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lands to accommodate future LRT expansion. 

E.1  STUDY PURPOSE 

This  report  presents  the  land  use,  transportation,  servicing,  and  market  feasibility  impacts 
associated with  the possible closure and  redevelopment of  the Edmonton City Centre Airport 
(ECCA) Lands.  This report does not recommend either closing the airport or expanding service. 

E.2  STUDY BACKGROUND 

The  Edmonton  City  Centre  Airport  is  currently  owned  by  the  City  of  Edmonton.    Lands 
comprising  the  airport  area  have  been  leased  to  Edmonton  Airports  for  the  operation  of  a 
general aviation facility.  

The future status of the ECCA Lands has been the subject of significant debate over the past few 
years.    In  June  2008,  the  City  Administration  presented  a  report  to  City  Council  which 
summarized the challenges and possibilities associated with the Edmonton City Centre Airport 
Lands.   This report  included the preparation of alternative  land use concepts which  illustrated 
potential  urban  redevelopment  opportunities  should  the  Edmonton  City  Centre  Airport  be 
closed.    On  October  8,  2008,  Executive  Committee  of  City  Council  approved  Administration 
undertaking more detailed assessments of the potential impacts related to the possible closure 
of the Edmonton City Centre Airport as a general aviation airport.   

E.3  DEMONSTRATION PLAN PREPARATION  

For  the  purposes  of  determining  land  use,  transportation,  market  feasibility  and  servicing 
impacts  related  to  the  redevelopment of  the ECCA  Lands, a Demonstration Plan  (Exhibit E‐1) 
was  prepared  to  illustrate  how  the  ECCA  Lands  could  potentially  be  redeveloped  as  a 
comprehensive  Transit  Oriented  Neighbourhood.    Primarily,  the  neighbourhood  could  be 
developed for High and Medium Density Residential Mixed Use land uses, supportive of transit.  
Other lands within this new neighbourhood could include: 

• Ground‐Oriented Multi‐Family Dwellings outside of the 10 minute walking distance from 
the potential LRT station;  

• significant land for Parkland, Recreation and Schools;  
• land to accommodate a NAIT expansion;  
• General Business and Neighbourhood Commercial uses;  
• an area planned for a mix of Office, Institutional and Industrial uses;  
• a Transportation Node including the Medevac (helipad) facility; 
• a local and collector roadway network;  
• stormwater management facilities; and 
• 
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The Demonstration Plan is not intended to represent a final design plan for the ECCA Lands, nor 
is  it  intended to represent a proposal  for  future zoning, transportation planning  (including the 
location or  relocation of public  roads or LRT),  land acquisition or disposition, or  the projected 
status  of  tenancies  on  ECCA  Lands.    The  Demonstration  Plan  does  illustrate  how  a 
comprehensively  planned  neighbourhood  could  be  achieved.    This  type  of  redevelopment 
initiative  would  align  with  the  City’s  current  vision  for  compact  sustainable  land  use 
development and Transit Oriented Development activity. 

For  the purposes of  this  impact assessment, development activity within  the ECCA Lands was 
anticipated to begin in 2016. 

E.4  LAND USE IMPACTS 

E.4.1  City Vision 

In  July  2008,  City  Council  unanimously  approved  the  City’s  Strategic  Vision  for  a  successful 
Edmonton  in  2040.    To  support  implementation  of  the  Vision,  Council  also  unanimously 
approved a ten year strategic plan, “The Way Ahead” that included a number of strategic goals 
to measure  progress.    Council’s Vision  provides  a  creative  description  of  Edmonton’s  future.  
Elements  from  the Vision  that  are  applicable  to  the  ECCA  Lands  include  the  skyline,  towers, 
urban villages, extensive LRT service, a city of design,  linking the continent with the north and 
Asia and a centre for advanced technology, health care and green energy.   

The  continued  use  of  the  ECCA  Lands  as  a  general  aviation  facility  is  an  example  of  an 
employment node at the regional and City level.  Further infill development on the ECCA Lands 
for aviation and non‐aviation uses, where appropriate, would support its current node function.  
The current ECCA Lands could accommodate  limited employment and building  infill potential, 
but not mixed use  residential development, given  the nature of  the aviation uses.   The ECCA 
provides aviation services and access to the north.  In terms of Council’s Vision, the ECCA makes 
a contribution  in  terms of  its economic and employment activity and  the connection with  the 
north.   

The redevelopment of the ECCA Lands represents an opportunity to develop a transit oriented 
concept,  consistent  with  achieving  Council’s  goals  in  “The Way  Ahead”.    A  transit  oriented 
development  supports  Council’s  goals  regarding  urban  form,  changing  transportation modes, 
and the potential for the development of an urban village.  The land sale revenue and increased 
non‐residential municipal  property  tax  revenue  associated with  the Demonstration  Plan  also 
supports Council’s goal of financial sustainability.   

E.4.2  Adjacent Community Impacts 

It has been determined that, if the ECCA Lands were to change from a general aviation facility to 
a mixed use Transit Oriented  residential community,  this  land use modification could act as a 
catalyst  for  future  revitalization  and  rejuvenation of  adjacent neighbourhoods  such  as Prince 
Charles, Inglewood, Prince Rupert, Spruce Avenue, and Westwood.  It is anticipated that future 
revitalization  and  rejuvenation  efforts  in  the  adjacent  residential  communities would  consist 
primarily  of  replacement  of  the  some  of  the  older  housing  stock  and  potentially  some 
redevelopment  with  increased  densities.    This  redevelopment  and  rejuvenation  would  be 
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consistent with  the policy direction of  the draft “The Way We Grow: Municipal Development 
Plan”, which  focuses  on  the  need  to manage  growth  and  emphasizes  the  need  for  a more 
compact  and  urban  form, medium  and  higher  density  development  related  to  transit,  and  a 
wide range of housing types. 

E.4.3  Downtown Height Restriction Impacts 

If the decision  is made to cease airport operations on the ECCA Lands, this would result  in the 
removal  of  the  Airport  Protection  Overlay  (APO)  from  the  Edmonton  Zoning  Bylaw  and  the 
removal of restrictions to development height in other areas of the city in relation to the airport 
use.  Subject to the amendment of plans impacted by the APO it is conservatively estimated that 
approximately  3,200  additional  units  could  be  developed,  over  and  above  the  current 
development potential, in the Downtown and Oliver neighbourhoods. 

E.5  MARKET FEASIBILITY IMPACTS 

E.5.1  Residential Demand and Absorption 

Competition  between  redevelopment  of  the  ECCA  Lands with  other  development  initiatives 
throughout the City of Edmonton was considered.  A review of twelve (12) redevelopment areas 
identified  the  potential  for  more  than  31,200  dwelling  units  within  these  redevelopment 
projects.    Under  the  Demonstration  Plan,  the  ECCA  Lands  would  add  an  additional  11,529 
residential units (not including student residences).   

Between  2006  and  2041  Edmonton  is  expected  to  see  net  new  demand  for  over  72,500 
apartments  and  27,660  new  ground‐oriented  multi‐family  units.    Considering  the  pace  of 
forecasted demand,  and  supply  from other developments both underway, planned  and even 
those currently unforeseen but expected to arise, the units within the ECCA Lands would take 
between 23 and 28 years to absorb.   

E.5.2  Market Potential for Retail, Office, and Industrial Land Uses 

The  Primary  Trade  Area  for  retail  commercial  land  uses  located  within  the  ECCA  Lands  is 
considered to be the development site  itself, which as shown  in the Demonstration Plan could 
build out with a population of 24,286 people.  The Secondary Trade Area would extend into the 
residential  neighbourhoods  east  and  west  of  the  site.    Considering  the  supply  of  retail  on 
Kingsway, and  its  role  in northwest Edmonton, capture  rates  for ECCA  retail commercial have 
been  reduced  to  predominantly  local‐serving  and  convenience  levels.    Therefore,  the  net 
demand for retail and service commercial floor area in this scenario is estimated to be 378,800 
square  feet at build‐out, which  represents  less  than 27% of  the  total demand expected  to be 
generated by the ECCA population.   

In addition to retail land uses it would be reasonable to expect that, starting in 2016, ECCA could 
absorb  5%  of  new  City‐wide  traditional  office  demand,  or  7,200  square  feet  per  year,  if 
appropriate  lands  and development opportunities were  available.   Over 7  years,  the  accrued 
demand  could  support  a  50,000  square  feet  office  building;  and  over  14  years,  two  such 
buildings would be warranted. 
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Based on  the successes seen  in other post secondary‐associated  industrial developments, and 
the unique opportunity of  an  accessible  city  centre  site  adjacent  to NAIT,  regional  shopping, 
services,  and  a  high‐density  transit  oriented  community,  the mixed  use  office  and  business 
industrial  lands would experience more business  interest  than comparable  sites  in a different 
location.  It is anticipated that all of the lands in these designations would be absorbed within 10 
years of construction starting on other uses in the ECCA Lands, and possibly sooner.   

E.5.3  Future Market Value 

The  net  value  to  the  City  of  Edmonton  assuming  straight‐line  revenues  and  costs  for  the 
Demonstration  Plan  is  approximately  $90,000,000,  which  contemplates  revenues  and  costs 
without a time factor.   

The second method of estimating value was based on a development proforma, which assumes 
the land will be sold to a third party who would then undertake the development over a period 
of  time.    Amongst  other  things  the  proforma  incorporated  hard  costs,  soft  costs,  sales 
commissions, developer’s profit, and most  importantly an absorption period of 28 years.   The 
resultant  value discounted  to  account  for  time  (28  years)  at  a 12% discount  rate equated  to 
approximately $41.8M, assuming a start period  in 2016.   This value equates  to approximately 
$78,000 / gross acre of land. 

E.6  TRANSPORTATION IMPACTS 

The  redevelopment  of  the  ECCA  Lands  is  anticipated  to  impact  existing  transportation 
infrastructure, such as roadways, and also impact the potential LRT alignment through the area.   

E.6.1  Future LRT Alignment 

The City  is planning  to expand  the LRT network,  including a  route  to  the northwest  sector of 
Edmonton.    Redevelopment  of  the  ECCA  Lands  would  provide  an  opportunity  for  greater 
flexibility in the development of an LRT corridor into the northwest sector of the City.   

The Airport Protection Overlay  imposes  restrictions on options  for  the construction of an LRT 
bridge  across  Yellowhead  Trail  and  the  CN  Yards.    Depending  on  the  preferred  LRT  route 
alignment,  it may be necessary to tunnel a considerable distance underneath Yellowhead Trail 
and  the CN Walker Yards north of  the ECCA Lands.   Redevelopment of  the ECCA Lands would 
provide greater flexibility and possible cost savings in LRT alignment options from the Kingsway 
LRT Station going north; including how and where the LRT crosses the CN Walker Yards.   

In addition to providing additional flexibility in the development of route options for the NW LRT 
line,  the  redevelopment  of  the  ECCA  Lands  provides  an  opportunity  to  develop  a  centrally 
located LRT station as a focal point for the development of a master planned Transit Oriented 
Development.  Focusing additional residential development in close proximity to an LRT station 
would  result  in  an  increased  potential  for  transit  ridership  along  the  NW  LRT  line  and may 
expedite the construction of the NW LRT line.  It is anticipated that redevelopment of the ECCA 
Lands would result in positive impacts on LRT in Edmonton.   
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E.6.2  Bus Transit 

The Demonstration Plan  is based on the assumption that an LRT station can be developed  in a 
central  location within  the  ECCA  study  area  and  that  a  Transit Oriented  Community  can  be 
established.   To fully realize a Transit Oriented community, a transit plan should be developed 
for the neighbourhood to complement the LRT system.   

E.6.3  Pedestrian and Bicycle Integration 

With  the  potential  redevelopment  of  the  ECCA  Lands,  there  are  opportunities  to  provide 
pedestrian and cycling facilities that are integrated with the potential future LRT station and the 
surrounding  community  in  a way  that  encourages  these  alternate  transportation modes.   As 
well,  expanding  pedestrian  and  cycling  facilities  to  the  edge  of  the  plan  area  allows  for  the 
integration of the ECCA Lands with the adjacent communities.   

E.6.4  Roadway Impacts 

The  transportation  characteristics  of  the  Demonstration  Plan were  reviewed  to  identify  any 
potential  impacts  associated  with  the  redevelopment  of  the  ECCA  Lands.    Although  the 
Demonstration Plan was based on a Transit Oriented Development concept, the neighbourhood 
would  continue  to  generate  vehicle  traffic,  but  at  a  lower  rate  than  a  traditional  suburban 
residential neighbourhood.   

Based  on  the  transportation  analysis  completed  for  the  Demonstration  Plan,  a  new 
neighbourhood could be developed on the ECCA Lands without the construction of new arterial 
roadways through the plan area.  Analysis of the Demonstration Plan indicates that a network of 
collector and local roadways can be designed to adequately accommodate traffic generated by 
the plan area.   Given  the availability of access  to  the adjacent arterial  roadways, a  significant 
challenge  for  the  development  of  the  plan  area  is  the  identification  of  a  collector  roadway 
network  that  serves  the neighbourhood, without  creating opportunities  for external  traffic  to 
shortcut through the neighbourhood.   

The  analysis  of  the  Demonstration  Plan  was  based  on  a  2040  Horizon,  consistent  with  the 
assessment of  the Transportation Master Plan, which assumed  that an  interchange would be 
constructed at Yellowhead Trail and 121 Street and that the at‐grade intersection at Yellowhead 
Trail and 107 Street would be removed.   Changes to access to Yellowhead Trail are anticipated 
to  impact  traffic  patterns  on  the  adjacent  arterial  roadway  network  and  may  result  in 
intersection  modifications  being  required  on  the  adjacent  arterial  roadway  network.    For 
example,  in  the analysis completed,  improvements  to  the 118 Avenue/121 Street  intersection 
may be required to accommodate increased demands along 121 Street.  The addition of traffic 
generated within the ECCA Lands would also contribute to the requirement for improvements at 
this  location.    However,  overall  it  is  anticipated  that  the  arterial  roadway  network  can 
accommodate the future demands at appropriate long term levels of service.   

E.6.5  Yellowhead Trail and Truck Routes 

Yellowhead Trail  is  currently designated as  the north  leg of  the  Inner Ring Road.   Ultimately, 
Yellowhead  Trail  has  been  identified  to  be  upgraded  to  accommodate  free  flow  traffic 
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movements.   Current airport operations create constraints  in regards to upgrading Yellowhead 
Trail in the future. 

Yellowhead Trail  is currently designated a dangerous goods  truck  route, while 121 Street, 119 
Street, 109 Street, 106 Street/107 Street, Kingsway, and Princess Elizabeth Avenue are currently 
designated  as  24  hour  truck  routes.    No  changes  to  the  existing  truck  route  network  are 
proposed as a  result of  the  redevelopment of  the ECCA Lands; however,  it  is anticipated  that 
106 Street/107 Street would not be designated a truck route if the Yellowhead Trail/107 Street 
at‐grade intersection is removed.   

E.6.6  Canadian National Railway Walker Yards 

The Canadian National Railway Walker  (formerly Calder) Yards are  located north of  the  study 
area, north of Yellowhead Trail.  In 1983, the City of Edmonton entered into a lease agreement 
with  CN  (effective  date  was  retroactive  to  December  1,  1979),  which  allowed  a  portion  of 
Yellowhead  Trail  to  be  constructed  within  CN  lands  (lease  lands).    As  part  of  the  lease 
agreement, CN can terminate the CN Lease on two years notice if changes to operations at the 
ECCA  allow  Yellowhead  Trail  to  be  relocated  to  the  south,  and  CN  needs  the  lease  lands  to 
expand the Walker Yards.    

If the ECCA Lands are approved for redevelopment, and  if CN requires the  land for expansion, 
Yellowhead  Trail  will  need  to  be  relocated,  reducing  the  overall  area  available  for 
redevelopment within the ECCA Lands.  It is anticipated that the cost to realign Yellowhead Trail 
west of 107 Street would be in the order of $10 Million.   

E.6.7  Transportation Hub 

A transportation node, which includes a Medevac (helipad) facility, was intentionally located in 
the northwest corner of the redevelopment lands to facilitate easy access from the Yellowhead 
Trail and to mitigate  impacts on redevelopment potential  in close proximity to the LRT station.  
This  location  also mitigates  any  nuisance  affects  related  to  noise,  nearby  odours,  and  traffic 
associated  with  its  operation.    Access  to  the  Royal  Alexandra  Hospital  from  the  relocated 
Medevac (helipad) Facility would be accomplished via 121 Street and Kingsway, which are both 
arterial  roadways.   Appropriate  buffering  and  separation  distances  to  address  interface with 
residential  uses  should  be  addressed  in  more  detail  during  the  preparation  of  future 
redevelopment plans. 

E.6.8  Noise Attenuation 

Based  on  the  City  of  Edmonton’s Urban  Traffic Noise  Policy,  noise  attenuation  is  required  if 
projected  noise  levels  in  outdoor  amenity  areas  exceeds  60  dBA  Leq24.    For  residential 
developments three storeys or more, noise  levels of 45 dBA Leq24 or  less should be achieved 
after  applying  attenuation  measures.    As  the  ECCA  study  area  is  surrounded  by  arterial 
roadways, and  if  redeveloped would  include an LRT  line  through  the plan area, a noise  study 
would need to be completed to determine the extent of potential mitigation measures.  
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In  addition  to  noise  associated with  transportation  facilities,  CN  Rail  has  identified  that  any 
residential  development  within  the  ECCA  Lands  should  meet  their  standard  Right  of  Way 
Guidelines as they pertain to noise.   

E.7  SERVICING IMPACTS 

The  existing  infrastructure  and  servicing  options  were  reviewed  for  the  proposed 
redevelopment of the ECCA Lands.  Connection to the existing infrastructure for water, sanitary 
and  storm will  provide  service  for  the  redeveloped  lands.    The  existing  sanitary  and  storm 
infrastructure  can  accommodate  new  gravity  sewer  systems  in  the  ECCA  Lands.    The 
redevelopment of the ECCA Lands will provide some downstream relief in the existing combined 
sewer  system by  implementing  a  storm water management  system on  site.   A  road network 
would be  constructed  to  tie  into  the existing arterial  roads adjacent  to  the ECCA  Lands.   The 
utility companies (Telus and Shaw) will carry out any upgrades or expansion of existing facilities 
so  that  capacity  is  available when  redevelopment  of  the  ECCA  Lands  occurs.    There  are  no 
servicing constraints that would impact the proposed redevelopment of the ECCA Lands.  

The opinion of probable cost for the redevelopment of the airport lands is $204,000,000.   

This  cost  includes  construction  of  roads,  underground  utilities  (water,  sanitary,  storm), 
stormwater management  facilities, walkways,  fencing,  amenities,  engineering  and  overhead, 
and  a  contingency  of  25%.    The  costs were  estimated  based  on  2009  rates.    This  cost  also 
includes $12,000,000 for the construction of a new LRT station within the ECCA Lands but does 
not include the construction of the LRT tracks.   

Further to the above, contingent costs have been identified for potential demolition of existing 
buildings  ($13,500,000)  as  well  as  for  the  acquisition  of  existing  buildings  ($25,100,000  to 
$67,500,000).  The opinion of probably cost does not include modifications to Yellowhead Trail 
or the remediation of contaminated soil that may be required.   

E.8  SYNOPSIS OF KEY STUDY FINDINGS 

Based  on  the  land  use,  market  feasibility,  transportation  and  servicing  impact  assessment 
completed,  the  redevelopment  of  the  ECCA  Lands  into  a  new  mixed‐use  residential  and 
employment based neighbourhood represents a significant opportunity for the City to achieve 
established  long  term  visions  regarding  sustainable development  and  a more  compact urban 
form.   

The following key study findings are advanced: 

• The  existing  operation of  a  general  aviation  facility on  the  ECCA  Lands  represents  an 
employment node at the regional and City  level.    In terms of Council’s Strategic Vision 
the  ECCA makes  a  contribution  through  its  economic  and  employment  activity  and 
connectivity  with  the  North.    The  current  ECCA  Lands  could  accommodate  limited 
employment  and  building  infill  potential;  however,  existing  airport  operations  do  not 
lend themselves to the development of a transit oriented development, since it will lack 
residential land uses and a mixed use form; 
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• Under existing operations the ECCA Lands can make a limited contribution to increasing 
the City’s non‐residential revenue and financial sustainability.   

• The  redevelopment of  the ECCA Lands could  represent a  significant  land use planning 
opportunity  for  the  City.    Changing  demographics,  increased  traffic  congestion  and 
public policy initiatives such as Smart Choices are making clear the importance of transit 
and its inter‐relationship with land development activity; 

• The  redevelopment of  the ECCA Lands provides an opportunity  to develop a  compact 
and sustainable Transit Oriented Community with a pedestrian orientation; 

• The redevelopment of the ECCA Lands can be redeveloped into a new residential mixed 
use  community  while  the  land  use,  transportation  and  servicing  impacts  are 
manageable; 

• The  redevelopment  of  the  ECCA  Lands  could  have  a  significant  positive  role  in  the 
extension  and utilization of  the City’s  LRT  system,  the  continued development of  the 
Downtown  sector  as  the  primary  employment  and  commercial  node  in  the  City,  the 
redevelopment of existing  adjacent neighbourhoods,  and  the  future expansion of  the 
NAIT Campus; 

• The  redevelopment  of  the  ECCA  Lands  could  provide  increased  flexibility  in  the 
upgrading of the Yellowhead Trail to a free‐flow facility, and; 

• It has been estimated  that  the  redevelopment of  the ECCA Lands could be developed 
over a 23 to 28 year time frame.   
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SECTION 1.0 INTRODUCTION  1 

   
 

The City of Edmonton  is evaluating  land 
use,  transportation,  and  servicing 
impacts as well as  the market potential 
associated with the possible closure and 
redevelopment  of  the  Edmonton  City 
Centre Airport Lands.   

The  central  theme  of  the  study was  to 
identify  and  assess  opportunities  and 
challenges  associated  with  the  current 
Edmonton  City  Centre  Airport  and  its 
possible  redevelopment.    This  report 
does  not  recommend  either  closing  the 
airport or expanding service. 

This initial section presents a summary of 
the project requirements  including study 
purpose, scope, goals, and objectives.   
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1.1  PREAMBLE 

The City of Edmonton continues  to grow and  take  its place as an economic centre  in Canada.  
The  2008  census  for  the  City  indicated  a  population  of  752,412  people.    The  Census 
Metropolitan Area (CMA) population  in 2008 was estimated to be about 1,102,401 people.   By 
2043 the City of Edmonton’s population is anticipated to grow to about 1.174 million people.   

With  continued  growth within  the  City  and  region  comes  increased  pressure  on  the  City  to 
reassess  current  land  use management  and  transportation  related  policies  and  initiatives  to 
promote a denser, more sustainable urban form.   

1.2  PROJECT UNDERSTANDING 

The  City  of  Edmonton  continues  to  plan  for  the  future.    Due  to  significant  economic  and 
demographic  changes within  the City  and  region, City administrators have decided  to  initiate 
and  implement new  land use and transportation strategies and tactics to mitigate the  impacts 
typically  associated with  continued  outward  development  as  opposed  to  reacting  to  growth 
demands  through  traditional methods.    The  recognition  of  increasing  economic,  social,  and 
environmental costs associated with existing  land use management philosophies has created a 
paradigm shift in the methods employed to address land use and transportation issues.  

The  implementation  of  smart  growth  initiatives,  neighbourhood  infill, more  compact  urban 
forms, Transit Oriented Development and promoting and facilitating sustainable transportation 
initiatives  (increased mode  split  to  transit) will assist  the City  in achieving  their vision.   These 
strategies more appropriately recognize and consider current conditions and forecast economic 
and demographic changes. 

The Edmonton City Centre Airport (ECCA) is strategically located in the central sector of the City 
on  the  edge  of  the  downtown  core,  bordered  by  arterial  roadways.    The  potential 
redevelopment  of  the  ECCA  Lands  represents  an  opportunity  to  assist  the  City  in  achieving 
longer‐term  land  use  and  transit  service  objectives  by  providing  an  alternative  to  outward 
development  through  the  development  of  a  sustainable  mixed‐use  activity  node.  
Redevelopment  of  the  ECCA  Lands  as  a  compact mixed‐use  development  area  based  on  a 
Transit Oriented Development framework would align with the City’s current vision and Smart 
Choices policies.   

Redevelopment of  the ECCA Lands  into a new  inner city mixed‐use precinct could represent a 
significant economic and social opportunity for the City.  Redevelopment would have the benefit 
of  stimulating  additional  sources  of  revenue  for  the  City while  at  the  same  time,  removing 
constraints  associated  with  airport  operations  on  adjacent  land  use  and  transportation 
development activity (i.e. NAIT Expansion, North and Northwest LRT Expansion, Yellowhead Trail 
redevelopment,  removal  of  building  height  restrictions  due  to  Airport  Protection  Overlay 
restrictions). 
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1.3  STUDY PURPOSE 

The purpose of this assignment was three fold.  

The primary purpose was to assist the Executive Committee and City Council in rationalizing the 
impacts associated with the possible closure and redevelopment of the ECCA Lands.  As well, the 
possibilities and challenges associated with the current use of the ECCA Lands were considered.  
The base  information used  to assemble  this  information and documentation was  through  the 
completion  of  land  use,  transportation, market,  economic,  financial  and  technical  feasibility 
impact assessments.  

It  is  recognized  that  the area of significant  influence  is not  restricted  to  the ECCA Lands.   The 
assignment must  acknowledge  adjacent/secondary  study  areas  and  regional  influences.    As 
such, a second study purpose was to explore the impacts associated with the redevelopment of 
the  ECCA  Lands  as  a  sustainable  mixed‐use  community  on  downtown  redevelopment 
opportunities (elimination of the Airport Protection Overlay or APO) and the effects on adjacent 
city neighbourhoods.  

Thirdly,  although  an  initial  concept  plan  for  the  ECCA  Lands  was  prepared  by  the  City,  an 
opportunity existed to prepare a more refined land use Demonstration Plan to create value and 
to shape development opportunities within the ECCA Lands.   

1.4  STUDY GOALS 

The  central  theme  of  this  assignment  was  to  complete  a  comprehensive  and  detailed 
assessment  of  key  implications,  opportunities,  and  challenges  (within  the  City’s  authority) 
associated with the possible closure of the Edmonton City Centre Airport and redevelopment of 
the ECCA Lands.   The development of a comprehensive overview that reflects current realities 
and future trends, to the extent that they can be anticipated, will facilitate decisions regarding 
the future role and function of the ECCA Lands.  

In a project such as this, there are often conflicting and competing demands on decision making 
and  resources.    In order  to ensure  these concerns are met and balanced,  the  following  study 
goals were established:  

• provide the City of Edmonton with a coordinated comprehensive and  integrated study 
taking into account all required qualitative and quantitative components;  

• prepare a fully integrated, effective and sustainable land use development framework;  

• provide  leadership  in determining how the redevelopment of the ECCA Lands could be 
implemented from a planning, transportation and economic feasibility perspective; 
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• acknowledge  and  consider  the  greater  City  area  from  a  planning  and  transportation 
perspective through an investigation of issues, challenges, constraints and opportunities, 
and; 

• acknowledge and  consider Transit Oriented Development and Transportation Demand 
Management opportunities and partnering opportunities within  the development and 
implementation of a comprehensive land use management plan for the ECCA Lands.  

The assessment allows the City of Edmonton to properly assess both the physical and financial 
aspects  of  redevelopment  opportunities,  utility  servicing,  and  open  space  requirements  in 
concert with  adjacent  development  activity  and  development  activity within  the  Downtown 
core.  

1.5  STUDY OBJECTIVES 

The following principal study objectives were identified. 

Information Gathering  

• Review  existing  land use  activity  at  the  ECCA  Lands within  and  adjacent  to  the  study 
area; 

• Review the new Municipal Development Plan (MDP), Transportation Master Plan (TMP), 
Capital Region Plan, Downtown Plan and surrounding statutory and non statutory plans 
including the APO; 

• Review plans  for  intensification efforts  in other City  locations such as Alberta Avenue, 
Downtown, Downtown North Edge, The Quarters, Station Pointe, Century Park, Stadium 
Station Transportation Oriented Development Area, Strathearn Heights, etc., and; 

• Review  information and materials  from complementary  studies completed by  the City 
for  the ECCA  Lands  (Public  Involvement, Economic  Impact and Opportunity Costs and 
Historical Association).  

Best Practices  

• Review  and  document  best  practices  from  research  and  application  in  other  cities  in 
regards to successful urban infill projects.   

Land Use Planning  

• Determine  fit  with  MDP,  TMP,  Capital  Region  Plan,  and  other  statutory  and  non 
statutory plans; 
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• Identify  competitive  issues/implications  of  transit  oriented  development  with  the 
introduction of LRT into the plan area; 

• Identify  potential  impacts  on  the  CN Walker  (formerly  Calder)  Yards  and  impacts  on 
adjacent communities from a land use and community infrastructure perspective, and; 

• Identify potential mitigation measures necessary to address the land use impacts of the 
redevelopment of ECCA Lands. 

Downtown Impact Assessment  

• Provide an analysis of Downtown development opportunities with  the  removal of  the 
APO from the Edmonton Zoning Bylaw; 

• Develop capacity estimate potential when compared to existing constraints of the APO, 
and; 

• Compare  existing  land  use,  vacant  and  underused  parcels  and  provide  potential 
conversion  and  uptake  due  to  intensification  based  on  the  Downtown  Plan  Zoning 
revisions. 

Market Feasibility Impacts 

• Evaluate the current market value of the ECCA Lands;  

• Complete a market commercial demand assessment based on alternative  land use 
concepts being considered, and;  

• Complete a residential demand and absorption assessment.     

Transportation Planning 

• t 
on the adjacent roadway network assuming the introduction of LRT into the plan area; 

• riented Development 
(TOD) and Transportation Demand Management (TDM) concepts; 

• nts  (new  roadways,  extensions  of 
existing roadways, access to Yellowhead Trail), and; 

• 
  integration of  the  roadway network with  the 

adjacent City roadway infrastructure.  

 Determine the number of new trips based on land use and complete a traffic assignmen

Estimate transit and non‐motorized mode splits based on Transit O

Identify  basic  internal  roadway  network  requireme

Identify  transportation  related  improvements  including;  truck  accesses  and  routes, 
pedestrian and bicycle  linkages, and  the
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Servicing Impacts 

• Provide an analysis of hard and soft servicing impacts and requirements including on‐site 
and off‐site roads, walkways, sanitary, storm, water, and power service requirements. 

1.6  A UNIQUE & MULTI‐FACETED CHALLENGE 

The redevelopment of the ECCA Lands is a unique and opportunistic challenge that can make a 
statement about the vision of Edmonton.  The challenge is to develop a reliable long term vision 
and implementation plan that pursues the goals of a healthy economy and environment, while 
continuing to operate a metropolitan region, home to more than 1 million people.  To minimize 
continued  outward  development,  redevelopment  of  large  urban  brownfield  sites  into 
sustainable communities is a well documented and encouraged process.   

City Growth and Expansion 

The  City  continues  to  grow  and  expand  in  area.    Continued  growth will  generate  increased 
vehicular travel demands.  This demand, layered on top of existing transportation demands will 
further exacerbate reduced  levels of transportation service.   One of the major efforts required 
will be  to manage passenger vehicle  traffic and encourage  the use of public  transit and other 
non‐auto modes. 

It will be important to understand the longer term role that transit will play within the City.  The 
expansion of the LRT from Downtown to NAIT and to points beyond will play an integral role in 
encouraging the change.  

Geographic Considerations 

The City of Edmonton has an urban transportation system that depends heavily on a number of 
critical  river and  rail crossings  that are often congested during peak periods of demand.   The 
redevelopment  of  the  ECCA  Lands may  provide  increased  flexibility  in  the  development  of 
transportation  facilities  in  the  north  sector  of  Edmonton  thereby  reducing  congestion  and 
improving operations on key roadways.   

Regional Considerations 

The City is the focal point of regional activity.  It will be important to acknowledge and consider 
transit opportunities from a regional perspective.   

Understanding the Area of Significant Impact 

The  need  to  address  and  evaluate  the  impact  of  redevelopment  opportunities  on  the  ECCA 
Lands (primary study area) in consideration of land development opportunities in the downtown 
core  and  surrounding  neighbourhoods  (secondary  study  area)  from  a  land  use  development 
competitive perspective must be recognized.  The need to maintain the vision of developing the 
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downtown  core  as  the  primary  focus  of  employment,  retail  and  residential  growth must  be 
acknowledged and respected.   

Transportation Demand Management and Sustainability 

Continued City and regional growth will generate thousands of daily trips.  A significant amount 
of  these  trips  will  occur  on  critical  corridors  that  already  experience  traffic  congestion.  
Experience  indicates  that  Transportation  Demand  Management  can  play  a  critical  role  in 
ensuring  that  transportation  systems  can  operate  efficiently  and  effectively.    This  includes 
efficient management of  transportation activities;  improved  transportation options;  clear and 
timely  guidance  to  travellers  on  the  travel  options  available;  and  suitable  incentives  to 
encourage travellers to choose efficient alternatives.  

If properly  implemented,  transit oriented  TDM  tactics  and  strategies  could  facilitate  efficient 
mobility as the ECCA Lands develop.   

The redevelopment of the ECCA Lands represents an opportunity to develop a new mixed‐use 
neighbourhood with opportunities for future residents and visitors to live, work, shop, learn and 
play.  This new neighbourhood could be designed to fully integrate transit access to Downtown 
and other areas of the City as a central organizing feature.   

Balancing TOD and Development Oriented Transit 

The  importance of  the  integration of  transit  improvements with  land use decisions,  to create 
mutually supportive synergies,  is consistent with  the Smart Choices  initiatives adopted by City 
Council  in  March  2004.    In  order  for  Transit  Oriented  Developments  to  succeed,  transit 
advocates must continuously strive to  improve the system’s  image and to  locate transit routes 
to maximize the development potential of higher density developments.  

The development of new transit routes is often limited to locations that reduce overall costs or 
operational impacts.  This could reduce the effectiveness of a route for maximizing ridership and 
transit  oriented  development  opportunities.    In  order  for  TOD  opportunities  to  succeed,  a 
“development oriented transit” philosophy should be considered.   

Best Practices  

This  study presents  an opportunity  to  review  and explore how others have developed major 
infill  sites.   This will  include a  review of how other  cities have made decisions  related  to  the 
redevelopment of airports and rail yards, and the challenges and opportunities faced. 

1.7  COMPLEMENTARY SUPPORTING REPORTS 

The City of Edmonton, in addition to the completion of the Edmonton City Centre Airport Lands 
Impact  Assessment  also  completed  a  Public  Involvement  Plan,  an  Economic  Impact  and 
Opportunity  Cost  Study  and  a  Historical  Study.    Throughout  the  completion  of  this  study, 
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information  exchange  between  these  studies  and  the  Edmonton  City  Centre  Airport  Lands 
Impact Assessment occurred.   

1.8  REPORT ORGANIZATION 

The  report  consists  of  the  following  six  sections:    Section  2  presents  the  study  context  and 
existing uses at the ECCA Lands while Section 3 presents a summary of best practices.  Section 4 
includes a detailed description of the land use plans assumed for assessment purposes including 
their land use schedules and associated land use statistics.  

The  land use, transportation, market feasibility, and servicing  impacts  identified are presented 
in Section 5 while Section 6 includes the study findings and conclusions.  
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SECTION 2.0 STUDY CONTEXT  2 

   
 

As  a  land  use  and  economic  activity 
centre strategically located in the central 
sector  of  the  City  of  Edmonton,  the 
Edmonton  City  Centre  Airport  Lands, 
given  their  size  and  location, may  have 
significant  impact  on  surrounding 
residential  neighbourhoods  and  on  the 
development  of  the  downtown  core.  
This  section  of  the  report  presents  the 
study  and  policy  context,  and  describes 
the Edmonton City Centre Airport  Lands 
in  regards  to  current  land  uses  and 
adjacent land uses.   
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2.1  SITE LOCATION 

The Edmonton City Centre Airport  is  located within  the northwest  inner  sector of  the City of 
Edmonton, adjacent to Yellowhead Trail, as shown in Exhibit 1 – Site Context Plan. 

2.2  EDMONTON CITY CENTRE AIRPORT STUDY AREA 

2.2.1  Edmonton City Centre Airport Lease Lands 

This Impact Assessment includes only those lands owned by the City of Edmonton and leased to 
Edmonton Airports, constituting the Edmonton City Centre Airport  (ECCA) Lands.   As shown  in 
Exhibit 2 – Edmonton City Centre Airport Lands, the area comprises 217.1 ha (536.5 ac) of land 
and is generally bounded by: 

• Kingsway, Airport Road and Princess Elizabeth Avenue to the south; 
• Yellowhead Trail, the Northgate Trailer site and the two smaller parcels to the west of 

113 Street; 
• 121 Street and the CN Rail right‐of‐way to the west; and 
• 109 Street to the east. 

2.2.2  Existing Edmonton City Centre Airport Operations 

Previous City of Edmonton Reports (2008COG007, City Council, June 18, 2008 and 2008DCM032, 
Executive Committee, October 8, 2008)  identified and analyzed a number of  issues associated 
with the current ECCA Lands as an airport.  These reports discussed the use of the ECCA Lands as 
a general aviation facility and concluded: 

“The continued use of the ECCA land as a general aviation facility is an example 
of  a  node  and  corridor  at  the  regional  and  city  level.    However,  as  the 
background work for the Radke (regional) report notes, the ECCA given  its size 
and site  limitations can only fulfill a relatively narrow role,  its role overlaps the 
roles  of  other  airports;  it  has  limited  operational  capacity  and  no  room  for 
runway or operational expansion.   As Edmonton Airports noted, activity at the 
Josephburg  Airport  is  a  competitive  challenge  to  ECCA.    Further  infill 
development  of  the  ECCA  Lands  for  aviation  and  non‐aviation  uses,  where 
appropriate, would support  its current node function.   The current ECCA Lands 
could  accommodate  limited  employment  infill  potential,  but  no  mixed  use 
residential development.”  (Report 2008DCM032) 
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2.2.3  Sublease Agreements 

Five  (5) major sub‐lease areas are  located within the ECCA Lands.   These major sub‐leases are 
generally  located  in  the  southwest and  southeast portions of  the  lands and  include  the Nova 
Business  Complex,  the  Nova  Hotel,  the  Amiskwaciy  Academy,  the  DND  Armouries  and  the 
Millard Centre.   For  specific  sizes and  locations of  these  sub‐leases,  refer  to Exhibit 3 – Sub‐
Lease Areas.  It is anticipated that the uses and buildings subject to these sub‐leases will remain 
in operation  for  the  longer‐term and have been  incorporated  into  the “General Business” and 
“Institutional” uses identified in the Demonstration Plan for the ECCA Lands. 

2.2.4  Existing and Surrounding Land Uses 

The ECCA Lands currently contain a number of  land uses as shown  in Exhibit 4  ‐ Existing Land 
Use Within the ECCA Lands.  These uses include airport related uses such as the ECCA air traffic 
control  tower,  the  Edmonton  Flying  Club,  and  Transport  Canada.    In  total,  nineteen  airport 
related uses have been identified.  

Three  industrial  uses  have  been  identified  and  include  the  Nova  Business  Centre,  ZEEBEST 
(Mantilla Industries), and Klemke Foundation (Luscar Ltd.).  The two commercial uses located in 
the  lease  area  are  the Nova Hotel  and  the WCB Millard Health  Building  (Canadian  Regional 
Airlines).    Two  community,  educational,  recreational,  and  cultural  service  uses  have  been 
identified: the Amiskwaciy Academy and the RCMP.  Finally, other uses located in the lease area 
include the Municipal Airport Parkade and Via Rail Canada and which is located in the northwest 
portion of the ECCA Lands. 

As  shown  in  Exhibit  5  –  Surrounding  Land  Uses  Adjacent  to  the  ECCA  Lands,  a  range  of 
residential, commercial, industrial, public service, and community, educational, and cultural land 
uses  surround  the  ECCA  Lands.    These  uses  are  located  within  the  five  surrounding 
neighbourhoods  of  Prince  Charles,  Inglewood,  Prince  Rupert,  Spruce  Avenue  and Westwood 
along with  the  Yellowhead  Corridor  (which  contains  the  CNR, Walker  Yards  and  Intermodal 
Facilities) located to the north of the site.   

There are also a number of commercial,  industrial, public service and community, educational, 
and  cultural  land  uses  located  immediately  adjacent  to  the  ECCA  Lands.    These  include 
Northgate Industries Ltd and other light industrial uses located directly north of the ECCA Lands, 
south  of  Yellowhead  Trail.    The  Ramada  Inn,  Alberta  Aviation  Museum  and  a  number  of 
commercial  /  general business uses  are  located  southeast of  the  lease  area between Airport 
Road  and  Kingsway.    Located  between  the  ECCA  Lands  and  106  Street  are  uses  such  as  the 
Northern Alberta  Institute of Technology  (N.A.I.T), Alberta Sustainable Resource Development, 
Telus, Government  of Alberta Air  Transportation,  EPCOR  Services,  and  the  City  of  Edmonton 
AMPW facilities. 
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The Prince Charles Neighbourhood is located to the west of the ECCA Lands on the east side of 
121 Street, south of Yellowhead Trail and north of 118 Avenue.  A number of industrial uses are 
located directly adjacent to 121 Street and a variety of commercial uses are  located along 118 
Avenue.   Public  service and community, educational, and cultural  service uses  such as City of 
Edmonton Police Seized Vehicle Lot and the AADAC Youth Treatment Facility are located on the 
northern boundary of the neighbourhood adjacent to Yellowhead Trail.  The interior area of the 
Prince Charles neighbourhood is composed primarily of low density residential uses. 

The Inglewood Neighbourhood is located west of the ECCA Lands on the east side of 121 Street, 
and is bounded by 118 Avenue to the north and 111 Avenue to the south.  This neighbourhood 
has a variety of commercial uses along the south side of 118 Avenue and a mixture of medium 
density residential and commercial uses along 124 Street.  The interior of the neighbourhood is 
composed primarily of low density residential uses. 

Located  south of  the  ECCA  Lands,  south of  Kingsway  and north of  111 Avenue,  is  the  Prince 
Rupert  Neighbourhood.    Commercial  uses  such  as  Save‐On‐Foods,  Canadian  Tire,  and  the 
Chateau Louis Hotel and Conference Centre are located directly south of Kingsway and a variety 
of industrial and commercial uses are located east of 121 Street.  The interior area of the Prince 
Rupert neighbourhood is composed primarily of low and medium density residential uses. 

The  Spruce  Avenue  Neighbourhood  is  located  southeast  of  the  ECCA  Lands,  southeast  of 
Princess  Elizabeth  Avenue  and  south  of  118  Avenue.    In  the  southwest  corner  of  the 
neighbourhood, located directly east of 109 Street, is Kingsway Garden Mall.  Further east along 
the north side of 111 Avenue is the Glenrose Rehabilitation Hospital.  In the northern portion of 
the neighbourhood, south of 118 Avenue, are buildings that make up part of the main N.A.I.T 
campus.  Low and medium density residential uses along with educational and community uses, 
such  as  Spruce Avenue  Elementary  /  Junior High  School  and  the  Spruce Avenue  Community 
League, make up the interior of the neighbourhood.  

Located east of the ECCA Lands on the east side of 107 Street is the Westwood Neighbourhood.  
The neighbourhood is composed primarily of low and medium density residential uses.  A strip 
of commercial uses  is  located at the south end of the neighbourhood on the north side of 118 
Avenue.   The Westwood Community  League and  the N.A.I.T Westwood Campus are  centrally 
located within the neighbourhood.   

2.3  LEGISLATED PLAN RELATIONSHIP 

The  recent  redrafts  of  the Municipal Development  Plan  and  the  Transportation Master  Plan 
prepared  together and coordinated  to provide a  realistic  framework  for planning Edmonton’s 
growth  are  currently  completed  and  awaiting  approval  by  Council.    The  development  of  a 
concept plan to redevelop the ECCA Lands is an opportunity to create a plan that addresses all 
six elements  identified  in  “The Way We Grow” and “The Way We Move’.   The desires of  the 
citizens  and  the  challenges  facing  the  city  that  include:  Environmental  sustainability;  civic 
affordability; personal affordability; supporting economic vitality; health; and biodiversity could 
and should be the keystones of a new master planned community, should this large infill site be 
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redeveloped.  The Demonstration Plan developed as part of the assessment meets the intent of 
the MDP and TMP and could, in the next stages of plan development, embrace the desires and 
challenges facing the City of Edmonton.   

The  Capital  Region  Plan  is  silent  on  specific  developments  within  the  borders  of  the 
municipalities but certainly encourages sustainable development and provides expectations that 
infill development will be a part of continued growth in the Region.   

A master planned community on the ECCA Lands, based on sustainability would also follow the 
six, ten‐year strategic goals identified in the City of Edmonton Strategic Plan.   

2.4  POLICY CONTEXT 

The project  team  reviewed  relevant  statutory and non‐statutory policy documents  to  identify 
the policies and strategies  that provide support  for  the proposed  redevelopment of  the ECCA 
Lands  to  a mixed  use  transit‐  oriented  development.    It  should  be  noted  that  none  of  the 
documents reviewed below made specific mention of the ECCA.  The City of Edmonton’s desire 
to have more compact mixed use development which is accessible to public transit is illustrated 
by the Alternate Scenario population projections put forth in the Growing Forward: The Capital 
Region  Growth  Plan.    The  Plan  projects  that  the  population  of  Edmonton  will  grow  “from 
approximately  767,000  in  2008  to  1.174 million  in  2043.    This  growth  of  almost  408,000  in 
Edmonton represents an average annual growth rate of 1.3 percent over the projection period.” 

In addition to the documents listed below, the West Ingle Area Redevelopment Plan (ARP) Bylaw 
15140  and  the  Yellowhead Corridor Area  Structure  Plan  (ASP) Bylaw  7044 were  reviewed  as 
well; however, no applicable polices were  identified.   For a more detailed  look at  the specific 
policies and strategies that were identified in the documents below see the summery provided 
in Appendix A ‐ Policy Context Technical Report. 

2.4.1  Growing Forward: The Capital Region Growth Plan, March 2009 

“Growing Forward: The Capital Region Growth Plan” was developed  to address  the  long‐term 
prosperity  and  sustainability  of  the  Capital  Region.    It  does  so  by  addressing  community 
priorities  which  inform  detailed  approaches  to  Land  Use,  Transit,  GIS,  Housing,  and 
Implementation.  Within this plan the specific area of focus that is relevant to this policy context 
review  is  Section  7,  Land  Use  Plan.    Policies  that  would  provide  support  for  the  proposed 
redevelopment of the ECCA Lands to a mixed use transit oriented development include: Policy 2 
–  Minimize  Regional  Footprint;  Policy  3  –  Strengthen  Communities;  Policy  4  –  Increase 
Transportation Choice; Policy 5 – Ensure Efficient Provision of Services; and Policy 6 – Support 
Regional Economic Development. 

2.4.2  Capital Region Land Use Plan, Appendix 2, March 2009 

The purpose of the Capital Region Land Use Plan is to outline a strategy to manage growth in an 
effort  to minimize  the  Region’s  footprint,  based  upon  transit  oriented  development  and  the 
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densification of existing developed areas.  The focus of the plan is to promote an integrated and 
strategic  approach  to  planning  for  future  growth  in  the  Region,  to  identify  the  overall 
development pattern and key infrastructure investments that would best complement decisions 
to  sustain  economic  growth  and  ensure  strong  communities  and  a  healthy  environment.  
Policies and principles that would provide support for the proposed redevelopment of the ECCA 
Lands to a mixed use transit oriented development include: Policy 2.B. Concentrate New Growth 
Within  Priority  Growth  Areas;  Policy  2.D  Support  Medium  and  Higher  Density  Residential 
Housing  Forms;  Policy  3.C.  Support  Public  Transit;  and  Policy  4.A.  Integrate  Transportation 
Systems with Land Use. 

2.4.3  Council’s Vision and The City of Edmonton Strategic Plan 2009 ‐2018 “The Way Ahead” 

City Report 2008DCM032 (September 16, 2008) assessed the current ECCA Lands and possible 
redevelopment  in  the  context of Council’s Vision  and  Strategic  Plan  “The Way Ahead”.    This 
section draws from that report.   

On  July 9, 2008, City Council unanimously approved the City’s Strategic Vision  for a successful 
Edmonton  in  2040.    To  support  implementation  of  the  Vision,  Council  also  unanimously 
approved  a  ten  year  strategic  plan,  “The  Way  Ahead”  that  included  six  strategic  goals  to 
measure progress.   

Council’s Vision provides a creative description of Edmonton’s future.  Elements from the Vision 
that are applicable to the ECCA Lands  include the skyline, towers, urban villages, extensive LRT 
service, a city of design, linking the continent with the north and Asia and a centre for advanced 
technology, health care and green energy.   

In  “The  Way  Ahead”,  one  goal  is  to  “Improve  Edmonton’s  Liveability”.    This  goal  focuses 
attention on strategic areas of welcoming, safety perception, cleanliness, and aspects important 
to the notion of urban village creation.   

Another goal  is  to “Transform Edmonton’s Urban Form”.   This goal has  statements  for higher 
residential  densities, more mixed  uses, more  transit  oriented  development  (TOD),  and more 
people  living within proximity  to  transit nodes and  corridors.   Specific progress measures are 
identified  for  higher  residential  density  and  increasing  the  number  of  TOD  projects.    An 
associated goal is “Shifting Edmonton’s Transportation Modes”.  Within this goal is the desire to 
have more people use transit as part of a more integrated transportation network. 

A fourth goal  is to “Ensure Edmonton’s Financial Sustainability”,  including diversifying revenue 
sources and increasing revenue from non‐residential sources.  

A  fifth  goal  is  to  “Diversify Edmonton’s Economy”.   This  goal  involves  leveraging Edmonton’s 
physical  locale,  centres  of  excellence  and  industrial/entrepreneurial  advantages  with  local, 
northern and Asian opportunities.   Priority goals cover  logistics and servicing  for  the needs of 
the north and Asia and  investment  in  the  transportation network  to support Port Alberta and 
Edmonton’s northeast development.   
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In  terms  of  the  Vision,  based  on  Edmonton  Airports  Air  Service  Policy,  the  current  ECCA 
operations are not anticipated to change over time.  The current facility cannot be a full transit 
oriented development  since  it will always  lack  residential development and  thus a mixed use 
form.  As well, under existing operations the ECCA Lands can make only a limited contribution to 
increasing the City’s non‐residential revenue and financial sustainability.  

Redevelopment of the ECCA Lands based on a transit oriented concept would be consistent with 
achieving  Council’s  goals  in  “The  Way  Ahead”    A  transit  oriented  development  supports 
Council’s goals regarding urban form, changing transportation modes, and the potential for the 
development of an urban village.  The land sale revenue and increased non‐residential municipal 
property  tax  revenue  associated with  the Demonstration Plan  also  supports Council’s  goal of 
financial sustainability.   

2.4.4  The Way We Grow: Municipal Development Plan, Draft October 2008 

The Way We Grow will be the City of Edmonton’s new Municipal Development Plan (MDP) upon 
adoption by City Council.   The purpose of  this plan  is  to provide  strategic policy direction  for 
land use, urban form, growth, and development for the next 10 years.  The MDP focuses on the 
need  to  manage  growth  emphasizing  the  need  for:  a  more  compact  and  urban  form;  the 
development of an active transportation system including transit oriented development nodes; 
medium and higher density development related to transit; and a wide range of housing types.  
This strategic direction  is based upon a 30 year  land development concept map.   Policies and 
principles that would provide support for the proposed redevelopment of the ECCA to a mixed 
use  transit oriented development  include policies  regarding;  Integrated Transit and Land Use; 
Established Neighbourhoods; Housing Choices; Urban Design; Office, Retail and Service Space; 
Regional Co‐operation; and Contaminated Sites.  

2.4.5  The Way We Move: Transportation Master Plan, Draft October 2008 

The main purpose of The Way We Move: Transportation Master Plan  (TMP)  is  to establish a 
framework for how the City of Edmonton will address its future transportation needs to the year 
2040.  An important thrust of the TMP is to integrate higher density development and premium 
transit  locations.    The  TMP  establishes  policies  to  give  direction  for  the management  of  the 
transportation  system,  and  to  provide  a  basis  for making  strategic  planning  and  budgetary 
decisions by  the City of Edmonton, on behalf of  its  citizens.   Strategic goals and policies  that 
would  provide  support  for  the  proposed  redevelopment  of  the  ECCA  Lands  to  a mixed  use 
transit  oriented  development  include  the  topical  areas  of;  Transportation  and  Land  Use 
Integration; and Sustainability.  
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SECTION 3.0 CASE STUDIES  3 

   
 

The Edmonton City Centre Airport Lands, 
while  not  necessarily  in  the  category  of 
either a brownfield or greyfield site,  is a 
large  infill  site within  the  confines  of  a 
large urban metropolitan area.  A review 
of similar successful or  initiated projects 
will help  in  the decision making process 
when  reviewing  the  possibilities  and 
challenges  a  large  urban  infill  site  can 
bring to the community.  
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3.1  INTRODUCTION 

The redevelopment of large urban infill sites is a current and common practice that can provide 
many  benefits  to  a  community,  including  an  increased  tax  base,  creation  of  new  jobs,  new 
affordable  housing  developments,  and  more  efficient  and  effective  utilization  of  existing 
infrastructure.   These projects are  typically called Brownfield or Greyfield  sites.   A Brownfield 
site  is  commonly  an  abandoned  or  underused  industrial  or  commercial  facility  in  which 
redevelopment  is hampered by real or potential environmental contamination.   Greyfield  land 
describes economically obsolescent, outdated, failing, and/or underutilized real estate assets or 
land.   The term Greyfield has historically been applied to formerly viable shopping centre sites 
such as Heritage Mall (Century Park) in Edmonton. 

3.2  CASE STUDIES 

Our research found numerous worldwide and particularly North American projects which have 
been initiated and/or undertaken, some more successful than others.  We have categorized our 
research  into three areas: airport redevelopment, rail yard redevelopment, and other  infill site 
redevelopment. 

3.2.1  Airport Redevelopment 

Three airport redevelopment projects were reviewed by the study team; Stapleton International 
Airport in Denver, Colorado; Rialto Airport Redevelopment Project – “Renaissance Rialto” in the 
City of Rialto, California; and Robert Mueller Municipal Airport redevelopment in Austin, Texas. 

3.2.1.1  Stapleton International Airport 

For  thirty‐six years Stapleton  International Airport provided  the primary air service  to Denver, 
Colorado  but  was  decommissioned  in  1995.    By  the  early  eighties  it  was  evident  that  the 
problems plaguing  the airport  such as  inadequate  separation between  runways; no  room  for 
additional airlines; lawsuits over noise from Park Hill community residents; and legal threats to 
block  runway  extensions  into Adams  County, would  not  be  solved  by  continuing  the  airport 
operations  on  this  site.    A  new  airport  site  was  selected  and  planners  began  developing  a 
masterplan for the Stapleton site. 

Forest City Enterprises started redeveloping the former airport  in 2001 and are transforming  it 
into one of the largest neighbourhoods in Denver.  Just ten minutes from downtown Denver the 
1,902 ha (4,700 acre) development will be home to 30,000 residents and 35,000 workers  in 13 
million square feet of commercial space.   This well planned community of open spaces, parks, 
and walkable tree‐lined streets provides a close‐knit neighbourhood with the convenience of a 
diverse urban centre.  It is well on the way to full build out in approximately fifteen years time.  
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Stapleton  is  the  largest  urban  infill  project  in  the  United  States  and  is  financed  through  a 
public/private  partnership.    Although  build‐out  is  not  expected  until  2020,  its  presence  has 
provided a positive “ripple effect” in surrounding neighbourhoods.1

3.2.1.2  Rialto Airport Redevelopment 

Art  Scholl Memorial  Field Municipal  Airport  is  exclusively  utilized  by  privately  operated  and 
chartered aircraft.  Along with several aviation related businesses, including both a flight school 
and a helicopter flight school, the facility  is used by an air ambulance business.   However, the 
limited nature of the airport (82 operations per day) has lead to approval to close the airport by 
2009/2010 and allow redevelopment of the property. 

A 607 ha (1,500 acre) master planned community called “Renaissance Rialto” has been initiated 
by the City of Rialto, California to be built on the existing airport site.  The Renaissance Land Use 
Plan, while  still  in  conceptual  stages, envisions a diverse and balanced mixed‐use  community 
that will provide a variety of housing choices and job opportunities for the whole City. 

3.2.1.3  Robert Mueller Municipal Airport 

Mueller community  is a master built mixed‐use  transit oriented development  in Austin, Texas 
under  construction by Catellus Development Group.    It  is  a  redevelopment of  a 288 ha  (711 
acre)  former municipal  airport which  received  zoning  approval  in  2004.    The  first  residential 
occupancies  occurred  in  late  2007.    The  pedestrian  friendly,  sustainable  community  features 
residential,  commercial  and  retail  space,  including  a  regional  retail  centre  and  several major 
employment centres.  It is anticipated to have a market value of $1.3 billion with approximately 
4.2 million  square  feet of non‐residential development which would  include office,  retail and 
other major employment centres.  Mueller will grow to about 10,000 residents in a mix of 2,200 
apartment or condominium suites; 1,500 single‐family homes; and 900 row housing units.  One 
quarter of the housing units will be designated affordable housing. 

The award‐winning Mueller Master Plan is a sustainable community development that promotes 
energy  efficiency,  reduced  auto  dependency  and  green  space  preservation while  creating  a 
revenue stream that funds infrastructure and increases the City’s tax base.   

3.2.2  Rail Yard Redevelopment 

Three  Rail  Yard  redevelopments  projects  from  Montreal,  Edmonton,  and  Kelowna  were 
reviewed and are summarized below. 

 
1 The Urban Land Institute, 2005, Washington D.C. 
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3.2.2.1  Le Cours Chaboillez 

A  4.9  ha  (12.1  acre)  former  rail,  industrial,  warehouse  site  in  downtown  Montréal  was 
reconstructed between 2003 and 2007 for residential, educational, and commercial uses.   At a 
residential  density  of  330  units  per  hectare  the  990  housing  units  share  the  site  with 
approximately  23,225 m2  of  retail  commercial  space.    The  assessed  value  of  the  land  was 
estimated  to  increase  from $7,545,000  to $167,000,000 and  the property  taxes  increase was 
estimated to be 12‐fold from $307,000 to $3,600,000 per year. 

3.2.2.2  Oliver Village 

Canada  Lands Company  took ownership of  this  surplus  former CN Rail  Yard on  the northern 
edge of Downtown Edmonton.  They undertook remediation of the site and sold it to Westcorp 
for development.  The site was developed with 308 residential rental apartments at a density of 
225 units per hectare.  The 3.9 ha site cost over $30 million to develop but has provided market 
rate rental accommodation, connectivity for the City’s multi‐use trail system, and an  increased 
tax base  for  the City.    In 1995  the original  site generated  taxes of $69,072 while  in 2004  the 
commercial establishments on the site alone paid $183,000 in taxes to the municipality. 

3.2.2.3  Brandt’s Creek Crossing 

The acquisition of  the Kelowna CN Rail yards  in 1995 by Canada Lands Company  initiated  the 
development of a vibrant, pedestrian friendly, mixed‐use neighbourhood with Brandt’s Creek as 
its centre point.   The  first residential phase started  in 2005 and  is expected  to be built out by 
2010.  The 600 residential units will be integrated with 1.7 hectares of commercial use land, 1.6 
hectares of office land uses, and 1.5 hectares of industrial land uses.  In 1996 the assessed value 
of the CN lands was approximately $3.45 million but had increased to $12.5 million by 2004 with 
the start of  the development.   As well as  the $50 million  in direct  investment  in  the Kelowna 
area  the  tax  revenue  jumped  form $80,000 on  the CN  land  in 1996  to $224,000 by Brandt’s 
Creek Crossing in 2004. 

3.2.3  Infill Redevelopment 

In  addition  to  the Airport  and  Rail  Yard  redevelopments  other  infill  projects  from Montreal, 
Dundas (Hamilton), and Glenwood Park, Atlanta were reviewed and are summarized below. 

3.2.3.1  Quai Des Éclusiers 

This 1.8 ha (4.4 acre) site on the Lachine Canal  in Montreal was a former wrought  iron factory 
and  foundry.   At a density of 222 units per hectare,  the 400 unit development was phased  in 
over  four  years with  a  project  start  in  January  of  2003.    The  increased  housing  density  and 
renewed links between the Lachine Canal and the neighbouring area improved the overall image 
and public safety of the area while generating roughly 400  jobs per year of development.   The 
increased tax revenue from $25,000 a year to $1,900,000, and the significant economic spin‐off 
was a tremendous benefit to the municipality. 
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3.2.3.2  Spenser Creek Village 

Spenser Creek Village  is a 598 unit high‐density  residential  redevelopment  situated on 4.5 ha 
(11.1 acres) of land in the heart of Dundas in Hamilton, Ontario that is the site of a former steel 
foundry.  The 11 phase project started in 1996 and is anticipated to be completed in 2010.  The 
increase in construction jobs was welcomed and the annual property tax increase will be about 
$1,760,000 per year upon project completion. 

3.2.3.3  Glenwood Park 

This 11.3 ha  (28.0 acre) site  is a  former concrete recycling plant  in Atlanta, Georgia.   A mix of 
350 condominium, townhouses, and single family units are complimented by 50,000 SF of retail 
space  and 20,000  SF of office  space  in  this  award winning  infill  redevelopment.   The  ground 
breaking ceremony was held in January 2003 and Glenwood Park has received numerous awards 
for its resourceful land use, preservation of the environment, economic success, and innovative 
design, all created in the master planned community. 

3.3  LESSONS LEARNED 

There are consistent themes in the redevelopment of large urban infill projects, in that they can 
be master planned communities  that provide a mix of housing  types,  shopping opportunities, 
and employment centres in a sustainable environment.  The success of these long term projects 
is dependant on the cooperation between the municipal authority and the  land developer and 
often requires a key initiative or encouragement to jump start the development.  The economic 
benefits of the  increased tax base and employment opportunities are typically only one aspect 
of the rewards received by the community.  The trickle down effects, the connectivity, increased 
park spaces, consolidation of urban landscapes and the reduction of nuisances caused by vacant 
or unused  lands are seen as positive benefits  received  from  the  redevelopment of  these  infill 
sites. 

The lessons learned were numerous on these projects and are highlighted below: 

• Proper  long‐term planning of all project components  is a key element  to success on a 
multi‐phase long term project of large scale and size; 

• Having  an  overall  plan  in  place  before  development was  of  tremendous  benefit  and 
facilitated the approval process; 

• Integration  of  efforts  from  both  public  and  private  sectors,  as  well  as  from  the 
community is important to ensure a blending with the existing urban landscape; 

• Solid  project  financing must  be  in  place  from  inception  because  large  infill  projects 
always take longer than anticipated; 
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• Attempting  a  large‐scale  residential  infill  redevelopment  project without  a municipal 
incentive program in place and solid municipal support for the project is very difficult; 

• Establishing a positive relationship between the developer and civic administration early 
in the process is important; 

• Early engagement with  the  community  and neighbourhood  associations proved  to be 
very helpful; 

• Municipalities learned that they can turn liabilities into assets with vision, hard work and 
preparation; 

• Flexibility  in  design  can  help  address  the  cost  of  remediation  and/or  changes  in 
economic climate over a long development period in a multi‐phased project; 

• A major hurdle  can be  to obtain  the permits, plan approvals, and  zoning  changes  for 
such a large property, and; 

• A catalyst  is often required to economically  jump‐start the project so that retail shops, 
office space, and homes could be constructed simultaneously. 

The  single  most  important  factor  in  developing  a  large  urban  infill  site  is  the  ability  to 
masterplan the development into a complete, sustainable, walkable, mixed use community.  The 
most powerful tool to accomplish this type of community is densification, which is controlled by 
the municipality.   The thought of densification  is always controversial but can be simply stated 
as “Higher densities make walkability possible, and great design makes it enjoyable.” 2  

The ability to extend LRT into the heart of the EECA Lands is the first step in the development of 
a  sustainable  community,  followed  closely by  linking all areas with a network of pathways  to 
prioritize pedestrian and cyclist modes of mobility,  thereby encouraging alternatives  to single‐
person auto use.  

 

 
2 Brent Toderian and Mark Holland in an article “The Case for Density” in Urban Land Green in the spring of 2008 
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SECTION 4.0 DEVELOPING A PLAN  4 

   
 

The  initial  scope of  the assignment was 
to  review  the  land  use,  transportation, 
servicing  and market  feasibility  impacts 
associated with  Concept  Plan  2,  a  land 
use  plan  prepared  by  the  City  of 
Edmonton  to  illustrate  potential 
development  opportunities  at  the 
Edmonton City Centre Airport.  

It  was  determined  that  an  alternative 
land use framework should be evaluated.  
This  latter  concept  is  enhanced  by 
Transit Oriented Development strategies, 
new  urbanism  concepts,  smart  growth, 
and vital transit access that will promote 
and  encourage  the  economic 
revitalization  of  the  development  area 
and which could transform the area  into 
a  liveable,  successful  mixed‐use  urban 
community that is vibrant, and walkable.  
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4.1  CITY OF EDMONTON CONCEPT PLAN PREPARATION 

In June 2008, the City Administration presented a report to City Council which summarized the 
challenges and possibilities associated with the Edmonton City Centre Airport Lands.  This report 
included  the  preparation  of  alternative  land  use  concepts  which  illustrated  potential  urban 
redevelopment opportunities should  the Edmonton City Centre Airport be closed.   Three high 
level  concept  plans  prepared  by  the  City  offered  alternative  combinations  of  land  uses  and 
transportation options within the ECCA Lands.  

On October 8, 2008, Executive Committee of City Council approved Administration undertaking 
more  detailed  assessments  of  the  potential  impacts  related  to  the  possible  closure  of  the 
Edmonton City Centre Airport as a general aviation airport.  This assessment was to be based on 
the  second  concept  plan  prepared  by  the  City  (Concept  Plan  2  –  Limited  Expansion  and 
Relocation).   

4.1.1  Concept Plan 2  

Concept  Plan  2,  which  is  reproduced  in  Exhibit  6  –  City  of  Edmonton,  Concept  Plan  2, 
represented a high level land use concept and transportation plan.  This land use redevelopment 
option was predicated on a Transit Oriented Development concept (TOD), served by the LRT.   

Land  uses  included  medium  to  high  density  residential  development  with 
commercial/office/institutional uses as employment nodes as well as public utility, district park, 
light  and medium  industrial  uses  and  transportation  node  uses.    Concept  2  allowed  for  the 
expansion of the Westwood Integrated Facility by 10 ha and the expansion of the NAIT Campus 
by 12 ha.   The associated  residential population was established  to be  in  the order of 32,000 
people.  

The  initial  review  of  Concept  Plan  2  by  the  Consultant  team  suggested  that  there  was  an 
opportunity to develop a modified neighbourhood plan.   Notwithstanding that Concept Plan 2, 
prepared  by  the  City,  was  based  on  Transit  Oriented  Development  (TOD)  principles,  the 
Consultant Team identified a number of components associated with Concept Plan 2 which did 
not necessarily support or take full advantage of the tactics and strategies associated with the 
development of a sustainable Transit Oriented Development community plan.  

One  of  the  elements  identified  in  Concept  Plan  2  that  restricted  the  walkability  of  a  new 
community was the proposed location of a new 111 Street arterial roadway, which paralleled a 
new LRT corridor and bisected the neighbourhood.  Other elements of the plan that did not lend 
themselves to the development of a transit focused or transit friendly development included the 
relative  location  of  residential  land  use  activity  and  the  diversity  of  land  use  development 
activity  in close proximity  to a  future LRT  station, which  to  some extent  restricted  residential 
densification.   
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Exhibit 6:  City of Edmonton, Concept Plan 2 
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While there were general transportation and planning reasons for redeveloping Concept Plan 2, 
it was also decided that a conservative approach regarding the density of uses and the mix of 
uses would reflect a balanced review of redevelopment possibilities for the ECCA Lands.   

In  light of  the above,  it was decided  that Concept Plan 2 be  revisited.   The creation of a new 
modified  land  use Demonstration  Plan  started with  the  siting  of  a  new  LRT  station  centrally 
within  the  plan  area  to  allow  for  a  sustainable mixed‐use  community  to  be  developed  360° 
around  the  station.   A  further  review of  the  arterial  road  system  suggested  that  the existing 
arterials  on  the  perimeter  of  the  site  would  provide  appropriate  accessibility  to  the  new 
neighbourhood  and  an  internal  collector  road  system  could  be  developed  that  would 
complement the LRT with transit accessibility.  

The land use plan followed, with higher density residential mixed‐use land uses located near the 
central  LRT  station,  radiating  out  to  lower  residential  densities  as  the  walking  distances 
increased.    The  logical westerly  expansion  of  NAIT  fit  the  plan  and  the  continuation  of  the 
general business district along Airport Road would provide employment opportunities for new 
residents.    The  existing  Via  Rail  Station would  remain  in  place  and  adjacent  lands  could  be 
utilized for a transportation hub including a Medevac (helipad) facility with direct access to 121 
Street providing a quick connection to the Royal Alexandra Hospital via Kingsway.   

The concept plan rebuilding exercise resulted in the creation of a new Demonstration Plan that 
provides  a  potential  development  option  that  was  used  to  assess  the  potential  impacts 
associated with the redevelopment of the ECCA Lands.   The new plan accommodates a variety 
of  services  within  easy  walking  distance  of  the  LRT  station  and  would  allow  for  excellent 
pedestrian connectivity between land uses and transit.  

4.2  DEMONSTRATION PLAN 

The  Demonstration  Plan  prepared  for  the  ECCA  Lands,  comprising  217.1  ha  (536.5  ac),  is 
illustrated  in Exhibit 7 – Demonstration Plan  for  the ECCA  Lands.   A breakdown of  the  land 
areas allocated to each use and the residential unit and population densities  is summarized  in 
Table 1 – Land Use and Population Statistics.   

In  total  the  Demonstration  Plan  identifies  the  development  of  13,529  dwelling  units 
accommodating a population of 24,286 people.  The assumptions used in the preparation of the 
Demonstration Plan are summarized in the following sections.   

Further  to  the  above,  the  Demonstration  Plan was  prepared  for  the  purpose  of  illustrating 
future development possibilities for the ECCA Lands and should not be deemed as a proposal for 
future  zoning,  transportation planning  (including  the  location or  relocation of public  roads or 
LRT), land acquisition or disposition, or the projected status of tenancies on ECCA Lands.   
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Area (ha) % of GA

217.1 100.0%

Arterial Road Right-of-Way 0.0 0.0%

Existing NAIT 0.0 0.0%

Existing Commercial / General Business 0.0 0.0%

% of GDA

217.1 100.0%

Commercial

Neighbourhood Commercial

     Within 200m 0.8 0.4%

     Within 400m 2.3 1.1%

     Within 800m 2.5 1.2%

General Business 8.9 4.1%

Parkland, Recreation, School (Municipal Reserve)

Parks / Municipal Reserve / Schools 32.6 15.0%

Institutional

NAIT Expansion 23.9 11.0%

Transportation

Collector Roadway 11.6 5.3%

Local Circulation 21.7 10.0%

Transit Centre

LRT Station / Right-of-Way 1.6 0.7%

Infrastructure / Servicing

Stormwater Management Facilities 15.2 7.0%

Special Use

Transportation Node (Including Heliport) 1.7 0.8%

Mixed Use Office/Institutional/Industrial 7.1 3.3%

TOTAL Non-Residential Area 129.9 59.8%

Net Residential Area (NRA) 87.2 40.2%

Area (ha) Units / ha Units People / Unit Population % of NRA

Ground Oriented

Ground Oriented Multi-family Dwellings 11.0 30 330 3.0 990 12.6%

Non-Ground Oriented

High Density Residential Mixed Use Centre* 7.4 300 2205 1.5 3308 8.4%

Medium to High Density Residential Mixed Use Centre 21.1 200 4218 2.0 8437 24.2%

Medium Density Residential Mixed Use Centre 47.8 100 4776 2.0 9551 54.7%

NAIT Student Residences 2000 2000

Total Residential 87.2 13529 0.0 24286 100.0%

TABLE 1 - LAND USE AND POPULATION STATISTICS

GROSS DEVELOPABLE AREA

RESIDENTIAL LAND USE AREA, UNIT & POPULATION COUNT

GROSS AIRPORT LEASE AREA

FOR THE ECCA LANDS DEMONSTRATION PLAN

* This area includes two 4,645 m
2
 (50,000 square foot) office buildings

June 4, 2009
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4.2.1  Plan Vision 

Sustainability  has  been  identified  as  one  of  the  key  strategic  elements  associated  with  the 
possible  redevelopment  of  the  ECCA  Lands.    The  development  area  represents  an  excellent 
opportunity for the City of Edmonton to implement components and elements associated with 
sustainable development and green buildings and to provide leadership in implementing policies 
to  ensure  sustainable  future  growth.    Redevelopment  of  the  ECCA  Lands  provides  an 
opportunity  to  develop  a  landmark  community.   While  this  opportunity may  require  higher 
levels of urban design,  it would  represent a unique  community  that embraces Smart Choices 
principals.  

To ensure that the ECCA Lands could be developed  in a sustainable fashion, a diversity of  land 
uses have been incorporated into the plan area to allow for synergies to be developed between 
the various land use groups. 

To achieve a sustainable development, the transportation system should  identify a wide range 
of  transportation  choices  that  promote  alternate modes  of  transportation.    To  achieve  the 
sustainability  goals  established  by  the  City,  transportation  strategies  should  be  aimed  at 
balancing the overall system including reducing single occupancy vehicle trips, improving transit 
use,  implementing parking management tactics,  improving pedestrian and bicycle  linkages and 
ensuring transit oriented design development.   

4.2.2  LRT in Plan Area – TOD Master Planned Community 

In  consultation  with  the  City  of  Edmonton,  the  conceptual  LRT  alignment  has  been  shifted 
further to the west  in order to  locate a new LRT Station centrally within the ECCA Lands.   The 
revised  conceptual alignment and  station  location provide additional opportunities  for higher 
density  residential and mixed use development activity  to be  located  in proximity  to  the new 
LRT Station, enhancing walkability and increasing transit ridership. 

4.2.3  Residential Density Assumptions 

Mixed use residential development has been located within 800 m of the potential LRT Station 
wherever  possible  in  order  to maximize  the  number  of  residential  units within  a  10 minute 
walking distance of  the potential  LRT  station.   Residential densities  are planned  to  transition 
from highest  to  lowest  as distance  from  the  LRT  Station  increases.   Density  assumptions  are 
based  on  best  practices  in  Transit  Oriented  Development  and  are  consistent with  densities 
approved for recent developments in the City of Edmonton. 

Within 200 m of the potential LRT Station, High Density Residential Mixed Use development  is 
proposed with a density of 300 units/ha.  Built forms in this area are anticipated to consist of a 
mix of high‐rise residential towers, mid‐rise apartments and street oriented row housing.  These 
built forms and densities are comparable with those recently approved by the City of Edmonton 
for the Century Park and Strathearn developments. 
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Between 200 m and 400 m of  the potential  LRT Station, Medium  to High Density Residential 
Mixed Use development is proposed with a density of 200 units/ha.  Built forms in this area are 
anticipated  to  consist  primarily  of  a  mix  of  mid‐rise  apartments,  low‐rise  apartments  and 
stacked row housing.  These built forms and densities are comparable with those allowed under 
the RA8 – Medium Rise Apartment Zone of the City of Edmonton Zoning Bylaw. 

Between 400 m and 800 m of the potential LRT Station, Medium Density Residential Mixed Use 
development  is  proposed  with  a  density  of  100  units/ha.    Development  in  this  area  is 
anticipated to consist primarily of  low‐rise apartments, stacked row housing, and row housing.  
These built  forms and densities are comparable with those allowed under the RA7 – Low Rise 
Apartment Zone of the City of Edmonton Zoning Bylaw. 

Outside of 800 m of the potential LRT Station, adjacent to 121 Street, Ground Oriented Multi‐
family Dwellings are proposed.  It is anticipated that this would consist of a mix of stacked row 
housing, row housing, duplexes and some single detached residential development. 

4.2.4  Mixed Use Developments 

Within  800  m  of  the  potential  station  location,  in  the  proposed  Residential  Mixed  Use 
development areas, it is anticipated that this neighbourhood’s demand for Community Shopping 
Centre  and  Neighbourhood  Convenience/Street  Front  Commercial  development  can  be 
accommodated.   This commercial development would be  located  in the ground  floor  levels of 
residential  buildings  in most  instances  and  could  also  include  some  stand‐alone  commercial 
buildings.    While  the  majority  of  the  commercial  development  would  be  focused  in  close 
proximity  to  the  potential  LRT  Station,  some  commercial  development  is  anticipated  to  be 
dispersed within 800 m of the potential LRT Station.  A total of 35,190 m2 (378,800 square feet) 
of commercial floor area is anticipated to be required to service the residents of the ECCA Lands 
and visitors  from other areas of  the City.   For additional  information, please  refer  to Section 
5.2.2. 

In addition, a 7.1 ha (17.5 ac) area northeast of Airport Road has been identified for Mixed Use 
Office  /  Institutional  /  Industrial  development.    This  area  has  been  located  to  provide 
development  complementary  to  the  existing  Commercial  /  General  Business  development 
southwest  of Airport  Road,  outside  of  the  ECCA  Lands,  to  provide  a  logical  transition  to  the 
Residential Mixed Use areas and to take advantage of access to Airport Road and Kingsway.  It is 
anticipated  that  this  area would  accommodate  light  industrial  and  office  park  development, 
possibly related to the expansion of the existing NAIT campus, and has been located in proximity 
to the lands identified for NAIT expansion. 

4.2.5  NAIT Expansion 

A westward extension of the existing NAIT campus has been  identified  in the southeast corner 
of  the ECCA Lands as a possible expansion opportunity  for NAIT.   This area  is bounded  to  the 
north by the extension of 118 Avenue, and comprises 23.9 ha (59.1 ac) of land.  It is anticipated 
that  in addition  to expansion of educational  facilities, approximately 2,000 student  residences 
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could be  included within  this expansion area.   Additional  land within  the ECCA Lands may be 
required, depending on NAIT’s future expansion plans.   

The DND Armouries  is  included within  the  area  for NAIT  Expansion  and  is  anticipated  to  be 
retained. 

4.2.6  General Business 

In  the  southwest  corner  of  the  ECCA  Lands,  8.9  ha  (22.0  ac)  of  land  has  been  allocated  for 
General Business uses.   This  area  is  intended  to  integrate  several of  the existing uses, which 
currently  have  long  term  leases  in  place,  as well  as  to  provide  opportunities  for  additional 
development of General Business  types of uses.   The existing uses  include  the Nova Business 
Complex, the Nova Hotel, the Amiskwaciy Academy, and the Millard Centre. 

4.2.7  Transportation Node 

A transportation node, approximately 1.7 ha in size, was intentionally located in the northwest 
corner  of  the  redevelopment  lands  to  facilitate  easy  access  from  Yellowhead  Trail.    Uses 
anticipated  for  this area  include  the existing VIA Rail  station and a Medevac  (helipad)  facility.  
Other potential uses could include a relocated Greyhound Bus station and offices and Edmonton 
Transit  System  (ETS)  offices.    The  transportation  node was  not  located  adjacent  to  the  LRT 
station as a result of potential operations of the Medevac (helipad) facility.   

This site  is separated from the majority of the ECCA Lands by 121 Street, which provides good 
arterial  road  access  to  the  Royal  Alexandra  Hospital,  Yellowhead  Trail  and  downtown.    This 
separation  is also anticipated to mitigate any nuisance affects related to noise, nearby odours, 
and  traffic  associated  with  this  type  of  operation.    Appropriate  buffering  and  separation 
distances to address interface with residential uses should be reviewed in more detail during the 
preparation of an area redevelopment plan.  

4.2.8  Municipal Reserve Allocation 

Throughout  the plan  area,  15% of  the Gross Developable Area  (GDA) has been  allocated  for 
Municipal Reserve  (MR)  totalling 32.6 ha  (80.6 ac).   This has been determined  in accordance 
with Section 668 – Additional Municipal and School Reserve of the Municipal Government Act 
(MGA), which states: 

(2)  Subject  to  section  663,  when  in  the  opinion  of  the  subdivision  authority  a 
proposed subdivision would result in a density of 30 dwelling units or more per hectare 
of  developable  land,  the  subdivision  authority may  require municipal  reserve,  school 
reserve  or municipal  and  school  reserve  in  addition  to  that  required  to  be  provided 
under Section 666. 

Attachment 2

Page 49 of 299 Report 2009DCM032 - Attachment 2



4  DEVELOPING A PLAN
 

 

   
36  Edmonton City Centre Airport Impact Assessment

 

(3)  The additional  land  that may be  required  to be provided under subsection  (2) 
may not exceed the equivalent of 5% of the developable land or a lesser percentage as 
prescribed in the subdivision and development regulations. 

Development of  the proposed 13,529 units within  the 217.1 ha ECCA Lands would  result  in a 
density of approximately 62.3 units/ha.  Lands for MR have been conceptually identified on the 
Demonstration  Plan  in  order  to  provide  a  visual  representation  of  the  amount  of MR  land 
required.   Land, cash‐in‐lieu of  land, or a combination of  land and cash‐in‐lieu can be required 
for MR dedication, which would be determined at the Neighbourhood Area Structure Plan stage 
and  through  the  subdivision  process.    Ultimate  sizes,  locations,  uses,  and  configurations  of 
Municipal  Reserve  would  be  refined  at  the  Neighbourhood  Area  Structure  Plan  stage  in 
accordance with the requirements of the City of Edmonton Urban Parks Master Plan. 

Based on discussions with Parks Planning,  Edmonton Public  School Board  and  the  Edmonton 
Catholic School Board, given the projected distribution of  land uses and housing types,  it does 
not appear that either school board will require a new school in this area.  It is noted however 
that given the projected densities in the area, the need for a specialty recreation centre may be 
required.    This need will be  further  assessed  at more detailed  levels of planning.   Given  the 
proximity of the NAIT Campus, shared recreation facilities could be considered.   

4.2.9  Roadway Network 

The  Transportation Department  has  initiated  a  study  on  Yellowhead  Trail, which  is  presently 
underway.   The project  team assumed Yellowhead Trail would maintain  its current alignment 
and operations  in  the preparation of  the Demonstration Plan, not wanting  to presuppose  the 
outcome  of  the  report.    As  such  no  changes  to  the  existing  arterial  roadway  network were 
assumed in the preparation of the Demonstration Plan.   

A  refined collector  roadway network was  identified  to provide adequate vehicular and  transit 
access to and within the ECCA Lands.  A factor of 15.3% of the GDA (33.3 ha) has been calculated 
to accommodate the internal collector and local roadway network. 

4.2.10  Stormwater Management 

Approximately  7.0%  of  the  GDA  (15.2  ha)  is  anticipated  to  be  required  to  accommodate 
stormwater management  for  the  ECCA  Lands  area.    Two  (2)  conceptual  locations  have  been 
identified for future stormwater management facilities.   These areas represent  low  lying areas 
within  the  overall  development  parcel.    At  the  detailed  design  stage,  these  stormwater 
management facilities could be redesigned to provide a more “linear” system integrated in the 
design of  the parks and open  space network.   This  could be a desirable alternative  to  larger, 
more  centralized  facilities,  considering  the  potential  risk  of  attracting  birds  to  this  area  in 
relation to the location of the Medevac (helipad) facility. 
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4.2.11  Community Services 

Based  on  information  provided  by  the  Edmonton  Police  Service  (EPS)  a  new  facility  is  not 
anticipated  to  be  required  within  the  ECCA  Lands.    However,  the  potential  increase  in 
population would necessitate  the hiring of new officers.   At an average of 1 officer per 1,000 
residents, approximately 25 new officers would be required to serve the ECCA Lands.   As well, 
an increase in officers would contribute to the need for a larger Headquarters building, which is 
already desired by EPS.   

At this time, a new Fire Rescue Station is not anticipated to be required to serve the ECCA Lands 
if  developed  in  accordance  with  the  Demonstration  Plan.    At  the  time  of  the  report’s 
preparation, no information was available in regards to the needs or requirements for additional 
municipal services within the ECCA Lands, such as  libraries or EMS facilities.   The need for and 
provision of  these  facilities are better determined  in  future planning exercises as directed by 
City Council.   

4.3  LONG TERM VISION/OPPORTUNITY – EXTENDED PLAN AREA 

An  additional  Demonstration  Plan  and  associated  Land  Use  and  Population  Statistics  were 
prepared  to  conceptually  identify  future  redevelopment potential  for  the overall  ECCA  Lands 
area,  including  portions  of  the  existing NAIT  campus,  the Westwood  Yards  and  the  privately 
owned  lands  south  of  Yellowhead  Trail, which  comprises  290.9  ha  (718.8  ac)  of  land.    This 
extended Demonstration Plan and Land Use and Population Statistics are included as Appendix 
B to this report. 
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SECTION 5.0 DEVELOPMENT IMPACTS  5 

   
 

This  section  of  the  report  presents  the 
land  use,  transportation,  and  servicing 
impacts  associated  with  the  possible 
redevelopment  of  the  Edmonton  City 
Centre Airport Lands. 

In  addition,  Downtown  redevelopment 
and  adjacent  community  impacts  are 
reported.   This section also presents  the 
market  feasibility  impacts  in  regards  to 
market potential and absorption. 

Attachment 2

Page 52 of 299 Report 2009DCM032 - Attachment 2



5  DEVELOPMENT IMPACTS
 

 

   

5.1  LAND USE IMPACTS 

5.1.1  Analysis of the Development Opportunities Surrounding the ECCA Lands 

Redevelopment of the ECCA Lands as a master planned residential mixed use community with 
the  northwest  LRT  line  could  act  as  a  catalyst  for  redevelopment  and  intensification  of 
neighbourhoods  and  other  surrounding  areas.    The  following  provides  an  analysis  of  the 
development opportunities for the neighbourhoods and areas surrounding the ECCA Lands. 

5.1.1.1  Yellowhead Corridor 

The ECCA Lands are bounded on the north by Yellowhead Trail and are within Sub‐Area 4 of the 
Yellowhead  Corridor  Area  Structure  Plan  Bylaw  No.  14776.    The  proposed  land  uses  are 
conceptually shown on Schedule C‐4. 
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The majority of the area, 57 ha (142 acres),  is CNR,  including the Walker Yards and Intermodal 
Facilities.    It  is anticipated  that  these uses will continue  to operate  if  the ECCA  is  retained or 
redeveloped.  

The  lands within  the Yellowhead Corridor, north of Yellowhead Trail, have no  redevelopment 
potential  if  the  ECCA  Lands  are  redeveloped  as  a  master  planned  residential  mixed  use 
community; these lands will remain as railway yards for the foreseeable future. 

5.1.1.2 Westwood Neighbourhood 

The Westwood neighbourhood  is  located  immediately east of the ECCA Lands.   The Westwood 
neighbourhood  has modest,  small  scale,  redevelopment  opportunities  if  the  ECCA  Lands  are 
redeveloped as a master planned residential mixed use community. 
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of the Park Plaza commercial development. 

cated a population of 3,197 people and 1,992 dwelling units  in 
the Westwood neighbourhood. 

The  neighbourhood  falls  within  the 
Mature Neighbourhood Overlay.  The 
neighbourhood  is  comprised mainly 
of  single  detached  housing,  semi‐
detached  housing,  and  low  rise 
apartments.   The existing  (RA7)  Low 
Rise  Apartment  Zone  sites  are 
already  developed  to  their 
opportune  use,  and  it  would  be 
uneconomical  to  demolish  or 
redevelop  these  s  to what w ld 
essentially  be  comparable  densities.  
A large portion of the neighbourhood 
is  zoned  (US)  Urban  Services  Zone 
and  is  the  site  of  Beechmont 
Cemetery.    his  c metery  omprises 
the  enti northern  portion  of  the 
Westwood  neighbourhood.  
Additional  uses  in  the 
neighbourhood  include  the 
Westwood  Community  League 
Centre  and  the  NAIT  Westwood 
Campus.    A  small  portion  of the 
southern area of the  eighbourhood, 
along  118  Avenue,  is  zoned  (CB2) 
General Business Zone and is the site 

The 2008 Municipal Census  indi
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A modest  increase  in population,  in the order of approximately 10% or about 300 people, may 
result from small‐scale residential infill in the form of secondary suites, duplexes or row housing.  
This  type  of  development  is  possible  in  the  parcels  already  zoned  (RF3)  Low  Density 
Development Zone  in  the neighbourhood  that do not currently utilize  the densities permitted 
under  this  zoning.   There are no  large  sites  in  the neighbourhood  that have  the potential  for 
redevelopment if the ECCA Lands are redeveloped.  

5.1.1.3  Spruce Avenue Neighbourhood 

The Spruce Avenue neighbourhood  is  located  immediately  southeast of  the ECCA Lands.   The 
Spruce  Avenue  neighbourhood  has  moderate  redevelopment  potential  for  small  scale  infill 
redevelopment  primarily  in  the  form  of  redevelopment  to  duplexes,  four‐plexes,  and  row 
housing, as envisioned in the City’s Small Scale Infill Redevelopment Guidelines.  As well there is 
a potential for redevelopment of the (RA7) Low Rise Apartment Zone site on Princess Elizabeth 
Avenue between 102 Street and 103 Street.   This  site does not  currently utilize  the densities 
permitted in the (RA7) zoning. 
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The  neighbourhood  falls  within 
the  Ma ure Neighbourhood 
Overlay.    is  neighbourhood 
contains  a  wide  range  of 
residential,  commercial,  and 
industrial uses.  Although much of 
the neighbourhood is  oned (RF3) 
Low  Density one, 
which  allows  for  small‐scale 
conversion  and  infill 
redevelopment to  housing  forms 
containing up to four (4) dwellings 
per  building,  th   predominant 
housing    is  sin detached 
homes.    NAIT  and  Kingsway 
Garden  Mall  comprise 
approximately  50%  of  the  site 
area of  the  neighbourhood.    The 
NAIT  c pus,  in the  northwest 
portion  of  the neighbourhood,  is 
zoned  (DC2)  Site  Specific 
Development  Control  Provision 
and  (AJ)  Alternative  Jurisdiction 
Zone.   Kingsway Garden Mall,  in  the  southwest portion of  the neighbourhood,  is  zoned  (CSC) 
Shopping Centre Zone.  In the southern portion of the neighbourhood, a large area is zoned (US) 
Urban  Services Zone and  is  the  site of  the Glenrose Rehabilitation Hospital and  the Glenrose 
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igh School, and the Spruce Avenue Community League. 

  there appears  to be only one  large site well suited  for redevelopment, as explained 
above.    Redevelopment  of  this  site  to  utilize  the  existing  (RA7)  Low  Rise  Apartment  Zone 

Although  a  temporary  LRT  station  is proposed  in  the  vicinity,  it  is envisioned  it will primarily 
mployees and customers of Kingsway Garden Mall, and 

employees and visitors to the Royal Alexandra and Glenrose Rehabilitation Hospitals. 

d is 
y  f 

mmercial sites are comprised of large retail businesses such as Canadian Tire 
and Save on Foods.   The Urban Service uses are concentrated  in  the southeast portion of  the 

School.   Other uses  in  the neighbourhood  include Saint Basil Elementary /  Junior High School, 
Spruce Avenue Elementary / Junior H

The 2008 Municipal Census  indicated a population of 2,054 people and 1,149 dwelling units  in 
the Spruce Avenue neighbourhood.  

Much of  the  land  in  this neighbourhood  is occupied by NAIT and Kingsway Garden Mall, and 
therefore

designation  could  add  an  additional  197  residential  units  to  the  site  or  approximately  250 
people. 

serve NAIT employees and Students, e

5.1.1.4  Prince Rupert Neighbourh

The  Prince  Rupert 
neighbourhoo   located 
immediatel southwest  o the 
ECCA  Lands.    The 
neighbourhood  falls  within  the 
Mature Neighbourhood Overlay.  
This  neighbourhood  contains  a 
combination  of  residential, 
industrial,  commercial,  and 
urban services uses.  Residential 
designations include (RF1) Single 
Detached  Residential  Zone, 
(RF4) Semi‐detached Residential 
Zone, (RA7) Low Rise Apartment 
Zone,  and  (RSL)  Residential 
Small  Lot  Zone.    The  primary 
housing type  in this neighbourhood  is single detached homes.   Industrial uses comprise a large 
area and are concentrated in the western portion of the neighbourhood.  These industrial areas 
fall under  the designations of  (IB)  Industrial Business Zone and  (IM) Medium  Industrial Zone.  
Commercial designations are primarily (CB2) General Business Zone and are concentrated along 
Kingsway.  These co

ood 

neighbourhood  and  include  parcels  designated  (AP)  Public  Parks  Zone  and  (AJ)  Alternative 
Jurisdiction  Zone.    These  uses  include  Airway  Park,  the  RCMP  Headquarters,  and  the  Lions 
Recreation Centre. 
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 would be a  logical extension of the 
development  anticipated  in  the  southwest  portion  of  the  ECCA  Lands.    We  do  foresee 

fication as well as (IM) Medium Industrial zoned sites being 
rezoned to (IB) Business Industrial zones resulting in commercial uses such as offices which will 

5.1.1.5  Inglewood Neighbourhood 

n i
ent  potential  whether  the  ECCA  Lands  are  or  are  not 

dential mixed use community. 

e i
es  i g

t  (RF
s Zo
artm e,  (R

 
(RA9)  High  Rise  Apartment  Zone.  

n

Community  League,  and 

neighbourhood.  

Municipal Census figures from 2008 indicated a population of 1,260 people and 696 residential 
units  for  the  Prince  Rupert  neighbourhood.    The  Prince  Rupert  neighbourhood  has  limited 
residential  redevelopment  potential  as  a  large  portion  of  the  Neighbourhood  is  zoned  RF‐1 
Single Detached Residential Zone. 

There  is  possibility  for  commercial  intensification  along  Kingsway  if  the  ECCA  Lands  are 
redeveloped.  As well, there is the possibility for industrial intensification in the western portion 
of the neighbourhood between 119 Street and 121 Street.  If the ECCA Lands are redeveloped, 
the area north of the northwest portion of the Prince Rupert neighbourhood on the ECCA Lands 
would  be  developed  as  General  Business,  so  intensification  of  the  current  industrial 
development  in the western portion of the neighbourhood

opportunities for commercial intensi

likely  have  a  higher  density  employee  population  on  a  square  footage  basis  than  uses 
characteristically found in an (IM) Medium Industrial Zone. 

The  Inglewood  eighbourhood  s  lo
neighbourhood  has  good  redevelopm
redeveloped as a master planned resi

The neighbourhood falls within the 
Matur   Ne ghbourhood  Overlay.  
The us n the nei hbourhood are 
generally  in  accordance  with  the 
West  Ingle  Area  Redevelopment 
Plan.   The neighbourhood  is mostly 
developed  for  residential  uses 
which  include  (RF3)  Low  Density 
Developmen Zone,  4)  Semi‐
detached  Re idential  ne,  (RA7) 
Low  Rise  Ap ent  Zon A8) 
Medium Rise Apartment Zone, and

cated  southwest  of  the  ECCA  Lands.    The  Inglewood 

Other  uses  in  this  neighbourhood 
include  Inglewood Park,  I glewood 
Elementary  School,  Inglewood 

Westmount Junior High School. 

Municipal Census figures from 2008 
indicated  a  population  of  6,925  people  and  3,936  residential  units  for  the  Inglewood 
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along Groat Road) 
have the potential for future redevelopment.  If the Premier City Park Condo site redeveloped to 

A third possible redevelopment site  is the vacant Charles Camsell Provincial Hospital located  in 
n  rezoned  to  (DC2)  Site  Specific Development  Control 

Provision  in order to accommodate residential development, with a maximum of 594 dwelling 

s  
t f 

 

  r

of
8

n  

nd 
the  Prince  Charles  Community  League.  

  zoning 
districts to their maximum potential.  

The West  Ingle  ARP  indicates  that  the  two  (2)  larger  (RA7)  Low  Rise  Apartment  Zone  sites 
(Premier City Park condos along 118 Avenue and Baywood Park Apartments 

fully  maximize  its  (RA7)  Low  Rise  Apartment  Zone  potential,  approximately  96  additional 
residential  units  could  be  added  to  the  site.    If  the  Baywood  Park  redeveloped  to  utilize  its 
zoning potential, it could add an approximate 606 residential units to its site. 

this  neighbourhood.    The  site  has  bee

units and a population forecast of up to 1,0

5.1.1.6  Prince Charles Neighbourhood 

The  Prince  Charle   neighbourhood is 
located  immediately  to  he west o the 
ECCA  Lands.    The  neighbourhood  falls 
within  the  Mature Neighbourhood 
Overlay.    The  neighbourhood  is 
predominantly  single  detached  and 
semi‐detached housing.  However, there 
are  additional  land  uses  within  the 
neighbourhood.  In the northeast corner 
of  the  neighbourhood  there  is  a  large 
parcel of  land  that  is  zoned  (PU) Public 
Utility which  is cur ently  being  used  as 
the  City  of  Edmonton  Police  Seized 
Vehicle  Impound  Lot.    There  are  also 
(IM) Medium  Industrial  uses  along  the 
eastern  edge  of  the  neighbourhood 
which border the ECCA Lands.  Along the 
southern  edge    the  neighbourhood, 
along 11  Avenue, there are commercial 
uses  which  are  zoned  (CB1)  Low 
Intensity  Busi ess Zone.    Other  uses 
found  in the neighbourhood  include the 
Prince  Charles  Elementary  School  a

00 people. 

The development in this neighbourhood 
generally  utilizes  the  various

2008 Municipal Census data indicated a population of 1,297 people and 613 units in the Prince 
Charles neighbourhood.  
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cent 
residential neighbourhood.    If  the City of Edmonton Police Seized Vehicle  Impound Lot  in  the 

 Zone, at 125 
dwellin  population of  the neighbourhood would  likely  increase significantly 
because this lot could accommodate a maximum of 952 residential units under this zoning. 

 
increased densities.  This redevelopment and rejuvenation would be consistent with the policy 

 housing types. 

  a 
Neighbo a  Structure  Plan  would  have  to  be  prepared,  with  supporting  technical 
studies, as well as opportunities for community and stakeholder consultation.  

potential  areas  of  competition  are  shown  in  Exhibit  8  ‐  Major  Redevelopment  / 
Intensification Initiatives in Edmonton.  The twelve (12) redevelopment areas surveyed include 

iew was undertaken of 
available  plans,  approved  rezoning  applications  and  development  permits  issued.    Table  2 
summarizes  the Development  Potential  and  Projects Underway  in Other  Parts  of  Edmonton.  
The  findings  are  described  in  more  detail  in  Appendix  C  ‐  Review  of  Selected  Competing 
Redevelopment and Intensification Efforts in Other Parts of Edmonton. 

The Prince Charles neighbourhood has two areas of redevelopment potential if the ECCA Lands 
are  redeveloped  as  a master  planned  residential mixed  use  community.    The  (IM) Medium 
Industrial sites along the eastern boundary of this neighbourhood as well as the large parcel of 
land  currently  zoned  (PU)  Public  Utility  in  the  northeast  portion  of  this  neighbourhood  are 
potential redevelopment sites, as their current uses would not be compatible with an adja

northeast portion of the neighbourhood is developed as (RA7) Low Rise Apartment
gs per hectare,  the

5.1.1.7  Synopsis of the Impact of the ECCA Lands Redevelopment on Surrounding 
Neighbourhoods 

It  is anticipated that the effects related to redevelopment within the neighbourhoods adjacent 
to  the ECCA Lands would be generally positive.   It  is anticipated  that  future  revitalization and 
rejuvenation  efforts  in  the  adjacent  residential  communities  would  consist  primarily  of 
replacement of the some of the older housing stock and potentially some redevelopment with

direction of the draft “The Way We Grow: Municipal Development Plan”, which focuses on the 
need  to  manage  growth  and  emphasizes  the  need  for:  a  more  compact  and  urban  form; 
medium and higher density development related to transit; and a wide range of

If  the ECCA  was  closed  and  the  lands  were  developed  for  a  new  neighbourhood, 
urhood  Are

5.1.2  Competition with Other Redevelopment and Intensification Efforts in Other Parts of 
Edmonton 

An  analysis  was  undertaken  to  determine  the  potential  implications  of  competition  with 
redevelopment and  intensification efforts  in other  locations throughout the City of Edmonton.  
Selected 

Downtown,  the Quarters, Downtown North Edge,  Stadium TOD Area, Alberta Avenue, Oliver, 
West  Rossdale,  Station  Pointe,  Bellwether  Park,  Griesbach,  Century  Park,  and  Strathearn 
Heights. 

With assistance from Planning and Development Department staff, a rev
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It  is  important  to  note  that  this  analysis  does  not  provide  a  comprehensive  list  of  all 
redevelopment /  intensification projects underway, but  rather selected major  large scale  infill 
projects  that  have  been  approved  by  the  City  of  Edmonton  that  could  impact  the market 
demand  for  redevelopment of  the ECCA Lands.   There were  limitations  to  the data collected.  
The total number of potential residential units and commercial space were not available for all 
the  redevelopment areas.   Approved DC‐2 Provisions provide  specifics  in  terms of number of 
residential units and  commercial  space  to be built.    In other  cases  this  is at  the discretion of 
individual developers within the allowable densities specified in the Zoning Bylaw. 

Table 2:  Summary of Development Potential and Projects Underway in Other Parts of 
Edmonton 

Residential Units  Commercial Space Redevelopment 
Area  Full Build Out 

Potential 
Developments 
Underway 

Full Build Out 
Potential 

Developments 
Underway 

Downtown 
(Information 
Unavailable) 

2,789 units 
(Information 
Unavailable) 

9,970 m2  
(107,316 SF) 

The Quarters  11,373 units  62 units 
63,948 m2  
(688,330 SF) 

(Information 
Unavailable) 

Downtown North 
Edge 

4,638 units  1,720 units 
(Information 
Unavailable) 

2,322 m2  
(25,000 SF) 

Stadium Station TOD 
(Information 
Unavailable) 

995 units  To be determined 
3,000 m2  
(32,292 SF) 

Alberta Avenue  3,097 units  145 units 
2,926 m2  
(31,500 SF) 

0 

Oliver 
(Information 
Unavailable) 

566 units 
(Information 
Unavailable) 

600 m2  
(6458 SF) 

West Rossdale  1,500 units  55 units 
3,716 m2  
(40,000 SF) 

(Information 
Unavailable) 

Station Pointe  1,000 units  1,000 units 
6,968 m2  
(75,000 SF) 

6,968 m2  
(75,000 SF) 

Bellwether Park  750 units  750 units  0  0 

Village at Griesbach  4,274 units  4,274 units 
117,000 m2  

(1,259,378 SF) 
117,000 m2  

(1,259,378 SF) 

Century Park  2,886 units  2,886 units 
32,000 m2  
(344,445 SF) 

32,000 m2  
(344,445 SF) 

Strathearn Heights  1,750 units  1,750 units 
3,716 m2  
(40,000 SF) 

3,716 m2  
(40,000 SF) 

Total  31,268 units  16,992 units 
230,274 m2

(2,478,649 SF) 
175,576 m2

(1,889,884 SF) 
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5.1.3  Removal of Airport Vicinity Protection Overlay & Height Restrictions 

Appendix  D  includes  a  report  entitled  “Review  of  Downtown  Impacts:  Removal  of  Airport 
Vicinity Protection Overlay & Height Restrictions”.   The purpose of  this  report was  to  identify 
potential gains from the removal of building height limits associated with the Airport Protection 
Overlay  (APO)  in  the  Edmonton  Zoning  Bylaw,  which  would  allow  for  redevelopment  and 
intensification  efforts  in  locations  throughout  Downtown  Edmonton  and  Downtown  Fringe 
neighbourhoods.   Currently,  the Edmonton  Zoning Bylaw 12800, using  the Airport Protection 
Overlay  (APO), provides  for  the  safe operation of  the ECCA  through  the  federal  regulation of 
building heights and land uses in the vicinity of the Airport and the four runway approaches. 

The  APO  restricts  development  within  portions  of  the  Central  Core,  which  consists  of  the 
Downtown and  the neighbourhoods and areas  that have a  strong  inter‐  relationship with  the 
Downtown, which  have  different  characteristics  and  development  expectations  than mature 
neighbourhoods.   According to the City of Edmonton’s new draft Municipal Development Plan, 
The Way We  Grow,  these  areas  encompass  Boyle  Street, McCauley,  The  Quarters,  Central 
McDougal, Queen Mary  Park, Oliver, University  of  Alberta,  Garneau,  Strathcona,  Cloverdale, 
Riverdale and Rossdale.  For the purpose of this report the study area encompasses portions of 
the Downtown and the Oliver Neighbourhood.   

Restriction of alternatives for high forms of development is not the only constraint imposed by 
the APO, as  there may also be  financial  implications  to  the City  in  terms of  lost  tax  revenue.  
Edmonton’s  Downtown  and  other  affected  edge  neighbourhoods  of  the  Central  Core would 
benefit from the removal of the APO by allowing for more  intensification of uses, more design 
creativity regarding height and expansion of uses in adjacent areas.  However, there must be a 
more comprehensive analysis of the actual development potential of the areas affected by the 
APO  and  key  implications  within  the  Edmonton's  Planning  policies  to  inform  the  Executive 
Committee and Council and support the decision making process on the possible closure of the 
ECCA.  

The methodology employed in this report was developed in consultation with the Planning and 
Development  Department,  and  applied  a  qualitative  approach  employing  qualifiers  that  are 
based on planning principles and practices  indentified among  the development  industry.   The 
following summarizes the main stages of the methodology applied in this report: 

1. Neighbourhoods  south of  the ECCA  that are currently affected by  the APO  limitations 
were  identified  consistent  with  the  Edmonton  City  Centre  Airport  (ECCA)  Impact 
Assessment Request for Proposal. 

2. Edmonton’s most  recent  planning  initiative  –the  City’s  new  draft MDP  The Way We 
Grow defines  the Central Core as being among  the prime  lands  for  intensification.   A 
study area was determined within the neighbourhoods encompassing the Central Core 
based  on  the  APO  boundaries.    Neighbourhoods  within  the  Central  Core  that  were 
excluded from the study area are addressed further on in the report.  
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3. Site  selection  criteria were developed,  taking  into  consideration a minimal parcel  size 
appropriate  for high  rise development and  the current  type of development  found on 
the  ground.    Vacant  parcels  and/or  parcels  containing  parking  developments  not 
accessory to other developments were the primary focus of this exercise.  In discussions 
with  Planning  and Development Department  staff  it was  determined  that  only  those 
parcels of  land which were  two or more  lots  in  size had any  immediate potential  for 
redevelopment.    Single  parcels were  deemed  a  second  priority  unless  they  could  be 
consolidated with adjacent parcels of  land.   Therefore  this  report’s  statistical analysis 
focuses upon parcels of vacant land that are a minimum of two city lots in size and/or a 
minimum of 0.2 hectares. 

4. Aerial  photographs  and  AutoCAD  Base maps  available  from  the  City’s  archives were 
used in order to identify the appropriate sites based on the site selection criteria. 

5. An approach to establish factors that combine the appropriate building height / density 
standards was developed based on  criteria  that have high  consideration  for planning 
principles with the outcome of quality building forms, mix of uses and  integration with 
surrounding developments.   Density  is expressed  in both units per hectare  and  Floor 
Area Ratio. 

6. The  maximum  density  factors  under  the  current  zonings  and  the  building  height  / 
density factors were applied to selected sites.  In each case, total numbers of units and 
commercial  /  office  spaces were  tabulated  in  order  to  determine  the  additional  lift 
resulting from the removal of the APO. 

Several assumptions were made during the course of this analysis as follows: 

1. Statutory documents referred to by this report were assumed to have been undertaken 
with fair public participation, with concerns incorporated in the final products.   

2. Zoning  parameters  currently  being  applied  or  proposed  by  statutory  documents 
concerning the study area were deemed adequate to neighbourhood contexts without 
further adjustments. 

3. The  priority  for  choosing  a  site  was  given  to  those  that  were  readily  available  for 
development  in detriment of  those  that needed  to be consolidated with other  lots  in 
order to create a parcel large enough to undertake high rise development.  

4. Based  on  the  assumption  that  the  removal  of  the  APO  would  allow  for  increased 
residential and employment opportunities  in  the  study area,  the  report outlines: how 
lands were identified for potential redevelopment; how building height may be affected 
by  the  removal  of  the  APO;  and,  the  potential  population  growth  and  additional 
commercial / office / retail space that may be achieved with the removal of the APO. 
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5. In  order  to  calculate  the  population  forecast,  the  City’s  Neighbourhood  profile  was 
considered  for both the Downtown and Oliver neighbourhoods, and a 1.4 persons per 
unit density was applied across the board. 

Planning and Development Department staff emphasized the importance of maintaining current 
planning  practices with  regards  to  the  development  of  high  rise  development  in  the  City  of 
Edmonton.    Planning  principles  that  would  apply  to  any  high  rise  development  include: 
preservation of view corridors; the minimization of shadows onto surrounding sites; the building 
of  slim  towers  between  500  –  750  m2  at  the  tower  level  with  podium  bases  containing 
commercial / office / retail uses; and human scaled frontage.   The range of floor plate sizes at 
the  tower  level would allow  for a minimum of  four and a maximum of eight market units per 
floor. 

Without  building  height  limits,  the  cut  off  is  determined  by  the maximum  FAR  adequate  for 
various  sizes  of  sites.    Usually,  a  large  site  can  provide  a  better  transition  to  surrounding 
developments by  tapering down  the  scale  and mass of building height.    Similar undertakings 
were  conducted  in  other  North  American  cities  such  as  San  Francisco,  and  rather  than  a 
definitive answer,  it  is a matter of  testing different height  levels  that may  result  in a building 
mass based on the following design principles: 

• ensure the buildings are of a human scale at the street level; 
• moderate the mass of the building so that it steps up or down to its neighbourhood; 
• provide enough articulation to soften the perception of a place. 

The methodology applied to this report contains the following limitations:  

1. The  areas  included  in  this  report  do  not  represent  a  comprehensive  inventory  of  all 
potential  development  activity  in  selected  neighbourhoods  but  rather  specific  areas 
where  infill  projects  and  redevelopment  would  be  likely  from  a  land  use  planning 
perspective.   Specifically,  long term potential redevelopment sites that contain vacant, 
older (non‐historic) buildings at the end of their economic cycle were not included.  The 
criteria  for  selecting  non‐vacant  potential  redevelopment  sites  would  be  subjective, 
since market  conditions  and  land ownership would have  to be  factored  in  and  could 
infer a more optimistic picture of the current development potential of the study area. 

2. The perception of density  is a matter of how comfortable a place feels given  its design 
and  social  characteristics and while  this  report acknowledges  this matter as  factual  it 
only considers the perception of density as a valid concern from a high level perspective 
without getting into the detailed analysis for any particular selected site. 

3. The  area  known  as  the  Downtown  North  Edge,  bounded  by  101  Street  to  the  east, 
117 Street to the west, 105 Avenue to the south and 108 Avenue to the north, involves 
portions of the neighbourhoods of Queen Mary Park and Central MacDougall, which are 
some of  the most ethnically diverse  communities  in Edmonton.    Several areas within 
these older neighbourhoods are undergoing rejuvenation, many of which are centered 
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around the various ethnic businesses that can be  found there.   These neighbourhoods 
contain  a  variety  of  housing  types  and  are  also  impacted  partially  by  the  APO 
restrictions.   

4. Nonetheless, the areas within the Downtown North Edge that are affected by the APO 
have  building  heights  delineated  by  planning  principles with  a  focus  on  the  desired 
outcome  as  building  mass  with  human  scaled  frontages.    Although  the  maximum 
allowable densities being considered within the Downtown North Edge area are higher 
than current Edmonton standards, the methodology employed by this study considered 
that  increasing  building  height  within  the  Downtown  North  Edge  Area  would  be  in 
conflict with  the  overall  development  concept  of  this  study which was  concluded  in 
January 2005.  

5. The  Boyle  Street McCauley  Plan,  Bylaw  10704  affected  by  the  APO  falls  within  the 
Chinatown North Special Commercial sub area which envisions the area for low intensity 
business uses being up to 4 storeys in height.  The other area affected by the APO is the 
Housing and Renewal Transition sub area.  This sub area proposes a mix of commercial 
uses and  low to medium density residential development.   Any suggestion of rezoning 
these sub areas to high rise residential would be in conflict with overarching objectives 
of the plan. 

Table 3 shows residential units and commercial space for areas reviewed in this report. 

Table 3:  Summary of Intensification Potential in Areas Affected by the APO Removal 

Redevelopment Area  Residential Units  Population  Commercial Space 
Downtown  1,927  2,696  46,167 m2 

Oliver  1,252  1,723  17,621 m2 
Total  3,179  4,419  63,788 m2 

 
Intensification efforts that may be undertaken due to the removal of the APO are bound by the 
City’s  limited  capacity  regardless  of  the  approach  of  the  analysis  being  undertaken.    These 
intensification efforts have to give consideration to the following: 

• Potential future development opportunities through the consolidation of existing vacant 
single parcels with adjacent properties.  Within this report these parcels were not part of 
the statistical analysis due to their existing size.  

• Potential  future  development  opportunities  through  the  redevelopment  of  long  term 
redevelopment  sites  that  contain  vacant,  older  (non‐historic)  buildings  at  the  end  of 
their economic  cycle  are  subject  to  further  analysis.   Within  this  report  these parcels 
were  not  part  of  the  statistical  analysis  as  they  are  not  readily  available  for 
redevelopment. 
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• The built  form of  any proposed development will need  to  integrate with  the  existing 
built  form  in  the  area  and  consider  any Planning  and Development  initiatives  for  the 
area such as urban village, main street, and /or transit oriented development.  

• Market conditions such as the absorption rate for condominium units and office space at 
the time that the development is being considered. 

• Proposed  development  will  be  required  to  undertake  traffic  and  servicing  capacity 
studies  to determine what  the  impact of  the proposed development will be on  these 
services in the area. 

• The built  form will need  to be designed  to mitigate any environmental effects such as 
lost sun light (shadowing) and wind tunnelling. 

• Current  statutory  documents  will  need  to  be  reviewed  and  potentially  amended  to 
consider the integration of any proposed increase in height above that currently allowed 
within these statutory documents and the Zoning Bylaw.  

• Community consultation will need to be undertaken as part of any initiative, whether it 
is led by the City or a private developer, to look at increasing height above that currently 
allowed within the Downtown or Oliver Neighbourhood.  

5.1.4  Existing Special Events 

Edmonton Northlands was contacted  regarding  the potential  impact of  the  redevelopment of 
the  ECCA  Lands  on  the  Indy  Car  Race.    Northlands  advised  that  the  City  of  Edmonton  and 
Northlands have an agreement in place to host the Indy Car Race through and including 2010.  It 
is unlikely that any decision regarding the ECCA would be activated prior to July 2010.  As such, 
the impact of that decision on the hosting of the Indy Car Race would be negligible.  In the long 
term,  should  the  City  choose  to  continue  to  host  an  Indy  Car  Race,  it  is  anticipated  that  an 
alternate location for the race could be identified.   

5.2  MARKET FEASIBILITY IMPACTS 

5.2.1  Residential Demand and Absorption 

The population of Edmonton  is expected to grow, and  its age profile will change over the next 
several decades.   Between 2006 and 2041, Edmonton will grow by more than 414,000 people, 
or 57%.  With the growing and changing population there will be demand for new homes of all 
types.    If  the  ECCA  Lands  are developed with  residential uses,  some of  the demand  for new 
dwellings would go there, while other parts of the City would also satisfy some of the demand. 

Between  2006  and  2041  Edmonton  is  expected  to  see  net  new  demand  for  over  72,500 
apartments and 27,660 new ground‐oriented multi‐family units.  Under the Demonstration Plan, 
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the ECCA Lands would see 11,529 units built (not including student residences) – the majority as 
apartments.  Considering the pace of forecasted demand, and supply from other developments 
both underway, planned and even those currently unforeseen but expected to arise, the units at 
ECCA would take between 23 and 28 years to absorb.   Additional  information can be found  in 
Appendix E – Residential Demand and Absorption.   

5.2.2  Market Potential for Retail, Office, and Industrial Land Uses 

5.2.2.1  Retail Commercial Demand 

The  Primary  Trade  Area  for  ECCA  retail  commercial  land  uses  is  considered  to  be  the 
development  site  itself, which  as  shown  in  the  Demonstration  Plan would  build  out with  a 
population  of  24,286  people.    The  Secondary  Trade  Area would  extend  into  the  residential 
neighbourhoods to the east and west of the site.  Considering the supply of retail on Kingsway, 
and  its  role  in  northwest  Edmonton,  capture  rates  for  ECCA  retail  commercial  have  been 
reduced to predominantly local‐serving and convenience levels. 

Net  demand  for  retail  and  service  commercial  floor  area  in  this  scenario  is  estimated  to  be 
378,800 square feet at build‐out.  This represents less than 27% of the total demand expected to 
be generated by  the ECCA population alone,  resulting  in significant net additional support  for 
local  businesses  from  the  ECCA  population.    It  is  expected  that  the  commercial  would  be 
developed in a series of nodes and mixed‐use districts located with maximum accessibility to the 
on‐site population. 

Further information regarding the potential Retail Commercial Demand within the ECCA Lands is 
summarized in Appendix F – Commercial Demand and Configuration – Demonstration Plan.  As 
well, potential Retail Commercial Demand for the extended area is summarized in Appendix G – 
Commercial Demand and Configuration – Demonstration Plan for Extended Area.   

5.2.2.2  Office Demand 

While there has been a significant softening of both the office and industrial real estate markets 
in  Edmonton  in  the  last  year,  there  is  considerable  reason  for  optimism  in  the  market.  
Edmonton  remains  an  energy‐driven market,  and  with  oil  prices  recently  reaching  close  to 
$70US per barrel once again, and construction and trades costs dropping, major oil projects will 
likely be restarted after a brief hiatus. 

It would be reasonable to expect that, starting in 2016, ECCA could absorb 5% of new City‐wide 
traditional office demand, or 7,200 square feet per year, if appropriate lands and development 
opportunities were available.  Over 7 years, the accrued demand could support a 50,000 square 
feet office building; and over 14 years, two such buildings would be warranted. 
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5.2.2.3  Industrial Lands 

Based on  the successes seen  in other post secondary‐associated  industrial developments, and 
the unique opportunity of  an  accessible  city  centre  site  adjacent  to NAIT,  regional  shopping, 
services,  and  a  high‐density  transit  oriented  community,  the mixed  use  office  and  business 
industrial  lands would experience more business  interest  than comparable  sites  in a different 
location.  We would expect that all of the lands in these designations would be absorbed within 
10 years of construction starting on other uses in the ECCA Lands, and possibly sooner.   

A more detailed summary of the projected demand for office and industrial lands is summarized 
in Appendix H – Office and Industrial Brief.   

5.2.3  Future Market Value 

The Consultant team has reviewed the ECCA Lands essentially as a new town centre within the 
City of Edmonton, one that among other things would contain a mix of land uses across the site.  
In  an  effort  to  estimate  the  value  of  the  lands  to  the  City  of  Edmonton  from  a  real  estate 
perspective,  Colliers  International made  estimates  of  value  relative  to  the  specific  land  uses 
contemplated  in  the  future.    While  this  consulting  exercise  does  not  constitute  a  formal 
appraisal, it is intended that the figures put forward reflect the market realities of May 2009. 

Since  third quarter  last  year,  the  all markets have declined.    The  evidence  that  supports  the 
notion of declining market values includes the following: 

• The  volume  of  land  sales  has  decreased.    Increasing  land  transactions  represent 
increasing demand  since  the  supply of  land  remains  constant.   As dictated  by  simple 
economics, when supply remains constant and demand decreases, price will decrease.   

• Housing prices have decreased over the past twelve months.   

• Building permits have declined.  Another strong indicator that reflects demand for land 
is the value of building permits.   

• Vacancy rates for most property classes have increased.  Land prices escalate when the 
demand for  land exceeds the supply of  land.   Land demand will  increase when existing 
buildings become full, necessitating the construction of new buildings to accommodate 
the additional demand created by residential and commercial occupants.   

• The economy  is  contracting.   During  the  first quarter of 2009,  the Canadian economy 
contracted by a significant 5.4%.   

• Perception.    Everybody  (or  nearly  everybody)  in  the  real  estate  industry  within 
Edmonton  is  of  the  opinion  that  land  values  have  decreased  over  the  past  twelve 
months.  . 
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The  development  scenarios  modelled  from  a  revenue  perspective  were  based  on  the 
Demonstration Plan prepared for the ECCA Lands.  The associated revenues are outlined below 
in Table 4.  These values represent current values in the market place and are supported by the 
recent  sales data.    It  is believed  that  these  represent  the best  comparables  that are also  the 
most current.   

Table 4:  Revenue Projections 

Land Use  $/ha  $/acre 
Commercial     

Mixed Use 200 m  $3,211,000  $1,300,000 
Mixed Use 400 m  $2,717,000  $1,100,000 
Mixed Use 800 m  $2,099,500  $850,000 
General Business  $2,099,500  $850,000 

Institutional     
NAIT  $1,729,000  $700,000 

Special Use     
Transportation Node (including helipad)  $1,729,000  $700,000 
Mixed Use Office/Institutional/Industrial  $1,729,000  $700,000 

Residential     
Low Density Residential  $1,852,500  $750,000 
High Density Residential (200 m)    $12,000/unit 
Medium to High Density Residential (400 m)    $15,000/unit 
Medium Density Residential (800 m)    $20,000/unit 

 

5.2.3.1  Commercial Land Values: 

Should the proposed commercial development be  located directly adjacent to a major arterial 
collector,  it would  likely  generate  unit  values  of  between  $850,000  and  $1,300,000  per  acre 
depending on  a wide  variety of  factors  including  size of parcel,  configuration,  adjacent uses, 
ability  to change  zoning, and proximity  to LRT.   For  the purposes of  this assignment we have 
utilized a range of values representative of proximity to LRT. 

5.2.3.2  Residential Land Values: 

As such, it appears that a value of $600,000 to $800,000 per acre is a reasonable value in today’s 
market for low density, ground oriented residential product. 

In consideration of the declining market, a unit value  likely  in the range between $20,000 per 
unit for the outer lands (furthest from LRT) to $12,000 per unit for the lands closest to the LRT in 
the “mixed‐use areas” is probably appropriate if their focus is residential‐oriented.  These values 
will  depend  on  the  quality  of  the  improvements,  connectivity  of  the  LRT,  density,  and  a 
numerous other  factors  so  these values could  range  significantly.    It  should be acknowledged 
that the smaller the parcel and/or the lower the density, the higher the unit value.   
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5.2.3.3  Industrial/Institutional Land 

Conventional  industrial  land (IM) exhibits a wide variance but  is averaging around $550,000 to 
$650,000 per acre for better neighbourhoods and locations in Edmonton.  Again, in recognition 
of  a  declining market  (and  the  scarcity  of  good  comparable  information  that  such  a market 
would bring), this  land  is probably most accurately valued at between $600,000 and $800,000 
per acre.   

The  net  value  to  the  City  of  Edmonton  assuming  straight‐line  revenues  and  costs  for  the 
Demonstration  Plan  is  approximately  $90,000,000,  which  contemplates  revenues  and  costs 
without a time factor.   

The second method of estimating value was based on a development proforma, which assumes 
the land will be sold to a third party who would then undertake the development over a period 
of  time.    Amongst  other  things  the  proforma  incorporated  hard  costs,  soft  costs,  sales 
commissions, developer’s profit and most  importantly an absorption period of 28 years.   The 
resultant  value discounted  to  account  for  time  (28  years)  at  a 12% discount  rate equated  to 
approximately $41.8M, assuming a start period  in 2016.   This value equates  to approximately 
$78,000 / gross acre of land. 

Additional  detail  regarding  the  estimate  of  the  future  market  value  of  the  ECCA  Lands  is 
summarized in Appendix I – Land Value Brief.   

5.3  TRANSPORTATION IMPACTS 

The  redevelopment  of  the  ECCA  Lands  is  anticipated  to  impact  existing  transportation 
infrastructure, such as roadways, and also impact the potential LRT alignment through the area.   

5.3.1  LRT Corridor 

Currently, an LRT line is planned from downtown to NAIT, with a temporary station designated 
on the southeast corner of the Princess Elizabeth Avenue/106 Street intersection.  The NW LRT 
Study  is  currently  being  completed  and  is  expected  to  be  finalized  in  the  Spring  of  2010.  
Redevelopment of  the ECCA  Lands would provide an opportunity  for greater  flexibility  in  the 
development of an LRT corridor into the northwest sector of the City.   

Based on current rail yard operational requirements, either a tunnel or a bridge will need to be 
constructed  to  cross  the  CN Walker  Yards  north  of  the  ECCA  Lands.    The Airport  Protection 
Overlay imposes restrictions on options for the construction of an LRT bridge across Yellowhead 
Trail and the CN Yards.  Depending on the preferred LRT route alignment, it may be necessary to 
tunnel a considerable distance underneath Yellowhead Trail and the CN Walker Yards north of 
the  ECCA  Lands.    Redevelopment  of  the  ECCA  Lands  would  provide  greater  flexibility  and 
possible cost savings in LRT alignment options from north of the Kingsway LRT Station, including 
how and where the LRT crosses the CN Walker Yards.   
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In addition to providing additional flexibility in the development of route options for the NW LRT 
line,  the  redevelopment  of  the  ECCA  Lands  provides  an  opportunity  to  develop  a  centrally 
located LRT station as a focal point for the development of a master planned Transit Oriented 
community.   Focusing additional  residential development  in  close proximity  to an  LRT  station 
would  result  in  an  increased  potential  for  transit  ridership  along  the  NW  LRT  line  and may 
expedite the construction of the NW LRT  line.   Overall,  it  is anticipated that redevelopment of 
the ECCA Lands would result in positive impacts on LRT in Edmonton.   

5.3.2  Neighbourhood Transit Considerations 

The Demonstration Plan  is based on the assumption that an LRT station can be developed  in a 
central  location within  the  ECCA  study  area  and  that  a  Transit Oriented  Community  can  be 
established.   Based on the origin‐destination  information available from the City of Edmonton, 
trips to and from the ECCA study area are not confined to locations along existing or future LRT 
lines.    Therefore,  to  fully  realize  a  Transit  Oriented  community,  a  transit  plan  should  be 
developed for the neighbourhood to complement the LRT system.   

5.3.3  Multi‐Use Trails & Pedestrian Connections 

With  the  potential  redevelopment  of  the  ECCA  Lands  there  is  an  opportunity  to  provide 
pedestrian and cycling facilities that are integrated with the potential future LRT station and the 
surrounding  community  in  a way  that  encourages  these  alternate  transportation modes.   As 
well,  expanding  pedestrian  and  cycling  facilities  to  the  edge  of  the  plan  area  allows  for  the 
integration of the ECCA Lands with the adjacent communities.  Overall it is anticipated that the 
redevelopment of the ECCA Lands would provide significant opportunities to develop pedestrian 
and cycling networks that benefit not only the ECCA Lands, but also adjacent communities and 
businesses.   

5.3.4  Roadway Network 

A preliminary Transportation Impact Assessment (TIA) was completed for the study area, based 
on  the  Demonstration  Plan  for  the  Extended  Area,  to  determine  potential  transportation 
impacts associated with the redevelopment of the ECCA Lands.  A copy of the TIA is included for 
reference  as  Appendix  J.    The  TIA  reviewed  the  potential  impacts  on  the  adjacent  arterial 
roadway network, the potential collector roadway requirements within the plan area, and the 
internal  and  external  roadway  network  interface.    As  well,  transit,  pedestrian,  and  bicycle 
requirements were considered in the review of the transportation impacts.   

5.3.4.1  Arterial Roadway Network 

Assumptions used in the preparation of the TIA were based on the City’s Transportation Master 
Plan  assessment  for  the  2040  horizon  and  included:  the  construction  of  an  interchange  at 
Yellowhead Trail and 121 Street, the closure of the at‐grade intersection at Yellowhead Trail and 
107 Street, and the expansion of the LRT network  in Edmonton.   Overall,  it  is anticipated that 
the  existing  arterial  roadway  network,  with  these  modifications,  can  accommodate  the 
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projected  increase  in vehicle  traffic anticipated  to be associated with  the development of  the 
ECCA Lands and  the extended area.   Some  intersection modifications, such as dual eastbound 
left turn bays, may be required at 118 Avenue and 121 Street  to accommodate the change  in 
traffic patterns resulting from the potential construction of an  interchange at Yellowhead Trail 
and 121 Street,  in combination with development traffic from the ECCA Lands.   The remaining 
arterial/arterial  intersections  are  anticipated  to  be  able  to  accommodate  AM  peak  hour 
commuter traffic as well as site generated traffic, at or below capacity.   

No additional arterial roadway links are anticipated to be required to accommodate the vehicle 
traffic estimated to be generated by the plan area, assuming the community  is developed as a 
master  planned  Transit  Oriented  community  accommodating  a  population  of  approximately 
24,300 people.   

5.3.4.2  Internal Collector Roadway Network 

The  Demonstration  Plan  included  a  collector  loop  through  the  plan  area  with  a  series  of 
collector  links  radiating out  towards  the arterial  roadway network.   Although collector access 
would not be provided to Yellowhead Trail, the Demonstration Plan illustrated that a network of 
collector and local roadways can be designed to adequately accommodate traffic generated by 
the plan area.  Additional collector access to 121 Street may be considered in the preparation of 
future  neighbourhood  plans,  to  better  accommodate  potential  vehicle  traffic  from  the 
neighbourhood to Yellowhead Trail.  Based on the anticipated distribution of traffic, Yellowhead 
Trail is anticipated to be a key roadway for residents, employees, and visitors to the ECCA Lands.  
Yellowhead Trail  is part of  the City’s  Inner Ring Loop and  is part of a  larger  regional network, 
providing convenient access  to a number of  locations within  the City and  the adjacent Region 
that are not anticipated to be easily accessed by transit.  As well, additional collector access to 
Kingsway may be considered as collector intersections along Princess Elizabeth Avenue may be 
impacted by at‐grade LRT crossings.   

Given the availability of access to the adjacent arterial roadways, a significant challenge for the 
development of  the plan area  is  the  identification of a collector  roadway network  that serves 
the neighbourhood, without creating opportunities  for external traffic to shortcut through the 
neighbourhood.   

The development of the  internal collector roadway network should be consistent with the City 
of Edmonton’s proposed Transit‐Land Use Framework.  A detailed review of transit supportive, 
mixed use development in the area would likely result in a different roadway network than what 
is shown  in the Demonstration Plan.   As well, while an  internal collector roadway network can 
be developed to accommodate the potential traffic volumes, it is recommended that the design 
of  any  internal  roadway  facilities  also  review  the  requirements  for  pedestrians,  cyclists,  and 
transit.   This does not necessarily mean  increasing  the  right‐of‐way  to accommodate all users 
simultaneously, but may result in a reduction in vehicle operations to provide improved facilities 
for other users.   
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5.3.5  Truck Routes 

Yellowhead Trail  is currently designated a dangerous goods  truck  route, while 121 Street, 119 
Street, 109 Street, 106 Street/107 Street, Kingsway, and Princess Elizabeth Avenue are currently 
designated  as  24  hour  truck  routes.    No  changes  to  the  existing  truck  route  network  are 
proposed as a  result of  the  redevelopment of  the ECCA Lands; however,  it  is anticipated  that 
106 Street/107 Street would not be designated a truck route if the Yellowhead Trail/107 Street 
at‐grade intersection is removed.   

5.3.6  CN Rail 

The  Canadian  National  Railway Walker  Yards  are  located  north  of  the  study  area,  north  of 
Yellowhead  Trail.    In  1983,  the  City  of  Edmonton  entered  into  a  lease  agreement  with  CN 
(effective date was  retroactive  to December 1, 1979), which allowed a portion of Yellowhead 
Trail to be constructed within CN  lands  (lease  lands).   As part of  the  lease agreement, CN can 
terminate  the  CN  Lease  on  two  years  notice  if  changes  to  operations  at  the  ECCA  allow 
Yellowhead  Trail  to  be  relocated  to  the  south,  and  CN  needs  the  lease  lands  to  expand  the 
Walker Yard.    

If the ECCA Lands are approved for redevelopment, and  if CN requires the  land for expansion, 
Yellowhead  Trail  will  need  to  be  relocated,  reducing  the  overall  area  available  for 
redevelopment within the ECCA Lands.  Based on the Demonstration Plan, medium density land 
uses were anticipated  to be developed adjacent  to Yellowhead Trail  in  the  vicinity of  the CN 
Lease.  Any future modifications to the Yellowhead Trail alignment may impact the development 
potential  in  the  north  sector  of  the  ECCA  Lands.    It  is  anticipated  that  the  cost  to  realign 
Yellowhead Trail west of 107 Street would be in the order of $10 Million.   

5.3.7  Medevac (Helipad) Facility 

The  redevelopment of  the ECCA Lands would  result  in  the  relocation of  the existing Medevac 
facility to the Edmonton International Airport.  Details regarding the relocation of the Medevac 
facility  are  summarized  in  the  Medevac  Transport  Report  prepared  by  Donna  L.  Towers 
Consulting Inc.   

As shown in the Demonstration Plan, a Medevac (helipad) facility, including a helicopter landing 
pad and transfer facilities, would be relocated to a “Transportation Node” potentially located on 
121 Street south of Yellowhead Trail.  Access to the Royal Alexandra Hospital from the relocated 
Medevac (helipad) facility would be accomplished via 121 Street and Kingsway, which are both 
arterial  roadways.   Overall,  it  is  anticipated  that  a  suitable  location  can be  identified  for  the 
Medevac (helipad) facility.   
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5.3.8  Noise Attenuation 

Based on the City of Edmonton’s Urban Traffic Noise Policy, noise attenuation will need to be 
provided by the developer if the projected noise level in outdoor amenity areas exceeds 60 dBA 
Leq24.  For residential developments three storeys or more, noise levels of 45 dBA Leq24 or  less 
should be achieved after applying attenuation measures.  As the ECCA study area is surrounded 
by arterial  roadways, and  if  redeveloped, will potentially  include an LRT  line  through  the plan 
area, a noise study will need  to be completed  to determine  the extent of potential mitigation 
measures.  

In  addition  to  noise  associated with  transportation  facilities,  CN  Rail  has  identified  that  any 
residential  development  within  the  ECCA  Lands  should  meet  their  standard  Right  of  Way 
Guidelines as they pertain to noise.   

5.4  ENGINEERING AND SERVICING IMPACTS  

In  reviewing  the  servicing  options  for  the  redevelopment  of  the  ECCA  Lands,  the  smaller 
watermains  and  sewers  within  the  ECCA  Lands  were  not  considered  to  be  utilized  in  the 
redevelopment servicing scheme.   This  infrastructure will  likely not be used due  to either  the 
deteriorating  condition  of  the  infrastructure  or  it  will  not  meet  current  design  standards.  
Servicing of the redevelopment was considered much like a green field development.    

The  site  drains  from  north  to  south  with  a  gentle  overall  slope  of  approximately  0.5%.  
Redevelopment of  the  site  should  require minimal  site  grading.    The  addition of  Stormwater 
Management Facilities throughout the site will dictate the grading requirements.   

Epcor Water Services completed some simulations on their global water model and it indicated 
that  the  redevelopment  of  the  ECCA  Lands would  not  have  a  negative  effect  on  the water 
pressure  of  the  adjacent  neighbourhoods.    The watermains  in  the  redeveloped  lands would 
connect to three existing  large mains  located along the perimeter of the ECCA Lands (two 610 
mm mains and one 450mm main).    

The  neighbourhoods  surrounding  the  ECCA  Lands,  and  including  the  airport,  are  serviced  by 
large  diameter  combined  sewer  trunks.    The  sanitary  flows  from  the  redevelopment will  be 
directed to the City’s combined sewer trunks that are located on the east and south edge of the 
ECCA Lands.   These are the only existing sewers  in the vicinity that can accommodate sanitary 
flows.   Considering  the depth of  the existing  sewers  (13m – 15 m deep),  there  should be no 
problem in accommodating a gravity sanitary system from the redeveloped lands.  The sanitary 
peak flow rate for the redeveloped land is projected to be 0.47m3/s, which is substantially less 
than the current storm flow of 2.1 m3/s this being directed in the combined system.  Currently 
approximately 89 ha of  storm  runoff  is directed  to  the east  combined  sewer  system.   During 
winter months,  runoff  from an additional 87 ha  is directed  to  the combined  sewer  system  so 
that  the  runoff  can  be  treated  (mainly  due  to  de‐icing  operations).    With  the  proposed 
redevelopment,  all  storm  flows  will  be  accommodated  by  the  storm  system;  therefore, 
providing some relief downstream in the combined sewer system.   
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All storm runoff from the redevelopment ECCA Lands will be directed to the existing 1350 mm 
storm sewer  located  in an easement at the south end of the ECCA Lands.   The 1350mm storm 
sewer was constructed to handle a maximum flow rate of 3.89m3/s.   The connection point to 
the existing 1350 mm storm sewer  is 7.5 m deep with a pipe  invert elevation of 657.3m.   The 
depth  of  the  connection  point  is  adequate  to  support  a  gravity  storm  sewer  system  for  the 
redeveloped lands.  Storm runoff, both piped system and overland flow, will be directed to new 
Stormwater Management Facilities (SWMF) on site.   These facilities will be  interconnected and 
will drain into the existing 1350 mm sewer at the controlled rate of 3.89m3/s. 

Roads will be constructed as needed to accommodate traffic generated by the redevelopment.  
Collector roadways will connect into the existing arterial roadway system.    

Shallow utilities (Epcor power, Telus, Shaw cable) will provide service to the redeveloped lands.  
The  utility  companies will  carry  out  any  upgrades  or  expansion  of  existing  facilities  so  that 
capacity is available when redevelopment of the ECCA Lands occurs.     

The opinion of probable cost  for  the  redevelopment of  the ECCA Lands  is $203,800,000.   This 
cost  includes construction of roads, underground utilities  (water, sanitary, storm), stormwater 
management  facilities,  walkways,  fencing,  amenities,  engineering  and  overhead,  and  a 
contingency of 25%.   The  costs were estimated based on 2009  rates.   This  cost also  includes 
$12,000,000  for  the  construction  of  a  new  LRT  station within  the  ECCA  Lands  but  does  not 
include  the construction of  the LRT  tracks.   Further  to  the above, contingent costs have been 
identified  for  potential  demolition  of  existing  buildings  ($13,500,000)  as  well  as  for  the 
acquisition  of  existing  buildings  ($25,100,000  to  $67,500,000).    The  opinion  of  probably  cost 
does not include modifications to Yellowhead Trail or the remediation of contaminated soil that 
may be required.   

The servicing review for the Demonstration Plan and associated costs were based on traditional 
land servicing.  It is anticipated that alternative and innovative servicing options such as district 
heating,  renewable  energy,  geothermal  energy,  and  LEED Neighbourhood  initiatives  (such  as 
green roofs, recycled gray water, etc), could be considered at future stages of planning.   

Additional information on the engineering servicing and costs are included in Appendix K.   

5.5  DEVELOPMENT STAGING 

A preliminary staging plan was developed as shown in Exhibit 9‐ Conceptual Staging Plan.  From 
a  land use and servicing perspective  it would appear  that  initiating development  in  the  south 
sector of the plan area working northwest represents a logical and economic extension of roads 
and  services.   This would  allow  for  the development of  a wide  range of housing  types  to be 
developed in the vicinity of a future LRT station in the initial stages of the neighbourhood.   
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The staging plan also identifies the expansion of NAIT at early stages of development.  Services 
are  already  in  place  for  development  in  the  general  business  and  mixed  use 
office/institutional/industrial  areas  as  well  as  for  the  transportation  node;  therefore, 
development  in  these  areas  could  potentially  proceed  as  demand warrants,  subject  to  plan 
approval.   

Staging  of  development  would  be  refined  at  more  detailed  levels  of  planning  and  should 
consider market demands at time the plan is prepared as well as updated servicing costs.   

Attachment 2

Page 76 of 299 Report 2009DCM032 - Attachment 2



Attachment 2

Page 77 of 299 Report 2009DCM032 - Attachment 2



 

   
64  Edmonton City Centre Airport Impact Assessment

 

   
SECTION 6.0 SUMMARY  6 

   
 

This section of the report summarizes the 
possibilities  and  challenges  associated 
with  the  possible  redevelopment  of  the 
ECCA Land.   
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6.1  STUDY SYNOPSIS 

This report documents the results of a comprehensive and integrated impact assessment report 
prepared  to assess  the possibilities and  challenges associated with  the  redevelopment of  the 
ECCA  Lands.    Specifically,  the  impact  assessment  included  a  review  of  land  use,  market 
feasibility,  transportation,  and  servicing  impacts.   Commentary  is  also provided  in  regards  to 
current ECCA Lands operations.  

6.2  POTENTIAL OPPORTUNITIES AND CHALLENGES  

Based on  the  review completed,  the  redevelopment of  the ECCA Lands  into a new  residential 
and  employment  based  neighbourhood  represents  a  significant  opportunity  for  the  City  to 
achieve established  long term visions regarding sustainable development and a more compact 
urban form.   The redevelopment of the ECCA Lands could allow for the development of a new 
urban community with transit as its centrepiece.  

A number of opportunities were  identified  through  the completion of  the ECCA Lands  Impact 
Assessment and include:  

• The  redevelopment  of  the  ECCA  Lands  may  act  as  a  catalyst  for  revitalization  and 
rejuvenation of adjacent residential neighbourhoods. 

• While  the  redevelopment of  the ECCA  Lands would  compete with a number of other 
redevelopment  projects  within  the  City  of  Edmonton,  it  is  anticipated  that  the 
residential land uses could be absorbed within a 23 to 28 year time frame (beginning in 
2016).   

• The  potential  redevelopment  would  remove  limitations  on  building  heights  in  the 
downtown core and in other areas surrounding the ECCA Lands allowing for further land 
use intensification to be considered.   

• The  Demonstration  Plan  identified  the  potential  for  378,800  SF  of  retail  and  service 
commercial  land uses to be developed within the plan area.   This represents  less than 
27% of  the  total demand expected  to be generated by  the ECCA Lands, based on  the 
Demonstration Plan,  resulting  in  significant net additional  support  for  local businesses 
from the ECCA population.   

• It is anticipated that up to 100,000 SF of office land uses could be supported within 200 
metres of a future LRT station, further supporting a Transit Oriented Development node. 

• The development of a mixed use office/institutional/industrial sector adjacent to NAIT is 
anticipated  to experience more business  interest  than  comparable  sites  in a different 
location.   
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.   

• The potential development of an LRT station centrally located within the ECCA Lands as 

  construction of  the 
line.  

• 
l to a free‐flow facility.   

strian and cycling networks that benefit not only the ECCA Lands, but also 

The foll  ECCA Lands 
Imp  

• in  a  requirement  to  realign 

• achieve a Transit Oriented Development, the  introduction of LRT  into the plan 

• LRT

hortcuts  for 
external traffic represents a key transportation related challenge. 

 
impacts associated with traffic generated by the redeveloped ECCA Lands.   

A  review  of  potential  engineering  and  servicing  impacts  identified  there  are  no  servicing 
constraints  that would  impact  the proposed  redevelopment of  the ECCA  Lands.   As well,  it  is 
anticipated that a suitable location for the Medevac (helipad) facility can be identified.  

 

• The net value to the City of Edmonton assuming straight‐line revenues and costs for the 
Demonstration  Plan  is  approximately  $90,000,000, which  contemplates  revenues  and 
costs without a time factor

• The  redevelopment of  the ECCA  Lands  is anticipated  to provide greater  flexibility and 
possible cost savings  in LRT alignment options for the extension of the LRT north from 
the Kingsway Station.   

the focal point of a Transit Oriented Development would result in an increased potential 
for  transit  ridership along  the NW LRT  line, and may expedite  the

The redevelopment of the ECCA Lands is anticipated to provide greater flexibility in the 
options for upgrading of Yellowhead Trai

• The  redevelopment  of  the  ECCA  Lands  would  provide  significant  opportunities  to 
develop pede
adjacent communities and businesses.   

owing development challenges have been identified in the completion of the
act Assessment. 

The  redevelopment  of  the  ECCA  Lands  may  result 
Yellowhead Trail south of the CN lands to fulfil lease agreements with CN.   

To truly 
area at an early stage of the redevelopment is required. 

A  transit  plan  should  be  developed  for  the  neighbourhood  to  complement  the   
system. 

• The development of an  internal roadway network that provides appropriate access for 
pedestrians,  cyclists,  transit,  and  passenger  vehicles  without  creating  s

• The  development  of  interchange  options  along  Yellowhead  Trail  should  consider  the 
downstream impacts on the adjacent arterial roadway in combination with the potential
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Policy Context Technical Report  

The project team reviewed relevant statutory and non-statutory policy documents to identify the policies and 

strategies that provide support for the proposed redevelopment of the Edmonton City Centre Airport (ECCA) to a 

mixed use transit- oriented development.  It should be noted that none of the documents reviewed below made 

specific mention of the ECCA.  The City of Edmonton’s desire to have more compact mixed use development which 

is accessible to public transit is illustrated by the Alternate Scenario population projections put forth in the Growing 

Forward: The Capital Region Growth Plan.  The Plan projects that the population of Edmonton will grow “from 

approximately 767,000 in 2008 to 1.174 million in 2043.  This growth of almost 408,000 in Edmonton represents an 

average annual growth rate of 1.3 percent over the projection period.” 

In addition to the documents listed below the West Ingle Area Redevelopment Plan (ARP) Bylaw 15140 and the 

Yellowhead Corridor Area Structure Plan (ASP), Bylaw 7044 were reviewed as well, however no applicable polices 

were identified.  

REGIONAL DOCUMENT RELEVANT SUPPORTING POLICIES AND STRATEGIES 

Growing Forward: The Capital 
Region Growth Plan, March 
2009 

Growing Forward: The Capital Region Growth Plan was developed to address 
the long-term prosperity and sustainability of the Capital Region.  It does so by 
addressing community priorities which inform detailed approaches to Land Use, 
Transit, GIS, Housing, and Implementation.  Within this plan the specific area of 
focus that is relevant to this policy context review is Section 7. Land Use Plan 
which focuses on the need to; manage growth, minimize development footprint, 
strengthen communities, increase transportation choice, and ensure economic 
development.  The following are relevant policies and principles: 

• Policy 2: Minimize Regional Footprint: 

o Principles 

� “b. Concentrate new growth within priority growth areas” 

� “d. Support expansion of medium and higher density residential 
housing forms” 

• Policy 3: Strengthen Communities 

o Principles 

� “a. Create inclusive communities” 

� “b. Support healthy communities” 

� “c. Support public transit” 

• Policy 4: Increase Transportation Choice 

o Principles 

� “a. Integrate transportation systems with land use” 

� “b. Support the expansion of transit services in various forms” 

• Policy 5: Ensure Efficient Provision of services 

o Principles 

� “b. Maximize utilization of existing infrastructure” 
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• Policy 6: Support Regional Economic Development 

o Principles 

� “a. Ensure a supply of land to sustain a variety of economic 
development activities” 

� “b. attract and retain individuals and families with a diverse range 
of skills to the Capital Region to satisfy the Region’s economic 
development goals.”  
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REGIONAL DOCUMENT RELEVANT SUPPORTING POLICIES AND STRATEGIES 

Capital Region Land Use Plan, 
Appendix 2, March 2009 

The purpose of the Capital Region Land Use Plan is to outline a strategy to 
manage growth in an effort to minimize the Region’s footprint, based upon 
transit-oriented development and the densitification of existing developed 
areas.  The focus of the plan is to: promote an integrated and strategic 
approach to planning for future growth in the Region; to identify the overall 
development pattern and key infrastructure investments that would best 
complement decisions to sustain economic growth; and ensure strong 
communities and a healthy environment.  The following are relevant policies 
and principles: 

• Policy 2: Minimize Regional Footprint: 

o Principles 

� B. Concentrate New Growth Within Priority Growth Areas:”  
concentrate growth within priority growth areas in order to 
maximize the use of infrastructure and public transit by 
incorporating mixed use and higher density development.” 

� Policies 

� “ (ii) Priority shall be given to accommodating growth 
in major employment areas and in locations that meet 
at least three of the following four criteria: 

• a. Existing and proposed multi-mode movement 
corridors, including transit nodes; 

• b. Adjacent to existing and proposed major 
employment areas; 

• c. Redevelopment and intensification opportunities 
within existing urban areas; and 

• d. Locations that utilize existing infrastructure and 
servicing capacity or logically and efficiently 
extend that infrastructure.”  

� “(v) Priority growth areas shall incorporate intensive 
forms of development that significantly exceed 
existing development patterns.” 

� “(vi) Transit corridors and nodes within the priority 
growth areas shall be identified.  Growth within nodes 
and along theses corridors shall be intensified.  
Encourage and support multi-use and multi-storey 
development at the nodes within the priority growth 
areas.” 

� “(vii) Ensure that transit corridors and nodes are 
identified and developed with a range of mixed uses 
and densities.  These uses shall be integrated within 
existing and potential employment centres.” 
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� D. Support Medium and Higher Density Residential 
Housing Forms: “Medium and higher density housing forms 
have several benefits compared to low density housing forms.  
These include a much smaller development footprint and lower 
cost of provision of infrastructure (utilities, roads, etc.) and 
services (police, fire, ambulance, etc.) as well as contributing to 
more affordable housing.  Medium and higher density housing 
also allows concentration at transit nodes and in corridors, 
thereby supporting public transit and encouraging less reliance 
on automobiles.” 

� Policies 

� “(i) New residential developments shall provide 
greater proportion of higher density residential units.” 

� “(ii) Support innovative housing design and/or built 
forms within new and existing residential 
neighbourhoods.” 

� "(iv) Transit accessibility must be included in the 
design of all new developments.” 

• Policy 3: Strengthen Communities: 

o Principles 

� C. Support Public Transit: “…new communities within the 
Region shall be designed to support public transit by providing 
higher intensity uses in key locations and increasing 
accessibility o transit facilities.” 

� Policies 

� “(i) Provide a mix of higher intensity land uses along 
transit corridors, at nodes, and employment centres.” 

� “(iii) New developments shall be designed for 
connectivity and accessibility to transit facilities.” 

• Policy4: Increase Transportation Choice: 

o Principles 

� A. Integrate Transportation Systems with Land Use 

� Policies 

� “(ii) Ensure the integration of public transportation and 
land use development.” 

� “(iii) Design transportation infrastructure to support 
multiple modes of transport.” 

� “(iv) Support development of inclusive communities to 
reduce the need to travel” 
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CITY OF EDMONTON DOCUMENT RELEVANT SUPPORTING POLICIES AND STRATEGIES 

Council’s Vision and The City of 
Edmonton Strategic Plan 2009 - 
2018 “The Way Ahead” 

On July 9, 2008, City Council unanimously approved the City’s Strategic 
Vision for a successful Edmonton in 2040.  Council’s Vision provides a 
creative description of Edmonton’s future.  Elements from the Vision that are 
applicable to the ECCA Lands include the skyline, towers, urban villages, 
extensive LRT service, a city of design, linking the continent with the north 
and Asia and a centre for advanced technology, health care and green 
energy. 

To support implementation of the Vision, Council also unanimously approved 
a ten year strategic plan, “The Way Ahead” that included the following five 
relevant strategic goals to measure progress. 

• Improve Edmonton’s Liveability: This goal focuses attention on 
strategic areas of welcoming, safety perception, cleanliness, and aspects 
important to the notion of urban village creation. 

• Transform Edmonton’s Urban Form:  This goal has statements for 
higher residential densities, more mixed uses, more transit oriented 
development (TOD), and more people living within proximity to transit 
nodes and corridors.  Specific progress measures are identified for 
higher residential density and increasing the number of TOD projects. 

• Shift Edmonton’s Transportation Modes: Within this goal is the desire 
to have more people use transit as part of a more integrated 
transportation network. 

• Ensure Edmonton’s Financial Sustainability:  This goal includes 
diversifying revenue sources and increasing revenue from non-
residential sources. 

• Diversify Edmonton’s Economy:  This goal involves leveraging 
Edmonton’s physical locale, centres of excellence and 
industrial/entrepreneurial advantages with local, northern and Asian 
opportunities.  Priority goals cover logistics and servicing for the needs of 
the north and Asia and investment in the transportation network to 
support Port Alberta and Edmonton’s northeast development. 

Note: No specific reference is made in this plan to the Edmonton City 

Centre Airport. 

The Way We Grow: Municipal 
Development Plan, Draft October 
15, 2008 

The Way We Grow will be the City of Edmonton’s new Municipal 
Development Plan (MDP) upon adoption by City Council.  The purpose of this 
plan is to provide strategic policy direction for land use, urban form, growth 
and development for the next 10 years.  The MDP focuses on the need to 
manage growth emphasizing the need to for: a more compact and urban 
form; the development of an active transportation system including transit- 
oriented development nodes; medium and higher density development 
related to transit; and a wide range of housing types. This strategic direction 
is based upon a 30 year land development concept map.  The following are 
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relevant policies and principles: 

• Integrated Transit and Land Use: “Integrate higher density 
development with premium transit locations.”(Policy 2.1.1.1), “Encourage 
a greater percentage of housing unit growth to locate in the Downtown 
and mature neighbourhoods…where infrastructure capacity supports 
redevelopment.” (Policy 2.1.1.2), “Promote medium and higher density 
residential and employment growth around premium transit locations…to 
support and ensure the viability of transit service.” (Policy 2.3.1.1), and 
“Encourage commercial, entertainment, institutional and employment 
uses to locate at premium transit locations.” (Policy2.3.1.3),  

• Established Neighbourhoods: “Established neighbourhoods gain a 
greater portion of new growth, accommodating changes and growth with 
certainty.” (Objective 2.5.1), “Support redevelopment and residential infill 
that contribute to the livability and adaptability of established 
neighbourhoods (see Map 1: Land Development Concept) and that are 
sensitive to existing development.” (Policy2.5.1.1);  

• Housing Choices: “Provide a broad and varied housing choice, 
incorporating housing for various demographic and income groups in all 
neighbourhoods” (Policy 3.4.1.1), “Provide a greater range of housing 
choice in association with the location of education and health uses.” 
(Policy 3.4.1.2), and “Develop higher density housing and a mix of uses 
in proximity to premium transit locations (see Map 5: Premium 
Transit).”(Policy 3.4.1.4);  

• Urban Design: “Ensure that as development occurs around premium 
transit locations, high quality public spaces, streets and buildings 
emerge to support compact living and encourage transit ridership.” 
(Objective 4.3.1), “Support medium and higher density, mixed land use 
and the provision of a range of community services, facilities and 
amenities.” Policy (4.3.1.1 Bullet 1), and “Minimize adverse effects of 
redevelopment on surrounding neighbourhoods by establishing firm 
boundaries for the development area, transitioning the scale and 
intensity of activity within the development to the surrounding 
neighbourhoods and managing traffic and parking impacts.” (Policy 
4.3.1.1 Bullet 3); 

• Office, Retail and Service Space: “Encourage office development 
around LRT stations and transit centres.” (Policy 5.1.1.4), “Include retail 
development as a key component of planned mixed use centres that 
focus on transit centres, especially LRT stations.” (Policy 5.2.1.1), and 
“Plan for new commercial sites within area structure plans around 
transit centres to increase accessibility by a variety of transportation 
modes and improve connections to surrounding neighbourhoods.” 
(Policy 5.2.1.2); 

• Regional Co-operation: “An integrated transit and land use approach 
will concentrate a greater share of Edmonton’s growth around LRT 
stations and other major transit centres. Edmonton will encourage 
regional partnerships which support this approach within the context of 
the Capital Region Growth Plan.” (Policy 7.1.2.3);  
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• Contaminated Sites: “Promote and facilitate brownfield redevelopment 
to add vitality to established communities.” (Policy 8.5.1.3). 

Note: No specific reference is made in this plan to the Edmonton City 

Centre Airport.  
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CITY OF EDMONTON DOCUMENT RELEVANT SUPPORTING POLICIES AND STRATEGIES 

The Way We Move: 
Transportation Master Plan, Draft 
October 2008 

The main purpose of The Way We Move: Transportation Master Plan (TMP) 
is to establish a framework for how the City of Edmonton will address its 
future transportation needs to the year 2040.  An important thrust of the TMP 
is to integrate higher density development and premium transit locations.  
The TMP establishes policies to give direction for the management of the 
transportation system, and to provide a basis for making strategic planning 
and budgetary decisions by the City of Edmonton, on behalf of its citizens.  

• Strategic Goals: 

o Transportation and Land Use Integration: “The transportation 
system and land uses/urban design complement and support each 
other.”(pg. 5) and “Transit Oriented Development will optimize use 
of transit infrastructure, and transportation infrastructure will 
strategically support best land use.”(pg.5)  

o Sustainability: “Sustainable, livable communities minimize 
transportation’s environmental impacts, reduce the need for new 
infrastructure, and increase quality of life.” (pg. 7) 

• Transportation and Land Use Integration: “An integrated transit and 
land use framework focuses higher density residential and employment 
growth around transit nodes (transit centres and LRT stations) and 
along transit corridors where it can be best supported by a variety of 
transportation services and other public facilities. This approach 
promotes “Transit-Oriented Development”. Transit Oriented 
Development (TOD) refers to intensified development around premium 
transit nodes with progressively lower density development spreading 
outwards from the centre. Premium transit refers to LRT nodes, transit 
centres or high frequency transit corridors. TOD creates attractive, 
livable, compact neighbourhoods with housing, jobs, shopping, 
community services and recreational opportunities within convenient 
walking distance of a node. The intent is to create well designed 
communities that facilitate walking, cycling, transit and car-pooling, 
rather than reliance on the automobiles as the only viable mode of 
travel.” (pg. 24), applicable LRT Station formats include “Town 
Centre/Mixed Use Stations – These station areas can be mixed-use 
communities that will develop in character over time.” and 
“Employment Centre Stations – These station areas can be 
employment-focused with a mixture of land uses.” (pg. 25) 

Note: No specific reference is made in this plan to the Edmonton City Centre 
Airport.  
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APPENDIX B 

DEMONSTRATION PLAN AND STATISTICS FOR EXTENDED AREA  
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Area (ha) % of GA

290.9 100.0%

Arterial Road Right-of-Way 6.9 2.4%

Existing NAIT 15.0 5.2%

Existing Commercial / General Business 10.6 3.6%

% of GDA

258.4 100.0%

Commercial

Neighbourhood Commercial

     Within 200m 0.8 0.3%

     Within 400m 2.3 0.9%

     Within 800m 2.5 1.0%

General Business 8.8 3.4%

Parkland, Recreation, School (Municipal Reserve)

Parks / Municipal Reserve / Schools 38.7 15.0%

Institutional

NAIT Expansion 23.9 9.2%

Transportation

Collector Roadway 16.1 6.2%

Local Circulation 25.8 10.0%

Transit Centre

LRT Station / Right-of-Way 1.6 0.6%

Infrastructure / Servicing

Stormwater Management Facilities 18.1 7.0%

Special Use

Transportation Node (Including Heliport) 3.0 1.2%

Mixed Use Office/Institutional/Industrial 7.1 2.7%

TOTAL Non-Residential Area 148.8 57.6%

Net Residential Area (NRA) 109.6 42.4%

Area (ha) Units / ha Units People / Unit Population % of NRA

Ground Oriented

Ground Oriented Multi-family Dwellings 10.9 30 327 3.0 981 9.9%

Non-Ground Oriented

High Density Residential Mixed Use Centre 7.4 300 2205 1.5 3308 6.8%

Medium to High Density Residential Mixed Use Centre 21.1 200 4218 2.0 8437 19.2%

Medium Density Residential Mixed Use Centre 70.2 100 7024 2.0 14047 64.1%

NAIT Student Residences 2000 2000

Total Residential 109.6 15774 0.0 28773 100.0%

TABLE B-1 - LAND USE AND POPULATION STATISTICS

GROSS DEVELOPABLE AREA

RESIDENTIAL LAND USE AREA, UNIT & POPULATION COUNT

GROSS PLAN AREA

June 3, 2009

* This area includes two 4,645 m2 (50,000 square foot) office buildings

DEMONSTRATION PLAN FOR THE EXTENDED AREA
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APPENDIX C 

REVIEW OF SELECTED COMPETING REDEVELOPMENT AND 

INTENSIFICATION EFFORTS IN OTHER PARTS OF EDMONTON 
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1.0 OVERVIEW 

1.1 PURPOSE 

The purpose of this analysis is to identify potential implications for competition with redevelopment and 
intensification efforts in locations throughout Edmonton. 

The areas included in this report do not represent a comprehensive indexing of redevelopment activity in 
Edmonton but rather known large scale infill projects and redevelopment initiatives that are approved and 
underway in the City that could impact market demand on the Edmonton City Centre Airport (ECCA) Lands.  
Selected potential areas of competition include the Alberta Avenue Revitalization Strategy, Downtown, The 
Quarters Downtown, Oliver Area Redevelopment Plan (ARP) Area, Station Pointe, Downtown North Edge, 
West Rossdale, Century Park, Strathearn Heights, Bellwether Park, Greisbach and Stadium Station TOD 
Plan Area.     

This analysis forms part of the ECCA Lands Impact Assessment. The ECCA Lands Impact Assessment will 
assess impacts including land use and transportation impacts, downtown impacts, servicing impacts and 
feasibility impacts, as outlined in the City of Edmonton’s Terms of Reference, to allow the City of Edmonton 
to make an informed decision on how to proceed with the possible redevelopment of the ECCA lands. 

1.2 BACKGROUND 

On October 8, 2008, the City of Edmonton Executive Committee of Council directed Administration to 
undertake an assessment of the potential impacts related to the possible closure of the ECCA Lands as a 
general aviation airport. 

The work to date on the ECCA lands by Administration has provided a high level identification of the 
potential impacts of the possible closure and redevelopment of the ECCA lands. However, there must be a 
more comprehensive and detailed analysis of the key implications within the City's authority. The overall 
goal of the impact assessment activities is to provide sufficient information to the Executive Committee and 
Council to allow them to make a decision on the possible closure and subsequent redevelopment of the 
Edmonton City Centre Airport.  

1.3 HOW THE STUDY WAS PREPARED 

Information regarding the areas targeted for redevelopment, such as Downtown, West Rossdale or The 
Quarters was gathered from various approved plans and information obtained from the Planning and 
Development Department staff.  Information for major infill projects such as Century Park, Bellwether Park 
and Strathearn Heights was taken primarily from the land use zoning.  Information regarding the specific 
developments was gathered from a variety of sources including zoning, the City of Edmonton Maps website, 
the Planning and Development department at the City of Edmonton and project websites.  Specific 
developments included in this report were limited to developments greater than 50 units in size.  Complete 
information regarding commercial space was not available, and as such, information regarding commercial 
space is incomplete and is provided for information only. 
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1.4 REPORT ORGANIZATION 

This report is organized into sections according to each potential area of competition.  Following a general 
description of each area, recent or proposed redevelopments underway are outlined in order to illustrate the 
quantity of redevelopment currently taking place in these specific areas.  Key maps at the beginning of each 
section show the location of each development described.  The conclusion of this report reviews both the 
quantity of redevelopment currently underway in the city and the quantity that is planned for through 
redevelopment plans and initiatives.  This provides both a short term and longer term picture of future 
redevelopment in Edmonton.     
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2.0 REDEVELOPMENT AND INTESIFICATION EFFORTS  

The City of Edmonton’s new draft Municipal Development Plan, “The Way We Grow,” indicates that “Edmonton’s 
current population of 750,000 is expected to grow by 400,000 people by 2040.”  This projected growth supports many 
intensification efforts underway in the City, however, the capacity is not unlimited.  In this section of the report, 
several major revitalization and intensification initiatives are reviewed to understand how much of the projected 
growth for the City is currently being accommodated in areas throughout Edmonton.  

Figure 1: Major Redevelopment / Intensification Initiatives in Edmonton on the next page identifies major revitalization 
initiatives in Edmonton in relation to the ECCA lands.  The twelve (12) areas identified in the map below are 
described individually in the following sections. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 2

Page 101 of 299 Report 2009DCM032 - Attachment 2



 

Technical Report – Review of Selected Competing Redevelopment and Intensification Efforts in Other Parts of Edmonton Page 5 
June 4, 2009  

Figure 1: Major Redevelopment / Intensification Initiatives in Edmonton 
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1        DOWNTOWN 

The City of Edmonton is developing a new Downtown Plan.  The Plan 
is expected to go in front of Council in the spring of 2009. The new 
Plan reflects a 20 year vision for managing the long term 
transformation of Downtown into a compact, more sustainable, 
liveable, well-designed, thriving and accessible community.   

 
The new vision for Downtown is as follows: 

“Downtown Edmonton has undergone a change to a sophisticated urban lifestyle. Creativity and cultural 
expression thrive in our streets and venues, forming an inclusive community, home to a variety of lifestyles. 
Participation in the governance of our city and province informs decision-makers and helps guide a powerful 
economy.  Walk from home to work, to dinner or the symphony; take high speed transit to major sports and 
entertainment destinations or the university. Run, cycle or ski in our river valley. Touch the river’s edge. 
Celebrate life at a variety of year-round festivals. Relax in our parks, cafes and plazas. Experience first-
class cuisine, and shop for vintage or chic. Stay connected to the world through an array of media. Live and 
work in a centre of life-long learning, iconic architecture, design innovation and sustainable choices. Do it all 
Downtown.” 

The following chart shows information regarding some overall land use statistics for the Downtown.  On the 
following pages, specific developments are summarized.  Total number of units and commercial space of 
these redevelopments in the Downtown can be found in the conclusion of this report. 

 

 

 

 
     

Downtown Land Use Statistics 
Site Size 137.4 ha (339.5 ac) 
Potential Residential Units Not Available 
Population Forecast Not Available 
Potential Commercial Space Not Available 
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Locations of Development Activity in the Downtown 
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A. Abbey Lane  
Address 10410 97 Avenue  
Zoning (DC2) Site Specific Development  
 Control Provision  
Current Status Rezoning Approved March 23, 2009  
Site Size 0.28 ha (0.69 ac)  
Density  622 units/ha  
Height 26 storeys  
Floor Area Ratio (FAR) 8.0 max.  
Number of Residential Units  173 units 
Amount of Commercial Space 190 m2 (2045 sq ft)  

B.  Alta Vista At Railtown 
Address 10319 111 Street  
Zoning (DC2.472) Site Specific Development  
 Control Provision  
Current Status  Alta Vista South is under construction 
  Alta Vista North is complete   
Site Size 1.58 ha (3.9 ac)  
Density 130 units/ha  
Height 12 storeys  
Floor Area Ratio (FAR) 2.0 max 
Number of Residential Units 206 units  
Amount of Commercial Space  None 
C. Azure Lofts 
Address 10921 Jasper Avenue 
Zoning (MSC) Main Street Commercial Zone  
 and (CO) Commercial Office Zone 
Current Status Development Permit Stage 
Site Size 0.95 ha (2.35 ac) 
Density 112 units/ha 
Height 14 storeys 
Floor Area Ratio (FAR) 10.0 max. 
Number of Residential Units 82 units 
Amount of Commercial Space 716  m2 (7707 sq ft)  
 
D. Cascadia 
Address 10008 109 Street  
Zoning (CMU) Commercial Mixed Use Zone  
Current Status Development Permit Application in Process  
Site Size 0.50 ha (1.24 ac)  
Density  480 units/ha  
Height 14 storeys  
Floor Area Ratio (FAR) 5.8 max.  
Number of Residential Units   240 units 
Amount of Commercial Space 5200 m2 (55,972 sq ft)  
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E. Founders Ridge 
Address 10430 98 Avenue  
Zoning (DC2.728) Site Specific Development  
 Control Provision  
Current Status Rezoning Approved September 10, 2008  
Site Size 0.21 ha (0.52 ac)  
Density  757 units/ha  
Height  26 storeys  
Floor Area Ratio (FAR) 10.4 max  
Number of Residential Units 142 units  
Amount of Commercial Space None 

F. The Icon 2 
Address 10146 104 Street  
Zoning (HA) Heritage Area  
Current Status Under Construction  
Site Size 0.17 ha (0.42 ac)  
Density 865 units/ha  
Height    35 storeys   
Floor Area Ratio (FAR)  10.0 max. 
Number of Residential Units 147 units  
Amount of Commercial Space 96 m2 (1033 sq ft)  
 
 
G. The Icon 1 
Address 10130 104 Street  
Zoning (HA) Heritage Area  
Current Status Construction Near Completion  
Site Size 0.18 ha (0.45 ac)  
Density  700 units/ha  
Height    30 storeys  
Floor Area Ratio (FAR)  10.0 max. 
Number of Residential Units 126 units  
Amount of Commercial Space 96 m2 (1033 sq ft)  
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H. Opus 
Address 10404 98 Avenue  
Zoning (DC2.724) Site Specific Development  
 Control Provision      
Current Status Rezoning Approved July 21, 2008  
Site Size 0.14 ha (0.34 ac)  
Density   820 units/ha  
Height 26 storeys  
Floor Area Ratio (FAR) 8.7 max.  
Number of Residential Units 114 units  
Amount of Commercial Space None 
 
 
 
 
 
 
 

I. Parkwood Tower 
Address 9724 105 Street  
Zoning (DC2) Site Specific Development  
 Control Provision 
Current Status Rezoning Application in Circulation  
Site Size 0.28 ha (0.70 ac)  
Density  500 units/ha  
Height 26 storeys   
Floor Area Ratio (FAR) 5.73 max.  
Number of Residential Units   169 units  
Amount of Commercial Space None  
 
 
 

J.  Quest 
Address 10382 105 Street 
Zoning (EZ) Enterprise Zone  
Current Status Under Construction 
Site Size 0.21 ha (0.52 ac)  
Density 485 units/ha 
Height 22 storeys 
Floor Area Ratio (FAR) 6.0 max. 
Number of Residential Units 102 units 
Amount of Commercial Space 502 m2  (5403 sq ft)  
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K. Raintree 
Address 9712 106 Street  
Zoning (RMU) Residential Mixed Use Zone  
Current Status Public Hearing on Rezoning Application  
 July 6, 2009  
Site Size 0.243 ha (0.6 ac)  
Density  659 units/ha  
Height 27 storeys  
Floor Area Ratio (FAR) 8.5 max.  
Number of Residential Units  160 units  
Amount of Commercial Space 160 m2 (1722 sq ft)  
 
L. Urbia 
Address 10416 102 Avenue  
Zoning (DC2)  Site Specific Development  
 Control Provision  
Current Status Rezoning Application in  
 Circulation  
Site Size 0.35 ha (0.86 ac)  
Density  1,200 units/ha  
Height North Tower: 50 storeys 
 South Tower: 40 storeys  
Floor Area Ratio (FAR) 14.0 max.  
Number of Residential Units   420 units 
Amount of Commercial Space To be determined 
 
M. Mayfair Village North 
Address 10815 Jasper Avenue  
Zoning (MSC) Main Street Commercial Zone 
Current Status Geotechnical studies being prepared for site 
Site Size 0.43ha (1.06 ac)  
Density  1095 units/ha  
Height 16 storeys 
Floor Area Ratio (FAR) 9.41 max.  
Number of Residential Units  471 units 
Amount of Commercial Space 2348 m2 (25,277 sq ft) 
 
 
N. Mayfair Village South 
Address 10037 109 Street  
Zoning  (CMU) Commercial Mixed Use Zone 
Current Status Geotechnical studies being prepared for site 
Site Size 0.20 ha (0.49 ac)  
Density  1185 units/ha  
Height 16 storeys 
Floor Area Ratio (FAR) 9.17 max.  
Number of Residential Units  237 units 
Amount of Commercial Space 662 m2 (7,127 sq ft) 

Attachment 2

Page 108 of 299 Report 2009DCM032 - Attachment 2



 

Technical Report – Review of Selected Competing Redevelopment and Intensification Efforts in Other Parts of Edmonton Page 12 
June 4, 2009  

2      THE QUARTERS 
The Quarters is located immediately east of the Downtown and southeast of the ECCA lands.  As shown on 
the map below, the area is bounded by 103A Avenue to the north, 92 Street to the east, 97 Street to the 
west and Jasper Avenue/101 Avenue to the south and encompasses 18 blocks or approximately 43 
hectares (106 acres) of land.   
 
Revitalization of The Quarters began with a community visioning process in 2006.  It resulted in a Vision, 
Guiding Principles, and Physical Framework for the area as well as recommendations for immediate actions 
to kick-start the revitalization. These items were summarized in “Downtown East Project: Creating A Vision, 
August 24, 2006,” which was approved by City Council on September 26, 2006.  New statutory and non-
statutory plans, documents and zoning for the area including the Area Redevelopment Plan, DC1 zoning, 
and an Urban Design Plan were adopted by Council on April 15, 2009.  It is anticipated that once The 
Quarters is fully developed and built out it will accommodate a population of up to approximately 20,000 
people.  The current residential population for this area is approximately 2,400 people.  The recent 
redevelopment efforts are outlined in the following section. 

 
 
 
 
 
 
 Location of Development Activity in The Quarters  

The Quarters Land Use Statistics 
Site Size 14 ha (100 ac) 
Potential Residential Units 11,373 units  
Population Forecast Up to 20,000 residents 
Potential Commercial Space 63,948 m2 (688,331 sq ft) 
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A. Valleyview Properties 

Address 9569 Jasper Avenue  
Zoning (DC2.719) Site Specific Development  
 Control Provision 
Current Status Major Development Permit in Review  
Site Size 0.20 ha (0.50 ac)  
Density   310 units/ha  
Height 16 storeys  
Floor Area Ratio (FAR) 6.2 max.  
Number of Residential Units 62 units  
Amount of Commercial Space Information Unavailable  
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3      DOWNTOWN NORTH EDGE 
The Downtown North Edge consists of the area bounded by 
101 Street to the east, 117 Street to the west, 105 Avenue 
to the south and 108 Avenue to the north.  

Work completed in 2005 includes a development plan and 
design guidelines for the older industrial area north of 
downtown, parallel to the former CN Rail lands, which is 
characterized by vacant and under utilized land, industrial 
and commercial uses, and low-rise apartments.  As the area 
was facing significant redevelopment pressures and is 

anticipated to contain a future light rail transit stop, the City required a comprehensive plan to guide new 
development and enhance area amenities.  A vision for the area was identified during community and 
stakeholder consultation. In addition to a mixed use development concept, key recommendations included a 
multi-use trail through the area, comprehensive urban design guidelines and an implementation program. 
The plan encourages the creation of a walkable environment by recommending pedestrian amenities, 
increased density, housing choice and a mix of land uses. 

 
 Locations of Development Activity in Downtown North Edge 

 
 

Downtown North Edge Redevelopment Land Use Statistics 
Site Size 115 ha (284 ac)  
Potential Residential Units 4,638 new units 
Population Forecast 5,799 new residents 
Potential Commercial Space Not Available  

View of Downtown Edmonton from the North Edge 
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A. Aurora 
Address 10550 102 Street  
Zoning (DC1) Direct Development Control  
 Provision  
Current Status On Hold 
Site Size 2.89 ha (7.14 ac)  
Density Approved  500 units/ha  
Height    28 storeys  
Floor Area Ratio (FAR) Information Unavailable 
Number of Residential Units 1,443 units  
Amount of Commercial Space 2322 m2 (25,000 sq ft) 

B. Fifth Avenue Vista 
Address 11129 105 Avenue 
Zoning (RA9) High Rise Apartment Zone 
Current Status Development Permit Application in  
 Process 
Site Size 0.43 ha (1.06 ac) 
Density   300 units/ha 
Height 15 storeys  
Floor Area Ratio (FAR) 3.9 max. 
Number of Residential Units 129 units  
Amount of Commercial Space None 

C. Time Square  
Address 10118 106 Avenue 
Zoning (RA8) Medium Rise Apartment Zone  
Current Status Under Construction 
Site Size 0.28 ha (0.67 ac) 
Density  223 units/ha  
Height 4 storeys 
Floor Area Ratio (FAR) 1.8 max. 
Number of Residential Units 62 units 
Amount of Commercial Space None 

D. The Zen 
Address 11425 105 Avenue  
Zoning  (DC2) Site Specific Development  
  Control Provision   
Current Status  Under Construction  
Site Size  0.29 ha (0.72 ac) 
Density    297 units/ha 
Height  7 storeys  
Floor Area Ratio (FAR)  3.0 max. 
Number of Residential Units 86 units  
Amount of Commercial Space None 
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4      STADIUM STATION TOD PLAN  

A Transit Oriented Development Plan is currently being developed for the area near the Stadium LRT 
Station. This is the third of the City’s TOD projects.  The Stadium Station TOD Plan boundary is shown on 
the map below and roughly corresponds to an 800 metre radius around the Stadium LRT Station.    

This Plan is in its early stages. The first community workshop was held on January 21, 2009.  The Plan is 
scheduled to be complete in December 2009.  The project brochure distributed at the first workshop 
indicated that the Plan will identify a suitable mix of land uses and densities for the area, as well as 
circulation routes for pedestrians, cyclists, buses and cars.  The Plan will build on many of the positive 
features and community facilities that exist in the area.  In order to make sure the Plan can be successful, 
the Consultants will do a number of background and technical studies on issues such as traffic impact, 
parking needs, as well as assessing the market demand for housing and commercial floorspace in the area.  

 
 
 
 
 
 
 
 Locations of Development Activity in the Stadium Station TOD Plan Area 

  
                                                           
1 Plan Size is approximate 

Stadium Station TOD Plan Land Use Statistics 
Plan Size 91 ha (224 ac)1 
Potential Residential Units to be determined 
Population Forecast to be determined 
Potential Commercial Space to be determined 
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A. Tango 
Address 8224 - 8228 Jasper Avenue 
Zoning (DC2) Site Specific Development  
 Control Provision  
Current Status Rezoning Application in  
 Circulation 
Site Size 0.14 hectares (0.35 ac)  
Density   679 units/ha  
Height 29 storeys  
Floor Area Ratio (FAR) 8.7 max.  
Number of Residential Units 95 units  
Amount of Commercial Space None  
 
 
 
 

B. Regency Developments 
Address 10660  85 Street  
Zoning (DC2) Site Specific Development  
 Control Provision  
Current Status Rezoning Application in  
 Circulation 
Site Size 1.88 ha (4.65 ac)  
Density   479 units/ha  
Height 35 storeys  
Floor Area Ratio (FAR) 6.0 max.  
Number of Residential Units 900 units  
Amount of Commercial Space 3,000 m2 (32,292 sq ft) maximum  
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5        ALBERTA AVENUE REVITALIZATION STRATEGY 

The Alberta Avenue Revitalization initiative began in 2005 
with a vision and strategy.  The study area included a 
large area centred on 118 Avenue, shown in Figure 2: 
Alberta Avenue Study Area.  Then, in 2007, the City 
undertook rezoning of portions of this area to facilitate the 
implementation of the vision for the area.  These areas 
are shown below in Figure 3: Alberta Avenue Proposed 
Rezoning.   

 
 Figure 3: Alberta Avenue Proposed Rezoning 
 
  
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                                           
2 The site size is approximate and refers to the study area as shown in Figure 2 above.  

Alberta Avenue Revitalization Strategy Plan Area Land Use Statistics  
Site Size 415 ha (1,025 ac)2 
Potential Residential Units 3,097 units 
Population Forecast Not Available 
Potential Commercial Space  2,926 m2 (31, 500 sq ft) 

Figure 2: Alberta Avenue Study Area 

Attachment 2

Page 115 of 299 Report 2009DCM032 - Attachment 2



 

Technical Report – Review of Selected Competing Redevelopment and Intensification Efforts in Other Parts of Edmonton Page 19 
June 4, 2009  

 
Location of Development Activity in Alberta Avenue Revitalization Strategy Plan Area 

 
 
 
 
A. Assisted Living Facility – Vanguard College 
Address 10404 121 Avenue and 10311 122 Avenue 
Zoning (US) Urban Services Zone 
Current Status Development Permit Issued March 12, 2009 
Site Size 0.81 ha (2.01 ac) 
Density  179 units/ha 
Height 3 storeys max.  
Floor Area Ratio (FAR)  Information Unavailable  
Number of Residential Units 145 units 
Amount of Commercial Space None 
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6       OLIVER AREA REDEVELOPMENT PLAN (ARP) AREA 

The Oliver neighbourhood is Edmonton’s most dense neighbourhood.  Located immediately west of 
downtown, it has a residential population of over 15,000 people.  At the time the last Oliver ARP was 
prepared, the committee felt that the neighbourhood was nearly at full build out and no projected population 
was provided in the plan.   

The Oliver neighbourhood has undergone redevelopment since the adoption of the Oliver ARP in 1997. 
Several new buildings such as the Illuminada I and II have added further to its residential population.  While 
Oliver may not have the same redevelopment potential as some areas reviewed in this technical report, 
there is still redevelopment occurring.  Five large projects currently underway in Oliver are summarized on 
the next two pages.    

 
 
 
 
 
 
 
 
 
 Locations of Development Activity in Oliver ARP Area 

 
                                                           
3 Plan Size is approximate 

Oliver ARP Area Land Use Statistics 
Plan Size 174 ha (430 ac)3 
Potential Residential Units Not Available 
Population Forecast Not Available 
Potential Commercial Space Not Available 
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A. The Pearl 
Address    11949, 11955, 11959, & 11961 Jasper Ave 
Zoning (DC2) Site Specific Development  
 Control Provision 
Current Status Rezoning Application in Circulation 
Site Size 0.29 ha (0.72 ac) 
Density  600 units/ha 
Height 35 storeys 
Floor Area Ratio (FAR) 6.0 max. 
Number of Residential Units 174 units 
Amount of Commercial Space 600 m2 (6458 sq ft) 
 
 
 

B. Meridian Plaza  
Address  10142 111 Street  
Zoning (CO) Commercial Office Zone  
Current Status Under Construction  
Site Size 0.49 ha (1.21 ac)  
Density  235 units/ha  
Height 10 storeys   
Floor Area Ratio (FAR) 7.0 max.  
Number of Residential Units 115 units  
Amount of Commercial Space  Not Available  
 
C. The Serenity 
Address 11765 Jasper Avenue  
Zoning  (DC1) Direct Development  
  Control Provision  
Current Status  Under Construction   
Site Size   0.14 ha (0.35 ac)   
Density    457 units/ha  
Height  12 storeys   
Floor Area Ratio (FAR)   6.0  max. 
Number of Residential Units 64 units  
Amount of Commercial Space  Not Available 
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D. The Venetian 
Address 10333 112 Street  
Zoning (DC1) Direct Development  
 Control Provision  
Current Status Under Construction  
Site Size 0.45 ha (1.21 ac)  
Density 322 units/ha  
Height 7 storeys  
Floor Area Ratio (FAR) 4.0 max.  
Number of Residential Units 145 units  
Amount of Commercial Space     Not Available  
 
E. The Oliver  
Address 10022 110 Street  
Zoning (RA9) High Rise Apartment Zone  
Current Status Development Permit Issued with  
 conditions. Project is on hold.  
Site Size 0.21 ha (0.52 ac)  
Density  323 units/ha  
Height 14 storeys  
Floor Area Ratio (FAR) 3.0 max.  
Number of Residential Units  68 units 
Amount of Commercial Space Not Available 
 
 
 

 
 

Attachment 2

Page 119 of 299 Report 2009DCM032 - Attachment 2



 

Technical Report – Review of Selected Competing Redevelopment and Intensification Efforts in Other Parts of Edmonton Page 23 
June 4, 2009  

7         WEST ROSSDALE 
West Rossdale is located in the valley just south of Downtown.  In 2008, the City of Edmonton identified this 
area as a special project and an Urban Design Plan is currently being drafted for the area in order to 
establish a clear plan for the redevelopment of the area prior to selling any land that the City owns there.   

The draft plan contains a development concept that would involve a significant increase in both residential 
population and commercial space.  The draft Urban Design Plan is expected to be complete in Spring 2009. 

Currently, there is one development taking place in the area and this development is summarized on the 
following page. 

       
 
 
 
 
 
Location of Development Activity in West Rossdale 

 
 

West Rossdale Land Use Statistics  
Site Size 22.5 ha (55.5 acres)  
Potential Residential Units 1,500 units 
Population Forecast 4,000 people  
Potential Commercial Space 3,716 m2 (40,000 sq ft) 
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A.  Rossdale Green 
Address 9614 105 Street  
Zoning (RA9) High Rise Apartment Zone  
Current Status Development Permit Issued January 2008  
Site Size 0.14 ha (0.35 ac)  
Density 325 units/ha   
Height 12 storeys  
Floor Area Ratio (FAR) 3.0 max.  
Number of Residential Units 55 units  
Amount of Commercial Space          Not Available 
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Other Redevelopments 
 

8      STATION POINTE 

Location  66 Street to 129 Avenue and south of Fort Road to the CNR Line  
Zoning  (DC1) Direct Development Control Provision 
Current Status Land for sale by City of Edmonton to Developer  
Site Size  21 ha (52 ac)  
Density    370 units/ha max.  
Height  18 storeys max.  
Floor Area Ratio (FAR)  4.9 max.  
Number of Residential Units  1000 units 
Amount of Commercial Space  6,968 m2 (75,000 sq ft) 

 
 
Site Plan for Station Pointe 
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9      BELLWETHER PARK 
 

Location Bounded by 132 Street on the west, 130 Avenue on 
  the south, 130 and 129 Street to the east and 132 Avenue to the north  
Zoning  (DC2.688) Site Specific Development Control Provision 
Current Status Rezoning Approved January 22, 2007  
Site Size  6.6 ha (16.3 ac)  
Density    114 units/ha  
Height  4 storeys   
Floor Area Ratio (FAR)  1.5 max.  
Number of Residential Units   750 units 
Amount of Commercial Space  None 

 
 
Site Plan for Bellwether Park 
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10      VILLAGE AT GRIESBACH 
Location Bounded by 153 Avenue to the north, 97 Street to the east, 137 Avenue to 

the south, and 113 A Avenue to the west  
Zoning Multiple Zones, predominantly DC2 and 940 Special Area  
Current Status Partially built out, Stage 7 is currently under construction 
Site Size 251 ha (620 ac)  
Density  17 units/ha  
Height 4 storeys max  
Floor Area Ratio (FAR)  n/a  
Number of Residential Units 4,274 units  
Amount of Commercial Space 117,000 m2 (1,259,378 sq ft)  

 
 

Site Plan for Griesbach 
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11     CENTURY PARK  
 

Location Former Heritage Mall Site, East side of 111 Street, North of 23 Avenue  
Zoning  (DC2) Site Specific Development Control Provision  
Current Status  Phase I – Century One is complete and being occupied. Phase II – 

Regent is under construction.   
Site Size  17.4 ha (43 ac)  
Density  166 units/ha  
Height     24 storeys max.  
Floor Area Ratio (FAR)  1.75 max.  
Number of Residential Units 2,886 units  
Amount of Commercial Space 32,000 m2 (344,000 sq ft)  

 
 
Site Plan for Century Park 
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12  STRATHEARN HEIGHTS 
 

Location  Bounded by 95 Avenue, 87 Street, Strathearn Drive and 90 Street  
Zoning (DC2) Site Specific Development Control Provision  
Current Status Subdivision Application in circulation at the City  
Site Size 8.9 ha (22.0 ac)  
Density 197units/ha  
Height    23 storeys max. 
Floor Area Ratio (FAR) 3.4 max.  
Number of Residential Units 1,750 units  
Amount of Commercial Space 3,716 m2 (40,000 sq ft)  

 
 
 
Site Plan for Strathearn Heights 
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3.0 CONCLUSION 

The following table shows residential units and commercial space for areas reviewed in this technical paper.  For 
residential units and commercial space, two projections for each are included.  Full build out potential as projected in 
the plans and zoning for the areas as a whole is listed under the “Full Build Out Potential” columns.  The total number 
of units and commercial space that are currently being developed within those areas are listed in the column 
“Developments Underway.”   

 
Table 1: Summary of Development Potential and Projects Underway in Other Parts of Edmonton 

 Residential Units Commercial Space 
Redevelopment 
Area 

Full Build Out 
Potential 

Developments 
Underway 

Full Build Out 
Potential 

Developments 
Underway 

Downtown (Information 
Unavailable) 2,789 units (Information Unavailable) 9970 m2  

(107,316 sq ft) 

The Quarters 11,373 units 62 units 63,948 m2  

(688,330 sq ft) (Information Unavailable) 

Downtown North 
Edge 4,638 units 1,720 units (Information Unavailable) 2322 m2  

(25,000 sq ft) 
Stadium Station 
TOD 

(Information 
Unavailable) 995 units To be determined 3,000 m2  

(32,292 sq ft) 

Alberta Avenue 3,097 units 145 units 2,926 m2  
(31,500 sq ft) 0 

Oliver (Information 
Unavailable) 566 units (Information Unavailable) 600 m2  

(6458 sq ft) 

West Rossdale 1,500 units 55 units 3,716 m2  
(40,000 sq ft) (Information Unavailable) 

Station Pointe 1,000 units 1,000 units 6,968 m2  

(75,000 sq ft) 
6,968 m2  

(75,000 sq ft) 

Bellwether Park 750 units 750 units 0 0 

Village at Greisbach 4,274 units 4,274 units 117,000 m2  
(1,259,378 sq ft) 

117,000 m2  
(1,259,378 sq ft) 

Century Park 2,886 units 2,886 units 32,000 m2  
(344,445 sq ft) 

32,000 m2  
(344,445 sq ft) 

Strathearn Heights 1,750 units 1,750 units 3,716 m2  
(40,000 sq ft) 

3,716 m2  
(40,000 sq ft) 

Total 31,268 units 16,992 units 230,274 m2 
(2,478,649 sq ft) 

175,576 m2 
(1,889,884 sq ft) 
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1.0 INTRODUCTION 

1.1 PURPOSE 

The purpose of this report is to identify potential gains from the removal of building height limits associated 

with the Airport Protection Overlay (APO) in the Edmonton Zoning Bylaw which would allow for 

redevelopment and intensification efforts in locations throughout the Downtown Edmonton and edge 

neighbourhoods, pertaining to the Central Core, as part of the Edmonton City Centre Airport (ECCA) Impact 

Assessment.  The intensification of areas through the removal of the APO is a by-product of the closure of 

the ECCA that would allow for intensification of areas that currently have height restrictions associated with 

the APO, but also would add additional competing developments to the redevelopment of ECCA lands, as 

identified in other technical reports that support the ECCA Impact Assessment. 

1.2 REPORT ORGANIZATION 

The Report is organized into four Sections. 

Section 1.0  INTRODUCTION provides an overview of the purpose of this report, contains a series of 

objectives, background information, and the description of the study area. 

Section 2.0  METHODOLOGY provides the description of the methodology employed to develop this 

study, its qualifiers, assumptions and limitations. 

Section 3.0  ANALYSIS is organized in subsections according to each neighbourhood within the study 

area.  Following a general description of the neighbourhood, a summary of the 

development potential is outlined in tabular form to illustrate the overall intensification 

potential for that neighbourhood, in terms of increased building height and density.  

Section 4.0  CONCLUSION reviews the findings of Section 3.0 and provides recommendations to how 

the development opportunities identified in this report should be evaluated given 

Edmonton’s current and future development initiatives, and existing policies of statutory 

plans related to establishing building height limits. 

1.3 OBJECTIVES 

This report has the following objectives: 

• To identify opportunities and potential gains from intensification within the study area should the 

APO limits be removed; 

• To develop capacity estimates for additional residential units and associated population, and 

commercial and office floor space that could be accommodated; 

• To provide recommendations to how the development opportunities identified in this report should 

be evaluated given Edmonton’s current and future development initiatives, and existing policies of 

statutory plans related to establishing building height limits. 
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1.4 BACKGROUND 

On October 8, 2008, the City of Edmonton Executive Committee of Council directed City Administration to 

undertake an assessment of the potential impacts related to the possible closure of the ECCA lands as a 

general aviation airport.  The work to date on the ECCA lands by City Administration has provided a high 

level identification of the potential impacts of the possible closure and redevelopment of the ECCA lands, 

nonetheless the need for further research on off-site impacts due to the removal of the APO has been 

identified as a valid component to be investigated.   

Currently, the Edmonton Zoning Bylaw 12800, using the Airport Protection Overlay (APO), provides for the 

safe operation of the ECCA through the federal regulation of building heights and land uses in the vicinity of 

the Airport and the four runway approaches as follows: 

• the Inner Horizontal Surface, being a plane established at a consistent elevation of 45.72 m above 

the airport reference point and extending outward to a radius of 2438.4 m; 

• the Conical Surface, being a surface measured out from the outer circumference of the inner 

horizontal surface and rising in a 1:20 slope to 76.21 m above the level of the Inner Horizontal 

Surface; 

• the Take Off/Approach Surface, consisting of inclined planes diverging upwards and outwards 

from a fixed point at the end of the runway; 

• the Transitional Surfaces, prescribed by Transport Canada, consisting of inclined planes diverging 

outwards from the side of the Take Off/Approach Surfaces until it intersects the Inner Horizontal 

Surface or as otherwise specified. 

The APO restricts development within portions of the Central Core, which consists of the Downtown and the 

neighbourhoods and areas that have a strong inter- relationship with the Downtown, which have different 

characters and development expectations than mature neighbourhoods.  According to the City of 

Edmonton’s new draft Municipal Development Plan, The Way We Grow, these areas encompass Boyle 

Street, McCauley, The Quarters, Central McDougal, Queen Mary Park, Oliver, University of Alberta, 

Garneau, Strathcona, Cloverdale, Riverdale and Rossdale.  For the purpose of this report the study area 

encompasses portions of the Downtown, and the Oliver Neighbourhood.   
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Figure 1 – Central Core (The Way We Grow) 

 

Source: The Way We Grow: City of Edmonton Municipal Development Plan – Draft October 15, 2008  pg.100 

The current height limits on buildings has an impact on residential and commercial development.  The 

maximum building height in the Downtown Development area is 815.34 m above sea level.  The actual 

height varies within that area, depending on base elevation.  Restriction of alternatives for high forms of 

development is not the only constraint imposed by the APO, as there may also be financial implications to 

the City in terms of lost tax revenue. 

Edmonton’s Downtown and other affected edge neighbourhoods of the Central Core would benefit from the 

removal of the APO by allowing for more intensification of uses, more design creativity regarding height and 

expansion of uses in adjacent areas.  However, there must be a more comprehensive analysis of the actual 

development potential of the areas affected by the APO and key implications within the Edmonton's 

Planning policies to inform the Executive Committee and Council and support the decision making process 

on the possible closure of the Edmonton City Centre Airport.  
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2.0 METHODOLOGY 

2.1 OVERVIEW 

The methodology employed on this report was developed in consultation with the Planning and 

Development Department, and applied a qualitative approach employing qualifiers that are based on 

planning principles and practices indentified among the development industry.  The following summarizes 

the main stages of the methodology applied in this report: 

1. Neighbourhoods south of the ECCA that are currently affected by the APO limitations were 

identified consistent with the Edmonton City Centre Airport (ECCA) Impact Assessment Request 

for Proposal. 

2. Edmonton’s most recent planning initiative –the City’s new draft MDP The Way We Grow defines 

the Central Core as being among the prime lands for intensification.  A study area was determined 

within the neighbourhoods encompassing the Central Core based on the APO boundaries.  

Neighbourhoods within the Central Core that were excluded from the study area are addressed 

further on within this section.  

3. A site section criteria was developed taking into consideration a minimal parcel size appropriate for 

high rise development and the current type of development on found the ground.  Vacant parcels 

and/or parcels containing parking developments not accessory to other developments were the 

primary focus of this exercise. 

4. Aerial photographs and AutoCAD Base maps available from the City’s archives were used in order 

to identify the appropriate sites based on the site selection criteria. 

5. An approach to establish factors that combine the appropriate building height / density standards 

was developed based on criteria that have high consideration for planning principles with the 

outcome of quality building forms, mix of uses and integration with surrounding developments.  

Density is expressed in both units per hectare and Floor Area Ratio. 

6.  The maximum density factors under the current zonings and the building height / density factors 

were applied to selected sites.  In each case, total numbers of units and commercial / office spaces 

were tabulated in order to determine the additional lift resulting from the removal of the APO. 

Several assumptions were made during the course of this analysis as follows: 

1. Statutory documents referred to by this report were assumed to have been undertaken with fair 

public participation, with concerns incorporated in the final products.   

2. Zoning parameters currently being applied or proposed by statutory documents concerning the 

study area were deemed adequate to neighbourhood contexts without further adjustments. 

3. The priority for choosing a site was given to those that were readily available for development in 

detriment of those that needed to be consolidated with other lots in order to create a parcel large 

enough to undertake high rise development.  
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4. Based on the assumption that the removal of the APO would allow for increased residential and 

employment opportunities in the study area, the sections below outline: how lands were identified 

for potential redevelopment; how building height may be affected by the removal of the APO; and, 

the potential population growth and additional commercial / office / retail space that may be 

achieved with the removal of the APO. 

5. In order to calculate the population forecast, the City’s Neighbourhood profile was considered for 

both the Downtown and Oliver neighbourhoods, and a 1.4 persons per unit was applied across the 

board. 

2.2 STUDY AREA 

The areas affected by the APO are shown on Map 1 – Key Plan Airport Protection Overlay.  For the purpose 

of this report the study area encompasses portions of the Downtown, and the Oliver Neighbourhood.  These 

areas are part of the larger Central Core area identified in the City’s new draft MDP The Way We Grow.   

When discussing the Central Core the City’s new draft MDP The Way We Grow notes the importance of 

ensuring that the Central Core area continues to be a prime focus for employment and residential growth.  

The objective of Section 2.4 Central Core is to “Create a strong downtown characterized by high density, 

mixed-use, transit and pedestrian oriented and excellent urban design.”  To support this objective Policy 

2.4.1.2 states “Promote the Downtown as the prime focus of Edmonton’s central growth.”   

When discussing employment opportunities the draft MDP states “Promote the growth of office employment 

opportunities across the city, with the Downtown as the primary focus.” (Objective 5.1.1).  To support this 

objective the following policies are put forth: “Preserve and strengthen the role of the Downtown as the 

premier employment centre in the city through the active promotion of high quality office development.” 

(Policy 5.1.1.2); “Include office space above the ground floor in mixed-use centres to provide local services 

and employment opportunities.” (Policy 5.1.1.3); and “Encourage office development around LRT stations 

and transit centres.” (Policy 5.1.1.4).   

2.3 SITE SELECTION 

This report’s analysis focuses on vacant parcels of land (e.g. at grade parking lots) located in the portions of 

the Downtown and Oliver Neighbourhood which are impacted by the APO as seen in Map 2 – Vacant 

Parcels Affected By Airport Protection Overlay.  Information regarding the areas targeted for redevelopment 

was gathered from various approved plans and information obtained from Planning and Development 

Department staff.   

In discussions with Planning and Development Department staff it was determined that only those parcels of 

land which were two or more lots in size had any immediate potential for redevelopment.  Single parcels 

were deemed a second priority unless they could be consolidated with adjacent parcels of land.  Therefore 

this report’s statistical analysis focuses upon parcels of vacant land that are a minimum of two city lots in 

size and/or a minimum of 0.2 hectares.  
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The sites that were deemed vacant but do not have the minimal size described above were tabulated on a 

second priority list and could benefit from increased density but not necessarily from increased height, if the 

planning principles listed in Section 2.1 above were carried forward. 

2.4 BUILT FORM 

Planning and Development Department staff emphasized the importance of maintaining current planning 

practices with regards to the development of high rise development in the City of Edmonton.  Planning 

principles that would apply to any high rise development include: preservation of view corridors; the 

minimization of shadows onto surrounding sites; the building of slim towers between 500 – 750 m2 at the 

tower level with podium bases containing commercial / office / retail uses; and human scaled frontage.  The 

range of floor plate sizes at the tower level would allow for a minimum of four and a maximum of eight 

market units per floor. 

Without building height limits, the cut off is determined by the maximum FAR adequate for various sizes of 

sites.  Usually, a large site can provide a better transition to surrounding developments by tapering down the 

scale and mass of building height.  Similar undertakings were conducted in other North American cities such 

as San Francisco, and rather than a definitive answer, it is a matter of testing different height levels that may 

result in a building mass based on the following design principles: 

• ensure the building are of a human scale at the street level; 

• moderate the mass of the building so that it steps up or down to its neighbourhood; 

• provide enough articulation to soften the perception of a place. 

2.5 BUILDING HEIGHT AND DENSITY 

Consistent with what has been described in previous sections of this report, the maximum allowable density 

must been increased in order to achieve the objective of higher forms of developments within the study 

area.  The testing approach discussed with the Planning and Development Department employed an initial 

33% incremental increase to building height on selected sites having regard for the underlying zoning.  

Despite the additional building height, most sites zoned (HA) Heritage Zone, (EZ) Enterprise Zone, (CMU) 

Commercial Mixed Use Zone, and (MSC) Main Street Commercial Zone would be able to accommodate 

taller buildings without substantial increase in FAR, by simply applying better design.   

Furthermore, it was found that the new draft Downtown Plan was given a similar approach to its proposed 

zones.  The short list of districts within the Downtown Plan that would need to increase the FAR to allow for 

additional building height includes the (HDR) High Density Residential Zone, (RMX) Residential Mixed Use 

Zone, and (EZ) Enterprise Zone, the latter having regard to its transition to the Downtown North Edge Study. 

Therefore, additional increments were given to a maximum FAR ranging from 8.5 to 10 (approximately 750 

to 900 units per hectare, market size units), acknowledging the fact that some districts within the new draft 

Downtown Plan, like the (CCA) Core Commercial Arts Zone, would allow up to a 14.0 FAR.  Consideration 

was given to Plan objectives of the districts subject to the APO limitations comparing to these other office 

oriented districts such as the (CCA) Core Commercial Arts Zone.  
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In the Oliver neighbourhood most sites are zoned (DC1) Direct Development Control Provision or (RA9) 

High Rise Apartment Zone.  The RA9 zone, outside the Downtown area is an exception of the analysis 

above, thus the 33% incremental approach holds true for that particular zone.  Nonetheless, based on most 

recent DC2 approved by Council in the Downtown and edge neighbourhoods, in this study an additional 

building height and FAR increase was given to the sites zoned RA9 (or DC1).  Therefore potential high rise 

developments in the Oliver Neighbourhood to ensure continued attractiveness to developers, given its 

proximity to the Downtown, would require flexibility in the application of building height and FAR.   

High density development in the Oliver Neighbourhood under current zoning allows for a 6.0 FAR which is 

being built to a maximum of 12 – 15 storeys in height and includes a substantial commercial component 

(50% of the FAR).  In this exercise, the slim tower approach allowed by the removal of the APO could easily 

reach 25 to 30 storeys within the Oliver Neighbourhood and up to 40 storeys within the Downtown Plan 

area.   Therefore within this study the final FAR applied within the Oliver Neighbourhood was 5.0 to 6.0 (0.5 

for commercial / 0.5 for office development) representing 500 units per hectare (market size units). 

2.6 LIMITATIONS 

The methodology applied to this report contains the following limitations:  

1. The areas included in this report do not represent a comprehensive inventory of all potential 

development activity in selected neighbourhoods but rather specific areas where infill projects and 

redevelopment would be likely from a land use planning perspective.  Specifically, long term 

potential redevelopment sites that contain vacant, older (non-historic) buildings at the end of their 

economic cycle were not included.  The criteria for selecting non-vacant potential redevelopment 

sites would be subjective, since market conditions, land ownership would have to be factored in 

and could infer a more optimistic picture of the current development potential of the study area. 

2. The perception of density is a matter of how comfortable a place feels given its design and social 

characteristics and while this report acknowledges this matter as factual it only considers the 

perception of density as a valid concern from a high level perspective without getting into the 

detailed analysis for any particular selected site. 

3. The area known as the Downtown North Edge Development Study, is bounded by 101st Street to 

the east, 117th Street to the west, 105th Avenue to the south and 108th Avenue to the north involves 

portions of the neighbourhoods of Queen Mary Park and Central MacDougall, which are some of 

the most ethnically diverse communities in Edmonton.  Several areas within these older 

neighbourhoods are undergoing rejuvenation, many of which are centered around the various 

ethnic businesses that can be found there.  These neighbourhoods contain a variety of housing 

types and are also impacted partially by the APO restrictions.   

4. Nonetheless, the areas within the Downtown North Edge Development Study that are affected by 

the APO have building heights delineated by planning principles with a focus on the desired 

outcome as building mass with human scaled frontages.  Although the maximum allowable 

densities being considered within the Downtown North Edge Development Study area are higher 

than current Edmonton standards, the methodology employed by this study considered that 
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increasing building height within the Downtown North Edge Development Study Area would be in 

conflict with the overall development concept of this study which was concluded in January 2005.  

5. The Boyle Street McCauley Plan, Bylaw 10704 affected by the APO falls within the Chinatown 

North Special Commercial sub area which envisions the area for low intensity business uses being 

up to 4 storeys in height.  The other area affected by the APO is the Housing and Renewal 

Transition sub area.  This sub area proposes a mix of commercial uses and low to medium density 

residential development.  Any suggestion of rezoning these sub areas to high rise residential would 

be in conflict with overarching objectives of the plan. 
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3.0 REDEVELOPMENT AND INTESIFICATION 

3.1 DOWNTOWN 

As of 2008 approximately 10,000 people live in the Downtown core.  The City of Edmonton is undertaking a 

new Downtown Plan to replace the last plan approved in 1997.  While the current the Capital City Downtown 

Area Redevelopment Plan (ARP), Bylaw 11400 was intended as a 10 year plan for the Downtown, the new 

Plan aims to reflect a 20 year time period with enough flexibility to allow for new opportunities and to rapidly 

respond to challenges.  A key strategic objective identified in the draft Downtown Plan is to implement 

zoning changes that will reinforce and diversify the mix of land uses in the Downtown, to facilitate higher 

density housing, commerce and office uses, expand educational and institutional uses and ensure the 

development of human scale, high quality buildings, public spaces and amenities in support of an 

economically healthy, sustainable business environment.   

The plan proposes uplift in building height, density and FAR in all districts; Commercial Core, Warehouse 

District, Jasper Avenue, the Capital City District, and the McKay Avenue District, but it ties in the uplift with 

the envisioned built form for each district, thus the APO is not the only variable restricting high forms of 

development.  Generally the uplift proposed in the draft Downtown Plan allows for additional 1/3 (33.33%) 

increase in building height. 

According to the draft Downtown Plan, there are approximately16.8 hectares of potentially developable 

parking lots throughout the Downtown core with the majority of developable land being located in the 

Warehouse District where almost 60% of the Downtown’s surface parking is located. 

Downtown is a major regional employment centre – home to more than 65% of the commercial office space 

in the City.  Commercial construction reached a high in 2005, dropped through 2006 and has risen through 

2007.   

The following chart summarizes the intensification potential for the Downtown without the APO restriction.  

The total number of units and commercial space of these potential redevelopments are outlined in the chart. 

One-off sites, as described in Section 2.0 Methodology were not included in the calculations. 

APO Removal: Downtown Intensification Potential  

Total Site Size 6.2433 hectares  

Potential Residential Units 1,927 units  

Potential Commercial Space  46,167 m2 

Population Forecast 2,696 

 

Table 1: Downtown Intensification Potential in areas affected by the APO removal 
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3.2 OLIVER NEIGHBOURHOOD 

Oliver is a high density residential community with over 17,000 residents and developing commercial strips 

along Jasper and 104th Avenues. Oliver is one of Edmonton’s oldest neighbourhoods and because of its 

wide range of amenities and central location is one of the City’s more popular, and younger, 

neighbourhoods.  The neighbourhood is nearly at full build out and few sites were identified for 

intensification.   

According to the Oliver Redevelopment Plan (ARP), Bylaw 11618, increased density and traffic are the main 

concerns identified by residents of the area.  The Plan recognizes there is a need to enhance the 

commitment to the retention of Oliver’s diversity of housing forms by providing greater incentive for the 

retention of the significant number of older single detached homes.  The Plan also calls for stronger support 

for the development of a high quality pedestrian oriented commercial corridor along Jasper Avenue and 

enhanced protection of the residential interior of the neighbourhood from incompatible land uses and high 

volumes of vehicular traffic. 

Nonetheless, the vision for Oliver for the next 10 – 15 years foresees the neighbourhood as the major high 

density residential core of the City, supporting both of the City’s major employment centres, the Downtown 

and the University area, where higher density multi-unit housing in the City core is likely to occur, blending 

family-oriented housing and commercial developments. 

The following chart summarizes the intensification potential for the Oliver Neighbourhood without the APO 

restriction.  The total number of units and commercial space of these potential redevelopments are outlined 

in the chart. One-of sites, as described in Section 2.0 Methodology were not included in the calculations. 

APO Removal: Oliver Neighbourhood Intensification Potential 

Total Site Size 3.5242 hectares 

Potential Residential Units 1,252 units 

Potential Commercial Space 17,621 m2 

Population Forecast 1,723 

 

Table 2: Oliver Neighbourhood Intensification Potential in areas affected by the APO removal 
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4.0  CONCLUSION 

The following table shows residential units and commercial space for areas reviewed in this report. 

Redevelopment Area Residential Units Population Commercial Space 
Downtown 1,927 2,696 46,167 m2 

Oliver 1,252 1,723 17,621 m2 

Total 3,179 4,419 63,788 m2 

 

Table 3: Summary of Intensification Potential in areas affected by the APO removal 

Intensification efforts that may be undertaken due to the removal of the APO are bound by the City’s limited 

capacity regardless of the approach of the analysis being undertaken.  These intensification efforts have to 

give consideration to the following: 

• Potential future development opportunities through the consolidation of existing vacant single 

parcels with adjacent properties.  Within this report these parcels were not part of the statistical 

analysis due to their existing size.  

• Potential future development opportunities through the redevelopment of long term potential 

redevelopment sites that contain vacant, older (non-historic) buildings at the end of their economic 

cycle are subject to further analysis.  Within this report these parcels were not part of the statistical 

analysis as they are not readily available for redevelopment. 

• The built form of the any proposed development will need to integrate with the existing built form in 

the area and consider any Planning and Development initiatives for the area such as urban village, 

main street, and /or transit-oriented development.  

• Market conditions such as the absorption rate for condominium units and office space at the time 

that the development is being considered. 

• Proposed development will be required to undertake traffic and servicing capacity studies to 

determine what the impact of the proposed development will be on these services in the area. 

• The built form will need to be designed to mitigate any environmental effects such as loss sun light 

(shadowing) and wind tunneling. 

• Current statutory documents will need to be reviewed and potentially amended to consider the 

integration of any proposed increase in height above that currently allowed within these statutory 

documents and the Zoning Bylaw.  

• Community consultation will need to be undertaken as part of any initiative, whether it be led by the 

City or a private developer, to look at increasing height above that currently allowed within the 

Downtown or Oliver Neighbourhood.  
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Introduction 
This study was undertaken by Colliers International Consultants to determine what 
absorption rate and market share could be expected at the Edmonton City Centre 
Airport (ECCA), based on a City of Edmonton forecast of dwelling unit demand by type. 
 

Population Forecast 
The population forecast used for projecting dwelling unit demand was provided by 
Applications Management Consulting at the traffic zone and traffic district level.  City 
–wide aggregated totals for each age group were used for the projection years 
provided:  2016, and 2041.  The following table shows the total population used for 
the dwelling unit forecast, which nets out selected population that does not affect the 
demand for market residential.  According to the data, the population in 2006 was 
725,711, and is forecast to increase to 883,929 by 2016 and 1,139,825 by 2041. 
   

Population

2006 725,711          
2016 883,929          
2041 1,139,825        
 
The population is projected to grow by 158,218 people, or an average of 15,822 per 
year between 2006 and 2016.  This growth represents an annual average growth rate 
of 2.0% in Edmonton.  Between 2016 and 2041, the population is projected to grow by 
a further 255,896 people, or an average of 10,236 people per year.  Over the 25-year 
period, growth will average 1.0% per year city-wide. 
 

Increase

Annual 

Average Annual %

2006 to 2016 158,218          15,822             2.0%
2016 to 2041 255,896          10,236             1.0%  

 
The following charts show how the population age profile of the city is projected to 
change in the projection years. 
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Methodology 
The projection of housing demand in Edmonton is based on the age specific population 
projection described above.  With the projection of the population by age, and the 
age-specific propensities for maintaining a household in a particular dwelling or tenure 
type, one is able to forecast the demand for dwellings based on population growth and 
demographic change.  The inherent assumption of this forecast is that it does not 
assume that the units will be built, rather it is only a forecast of what would need to 
be built in order to accommodate the projected City population, given the current 
occupancy patterns. Those occupancy patterns, or Headship Rates, are shown in the 
following table, and are from the 2006 national Census. 
 

The chart shows that Edmonton residents largely prefer to maintain households in 
single detached residences for much of their lives.  From age 35 to after 75, single 
detached homes are the single most-preferred housing format, peaking in the 45 to 54 
age group in which 36% of the population maintains a household in a single detached 
dwelling.1  Single detached homes become less favourable towards the later stages of 

                                            
1 For Census purposes, a household has one household head, who is primarily responsible for 
paying bills and household operation. 
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life, but on average, maintaining one’s own private household does not, as total 
headship rates increase through the age groups to 64% for those aged 75 plus. 
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The preference to live in an apartment has an early peak of 22% of the population 
aged 25 to 34 before dropping to 15% for those aged 35 to 54.  After age 54, 
apartment preference increases once again, reaching 28% for the 75 plus age group.  
Other Ground Oriented dwellings include town houses, duplexes, and other attached 
dwellings with access directly to the ground, and are, on average, the choice of 8% to 
9% of people over the age of 25. 
 
It should be noted that, with the exception of single detached homes, the above rates 
are aggregates of multiple dwelling unit types.  The forecast below is based on the 
detailed types and aggregated to these three categories for ease of display and 
analysis. 
 
For the purposes of this report, the rates shown above are being held constant for the 
life of the projection.  While it would be reasonable to expect the rates to change 
over time, by maintaining the current rates, this forecast is much more conservative.  
The general trend in Canadian cities is towards increased densification, and if 
adjusted rates were used, they would move towards higher multi-family rates over 
time.  The ECCA land use plan contains only multi-family residential, so by maintaining 
the current rates, this forecast will show slower absorption than if modified rates were 
used. 

Dwelling Unit Forecast 
The following chart shows the forecast demand for dwelling units, by type, in the City 
of Edmonton in 2016 and 2041.  Total demand for single detached homes will increase 
from a calculated 147,330 in 2006 to 188,209 by 2016 and to 255,655 by 2041. 
 
Apartment demand will grow from 103,157 in 2006 to 130,555 by 2016, and to 175,662 
by 2041.  Other ground oriented units will see demand growth from 43,037 in 2006 to 
54,485 in 2016, and 70,698 by 2041. 
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In terms of additional demand, single detached homes will continue to represent the 
lions share of development on a unit by unit basis.  From 2006 to 2016, there will be 
demand for an additional 40,879 single detached, 27,398 apartment, and 11,448 other 
ground oriented units.  Single detached will represent 51% of new home demand 
between 2006 and 2016.  From 2016 to 2041, the forecast suggests there will be new 
demand for 67,446 single detached homes, 45,107 apartments, and 16,212 other 
ground oriented units. 
 

Single 

Detached Apartments

Other 

Ground 

Oriented

Total All 

Units

2006 to 2016 40,879                27,398         11,448       79,725       
2016 to 2041 67,446                45,107         16,212       128,766     

Units per Year 3,095                  2,072           790            5,957         

Additional Demand by Unit Type
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Absorption at ECCA – 3b 
The preliminary land use plan for ECCA shows 11,199 apartment residences and 330 
ground oriented multi-family units.  The following table uses the dwelling unit 
projection from above and information collected on current and upcoming major 
developments in the City.  The analysis establishes the current competition and 
calculates the pace of absorption at ECCA assuming that the developments all have 
equal market appeal. 
 
It has been determined that there are almost 35,000 residential units that could be 
built in major developments or redevelopments that are currently in the planning 
process. This figure does not include ECCA lands.  At the projected rate of new 
demand for multi-family units between 2006 and 2016, there will be 27,192 units 
absorbed between 2009 and 2016.  This will leave 7,718 units remaining from current 
projects after 2016.  In 2016, if ECCA units come on-line, there will be 19,559 multi-
family units in the development pipeline.  The model also anticipates the addition of 
competitive supply elsewhere, which is currently unknown, and is therefore difficult 
to quantify.  Other competition is included in two scenarios as a residual calculation 
which results in total City-wide multi-family supply equalling the 20-year average 
multi-family housing starts of 2,278 per year in the Low Range, and 2,717 starts per 
year to match the 15-year trend in the High Range.   
 
At the average absorption rate per year from 2016 to 2041, and assuming all units are 
considered equal to the market, absorption of all units at ECCA would take between 
23 and 28 years.   
 

Current Major Development in Edmonton 34,910        Units

Apartments 2,740          per year
OtherGround Oriented 1,145          per year

Total Multi-family 3,885          per year

2009 to 2016 Absorption Total 27,192        Units

Balance of Current Developments after 2016 7,718          Units

2016 to 2045 Potential Multi-family Supply

Balance of Current Developments 7,718          Units 7,718         Units
Edmonton City Centre Airport 11,529        Units 11,529       Units
Other Competition* 37,703        Units 48,678       Units

Total 56,950        Units 67,925       Units

Apartments 1,804          per year

Other Ground Oriented 648             per year
Total Multi-family 2,453          per year

23 to 28 Years

 2006 to 2016 Projected Pace of Absorption (units)

Low Range

ECCA Absorption Model

* Calculated to bring total 25-year supply to the 20-year average MF starts of 2278/yr (low range); and
 2717/yr to match the 15-year annual average MF starts (high range)

High Range

 2016 to 2041 Projected Pace of Absorption (units)

Edmonton Airport Development Timing

Absorption Period
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Retail and Service Commercial Demand Assessment 
 
For the purposes of this commercial brief, the Primary Trade Area (PTA) is 
considered to be the ECCA site itself.  The Secondary Trade Area (STA) is shown 
on the following map, and is estimated to span the area from the Yellowhead 
Trail to roughly 112 Avenue in the south, and from past 142 Street to 
approximately 82 Street.  The population in the STA is estimated at 
approximately 25,000 in 2009 and is projected to grow to over 26,700 by 2014; 
and increasing at a modest .18% per year thereafter1. 
 

 
 
The projected build-out population of the PTA is 24,286.  For the purposes of 
estimating commercial demand potential from these residents, we have assumed 
a 25-year development timing.   
 
PTA Resident Spending 

Based on the anticipated population of the ECCA Lands, and our estimates of 
the future personal disposable income (PDI) of residents within the trade area, 
the table below illustrates that at build out, there would be approximately 
$448 million in spending retail spending generated by residents of the ECCA 
lands.  The spending is expected to be comprised of $65.3 million at 
Supermarkets, $50.3 million at General Merchandise stores, $21.5 million at 
home centre and hardware stores, and over $100 million at new car dealers. 
 

                                                 
1 Population growth rate for the STA was extrapolated from traffic zone projections to 2016 and 2041 by 
Applications Management Consulting Ltd. 
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RETAIL EXPENDITURE POTENTIAL, Build-out

Edmonton Municipal Airport -- PTA

Build-Out
POPULATION 24,286                   

INCOME (PDI) 35,278$                 

TOTAL INCOME POTENTIAL $856,749,480

RETAIL SALES / INCOME 52.3%

TOTAL RETAIL POTENTIAL $448,138,400

Supermarkets 65,336,881$          

Convenience and specialty food stores 7,627,795$            

Beer, wine and liquor stores 11,896,541$          

Pharmacies and personal care stores 18,153,977$          

General merchandise stores 50,306,535$          

Clothing stores 18,956,138$          

Shoe, clothing accessories and jewellery stores 6,253,077$            

Home centres and hardware stores 21,517,386$          

Home electronics and appliance stores 18,016,651$          

Furniture stores 10,648,977$          

Home furnishings stores 8,423,416$            

Specialized building materials and garden stores 7,297,194$            

Sporting goods, hobby, music and book stores 11,854,398$          

Computer and software stores 1,852,817$            

Miscellaneous store retailers 10,545,074$          

New car dealers 100,484,463$        

Used and recreational motor vehicle and parts dealers 24,218,866$          

Gasoline stations 54,748,211$          

TOTAL RETAIL EXPENDITURES 448,138,400$        

Source: Colliers International Realty Advisors, 2009  
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PTA Net Retail Spending 

The following table outlines what the net retail spending potential of the ECCA 
Lands would be based on the assumption that the retail uses within the ECCA 
Lands themselves would capture a proportion of the overall gross expenditure 
potential.  The capture rates shown for each category reflect a typical pattern 
of consumer habit, whereby convenience-type spending is more likely to occur 
in the local community, and comparable goods spending flows more to large 
regional and super-regional shopping centres as well as destination shopping 
nodes, and areas near places of work.  In this situation, the net spending that 
would be expected to remain within the ECCA is lower than in comparable 
developments, due primarily to the region-serving Kingsway Garden Mall, as 
well as the other retailers along Kingsway. 
 
Maintaining conservative capture rates while also establishing a critical mass 
will promote a healthy commercial environment within the ECCA, 
characterized by high occupancy rates, strong lease values, and high volumes 
of customer traffic.  Furthermore, it reinforces a City-wide commercial 
hierarchy, which promotes more environmentally sustainable shopping habits. 
 
The anticipated capture rates are illustrated below.  Total net expenditures 
are expected to reach $75.2 million at build-out.  This would be comprised of 
over $22.8 million in Supermarket spending; and $15.0 million at General 
merchandise stores. 
 

NET RETAIL EXPENDITURES, Build-Out

Edmonton Municipal Airport -- PTA

Market 

Capture Build-Out
(%)

Supermarkets 35% $22,867,908

Convenience and specialty food stores 35% $2,669,728

Beer, wine and liquor stores 35% $4,163,789

Pharmacies and personal care stores 35% $6,353,892

General merchandise stores 30% $15,091,961

Clothing stores 10% $1,895,614

Shoe, clothing accessories and jewellery stores 10% $625,308

Home centres and hardware stores 10% $2,151,739

Home electronics and appliance stores 15% $2,702,498

Furniture stores 15% $1,597,347

Home furnishings stores 15% $1,263,512

Specialized building materials and garden stores 10% $729,719

Sporting goods, hobby, music and book stores 10% $1,185,440

Computer and software stores 15% $277,923

Miscellaneous store retailers 15% $1,581,761

Automobiles and Related Merchandise 10% $10,048,446

TOTAL COMMERCIAL $75,206,585

Source: Colliers International Realty Advisors, 2009  
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Net Commercial Floor Area 

The net warranted floor area is the retail and service commercial floor area 
that is supported by the net spending from the PTA, at productivity levels 
(sales per sq.ft.) which represent typical sales in new developments.  The table 
below shows the total floor area, by major category, supported by the net PTA 
spending.  It is estimated the PTA residents would support almost 264,000 
sq.ft. of retail space on-site at the build-out of the community.  This total net 
retail demand would be comprised of over 31,000 square feet of supermarket 
space, 51,000 square feet of general merchandise stores, and almost 100,000 
square feet of service commercial businesses. 
 

NET WARRANTED RETAIL FLOOR AREA, Build-Out
Edmonton Municipal Airport -- PTA

Sales 

Reqm't Build-Out
($/Sq. Ft.)

Supermarkets $750 31,136                   

Convenience and specialty food stores $1,000 2,726                     

Beer, wine and liquor stores $650 6,541                     

Pharmacies and personal care stores $650 9,982                     

General merchandise stores $300 51,371                   

Clothing stores $450 4,302                     

Shoe, clothing accessories and jewellery stores $650 982                        

Home centres and hardware stores $300 7,324                     

Home electronics and appliance stores $1,300 2,123                     

Furniture stores $400 4,078                     

Home furnishings stores $950 1,358                     

Specialized building materials and garden stores $250 2,981                     

Sporting goods, hobby, music and book stores $600 2,018                     

Computer and software stores $550 516                        

Miscellaneous store retailers $500 3,230                     

Automobiles and Related Merchandise $300 34,204                   

Service Commercial 60% 98,923                   

TOTAL COMMERCIAL 263,796                 

Source: Colliers International Realty Advisors, 2009  
 
Total Commercial Demand 

Assuming that the PTA residents will contribute approximately 65%-70% of the 
potential expenditures at build out, an additional 15%-20% is anticipated to be 
derived from the Secondary Trade Area (STA), and a further 10%-15% from 
inflow trade.  This pattern is observed at commercial centres at a variety of 
scales.  Taken collectively these expenditures comprise 100% of the potential 
expenditures, which translates into approximately 378,000 sq.ft. of retail and 
service commercial floor area at build-out. 
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There would be demand for over 40,700 sq.ft. of Supermarkets, almost 70,000 
sq.ft. of General Merchandise stores, and over 138,000 sq.ft. of Service 
Commercial, including restaurants, financial institutions, personal services, 
some medical services, etc. 
 

NET DEMAND ORIGINS at Build-Out

Edmonton Municipal Airport

PTA STA Inflow Total
68% 17% 15% 100%

Supermarkets 30,491          4,157            6,114          40,761         

Convenience and specialty food stores 2,670            364               535             3,569           

Beer, wine and liquor stores 6,406            873               1,285          8,564           

Pharmacies and personal care stores 9,775            1,333            1,960          13,068         

Other general merchandise stores 50,307          8,001            10,290        68,597         

Clothing stores 4,212            2,010            1,098          7,321           

Shoe, clothing accessories and jewellery stores 962               459               251             1,672           

Home centres and hardware stores 7,172            3,422            1,870          12,464         

Home electronics and appliance stores 2,079            661               484             3,224           

Furniture stores 3,993            1,270            929             6,193           

Home furnishings stores 1,330            423               309             2,062           

Specialized building materials and garden stores 2,919            1,393            761             5,072           

Sporting goods, hobby, music and book stores 1,976            943               515             3,433           

Computer and software stores 505               161               118             784              

Miscellaneous store retailers 3,164            1,006            736             4,906           

Automobiles and Related Merchandise 33,495          15,982          8,731          58,208         

Service Commercial 96,873          21,229          20,842        138,944       

TOTAL COMMERCIAL 258,328        63,687          56,826        378,841       

Source: Colliers International Realty Advisors, 2009  
 
Commercial Configuration 

While the above noted tables outline the amount of warranted retail space, the 
table below defines a sample hierarchy of commercial centres that could be 
developed for the ECCA Lands based on shopping centre types and demand 
levels.  Further, this table defines how much land area should be allocated for 
each type of retail format, using a 26% land efficiency factor. 
 

COMMERCIAL CONFIGURATION

Edmonton Municipal Airport

Square Feet Acres

Community Shopping Centre 208,300           18.4    

Neighbourhood Convenience (2) / Streetfront 170,500           15.0    

Total Square Feet 378,800           33.4    

Source: Colliers International Realty Advisors, 2009

Buildout Population

24,286
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Commercial Sites and Format 

The following table describes more detailed characteristics about the sample 
commercial layout, with descriptions of what each type of centre or 
commercial area could become.  The table provides a description of the typical 
merchandise mix and size, as well as the number of potential sites in ECCA and 
a range of total square feet that the commercial centres could become. 
 
Commercial Type Description Size Number in 

ECCA 
Total 
square 
feet 

Neighbourhood 
Convenience / 
Streetfront 
Commercial 

Small grocery-
anchored 
convenience 
commercial: 
gas station, 
convenience 
store, 
groceries, 
limited 
services, 
restaurants. Or 
streetfront. 

Minimum 
50,000-60,000 
sf 

3 
neighbourhood 
centres or 2 
plus high street 
district 

150,000 TO 180,000 

Community 
Shopping Centre 

Ranging from 
Local-serving to 
community-
level, offering 
groceries, 
convenience 
goods, some 
apparel, 
restaurants and 
services  

10-20 acre sites 
with 100,000-
125,000 square 
feet of 
commercial in 
each 

2 200,000 TO 250,000 

Total 
  5 sites 350,000 To 

430,000 sf 
  

 
If 350,000 square feet of commercial space was created on the ECCA lands, it 
would satisfy the equivalent of less than 25% of demand generated by the 
anticipated ECCA population alone.  If 430,000 square feet were provided, it 
would satisfy 30% of PTA demand.  The balance, and virtually all STA demand, 
would flow to other businesses, both locally and elsewhere in the City. 
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Commercial Design and Development Principles  

The following planning principles should be considered in planning for future 
retail / service commercial uses in the conceptual redevelopment of the ECCA 
Lands: 

Accessibility 

� Retailers require their premises to be easily accessible to the buying 
public.  Access/egress by way of vehicle and pedestrian traffic 
signalization is encouraged where possible.     

 

Signage and Visibility 

� Ensure entrances to parking lots are properly identified with signs, if 
possible. Animation of the parking lot entrances will provide a positive 
image to visitors and will increase repeat visits.  

� Some retailers require high exposure premises in order to perform 
competitively within their respective markets.  This is typically realized 
by orienting storefronts and/or signage toward main thoroughfares, 
commercial corridors, or popular streets.   

� Establish Signage Guidelines as quickly as possible.  This will enable the 
land owners to maintain control over the visual attractiveness of the 
commercial frontages. 

 

Parking 

� A parking ratio of 4.5 stalls for every 1,000 square feet of commercial 
space is often demanded by major retailers.  In fact, some major 
retailers require 5 stalls for every 1,000 square feet of commercial 
space.   

� Easy circulation throughout the parking lot is very important to ensuring 
that customers return.  Driveway aisles should provide a width that will 
enable vehicular traffic to comfortably manoeuvre in and out of the 
parking lot.   

� Retailers also want to know that the parking facility will appeal to their 
customers and employees, particularly women. Attractive design 
elements including landscaping, walkway treatments (interlocking brick, 
stamped concrete, stamped asphalt, etc.), powerful lighting that 
illuminates the facility beyond traditional standards, directories and 
directional signage are very important.  Security may be required to 
ensure that the parking lot is as safe as possible at all times, especially 
after daytime working hours. 
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Opportunities and Challenges 

The following is an assessment of the opportunities and challenges that can be 
expected in the development of the ECCA commercial areas.  The criteria 
identified are shown on the left.  They are accompanied by a brief description 
and followed by the identification of advantages and challenges. 

 
1. Regional Shopping 

Competition 
 

Edmonton is still dominated by regional and 
Super-Regional shopping nodes including Kingsway 
Garden Mall, South Edmonton Common and West 
Edmonton Mall.   
 

Opportunity:  Edmonton has a number of prominent shopping destinations, 
however, the proposed community to be developed on the ECCA lands is in 
very close proximity to Kingsway Garden Mall, and an additional regional 
scale shopping centre is not recommended for the ECCA site. 
 
 

2. Neighbourhood 

Node Competition 

Areas in and around the ECCA Lands do not have a 
significant amount of neighbourhood commercial 
 

Opportunity:  There is the opportunity to develop some neighbourhood 
centres serving the local population as part of an effective and sustainable 
commercial hierarchy. 
  
 

3. Arterial and 

Highway Commercial 

Competition 

There are few major highway-oriented 
commercial opportunities in this area of 
Edmonton 
 

Opportunity:  ECCA Lands, combined with complementary Kingsway retail 
could become a commercial destination, attracting inflow trade from 
throughout the City. 
  
 

4. Resident Market The proposed residential communities comprising 
the ECCA Lands will provide the primary trade for 
the ECCA Lands commercial. 
 

Opportunity:  There is anticipated to be a substantial population to 
support the contemplated commercial aspects of the project, and growth 
prospects are very strong. 
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5. Pass-By Market The volumes of pass-by traffic, both of residents 
and visitors to and from the City, provide a 
significant demand sector for commercial services.   
 

Opportunity:  The anticipated large volumes of vehicle traffic on the 
proposed road network will support destination businesses that require 
exposure to potential customers. 
 
 

6. Major Nodes Kingsway Garden Mall is a significant commercial 
node. 
 

Opportunity:  Kingsway Garden Mall can serve the regional commercial needs 
of the future ECCA population. 
 
 

7. Growth of Markets The growth of the PTA and passing traffic will 
influence the scale and type of commercial that 
can thrive in the ECCA Lands plan. 
 

Opportunity:  As the market area population increases, it increases the 
viability of the businesses that serve it.  Businesses in the ECCA Lands will 
derive benefit from population increases in the neighbourhoods and in the 
communities in close proximity. 
 
 

8. Critical Mass Need to create a critical mass of commercial floor 
space to ensure a strong variety of stores and 
services.  Critical mass is necessary for all 
commercial nodes, big and small. 
 

Opportunity:  The ECCA Lands commercial should be able to attain a critical 
mass of commercial activity over time.  Commercial uses should be 
concentrated in order to gain critical mass for destination, neighbourhood 
and convenience uses. 
 
 

9. Compactness Must ensure that neighbourhood commercial 
areas are compact to promote easy pedestrian 
flow and comparison shopping.  
 

Challenge:  Effective site planning will be necessary to ensure relative 
compactness of all commercial types. 
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10. Accessibility Must ensure that commercial areas have strong 
accessibility for a variety of patrons. The 
commercial businesses should have convenient 
vehicle and pedestrian access. Integration with 
the LRT Stations. 
 

Opportunity:  Accessibility to commercial opportunities in the ECCA Lands 
should be gained via the proposed road network system.  Pedestrian 
accessibility from residential neighbourhoods is provided by sidewalks and via 
direct connection to LRT Stations.  
 
 

11. Anchors 

 

Must ensure that the commercial areas have 
strong traffic-generating uses.  It will be in the 
developer/investors’ interests to secure high 
quality anchor tenants at each commercial node. 
 

Opportunity:  Anchor tenants will be attracted to the commercial sites in the 
ECCA Lands.  The strong market potential for commercial will attract anchors 
such as food stores. 
 
 

12. Mixed Use The location of the civic, institutional, and 
recreational land uses would increase activity 
around the commercial uses.  A mix of uses can 
enhance the identity of the area and attract a 
greater number of visitors/shoppers for a greater 
number of reasons. 
 

Challenge:  The ECCA site is proposed to contain development at a variety 
of densities, and while mixed use areas are desirable, they may only be 
achieved in the Commercial Core area. 
 
 

13. Convenience Planned commercial nodes should be positioned to 
offer convenience to their markets.   
 

Challenge:  The Neighbourhood Commercial component of the ECCA should 
be located in proximity to multi-family areas while also connecting to the 
lower density residential and industrial sites within the plan area. 
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14. Human-scale The neighbourhood commercial areas should be 
designed for a comfortable experience, with 
strong pedestrian orientation.  Design controls, 
and the size and scale of warranted commercial 
development can work in tandem to ensure strong 
pedestrian orientation and a comfortable 
experience. 
 
Shopping areas should be limited to two blocks 
surrounding an anchor or between two anchors. 
 

Opportunity:  There should be plans for human-scale commercial in the 
neighbourhood commercial areas.   
 
 

15. Continuity Should ensure that retail uses are located at-
grade and form a continuous ribbon through the 
commercial nodes to promote pedestrian 
movement.  Planning activities should consider 
retail continuity at the design stage, and have 
retail at ground level, in a contiguous pattern. 
 

Opportunity:  The ECCA Lands detailed plans can be developed from design 
elements that create continuity within the neighbourhood commercial areas.   
 
 

16. Uniqueness Notwithstanding a common theme, individual 
buildings should be unique to promote a 
destination development. It will be in the 
community and the developers’ interests to 
create a unique and interesting shopping 
environment that appeals to a broad customer 
base. 
 

Opportunity:  The ECCA Lands plan can be developed from design elements 
that create uniqueness and enhance the shopping experience. 
 
 

17. Lot Size Commercial lot sizes should be large enough to 
attract a wide array of potential developers and 
builders.  
 

Opportunity:  Lot subdivision should be pursued by developers where 
possible and appropriate to address smaller individual lot sizes. 
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18. Tenant Spaces 

and Frontages 

Should encourage the development of some 
smaller tenant spaces and narrow frontages (12 to 
15 feet) to assist in creating a greater sense of 
variety.  It will be in the community and the 
developers’ interests to create a vibrant and 
successful shopping area. 
 

Opportunity:  Narrow frontages typical in large integrated developments 
promote pedestrian comfort.  These can be pursued in the neighbourhood 
commercial area. 
 
 

19. Merchandise Mix The merchandise mix should sufficiently reflect 
the market segments to which it caters. It will be 
in the community and the developers’ interests 
for this development to have a scale and variety 
of retailers that is warranted by the trade area. 
 

Opportunity:  ECCA Lands can be planned with a merchandise mix that is 
responsive to the market. 
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Retail and Service Commercial Demand Assessment 
 
For the purposes of this commercial brief, the Primary Trade Area (PTA) is 
considered to be the ECCA site itself.  The Secondary Trade Area (STA) is shown 
on the following map, and is estimated to span the area from the Yellowhead 
Trail to roughly 112 Avenue in the south, and from past 142 Street to 
approximately 82 Street.  The population in the STA is estimated at 
approximately 25,000 in 2009 and is projected to grow to over 26,700 by 2014; 
and increasing at a modest .18% per year thereafter1. 
 

 
 
The projected build-out population of the PTA is 28,773.  For the purposes of 
estimating commercial demand potential from these residents, we have assumed 
a 25-year development timing.   
 
PTA Resident Spending 

Based on the anticipated population of the ECCA Lands, and our estimates of 
the future personal disposable income (PDI) of residents within the trade area, 
the table below illustrates that at build out, there would be approximately 
$530 million in spending retail spending generated by residents of the ECCA 
lands.  The spending is expected to be comprised of $77.4 million at 
Supermarkets, $59.6 million at General Merchandise stores, $25.5 million at 
home centre and hardware stores, and almost $120 million at new car dealers. 
 

                                                 
1 Population growth rate for the STA was extrapolated from traffic zone projections to 2016 and 2041 by 
Applications Management Consulting Ltd. 
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RETAIL EXPENDITURE POTENTIAL, Build-out

Edmonton Municipal Airport -- PTA

Build-Out
POPULATION 28,773                        

INCOME (PDI) 35,278$                      

TOTAL INCOME POTENTIAL $1,015,039,640

RETAIL SALES / INCOME 52.3%

TOTAL RETAIL POTENTIAL $530,934,900

Supermarkets 77,408,297$               

Convenience and specialty food stores 9,037,080$                 

Beer, wine and liquor stores 14,094,505$               

Pharmacies and personal care stores 21,508,044$               

General merchandise stores 59,600,997$               

Clothing stores 22,458,409$               

Shoe, clothing accessories and jewellery stores 7,408,374$                 

Home centres and hardware stores 25,492,864$               

Home electronics and appliance stores 21,345,345$               

Furniture stores 12,616,445$               

Home furnishings stores 9,979,698$                 

Specialized building materials and garden stores 8,645,398$                 

Sporting goods, hobby, music and book stores 14,044,576$               

Computer and software stores 2,195,138$                 

Miscellaneous store retailers 12,493,345$               

New car dealers 119,049,625$             

Used and recreational motor vehicle and parts dealers 28,693,460$               

Gasoline stations 64,863,301$               

TOTAL RETAIL EXPENDITURES 530,934,900$             

Source: Colliers International Realty Advisors, 2009  
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PTA Net Retail Spending 

The following table outlines what the net retail spending potential of the ECCA 
Lands would be based on the assumption that the retail uses within the ECCA 
Lands themselves would capture a proportion of the overall gross expenditure 
potential.  The capture rates shown for each category reflect a typical pattern 
of consumer habit, whereby convenience-type spending is more likely to occur 
in the local community, and comparable goods spending flows more to large 
regional and super-regional shopping centres as well as destination shopping 
nodes, and areas near places of work.  In this situation, the net spending that 
would be expected to remain within the ECCA is lower than in comparable 
developments, due primarily to the region-serving Kingsway Garden Mall, as 
well as the other retailers along Kingsway. 
 
Maintaining conservative capture rates while also establishing a critical mass 
will promote a healthy commercial environment within the ECCA, 
characterized by high occupancy rates, strong lease values, and high volumes 
of customer traffic.  Furthermore, it reinforces a City-wide commercial 
hierarchy, which promotes more environmentally sustainable shopping habits. 
 
The anticipated capture rates are illustrated below.  Total net expenditures 
are expected to reach $89.1 million at build-out.  This would be comprised of 
over $27.0 million in Supermarket spending; and $17.8 million at General 
merchandise stores. 
 

NET RETAIL EXPENDITURES, Build-Out

Edmonton Municipal Airport -- PTA

Market 

Capture Build-Out
(%)

Supermarkets 35% $27,092,904

Convenience and specialty food stores 35% $3,162,978

Beer, wine and liquor stores 35% $4,933,077

Pharmacies and personal care stores 35% $7,527,815

General merchandise stores 30% $17,880,299

Clothing stores 10% $2,245,841

Shoe, clothing accessories and jewellery stores 10% $740,837

Home centres and hardware stores 10% $2,549,286

Home electronics and appliance stores 15% $3,201,802

Furniture stores 15% $1,892,467

Home furnishings stores 15% $1,496,955

Specialized building materials and garden stores 10% $864,540

Sporting goods, hobby, music and book stores 10% $1,404,458

Computer and software stores 15% $329,271

Miscellaneous store retailers 15% $1,874,002

Automobiles and Related Merchandise 10% $11,904,963

TOTAL COMMERCIAL $89,101,493

Source: Colliers International Realty Advisors, 2009  
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Net Commercial Floor Area 

The net warranted floor area is the retail and service commercial floor area 
that is supported by the net spending from the PTA, at productivity levels 
(sales per sq.ft.) which represent typical sales in new developments.  The table 
below shows the total floor area, by major category, supported by the net PTA 
spending.  It is estimated the PTA residents would support almost 306,000 
sq.ft. of retail space on-site at the build-out of the community.  This total net 
retail demand would be comprised of over 36,000 square feet of supermarket 
space, 59,600 square feet of general merchandise stores, and over 114,000 
square feet of service commercial businesses. 
 

NET WARRANTED RETAIL FLOOR AREA, Build-Out
Edmonton Municipal Airport -- PTA

Sales 

Reqm't Build-Out
($/Sq. Ft.)

Supermarkets $750 36,124                        

Convenience and specialty food stores $1,000 3,163                          

Beer, wine and liquor stores $650 7,589                          

Pharmacies and personal care stores $650 11,581                        

General merchandise stores $300 59,601                        

Clothing stores $450 4,991                          

Shoe, clothing accessories and jewellery stores $650 1,140                          

Home centres and hardware stores $300 8,498                          

Home electronics and appliance stores $1,300 2,463                          

Furniture stores $400 4,731                          

Home furnishings stores $950 1,576                          

Specialized building materials and garden stores $250 3,458                          

Sporting goods, hobby, music and book stores $600 2,341                          

Computer and software stores $550 599                             

Miscellaneous store retailers $500 3,748                          

Automobiles and Related Merchandise $300 39,683                        

Service Commercial 60% 114,771                      

TOTAL COMMERCIAL 306,056                      

Source: Colliers International Realty Advisors, 2009  
 
Total Commercial Demand 

Assuming that the PTA residents will contribute approximately 65%-70% of the 
potential expenditures at build out, an additional 15%-20% is anticipated to be 
derived from the Secondary Trade Area (STA), and a further 10%-15% from 
inflow trade.  This pattern is observed at commercial centres at a variety of 
scales.  Taken collectively these expenditures comprise 100% of the potential 
expenditures, which translates into approximately 435,000 sq.ft. of retail and 
service commercial floor area at build-out. 
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There would be demand for over 47,000 sq.ft. of Supermarkets, almost 80,000 
sq.ft. of General Merchandise stores, and over 160,000 sq.ft. of Service 
Commercial, including restaurants, financial institutions, personal services, 
some medical services, etc. 
 

NET DEMAND ORIGINS at Build-Out

Edmonton Municipal Airport

PTA STA Inflow Total
70% 15% 15% 100%

Supermarkets 36,124          4,157            7,108          47,389         

Convenience and specialty food stores 3,163            364               622             4,149           

Beer, wine and liquor stores 7,589            873               1,493          9,956           

Pharmacies and personal care stores 11,581          1,333            2,279          15,193         

Other general merchandise stores 59,601          8,001            11,930        79,532         

Clothing stores 4,991            2,010            1,235          8,236           

Shoe, clothing accessories and jewellery stores 1,140            459               282             1,881           

Home centres and hardware stores 8,498            3,422            2,104          14,023         

Home electronics and appliance stores 2,463            661               551             3,676           

Furniture stores 4,731            1,270            1,059          7,061           

Home furnishings stores 1,576            423               353             2,352           

Specialized building materials and garden stores 3,458            1,393            856             5,707           

Sporting goods, hobby, music and book stores 2,341            943               579             3,863           

Computer and software stores 599               161               134             893              

Miscellaneous store retailers 3,748            1,006            839             5,593           

Automobiles and Related Merchandise 39,683          15,982          9,823          65,488         

Service Commercial 114,771        21,229          24,000        160,000       

TOTAL COMMERCIAL 306,056        63,687          65,249        434,992       

Source: Colliers International Realty Advisors, 2009  
 
Commercial Configuration 

While the above noted tables outline the amount of warranted retail space, the 
table below defines a sample hierarchy of commercial centres that could be 
developed for the ECCA Lands based on shopping centre types and demand 
levels.  Further, this table defines how much land area should be allocated for 
each type of retail format, using a 26% land efficiency factor. 
 

COMMERCIAL CONFIGURATION

Edmonton Municipal Airport

Square Feet Acres

Community Shopping Centre 239,300           21.1    

Neighbourhood Convenience (2) / Streetfront 195,700           17.2    

Total Square Feet 435,000           38.3    

Source: Colliers International Realty Advisors, 2009

Buildout Population

28,773

 
 
Commercial Sites and Format 

The following table describes more detailed characteristics about the sample 
commercial layout, with descriptions of what each type of centre or 
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commercial area could become.  The table provides a description of the typical 
merchandise mix and size, as well as the number of potential sites in ECCA and 
a range of total square feet that the commercial centres could become. 
 
Commercial Type Description Size Number in 

ECCA 
Total 
square 
feet 

Neighbourhood 
Convenience / 
Streetfront 
Commercial 

Small grocery-
anchored 
convenience 
commercial: 
gas station, 
convenience 
store, 
groceries, 
limited 
services, 
restaurants. Or 
streetfront. 

50,000-60,000 
sf 

3 
neighbourhood 
centres or 2 
plus high street 
district 

150,000 TO 180,000 

Community 
Shopping Centre 

Ranging from 
Local-serving to 
community-
level, offering 
groceries, 
convenience 
goods, some 
apparel, 
restaurants and 
services  

10-20 acre sites 
with 125,000-
150,000 square 
feet of 
commercial in 
each 

2 250,000 TO 300,000 

Total 
  5 sites 400,000 To 

480,000 sf 
  

 
If 400,000 square feet of commercial space was created on the ECCA lands, it 
would satisfy the equivalent of less than 24% of demand generated by the 
anticipated ECCA population alone.  If 480,000 square feet were provided, it 
would satisfy 28% of PTA demand.  The balance, and virtually all STA demand, 
would flow to other businesses, both locally and elsewhere in the City. 
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Commercial Design and Development Principles  

The following planning principles should be considered in planning for future 
retail / service commercial uses in the conceptual redevelopment of the ECCA 
Lands: 

Accessibility 

� Retailers require their premises to be easily accessible to the buying 
public.  Access/egress by way of vehicle and pedestrian traffic 
signalization is encouraged where possible.     

 

Signage and Visibility 

� Ensure entrances to parking lots are properly identified with signs, if 
possible. Animation of the parking lot entrances will provide a positive 
image to visitors and will increase repeat visits.  

� Some retailers require high exposure premises in order to perform 
competitively within their respective markets.  This is typically realized 
by orienting storefronts and/or signage toward main thoroughfares, 
commercial corridors, or popular streets.   

� Establish Signage Guidelines as quickly as possible.  This will enable the 
land owners to maintain control over the visual attractiveness of the 
commercial frontages. 

 

Parking 

� A parking ratio of 4.5 stalls for every 1,000 square feet of commercial 
space is often demanded by major retailers.  In fact, some major 
retailers require 5 stalls for every 1,000 square feet of commercial 
space.   

� Easy circulation throughout the parking lot is very important to ensuring 
that customers return.  Driveway aisles should provide a width that will 
enable vehicular traffic to comfortably manoeuvre in and out of the 
parking lot.   

� Retailers also want to know that the parking facility will appeal to their 
customers and employees, particularly women. Attractive design 
elements including landscaping, walkway treatments (interlocking brick, 
stamped concrete, stamped asphalt, etc.), powerful lighting that 
illuminates the facility beyond traditional standards, directories and 
directional signage are very important.  Security may be required to 
ensure that the parking lot is as safe as possible at all times, especially 
after daytime working hours. 
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Opportunities and Challenges 

The following is an assessment of the opportunities and challenges that can be 
expected in the development of the ECCA commercial areas.  The criteria 
identified are shown on the left.  They are accompanied by a brief description 
and followed by the identification of advantages and challenges. 

 
1. Regional Shopping 

Competition 
 

Edmonton is still dominated by regional and 
Super-Regional shopping nodes including Kingsway 
Garden Mall, South Edmonton Common and West 
Edmonton Mall.   
 

Opportunity:  Edmonton has a number of prominent shopping destinations, 
however, the proposed community to be developed on the ECCA lands is in 
very close proximity to Kingsway Garden Mall, and an additional regional 
scale shopping centre is not recommended for the ECCA site. 
 
 

2. Neighbourhood 

Node Competition 

Areas in and around the ECCA Lands do not have a 
significant amount of neighbourhood commercial 
 

Opportunity:  There is the opportunity to develop some neighbourhood 
centres serving the local population as part of an effective and sustainable 
commercial hierarchy. 
  
 

3. Arterial and 

Highway Commercial 

Competition 

There are few major highway-oriented 
commercial opportunities in this area of 
Edmonton 
 

Opportunity:  ECCA Lands, combined with complementary Kingsway retail 
could become a commercial destination, attracting inflow trade from 
throughout the City. 
  
 

4. Resident Market The proposed residential communities comprising 
the ECCA Lands will provide the primary trade for 
the ECCA Lands commercial. 
 

Opportunity:  There is anticipated to be a substantial population to 
support the contemplated commercial aspects of the project, and growth 
prospects are very strong. 
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5. Pass-By Market The volumes of pass-by traffic, both of residents 
and visitors to and from the City, provide a 
significant demand sector for commercial services.   
 

Opportunity:  The anticipated large volumes of vehicle traffic on the 
proposed road network will support destination businesses that require 
exposure to potential customers. 
 
 

6. Major Nodes Kingsway Garden Mall is a significant commercial 
node. 
 

Opportunity:  Kingsway Garden Mall can serve the regional commercial needs 
of the future ECCA population. 
 
 

7. Growth of Markets The growth of the PTA and passing traffic will 
influence the scale and type of commercial that 
can thrive in the ECCA Lands plan. 
 

Opportunity:  As the market area population increases, it increases the 
viability of the businesses that serve it.  Businesses in the ECCA Lands will 
derive benefit from population increases in the neighbourhoods and in the 
communities in close proximity. 
 
 

8. Critical Mass Need to create a critical mass of commercial floor 
space to ensure a strong variety of stores and 
services.  Critical mass is necessary for all 
commercial nodes, big and small. 
 

Opportunity:  The ECCA Lands commercial should be able to attain a critical 
mass of commercial activity over time.  Commercial uses should be 
concentrated in order to gain critical mass for destination, neighbourhood 
and convenience uses. 
 
 

9. Compactness Must ensure that neighbourhood commercial 
areas are compact to promote easy pedestrian 
flow and comparison shopping.  
 

Challenge:  Effective site planning will be necessary to ensure relative 
compactness of all commercial types. 
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10. Accessibility Must ensure that commercial areas have strong 
accessibility for a variety of patrons. The 
commercial businesses should have convenient 
vehicle and pedestrian access. Integration with 
the LRT Stations. 
 

Opportunity:  Accessibility to commercial opportunities in the ECCA Lands 
should be gained via the proposed road network system.  Pedestrian 
accessibility from residential neighbourhoods is provided by sidewalks and via 
direct connection to LRT Stations.  
 
 

11. Anchors 

 

Must ensure that the commercial areas have 
strong traffic-generating uses.  It will be in the 
developer/investors’ interests to secure high 
quality anchor tenants at each commercial node. 
 

Opportunity:  Anchor tenants will be attracted to the commercial sites in the 
ECCA Lands.  The strong market potential for commercial will attract anchors 
such as food stores. 
 
 

12. Mixed Use The location of the civic, institutional, and 
recreational land uses would increase activity 
around the commercial uses.  A mix of uses can 
enhance the identity of the area and attract a 
greater number of visitors/shoppers for a greater 
number of reasons. 
 

Challenge:  The ECCA site is proposed to contain development at a variety 
of densities, and while mixed use areas are desirable, they may only be 
achieved in the Commercial Core area. 
 
 

13. Convenience Planned commercial nodes should be positioned to 
offer convenience to their markets.   
 

Challenge:  The Neighbourhood Commercial component of the ECCA should 
be located in proximity to multi-family areas while also connecting to the 
lower density residential and industrial sites within the plan area. 
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14. Human-scale The neighbourhood commercial areas should be 
designed for a comfortable experience, with 
strong pedestrian orientation.  Design controls, 
and the size and scale of warranted commercial 
development can work in tandem to ensure strong 
pedestrian orientation and a comfortable 
experience. 
 
Shopping areas should be limited to two blocks 
surrounding an anchor or between two anchors. 
 

Opportunity:  There should be plans for human-scale commercial in the 
neighbourhood commercial areas.   
 
 

15. Continuity Should ensure that retail uses are located at-
grade and form a continuous ribbon through the 
commercial nodes to promote pedestrian 
movement.  Planning activities should consider 
retail continuity at the design stage, and have 
retail at ground level, in a contiguous pattern. 
 

Opportunity:  The ECCA Lands detailed plans can be developed from design 
elements that create continuity within the neighbourhood commercial areas.   
 
 

16. Uniqueness Notwithstanding a common theme, individual 
buildings should be unique to promote a 
destination development. It will be in the 
community and the developers’ interests to 
create a unique and interesting shopping 
environment that appeals to a broad customer 
base. 
 

Opportunity:  The ECCA Lands plan can be developed from design elements 
that create uniqueness and enhance the shopping experience. 
 
 

17. Lot Size Commercial lot sizes should be large enough to 
attract a wide array of potential developers and 
builders.  
 

Opportunity:  Lot subdivision should be pursued by developers where 
possible and appropriate to address smaller individual lot sizes. 
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18. Tenant Spaces 

and Frontages 

Should encourage the development of some 
smaller tenant spaces and narrow frontages (12 to 
15 feet) to assist in creating a greater sense of 
variety.  It will be in the community and the 
developers’ interests to create a vibrant and 
successful shopping area. 
 

Opportunity:  Narrow frontages typical in large integrated developments 
promote pedestrian comfort.  These can be pursued in the neighbourhood 
commercial area. 
 
 

19. Merchandise Mix The merchandise mix should sufficiently reflect 
the market segments to which it caters. It will be 
in the community and the developers’ interests 
for this development to have a scale and variety 
of retailers that is warranted by the trade area. 
 

Opportunity:  ECCA Lands can be planned with a merchandise mix that is 
responsive to the market. 
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Industrial Market Highlights 
 
The Greater Edmonton city-wide industrial market totals approximately 95 million square 
feet. Since 2000 we have seen steadily increasing new construction, starting at 1 million 
square feet and peaking at 3 million square feet, with a matching amount of absorption 
over the same time period. However, the story was quite different for 2008, as a record 
was posted for new construction; but a dramatic reduction in absorption was experienced.  
 

Vacancy 

Overall industrial vacancy rate in Greater Edmonton has unexpectedly decreased slightly 
from the fourth quarter of 2008 from 3.17% to where it sits now at 2.99%, with 2,840,201 
square feet of available space now on the market.  
 
The Central Edmonton submarket (in which the ECCA is located) has almost 6 million 
square feet of industrial buildings, and a Q1 2009 vacancy rate of 2.28% -- slightly lower 
than the Greater Edmonton region as a whole.  Sales of industrial buildings in Central 
Edmonton (airport lands, Yellowhead Trail, and the industrial corridor along 121 Street 
south to approximately 106 Ave)  dropped in 2008 to less than $9 million after totaling 
almost $30 million in 2006 and 2007. 
 
 

 

Office Market Highlights 
 
With the recent economic shift and the drop in the price of oil, the Edmonton office 
market has undergone some changes. A telling indicator was the decision of the 
Provincial Government to place a moratorium on all leasing activity for an indefinite 
period of time. This decision, along with various other elements, has altered the supply 
and demand forecasts for the Edmonton office market from where they were just one year 
ago.  
 
The Edmonton Suburban office market consists of 141 buildings totaling just over eight 
million square feet. The inventory and the vacancy have increased substantially since the 
fourth quarter of 2008 due to new construction and former engineering/construction 
office space added back into the market.  
 
As a result of the new added new construction and large pockets of space becoming 
available in existing buildings, the current suburban availability rate is 8.94%; more than 
doubling from 3.35% at year’s end.  

Industrial District Market (Sq.Ft.) Vacancy (Sq.Ft) Vacancy Rate Vacancy (Sq.Ft) Vacancy Rate

Central Edmonton 5,961,376 125,082 2.10% 135,932 2.28%

Q1 2009Q4 2008
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The 118th Avenue area has a total office inventory of 763,640 square feet, and a current 
vacancy rate of 5.31%, which is still below the Downtown vacancy rate of 6.19% and the 
city-wide suburban office vacancy rate of 8.94%. 
 

 
While there has been a significant softening of both the office and industrial real estate 
markets in Edmonton in the last year, there is considerable optimism in the market.  
Edmonton remains an oil market, and with oil prices recently reaching $70US per barrel 
once again, and construction and trades costs dropping, major oil projects will likely be 
restarted after a 6-month hiatus. 
 
Outside of the traditional office and industrial markets, the existing programs and 
expanded facilities at NAIT could result in additional office/industrial land demand.  The 
following section presents several examples of universities, colleges, and technical 
schools that have neighbouring office/industrial developments that have been absorbed, 
either intentionally or not, by spin-off industries from the educational facility. 
 

Case Studies – Post Secondary Affiliated 
Office/Industrial Development 
 
There are literally hundreds of examples across North America where a post-secondary 
institution has established a relationship with private sector enterprises that are either 
related to specific, University related research initiatives, or form part of a strategic 
approach to technology/ research commercialization. 
 
 

Discovery Parks, University of British Columbia 

Discovery Parks is a private Canadian Trust with board representation by the University 
of British Columbia, Simon Fraser University, the British Columbia Institute of 
Technology, University of Victoria as well as other private and public sector 
organizations.  The mandate of the Trust is to support the commercialization and 
technology transfer activities of research and technologies developed at these post-
secondary institutions.  The Trust develops and manages approximately two million 
square feet of commercial research, office, institutional and light industrial class 
buildings specifically designed to the unique requirements of the high tech sector, 
including life sciences research, applied research, communications technologies, software 
development, etc. 
 

Class

Total 

Inventory 

(Sq.Ft)

Direct 

Vanacy 

(Sq.Ft)

Direct 

Vacancy 

Rate

Current 

Vacancy 

Rate Q1-'09

Net 

Absorption 

(Sq.Ft) 

Q1-'09

Net New 

Supply Q1-'09

Avg Asking 

Rental Rates

Top Rates & 

New Product

118th Ave 763,640 41,602 5.31% 5.31% -12,554 0 $15-$17 $22
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Discovery Parks has a long history of successful commercialization projects and 
companies and has fostered further expansion at the University of Victoria, Vancouver 
Island Technology Park, with particular focus on marine oriented research projects. 
 
This for-profit development model has supported economic development and 
reinvestment of real estate profits for post-secondary education. It has also led to spin-off 
real estate development models to support endowment fund growth through development, 
land sales & land leases and/or joint ventures.  
 

Vancouver Island Technology Park, University of Victoria 

The University of Victoria created the Vancouver Island Technology Park in 2001 to 
promote academic, industry, and government collaboration designed to lead to the 
establishment and maintenance of research and technology-based facilities in British 
Columbia. The park was developed on 35 acres and used a former hospital as its first 
building. This building, developed as a “green building,” has since been certified as the 
first Leadership in Environmental and Energy Design (LEED) Gold Certified Building in 
Canada. (LEED is a rating system developed by the U.S. Green Building Council.) 
 

Innovation Place Research Park, University of Saskatoon 

Established in 2000, Innovation Place in Regina, Saskatchewan, is one of Canada's 
newest university related research parks. Innovation Place is home to 30 clients in five 
buildings, employing more than 1,000 people. 
 
Located next to the University of Regina, the park features five buildings that host 
leading edge petroleum and environmental sciences research. The Terrace, the flagship 
building, was recognized for its excellence in environmental design. 
 

Torrey Pines Mesa, University of San Diego 

Years ago the City of San Diego set aside land on Torrey Pines Mesa, which is located 
adjacent to the University of San Diego, California (UCSD).  Occupancy within the City 
of San Diego property was limited to firms doing science research type work or corporate 
headquarters of more than 40,000 square feet.  
 
Since its inception the concept’s success has been greater than expected.  The property 
became the focal point of San Diego's biotech world with many pharmaceutical users, 
specifically Pfizer, occupying space and working with graduates of UCSD. There is also 
a UCSD veteran’s research hospital located nearby. 
 

Mission Bay, University of California San Francisco 

Mission Bay comprises layers of mixed uses, all surrounding a new research campus for 
UCSF built on 43 acres donated to the university as part of the overall redevelopment of a 
303-acre former rail yard. The UCSF campus itself is mixed use, including four major 

Attachment 2

Page 187 of 299 Report 2009DCM032 - Attachment 2



 5 

bioscience laboratory buildings; housing for more than 800 faculty, students, and staff; a 
community center; a childcare center; two garages; and a central green space. 
 
That institutional core is adjoined by an additional 14.5 acres set aside for a planned 
289-bed hospital center and by space for commercial bioscience uses being developed by 
both nonprofit and for-profit owners. Finally, both areas are buffered from downtown by 
a larger area for general office and retail development, along with thousands of more 
housing units (many affordable). The live-work population of the entire redevelopment 
district is projected to reach 9,000 by 2020. 
 

University Park at the Massachusetts Institute of Technology  

The University Park at MIT exemplifies a business park including various amenities. In 
addition to 1.5 million square feet of wet-lab facilities in nine buildings and 674 
residential units in five buildings, the park includes a 210-room hotel and conference 
center, two restaurants, a health club, a full-service grocery store, banking services and a 
childcare center. 
 

The Research Triangle Park, North Carolina: Building on a Legacy for 
Future Sustainability 

The Research Triangle Park (RTP) was founded in 1959 by government, university, and 
business leaders as a model for research, innovation, and economic development. By 
establishing a place where educators, researchers, and businesses could collaborate as 
partners, the RTP founders hoped to change the economic composition of the region and 
state, thereby increasing opportunities for North Carolina citizens.  
 
RTP is one of the oldest and largest examples of positive impact on an economy by 
strategic investments in education, infrastructure, and business climate. RTP’s success 
was built around its first-mover status in research parks, its ability to build a critical mass 
of technology companies and knowledge workers, and its linkages to the region’s 
universities’ R&D strengths.   
 
Over the past 50 years, the vision for RTP has transformed into the leading and largest 
planned research park in North America, recognized around the globe for its world-class 
R&D companies and contributions. Spanning 7,000 acres in total, with 20 million square 
feet of developed space, RTP is currently home to over 157 companies employing more 
than 39,000 knowledge workers in a wide array of industries. RTP is steeped in deep and 
robust relationships with three world-class research universities in close proximity: Duke 
University in Durham; North Carolina State University  in Raleigh; and the University of 
North Carolina at Chapel Hill.  
 
As the Research Triangle region has grown both outward and inward toward RTP, a host 
of amenities has developed around RTP. Currently, major initiatives are under way to re-
develop older RTP properties and encourage retail and residential development in parcels 
directly surrounding the park. Within a 4-mile radius of RTP’s boundaries, 13 million 
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square feet of built space and 15,000 acres are under development for office, commercial, 
retail, and industrial uses. In the same area, there are more than 40,550 housing units, 
offering executive housing, single-family homes, townhouses, and apartment units. The 
developments around RTP have contributed to a unique urban landmass with a 
tremendous impact on the region’s and state’s economic vitality and dynamism. No other 
campus location in the Research Triangle region has comparable access to such a broad 
mix of housing and retail opportunities. 
 
 

Implications for ECCA Office and Industrial 

The office real estate market in Edmonton is expected to experience a soft period brought 
on by the global recession, lower oil prices, and the resulting cancellation of a number of 
major oil extraction and refinement projects.  Edmonton is the major urban service centre 
for oil and energy-related companies, and the slow down in this sector has resulted in 
increased office vacancy levels across the City.  This is not expected to be a long-term 
condition.  As oil prices rise above the important $70US per barrel level, the industry, 
and office and industrial real estate markets should begin a slow recovery. 
 

Suburban Office/Industrial 

In the ECCA there is the potential for a variety of office/industrial products, ranging from 
pure office in a high-density mixed-use town centre to suburban-style office park, R&D 
campus, and business industrial.  The small overall potential supply of these products at 
ECCA, relative to the supply in the Greater Edmonton area, makes accurately forecasting 
demand somewhat of a challenge.  While typical industrial land parcel sizes in Edmonton 
are in the range of less than 10 acres, it is conceivable that the 17.5 acre mixed-use 
office/industrial and the 22-acre business industrial parcels could attract a single occupant 
or, more likely several occupants, for each, as inner-city parcels of this size are not 
common.   
 
Based on the successes seen in other post secondary-associated office industrial 
developments, and the unique opportunity of an accessible city centre site adjacent to 
NAIT, regional shopping, services, and a high-density transit-oriented town centre, the 
mixed-use office and business industrial lands would experience more business interest 
than comparable sites in a different location.  We would expect that all of the lands in 
these designations would be absorbed within 10 years of construction starting on the 
town centre’s other uses, and possibly sooner.   
 

Traditional Office 

Over the last 8 quarters, the City of Edmonton has added approximately 32,700 square 
feet of office space per month, on average.  Over that period, an average of 11,900 square 
feet has been absorbed each month.  If, after recovering from the current recession, the 
City absorbs a long-term average of 12,000 square feet of office space per month, or 
144,000 square feet per year, some of that demand would be available for office users 
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looking for a unique high-density town centre location such as the ECCA could offer.  It 
would be reasonable to expect that, starting in 2016, ECCA could absorb 5% of City-
wide traditional office demand, or 7,200 square feet per year, if appropriate lands and 
development opportunities were available.  Over 7 years, the accrued demand could 
support a 50,000 square feet office building; and over 14 years, two such buildings would 
be warranted. 
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Introduction 
The Consultant team has reviewed the ECCA Lands essentially as a new town centre 
within the City of Edmonton, one that among other things would contain a mix of land 
uses across the site.  In an effort to estimate the value of the lands to the City of 
Edmonton from a real estate perspective, Colliers International has made estimates of 
value relative to the specific land uses contemplated in the future.  While this 
consulting exercise does not constitute a formal appraisal, it is intended that the 
figures put forward reflect the market realities of May 2009, which will likely vary 
from the previous estimates of value.   
 
 

Current Market Activity 
Theoretically, the most accurate manner in which to track land values over the past 
year is to complete a Paired Sales Analysis.  This form of analysis compares parcels of 
land that sold in May 2008 and then resold in May 2009.  If it is possible to obtain five 
or six such sales (to remove transaction-specific motivation), a good indication of the 
land value trend can be obtained.  Unfortunately, no such sales are known to exist 
within the commercial and residential land market within the City of Edmonton due to 
reduced transaction volumes.  Even if one or two sales occurred, this would not be 
sufficient evidence to draw a conclusion because the individual motivations of one or 
two sales (i.e. foreclosure, change in business plans, etc.) tend to cloud market-
specific trends. 
 
However, the lack of Paired Sales Analysis information does not prevent the 
determination of market trends.  In fact, during times of significant movement (such 
as what is occurring in the market today), the indirect factors can be of greater 
relevance since they are not influenced by the specific motivations of individual sales.  
The indirect evidence that supports the notion of declining market values include the 
following: 
 

• The volume of land sales has decreased.  Increasing land transactions represent 
increasing demand since the supply of land remains constant.  As dictated by 
simple economics, when supply remains constant and demand decreases, price 
will decrease.  In the first quarter of 2007, there were 32 sales of commercial 
land in Metropolitan Edmonton including 16 sales within the City of Edmonton.  
In the first quarter of 2008, the volume of Metropolitan Edmonton commercial 
land sales dropped to 13 with only 5 sales in the City of Edmonton.  During the 
first quarter of 2009, there were only 5 commercial land sales in Metropolitan 
Edmonton and only 4 within the city itself. 

 

• Housing prices have decreased over the past twelve months.  According to the 
Edmonton Real Estate Board, single-family house prices within the City of 
Edmonton averaged $367,672 during May 2009 compared to $383,167 during 
May 2008.  This represents a decrease of 4.0% over the twelve-month period.  
Housing forms of higher density also dropped including a price decrease of 6.2% 
for condominium units and 12.3% for row housing.  Housing price trends are a 

Attachment 2

Page 193 of 299 Report 2009DCM032 - Attachment 2



 2 

strong indicator of residential land demand, which in turn will be a significant 
influence on residential land pricing. 

 

• Building permits have declined.  Another strong indicator that reflects demand 
for land is the value of building permits.  Although some building permit values 
are attributed to renovation projects, the majority pertains to new 
construction.  In order to construct a building, vacant land or a property that 
has a highest and best use as vacant is required.  For the first four months of 
2009, building permits within the city totalled only $608.3 million compared to 
$799.0 million during the first four months of 2008.  Building permits within the 
city have decreased in tandem with decreases to land demand.  This, in turn, 
has caused downward pressure on land values.  The CMHC reports that 
Edmonton housing starts declined 56% during 2008 and they have predicted 
housing starts to decline by a further 8% during 2009. 

 

• Vacancy rates for most property classes have increased.  Land prices escalate 
when the demand for land exceeds the supply of land.  Land demand will 
increase when existing buildings become full, necessitating the construction of 
new buildings to accommodate the additional demand created by residential 
and commercial occupants.  According to statistics provided by CMHC, the 
vacancy rate for apartments climbed from 1.5% during October 2007 to 2.4% 
during October 2008. 

 

• The economy is contracting.  During the first quarter of 2009, the Canadian 
economy contracted by a significant 5.4%.  The unemployment rate within the 
city has increased by 1.5 percentage points from April 2008 to April 2009.  
Property values are strongly correlated to economic cycles and therefore tend 
to decrease as the economy decreases. 

 

• Perception.  Everybody (or nearly everybody) in the real estate industry within 
Edmonton is of the opinion that land values have decreased over the past 
twelve months.  This is arguably the most important detail of all, because land 
price is a function of expectations, not an aggregation of input costs such as a 
car or a meal at a restaurant.  Land within a big city can be 100 times more 
expensive than land within a smaller town despite offering the same physical 
qualities.  Should you call ten agents, appraisers, and/or mortgage brokers, you 
will find that all ten will concur that a value decrease has occurred over the 
past year.  This will shape reality as much as any technical factor. 

 
 

Methodology 
It is recognized that the values associated with the current demonstration plans 
developed during the course of this assignment differ from those contemplated 
previously.  This issue reflects the fact that more conceptual planning has been done 
with respect to the specific land uses as well as some of the other features of the 
proposed development such as park space, storm water management, road networks 
etc.  In addition, the global economy has undergone some significant changes since 
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2008 with impacts on real estate market values being felt across every market in North 
America, and for that matter the world.  While real estate values are anticipated to 
rebound over time, this assignment treats both gross revenues and gross costs in 2009 
dollars in order to estimate the return to the City of Edmonton from a financial 
perspective. 
 
The principle of highest and best use is fundamental to the concept of value in real 
estate.  Highest and best use, in general, may be defined as follows: 
 

“The reasonably probable and legal use of vacant land of an improved 
property; which is physically possible, appropriately supported, financially 
feasible, and that results in the highest value.  The four criteria the highest 
and best use must meet are legal permissibility, physical possibility, financial 
feasibility, and maximum productivity.” 

 
It is recognized that in cases where a site has existing improvements on it, the highest 
and best use may very well be determined to be different from the existing use. The 
existing use will continue, unless and until land value in its highest and best use 
exceeds the total value of the property in its existing use.  This is the case with 
respect to the ECCA Lands in which the demonstration land use plans represent a 
higher and better use as opposed to the ongoing Airport operations and associated 
facilities. 
 
The concept of highest and best use represents the premise upon which value is based. 
In the context of most probable selling price (market value) land values have been 
utilized that are best believed to represent the current Edmonton marketplace subject 
to the following assumptions: 
 

• The lands have been serviced by the City of Edmonton acting as developer 
who would then sell lands to third party in a competitive marketplace as 
“serviced development sites”; 

• The Lands have been “planned” to the extent that there is a level of 
certainty with respect to the ultimate development that could take place on 
the lands (i.e. height, density, level of amenities) as increased levels of 
uncertainty will have a negative impact upon values; 

• The Lands would be sold by the City in a rational phasing sequence with 
urban size development sites (1 to 5 acres in size); 

• The values outlined herein are based on 2009 Canadian dollars as of June 
1/2009; 

• No increase in gross revenues over time have been contemplated for 
simplistic purposes albeit historically long term land values have appreciated 
in the neighbourhood of 2% to 3% per annum on average; 

• The costs are derived from the summary of development costs developed by 
the Consulting Team and are estimated at $172M in April 2009 Canadian 
dollars; 

• The estimated market value of the real estate, which is the object of this 
assignment, pertains to the value of the fee simple interest in the real 
property. No allowances have been made or consideration given to subsurface 
rights, if any; 
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• The property values have been presented on the basis that title to the real 
estate considered herein is good and marketable; 

• There has been no consideration for legal matters, questions of survey, 
opinions of title, hidden or unapparent conditions of the property, toxic 
wastes or contaminated materials, soil or sub-soil conditions, environmental, 
engineering or other technical matters, which might render this property 
more or less valuable than as stated herein; 

• The property has been valued on the basis that the real estate is free and 
clear of all value influencing encumbrances, encroachments, restrictions or 
covenants except as may be noted in this report and that there are no 
pledges, charges, liens or special assessments outstanding against the 
property; 

• The interpretation of the leases and other contractual agreements, 
pertaining to the operation and ownership of the property has been 
disregarded for the purposes of this assignment.  In cases where there are 
existing leases in place with third parties, it is assumed that the lands could 
be sold at market value to tenants or third parties; 

• The property has been valued on the basis that there is no action, suit, 
proceeding or investigation pending or threatened against the real estate or 
affecting the owners of the property, at law or in equity or before or by any 
federal, provincial or municipal department, commission, board, bureau, 
agency or instrumentality which may adversely influence the value of the real 
estate herein considered; 

 

 

There were two development scenarios modelled from land use and corresponding 
revenue perspective.  These are demonstration plan 3b, which includes a smaller gross 
area of development as portions of the site are excluded from redevelopment; and, 
demonstration plan 4b, which includes the entire airport lands for redevelopment.  
The associated revenues are outlined below.  These values represent current values in 
the market place and are supported by the following sales data. It is believed that 
these represent the best comparables that are also the most current.  It should also be 
noted that there have been a very limited number of sales over the last 6 months due 
to the economic forces at play both in Edmonton and across Canada. 
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Land Use $/ha $/ac

Commercial

200m $3,211,000 $1,300,000
400m $2,717,000 $1,100,000
800m $2,099,500 $850,000

General Business $2,099,500 $850,000
Institutional

NAIT $1,729,000 $700,000
Special Use

Transport Node (including Heliport) $1,729,000 $700,000
Mixed Use Office/Institutional/Industrial $1,729,000 $700,000

Residential

low density $1,852,500 $750,000
$/Unit

200m $12,000
400m $15,000
800m $20,000

 
 
 

Commercial Land Values 
The commercial land values that are proposed to form part of the mixed-use centre 
within the ECCA redevelopment are difficult to value as although some commercial 
development will occur within the project, the portions of the commercial 
components could be sparsely distributed throughout the “Mixed Use Centre” areas in 
conjunction with residential development.  Detailed below are several sales of 
commercially designated lands within the City of Edmonton that have apartment uses 
as either permitted (CB2) or discretionary (CB1). 
 

8935 - 127 Avenue 
Zoned CB2 
$667,500 
0.69 acres 
Sold February 2009 
$967,391 per acre 
 
11105 - 107 Avenue 
Zoned CB1 
$578,000 
0.34 acres 
Sold January 2009 
$1,700,000 per acre 
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9009 - 111 Avenue 
Zoned CB1 
$900,000 
0.42 acres 
Sold March 2008 
$2,142,857 per acre 
 
10430 - 61 Avenue 
Zoned CB2 
$5,300,000 
4.97 acres 
Sold February 2008 
$1,066,398 per acre 
 

Should the proposed commercial development be located directly adjacent to a major 
arterial collector, it would likely generate unit values of between $850,000 and 
$1,300,000 per acre depending on a wide variety of factors including size of parcel, 
configuration, adjacent uses, ability to change zoning, and proximity to LRT. For the 
purposes of this assignment we have utilized a range of values representative of 
proximity to LRT. 
 
 

Residential Land Values 
Where case studies contained some flexibility with residential densities, the middle-
density value was selected for illustrative purposes.  Examples of lower density land 
sales in the City of Edmonton are as follows. 
 

4330 Veterans Way 
Zoned RF5G 
$1,880,000 
3.88 acres - approximately 77 units 
Sold March 2009 
$24,416 per unit 
$484,536 per acre 
 
10404 - 172 Avenue 
Zoned RF5 
$1,725,000 
2.75 acres - approximately 55 units 
Sold March 2009 
$31,364 per unit 
$627,273 per acre 
 
11908 - 122 Street 
Zoned RF3 
$810,000 
0.49 acres - approximately 8 units 
Sold January 2009 
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$101,250 per unit 
$1,653,061 per acre 
 
6520 - 2 Avenue SW 
Zoned RF5 
$2,160,000 
2.64 acres - approximately 53 units 
Sold July 2008 
$40,755 per unit 
$818,182 per acre 
 

As such, it appears that a value of $600,000 to $800,000 per acre is a reasonable 
value in today’s market.  For this low-density land, it is assumed that the City is going 
to sell serviced blocks of land to builders.  The value within that range is open for 
debate depending on the eventual zoning.  Having industrial-oriented uses to the south 
and north, does not add to the value of this particular area. 
 

Examples of medium to medium-high density land sales in the City of Edmonton are as 
follows. 
 

12334 - 82 Street 
Zoned RA7 
$480,000 
0.28 acres - approximately 14 units 
Sold April 2009 
$34,286 per unit 
$1,714,286 per acre 
 
603 Watt Boulevard 
Zoned RF6 
$6,001,000 
7.06 acres - approximately 264 units 
Sold December 2008 
$22,731 per unit 
$850,000 per acre 
 
10741 - 109 Street 
Zoned RA8 
$920,000 
0.28 acres - approximately 25 units 
Sold November 2008 
$36,800 per unit 
$3,285,714 per acre 
 
12104 - 22 Avenue 
Zoned RA7 
$6,600,000 
6.02 acres - approximately 304 units 
Sold September 2008 
$21,711 per unit 
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$1,096,346 per acre 
 
12103 - 22 Avenue 
Zoned RA7 
$1,900,000 
1.91 acres - approximately 96 units 
Sold September 2008 
$19,792 per unit 
$994,764 per acre 
 
10631 - 107 Street 
Zoned RA8 
$1,600,000 
0.68 acres - approximately 62 units 
Sold August 2008 
$25,806 per unit 
$2,352,941 per acre 
 
3707 Whitelaw Way 
Zoned RA7 
$9,251,000 
6.38 acres - approximately 322 units 
Sold August 2008 
$28,730 per unit 
$1,450,000 per acre 
 

 

In consideration of the declining market, a unit value likely in the range between 
$20,000 per acre for the outer lands (furthest from LRT) to $12,000 per unit for 
the lands closest to the LRT in the “mixed-use areas” is probably appropriate if their 
focus is residential-oriented.  These values will depend on the quality of the 
improvements, connectivity of the LRT, density, and a numerous other factors so 
these values could range significantly.  It should be acknowledged that the smaller the 
parcel and/or the lower the density, the higher the unit value.  Some of the sites 
listed above are very small and probably not relevant within this analysis but they 
have been included for a more complete report.   
 

 

Industrial/Institutional Land 
This portion of the valuation pertains to the proposed Business Industrial area at the 
southwest corner of the site, the Transportation Node area at the northwest corner of 
the site, the Mixed-Use Office/Institutional/Industrial area, and the Institutional area 
at the southern tip.  These areas share a similar sort of “use profile”.  They will all 
contain a variety of light industrial and/or suburban office and/or institutional and/or 
quasi-retail uses.  These uses tend to be most accurately reflected within Edmonton’s 
IB (Industrial Business) and IL (Light Industrial) zoning designations.  It is not valid to 
value the Institutional land with institutional zoning sales (US, PU, AP) because these 
sales are usually very sale-specific and pertain to old schools, parkland, etc. and not 
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to land that is highly viable for commercial or residential uses.  Similarly, higher value 
commercial comparables are not relevant either due to the location, sizes, and 
intended uses for these parcels.  Examples of IB land sales are as follows: 
 

17451 - 103 Avenue 
Zoned IB 
$765,000 
1.02 acres 
Sold December 2008 
$750,000 per acre 
 
18715 Stony Plain 
Zoned IB 
$7,987,195 
11.10 acres 
Sold October 2008 
$719,567 per acre 
 
5621 - 99 Street 
Zoned IL 
$1,050,000 
1.86 acres 
Sold October 2008 
$564,516 per acre 
 
17505 - 109A Avenue 
Zoned IB 
$285,000 
0.58 acres 
Sold March 2008 
$491,379 per acre 
 

Conventional industrial land (IM) exhibits a wide variance but is averaging around 
$550,000 to $650,000 per acre for better neighbourhoods and locations in Edmonton.  
Again, in recognition of a declining market (and the scarcity of good comparable 
information that such a market would bring), this land is probably most accurately 
valued at between $600,000 and $800,000 per acre.   

 

The following analysis outlines a straight-line revenue and cost projection for both 

demonstration plan 3b and 4b and outlines net revenue to the City ranging between 

$92M and $138M assuming the City acts as developer with no consideration for soft 

costs are time factor for absorption. 
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ECCA LANDS

Projected Revenues - Demonstration Plan 3b

Area (ha) Area (ac) Units/ac Value/ac Revenue

Commercial

200m 0.80 1.98 $1,300,000 $2,568,800
400m 2.30 5.68 $1,100,000 $6,249,100
800m 2.50 6.18 $850,000 $5,248,750

General Business 8.90 21.98 $850,000 $18,685,550
Park/Rec/School 32.60 80.52
Institutional n/a

NAIT 23.90 59.03 $700,000 $41,323,100
Transportation

collector road 11.60 28.65 n/a
local road 21.70 53.60 n/a

Transit Centre

LRT/RoW 1.60 3.95 n/a
Infrastructure/servicing

Storm Management 15.20 37.54 n/a
Special Use

Transport Node (including Heliport) 1.70 4.20 $700,000 $2,939,300
Mixed Use Office/Institutional/Industrial 7.10 17.54 $700,000 $12,275,900

129.90 320.85 $89,290,500

Residential Area (ha) Units/ha Area (ac) Units/ac Value/ac Revenue # Units Value/Unit

low density 11.00 30 27.17 12 $750,000 $20,377,500 330 $61,750

200m 7.40 300 18.28 121 $1,447,642 $26,460,000 2,205 $12,000
400m 21.10 200 52.12 81 $1,213,999 $63,270,000 4,218 $15,000

800m 47.80 100 118.07 40 $809,039 $95,520,000 4,776 $20,000
87.30 215.63 $205,627,500 11,529 $17,836

Total Gross Revenue 217.20 536.48 $294,918,000

Total Gross Redevelopment Costs $203,800,000

Total Net Revenue $91,118,000
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ECCA LANDS

Projected Revenues - Demonstration Plan 4b

Area (ha) Area (ac) Units/ac Value/ac Revenue

Commercial

200m 0.80 1.98 $1,300,000 $2,568,800

400m 2.30 5.68 $1,100,000 $6,249,100
800m 2.50 6.18 $850,000 $5,248,750

General Business 8.90 21.98 $850,000 $18,685,550
Park/Rec/School 38.70 95.59
Institutional

NAIT 23.90 59.03 $700,000 $41,323,100
Transportation

collector road 16.10 39.77 n/a
local road 25.80 63.73 n/a

Transit Centre

LRT/RoW 1.60 3.95 n/a
Infrastructure/servicing

Storm Management 18.10 44.71 n/a
Special Use

Transport Node (including Heliport) 3.00 7.41 $700,000 $5,187,000
Mixed Use Office/Institutional/Industrial 7.10 17.54 $700,000 $12,275,900

148.80 367.54 $91,538,200

Residential Area (ha) Units/ha Area (ac) Units/ac Value/ac Revenue # Units Value/Unit

low density 11.00 30 27.17 12 $750,000 $20,377,500 330 $61,750

200m 7.40 300 18.28 121 $1,447,642 $26,460,000 2,205 $12,000
400m 21.10 200 52.12 81 $1,213,999 $63,270,000 4,218 $15,000
800m 70.20 100 173.39 40 $810,178 $140,480,000 7,024 $20,000

109.70 270.96 $250,587,500 13,777 $18,189

Total 258.50 638.50 $342,125,700

Total Gross Redevelopment Costs $203,800,000

Total Net Revenue $138,325,700
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Another method of forecasting revenues is to assume that the City Centre Airport 
Lands are sold to a third party and a development proforma would determine the costs 
and revenues available under a number of assumptions.  In estimating the market value 
of a development property in this manner, there are two main criteria for the 
measurement of value.  The first is an analysis of the comprehensive subdivision’s 
requirements and projection of costs, timing and financing to achieve those 
requirements.  The second is an analysis of the end product in terms of sales values per 
unit, cost of sales, and expected absorption period. 
 
These projected costs and revenues are then assembled into an overall project cash flow.  
This cash flow is then discounted at a rate that is commensurate with the risk associated 
with such a project in order to arrive at a Net Present Value (NPV) estimate for the 
subject property.  Given the project is anticipated to be absorbed over a period of 28 
years it is important to consider the project’s revenue as at the beginning of the project 
as this will assist in determining the value of the project and essentially what one could 
pay for the lands based on the assumptions utilized. 
 
A number of assumptions were made in carrying out the accompanying analysis including: 
 
 Time Horizon: The time horizon contemplated for the financial analysis is 28 
years consistent with the work undertaken by Colliers International with respect to 
residential commercial and office absorption. 
 
 Hard Costs: These were provided by Select Engineering as part of the ECCA lands 
assignment and included costs associated with infrastructure, roads, storm detention, off 
site roads and on site parks etc.  For the purpose of the financial analysis the engineering 
and consulting fees were backed out of the hard construction estimate.  The consulting 
fees were then included under the soft cost line item.  The total hard cost estimate 
excluding the soft cost component was $184,900,000. 
 
 Soft Costs: These costs include such things as engineering and design fees, 
financing costs, legal; City imposed fees etc. and includes the engineering/design fees 
that were allocated under the hard construction budget figure.  These were calculated at 
20% of hard costs. 
 

 Developer’s Profit: The stimulus to undertake a development is primarily 
motivated by the potential financial return to the party taking the risk. There are 
many ways to measure this return, or developer’s profit. Often it is a percentage of 
total costs, however it can be percentage of total sales or net sales, or a return on 
equity invested. 

Quantitative data of developer’s profit is difficult to come by, however anecdotal 
evidence suggests that developers generally expect a rate of return in the range of 
20% to 30%.  For the purposes of the financial analysis, a rate of 20% of total project 
costs was utilized. 

 
 Commissions: Realizing a transaction involves real estate professionals and 
legal experts. We have estimated the following sales costs for each unit or land parcel 
that is sold at 3% of sale. 
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 Inflation: Taking into consideration the current conditions in the marketplace, 
as well as consideration for growth over the longer term, we have elected to use a 
conservative inflation rate of 1.5% on all costs and revenues. 
 
 Present Value: While a 28-year time horizon is applicable to the project, a 
discount rate must be utilized to discount future cash flows.  In this instance, the 
discount rate should reflect the developer’s cost of money and as well an assessment 
of the risk associated with the property.  While interest rates currently are low, they 
are expected to rise over the course of development and as well the project 
represents a level of risk.  We have utilized a range of discount rates between 10% and 
12% with the higher rate being applicable to the project. 
 
 

Summary 
The above analysis indicates a range of NPV of $40.1M to $41.8M, which equates to 
approximately $78,121 per gross acre for demonstration plan 3b.   
 
The above analysis indicates a range of NPV of $59.5M to $60.2M, which equates to 
approximately $110,000 per gross acre for demonstration plan 4b. 
 
On the following pages are the detailed annual cash flows based on the assumptions as 
noted in this and the preceding sections.  
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EDMONTON AIRPORT - PHASED DEVELOPMENT PROFORMA
JUNE 2009

DEVELOPMENT ASSUMPTIONS

Gross Site Area 536.49                   acres Acres Units Value/ Ac Value/ Unit

Net Developable Area 332.23                   acres Commercial

200 M 1.98                1,300,000$        
Abosorption Schedule 28 years 400 M 5.68                1,100,000$        

800 M 6.18                850,000$           
General Business 21.98              850,000$           

Park/ Rec/ School 80.52              n/a

Developer's Required Profit 20% NAIT 59.03              700,000$           

Discount Rate 10% Transportation 82.25              n/a

Inflation/ Price Escalators 1.5% Transit Centre 3.95                n/a

Infrastructure/ servicing

Costs Summary (Sourced Table F) STM Management 37.54              n/a

Total Hard Costs (Net Item 8) 184,900,000$        Special Use

Total Soft Costs (20% of Hard Costs) 36,980,000$          Transport Node 4.20                700,000$           

Developer's Profit (Project Costs) 56,740,871$          Mixed Use (Off/Ins/Ind) 17.54              700,000$           

Residential

Low Density 27.17              330                  61,750$             

200M 18.28              2,205               12,000$             

400M 52.12              4,218               15,000$             

800M 118.07            4,776               20,000$             

536.49            11,529             

PHASED DEVELOPMENT

SALES AND REVENUE FORECAST

PRICE ESCALATORS 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50%

1.000 1.015 1.030 1.046 1.061 1.077 1.093 1.110 1.126 1.143 1.161 1.178 1.196 1.214 1.232 1.250 1.269 1.288 1.307 1.327 1.347 1.367 1.388 1.408 1.430 1.451 1.473 1.495
ABSORPTION SCHEDULE Gross

Units &/or Acres 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 TOTAL

Commercial 0.33 0.33 -                -                -               -                -               -                -                -                -                0.33

200 M 1.98                               0.66                -                  -                   -                     -                     -                 -                 -                 -                -                 0.66                 -                -                -               -                -               -                -                -                -                0.66                 -                  -                 -                  -                  -                  -                  -                  1.98                        

400 M 5.68                               1.89                -                  -                   -                     -                     -                 -                 -                 -                -                 1.89                 -                -                -               -                -               -                -                -                -                1.89                 -                  -                 -                  -                  -                  -                  -                  5.68                        

800 M 6.18                               2.06                -                  -                   -                     -                     -                 -                 -                 -                -                 2.06                 -                -                -               -                -               -                -                -                -                2.06                 -                  -                 -                  -                  -                  -                  -                  6.18                        

General Business 21.98                             7.33                -                  -                   -                     -                     -                 -                 -                 -                -                 7.33                 -                -                -               -                -               -                -                -                -                7.33                 -                  -                 -                  -                  -                  -                  -                  21.98                      

NAIT 59.03                             -                  59.03              -                   -                     -                     -                 -                 -                 -                -                 -                   -                -                -               -                -               -                -                -                -                -                   -                  -                 -                  -                  -                  -                  -                  59.03                      

Special Use

Transport Node 4.20                               4.20                -                  -                   -                     -                     -                 -                 -                 -                -                 -                   -                -                -               -                -               -                -                -                -                -                   -                  -                 -                  -                  -                  -                  -                  4.20                        

Mixed Use (Off/Ins/Ind) 17.54                             8.77                8.77                -                   -                     -                     -                 -                 -                 -                -                 -                   -                -                -               -                -               -                -                -                -                -                   -                  -                 -                  -                  -                  -                  -                  17.54                      

Residential

Low Density 330.00                           11.79              11.79              11.79               11.79                 11.79                 11.79             11.79             11.79             11.79             11.79             11.79               11.79             11.79             11.79           11.79            11.79           11.79            11.79            11.79             11.79            11.79               11.79              11.79             11.79              11.79              11.79              11.79              11.79              330.00                    

200M 2,205.00                        78.75              78.75              78.75               78.75                 78.75                 78.75             78.75             78.75             78.75             78.75             78.75               78.75             78.75             78.75           78.75            78.75           78.75            78.75            78.75             78.75            78.75               78.75              78.75             78.75              78.75              78.75              78.75              78.75              2,205.00                 

400M 4,218.00                        150.64            150.64            150.64             150.64               150.64               150.64           150.64           150.64           150.64           150.64           150.64             150.64           150.64           150.64         150.64          150.64         150.64          150.64          150.64           150.64          150.64             150.64            150.64           150.64            150.64            150.64            150.64            150.64            4,218.00                 

800M 4,776.00                        170.57            170.57            170.57             170.57               170.57               170.57           170.57           170.57           170.57           170.57           170.57             170.57           170.57           170.57         170.57          170.57         170.57          170.57          170.57           170.57          170.57             170.57            170.57           170.57            170.57            170.57            170.57            170.57            4,776.00                 

Total Acres Per Annum 25                   68                   -                   -                     -                     -                 -                 -                 -                -                 12                    -                -                -               -                -               -                -                -                -                12                    -                  -                 -                  -                  -                  -                  -                  

Total Units Per Annum 412                 412                 412                  412                    412                    412                412                412                412                412                412                  412                412                412              412               412              412               412               412                412               412                  412                 412                412                 412                 412                 412                 412                 11,529.00               

Cumulative Unit Sales 412                 824                 1,235               1,647                 2,059                 2,471             2,882             3,294             3,706             4,118             4,529               4,941             5,353             5,765           6,176            6,588           7,000            7,412            7,823             8,235            8,647               9,059              9,470             9,882              10,294            10,706            11,117            11,529            

REVENUE SCHEDULE Gross

$$$/ Ac. Or Unit 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043

Commercial

200 M 1,300,000$                    857,999$        -$                -$                 -$                   -$                   -$               -$               -$               -$              -$               858,000$         -$              -$              -$             -$              -$             -$              -$              -$              -$              857,991$         -$                -$               -$                -$                -$                -$                -$                2,573,991$             

400 M 1,100,000$                    2,082,665$     -$                -$                 -$                   -$                   -$               -$               -$               -$              -$               2,082,667$      -$              -$              -$             -$              -$             -$              -$              -$              -$              2,082,646$      -$                -$               -$                -$                -$                -$                -$                6,247,977$             

800 M 850,000$                       1,750,998$     -$                -$                 -$                   -$                   -$               -$               -$               -$              -$               1,751,000$      -$              -$              -$             -$              -$             -$              -$              -$              -$              1,750,982$      -$                -$               -$                -$                -$                -$                -$                5,252,981$             

General Business 850,000$                       6,227,660$     -$                -$                 -$                   -$                   -$               -$               -$               -$              -$               6,227,667$      -$              -$              -$             -$              -$             -$              -$              -$              -$              6,227,604$      -$                -$               -$                -$                -$                -$                -$                18,682,931$           

NAIT 700,000$                       -$                41,321,000$   -$                 -$                   -$                   -$               -$               -$               -$              -$               -$                 -$              -$              -$             -$              -$             -$              -$              -$              -$              -$                 -$                -$               -$                -$                -$                -$                -$                41,321,000$           

Special Use

Transport Node 700,000$                       2,940,000$     -$                -$                 -$                   -$                   -$               -$               -$               -$              -$               -$                 -$              -$              -$             -$              -$             -$              -$              -$              -$              -$                 -$                -$               -$                -$                -$                -$                -$                2,940,000$             

Mixed Use (Off/Ins/Ind) 700,000$                       6,139,000$     6,139,000$     -$                 -$                   -$                   -$               -$               -$               -$              -$               -$                 -$              -$              -$             -$              -$             -$              -$              -$              -$              -$                 -$                -$               -$                -$                -$                -$                -$                12,278,000$           

Residential

Low Density 61,750$                         727,768$        727,768$        727,768$         727,768$           727,768$           727,768$       727,768$       727,768$       727,768$       727,768$       727,768$         727,768$       727,768$       727,768$     727,768$      727,768$     727,768$      727,768$      727,768$       727,768$      727,768$         727,768$        727,768$       727,768$        727,768$        727,768$        727,768$        727,768$        20,377,500$           

200M 12,000$                         945,000$        945,000$        945,000$         945,000$           945,000$           945,000$       945,000$       945,000$       945,000$       945,000$       945,000$         945,000$       945,000$       945,000$     945,000$      945,000$     945,000$      945,000$      945,000$       945,000$      945,000$         945,000$        945,000$       945,000$        945,000$        945,000$        945,000$        945,000$        26,460,000$           

400M 15,000$                         2,259,643$     2,259,643$     2,259,643$      2,259,643$        2,259,643$        2,259,643$    2,259,643$    2,259,643$    2,259,643$    2,259,643$    2,259,643$      2,259,643$    2,259,643$    2,259,643$  2,259,643$   2,259,643$  2,259,643$   2,259,643$   2,259,643$    2,259,643$   2,259,643$      2,259,643$     2,259,643$    2,259,643$     2,259,643$     2,259,643$     2,259,643$     2,259,643$     63,270,000$           

800M 20,000$                         3,411,429$     3,411,429$     3,411,429$      3,411,429$        3,411,429$        3,411,429$    3,411,429$    3,411,429$    3,411,429$    3,411,429$    3,411,429$      3,411,429$    3,411,429$    3,411,429$  3,411,429$   3,411,429$  3,411,429$   3,411,429$   3,411,429$    3,411,429$   3,411,429$      3,411,429$     3,411,429$    3,411,429$     3,411,429$     3,411,429$     3,411,429$     3,411,429$     95,520,000$           

Total gross revenues 27,342,162 55,625,897 7,565,807 7,679,294 7,794,483 7,911,401 8,030,072 8,150,523 8,272,781 8,396,872 21,195,157 8,650,668 8,780,428 8,912,134 9,045,816 9,181,503 9,319,226 9,459,014 9,600,900 9,744,913 24,597,698 10,039,453 10,190,045 10,342,895 10,498,039 10,655,509 10,815,342 10,977,572 348,775,604$         

Less Commissions 3.0% 820,265 1,668,777 226,974 230,379 233,835 237,342 240,902 244,516 248,183 251,906 635,855 259,520 263,413 267,364 271,374 275,445 279,577 283,770 288,027 292,347 737,931 301,184 305,701 310,287 314,941 319,665 324,460 329,327 10,463,268$           

Less Hard Costs 184,900,000$        6,603,571 6,702,625 6,803,164 6,905,212 7,008,790 7,113,922 7,220,631 7,328,940 7,438,874 7,550,457 7,663,714 7,778,670 7,895,350 8,013,780 8,133,987 8,255,997 8,379,837 8,505,534 8,633,117 8,762,614 8,894,053 9,027,464 9,162,876 9,300,319 9,439,824 9,581,421 9,725,143 9,871,020 227,700,907$         

Less Soft Costs 36,980,000$          1,320,714 1,340,525 1,360,633 1,381,042 1,401,758 1,422,784 1,444,126 1,465,788 1,487,775 1,510,091 1,532,743 1,555,734 1,579,070 1,602,756 1,626,797 1,651,199 1,675,967 1,701,107 1,726,623 1,752,523 1,778,811 1,805,493 1,832,575 1,860,064 1,887,965 1,916,284 1,945,029 1,974,204 45,540,181$           

Less Developer's Profit 56,740,871$          1,748,910 1,942,385 1,678,154 1,703,327 1,728,877 1,754,810 1,781,132 1,807,849 1,834,967 1,862,491 1,966,462 1,918,785 1,947,567 1,976,780 2,006,432 2,036,528 2,067,076 2,098,082 2,129,554 2,161,497 2,282,159 2,226,828 2,260,231 2,294,134 2,328,546 2,363,474 2,398,926 2,434,910 56,740,871$           

Net Income 16,848,701 43,971,585 (2,503,119) (2,540,666) (2,578,776) (2,617,457) (2,656,719) (2,696,570) (2,737,019) (2,778,074) 9,396,383 (2,862,041) (2,904,972) (2,948,546) (2,992,774) (3,037,666) (3,083,231) (3,129,480) (3,176,422) (3,224,068) 10,904,745 (3,321,516) (3,371,338) (3,421,908) (3,473,237) (3,525,335) (3,578,216) (3,631,889) 8,330,376$             

DEVELOPMENT SCENARIO 3B
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Annual Net

Year Revenue 10.00% 11.00% 12.00%

1 2016 $16,848,701 $16,848,701 $16,848,701 $16,848,701
2 2017 $43,971,585 $39,974,168 $39,614,040 $39,260,343
3 2018 -$2,503,119 -$2,068,693 -$2,031,587 -$1,995,471
4 2019 -$2,540,666 -$1,908,840 -$1,857,713 -$1,808,396
5 2020 -$2,578,776 -$1,761,338 -$1,698,719 -$1,638,859
6 2021 -$2,617,457 -$1,625,235 -$1,553,334 -$1,485,216
7 2022 -$2,656,719 -$1,499,649 -$1,420,391 -$1,345,977
8 2023 -$2,696,570 -$1,383,767 -$1,298,826 -$1,219,791
9 2024 -$2,737,019 -$1,276,839 -$1,187,665 -$1,105,436
10 2025 -$2,778,074 -$1,178,174 -$1,086,018 -$1,001,801
11 2026 $9,396,383 $3,622,713 $3,309,260 $3,025,384
12 2027 -$2,862,041 -$1,003,128 -$908,078 -$822,768
13 2028 -$2,904,972 -$925,614 -$830,360 -$745,634
14 2029 -$2,948,546 -$854,089 -$759,293 -$675,731
15 2030 -$2,992,774 -$788,091 -$694,308 -$612,381
16 2031 -$3,037,666 -$727,193 -$634,885 -$554,970
17 2032 -$3,083,231 -$671,001 -$580,548 -$502,942
18 2033 -$3,129,480 -$619,151 -$530,862 -$455,791
19 2034 -$3,176,422 -$571,307 -$485,428 -$413,061
20 2035 -$3,224,068 -$527,161 -$443,882 -$374,336
21 2036 $10,904,745 $1,620,921 $1,352,558 $1,130,460
22 2037 -$3,321,516 -$448,838 -$371,154 -$307,438
23 2038 -$3,371,338 -$414,155 -$339,388 -$278,616
24 2039 -$3,421,908 -$382,152 -$310,342 -$252,496
25 2040 -$3,473,237 -$352,622 -$283,781 -$228,824
26 2041 -$3,525,335 -$325,374 -$259,493 -$207,372
27 2042 -$3,578,216 -$300,232 -$237,284 -$187,931
28 2043 -$3,631,889 -$277,032 -$216,976 -$170,312

Total Present Value Estimates: $8,330,376 $40,176,825 $41,104,246 $41,873,340

Present Value at:
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EDMONTON AIRPORT - PHASED DEVELOPMENT PROFORMA
JUNE 2009

DEVELOPMENT ASSUMPTIONS

Gross Site Area 638.51                     acres Acres Units Value/ Ac Value/ Unit

Net Developable Area 390.76                     acres Commercial

200 M 1.98                      1,300,000$         
Abosorption Schedule 28 years 400 M 5.68                      1,100,000$         

800 M 6.18                      850,000$            
General Business 21.98                    850,000$            

Park/ Rec/ School 95.59                    n/a

Developer's Required Profit 20% NAIT 59.03                    700,000$            

Transportation 103.50                  n/a

Inflation/ Price Escalators 1.5% Transit Centre 3.95                      n/a

Infrastructure/ servicing

Costs Summary (Sourced Table F) STM Management 44.71                    n/a

Total Hard Costs (Net Item 8) 184,900,000$          Special Use

Total Soft Costs (20% of Hard Costs) 36,980,000$            Transport Node 7.41                      700,000$            

Developer's Profit (Project Costs) 57,086,558$            Mixed Use (Off/Ins/Ind) 17.54                    700,000$            

Residential

Low Density 27.17                    330                       61,750$             

200M 18.28                    2,205                    12,000$             

400M 52.12                    4,218                    15,000$             

800M 173.39                  7,024                    20,000$             

638.51                  13,777                  

PHASED DEVELOPMENT

SALES AND REVENUE FORECAST

PRICE ESCALATORS 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50%

1.000 1.015 1.030 1.046 1.061 1.077 1.093 1.110 1.126 1.143 1.161 1.178 1.196 1.214 1.232 1.250 1.269 1.288 1.307 1.327 1.347 1.367 1.388 1.408 1.430
ABSORPTION SCHEDULE Gross

Units &/or Acres 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040

Commercial 0.33 0.33 0.33

200 M 1.98                               0.66                     -                        -                        -                      -                    -                   -                  -                -                  -                 0.66                 -                -                 -                 -                  -                  -                  -                 -                  -                 0.66                -                  -                  -                  -                

400 M 5.68                               1.89                     -                        -                        -                      -                    -                   -                  -                -                  -                 1.89                 -                -                 -                 -                  -                  -                  -                 -                  -                 1.89                -                  -                  -                  -                

800 M 6.18                               2.06                     -                        -                        -                      -                    -                   -                  -                -                  -                 2.06                 -                -                 -                 -                  -                  -                  -                 -                  -                 2.06                -                  -                  -                  -                

General Business 21.98                             7.33                     -                        -                        -                      -                    -                   -                  -                -                  -                 7.33                 -                -                 -                 -                  -                  -                  -                 -                  -                 7.33                -                  -                  -                  -                

NAIT 59.03                             -                       59.03                    -                        -                      -                    -                   -                  -                -                  -                 -                   -                -                 -                 -                  -                  -                  -                 -                  -                 -                  -                  -                  -                  -                

Special Use

Transport Node 7.41                               7.41                     -                        -                        -                      -                    -                   -                  -                -                  -                 -                   -                -                 -                 -                  -                  -                  -                 -                  -                 -                  -                  -                  -                  -                

Mixed Use (Off/Ins/Ind) 17.54                             8.77                     8.77                      -                        -                      -                    -                   -                  -                -                  -                 -                   -                -                 -                 -                  -                  -                  -                 -                  -                 -                  -                  -                  -                  -                

Residential

Low Density 330.00                           11.79                   11.79                    11.79                    11.79                  11.79                 11.79               11.79              11.79            11.79              11.79             11.79               11.79            11.79             11.79             11.79              11.79              11.79              11.79             11.79              11.79             11.79              11.79              11.79              11.79              11.79             

200M 2,205.00                        78.75                   78.75                    78.75                    78.75                  78.75                 78.75               78.75              78.75            78.75              78.75             78.75               78.75            78.75             78.75             78.75              78.75              78.75              78.75             78.75              78.75             78.75              78.75              78.75              78.75              78.75             

400M 4,218.00                        150.64                 150.64                  150.64                  150.64                150.64               150.64             150.64            150.64          150.64            150.64           150.64             150.64          150.64           150.64           150.64            150.64            150.64            150.64           150.64            150.64           150.64            150.64            150.64            150.64            150.64           

800M 7,024.00                        250.86                 250.86                  250.86                  250.86                250.86               250.86             250.86            250.86          250.86            250.86           250.86             250.86          250.86           250.86           250.86            250.86            250.86            250.86           250.86            250.86           250.86            250.86            250.86            250.86            250.86           

Total Acres Per Annum 28                        68                         -                        -                      -                    -                   -                  -                -                  -                 12                    -                -                 -                 -                  -                  -                  -                 -                  -                 12                   -                  -                  -                  -                

Total Units Per Annum 492                      492                       492                       492                     492                    492                  492                 492               492                 492                492                  492               492                492                492                 492                 492                 492                492                 492                492                 492                 492                 492                 492                

Cumulative Unit Sales 492                      984                       1,476                    1,968                  2,460                 2,952               3,444              3,936            4,428              4,920             5,412               5,904            6,396             6,889             7,381              7,873              8,365              8,857             9,349              9,841             10,333            10,825            11,317            11,809            12,301           

REVENUE SCHEDULE Gross

$$$/ Ac. Or Unit 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040

Commercial

200 M 1,300,000$                    857,999$             -$                      -$                      -$                    -$                  -$                 -$                -$              -$                -$               858,000$         -$              -$               -$               -$                -$                -$                -$               -$                -$               857,991$        -$                -$                -$                -$              

400 M 1,100,000$                    2,082,665$          -$                      -$                      -$                    -$                  -$                 -$                -$              -$                -$               2,082,667$      -$              -$               -$               -$                -$                -$                -$               -$                -$               2,082,646$     -$                -$                -$                -$              

800 M 850,000$                       1,750,998$          -$                      -$                      -$                    -$                  -$                 -$                -$              -$                -$               1,751,000$      -$              -$               -$               -$                -$                -$                -$               -$                -$               1,750,982$     -$                -$                -$                -$              

General Business 850,000$                       6,227,660$          -$                      -$                      -$                    -$                  -$                 -$                -$              -$                -$               6,227,667$      -$              -$               -$               -$                -$                -$                -$               -$                -$               6,227,604$     -$                -$                -$                -$              

NAIT 700,000$                       -$                     41,321,000$         -$                      -$                    -$                  -$                 -$                -$              -$                -$               -$                 -$              -$               -$               -$                -$                -$                -$               -$                -$               -$                -$                -$                -$                -$              

Special Use

Transport Node 700,000$                       5,187,000$          -$                      -$                      -$                    -$                  -$                 -$                -$              -$                -$               -$                 -$              -$               -$               -$                -$                -$                -$               -$                -$               -$                -$                -$                -$                -$              

Mixed Use (Off/Ins/Ind) 700,000$                       6,139,000$          6,139,000$           -$                      -$                    -$                  -$                 -$                -$              -$                -$               -$                 -$              -$               -$               -$                -$                -$                -$               -$                -$               -$                -$                -$                -$                -$              

Residential

Low Density 61,750$                         727,768$             727,768$              727,768$              727,768$            727,768$           727,768$         727,768$        727,768$      727,768$        727,768$       727,768$         727,768$      727,768$       727,768$       727,768$        727,768$        727,768$        727,768$       727,768$        727,768$       727,768$        727,768$        727,768$        727,768$        727,768$       

200M 12,000$                         945,000$             945,000$              945,000$              945,000$            945,000$           945,000$         945,000$        945,000$      945,000$        945,000$       945,000$         945,000$      945,000$       945,000$       945,000$        945,000$        945,000$        945,000$       945,000$        945,000$       945,000$        945,000$        945,000$        945,000$        945,000$       

400M 15,000$                         2,259,643$          2,259,643$           2,259,643$           2,259,643$         2,259,643$        2,259,643$      2,259,643$     2,259,643$   2,259,643$     2,259,643$    2,259,643$      2,259,643$   2,259,643$    2,259,643$    2,259,643$     2,259,643$     2,259,643$     2,259,643$    2,259,643$     2,259,643$    2,259,643$     2,259,643$     2,259,643$     2,259,643$     2,259,643$    

800M 20,000$                         5,017,143$          5,017,143$           5,017,143$           5,017,143$         5,017,143$        5,017,143$      5,017,143$     5,017,143$   5,017,143$     5,017,143$    5,017,143$      5,017,143$   5,017,143$    5,017,143$    5,017,143$     5,017,143$     5,017,143$     5,017,143$    5,017,143$     5,017,143$    5,017,143$     5,017,143$     5,017,143$     5,017,143$     5,017,143$    

Total gross revenues 31,194,876 57,255,697 9,220,054 9,358,355 9,498,730 9,641,211 9,785,829 9,932,617 10,081,606 10,232,830 23,058,654 10,542,117 10,700,249 10,860,753 11,023,664 11,189,019 11,356,854 11,527,207 11,700,115 11,875,617 26,760,363 12,234,557 12,418,076 12,604,347 12,793,412

Less Commissions 3.0% 935,846 1,717,671 276,602 280,751 284,962 289,236 293,575 297,978 302,448 306,985 691,760 316,264 321,007 325,823 330,710 335,671 340,706 345,816 351,003 356,269 802,811 367,037 372,542 378,130 383,802

Less Hard Costs 184,900,000$          6,603,571 6,702,625 6,803,164 6,905,212 7,008,790 7,113,922 7,220,631 7,328,940 7,438,874 7,550,457 7,663,714 7,778,670 7,895,350 8,013,780 8,133,987 8,255,997 8,379,837 8,505,534 8,633,117 8,762,614 8,894,053 9,027,464 9,162,876 9,300,319 9,439,824

Less Soft Costs 36,980,000$            1,320,714 1,340,525 1,360,633 1,381,042 1,401,758 1,422,784 1,444,126 1,465,788 1,487,775 1,510,091 1,532,743 1,555,734 1,579,070 1,602,756 1,626,797 1,651,199 1,675,967 1,701,107 1,726,623 1,752,523 1,778,811 1,805,493 1,832,575 1,860,064 1,887,965

Less Developer's Profit 57,086,558$            1,772,026 1,952,164 1,688,080 1,713,401 1,739,102 1,765,189 1,791,666 1,818,541 1,845,819 1,873,507 1,977,643 1,930,133 1,959,085 1,988,472 2,018,299 2,048,573 2,079,302 2,110,491 2,142,149 2,174,281 2,295,135 2,239,999 2,273,599 2,307,703 2,342,318

Net Income 20,562,718 45,542,712 (908,425) (922,051) (935,882) (949,920) (964,169) (978,632) (993,311) (1,008,211) 11,192,794 (1,038,684) (1,054,264) (1,070,078) (1,086,129) (1,102,421) (1,118,957) (1,135,742) (1,152,778) (1,170,070) 12,989,553 (1,205,435) (1,223,517) (1,241,869) (1,260,497)

DEVELOPMENT SCENARIO 4B
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Annual Net

Year Revenue 10.00% 11.00% 12.00%

1 2016 $20,562,718 $20,562,718 $20,562,718 $20,562,718
2 2017 $45,542,712 $41,402,465 $41,029,470 $40,663,136
3 2018 -$908,425 -$750,764 -$737,298 -$724,191
4 2019 -$922,051 -$692,751 -$674,196 -$656,298
5 2020 -$935,882 -$639,220 -$616,494 -$594,770
6 2021 -$949,920 -$589,826 -$563,731 -$539,010
7 2022 -$964,169 -$544,248 -$515,484 -$488,478
8 2023 -$978,632 -$502,193 -$471,366 -$442,683
9 2024 -$993,311 -$463,387 -$431,024 -$401,182
10 2025 -$1,008,211 -$427,580 -$394,135 -$363,571
11 2026 $11,192,794 $4,315,307 $3,941,928 $3,603,780
12 2027 -$1,038,684 -$364,052 -$329,557 -$298,597
13 2028 -$1,054,264 -$335,921 -$301,352 -$270,603
14 2029 -$1,070,078 -$309,963 -$275,560 -$245,234
15 2030 -$1,086,129 -$286,012 -$251,976 -$222,244
16 2031 -$1,102,421 -$263,911 -$230,411 -$201,408
17 2032 -$1,118,957 -$243,518 -$210,691 -$182,526
18 2033 -$1,135,742 -$224,700 -$192,659 -$165,414
19 2034 -$1,152,778 -$207,337 -$176,170 -$149,907
20 2035 -$1,170,070 -$191,316 -$161,092 -$135,853
21 2036 $12,989,553 $1,930,814 $1,611,145 $1,346,585
22 2037 -$1,205,435 -$162,891 -$134,698 -$111,575
23 2038 -$1,223,517 -$150,304 -$123,170 -$101,114
24 2039 -$1,241,869 -$138,690 -$112,628 -$91,635
25 2040 -$1,260,497 -$127,973 -$102,989 -$83,044
26 2041 -$1,279,405 -$118,084 -$94,175 -$75,259
27 2042 -$1,298,596 -$108,959 -$86,115 -$68,203
28 2043 -$1,318,075 -$100,540 -$78,744 -$61,809

Total Present Value Estimates: $63,870,660 $60,267,164 $59,879,546 $59,501,610

Present Value at:
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SECTION 1.0 
INTRODUCTION 

1.1 EDMONTON CITY CENTRE AIRPORT 

The City of Edmonton is currently in the process of evaluating the land use, transportation, and 
servicing impacts as well as the market potential associated with the possible closure of the 
Edmonton City Centre Airport and the redevelopment of the Edmonton City Centre Airport 
(ECCA) Lands.  As part of the evaluation process, Bunt & Associates was retained to complete 
a review of the transportation impacts associated with the potential redevelopment of the ECCA 
Lands based on a Demonstration Plan prepared for this purpose.   

1.2 STUDY GOALS AND OBJECTIVES 

Careful consideration must be given to the potential traffic impacts associated with the 
redevelopment of the ECCA Lands.  The primary goals for completing the assignment were to: 

• Assess anticipated travel characteristics generated by the Demonstration Plan; 

• Identify the impact that mode splits to transit (bus & LRT), walking, and cycling may have 
on the generation of vehicle trips by the study area; 

• Assess the traffic impact of the potential development of the ECCA Lands on the 
abutting arterial roadway network; 

• Confirm sufficient collector roadway access can be provided to accommodate the 
projected vehicle traffic volumes;  

• Review ancillary transportation related items such as noise considerations and 
pedestrian and bicycle circulation. 

The report will verify that a suitable transportation plan can be developed to accommodate the 
redevelopment of the ECCA Lands as a master planned transit oriented community.   

1.3 STUDY METHODOLOGY 

The Traffic Impact Assessment was completed using the following methodology: 

• An examination of the development area with respect to existing conditions: land use, 
roadways, and traffic conditions; 

• An examination of the proposed future roadway network adjacent to and through the 
development area and forecasted traffic conditions based on the City of Edmonton’s 
2041 Traffic Model; 

• An estimate of future vehicular trips generated to and from the ECCA Lands assuming 
traditional suburban development; 
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Section 1.0 - Introduction 

• A review of available origin-destination information for the study area under current and 
2041 scenarios; 

• An overall evaluation of transit considerations required for the planned development of a 
transit oriented development on the ECCA Lands. 

• A review of potential mode splits to transit, walking, and cycling that would reduce the 
overall vehicle traffic generated by the neighbourhood; 

• An estimate of the potential vehicular demands generated by the ECCA Lands and 
assignment of the vehicle traffic to the collector and arterial roadway network as 
illustrated in the Demonstration Plan, and; 

• An overall review of the estimated roadway volumes within the study area to identify the 
potential opportunities and challenges associated with the redevelopment of the ECCA 
Lands from a Transportation perspective. 
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SECTION 2.0 
SITE CONTEXT – AREA CONDITIONS 

2.1 STUDY AREA AND SITE LOCATION 

The study area is located within the northwest inner sector of the City of Edmonton as shown in 
Exhibit 2-1.  The study area for the completion of the TIA includes the ECCA Lands plus the 
adjacent lands bounded by Yellowhead Trail to the north, 106 Street and 107 Street to the east, 
Princess Elizabeth Avenue to the southeast, Kingsway to the southwest, and 121 Street to the 
west.  The study area is illustrated in Exhibit 2-2. 

2.2 EXISTING DEVELOPMENT 

The ECCA is a functioning airport that currently accommodates small charters, private and 
corporate aircraft, and training, military, industrial, and medevac flights.  In addition to the 
buildings and services currently developed to support the airport functions, the ECCA Lands 
currently include development that complements the airport functions.  As well, a number of 
long term sublease areas have been identified that are anticipated to remain in the longer term, 
regardless of changes to the ECCA Lands.  These sublease areas include: 

• Nova Business Complex 
• Chateau Nova Hotel & Suites 
• Amiskwaciy Academy 
• DND Armouries 
• Millard Centre 

Within the study area the following developments are anticipated to remain in the longer term: 

• The existing NAIT main campus encompasses an area generally bounded by Princess 
Elizabeth Avenue to the south and east, public utilities and 118 Avenue to the north, and 
the ECCA Lands to the west.  Based on information provided by NAIT, the 2009-2010 
enrolment at the Main Campus is in the order of 14,100 Full Time Learning Equivalents 
(FLEs).   

• The existing commercial and general business land uses located south and east of 
Airport Road are anticipated to remain in the longer term.  The existing Aviation Museum 
located east of Airport Road south is also anticipated to remain in the longer term.   

• The VIA Rail station currently developed south of Yellowhead Trail and west of 
121 Street is anticipated to remain in the study area in the longer term.   
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2.3 EXISTING TRANSPORTATION SYSTEM 

2.3.1 Existing Roadway Network 

The existing arterial roadway network adjacent to the study area is made up of the following 
roadways: 

• Yellowhead Trail is a six lane divided roadway with a posted speed limit of 70 km/hr in 
the vicinity of the study area.  As the north leg of the inner ring loop, Yellowhead Trail 
facilitates cross-town movements, is a dangerous goods truck route, and is designed to 
a higher standard than a typical arterial within the City of Edmonton.  Access to 
Yellowhead Trail in the vicinity of the study area is currently provided via at-grade 
intersections at 107 Street (westbound left turn banned) and 121 Street.   

• 106 Street/107 Street is currently developed as a four lane divided arterial between 
Princess Elizabeth Avenue and Yellowhead Trail and is a 24 hour truck route.  The 
posted speed limit along 106 Street/107 Street transitions from 50 km/hr north of 
Princess Elizabeth Avenue to 60 km/hr between 119 Avenue and Yellowhead Trail.  A 
number of pedestrian crosswalks have been installed across 106 Street to 
accommodate pedestrian movements between different components of the NAIT 
campus.  As well, an overhead pedway has been constructed between the NAIT hp 
Centre and the NAIT Technical Building. 

• 121 Street extends between Kingsway and Yellowhead Trail as a four lane divided 
arterial roadway.  121 Street is a 24 hour truck route with a posted speed limit of 
60 km/hr.   

• Kingsway is a six lane divided arterial that runs in a southeast/northwest direction along 
the southwest edge of the study area.  To the west, Kingsway ties into 118 Avenue at 
approximately 121 Street.  To the east, Kingsway ties into 108A Avenue at 101 Street.  
Kingsway is a 24 hour truck route and the posted speed limit is 60 km/hr adjacent to the 
study area.  West of the site the 24 hour truck route continues along 118 Avenue.  Public 
access to the existing ECCA Lands is primarily accommodated via Kingsway to Airport 
Road.   

• Princess Elizabeth Avenue is a four lane divided arterial that bounds the southeast 
side of the study area.  The posted speed limit along Princess Elizabeth Avenue is 50 
km/hr.  Princess Elizabeth Avenue is a 24 hour truck route. 

• Airport Road is a collector roadway about 13.5 metres wide that runs parallel to 
Kingsway from approximately 116 Street to 119 Street.  Airport Road provides access to 
a number of commercial and general business land uses located south of the ECCA 
Lands and also provides the primary access to the ECCA Lands.  The speed limit along 
Airport Road is 50 km/hr.   
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• 119 Street is a two lane north/south arterial between Kingsway and approximately 108 
Avenue where it curves to the east to tie into 117 Street.  The posted speed limit along 
119 Street is 50 km/hr.  Currently, 119 Street is designated a 24 hour truck route.   

• 109 Street south of the study area is a divided arterial that extends south to the High 
Level Bridge.  South of the study area, 109 Street is a four lane divided roadway that is a 
24 hour truck route and has a posted speed limit of 50 km/hr.   

In addition to the above arterial and collector roadways there are a number of local roadways 
within the periphery of the ECCA Lands that provide access to existing developments within the 
ECCA Lands.   

2.3.2 Existing Daily and Peak Hour Traffic Volumes 

Existing and historical traffic flows on arterial roadways immediately adjacent to, and in the 
vicinity of the development area were ascertained based upon a review of Average Annual 
Weekday Traffic Volume Reports prepared by the Transportation Department.  Table 2-1 
summarizes the traffic volumes along the arterial roadways in the vicinity of the study area.   

Table 2-1: Average Annual Weekday Traffic Volumes 

Location 2002 2003 2004 2005 2006 2007 
Yellowhead Tr West of 107 St 76,500 75,900 75,300 74,800 76,800 81,100 
Kingsway West of Princess 

Elizabeth Ave 39,200 - 36,400 - 36,700 - 

Princess Elizabeth Ave 
West of 106 St  29,800 - 27,300 - 27,500 - 

106 St North of Princess 
Elizabeth Ave 20,100 - 17,000 15,200 - - 

121 St North of Kingsway 12,200 - 11,900 - 13,300 - 

 
Tables 2-2 and 2-3 summarize the Weekday AM and PM Peak Hour traffic movements (two-
way) along the arterial roadways adjacent to the study area.   

Table 2-2: Weekday AM Peak Hour Traffic Volumes 

Location Direction 2002 2003 2004 2005 2006 2007 
East 2,273 2,246 2,411 2,330 2,266 2,620 Yellowhead Tr  

West of 107 St West 3,426 3,342 3,261 3,525 3,357 3,481 
East 2,215 - 1,963 - 2,096 - Kingsway West of 

Princess Elizabeth Ave West 1,157 - 947 - 1,064 - 
East 814 - 842 - 898 - Princess Elizabeth Ave 

West of 106 St West 1,346 - 1,153 - 1,282 - 
North 632 - 716 605 - - 106 St North of Princess 

Elizabeth Ave South 799 - 628 511 - - 
North 258 - 215 - 243 - 121 St North of Kingsway 
South 977 - 717 - 1,221 - 
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Table 2-3: Weekday PM Peak Hour Traffic Volumes 

Location Direction 2002 2003 2004 2005 2006 2007 
East 3,321 3,415 3,489 3,521 3,393 3,683 Yellowhead Tr  

West of 107 St West 2,575 2,642 2,586 2,789 2,660 2,308 
East 1,529 - 1,379 - 1,424 - Kingsway West of 

Princess Elizabeth Ave West 2,174 - 1,978 - 2,088 - 
East 1,541 - 1,513 - 1,532 - Princess Elizabeth Ave 

West of 106 St West 1,124 - 978 - 978 - 
North 1,344 - 1,358 1,180 - - 106 St North of Princess 

Elizabeth Ave South 636 - 464 385 - - 
North 959 - 976 - 1,146 - 121 St North of Kingsway South 317 - 327 - 340 - 

 
Overall traffic volumes on the arterial roadways in the vicinity of the study area appear to be 
relatively consistent between 2002 and 2007, with the exception of Yellowhead Trail, which 
showed a 5.6% increase in 2007 over 2006.  The other exception is 106 Street north of Princess 
Elizabeth Avenue, which showed an overall decrease in traffic between 2002 and 2005, 
particularly in southbound traffic.  It is anticipated that the decrease in southbound traffic along 
106 Street is related to the westbound left turn ban implemented at the Yellowhead 
Trail/107 Street in July 2003.   

2.3.3 Existing Transit Routes 

Existing transit routes in the area primarily service the NAIT main campus.  There are currently 
four basic service routes that provide access to NAIT (Route 8, 9, 130, and 143), three peak 
hour Super Express transit routes the provide transit access to/from NAIT from/to Southgate 
(Route 95), Millwoods (Route 97), and West Edmonton Mall (Route 98), and one route that 
operates during the evening only, providing access to Northgate and communities north and 
northwest of Yellowhead.    

In addition to the routes servicing NAIT, the Kingsway Transit Centre, located approximately 
700 to 800 metres southeast of the study area, currently accommodates three routes.   

2.3.4 Existing Pedestrian and Bicycle Routes 

Sidewalks are currently provided along the majority of the adjacent arterials, although there are 
some links currently missing, such as along 121 Street north of Flight Line Road, and along 
107 Street north of 124 Avenue.   

Bicycle routes in the vicinity of the plan area include a combination of separated bike paths 
(sidewalks shared with pedestrians), signed bike routes (on roadway), and service roads.  An 
existing north/south separated bike path is currently constructed along the 121 Street right-of-
way, between 106 Avenue and 118 Avenue.  This separated bike path connects to signed bike 
routes along 105 Avenue east of 119 Street and 121 Street south of 106 Avenue, providing 
excellent access to the downtown fringe and downtown core.   
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In addition to the north/south route along approximately 121 Street, separated bike paths are 
provided along portions of 118 Avenue, Princess Elizabeth Avenue, and 106 Street adjacent to 
the NAIT main campus.  An east/west signed bike route is provided along 119 Avenue, which 
provides a connection to north/south signed bike routes east of NAIT.   

West of the study area, bicycle movements are accommodated along signed bike routes 
through the Prince Charles neighbourhood to 127 Street, which accommodates a variety of 
bicycle facilities from the North Saskatchewan River to 127 Avenue north of Yellowhead Trail.  
There are also two short separated bike paths identified within the Prince Rupert 
neighbourhood, one of which provides a bicycle connection between 111 Avenue and Kingsway 
as an extension of Princess Elizabeth Avenue.   

2.3.5 Existing Rail Lines and VIA Rail Station 

The Canadian National Railway Walker Yards are located north of the study area, north of 
Yellowhead Trail.  The Walker Yards operate 24 hours per day, 7 days per week, and represent 
one of CN’s major rail yards in Western Canada.   

In addition to the Walker Yards, a rail line is currently constructed along the west side of 
121 Street, providing access to the VIA Rail station located west of 121 Street and south of 
Yellowhead Trail.   

2.4 FUTURE TRANSPORTATION SYSTEM 

2.4.1 Horizon Year Selection 

It is anticipated that if the ECCA Lands are approved for redevelopment, construction could 
begin by 2016 and take between 25 and 30 years to complete.  For the purpose of this 
assessment it is assumed that development will be completed by 2041 to be consistent with 
planning horizons used by the City of Edmonton Transportation Department.   

2.4.2 Future Roadway Network 

The City of Edmonton Transportation Department retained a consultant to develop a strategic 
plan for the upgrading of Yellowhead Trail to a freeflow facility.  The study is currently underway; 
however, an approved plan for Yellowhead Trail is not anticipated to be available until Winter 
2009/2010.   

As the strategic planning study is not complete, assumptions have been made regarding 
potential modifications and improvements that may impact the transportation network in the 
vicinity of the ECCA Lands.  The assumptions used in the analysis include: 

• An interchange constructed in the vicinity of 121 Street. 
• Closure of the 107 Street at-grade access to Yellowhead Trail.   

Other than the potential changes to access locations to Yellowhead Trail, no additional major 
arterial roadway network changes are anticipated within the 2041 horizon.   
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2.4.3 Future CN Rail Yards 

The Canadian National Railway Walker Yards are located north of the study area, north of 
Yellowhead Trail.  In 1983, the City of Edmonton entered into a lease agreement with CN 
(effective date was retroactive to December 1, 1979), which allowed a portion of Yellowhead 
Trail to be constructed within CN lands (lease lands).  As part of the lease agreement, CN can 
terminate the CN Lease on two years notice if changes to operations at the ECCA allow 
Yellowhead Trail to be relocated to the south, and CN needs the lease lands to expand the 
Walker Yards.    

Although there is the potential that CN could request the lease be terminated if the ECCA is 
closed, the Demonstration Plan for the extended lands assumes that Yellowhead Trail will 
remain along its existing alignment within the lease lands.   

2.4.4 Future Potential Light Rail Transit (LRT) 

The City of Edmonton has retained a consultant to determine the recommended alignment for 
the Northwest LRT line that will extend from Kingsway/Royal Alexandra Hospital LRT Station to 
St. Albert.  At this time, the next station to the north represents a temporary station, which has 
been identified to be located on the east side of 106 Street, south of Princess Elizabeth Avenue.  
It is anticipated that the permanent station location will be confirmed through the completion of 
the Northwest LRT study.   

For the purpose of this study, it is assumed that the LRT line will extend north from 106 Street 
through the ECCA study area, and will include an LRT station within the study area.   

2.4.5 Long Term Background Traffic Volumes 

The City of Edmonton Transportation Department provided 2041 AM peak hour link volume 
estimates for use as background traffic volumes in the evaluation of the traffic impacts 
associated with the ECCA study area.  The following assumptions were used in the 
development of the 2041 traffic volumes. 

Based on a review of population and employment information used in the City of Edmonton’s 
2041 traffic model, minor increases in employment were assumed in the vicinity of the ECCA 
study area, with more significant increases projected for the Royal Alexandra Hospital area as 
well as for lands north of the hospital.  Based on a review of available population estimates, it 
was assumed that the population will increase significantly within the next 30 years east (54% 
increase), southeast (62% increase) and south (51% increase) of the study area.  It should be 
noted that the 2041 traffic model did not assume any significant changes in land use within the 
ECCA Lands.   

In addition to the population and employment estimates, the model assumed 15,400 FLEs 
would be located at the NAIT main campus by 2041.  This is an increase of approximately 1,300 
FLEs over 2009-2010 enrollment.   
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The development of the 2041 traffic model also assumed the expansion of the existing LRT 
system to include a Northwest line, a Southeast line, a West line, and a Sherwood Park line.  As 
well, it was assumed that the existing LRT line would extend south to the international airport 
and northeast to Anthony Henday Drive.   

Along the Northwest line, in the vicinity of the ECCA Lands, the 2041 traffic model assumed that 
stations would be constructed at Kingsway and 106 Street, 118 Avenue and 106 Street (NAIT), 
and 129 Avenue and 113A Street.  The projected increases in employment and population in 
mature areas assumed in the development of the model are consistent with the assumed LRT 
station locations.   

The City’s 2041 traffic model also assumed that improvements would be made to Yellowhead 
Trail, including the development of an interchange at Yellowhead Trail and 121 Street and 
closure of the at-grade intersection at Yellowhead Trail and 107 Street.   

The 2041 AM peak hour link volumes were reviewed and an estimate of intersection turning 
movement volumes were established at key study area intersections.  Exhibit 2-3 illustrates the 
estimated 2041 AM Peak Hour background traffic volumes used in the assessment. 

Final Report 11 Bunt & Associates 

Attachment 2

Page 227 of 299 Report 2009DCM032 - Attachment 2



Attachment 2

Page 228 of 299 Report 2009DCM032 - Attachment 2



 

SECTION 3.0 
DEMONSTATION PLAN 

3.1 BACKGROUND 

The ECCA study team, in consultation with the City of Edmonton, developed a Demonstration 
Plan to assist in the evaluation of potential impacts associated with the redevelopment of the 
ECCA Lands.  As the redevelopment of the lands is anticipated to impact existing land uses 
adjacent to the ECCA Lands, a Demonstration Plan for the extended area (TIA study area) was 
also developed.   

The purpose of the Demonstration Plan is provide a redevelopment scenario to allow the study 
team to provide more specific information regarding the potential impacts associated with the 
redevelopment of the ECCA Lands.  Generally, the ECCA study team determined that the 
redevelopment of the ECCA Lands would provide an opportunity to develop a master planned 
transit oriented community that could be focused around a potential future LRT station.   

Some of the key assumptions used in the development of the Demonstration Plan are: 

• The future Northwest LRT alignment will travel through the study area and an LRT 
station would be provided within the central portion of the plan area; 

• No additional arterial roadways would be developed through the plan area; 

• Development densities would be highest within 200 metres of the LRT station and would 
decrease as the distance from the station increased; and 

• NAIT would expand into the study area rather than develop additional satellite 
campuses.  The expanded campus would allow for the majority of students at existing 
satellite campuses to be relocated to the Main campus.   

3.2 DEMONSTRATION PLAN FOR THE EXTENDED AREA 

The Demonstration Plan for the Extended Area (TIA study area), as included as an appendix to 
the Edmonton City Centre Airport Lands Impact Assessment, is illustrated in Exhibit 3-1.  In 
order to further refine the land use schedules, and to develop trip generation data for 
comparison purposes, several assumptions were made to determine the net developable areas 
associated with given uses.  Table 3-1 presents the factors taken into consideration, and 
assumptions made when reducing the gross areas for the residential land uses, while Table 3-2 
summarizes the assumed residential dwelling unit and population estimates. 
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Table 3-1: ECCA Extended Area Land Use Statistics 

Land Use Size (ha) % of GDA 
Gross Plan Area 290.9  

Arterial Road Right-of-Way 6.9  
Existing NAIT 15.0  
Existing Commercial/General Business 10.6  

Gross Developable Area 258.4 100.0% 
Commercial   

Neighbourhood Commercial within 200m 0.8 0.3% 
Neighbourhood Commercial within 400m 2.3 0.9% 
Neighbourhood Commercial within 800m 2.5 1.0% 
General Business 8.9 3.4% 

Parkland, Recreation, School (Municipal Reserve) 38.7 15.0% 
Institutional – NAIT Expansion 23.9 9.2% 
Transportation   

Collector Roadways 16.1 6.2% 
Local Circulation 25.8 10.0% 
LRT Station and ROW 1.6 0.6% 
Transportation Node (incl. Heliport) 3.0 1.2% 

Stormwater Management Facilities 18.1 7.0% 
Mixed Use Office/Institutional/Industrial 7.1 2.7% 

Total Non-Residential Area 148.8 57.6% 
Net Residential Area 109.6 42.4% 

 

Table 3-2: ECCA Extended Area Residential Dwelling Unit and Population Estimates 

Residential Land Use Area 
(ha) 

Density 
(du/ha) 

Units Pop. Density 
(people/du) 

Population 

Low Density Residential 10.9 30 327 3.0 981 
High Density Residential  

Mixed Use Centre within 200 m 
7.4 300 2,205 1.5 3,308 

Medium-High Density Residential 
Mixed Use Centre within 400 m 

21.1 200 4,218 2.0 8,437 

Medium Density Residential  
Mixed Use Centre within 800 m 

70.2 100 7,024 2.0 14,047 

NAIT Student Residences   2,000 1.0 2,000 
Total Residential 109.6  15,774  28,773 

 
In addition to the residential units identified in Table 3-2, it is anticipated that 100,000 SF of 
office land uses could be included in the Mixed Use Centre within 200 metres of the LRT 
station.   
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3.2.1 Commercial Land Uses 

Based on information provided by Colliers, approximately 435,000 SF of commercial space 
could be supported based on the projected 28,773 new residents identified in the Demonstration 
Plan for the extended area.  Table 3-3 summarizes the assumed allocation of commercial 
space to the three residential mixed use centres.   

Table 3-3: Neighbourhood Commercial Allocation 

Location Commercial Space (SF) 
Mixed Use Centre within 200 m 65,000 
Mixed Use Centre within 400 m 185,000 
Mixed Use Centre within 800 m 185,000 

Total Commercial 435,000 
 
In addition to the neighbourhood commercial land uses, 8.9 ha of area has been identified as 
general business west of Airport Road, north of Kingsway and east and west of 121 Street.  The 
general business designation has been used to be consistent with a number of buildings that 
have been developed within long term sub-lease areas that are anticipated to remain over the 
next 30 years.  As shown in Table 3-4, the long term sub-lease areas represent approximately 
7.45 ha of general business area.  Therefore it is anticipated that 1.45 ha of the general 
business area could be redeveloped within the 2041 horizon.   

Table 3-4: General Business Long Term Lease Areas 

Land Use Sub-Lease Area (ha) 
Nova Business Complex 0.64 

Nova Hotel 1.29 
Amiskwaciy Academy 2.28 

Millard Centre 3.24 
Total 7.45 

 
In addition to the above sub-lease areas, the DND Armouries are located west of the existing 
NAIT main campus and are anticipated to remain in the 2041 horizon.   

3.2.2 NAIT Expansion 

Based on discussions with NAIT representatives, they would be interested in exploring options 
to expand the NAIT main campus if the ECCA Lands are approved for redevelopment.  
Although a formal plan has not been prepared for this potential circumstance, NAIT provided 
existing and future student enrollment and Full Time Learning Equivalents (FLE) for the Metro 
Edmonton region for use in the assessment.  Table 3-5 summarizes the information provided by 
NAIT. 
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Table 3-5: NAIT Expansions – Metro Edmonton Region 

Description # of Students FLE 
2009/10 Enrollment   

Full Time Programs 7,910 6,665 
Apprenticeship Programs 14,700 3,600 
Registrations in Continuing Education Programs 47,270 5,540 

Total Estimated 2009/10 Enrollment 69,880 15,805 
Short Term Expansions   

Souch Campus – Apprenticeship Programs 900 225 
Main Campus - Centre for Applied Technology (CAT) – Full 
Time 

1,700 1,700 

Total Short Term Expansion 2,600 1,925 
Future Expansions (15 years)   

Full Time Programs 5,890 4,635 
Apprenticeship Programs 4,400 1,175 
Registrations in Continuing Education Programs 27,730 3,460 

Total Future Expansions 38,020 9,270 
Total Future Enrollment 110,500 27,000 

 
Of the 2009/10 FLEs in the Metro Edmonton Region, approximately 14,100 are currently located 
at the Main Campus.  Based on discussions with NAIT representatives it is anticipated that if 
sufficient land becomes available within the ECCA Lands, that by 2041 the majority of existing 
satellite campuses would be consolidated at the NAIT main campus.  Therefore, the main 
campus has the potential to expand by 12,900 FLEs by 2041. 

3.2.3 Transportation Node 

A 3.0 ha transportation node has been identified in the northwest portion of the study area and 
is intended to accommodate the existing VIA Rail Station and also provide a location for a future 
Medevac (helipad) facility in close proximity to the arterial roadway network.  Additional land is 
also anticipated to be available to accommodate other transportation related infrastructure.   

3.2.4 Mixed Use Office/institutional/Industrial 

A mixed use office/institutional/industrial area has been identified north of Airport Road and west 
of the NAIT expansion lands.  It is anticipated that this area could be used to develop a research 
park that provides opportunities for institutional/industry relationships.  A FAR of 0.5 has been 
assumed for the site, resulting in a total potential building development of approximately 
382,000 SF.   

3.3 COLLECTOR ROADWAY NETWORK 

The collector roadway network included in the Demonstration Plan was developed to provide a 
variety of access points for both passenger vehicles and transit.  The site is well located, and 
while access will not be provided to Yellowhead Trail directly from the study area, the provision 
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of access to the four other arterial roadways adjacent to the study area is anticipated to provide 
excellent mobility for residents within the study area.   

A collector loop has been identified within the central portion of the plan area, primarily to 
provide a strong transit loop through the study area.  A primary concern in the development of 
the collector roadway network is the potential for shortcutting through the study area.  For 
example, a continuous collector connection extending from Princess Elizabeth Avenue at 
109 Street to 121 Street was avoided in the development of the plan area, as it was anticipated 
that a connection of this type would ultimately operate as an arterial roadway through the study 
area.  Similarly, the extension of 118 Avenue west of 106 Street does not connect directly to 
Kingsway to reduce the potential for shortcutting.   
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4.1 TRIP GENERATION ASSUMPTIONS 

The peak hour and daily trip generation rates used for the assessment were derived from a 
review of ITE Trip Generation, 8th Edition, in conjunction with requirements of the City of 
Edmonton Transportation Department.  Table 4-1 summarizes the assumed trip generation 
rates used in the assessment for the various land uses proposed to be developed within the 
ECCA study area.   

Table 4-1: Trip Generation Rates 

Land Use ITE Land 
Use Code* Variable AM Peak 

Hour 
PM Peak 

Hour Daily 

Low density residential 210 dwelling unit 0.75 1.01 9.20 
High Density Residential 

Mixed Use Centre within 200 m 232 dwelling unit 0.34 0.38 4.18 

Medium-High Density Residential 
Mixed Use Centre within 400 m 230 dwelling unit 0.44 0.52 5.81 

Medium Density Residential 
Mixed Use Centre within 800 m 230/231 dwelling unit 0.51 0.60 6.32 

NAIT Student Residences N/A dwelling unit 0.03 0.057 0.17 
NAIT Expansion 540 Students 0.12 0.12 1.20 

Neighbourhood Commercial 820 1,000 SF 1.20 – 1.84 5.19 – 7.33 54.76 – 78.96 
Mixed Use 

Office/Industrial/Institutional 760 Employees 0.43 0.41 2.77 

General Business and Office 710 Employees 0.48 0.46 3.32 
Transportation Node 110 Employees 0.44 0.42 3.02 

*Note:  Listed where applicable 

4.1.1 Residential 

The rates assumed for low, medium, and high residential land uses are consistent with trip rates 
employed in previous Traffic Impact Assessments prepared for Edmonton Neighbourhood and 
Area Structure Plans, and typically represent rates from ITE Trip Generation, 8th Edition. 

• Low density AM and PM peak hour rates are based on ITE Land Use 210 – Single 
Family.  The daily rate is based on City of Edmonton, Transportation Planning Branch 
accepted rates. 

• The trip generation rates used in the assessment for high density residential land 
uses are based on ITE Land Use Code 232 – High-Rise Residential 
Condominium/Townhouse.  The units included in the surveys were located within 
buildings with three or more levels.  Trip rates for ITE Land Use Code 222 – High-
Rise Apartment were also reviewed; however, as they represent primarily rental units, 
the condominium/townhouse rates were utilized.   
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• AM peak hour, PM peak hour, and daily trip generation rates for ITE Land Use 230 – 
Residential Condominium/Townhouse were utilized to estimate the number of trips 
generated by the medium to high density residential units.  The use of these rates is 
consistent with rates utilized in planning studies for medium density land uses with a 
density of 90 units/ha or higher.   

• The AM and PM peak hour trip generation rates for the medium density residential 
land uses are based on a combination of ITE Land Use 230 – Residential 
Condominium/Townhouse and ITE Land Use 231 – Low-Rise Residential 
Condominium/Townhouse.  An average density of 100 units/ha was assumed in the 
generation of medium density units.  For the purpose of this assessment, a blend of 
30% townhouse units (35 du/ha) and 70% apartment units (125 du/ha) was assumed.  
A daily rate is not published for ITE Land Use Code 231 therefore an estimate of 7.5 
trips/day was used to calculate a blended daily rate for the medium density residential 
land uses.   

• Trip generation information for on-site residences is not included in ITE Trip 
Generation.  Therefore, trip generation estimates were based on assumptions 
regarding potential parking supplies and an estimate of vehicle use per day.   

Bunt & Associates completed a Parking Impact Assessment in July 2003 for the 
student residence at Grant MacEwan College.  Based on a review of parking supply 
rates for student resident parking at a number of universities and colleges in Western 
Canada, a ratio of 1 stall per 3.5 students was selected for the development of 
parking stalls at MacEwan.  Using a similar ratio at NAIT, it is estimated that the 
residence parking supply could be in the order of 572 stalls.  It was further assumed 
that the residence parking supply is equal to the parking demand.   

It is assumed that the majority of resident parking stalls are utilized for the longer term 
storage of vehicles, where residents would use the vehicle to head to a permanent 
home outside of the City of Edmonton on weekends, or will potentially use the vehicle 
for personal business outside of the typical weekday peak hours.  However, some 
residents may own a vehicle to provide transportation to off campus employment.  It 
is assumed that approximately 10% of the vehicles parked within resident parking 
would be used during the AM peak hour and approximately 20% would be used 
during the PM peak hour.  As well, it is assumed that 30% of the vehicles would be 
used for a return trip (two-way) during a typical weekday.  Based on the above, it is 
anticipated that the student residences will generate traffic at a rate of 0.03 trips/du 
during the AM peak hour, 0.57 trips/du during the PM peak hour, and 0.17 trips/day 
on a typical weekday.   

4.1.2 NAIT Expansion 

The trip generation rate for the NAIT expansion is based on ITE Land Use Code 540 – 
Junior/Community College, which includes two-year junior, community, or technical colleges.  
The trip generation rates were applied to the projected increase in FLEs on campus as 
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compared to the assumptions used in the City’s 2041 traffic model.  Therefore, an increase of 
11,600 FLEs was assumed in the traffic assessment.   

4.1.3 Commercial Sites 

The fitted curve equations for ITE Land Use Code 820 – Shopping Centre were used to 
determine AM peak hour, PM peak hour, and daily rates for the three neighbourhood 
commercial areas.  The ITE Shopping Centre rates reflect a large variety of shopping centres 
ranging in size from 1,700 SF to 2.2 million SF.  As site plans are currently not available for the 
commercial sites, the shopping centre rates are anticipated to provide an appropriate estimate 
of trip generation at the current level of review.   

4.1.4 Mixed Use Office/Industrial/Institutional 

Trip generation rates published for ITE land use code 760 – Research and Development Center 
based on number of employees were used in the assessment for the Mixed Use 
Office/Industrial/Institutional area included in the Demonstration Plan.  The number of 
employees was estimated assuming one employee would occupy approximately 250 SF 
(23.225 m2).   

4.1.5 General Business 

It is assumed that additional offices land uses would be developed in the general business area 
identified on the Demonstration Plan.  Based on an available area of 1.45 ha and an FAR of 
0.35 (similar to the Millard Centre), approximately 54,630 SF of office space could be developed 
on the site.  Based on a ratio of 1 employee per 250 SF, a total of approximately 220 employees 
could be accommodated on the site.   

4.1.6 Office 

It was estimated that approximately 100,000 SF of office space could be developed as part of 
the mixed use development identified within 200 metres of the LRT station in the Demonstration 
Plan.  Based on a ratio of 1 employee per 250 SF, a total of approximately 400 employees could 
be accommodated on the site.   

4.1.7 Transportation Node 

The transportation node is anticipated to include a number of transportation related facilities that 
would include the VIA Rail Station and a Medevac (helipad) facility.  Trip generation rates for 
these types of land uses is not available, therefore, it was assumed that they would generate 
traffic volumes of a similar magnitude as if the area was developed to accommodate light 
industrial land uses.  Trip rates based on number of employees published in ITE Trip 
Generation, 8th Edition for ITE Land Use Code – 110 – General Light Industrial, were used in 
the assessment.  The number of employees estimated to work in the area was based on an 
employment density of 35 employees/ha.   
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4.2 TRIP GENERATION TOTALS 

Table 4-2 summarizes the projected two-way AM peak hour, PM peak hour, and Daily vehicle 
trips anticipated to be generated by the ECCA study area based on the Demonstration Plan and 
the trip generation rates summarized above.   

Table 4-2: ECCA Study Area Trip Generation Totals 

Total Trips Land Use Units 
AM Peak Hour PM Peak Hour Daily 

Low Density Residential 327 du 245 330 3,008 
HDR Mixed Use Centre 

within 200 m 2,205 du 749 837 9,216 

MDR/HDR Mixed Use Centre 
within 400 m 4,218 du 1,856 2,194 24,506 

MDR Mixed Use Centre 
within 800 m 7,024 du 3,583 4,214 44,392 

NAIT Student Residences 2,000 du 60 114 340 
Total Residential 15,774 du 6,493 7,689 81,462 

NAIT 11,600 students 1,392 1,392 13,920 
Neighbourhood Commercial 

within 200 m 65,000 SF 120 476 5,132 

Neighbourhood Commercial 
within 400 m 185,000 SF 222 960 10,130 

Neighbourhood Commercial 
within 800 m 185,000 SF 222 960 10,130 

Mixed Use 
Office/Institutional/Industrial 

1,528 
employees 657 627 4,232 

General Business 220 employees 106 101 730 
Transportation Node 105 employees 46 44 318 
Office within 200 m 400 employees 192 184 1,328 

Total Non Residential  2,957 4,744 45,920 
Total ECCA Study Area  9,450 12,433 127,382 

 
As shown in Table 4-2, the ECCA study area could generate in the order of 9,450 two-way trips 
during the AM peak hour and 12,433 two-way trips during the PM peak hour.  Daily trip-making 
activity generated by the Demonstration Plan is estimated to be in the order of 127,400 two-way 
trips. 

4.3 TRIP DISTRIBUTION 

The 2041 Origin-Destination tables from the City of Edmonton’s “Origin – Destination Car Driver 
Trips November 2007” were used to distribute the residential and employment trips generated 
by the ECCA study area.  The general distribution of external AM, PM, and Daily trips generated 
by the neighbourhood is summarized in Table 4-3.  
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Table 4-3: External Trip Distribution by Direction 

% of Traffic 
AM PM Daily Direction 

In Out In Out In Out 
Northeast 15.3% 7.1% 8.6% 12.1% 10.3% 10.1% 
Northwest 20.3% 27.8% 27.5% 22.8% 26.2% 26.2% 

East 16.5% 10.5% 12.4% 15.6% 13.5% 14.2% 
West 21.7% 17.3% 20.5% 23.8% 22.2% 23.6% 

Southeast 13.1% 25.9% 20.1% 14.6% 16.4% 15.5% 
Southwest 13.1% 11.4% 10.9% 11.1% 11.4% 10.4% 

Total 100% 100% 100% 100% 100% 100% 
 
Commercial trips were distributed based on the location of the site in relation to adjacent 
residential land uses.  Based on information provided by Colliers, the ECCA study area is the 
Primary Trade Area for commercial land uses within the ECCA study (internal trips).  The 
Secondary Trade Area is anticipated to include the lands between 112 Avenue and Yellowhead 
Trail, and between 82 Street and 142 Street.  As well, some longer distance trips may also be 
generated depending on the ultimate size and types of commercial lands ultimately developed.  
The distribution of longer range trips was based on the distribution summarized in Table 4-3.   

4.4 MODE SPLIT 

The Demonstration Plan assumes that an LRT station would be constructed within the central 
portion of the plan area, and that a master planned Transit Oriented Development (TOD) would 
be developed.  From a transportation perspective, the development of a TOD community is 
intended to promote transit trips, pedestrian trips, and bicycle trips as alternatives to single 
occupant passenger vehicle trips.  As there is the ability to plan an entire TOD community on 
the ECCA Lands, it is anticipated that bus routes, pedestrian routes, and cycling routes will also 
be planned to further enhance the reduction of private auto use by residents, employees, and 
visitors of the plan area.  

As the residential trip generation rates used in the assessment generally reflect rates used in 
assessments for suburban locations in Edmonton, significant mode split factors have been 
applied.  Table 4-4 summarizes the combined mode split factor to transit, walking, and cycling 
assumed for external trips generated by residential land uses within 800 metres of an LRT 
station and employment areas located within 400 metres of an LRT station.  The external mode 
split factors were also applied to external trips anticipated to be generated by the NAIT 
expansion.   

Table 4-4: Overall Mode Split to Transit, Walking, Cycling 

Overall Mode Split Time Period 
In Out 

AM Peak Hour 40% 40% 
PM Peak Hour 30% 40% 

Daily 40% 35% 
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The mode split factors summarized in Table 4-4 are based on a review of the 2041 Origin-
Destination information as well as assumptions regarding the LRT network assumed to be in 
place by 2041.  Generally, it is anticipated that transit, walk, and cycle trips will be higher to/from 
the downtown, the downtown fringe, the University, and the surrounding neighbourhoods, and 
would be lower to/from the suburbs and the region where LRT and transit are not anticipated to 
provide a strong alternative to the passenger vehicle.   

4.5 TRIP ASSIGNMENT 

4.5.1 Residential Trip Assignment 

The residential trips were assigned to the arterial roadway network based on the origin-
destination information, the mode split factor, the availability of collector accesses and the 
location of land uses in relation to the collector roadways.   

4.5.2 Commercial Trips 

The commercial trips were separated into primary and non-primary trips.  The primary trips were 
anticipated to be generated by residential developments within and adjacent to the ECCA study 
area, while the non-primary trips were anticipated to be passing by the site along the adjacent 
collector or arterial roadways.  Non-primary trips to the commercial land uses within 400 metres 
and 800 metres of the LRT station were assumed to represent 20% of the total trips generated 
by these land uses.  No vehicle non-primary trips were assumed for the commercial land uses 
within 200 metres of the LRT station. 

Based on a review of information provided by Colliers, it was assumed that 68% of the 
commercial demand associated with the commercial land uses in the ECCA study area would 
be generated by residents within the ECCA study area (internal trips).  The remaining 32% of 
the demand is anticipated to be generated by the Secondary Trade Area, which includes 
residential land uses east and west of the ECCA Lands (20%), and the City of Edmonton as a 
whole (12%).   

Internal trips were assigned to the collector roadway network based on the potential distribution 
of residents throughout the neighbourhood.  External trips to the Secondary Trade Area were 
assigned to the collector and arterial roadway network based on the location of residential land 
uses within the Secondary Trade Area, while the distribution of external trips to Edmonton as a 
whole was based on the distribution previously summarized in Table 4-3.   

4.5.3 NAIT, Mixed Use Office/Institutional/Industrial, Business Industrial 

Trips generated by the remaining non-residential land uses were assigned to the arterial 
roadway network based on the origin-destination information, the mode split factor where 
applicable, the availability of collector accesses and the location of land uses in relation to the 
collector roadways.   
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4.5.4 Internal Trips 

Internal trips are trips originating in, and destined to land uses within the ECCA study area.  
Where both the origin and destination of a trip are within the ECCA study area, there is the 
potential to double count the trips.  For example, a trip from a residence to the transportation 
node is generated by both land uses, but only represents one trip on the network.  Internal trips 
accounted for in the ECCA study area include trips between the residential land uses and the 
commercial, employment, and NAIT land uses. 

The trips remaining within the neighbourhood were removed from the total trips generated by 
the residential land uses to avoid double counting of the trips.  Table 4-5 summarizes the 
estimation of internal trips for the AM, PM, and Daily timeframes.   

Table 4-5: Internal Trip Summary 

AM Peak Hour PM Peak Hour Daily Trips 
In Out In Out In Out 

Total Residential Trips 1,210 5,283 4,970 2,719 40,731 40,731 
Total Non-Residential  
Internal Trips (Out/In) 146 309 765 716 7,739 7,739 

External Residential Trips 1,064 4,974 4,205 2,003 32,992 32,992 
Overall % Internal 7.0% 19.3% 19.0% 

 

4.6 SITE GENERATED TRAFFIC VOLUME ESTIMATES 

The total trips anticipated to be generated by the ECCA study area in the AM and PM peak 
hours are illustrated in Exhibit 4-1, while the daily trips anticipated to be generated by the 
ECCA study area are illustrated in Exhibit 4-2.   

The trips generated by the ECCA study area were superimposed on the 2041 background traffic 
volumes to represent the 2041 total traffic volumes.  Exhibit 4-3 illustrates the AM peak hour 
2041 Total Traffic Volumes. 
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SECTION 5.0 
TRANSPORTATION ASSESSMENT 

5.1 NEIGHBOURHOOD TRANSIT CONSIDERATIONS 

The Demonstration Plan is based on the assumption that an LRT station can be developed in a 
central location within the ECCA study area and that a Transit Oriented Community can be 
established.  During the development of site traffic estimates, mode splits to transit, walking, 
and cycling were assumed to significantly decrease the projected vehicle traffic generated by 
the neighbourhood.  Based on the origin-destination information available from the City of 
Edmonton, trips to and from the ECCA study area are not confined to locations along existing or 
future LRT lines.  Therefore, to fully realize a Transit Oriented community, transit plan should be 
developed for the neighbourhood to complement the LRT system.   

5.2 PEDESTRIAN AND BICYCLE NETWORK 

It is recommended that any future planning for the ECCA study area include the development of 
a strong radial pedestrian/bicycle network that provides convenient and efficient access to the 
LRT station, as well as strong connections from the residential land uses to the business 
industrial, commercial, and institutional land uses.  As well, a multi-use trail connection should 
be developed within the plan area that connects to the existing north/south separated bicycle 
path on 121 Street south of 118 Avenue.   

5.3 COLLECTOR ROADWAY NETWORK CHALLENGES 

The ECCA study area is bounded on all sides by arterial roadways that have predominantly 
been developed along a grid pattern.  The development of an internal collector roadway network 
will need to provide appropriate transit and passenger vehicle access to the neighbourhood, but 
must also be cognizant of potential shortcutting routes.  For example, the extension of 
118 Avenue from 106 Street to Kingsway as a direct connection through the plan area would 
provide a more direct route than the current arterial roadway network.  The collector roadway 
network illustrated in the Demonstration Plan attempted to limit direct collector connections 
through the plan area, although it is recognized that a more thorough review of the collector 
network will be required during the development of a plan for the ECCA study area, and that a 
number of traffic calming techniques may be required within the neighbourhood where collector 
roadway connections through the plan area cannot be eliminated.   

5.4 COLLECTOR ROADWAY DESIGN CRITERIA 

The Demonstration Plan illustrates that an internal network of collector roadways can be 
developed to service the ECCA study area.  The daily volumes estimated based on the 
Demonstration Plan indicated that collector roadways may need to be designed to 
accommodate in the order of 10,000 vehicles per day, depending on their location within the 
plan area.  Higher volume collectors may be required at access points into the community, 
specifically to 121 Street in the vicinity of Yellowhead Trail.   
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Ultimately, the internal collector roadway network will need to be designed as part of an overall 
TOD transportation plan.  The Integrated Transit and Land Use Guidelines currently being 
developed by the City of Edmonton will provide direction on the development of collector 
roadway networks for TOD communities, such as the ECCA Lands.   

5.5 ARTERIAL ROADWAY CAPACITY 

A preliminary capacity analysis was completed based on the methods outlined in the Highway 
Capacity Manual 2000, using SYNCHRO 7.0 analysis software. 

Intersection operations are typically rated by two measures. The volume-to-capacity (V/C) ratio 
describes the extent to which the traffic volumes can be accommodated by the physical capacity 
of the road configuration and signal control.  A value (measured during the peak hour) less than 
0.90 indicates that generally, there is sufficient capacity and projected traffic volumes can be 
accommodated at the intersection.  A value between 0.90 and 1.0 suggests unstable operations 
may occur and volumes are nearing capacity conditions.  A calculated value over 1.0 indicates 
that traffic volumes are theoretically exceeding capacity. The second measure of performance, 
Level of Service (LOS), is based on the estimated average delay per vehicle among all traffic 
passing through the intersection.  A low average delay merits a LOS A rating.  Average delays 
greater than 80 seconds per vehicle generally produce a LOS F rating for signalized 
intersections, while average delays greater than 50 seconds per vehicle generally produce a 
LOS F rating for unsignalized intersections.   

The City of Edmonton’s Roadway Planning and Design Objectives identifies a Peak Hour Level 
of Service (LOS) Design Objective of LOS E for the Long Term (Population ≥1,000,000 people), 
which relates to v/c ratios between 0.90 and 1.0 for signalized arterials.  This planning objective 
has been used in the review of the capacity assessments for arterial/arterial and 
arterial/collector intersections.  This guide is currently under review to consider the direction of 
the draft Transportation Master Plan and the City Strategic Vision.   

5.6 INTERSECTION ANALYSIS 

AM Peak hour intersection analyses were completed using the 2041 AM peak hour total traffic 
volumes to provide an estimate of potential future traffic operations.    

5.6.1 Yellowhead Trail and 121 Street 

The City of Edmonton anticipates that an interchange at Yellowhead Trail and 121 Street will be 
required.  A preliminary analysis was completed assuming a diamond interchange is ultimately 
installed at this location.  Based on the preliminary analysis, a diamond interchange at 
Yellowhead Trail/121 Street is anticipated to provide sufficient capacity to accommodate the 
projected volumes; however, queuing between the north and south intersections could result in 
congestion on the interchange.  Therefore, the City of Edmonton may wish to include the 
potential development of the ECCA Lands as an option in the review of potential interchange 
designs along Yellowhead Trail in the vicinity of 121 Street.   
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5.6.2 123 Avenue and 121 Street 

The analysis of 123 Avenue and 121 Street assumed that a future arterial/collector intersection 
in this location would be signalized.  The analysis indicated that the westbound right turn is 
anticipated to approach capacity in the AM peak hour, resulting in the potential for significant 
queues.  Based on the analysis completed, it is anticipated that additional access to 121 Street 
from the northwest portion of the plan area may ultimately be required to better accommodate 
traffic heading to Yellowhead Trail.   

5.6.3 120 Avenue and 121 Street 

The analysis of 120 Avenue and 121 Street assumed the intersection would be signalized in the 
future.  Based on the analysis completed, the second collector south of Yellowhead Trail is 
anticipated to operate at acceptable levels of service in the AM peak hour.   

5.6.4 118 Avenue and 121 Street 

With changes in background volumes estimated based on a future interchange at Yellowhead 
Trail and 121 Street in combination with traffic generated by the redeveloped ECCA study area, 
the intersection of 118 Avenue and 121 Street is anticipated to operate at or near capacity 
during the AM peak hour.  Based on the estimated AM peak hour volumes, no additional 
geometric changes have been identified.  While a second southbound right turn might be 
developed in the future, this improvement is not anticipated to significantly improve the overall 
intersection operations, and adding additional through lanes along 118 Avenue is not consistent 
with policies outlined in the Transportation Master Plan   

While no improvements are proposed in the AM peak hour, it is anticipated that a high volume 
eastbound left turn would be generated in the PM peak hour as a result of a potential 
interchange at Yellowhead Trail and 121 Street in combination with redevelopment on the 
ECCA Lands.  Therefore, a dual eastbound left turn may be considered at the intersection in the 
future.   

5.6.5 Kingsway and 119 Street 

The intersection of Kingsway and 119 Street is anticipated to accommodate the projected 2041 
AM peak hour total traffic volumes at acceptable levels of service.   

5.6.6 Kingsway and Airport Road South 

The intersection of Kingsway/Airport Road South is anticipated to operate at acceptable levels 
of service under the projected 2041 AM peak hour total traffic volumes.   

5.6.7 Kingsway and Princess Elizabeth Avenue 

Based on the analysis completed, the Kingsway/Princess Elizabeth Avenue intersection is 
anticipated to operate at acceptable levels of service in 2041.   
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5.6.8 Princess Elizabeth Avenue and 109 Street 

The Demonstration Plan assumes that 109 Street would be extended north into the plan area 
and it is anticipated that the intersection would be signalized with the construction of the fourth 
leg.  Based on the analysis completed the intersection of Princess Elizabeth Avenue and 109 
Street is anticipated to operate well in the AM Peak hour as a four-legged signalized 
intersection.  It is anticipated that the northbound left will continue to be banned at the 
intersection in the long term.   

The analysis completed for the intersection of Princess Elizabeth Avenue and 109 Street does 
not take into account the potential impacts an at-grade LRT crossing across Princess Elizabeth 
Avenue would have on the operations of the intersection.  Additional traffic analysis will need to 
be completed once an LRT alignment is set to determine appropriate intersection geometry and 
traffic control for intersections in the vicinity of at-grade crossings.   

5.6.9 Princess Elizabeth Avenue and 106 Street 

The intersection of Princess Elizabeth Avenue and 106 Street is anticipated to operate at 
acceptable levels of service during the AM peak hour in 2041.  It should be noted that the 
assignment of 2041 Background traffic did not assume access to NAIT from Princess Elizabeth 
Avenue.  Currently access to Princess Elizabeth Avenue from the NAIT Main Campus is 
provided west of 106 Street.   

As identified in the analysis for the intersection of Princess Elizabeth Avenue and 109 Street, 
the development of an at-grade LRT crossing across Princess Elizabeth Avenue is anticipated 
to impact intersection operations in the vicinity. More detailed assessments should be 
completed as part of the review of potential LRT corridors north of Kingsway and should include 
potential development scenarios for the ECCA Lands, if redevelopment of the ECCA Lands is 
approved.   

5.6.10 118 Avenue and 106 Street 

The intersection of 118 Avenue and 106 Street is currently a signalized four-legged intersection 
that provides access to the existing NAIT Main Campus.  Based on the analysis completed, the 
intersection of 118 Avenue and 107 Street is anticipated to operate well as a signalized 
intersection in 2041.  

5.6.11 120 Avenue and 107 Street 

The City of Edmonton’s 2041 traffic model assumed that 107 Street would no longer connect to 
Yellowhead Trail if an interchange was installed at 121 Street.  Therefore, future traffic volumes 
on 107 Street are anticipated to be very low.  Based on the analysis completed, the intersection 
of 120 Avenue and 107 Street is anticipated to operate at excellent levels of service as an 
unsignalized intersection.   
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5.6.12 123 Avenue and 107 Street 

The existing 123 Avenue/107 Street intersection is assumed to be converted to a collector 
intersection in the ECCA Demonstration Plan.  As traffic volumes are anticipated to be limited 
on 107 Street once the connection to Yellowhead Trail is removed, it is anticipated that 
123 Avenue and 107 Street will operate as an unsignalized intersection in the future.  Based on 
the assessment completed, the intersection of 123 Avenue and 107 Street is anticipated to 
operate at excellent levels of service as an unsignalized intersection.   

5.7 RECOMMENDED INTERSECTION GEOMETRY AND TRAFFIC CONTROL 

Based on a review of the 2041 background volumes, the projected ECCA study area traffic 
volumes, and the results of the Synchro analysis, it is anticipated that the adjacent arterial 
roadway network can accommodate the projected AM peak hour traffic volumes.  Some 
intersection geometry modifications may be required at 118 Avenue and 121 Street to 
accommodate changes in traffic patterns associated with the construction of an interchange on 
Yellowhead Trail at 121 Street.  As well, additional collector access from the ECCA study area 
to 121 Street in the northwest portion of the plan area would be beneficial in distributing traffic 
heading for Yellowhead Trail along the 121 Street corridor.  Additional collector access to 
Kingsway would also be beneficial in distributing site generated traffic to the external roadway 
network.   
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SECTION 6.0 
ANCILLARY CONSIDERATIONS 

6.1 NOISE ATTENUATION 

Based on the City of Edmonton’s Urban Traffic Noise Policy, noise attenuation will need to be 
provided by the developer if the projected noise level in outdoor amenity areas exceeds 60 dBA 
Leq24.  For residential developments three storeys or more, noise levels of 45 dBA Leq24 or less 
should be achieved after applying attenuation measures.  As the ECCA study area is 
surrounded by arterial roadways, and if redeveloped, will potentially include an LRT line through 
the plan area, a noise study will need to be completed to determine the extent of potential 
mitigation measures.  

In addition to noise associated with transportation facilities, CN Rail has identified that any 
residential development within the ECCA study area should meet their standard Right of Way 
Guidelines as they pertain to noise.   
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SECTION 7.0 
CONCLUSIONS AND RECOMMENDATIONS 

7.1 STUDY SYNOPSIS 

This report documents the results of the traffic impact assessment completed to determine the 
potential transportation impacts associated with the redevelopment of the ECCA Lands.  The 
assessment was completed using a Demonstration Plan for the area generally bounded by 106 
Street/107 Street to the east, 121 Street to the west, Kingsway and Princess Elizabeth Avenue 
to the south, and Yellowhead Trail to the north, which assumed the development of a transit 
oriented community surrounding a future LRT station.   

The results of the study will assist in identifying the potential impacts of redeveloping the ECCA 
Lands, and adjacent areas as a master planned Transit Oriented Community, with a population 
of 28,773 people.   

7.2 SUMMARY OF STUDY FINDINGS 

7.2.1  Traffic Generation 

The Demonstration plan assumed the development of 13,774 residential dwelling units plus 
2,000 student resident units within the extended plan area.  In addition to the residential 
population, the Demonstration Plan assumed additional commercial, office, general business, 
and mixed use office/institutional/industrial land uses would be developed within the area along 
with a NAIT expansion and a transportation node.    

The densities proposed in the Demonstration Plan reflect the development of the plan area as a 
Transit Oriented Community.  The generation of traffic utilized standard trip generation rates, 
and then applied mode split factors to account for increased transit usage, as well as increased 
walking and cycling trips.  Based on the Demonstration Plan it is estimated that the 
neighbourhood could generated approximate 6,230 AM peak hour trips, 7,705 PM peak hour 
trips, and 77,000 daily trips.   

7.2.2 Arterial and Collector Roadway Network Capacity 

The future arterial roadway network assumed in the analysis is anticipated to be able to 
accommodate the projected site generated traffic at long term services levels.  The intersection 
of 118 Avenue and 121 Street is anticipated to operate at or near capacity in the AM peak hour 
in the future, based on the site generated traffic in combination with background traffic volumes 
that assume an interchange will be constructed at Yellowhead Trail and 121 Street.  While some 
intersection improvements may be considered to accommodate increased volumes moving from 
118 Avenue to 121 Street and vice versa, it is anticipated that a significant increase in 
eastbound and westbound capacities will not be considered in the long term.   

The internal collector roadway network is anticipated to ultimately require the development of 
collector roadways that can accommodate in the order of 10,000 vehicles per day.  In 
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developing the internal collector roadway network the most significant challenge is mitigating 
potential future shortcutting routes.  The collector roadway network illustrated in the 
Demonstration Plan attempted to limit direct collector connections through the plan area, 
although it is recognized that a more thorough review of the collector network will be required 
during the development of a plan for the ECCA study area, and that a number of traffic calming 
techniques may be required within the neighbourhood where collector roadway connections 
through the plan area cannot be eliminated.   

7.3 CONCLUSIONS AND RECOMMENDATIONS 

Based on the analysis of the Demonstration Plan for the extended area, it is anticipated that the 
vehicle traffic estimated to be generated by the study area can be accommodated on the 
external roadway network.   

Based on the analysis completed, the following recommendations are advanced: 

• To truly achieve a TOD, the introduction of LRT into the plan area at an early 
stage of the redevelopment is required. 

• The redevelopment of the ECCA Lands should include the development of 
pedestrian and cycling networks that connect the community to the central LRT 
station and that also connect to adjacent communities and businesses.   

• A transit plan should be developed for the neighbourhood to complement the LRT 
system. 

• The internal roadway network should be designed as a TOD network, which will 
provide appropriate access for pedestrians, cyclists, transit, and passenger 
vehicles, while limiting the potential for shortcutting traffic. 
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