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SUMMARY OF THE STUDY
HISTORY, AUTHORIZATION AND APPROVAL

The Highlands neighbourhood is bounded by 67 Street on the west, 118 Avenue on the north

50 Street on the east and Ada Boulevard on the south. The neighbourhood is defined as an

inner city neighbourhood by the Edmonton General Municipal Plan and is partially affected

by the Montrose/Santa Rosa Area Redevelopment Plan, which applies to th€ €8 & Amended by Editor
RA7 zonedareas, one lot in depth south of 118 Avenue.

Highlands is predominantly developed with single family housing. It contains a large amount

of older housing which, combined with the tregnopied streets, provides an unique character

and darm to the community. With redevelopment planned for communities west of

Highlands, the Civic Affairs Committee on Land Use and Transportation of the Highlands

Community League became concerned that redemedop may spread into Highlands,

threatening th longterm survival of its unique residential area. As a result, the Civic Affairs

Committee on 1981 10 20 requested that City Council authorize them to prepare an Area
Redevelopment Plan. ThBlanning and Development Departmerdgviewed the recen Amended by Editor
redevéopment history and other land use factors in Highlands and recommended
"Neighbourhood Needs Assessment Report" that a Plannirty Bé undertaken to resolve
some of the more immediate issues of concern to the Civic Affairs Committee. Council
authaized a Neighbourhood Planning Study for Highlands at its meeting of 1982 10 12.

STUDY PROCESS

ThePlanning and Development Departmevirked closely with the Highlands Civic Affair  Amended by Editor
Committee on Land Use and Transportation throughout the Study proepss.friom the

communityatiarge was obtained through a questionnaire distributed to residential property

owners and tenants. An Open House was also held for the purposes of presenting land use

proposals for Highlands and discussing issues in the community

Approximately 30% of the questionnaires were returned and about 90 people attended the
Open House. This is considered to be good representation by the Community.

A Technical Advisory Committee was formed, which consisted of representatives from
several @partments of the Civic Administration, the Province of Alberta and the Civic

Affairs Committee. The Committee assisted in the study preparation by identifying and
clarifying issues, providing technical direction on Study methodology and providing advice
and information throughout the Study process.

SUMMARY OF RECOMMENDATIONS

The Study addresses four major planning and transportation issues in the neighbourhood and
establishes the desired direction of land use and development in Highlands through a
statemenof objectives and recommendations.

The four major issues are:

1. traffic volumes (including traffic shortcutting on 66 Street and Ada Boulevard, and
heavy traffic volumes on 112 Avenue and 50 Street);

2. the possible expansion and intensification of the 118We commercial strip;

Highlands Neighbourhood Planning Study Consolidation



3. preservation of the community's unique residential and historic character; and

4, the potential impact of redevelopment in certain areas of Highlands as permittec Amended by Editor
current Land Us&oning.

The Study findings and recommendations provided below.

1. Transportation

The concerns of high traffic volumes and the management of traffic movement on 112
Avenue, 50 Street, 66 Street, and Ada Boulevard were reviewed by the Transportation
Department. In addition, several suggested measaresstrain or redirect traffic on or from
those roadways were evaluated in consultation with citizens.

The Study recommends that:

i) 112 Avenue

1 Existing pedestrian flashers on 112 Avenue at 65 Street and 68 Street be converted
to redambergreen pedestna signals and further signals be placed at certain
intersections (to be determined in consultation with the Highlands Civic Affairs
Committee) along 112 Avenue.

i) 50 Street

1 Eastwest left turn bays be constructed along 118 Avenue at 50 Street andgexistin
50 Street geometrics be maintained. This project will be placed on the
Transportation Department's priorized Miscellaneous Minor Construction List.

iil) Ada Boulevard

1 Speed bumps be installed along with an advisory signing program emphasizing the
roadways pedestrian/bicycle function.

iv) 66 Street
1 A northbound stop sign be provided at 114 Avenue and 66 Street.

1 The parking ban on the west side of 66 Street from the first laneway south of 118
Avenue to 112 Avenue be removed.

I 66 Street be converted to tweay operation from 118 Avenue south to the
Safeway entrance; 66 Street be physically restricted to provide only one
northbound driving lane at 118 Avenue.

All changes to be implemented on a six month trial basis, during which time the
appropriate monitoringp measure impacts will be conducted.

2. Impact and Potential Growth of the Commercial Area

The Study findings indicate that existing City Policy contained in the General Municipal Plan
and the Montrose/Santa Rosa ARP is sufficient to prevent the 118idwemmetial strip
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from extending into the residential area to the south. In addition, findings staiwany
commercial redevelopment would not likely result in the expansion of buildings, in terms of
size and scale, to overshadow adjacent residemtakepties, as lot sizes and the requirements
of theZoning Bylawwould constrain largscale development.

One lot along the commercial strip, (the Toronto Dominion Bank site) at the southeast corner

of 118 Avenue and 66 Street, is spitnedwith CB1 Zoning on the north half and RF Amended by Editor
Zoning on the south half. A vacant lot exists immediately south of that site. To elir

uncertainty regarding the extent of permitted commercial development along 118 Avenue, it

is recommended that the CEbnebe extendedo cover the entire Bank site. The vacant lot

should retain its RFZong or alternatively a Direct Contrélrovisionlimiting use to parking

and buffering features. In the remainder of the commercial strip on 118 Avenue, existing City

policy and Land Useegulations are adequate protection and no new policy or changes to the

Zoning Bylaware recommended.

The Study recommends that:
i) The south half of the commercial site located at the southeast corner of 118 A

and 66 Street beezonedfrom RF1 (SingleDetached Residential District) to CB
(Low Intensity Businesgong.

Amended by Editor

ii) For the City owned vacant lot (115286 Street), as an alternative to the RF1 Le Amended by Editor
Use Zone favourable consideration should be given tB@2 Provisionpermitting
only parking on thenorth portion of the lot and a landscaped buffer on the south
portion, to be maintained by the landowner.

The DC2 Provisionwould be considered only should the property be sold to a pri
individual or company, and with their submission afeaone appication to the City
Planning and Development Department

Amended by Editor

3. Preservation of the Community Character

Residents of the Highlands community have a high regard for the unique historic and
architectural expression of the neighbourhood and community charéacsesisch as the older

housing and the trelned streets. To ensure the continuation this quality and quantity’ ~= _
analysis should be undertaken by tRtanning and Development Departmeand the Amended by Editor
Highlands Civic Affairs Committee to determine the type dadation of the unique

community characteristics. Once this is accomplished, the various means of preservation will

be considered and the most appropriate method for protection will be recommended to City

Council in a report. The Heritage List developsadtie Historic Site Selection Committee of

the Edmonton Historical Board should be added to the City of Edmonton Register of Heritage

Buildings, once this list has been reviewed and supported by the Highlands Community

League- Civic Affairs Committee anaffected residents.

The Study recommends that:

i) The List of heritage buildings developed by the Historic Site Selection Committee be
added to the City of Edmonton Register of Heritage Buildings, once this has been
reviewed and supported by the Highlands @Gumity League- Civic Affairs
Committee and the affected property owners.

i)  Planning staff in consultation with the Highlands Community LeagGevic Affairs
Committee be authorized to prepare development guidelines and Land Use regulations
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to protect the learacter and architectural expression of housing and unique community
features identifiable in Highlands.

4. Redevelopment Potential Under ExistingZoning Amended by Editor

There are certain areas in Highlands where the cugeningis not considered to be

appropriate, iyen the current land use or location of the property. In these cazesing are

proposed which would be more suitable.

The Study recommends that:

i) The first three lots north of 112 Avenue and the first four lots south of 112 Ave  Amendedby Editor
between 67 Stre@ind the lane between 65 and 66 Streetsebenedirom RA7 (Low
Rise ApartmenEong to RF1 (Single Detached Residen#aing.

1)) The vacant site on the southwest corner of 118 Avenue and 50 Stregzbbedfrom
RF3 (Low Density Redevelopmeriong to CBI (Low Intensity Businesgonsg.

iii) The site on the southeast corner of 118 Avenue and 51 Street which is now the
location of the No. 7 Fire Station bezonedfrom RF3 (Low Density Redevelopment
Zong@ to PU (Public UtilityZong.

iv) The residential area betwed@ Street and 53 Street and Ada Boulevard and 118
Avenue designated RF3, bezonedRF1 in total.

Highlands Neighbourhood Planning Study Consolidation



CHAPTER 1 - INTRODUCTION
1.1 HISTORY AND MANDATE

The community of Highlands is located in the Northeast District of Edmonton as shown on
Map 1. The study aeeis bounded by 67 Street on the west, 118 Avenue on the north, 50 Street
on the east and Ada Boulevard on the south, and is bordered by the communities of Bellevue,
Montrose and Beverly Heights (Map 1). The Montrose/Santa Rosa Area Redevelopment Plan,
appoved by Council on 1983 01 11, applies to the commercial and apartment properties (1 lot
in depth) on the south side of 118 Avenue which are also located in the Highlands Study Area.

In a letter submitted to City Council dated 1981 10 20, the Highlandsr@aity League

Civic Affairs Committee on Land Use and Transportation, expressed their concern about
possible redevelopment pressures as well as transportation problems. The letter outlined the
concern of the Committee, that redevelopment could ingltila¢ neighbourhood and result in

the loss of the older, historic housing characteristic of Highlands, unless regulatory measures
were in effect. They also proposed that they be permitted to prepare an Area Redevelopment
Plan for the Highlands Community.

The Civic Affairs Committee's submission was considered by the Public Affairs Committee

along with a report from the Administration at its meeting of 1981 03 16. In the repo  amended by Editor
Planning and Development Departmextvised that the lack of redevelopmengéssures dit

not warrant an Area Redevelopment Plan, and that the District Planning Program couiu uea

with many of the issues in Highlands. Council subsequently adopted the following
recommendation at its meeting of 1981 03 24.

"That the Highlands Commitg should document the issues facing them and
prepare a position paper to be used as input in the consideration of plans and
proposals affecting the Community rather than prepare an Area
Redevelopment Plan Bylaw at this time."

In modifying the District Ranning Program in April 1982, City Council requested that th=

Planning and Development Departmerdssess the planning needs of individ Amended by Editor
neighbourhoods throughout the City. The resultant "Neighbourhood Needs Asse

Report" recommended that a Neighbdoaod Planning Study be undertaken to resolve some of

the more immediate concerns of the Civic Affairs Committee. Council approved Highlands for

a Neighbourhood Study at its meeting of 1982 10 12.

1.2 THE STUDY AREA

The Highlands community is located withihe Northeast District of the City, where number

of city-wide facilities, such as the LRT line, the Edmonton Northlands Exhibition grounds and
Coliseum, and Commonwealth and Clarke Stadium are located. These facilities have had
certain unsettling effectsn surrounding communities, with increased traffic, parking, noise
and redevelopment potential introduced into residential areas. Highlands has been fortunate in
that to date it has managed to avoid many of these problems which are affecting other
neighbairhoods in the Northeast. The Highlands neighbourhood has maintained its stability
and particular character through the rapid changes occurring in other parts of the Northeast
District.

Highlands Neighbourhood Planning Study Consolidation 1
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Highlands is a pleasant residential community containing moistijfesfamily housing on
treelined streets. It is an unique inner city community in that most of its origimasing
stock has been retained and is wealintained. The Civic Affairs Committee and
community residents have expressed their appreciatiohiofjuality of life in Highlands
and their desire to see this continued in the future.

Highlands is predominantly a low density residential community, with some-wpalk
apartment development located along 118 Avenue and 50 Street. Some strip commercial
dewelopment exists along 118 Avenue west of 64 Street, and a small commercial node exists
at 65 Street and 112 Avenue. There is no industrial development in Highlands.

13 PURPOSE OF THE STUDY

The purpose of this Study is to identify the planning and tratejpmr issues in the
Highlands neighbourhood and to investigate the means by which these issues could be
resolved. The Study contains recommendations and objectives which address these issues.

1.4 THE STUDY PROCESS

The Highlands Study has been preparedh witgoing consultation and input from various
Civic Departments, the Highlands Community Leagu€ivic Affairs Committee, and
concerned individuals and the community at large.

The Study process began with the collection and analysis of information on the
community's land use and demographic characteristics. This has been incorporated in a
separate document called the Highlands Community Profile. Terms of Reference were
developed for the Study in consultation with the Civic Affairs Committee and affedied C
Departments. The Terms of Reference established the scope, process and time frame, and
identified the participants in the Study. Community issues were identified through meetings
and consultation with the Civic Affairs Committee and Civic Departmértisse issues

were confirmed by the community at large through a Residents Questionnaire which was
submitted to every household and property owner. The Questionnaire also ohtained
feedback on preliminary land use recommendations being considered Phathang and Amended by Editor
Development Departmenfin Open House was held as well to obtain public opinion

reaction to thé’lanning and Development Departm@nbposals.

Following the Questionnaire and Open House, a draft study report was prepared and

discussed with # community and Departmental representatives. Surveys of the property

owners affected byezoning of a more restrictive nature were accomplished to deterr  Amended by Editor
their concerns. The draft neighbourhood planning study report was circulated to a

City Demartments, agencies and groups for their review and comment before being

submitted to the Municipal Planning Commission and the Executive Committee. Further

community consultation was carried out at the direction of the Public Affairs Committee of

Council gior to final approval.

The Study Process is outlined in chronological order in Appendix A of the Report. A brief
description of the various Committees and information collecting techniques which assisted
in the Study preparation is provided below.

1.4.1 The Highlands Civic Affairs Committee on Land Use and Transportation

The Civic Affairs Committee consists of 12 members from the Community League and is

Highlands Neighbourhood Planning Study Consolidation 3



concerned with planning related matters in the neighbourhood. The Committee assisted
community and tragportation planners in providing general information about the
neighbourhood, identifying issues and objectives, and providing feedback to planners
throughout the Study process.

1.4.2 Technical Advisory Committee

A Technical Advisory Committee establisheat the. outset of the Study process, had
representatives from the City Departments (Planning, Transport@oonmunityServices anc Amended by Editor
Parkland Servicgsas well as Alberta Culture and the Highlands Civic Affairs Committee.
Committee met throughout thetudy process and enabled coordinated input, feedbac. wu
sharing of information through various stages in the Study preparation.

1.4.3 Historic Site Selection CommittegHSSC)

The HSSC of the Edmonton Historic Board assisted Bfenning and Developmen' amended by Editor
Departmenin a survey of homes constructed prior to 1940 which contributed to the parti

architectural character found in the Highlands housing stock. The Committee consists or

members of thé’arkland Services Branctihe Old Strathcona Foundation|barta Culture,

the Edmonton Historical Board and the City's Heritage Officer. The evaluators were assessing

homes in terms of their representation of the architecture of the period in which they were built

and the absence of alteration to the originaluiess of the house. This survey resulted in a list

of heritage homes in Highlands which have retained their original character. This list may be

added to the City of Edmonton's Register of Heritage Buildings maintained by the Board. ,

1.4.4 Residents' Quetonnaire

A Residents' Questionnaire was distributed to all tenants and owners of residential property in

Highlands. The purpose of the Questionnaire was to confirm the ig#ghieh had been

identified by the Civic Affairs Committee and the Technical Adwy Committee. The

Questionnaire also attempted to obtain an indication of support for certain preliminary stiidv
recommendations being considered by tknning and Development Departmer®@f Amended by Editor
approximately 1,500 Questionnaires distributed, 437 wereneduramounting to a respon

rate of approximately 30%.

1.4.5 Open House

The Questionnaire contained an invitation to attend an Open House on November 29, 1983

held in the Community League Lounge between 3:00 p.m. and 9:00 p.m. Residents were able

to disass concerns they may have about Highlands with representatives from the Pl Amended by Editor
Transportation, an@arkland ServicesResidents could also clarify questions concerning

Questionnaire before its completion. Displays showing the Study issues aminamsfi study

proposals were available to generate discussion and obtain public feedback. Approximately 90

people attended the Open House.

1.4.6 Survey of Property Owners in RA7, CNC Areas

To determine the extent of support or rsupport for the proposezoningto RF1 in the amended by Editor
RA7 Zond area and CNC area along 112 Avenue, west of 64 Street, a-igl@uestionnair

was distributed to all property owners in these areas. Property owners reacted to the prupusais

through a written or telephone response.

1.4.7 Survey of Residents

Highlands Neighbourhood Planning Study Consolidation 4



The Highlands Community League Civic Affairs Committee conducted their own survey of

property owners and residents in the Righedarea located between 53 and 50 Street. amended by Editor
Committee felt that another survey with a higher resporisewras necessary. The Commit

distributed approximately 175 surveys and collected 119 from resident and absentee owners

and tenants (68% response rate).

1.4.8 Transportation Survey

The Transportation Department distributed a survey to residents ofaHdghland nearby
communities describing a number of solutions to traffic problems arrived at in consultation
with the Civic Affairs Committee. Respondents were asked to indicate the favoured solutions
on the surveys and return them to the Department fdysieaApproximately 12% were
returned.

1.4.9 Transportation Issues- Public Meeting
The Transportation Department conducted a public meeting in Highlands to obtain public

feedback and input on the proposed solutions to traffic problems outlined in they.sur
Approximately 80 persons attended the meeting on January 30, 1985.

Highlands Neighbourhood Planning Study Consolidation 5



CHAPTER 2 - COMMUNITY CHARACTERISTICS
2.1 DEVELOPMENT HISTORY

Highlands began its development as a prestigious residential area in 1908. Since then,
Highlands has experienced variagtages of development. As a result, its housing styles vary

in age and architectural style reminiscent of the period of construction. Out of a total of 1,123
residential structures, 5.7% were built between 1P@09, 19.9% were built between 1920

1939, 66.3% were built between 1940959 and 8.1% were constructed after 1959. The
development of housing stock in Highlands progressed from west to east, with the larger
number of prel940 dwellings located in the western section of the community. A great
proporton of the prel940 housing stock still survives. Many of the residences, ranging from
small bungalows and cottages along 66 Street to the substantial homes along Ada Boulevard
and 111 Avenue, are in good to excellent condition.

2.2 LAND USE CHARACTERISTIC S

The total area of Highlands is approximately 291 acres (118 hectares), distributed among the
various land uses as outlined in Table I.

TABLE |
EXISTING LAND USES

Land Use Category Area in Area In % of

Acres Hectares Total

Area

Residential (Total) 1562 63.2 53.6
Single Family 151.4 61.3 51.9
Two Family 1.9 0.8 0.7
Multi-Family 1.0 0.4 0.3
Apartment 15 0.6 0.5
Commercial 5.4 2.2 1.9
Institutional 16.8 6.8 5.8
Industrial - - -
Transportation 0.2 0.1 0.1
Open Space/Recreation 5.4 2.2 1.9
VacantUndeveloped 1.5 .6 0.5
Other (pavement, roadways etc.) 106.0 42.9 36.3
Total 291.5 118.0 100.0

Source: 1983 PRISM

The breakdown of dwelling types in Highlands is provided in Table II:

Highlands Neighbourhood Planning Study Consolidation 6



TABLE I
COMPOSITION OF DWELLING TYPES IN HIGHLANDS

Housing Number % of

of Units Total
Single Family Dwellings 1,023 81.5%
Single Family Dwellings Containing a Suite 128 10.2%
Semidetached/Duplex Dwellings 18 1.4%
Multi-family Dwellings 29 2.3%
Apartments (34 storeys) 57 4.6%
Total 1,255 100.0%

Source: 198 PRISM

Map 2 indicates that the predominant land use in Highlands is low density housing. The few
walkup apartments in Highlands are located mainly along 118 Avenue. Someamuilfi
buildings are situated on 50 Street south of 112 Avenue, and oAvElBie between 58 and

60 Streets. Multfamily dwellings are not, to any significant degree, found in the interior of
the Highlands neighbourhood.

Commercial development is also not highly represented in Highlands. Most commercial
enterprises are restautanshops, beauty parlors, grocery stores and banks.

The greatest concentration of commercial uses is found on 118 Avenue, between 58 and 67
Streets, and a small commercial node located at the intersection of 65 Street and 112 Avenue.
Office uses in Highlads are situated on 112 Avenue at 50 Street and between 52 and 53
Streets, and along 118 Avenue.

Institutional and recreational uses comprise the remaining land uses. Institutions include two
public schools, Highlands Junior High and Mount Royal Elemengaryvell as two churches,
Highlands United Church located at 113 Avenue and 64 Street and Highlands Baptist Church
located at 112 Avenue and 55 Street. Parks and Recreation facilities are concentrated between
112 and 114 Avenues, east of 62 Street. A bpaak containing some playground equipment

is situated south of Mount Royal Elementary School.

2.3 CHARACTERISTICS OF EXISTING RESIDENTIAL DEVELOPMENT

The Highlands residential community is among the City's neighbourhoods having an unique
character and phsant living environment, attributed to the tree lined streets and various styles
of "period" architecture. Residents identify strongly with the neighbourhood and exhibit a
high degree of civic pride that can be observed from the community's cleanimnkesslh

kept buildings and property. The large number of3840 housing still in existence (25.6%

of the total housing stock) indicates that very little redevelopment to other land uses has
occurred. Most of that redevelopment has been more in the foreplacement of single
family dwellings with new single family dwellings, and additions to dwellings, as indicated in
Table IlI.
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TABLE Il
RESIDENTIAL DEVELOPMENT PERMITS IN HIGHLANDS, CLASS C AND D
1978 to 1984

Year Number of New Additions Number of New Dwellings Other

1978
1979
1980
1981
1982
1983
1984 4 - 2

1

g oo O W o N
P P O W W Ww

Source: Planning and Building Departméridevelopment Permit, City of Edmonton

Highlands is not experiencing redevelopment in the form of ffarily.housing, such as
duplexes and triplexes. However, surveys of 1840 housing in Highlands have shown that
new housing, additions and renovations are often out of character and style with the original
housing featured in certain parts of the neighboodhadl'his appears to be more common
rather than redevelopment of existing tdensity housing.

2.4 POPULATION

Table IV shows the percentage distribution by age group in 1971 and 1983 as compared to the
1983 figures for the City of Edmonton. The communityesidhave a larger proportion of
people over 65 years of age and a lower proportion of younger people between the ages of 20
to 39 compared to the City as a whole. However, the percentage of people between 20 to 39
years of age, which has increased betwe@nlland 1983, indicates that Highlands is a
community with a living environment attractive to all age groups.

TABLE IV
POPULATION OF HIGHLANDS (1971 ABD 1983) BY AGE GROUP

Highlands City of Edmonton
Age 1971 (%) 1983 (%) 1983 (%)
Group
0-19 1,248 (333) 697 (22.4) 28.6
20-39 929 (24.8) 1,029 (33.2) 42.4
40-59 913 (24.3) 563 (18.2) 18.7
60-64 239 (6.4) 217 (7.0) 3.3
65+ 424 (11.2) 592 (19.2) 7.0

3,753 3, 098

Source: 1971, 1983 Civic Census
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2.5 COMMUNITY FACILITIES

A detailed descriptiorof Community Facilities is provided in the Highlands Community
Profile. Highlands is not experiencing major problems or shortages that need to be dealt with
in this Study.

26  TRANSPORTATION
2.6.1 Background Information

Highlands' central location allowir excellent access to most parts of the City. R=anid

north/south connections are provided by Capilano D¢ireeamed Wayne Gretzky Drjy Amended by Editor
with an interchange located just west of Highlands on 112 Avenue. East/west a

allowed by 112 Avenue and 118venue. Many of the City's major facilities are easily

reached from Highlands, such as Borden Park, the Clarke and Commonwealth Stadia and
Edmonton Northlands. Bus routes serve Highlands along 118 Avenue and 112 Avenue and

provide access to the LRT systenine roadway network within Highlands is shown on Map

3.

There are no major transportation proposals for roadways within Highlands according to the
City's 10 Year Roadway Plan adopted by Council on 1983 09 20. A long term proposal to
widen 118 Avenue from to 6 lanes is currently under review. The Transportation System
Bylaw No. 6707 adopted by Council on 1983 03 20 reaffirmed the arterial road status of 112
and 118 Avenues and 50 Street. However, Council specified that no widenings were to occur
along 112Avenue between 50 and 80 Streets.

There are a number of roadway proposals in the vicinity of Highlands which could affect the

community's overall traffic picture. The Five Year Roadway Improvement Program (1984 to

1988) indicated grade separations folld@head Trail/82 Street in 1987. This scheduling is

subject to City Council approval and annual budget constraints. Improved design of access

and egress ramps to the Yellowhead should enable better traffic flows at these intersertinne

possibly attractingmore east/west traffic away from 118 and 112 Avenues. \Magne Amended by Editor
Gretzky Drive extension from 120 Avenue to the Yellowhead Trail is scheduled

construction between 1988 and 1990. It is expected this would attract traffic from local

roadways in Highlandsncluding 66 Street, thereby reducing their traffic volumes. .

2.6.2 Traffic Flows and Patterns

The most heavily travelled roadway in Highlands is 112 Avenue, which carries up to 26,300
vehicles (1981 average annual weekday traffic). It is noteworthythiatraffic volume on

112 Avenue is substantially greater than 118 Avenue (carrying 16,000 vehicles). It is likely
more attractive to drivers because of fewer obstructions (traffic signals, parked cars) therefore,
the traffic moves at a smoother pace2 Bvenue also provides direct access to and from the
City Centre.

Ada Boulevard has been the subject of numerous complaints by residents about traffic flows
in recent years. The main objection is that traffic avoids 112 Avenue, particularly at rush hour,
traveling down 50 Street and along Ada Boulevard before turning north again to 112 Avenue.
However, the Transportation Department feels that this problem has been alleviated with the
installation of a traffic signal at 112 Avenue and 50 Street on 1983,06dKing access onto

112 Avenue easier and therefore a more attractive route to those who previously used Ada
Boulevard. The Transportation Department has provided the following traffic volumes (Table
V) on Ada Boulevard, before and after signal installatto demonstrate this.
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TABLE V
BEFORE/AFTER VOLUMES ON ADA BOULEVARD
SINCE SIGNAL INSTALLATION -112 AVENUE/50 STREET

Time Period Location November November %
1982Volume 1983Volume Change

A.M. Peak 75 Street South of 109 Avenue 123 118 -4%
Ada Boulevard East of 68 Street 161 158 -2%
Ada Boulevard East of 60 Street 140 125 -11%
Ada Boulevard East of 51 Street 133 117 -12%
P.M. Peak 75 Street South of 109 Avenue 141 111 -21%
Ada Boulevard East of 68 Street 158 150 -5%
Ada Boulevard Eagif 60 Street 150 133 -11%
Ada Boulevard East of 51 Street 168 149 -11%
Average 75 Street South of 109 Avenue 837 758 -9%
Weekly Daily Ada Boulevard East of 68 Street 1,064 1,063 0%
Traffic Ada Boulevard East of 60 Street 1,014 983 -3%
Ada Boulevardeast of 51 Street 1,088 1,075 -1%

Residents along Ada Boulevard were unsatisfied with traffic volumes as demonstrated by a
petition containing 157 signatures requesting that the City of Edmonton initiate action to
remedy the situation.

Residents have asshown concern over traffic volumes on 66 Street, which is a collector road
south of 118Avenue but an arterial road north of 118 Avenue. 66 Street provides an attractive
route to the northern sections of the City from 112 Avenue. Aided by the signalized
intersection at 118 Avenue, 66 Street is a preferred alternative to the arterial roads in the
vicinity. In January of 1972, the Transportation Department responded to the problem by
converting 66 Street to a omeay operation. 66 Street is a eway northbaind route between

112 and 118 Avenues while 68 Street (not located in Highlands) is the southbound portion of
the couplet. Vehicular volumes at the time of conversion were approximately 7,200 vehicles
per day, and in 1982, the 24 hour total was reducé&j6@0 vehicles. For 68 Street, south of

118 Avenue, the average daily count is considerably less at 1,152 vehicles. The Transportation
Department demonstrated that traffic volume on 66 Street is not excessive for a collector
roadway, nor does it exceed tbeunt for similar collector roadways in comparable inner city
neighbourhoods in the City as illustrated below.

116 Street from 111 Avenue to Kingsway 8,000 daily
124 Street north of 118 Avenue 10,000 daily
66 Street south of 118 Avenue 3,600 daily

Although there has been a 50% reduction in vehicular traffic on the roadway, citizen concerns
were still being raised regarding the amount of traffic on the roadway. A petition of signatures
from 144 persons in the vicinity of 66 Street was collected whichetgd that measures be
taken by the City to reduce ndwocal traffic on 66 Street.
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CHAPTER 3 - CURRENT MUNICIPAL POLICIES AND REGULATIONS

3.1 GENERAL MUNICIPAL PLAN

The General Municipal Plan (GMP) outlines the major objectives and policies of CihciCou

for future development and land uses in Edmonton. Those which have application to Highlands

are reproduced below.

Residential Policy

Through the GMP, the City adopted a strategy for accommodating future population growth in
a more concentrated fashiofihis entails more compact residential development in new
suburban areas and allowing some family infill housing within portions of older established
neighbourhoods where public services already exist. City Council's Objective 5.B applies to
inner city canmunities such as Highlands.

"To increaséhe amount of future housirmccommodated the inner city, with a strong
emphasis on family housing and requiring redevelopment to occur on a dispersed basis
rather than concentrated in only a few areas."

Commergal Policy

Commercial strips are recognized in the GMP as an important component of the City's
economic sector. While their improvement and upgrading is encouraged, development within
the commercial strip should not inflict negative impacts on resideatigls. Objectives 6.0

and 6.G stipulate this:

"To ensure that the negative impacts of commercial development on adjacent
neighbourhoods are minimized."

"To stabilize, consolidate, and improve established strip commercial areas, and
accommodate a wide vatye of commercial activity having due regard to the
maintenance of the character and amenities of adjacent residential areas".

The above objectives are also applicable to the 112 Avenue 65 Streebercial node in
Highlands. Policy 6.C.1 establishes stamt$ for site orientation, parking, buffering and
building height to reduce land use conflicts.

Transportation Policy

Through commuter traffic particularly effects inner city communities, such as Highlands, as
drivers choose less congested and more dimedes in favor of arterial roads to reach their
destinations in the central area. Objective 8.D of the City Council addresses this problem as
follows:

"To minimize the impact of transportation on inner city communities."

Policy 8.D.2 elaborates furthen ¢his objective:

"The City will investigate and implement, where feasible, measures to discourage
community disruption by through commuter traffic on rasterial roadways."
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Urban Design Policy

Policy 15.B.6 applies to Highlands, which contains a largabrer of prel940 buildings:

"The City will identify and conserve historic and distinctive older areas of the city
which contribute to the interest and character of the urban environment.
Furthermore, the City will establish policies and design guidetmesisure that
new buildings constructed in areas of special identity are compatible with
existing development."”

3.2 ZONING BYLAW Amended by Editor

Prior to the Study, the Land U&®nesin the Highlands area, as contained in the EdMGiiwn
Land Use Bylaw N05996,are as lsown on Map 4. Most of the community is regulated by an
RF1Zone which permits single detached housing, and s#stached and duplex housing as

a discretionary use only when the site is adjacent to a commercial or apartment District. The
residential areaf the community east of 53 Street is covered by an Riwhich allows
primarily single detached and sedetached housing; duplexes, small scale conversion and
infill redevelopment to housing forms containing up to 4 dwellings per building are
discretbnary uses. Some areas found along arterial roads (118 Avenue and 112 Avenue) are
zoned RA7 permitting low rise apartments up to 4 storeys in height. -ind@nsity
commercial development is allowed under the CBdne located along 118 Avenue.
Neighbourhod Convenience Commercial uses which are directed more towards the day to
day needs of residents are allowed under the Zdl@at 112 Avenue and 65 Street.

3.3 TRANSPORTATION SYSTEMS BYLAW NO. 6707

The Transportation Systems Bylaw No. 6707 is a comprélerssrategy for the City's
transportation networks containing goals, objectives and policies, as well as long range
proposals for roadways and transit improvements. The Bylaw considers the need for
transportation services and problems relative to the'sSCitetwork as a whole. The
recommended transportatistrategy iscomplementaryto the current goals of the City with
respect to social, environmental, physical, financial and transportation concerns as expressed
by City Council through the General MuniaipPlan and by the general public. The policies

of the Bylaw which affect Highlands were discussed in .greater detail in Section 2.6.1 of this
Report.
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CHAPTER 4 - ISSUESAND OBJECTIVES
4.1 ISSUES SELECTION PROCESS

Issues in the Highlands Planning Stusdgre determined through meetings and consultation
with the Civic Affairs Committee of the Community League and the City Departments. A
complete list of concerns and issues identified in those meetings was submitted to the
members of the Technical AdvisoBommittee (TAC) for their review (see Appendix B).

The Technical Advisory Committee discussed the concerns and arrived at a number of issues
felt to be most pertinent to the Planning Study. These are as follows:

1. Transportation
Traffic Shortcutting on Ada Boulevard and 66 Street

Traffic shortcutting on Ada Boulevard and 66 Street is an annoyance to many residents
since these roadways are intended to service the local residential area.

Heavy Traffic Volumes on Arterial Roads

Residents have expressed concever high traffic volumes on arterial roads (112
Avenue, 50 Street) in Highlands. They feel that the high traffic volumes disrupt the
neighbourhood and divide the community. The Community League's Civic Affairs
Committee proposed that 112 Avenue be raepegid from "arterial” to "collector”
road status and that measures be taken to discourage through traffic.

2. Preservation of Community Character

The Highlands neighbourhood is characterized as mainly a single family, low density
residential community, coritding a large number of older and architecturally unique
housing. The mature trees which line many of Highlands streets also contribute
significantly to the community identity. There is concern that this character could be
eroded and eventually lost as esult of redevelopment to higher density housing
forms or to new single detached housing that is out of scale or of an incompatible
architectural style with the existing development.

3. Impacts of Commercial Areas

Current City policy encourages, ahdnd UseZoning permits, redevelopment of olc  amended by Editor
commercial strip properties. There is concern that commercial areas could exp

the residential community or develop to a scale or type which would have aaverse

effects on adjacent residential properties. Thmm@unity League's Civic Affairs

Committee suggested that a more restrictive LandAdsebe imposed.

4, Redevelopment Potential under existdmnng

Amended by Editor

There are at present a number of areas in Highlands where the existing deve.cpiiicin
type and density are notaximized according to that allowed by established Land Use
Zones applying to the properties. Some forms of development now permitted may be
inappropriate, or encourage redevelopment to permitted uses which would conflict
with the surrounding area.
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4.2 STUDY OBJECTIVES

A number of study objectives were devised to deal with the issues outlined above. These are as
follows:

1. To preserve and protect the existing stable-dmmsity singldamily residential
development characteristic of the Highlands neighbmaoih

2. To investigate means of reducing traffic noise, volumes and neighbourhood division
caused by roadways in Highlands.

3. To ensure the continuation of architecturally significant and historic character
evidenced in the present housing stock in Highlands.

4. To ensure that those properties in Highlands appropriatetgdaccurately reflect th Amended by Editor
desired land uses.

5. To reinforce the existing commercial facilities in Highlands, while ensuring that new

commercial development and the intensification of existing ceroi@ development,
do not encroach into or negatively impact on residential areas.
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CHAPTER 5- ANALYSIS OF THE ISSUES
5.1 TRANSPORTATION

Transportation issues in Highlands have been raised by Highlands citizens and reviewed by the
Transportation Departemt for a number of years. Most of the cause for concern centered on
high traffic volumes on 66 Street, Ada Boulevard and 112 Avenue. In 1972 the Transportation
Department responded with the creation of the 66 Street/68 Street couplet, and in 1983 with
the installation of traffic signals at 50 Street/112 Avenue to encourage the use of 112 Avenue
rather than Ada Boulevard. City Council on 1983 09 20 had stipulated that no road widening
of 112 Avenue be allowed between 50 Street and 80 Street, as statdéavwriNgy 6707.

Some residents who attended the Open House, as well as the Community League Civic
Affairs Committee, do not perceive these actions to be satisfactory solutions to the problems.
However, the results of Planning's survey of residents demandtafic volumes are
acceptable to most. Volumes were seen as acceptable on 112 Avenue by approximately 50%
of the respondents throughout the community, on 50 Street by 75% of the respondents living
in the general vicinity of 50 Street, on 66 Street byo5h the general vicinity of 66 Street,

and on Ada Boulevard by 56% of the respondents living near that roadway (Appendix C).

5.1.1 Questionnaire Responses Regarding Transportation Issues

Although the questionnaire results from residents living neardretadadways in question
reveal that the frequency of dissatisfaction does increase with nearness to the roadways, the
majority still rated traffic volumes in Highlands as "acceptable." (Appendix C).

The Questionnaire results also indicated that traffidatimns (speeding, failure to obey
traffic signs, truck traffic on a netmuck route), the division of the neighbourhood, and
difficulties in crossing 112 Avenue, appear to be more of a concern that the vehicular volume.
As these concerns relate more tatt@s of enforcement than to the transportation system, the
survey results and written comments of the respondents were referred to the Police
Department for information and action.

The Police surveyed the most frequent complaints cited in the comments imhiuded
speeding along Ada Boulevard and 112 Avenue, drivers going the wrong way on-thiayone
northbound 66 Street, drivers not observing the pedestrian activated crossing at 112 Avenue
and 65 Street, and parking in the laneway separating the corahaea from the residential

area at 112 Avenue and 65 Street. The Police survey was undertaken on February 17, 1984.
The number of violations that occurred were not considered to be excessive, according to the
Police.

5.1.2 Traffic Management Alternatives

The Transportation Department has been involved throughout the study process in discussion
of transportation issues in Highlands. Alternative measures to reduce traffic flows on
roadways in the neighbourhood were reviewed but were considered unnecessary
unsuitable. The Department was of the opinion that transportation issues in the Highlands had
been successfully dealt with.

Highlands Neighbourhood Planning Study Consolidation 18



To address concerns expressed at the Public Hearing conducted by the Public Affairs
Committee of Council, transportation planmereconsidered ' those previous traffic
management measures and others with the Highlands Civic Affairs Committee. A list of
alternative proposals to alleviate community concerns while maintaining the basic functions of
the roadways under review was agrégdor further technical and public reviews.

112 Avenue

- Install additional pedestrian signals (improves pedestrian access and impedes
through traffic).

- Allow unrestricted parking (reduces road in effect to two free flow lanes from
four).

Restrict easwest through traffic to one lane each direction at Capilano Drive and

convert the other through lane to a left turning lane (an effective double left turn
will be available for both east and west directions, encourages use of
Capilano/118 Avenue route).

50 Street

- Close 50 Street at 118 Avenue to southbound traffic (prevents southbound or
downtown oriented traffic from entering the 50 Street/112 Avenue route).

Force southbound curb lane traffic on 50 Street to turn right onto 118 Avenue
westbound (encourag use of 118 Avenue route).

- Prohibit left turn from 118 Avenue onto 50 Street southbound (preserves two
free flow lanes westbound on 118 Avenue to encourage greater use of that route
and prevents access from east locations to the 50 Street/112 Avem)e rout

- Reduce the "green" phase of north/south signal timing at 118 Avenue (impedes
access of traffic from north locations onto the 50 Street/112 Avenue route).

66 Street
- Close 66 Street at the north end, south of the entrance to Safeway, and convert
the remaning portion to 118 Avenue to twway traffic (improves access to

commercial developments from north, east and west locations and prevents
through traffic from 112 Avenue to the 118 Avenue intersection).

- Prohibit left turns from 112 Avenue onto 66 Strewirthbound (prevents
eastbound 112 Avenue traffic from direct access via 66 Street to the 66
Street/118 Avenue intersection.

- Place barriers at various locations to narrow 66 Street (a "woonerf" introduces
obstacles which impede the flow of traffic).

AdaBoulevard

- Close Ada Boulevard at 50 Street (prevents direct access to/from 50 Street for
traffic using Ada Boulevard as an alternate -@ass$t route).
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Close Ada Boulevard at both ends0 Street and 75 Street (similar intent as
above).

- Extend the park a65-66 Streets to the river valley and close 111 Avenue
(establishes a break in the route similar to Floden Park, and redirects traffic to
112 Avenue).

- Install speed bumps (obstacles impede fast movement of traffic).
5.1.3 Public Opinion and Selection of Peferred Alternatives

Residents of Highlands and of surrounding communities where impacts of some of the
proposals might be anticipated, were invited to express their opinions on the traffic issues
under study and the alternative solutions proposed. Inpasg solicited through a
Transportation Bulletin survey and a public meeting (see Appendix E).

Based on the public input received, technical analysis of the alternatives, and further
consultation with the Civic Affairs Committee, the Study produced a ggtetdrred solutions

to the identified issues. The recommended traffic management scheme for Highlands consists
of the following improvements and changes:

112 Avenue

The long term solution to reducing traffic on 112 Avenue would be the prop~~~-

extensionof Wayne Gretzkey Drivéo Yellowhead Trail and Fort Road. In t- Amended by Editor

meantime, the conversion of flashing amber lights at 65 and 68 Streets to ped
activated full redambergreen signals will improve pedestrian access between the north
and south portion of the neighbourhood. These will complement the other existing
signals at 55 and 62 Streets, and may also serve to impede traffic to some degree.

50 Street

Construction of easwest opposing left turn bays on 118 Avenue at 50 Street will
reduce delays gerated by left turning vehicles holding up traffic on 118 Avenue. This
will increase the attractiveness of 118 Avenue as an alternate to the 50 Street/112
Avenue route.

No improvement designed to increase traffic on 50 Street will occur. The extension of
Wayne Gretzky Driveill eventually reduce traffic on this roadway.

Ada Boulevard
The installation of speed bumps and advisory signage to emphasize the presence of
pedestrians and cyclists is intended to reduce vehicle speeds and discourage

shortcutting, vinile maintaining Ada Boulevard's primary functions as a local residential
access roadway and a scenic route.

66 Street

Conversion of 66 Street, from tipeivate grocerystore access north to 118 Avenue, Amended by Editor

a twoway traffic operation will facilitate accesof commercial traffic to the
commercial developments on 118 Avenue at 66 Street.
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Roadway barriers preventing southbound traffic from continuing past the commercial
entrances, together with permitted parking on both sides of 66 Street the length of the
one-way traffic operation, will limit capacity to a single northbound driving lane. The
installation of a northbound stop sign at 114 Avenue will further serve to slow through
traffic on 66 Street.

The traffic management measures address the communityastefgr restraint of through
traffic in the neighbourhood, and are generally accepted by the community for a trial period of
six months. "Beforeandafter" studies will be conducted to evaluate their effectiveness prior
to permanent installation.

5.2 PRESERVATION OF COMMUNITY CHARACTER

The Questionnaire results illustrated the importance Highlands residents hold towards the
particular character and identity of their community. The single family, low density housing
which is predominant in Highlands is aryeimportant factor, as well as neighbourhood
stability, to residents' appreciation of Highlands. Residents also, to a great extent, feel the
historic character of housing in Highlands is either very important (58.7%) or somewhat
important (27.2%). The comunity generally feels that housing or additions not in keeping
with the existing housing are detrimental to Highlands' unique character (62.9%).

In order to assess the amount and extent of historic and architecturally significant housing in
Highlands, theHistoric Site Selection Committee (HSSC) of the Edmonton Historical Board
assisted in an evaluation of the 41@40 housing stock by means of a procedure developed in
similar reviews accomplished in other inner city neighbourhoods.

This evaluation was umdtaken with Committee members along with City Planning Staff and

a representative from the Highlands community. The evaluators were assessing homes in
terms of their representation of the architecture of the period in which they were built and the

absencef alterations to the original features of the house. The assessment resulted in a list of
heritage homes in Highlands which have retained their original character.

The Heritage List has two purposes: firstly, it may be added to the City of Edmonton's
Regster of Heritage Buildings maintained by the Board, and, secondly, the information will
be part of the criteria in determining an area of special character which should be protected
from unsympathetic redevelopment. The list (Appendix D) has been fomvdrdethe
Edmonton Historical Board to the Highlands Community League Civic Affairs Committee for
their review and endorsement.

The Heritage List developed with the HSCC has shown that Highlands does have a substantial
supply of older housing which still glilays the original characteristics of the dwellings. The
necessity of defining the particular area where this architectural and community character is
most evident is presently in the process of being determined between the Civic Affairs
Committee and thaffected community residents. Discussion between the Civic Affairs
Committee and Planners will determine other features which contribute to the special
character of Highlands. The area where these features are concentrated will be placed under
the controlof design guidelines which will assist the City's Heritage Officer in assessing
architectural drawings submitted to the City with a Development Permit Application. The
design guidelines would provide direction on a structure's height, location of thengveel

the lot, roof type, materials, window style, and the dwellings' finishing details. The most
appropriate method of applying the regulations will be used once the area and its features
deserving protection are identified.
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The special character aread regulations will be referred to City Council for review and
approval.

53 REDEVELOPMENT POTENTIAL UNDER EXISTING ZONING

Map 5 illustrates those areas in Highlands which are presamtlgdfor uses which may b Amended by Editor
inappropriate. Each of these areas scdbed in more detail below.

531 Areal

This area, which includes the first 3 lots north of 112 Avenue and 4 lots south of 112 Avenna

between 67 Street and the lane between 65 and 66 Streets is preseatjor low rise Amended by Editor
apartments (RA7). Existinghd uses consist of single family homes and a small comme

use at 112 Avenue and 66 Street. The existing dewelopto the north, south and west of

this area is also single family housing, and convenience commercial to the eastsd.ow

apartment deelopment is not the most suitable form of development for the reasons described

below.

The area surrounding the RAZbnecontains mostly single family housing andzenedfor Amended by Editor
such. Lowrise apartments introduced into the area would represent aig@mdtrusion and

could inflict negative impacts on the adjacent single family properties (such as loss of privacy

and overshadowing), particularly since there is no physical separation between tHomédsvo

in the form of a laneway or an intervening bufferaciransitional use. The redevelopment of

the homes in the RAZonewould also mean the loss of good quality, single family housing.

The present RAZoneis also inconsistent with the Study objective,

"To preserve and protect the existing stable-tmsiy, single family residential
development characteristic of the Highlands neighbourhood.”

In addition, the Lowrise Apartment District on the subject property is inconsistent with Policy
5.B.10 in the G.M.P. This policy requires that the City encouragettislization of mixed
density neighbourhoods in the inner city undergoing redevelopment from low density to
medium and/or high density residential uses. Medium or higher density land redevelopment
would be allowed to continue in blocks where the existitiget frontage has undergone or
been substantially altered by higher densigvelopment. Otherwise, lower density street
frontages should be retained in blocks where higher density development has not taken place.

A survey of owners of the propertiegsthis area indicates that 8 supporteoningto RF1, 5 Amended by Editor
oppose the proposal and responses were not received for 7 properties.

In conclusion, the RA7Zoneis not appropriate given the surrounding land uses and the
negative impacts lowise apartments witdd impose on the existing single family housing. An
RF1Zonewould more accurately reflect the desired future land use.

532 Area?
This area encompasses a CNC node (Neighbourhood Convenience ComAmreiathich Amended by Editor
contains 5 existing single family hoseThe suitability of the commerciaonng was

examined with the possibilities ofzoningthe residential properties to RF1 (Single Detached
ResidentiaZong to ensure retention of the houses.
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MAP 5 REDEVELOPMENT POTENTIAL UNDER EXISTING DISTRICTING
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The commercial properties consist of a vacant buildinthe northwest corner of 65 Street

and 112 Avenue, a bank and cleaners located at the northeast corner of the intersection, a
restaurant, shops and offices on the southeast corner and a beauty salon, pizza parlor and
convenience store on the southwesneo. A bakery is located south of the commercial uses

on the southeast corner, on 65 Street. All the commercial uses except the bakery are oriented
to 112 Avenue.

Two residential lotszoned CNC are located south of the commercial development Amended by Editor
112Avenuwe, on the west side of 65 Street. Residents of 65 Street south of 112 A

indicated to Planning staff that a shortage of parking space for the commercial facilities

results in orstreet parking. The beauty salon owner has indicated to Planning stdfffetha

purchased the CNZonedhome south of the salon for the letegm purpose of providing

additional parking space to serve his business. Since it is desirable to maintain the option of

converting one property for efftreet parking in the future and bese the extent of

commercial uses south of 112 Avenue is already established by the bakery located opposite

the residences, it is recommended that the two residential sites south of 112 Avenue remain
zonedCNC.

The two residential properties covered tye tCNC Zone on the northwest corneof

112 Avenue and 65 Street were also considered as to their suitabiligzfumingto RF1. It is Amended by Editor
the opinion of thePlanning and Development Departmehat redevelopment of the sin.

commercial site fronting on 11Zvenue (currently a vacant building) would require

consolidation with one or both residential sites to the north. Since this would result in an
improvement to the quality of commercial development in the area, and add to the node's
neighbourhood commerciakrvice function, it is recommended that the two residential sites

remain zoned CNC. Any redevelopment proposal should, however, be oriented to

112 Avenue, to minimize the attraction of néwtal traffic onto 65 Street.

Planning also recommends that tlgte residential site on the northeast corner of the 112
Avenue/65 Street intersection remain CNC. The siting of the adjacent bank building does not
allow for the buffering measures normally required between commercial and low density
residential uses. Ehexisting residence itself, if converted to a small commercial use, would
provide a suitable transition between the more massive bank building and other single
detached houses to the north.

In conclusion, no recommended changes to the present ZtNi@g are proposed for thic Amended by Editor
area.

5.3.3 Area3

The eastern portion of Highlands located between 50 Street and 53 Street is presmutl Amendedoy Editor
RF3 which allows for small scale redevelopment. Single and-detached housing is .

permitted use, while duplex and mutmily housing containing up to 4 units (with ground

floor access) are discretionary uses.

The existing development is mainly small bungalow style housing and somefamuilyi

housing built primarily in the postar period. Development differs from thperiod and
architectural style of housing found in older sections of Highlands to the west.
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Existing Development Types Number of

Structures
Existing Single Family Homes 79
Existing 2 Family Structures 28
Existing 4 Family Structures 2
Existing Apartment Building (6 units) 1

The area, under the existing RE8ning, has potential for a limited amount of small sc Amended by Editor
redevelopment, in the form of 2 family structures. This has occurred to date as evidel

the number of suites in single fdyihomes. While the structural appearance of these
residences has not been altered, the living density and tenancy rate is higher than what is
generally evident in single family residential areas. Lot consolidation could increase the
opportunity for redeMepment further, but economically this is not considered practical in
most cases, given the marginal increase in density that would be possible. It appears that the
most likely potential for development is in the form of further 2 family housing partigudar

suites within single family homes. This would provide for a slight increase in the
neighbourhood's housing stock without altering the established single family appearance of the
area.

The Planning and Development Departmejputestionnaire had 59% tiie respondents livin  Amended by Editor
in this area indicating support for retaining the REG@ne To obtain verification of thi

support, the Highlands Civic Affairs Committee conducted their own survey of residents

within the RF3 area to determine whether they preferattearezonedo RF1, a combination

of RF1 and RF3, or remain as RF3. Approximately 2/3 of the 209 resident owners, absentee

owners and tenants who were surveyed responded. A summary of the replies is provided

below.

Resident Absentee
Answer Owner Tenant Owner Total
FavoursRF1 58 8 7 73 (53%)
Favours RF3 31 11 8 50 (34%)
Favours RF3 and 1]. 6 6 23 (16%) RF1 mix
100 25 21 146

Statistics submitted by the Highlands Civic Affairs Committee have not been verified by
the Planning and Development Department

The Highlands Civic Affairs Committee proposed that the entire areezbeedrom RF3 to  Amended by Editor
RF1, since the majority of respondents favor this. However, this would render the ex

multi-family housing in the area to n@onforming status, imposing a hahgp on owners

when applying for development permits. TRkanning and Development Departméeilt that

redevelopment to mulamily housing forms is already discouraged through date

requirements and density limits of tt#oning Bylawfor multi-family dwellings. As an

alternative, Planning suggested that development guidelines be provided through this study for

the Development Officer when considering discretionary uses such as duplex housing and

multi-family dwellings containing up to 4 units. This wd ensure that their location is
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confined to areas which would cause minimal impact on the existing stable residential
community.

At its March 12, 1985 meeting, City Council determined tkabningin total to RF1 would Amended by Editor
most effectively accomplish th@mmunity's objective foretaining the single family characte
predominant in the neighbourhood.

5.34 Area4d

The site on the southeast corner of 118 Avenue and 51 Street, occupied by the Nn 7 FEira

Station, is presentlgonedfor low-density residentialedevelopment (RF3) which does Amended by Editor
allow protective and emergency services. Since the fire station is already develo

provides a useful community service with little negative impact on the surrounding

community, a PWZonewould provide a more approptezoning

5.3.5 Areab

This vacant site at the southwest corner of 118 Avenue and 50 Street was formerly the site of

a service station. Present land asaingis RF3 (low density redevelopment district) wk  Amended by Editor
limits development to low density forms lbbusing. The property, situated at the interse:

of two arterial roads, is separated from the residential area to the south by a laneway. Together

with the problems of traffic noise, heavy traffic flows on 50 Street and 118 Avenue and

isolation of the poperty at the extreme northeast edge of the community make this site more

suitable for commercial development. A low intensity commercial use would more
appropriately benefit from this high visibility location and not affect the residential area in

Highlands due to the buffer provided by the laneway separation. Community response to the
Questionnaire indicated support (76.2%) for the proposal for commeociig

54 IMPACT OF COMMERCIAL AREAS

The Highlands Civic Affairs Committee voiced concern over @B1Zonecontrolling the Amended by Editor
commercial strip along 118 Avenue in Highlands. The Committee felt that the potentia

for commercial development to intensify and negatively impact the adjacent residential area.

The manner of commercial development, atgdimpacts, was expected to occur in four

different ways, each of which was analyzed through the Study.

1. Expansion of the land area designated for commercial uses, thereby replacing existing
low-density family housing and further intruding into the neiglrhood.

The Study found that existing City Policy contained in the General Municipal Plan,

would prevent this from occurring. Map 6.4 identifies the 118 Avenue commercial

strip in Highlands as one which should not expand beyond existing commercially

zored properties. Additional control is provided by Policy 6.G.2 which states that nn

additional properties should bezonedto a commercial land use district unl Amended by Editor
allowed by an Area Redevelopment Plan. The applicable Plan, the Montros

Rosa ARP, preently restricts commercial development in the area west of the 64

Street to those properties alreamhnedfor commercial land uses.

With one exception, the boundary, and therefore the southerly extent of the
commercialZones, is obvious and clear. Thakception is the site at the southei Amended by Editor
corner of the 118 Avenue/66 Street intersection (the Toronto Dominion Bank

where the CBZonebisects the property. The south half, although developed and used
commercially, is incorrectlgonedRF1.
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This is urther aggravated by the existence of a vacant lot immediately south of the

Bank site. Although owned by the City of Edmonton aotiedRF1, area residents

have expressed concern that the lot may be consolidated with the Bank site Amended by Editor
purpose of commeral expansion. The combination of the spliningand the vacal

parcel result in uncertainty in interpreting Council policy defining the precise southern

limit of commercial development.

To remove uncertainty with respect to the southerly limit of cencral development,

it is recommended that the entire Toronto Dominion Bank site be placed under a sinale.

consistent Land Us&one (CB1). This will conform to the original intent of th Amended by Editor
Montrose/Santa Rosa ARP.

Regarding the vacant lot, a residential useler the RFZonewould be compatible Amended by Editor
and also serve as an appropriate buffer for existing residences further south. Hc

an alternative use involving parking along the north side directed to the commercial

uses oriented to 118 Avenue, and a landsdduffer along the south side to screen the

parking from existing residences, would also be suitable. This would be favourably

considered in the event the owners of the adjacent Bank site acquired the lot for their

tenants' parking needs only, and would kegulated through a Direct Control

Provision.

2. Changes in Existing Business Types operating on 118 Avenue which would not be
compatible with the low density family housing to the south.

The Study found that the types of businesses allowed by existiggPGlicy and
regulations are compatible with low density residential land uses and are the most
appropriate for 118 Avenue. G.M.P. Policy 6.G.1 encourages a variety in business
types but limits uses to those which have minimum impact on nearby residesetal

The Montrose/Santa Rosa Area Redevelopment Plan determined that the existing CB1
and CSC Land UsgZones further reinforce this and imposes additional guidelines on
the CSC (Safeway) site to discourage larger scale uses that would generate high traffi
volumes. Finally, the Land Use Bylaw, Sections 330 (CB1 "Low Intensity Business
Zoné) and 320 (CSC "Shopping Centf®ne' as guided by the A.R.P.) allows usi Amended by Edito
deemed compatible with lodensity family housing, and imposes adequate buffe

and performace requirements to mitigate adverse impacts.

3. The possibility that new commercial buildings could be constructed at greater scale
and height, allowing them to visually intrude and overshadow adjacentdeyiow
density residential properties.

The Studyfound that:

a) Existing City Policy and regulations would not permit new buildings on CB1
sites to substantially exceed the height permitted on adjacent residential sites.
G.M.P. Policy 6.C.1 establishes guidelines requiring the height of commercial
buildings near the edge of a site to not exceed the height permitted on ac*~--—* _
residential properties. Furthermore, thening Bylawcontrolsdevelopment on Amended by Editor
CB1 sites by limiting building height to 3 storeys, and requires a minimu... _
metre setback if the sitabuts a residential area. This is compatible with the 2.5
storey building height permitted on adjacent residential properties. In addition, 8
of the 10 CB1 sites are separated from the residential areas by lanes, minimizing
the impact from the commercistirip.
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b)  The norconforming status of the CSG ¢ i vat e c)ositepatlaws Amended by Editor
adequate opportunity for public control over building height in the ever
redevelopment.

4, The ability to enlarge commercial floor space on existing sites therelactaig
increased business activity and introducing additional traffic and overflow parking onto
the residential area.

The Civic Affairs Committee perceived that the existing GRhealong 118 Avenu Amended by Editor
was not developed to its potential capacity and aahenca more restrictive Land L

Zone However, a review of the situation shows that the real potential for enlarged
commercial floor space is significantly less than the amount permitted Botfieg

Bylaw, effectively reducing it on average to the saam@ount of floor space permitted

in the most restrictive commercial land wsme(CNC). The small size of commercial

lots along 118 Avenue, the regulatory requirements for yard setbacks, and loading and
parking space, would reduce actual development patemithin an FAR range of 0.8

to 1.2, or an average of 1.0, rather than the FAR of 2.0 allowed under the CB1 land use
regulations. Therefore, no proposed changes to the Z0Bihgare recommended, as
larger scale development is unlikely to occur given ghesent commercial lot sizes
along 118 Avenue.
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CHAPTER 6 - RECOMMENDATIONS

The recommendations listed below address the issues and concerns resulting from
investigation and analysis of the situation. The proposed Concept Plan for Highlands is shown

in Map 6. The Land UsBones that would implement the Concept Plan are shown in Ma] Amended by Editor

6.1 TRANSPORTATION

Recommendations:

i) 112 Avenue

- Convert existing pedestrian flashers on 112 Avenue at 65 Street and 68 Street
to red-amber-green pedestrian signals and pice further signals at certain
intersections (to be determined in consultation with the Highlands Civic
Affairs Committee) along 112 Avenue.

i) 50 Street

- Construct eastwest left turn bays along 118 Avenue at 50 Street and maintain
existing 50 Street geomtrics. This project will be placed on the
Transportation Department's priorized Miscellaneous Minor Construction
list.

iii) Ada Boulevard

- Install speed bumps on Ada Boulevard, along with an advisory signing
program emphasizing the roadway's pedestrian/lmycle function.

iv) 66 Street
- Provide northbound stop sign at 114 Avenue and 66 Street.

- Remove the parking ban on the west side of 66 Street from the first laneway
south of 118 Avenue to 112 Avenue.

- Convert 66 Street to tweway operation from 118 Avenuesouth to theprivate Amended by Editor
grocery storeentrance. Physically restrict 66 Street to provide only one
northbound driving lane at 118 Avenue.

All changes to be implemented on a six month trial basis, during which time appropriate
monitoring to measure impacts wilé conducted.

Justification:

The concerns of high traffic volumes and the management of traffic movement on 112
Avenue, 50 Street, 66 Street, and Ada Blvd were reviewed by the Transportation Department.
In addition, several suggested measures to rediraiic on or from those roadways were
evaluated in consultation with citizens.

The proposed traffic alternatives address the Highlands residents' request to restrain through
traffic in the area, and have been generally accepted by the community fbiparidd of six
months. "Before and after” studies will be conducted to evaluate their effectiveness prior to
permanent installations.
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MAP 7 - HIGHLANDS LAND USE DISTRICTS
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6.2 IMPACT AND POTENTIAL GROWTH OF COMMERCIAL AREA

Recommendations:

i) That the south half of the commercial sitdocated at the southeastorner of 118 .
Avenue and 66 Street beezonedirom RF1 to CB1. Amended by Editor
1)) That for the City owned vacant lot(11527- 66 Street), as an alternative to the
RF1 Land Use Zone favourable consideration should be given to é&DC2
Provision , permitting only parking on the north portion of the lot and a
landscaped buffer on the south portion, to be maintained by the landowner.

The DC2 Provisionwould be considered only should the property be sold to » _
private individual or company, and with their submission of arezoning Amended by Editor
application to the City Planning and Development Department

Justification:

The Study findings indicate that existing City Policy contained in the General Municipal

Plan and the Montrose/Santa Rosa ARP are sufficient to preventliB Avenue

commercial strip from extending into the residential area to the south. In addition, findings

indicate that any commercial redevelopment would not likely result in the expansion of

structures, in terms of size and scale, to overshadow adjessdéntial properties, as It amended by Editor
sizes and the requirements of #aning Bylawwould constrain largscale development.

One lot along the commercial strip, (the Toronto Dominion Bank site) at 118 Avenue and

66 Street, is splizonedwith CB1 on the norttnalf and RF1 on the south half. A vacant amended by Editor
exists immediately south of the Bank site. These two factors result in uncertainty

respect to the precise south limit to the commercial strip. It is recommended, for the Bank

site, that the CBZonebe exteded to cover the entire lot. It is recommended, for the

vacant lot, that a DCZonelimiting use to parking and landscaped buffering features be

allowed as an alternative to the REdne In the remainder of the commercial strip on 118

Avenue, existing @y policy and Land Use regulatioaseadequate protectioand nonew

policy orchangedo theZoning Bylaware recommended. .

6.3 PRESERVATION OF COMMUNITY CHARACTER

Recommendations:

i) That the List of Heritage Buildings developed by theHistoric Site Selectio
Committee, be added to the City of Edmonton Register of Heritage Buildings,
once this has been reviewed and supported by the Highlands Community
League-Civic Affairs Committee and the affected property owners.

i) That Planning staff in consultation with the Highlands Community League -
Civic Affairs Committee be authorized to prepare development guidelines and
Land Use regulations to protect the character and architectural expression of
housing and uniqgue community features identifiable in Highlands.
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Justfication:

Residents of Highlands conveyed a desire to retain the unique historic and architectural
expression of the neighbourhood which is provided through the older housing ahdetlee
streets. To ensure the continuation of the community charactenaysis to determine and
confirm the number, location and special characteristics of the community features is required
to establish appropriate regulatory protection.

6.4  REDEVELOPMENT POTENTIAL UNDER EXISTING ZONING Amendel by Editor

There are certain areas in Highlandisere the currernzoningis not appropriate, given the
surrounding land use and applicable City Policy. In these casesning are proposed
which would be more suitable.

Recommendations:

i) That the first three lots north of 112 Avenue and thefirst four lots south of112
Avenue, between 67 Street and the lane between 65 and 66 Streetselzened  Amended by Editor
from RA7 (Low Rise Apartment District) to RF1 (SingleDetachedResidential
Zone).

Justification:

This proposal would allow for a more compatible land use with single family housing

developed adjacent to the present RAghe The proposed RFZonewould also enable  amended by Editor
consistent policy direction as outlined in the objectives of this study and the G.M.P. whi

retain stable lowdensity residential uses.

i) That the vacant site on the southwestcorner of 118 Avenue and 50Street be
rezonedfrom RF3 (Low Density RedevelopmentZone) to CB1 (Low Intensity
BusinessZone).

Justification:

Commercial development would be more compatible with the adjacent roadwaysoalad

not intrude into the residential area since it is separated by a laneway. Approximately 76% of

the respondents to the questionnaire in the area support this proposal.

iii) That the site on the southeast corner ofl18 Avenue and 51 Street, now the
location of the No.7 Fire Station, berezoned from RF3 (Low Density aAmended by Editor
RedevelopmentiZone) to PU (Public Utility Zone).

Justification:

The area is currently developed with a municipal fire station and th&dPdincludes fire Amended by Editor

stations as a permitted use. This Vdocorrect the noitonforming status of the fire station

it is presently under the REZne

iv) That the residential area between 50 Street and 53 Street and Ada Boulevard and
118 Avenue designatedRF3, berezonedRF1 in total.
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Justification:

An RF1 LandUse Zonewould ensure the retention of existing single family housing Amended by Editor
prevent any further development of midlimily dwellings in the area througlkdevelopmen

or conversion. It would also establish that single family dwellings are the desiredfftom

density housing throughout Highlands.
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APPENDIX "A"

The Study Process
(Amended by Editor)

The Study process is outlined in a chronological manner below:

Date(s) Actions Participants

October 12, 1982 Incorporate Study it 1983Budget & Planning and Development
Council Work Program. Department

Authorization

June 8, 1983 Introductory meeting with Civic Affairs Committee

August 8, 1983

August 16, 1983
Council
Authorization

August 24, 1983

August 24, 1983

November 16, 1983

November 20, 1983

November 29, 1983

December 1, 1983

December 15, 1983
Januaryl, 1984

Highlands Civic Affairs
Committee.

Introductory meeting of TA®o reviev

Terms of
Reference, Community
Profile, identify issues.

Planning and Development
Department

TAC members
Planning and Development
Department

Terms of Reference receivbgl Council Planning and Development

Department

Review of Study Issues an@bjectives TAC Members

Questionnaire.

Review of Civic AffairsCommittee's

Planning and Development
Department

Civic Affairs Committee

recommendations regarding roadway Transportation

Highlands.

Review of Questionnaire arfitlanning

and Development Departmént
proposed Study
recommendations

Distribution of Questionnaire

Open House

Analysis of QuestionnairBesults

Initial Meeting to commenceork
process on historic
areas issue.
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Department
Planning and @velopment
Department

Civic Affairs CommitteePlanning
and Development Department

Planning and Development
Department

Representative froRlanning,
Parks and

Recreation, Transportation
Department

Planning and Development
Department

HSCC,
Planning and Development
Department



January 17, 1984

January 30, 1984

February 15, 1984

February 20, 1984

March 9, 1984 tdviarch 30, 1984

April 04, 1984

April 9, 1984 andApril 10, 1984

May 17, 1984

September 18, 1984

October 16, 1984

November 1984
February 1985

January, 1985

Discuss Draft Report
Recommendations,
Questionnaire results

Discuss questionnaire and
additional information
required as well as the land
use proposals for the area
between 50 and 53 Streets.

Discuss Draft Study
Transportation
Recommendations.

Discuss Questionnaire
results, Draft Study
Recommendations

Circulation of Draft report.

Survey of RA7, CNC
property owners along
112 Avenue.

Survey of RF3 area resideratsd
property owners

Submission of Draft Study
Report to Municipal Planning
Commission.

Referral of Draft Study
Report to Publié&ffairs
Committee for indepth
review and public hearings.

Public Hearing; request for
Administration report on
public submissions.

Consultations on

transportation and land use
issues raised in public
submissions.

Distribution of transportation
proposals survey.
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Civic Affairs Committee
Planning and Development
Depatment

Civic Affairs Committee
representatives

Planning and Development
Department

Civic Affairs Committee
Transportation

Department

Planning and Development
Department

TAC Members,
Planning and Development
Departrrent

Affected CityDepartments,
Agencies
and Interest Groups

Planning and Development
Department

Civic Affairs Committee

Planning and Development
Department

City Council

Public Affairs Committee
of Council

Civic Affairs Committee

Transportation
Department, Planning
Department

Transportation
Department



January 30, 1985 Transportatia issues public
meeting.

March 5, 1985 Review of Draft Study
Report, Administration
reports, and public
submissions.

March 12, 1985 Adoption of the Planning
Study as amnded.
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APPENDIX "B"

HIGHLANDS STUDY - ISSUESList of Concerns (1st Draft)

1. The community experiences excessive noise, traffic and parking problems, generated
by Edmonton Northlands, especially during Klondike Days.

2. Traffic shortcutting ocurs in the Highlands area, particularly on 66 Street, 50 Street
and Ada Boulevard. Eastest access is limited to 118 and 112 Avenues, encouraging
traffic to and from neighbourhoods east of Highlands to travel on 50 Street and Ada
Boulevard to bypass coagtion on those arterials. Northbound traffic uses 112
Avenue/66 Street to reach the 66 Street arterial, bypassing the Capilano/118 Avenue
arterial route. Increased traffic volumes disrupt the tranquility of the neighbourhood,
creating difficulty in streetrossing, especially for children. Heavily travelled roads
can divide and isolate portions of a neighbourhood, thereby destroying its
cohesiveness.

3. There is a lack of parking facilities serving the Community League building,
especially during bingo and Keing events. People are forced to park on adjacent
residential streets.

4. The Community League Hall, constructed in 1948, is in need of major improvements.
It provides a very basic function (a main hall) to residents and cannot offer the range
of facilitiesand activities offered by newer Community League Halls.

5. The Highlands neighbourhood is approaching a transition stage since a substantial
number of elderly people own their own homes. In the near future, it is anticipated that
these people will be sellingpeir homes, either to younger couples or developers. The
implications are, a possible increase in average household size and in the number of
younger occupants increasing demand for certain services and facilities (e.g.
education, daycare), or with arcirease in homes available for purchase, the potential
for redevelopment to higher density housing forms.

6. Older, architecturally significant housing has, in some cases,' been torn down and
redeveloped. The historically important houses of Highlands sheuidentified and
protected from possible future redevelopment.

7. New housing, which is replacing older homes, is in most cases out of scale and
character with adjacent housing.

8. lllegal suites in single family homes are very common in Highlands. This caesibu
to increased noise and-street parking.

9. In some cases, houses and property are not being maintained in adherence to the
Minimum Standards Bylaw.

10. There is a need for improved supervision on playgrounds. Only weekend Sup€ amended by Editor
is currently providedby theParkland Services Branch
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11.

12.

13.

14.

15.

16.

Several commercial buildings on 112 Avenue at 65 Street are in a deteriorated
condition.

Highlands should remain as a predominantly single family housing neighbourhood.
Conversion of single family properties to semeitachd and duplex, mukfamily and
apartment housing forms is not desirable.

Commercial development along 118 Avenue should not increase, either in inten<itv

(on existing commercial lots) or in area (through expansion of commeanatg.  Amended by Editor
Existing commerciedevelopment adequately serves the community. New comme

development may conflict with existing residential land uses.

The RA7Zonealong 118 Avenue and the REZ®neeast of 54 Street would permi Amended by Editor
redevelopment to higher density forms of housing, cwhimay not be in the
communities best interests.

The CB1Zoneon 118 Avenue (near large grocery storgeis not developed to its fu Amended by Editor
potential. It should be restricted to small neighbourhood oriented businesses.

Need exists for more active recreationsdgrams since Borden Park Pool (District
level facility) was closed.
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APPENDIX "C*"

1. Highlands Questionnaire

HIGHLANDS NEIGHBOURHOOD PLANNING STUDY -

RESIDENTS QUESTIONNAIRE
SECTION A

Dear Resident:

The City of Edmonton Planning Department is undertaking a planning study for the
Highlands Neighbourhood. This Study was initiated as a result of a request by the
Highlands Civie Affairs Committee on Land Use and Transportation (Highlands
Community League) who expressed a number of concerns and potential problems involving
existing and future development and transportation matters in Highlands.

The Planning Department has been working closely with the Civic Affairs Committee on
Land Use and Transportation, to identify issues in the neighbourhocod. We would now like
to receive the community's confirmation of these issues and/or identification of issues you
feel are important. The enclosed questionnaire will also help us formulate some final
recommendations for the Study.

If you wish to obtain more information before filling out the questionnaire, you are invited
to attend the Open House to be held at the Highlands Community League Lounge at
11333 - 62 Street on November 29 between 3:00 p.m. and 9:00 p.m. The purpose of the
Open House is to allow members of the public to informally discuss the Study and its
proposals with the Planners.

Please be assured that all individual responses to the survey will be treated as strictly
confidential. Individual responses will not be distributed or made public; only aggregate
data will be used.

‘Please use the enclosed stamped return envelope to mail Section A of the questionnaire
back to us before DECEMBER 9, or you may return it to us at the Open House. Should
you have any questions about the Study, or the questionnaire, please call Rochelle Newton
or Bfian Kropf at 428-8565.
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