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109 Street Corridor Land Use Study



	Recommendation:

1. That Administration complete Phase Two of the 109 Street Corridor Study.
2. That the November 2, 2005, Planning and Development report 2005PDP125 be received for information.


Report Summary

This recommendation responds to direction contained in a Planning and Development Department 2005 – 2007 Service Package regarding a two phase land use study of the 109 Street Corridor.
Previous Council/Committee Action

At the September 8, 2004, Executive Committee meeting, the following motion was passed:
That Administration bring forward to City Council the proposed 109 Street Corridor study and budget for the area from the High Level Bridge to 63 Avenue as a proposed 2005 budget item during the 2005 Budget deliberations.
Report

· Attachment 1 contains the approved Service Package for the 109 Street Corridor Land Use Study with conditional direction to conduct the study in two phases.  Phase one is to evaluate the potential and pressure for redevelopment in the study area.  Based on the findings of phase one, Executive Committee was to consider a recommendation to proceed or not to proceed to phase two which would establish a consultation process and appropriate planning solutions. 
· The study area has redevelopment potential, as the finding of phase one indicate, in that it contains:

·  a large inventory of older structures, underutilized and underdeveloped lands relative to existing land use zoning;

· municipal infrastructure with adequate capacity to accommodate small scale infill development;

· good access to transportation facilities; and 
· proximity to activity, educational, work and recreational nodes in the Whyte Avenue commercial area, the University of Alberta main campus, the Downtown and the North Saskatchewan River Valley. 

· The study area has experienced some redevelopment activity, but no overt redevelopment pressure during the past six years.  While several newer structures have been developed fronting 109 Street, the majority of development permits issued within the study area during this period are for amounts less than $100,000 which is generally indicative of minor upgrading or renovation.  A large number of properties have been transacted during this period, but consolidation of properties into larger blocks to enable intensification was not overly evident. Planning applications (rezoning) for four sites in the study area were submitted during this period; two were approved by Council, one is on hold and one was withdrawn.  An application to develop a 30 unit Apartment building on one of the sites approved for rezoning was recently submitted to the Planning and Development Department.
· Census statistics for the study area indicate a concentration of households comprised of students, renters, lower incomes, and above average mobility.  These findings are consistent with an area having proximity to a major university campus and to some extent imply an area of affordable housing.

· Community representatives support the following planning objectives:

· maintain residential character, and contain and maintain small scale commercial;

· control density;

· manage traffic and parking;

· maintain and improve green areas and aesthetics;

· adhere to the existing land use plans in place for portions of the study area; and

· consult often and listen. 

· In summary, the study area appears to be in equilibrium for the time being.  While the study area has potential for redevelopment, it displays no strong evidence of pressure to redevelop.  No economic assessment was conducted to determine the possible market reasons for this relative stability. 
· The Planning and Development Department is currently working to develop a Residential Infill Strategy being one of Council’s four priority Smart Choices recommendations.  The purpose of the strategy is to identify opportunities for residential infill and to establish procedures, zoning regulations, design guidelines, and incentives that will facilitate quality small and medium scale residential infill that is compatible with, and complementary to, existing development in Edmonton’s older neighbourhoods. 

· On June 29, 2005, Executive Committee considered a proposal to prepare a Neighbourhood Plan for the Grovenor Community and subsequently directed Administration to prepare terms of reference which will facilitate the review of mature neighbourhoods from the perspective of intensification and urban design, rather than individual neighbourhood plans.  

· The Planning and Development Department sees the proposed Residential Infill Strategy, the direction by Executive Committee to prepare terms of reference to facilitate the review of mature neighbourhoods, and the 109 Street Corridor land use study as being linked.  
· Terms of Reference for the Residential Infill Strategy are currently being finalized and will subsequently be forwarded to Senior Management Team for approval and to Council for information.  As currently proposed, the Residential Infill Strategy contains a number of components that will be delivered over a period of 30 months.  During the first 12 months of project start-up, a Market Study and Atlas of Infill Opportunities will be prepared, and a Public Education Program will be conducted.  New Zoning Regulations and Design Guidelines for Residential Infill will be completed within 24 months of the project’s start-up.
· Attachment 2 contains terms of reference to proceed with phase two of the 109 Street Corridor Land Use Study.  While these terms of reference have been modelled on those prepared for the Residential Infill Strategy, they will also examine the role of non-residential infill development in the study area.
· The approved service package for the 109 Street Corridor Land Use Study identifies $140,000 and $160,000 for phase one and phase two, respectively.  The majority of the work necessary to complete phase two of the 109 Street Corridor land use study will be completed by a consultant(s). 
Justification of Recommendation

While the findings of phase one of the 109 Street Corridor land use study do not point to any strong pressure to redevelop lands within the study area, the Planning and Development Department supports proceeding with the study on the basis that the completion of phase two will provide an approach to managing the potential and pressure for redevelopment in the study area and provide case study findings for the Residential Infill Strategy.  

Background Information Attached

1. 109 Street Corridor Land Use Study, 2005 – 2007 Service Package
2. Draft Terms of Reference - 109 Street Land Use Study (Phase Two)
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