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APPROVALS: 
 

 

_______________________________ _______________________________ 

Director Chief Administrative Officer 

 

Recommended Motion: 

THAT Bylaw No. 23/003, being an amendment to the Land Use Bylaw No. 99/059 and 
the Timberlea Area Structure Plan Bylaw No. 01/020, specific to 110 Prospect Drive, Lot 
25, Block 20, Plan 152 4140 be read a first time; and 

THAT the required public hearing be held on March 14, 2023. 

Summary: 

Planning and Development has received an application for a Land Use Bylaw 
amendment to redistrict 110 Prospect Drive, formally known as Lot 25, Block 20, Plan 
152 4140. The property is currently vacant and districted R3 - Medium Density 
Residential District. The intent is to re-district the site C1 - Community Commercial 
District to accommodate neighbourhood-scale commercial development including 
community-orientated retail and commercial services. To ensure consistency with 
relevant statutory documents, an amendment to the Timberlea Area Structure Plan Map 
is also required. 

This is the Applicant's second attempt to re-district this site to facilitate development, 
and neighbourhood concerns from the prior 2016 application have now been addressed 
in the current proposal.  Previously contentious land uses such as Gas Bar and Liquor 
Store have been removed from the proposed amendment, therefore, Planning and 
Development is recommending approval of the application.  

The authority to amend the Land Use Bylaw is vested with Council under the Municipal 
Government Act. 

Background:   

The subject property is located within the Stonecreek neighbourhood and is bordered by 
a multi-family apartment building to the North, Stoneycreek Village shopping plaza to 
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the East, single family residential homes to the South and park space to the West. The 
site was subdivided from the multi-family property in 2015 and sold to a new property 
owner. The subject property has never been developed and currently lies vacant.  

The property owner first applied for a Land Use Bylaw amendment in 2016 to re-district 
the parcel from R3 - Medium Density Residential District to C2 - Mixed/Transitional 
Commercial District. Following first reading at Council on November 22, 2016, the 
amendment was withdrawn due to neighbourhood concerns with respect to volume of 
traffic, safety, and potential loss of enjoyment of personal property. 

To address these concerns, the property owner hired a consultant, Urban Systems, to 
facilitate a new amendment application which included extensive engagement with the 
community. A postcard was mailed to 39 properties notifying surrounding residents of 
the proposed amendment and identifying engagement opportunities. Following the mail-
out, the Applicant visited each of the 39 properties in-person to provide an opportunity 
to discuss the proposal, and 21 residents provided feedback.  

Due to restrictions to prevent the spread of Covid-19, signs were erected on the fence 
of the property to advertise virtual open houses on November 15 and 16, 2021. No 
concerns were raised by residents at either session, but the Applicant still addressed 
past concerns by bringing forward a modified version of the C1- Community 
Commercial District.  C1 is a lower intensity commercial district than C2, and the 
amendment proposes to contain site-specific restrictions prohibiting the use Gas Bar 
and Liquor Store on the subject site so as to ensure neighbour concerns are mitigated. 

Planning and Development also mailed a notice of application for rezoning to 
neighbouring properties within a 60-meter radius. Two residents reached out in 
response to the mailout, and staff have followed up to describe the modified steps being 
taken to address past concerns.  

Rationale for Recommendation:   

The proposed re-districting of the subject parcel effectively balances the property 
owner's desire to develop, and the concerns of nearby residents. The modified C1 - 
Community Commercial District will provide for more appropriate neighbourhood-scale 
development that is primarily oriented to addressing the needs of nearby residents and 
does not include land uses that are of concern to residents. 

Through the circulation process there were no concerns raised on the proposed 
amendment by any internal or external reviewing agencies. The applicant submitted a 
Transportation Impact Assessment which confirmed no road improvements would be 
required to facilitate development, but it should be noted that potential upgrades will be 
assessed in greater detail at the Development Permit stage. The development permit 
stage also affords Planning and Development the ability to perform additional detailed 
review and apply the appropriate rigor to ensure the site is developed in a manner that 
respects nearby residential development.  
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The Municipal Development Plan (MDP) promotes responsible development by making 
efficient use of available land.  Policy 1.1.1 in particular states that the Municipality will 
promote higher densities in established neighbourhoods through infill and 
redevelopment opportunities. Policy 4.1.1 encourages a mix of land uses by integrating 
housing, retail, business, institution, and recreation to create a more dynamic 
environment where residents only need to travel short distances for daily services. The 
amendment would fulfill the intent of these policies. 

The Timberlea Area Structure Plan (ASP) directs commercial development to be 
grouped together where possible to minimize conflicts with residential areas.  The 
Timberlea ASP was amended in 2007 (Bylaw No. 07/023) by identifying commercial 
and mixed uses along the Prospect Drive corridor to facilitate development of the 
Stoneycreek Village shopping centre. However, the 2007 amendment did not include 
the subject property, and so the current proposed amendment to the Timberlea ASP 
would therefore ensure the subject property is aligned with relevant policy direction. 

Administration supports the proposed Land Use Bylaw and Timberlea Area Structure 
Plan amendments and recommends that the Bylaw No. 23/003 be given first reading to 
allow for a public hearing to be scheduled.  

 
Strategic Plan Values: 
 
Local Economy 
 
Attachments: 
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BYLAW NO. 23/003 
 
A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO AMEND 
LAND USE BYLAW NO. 99/059 AND TIMBERLEA AREA STRUCTURE PLAN BYLAW 
NO. 01/020  
 
WHEREAS Section 633 of the Municipal Government Act, R.S.A., 2000, c.M-26 and 
amendments thereto authorizes Council to enact a bylaw adopting an area structure plan; 
 
AND WHEREAS Section 640 of the Municipal Government Act, R.S.A., 2000, c.M-26 and 
amendments thereto authorizes Council to enact a bylaw adopting a Land Use Bylaw; 
 
AND WHEREAS Section 191(1) of the Municipal Government Act, R.S.A., 2000, c.M-26 
and amendments thereto authorizes Council to adopt a bylaw to amend a Land Use 
Bylaw. 
 
NOW THEREFORE, the Council of the Regional Municipality of Wood Buffalo, in the 
Province of Alberta, hereby enacts as follows:  
 
1. That the Timberlea Area Structure Plan Bylaw No. 01/020 (Figure 4, as amended) 

is hereby further amended by re-districting the parcel legally described as Lot 25, 
Block 20, Plan 152 4140 from Medium Density Residential to Commercial, as 
depicted on attached Schedule "A".  

 
2. That Land Use Bylaw No. 99/059 is hereby amended by re-districting the parcel 

legally described as Lot 25, Block 20, Plan 152 4140 from R3 – Medium Density 
Residential District, to C1 – Community Commercial District as depicted on 
attached Schedule "B". 

 
3.  That Land Use Bylaw No. 99/059 be further amended by deleting Section 105.2 in 

its entirety and replacing it with the following:  
 

105.2 Permitted Uses (BL 16/020)  
 
The following are permitted uses:  
(a) Accessory Building  
(b) Animal Service Facility, Minor  
(c) Child Care Facility  
(d) Financial Institution  
(e) Gas Bar (BL 04/012) (not permitted on Lot 25, Block 20, Plan 152 4140) 
(f) DELETED (BL 08/001)  
(g) Liquor Store (not permitted on Lot 25, Block 20, Plan 152 4140) 
(h) Office  
(i) Personal Service Facility  
(j) Retail Store, Convenience  
(k) Satellite Dish Antenna 

 
5. This Bylaw comes into effect on the day it is passed. 



Bylaw No. 23/003 

Regional Municipality of Wood Buffalo Page 2 of 4 

 

 
 
 
 
 
READ a first time this this ______ day of __________________, 2023. 
 
READ a second time this ______ day of __________________, 2023. 
 
READ a third and final time this ______ day of __________________, 2023. 
 
SIGNED and PASSED this ______ day of ___________________, 2023. 
 

 
 
       ______________________________ 
       Mayor 
 
 
       ______________________________ 
       Chief Legislative Officer 
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BYLAW NO. 23/003 SCHEDULE “A” 
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BYLAW NO. 23/003 SCHEDULE “B” 
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