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Fort Road Old Town Master Plan

Executive Summary

This document presents a Master Plan for the future redevelopment of the Fort Road Old Town
Area. It has been prepared to obtain Council approval for this redevelopment and endorsement
of the area as a "Special Development Zone". It is intended to provide the information
necessary for a full understanding of the proposed redevelopment including information on the
background of the proposal, the mandate, underlying development objectives and principles,
the proposed concept, implementation methods, timing and costs.

Background

Model of the Old Town Redevelopment Concept

The Planning and Development Department has been working with the Fort Road Business
and Community Association to develop a new vision and redevelopment plan for the Fort Road
Old Town area. The planning team has worked closely with the Transportation and Streets
Department as they have been undertaking a concept planning study for the Yellowhead Trail/
Fort Road/66 Street/Wayne Gretzky Drive roadway system.
The redevelopment plan for the Old Town involves the widening of Fort Road and the
development of a new urban village with a revitalized commercial sector and a residential
community of up to 1,000 units adjacent to the existing Belvedere LRT station.

Goals, Objectives and Principles
The primary goals of the proposed redevelopment project are to revitalize the historic Fort
Road Old Town and to accommodate the increase of vehicular traffic on Fort Road. In doing so
the project will result in opportunities for commercial activity and further medium to highdensity residential housing within walking distance of the Belvedere LRT station, a greatly
improved pedestrian environment and increased LRT ridership. (Amendment approved
September 1, 2020)
Once implemented the proposed redevelopment will accomplish the following objectives, which
stem from the Belvedere Station Area Redevelopment Plan (ARP) 1980:
Establish a land use pattern which favours ridership of the LRT;
Provide higher densities close to the LRT station;
Change land uses from industrial to residential and commercial;
Combine retail, office and residential uses in projects;
Establish a pedestrian zone within a 5 minute walking distance of the LRT station;
Develop a strong pedestrian network integrating public and private properties; and
Develop city-owned land as mixed use demonstration projects.
The approach to planning the revitalization of the Old Town area was to build on the Plan
Objectives from the ARP and to use planning principles adopted from two major North
American planning movements:
Transit-Oriented Development, and
Smart Growth.
Utilizing the principles associated with Transit Orientated Development and Smart Growth the
proposed design concept focuses on building a closer relationship between land use planning
and transportation planning.
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Executive Summary continued

The Concept
As outlined in the map below, this plan will establish the Old Town area as a "Special
Development Zone" where significant improvements and redevelopment activity will take
place. As part of a strategic three phase implementation process, the improvements and
activities include:
The widening of Fort Road to 6 lanes of traffic with the outer lanes being used for on
street parking and the associated purchase by the City of commercial land on the east
side of Fort Road for the roadway expansion.

The development of medium to high-density residential housing (approximately two
hectares) between Fort Road and the CN/LRT tracks as well as the upgrade of existing
businesses along Fort Road and the development of new commercial, office, and
residential mixed-use developments to create a new urban village. (Amendment
approved September 1, 2020)
The strengthening of the pedestrian orientation of the main street through significant
streetscape improvements; the construction of a new roadway/pedestrian circulation
network in the high density residential mixed use area.
The formation of a pedestrian network of sidewalks, footpaths and laneways to connect
the community with the LRT Transit Station in conjunction with a multi-use corridor and
park system alongside the CN/LRT rail track.
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(Old Town Master Plan Concept Deleted - Amendment approved
September 1, 2020)
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Introduction
The fallowing chapter briefly outlines the proposed
Fort Road Old Town redevelopment project. The
area subject to this Master Plan is identified and the
mandate for the project is described. Finally,
previous planning efforts and the planning and
development processes that have brought the project
to this point are discussed.

1.1 The Master Plan
This document presents a Master Plan for the future redevelopment of the Fort Road Old
Town Area. This once thriving historic commercial and industrial area is located in northeast
Edmonton. The Old Town is in close proximity to the Belvedere LRT Station and consists of a
four block area along Fort Road from 66 Street to 129 Avenue.

Fort Road view south.

Land uses in the area are typically commercial and industrial with some adjacent medium to
high-density residential uses. However, at present many businesses in the area are suffering
the effects of the economic downturn associated with the departure of a significant amount of
industry in the area. This has also resulted in the presence of a large amount of both private
and city owned land in the area being underutilized or vacant.
Working in conjunction with the Fort Road Business Association and the Transportation and
Streets Department, the planning team from the Planning and Development Department has
prepared a bold redevelopment concept for the revitalization of the Fort Road Old Town area.
Redevelopment will result in opportunities for business activity, further medium to high-density
residential housing, a greatly improved pedestrian environment and increased LRT ridership.
(Amendment approved September 1, 2020)

The development will involve the widening of Fort Road and the development of medium
to high-density residential units and the opportunity for mixed-use and commercial uses in
close proximity to the LRT station. (Amendment approved Septemb er 1, 2020) It will also
focus on preserving and highlighting local heritage and providing increased mobility options by
developing parks, walking and cycle paths that link the LRT Station, and the Old Town area.

The Belvedere LRT Station.

Due to the Old Town's location next to the existing LRT Station and the presence of vacant
land in the area, the area is a logical and strategic location for much-needed redevelopment.
The resulting redevelopment will have wider implications for the entire Fort Road and
Northeast Edmonton region, as it will act as a catalyst to further local and regional
development.
Given the area's strategic location, the principles of Transit Orientated Development (TOD)
will be applied to guide the development. These planning principles concentrate on building a
close relationship between planning for transportation and land use though energy efficient
community design.
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3.1.6

(Deleted - Amendment approved September 1, 2020)

3.2 Project Goals, Objectives and Planning Principles
3.2.1 Project Goals
The proposed design concept focuses on building a closer relationship between land use
planning and transportation planning.
The goals of the proposed redevelopment project are to revitalize the historic Fort Road Old
Town and to accommodate the increase of vehicular traffic on Fort Road. In doing so the
project will provide for increased housing, increased commercial activity and job growth in a
pedestrian-oriented environment within walking distance of the Belvedere LRT station.
Other goals are to preserve and highlight local heritage and provide increased mobility options
by developing parks, walking and cycle paths and tracks that link the LRT Station, residential,
recreational and commercial areas.

3.2.2 Project Objectives
The objectives for the redevelopment project stem from the Plan Objectives as set out in the
Belvedere Station ARP. The key objectives from the ARP are presented in section 1.3, table 1
of this report and are paraphrased here:
Establish a land use pattern which favours ridership of the LRT;
Provide higher densities close to the LRT station;
Change land uses from industrial to residential and commercial;
Combine retail, office and residential uses in projects;
Establish a pedestrian zone within a 5 minute walking distance of the LRT station;
Develop a strong pedestrian network integrating public and private properties; and
Develop city-owned land as mixed use demonstration projects.

3.2.3 Planning Principles, Transit-Oriented Development and Smart Growth
The approach to planning the revitalization of the Old Town area was to build on the Plan
Objectives from the ARP and to use planning principles adopted from two major North
American planning movements:
Transit-Oriented Development; and
Smart Growth.
Transit-Oriented Development (TOD) refers to intensive, comprehensive, pedestrian-friendly
development that is built within easy walking distance of a major transit station and generally
includes a compact mix of different land uses that by design, are orientated to promote
pedestrian activity.
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4. The Proposed Development
The following chapter details the proposed development concept. The overall planning concept is
identified followed by a detailed description of the Old Town concept. Four major focus areas
for development are identified, followed by an in depth descript ion of each of these areas.
(Sentence Deleted - Amendment approved September 1, 2020)

4.1 Overall Planning
Concept
As previously discussed, there exists the potential that the Old Town redevelopment will act as
a catalyst to further local and regional development and can be used as a demonstration
project for future urban development in Edmonton. Given these wider implications an overall
concept plan was developed to guide both the proposed development of the Old Town Fort
Road Area and to and ensure consistency with the future development of the region as a
whole (see Map 6).
Future development opportunities identified in the overall planning concept include:
the development of the Kennedale Industrial Area to the east into a mixed use district
that would integrate light industrial and commercial uses, with high density housing on
sites close to the LRT station;
additional high density housing and mixed use development in areas directly north of the
Belevedere LRT Station; and
a Transit Orientated Development project on the former Canada Packers site,
characterised by mixed commercial, light industrial and higher density residential uses
focused on the development of a future LRT Station just north of the Yellowhead Trail.

Map 6: Overall Planning Concept
(Amendment approved September 1,
2020)
30

Fort Road Old Town Master Plan

4.2 Old Town Master
Plan Concept
The redevelopment of Fort Road Old Town will be a comprehensive project involving a number
of interrelated actions and participants. The discussion that follows describes the project in
terms of its four key focus areas:
•
•
•
•

Transportation improvements
Streetscape and amenity improvements
Commercial and residential development
Open space and pedestrian circulation

(Map 7: Old Town Master Plan Concept Deleted - Amendment approved September 1, 2020)
• Fort Road will be widened to 6 lanes of traffic with the outer lanes being used for on,street
parking. The City will purchase commercial land on the east side of Fort Road for the roadway
expansion.
• Medium to high,density residential (Amendment approved September 1, 2020) housing will
be developed between Fort Road and the CN/LRT Tracks. Existing businesses will be
up,graded along Fort Road and new commercial, office, and residential mixed,use
developments will also occur to create a new urban village.
• The pedestrian orientation of the main street will be strengthened through significant
streetscape improvements to create an attractive, comfortable shopping district.
• A pedestrian network of sidewalks, footpaths and laneways will be formed to connect the
community with the LRT Transit Station in conjunction with a multi,use corridor and park
system alongside the CN/LRT rail track.
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4.2.3

Commercial and Residential Development
Its proximity to Belvedere LRT station makes the Fort Road area ideally suited for the creation
of a transit-oriented urban village.

The proposed development will allow for commercial development along Fort Road and
medium to high density residential development in the area between Fort Road and the CN/
LRT rail line. The area in between will be mixed use with commercial and residential uses.
(Amendment approved September 1, 2020)
The improvements to the streetscape environment in the Old Town will also increase the
potential for new and upgraded commercial to be built on the west side of Fort Road.
High density housing built next to the Belvedere LRT
station will enhance ridership of the LRT and
increase transit revenues on an annual basis.

Fort Road - Main Street Commercial
It is envisaged that the commercial area along Fort Road will allow for a unique combination of
commercial, retail, office, and residential opportunities. Combined with streetscape
improvements the historic business district will be developed into a vibrant pedestrian-oriented
shopping environment.

The ground floor of the buildings along Fort Road are encouraged to be
commercial units and/or retail shops where the development of plazas, sidewalk
cafes and pedestrian oriented services will be encouraged. (Amendment approved
September 1, 2020) Residential and/or office units will be developed on the upper storeys
and building design will ensure that all units are easily adaptable to changing market
demands. For example, residential units can be easily renovated into offices or vice versa.

Street trees help create attractive public spaces and
contribute to a sense of spatial enclosure.
Source: Cooper, CarfY & Associates

Residential units on the upper storeys will create a 24-hour presence in the business district
and create a neighbourhood that is both safe and active day and night. Additionally, the mixed
use nature will help integrate Fort Road into, and help support, the interior residential
neighbourhood.

Medium to High Density Residential Area
The Fort Road Old Town area is ideally suited for medium to high density residential
development. Providing higher densities of residential living adjacent to the Belvedere LRT
station will enhance the ridership of the LRT, provide transportation and lifestyle choices for
Edmonton’s citizens, and further support Fort Road as a walkable neighborhood.
This residential area will provide a range of housing types from townhouses to medium rise
apartment developments. Ground floor units are encouraged to have individual access to the
tree lined streets. This will ensure an attractive pedestrian environment for residents.
Parking will be accommodated through a combination of on and off-street parking. Integrated
parking structures above or below grade are encouraged for all residential development.
Interior courtyards and rooftop terraces are encouraged to provide attractive outdoor semiprivate space for residents while the proximity to the Fort Road business district presents
opportunities for casual dining and spontaneous shopping. (Amendment approved September
1, 2020)
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Mixed Use Area
The area between the Fort Road commercial strip and the medium to high density
residential area will be a truly mixed use area. (Amendment approved September 1,
2020) Most of the existing commercial and light industrial businesses in this "middle" area
will be retained, while some sites or portions of properties in the area may be redeveloped
as high density residential or mixed use buildings. The redevelopment project may also
result in the adaptive re-use of some of the buildings in this area.

(Map 9: Old Town Area Land Use Concept Deleted - Amendment approved September 1, 2020)

4.2.4

Open Space and Pedestrian Circulation
One of the most vital elements to creating a transit-oriented neighbourhood is that it is
intrinsically walkable. A functional, safe and efficient network of sidewalks, laneways, open
spaces, multi-use trails and pedestrian-oriented streets must be created that will provide direct
connections between the places that people want to go.
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The circulation system will be developed to provide linkages within the Fort Road community
and to the LRT Station. In addition to the Fort Road sidewalk improvements and the new
system of sidewalks in the medium to high density (Amendment approved September 1,
2020) residential area, the laneways in behind Fort Road will be developed as attractive
pedestrian links or 'mews'. Residential housing and trees will line a decoratively paved, safe
and well-lit laneway making it more than simply a service corridor.
A series of three or four small triangular park spaces will be developed adjacent to the 30
metre development buffer zone along the CN rail tracks. The park spaces will be of differing
sizes and characters and will accommodate both passive and active recreation uses, in
response to residents needs.
The linear open space corridor will accommodate a multi-use trail for pedestrians and
cyclists, linking Spartan Park to the LRT Station and in future, connecting the northeast with
Downtown Edmonton and the Capital City River Valley Park trail system.
Different types of pedestrian pathways could be
constructed in the redeveloped area.

Park space will be acquired and developed within or adjacent to the existing high density
residential area on the west side of Fort Road. Funds have been allocated for this purpose
through a Redevelopment Levy fund that was built up during the early 1980's as a result of
approximately 635 housing units being constructed in the area between 1980 and 1984. A sum
of $508,000 has been set aside for this purpose.
Further open space, in the form of an urban plaza, could be developed within the Fort Road
Old Town commercial zone. The final design of the open space system will occur during the
first and second phases of the Master Plan implementation program.

4.3 (Deleted - Amendment a ppro ved Se ptem be r 1, 2020)
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(Map 10: Existing and Proposed Zoning deleted - Amendment approved September 1, 2020)
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7 Conclusions and Recommendations
The proposed redevelopment as outlined in this Master Plan is important to the City of
Edmonton and Northeast Edmonton for a number of reasons.
The project addresses the much needed revitalization of a historic part of Northeast
Edmonton. (Sentence deleted - Amendment approved September 1, 2020)
As discussed earlier the proposed project will also accomplish the following objectives in the
Northeast Edmonton area:

Establish a land use pattern which favours ridership of the LRT;
•·

Provide higher densities close to the LRT station;
Change land uses from industrial to residential and commercial;
Combine retail, office and residential uses in projects;
Establish a pedestrian zone within a 5 minute walking distance of the LRT station;
Develop a strong pedestrian network integrating public and private properties; and
Develop City-owned land as mixed use demonstration projects.

In addition to these benefits the quantitative analysis demonstrated a number of both short
and long term financial benefits from the proposed development and the qualitative analysis
was also in support.
Such benefits identified in the quantitative analysis included:
A relatively minimal predicted short term redevelopment cost of $503,500;
Long term increase in land value in excess of $106 million;
Potential long-term annual tax revenue increase of more than $1 million per year;
Increased LRT ridership and an increase of $301,000 in annual LRT revenue from 1,500
new residents living in the TOD community;
Infrastructure cost savings from maximizing the development potential of an established
area; and
Infrastructure cost savings from the 'catalyst' effect whereby the proposed development
will foster other nearby development and TOD and Smart Growth development in other
parts of the city.
Benefits identified in the qualitative analysis found:
There appears to be adequate community support for change;
The Master Plan will create a vision for the place that private and public participants can
work toward. The uncertainty that has prevailed over the past decade will be addressed;
The proposed Master Plan incorporates/envisions a mix including retail, office and
residential uses. Such a mix has the potential to create an area that appears vibrant and
active and be perceived to increase personal safety and less likely to experience high
crime rates.
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