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Executive Summary 
This application proposes to amend the Kaskitayo Outline Plan to allow for the redevelopment of the Heritage Mall property into a comprehensive transit oriented urban village that includes a variety of residential units, community retail and commercial in a pedestrian oriented environment. 
The proposed development provides a tremendous opportunity for the City of Edmonton to implement Transit Oriented Development (TOD) consistent with its Smart Choices initiative. The “Smart Choices Catalogue of Ideas” states: 
“There is a potential for mixed use intensification at Heritage Mall because it is a bus transit centre and will be a future LRT station. The existing shopping mall is not economically viable and is for sale. The site is characteristic of greyfield developments in North America where shopping mall and big box retail sites are being redeveloped into denser mixed use centers.” 
Working closely with the City administration, we are presenting a development concept that possesses many ingredients of successful TOD planning, including good linkages between the site and existing and future transit facilities. Housing will include row houses plus low rise, mid rise and high rise apartments. Commercial space and offices added to the housing will create a good mix of land uses. The existing utility infrastructure has the capacity to accommodate the additional development. Traffic generated by the development will be comparable to that of the previous mall operation. Public and separate school boards are capable of handling the additional student population. Landscaped open spaces, pedestrian mews and amenity areas will be provided on-site to enhance the environment and meet the needs of the increased population. Many of these open spaces will be accessible to residents of the surrounding neighbourhoods. 

High rise apartment buildings are proposed as a preferred design solution that frees up open space at ground level and allows for densities more supportive of public transit. High rise towers will be slim to reduce the impact of shadowing and to preserve view corridors. As well, they will feature special architectural details to create a pleasing visual impact. Care has been taken to locate high rise buildings in a manner that provides a transition in height and massing from the surrounding neighbourhoods.

Development of the Heritage Mall site supports a “smart choices” development strategy by:

· optimizing the City’s existing infrastructure;

· attracting investment from senior levels of government, especially to accelerate LRT extension to south Edmonton;

· providing surrounding communities with an attractive new range of housing, amenity and lifestyle choices; and

· assisting with the revitalization of Kaskitayo’s mature neighbourhoods.

1.0 Introduction

1.1 Purpose 

This amendment to the Kaskitayo Outline Plan has been prepared on behalf of Century Park Developments Ltd., the registered owner of the land legally described as Plan 0022925, Block 32, Lot 5A referred to as the Heritage Mall site. Figure 1 - Kaskitayo Outline Plan Boundary shows Heritage Mall within the southwest area of the City of Edmonton in the Ermineskin neighbourhood. The Kaskitayo Outline Plan Area includes what today are the Sweetgrass, Steinhauer, Blue Quill, Blue Quill Estates, Ermineskin, Skyrattler, Keheewin, and Bearspaw neighbourhoods. The site encompasses approximately 17.4 hectares (43 acres) of land, bounded by 23 Avenue to the south, 111 Street to the west, 109 Street to the east and the southern property lines of the Heritage Park Towers and City-owned land. 
The purpose of the amendment is to accommodate the redevelopment of the Heritage Mall site from a district shopping centre to a mixed-use urban village with primarily residential uses complemented by commercial uses, in a pedestrian-friendly environment that supports higher-intensity Transit Oriented Development (TOD) at transit hubs. 

This amendment supercedes any conflicting policy, objective or description from the original Kaskitayo Outline Plan.
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Figure 1 – Kaskitayo Outline Plan Boundary

1.2 Planning History 

The subject site falls within the Kaskitayo Outline Plan originally approved by the City of Edmonton on October 23, 1973. The Plan estimated a total population of 37,150. As only some of the higher density residential envisioned was developed and as household sizes have decreased, the area’s actual population is well below this. 
The Kaskitayo Outline Plan identifies an area north of 23 Avenue and east of 111 Street as a district shopping facility: 
A district shopping facility will be located near the geographic centre of Kaskitayo at the junction of major circulation routes serving the area. In addition to shopping, the centre will include institutional services. Together with the senior high school and district park recreation complex, the district centre will form the major activity hub of the Kaskitayo area. Higher density housing will take advantage of proximity to these central facilities. 
The Kaskitayo Outline Plan notes that: 
Apartments, including “walk-up and “high-rise” are estimated to make up about 60 percent of the units to be ultimately provided in the long range development of Kaskitayo. The higher density housing will be located in varying locations such as areas of significant amenity, at access points to the higher-level transportation network and at high activity areas. 
The provision of rapid transit (LRT) and the location of a station at the district shopping centre, which is now the Heritage Mall site, was also envisioned. The Outline Plan states: 
The rapid transit line will have a locational relationship with the district centre. A station and a ‘park-and-ride’ facility will be part of the district centre. Higher density housing will be located in close conjunction with the district centre-transit station complex. The bus system will connect with the transit line and form an important role in the effective use of this facility. 
According to the 2001 Federal Census, the Kaskitayo Outline Plan area’s population was 23,040 people residing in 9,405 dwelling units. Subject to zoning approval, the development may add another 2,886 multi-family units in the form of row housing and apartments. If so, 4,909 people could reside on the site once all phases are developed, which added to the 2001 population would result in a Kaskitayo population of 27,949. 
Built by the Daon Corporation, the 72,464 m2 Heritage Mall opened in 1981. It operated as a district mall until 2000 when Sears closed it doors; it has since been a vacant greyfield site. Its proximity to Southgate Mall along with the emergence of big box retail sites at South Edmonton Common contributed to its loss of viability as a shopping facility. 

The Mall was sold in November 2003 to Century Park Developments Ltd. In March 2004 a (DC2) Site Specific Development Control application for a mixed-used development along with this amendment to the Kaskitayo Outline Plan was submitted to the Planning and Development Department. The development concept is described in more detail in Section 4.0. 
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Existing Site – Heritage Mall
1.3 Rationale 

The rationale in support of the proposed amendment is as follows: 
1.3.1 Changing Retail Patterns 

Changing retail trends and patterns in southwest Edmonton have adversely affected the viability of Heritage Mall as a district shopping centre serving that quadrant of the city. The continued development of South Edmonton Common and the redeveloped Southgate Shopping Centre are already serving that retail market.  Similar greyfield sites across North America are successfully being converted into mixed-use urban villages.

1.3.2 Compliance with City of Edmonton Smart Choices Initiative
The proposal is in keeping with policy directions contained in the Municipal Development Plan, the Kaskitayo Outline Plan, and the City of Edmonton Smart Choices initiative, which was approved by City Council on March 23, 2004.  Smart Choices promotes compact development patterns as an alternative to urban sprawl. The proposed redevelopment of the site for a transit-oriented urban village is an excellent alternative use of this greyfield site, which is currently well serviced by bus transit and, in the future, LRT. The proposed redevelopment strategy is in keeping with the idea of Transit Oriented Development that the City of Edmonton is advocating through its Smart Choices initiative. 
1.3.3 Housing Choice 

The development is designed to provide in the vicinity of 2,886 residential units in a range of housing types, including row housing and low, medium and high rise apartments. Units will vary in size from one to three-bedroom. Although some rental accommodation is planned, the majority will be condominium. An aging population in the surrounding neighbourhoods is expected to create a demand for seniors’ housing. The proposed development will allow them to remain in the part of the City they are familiar with.
1.3.4 Availability of Infrastructure 

The proposed development makes excellent use of City infrastructure. Some upgrades to roadways and municipal services will be necessary (see Section 5.0 and 6.0 of this report). 

1.3.5 Increased Property Values and Taxes for the City

Research conducted by the Urban Land Institute has shown that people are willing to pay a premium to live in neighbourhoods where they can live, work, shop and play without depending on automobiles. Creating safe, attractive pedestrian environments that encourage walkability and offer transit options increase property values even more.

2.0 Statutory Plan and Policy Context 

The proposed development concept complies with the following strategies and polices combined in the City of Edmonton’s Municipal Development Plan (MDP) and Kaskitayo Outline Plan. 
2.1 City of Edmonton Municipal Development Plan 

The following items from the MDP are of relevance to this amendment: 
Physical Growth Strategy – We will optimize the use of public infrastructure by promoting infill development in existing neighbourhoods and business areas and accommodating higher density land uses along transportation corridors. 
Land Development Philosophy - Develop and utilize a land development philosophy that meets the City’s long-term development needs and achieves the optimal balance between residential, industrial, commercial, institutional and recreational land use. 
· Strategy 1.1.1 – Provide for choices regarding the types of development in which people want to live and do business. 

· Strategy 1.1.3 – Use and promote urban design principles and guidelines that enhance the quality of the urban environment. 
Utilization of Existing Infrastructure – Encourage maximum development around existing City infrastructure. 
· Strategy 1.3.4 – Promote intensification of development around transportation corridors and employment areas. 
· Strategy 1.3.5 – Support increased densities of land use through infill development that is sensitive to existing development. 
Movement of People and Goods – Ensure that an integrated system facilitates the safe, effective and efficient movement of goods and people throughout the City and beyond. 
· Strategy 4.3.1 – Develop and maintain an integrated system of roadways, public transit, pedestrian and bicycle facilities and services to support and enhance Edmonton as a growing, vibrant and culturally diverse city where people chose to live, work, learn and play. 
· Strategy 4.3.3 – Make effective and efficient use of transportation system. 

2.2 Kaskitayo Outline Plan 

The Kaskitayo Outline Plan, adopted in 1973, contains a number of policy directions in Section III “Objectives for the Kaskitayo District” that are of particular relevance to the proposed redevelopment concept outlined in this amendment. These policy directions relate to commercial development, public transportation, residential development and pedestrian circulation.  Objectives that support the development proposal are summarized below: 

Commercial Development 

· Develop a district shopping facility located in the geographic centre of the Plan area allowing for good vehicular flow and pedestrian access.

· Include a variety of services in the shopping facility, including retail, institutional and civic uses such as library, medical clinic, fire and police protection.

· Form a major activity hub within the Plan area, focusing on the shopping centre, the senior high school and the district park complex.

· Develop higher density housing in close proximity to these facilities to take advantage of these central facilities. 

Public Transportation

· Rapid transit serving the Kaskitayo area has obvious access advantages for residents.  

· The rapid transit line will have a locational relationship with the district centre and a station and a “park-and-ride” facility will be part of the district centre.

· Higher density housing will be located in close conjunction with the district centre-transit station complex.

Residential Development 

· Ensure a mixture of housing types provide an aesthetically and socially interesting variety as a desirable alternative to large areas of uniform development.

· Attached houses and other forms of apartments, including ‘walk-up’ and ‘high rise’ are estimated to make up about 60 percent of the units to be ultimately provided in the long range development of Kaskitayo. 

· Higher density housing will be located in varying locations such as areas of significant amenity, at access points to the higher-level transportation network and high activity areas.
Pedestrian Circulation

· Higher densities of population should be located near the facilities they will use the most. 

· Walk-ways, as part of and leading through, both the school and higher density housing sites, are an important factor in the location and physical arrangement of housing sites and open space.

3.0 Site Considerations 

3.1 Existing and Surrounding Land Uses 

The Heritage Mall redevelopment site currently contains the vacant mall structure and surrounding parking lots. A free-standing Royal Bank is located on the southern perimeter along 23 Avenue. 
As shown in Figure 2 – Existing Land Use, a range of residential, commercial and institutional land uses surround the site. The site’s western edge has an active City of Edmonton ETS Bus Terminal. On the west side of 111 Street the land uses include a variety of housing types including single family housing, Shaughnessy Estates (row housing) and Fairmont Village (medium rise apartment). 

At the northern edge of the property is a parcel of City-owned land intended for a future Park n' Ride facility, Surrey Manor Estates (low rise apartment) and Heritage Park Towers (high rise apartments). Maskepetoon Park sits between the two apartment properties on 29A Avenue. 

Land uses on the east side of 109 Street include Heritage Professional Centre, Southside Pentecostal Assembly, Ermineskin Park, Heritage Manor (low rise apartment) and Heritage Village (row housing). South of 25 Avenue is California Casa (low rise apartment) and row housing. 
The southern edge of the redevelopment site fronts 23 Avenue and is home to four commercial establishments: the Spa Lady, Gas Bar, Royal Bank and Safeway. More commercial uses are located south of 23 Avenue, including Heritage Village, Heritage Plaza and Heritage Square. 
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View of the Heritage Park Towers from the Safeway Parking Lot 
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View of the Heritage Mall from 109th Street  

Figure 2 – Existing Land Use
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3.2 Environmental Site Assessment 

Environmental site assessments and remediation have been conducted to the satisfaction of the City of Edmonton and environmental agencies.  Environmental site assessments identified concerns with an underground waste oil tank located at the former Sears Automotive Centre as well as the drains and sumps located within the former Wal-mart and Sears automotive repair bays. These items were decommissioned by Stantec as referenced in the June 2003 report “Decommissioning and Remediation Project, Former Sears Automotive Centre, Heritage Mall, Edmonton Alberta.” The City of Edmonton Planning and Development Department has confirmed that all environmental site concerns have been addressed and there are no additional requirements.

3.3 Parks and Open Space 

The City of Edmonton Community Services Department has confirmed that there are no Deferred Reserve Caveats registered on title against the Heritage Mall redevelopment site. Two parks within walking distance of the site are Ermineskin Park, which is a district level park located east of 109 Street and the subject site, and Maskepetoon Park, which is located north of the subject site on 29A Avenue.  A City of Edmonton Multi-Use Trail Corridor runs directly north of the site along a Transalta Utilities right-of-way parallel to Saddleback Road (see Figure 3 – Parks, Schools and Pedestrian Linkages). Opportunities exist to create pedestrian linkages to the Multi-Use Trail Corridor through Ermineskin Park and along existing roadways.  
The development will feature a variety of open spaces in the form of public commons, pedestrian mews and secured courtyards.  All open space areas, other than the secured courtyards, will be accessible to the general public. 

3.4 Schools 

The Edmonton Catholic School District and the Edmonton Public School Board were contacted to determine what impact the redevelopment would have on schools serving the area. The Edmonton Catholic School Board stated that St. Augustine School would be able to accommodate future student enrolment generated by the development. If enrollment is significantly larger than anticipated St. Theresa School could also be considered. 
The Edmonton Public School Board noted that the schools serving the area are Steinhauer Elementary, D.S. MacKenzie Junior High, and Harry Ainlay Senior High. Schools surrounding the Heritage Mall site have seen a decrease in enrollment in recent years. Accommodating any students in the new development is not a problem. 
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Figure 3 - Parks, Schools and Pedestrian Linkages 
4.0 Development Concept 

The development concept is to transform the vacated Heritage Mall site into a transit-oriented urban village consistent within the City of Edmonton’s Smart Choices for Developing Our Community.  The development concept for the site is illustrated below in Figure 4 – Illustrative Site Plan. 

The goal is to create a mixed-use development in an attractive pedestrian environment that maximizes the use of transit.  The predominant use being proposed for the development is residential, with some retail/commercial and office uses.  An urban village has a higher intensity residential use than a town centre and lower intensity commercial uses, including professional and general offices, medical services, general retail stores and restaurants.  

The development concept addresses the following planning objectives.  

· Create a mix of residential and commercial uses in an attractive pedestrian environment.

· Provide open spaces and recreational opportunities for the enjoyment of residents of the development and the surrounding neighbourhoods.

· Provide safe and attractive pedestrian linkages throughout the site, as well as connectivity with adjacent neighbourhoods, existing transit and future LRT station by using traffic calming measures and pedestrian mews. 

· Create an attractive pedestrian and living environment that reduces pedestrian / vehicle conflicts by housing the majority of parking in underground and concealed above-ground parking structures.

· Encourage transit use, walking, bicycling and other alternate modes of transportation to the private automobile. 

· Provide a safe, pleasant walking environment by avoiding blank walls and designing buildings to address the street with balconies, entries, porches and architectural features.

· Create a safe environment through Crime Prevention through Environmental Design by ensuring “eyes on the streets.”  

· Allow for a transition in height and massing from existing nearby neighbourhoods by distributing the density on the development site.

· Provide parks and open space, preserve view corridors and reduce the impact of shadowing through the use of taller, slimmer high rise building forms.  

· Promote high quality development through a combination of the architectural treatment, design details, materials and landscaping of pedestrian areas and open spaces. 

· Create a series of parks and open spaces for the enjoyment of local residents and nearby neighbourhoods by using high rise building forms which allow for more ground level open space. 

· Employ sustainable development principles in the planning, design, construction, and management of the development. 

Figure 4 – Illustrative Site Plan
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NOTE: This site plan is for illustrative purposes only. Specific requirements and details will be established through zoning and development approvals. 
5.0 Transportation and Parking 

5.1 Roadways 

The development will take advantage of both the well developed immediately adjacent roadway infrastructure; existing transit terminal and future development of a high speed transit corridor. In the longer term horizon, the City of Edmonton has planned to extend the LRT corridor on 111 Street with a planned station adjacent to the development. The existing roadway network adjacent to the development will provide the necessary interconnections appropriate to efficiently and effectively accommodate anticipated traffic movements on a peak hour and daily basis. The daily rate projections are similar to what would have been generated by Heritage Mall when it was a fully functional shopping center. As well, the internal roadway system will provide residents, employees and the public with safe and efficient access. 
Access to the redevelopment site is provided by the following roadways (see Figure 5 - Access and Circulation). 
· 23 Avenue is currently developed as a four-lane divided arterial roadway with accommodations for an ultimate six lane configuration and is adjacent to the south edge of the project site. 23 Avenue is also designated for possible future LRT route extension into Mill Woods. The posted speed limit along this section of 23 Avenue is 60 km/h and presently operates with daily traffic volumes in the range of 32,300 vehicles a day. 

· 111 Street is currently constructed as a four-lane divided arterial roadway with accommodation for an ultimate six-lane configuration. A northbound auxiliary lane is presently developed adjacent to the western edge of the study area between 23 Avenue and 29A Avenue. The posted speed limit along this section of 111 Street is 60 km/h and operates with daily traffic volumes in the range of 34,600 vehicles a day. 

· 109 Street/29A Avenue is currently constructed as a four-lane divided collector roadway that runs along the east edge of the site and then curves towards the west to connect to 111 Street north of the site. The speed limit is 50 km/h. 

The Transportation Master Plan identifies Calgary Trail and Gateway Boulevard as “highway connectors”.  
Figure 5 – Access and Circulation
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NOTE: The final configuration of accesses on 111 Street will be determined with the ultimate LRT design. Access B may not be all-directional. 

5.2
Public Transit 

The Heritage Transit Centre is located adjacent to 111 Street on the west side of Heritage Mall, north of 23 Avenue. Heritage Transit Centre acts as a transfer location between local transit services from southern residential and employment sectors and broader City services to Southgate, the University of Alberta and downtown. Currently, it is a destination point for 14 routes. The development’s land uses, density, and site layout have been designed to maintain a pedestrian friendly environment and promote higher intensity transit oriented development at this existing transit hub. The combination of well landscaped pedestrian linkages and potential interior connections will aid the TOD aspects of this unique development. 
The Transportation Master Plan, which was approved by Council in 1999, recommended the extension of the LRT from the University of Alberta to Heritage Mall.  In accordance with this Master Plan and the Transportation System Bylaw 11778, a transit corridor has been reserved on 111 Street to accommodate future high-speed bus lanes and the LRT. The proposed LRT line will extend from the current University Station south to the proposed Southgate Station, and then south along the median of 111 Street to Heritage Station, located approximately at 111 Street and 23 Avenue. Plans for future LRT expansion to Heritage Station include a Park n' Ride facility located adjacent to 111 Street north of 23 Avenue. The land for this facility has already been designated by the City of Edmonton.  111 Street south of 23 Avenue and 23 Avenue east of 111 Street are designated for High Speed Transit (HST). 
When LRT is extended to the site, the need for optimum integration of the development, LRT and bus terminals and Park n’ Ride facility may result in building configurations, access connections to 111 Street and property boundaries that vary from what is shown in the figures in this document. Such variances would not require a subsequent amendment to the Kaskitayo Outline Plan if the result remains true to the overall intent of this amendment.
5.3
Transportation and Parking Impact Assessment 

A traffic and parking impact assessment was completed by Bunt & Associates in conjunction with this amendment. The assessment concluded that with some modifications to the adjacent roadway network, the development as proposed may be accommodated on the roadway system without undue hardship to the adjoining communities and commuting travellers. The analysis confirmed that the traffic generated by the development would be similar to that which would be generated if Heritage Mall were fully operational.
6.0 Municipal Services 

Stantec conducted an analysis of the adequacy of municipal services to accommodate the proposed development. The amendment to the Outline Plan was circulated to Epcor and the Drainage Services Branch of the City’s Asset Management and Public Works Department. 
6.1 Water 

The existing water services to the Mall provide sufficient pressure to satisfy domestic needs and current fire protection flow requirements. High rise buildings will require a detailed water network analysis to evaluate the capacity of the existing system to provide adequate pressure to the top floors. As is typical for most high rise buildings, an internal booster system may be required. 
6.2 Storm 

The Drainage Services Branch indicated that there is adequate infrastructure to accommodate stormwater runoff.  Since the developers propose to reduce the amount of impervious surface area from what is currently found on the site, there should be less stormwater runoff after the site is developed. 
6.3 Sanitary 

The existing sanitary trunk at 109 Street has sufficient capacity to support the proposed development.  The Drainage Branch only requires the developers to furnish the Duggan Pump Station with one additional pump for backup purposes. 
7.0 Community Consultation Process 

The community consultation program undertaken for the development project recognized the potential impact the redevelopment will have on the surrounding neighbourhoods.  Residents in the surrounding neighbourhoods participated in a number of applicant and City-sponsored consultation activities.  Public consultation began early in the process – a month after Century Park Developments Ltd. acquired the site – as residents’ awareness of and interest in the former Mall site was high.  

Community consultation on this project exceeded the City’s requirements.  Section 720.4 (c) of the Zoning Bylaw states that the applicant shall:

“contact the affected parties, being each assessed owner of land wholly or partly located within a distance of 60.0 m of the Site of the proposed development and the President of each affected Community League and the President of each Business Revitalization Association operating within the distance described above, at least 21 days prior to submission of a Rezoning Application.”

The following summarizes the public consultation activities that occurred before and after the March 29, 2004 rezoning application was submitted to the City Planning & Development Department.  

COMMUNITY CONSULTATION BY APPLICANT
1. Pre-Consultation Community Meeting – November 14, 2003

· Century Park Developments Ltd. and the consulting team held a pre-consultation community meeting at the Blue Quill Community Hall. Invitation letters were mailed to nearly 5,700 households in the Ermineskin, Keheewin, Blue Quill and Skyrattler neighbourhoods as well as to presidents of the Ermineskin, Blue Quill and Yellowbird East Community Leagues.

· The meeting involved introductions of the project team, a presentation of past work and project ideas, and a question and answer period.  Comment forms were provided.  

· Approximately 260 people attended and 76 comments forms were received.

2. Pre-Consultation Public Open House – January 23, 2004

· Century Park Developments Ltd. and the consulting team held an Open House at the Blue Quill Community Hall.  Invitation letters were mailed to those who attended the November community meeting, to assessed property owners within 60 m of the site and to presidents of the Ermineskin, Blue Quill and Yellowbird East Community Leagues.  The Open House was also advertised in the Edmonton Examiner on January 14.

· A site plan, elevation drawings, three-dimensional model and video animation of the site were displayed. 

· Approximately 450 people attended at 127 comment forms were received.

3. Presentation to Edmonton Federation of Community Leagues Development Committee – May 10, 2004

· The Planning and Development Committee of the Edmonton Federation of Community Leagues invited Century Park Developments Ltd. to present their plans at a regularly scheduled meeting on May 10, 2004.  Armin Preiksaitis, planning consultant, represented Century Park Developments and made a presentation on the history of the site and the proposed development.  He then answered questions.

4. Workshop with Southwest Area Council and Community Leagues– May 27, 2004

· A meeting was held with 13 representatives of the Southwest Area Council and executive from the Blue Quill, Yellowbird, Ermineskin and Twin Brooks Community Leagues.  Project architect James Cheng and Century Park Developments Ltd. representatives attended.  Letter invitations were mailed to Southwest Area Council Planning and Development Committee members and to Community League Presidents.

· The purpose of the workshop was to review the proposed redevelopment plan, to discuss community concerns and suggestions, and to explore possible design modifications.  After a group discussion, the architect sketched ideas onto a site plan.

· As a result of this meeting, the concept plan was revised to:

· reduce the height of the tallest buildings from 28 to 24 stories;

· to eliminate the mall structure and add a large water and open space feature at the centre of the site; and

· to add retail shops to the ground level of selected residential buildings.

5. Meeting with Community Leagues and South West Area Council – November 25, 2004

· Century Park Developments Ltd. and project architect James Cheng met with representatives of the South West Area Council and representatives from the Aspen Gardens, Blue Quill, Duggan, Ermineskin, Greenfield, Lansdowne, Malmo, Royal Gardens, Twin Brooks, Yellowbird, Riverbend, Brookview, The Ridge, Terwillegar and Ogilvie Ridge Community Leagues in southwest Edmonton to present the revised development concept.  James Cheng made a presentation on the current development concept highlighting changes made since the May 27, 2004 Community Workshop.  This was followed by a question and answer period with questions being answered by representatives from the City of Edmonton, the Edmonton Public School Board and the project team. 

COMMUNITY CONSULTATION BY CITY OF EDMONTON

6. Applications Posted on City Web Site – April 2004
· Shortly after the March 29, 2004 submission of the DC2 Rezoning Application and the Amendment to the Kaskitayo Outline Plan, the City Planning & Development Department posted both documents on their web site to ensure easy public access.  These were located under “Infrastructure and Planning - Current & Future Projects – Heritage Mall Development.”

7. Open Houses – June 1 and 2, 2004

· The City mailed notices of the Open Houses and Public Meeting to approximately 6,500 property owners within the Kaskitayo Plan area.  Open Houses were held in the food court area of the Heritage Mall building from 3:00 to 8:00 pm.

· Portable signs advertising the June Open Houses and Public Meeting were placed on 111 Street and 23 Avenue.  Newspaper ads were placed in the May 26 Edmonton Examiner, the May 28 Edmonton Journal and the May 30 Edmonton Sun.

· Display materials profiled the project background, development team, redevelopment concept, built form, density, open space and amenities, traffic and parking, and public transit.  Attending to answer questions were City staff from Planning & Development and Transportation & Streets Departments, as well as representatives from Century Park Developments Ltd. and their consulting team.  A comment form was handed out.

· Approximately 780 people attended and 475 comment forms were received.

8. Public Meeting – June 16, 2004

· The Public Meeting was held from 7:00 to 10:00 pm at the Heritage Mall building.

· The meeting began with presentations by the City and developer representatives.  A question and answer period followed.

· Approximately 455 people attended and 90 comment forms were received.

9. Meeting with Mayor and Ward Councillors  – July 22, 2004

· On July 10, 2004 representatives from the City Planning & Development Department and Century Park Developments Ltd. and their planning consulting attended a meeting with the Mayor, Councillors Langley and Anderson, representatives of the Ermineskin, Blue Quill, Yellowbird East and Twin Brooks Community Leagues and a representative of the Southwest Area Council’s Planning Committee. The purpose of the meeting was to discuss the Community League members’ main areas of concern – density, height, traffic and noise.  

10. Regular Ongoing Communications

· Since the summer of 2004, the Planning & Development Department has maintained consultation activities regarding the proposed development, corresponding with community representatives and individual citizens through phone calls, e-mail messages, the Internet and the meeting on November 25, 2004. 

COMMUNITY CONSULTATION RESULTS

Community feedback, both verbal and written, was documented throughout the consultation process.  A number of residents were pleased to see a new use being proposed for the vacant site.  Response was positive to many project elements, including:

· Mixed-use ‘urban village’ concept

· Variety of open spaces and site amenities

· Pedestrian connections throughout the site

· Quality design and architectural treatment

· Variety of housing types

· Non-gated development accessible to wider community

The concerns expressed by property owners and residents, and the ways in which the applicant addressed them, are summarized below.

Building Height

Concerns related to the fact that high rises in a ‘suburban’ part of the city will change the look and character of the area.  Respondents commented that high rises may contribute to a loss of privacy and shadowing on adjacent residential areas.  

Building height was addressed by the applicant as follows:

· Sun/shadow modeling was done early in the design stage to ensure that towers cast few off-site shadows.  

· The visual impact of high rises will be minimized with tall, slim buildings.  Slimmer towers have a smaller floorplate which reduces the perceived building mass, reduces shadowing affects and allows for more green space at ground level.

· The developer modified the original concept, changing the highest building from 28 storeys to 24.

· The modified concept plan, which removed the mall structure, allowed the towers to be clustered more in the centre of the site.

· The towers’ aesthetics will be enhanced with quality finishing materials and architecturally sculpted tops.

· High rise buildings 15 storeys in height are located just north of the site and provide an height transition for this development.

Density 

Some respondents were concerned that the project’s density would result in unwanted traffic, population and noise impacts.

The applicant’s response to density concerns are as follows:

· The development’s overall density is equivalent to or less than many existing residential ‘suburban’ developments in Edmonton, including high density residential towers immediately north of the site.

· Reduced density reduces the financial viability of the project’s amenities, such as underground parking, landscaping, open spaces and quality building materials.

· The site is very suitable for higher density development because of its location adjacent to major roadways and the future south LRT extension.

· The technical review by City departments revealed that the existing utilities infrastructure is adequate to serve the development.  Additionally, the Police and Fire Departments had no concerns with the ability to service the site.

· The Edmonton Public and Separate School Boards felt that existing elementary and junior high schools in the area could accommodate the anticipated number of children.  High school students could be accommodated in Harry Ainlay High School and the proposed Riverbend/Terwillegar High School.

· The Community Services Department had no objection to the proposed development.  The development features a significant amount of open space and an indoor amenity centre, plus there are three City parks adjacent to the site.  

· The project proposal supports the land development strategies contained in the City-approved Smart Choices for Developing Our Community which encourages Transit Oriented Development, walkability and redevelopment of underutilized commercial lands.

Traffic

Traffic concerns generally relate to existing traffic problems in southwest Edmonton.  There is also concern that the development will result in shortcutting on 29 Street and increased traffic on 23 Avenue, Calgary Trail and 111 Street.  

The applicant notes the following: 

· Major transportation improvements are planned in the vicinity of the Kaskitayo area:

· The City of Edmonton approved a plan for the construction of the 23 Avenue/Gateway Boulevard interchange.  If Council approves construction funding, the interchange could be completed by 2007.

· Alberta Transportation is currently constructing the southwest section of Anthony Henday Drive, including interchanges at Terwillegar Drive, 111 Street and Calgary Trail / Gateway Boulevard.  This is scheduled to be complete in 2006.

· The City is investigating funding options to fast-track the LRT extension south and they have also recently approved a High Speed Transit Study.

· The applicant has identified roadway improvements required on the roadways surrounding the site and is working with the City to identify the timing, scheduling and funding requirements for the improvements.

· The Heritage Mall site was well designed for traffic circulation with three all-directional access points and five secondary points.  This will not change.

· The development’s traffic impact assessment reveals that only slightly more traffic will be generated than a fully operational Heritage Mall.

· The applicant has addressed the concern with shortcutting on 29 Avenue by eliminating direct access from the development site to 29 Avenue and changing the traffic control to encourage traffic to use 109 Street instead of 29 Avenue.

Noise 

Respondents have expressed concern about construction noise and a general increase in noise levels once the project is complete.

The applicant notes the following:

· As the project consists primarily of residential uses, high noise levels are not anticipated.

· Traffic noise is expected to be no higher than that generated by Heritage Mall when it was operational.  Peak traffic flows will change, shifting more to the weekday commuting schedule.

· The City has a Noise Bylaw which addresses noise generated during development construction and noise emanating from completed buildings, streets and open area.  

· Construction noise can be managed in the Bylaw with restrictions on hours of operation and truck routing.

Land Use

Concern related to commercial uses that might be incompatible with surrounding residential neighbourhoods.  It is felt that such uses may result in unwanted noise and crime.  Specific uses of concern to the community were itemized and reviewed in a meeting with City planners, the applicant and the community.  

The current CSC zoning allows for a broad range of commercial uses.  From the onset, the developer has assured the community that uses such as casinos and adult entertainment would not be considered.  The following revisions were made to the original list of uses in the proposed DC2 zoning provision to mitigate as many community concerns as possible.  

· Apartment Hotels  - Have been limited to a single tower in Area A as shown in Schedule A of the DC2. 

· Bars and Neighbourhood Pubs  - Are limited to Areas A and C as shown as shown in Schedule A of the DC2.  The intended purpose of this use is to allow for such establishments as Boston Pizza, East Side Mario’s, etc.  These types of restaurants often have a lounge attached to the restaurant and as such they are categorized under the Bars and Neighbourhoods Pubs use class.
· Boarding and Lodging Houses  - Have been limited to seniors housing only.  

· Flea Market - Is the use class under which farmers markets are categorized.  During the public consultation process neighbouring residents expressed an interest in having a farmers market on the site.  To ensure that only farmers markets are allowed under this usage, Flea Markets have been limited to farmers markets only. 

· Major and Minor Amusement Establishments -Have been limited to being an accessory use to a restaurant.

· Minor Secondhand Stores – The intended use of this category is to allow for antique shops.   

It should be noted that it was necessary to ensure that land use terminology was consistent with use classes as defined in the City of Edmonton Zoning Bylaw.  To ensure that only the intended uses would be allowed stipulations were added noting the specific usage (e.g. Boarding and Lodging Houses, limited to seniors housing only).  

8.0 Implementation 

It is proposed that the development will be staged over the next 5 – 10 years, dependant on market conditions. 
Concurrent with this application for the amendment to the Kaskitayo Outline Plan, an application to amend the Edmonton Zoning Bylaw from (CSC) Shopping Centre Zone to (DC2) Site Specific Development Control Provision is being submitted to permit the redevelopment of the Heritage Mall site to proceed. 
The City of Edmonton Zoning Bylaw 12800 Section 720.2 specifies a number of circumstances whereby a (DC2) Site Specific Development Control Provision can be applied to Site to regulate a specific proposed development. The rationale for amending the current CSC zoning to a DC2 zoning is as follows: 
· The proposed development exceeds the development provisions of the closest equivalent conventional Zone, which is CSC. The focus of the CSC zone is commercial / retail with residential development as only a discretionary use. As noted in the Section 320.5 of the City of Edmonton Zoning Bylaw “Apartment housing shall be permitted only above the office or retail component of a shopping centre." The focus of the proposed development is that of a residential development in the form of townhouses, and apartments. The commercial component of the proposed development is secondary to the residential component. 

· The proposed development requires specific / comprehensive regulations to ensure land use conflicts with neighbouring properties are minimized. Due to the proposed mix of commercial, shopping centre, and residential land uses, comprehensive regulations would ensure that land use conflicts with neighbouring properties would be minimized. 

· The site for the proposed development has unique characteristics that require specific regulations that take into account current Transit Oriented Development planning principles. The site is that of a closed district shopping centre surrounded by existing neighbourhoods; cannot be reopened under its former use. The proposed development is a form of infill that would see a number of land uses with unique characteristics (e.g. commercial and residential) developed on the site. 

Appendix 1
	1973 LAND USE FORECAST

KASKITAYO OUTLINE PLAN

1973 LAND USE ANALYSIS

	
	Area (ha)
	% of GDA

	Gross Developable Area 
	683.90 
	100% 

	Residential Land Uses 
	554.41 
	81.1% 

	Schools and Parks 
	113.71 
	16.6% 

	Local Commercial 
	3.64 
	0.5% 

	District Centre including Transit Station 
	12.14 
	1.8% 

	
	683.90
	

	
	
	

	
	
	Units
	% of Total Units

	Single Family Low Density Units 
	
	5,100 
	53.3% 

	Multi Family Medium Density Units 
	
	2,920 
	30.5% 

	Multi Family High Density Units 
	
	1,555 
	16.2% 

	Total Residential 
	
	9,575 
	100.0% 

	
	
	
	

	Total Estimated Population
	
	
	37,150


Appendix 2
	2001 LAND USE AND POPULATION ANALYSIS

KASKITAYO AREA


	
	Area (ha)
	% of GDA

	Gross Developable Area 
	533.30 
	100% 

	Residential 
	337.80 
	63.3% 

	Commercial 
	38.20 
	7.2% 

	Institutional 
	33.70 
	6.3% 

	Transportation 
	2.60 
	0.5% 

	Utilities 
	2.80 
	0.5% 

	Recreation & Open Space 
	112.50 
	21.1% 

	Vacant 
	5.70 
	1.1% 

	
	533.30
	

	
	
	
	

	
	
	
	Units
	% of Total Units

	Low Density Units 
	
	
	3,825
	40.7% 

	Medium Density Units 
	
	
	5,060 
	53.8% 

	High Density Units 
	
	
	520 
	5.5% 

	Total Residential 
	
	
	9,405
	100.0% 

	
	
	
	
	

	2001 Population
	
	
	
	23,040


Appendix 3
	ESTIMATED LAND USE AND POPULATION IMPACT

AMENDMENT TO THE KASKITAYO OUTLINE PLAN 



	
	Area (ha)
	% of GDA

	Gross Developable Area 
	533.30 
	100% 

	Residential 
	345.90 
	64.9% 

	Commercial 
	30.10 
	5.6% 

	Institutional 
	33.70 
	6.3% 

	Transportation 
	2.60 
	0.5% 

	Utilities 
	2.80 
	0.5% 

	Recreation & Open Space 
	112.50 
	21.1% 

	Vacant 
	5.70 
	1.1% 

	
	533.30
	

	
	
	
	

	Impact of Development
	Units
	% of Total Units
	Persons per Unit1
	Population

	Row Housing
	47
	1.6%
	2.45 
	115 

	Low/Mid Rise Apartments
	968
	33.5%
	1.86 
	1,800

	High Rise Apartments
	1,871
	64.8%
	1.60 
	2,994

	Total Residential 
	2,886
	100.0% 
	
	4,909

	
	
	
	
	

	2001 Population
	
	
	
	23,040

	Estimated Future Kaskitayo Population after build out of development
	
	
	
	27,949


Because of the absence of single detached dwellings, few families and hence students are anticipated. The table below shows the estimated student generation figures, assuming that 200 school-aged children live in the development.

Estimated Student Generation 2
	
	Elementary
	Junior High
	Senior High
	Total

	Public 
	90 
	34 
	31 
	155 

	Separate 
	26 
	10 
	9 
	45 

	Total 
	116 
	44 
	40 
	200 


1. The 1999 Civic Census was used to as the basis for persons per unit counts because it is the latest data for which population totals by type of housing were available. In the 1999 Census, for the Kaskitayo area the average number of persons per unit in row housing was 2.45 and in apartments under 5 storeys was 1.86. Apartments 5+ stories had 1.81 persons per unit. It is assumed that the development’s high rise apartments will be closer to 1.6 persons per unit, as they are expected to appeal to retired individuals, empty nesters and working singles rather than families. The people per unit figure may be closer to those seen in the Oliver and Garneau neighborhoods, which are 1.42 and 1.48 respectively in high rise apartments (City of Edmonton SELUS reports). Similar projects in Vancouver report an average of 1.62 people per unit. 

2. Although new suburban areas have an average of .25 students per household, few students are generated in medium density development. As the development will have no single detached housing, it is assumed that only 20% of households - or 577 dwelling units – may have school-aged children. The table reflects a breakdown of 58% elementary, 22% junior high and 20% senior high students.
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