridor for
pedestrian circulation in the plan area. This is consistent with the plan intention for key
pedestrian connections to provide linkages between major parks and open space amenities
through the use of sidewalks, or pathways without requiring enhanced infrastructure.

C

Three Municipal Reserve (MR) parcels (0.07 ha, 0.06, and 0.13 ha respectively) are proposed
within the ASP. The 0.13 ha MR is an existing parcel registered as part of Greenbury Stage 11
located at the north end of the central stormwater management facility. This MR parcel provides
a recreational space for the residential neighbourhood as well as access and viewpoint into the
adjacent stormwater management facility. The 0.06 ha MR parcel is proposed adjacent to the
north stormwater management facility. This proposed MR provides access and a viewpoint into
the north stormwater management facility. The 0.07 ha MR parcel is proposed adjacent to the
SE corner of the civic centre site. This proposed MR is intended to provide a multi-use trail
connection between the civic centre and the residential land to the east. Open space area
containing PULs shall not be dedicated as Municipal Reserve.

E
D

Compliance with relevant goals, objectives, and policies of the relevant statutory plans is
provided in the following table.
YOUR BRIGHT FUTURE.
MUNICIPAL DEVELOPMENT PLAN 2010-2020
AMENDMENT COMPLIANCE

IF
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POLICY
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5.1.2.4 Promote the creation and
enhancement of community level gathering
place by encouraging, where appropriate:
• Connections for pedestrians and
cyclists, both within the gathering
place and to other parts of the
community
5.2.1.5 Provide vehicle, pedestrian, and
cyclist connections within and between
neighbourhoods and with community and
neighbourhood level gathering places.

June 30, 2022

5.6.1.1 Pursue opportunities to increase
linkages between different forms of
transportation including but not limited to:
vehicle traffic; traditional and non-traditional
forms of transit; bikes; feet;
skateboards/rollerblades; and scooters
7.2.1.4 Apply pedestrian and bicycle friendly
design principles in new and redeveloping
areas by incorporating, where appropriate,
elements such as: sidewalks; crosswalks;
lighting; benches; fountains; shade trees;
narrower streets; bike racks; trails; roadways;
and traffic calming measures

A future multi-use trail previously shown to
the east of the civic centre site within a PUL
has been replaced with a short “key
pedestrian linkage” in the form of a sidewalk
connection within the road right of way of the
low-medium density residential area and then
west along the multi-use trail through the
proposed Municipal Reserve parcel.
An additional key pedestrian linkage has
been identified along Westwind Drive
identifying this segment as a key corridor for
pedestrian circulation in the plan area
particularly for medium-high density uses
lining Westwind Drive which are within
walking distance to the transit centre site.
The combined use of both multi-use trails and
sidewalk connections provides an
interconnected system that will accommodate
safe pedestrian movement through the plan
area and to the civic centre site by directing
pedestrian circulation to Westwind Drive and
then west to the proposed transit centre.

6

IBI GROUP
PIONEER LANDS AREA STRUCTURE PLAN AMENDMENT
Prepared for Cantiro Communities Pioneer Ltd.

YOUR BRIGHT FUTURE.
MUNICIPAL DEVELOPMENT PLAN 2010-2020
AMENDMENT COMPLIANCE

7.3.1.4 Accommodate safe pedestrian
movement on all roadways through a
sidewalk and trail network

5.1.3.2 Prioritize the designation of suitable
open space lands in new development areas,
rather than allowing open space provision as
a by-product of subdivision and development.

E
D

5.1.3.3 Indicate all proposed open spaces,
including their type in Area Structure Plans
and Area Redevelopment Plans and ensure
that these spaces contribute to the overall
system of public space.

The three proposed MR parcels are classified
under Category C: Parks, Gardens and Civic
Spaces providing amenity green space.
Two proposed MR parcels (0.06 ha and 0.13
ha) are located adjacent to stormwater
management facilities to provide additional
road frontage, access, and viewpoints into
the utility use to prevent the stormwater
facility from being isolated entirely
behind/between privately owned lots.
The third MR parcel (0.07 ha) is proposed at
the SE corner of the civic centre site and is
intended to accommodate a multi-use trail
connection from the residential lands to the
east to the transit centre.

C

5.1.3.1 Create an integrated network of
different types of open spaces as defined […]
and the Parks and Open Spaces Master Plan
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POLICY

2.1.4

Berm

IF
I

5.5.2.2 Incorporate stormwater management
facilities, into the parks and open space
network
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There is some ambiguity about how the berm located adjacent to Highway 16 (as shown in
Exhibit 1 - Approved Development Concept) is incorporated into the existing land use
statistics. Exhibit 2 – Development Concept provides for the berm as a symbol instead of a
specific land area. To accommodate this change, the stats were updated to ensure the land area
that was previously shown as berm is accurately incorporated into the “Low to Medium Density
Residential” and “Storm Management Facilities” areas, as proposed. The impacts of the
proposed amendment are shown on Exhibit 2 – Development Concept. The amendment
brings the stats into alignment with the proposed development concept.

June 30, 2022

The berm is proposed to be extended at the east boundary of the civic centre site to mitigate
differences in grade between the civic centre parcel and the residential area to the east, as well
as provide screening for the residential lots backing onto the civic centre parcel to mitigate
sightline and noise concerns from parking, loading, storage and trash collection areas for
commercial uses proposed at the east side of the civic centre site.

3

Amendment Impacts

The impacts of the proposed amendment are shown on Exhibit 2 – Development Concept,
and result in a net decrease to “Low to Medium Density Residential” of 4.30 ha, a net increase to
“Medium to High Density Residential” of 1.53 ha, a net decrease to “Westwind Commercial” of
1.41 ha, a net increase to “Neighbourhood Commercial” of 0.8 ha, a net increase of “Parks and
Recreation” by 0.96 ha, a net increase to “Stormwater Management Facilities” of 1.99 ha and a
net increase of Public Utility Lot by 0.43 ha.
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There is a slight increase in unit density for the planned area from 27.8 units per gross
developable hectare to 28.2. The following table provides a summary of the changes to the land
uses in the Pioneer Lands ASP. The complete land use statistics information can be found in
Appendix A.
PROPOSED AREA
(ha)

CHANGE (ha)
(EXISTING TO
PROPOSED)

Low to Medium
Density Residential

145.76

141.46

-4.30 ha

Medium to High
Density Residential

10.29

11.82

+1.53 ha

Westwind
Commercial

19.06

17.65

-1.41 ha

Neighbourhood
Commercial

0.85

Parks and Recreation
(MR)

C

LAND USE

O
P
Y

EXISTING AREA
(ha)
(AS APPROVED)

+0.80 ha

22.72

23.68

+0.96 ha

Storm Management
Facilities

21.07

23.06

+1.99 ha

Public Utility Lot

0.43

0.86

+0.43 ha

IF
I
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1.65

Edmonton Metropolitan Region Board

C
E

R

T

The Regional Evaluation Framework (REF) provides the Edmonton Metropolitan Region Board
(EMRB) with the authority to evaluate and approve member municipal statutory plans to ensure
alignment with the principles and policies of the Edmonton Metropolitan Region Growth Plan
(EMRGP). Pursuant to Section 8.1 of the Growth Plan, if approved, the amendment herein
would result in development that is consistent with the Edmonton Metropolitan Region Growth
Plan. Appendix B includes a Policy Compliance chart which outlines in full how the proposed
amendment areas align with the EMRGP principles and policies, where reasonably possible.

U

N

Pursuant to Section 8.2 of the REF, Capital Region Growth Plan (CRGP) density targets may be
applied to applications consisting of amendments to statutory plans approved under the CRGP.
The Pioneer ASP is required to maintain a density target of 25 – 30 units per net residential
hectare.
The amendment proposes an overall plan density of 28.2 du/nrha and is therefore in compliance
with Section 8.2. The density of 28.2 du/nrha is a slight increase from the previously planned
density, demonstrating the plan is striving to meet the requirements of the EMRB.

5

Technical Reports & Updates

No additional technical reports are required for this proposed amendment.
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Appendix A – Proposed Figures &
Tables
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Exhibit 1 – Approved Development Concept (with
amendment areas)
Exhibit 2 – Development Concept (with amendment areas
and clean version)
Exhibit 3 – Transportation, Parks and Open Space
Exhibit 4 – Servicing Concept
Exhibit 5 – Pioneer Lands Area Structure Plan Amendment
Proposed Land Use Statistics
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Exhibit 5
Pioneer Lands ASP Amendment - Proposed Land Use Statistics
GDA (ha)

% of GDA

Units/ha

Units

Low to Medium Density Residential
Medium to High Density Residential
Total Residential
Westwind Commercial
Neighbourhood Commercial
Parks and Recreation (MR)*
Stormwater Management Facilities
Public Utility Lot
Local Road and Lanes
Collector Roads
Total Non Residential

141.46
11.82
153.28
17.65
1.65
23.68
23.06
0.86
42.37
19.06
128.33

50.2%
4.2%
54.4%
6.3%
0.6%
8.4%
8.2%
0.3%
15.0%
6.8%
45.6%

25.0
67.0
28.2

3,537
792
4,328

Net Developable Area

281.61
1.24
1.35
284.20
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3.0
2.5

10,610
1,980
12,589
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* The MR in Gateway Lands portion of the ASP was dedicated with the original subdivision.
22.7 ha.

Pop.

100.0%

T

Pipeline
Arterial Road (Grove Drive)
Total Gross Area

Pop/Unit
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Land Use

The 10% MR required for the remaining GDA in Pioneer Lands is
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Appendix B – EMRGP Policy
Compliance
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Appendix B – EMRB Policy Compliance
EMRGP Principles and Objectives

Pioneer Lands ASP Amendment

There will be opportunities for job creation through the
build out of the regional commercial areas as well as a
small number of jobs created through the proposed
neighbourhood commercial site.

C

1.2 Promote job growth and competitiveness of the
Region’s employment base

The amendment maintains 17.65 ha of commercial land
available in the plan are for regional commercial uses
under the “Westwind Commercial” land use.

O

1.1 Promote global economic competitiveness and
diversification of the regional economy

P
Y

Guiding Principle: Promote global economic
competitiveness and regional prosperity

E
D

The proposed amendment provides opportunity for
development in the near term that would attract
investment and create employment within the
municipality.
A portion of the amendment area is located adjacent to
the transit centre location. The proposed amendment
increases the amount of medium to high density
residential uses (and therefore total population) within
walking distance of the transit centre site.

1.4 Promote the livability and prosperity of the Region
and plan for the needs of a changing population and
workforce

The addition of the medium-high density residential site
directly adjacent to the existing commercial area
provides opportunity for people to live and work in a
development with horizontally integrated land uses.

IF
I

1.3 Enhance competitiveness through the efficient
movement of people, goods, and services to, form and
within the Region

T

Guiding Principle: Protect natural living systems through
an ecological network approach

R

2.1 Conserve and restore natural living systems through
an ecological network approach

C
E

2.2 Protect regional watershed health, water quality and
quantity
2.3 Plan development to promote clean air, land and
water and address climate change impacts

The ASP, as approved, involved a review of ecological
and natural living systems. The amendment area does
not impact the natural living systems of the ASP
however, the amendment is consistent with the vision
for Pioneer Lands to create a sustainable residential
community, which integrates with the regional
commercial centre, providing opportunities for vibrant
streetscapes with convenient links to open space
amenities.

N

2.4 Minimize and mitigate the impacts of regional
growth on natural living systems

U

Guiding Principle: Recognize and celebrate the diversity
of communities and promote an excellent quality of life
across the Region
3.1 Plan and develop complete communities within
each policy tier to accommodate people’s daily needs
for living at all ages

The amendment reallocates medium to high density
residential land uses within the plan area to allow for a
diversity of housing types including provision for a medhigh density residential site adjacent to existing
commercial uses. This site provides opportunity for
horizontally integrated residential and commercial land
uses within walking distance of the transit centre.
Residential land uses within proximity to these

IBI GROUP
PIONEER LANDS ASP AMENDMENT

amenities promotes access for those with limited
mobility options and aging in place opportunities.
The amendment reallocated medium to high density
residential land uses within the plan area to allow for a
diversity of housing types including new development
forms such as a horizontally integrated land uses and
ground oriented townhomes which are arranged along
Westwind Drive, which is a key pedestrian corridor to
the transit station.

3.3 Plan for and promote market affordable and nonmarket housing to address core housing need

The ASP, as approved, proposes residential land uses
to accommodate a wide spectrum of housing types to
cater to various income levels and family types. The
amendment introduces additional housing forms such
as ground-oriented townhomes which are located along
Westwind Drive, a key pedestrian corridor to the transit
station.

C

O
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3.2 Plan for and promote a range of housing options

Guiding Principle:
Achieve compact growth that optimizes infrastructure
investment

IF
I

4.2 Enable growth within built-up urban areas to
optimize existing infrastructure and minimize the
expansion of the development footprint.

The proposed amendment enables efficient
development to occur in the near term that aligns with
the logical extension of existing services and is
contiguous to existing development within the Pioneer
Lands ASP.

E
D

4.1 Establish a compact and contiguous development
pattern to accommodate employment and population
growth

4.3 Plan and develop greenfield areas in an orderly and
phased manner to contribute to complete communities

n/a

4.5 Plan and develop mixed use and higher density
centres as areas to concentrate growth of both people
and jobs

A medium-high density residential parcel is proposed
adjacent to the existing Westwind commercial area to
encourage the horizontal integration of land uses
located within walking distance of the civic centre and
transit station.
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4.4 Plan for and accommodate rural growth in
appropriate locations with sustainable levels of local
servicing

The amendment maintains consistency with the overall
servicing strategy of the ASP, as approved.

4.7 Ensure compatible land use patterns to minimize
risks to public safety and health

The amendment maintains compatible land use
patterns and proposes a combined use of both multiuse trails and sidewalk connections in an
interconnected system that will accommodate safe
pedestrian movement through the plan area and to the
civic centre site by directing pedestrian circulation to
Westwind Drive and then west to the proposed transit
centre.
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4.6 Prioritize investment and funding of regional
infrastructure to support planned growth

Guiding Principle:
Ensure effective regional mobility

IBI GROUP
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5.2 Encourage a mode shift to transit, high occupancy
vehicles and active transportation modes as viable
alternatives to private automobile travel, appropriate to
the scale of the community.

A portion of the amendment area is located adjacent to
the transit centre location. The proposed amendment
increases the amount of medium to high density
residential uses (and therefore total population) within
walking distance of the transit centre site which
increases the viability and efficacy of transit service,
encouraging active transportation and transit use.

P
Y

5.1 Develop a regional transportation system to support
the growth of the Region and enhance its regional and
global connectivity

The amendment maintains 17.65 ha of commercial land
available in the plan are for regional commercial uses
under the “Westwind Commercial” land use. This land
use is located in proximity to Highway 16 and facilitates
an efficient movement of goods and services within the
region.

5.4 Support the Edmonton International Airport as
northern Alberta’s primary air gateway to the world

n/a

5.5 Ensure effective coordination and alignment of
regional transportation policies and initiatives between
all jurisdictions

n/a

E
D
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5.3 Coordinate and integrate land use and
transportation facilities and services to support the
efficient and safe movement of people, goods, and
services in both urban and rural areas.

Guiding Principle:
Ensure the wise management of prime agricultural
resources

n/a

6.2 Minimize the fragmentation and conversion of
primate agricultural lands to non-agricultural lands

n/a

6.3 Promote diversification and value-added agriculture
production and plan infrastructure to support the
agricultural sector and regional food system

n/a
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6.1 Identify and conserve an adequate supply of prime
agricultural lands to provide a secure local source of
food security for future generations

THE CITY OF SPRUCE GROVE

C
O
P
Y

BYLAW C-1062-18
PIONEER LANDS AREA STRUCTURE PLAN AMENDMENT

WHEREAS, pursuant to the Municipal Government Act, R.S.A., 2000,
0, c.M-26, a
municipality may adopt and amend an area structure plan;

AND WHEREAS, the City of Spruce Grove wishes to amend
d Bylaw
ylaw CC-686
C-686-08,
686
the Pioneer Lands Area Structure Plan;
NOW THEREFORE, the Council for the City of Spruce Grove, duly a
assembled
hereby enacts as follows:

D

ame
1. Bylaw C-686-08 Pioneer Lands Area Structure Plan be am
amended as outlined in
Bylaw
Byla
Schedule 1, which is attached to and forms part of this Bylaw.

IE

ffect
ect when it receives
rece
2. This bylaw shall come into force and effect
third reading and is
duly signed.

IF

019
19
First Reading Carried 28 January 2019
ary 2019
Public Hearing Held 25 February

R
T

5 February 20
Second Reading Carried 2
25
2019
ied
ed 23 April 2019
Third Reading Carried

______________________________
Mayor

______________________________
City Clerk
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Date Signed 24
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Introduction

1.1

Plan Purpose

C
O
P
Y

PIONEER LANDS
AREA STRUCTURE PLAN AMENDMENT
Prepared for Beaverbrook Pioneer Ltd.

The vision for Pioneer Lands is to create a sustainable residential community, which integrates
ntegrate
ntegrates
with the regional commercial centre, providing opportunities for vibrant streetscapess with
convenient links to open space amenities.

el to improve acce
access
The purpose of this amendment is to relocate a multi-family residential parcel
d to update the
to and from the site in the Greenbury neighbourhood of this ASP area; and
location of a proposed transit station in the Westwind commercial area, thatt the City is
contemplating.
ered
ed owner of the la
This ASP amendment has been prepared on behalf of the registered
lands,
Beaverbrook Pioneer Ltd.

1.2

Background

U
N
C
E
R
T
IF
IE
D

The Pioneer Lands Area Structure Plan (ASP) was originally appr
approve
approved in February 2009 as
4 ha located in no
nort
Bylaw No. C-686-08 to guide development of 294
northeast Spruce Grove.
Since the adoption of the Pioneer Lands ASP
P in 2009, the plan has been amended four times to
accommodate the changing needs of the community.
x

The first amendment to the ASP was approved on JJu
June 28, 2010 as Bylaw No. C-745-10,
or road and land uses
us for Phase 1 of Greenbury.
which reconfigured the collector

x

A second amendment to the
approved on November 14, 2011 as Bylaw No. Che
e ASP was approv
797-11, which created a “Special Study
Area”
St
Are to add a major commercial and mixed use
rthwest portion of th
component in the northwest
the plan area.

x

A third amendment
on March 25, 2013 as Bylaw No. C-837-13, which
ent was approved o
updated the development
concept as a result of more detailed review of land uses and
evelopment concep
e mixed-use designation
design
des
adjusted the
in the Westwind Village neighbourhood.

x

A fourth
h amendment to the ASP was approved on October 19, 2015 as Bylaw No. C-932-15,
which
overall
ch updated the ove
over concept plan to reflect detailed planning and engineering resulting
amendmen
in several amendme
amendments in the Prescott, Kenton, Greenbury and Westwind neighbourhoods.

The
development concept for the Pioneer Lands ASP is included as Exhibit 1 –
he approved develo
pproved Devel
Develo
Approved
Development
Concept.
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2

Amendment Effects

2.1

Proposed Amendment

C
O
P
Y

PIONEER LANDS
AREA STRUCTURE PLAN AMENDMENT
Prepared for Beaverbrook Pioneer Ltd.

The amendment to the Pioneer Lands ASP is consistent to the vision and guidelines approved
pprove in
or
the previous amendment (Bylaw C-837-13), which further enhances opportunities for
connections between residents, neighbourhood focal points, and amenities.
stwind Drive and
The proposed amendment to the Pioneer Lands ASP is located south of Westwind
11
west of Pioneer Road. The proposed amendment and updates to the plan affect the NE ¼ 11;1027111
27111 and 4;4743RS,
4;474
4;
4
53-27-4 quarter section, part of the Greenbury neighbourhood; and 9;1;1027111
part of the Westwind commercial area.
This amendment includes:

ed roundabout
roundabou
roundabo connecting
Redesignation of a 0.8 ha parcel southwest of the proposed
Hig Density
nsity Res
Westwind Drive and Pioneer Road from Medium to High
Residential to Low to
Medium Density Residential;

x

fro Low to Medium Density
Redesignation of a 0.8 ha parcel south of Westwind Drive from
Residential to Medium to High Density Residential and;

x

e Westwind comm
comme
The location of a transit station in the
commercial area.

U
N
C
E
R
T
IF
IE
D

x

2.2

Edmonton Metropolitan
itan Region

The proposed amendment area is
s within 800 metres of a proposed transit station that includes
att is being contemp
park-and-ride parking stalls that
contemplated by the City in the Westwind commercial
submissio to the
th Regional Evaluation Framework (REF) for
area. This proximity requiress a submission
Reg
review by the Edmonton Metropolitan Regio
Region
Board.

December 2018
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PIONEER LANDS
AREA STRUCTURE PLAN AMENDMENT
Prepared for Beaverbrook Pioneer Ltd.

Amendment Rationale

3.1

Land Use

C
O
P
Y

3

The proposed amendment to the Pioneer Lands ASP continues to follow the vision and
d guiding
guidin
principles developed to create a smart-green community as approved in the ASP. The
es approved in
i
amendment to the Pioneer Lands ASP is consistent with the vision and guidelines
or a variety of
the previous amendment (Bylaw C-932-15), which maintains the opportunity for
bury neighbourhood.
neighbourhood
neighbourhoo
housing types and densities, more evenly distributed throughout the Greenbury
The proposed Land Use Concept for the amendment area is presented as Exhibit 2 –
Development Concept.

Transportation

IE

3.2

D

The two parcels 0.8 ha west of Pioneer Road on Westwind Drive are proposed to be
m to High Density
Dens Residential
redesignated from Low to Medium Density Residential to Medium
ensity Reside
Resid
and from Medium to High Density Residential to Low to Medium Density
Residential. The
pmen Plan’s
s policy direction to support
residential redistribution aligns with the Municipal Development
s.. The relocated
reloc
relo
Me
integrated a variety of housing types in neighbouhoods.
Medium
to High Density
nd
d along a proposed
pro
propo
Residential parcel is near a park and open space and
collector road to
hig
encourage and support future transit use through the allocation of higher
residential densities.

The proposed amendment does not include
clude any changes to the overall transportation network.

IF

However, an update has been included
transit station that includes park-and-ride
uded identifying a ttr
parking stalls, is being contemplated
lated
ated by the City. The
T
Th transit facility site will measure
illll service the regional
region transit system with links to Edmonton and
approximately 2-acres and will
xhibit 3 - Transportation,
Trans
Transpor
Stony Plain as shown in Exhibit
Parks, & Open Space.

R
T

n for the transit facility
fac
faci
The most likely location
will be within the commercial area. This location will
ore detailed levels o
be determined at more
of planning as commercial sites are laid out. The
ercial
rcial area will be a big attraction to commuters, and will act as a hub of
Westwind commercial
sidents and consumers
consu
consum
employees, residents
throughout the day.

te is in conform
conformance with the Edmonton Metropolitan Region Growth Plan to support
This update
gration of park and ride facilities and major transit stations at strategic locations to
the integration
ourage
urage efficient acce
encourage
access to transit.

Servic
Servi
Servicing

E

3.3

3.4
3.

Land Use Statistics

The Land Use and Population Statistics remain unchanged as part of the amendment as no
dwellings have been added or removed.

U

N

C

This amendm
amendment does not change the locations of the stormwater management facilities; and
does
es not cchange the water services, or sanitary sewer within Greenbury and Prescott proposed
in the p
pr
previous amendment (Bylaw C-932-15).

J:\39404_GreenburyPL\10.0 Reports\ASP\Pre-Circulation Revision 2 - 12.13.2018\PTR-39404-beaverbrook-Pioneer-Lands-ASP-2018-12-13.docx\2018-12-13\SS
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THE CITY OF SPRUCE GROVE
BYLAW C-932-15
PIONEER LANDS AREA STRUCTURE PLAN AMENDMENT

C
O
P
Y

WHEREAS, pursuant to the Municipal Government Act, R.S.A. 2000,, c. M-26,
M-26
including amendments, a municipality may adopt and amend an area structure
ure plan;
pla
AND WHEREAS, the City of Spruce Grove wishes to amend Bylaw C-686
C-686-08,
Cthe Pioneer Lands Area Structure Plan, as amended;
e Grove, duly assembled,
NOW THEREFORE, the Council for the City of Spruce
hereby enacts as follows:

IE

D

truct
Plan
1.
Bylaw C-686-08, the Pioneer Lands Area Structu
Structure
Plan, be amended as
ms
s part of this
tth bylaw.
outlined in Schedule 1 which is attached to and forms

IF

ect when it receives
re
This bylaw shall come into force and effect
third reading and is duly
signed.

T

er 2015
First Reading Carried 26 October

ovember 201
2015
Public Hearing Held 23 November

R

rried
ried 23 November
Novem
Second Reading Carried
2015

E

arried 26 September
Sep
Third Reading Carried
2016

U

N

C

ed
d 3 October 2
Date Signed
2016

__________________________
Mayor

__________________________
City Clerk
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1

Background

P
Y

The Pioneer Lands Area Structure Plan (ASP) was originally approved in February 2009 as
n the
th City
C
Bylaw No. C-686-08 to guide development in the north portion of the annexation landss in
of Spruce Grove.

U
N
C
E
R
T
IF
IE
D

Since the adoption of the Pioneer Lands
ASP in 2009, the plan has been amended
three times to accommodate the changing
needs of the community. A first
amendment to the ASP was approved on
June 28, 2010 as Bylaw C-745-10, which
reconfigured the collector road and land
uses for Phase 1 of Greenbury. A second
amendment to the ASP was approved on
November 14, 2011 as Bylaw C-797-11,
which created a “Special Study Area” to
add a major commercial and mixed use
component in the northwest portion of the
plan area. A third amendment was
-837-13, which u
approved on March 25, 2013 as Bylaw C-837-13,
updated the development concept as a
ses and adjusted
adjuste the mixed-use designation in the
result of more detailed review of land uses
Westwind Village area.
ncept for the Pion
The approved development concept
Pioneer Lands ASP is included as Exhibit 1.

1.1

Amendment
nt

This proposed amendment
dment
ment to the Pioneer
Pio
Lands ASP continues to follow the vision and guiding
ped
ed to create a ssmart-green
sm
principles developed
community as approved in the ASP.
The primary purpose
amendment is to update the overall concept plan to reflect recent
urpose of this a
am
anning and engin
detailed planning
engineering resulting in several amendments as described below.
Amendments
Prescott portion of the Pioneer Lands ASP include:
ments to the Pre
≠

redesignation o
of the southeast plan area from Level 2 (medium to high density residential)
to Level 1 (low
(lo to medium density residential);
(l

≠

addition of a community park (class C) adjacent to the future collector road;

≠

addition
of a greenway at the east end of Grove Drive and the removal of the potential
a
add
future
extension of Grove Drive to the east;
f
fu

≠

update the designation of Grove Drive east of Pioneer Road from an arterial to a collector
road standard;

≠

reconfiguration of the district park site north of Prescott Boulevard;

≠

addition of a greenway between the two approved Level 2 (medium to high density
residential) sites;

≠

the neighbourhood commercial site is proposed to be increased from 0.70 hectares to 0.85
hectares;

C
O
P
Y

AMINU.BELLO

Bylaw C-932-15
Schedule 1

March-02-15 2:16:55 PM
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Schedule 1

redesignation of the area northeast of Prescott Boulevard from Level 1 (mixed low to
medium density residential) to parks and open space to accommodate the existing tree
stand;

≠

op
removal of the linear park north east of Prescott Boulevard, which was previously proposed
to connect to the existing tree stand;

≠

reduction of the south storm water management facility; and

≠

ential) site east of
o the
reduction of the approved Level 2 (mixed medium to high density residential)
Pioneer Road roundabout.

C
O
P
Y

≠

ude:
e:
Amendments to the Kenton portion of the Pioneer Lands ASP include:
≠

redesignation of the northeast area of Kenton from Level 1 (mixed low to m
medium density
dium
um to high den
residential) and parks/open space to Level 2 (mixed medium
density residential);

he Pi
Additional amendments to the Greenbury portion of the
Pioneerr Lands ASP include:

d Pioneer Road
Ro
R
redesignation of the area west of the proposed
roundabout from Level 1
o Level 2 (mixed
(mix medium to high density
(mixed low to medium density residential) to
residential);

U
N
C
E
R
T
IF
IE
D

≠

≠

er management facilities;
f
reduction in the amount of stormwater

≠

neer Road government
gover
gove
redesignation of the existing Pioneer
road allowance north of the
dabout, from parks
par and open space to public utility lot to
proposed Pioneer Road roundabout,
unk;
nk;
accommodate a sanitary trunk;

≠

pe
e of the north sc
sschool site at the end of Pioneer Road;
adjustment to the shape

≠

he neighbourhood
neighbourho
neighbourhoo park northeast of Vanderbilt Common; and
reconfiguration of the

≠

ncing of phases
phase for
f the ASP.
update sequencing

nts
ts to the Westw
Amendments
Westwind portion of the Pioneer Lands ASP include:
≠

2

60 ha reduction of commercial along the east boundary of Westwind, with the
0.60
realignment of the
th public utility lot.

L
Lo
Location and Context

The p
proposed amendments to the Pioneer Lands ASP are located throughout the plan area east
o Century Road and north of Grove Drive.
of
The proposed amendments and updates to the plan affect the NE ¼ 11-53-27-4, NW ¼ 12-5327-4 and SW ¼ 12-53-27-4 quarter sections. These lands are part of the Kenton, Greenbury,
Prescott and Westwind neighbourhoods.

Bylaw C-932-15
Schedule 1

An air photo of the ASP area is included as Exhibit 2 –
Aerial Photo. This photo was taken in September 2013 and
shows that the adjacent Spruce Village neighbourhood has
reached full build out. Jubilee Park is located southwest of
Pioneer Lands and is developed as a regional park
destination. Several stages within Greenbury have been
fully constructed with development continuing to the north.
Development in Prescott has begun with several stages
approved including a new school site. Two stages of
development are built in Kenton with future stages planned
to the north.

2.1

C

O

The adjacent Pioneer East Area Structure Plan was
approved in May of 2013 and lies south of Grove Drive.
This amendment to the Pioneer Lands ASP aligns with the
ept.
t.
approved plans of the Pioneer East ASP development concept.

Land Ownership

3

IE

D

IBI Group is applying for this amendment to the Pioneer
oneer Lands ASP
A
on behalf of the participating
brook Kenton L
Ltd
landowners, Beaverbrook Pioneer Ltd, Beaverbrook
Ltd. and Westwind Developments
Ltd.

Policy Context
xtt

IF

This proposed ASP amendment
ent describe
describes the land uses, density of development, location of
nd the proposed sequence of development in accordance with the City
major roads and utilities and
of Spruce Grove “Area Structure Plan G
Guidelines”.

Municipal
unicipal Development
Deve
Dev
Plan

R

3.1

T

ent
nt adheres to the guidelines of the following bylaws and policies.
The ASP amendment

E

The City’s
s Municipal Dev
Deve
Development Plan ‘Your Bright Future’ was approved as Bylaw C-668-07
on Julyy 12, 2010.

C

This
amendment is in general conformance with the City of Spruce Grove Municipal
his proposed am
ame
Development
evelopment Plan
Pl
P
(MDP).

U

N

proposed Pioneer Lands ASP amendment corresponds with the following goals, objectives
The propos
propose
and polic
p
policies of Section 4 – Environmental Management and Section 5 – Form and
Infras
Infrast
Infrastructure within the MDP.

5.2
5.2.2.1
5
Integrate a variety of housing types and densities to create diverse
streetscapes in neighbourhoods and increase diversity in the housing stock.
An amendment to the area north of the intersection of Westwind Drive and the north/south
collector proposes to introduce a medium to high density residential site into the community.
This will provide opportunities to create diversity in the housing stock and streetscape by mixing
low density residential and medium density housing along the collector road.

5.5.1.1 Locate new park areas so it takes advantage of and maximizes the catchment
area of the community and meets the standards for provisions as identified in the
Parks and Open Space Master Plan.
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This amendment proposes to add three linear parks throughout the Pioneer Lands ASP. These
linear parks offer linkages from adjacent residential areas to activity nodes such as the proposed
park site in west Greenbury, increasing the accessibility of parks within the neighbourhood.
A pocket park is added in the Prescott neighbourhood to provide a focal amenity for local
residents.
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6.2.1.1 Develop Gateway Lands with a focus on regional service and commercial
mercial
ess,
ss, and
uses, integrated land use development, multi-modal transportation access,
innovative compact high quality design as discussed in Section 5.4 – Form and
ase
se but also
al draws
dra
Infrastructure: Gateway Lands that services primarily a regional base
local users.
The Westwind commercial area is strategically located along Centuryy Road and Highway
High
16 to
ies to
o cluster high
hi density
serve both local residents and regional users providing opportunities
housing adjacent to commercial uses and major roadways.

3.2

Capital Region Growth Plan

3.3

IE

D

This amendment maintains the population and employment
oyment p
projections
ction of the Capital Region
n minimal chan
ch
Growth Plan. The proposed amendments result in
change
to the residential densities,
the plan still maintains the density target range of 25-30 units pe
per net residential hectare set by
the Capital Region Board.

The City of Spruce Grove
rove Parks & Open Space Master Plan

IF

The City of Spruce Grove’s Parks and Open Space
Spa Master Plan was approved by Council on
nt guides the dev
March 26, 2007. This document
development of parks, open space and outdoor
Grov
G
recreation facilities in the Cityy of Spruce Grove.

The City of Spruce
Spru Grove Land Use Bylaw No. C-824-12

R

3.4

T

dates to school a
All amendments and updates
and park sites throughout the ASP area continue to
Spac Master Plan.
follow the principles off the Open Space

The City of Spruce Grove’s
Grove’s Land Use Bylaw C-824-12 contains zoning regulations and land use
dss to control the development
d
standards
of land.

E

The proposed ASP a
amendments comply with the regulations in the City’s Land Use Bylaw, C24
4-12
12..
824-12.

U

N

C

Redistricting
edistricting a
and subdivision applications will be submitted separately from this amendment.
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Schedule 1

4

Development Concept

4.1

Vision
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The vision for Pioneer Lands is to create a sustainable
residential community, which integrates with the regional
commercial centre, providing opportunities for vibrant
streetscapes with convenient links to open space
amenities.
The amendment to the Pioneer Lands ASP is consistent
to the vision and guidelines approved in the previous
amendment (Bylaw C-837-13), which further enhances
opportunities for connections between residents,
neighbourhood focal points, and amenities.

4.2

Land Use Concept

U
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The proposed Land Use Concept for the amendment
ent
nt area
se
e and
is presented as Exhibit 3 and proposed Land Use
4.
Population Statistics are presented as Exhibitt 4.

nd rationale for the land use amendments proposed
The following provides a brief description and
for the Pioneer Lands ASP.

4.2.1

Residential

The proposed residential development
velopment
elopment co
comprises
compr
approximately 55% of the Gross Developable
ed
d yield of 4,
4
333 residential units and a population of 12,656 residents.
Area (GDA), with a planned
4,333
ential densities sshall yield approximately 27.8 units per net residential
The overall mix of residential
sed
ed amendment has
h minimal change to the overall density of the approved
hectare. The proposed
m 27.5 units
its per n
ASP raising it from
net residential hectare.
al land uses for this
th amendment reflect MDP policy 5.2.2.2, which states residential
The residential
re
e split into two categories
cca
densities are
being Level 1 (a mix of low to medium density residential)
el 2 (a mix of me
med
and Level
medium to high density residential).
P
The Area Structure Plan,
at full build out, is projected to provide approximately:

4.2.1.1

≠

3,644 Low to Medium Density Residential Units;

≠

689 Medium to High Density Residential Units;

Kenton

Th ASP amendment proposes to introduce a medium to high density residential site at the
The
T
corner of Westwind Drive and the future north/south collector, which will be complimentary to the
proposed Westwind commercial area. The proposed location of the multi-family site in proximity
to commercial uses will provide commercial businesses with a local customer base with access
to convenient shopping and services.

4.2.1.2

Prescott

The east extension of Grove Drive is no longer proposed as a future road connection. Removing
this extension will eliminate the exposure of the multi-family residential site to collector level
traffic and transit routes. As a result, it is not advantageous to locate the multi-family site at the
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GDA (ha)

Land Use

Gross Developable Area
Pipeline
Arterial Road (Grove Drive)
Total Gross Area

Units/ha

51.8%
3.7%

25.0
67.0

55.4%
6.8%
0.3%
8.1%
7.5%
0.2%
15.0%
6.8%

27.8

Pop/Unit

Pop.

3,644
689

3.0
0
2.5

10,932
1,72
1,7
1,724

4,333

281.61

12
12,656

44.6%

100.0%

1.24
1.35

284.20

* The MR in Gateway Lands portion of the ASP was dedicated
edicated
cated with the original
orig
ori
subdivision.
22.7 ha.

Units

C
E
R
T
IF
IE
D

Low to Medium Density Residential 145.76
Medium to High Density Residential 10.29
156.05
Total Residential
19.06
Westwind Commercial
0.85
Neighbourhood Commercial
22.72
Parks and Recreation (MR)*
21.07
Stormwater Management Facilities
0.43
Public Utility Lot
42.37
Local Road and Lanes
Collector Roads
19.06
125.56
Total Non Residential

% of GDA
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Exhibit 4
Pioneer Lands ASP Amendment - Proposed Land Use Statistics
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The 10% MR required for the remaining GDA in Pioneer Lands is

Bylaw C-932-15
Schedule 1

approved location, as there is no longer direct access onto a major roadway. Therefore, the
multi-family site is proposed to be removed from the southeast area of Prescott through
redesignation from Level 2 (medium to high density residential) to Level 1 (low to medium
density residential).

4.2.1.3

Greenbury

The lands west of Pioneer Road are proposed to be
redesignated from Level 1 (low to medium density
residential) to Level 2 (medium to high density
residential). The proposed multi-family site is situated
near the future school site and along a collector road
to encourage and support future transit use through
the allocation of higher residential densities.

Commercial

U
N
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4.2.2

P
Y

An amendment to the ASP proposes to add a medium to high density residential site in the
side
northeast area of Prescott adjacent to the approved Level 2 (medium to high density residential
residential)
site. The proposed multi-family site has access to the collector road.

This amendment proposes a 0.60 ha decrease
e in the
dss described in th
east area of the Westwind commercial lands
the approved ASP. The proposed
man
ma
changes are to accommodate additional stormwater management
capacity required to service
e public utility lot provides a direct view and pedestrian
the community. The realignment of the
linkage to the collector to the south,, creating an app
appropriate transition of uses from commercial
to residential.
rcial
cial site adjacen
adjac
The neighbourhood commercial
adjacent to Grove Drive in Prescott is proposed to increase
layo of commercial uses and to fit with the surrounding
lay
in size to accommodate more efficient layout
ghbourhood
hbourhood commercial
comm
com
development. The neighbourhood
site is proposed to increase from 0.70 hectares to
significan
sign
0.85 hectares. This is not a significant
amendment to the commercial lands in this ASP.

4.2.3

Open
n Space

The land parcels in the We
Westwind area have already fulfilled the obligation under the Municipal
ment Act to dedi
dedic
Government
dedicate or pay cash-in-lieu for municipal reserves totalling 10% of Gross
elopable
lopable Area with
wit
wi the original subdivision of the lands. The park dedication included in
Developable
ose lands reduces
reduce the dedication required within Greenbury, Prescott and Kenton.
those
The
he park spac
spa
spaces
have been reorganized to
respond to the
t layout and configuration of more
detailed p
planning. One additional pocket park
and th
three greenways have been incorporated
in the plan as a part of the proposed
into
a
amendment to the ASP.
The types of parks in the Pioneer Lands ASP
are identified in Exhibit 5 - Transportation,
Parks, & Open Space.

A pocket park is proposed in the southeast area
of the Prescott neighbourhood. The park space
is configured to provide collector road frontage
for visibility and neighbourhood surveillance as well as provide a more localized recreational
opportunities for nearby residents.
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Three greenways have been added to the ASP to enhance pedestrian connectivity within the
neighbourhood. The first greenway is proposed as a link for pedestrians and cyclists between
Greenbury and Kenton. The greenway is part of a continuous series of parks and open spaces
stretching from the future school site in the east to the pocket park and commercial land uses in
Westwind Village.
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hbourhood.
urho
A second greenway has been added to the southeast boundary of the Prescott neighbourhood.
hoods and
This greenway creates an important link for pedestrians joining the two neighbourhoods
replaces a potential road connection that was anticipated to the east.
rian
an linkage
linkag from
The third greenway is proposed in the Prescott neighbourhood as a pedestrian
eenway
enway will provide
p
provid a
Pioneer Road between the two medium density residential sites. The greenway
tral
ral area of the P
public amenity connecting nearby residents to the park site in the central
Prescott
neighbourhood.
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ce Grove’s
Grove’s Parks
Park and Open
The open spaces proposed are consistent with the City of Spruce
pace. The line
Space Master Plan, which defines seven categories of open space.
linear greenways
y ‘E’, which a
ar
introduced as part of the ASP amendment fall under category
are classified as linear
systems, green corridors, paths, and streets. The
pocket park proposed in Prescott falls under
category ‘C’, which is classified as amenity green
s..
spaces, neighbourhood parks and civic spaces.
ible
ble
This park provides an important amenity visible
from the collector road and forming part off the
dispersed park system.
signate the old
This amendment proposes to redesignate
om
Pioneer Road government road allowance from
parks and open space to the public utility lot
unk was installed in this
designation. A sanitary trunk
ntinues south u
un
location in 2014 and continues
under
Pioneer Road.

strian
trian linkages ha
Enhanced pedestrian
have been added throughout plan area as identified in Exhibit 5.
destrian
estrian linkage
linkages may provide opportunities to integrate the proposed multi-use trail
Enhanced pedestrian
h other pedestrian
pedestria corridors to strengthen connections to neighbourhood amenities
system with
pond parks and school sites.
pon
such as stormwater ponds,

conne
conn
Key pedestrian connections
have been integrated throughout the plan area between various
arks, school sites,
sites storm ponds and open spaces. Key pedestrian connections provide
parks,
linkages
nkages betwee
between major parks and open space amenities through the use of sidewalks or
pathways, but
b
bu do not required enhanced infrastructure.
A wal
walkab
walkability plan shall be prepared at the subdivision level of planning to indicate the types of
sidew
sidewa
sidewalks, important pedestrian connections, and opportunities for alternate road cross sections,
ssuch as, sidewalks on one side of the road or enhanced pedestrian corridors.
suc
Overall, the amount of Municipal Reserves owing in the ASP is 22.7 hectares, accounting for
10% of the Gross Developable Area on the lands owing municipal reserves.

4.2.4

Transportation System

Collector roads are designed to provide efficient movement for local traffic and transit routes
throughout the various sub-neighbourhoods of the Pioneer Lands ASP.
The ASP has been updated to include changes to the overall transportation network. The northsouth collector road connecting Grove Drive to Prescott Boulevard has been updated to align
with the transportation network approved for the Pioneer East ASP.

Bylaw C-932-15
Schedule 1

The east portion of Grove Drive is no longer proposed as a future road extension east into
Parkland County. In accordance with the Transportation Master Plan, this amendment also
updates the designation of Grove Drive from an arterial to collector road standard east of
Pioneer Road. Grove Drive is proposed to terminate at the intersection of the future collector
road connecting south to the Pioneer East ASP and north to the Prescott neighbourhood..

Servicing
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5

The servicing concepts are updated and graphically presented in Exhibit 6 – Servicin
Servicing Concept.
Co

5.1

Water

Water services will follow the alignment of the collector roads in
n the amendment
amendmen area and
y.
connect to existing services in Spruce Village and Greenbury.

5.2

Stormwater Drainage

D

To initiate detailed level subdivision design, the amendment
mendment pro
p
proposes to reconfigure the
hin Greenbury a
an
respective stormwater management ponds within
and Prescott. The stormwater
commodate a 10
management facilities will be designed to accommodate
100 year storm event.

IF

IE

ing,
ng, it has been determined
d
Through engineering review of the grading,
that the approved storm
pond sizes were larger than required for the anticipate
anticipated stormwater capacity requirements. As
he respective sto
part of the proposed amendment, the
storm ponds in the Greenbury and Prescott
red
ed and reduced to allow for efficient stormwater management,
neighbourhoods were reconfigured
mmunity amenities.
am
amenitie
while providing functional community

T

amed
med creek trave
There is an existing unnamed
traversing the south east portion of the plan area in the SE
integrate within a stormwater management facility, which will be
¼ section. This creek will be integrated
noff from the
th area
a
designed to control runoff
and allow flow through of runoff from upstream
catchments.

E

R

stormwater management system will be included in the Stormwater
The details off the stormwate
ent Plan and rev
Management
reviewed through coordination with the City of Spruce Grove, Alberta
ment, and Alber
Albert
Environment,
Alberta Sustainable Resources Development.

C

e City of Spruce G
The
Grove is in the process of obtaining approvals from Alberta Environment and
Sustainable
ustainable Resources
Reso
Development (AESRD) for the mitigation of the existing wetlands south
off Highway 16
1 (Yellowhead Trail). No claim to the bed and shore was made under the Public
Lands Act
Act.

U
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5.3

Sanitary

As shown in Exhibit 6 – Servicing Concept, this amendment does not significantly change the
A
sanitary system proposed in the approved Pioneer Lands ASP. Updates to Exhibit 6 –
Servicing Concept, illustrates where sanitary has been installed to-date.
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6

Phasing

The proposed general phasing of development is included as Exhibit 7 – Phasing Plan.
The southwest parcel of commercial in Westwind is likely the first phase of commercial
development, providing retail and services for local residents.

7

Implementation
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Residential development in Greenbury is progressing north in a logical sequence of
infrastructure construction. Prescott development continues in an eastward direction
ection from the
school site. Kenton residential development shall continue to the north.

The proposed plan will be implemented through applicationss for redistricting
redistric
and subdivision as
per the City of Spruce Grove Bylaws and Standards.
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PIONEER LANDS AREA STRUCTURE PLAN PROPOSED AMENDMENT

1.0 BACKGROUND
The Pioneer Lands Area Structure Plan (ASP) was originally approved in February 2009 as Bylaw
No. C686-08 to guide development in the north portion of the annexation lands. An amendment to
the ASP was approved on November 14, 2011 as Bylaw C-797-11. This amendment defined the
concept plan and design guidelines for the Gateway Lands.
The approved Development Concept for the Pioneer Lands ASP is included as Exhibit 1.

1.1 Amendment
This proposed amendment to the Pioneer Lands ASP continues to follow the vision and principles
as presented in the approved ASP Bylaw 797-11.
The primary purpose of this amendment is to perform a graphic update to the approved
Development concept as a result of more detailed review of the land uses.
A secondary purpose is to update the naming of neighbourhood areas to be consistent with the
marketing intentions for the Pioneer Lands and promoting a sense of place and belonging for
residents.
The neighbourhood names have been added to Exhibit 3 – Land Use Concept. “Westwind”
replaces “Gateway Lands”, and “Westwind Village” replaces “mixed-use urban village” in the
exhibits and following text of the Report.
Proposed amendments to the Pioneer Lands ASP include:


a reconfiguration of the Westwind Village open space;



redesignation of mixed-use to commercial and residential uses;



reduction in the size of the commercial site on Pioneer Road with redesignation of the north half
to medium to high density residential; and



update of servicing Exhibit 7 to show existing services.

The proposed updates to this ASP do not change the vision and guidelines approved in the
previous amendment.
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2.0 LOCATION & CONTEXT
The proposed amendments to the Pioneer Lands Area Structure Plan affect the land uses in
Westwind Village and the commercial site on Pioneer Road.
Neighbourhood names have been added to the ASP to define areas of development, including
Westwind, Westwind Village, Kenton, Greenbury and Prescott.
Westwind consists of the commercial portions of the area formerly referred to as Gateway Lands
along Highway 16 and Century Road. Westwind Village is an area of integrated Residential and
commercial uses located within Westwind and outlined in Exhibit 3 – Development Concept.
Kenton is the residential portion of the Gateway Lands, located adjacent to Westwind. Kenton and
Westwind are undergoing development simultaneously and are connected through pedestrian
greenways, roadways and a central park site. The two areas interface along a north/south collector
road on the east side of Westwind Village.
Greenbury began development north of Grove Drive and east of Jubilee Park and continues to
develop with several stages currently under construction. There are a mix of single-detached, semidetached and townhouses built today, which were developed under the Greenbury Mixed
Residential (GMR) District. The GMR district was the basis for the recently adopted new Land Use
Bylaw. Greenbury continues to be a benchmark for sustainable design and innovation in land
development for the region.
Prescott is located north of Grove Drive and east of Pioneer Road. The first stage of redistricting
was approved by Council in 2012 marking the first residential neighbourhood in Spruce Grove to be
developed east of Pioneer Road.

2.1 Land Ownership
IBI Group is applying for this amendment to the Pioneer Lands ASP on behalf of the participating
owners and private developers of the subject lands.
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3.0 POLICY CONTEXT
This proposed ASP amendment describes the land uses, density of development, location of major
roads and utilities and the proposed sequence of development in accordance with the City of
Spruce Grove “Area Structure Plan Guidelines”.
The ASP amendment adheres to the guidelines of the following bylaws and policies.

3.1 Municipal Development Plan
The City’s Municipal Development Plan ‘Your Bright Future’ was approved as Bylaw C-668-07 on
July 12, 2010.
This amendment continues to follow the goals, objectives and policies of the MDP as described in
the previous amendment. Below are updates to the MDP policies from the previous amendment.

5.4.1.2 Include a community level gathering place, medium to high density residential
development, and a regional park-and-ride for transit in Gateway Lands.
The Westwind Village Park site is reconfigured to include more frontage on the collector road,
creating a more inviting space to act as a central meeting place for the residential and commercial
uses. Where feasible, this park site will provide opportunities to retain a portion of the existing tree
stand and for residents to gather in usable park space. This new configuration will give better
opportunity for commercial uses to address the park with the possibility of patios or plazas.
Westwind Village continues to be planned as a horizontal mix of commercial and residential uses
that are complementary to each other and integrated through designated pedestrian walkways and
open space. A redistricting application has been submitted for the residential site to be R2 (Medium
to High Density Residential) district and is circulating concurrently with this proposed ASP
amendment.
The remaining residential lands in Kenton shall continue to be developed as low to medium density
residential uses, consistent with the R1 district in the Land Use Bylaw.
There are no further details on a new transit facility, but the Westwind area continues to be a logical
place for Spruce Grove Transit to install a transit facility to service the area and provide a major link
to the regional transit system connecting to the City of Edmonton.

Policies 6.1.1.5 Promote appropriate increases to residential densities to support
commercial development at a neighbourhood and city-wide level.
The MDP states in 5.2.2.2 that residential densities will be split into Level 1 and Level 2. Level 1
residential provides opportunities for a mix of street oriented townhouses, duplex, and single-family
homes. This policy has been implemented through the adoption of the R1 district in the Land Use
Bylaw.
Applying broader land use categories allows greater flexibility in types of housing to be developed.
The net residential density will meet or exceed the minimum requirements set by the Capital Region
Board.
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Objective 6.2.2 Provide opportunities for mixed use development to occur in the City
Centre and the Urban Village and for integrated land use development to occur in
Gateway Lands as identified on Figure 8: Future Land Use.
The mixed residential housing forms of the R1 district provide opportunities for higher density than
conventional low density residential districts and will access commercial uses through designated
pedestrian routes with marked and signed crossings of roadways. An R2 medium to high density
residential site is proposed to be well connected and integrated within Westwind Village. This
residential site would be complementary providing a supply of consumers, neighbours and potential
employees for the commercial uses.
Westwind Village shall provide integrated land uses through horizontal integration of residential,
open space and commercial uses. This shall be achieved through the provision of pedestrian
connections and through implementation of the Westwind Village design guidelines described in the
approved ASP.

Policies 6.2.2.3 Apply high standards of community design to increase the pedestrian
orientation and enhance the overall aesthetics of mixed use areas and integrated land
use development areas, including:
 building orientation and presentation on the site;
 scale of buildings;
 site signage;
 site landscaping;
 site lighting;
 development relationship to the street;
 building facades;
 sidewalks/trail connections;
 informal seating areas;
 parking areas; and
 bus stops and/or hubs.
The Pioneer Lands ASP contains design guidelines that deal with the items listed above to help
achieve integration of commercial and residential land uses.

3.2 Capital Region Growth Plan
This amendment maintains the population and employment projections of the Capital Region
Growth Plan. The overall neighbourhood projections maintain a minimum 25 units per net
residential hectare.

3.3 The City of Spruce Grove Parks & Open Space Master Plan
The City of Spruce Grove Parks and Open Space Master Plan was approved by Council on March
26, 2007. This document guides the development of parks, open space and recreation facilities in
the City of Spruce Grove. This proposed amendment continues to follow the principles of the Open
Space Master Plan.
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3.4 The City of Spruce Grove Land Use Bylaw No. C-824-12
The City of Spruce Grove Land Use Bylaw C-600-06 was replaced by a new Land Use Bylaw 82412 effective January 1, 2013. The current district for the amendment area is UR – Urban Reserve.
Districting for this area will use the new residential and commercial districts adopted in the new
Land Use Bylaw.
An application to redistrict and subdivide a medium to high density site within Westwind Village has
been submitted concurrently with this proposed amendment to the ASP.
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4.0 DEVELOPMENT CONCEPT

4.1 Vision
The vision for Gateway Lands as described in the Pioneer Lands ASP is of a regional commercial
center providing opportunities for shopping and employment, while integrating with a compact
residential community creating vibrant streetscapes with convenient links to open space amenities.
This amendment maintains this vision.

4.2 Land Use Concept
The proposed Land Use Concept for the amendment area is presented as Exhibit 3 and the
proposed Land Use and Population Statistics are presented as Exhibit 4.
The following provides a description and rationale for the land use amendments proposed for the
Pioneer Lands ASP.
4.2 . 1 R ES I D EN T I A L

Proposed residential development comprises approximately 56% of the Gross Developable Area
(GDA), with a planned yield of 4,366 units and a population of 12,751 residents. The overall mix of
residential densities shall yield approximately 27.7 units per net residential hectare.
The residential land uses for this amendment reflect the MDP policy 5.2.2.2 that states residential
densities are split into two categories, Level 1 and Level 2. These categories are reflected in the
new Land Use Bylaw which include R1 (low to medium density) and R2 (medium to high density
residential).
This amendment proposes to add a medium to high density residential site in the southeast
adjacent to Pioneer Road and the future commercial site. This location is appropriate for medium to
high density uses due to its proximity to the arterial roads, ample open space opportunities, and to
help support the future commercial site.
The Area Structure Plan, when fully developed, is projected to provide approximately:


3,674 Low to Medium Density Units;



692 Medium to High Density Residential Units.

Where appropriate, housing along major collector roads will be oriented to address the street
through the use of rear lanes. The intent is to create streetscapes that are inviting for pedestrians
and motorists alike, creating a vibrant atmosphere. This street-orientation provides visual interest
for street users and surveillance by neighbours.
Stage 1 of the development was approved as street-oriented laned housing and is currently under
construction.
4.2 . 2 C OM M ER C I A L

This amendment does not affect the type or scale of commercial uses described in the approved
ASP. The commercial area along the north boundary of the neighbourhood is planned to act as a
February 2013
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Exhibit 4
Pioneer Lands ASP Amendment - Proposed Land Use Statistics
Land Use

GDA (ha)

Low to Medium Density Residential 146.94
Medium to High Density Residential 10.33
157.27
Total Residential
19.32
Westwind Commercial
0.70
Neighbourhood Commercial
22.00
Parks and Recreation (MR)*
25.71
Stormwater Management Facilities
38.11
Local Roads
Collector Roads
16.70
122.54
Total Non Residential
Net Developable Area
Pipeline
Arterial Road (Grove Drive)
Total Area

279.81

% of GDA

Units/ha

Units

Pop/Unit

Pop.

52.5%
3.7%

25.0
67.0

3,674
692

3.0
2.5

11,021
1,730

56.2%
6.9%
0.3%
7.9%
9.2%
13.6%
6.0%

27.5

4,366

43.8%
100.0%

1.24
3.15
284.20

*The MR in Gateway Lands portion of the ASP was dedicated with the original subdivision.
22 ha.

12,751

The 10% MR required for the remaining GDA in Pioneer Lands is
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regional destination point for consumers providing access to a variety of commercial and business
uses. The high visibility of the commercial lots along Highway 16 will help boost Spruce Grove’s
regional appeal as a business and shopping destination. The area will act as a major employment
node, reducing commute times for people living in Spruce Grove that may have alternatively driven
to surrounding communities for work.
The first stage of commercial lands located on Century Road has been redistricted to C2 – Vehicle
Oriented Commercial district as the first phase of commercial development in Westwind. This site
will provide opportunities for retail and services to local residents.
The commercial area will be well connected by the neighbourhood walkway system providing
designated convenient linkages for pedestrians and cyclists. As shown in Exhibit 5 – Westwind
Village, there are opportunities for access to the site from all sides, creating an open and inviting
atmosphere.
Another amendment to commercial uses is proposed for the future site on Pioneer Road.
Through experiences with the development of other neighbourhood commercial sites, it is
determined that the size of the commercial site on Pioneer Road is too large. This amendment
proposes reducing the size of the site from 1.6 ha to 0.7 ha, which is more appropriate to the scale
of neighbourhood commercial development anticipated for this area.
4.2 . 3 WE ST WI N D V I L L A GE

Westwind Village measures approximately 4 hectares and accommodates a horizontal mix of retail
and residential uses. An updated conceptual plan for the area is included as Exhibit 5 – Westwind
Village Concept, showing general pedestrian connections and orientation of uses.
4.2.3.1

Integration & Connectivity

Opportunities to provide convenient connectivity for residents of Kenton remain a priority for the
plan with greenway connection to the east from a central open space park.
With horizontal integrated uses, commercial and residential buildings are located separately, but in
close proximity to one another. This arrangement of uses is desirable to reduce the potential for
conflicts between users, such as, parking access and loading zones, while providing residents
access to retail within a short walking distance and supplying retailers with a local supply of
consumers and employees.
In Westwind, a complementary relationship between retail and residential uses will create
opportunities to work and live within a compact community. The location of Westwind Village allows
for connection to the community walkway system allowing for seamless integration with the
surrounding residential communities of Kenton and Spruce Village.
Westwind Village shall be designed to encourage pedestrian interaction along efficient pedestrian
walkways and connections, helping to create a vibrant street life. Detailed design of the site shall
be presented in a development permit application.
The mix of uses within a compact area helps to ensure the continuous use of public spaces
throughout the day. While many residents are away at work during the day, consumers and
employees will continue to frequent public spaces. This shall create a continuous passive
surveillance system and promote a sense of security and belonging among residents.
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4.2.3.2

Streetscape

Westwind Village will have a pedestrian scale street presence with opportunities to access
walkways into the site from all sides. The streetscape will be enhanced through application of a
unifying theme and implementation of architectural design guidelines. Specific size, shape, and
orientation of residential and commercial buildings will be determined at development permit.
The vehicular accesses to the site were reviewed with a Traffic Impact Assessment performed by
Bunt Engineering and was submitted to City administration under separate cover. The access
locations recommended under this study are shown on Exhibit 5. It was determined that the north
access to the site is limited to right-in/right-out. In order to provide sufficient vehicle access to the
commercial, the north residential mixed-use site was removed and the commercial site was
expanded, providing an all-directional access to the east onto the adjacent collector roadway.
The northeast corner of the site is better suited to commercial uses due to its high visibility and
exposure to the main collector road.
4.2.3.3

Urban Design

High quality urban design in Pioneer Lands shall continue to be addressed through the provision of
connected walkways, preservation of treed areas within public open space and/or private yards,
visually interesting streetscapes, and the integration of stormwater management facilities and public
open spaces into the community.
The following table lists urban design concepts and how they will be applied to Westwind Village.
These were approved with Bylaw C-797-11. Proposed adjustments to the guidelines for this
amendment are shown in red.
Urban Village Design Guidelines
Concept
1.

Connectivity

Guideline
1.1 Provide convenient links
for pedestrians, cyclists,
motorists, and transit users
between neighbourhood focal
points and amenities.

Application within Gateway
1.1.1 Provide accesses around
the perimeter of the urban
village with clear distinction
between internal roads and
walkways.
1.1.2 Provide several
opportunities for pedestrian and
vehicular access to the site at
regular intervals from the
surrounding roadways.
1.1.3 Provide connections from
the community and to/from
neighbourhood amenities and
focal points with greenways,
multi-use trails, or sidewalks.

2. Integration

February 2013

2.1 Integrate the internal uses
in a complementary fashion.

2.1.1 An internal main street
will be developed where
commercial and residential
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Concept

Guideline

Application within Gateway
uses will interface.
2.1.1 Connections between
residential and commercial
uses will be accommodated
through marked pedestrian
crossings.
2.1.2 Orient buildings to
maximize active use of the
public spaces, such as locating
outdoor patios for restaurants
and cafes near main
thoroughfares.

2.2 Integrate commercial and
mixed residential uses with the
surrounding community.

2.2.1 The surrounding
community will have strong
multi-use trail linkages and
greenways providing attractive
and convenient links between
neighbourhood amenities and
focal points.
2.2.2 Incorporate 360 degree
facades for retail where access
is provided from internal
parking areas and buildings
address the public street.
2.2.3 Opportunities for
“reverse housing” where
houses front onto greenways
will be explored at more
detailed levels of planning.
2.2.4 Multi-use linkages are
provided through linear ponds,
linear greenways, and in some
cases along major street
linkages to connect
neighbourhood amenities, such
as, the Gateway Westwind
commercial area, the mixed
use urban Westwind Village,
Jubilee Park, future potential
school sites, and open space
opportunities.

3. Sense of Place
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3.1 Use appropriate signage to
clearly identify uses within the
urban Westwind Village.

3.1.1 Integrate signage into the
architecture of buildings.
3.1.2 Use signage that is
clearly visible at pedestrian and
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Concept

Guideline

Application within Gateway
vehicular scale.
3.1.3 Place signage
perpendicular to shop fronts at
a pedestrian scale.
3.1.4 Avoid visual clutter from
signs.
3.1.4 Use entry features to
give names to areas.

3.2 Apply a unique
architectural theme for the
urban Westwind Village to
enhance a sense of place.

3.2.1 An architectural and
landscape theme for the mixed
use urban Westwind Village will
be described and implemented
through architectural design
guidelines.
3.2.2 Landmarks shall be
located at strategic points on
the site to enhance local place
making.

4. Arrangement of Internal
Uses

4.1 Reduce the impacts of
incompatible uses.

4.1.1 Arrange and buffer
residential areas and public
gathering spaces from high
traffic areas and incompatible
uses to reduce the impact of
noise and visual irritants.
4.1.2 Orient commercial
loading zones away from
residential uses, outdoor patios
and public open spaces.
4.1.3 Use landscape and
fencing to screen waste
disposal and storage areas
from sight lines of residential
areas and pedestrian
walkways.
4.1.4 Use buffers or
specialized technical
applications, such as, double
glazed windows to reduce
noise levels where optimal
layout of noise sources cannot
be achieved.
4.1.5 In horizontal mixed
integrated land use
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Concept

Guideline

Application within Gateway
developments, residential and
commercial uses will be
separated by internal
circulation systems and/or
landscape features.
4.1.6 Separate parking areas
and accesses for residential
and commercial uses will be
provided.
4.1.7 Where applicable,
arrange residential uses to
back on to the north collector
road, which will accommodate
high levels of commercial and
neighbourhood traffic.

5. Parking

5.1 Parking areas are
designed to be efficient,
unobtrusive and
complementary to surrounding
uses.

5.1.1 Commercial and
residential uses will have
separate parking areas.
5.1.2 Commercial and
residential uses will have
separate accesses to parking
areas.
5.1.3 Designated pedestrian
links from parking areas to
residential or commercial
buildings will be provided.
5.1.4 Parking lot promenades
will be strategically located and
enhanced with landscaping to
provide convenient links to
commercial uses.

6. Streetscape

6.1 Arrange buildings to
provide an attractive and
secure urban environment for
pedestrians.

6.1.1 Where appropriate,
orient buildings to front onto the
collector and local roads.
6.1.2 Provide higher density
street- oriented residential
product along the collector
roads with vehicle access from
back lanes.
6.1.3 Plan for higher density
residential within and adjacent
to the mixed-use urban
Westwind Village.
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Concept

Guideline

Application within Gateway
6.1.4 Explore options for
innovative housing and
architecture to provide visual
interest to pedestrians and
motorists.
6.1.5 Provide ground floor
facades that are rich in detail
and provide interest for
pedestrians.
6.1.6 Provide a variety of
facades for residential units
fronting onto the street.
6.1.7 Arrange landscaping in
an attractive and
complementary manner.
6.1.8 Provide outdoor seating
where appropriate.
6.1.9 Provide adequate lighting
using efficient technologies to
illuminate dark areas creating
an inviting atmosphere.
6.1.10 Clearly identify primary
entrances through the use of
canopies, awnings, porches,
architectural features, display
windows, signage, planters and
other design features.
6.1.11 Design entrances to be
well-lit at night with clear
address numbering.

7. Sustainability

7.1 Encourage a sustainable
and environmentally friendly
community through the use of
environmentally friendly
technologies and sustainable
design.

7.1.1 Explore the use of
environmentally friendly
technologies for lighting,
construction materials,
landscaping, water usage, and
stormwater drainage.
7.1.2 Where possible, orient
buildings and windows to take
advantage of winter sun and
summer shade through passive
solar design.
7.1.3 Design buildings with
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Concept

Guideline

Application within Gateway
flexibility to change uses
adapting to market trends.
7.1.4 Provide a range of
services and residential forms
to accommodate different age
groups and allow for residents
to remain in Pioneer Lands
throughout different stages of
their life cycle.
7.1.5 Minimize waste during
construction activities.
7.1.6 Incorporate existing
vegetation into site design.

4.2 . 4 OP EN S PA C E

The parcels of land in Westwind and Kenton have already paid the 10% of Gross Developable Area
Municipal Reserve dedication with the original subdivision of the lands.
The linear greenway was included with the Stage 1 subdivision of Kenton, promoting a strong
pedestrian connection from residential areas to Westwind Village. Where possible, existing trees
have been retained in the private back-of-lots of Stage 1 and shall be retained within future park
spaces creating natural settings with mature trees.
The Westwind Village park space is reconfigured with more frontage along the collector road. This
orientation should provide more accessibility for pedestrians to the commercial site and may provide
more opportunities for patios or plazas adjacent to future retail establishments.
Exhibit 6 - Transportation, Parks, & Open Space shows the amended park site.
Overall, the amount of park to be dedicated as Municipal Reserve in the ASP is 22.5 ha, accounting
for 10% of the Gross Developable Area. The amount of park space planned for Gateway Lands is
0.80 ha. This is included in the 10% overall land dedication for Pioneer Lands ASP.
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5.0 SERVICING
The servicing concepts are graphically presented in Exhibit 7. It has been updated to show where
services have been installed as part of construction activities.

6.0 PHASING
Stage 1 of Kenton began construction in Fall 2012. The Phasing Plan is included as Exhibit 8 and
is unchanged by this amendment.

7.0 IMPLEMENTATION
The proposed plan will be implemented through applications for redistricting and subdivision as per
the City of Spruce Grove standards. A residential redistricting application for Stage 2 Kenton and
for the R2 site in Westwind Village, are submitted under separate cover.

J:\31778_Westwd2ComPL\10.0 Reports\ASP\Proposed\PTR-31778.100_pioneer-lands-proposed-ASP_2013-02-08.doc\2013-03-12\JLB
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