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STATEMENT OF CITY COUNCIL ACTION

At its meeting of October 14, 1977 City Council kabe following actions in approving the Groat Esta
Implementation Plan:

1. Passed Bylaw 5184 which amended Bylaw 3279, Gaeeral Plan Bylaw, in accordance
with plan recommendations.

2. Passed Resolution No. DCR1-324 which amended.dmd Use Classification Guide under

the Development Control Bylaw 4949 in accordancthwlan recommendations with the
following exceptions.

a) Lot A, Block 51, Plan 4287 H.W. was left classifi€ee2A providing that an agreement
was obtained with the property owner that restddtee use of the property to a neigh-
bourhood retail store.

b) Lot 1, Block 40, Plan XXII B be reclassified from3to C-2A instead of to C-1.

3. Passed Bylaw 5156 which amended Bylaw 21357t¢méng Bylaw for the City of Edmonton
in accordance with plan recommendations with tilevieng exception:

a) Lots 7A to 9 inclusive, in Block 51, Plan 467AM Lots 7 to 8A inclusive in Block 52,

Plan 4677 H.W. Lots 8 to 8C inclusive in Block 38an 5468 H.W. Lots 7B to 7E
inclusive in Block 54, Plan 5468 H.W. be zoned Rbstead of R-1.

4. Carried the following motion:
"That the implementation Plan be adopted

(The text and maps of this Plan have been amenaeadflect the changes made by City Council as
outlined in 2 and 3 above).
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EXECUTIVE SUMMARY

The Groat Estate Implementation Pfanoposes amendments to the existing land useatentr
in Groat Estate in accordance with City Counctlistiuction of March 23, 1976 that an
approach of conservation be adopted in principla gside to the future of Groat Estate. In
addition to dealing with the issue of land uses fhiplementation plan also examines issues
related to transportation, municipal services, paakd recreation housing condition and
historic preservation. Chapter VIII, "Implementatio presents the Estimated Budget and
Implementation Schedule.

A. LAND USE
An approach of. conservation for Groat Estate iegptivo objectives for the area:
(1) to retain and enhance the low density residentiadponent.

(2) to reinforce the low density commercial nature loé t124 Street
commercial strip.

The changes in the land use controls for Groatt&sta indicated on Map 7 (Page 2.10)
have been proposed to fulfill these objectivess Hlso proposed that Development Control
be retained wherever it has been applied in Gretidt& so that the additional control and
discretion it permits can be used to better entheeblending of commercial and medium
density residential uses into the surrounding losngity residential area with as few
negative impacts as possible.

The recommendations relating to land use are:

1. It is recommended that the Land Use Controls asosétin Map 7,
"Proposed Land Use Controls," be adopted and timngdBylaw and Land
Use Classification Guide amended accordingly.

2. It is recommended that Section 9, "Amendments,thef Zoning Bylaw
be amended to require that in an area for whiclranaunity plan is in
effect, any changes in land use controls must Insidered and justified
within the context of the plan and its objectives.

3. It is recommended that the Groat Estate ResidAs&iciation be advised
of development applications within Groat Estate amel given the
opportunity to comment on them.

4, It is recommended that the area indicated on MapE8yironmental
Control," be included under the River Valley Cohtastrict of the River
Valley Development Control Bylaw.
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5.

It is recommended that the following amendmeotshe City of Edmonton
General Plabe made:

(@) Chapter V, Dwg. 1, "Residential Density by Aredicls that Groat Estate
is excluded from the areas designated as "mediumsitge- up to 150
persons per acre" and "high density - up to 30&qer per acre" and
included in the designation of "low density - predoantly single family
residential - up to 40 persons per acre."

(b) Chapter X, Diag. 1, "the Central Area" such tha portion of Groat
Estate south of Stony Plain Road is deleted froendbsignations of
"the CentralArea" and "Central Area Expansion.”

(c) Chapter X, Diag. 2, "Central Area Functional Usesi¢h that the portion
of Groat Estate south of Stony Plain Road is ddlétmm the designation
of "Central Residential Reserve."

(d) Page 10.1, last sentence should be amended to"readd 124
Street to the west)."

B. TRANSPORTATION

The following traffic problems have been identifiegthe residents of Groat Estate:

(1)
(2)
®3)

(4)

High traffic volumes along arterial streets.
Non-local traffic using residential streets to alvbusy intersections.

Noise and air pollution caused by traffic.

Non-resident parking on residential streets. The

recommendations relating to these traffic problenes

1.

It is recommended that any proposed widenings ohraerial roadway in Groat
Estate be critically examined in light of the oltjee of an approach of
conservation for Groat Estate and that alternatieehods of meeting transportation
needs be stressed.

It is recommended thafransportation Servicesn consultation withSustainable Amended by Editor
Development, Community Servicesd the Groat Estate Residents' Associa

develop a plan of roadway moadifications for the pmse of reducing non-loceu

through traffic on residential streets.

It is recommended that the additional criteriomfhimization of traffic noise inside
new buildings be used to evaluate proposals fadeetial redevelopment along
major arterials in Groat Estate.

It is recommended thdtransportation Servicesn consultation wittSustainable
Development and Community Servjcassess the feasibility of a vehicle noise
abatement program.

Amended by Editor
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5. It is recommended that parking standards for coroiakedevelopment as set out in
the Zoning Bylaw not be relaxed in Groat Estatéhuuit critical evaluation in light
of the existing parking problem along 124 Street.

6. It is recommended that the roadways indicated orp NI&, "Proposed Parking
Controls," be signed to restrict parking to two-hitervals in the daytime.

C. MUNICIPAL SERVICES

The existing utility systems for water, sewer, pogvand telephones within Groat Estate are
adequate for the current level of development amdaflevel of development in conformity
with the land use controls recommended in this .plalo utility improvements are
recommended as part of this implementation plamuhresidents of the area desire local
improvements such as lane paving or lane lightihgy should be implemented through the
established city policy of petitioning and paymehtosts as a local improvement charge.

D. PARKS AND RECREATION

According to the neighbourhood park standard of dcbes Q.6 hectarep per thousant amended by Editor
population contained in the Parks and RecreatiogstddPlan, 1970-198Groat Estate shoul

have a minimum of 3.0 acre%.2 hectaresof parkland. Groat Estate contains only one si

playground of 0.51 acre$.@ hectares Based on the needs and priorities establishethé&

four subareas of Groat Estate, park improvements haen recommended.

The recommendations relating to parks and recreatie:

1. It is recommended that the park located at 1#6ef and 106 Avenue be
enlarged by the acquisition of a minimum of thrd@eent residential properties
and be redesigned.

2. It is recommended that the playground at 126 Steewt 106 Avenue be
provided with a summer playground supervisor, stbje review of need by
Community Services Amended by Editor

3. It is recommended tha@ommunity Servicem consultation with the Groat
Estate Residents' Association develop the openesplacated at Wadhurst
Road and at 127 Street and 104 Avenue with bengi@stings, and limited
play equipment.

4. It is recommended that all of Groat Estate be whwoitluded in one Parks
and Recreation District.
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E. HOUSING CONDITION

In a housing survey undertaken Bystainable Developmeint February, 1976, about 28%  Amended by Editor
the housing in Groat Estate was assessed as bemmpd condition, about 56% as fair a

about 16% as poor. While the improvement of housimgdition is desired, there is conce...

that it may cause the displacement of some curesitients. Therefore, two objectives are

proposed:

(1) the improvement of the condition of housing in Gréstate.

(2)  the provision of moderately priced housing so thaiat Estate continues to
provide accommodation for tenants, senior citizéms,income people and
families.

The recommendations relating to housing conditien a

1. It is recommended that the Minimum Property Stadsld&ylaw#4087 and the
Nuisance Bylaw#4118 be enforced as necessary to ensure thectwoteind
maintenance of housing in Groat Estate upon therozpp of this
implementation document.

2. It is recommended thabustainable Developmemirovide such consultative Amended by Editor
services as necessary to expedite the implementatisenior citizen and co-
operative housing.

F. HISTORIC PRESERVATION

The Groat Estate Residents' Association has ideshtdeveral structures in Groat Estate as

significant older buildings. Their evaluations wik forwarded to the Alberti®linistry of Amended by Editor
Culture and Community Servicexyether with a request that the community of GEstate

be surveyed for historical structures with par@culttention given to evaluating the

structures identified by the residents. Those aires that are evaluated as being suitable for

preservation may be designated by the Provinceithsreaegistered or classified heritage

sites under the Alberta Historical Resources Act.

G. IMPLEMENTATION

The recommendations relating to implementation are:

1. It is recommended that the Groat Estate Resid&ssgiciation, so long as it is
a society in good standing under the Societiesof&lberta, and holds public
election of executives and public meetings, be salli and consulted
concerning the finalization of detailed improvemplans.

2. It is recommended that the Implementation ScheduteBudget outlined in
Table 2 be approved and the implementation of agtital improvements be
undertaken by the Administration commencing in 1@€tording to this
ImplementationSchedule.
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CHAPTER | - INTRODUCTION

1. STATEMENT OF PURPOSE

The Groat Estate Implementation Plhas been prepared in response to City Council's
instruction on March 23, 1976 that a future of @wmation be adopted for Groat Estate.

The purposes of this implementation plan are:

1. to present the policies and plans recommendeddorerthe conservation of
Groat Estate.

2. to outline the costs and time frame required to lement the plan
recommendations.

3. to gain City Council's approval of the Groat Estiatglementation Plaand
the financial commitment necessary to implementédecemmendations.

A Plan For Groat Estat@repared by the Groat Estate Residents' Assogiftions a very

significant basis for this implementation plan. Thesidents' plan provided basic

demographic data, a survey of community valuesitifieation of the basic issues in Groat

Estate, and possible solutions to identified pnoisleThe_Groat Estate Implementation Pl=r

prepared byBustainable Developmehtilds upon the work of the residents by refinihgir ~ Amended by Editor
plan recommendations in light of civic policies armhstraints.

An approach of conservation for Groat Estate ingpieo objectives:

1. to retain and enhance the low-density residentiaipgonent.
2. to reinforce the low-density commercial nature fud 124 Street commercial
strip.

In meeting these objectives, issues related to lae] transportation, municipal services,
parks and recreation, housing condition and historeservation have been examined. Each
of these areas is discussed in a separate chaptee plan which outlines the concerns and
the recommended policies and plans for neighbouthoanservation and improvement

projects. The last chapter outlines the projectedts; timing, and process for plan

implementation.

The remainder of this chapter provides backgrouforination about "the Neighbourhood,"
"the People,” and "the History of the Plan."

Groat Estates Implementation Plan Consolidation 1



2. THE NEIGHBOURHOOD

Groat Estate is a community of approximately 1,p@®ple (1975 Civic Census) and is
approximately 130 acre$Z%.6 hectargsin area. As shown on Map 1, "Location," Groat
Estate is bounded by arterial roadways on the {@&stat Road), on the north (107 Avenue),
and on the east (124 Street). Natural wooded ateadNorth Saskatchewan River Valley,
and Groat Ravine form the south boundary. Two o#inegrial roadways, Stony Plain Road
and 102 Avenue, pass through the community. Gretdt& is west of the downtown and the
residential high-rise area of Oliver, and across tiver from the University of Alberta.
Approximately 90% of Groat Estate is developed risgidential use in the form of single
family homes, converted houses or walk-up apartme@ommercial uses occupy the
remaining 10% of the area and they are concentiatstlip commercial develment on 124
Street.

Groat Estate is one of the City's oldest residemlistricts. Several large estates
dating from the
original development
of the area and many
dwellings of turn of
the century domestic
architecture  (1900-
1915) can be found in
. the area. Most of the
housing in  Groat
Estate is more modest
than the estate
mansions overlooking
: fngaats d ; e Groat Road, but it is

e R TN \aried in architectural

3 ; style and generally
provides sound
accommodation.

Vegetation forms a dominant characteristic in Giestiate. The treelined walks and streets
are a valuable aesthetic contribution to the wiolamunity.

There are few community facilities in Groat Estaiéne only developed and equipped
playground is located on 126 Street between 106187dAvenues. There are no schools in
the area and the only church, Salem Baptist Chugdiocated at 128 Street and Stony Plain
Road. Map 2, "Existing Land Use," shows the pattgiand use and the distribution of

community facilities.

Groat Estates Implementation Plan Consolidation 2



Housing in Groat Estate:
Architectually varied and
generally sound .
accommodation.

Tree lined walks and streets in Groat
Estate

Commercial strip
development on 124

Street - a mixture

of retail, residential and office
uses
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Groat Estate, like other inner-city residentialeags subject to pressure for redevelopment
because of its location in close proximity to tliy centre. Several large redevelopment
projects have occurred along 124 Street and a nuaflrezonings and new development
have been proposed for the area. Most of Groatdegacurrently zoned for low-density
residential land use (R-1 and RC-1).
However, along the
major arterials, medium
density residential use
(R-4 and R-5) and
commercial land uses
;e (C-1, C-2A, and C-3)

] are permitted. Map 3
€8 shows the "Existing

i Land Use Controls.”

The Guardian Building
3. THE PEOPLE

Because 1971 Federal Census data is outdated, ribet Gstate Residents' Association
collected demographic information in 1975 as pdrthe Residents and Property Owners
Survey they conducted. As the response rates wehe(80% for resident owners, 85% for
tenants), the demo-graphic information collectedaigy accurate and capable of giving a
more up-to-date description of Groat Estate thatiIederal Census data.

About 60% of the households in Groat Estate areiethcouples and about half of these
have children. About 25% of the households arelsipgrson households. About 50% of the
heads of households are between 22 and 44 yeageofThe reported annual income was
$14,500 or less for about 56% of the householdeufB5% of the dwelling units are owner

occupied.

When the community is considered as a whole, ieagpas a fairly stable area. However,

when Groat Estate is broken down into smaller anesiag the arterial roadways as
boundaries as shown in Map 4, "Subareas," somertangalifferences become apparent.

Groat Estates Implementation Plan Consolidation 6
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In Subarea 1, about 75% of the households are edacduples and over two-thirds do not
have children. More than 40% of the householdsoréep an annual income of $25,000 or
more compared with 15% for all of Groat Estate.pBaingly, over 50% of the properties
were tenant occupied.

Subarea 2 is quite similar in population charastes to Groat Estate as a whole. About
50% of the households are married couples and diadiibf these have children. However,
32% of the households were single person houseltolagpared with 25% overall. About

50% of heads of households were between 22 anded#s yof age, slightly above the

percentage for the area as a whole. The reportedahincome and percentage of owner-
occupied properties are much the same as for Gsiate as a whole.

In Subarea 3 about 65% of the households are rdacoaples, about the same as for the
area as a whole. However, nearly 60% of these esupave children which is slightly
higher than for the total area. The range of thee &ghe heads of households was about the
same as for Groat Estate as a whole, while incenséightly lower. Only about 50% of the
properties are owner-occupied.

In Subarea 4, about 70% of the households are @dagduples and about half of these have
children. Only 32% of the heads of households atevken 22 and 44 years of age. Two-
thirds are over 44 years of age compared with abBbt overall. 58% of the households
reported incomes of $14,500 or less which is diyghigher than overall. However, 84% of
the properties were owner-occupied.

4. HISTORY OF THE PLAN

Early in 1975, a series of rezonings and developrmpesposals for the Groat Estate area

sparked the formation of a resident group whichedskity Council for a plan for their

area. On May 15, 1975, City Council approved théofdng recommendations which
instructedSustainable Developmetd assist the Residents' Group in preparing a fdan Amended by Editor
Groat Estate and also established a policy of rigbtezonings and reclassifications in

Groat Estate until the completion of the plan:

"That Council be advised that in light of existingriorities, Sustainable Amended by Editor
Developmentoes not possess the staff or resources to faltduct their plan and
development scheme for the area; however,

"That Sustainable Development accordance with the concept contained in * Amended by Editor
Neighbourhood Improvement Studprovide the residents with liaison with th
administration and technical assistance on a laiiesis.

Groat Estates Implementation Plan Consolidation 9



“That Council refer the petition and proposabisstainable Developmefur action in amended by Editor
accordance with Recommendation 2 above.

"That Council as a matter of policy table any rémga or reclassification
applications for the Groat Estate area until thengletion of a plan as per
Recommendations 1 to 3 above."

The Groat Estate Residents' Association then haeglanner, formed a number of

committees, administered residential and commersiaiveys, and conducted public

meetings and workshops. All residents and propeviyers were invited to attend these

sessions. A special interest group composed of mdaeelopment-interests in Groat Estate,

was given formal status in the plan process byMumicipal Planning Commission in

approving the Terms of Reference for the GroattEs®dan. A Planning Liaison Group

made up of &ustainable Developmerdgpresentative and the two planners from the C Amended by Editor
Estate Residents' Association and the Owners Gragoformed to allow the viewpoints

both parties to be fully expressed.

In October, 1975 a preliminary plan document waststied toSustainable Developmer  amended by Editor
by the Groat Estate Residents' Association andtanrative land use plan was submitts
by the Owners' Group. Both plans were circulated feview within the civic
administration and based on the comments receitied, Groat Estate Residents'
Association prepared and submittecSastainable Developmetiiteir final plan, A Plan for
Groat Estate.The plans from the Owners' Group and the GroaktEsResidents'
Association were presented to the Municipal Plagi@ommission and were referred back
to Sustainable Developmefdr study and recommendatidBustainable Developmetiten
prepared land use recommendations based on thosmmendations contained in the
Groat Estate Residents' Association submission,Civeers' Group submission and on
information received from various civic departmen@@§ty Council at their meeting of
March 23, 1976, approved the following recomme rohesti

"That an approach of conservation be adopted imcjplie as a guide to the future of
Groat Estate as indicated on Map 2 (Groat EstatsidBets' Association Plan).
(Please refer to Map 5, "Approved Land Use Concgpt.

"That Council accept the recommendation that thiy Gidministration will not
consider or accept any rezoning applications in @meat Estate Area until the
General Plan and Transportation Plan are revisdadampleted.

"That the recommendation on Alternative (dn approach of conservatiohg

referred taSustainable Developmefadr implementation of the motion as passed Amended by Editor
Council."

Groat Estates Implementation Plan Consolidation 10
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Following the motion of referral on March 23, 19Biistainable Developmereviewed the amended by Editor
recommendations contained_in A Plan For Groat Estdh respect to:

1. their feasibility.
2. their relationship to established civic policies.
3. their contribution to the approved goal of constion of Groat Estate.

A series of meetings were held Bystainable Developmenith the residents and variot  amended by Editor
civic departments on the process of plan implentiemta While the recommendatior

contained in the residents' plan were used asdhis for this implementation plan, some

them had to be deleted or modified in order tha fimal recommendations would be

implementable within the constraints of existingcipolicies.

Groat Estates Implementation Plan Consolidation 12



CHAPTER Il - LAND USE

The residents of Groat Estate asked that a plapréygared for their area primarily as the
result of pressures for land use change and theoagpof three high-rise commercial

buildings along 124 Street. The effects of the high buildings in terms of parking, truck

servicing and reducing the privacy of adjacentdesiial units were perceived by the
residents as decreasing the desirability of tha &seresidential use. Uncertainty about the
future of the area tended to encourage an attiaidgpeculation and discourage property
maintenance, further affecting the desirabilityhe area.

One of the most important objectives of this plarta promote the conservation of Groat
Estate and to reduce the uncertainty about theefudtithe area. This requires that the land
use controls confirm the continuation of the sindganily residential component and
reinforce the low-density strip commercial natufel®4 Street. Consequently, a number of
amendments have been proposed to the existing uaadcontrols. As shown in Map 6,
"Proposed Changes in Land Use Controls," the mygjofi these changes occur along the
arterial roadways of 124 Street, 107 Avenue, 108ne, and Stony Plain Road.

The land use changes along each of the four ddgenia discussed individually, followed by
a discussion of the low density residential compbon&f Groat Estate. In the next two
sections, the use of development control in Grasdte to implement land use objectives and
environmental controls are discussed. The lastsesets out the amendments to the City of
Edmonton General Plathat are required to ensure its conformity with aproach of
conservation in Groat Estate.

1. LAND ABUTTING 107 AVENUE

Although the south side of 107 Avenue has beenddoemedium density residential use

(R-4) since 1962, only two small walk-up apartmemse been developed in this area. The
remainder of the single family homes have not bemgeveloped and their condition is

generally fair to good. The development of walkaartments along 107 Avenue could
negatively affect the stability of adjacent houstogthe south. To protect the low-density
residential character of the area to the soutl0@fAvenue, and to retain the existing housing
stock, it is recommended that the property along AGenue be rezoned to RC-1 with the

exception of two lots at 127 Street already dewvedoio R-4. Conversion of Single Detached

Dwellings to Professional, Financial and Office $apt Services will be supported at the

southeast corner of 131 Street NW and 107 AvenueiNAbt 8A, Block 51, Plan 4677HW

provided that the residential character of the Hinb is maintained.

FIGURE 1

L

107 AVE

V
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2. LAND ABUTTING STONY PLAIN ROAD

Stony Plain Road from the lane west of 124 Street27 Street is classified as medium
density residential (R-5) with a small section@kldensity commercial (C-2A) at 127 Street.
Several walk-up apartments have been built in #nisa. Al-though medium density
residential use is considered acceptable for thésa,athe permitted height under R-5
designation is 75 feet and this is
considered excessive for the area.
The more moderate height and
density guidelines of R-4 are
considered more appropriate and is
recommended that this area be
reclassified to R-4. Because of the
high traffic volume on Stony Plain
Road, special considerations should
be given to access and construction
materials in reviewing future
development proposals. For
medium density residential
developments, traffic should exit
from the site onto side streets where
possible instead of directly onto Stony Plain RoHte siting of residential buildings should
be to the rear of the lot or oriented to side $$;emnd construction materials providing sound-
proofing should be used where possible to mini impact of roadway noise.

syt iy

At Stony Plain Road and 127 Street, there is asgason and a small two storey building
containing a grocery store. While these particaanmercial uses are acceptable, not all the
uses permitted under the C-2A classification wdaddappropriate at this location. It is there-
fore recommended that this area be reclassified f6e2A to C-1. C-1 is more restrictive as
to use, height, and density and provides for mayetrol over the appearance of the
development. While low density commercial developtie accordance with C-1 regulations
would be acceptable at this location in the longntemedium density residential uses in
accordance with R-4 regulations would also be gppate. If the site is considered for
redevelopment to medium density residential usesfeasibility of closing a portion of 105
Avenue should be examined to improve the intersedit 127 Street and Stony Plain Road,
and to provide a more developable parcel.
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FIGURE 2

- area under Land Use Classification Guide
area to be excluded from Land Use Classification Guide

124 ST

127 ST

RCH

104 AVE

3. LAND ABUTTING 124 STREET

Development along 124 Street is low density commermmposed primarily of two and
three storey buildings accommodating service atalldeusinesses. However, two high-rise
office towers have been built under special lanel ecentrols on the west side of 124 Street:
Parkington Plaza and the Guardian Building. The r@Gaa Building development was
permitted by an unclassified designation undeiLtired Use Classification Guide. Parkington
Plaza was permitted by Provisional Approval undecti®n 107 of the Planning Act (1963).
City Council granted approval for the developmeind eesidential and commercial complex
and designated this site "P7-4 Provisional Approva January 26, 1968. While the
commercial structure was completed, the residentalponent of the complex was never
started.
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Provisional Approval expires twelve months aftez thate of approval by City Council and
since no start was made on the residential compornie® approval for it is no longer
considered valid. The balance of the site that tease developed as residential is used for
surface parking for the commercial structure. Fiovial Approval did not alter land use

FIGURE 3

area under Land Use
Classification Guide

controls in effect and the Parkington Plaza site is
primarily zoned RC-1 with smaller portions classifias
C-2A and R-5.

124 Street has been identified as a low density
commercial strip and more intense commercial
development is not appropriate. It is recommendied t
the west side of 124 Street should be classified-a#.
This requires reclassification of land currently
designated R-5 and C-3. Medium density residensal
(R-5) is not considered appropriate along 124 Sted
although C-3 is a low density commercial desigmatib
does permit some uses that are not considered
appropriate at this location such as trailer sales car
lots.

The two high-rise office buildings already consteat
along 124 Street do not conform to C-2A guidelines.
The Guardian Building would become non-conforming
if reclassified to C-2A so its Unclassified desitioa
should be retained. Parkington Plaza was permiited
an Approved Provisional Use and therefore will het
made non-conforming by a change in land use cantrol
It is recommended that the portion of the lot tte
building is located on be zoned C-2A to reflect its
commercial nature. The balance of the lot is usedtf
grade parking and is zoned RC-1 for the most [Fdne.
RC-1 zoning should be retained and a small poribn
the lot currently classified R-5 should be zone®R@-1.
The RC-1 designation would permit the parking ot t
continue as a special permitted use but would recui
rezoning by City Council to permit commercial or
medium density development.
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4. LAND ABUTTING 102 AVENUE

Most of the land abutting 102 Avenue is developeddcordance with the existing land use
controls. The south side is single family residargind the north side contains low density
commercial uses. However, a portion of it is cfésdifor medium density residential use

(R-5). This scale of residential development isstdered inappropriate at this location. The
site is currently used for low density commerciadi ghis is considered an appropriate use. It
is suggested that Lot 1, Block 40, currently usaddw density commercial, be reclassified

from R-5 to C-2A to make the existing commerciad aenforming.

oo

City-owned land on 102 Avenue

The remaining land that is classified R-5 (Lot B8yck F) is city owned and currently *~ _
being used for parking by the adjacent commercigkrerise. Community Servicebas Amended by Editor
discussed development of the city owned land asassiye park seating area overlook

Groat Ravine and the lot currently forms part oflesignated bike route. Passive park

development of this land would be acceptable.

/

FIGURE 4

area under Land Use
Classification Guide
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However, the residents' plan recommended that latrep these two lots be undertaken to
permit commercial redevelopment along 102 Avenuw tanprovide a buffer of city-owned
land between this use and the residential ardzetaarth. The feasibility and desirability of a
replot should be considered in conjunction withpasals to redevelop Lot 1, Block 40. At
that time, bank stability should be tested for mjtations or restrictions it may impose on
redevelopment. A setback from the top of the bankn&intain public access into the river
valley system should also be included as partefdiplot.

The land use control for the city-owned lot shontit be changed until the future use has
been established.

4a. HIGH STREET, SOUTH OF 102 AVENUE

This Section applies to lands outlined in Figurebédow:

Figure 4a: High Street South of 102 Avenue
|| l T i— |

124ST

VICTORiA PARK RD

The Groat Estate Implementation Plan (GEIP), addpsg City Council in October 1977
identified lands outlined in Figure 4a as appropgeafor single family residential
development. The lands were districted R-1, ated RF1, consistent with the Plan.

However, between 1984 and 1988, City Council apggioa series of rezonings from
residential to site specific commercial (via the DBistrict) on lands in this area, just south
of 102 Avenue along 125 Street. Commercial dewsop known as “High Street” have
been approved on these sites on three occasionsthéfmore, Council rezoned to DC2 a
single lot located at the northeast corner of 1A%e& and Jasper Avenue to allow for
conversion of the dwelling to professional offioesimited retail use. The Groat Estate Plan
has been amended on four occasions (Map 7 onhgfliect these rezonings.

As a result of these City Council decisions aneeliding RF1 single family environment as

a result of increased traffic, on-street parkingoplems and other commercial land use
impacts, an amendment to the Plan’s policies ig@mate for this area.
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Lands along 125 Street south of the High Streejepts, are considered appropriate for
redevelopment to medium density residential, githen proximity to downtown and the
declining single family environment.

Resolution
[Deleted] September 14, 20
The Plan also recognizes that there may be needogpadrtunity to re-use the existing
structures within this area for purposes other thsimgle family homes prior to the
opportunity to develop apartment housing arisebis Plan therefore recommends that any
consideration for re-use of existing buildings baplemented through Direct Control
provisions which would be sensitive to any negdtiygacts such as traffic and parking, and
would be significantly limited in terms of use awracter change provisions such that the
overall character of the area remains residentidlnrestricted commercial opportunities
should not move further south or west than thetiegisligh Street projects.

4b. CLIFTON PLACE, SOUTH OF 102 AVENUE Resolution
September 14, 20

Figure 4b: Clifton Place South of 102 Avenue Resolution
| I e September 14, 20
IS I B B n 102 A
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4.1 Vision
A mixed use development sensitive to the exisgighbourhood that takes advantage of its Resolution

unique form and sheltered location to foster theation of an urban village within the Groat September 14, 20
Estate Neighbourhood. The development concephéosite is illustrated below in Figure 2
— lllustrative Site Plan, and Figure 3 — ConceptRalotomontage.
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Figure 2 — lllustrative Site Plan
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NOTE: This site plan is for illustrative purposadyo Specific requirements and details will
be established through zoning and development apjso
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Figure 3 — Conceptual Photomontage

NOTE: This photomontage is for illustrative purpesaly. Specific elements of height and
massing will be established through zoning and ld@weent approvals.

4.2 Site Planning and Design

Commercial land use components should be determing@sed on compatibility of
neighbourhood oriented commercial uses and residlenses, both existing in surrounding
developments and proposed in the site, and shaulddated on the corner of 102 Ave and
Clifton Place to take full advantage of the thateoercial shopping street. Higher density
residential land use components are sensitive tmending developments and may include
a limited number of high-rise towers to a maximur@®storeys having regards to the small
scale infill components as transitional elementsuoounding developments.

4.3 Built Form

Buildings are to be sited and designed to haver ttngijor entries and as many individual
dwelling unit entries as possible fronting ontofoln Place, the River Valley, and major
pathways and major open spaces. In addition, premd of structures should be organized
to optimize sunlight to other buildings on the sited in the adjacent neighbourhood, and to
public open spaces including streets. Furthermtre,placement of buildings should ensure
adequate spacing to maximize livability, privacydaprovide views through the site.
Providing adequate separation spaces between hggh-towers will ensure privacy of
residents, provide outlook through the site andgxbsignificant views to Downtown and the
River Valley. High-rise towers siting and massehguld be designed to prevent the creation
of adverse wind conditions on streets and publiencgpace.
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4.4 Landscape and Streetscape Design

Streetscape design should also consider the neettdommodate families with children,
including common parks/activity areas and open spagtable for and readily accessible by
children, semi-private and private outdoor spacesl andoor and outdoor amenities that
meet the recreational and social needs of residenBuilding upon the site design,
streetscape design should take advantage of hggh-iuilding forms to allow for more
ground level open space and creating an attractigdestrian and living environment that
reduces pedestrian / vehicle conflicts by houdegmajority of parking underground.

High landscape standards in Clifton Place shoulehsider details of pavement materials,
exterior lighting, sizes and species of new tremfihgs, off-site landscaping adjacent to the
Site, and other landscape elements as applicablégyconsideration to the use of drought
tolerant plants and providing documentation of heater consumption has been minimized
through features such as, but not limited to, the af high efficiency irrigation systems and
xeriscaping. In addition, the development concgpbuld provide open spaces for the
enjoyment of residents of the development and uhewnding neighbourhoods, safe and
attractive pedestrian linkages throughout the sas, well as connectivity with adjacent
neighbourhoods and existing transit.

4.5 Architectural Control
As part of the architectural control, buildings sid employ durable, quality materials

complimentary to those found within the neighboothoand promote high quality
development through a combination of architectureahtment, design details, materials and
landscaping of pedestrian areas and open spacesirth&more, universally accessible
design should be considered in the architectureuwldings and the design of open spaces
where economically and physically feasible. Dewalent should be designed to be
accessible to persons in wheelchairs, motorizeatses, strollers and persons with special
needs.

4.6 Sustainability
Sustainable development principles should be eragloythe planning, design, construction,

and management of the development. The incorporadf features such as recycling
facilities, water saving strategies, low-water lageping, energy-efficient lighting, green
roofs and other devices should be considered wleoaomically and physically feasible in
building and site designs to reduce the consummif@nergy and materials.

5. LOW DENSITY RESIDENTIAL COMPONENT

The predominant form of housing in Groat Estatdéssingle family dwelling. The south and
northwest corners are zoned R-1 and the remairsleoned RC-1. These two districts
basically permit the development of single familgnies, although RC-1 does permit the
conversion of housing into suites, the constructbduplexes and the construction of four-
plexes depending on site characteristics.
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These districts are considered generally apprcmlfmt the residential component of Groat
Estate, with two exceptions. The playground on $#@&et between 106 and 107 Avenues is
currently zoned RC-1. It is recommended that it reeoned for public park (AP) in
accordance with its use. The properties on the gidst of 127 Street between Stony Plain
Road and 107 Avenue and on the north side of SRlain Road between Groat Road and
127 Street are zoned RC-1. Because of the averl@igesize in this area, duplex
redevelopment would be possible on a single lomiany cases. Housing condition is
generally fair to good and extensive redevelopniemot desired. Therefore, to encourage
the retention of the existing structure and theralvsingle family character of this portion of
Groat Estate, it is recommended that these pregdoe rezoned from RC-1 to R-1.

29 ST
28 SI

126 ST
125 ST

It is recognized that some of the housing stockGroat Estate is more suited to
redevelopment than rehabilitation because of iessagd condition. As discussed in Chapter
V, "Housing Condition," housing in poor conditioeesns to be concentrated in the northeast
FIGURE 6 AREA SUITABLE FOR corner (Sub-area 3). Additionally, there are some
INFILL REDEVELOPMENT large lots south of Stony Plain Road and west of
R S UL LU L L 127 Street that could be developed to contain more
- than one dwelling unit. Redevelopment in these
areas (see Figure 6) should occur at the same, scale
height, and density as the surrounding houses, and
therefore, it is proposed that the existing R-1 and
RC-1 zoning be maintained.

As discussed later in Chapter V, "Housing
[ Condition," it is desirable that low and moderately
priced housing be encouraged in Groat Estate.

Increasing the density of development reduces the
per unit land cost and should result in a lowealtot
cost per unit. While redevelopment in accordance
with RC-1 guidelines is preferred, rezoning to
~* permit higher density residential development on an
infill basis will be considered to accommodate the
objective of providing moderately priced housing.
The support of any rezoning to permit a higher
density residential infill project would depend on

/
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the extent to which the proposed project fulfilldst objective and there-fore a rezoning
application should be evaluated in conjunction vattspecific development proposal. The
following additional criteria would also be usedassessing a development proposal:

1. The housing on the proposed site should be housingoor condition not
suitable for rehabilitation.

2. The project should be designed to blend into threosnding community as
much as possible. This would entail maintainingilsimsetbacks, height, and
roof lines. Mature vegetation on the site shoutw &le retained.

Map 7, "Proposed Land Uggoncept' shows the overall pattern of zoning and develepim Amended by Editor
control that is recommended for Groat Estate. Tiopgsed changes in land use contr
discussed in the previous sections are intendexbrifirm the objective of conservation c.
Groat Estate. Under the proposed land use contsolsie of the existing buildings will
become non-conforming. However, in many cases,ethesldings do not conform to the
existing controls as a result of variances grabtethe Development Appeal Board. Routine
maintenance of non-conforming buildings and anycitrral alteration necessary for
maintenance should not be restricted. The effe@nyf rebuilding, enlarging, or change of
use should be evaluated within the context of faa.dn addition, any changes to these land
use controls in Groat Estate should be consideliddnathe context of this implementation
plan and its objectives to ensure that any suchgdds not in conflict with an approach of
conservation for the area. It is recommended tleati& 9, "Amendments," of the Zoning
Bylaw be amended to require that in an area foclwli community plan is in effect, such as
this implementation plan, any changes in land us#rols must be considered and justified
within the context of the plan and its objectives.
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. Resolution
MAP 7: Proposed Land Use Concept October 1, 201
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6. RETENTION OF DEVELOPMENT CONTROL

The City of Edmonton currently uses two basic mag@mas to regulate land use:
zoning and development control. Both mechanismsamently in use in Groat
Estate. The major differences between the two nmesins lie in the areas of control
and discretion given to the Development Officer #relappeal procedures.
Development Control in the form of the Land UsesSification Guide gives the
Development Officer more control and discretiompproving the uses and building
form thandoes the Zoning Bylaw. As a consequence, theralsoebroader rights of appeal
to counter-balance this discretion.

FIGURE 7 AREA UNDER The Land Use Classification Guide adopted by City
DEVELOPMENT CONTROL Council in November, 1964 was applied to areas of
the city which required more sensitive consideratio
[ than permitted by the rather inflexible Zoning
Bylaw. Portions of Groat Estate along 124 Street,
102 Avenue, and Stony Plain Road are under
Development Control. There are also three sites in
Groat Estate which are Unclassified under the Land
Use Classification Guide which means that they have
been approved for a development that does not fall
into any specific category under Development
=~ Control.

Although a comprehensive community plan has been
preparedor Groat Estate and a detailed land use
plan has been established, zoning is still not
sufficient to regulate land use. The additional
control and discretion of Development Control

is needed to ensure the blending of commercial
and medium density residential uses into the
surrounding low density residential area with as
few negative impacts as possible. It is suggested
that development control be retained as the

. mechanism to control land use wherever it exists
##% Area under Development Control . . .
w900 Unclassified in Groat Estate with the exception of seven Iqts
W2/ P7-4 Approved Provisional Use which are under developm_en_t contr(_)l ar_1d which
are to be zoned RC-1 (as indicated in Figure 2).

As part of reviewing proposals for land under depetent control, it is recommended that
the Groat Estate Residents' Association be adwideslich applications and be given the
opportunity to comment on them. It is desirablelbtain the opinions, concerns, and detailed
local information from residents about the effefctlevelopment proposals on their area. This
additionalinformation, together with the developer's appiaatand the input of the civic
administration, will be taken into account by thevBlopment Officer and the Development
Appeal Board in making their decisions.
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7. ENVIRONMENTAL CONTROL

On July 15, 1975, City Counclil, in ratifying therektive of the_River Valley Study,
reaffirmed the policies of acquiring landtime river valley and ravine system for public park
purposes, and protecting the river valley and mewias a natural environment. To implement
these policies, a document entitled, the North &atlewan River Valley Control Bylavis
being prepared bgustainable Developmerit will set out and priorize the acquisition ¢
areas for public parks. Additionally, it proposésttareas in close proximity to the rive
valley and ravine system be placed under developroentrol. Under this bylaw, an
environmental impact statement may be requireceteubmitted as part of any development
application within such development control aréetrimental environmental impacts would
be grounds for rejecting or requiring modificatiafsa development application.

Amended by Editor

In order to protect the quality of the river vallagd develop access into it, portions of Groat
Estate as outlined in Map 8, "Environmental Contrehould be included under the River
Valley Control District of the North Saskatchewaind? Valley Control Bylaw.
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8. AMENDMENTS TO THE GENERAL PLAN

Amendments should be made to the City of Edmontene@l Plarto reflect the approach of
conservation of Groat Estate approved in principleCity Council on March 23, 1976. It is
recommended that the following amendments to thee@é Plarbe made:

1. Chapter V, Dwg. 1, "Residential Density by Areajtls that Groat Estate is
excluded from the areas designated as "mediumtglengd to 150 persons per
acre" and "high density - up to 300 persons pee"aand included in the
designation of "low density - predominantly sinéaenily residential - up to 40
persons per acre."

2. Chapter X, Diag. 1, "the Central Area," such theg portion of Groat Estate
south of Stony Plain Road is deleted from the dedigns of "the Central Area"
and "Central Area Expansion."

3. Chapter X, Diag. 2, "Central Area Functional Usesjth that the portion of
Groat Estate south of Stony Plain Road is deleteth fthe designation of
"Central Residential Reserve."

4, Page 10.1, last sentence should be amended to"readd 124 Street to the
west)."

SUMMARY OF RECOMMENDATIONS

1. It is recommended that the Land Use Controls aswein Map 7, "Proposed
Land Use Controls," be adopted and the Zoning Bykawd Land Use
Classification Guide amended accordingly.

2. It is recommended that Section 9, "Amendments,thef Zoning Bylaw be
amended to require that in an area for which a conityr plan is in effect, any
changes in land use controls must be consideredjustidied within the
context of the plan and its objectives.

3. It is recommended that the Groat Estate Residéstsciation be advised of
development applications within Groat Estate an@jiben the opportunity to
comment on them.

4, It is recommended that the area indicated on Ma®yironmental Control,"
be included under the River Valley Control Distriot the River Valley
Development Control Bylaw.

5. It is recommended that the following amendmeatshe City of Edmonton
General Plabe made:

(@) Chapter V, Dwg. 1, "Residential Density by Arealicls that Groat
Estate is excluded from the areas designated adiumedensity.- up to
150 persons per acre" and "high density - up to [3@ons per acre”
and included in the designation of "low densityregpminantly single
family residential - up to 40 persons per acre."

(b) Chapter X, Diag. 1, "the Central Area" such that gortion of Groat
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Estate south of Stony Plain Road is deleted fragrdssignations of "the
Central Area" and "Central Area Expansion."”

(c) Chapter X, Diag. 2, "Central Area Functional Usesith that the
portion of Groat Estate south of Stony Plain Roadleleted from the
designation of "Central Residential Reserve."

(d) Page 10.1, last sentence should be amended td'reag 124 Street to
the west)."
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CHAPTER lIl - TRANSPORTATION

The following traffic problems have been identifiggthe residents of Groat Estate:

1. High traffic volumes along arterial streets.

2. Non-local traffic using residential streets to alvbusy intersections.
3. Noise and air pollution caused by traffic.

4. Non-resident parking on residential streets.

These problems are not unique to Groat Estate tmutegperienced by many inner-city
communities. Because they are related to the ragimaffic flows and to city-wide traffic
policies, they cannot be solved in Groat Estatesofation from other communities. To
effectively deal with these traffic problems, th@utions must be part of city wide policies
and thus will be relatively long-term. However,discussed in the following sections, some
steps can be taken immediately as part of a contynptan to alleviate the traffic problems
to some extent.

1. ARTERIAL TRAFFIC

Stony Plain Road, 102 Avenue, and 107 Avenue ajernagterials serving the west end of
Edmonton. The average annual weekday traffic voku(@874 figures) on these roadways in
Groat Estate are 10,900, 19,100, and 21,700 vehiaspectively. There are plans for
widening 124 Street by five feet on each side aothySPlain Road by ten feet on each side.
Left turn bays and bus layover bays to improvefitahovement on the arterial roadways
have also been discussed. Any substantial wideoirthe arterial roadways in addition to
those outlined would be detrimental to the residémnvironment of Groat Estate. Such a
widening would most likely involve property acqtish and would increase the volume of
traffic passing through the community. However, thessibility that arterial roadways in
Groat Estate may have to be widened to meet trataipm needs of west and southwest
Edmonton cannot be eliminated.

Transportation Servicesas indicated that if the McKinnon Ravine propasaiot proceeded amended by Editor
with, other arterial improvements including widegsrnin Groat Estate may be necessary. A

proposed widening should be examined very critjdalllight of the objective of an approac

of conservation for Groat Estate. Alternative methof meeting transportation needs, such

as express bus lanes, alternating lanes, or méis nansit, should be stressed instead of a

roadway solution. Should an arterial widening iro&rEstate be required, buffering should

be provided to minimize the impacts of the increaseaffic.
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2. NON-LOCAL TRAFFIC ON RESIDENTIAL STREETS

The arterial streets passing through Groat Estaeneavily used, particularly during rush
hour. Because of the grid street pattern, somautfirdraffic is able to use residential streets
to bypass arterial intersections. The Groat EsReeidents' Association proposed that a
pattern of medians, forced turns, and road clodoeassed as a means of discouraging traffic
from filtering onto residential streets. While thapproach is supported, a specific plan of
roadway modifications has not been identified.

It is proposed that a traffic study be undertakenind) the implementation stage to determine

where non-local traffic is excessive and to idgngibtential solutions. The preparation of a

plan of roadway modifications for Groat Estate wgitimarily be the responsibility of the

Traffic Operations Section offransportation ServicesHowever, the plan should b Amended by Editor
developed in consultation wittSustainable Development, Community Seryict®

Transportation Planning Branch and the Groat EfRa&tsidents’ Association. The proposc..

plan of roadway modifications will be implementexnt &in experimental period during which

traffic in Groat Estate will be monitored. At theack of the experimental period, the

acceptability and effectiveness of the plan of veag modifications will be assessed, and a

final roadway modification plan will be prepareddanstalled on a permanent basis.

3. NOISE

Residential development in Groat Estate near ttegiak roadways is negatively affected by
noise and exhaust pollution. While it is diffictdt eliminate the problem, steps can be taken
to minimize it. In developing new residential unis land abutting the arterial roadways,
special attention should be paid to design to redibe suceptibility of the new housing units
to noise and air pollution. Such design considenais particularly important for medium
density residential developments along Stony PRaad because of the number of units
involved. For this area, the following criteria s be adopted as guidelines and
implemented through Development Control:

1. Design and Contruction Materidh the design of the buildings, care should
be taken to place bedrooms away from the arteidal of the building. The
shape of the building should promote noise attéomaand reduce the
potential for reverberation. Sound deadening matend double-paned glass
should be used to minimize noise transmissionrnesalential units.

2. Siting: Buildings should be set back as far as possibla f8tony Plain Road.

3. LandscapinglLandscaping should be used to screen the resadiemits from
the roadway and parking areas.
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These guidelines are intended to ensure that nesilidgy units are protected to some extent
against noise and air pollution from arterial roaghs:

Reducing the impact of arterial roadways on existioevelopment is more difficult.
Residents have requested experimental noise ngfafong 102 Avenue and 107 Avenue to
deal with the existing noise problem. The loss ofiding necessary to install buffering in
Groat Estate would be high in comparison to the memof remaining structures that would
be buffered. Consequently, buffering appears tarb@nrealistic solution to alleviate traffic
noise problems in Groat Estate. Reducing the rleiss generated along arterial roadways
through a vehicle noise abatement program couldigigca means of relieving traffic impacts
through-out the central city. It is suggested that investigation into a vehicle noise
abatement program be undertaken by the TransportBtanning Branch in consultation with
Sustainable Development, Community Serviaed,the Groat Estate Residents' Associa Amended by Editor
Any solutions developed for Groat Estate shouldehgeneral applicability for other inne
city residential areas.

4. PARKING

A further area of concern expressed by residemsiisresident parking on residential streets
in Groat Estate for several blocks west of 124 &ir®esidents and their visitors have
difficulty finding on-street parking during the dand frequently during the evening. The
parking problem has several components:

1. The daytime parking problem is mainly caused by leyges of businesses
along 102 Avenue and 124 Street who park their cargesidential streets
during working hours.

2. Customers of businesses also park on residentiadtst The commercial nature
of 124 Street requires a certain amount of shont-tearking for its customers.
While there is metered parking on 124 Street, iinsufficient to meet the
demand and so some of this parking spills overtimtoresidential area of Groat
Estate. To restrict short-term customer parkingadjacent residential streets
would be detrimental to businesses in the area.

3. Residents of the area, especially those from coedadwellings or apartment
buildings who do not have or are unwilling to pay foff street parking,
contribute to the parking problem to some extent.

Map 9 shows the "Existing Parking Controls," in &r&state. These controls are primarily
designed to regulate parking for the purposesfafieft traffic flow and have little effect on
the previously described parking problem.
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Parking on 125 Street south of 102 Avenue

The solution to the parking problem in Groat Estatpuires that the availability of on-street
parking for all day parking be restricted withoutduly affecting the residents or the
commercial uses along 124 Street. To achieve tthismain approaches are recommended.
First, as a general rule, the off-street parkirmgdards for new commercial development as
set out in the Zoning Bylaw should not be relaXéthile compromises may be necessary,
any relaxation in the parking standards shouldrliealy evaluated in light of the existing
parking problem along 124 Street. Second, parkingesidential side streets adjacent to 124
Street should be restricted to two-hour intervaisthe daytime as shown in Map 10,
"Proposed Parking Controls,” to deter all day pagkiThe two-hour interval parking
restrictions should decrease employee parking sidegtial streets and hopefully encourage
some employees to use public transit as an alteena@ustomers of the businesses along
124 Street will still be able to park on the sideasts on a short-term basis. Visitors to the
residential areas would still be able to park oo hours during the day and parking will not
be restricted in the evening.

Two hour parking restrictions are not proposedtiier northwest side of Wadhurst Road or
the southeast side of Villa Avenue because a numibproperties in these areas back onto
Groat Creek Ravine, and do not have lane or stiemiss onto their property to develop off-
street parking. When other residential streets a6 Estate are restricted to two-hour
parking, there may be increased pressure for ngidart parking in these two unrestricted
areas.
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The effectiveness of the parking controls to deten-resident parking will be monitored
during the implementation stage. If problems dewekiternative solutions may have to be
evaluated. One such alternative is the residemggjestion that a resident sticker plan similar
to the one in effect around the Stadium be applieGroat Estate. This alternative is not
being recommended at this time because of the dsinaitive and enforcement costs and the
precedent setting nature of a 'sticker plan whiolla/require daily enforcement.

SUMMARY OF RECOMMENDATIONS

1.

It is recommended that any proposed widenings o&rrial roadway in

Groat Estate be critically examined in light of tigjective of an approach of
conservation for Groat Estate and that alternativethods of meeting
transportation needs be stressed.

It is recommended thafransportation Servicesin consultation with Amended by Editor
Sustainable Development, Community Seryicasd the Groat Estate

Residents' Association develop a plan of roadwayifitations for the

purpose of reducing non-local through traffic osidential streets.

It is recommended that the additional criterionnahimization of traffic
noise inside new buildings be used to evaluate quals for residential
redevelopment along major arterials in Groat Estate

It is recommended that the Transportation PlannBnch in
consultation withSustainable Development and Community Senéesesss Amended by Editor
the feasibility of a vehicle noise abatement progra

It is recommended that parking standards for corni@edevelopment as set
out in the Zoning Bylaw not be relaxed in Groat dfstwithout critical
evaluation in light of the existing parking probl@fong 124 Street.

It is recommended that the roadways indicated omp NI, "Proposed
Parking Controls," be signed to restrict parkingwo-hour intervals in the
daytime.
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CHAPTER IV - MUNICIPAL SERVICES

The existing utility systems for water, sewer, povand telephones within Groat Estate are
adequate for the current level of development amdaflevel of development in conformity
with the land use controls recommended in this .pdpgrading of the sewer system
involving partial separation of the combined segstem was completed in 1976. Part of the
water system which is privately owned in the areatls of Stony Plain Road between 127
Street and 129 Street is deficient in meeting flives requirements but minor upgradings to
correct this will be undertaken in 1977.

No utility improvements are recommended as parthidf implementation plan. Should
residents of the area desire local improvementh sgclane paving or lane lighting, they
should be implemented through the establishedpoticy of petitioning and payment of
costs as a local improvement charge.
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CHAPTER V - PARKS AND RECREATION

Groat Estate, like most inner-city communitiesdédicient in park-land. According to the
neighbourhood park standard of 1.5 ack$ hectaresper thousand population contained
in the Parks and Recreation Master PIE®i7/0-1980 Groat Estate should have a minimu~—

of 3.0 acresX.2 hectareof parkland. Groat Estate does not contain ahgalogrounds and Amended by Editor

has only one small park of 0.51 acreés2( hectarels in the northeast corner of th
community. Additionally, there are two small grassareas not classified as parks, one
located at 104 Avenue and 127 Street and anotiadhurst Road.

These contain no recreation equipment, but a snakviiak is constructed in the winter on
the open space at Wadhurst Road. The proximithefiver valley and the treed boulevards
throughout the community offer visual relief andstame extent mitigate the lack of parks.

Open space at Wadhurst Road looking north.

Map 11, "Parks and Open Space," shows the locafi@roat Estate's recreational facilities
and their relationship to school grounds and rdiedacilities in adjacent communities. The
Oliver Community League between 118 and 119 Streeds103 and 104 Avenues, contains
an outdoor swimming pool, an arena, a Communitygueahall, and a small playground.
Coronation Park at 111 Avenue and Groat Road amt arena, an indoor swimming pool
and tennis courts. Victoria Park contains a mumaicglf course and a small picnic area.

1. NEEDS AND PRIORITIES

The high cost of land in Groat Estate makes itkahi that the standard of 3.0 acre:
(1.2 hectarer of parkland will be met. The limited resourcesaitable for parkland
acquisition in Groat Estate should be used firsinet the most crucial recreation need:
Although all age groups benefit from easy accesedtoeation facilities, older children and
adults can more easily travel outside the communityse recreation facilities elsewhere.
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Young children up to 12 years old are usually lgditin the distance they can go to use
recreation facilities and it is therefore importantmeet their recreation needs within the
community.

The following table shows the distribution of piisol and elementary children in Groat
Estate according to subareas (See Map 4 for bowesjlaFuture park development will be
given priority in subareas with the highest concaitun of children up to 12 years of age.

Table 1

Distribution of Pre-School and Elementary Children'

Subare Elementry Pre-Schoo Total
1 1 6 7

2 17 27 44

3 84 81 16&
4 34 24 58

Source: 1976 Census

On the basis of distribution of children, Subareah@ the highest priority for park

development, followed by Subarea 4. Subareas 12aswlth of Stony Plain Road, contain
considerably fewer children. The following sectiangline the recommended improvements
that should be undertaken in light of these needspaiorities.

2. PROPOSED IMPROVEMENTS IN SUBAREA 3

Subarea 3 contains the most children and the dalygmund in Groat Estate. It is small,
poorly equipped and poorly maintained.
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It is recommended that as a first priority, theygl@und on 126 Street between 106 and 107
Avenues be doubled in size by the acquisition oéehor four adjacent residential lots,
either to the north, south, or across the lane.ditextion of expansion will be determined
by the cost of the properties at the time of adtjois and the ease of acquisition. The
playground should be redesigned specifically fer ticreation needs of children up to 12
years of age.

The residents have indicated a desire for the atilme of aCommunity Servicegsiaygrounc  aAmended by Editor

supervisor to this playground. In the past, th& lacan equipment shed on the playgro
and a limited number of supervisors have meant tiiat playground was not supervis
during the summer months as are other playgroudwe supervision can increase the
recreational opportunity of a playground and consp#®, to some extent, for parkland
deficiencies, it is recommended that a summer ptaygl supervisor be assigned to the
playground in Groat Estate, subject to review afctheyCommunity Services

3. PROPOSED IMPROVEMENTS IN SUBAREA 4

Sub-area 4, which has the next highest number itddren has no parks or open space.
While it would be desirable to develop a tot lothii this area, it is proposed only as a
long-term objective for the following reasons:

(1) Housing condition in the area is generally good &nel loss of housing
required to permit the development of the tot $ohdt supported at this time.

(2) There is a smaller number of children within thiseain comparison to Sub-
area 3 and therefore the costs of land acquisitimhdevelopment for a tot lot
is more difficult to justify.

(3) The recreational needs of this area can be metotone extent, by the

playground located 126 Street and 106 Avenue atitkatVestglen School and
Park Site located outside the community at 129%$taed 109 Avenue.
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Sub-area 4 should be monitored for the opportunityrovide a tot lot that would not require
the removal of good housing and where the costagtiging the land is lower. In particular,
any road closures that may result in Sub-area # filoe plan of roadway modifications
should be evaluated for their potential to provddene recreational benefits.

4. PROPOSED IMPROVEMENTS IN SUBAREAS 1 AND 2

Parkland acquisition for the two sub-areas soutlstohy Plain Road is not recommended
because of the small number of children and the bast of the land. However, the two open
spaces shown in Figure 8 should be used to theximoan recreational potential. The
residents of the area have indicated a desire ve hbanches, sandboxes, and such other
recreational equipment as is appropriate placethese two sites to make them more usable.
Additional planting of mature trees on WadhurstkPar provide shade and improve its
appearance are also desirable.

FIGURE 8
W OPEN SPACE

5. CHANGES TO THE PARKS AND RECREATION DISTRICT BOUNORES

Currently, Groat Estate is divided between t@ommunity ServiceRecreational Districts. amended by Editor
The West District covers the portion north of StdPkain Road and the Central Distric

covers the portion to the south. In order to dedh Wroat Estate's recreation needs ir

comprehensive way and to facilitate implementatiba,community should be wholly within

one District.

SUMMARY OF RECOMMENDATIONS

1. It is recommended that the park located at 126eStaed 106 Avenue be
enlarged by the acquisition of a minimum of thredjaeent residential
properties and be redesigned.

2. It is recommended that the playground at 126 Steewt 106 Avenue be

provided with a summer playground supervisor, sttbje the review of neec  Amended by Editor
by Community Services
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3. It is recommended that t@ommunity Serviceis consultation with the Groat
Estate Residents' Association develop the openesphcated at Wadhurst

Road and at 127 Street and 104 Avenue with bengitastings, and limited
play equipment.

4. It is recommended that all of Groat Estate be whioltluded in one Parks and

Recreation District.
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CHAPTER VI - HOUSING CONDITION

Map 12, "Housing Condition," shows the condition alf residential structures in Groat

Estate as evaluated in a windshield survey don&ustainable Developmeit February, = Amended by Editor
1976. About 28% of the housing was assessed ag regood condition, about 56% as fair

and about 16% as poor. As can be seen in Map 1&; ehdhe housing in poor condition is

concentrated in Subarea 3. Housing south of Stdaiy Road is generally in good and fair

condition.

1. AREAS OF CONCERN

There is evidence of rehabilitation of houses imabrEstate and some examples of small-
scale, infill redevelopment. Despite these signdaising renewal, the residents of Groat
Estate have expressed concern about the lack oftenaince and deteriorating condition of
housing. Two existing bylaws, the Minimum Prope8tandards Bylaw#4087, and the
Nuisance Bylaw#4118, legally require the maintenance of propamtyood and sightly
repair. However, the enforcement of these bylawsniged by the availability of inspection
and enforcement staff.

The residents have also expressed concern thamgrevement of housing condition will
likely adversely affect some current user groups, @ncern was expressed particularly with
respect to the following:

1. Low income tenants may be forced out by increassusr because
landlords who invest more capital in their buildnfpr rehabilitation
purposes may be justified in seeking additionalgen

2. Lower income property owners may experience firgngardship if required
to repair their property since there are no gramtdow interest loans that
currently can be applied in Groat Estate to adsisthe rehabilitation of
housing.

3. Improving the housing condition and neighbourhotabifity of Groat Estate
may have the effect of making the area attractiveigher income groups than
those currently in Groat Estate. As these inconmugg are better able to
compete for the use of the property, low-incomeaugsomay be displaced.

2. HOUSING OBJECTIVES

In relation to these concerns, two main objectasesproposed for housing:

1. the improvement of the condition of housing in Griéstate.

2. the provision of moderately priced housing so tBatat Estate continues to
provide accommodation for tenants, senior citizéms, income people, and
families.
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..evidence of rehabilitation...

Small scale,
infill redevelopment.

Deteriorated housing in
Subarea 3.
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3. THE IMPROVEMENT OF HOUSING CONDITION

The improvement of housing condition in Groat Estas three components:

1. to protect and conserve existing housing which igdod condition,
2. to encourage rehabilitation of housing,
3. to replace badly deteriorated housing with new hgus

While age, original construction material, and gyabf construction have a bearing on
housing condition, routine maintenance is alsorg waportant factor. Uncertainty about the
future of the low density residential component hasulted in the postponement of
renovating and repairing some housing in GroattEsta

It is hoped that the completion and implementatba community plan for Groat Estate will
improve confidence in the area and result in iredarehabilitation in the area. However,
there may be cases where property owners do-nagriake necessary repairs. A poorly
maintained house can discourage adjacent propemers from maintaining their houses.
Therefore, in order to protect good adjacent hauaimd encourage property maintenance, the
Minimum Property Standards Bylawhould be enforced as necessary to ensure the
improvement of poorly maintained houses and to emewan accelerated deterioration of
housing.

Some of the housing in Groat Estate is in such pondition that it is not suitable for
rehabilitation and should be redeveloped. While tmok this redevelopment will be
undertaken through private market initiative, s@heuld be developed as social housing, as
discussed in the following section.

4. PROVISION OF HOUSING

If the current mix of user groups is to be keptGmoat Estate, housing will have to be
developed to accommodate those displaced by remmweit, increased rents or sale of
tenant occupied housing for owner occupancy. Itiqdar, lower income groups may need
assistance if they are to remain in Groat Estatslé/the housing industry may provide some
housing in Groat Estate for those groups that @splated, there is also a need for the
development of social housing for those groupsacobmmodated.

While the development of social housing is an ingoar objective it is not easily
accomplished. In light of the objectives for larskun Groat Estate outlined in Chapter I, the
development of social housing in this community thesfollowing constraints:

1. Social housing is conventionally developed at higlensities in larger projects
than is considered appropriate for most of Groaates Social housing should
be developed as small scale infill redevelopmenhe Tcurrent senior
government guidelines for funding social housingkend difficult to develop
social housing of this scale in Groat Estate bexafshe high cost of land.

2. There is little park space and no schools withia dommunity which may
make Groat Estate less desirable for social hodsinamilies.

3. There are heavy demands already made on the deaitebstreet parking.
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Additional on-street parking demand resulting freedevelopment would
increase this parking problem.

Basically, social housing could be provided as fampublic housing, senior citizen housing
or non-profit co-operative housing. The suitabitifyeach of these for Groat Estate varies:

1. Public Housing for Families

Of the user groups displaced, low income familig likely be the most
difficult to keep in the community. The developmeoit public housing for
families in Groat Estate may not be feasible. Filscause redevelopment
should occur as infill, the project size will hateeremain small and this may
result in too high a land cost per unit. Secondylipuhousing for families
usually has a relatively high number of childremr pait. There is little park
space and no schools within the community to mieetnieeds of the children
from such housing. These concerns would have wabefully dealt with before
the decision to develop social housing for familre§&roat Estate is made.

2. Senior Citizen Housing

Groat Estate is a good location for social housorgsenior citizens which can
be developed on a smaller project basis. Becausésoproximity to the
downtown, the commercial strip development on 124e$, and bus service
along 124 Street and 102 Avenue, Groat Estate soffeveral advantages to
senior citizens. According to the survey condudtedhe residents in 1975, 17%
of the heads of household in Groat Estate wereegisyof age or over. This
indicates that there are residents in Groat Esthteare potential users of senior
citizen housing.

The Groat Estate Residents' Association has fortinedSroat Estate Housing
Corporation Limited for the purpose of developiog/icost, non-profit housing
for user groups that may potentially be displacesinf Groat Estate. The
Corporation has indicated its willingness to fuantas a management group for
a senior housing project. The Groat Estate HouSimigporation Limited and the
Alberta Housing Corporation have been working entify and acquire a site in
Groat Estate for the development of senior citizeusing.

3. Co-operative Housing

Co-operatives can provide accommodation for sirgesons, families and
senior citizens and this housing mix is desiralde Groat Estate. The Groat
Estate Housing Corporation Limited has undertakarmes initial site
identification and has received $10,000.00 fromt€2émMortgage and Housing
Corporation to option properties and is interestetioth infill redevelopment
and rehabilitating existing structures.

While senior citizen housing and co-operative hogisire primarily negotiated between -
resident housing group and the Alberta Housing @aion, Sustainable Developmenan
provide assistance in terms of site identificatmmd should be involved in discussic
regarding the form of the project. It is likely tha change in land use controls may be
required to permit the development of any suchaddwbusing project. It is recommended
that Sustainable Developmeptovide such consultative services as necessaypedite the
implementation of senior citizen and co-operativeding.

Amended by Editor
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SUMMARY OF RECOMMENDATIONS

1. It is recommended that the Minimum Property Stagsi@ylaw#4087 and the
Nuisance Bylaw#4118 be enforced as necessary to ensure thectiwotend
maintenance of housing in Groat Estate upon theroapp of this
implementation document.

2. It is recommended thaBustainable Developmemirovide such consultative Amended by Editor
services as necessary to expedite the implementafisenior citizen and co
operative housing.
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CHAPTER VII - HISTORIC PRESERVATION

The development of Groat Estate dates back touhedf the century. Its history includes
many events and people of importance to the grafviEdmonton. Part of the unique quality
of Groat Estate is the older homes from this perbended into the later residential
development that surrounds them. Structures obtiistt and architectural distinction should
be preserved to reflect the culture of differeniqus, to provide continuity with the past and
to add to the individual character of Edmonton.sbliic structures are those associated with
important events, people, institutions or publistbiily. Structures of architectural distinction
are those that are either outstanding in desigog gxamples of a particular style or period,
or a notable work of a distinguished architect.)

The Groat Estate Residents' Association has idedtgeveral structures in Groat Estate as

significant older buildings. Their evaluations wie forwarded to the Albertlinistry of Amended by Editor
Culture and Community Servicesgether with a request that the community of GExstate

be surveyed for historical structures with paréculattention given to evaluating the

structures identified by the residents. Those sires that are evaluated as being suitable for

preservation may be designated by the Provincélzer eegistered or classified heritage sites

under the Alberta Historical Resources Act.

Designation as a heritage site requires the prppevher to serve notice of his intent to alter
or demolish a structure, and the Province may @sehthe property in order to ensure its
preservation. Additionally, some Provincial funding available for the renovation of
historically designated structures in the form @frant for half of the cost of the renovation,
with the property owner being responsible for ttieeo half.
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CHAPTER VIl - IMPLEMENTATION

An important part of the planning process is théuacimplementation of planning

solutions and capital improvements. This chaptéiiras the role of citizen participation

and the approximate costs and time frames for riieimentation of the Groat Estate
Implementation Plan.

1. APPROVAL OF THE GROAT ESTATE IMPLEMENTATION PLAN

Approval of the plan by City Council is sought tadicate support for the plan
recommendations and to provide the administratidth whe authority to undertake

implementation of them. In accordance with the ®Neighbourhoods Studfgustainable Amended by Editor
Developmentvill assume the role of co-ordinator for the impkntation of the plan. Als

in accordance with Older Neighbourhoods Stullg,funds required for the implementati...

of this plan are to be included in the existing Bmental budgets.

2. CITIZEN PARTICIPATION IN IMPLEMENTATION

Resident review of such things as development malpproadway modification plans, and
park location and development is viewed as an itapompart of implementation. In Groat
Estate the citizens have formed an ongoing orgaaizathe Groat Estate Residents'
Association, to provideSustainable Developmenwith information and community Amended by Editor
perspectives during the planning stage, and hapeessed an interest in being involved in
the implementation stage of the plan. A commitmeémtinvolve the community in
implementation should be made, and the Groat E®Rewdents’ Association should be
given status as the recognized contact group iratGEetate. Therefore, it is recommended
that the Groat Estate Residents' Association, sQ &3 it is a society in good standing under
the Societies Act of Alberta, and holds public etetof executives and public meetings, be
advised and consulted concerning the finalizatiotletailed improvement plans.

3. COSTS AND TIME FRAME

Because detailed improvement plans will not be areg until the implementation stage, it is
difficult to establish exact costs and time franfes inclusion in this plan. However,
approximate costs and timing for the Groat Estatplémentation Plabased on experience
with similar projects in Neighbourhood Improvemé&rbgram areas are outlined in Table 2,
"Estimated Capital and Operating Budget." Only maxin approximate costs can be
provided for the implementation of a plan of roagiwaodifications until such time as the
traffic study for Groat Estate has been comple@te the elements of the plan of roadway
modifications are known, the costs can be detemnemad forwarded to City Council for
approval as part of the normal civic budgetary pssc
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SUMMARY OF RECOMMENDATIONS

1. It is recommended that the Groat Estate Residasssiciation, so long as it is
a society in good standing under the Societiesof\étiberta, and holds public
election of executives and public meetings, be salli and consulted
concerning the finalization of detailed improvemplans.

2. It is recommended that the Implementation ScheduteBudget outlined in
Table 2 be approved and the implementation ofaglital improvements be
undertaken by the Administration commencing in 1@i€cording to this
Implementation Schedule.
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TABLE 2
ESTIMATED CAPITAL AND OPERATING BUDGET THE GROAT ESTATE IMPLEMENTATION PLAN

Program Element Total Cost Study And Operating Costs Departmental
Responsibility
1. TRANSPORTATION

a) Installation of two hour parking 4,500 Engineering

signs A Maximum of 100 sigr
@ $45.

b) Plan of Roadway Modifications 5,000

i) Undertake traffic study

ii) Install modifications on a temporary basis. 60,000

iif) Evaluate effectiveness and install modificaisoor180,000 2 Engineering
a permanent basis.

2. PARKS AND RECREATION

a) Playground 240,000 Parks & Recreation
i) Acquisition of additional land: A Maximum of 4
lots $60,000.

ii) Redesign of the playground and installatioritef 60,000
equipment and plantings.

iii) Annual Cost of Maintenan: 15,000/yr. Parks & Recreation
for the playground and a summer playground
supervisor.
b) Improvement of two open spaces. 5,000
SUB-TOTAL 549,500 20,000
TOTAL BUDGET $569,500
1. Subject to the inclusion of costs in the apprdpri@epartmental Budgets and their approval by Cayncil.
2. Represents a gross maximum estimate based ongteaf roadway modifications in Canora.
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