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The Calgary Trail Land Use Study (as amended) was adopted by Resolution of Council on
September 11, 1984. In August 2015, this document was consolidated by virtue of the incorporation
of the following changes through resolutions which were amendments to the originally adopted
document.
Resolution August 30, 2010

Change to allow mixed-use residential and commercial uses, accessed
via service road, west of Gateway Boulevard/Calgary Trail corridor.
Approximately 400 m north of 23 Avenue. Map 8A added.

Resolution July 4, 2011

Deletion of area north of 63 Avenue, replaced by Strathcona Junction
Area Redevelopment Plan, Bylaw 15812 adopted July 4, 2011

Resolution August 24, 2015

Change to allow highway-oriented commercial uses and infill of land
north of 34 Avenue NW along the east edge of Gateway Boulevard.
Maps 1, 3, and 8 replaced.

Resolution October 10, 2018

Change to allow highway-oriented commercial uses north of Whitemud
Drive NW along the west side of Calgary Trail. Map 9 (Zone 3) replaced.

Editor’s Note:
This is an office consolidation edition for the Calgary Trail Land Use Study, as approved by City Council
on September 11, 1984. For the sake of clarity a standardized format was utilized in this Plan. Private
owner’s names have been removed in accordance with the Freedom of Information and Protection of
Privacy Act. All text changes are noted in the right margin and are italicized where applicable.
Furthermore, all reasonable attempts were made to accurately reflect the original document approved by
Resolution.
This office consolidation is intended for convenience only. In case of uncertainty, the reader is advised to
consult the original documents approved by Resolution, available at the Office of the City Clerk.
City of Edmonton
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CALGARY TRAIL LAND USE STUDY
1.1

EXECUTIVE SUMMARY

1.2

STUDY INTENT AND AUTHORIZATION
The overall intent of the Calgary Trail Land Use Study is to initiate the development of
an enhanced image for the corridor while reinforcing its function as a Provincial
highway. From the City limits to the centre of Old Strathcona and on into the Downtown,
the corridor is our main, international welcome mat. It is where we receive and greet
visitors. It is where we make our initial impression and communicate what we are all
about. It is an area which calls us to put our best foot forward to establish positive
attitudes about our city which can reinforce our efforts to attract business ventures,
tourists, and new residents.
To fulfill this intent, the terms of reference for the Calgary Trail Land Use Study,
received by City Council on 1983 03 08, directed the Planning and Development
Department to:
1.

Amended by Editor

Review and assess the impact of the existing roadway on land use within the
corridor;

1.3

2.

Develop land use policies to guide development within the corridor;

3.

Develop urban design guidelines for the corridor; and

4.

Establish a strategy to implement policies.

PROCESS
Data collection and research related to the corridor commenced in March, 1983. The
issue identification phase of this study, which took place between March and June, 1983,
has been heavily based (See Appendix I) on a telephone survey of business operators in
the corridor. The survey was followed up by an open house meeting with property
owners and business operators in June, 1983 which assisted in reviewing issues and the
preliminary direction of the study. During the fall and winter of 1983 a development
concept and supporting policies were developed in consultation with other Departments
and agencies. Following extensive interdepartmental review in January and February,
1984, another open house meeting was held in March, 1984 to review the preliminary
recommendations.
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1.4

MAJOR ISSUES
In consultation with business operators, civic Departments, and other agencies, the
following major issues have become the focus of this study:

1.5

1.

Land use is changing within the corridor and this is occurring in the absence of
established direction from City Council;

2.

Development within the northern segment of the study area has caused some
negative impact on residential areas such as noise, dust, additional traffic and onstreet parking;

3.

The future use of large segments of land in the area is uncertain (e.g. private
railway lands) (Appendix III);

4.

Businesses within the northern segment of the study area have been affected
negatively by the removal of on-street parking on 104 Street;

5.

In the northern segment business operators have identified a problem with access
to businesses resulting from the one-way couplet system;

6.

The generally poor quality of design and development of sites adjacent to the
roadway has established a poor visual impression of Edmonton;

7.

The design and location of tourist and advertising signage is less than optimal
(inadequate and creates a negative visual impression);

8.

Landscaping along the roadway right-of-way has not been applied consistently or
creatively; and

9.

There is no defined entry portal or reception area.

Amended by Editor

DEVELOPMENT CONCEPT
In response to the major intention of enhancing the image of the corridor and responding
to key local issues, a development concept has been prepared (See Map1). This concept is
based on the following understandings:
1).

The need to recognize and maintain the corridor as the main southern entrance
to the city. This transportation function is the central purpose of the corridor
and other functions need to be designed to complement it. Further, it is
recognized that this function varies in degree throughout the corridor.

2).

The need to recognize the corridor as a place of commerce. This activity should
be given positive direction to enhance its complementary role in the corridor.
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The appropriateness of types of commercial activities varies significantly
within the corridor.
The development concept outlined on Map 1 recognizes and establishes three zones along
the corridor: no access/"free flow" highway zone, transitional urban highway zone, and
an urban arterial roadway zone.
“Free Flow”
Highway Zone

The first zone is between the City limits and the proposed Anthony Henday Drive. In Amended by Editor
“Free Flow” Highway Zone this zone, the transportation" "function is pre-eminent.
Secondarily, there is a receiving/greeting function which needs to be fulfilled. It is
recognized that this zone should be virtually "free flowing", without stoppage or
interference from site access traffic movements. This function should be reinforced by:
prohibiting the development of additional access roads onto Calgary Trail for commercial
uses; prohibiting additional commercial development deemed to serve the

traveling

public; and encouraging non-commercial development of lands adjacent to the roadway
which will be accessible by internal roadways. The urban design emphasis for this zone is
the establishment of a Gateway Park, introduction of roadside landscaping, installation of
street lighting, and more "image-conscious" treatment of buildings backing onto the
corridor.
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Note: Map 1 amended by Resolution, August 24, 2015
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The second zone, from the proposed Anthony Henday Drive to Whitemud Drive, is a
Transitional
Urban Highway transitional area between a free-flow highway and an urban arterial roadway. While its
Amended by Editor
Zone
primary function is traffic movement, there is substantial provision for site access either
directly or via service roads. This zone currently fulfills both traffic movement and
commerce functions, and this is proposed to continue. Development on lands adjoining the
roadway shall cater to the immediate needs of the travelling public (e.g., auto fuel, auto
repair, shelter and food). This development shall be of fairly low intensity to avoid conflicts
with the transportation function. Urban design treatment shall see the extension of street
lighting between the Anthony Henday Drive and 23 Avenue N.W., the continuation of

Amended by Editor

roadside landscaping, and upgrading the landscaping treatment of individual sites.
Mixed-Use Residential and Commercial uses shall be developed on Lot 3, Plan 663RS, as
illustrated on Map 8A – Identify Mixed Use (Residential/Commercial) Site and located Amended by
Resolution,

west of the Gateway Boulevard/Calgary Trail corridor, approximately 400 m north of 23rd August 30, 2010
Avenue N.W. The development objectives for this site are:


to create a mix of residential and commercial uses that accommodates various
income levels, lifestyles and employment opportunities in proximity to a major

Amended by
Resolution,
August 30, 2010

transportation corridor;


to promote a high quality development through a combination of architectural
treatment, design details, materials and landscaping of open space to encourage a

Amended by
Resolution,
August 30, 2010

building form that does not dominate the site, fosters diversity and fits within the
context of the Calgary Trail corridor; and


to employ sustainable development principles in the planning, design, construction
and management of the development.

Arterial
Roadway Zone

Amended by
Resolution,
August 30, 2010

The third zone, north of Whitemud Drive to 63 Avenue N.W., is an arterial roadway. This Amended by
Resolution, July 4,

zone has a dual emphasis on moving and distributing traffic and as a place of commerce. 2011
Both are and will continue to be equally important. Future development in this zone will
continue a trend away from medium and heavy industry to general commercial activity.
The development concept recognizes one activity centre within the zone - the
Whitemud Drive - 55 Avenue N.W. area. This activity centre is intended to be where the
highest intensity and height is encouraged. Land use will be a mix of commercial, retail,
personal service and office activities. On each side of the activity centre, future
development will continue in a commercial strip pattern. Development in the commercial
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strip section will be of relatively lower intensity and height and be characterized by a mix
of commercial and quasi-industrial land uses. The urban design emphasis is on the
treatment of individual sites when development proposals are being planned. Reducing the
confusion in outdoor signage is a very serious requirement as well.
1.6

POLICY RECOMMENTDATION AND IMPLEMENTATION
Specific policies have been prepared for each of these three zones of the corridors. The
policies are categorized under the headings of land use, transportation, and urban design.
These policies have been prepared in consultation with the Departments responsible for
their implementation.
Implementation of the policies outlined in this study will depend on sound leadership by
the City of Edmonton in properly guiding private sector initiatives and committing itself to
upgrading public components of the corridor: the physical roadway, tourist services and
municipal properties. Some significant steps have already taken place in this direction. The
construction of an ornamental earthberm west of the railway Intermodal Yard (north of 34
Avenue N.W.) is a key example of this. In November, 1983 the Planning and Development
Department approached the railway to promote the development of a beam to enhance the Amended by Editor
image of the facility. By June, 1984 work had commenced in hauling fill to the site and
shaping the berm. Similarly, the Planning and Development Department has pushed
forward the development of preliminary concepts for the Gateway Park. This has been done
primarily to assist in establishing a "test site" for a tourist information centre, prior to a
more formal development of the Park.
It is very important that the upgrading efforts outlined for the corridor be followed through
with. Realistically, in today's fiscal environment, it will take many (5 to 10) years to
complete implementation of the capital improvements. To assist in the implementation
effort, it is recommended that the projects should be undertaken in the following order of
priority as money becomes available:
1.

Gateway Park

2.

Lighting Extension

3.

Screening City Yards

4.

Urban Forestation Landscaping Program

5.

Signage Upgrading
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The recommendations accompanying the Study emphasize the need to pursue the first
priority project - Gateway Park - immediately. This is necessary to establish a location for a
tourist centre in the Spring, 1985, without wasting resources in selecting and upgrading a
different interim location along the corridor.
Notwithstanding proposed public, capital improvement initiatives, upgrading of

the

corridor will depend mostly on private sector actions. Implementation of the land use and
urban design guidelines depend heavily on voluntary actions by owners (e.g.,signage
upgrading). As well, the guidelines depend on their acceptability to owners and developers
and the willingness of these two groups to fit into and implement civic objectives for the
entranceway.
Nearly three decades later removal of the berm site is being proposed with strategic
direction from “City Vision” and “The Ways” supported by a desirable location and

Amended by
Resolution, August
24, 2015

strong demand for commercial real estate. High standard, highway-oriented commercial
development is planned in place of the berm. Developments are to have well designed
buildings of high quality and finishes, and enhanced landscaping design standards
including screen and/or acoustical fencing. Consistently themed iconic multi-tenant pylon
signage that establishes an image for the development is to be provided by the developer
and as required by the Edmonton Design Committee.
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2.1

SYNOPSIS OF AREA

2.2

INTRODUCTION
To fulfill the mandate of this Study, a number of research activities have been undertaken:
1.

a review of pertinent legislation affecting the Study Area and surrounding
areas;

2.

a survey of businesses and industries operating in the Study Area, in order
to obtain opinions and data;

3.

a market analysis of land values and space rental rates;

4.

an economic analysis to determine the general feasibility of a range of land
uses in the Study Area;

5.

field surveys to obtain land use information. A description of these
research activities is contained in Appendix I.

2.3

BOUNDARIES OF STUDY AREA
The Study Area extends along the Calgary Trail corridor, from 63 Avenue N.W. on the Amended by
Resolution, July 4,

north, to the City limits near 41 Avenue S.W. on the South - a distance of more than 2011
11 kilometres. Discussion of issues and proposals for the study area is divided into the
See Map 2

three zones described in the development concept (Section 1.4):
Zone 1 - 41 Avenue S.W. to 9 Avenue N.W.
Zone 2 - 9 Avenue N.W. to Whitemud Drive
Zone 3 - Whitemud Drive to 63 Avenue N.W.
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2.4

CHARACTERISTICS OF SUB-AREAS
2.3.1

Zone 1 - City Limits (41 Avenue S.W.) to 9 Avenue N.W.

This area is composed mainly of lands recently annexed to the City. The majority of land,
therefore, is rural and farmed. There is a small pocket of country residential and highway
commercial uses at the Ellerslie Road intersection. Also located at this intersection is a
See Map 3
See Map 4

grain elevator and a sod farm. In the southern part of the area, the Calgary Trail becomes a
divided highway, with a 300 metre wide median separating the north and south lanes.
2.3.2

Zone 2 - 9 Avenue N.W. to Whitemud Drive

East of the Trail and the Private Rail line, existing development is limited in the southernAmended by Editor
portion to a few scattered industries and the ethane extraction plant. On the north, he
t
Parsons Industrial area contains a mix of newer industrial operations, the intermodal rail
yard facility, and a significant amount of undeveloped, subdivided and serviced property.
To the west of the Private Rail line, the southern portion of the zone has a few low intensityAmended by Editor
highway commercial uses. This portion has experienced some pressure for more intensive
development such as the multiple family residential development at 23 Avenue N.W. a nd
proposed redevelopment of the private motel site on the south side of 23 Avenue N.W. In
the northern portion of the zone, an intensive commercial service area has begun to
develop. From 34 Avenue N.W., to Whitemud Drive, a shopping centre, a farm equipment
retail store, and several motels along the east side of Calgary Trail northbound have been
the dominant attractions. Substantial development pressure is being experienced in this area
with several proposals underway to add to the supply of commercial retail and office space:
development of the 68,000 square foot supermarket, proposed redevelopment of farm
equipment retail site to retail and office, proposed "Restaurant Row" just north of the retail
shopping centre, and the proposed commercial designation of over 40 acres of land in the
northeast part of the Duggan community at Whitemud Drive and Calgary Trail southbound.
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Note: Map 2 amended by Resolution, July 4, 2011
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Note: Map 4 amended by Resolution, July 4, 2011
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2.3.3

Zone 3 - Whitemud Drive to 63 Avenue N.W.

Amended by
Resolution,
July 4, 2011

This zone is characterized by a mix of commercial and industrial development.
Commercial activities are evolving along both 103 and 104 Streets in an area which
still contains older industrial operations. These two commercial strips generally
enclose an older industrial enclave. Uses in this enclave tend to be medium
industrial* in nature.

See Appendix III

In the southern part of the zone, there is a large cluster of highway commercial*
activities, (hotels, motels, restaurants, and gas stations), mixed with general
commercial uses such as car dealerships, retail stores, as well as office space. There

Amended by Editor

is a major housing development including townhouses and apartments, being
constructed in this area, as well as the approximately 100,000 square foot
supermarket. There are also several large parcels of vacant land.

(Deleted)
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3.1

GENERAL POLICIES

3.2

INTRODUCTION

There are some policies which should be applied throughout the Calgary Trail corridor.
Other policies are specific to one particular zone of the corridor. Both general and zonespecific policies have been organized into three categories: land use, transportation, and
urban design.
3.3

GENERAL LAND USE POLICIES
a) The Administration shall implement the general development strategy for the
corridor as outlined in Section 1.4 through the preparation and assessment of
statutory plans, and redistricting and development applications.
Since the completion of the 1976 Calgary Trail Study, for that portion of the corridor
between 51 Avenue N.W. and 9 Avenue N.W., several changes have taken place. As a
result, there is a need for consistent, Council-endorsed policies to establish direction for
positive changes. The significant changes which have taken place are:
i)

annexation has moved the City boundary south to 41 Avenue S.W. and
has established some concerns about potential development of lands
adjacent to the roadway;

ii)

twinning of the roadway has caused "shifts" in perception of
accessibility/marketability of sites; and,

iii)

given (i) and (ii), what are the preferred land uses and how appropriate
are existing land use controls?
The proposed development concept recognizes the importance of the transportation
function in the corridor. Land use and urban design proposals are shaped by the
dominance of that function and the need to establish appropriate balances between
these functions or elements.
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b) The Administration shall encourage redistricting applications for sites which
contain existing non-conforming uses, to redistrict those sites to appropriate land
use districts in accordance with the proposed land use policies for each Zone.
There are several non-conforming uses that have created some concerns amongst Amended by
property owners/managers who must get Development Appeal Board approval prior to Resolution,
July 4, 2011
executing rental agreements. The delays and costs inherent in this has resulted in great
difficulty in renting out space.
The existence of non-conforming uses or occupancy proposals is partly due to the
economy - any leasee is welcome - and partly due to the changing nature of the area - a
transition from industrial to commercial. To overcome any "concern" about the
appropriateness of existing land use controls, owners/developers are encouraged to
redistrict properties in a way which is consistent with the development strategy for this
zone of the corridor.
c) As part of the Municipal Development Plan review and update, the Municipal Amended by Editor
Administration shall initiate the amendment of the text of Plan Policy 6.H.6 and
Map 6.5 of the Municipal Development Plan so that the highway commercial Amended by Editor
designation extends north only to Whitemud Drive.
Currently, the Municipal Development Plan indicates that the area north from 23
Avenue N.W. to 51 Avenue N.W. is suitable for highway commercial development, as
outlined in the CHY district of the Zoning Bylaw. The intent of the highway Amended by Editor
commercial designation is to establish "high quality" entranceways into the City of
Edmonton. By the very nature of the uses and regulations in the CHY district, a finer
degree of influence on qualitative aspects of land use is available.
The proposed amendment will bring the Municipal Development Plan into agreement Amended by Editor
with this Study. As Whitemud Drive is designated as the break-point between a
highway and arterial roadway function, and since substantially higher density general
commercial developments have been established north of Whitemud Drive, this is the
logical termination of the highway commercial designation.
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3.4
See Map 1

GENERAL TRANSPORTATION POLICIES
a)

The functions of the roadway and corridor, as outlined in the
development strategy (Section 1.4), shall be recognized and reinforced.

b) The design of future alterations to the roadway shall give particular
attention to mitigating/avoiding potential negative effects on desired
land use activities.
Some difficulties have been experienced in the corridor by the changing balance between
transportation functions and permitted land use development. Similarly, the twinning of
the Trail between 51 Avenue N.W. and 28 Avenue N.W. and the subsequent development

Second and third
sentences of this
paragraph deleted
by Resolution, July
4, 2011

of land between the two legs has created some inefficiencies and safety concerns with
conflicts between site access and through traffic movements.
The desired balance between the roadway functions and land use development adjacent to
the roadway is outlined in the development strategy. Given the preeminence of the roadway
functions throughout most of the corridor, it is important that transportation and land use
decisions reinforce the requisites of the roadway functions.
3.5

GENERAL URBAN DESIGN POLICIES
a)

The implementation of the urban design concept outlined on Map 6 shall be
encouraged through undertaking public works and private development.

The general concept emphasizes the encouragement of appropriate high quality land uses,
the improvement of landscaping on rights-of-way along the highway and in private
developments, a greater awareness in site design and architectural treatment to the
appearance or impression created by development, and improvements to signage. The other
major points in the concept are the southward extension of street lighting and the
establishment of a Gateway Park.
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The type of development along the Calgary Trail, partly because of its commercial and
industrial nature, has created an unattractive visual impression of Edmonton. There is an
opportunity to ensure that future uses in presently undeveloped areas, such as

the

Edmonton Research and Development Park, the South Industrial area and the Ellerslie
Industrial area, contribute to a more attractive city entrance than presently exists. In this
context, the concern is the appearance of adjacent lands from the highway rather than the
type of future use. Open storage yards, loading areas, and certain types of building
materials can detract from efforts to enhance the appearance of this major city entranceway.
Further north in the corridor, there is a need to examine the ways in which the visual
quality of future redevelopment, and existing development, can be enhanced.

b)

Greater attention shall be given to improving the location, siting, Signage
comprehendibility and design of signage in the corridor by:
i)

promoting within the business community the voluntary replacement of
older advertising signage;

ii)

discouraging the use of portable signs and free-standing billboards; and

iii)

improving directional signage to major facilities such as hospitals,
University, Downtown, and Government Centre.

Through information received in the business survey and through visual inspection
of the corridor, advertising signage, particularly older signage, is perceived by
many to be unattractive. A proliferation of portable signs occurring in the corridor
also has some negative impact. Signage catering to the tourist was seen to be
deficient or poorly located in the area. Signs identifying the locations of local civic
attractions, the locations of major facilities and the locations of tourist facilities
such as hotels, motels, restaurants and service stations could be upgraded. Signage
identifying the entrance to the city and the location of the Tourist Information
Centre was considered a high priority.
Some directional and roadway signage is confusing or not quickly understandable,
particularly in areas where U-turn movements to the
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MAP

Note: Map 5 amended by Resolution, July 4, 2011
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Note: Map 6 amended by Resolution, July 4, 2011

Note: Map 6 amended by Resolution, July 4, 2011
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opposite leg of the couplet are identified, or where access to businesses is via
service roads. The ease and safety of east-west movement across the Trail needs
to be improved also.
North of 51 Avenue N.W., there is a need to introduce better roadway signage
identifying which avenues are through avenues permitting U-turns in order to
travel the opposite direction on the couplet. The existing signs are too small and
too close to these avenues to be read and reacted to in time.
South of 55 Avenue N.W., much of the newer development in this area is
accessed from service roads. Road signs indicating access points to these service
roads are necessary, especially given the difficulty of doubling back if an access
ramp is missed. Improved signage can be incorporated very effectively in new
construction in the southern parts of the corridor.
c)

Greater attention shall be given to enhancing landscaping treatment
generally throughout the corridor by:
i)

requiring submission of landscaping plans for all new developments, and
existing developments which materially alter the exterior of existing
buildings and/or use of yard spaces;

ii)

establishing general site design guidelines for siting and screening; and

iii)

establishing an Urban Forestation Landscaping Program for roadside
berms, ditches, medians, and any other public roadside areas.

The less than ideal image fostered by properties abutting the roadway is partly
due to the age of development and applications of different standards. If the
image is to improve, efforts must be made to upgrade older areas through
redevelopment and renovation activities. Therefore, through the development
permit process, guidelines can be reviewed with developers to encourage
appropriate siting and screening of unattractive activities such as outdoor storage,
and loading/unloading areas.
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There are extensive areas of public land along the corridor south of Whitemud
Drive to the city limit. Most of this public land along the corridor is roadway
rights-of-way. This includes berms topped with noise walls on the west of the
Calgary Trail southbound, and drainage swales between the road and the private
rail tracks on the east side of Calgary Trail northbound, south of Whitemud
Drive. With limited funds and a relatively low priority assigned to roadway
landscaping in the past, the amount of landscaping has been minimal. The
sporadic treatment of landscaping along the corridor has resulted in Edmonton's
southern entry being barren and lifeless; a poor impression for incoming business
people and tourists.

Calgary Trail LUS Office Consolidation August 2015

22

Amended by Editor

4.1

POLICIES FOR ZONES

4.2

POLICIES FOR ZONE 1
This zone extends from 41 Avenue S.W. to 9 Avenue N.W. It is designated in the
development strategy as a "free-flow" highway zone where the pre-eminent function is
through-traffic movement. Following from this, other policies are intended to ensure that
this traffic movement function is not unduly compromised. Map 7 summarizes

the

policies for this zone.
4.2.2
a)

Land Use Policies
Commercial development shall be limited to the existing cluster at the southwest
corner of Ellerslie Road and Highway No. 2. No new areas shall be supported for
commercial development in this zone.

b)

No new development on lands abutting the roadway shall be provided with
access to the Calgary Trail either directly or via access roads running parallel to
the roadway, with the exception of the Gateway Park.

c)

East of the Calgary Trail roadway industrial development shall proceed in
accordance with the Ellerslie Industrial Area Structure Plan.

d)

West of the Calgary Trail roadway, with the exception of the Ellerslie Road
commercial cluster, agricultural uses are preferred. Over the very long term, as
additional land is required to meet housing unit demands, low density residential
development would be suitable.

e)

A permanent site for a Tourist Information Services Centre shall be located in
this zone. The preferred site is the large median strip at the southern end of the
zone.

4.3.2

Transportation Policies

a)

That the traffic movement function be the primary concern in future planning and
development in this zone.
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b)

Developments on land east and west of the roadway shall have access only from
internal collector roadways. No new direct access or access roads shall be
developed with the exception of that required for a Tourist Information Services
Centre site.

c)

That access be provided from both southbound and northbound legs of the Trail
to east-west roadways, to ensure adequate accessibility to all areas of the city.

4.1.2

Urban Design Policies

a)

That noise attenuation features shall be encouraged to be integrated onto nonresidential sites abutting residential sites through the subdivision and
development permit processes.

b)

That roadway lighting be extended to the southern City limits (41 Avenue S.W.)
over a 10-year period.

c)

That the following guidelines, which are listed in order of priority, shall be
encouraged in industrial areas east of the Railway tracks:
-

Amended by Editor

no open storage to be allowed in yards abutting the corridor (e.g., must be
screened substantially);

-

parking areas are to be screened from view from the Trail;
-

buildings should "appear to" face or front onto the Trail (e.g., fascia signs
should face the Trail);

-

where possible, regarding the exterior finish of the buildings, the use of
concrete block shall be discouraged; and

-

lighting and signage should be visually pleasing and interesting (e.g., the use
of colours).

d)

That a Gateway Park shall be established in the median strip between the two
legs of the Trail south of Ellerslie Road. Generally, the Park shall be passive and
ornamental with a small portion intensively developed to cater to tourist-related
services.
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e)

That directional signage be upgraded on Calgary Trail northbound and
southbound at Ellerslie Road.

4.3

POLICIES FOR ZONE 2
Zone 2 extends from 9 Avenue N.W. to Whitemud Drive. It functions largely as a
transition from an open free-flow highway to an urban arterial roadway. The function
of the zone is a mixture between through-traffic movement and extensive commercial
land use. As a consequence, there is conflict between relatively fast-moving throughtraffic and the slower, more complex movements of traffic which is accessing
commercial sites. As commercial land use extends throughout this zone, it is
anticipated. that this conflict will become more pronounced. This conflict would
likely be alleviated by the construction of the Outer Ring Road.
4.3.2
a)

Land Use Policies

Amended by
Resolution,
August 30, 2010

East of the private railway track, industrial uses are to be developed in
accordance with the existing Outline Plan and Area Structure Plan;

b)

West of the private railway track, highway-oriented commercial uses shall be
encouraged where access can be provided directly from Calgary Trail;

c)

Approximately 400m north of 23 Avenue N.W. and west of Calgary Trail, where
access is provided from the existing service road, a mixed use residential and
commercial use shall be considered. This development shall incorporate
commercial or office uses on the ground and second floors and residential uses
on the upper floors and shall be regulated through a DC2 Site Specific
Development Control Provisions. The DC2 Provisions shall address, among
other regulations, the following:
1.

Residential, commercial, office and signage uses;

2.

Building height, setbacks, amenity areas and number of units;

3.

Built form including exterior building materials to ensure that the visual
interface between the development and Calgary Trail is attractive and
incorporates a variety of architectural elements;
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Amended by
Resolution,
August 30, 2010

Note: Map 8 amended by Resolution, August 24, 2015
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Note: Map 8A added by Resolution, August 30, 2011
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d)

4.

Sustainability principles; and

5.

On-site surface and underground vehicular parking

.The land at the southwest corner of Calgary Trail southbound and Whitemud
Drive is designated for low density residential use on the premise that no access

Amended by
Resolution,
August 30, 2010

will be granted to the Trail. However, if access is granted at some future date,
then highway-oriented commercial activities would be appropriate, particularly
with regard to uses and intensity.

4.2.2

Transportation Policies

a) That a balance be maintained between through traffic and site access traffic
movements so as to minimize danger to public safety and to enhance the
efficiency of the transportation system. b) That land use developments shall be
discouraged which would create an unacceptable degree of traffic movement
conflicts.
4.2.2
a)

Urban Design Policies
That noise attenuation features shall be encouraged to be integrated onto nonresidential sites abutting residential sites through the subdivision and
development permit process.
Amended by Editor

b)

That the following guidelines, which are listed in order of priority, shall be
encouraged in the development of commercial, industrial and mixed use
residential/commercial sites:
-

development shall be designed to create an attractive view from
the Trail;

-

no open storage to be allowed in yards abutting the corridor (e.g.,
must be substantially screened);

-

parking areas are to be screened from view from the Trail;
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-

buildings should "appear to" face or front onto the Trail (e.g.,
fascia signs should face the Trail);

-

where possible, the use of concrete block shall be discouraged as the
exterior finish material on buildings; and

-

lighting and signage should be visually pleasing and interesting (e.g.,
use of colours).

c)

That roadway lighting be extended south from 23 Avenue N.W. to 9 Avenue
N.W. over a 5-7 year period:

d)

Commercial advertising and security lighting shall be placed so as to avoid
undesirable effects on adjacent residential areas.

e)

That directional signage be upgraded on Calgary Trail northbound and
southbound at 23 Avenue N.W. and 34 Avenue N.W.

4.3

POLICIES FOR ZONE 3
The northern portion of the corridor is designated as an urban arterial roadway
couplet. The zone is composed of a wide mix of industrial and commercial uses, with
the trend being a transition from industrial to commercial. This trend has been
spurred on by the introduction of the one-way couplet system which has dramatically
changed the relative accessibility, and hence the development potential of land.
The overriding concerns in this zone are parking availability problems, future land
use along 103 Street and 104 Street, and environmental quality. Due to the high
number of site access movements, the roadway functions in a much different way
than the southern zones; traffic speeds are slower as the roadway serves as less of a
reception and distribution function and more as a direct roadway linkage to the
Whyte Avenue business area and Downtown.
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Note: Map 9 amended by Resolution, October 10, 2018
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4.3.1

Land Use Polices

a)

Recognize and encourage further development of general commercial
activities in the existing cluster between Whitemud Drive and 55 Avenue
N.W.

b)

Low intensity general commercial activities shall be encouraged along 103
Street and 104 Street. The development pattern would essentially be a
commercial strip.

c)

Non-residential development shall not be supported west of the alley west

4.3.1 (b). (d), (f)
deleted and
remainder of section
4.3.1 renumbered
accordingly by
Resolution, July 4,
2011

of 104 Street. This area should remain as residential.
d)

The industrial enclave between 61 Avenue N.W. and 55 Avenue N.W. and
between 103 Street and 104 Street is a location suitable for light industrial
and industrial business park uses.

4.3.2

Transportation Policies

a)

Inadequate parking, both on and off-street, is currently a concern,
particularly north of 63 Avenue N.W. This situation should be monitored

4.3.2 (a) deleted and
remainder of section
4.3.2 renumbered
accordingly by
Resolution, July 4,
2011

and the possibility of permitting on-street parking on 103 Street and 104
Street during off-peak hours should be evaluated.
b)

In the event of redevelopment, the full parking provisions of Section 66 of

Amended by Editor

the Zoning Bylaw shall be required to ensure that future developments do
not add to the existing problem.
c)

Existing crosswalks shall be evaluated periodically to determine if
signalization is warranted.

4.3.3
a)

4.3.2(c) amended by
Resolution, July 4,
2011

Urban Design Policies
That directional signage be upgraded on 104 Street at the following
locations:
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4.3.3 (a) second and
third bullets deleted
by Resolution, July
4, 2011

- add large overhead signs indicating information relevant to 51
Avenue N.W. Review appropriateness of such signage at 63
Avenue N.W.; and
b)

4.3.3 (b) first
bullet deleted by
Resolution, July
4, 2011

That directional signage be upgraded on 103 Street at the following
locations:

c)

-

add large overhead sign indicating information relevant to 51
Avenue N.W.; and

-

replace information signs indicating access to 104 Street from 61
Avenue N.W. and 63 Avenue N.W.

In the event of redevelopment along the west side of 104 Street north of 51
Avenue N.W., screening shall be encouraged. This screen shall be of
sufficient height and/or density to screen the view of rear parking, storage
and loading areas from residential areas to the west.

d)

All parking and service areas including loading, storage and garbage
receptacles shall be adequately screened so as not to be readily visible from
103 Street, 104 Street or adjacent residential areas.

e)

In the event of redevelopment of the vacant parcel north of 51 Avenue
N.W. west of Calgary Trail southbound, the following guidelines, listed in
order of priority, shall be encouraged:
-

access to the site does not adversely affect the safety or efficiency of
traffic movement on Calgary Trail southbound;

-

the size, location and mass of any building(s) are compatible with the
residential uses to the west; and

-

parking and service areas are adequately screened. f) In the event of
redevelopment of properties adjacent to Argyll Road, the following
guidelines, listed in order of priority, shall be encouraged:
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f)

In the event of redevelopment of properties adjacent to Argyll Road, the
following guidelines, listed in order of priority, shall be encouraged:
-

orientation of building entrances and facades towards 103 Street or
104 Street;

-

the location of parking and loading areas away from the 103
Street, 104 Street and Argyll Road, preferably to the side and
rear of new buildings; and

-

landscaping along the periphery of these sites to include
continuous treed landscaping or a berm of sufficient height to
screen parking, loading and service areas from 103 Street, 104
Street and Argyll Road.
4.3.3 (g) and (h)
deleted by
Resolution, July
4, 2011
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5.0
See Table 1

IMPLEMENTATION
How will the policies contained in this Study be implemented? Achieving the
objective of the Study to focus attention on the opportunity to enhance the image of
Edmonton's southern entranceway - will depend wholly on the extent to which the
recommendations or similar alternatives are followed through on. The table presents
the major capital and operating programs required to commence implementation.
Of the capital program items, two items are given more detailed attention -Gateway
Park and the Urban Forestation Landscaping Program. Council concurrence and
direction is being sought for immediate action on these. The other capital terms are
viewed as projects to be acted on over the longer term, as budget priorities permit. At
present, there are no funds designated for these projects.

Capital
Programs

Developing a financial strategy will be a key part of the additional work on the
Gateway Park program.
The operating program items are primarily directed at the Planning and Development
Department and Transportation Department. The implementation actions are
activities undertaken on an ongoing basis as routine operations such as processing of
development applications and monitoring on-street parking. No new programs or
studies are proposed. Some
staff time may be required in the implementation of the Gateway Park proposal. The
amount of staff time will depend on whether design work is done "in house" or by
consultants..
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Amended by Editor
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(Item 4 Deleted by Resolution July 4, 2011)
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4.

(Item 2 Deleted by Resolution July 4, 2011)
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