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SITE BACKGROUND

Neighbourhood Planning

The subject site is a 14.9 hectare parcel owned by the 
City of Edmonton. The Potter Greens Neighbourhood 
Structure Plan identified the entirety of the parcel for 
low-density residential uses until an amendment was 
made in June of 2007. The amendment redesignated 
the area for a mixture of uses:

A) 1.2 hectare Park;
B) 6.3 hectare Natural Area;
C) 1.0 hectare Transit Terminal; and
D) 6.4 hectare Special Study Area

The long-term management of the Natural Area was 
to be defined by a Natural Area Management Plan, 
which is currently being finalized. The specific uses 
appropriate for the Special Study Area are expected 
to be defined by a community visioning and detailed 
design process working within the following 
parameters:

A) the area would need to accommodate a Park 
 and Ride facility for up to 800 stalls to serve 
 the Transit Terminal along Webber Greens 
 Drive;
B) higher-density residential and possibly 
 commercial uses should be accommodated 
 in the area to support transit ridership; and

C) the design of any 
  development should 
  consider the 
  sustainability of the 
  Natural Area to the 
  west.

The amended plan also 
anticipates a future plan 
amendment once the details 
of the Special Study Area have 
been worked out through the 
community process, Zoning is 
to be pursued through Direct 
Control, a zoning mechanism 
allowing for more detailed design 
regulation than is possible under 
conventional zoning.

Natural Area

During its classification under 
an inventory of natural sites 
conducted in 1993, this original 
Environmentally Significant Area 
(ESA), of which the Natural Area 
is a remnant part, occupied an 
area of 35.51 hectares within 
the Lewis Farms Area Structure 
Plan. The site was described as 
a "relatively healthy woodlot 
dominated by black spruce-
larch stands, with numerous 
marl pools of variable sizes" 
(Geowest 1993). At the time, 
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this site was considered a Locally Environmentally 
Significant Area because it was the only example of 
a black spruce-larch community in the Edmonton 
region outside of the North Saskatchewan river valley 
system. Additionally, the site provided habitat for 
local wildlife, had a highly diverse plant community 
which included rare and sensitive plants, held unique 
landform features (marl ponds), and was considered 
critical to the functioning and maintenance of the 
local hydrological regime (Fiera Biological 2008).

In the late 1990s, a 22.1 hectare portion of this ESA 
was integrated into the Lewis Estates Golf Course, 
allowing it to retain some of its original hydrological 
function and vegetative communities. In addition 
to the Natural Area, another undeveloped portion 
of the original Environmentally Significant Area that 
remains is to be found to the north across Webber 
Greens Drive, a mostly treed area of approximately 
4 hectares. These remaining portions of the original 
ESA have been progressively impacted by urban 
development to the south, west and northwest. Most 
recently, it has been fragmented as a result of clearing 
associated with the construction of Webber Greens 
Drive (ibid.).

SITE INVENTORY

Land

Natural and Man-made Boundaries

The western half of the 14.9 hectare site is heavily 
treed. The eastern half of the site is generally open, 
formerly cultivated land. Legal rights-of-way are 
to be found on the eastern boundary (199 Street), 
northern boundary (Webber Greens Drive) and 
southwest corner (Potter Greens Drive). To the south 
is a stormwater management facility and existing 
low-density residential. To the west is a future school/
park site, as yet undeveloped. To the north is a similar 
property, with trees on the west and open land 
currently being used as an earth depository during 
neighbourhood construction on the eastern side. 
To the east are a handful of pre-existing houses and 
the wide right-of-way for Anthony Henday Drive, a 
Provincial highway.

In the vicinity, the landform is flat to rolling and used 
for farming or suburban residential development. 
The natural area is unique in being a black spruce-
larch community within the "tablelands" (i.e. those 
lands that are not part of the North Saskatchewan 
River Valley), of which there are no other examples 
in the Edmonton region. Slightly less than half, or 6.3 
hectares of the site, have been identified by a Natural 
Area Management Plan as forming part of what was 
originally a 35.5 hectare ESA. 

The Natural Area boundaries have been defined by 
surrounding land use requirements and practical and 
regulatory constraints effecting the placement of the 
Transit Terminal and its associated infrastructure, most 
notably 400 meter intersection setbacks required by 
the Province for Anthony Henday Drive. Consequently, 
"the boundaries of the Natural Area are artificial in 
the sense that they are delineated by the planning 
process, rather than by natural ecosystem
boundaries" (Fiera Biological 2008).

Soil Conditions

A peat underlayer, up to 3 meters deep, is to be found 
throughout the natural area on the western half 
of the site. Soils are relatively dry and stable on the 
eastern, formerly cultivated half of the site. Peat is 
present in the northeast quarter of the site, but to a 
lesser degree than in the western half. The southeast 
quarter is characterized by a clay underlayer, with 
peat largely absent.

Site Contamination

The site has been reviewed for contamination by a 
Phase I Environmental Site Assessment. No issues of 
contamination were identified.

Land Form

The site has a low hill created by earth-moving 
equipment as part of the construction of Webber 
Greens Drive to the north. Apart from this man-made 
high point, the site is relatively flat, sloping gently 
from southeast to northwest towards the lowest point 
in the northwest corner.
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Site Context and Man-made Boundaries
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Water

Drainage

Water recharge to the site comes primarily from 
overland drainage. Development near the Natural 
Area in recent years has served to reduce the amount 
of overland water reaching the site, resulting in much 
drier conditions than the vegetative communities 
have traditionally depended upon. 

In contrast to the general drying effect of surrounding 
development, the construction of Webber Greens 
Drive has served to create an area of compounded 
water in the northwest corner of the site. This is not 
historical and has resulted in the death of many trees 
in this area due to the retention of additional water, 
as well as the growth of cattails in more open areas. A 
culvert has recently been inserted through the base 
of the roadway which will hopefully alleviate this 
problem.

Air

Climate

Prevailing winds are southerly in the cold months, 
and westerly or northwesterly in the warm months. 
Sun angle and orientation changes significantly from 
season to season in Edmonton, with short days and 
the sun to the south in winter, creating long shadows, 
and long days and the sun to the north in summer. 
Temperature variation is extreme, from -40 Celsius 
temperatures in winter to +30 Celsius in summer. 
Average temperatures in January are -12, while 
average August temperatures are +18. Rainfall is 
concentrated in June, July and August, while snowfall 
is seen primarily in December and January. The area 
sees an average of 70 rain days and 55 snow days per 
year.

Noise, Air and Visual Pollution

The eastern edge of the site lies approximately 300 m 
from Anthony Henday Drive, Edmonton's outer ring 
road, producing average noise levels of around 60 Db 
at peak traffic periods .

The site will be the location of a future bus transit 
station seeing significant bus traffic and the location 
of a park and ride facility for up to 800 vehicles. It is 
also possible, pending a final City Council decision on 
routing, that this site will serve as the terminus of a 
future West LRT line.

Oil and gas extraction facilities are present in the area 
surrounding the site, but do not pose a risk to health 
or safety as sour gas is present in small concentrations 
only. These facilities are also phasing out over time. 
Other industry is present over 2 km to the north and 
with this distance does not pose a noise, air or visual 
pollution problem.

Plants and Wildlife

Plants

The plants and vegetation communities to be found 
in the Natural Area are characteristic of those typically 
found in poorly drained soils. Vegetation is dominated 
by larch, Labrador tea and feather moss communities, 
featuring mature larch trees of considerable size that 

Apart from the compounded water adjacent to 
Webber Greens Drive, the water present at the site has 
traditionally been sub-surface, retained and conveyed 
by the peat layer. Drainage is generally from south 
to north, toward the treed area to the north across 
Webber Greens Drive.

Water Quality

The quality of ground and surface water on the site is 
not known at this time.

As this is an urban area, development will be serviced 
by municipal water, stormwater management and 
sewer systems.
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are more typical of drier wetland sites. Additionally, 
larch-black spruce communities are present in the 
northwestern portion of the Natural Area, where there 
appears to be a shift towards drier soil conditions. The 
southeast corner of the Natural Area is composed 
of deciduous plant communities, including stands 
of balsam poplar and trembling aspen and willow/
sedge communities (Fiera Biological 2008).

Wildlife

Wildlife identified in the Natural Area include: 2 
species of frog; more than 50 different species of 
bird, including woodpeckers, owls, hawks and ducks; 
a limited variety of mammals, including coyotes, 
various deer species, snowshoe hare and red squirrels 
(Fiera Biological 2008). 

SITE ANALYSIS

Land

While the desire to preserve the Natural Area is 
laudable, the identified boundaries of this area do not 
reflect natural conditions. Pressured by the regulations 
of the Provincial government with respect to Anthony 
Henday Drive, the City of Edmonton has carved out 
portions of the Natural Area for transportation use. 
If the long-term sustainability of this Natural Area is 
considered to take precedence over rigidly applied 
regulatory requirements, it is the transportation 
infrastructure that should be adjusted rather than the 
Natural Area. A relaxation of the setback requirements 
by the Province would allow the Transit Terminal to be 
located further to the east, allowing a larger portion 
of the Natural Area to be preserved, supporting its 
long-term sustainability. Soil conditions also support 
the shifting of development further to the east; 
peaty conditions will pose significant engineering 
challenges for development.

Current plans also call for up to 800 stalls of parking 
within the Special Study Area. Suggestions that 
a portion of the generous Anthony Henday Drive 
corridor could be used for parking facilities have 
thus far been rebuffed by the Province. However, 
environmental and land use arguments for relaxing 
this stance also exist: large numbers of parked 

vehicles could have deleterious effects on the quality 
of water draining into the Natural Area, impacting its 
viability; and a large surface parking lot or parking 
structure positioned between the Transit Terminal 
and residential development would seriously hinder 
transit and residential integration, as well as limiting 
potential for the mixing of uses, stated intentions of 
the Special Study Area.

Water

The gradual drying effect of the site due to surrounding 
development could be reversed to a certain extent 
by directing stormwater drainage from development 
in the Special Study Area into the Natural Area. The 
Transit Terminal and Park and Ride facilities should 
be an exception to this to avoid the effects of likely 
hydrocarbon contamination.

The culvert connecting the remnant north and south 
sections of the original ESA should be monitored to 
ensure it is allowing water to move freely from south 
to north as it did prior to the construction of Webber 
Greens Drive.

Air

Noise, air and visual pollution will no doubt be 
concerns in this area, considering the transportation 
functions and adjacency to Anthony Henday Drive. 
Orientation of residential buildings and public spaces 
should be internal and/or towards the south and west 
to take advantage of the relative tranquility of the 
Natural Area. Traffic within the residential component 
should also be minimized.

Plants and Wildlife

Plants and wildlife will best be aided by an enlargement 
of the Natural Area, not only on the site, but also by 
preserving if possible the remnant portion of the ESA 
to the north, and the maintenance of the school/
park site to the west in its natural state. This may be 
possible if the site is not ultimately used as by the 
Catholic School Board, which has other possible sites 
in nearby neighbourhoods.
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Vegetation Communities on City of Edmonton Property
showing additional areas outside of established Natural Area boundaries
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VISION, PRINCIPLES AND 
TARGETS

Vision

Potter Greens Village is a neighbourhood destination 
geared towards sustainability in its form, function 
and the lifestyle it offers. It offers places to gather to 
enjoy other people, places to work and shop and also 
to appreciate nature. The Village is a vibrant centre of 
the community that everyone can take ownership of. 
It is an active people-oriented place to be by day and 
a safe place by night. The Village integrates well with 
the surrounding community.

Vision Statement 

Potter Greens Village supports its community and the 
environment, fosters the interaction and appreciation 
of people and nature, and is a safe and active 
destination the entire community can be proud of.

Goals and Objectives

Goal 1:  Potter Greens Village will provide a mixture  
 of uses on site, to provide opportunities for  
 both work and living and to enliven the area  
 at all times of the day.

 Objectives: 
 - dedicate at least 25% of developable area  
 for mixed use development, including at least  
 100,000 m2 of commercial floor space
 - encourage home-based businesses

Goal 2: Potter Greens Village will encourage the use  
 of sustainable forms of transportation.

 Objectives:
 - provide convenient and comfortable routes  
 through the site for pedestrians and cyclists
 - locate the most intensive uses near to   
 transit facilities to encourage transit use and  
 ensure functional integration through design
 - discourage the passage of vehicles through  
 the site

Goal 3: Potter Greens Village will be a gathering   
 point for the community, providing areas to  

 linger in the company of others and to enjoy  
 nature.

 Objectives:
 - dedicate area for a public square
 - dedicate area for a park adjacent to the   
 Natural Area that can be used for interpretive  
 purposes
 
Goal 4: Potter Greens Village will be sensitive in its 
 design to its natural and neighbourhood 
 context.

 Objectives:
 - provide a 10 meter buffer zone between the  
 Natural Area and development
 - ensure that development near to existing   
 low-density residential uses is compatible in  
 height and form
 - discourage vehicular access through the 
 site to avoid short-cutting issues in the 
 surrounding neighbourhood

Goal 5: Potter Greens Village will maximize the area 
 to be retained as Natural Area and will pursue 
 environmental excellence through innovative 
 approaches to design.

 Objectives:
 - increase the size of the Natural Area by at 
 least 25%
 - direct overland drainage from the 
 development area towards the Natural Area, 
 but ensure drainage from transportation 
 facilities drains elsewhere
 - encourage rooftop gardens as additional 
 green space and amenity area

DEVELOPMENT STRATEGY

The site will be divided into three broad land 
use categories: Transit Oriented Development, 
Transportation and Natural Area.

Transit Oriented Development

Transit Oriented Development will make up 
approximately 6.0 hectares on the eastern side of the 
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Proposed Land Uses

site, housing approximately 1200 people within 3 
distinct development sectors. 

Mid-rise Mixed Use: 
 This 2.0 hectare sector will accommodate 2 
 storeys of retail and office uses with 
 residential units above, to a total of 8 storeys.  
 Residential densities will be 200 units/ha, 
 with a total of 400 units. Commercial uses will 
 provide for 10 000 m2 of floor space. This 
 sector will also incorporate a 0.5 hectare 
 public square suitable for patio cafes in the  
 summer, a small outdoor market and public 
 use at all times of year. Parking requirements 
 will take into consideration the high-
 frequency transit service and parking will be 

 accommodated underground.

Mid-rise Residential:
 This 2.0 hectare sector will accommodate 
 mid-rise residential apartment buildings. 
 Densities will be 150 units/ha, with a total of 
 300 units. Heights will be stepped in 
 this sector, ranging from 4-6 storeys, with the   
 southern edge having reduced heights 
 to ensure compatibility with the row  
 housing to the south. Parking requirements 
 will take into consideration the high-
 frequency transit service and parking will be  
 accommodated underground.
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Low-rise Residential:
 This 2.0 hectare sector will accommodate 
 row housing of up to 2.5 storeys, compatible 
 with low density residential development to 
 the southwest. Densities will be 40 units/ha, 
 with a total of 80 units. Parking in this sector 
 will be at grade.

Transportation

Transportation will be the most restricted within 
the site. The Transit Terminal will occupy 1.0 hectare 
at the north edge of the site. The Park and Ride will 
be externalized, being placed within the Anthony 
Henday Drive corridor to the east. Roadways on site 

will be sufficient to provide access to buildings and to 
provide a through-access road for the Park and Ride 
facility. Where normal roadway requirements in the 
City of Edmonton are 30% of gross area, the target 
here will be 20%, to be achieved by reduced road 
widths and a lack of roadway through-connections. 
Pedestrian and cycling routes will run through the 
site, maintaining connectivity.

Natural Area

Natural Area will make up approximately 7.9 hectares 
of the site, to be left in its natural state, apart from a 
0.5 hectare area currently cleared of vegetation. This 
area is the obvious location for an interpretive park 

Transportation Routes
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space. This park could provide panels describing flora 
and fauna present within the Natural Area as well as a 
possible interpretive centre, and also serve as a point 
of convergence for trails through the Natural Area.

ECO-ECONOMICS EVALUATION

The benefits of this development approach over the 
general development concept envisioned by the 
Potter Greens NSP, or for that matter the low-density 
residential envisioned prior to the NSP amendment, 
are multiple.

Primary Returns

•	 Lower	infrastructure	costs,	achieved	by	
 reducing roadway infrastructure, taking 
 advantage of transit services and directing 
 stormwater drainage to an existing Natural 
 Area
•	 Maximizing	the	Natural	Area	as	an	amenity	
 feature
•	 Marketing	advantages	of	the	site	as	a	unique	
 location adjacent to high-frequency transit 
 service and a Natural Area
•	 Diversity	of	building	forms	to	cater	to	
 different lifestyle preferences
•	 Incorporation	of	public	space	as	a	selling	
 feature
•	 Jobs	and	services	on-site

Bonus Returns

•	 Sense	of	place	created	by	the	Natural	Area	
 and village feel
•	 Community	buy-in	owing	to	sensitive		
 approach to built form, and the creation of 
 public space of a character not present
 elsewhere in the neighbourhood
•	 Enhanced	sustainability	of	the	site	
 environmentally, socially and economically

Quantitative Benefits

•	 Nearly	3	times	as	many	residential	units	as	
 compared to a low-density residential 
 scenario which did not preserve any of the 
 Natural Area (780 units vs. 270).

•	 25%	increase	in	size	of	preserved	Natural	
 Area
•	 No	net	loss	to	developable	area	resulting	
 from expansion of the Natural Area, due to 
 the shifting of Park and Ride to the Anthony 
 Henday Corridor

CONCLUSIONS

Overall, the ecological approach to development on 
this site appears to be a winning formula for the City, 
both as the owner/developer and the organization 
with a primary interest in ensuring the environmental 
sustainability of the Natural Area. Economic returns 
will increase through the benefits of added amenity 
and quality design, as well as the provision of 
additional services and jobs in the community. 
Social benefits will increase through the creation 
of a community destination with a strong sense of 
place. And of course the environmental benefits are 
significant, not only with regard to the Natural Area, 
but also in terms of increased transportation options 
achieved through better-integrated transit and land 
use. Perhaps the biggest hurdle to achieving this 
improved design will be gaining the support of the 
Province of Alberta, the policies of which otherwise 
serve to compromise the viability of the Natural Area 
and transit/land use integration on the area.
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