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Single/semi-detached 34.79 ha 29.26 ha - 5.53 ha
Row Housing 1.02 ha 3.33 ha + 2.31 ha
Low Rise / Medium 

Density Housing 
6.11 ha 4.74 ha - 1.37 ha

Residential Units 1,466 units 1,306 units - 160 units
Population 3,555 people 3,229 people - 326 people
Density (units per net 
residential hectare) 

35 upnrha 35 upnrha 0 upnrha 

3. Charter BYLAW 18632 proposes to amend the Zoning Bylaw to allow for a range of
residential, commercial, public utility and school/park uses. The proposed rezoning is
from the (AG) Agricultural Zone to:
● allow for a range of single detached housing through the (RPL) Planned Lot

Residential and (RSL) Residential Small Lot Zones, and a (DC1) Direct Development
Control Provision for zero lot line housing on small lots with front attached garages;

● allow for medium density housing through the (RF5) Row Housing Zone;
● allow a broad range of low intensity commercial uses through the (CB1) Low

Intensity Business Zone;
● allow for land to be consolidated for a future school/park site and storm pond

through the (AP) Public Parks and (PU) Public Utility Zones.

SITE AND SURROUNDING AREA 

The subject site is undeveloped and has primarily been used for agricultural purposes. The land 
is south of Anthony Henday Drive, west of 66 Street NW with the majority within Crystallina 
Nera East and a portion in the Crystallina Nera West neighbourhood. 

AERIAL VIEW OF APPLICATION AREA 
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EXISTING ZONING CURRENT USE 
SUBJECT SITE ● (AG) Agricultural Zone ● Undeveloped Land

CONTEXT 
North ● (AP) Public Parks Zone

● (PU) Public Utility Zone
● (RPL) Planned Lot Residential Zone
● (RSL) Residential Small Lot Zone
● (AG) Agricultural Zone

● Undeveloped Land and arterial
road right-of-way

East ● 66 Street Arterial Road
● (AG) Agricultural Zone

● Road right-of-way and
undeveloped land

South ● (AG) Agricultural Zone
● (DC1) Direct Direct Development

Control Provision

● Undeveloped Land

West ● (RSL) Residential Small Lot Zone
● (RPL) Planned Lot Residential Zone

● Undeveloped Land

PLANNING ANALYSIS 

The proposed plan amendment replaces a 0.93 hectare neighbourhood commercial land use            
designation south of 178 Avenue with a larger 4.59 hectare commercial land use designation              
north of 178 Avenue. A larger commercial site north of 178 Avenue will be more viable as the                  
location provides better visibility and accessibility. It will allow for a larger range of commercial               
uses at the neighbourhood level.  

The applicant proposed an alternate housing form under a (DC1) Direct Development Control             
Provision allowing single detached housing with front attached garages on smaller lots with             
zero lot lines (one side yard reduced to a zero setback, similar to DC1s approved in other                 
neighbourhoods such as Allard. This proposed DC1 Provision will allow for more efficient utilized              
land and sites with no rear lane access.  

A comparison of the proposed the DC1 Provision zero lot line development to the proposed               
(RPL) Planned Lot Residential Zone is provided below: 

Zoning Regulation Proposed DC1 (Direct 
Control) Provision 

RPL (Planned Lot 
Residential Zone) 

DC1 Zone in Allard 

Minimum Site Area 240 m 2 247 m 2 207 m 2 
Maximum Site 
Coverage 

50% 47% 53% 

A range of low and medium density residential land uses will provide housing choice for a                
diverse population with various housing needs as well as present housing variety along             
residential blocks, aligning with existing neighbourhood plan policies.  
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The rezoning for the planned open spaces will allow a future school site and a viable                
stormwater management facility to serve the area. The reconfigured stormwater facility will            
limit design options to those that reduce the number and size of birds that would frequent it, in                  
light of aircrafts frequenting the nearby armed forces base in Namao as elaborated on under               
Technical Review. These facilities will provide a visual and functional addition to the             
neighbourhood’s green infrastructure.  

The expanded commercial site, redistribution of residential land uses, revised SWMF, and the             
provision of a school/park site will promote development that is compatible with the existing              
and planned surrounding land uses in the Crystallina Nera East and West neighbourhoods.  

The proposed administrative changes reflect updated land use formulas adopted by the City             
since 2010 and improve plans for vehicular and pedestrian movement through the area. 

REGIONAL CONSIDERATIONS 

This application was circulated to Sturgeon County for comments. No comments were received             
regarding the plan amendments or rezoning.  

As the plans for this area were approved under the former Regional Growth Plan, approved               
planned residential densities were grandfathered. The proposal retains the existing overall           
planned residential density for the NSP of 35 units per net residential hectare. 

Ministerial Order No. MSL:111/17, indicates that since the boundaries of the proposed plan             
amendments are within 1.6 km of the Edmonton Energy and Technology Park in Edmonton, the               
application requires Edmonton Metropolitan Region Board (EMRB) endorsement prior to being           
considered for third reading. 

TECHNICAL REVIEW 

All comments from affected City Departments and utility agencies have been addressed. An             
associated subdivision affecting land in this area is currently under review that will determine              
access locations to the site and servicing requirements at future stages of development. 

A Transportation Impact Assessment (TIA) and supplemental TIA report was previously           
submitted under former planning application LDA16-0553 which affected a portion of these            
lands. That application received two readings by Council, and prior to forwarding it to the EMRB                
for endorsement, the applicant changed its proposal to the current application being proposed.  

The development of the subject lands shall generally align with the land use assumptions in the                
TIA. Support for an increase in the number of residential units or commercial/office space,              
beyond that currently proposed, will trigger a requirement for a TIA update. A major change in                
the application from the former 2016 application is an increase in proposed residential density              
which offsets the introduction of a larger commercial component. This change was evaluated             
and results in an estimated acceptable level of service for the adjacent roadway network at 178                
Avenue and 66 Street.  
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The application was circulated to the Department of National Defence (DND). The entire SWMF              
is located in the Edmonton Garrison Heliport Zoning Regulations area and is identified as              
“excluded land located within the bird hazard area.” The design of the facility must minimize               
habitat for large waterfowl species (i.e. birds) and limit the amount of open water area in                
accordance with DND regulations. The NSP was amended to include a requirement for a Bird               
Hazard Mitigation report to be submitted to DND at the subdivision stage so that the review of                 
engineer drawings would provide information that shows the facility meets DND’s regulations.  

PUBLIC ENGAGEMENT 

ADVANCE NOTICE 
August 22, 2018 

● Number of recipients: 1,036
● No responses received

PUBLIC MEETING ● Not held
WEBPAGE ● edmonton.ca/crystallinaneraeast

CONCLUSION 

Administration recommends that City Council give Bylaws 18629, Bylaw 18631, and Bylaw            
18632 two readings after the Public Hearing has been closed. 

Administration will prepare necessary documentation to refer the proposed plan amendments           
to the Edmonton Metropolitan Regional Planning Board prior to returning to City Council for              
third and final reading of the three proposed bylaws. 

APPENDICES 

1 Approved Edmonton North ASP Land Use and Population Statistics – Bylaw 15548 
2 Proposed Edmonton North ASP Land Use and Population Statistics – Bylaw 18629 
3 Approved Crystallina Nera East NSP Land Use and Population Statistics – Bylaw 16640 
4 Proposed Crystallina Nera East NSP Land Use and Population Statistics – Bylaw 18631 
5 Approved Edmonton North ASP Map – Bylaw 15548 
6 Proposed Edmonton North ASP Map – Bylaw 18629 
7 Approved Crystallina Nera East NSP Map – Bylaw 16640 
8 Proposed Crystallina Nera East NSP Map – Bylaw 18631  
9 Application Summary 
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