What We Heard Report
June 2018

Prepared by Intelligent Futures
June 2018

TABLE OF CONTENTS

Introduction

1

Process

2

Participation

3

Feedback + Findings

5

Next Steps

16

1

INTRODUCTION
Connect Bonnie Doon is at the mid-point of an anticipated year long, four phase public
outreach program to elicit ideas, comments and concerns from the immediate community
and the Centre’s extended trade area on the goals and objectives of a rezoning application
to permit mixed use, high density development, initiated on behalf of the Owners’ of Bonnie
Doon Shopping Centre by its advisor and manager, Morguard Investments Limited in 2017.
Connect Bonnie Doon is designed to provide multiple forums and opportunities for
Edmontonians to contribute to the planning of the redevelopment. The process intends to
ensure the goals and objectives of the City and community are addressed creatively in a
sustainable manner and ultimately ensure high quality, financially feasible redevelopment of
the Centre over time.
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PROCESS
Phase 2 of the Connect Bonnie Doon engagement
process, Concept Designs, ran for twelve days
and actively sought input from participants about
the latest concepts for mobility and street design,
public realm, built form, and districts across the
site. During this process Morguard provided 6
distinct means for engaging with the project.
Methods for receiving feedback on the future of
the site included: 1. a project-specific storefront
in Bonnie Doon Shopping Centre (the inspiration
centre), 2. a phone line, 3. an online questionnaire,
4. a project-specific e-mail channel, 5. a City-led
open house, and 6. through social media
For each redevelopment plan concept, there were
two distinct questions — (1) what do you like
and (2) what would you change? These concepts
were presented with both sketeches and plans
together with written annotation:
1.
Districts
2.
Built Form
3.
Mobility Network and Street
		Cross-Sections
4.
Public Realm
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Process Overview
2 Weeks of engagement
6 Participation methods
Inspiration Centre
Two promotional sandwich boards
Website
www.connectbonniedoon.com
E-mail
hello@connectbonniedoon.com
Social Media
@ConnectBonnieDoon
@BonnieDoonSC (Twitter, Instagram,
and Facebook)
Phone
(780) 900-8729
Open House
hosted by the City of Edmonton at La
Cité francophone
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PARTICIPATION
From May 10 to May 21, 2018, the Connect
Bonnie Doon team engaged 1671 participants
on the redevelopment of the Bonnie Doon
Shopping Centre site.
The majority of feedback came via the
inspiration centre sessions. Here participants
had access to project team members for oneon-one conversations about the redevelopment
plan concepts and thought process behind
them. A broad range of people came in to
take advantage of this opportunity. People
from across the City and beyond joined in the
conversation.
The engagement team has now synthesized the
feedback gathered from participants, analyzed
it, and reflected on the findings. The following
report highlights key details of feedback
received.
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Participants
1671
Inspiration Centre

844

Open House

263

Online Survey

139

E-mail

8

Phone

1

Unique Website Visitors

Ideas Generated
1191

416
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Feedback + Findings
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THEMES
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The dominant sentiment expressed that participants most liked the alternative transportation
(biking, walking, transit) options, green spaces, mixed use and a use-clustered districts
layout.
Concerns related to density, height, traffic and parking were voiced. Suggestions included:
being even more pedestrian friendly; having more enclosed walking and shopping
areas; providing sufficient parking as to not push vehicles to overflow into surrounding
neighbourhoods; and being proactive about how people will access the LRT in the short term.
The following pages highlight these and other key feedback about each design concept,
including the most prominent themes. Each page includes verbatim quotes from those who
provided written comments.
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Districts
For this redevelopment concept participants did not provide many comments about specific
districts other than the Garden District. The most common response was that people liked
the Garden District and accompanying green spaces. Participants also liked that the districts
have clustered and mixed uses.
When asked about what to change about the districts, people did not talk much about
the specifics within each district. Similar to the responses for the next section, Built Form,
respondents talked primarily about density and traffic concerns. Some participants also said
that the proposed districts are too vague to provide an opinion on what they would change.

What do you like?
Garden District
Participants had a very positive responses to the garden district and green spaces.
“[Like] The idea of the garden district & incorporating green space into the concept.”
“Park and garden areas. Walkable community. .”

Layout
The next most common response to was about the clustered layout of the different districts.
“I like the designated areas as opposed to having things scattered all over and I think it makes sense the way it’s
laid out..”
“I’m excited to have a lot of shopping nearby. With the district’s idea making similar things close to each other it
will be easy to walk around and hangout for a few hours.”
“I love the major increase in density. I really hope street level parking lots are minimalized.”

Mixed Use
Participants responded positively to the mixed use districts. People were particularly pleased
that retail would remain.
“I like that the area would be better used and appeal to a variety of venues..”
“I like the variety- it will appeal to many different populations and meet the community needs at the same time. I
like the idea of revitalization.”
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“I like the fact that it is NOT a car centric outlet mall. There is mixed use and walkability.”

What would you change?
Density

Frequent comments from those who suggested changes to the proposed districts were to
decrease the number of units and height of the tallest buildings. Some believed the proposal
to be out of character from the existing neighbourhood. Others do not see it being well suited
for the seniors who wish to live there. However, some participants did note that height and
density in the overall development were welcome.
“The increased density of the neighbourhood is welcome. Good for multi-income bracket, diversity of area,
affordability, etc.”

“Too much density. This is a residential neighbourhood full of seniors and disabled [persons].”
“High densit is good for this location.”
“Scale back the density of residential - no 40 story towers please. I think it will be viable with enough retail which
will draw customers from all over the southeast. .”

Traffic + Parking
Participants voiced concern about linking 84th Avenue into the project and the potential cut
through traffic it could induce. They also had complaints about parking quantity. Comments
indicated there is concern that overflow parking will spill into the adajcent neighbourhoods,
particularly as a result of LRT.
“I would close the portion of 84 ave as an extension of the pedestrian oriented Central Park. This way pedestrians
walking to and from the Central Park to the LRT station have a safe and connected experience..”
“The current proposal doesn’t have nearly enough parking. The idea that this will revitalize the location ignores
that if you make it a draw, people are going to need somewhere to park.”

Neutral
For some the districts were said to be too vague to have an opinion on what they would want
to change at this time.
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Built Form
When asked about the built form concepts, respondents provided very similar answers to the
questions about the district concepts. Many respondents suggested that they like all three of
the themes: alternative transportation (biking, walking, transit), mixed use and green space.
These three themes were by far the most prominent.
When asked what they would change, some participants responded with decreased density,
84th Avenue to not be a thoroughfare, and for more parking to be provided. These responses
were very similar to the responses heard in the districts concept question. Support for density
and height were more prevalent at the City’s public meeting, presumably drawing from a
larger catchment of stakeholders.

What do you like?
Alternative Transportation
When discussing the built form, the most common response had to do with active
transportation. In particular, people were fond of how the built form supports walkability.
“I like the green linkages and the concept of active podium frontage. I like there is a special street presumedly
denoting a pedestrian only street. If the pedestrian only street is done right and carefully curated with the right
businesses, this redevelopment would be a smashing success. .”

Mixed Use
Similar to the Districts Concept, participants enjoyed the mix between retail, residential and
green space.
“It seems like a reasonable mixture of residential/commercial/green space. .”

Green Space
The third most popular theme for this question was green space. Participants liked that open
and green spaces are part of the design.
“Access to transit and mixed use areas with green space incorporated.”
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What would you change?
Density
From those who suggested changes, we heard the number of building storeys and units
should decrease. Most participants were happy with the concept and agree with increasing
density, yet some did believe that the proposal is too high.
“The population density of the proposed project, more than any area this size in the city, and the size of the towers,
25-40 storeys is far too high for an area in the middle of 5 residential communities. I am also concerned about
shadowing of residential areas & houses to the west, especially along 83 & 84 avenues close to 85 street.”
“Need low buildings to maximize sun exposure. Not possible with design. Instead can there be random heaters in
area”
“Concerned about residential density.”

Traffic
People had concerns about how a high density development will increase traffic in the area.
More specifically, many participants had concerns with the proposed 84 Ave connection.
“I do not agree with 84 Ave being a through route and I fail to see how this will benefit the residents that already
live along this avenue. I feel it will negatively affect property values along 84 Ave and create new traffic patterns
on a previously residential street.”

Parking
Participants expressed concern about the number of parking stalls. Further concern was
about the spillover of cars parking in surrounding residential areas as a result.
“Also the lack of park and ride spots for the LRT station. Will push parking into surrounding residential
neighbourhoods.”
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Mobility Network
A number of participants appreciated that the mobility network promotes alternative forms
of transportation. The combination of bike lanes and sidewalks that is located nearby a transit
plaza were seen positively. The network connections beyond the site with the surrounding
community were also seen positively.
The most common response to how the mobility network could change was making the site
more pedestrian oriented — mainly by providing enclosed walking areas. Some participants
also expressed concern about this development causing traffic and parking problems for
the surrounding neighbourhoods. Parking concerns were that the Centre should provide a
sufficient number of stalls to ensure overflow parking demand does not spill out into the
adjacent neighbourhood. In addition, traffic short cutting was a concern noted by very few
residents who live in the immediate area.

What do you like?
Bike Lanes
A number of participants were happy with the presence of bike lanes in the proposed
mobility network.
“Enjoy that bikes have been included. Just make sure to include lots of bike parking.”
“I love the bike lane crossing from 84 ave and connecting to Mill Creek. The transit plaza is nice.”

Accessible
A number of participants liked that there are multiple access points into the site, making
the area easy to come and go from surrounding communities. People also enjoyed how the
variety of transportation options increases the overall accessibility to the area for many
people.
“Many forms of accessibility. Would integrate well with bike paths being built. Would help evolve area to
pedestrian/biker friendly area..”
“I like the idea of an access point to the northeast of the property. This is now missing.”
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Walkable
Participants commented positively on the site’s pedestrian friendliness.
“Lots of walking routes .”

What would you change?
Walkability
Some participants suggested making the area even more pedestrian friendly. A key concern
was providing enclosed walking areas, as many would want indoor walking conditions for
winter months.
“Make streets enclosed .”
“I would hope indoor mobility would be a high priority. Many seniors and people with disabilities frequent the mall
and it would be unkind to displace them. .”

Traffic
Some participants expressed concern about how the new development will cause too much
traffic. In particular, there was concern for how the 84 Ave connection would increase traffic
through 84 Ave and into the existing neighbourhoods.
“More access points for parking. Current proposal will overwhelm intersections on 85 street and 84 Ave and 88
Ave. Thinking that people won’t drive here is naive.”

Parking
A number of people suggested that there is not enough parking which could have spillover
effects for the surrounding neighbourhoods. Others spoke to the lack of Park n’ Ride and the
risk of people driving to the LRT resulting in distuprtion to adjacent neighbourhood streets.
“Guaranteed parking spots for car share. Could help cut down the number of tenants with a vehicle.”
“The parking still seems limited.”
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Public Realm
Many participants expressed approval to this concept, such as “Excellent!”. The abundance of
green space had widespread approval. Furthermore, participants appreciated that the public
realm concept considers winter city conditions.
With respect to what people wish to see change, many participants provided specific details
about what they’d like to see for the overall redevelopment. Specific suggestions included
details about preferred retail tenants, programming and playground design. Beyond the
specific suggestions, participants suggested that they liked the public realm concept, and did
not have much to add.

What do you like?
Green Spaces
It was recognized that planned and impromptu gatherings cannot happen without the
physical space to assemble. Most participants would be happy to see plenty of well-designed
public spaces, large or small.
“If this mall is interesting for reasons beyond consumerism, that lends authenticity to the amenities there.”
“There is room to keep indoor mall, but balance it out with attractive, pedestrian friendly outdoor space.”
“Food court is a community hub.”

Winter Considerations
Many people spoke to farmer’s and food markets as being core to the site’s potential for
vibrancy.
“A space that could be used for gatherings (farmer’s markets, small festivals) would be a fantastic addition to
the community.”
“Farmer’s Market Space (Old Strathcona is very busy)”
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What would you change?
Specific Suggestions
Relating closely to the idea of meeting and gathering places, events were cited by
many for their potential positive impact. Having the means to host large-scale
events was specifically mentioned for encouraging people to visit, shop, and stay in
the neighbourhood.
“This has great potential. Space for Fringe participation and live performances would be amazing.”

Generic Approval
A split of opinions led participants to either suggest the Cineplex style movie experience or
smaller more independent film-oriented theatre.
“Movie Theatres.”
“More Canadian content and documentary.”
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The Bonnie Doon team looks forward to continued engagement during the zoning regulations
phase in fall 2018. Information on opportunities to take part will be provided.
Your input is invaluable. Thank you.

1: Vision & Principles
January – February 2018
Review design principles
Identify the strengths of Bonnie Doon Shopping Centre
Discuss community-enhancing improvements

2: Concept Design
April – May 2018
Review initial concepts

Review Findings and Integrate
into Zoning Regulations
June – August 2018

Provide feedback on proposed amenities
Discuss potential refinements

Work with team to articulate how feedback was used
Prepare communication and engagement materials for
Phase 3 engagement

3: Zoning Regulations
May – September 2018
Review final concept
Provide feedback on zoning regulations

4: Public Hearing
Target Date: Early Fall 2018
At the conclusion of the process, a Public Hearing
will be held at Edmonton Council in early fall 2018
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