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	��+������	��f���+	��	��������	"a��	$���	��	���	��B���$����	�����	�'	��	�B����	ghJ	 X�)�	$�������		i,	Vj07A0	Uk		L6?4	D0<=17	67/	K0/0<82=67	V@@0<<	 g��	��+������	 l��$)	��	+����	����	��J�	�	�)��	���	����	�$��B�+	)+�����)	���	)�'���	 X�)�	'����	C/?97897	D0<=17	E9??=8800	_CDÈ	 g��	��B�*��	 l�B�*��	�*��	 X�)�	'����		"*�	���$�����)	�'	H�����m)	������	���	��+����	$����	���	���''�	��+�����	*���	����	$�������	�����))��J			,-	D01200	V71A562	K5670		"��	�$$�����m)	'�)�	�����$�	��	��B)��)	'����	�������	��	���	��+����	$����	+������J	a�	����B��	���f��	'���	���	$�&���	���	��������	��B���$����	H�������	b��Hc�	���	H���	���	���	n�������	��)+�	H�������	bn�HcJ	"��	��)+�	�������	���	�$$�������	�'	�	!*���G	�'	�
�)�����	&����+)	����+	 Z	d�����	ghJ	"�)	��)���	*�)	���	���	����	�$���	'��	������+	��	���	��+����	$����J	��*�B���	�	�+��+����	���	�''�����	�'	����+	��	����B�	�	������	���)��	���	'����	����	�o 	



����������	
	�	����	���������
	�	��������	�	����	��	
�� 	����	!��"#�	$���	%����	���&������	'�	��&	(������)	*�	���	+�,	��-�$�	���	%����$�(	$�&	&������		 ./��	0��0�&��	��-���0����	��0��&���&	�	������	����0�������	�%	,��	��&(�	(������&	!�)()	��(����	0����&#	$�����	�10����(	�	����	�����-�	���(�����	�%	'���	%���	$��	���	�1&��(	��(�'�������	���������	��	0������)))���	,�������	&�00���&	���	�10�������	�%	��������-�	'���	%���	���	��&&�(	&������&�	������(	���	�&�	�%	0���	��$��&	�-��	0����&	��	�00��0����	�������&)))2		*�	&�����	��&�	'�	�����	�����	�	����(����	�%	���	�%%�����	�	(���������	�00���(	��&	��&������	�-���$�����	���	&�����	�%	���	(������	�&��%�	���	"�&������	*�%��	3������&�	&�����		./��	����&���	(������&	%��	���(�	&��&	��	���	��-��	���	���	0�&&'��	�����&�����&	���	&��	�����1�&	%��	�	���(�	&��4�����	$��	'�	�&�����&	$���	���	&��	�����1�	����&	��	'�	���&�����	&�	����	���	�����	�%	���	(������&	���	'�	���&���'��	�00���)5		/��	,�����	�����	�������	����	���	��-&��	-��&��	.(��������2	����	���	��(����	0����	���	��&�	�������	��-�$	'�	���	+�,)	6���	���	"�&������	*�%��	3������&	!"*3#	���	���	+�,	���������	�&�(	%��1'���	�	�00���(	���	��(����	0����	(������)	*�	%����	0���	��$��&	���	&0��%�����	&�((�&���)	,��	7�����(	��������&	����	���	0��0�&��	0���	��$���	$��	���	�8�	&9����	�����	%����	0�����	&	�	���	$��	���	�����	���	�������	�%	��&	0���	�%	���	,�����	�����)		:;<;=><?	@A>BB;C	DE<<;F=	G>CH	IF<J	<K?	L?;=KMJEAKJJN	OPJ<?F<;>Q	AJ>N	CQJREA?RS		/��	,��	��&	��	�&��'�&���	0����&&	%��	��-�$�(	&���������(	���	��(�'�������	���%%�	���	&�%���	�������&	�����(�	���	���0�����	�%	�	,�������	/��%%�	T���(�����	7���	!,/T7#)	��������	&	���	�%	�-��	 �	��(�'�������&	����	��&	��9��&���	�	,/T7)	/����	&	��	�-���'��	������	%��	���	���0�����	�%	�	��������	,/T7)	��	���	�������	���	,/T7	(���0	&	%���&��	��	������(	���	$��U	�	��(�'�������&	����	$��	'�	��������	����$��	�&	0���	�%	���	,��V&	W�(�'�������	"���$��	7��(���)	/��	��������	��(�'�������	$�&	0��-��&��	����$��	�	���	���
���V&	���	���&	���	����	��&	������)	,��	X0������&	$��	'��(	%��$���	����	������	��0����	$��	��&0���	��	,/T7&�	�����	��&	����)	*�	$��	������	��	�0����	��	���	,/T	7��(���	�	$���Y&	'���	�����0�&����	���	0�����&	%��	���	��1�	
	����&�	�&	$���	�&	$���	&	��9����	��	���0����	$��U	���&��	�%	���	��(�'�������&	�	���	9����	%��	W�(�'�������	"���$���	&���	�&	��������)			"���	���&���&	���	�����	���%%�	�����(	���&���&	���	��-�$��	�&	0���	�%	�	���0�����&-�	,/T7)	"���	���&���&	���	���	��0�����	��-�$��	���0���������	�&	��&	�����	0���������	��&���	�	���������	��(��-�	�0���&	��	�����	��(�'�������	����$��&)	�	��-�$	�%	0�������	����	���&���&	��	���(�	����(�&	��	���	��(�'�������	����$��&	$����	��&�	'�	0��'������	��	��&	����	(-��	���	�"/	���&�������	���������	�����$��)	����	���������	����(	���	�"/	���&�������	0����	���	���	'�	��0��&�����-�	����(	���������	���	�������	����$��&�	�&	���%%�	0������&	���	-�����&	��-�	���	$��	�������	��	����(�	�&	���&�������	&	��(��()	+&��'�&���	���%%�	0������&	���	�10�����	��	������	Z	��	�
	�����&	�%���	���	�"/	&	�0��	���	�0��������)	���	��-�$	�%	���%%�	�0���&	��	���	�-�����	��(�'�������	&�����	'�	���0�����	�%���	���%%�	0������&	���	����&��'�&���)	3-��	��&�	0�������	����	���&���&	$���	���	&0��%�����	��-�$��	�&	�� 	



����������	
	�	����	���������
	�	��������	�	����	��	
�� 	!���	�"	��#	�!!������	$��	%��	$�	��&�%��	�	���	"�����	�#	!���	�"	�	��������	'()*�	%���	#��������+		,��	�"	���	���	��������	�������#	�������	��	���""�	%�#	���	&�����	���	�!������	�"	���	������#����	�����	��-�����	��	���	#��+	*��.#	���	/���#	0��&��	��&#��	����	%��	�������.�	�	��&�%	�"	���	������#����	����	�����	��#	����	��	�#��$�#�	$�#����	����+	(��	����	%��	$�	��&�%��	�1��	����	���	��&���!����	#	���!����+	(��	���!��#��	�"	���	����	���������	�����	$�	�#���	����1	�����	������	2%���	������#	3������&�	���	3�������&�	�"�������4�	��	�##�##	���	!�����	�"	�	'()*	"��	���	��1�$�������+	(��""�	&�����	����	���������	��	���	����	#	���	����!����	��	$�	�!�����	$�	���	�/(	���#��������	1&��	���	"������	�"	���	����	���	���	�������#	�"	��-�����	��#����#5	!��.�1	����#	���	1���1�#+		�	#�!!��������	(���#!�������	6�!���	�##�##����	2(6�4	%�#	������	���	�#	!���	�"	���	��&#��	�'
	�!!������+	6�	�������	���	��&�%	�"	��������	����#�����#	�	���	&����	�"	��������	#������	�	��&�%	�"	���	!���#����	�����	����1	��	�&����	78�	�	��&�%	�"	���""�	���&��	������	��������	0������	���	��	��������	���""�	�����##	#������	����	�##����	�����#��	���""�	���&����1	�����1�	���	��1�$�������+			9���	���	��1���	���	���	#�!!��������	(6�	�����##	#������#	���������	����	���	����%��	���%��.	#	�$��	��	�����������	���	���""�	1��������	$�	��#	��&���!����	%�����	��3���1	#!��"�	���""�	��1����	���#���#	�	���	��1�$�������+	(��	��1���	(6�	�������	�!!��:������	
;<	�"	���	��&���!����	���""�	�������	���	���	��1�$�������+	(��	#�!!��������	(6�	�##����	�!!��:������	;�<	�"	���	��&���!����	���""�	�������	���	���	��1�$�������+	(�#	��&�%	�"	�����#��	���""�	���&����1	���	���	��������	%�#	�	�����	��#!��#�	��	���	��������5#	�������#+	����	�	��!����	!��#!���&��	���	����%��#	���	����#�����#	%����	$�	�$��	��	�����������	���	&�����#+	��%�&���	"	���	;�<	#������	#	����=���	�	#	�����	����	��#����#	��	#���	�"	���	����	����%��#	%����	#��	�	���#����$��	�����#�	�	���""�	&�����#	�	���!��#��	��	�����+	�""�����	����#	������	��	�&����	78�	�>	�&����	78�	���	 
	0�����	78+		(��	��1���	(6�	�##�##����	#	$���&��	��	����	���#���	��!��#���	���	�.���	��&���!����	���""�	#������+	6�	�����	��	&��"�	����	�##��!���#	���	"���1#	"���	���	(6�	���	&���	���	����	���""�	1��������	���	�##1�����	���	�������1	�#	�:!������	���	�'
	*��&#��	��#	$���	�!�����	��	��3���	�	"�����	(6�	!���	��	���	��&���!����	�������1	�����	�"	��	�&����	78+	���	��	�1�������#	$��%���	���	'��	���	���	�%���	%��	��1���#	��	�/(	���#��������	���	�%���	#	���$��	��	$�1�	��&���!����	�"	���#�	����#	����	�"���	���	�/(	$�1�#	�!������+	(�#	%��	����%	���	"�����	(6�	��	�������	����	��������	����	�����&�	��	���!�����	���#��	��&���!����	#����	�"	��	�&����	78	���	!�#���/(	���#�������+			'��	*�����1	��������#	����	%��	���	��1��1	�����##	�"	����#!�������	�������	##��#	�����1����	���	!��#��	��&���!����	�"	���	!��!�#��	�#	%���	�#	�����1�	�	"�����	'()*�	���	�����	�"	��#	���!�����	�"	'�����5#	�����	#	���+		?@ABCDA	ECFGHDI	BJ	BCD	KAJKJIFL		6�	������	��	����1�#	�	��#!��#�	��	'�����5#	������	!�$��	���#�������	���	��&�%	$�	���	M�������	��#1�	'�������	2M�'4	���	��	�����	��-�#�����#+	(��	"����%�1	��$��	!�����#	��	� 	



����������	
	�	����	���������
	�	��������	�	����	��	
�� 	����	
	�!	���	�"
	#��$%���	&���	%	���	����	'��'�%��	!��	����$���'����(	)�	���%	���	'�����	��	����	�	�!	���	%���	&���	��%	�������	*���	����$���'��(		 	 +,-./01234	+,0+02-5	567	 61,,-8934	+,0+02-5	567	8:;<=>	?@	A:BCDBEFG	 �	  	A:BCDBEF	H=BFIJG	K;L	 
�(��	��(��	MN(��	� (�	 �(��	�O(��	

(��	N�(��	 M(�	2=PQ>QJB?E	GPQR=	<=JS==E	<:BCDBEFG	 ��(�	�	!��	���	*����T%	 �N(�	�	!��	��&��%�	*����T%(	
�(�	�	��	�O(�	�	!��	��	���	�T���%�	��&��%(	UQ;BCV	H?:GBEF	 W���	 �
�	�&����T%	X��YZ	[@@?>DQ<C=	H?:GBEF	 OY	�!	�&����T%	 ��Y	�!	�&����T%	9>QEGBJ	+CQ\Q	 W���	 O��	�	
	+:<CBR	0P=E	2PQR=	 ������	�	
		X������T	&��]&��%Z		 �����	�	
		X���	������T	&��]&��%�	%�����	�%�	'���%�	���	̂���%�	#��_�Z	`QCaSQV	QED	2IQ>=Db:G=	PQJI	R?EE=RJB?EG	 
	��%��&�%�	&��]&��%�	���	�	������%����	&��]&��	 N	��%��&�%�	&��]&��%�	
	��%��&�%�	%�������%�	'���%�	���	
	������%����	&��]&��%		.=IBR:CQ>	+Q>aBEF	 "������	c���T	d���&	̂���%�	e������	��$���'����	X̂e�Z	�����%	���	��f���%	 "������	c���T	d���&	̂e�	�����%	���	��f���%�	�f��'�	�	�������	��f���	!��	�&�	*������	�&����T%	X!���	�(O	��	�(�Z	ABRVRC=	+Q>aBEF	 �(�	%'���%	'��	�&����T	&��	 �Y	�	%�����	������	�������%	 �(O	%'���%	'��	�&����T	&��	O�Y	�	%�����	������	�������%		+1A3/6	-8g[g-h-89		̂�%	%�����	'��$��%	��	�$��$�&	�!	��T�T�����	%���	���	W�$��*��	
���	"�����	�����(	���	�����%	�!	���%�������	����	&�%	������	���	&��	���	��T���	�''�������	'���	��	���	������	'���%�	%��	�''���f	�	i)����	#�*��	j�T�T�����(k		l'��	����$�T	"�����m%	��������	"��	����%������	������	��	��T�T�����	'���	&���	&�%	!���_���	�����*����$����	&��	�'��	!���	���	�''�����	���	���	��������	��$���'����	"�������	X��"Z(	d�%�	����%	�!	�����������	&���	�%��*�%����	����T	&��	���	�f'�������	�� 	



����������	
	�	����	���������
	�	��������	�	����	��	
�� 	����	���	!���	����	"���#	�$	��#��!�����%�!	&����	���!!������	#����#���	�!	�	'&��(�"	"���#)*	�	%!���	������	�$	��!	��"�"�����	#����!!	!	�%���+��	�	�##���,	-	'.�+��	/�"�"�����	.����!!	��"���*)		0�	����	�#��	
�� �	���	�##�����	#��#�!��	��	����	��%!��	%��!��	����	&�!	��%�&��	+�	1��	.�����"	���	���	/�������	��!"�	1�������	2/�13	���	��!�	&���	�����"�	#�+��	���!��������	������"	�	&������������	.�+��	/�"�"�����	4�!!��*	5��	$���+��(	����%��	���	��	����	����"�!	��!����"	�	���	$���	��%!��	%��!��	����	!	���	!�+6���	�$	��!	��#���*	5�!	$���	%��!��	&�!	��!�	��%�&��	+�	���	/�1	���	1��	.�����"�	+��	���	��	���	�##�����7!	��!��	��	#������	��	�	.�+��	�����"	�!	8��(��	�!	#�!!+���	�����	&�!	��	.�+��	/�"�"�����	4�!!��	���������	!#��$�����	$��	�*		�	.�+��	0�$�������	4�!!��	!	#������	$��	����	
��	
�� �	�����	�$	���	.�+��	�����"*	5��	#��#�!�	�$	���	�%���	!	��	��!���	�����!���	��9��!	���	�$�����	�+���	����"�!	����	&���	�����	��������"	�	���	$���	%��!��	�$	���	�1
	.��%!��	����	!	#�������"	��	1�����*	0�$�������	&��	��!�	+�	#��%���	�+���	��&	��	#����#���	�	���	.�+��	�����"	#����!!*	.�+��	$���+��(	&��	���	+�	!��"��	��	���	0�$�������	4�!!���	!���	���	�##������	��8���!	$���9����	+�$��������	�	�����	��	�����	���	����	�	.�+��	�����"*		5�(�"	����	���	#���	��	#�������"	��	.�+��	�����"	&����	��%�	����&��	$��	����	��"�"�����	&��	���	��������*	:��������!!�	1��	.�����"	+���%�!	���	��"�"�����	����%�!	����	��%�	���������	������"	���!�	�������	+���&�	�$$���%���	���%����	�������!	���	#�����!	$���	����	��!����!	��	���	�##�����*	5��	$���9��	��%���#����	#��#�!��	��!	+���	!��#��	+�	!���	�$	���	%�!�	������!	�$	$���+��(	����%��	�����"�	�������!	��"�"�����	���%��!*		;<=>?@AB	C>	DAB=BDEDA?	FG=A	�������	
�� 	 1��	.�����"	!��$$	���	!�#�������	&��	���	�##�����	���	���	��������	��%���#����	1�������	2��13	HI�%�&��	1�����7!	��$�����	�����	H4�����	�,#�������!	���	��!���	�������!	HJ������	�!��!!��	�$	��,�	!��#!		@A>C<E=?@CA	B=?KD<@AB	�������	���	��+�����	
�� 	 1��	.�����"	!��$$	���	!�#�������	&��	���	�##�����	���	���	��1	H/���	"���#	����$��	�!��!!��	��#�!	H1��	!��$$	���#���	�	��!������	�!�	�$	�����!�	��	�$���	!�+!�8����	"���#	!�!!��!�	L 5���!#�������	���!	�	���%�	!�����!��#��	�������	����&���	����	����	2��!�	!��	�$	!��3�	#��(�"	��8�������!�	����!#�������	!�$����	#�����+���	2#���!����	���	+�����	�������%��	�����"�	!��3�	�I5	���������!�	#��(���	��������	�������!�	+�����	!����"��	5��$$�	0�#���	�!!�!!����	250�3	#����!!	L J������	��#�!	�	������M�#��	!#���	�������!�	��"����	#�����	��������	�����+����!�	1���	.��%�����	5����"�	/�%���������	��!"�	21.5/�3	#���#��!�	!��	���!���	��%���������	!�!����+���	
� 	



����������	
	�	����	���������
	�	��������	�	����	��	
�� 	!����"�	���#��$���%�	��"��	����#���#�	�"�	&�����	�������#'��#�����#�	(�������)	����#��$�"'"�����	$�����*����	$��#�"	�+	��,���$�����	#��	��,���"�'*����"	�������#�	��-��	+����	$�����	��,��#��	��#"��	-����	��#"�	./01213/345	6789:	51;09;;18<	=����	
�� 	 �#��##��	*��-���	�$$������	>��	#��++	���	��>	�	���	*�	��"�"�����	+��������	?@#��*�#���	����#	���	�������#	+��	�����*������	?A���$��	���	$����B��	$��,��#��	����+��	�����#	?C�,�-��	������$�������#	���	������++#	*��-���	��$�#	./01213/345	37/<;:873/318<	51;09;;18<	=����	
�� 	 D���#$��������#$��+�	�#��##��	*��-���	�$$������	>��	#��++	���	��>	�	���	*�	��"�"�����	+��������	?C�,�-	�+	��������	���#�������#	-���	���$��"	���	��,�-�"	�	D���#$�������	E�$���	�##�##����	!DE�%	?@F$�����	#��	���#�����#	���	�$$�������#	��"����"	#��	����##	���	���������	?���������	$��������#	����	-��	�+���	���	+��������"	DE�	+��	��#	#��		54;16<	G87H;I8:;	�$��	
�� 	 �$$������	>��	#��++�	���	��>	?E����	�����"	��,�-��	$��,��#	��"�"�����	�#��##��#	���	#��	#��"�	+��	���	-��J#��$	#�##��	?K�*#�&�����	�������"	-��J#��$	+���#��	���	L >�������	�����*����#	L D���#$�������	���#�����#	���	�$$�������#	L M$��	#$���	L N���	+���	?��>	#�*#�&������	��#���	�	$�*��	�����"�	��$����"	*��J	��	���	��������	74O1;45	:78:8;/2	:74;4<345	38	I50	�$��	
�� 	 �$$�����	$��#�����	�	��,#��	��,���$����	$��$�#��	��	��������	��$��#�����,�#P	>���"�#	��������	*��	-���	���	�����	���	?K�,��	*����"	��$�#�	���"�"	+���	�P�	�	��	Q�P�	�	�	��"��	?=�R����	�+	*����"#	�����	���	�S	��"���	��"����	$�����	���	����	�F�����"	���	TS	��"���	$����	?��TS�	�-����"	���#	?�����	����	����	!��C%	�+	TP�	?E����������	�+	�	D���#�	U��B�	!���	#&����	�����#%	:9V210	4<6/64W4<3	;4;;18<	=��	
�� 	 �	���$��	�,���	��#���	*�	���	>���	-����	��������#	�����	,�-	�#$���	*����#	-��	�+�������	�*���	���	��B���"	$����##	���	���	�$$�����X#	��,#��	$��$�#��P	U����$���#	-���	�,���	��	�#��##	���	�$$�������	�#J	&��#���#	�+	>��	#��++	���	���	�$$������	���	$��,��	-�����	�������#P	=��*��#	�+	���	��>	-���	��#�	$��#���P	?Y��*��	�+	�,���	���+�����	���$���#�	
���S	?Y��*��	�+	��������#�	�$$��F������	
Q�	
� 	



����������	
	�	����	���������
	�	��������	�	����	��	
�� 	!"��#��	�$	�������	$���%	����&���	�'(	!�	�������	%������	�$	��%	�&���	���	���	$���#��)	����&��	%	�&���#��	�	�**���+	(	,-���	-�	�����.	/�*���0	1234526	7187859:	71252;<26	<8	=6>	?��	
�� 	 �**�����	��&%��	��&���*����	*��*�%��	#�%��	��	$���#��)	$���	@�#��	A�B�B�����	C�%%���	��D�	��������	��&�E	#�	D��	��*�������%	���	�����	*��&���%�	���	A�������	��%B�	D�������	FA�DG0	7HI:4>	4;J81K9<48;	525548;	����	
��	
�� 	 ������B�	�	���	���	���	��������	��	���	���	�$	��%	��*���	E���B�	���	%�%%��	%	*������	�%	�	���*��	�&���0	��������%	���	&�E	�%*���	#����%	E��	�$�������	�#���	���	D��L%	��M���B	*����%%	���	���	�**�����L%	$���M��	*��*�%��0	@����*���%	E��	#�	�&���	��	�%��%%	���	�**������	���	�%)	N��%���%	�$	D��	%��$$	���	���	�**�����0	?��#��%	�$	���	��D	E��	��%�	#�	*��%���0	O�$�������	E��	#�	*��&���	�#���	��E	��	*����*���	�	���	@�#��	�����B	*����%%0		�����������	��M���B	%B��B�	E�%	*�����	��	���	%�#P���	%��	���	�	E�#	*�B�	E�%	�������	$��	��%	*��*�%��	F	EEE0��������0��Q��������R�����%/�M���B	G0		-���	��%	��*���	E�%	#��B	*��*�����	���	��������	��&���*����	D�������	F��DG	%�#�����	$���#��)	�#���	���	$���M��	�D
	@��&%��0	S���	�������	�	*�%���	�$	����%�**���	���	���������	��	���	$����E�B	�%*���%�			! A�������	��%B�	D�������	FA�DG�	T �**������	���	A�DL%	���%�������	�$	��%	�**������0	T D������	����	��������	����%B�	�$	���	*��*�%��	E����	�*��&�	���	��&���*����L%	N�����0	T D������	����	��%	��&���*����	���%	���	���N������	���B����	E��	���	%��������B	��������0	T U����B%	������	����	
�	�����%	%�����	��N���	�	-��	O�*���	C����0	D�����%��%	$���	��%	��*���	%�����	#�	�����%%���	����B	E��	�������������%	$���	C��	C����E	C����%0	T ��)��E���B�	����	�	���#��	�$	��%B�	���%	E��	#�	���������	��	���	��&���*����	@����	%��B�0	! ��B����	*�����	T @��$��	����	���	��B��	#�	���%����	��	�	#����BL%	�B��%�	*�������B	*������	������	����	���	�B��%�	%�����L%	$����0	T D������%	�����	�#���	#����B%	����	�+����	���	�(	��B���	��B����	*����0	T C���	#����B%	%�����	%��*	��E�	��E���%	���	��P�����	�����	���	����	B�����	��&��	���%	%�����	$���	���	����0	T ��)��E���B�	���	A�DL%	�������%	�#���	���	%�����B�	�%�	�$	*���	��E��%	���	�**������	$����	*����%	#��B	�������	��	�(�	%N����	�����%0	! S���%*�������	%�$����	 

 	



����������	
	�	����	���������
	�	��������	�	����	��	
�� 	! "������	����	���	����#$���������������	���$�����#	�%	"�����&#	�����	��'�	���	(���	#�%%������	��#$�����	��)	! *��&#	�(����+	����	#�����	(�	�������	��	����,��	���%%�	���	���	$��-���&#	'�������	����##	$���#	#�����	%������	���������	��#������#	.�)	�+��	��	�+��	����	��������	�����	�/�	����0	! ��-��,���+�	���	�����#��	#��(��-#	%��	$��-���	���$#�	���	���	��1�������	%��	�	23�	$���	��	��'���$����	�������+	�����	�%	��	�'����	45)	6 2�#	%�����	23�&#	��'�,	#�����	��1���	��������	���#�������)	7 �����	%������	���#�+�	! �$$������	���	�$���	%��	���	"��	��	��1���	���#	%��	�%%����(��	���#�+	���	���������	���	$��$�����	�%	���#	�����#�	%���	��8	6 9���$��	��'���$����	:���	$����	#	�����	;�	�����	�%	
<	$������	�%	%����	�������	���#�+	���#	#�����	(�	$���	�%	���+�	��#������	�%��	#��	$��=���#	,���	���	9�����	4�+�(�������	>'�����);	! �������	�������	%����#	(�	$��'��+	��	���#�	�<8	�%	�,����+#	,��	����	����	�,�	(������#)	! 3�����#�	���	$��$�����	�%	%����	�������	�,����+#	��	(�	�������	�	�"
	����	
�?	.(��,���	��	���	��	�'����#0�	%���	��8	��	@�8)	7 A���	4�+�(���	�+��������	! 4�+������	#�����	��������	#�	���	�+�������	���	(�	#�����	��	���	����	
�	:�(��	3�%�������	*�##���	���	�#	�����#	���	(�	%���B��	$���	��	���	����	�	:�(��	�����+)	7 *��#��	����#��	! C�'#�	���	#��#��	����#�	%���	��	����#	%��	���	�����	#��	��	��'����	����#�#	%��	�"
	����#	
��	���	
�?	.�)	<	����#	���	�<	����#�	��#$���'���0)			2��	��"	��-��,���+��	#���	�$��'�����#	��	���	$��$�#��	#���	"�����&#	������	(��	���#�����+	�������#	�����)	2���	�������	�	$��%������	%��	���	�$$�����	��	$������	��	�	:�(��	�����+	����	�%���	����	��	�	�����	��	%������	��%��	���	$��$�#��	�"
	:��'#��)	2�#	�$���	,����	$��'��	���	��	���#���	���	��#$���	��	%���(��-	%���	(���	���	D�"	���	���	��������)	2��	"��&#	����	
�	�'���	�����	�����%���	#��'�	�#	��	��+�+�����	�$$��������	������	����	��	�%������������	#�##��)	2��	��"	#��#	'����	�	���	�$$�����	����'�+	���	��#$����+	��	$�(��	%���(��-	�(���	��#	����#�	�������	�%	���	$��$�#��)			����(��-	%���	���	��"	,�#	#�����	,��	���	�$$������	%��	���#�������)		EFGEHIJKFG		"��	:�����+	���������#	����	"��	"�����	�::C>LD	��#	�$$������)		 
� 	



����������	
	�	����	���������
	�	��������	�	����	��	
�� 	!""#$%&'#(		� )�*������	+�,��	-������*	�����**	
 .���*�	/������	��0���1����	-������*	�����**	�									+����	2�3��	4�5�5�����	6
���7	8 2�3��	4�5�5�����	2����**	��5���	6
�� 7	9 :;���	;�	�����<	)�1���	6=��	
�	
�� 	2�3��	4�5�5�����7	> �11������	?������	


8 	



Appendix 1 | File: LDA17-0132 | Holyrood | July 9, 2018 

RESIDENTIAL INFILL GUIDELINES ANALYSIS 
 
This application was reviewed for conformance with the Residential Infill Guidelines’ Large Site Infill requirements. The proposal’s 
built form and design were reviewed against the Mid and High Rise Infill Guidelines. 
 
A total of 53 Residential Infill Guidelines are applicable to this site, of which: 
 

• 42 are achieved; 
• 42 are not achieved; and 
• 10 are partially achieved. 

 
A list of applicable guidelines and the proposed DC2 Provision’s compliance is provided below. 
 
INTEGRATION WITH EXISTING NEIGHBOURHOODS 
 
Guideline Proposed DC2 
Mid Rise Apartment buildings should be located in the City’s key activity centres, including the 
central area of the city, including downtown, the Station Lands and Downtown North Edge; Areas 
adjacent to LRT Stations or at existing regional or community level shopping centre sites. 

Yes 

Subject to the development being able to achieve the applicable Large Infill Site Guidelines, Mid 
Rise Apartment buildings may be located on Large Residential Infill Sites, which are defined 
generally as sites over one hectare in size; on other sites where the specific context of the site 
warrants consideration of Mid Rise buildings such as on sites that have direct access to an arterial 
or collector road, and are isolated from small scale residential development by other land uses 
such as existing medium/large scale residential development, commercial development, a large 
park site or natural area. 

Partial (Site is separated from 
small scale residential 
development by road rights-of-
way. Additionally, the east 
portion of this site contains 
various open spaces which 
contributes to separation.) 

Mid Rise Apartment sites should have direct access to an arterial or collector road, or a road with 
the demonstrated capacity to accommodate the development without undue impact on adjacent 
areas. 

Yes 
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PLANNING A LIVEABLE, NEW NEIGHBOURHOOD 
 
Guideline Proposed DC2 
Buildings should be organized to optimize sunlight to other buildings on the site and in the 
adjacent neighbourhood, and to public open spaces including streets.  

Yes 

Block arrangement and site design should respond to natural features, public open space and 
neighbourhood traffic patterns. 

Yes 

Buildings should be organized to ensure adequate spacing to maximize livability, ensure privacy 
and provide views through the site. 

Yes 

High Rise towers should be spaced to ensure privacy of residents and to provide outlook through 
the site.  

Yes 

High Rise towers should have a minimum separation distance of 30 metres if the tower faces are 
offset; towers which face directly onto each other should have a minimum separation distance of 
35 metres. 

Partial (Minimum separation 
space between towers is 35 
metres, except the minimum 
distance between building type 
“E” and the adjacent type “D” 
building is 20 metres) 

Building siting and massing should be designed to prevent the creation of adverse wind 
conditions on streets and public open space.  

Partial (not completely known 
at the zoning stage, but 
regulations require additional 
study at the Development 
Permit stage) 

Significant views should be identified and protected. Yes 

 
BUILT FORM AND DESIGN 
 
Guideline for Mid Rise Apartments Proposed DC2 
The maximum height of Mid Rise Apartment buildings should be determined using the Large Infill 
Site Guidelines. 

Yes 

To minimize visual impact on and maximize integration with the existing neighbourhood, Mid Rise 
Apartments should incorporate fundamental design elements, proportions, and character found 
within the neighbourhood and be constructed with durable, quality materials similar or 
complementary to those found within the neighbourhood. 

Yes 
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The building mass should be arranged to minimize shadowing and optimize access to sunlight on 
adjacent properties as set out in the Large Infill Site Guidelines. 

Yes 

A sun/shadow analysis should be prepared, including analyses of shade impacts for the spring 
and fall Equinoxes and the winter Solstice. 

Yes 

The privacy of adjacent dwellings should be maintained by minimizing overlook through setbacks 
and articulation of the building and careful placement of windows, doors, patios and balconies. 

Partial (Regulations ensure 
setbacks, stepbacks, and 
articulation. Placement of 
windows, doors, etc. will be 
determined at the 
development permit stage) 

Building facades should be modulated in plan and elevation and articulated to reduce the 
appearance of building bulk and to create visual interest. The building façade should be 
punctuated at a maximum of eight metres along the building frontage with an indentation no less 
than two metres wide and two metres deep and at the primary street entrance to the building 
with an indentation of no less than two metres wide and two metres deep. 

Partial (Building facades 
require articulation at a 
maximum of 15 metres along 
public roadways. Details 
including indentation will be 
determined at the 
development permit stage) 

The maximum building length of Mid Rise Apartments should be no more than 48 metres, 
permitting views through the site and limiting building mass along the block face. 

No (DC2 Provision does not 
establish maximum building 
lengths) 

All units should have access to common, outdoor, ground level amenity space. Yes 
The building should front onto a street. Yes 
Retail/commercial uses should be developed on the ground floor of buildings which front onto a 
commercial/shopping street or provide for retail uses in the context of a comprehensively 
planned development. 

Yes 

 
 
Guideline for High Rise Apartments Proposed DC2 
The maximum height of High Rise buildings on specific sites should be determined using the 
Large Site Infill Guidelines. 

Yes 

High Rise residential towers should be designed: as slender point towers with small floorplates to 
protect views and maximize access to sunlight for surrounding development; with significant 
shaping to break down the scale of the tower; with a distinctive expression of a base, middle, 
and top to better respond to the context of views to and from the tower; and with floorplates 
generally no larger than 750 square metres gross.  

Yes 
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High Rise residential towers should be constructed on a podium base that creates a human scale 
street wall: typically, the podium should be a minimum height of 3 storeys, with a maximum 
height of 4 storeys; however, to accommodate specific site and design objectives, or specific 
housing forms in the podium, a blend of heights between 2 and 6 storeys could be considered; 
Storeys above the 3rd floor should be stepped back and aesthetically be of a secondary character 
to the main base form; the podium façade should be divided into segments and articulated to 
support a walkable environment and reduce the building mass; and the mass of the tower should 
be stepped back above the base podium by at least 3 metres. 

Yes 

The massing of High Rise buildings should be arranged to: resolve shadowing, overlook, and loss 
of privacy issues on adjacent areas in accordance with the “Large Site Infill Guidelines”; minimize 
shadowing of onsite or adjacent amenity space; and, provide for a transition between the 
building and adjacent residential areas in accordance with the “Large Site Infill Guidelines”. 

Yes 

A sun/shadow analysis should be prepared, including analyses of shade impacts for the spring 
and fall Equinoxes and the winter Solstice.  

Yes 

The building should front a street. Yes 
All ground level units with street frontage should have an individual entrance that fronts onto the 
street and private outdoor amenity space; all other units should be accessed through an entrance 
hall fronting onto a street.  

Yes 

Retail/commercial uses should be developed on the ground floor of buildings which: front onto a 
commercial/shopping street; or, provide for retail uses in the context of a comprehensively 
planned development. 

Yes 

 
 
 
SITE DESIGN AND STREETSCAPE 
 
Guideline Proposed DC2 
The site should be landscaped in accordance with an approved Landscape Plan which provides 
for a high standard of landscaping on the site. 

Yes 

The Landscape Plan should include an assessment of mature trees on site; provide for the 
retention of mature trees to the greatest extent possible; incorporate the design and planting of 
public sidewalk and boulevard areas adjacent to the site and illustrate the landscaping of yards 
and common outdoor amenity areas. 

Yes 
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The site design should, in concert with the design of the building assist in optimizing access to 
sunlight on adjacent properties and on common outdoor amenity areas and maintain the privacy 
of adjacent homes through the use of fencing, screening and landscaping.  

Partial (Proposed development 
casts shadows on adjacent 
properties and on the site, 
including amenity areas. A Sun 
Shadow Study was submitted 
with this rezoning and another 
is required for building types 
“D” and “E” at the 
development permit stage.) 

Common outdoor amenity space should be provided on site for residents which accommodates 
the recreational and social needs of residents, including families with children where family units 
are proposed and is located where there is surveillance, sunlight and weather protection.  

Yes 

The streetscape design, including building features and landscape treatment along street 
frontages should integrate the new development into the existing neighbourhood by providing 
entry transitions (e.g. use of steps, fences, gates, hedges, low walls) and semi-private outdoor 
spaces that create a 
comfortable relationship between the public realm of the street and the private space of the 
dwelling units; providing individual, private front entries and landscaped yards for ground floor 
units; providing a prominent front entrance to the building; using articulated building frontages, 
creating recessed balconies and roofline features and by maintaining the existing development 
pattern along the street, including setbacks, treed boulevards and no vehicular access from the 
street. 

Yes 

 
 
CREATING PARKS AND AMENITY SPACE 
 
Guideline Proposed DC2 
The location and shaping of public open space should be fundamental in organizing the block 
structure and locating development on large sites. 

Yes 

Onsite parks, open space and community amenities should be provided which; are sufficient to 
meet the needs of new residents; are appropriate for families with children; are integrated with 
and will complement existing community parks and amenities in the adjacent neighbourhood; Are 
available for use by the adjacent community; and are designed for a range of functions and 
seasons. 

Yes 



Appendix 1 | File: LDA17-0132 | Holyrood | July 9, 2018 

The specific amount of open space to be provided should be determined based on the size and 
population of the proposed development 

Yes 

Parks and community amenities should be designed and constructed to a high standard and 
should be: integrated into the overall site design; located so that the space can be monitored by 
the residents; and, protected from negative impacts such as shadowing, traffic and noise. 

Yes 

 
 
BUILDING COMMUNITY 
 
Guideline Proposed DC2 
An assessment of local retail needs in a neighbourhood should be part of the planning of large 
sites. 

Yes 

Neighbourhood scale commercial uses, oriented to grade, that meet the daily and weekly needs 
of residents should either be provided onsite or met in the immediate vicinity of the site.  

Yes 

Site design should reflect the need to accommodate families with children, including: safe 
pedestrian routes to schools; common parks/activity areas and open space suitable for and 
readily accessible by children; outdoor play areas that reflect the needs of different age groups of 
children; accommodating supervision and oversight of play areas by parents/caregivers. 

Yes 

Semi-private and private outdoor spaces and indoor and outdoor amenities should be provided to 
meet the recreational and social needs of residents, including families with children. 

Yes 

Residential infill projects on large sites should include a variety of housing types to provide 
housing choices for households of different sizes, types (family, non-family), ages and incomes.  

Yes 

Non-market housing should be provided in accordance with the existing City wide policy for the 
provision of affordable housing.  

Yes 

To assist in long term community building, a minimum of 25 per cent of residential units should 
be designed to be suitable for families with young children, including the following features: 
Ground-oriented (a direct access to the street); clearly defined private open space; access to 
adequate storage, including bulk storage and bicycle storage; and, adequate dwelling area for 2 
or more bedrooms which are separate from living and kitchen/bathroom areas. 

Partial (A minimum of 120 
dwellings will be suitable for 
families. This is approximately 
10% of the site’s maximum 
allowable number of units.  
570 dwellings, 47.5% of total 
will have 2 or more 
bedrooms.) 
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LANDSCAPE AND SREETSCAPE DESIGN 
 
Guideline Proposed DC2 
A landscape plan prepared by a registered landscape architect, and providing for a high standard 
of landscaping, should accompany any development proposal for a Large Infill Site.  

Yes 

The Landscape Plan should include, as a minimum: a design rationale; a public open space plan; 
a streetscape design, including tree planting, boulevard landscaping, street furniture, sidewalk 
treatment, location and treatment of transit stops; highlights of retained or altered natural 
landscape conditions; specific treatment of surfaces and plantings; the type and quantity of 
landscape materials, including the use of drought tolerant plants and native species; the 
treatment of streets fronting onto adjacent, existing residential areas; and, documentation of 
how water consumption has been minimized through features such as, but not limited to, the use 
of high efficiency irrigation systems and xeriscaping. 

Yes 

 
 
PHASING OF DEVELOPMENT  
 
Guideline Proposed DC2 
In order to reduce the impact of infill construction and to ensure a timely transition between 
existing and new development, phased development projects should develop the edge of the site 
where it fronts existing residential use in the first phase of the project in order to prevent empty 
or underutilized lots facing the surrounding neighbourhoods. 

Yes 

 
 
THE TRANSPORTATION SYSTEM - PEDESTRIANS, VEHICLES, AND PARKING 
 
Guideline Proposed DC2 
The pedestrian network should be an integral aspect of site design, and provide for: internal 
connections for residents to neighbourhood facilities, amenities and transit facilities; external 
connections to facilities and amenities outside the infill site, including safe routes to school for 
children; public rights of way to enhance pedestrian circulation through the site, with particular 
attention to connecting parks and other public amenity sites; connections to the adjacent 

Yes 
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residential area, including access to public facilities on the site and routes through the site; and, 
the security of common areas within individual development parcels. 
Where more than one large infill site is being developed in an area, or a second site is likely to 
develop in the near future, traffic studies should consider the cumulative impact of all potential 
sites on a neighbourhood. 

Yes 

Parking should be planned and provided as an integral part of Large Infill Site development and 
in accordance with the parking requirements of the Residential Infill Guidelines, including: all 
required resident parking for Mid Rise and High Rise buildings should be provided underground or 
in above ground parking structures; parking structures at or above grade should be fully 
screened with residential, commercial or community uses to provide active frontages; access to 
all parking should be from a lane. 

Partial (Majority of parking is 
underground, primarily 
accessible from 93 Avenue 
NW, in addition to lane 
accesses at the site’s north 
and south ends. A maximum 
of 30 parking spaces are 
permitted at surface, primarily 
accessible by a lane.) 

Parking structures, loading zones, and garbage collection and storage areas should not be 
located on streets or lanes which front onto existing residential areas. 

Yes 

Surface parking areas should: be developed at the side or rear of a building; not impact the 
street or outdoor amenity areas; be clustered into smaller parking lots and divided with 
landscaping; be separated from residential units by landscaped buffers; and,  not front onto 
existing residential areas. 

Yes 

Cycling routes through the area should be identified as part of the site planning process: cycling 
routes should be provided for in the design of the roads or in pathways or greenways through 
the site; and, connections to the multi-use trail system should be provided for.  

Yes 

Bicycle parking and storage facilities should be provided throughout the development  Yes 
 
 
TRANSITION BETWEEN NEW AND EXISTING NEIGHBOURHOODS 
 
Guideline Proposed DC2 
Separation of the Site from Existing Development: a road or lane should separate existing 
residential areas and the infill site; in some circumstances, a developed public pathway protected 
by a Statutory Right of Way may be appropriate. 

Yes 

Minimizing Shadowing: adjacent properties should not be subject to undue over-shadowing 
between the spring and fall Equinoxes. This can be achieved by limiting the height of buildings on 

Partial (Majority of buildings 
meet the 35 degree angle. 
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the infill site to below a 35 degree angle measured from the property line of adjacent residences 
(35 degrees is the angle of the sun at the Equinox in Edmonton); where direct sunlight is not a 
factor, such as for neighbourhoods on the south side of an infill project, adequate setback of tall 
buildings can be achieved by limiting the height of buildings on the infill site to below a 45 degree 
angle measured from the property line of adjacent low scale residences; the requirements for 
limiting shadowing of adjacent properties should be refined through detailed shadowing studies 
specific to the site. These studies should include sun/shadow analyses for the spring and fall 
Equinoxes and the winter Solstice. 

Two buildings [type “C-2”] 
meet a 48 degree angle, and 
one building [type “E”] 
exceeds this. A Sun Shadow 
Study was submitted with this 
rezoning and another is 
required for building types “D” 
and “E” at the development 
permit stage.) 

Building Form on the Edges of Infill Sites; the interface between an infill site and its 
neighbourhood should be designed as a transition with an active, two sided streetscape; there 
should be no large, uninhabited setbacks on the edge of the site; edges of infill sites facing low 
scale residentially zoned lands across a local residential street (including collector and local roads) 
should be developed at a maximum of 2 ½ storeys; or, if facing across an arterial, edges should 
be developed as a 2 to 4 storey street wall; edges of infill sites facing lands across the street that 
are zoned for Low Rise Apartment buildings or larger scale residential or commercial 
development may be developed as Mid Rise residential buildings, subject to height and setback 
requirements.  

Yes 

Large Infill Sites and Large Scale Building Forms: mid Rise residential buildings, when the 
Guidelines are applied, are generally feasible on sites of 1 hectare or larger; high Rise buildings 
are generally feasible on the periphery of neighbourhoods on sites of 3 hectares or more; high 
Rise buildings are generally feasible on large sites within neighbourhoods that are 5 hectares or 
more.  

Yes 

 
 
SITE PLANNING AND DESIGN FOR ANGULAR PLANES 
 
Two of this proposal’s 6-storey buildings (type “C-2”) and one 25-storey tower (building type “E”) do not meet the Site Planning and 
Design Template Guidelines for Angular Planes. Depending on circumstances, the Guidelines recommend heights that do not exceed 
either 35 or 45 degree planes. 
 
The following graphics depict these three buildings either meeting or exceeding a 48 degree angular plane. 
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12-STOREY AND 6-STOREY BUILDINGS, LOCATED TOWARD THE SITE’S NORTH END 
(NOTE: 12-STOREY PORTION MEETS THE ANGULAR PLANE GUIDELINE) 

 

 
25-STOREY TOWER AND 6-STOREY BUILDING, LOCATED THE NORTHEAST CORNER OF 85 STREET NW AND 90 AVENUE NW 

BUILDING 
TYPE “E” 

48 degree angle 45 degree angle 

45 degree angle 
48 degree angle BUILDING 

TYPE “C-2” 

BUILDING 
TYPE “C-2” 

BUILDING 
TYPE “D” 
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TRANSIT ORIENTED DEVELOMENT GUIDELINES 
 
This application was reviewed for conformance with Transit Oriented Development (TOD) regulations. 
 
A total of 21 TOD Guidelines are applicable to this site, of which: 
 

• 18 are achieved; 
• 2 are not achieved; and 
• 1 is partially achieved. 

 
A list of applicable guidelines and the proposed DC2 Provision’s compliance is provided below. 
 
 
LAND USE AND INTENSITY EXPECTATIONS FOR STATIONS WITHOUT STATION AREA PLANS 
 
Guideline Proposed DC2 
Neighborhood Station developments on a site 1.0 ha or larger should have minimum of 125 
dwelling units per hectare (du/ha). 

Yes 

 
 
LAND USE AND INTENSITY EXPECTATIONS FOR STATIONS WITH STATION AREA PLANS 
 
Guideline Proposed DC2 
Densities are the same for Stations without a Station Area Plan, but these may be increased to 
accommodate the unique context of the specific neighbourhood. 

Yes (Urban Design Brief 
includes planning rationale and 
context for the site to inform 
the land use and intensity 
proposed) 

Neighbourhood serving retail uses, eating and drinking establishments and professional offices 
close to station. 

Yes 

Improved pedestrian and bike access. Yes 
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GROUND FLOOR RETAIL 
 
Guideline Proposed DC2 
Ground floor retail is appropriate for sites with direct access to an arterial or collector road, 
supported by curbside parking. 

Yes 

Auto oriented site design is not appropriate. Yes 
Residential, retail or office uses can be accommodated on upper floors. Yes 

 
 
SITE AND BUILDING DESIGN 
 
Guideline Proposed DC2 
All buildings should front onto a street and retail buildings should be designed to create the 
appearance of small (10 m) regularly spaced frontages along the street. 

Yes 

Parking should be located primarily underground, and surface parking should be located away 
from the street and designed in smaller clusters. 

Yes 
 

Development over 6 storeys in height should be only be located where a Station Area Plan has 
been prepared to accommodate transitions or on a site greater than 1 ha to achieve appropriate 
transitions on site. 

Partial (There is no Station 
Area Plan in place. Majority of 
the proposed buildings are 6 
storeys or less. Five buildings 
are greater than 6 storeys, 
and are located along the 
site’s west edge at 85 Street 
NW.) 

Street level residential uses should have 50% transparency, and street level retail, civic, cultural, 
and employment uses should have 70% transparency.  

Yes 

Retail uses at ground level should provide a primary street facing entry. Residential uses at 
ground level fronting onto a street to have a primary street facing entry, and units fronting onto 
a courtyard to provide a primary exterior entry.  

Yes 

3 m maximum building setback from street for ground floor residential uses.  No (Minimum 7 m building 
setback along 93 Avenue NW, 
to provide sight lines for 
parkade entrance ramps) 

  



Appendix 2 | File: LDA17-0132 | Holyrood | July 9, 2018 

  
  
0 m maximum building setback from street for ground floor retail uses. No (Minimum 5 m building 

setback along 93 Avenue NW, 
to provide sight lines for 
parkade entrance ramps, 
setback integrated with Transit 
Plaza) 

 
 
BLOCKS 
 
Guideline Proposed DC2 
All new developments should have one mid-block accessway for block lengths greater than 130 
m or two mid-block accessways for block lengths longer than 200 m. 

Yes 

Mid-block access ways should be 10 m in width (minimum) and alleys should be a minimum of 6 
m wide. 

Yes 

100 m width by 200 m length maximum for block size. Rectangular blocks should be oriented 
with the width facing the LRT alignment. 

Yes 

 
 
BICYCLE FACILITIES 
 
Guideline Proposed DC2 
New construction of public streets must include bicycle parking. All major streets leading directly 
into the station should have a type of bicycle accommodation. 

Yes 

 
 
ROADWAYS 
 
Guideline Proposed DC2 
All public streets should include curbside vehicle parking, curb extensions, and crosswalks. Yes 
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PUBLIC BOULEVARDS 
 
Guideline Proposed DC2 
New development with a 0 m setback should include overhead weather protection that extends 
minimum 1.5m from the front building facade.  

Yes 

2 m minimum pedestrian through zone, 1.5 m minimum furnishing zone. Street trees should be 
spaced max of 8 m apart along block face and located within the furnishing zone. 

Yes 
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INITIAL PUBLIC ENGAGEMENT 
 
This document provides a summary of engagement activity that occurred prior to the November 
2017 Public Hearing, when City Council referred the applicant’s rezoning proposal back for 
additional work. 
 
This information table is followed by a “What We Heard” Report which details an Open House 
public engagement session, hosted by the City in July 2017. 
 
 
PRE-APPLICATION 
NOTIFICATION 
October 2016 

Prior to submitting a formal proposal to the City, the applicant 
contacted area property owners by letter. 
• Provided advisement about the applicant’s intent to rezone the 

subject site for mixed use development, with mid-rise and high-
rise buildings. 

• Recipients were encouraged to respond with questions or 
comments. 

• Included information about a future engagement event, to be 
hosted by the applicant the following month. 

PRE-APPLICATION 
OPEN HOUSE #1 
November 2016 

A drop-in event, where attendees could view display boards with 
information about the site context, rezoning application process, and 
the applicant’s general site concept. 
• Participants were invited to discuss the information presented, ask 

questions of the applicant, and provide written comments. 
PRE-APPLICATION 
OPEN HOUSE #2 
January 2017 

Another drop-in event, where attendees could view display boards 
presenting two development concept options. 
• Additional information was provided about the project’s residential 

components, commercial options, on-site parking, and amenities. 
• Participants were invited to discuss the information provided, ask 

questions of the applicant, and provide written comments. 
ADVANCE NOTICE 
March 2017 

The City advised area property owners that a formal rezoning 
proposal was received, with the intent to redevelop the Holyrood 
Gardens site.  
• Recipients were encouraged to respond with questions or 

comments about the proposal or the City’s rezoning process. 
WORKING GROUP 
MEETING #1 
May 2017 

A working group was established, comprised of representatives from 
the Holyrood Development Committee (HDC), City Planning, and the 
applicant. 
• This first meeting discussed the application’s history and the 

proposal’s evolution, and City considerations including Transit 
Oriented Development Guidelines. 

• HDC members received information about the applicant’s intent 
and the City’s rezoning process, and provided feedback. 
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CITY PLANNING 

 
 

 



  
WORKING GROUP 
MEETING #2 
June 2017 

The HDC, City staff, and the applicant met again. 
• The City’ application review process was discussed, the applicant 

presented information about their proposal, and HDC members 
provided feedback. 

OPEN HOUSE 
PUBLIC 
ENGAGEMENT 
SESSSION 
July 2017 

 An engagement event hosted by the City, where attendees could 
learn about the applicant’s proposal and the City’s rezoning process. 
Participants were invited to discuss the information presented, ask 
questions of City staff and the applicant, and provide feedback. 
Members of the HDC were also present. 
• A “What We Heard” Report, a detailed summary of this event and 

the comments received, follows this engagement table. 
WORKING GROUP 
MEETING #3 
July 2017 

The HDC, City staff, and the applicant reconvened. 
• The applicant’s revised proposal was presented and feedback was 

received. 
• City Transportation staff were present and discussed review of the 

applicant’s Transportation Impact Assessment (TIA), and the 
proposal’s potential parking and traffic impacts. 

• HDC members responded to the information provided, shared 
concerns about the redevelopment proposal, and expressed issues 
with aspects of the stakeholder engagement. 

OPEN HOUSE 
PUBLIC 
INFORMATION 
SESSION 
September 2017 

An information event hosted by the City, where attendees could learn 
about the applicant’s finalized proposal. 
• Information was provided about the City’s rezoning and Public 

Hearing processes. 
• Members of the HDC were also present. 

 
 
 
The following report details the City’s Open House engagement event that was held in July 
2017. 
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“WHAT WE HEARD” REPORT 
Holyrood Gardens Regency Development Proposal 
LDA17-0132 

 
PROJECT ADDRESS:  8310 & 8311 - 93 AVENUE NW 

PROJECT DESCRIPTION: Rezoning from (DC2) Direct Development Control Provision to 
(DC2) Direct Development Control Provision to allow for a mixed 
use, high density, transit oriented development with up to 1,200 
residential units. 

EVENT TYPE:  Open-House 

 MEETING DATE:  July 12th, 2017 

MEETING VENUE:  South East Edmonton Senior Association, 9350 82 Street NW 

NUMBER OF ATTENDEES: 315 (does not include media, City Staff, or applicants in attendance) 

 
OVERVIEW OF PUBLIC ENGAGEMENT FOR THE PROJECT: 
 

PRE-APPLICATION NOTICE 
October 26, 2016 

● Number of recipients: 1,785 
 

     As reported by applicant 
● Number of responses: 12 
● Number of responses in support: 1 
● Number of responses with concerns: 2 
● Number of responses with no concerns: 7  
● Comments included: 

- What is a mid-rise and what is a high rise? 
- Does not support a high rise development. 

 
 
PRE-APPLICATION OPEN 
HOUSE #1 
November 9, 2016 

As reported by applicant 
● Noticed mailed to 1,785 recipients 
● Open House format held 5-8pm at the South East 

Edmonton Seniors Association cafeteria near to the 
site; the public were invited to attend at any point 
during the evening 
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3 



 
 

● Applicant and owner’s representatives were available 
to answer questions and provided display boards which 
presented information on the site context, rezoning 
process, and a general site concept.  

● Comment boards were provided with post-it notes for 
attendees to provide public comments on the 
information provided. 

● City Staff including representatives from Transportation 
and the LRT group were also present to answer 
questions from the public.  

● Number of attendees: 350 
● Number of feedback forms collected: 127 
● Common comments in support included: 

redevelopment is good for this site, redevelopment 
may provide opportunities for affordable housing, 
senior housing, and family oriented units 

● Common comments with concerns included: concerns 
regarding height/density, shadow impacts, privacy for 
adjacent residences, increased traffic and parking 
demand, prefer small scale/local/independent business 

● Following the Open House an information flyer was 
sent to 2,863 residents.  

● The flyer aimed to address some of the questions 
introduced at the first Open House including 
information about the developer and site ownership, 
the vision for retail and commercial uses, intended 
parking provisions, amenity spaces, general intent for 
residential units, concerns of current tenants, and next 
steps.   

● 4 responses were received from the community 
● Comments from the responses included concerns 

about the height and shadow impacts from the 
development, a desire to see 3-4 bedroom condos, 
supported redevelopment as long as height impact is 
limited, would like to see more commercial 
opportunities, wanted to know when the project would 
start and if there would be more than 3 months’ notice 
to vacate.  
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PRE-APPLICATION OPEN 
HOUSE #2 
January 19, 2017 

As reported by applicant: 
● Noticed mailed to 2,863 recipients 
● Open House format held 5-8pm at the South East 

Edmonton Seniors Association cafeteria near to the 
site; the public were invited to attend at any point 
during the evening  

● Applicant and owner’s representatives were available 
to answer questions and provided display boards which 
displayed two separate development concepts, 
including information on heights, site plans, separation 
distance to adjacent buildings, and amenity spaces. 
Option A was received 36 supportive comments, and 
Option B received 11 supportive comments  

● Comment boards were provided with post-it notes for 
attendees to provide public comments on the 
information provided 

● City Staff from including representatives from 
Transportation and the LRT group were present to 
answer questions from the public 

● Number of attendees: 125 
● Number of feedback forms collected: 57 
● Common comments of concern included: concerns 

regarding height/density, increased traffic and parking 
demand, shortcutting through the community (with 
LRT), prefer all or majority of parking to be provided 
underground, would like to see additional shadow 
studies 
 

ADVANCE NOTICE 
POSTCARD 
March 17, 2017 

● Number of recipients: 2,289 
● 11 responses to the Advance Notices were received   
● Number of responses in support: 1 
● Number of responses with concerns: 5 
● Number of responses without position: 5 
● Comments in support included: looking forward to 

having the site cleaned up 
● Comments with concerns included: height and density, 

traffic and parking impacts, shadow impacts from the 
development, it will change the character of the 
neighbourhood 
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PUBLIC MEETING 
(OPEN HOUSE #1) 
July 12, 2017 

● Notice mailed to 2,293 recipients including residents in 
the neighbourhoods. 

● Open House format public meeting held from 5:30 to 
8:30pm at the South East Edmonton Seniors 
Association gymnasium near to the site; the public 
were invited to attend at any point during the evening 

● City Staff including representatives from 
Transportation, Drainage, Parks, and the LRT Group  
were present to answer questions from the public 

● A “graffiti wall” comment board was provided for 
attendees to add any additional information and 
comment on the development 

● Applicant and owner’s representatives were available 
to answer questions and provided display boards with 
pictures of the development 

● Number of attendees: 315 
● Number of feedback forms collected: 172 
● Common comments in support included: in favor of the 

idea of adding neighbourhood amenity space, likes that 
there will be more of a variety of housing provided, 
local commercial opportunities will be good, 
redevelopment of the site is needed 

● Common comments with concerns included: concerns 
about traffic and parking impacts from the 
development on the neighbourhood, development is 
too high and proposed too many units, how will current 
residents on the site be accommodated?, development 
will attract renters and a more transient population, 
the development does not fit into the character of the 
neighbourhood 

● Following the Open House, 4 responses were received 
● Number of responses in support: 1 
● Number of responses with concerns: 3 
● Comments in support included: project needs to be a 

mix of what the developer wants and what the 
community wants, the site is overdue for renewal, 
would like to see the developer carry through with the 
proposal 

● Comments with concerns included: development does 
not meet the City’s Transit Oriented Development 
Guidelines 
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INFORMATION DROP IN 
(OPEN HOUSE #2) 
September 2017 

● The City will host a second public Open House before 
the Hearing to inform the surrounding residents of the 
changes that have been made to the proposal since the 
last Open House was held, as well as to provide 
information pertaining to the rezoning proceeding to a 
Public Hearing. 
 

WEB PAGE 
Posted March 2016 

● A web page has been available throughout the review 
process to provide the public and other stakeholders 
with information regarding background, the details of 
the application, review process, opportunities for 
public feedback. 
 
www.edmonton.ca/holyroodgardensrezoning 
 

 
ABOUT THIS REPORT 
 
The information in this report includes feedback gathered during the July 12th, 2017 open house. This 
report is shared with all attendees who provided their email address or mailing address during the 
event. This summary will also be shared with the applicant and the Ward Councillor. If/when the 
proposed rezoning advances to Public Hearing these comments will be summarized in the Report to 
Council. 

 
 
MEETING FORMAT 
The meeting format was a station-based open house where attendees were able to view display 
boards with project information and ask questions of City Staff, the applicant, and the Holyrood 
Development Committee (HDC).  Planners were available to answer questions throughout the open 
house and the attendees were encouraged to provide feedback. Comments from attendees were 
recorded by City staff during the meeting, and feedback and comments forms were also collected. 
Below is a summary of all the comments we received and the main themes that emerged. 
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OPEN HOUSE FEEDBACK SUMMARY 

 
 
WHAT WE HEARD FROM PARTICIPANTS OF THE OPEN HOUSE 
 
General: 

● A few participants saw this development as wholly positive and urged the building of it as soon 
as possible 

● Almost all participants saw redeveloping the site as a positive, but had concerns about many 
aspects of the development 

● Few participants were wholly against redeveloping the site 
 
What opportunities does this project present? 
 
Density: 

● Site’s proximity to the future Holyrood LRT station offers good opportunity for a successful 
transit oriented development 

● Higher density means the development can be more energy efficient than low density 
residential 

 
Design: 

● Most eager to see the site revitalized 
● Many excited for new accessible retail and community spaces in the development 

 
What challenges does this project present? 
 
Parking and Traffic: 

● Major concerns around traffic from the development funnelling through the community and 
by the school as a means to shortcut the LRT crossings 

● Mitigating park-and-ride and visitor parking concerns is needed to not overwhelm on-street 
parking for school pick-up and community facilities  

● Alley between 85 St NW and 83 St NW considered to require more analysis and upgrade 
 
Density and Scale/Height: 

● Many wanted more info on how the increase in population would affect the neighborhood 
and community, as this is primarily a low density, single family home residential area 
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● Identified that development should have a decreased height to fit better within the context of 
the neighbourhood 

● Concerns that the increased density will overburden existing amenities and infrastructure 
(especially drainage, parkspace, and alleyways) 

● Some interest in seeing greater contribution from the developer with regards to infrastructure 
improvements in the area 

● Residents adjacent to the proposed development are curious how shadowing will affect their 
property values 

 
Neighborhood Character: 

● Concerns about how current residents on the site will be accommodated, and that there 
should be low-income housing provided for current residents.   

● Some participants voiced worries this development would attract a more transient population 
that may not contribute to the community 

● Many participants of the open house thought that, generally, the development did not match 
the “feel” of the neighbourhood 
 

 
 
QUESTIONS FROM FEEDBACK FORMS (WITH ANSWERS FROM FILE PLANNER) 
 
Traffic and Parking: 

● Will the Transportation Impact Assessment be available for the public to view, and if so, 
when? 

○ The Transportation Impact Assessment is a highly technical document that is meant for 
technical review. It will not be published to the public once it is completed, however 
individuals may request to review the document in person with a transportation 
engineer.  

● Will there be traffic management infrastructure or plans put in place to mitigate traffic 
impacts on the neighbourhood? 

○ The city recently developed a new Community Traffic Management Plan in April 2017. 
This plan includes traffic mitigation strategies for the Holyrood Gardens 
neighbourhood. 

● What are the plans for the alley between the development and 83rd St NW?  
○ In May, 2017, City Council approved the Alley Renewal Strategy with planning, design, 

and location priority occurring between 2017 and 2018, with alley way rehabilitation 
beginning in 2019.  
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Density and Scale: 
● Is there consideration to how the development and increased population will impact the 

taxes, infrastructure, services, and/or amenities in Holyrood? 
○ A transportation impact assessment, urban design brief, sun shadow study, and other 

technical reports have been submitted by the applicant. These reports are being 
reviewed by the City  to determine how infrastructure and amenities in Holyrood will 
be impacted. However, there is no assessment of how neighboring parcels values or 
taxes will be impacted by the development.  

 
Development Details: 

● Will the development consist of rental units or will it be a condominium? Will there be Family 
Oriented Units included? Will there be senior-oriented units?  

○ Tenure for housing is not established at the at the zoning stage. Only the land use is 
regulated. In this case the developer has proposed for Apartment Housing. The zoning 
will not dictate whether the Apartment Housing will be rented or privately owned. At 
this time, the proposed development does not include Family Oriented Dwellings, as 
defined by the zoning bylaw, or seniors oriented units.  

 
Planning: 

● What City policies are considered in the proposed development of Holyrood Gardens? 
○ The city consults a variety of guidelines and policies to gather a broad understanding of 

the implications of the development. Specifically, the city compares this large infill 
development near a transit station to the Residential Infill Guidelines and the Transit 
Oriented Development Guidelines. The Direct Control zoning and Urban Design Brief 
are also being created through this process to regulate how the site will be developed. 

● How is the city coordinating this development with LRT construction and other developments 
in the area? 

○ The Holyrood Gardens application is reviewed by transportation as well as the City’s 
LRT group to ensure the development will be compatible with the future Holyrood 
Valley Line LRT Station.  

● Why is the Edmonton Design Committee not able to review this application? 
○ The developer declined the City’s request for the proposal to be reviewed by the 

Edmonton Development Committee (EDC). 
 
 
 

 
 

Planning Coordination 
CITY PLANNING 

 
 

10 



 
 

● Is this the only process through which input is sought? 
○ Input from the public was gathered through two pre-application open houses, and this 

open house on July 12, 2017. There may be another open house before the public 
hearing (date to be determined). In addition to the open houses, residents are 
welcome to submit feedback to the file planner, Sean Conway, which will be 
summarized and included in the report to council.  

● Why was this meeting scheduled the same day/time as future Whyte Ave LRT Open House? 
○ Due to time constraints and venue availability, it can be difficult to coordinate with the 

open houses of other departments within the City. One benefit of the open house 
engagement style, is the timing flexibility it gives residents to come within the time 
frame that works for them, and to easily attend other engagements.  

 
Additional: 

● Where will the current residents of Holyrood Gardens go? 
○ As per the City of Edmonton C582 Policy, the (DC2) Site Specific Development Control 

Provisions include a developer sponsored affordable housing clause that may give the 
City the option to purchase five percent of the total dwelling units at 85% of market 
value for the purpose of affordable housing.  

● Do these really get read? 
○ The What We Heard Report will be summarized and included within the council report 

so that City Councillors will be informed of the community’s opinion and comments 
toward the proposed development.  

 
 

 
 
2017 City of Edmonton file planner, Holyrood Gardens rezoning proposal: 

Sean Conway 
780-496-5809 
sean.conway@edmonton.ca 
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“WHAT WE HEARD” REPORT 
Public Engagement Session Feedback Summary 
Holyrood Gardens Rezoning Proposal 
 

 
PROJECT ADDRESS:   8310 and 8311 ‐ 93 Avenue NW, Holyrood neighbourhood 

PROJECT DESCRIPTION:  Rezoning from the current (DC2) Site Specific Development Control 
Provision Zone to a new (DC2) Site Specific Development Control 
Provision Zone 
 
The applicant proposes a high density, transit oriented, mixed use 
development with a maximum of 1,450 residential units 

EVENT TYPE:  Public Engagement Session 

EVENT DATE:  May 2, 2018 

EVENT LOCATION:  Holyrood School, 7920 ‐ 94 Avenue NW 

NUMBER OF ATTENDEES:  Approximately 260 people 

CITY WEBPAGE:  www.edmonton.ca/HolyroodGardensRezoning 

 
BACKGROUND 
 
On November 17, 2017, City Council referred this rezoning proposal back for additional work. City 
Administration received direction to return with a proposal addressing the following: 
 generally meet building height requirements in accordance with the Residential Infill 

Guidelines’ 35 degree angular plane; 
 generally meet built form requirements in accordance with the Residential Infill Guidelines’ 

recommended tower floor plate sizes; 
 mitigate traffic cutting through the neighbourhood, using measures such as potential road 

closures; 
 address parkade ramp design and pedestrian access along 93 Avenue NW; and 
 refer the revised proposal to the Edmonton Design Committee for feedback. 

 
In response to this motion, City Planning, the applicant, and the Holyrood Community League’s 
Development Committee created and embarked on an engagement plan.  The intent was to gather 
input from the community, primarily represented by the Holyrood Development Committee (HDC), 
and address each of the items in Council’s referral motion. 
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ABOUT THIS REPORT 
 
This information presents feedback obtained during the City’s Public Engagement Session on May 2, 
2018. This report is shared with the applicant, Ward Councillor Ben Henderson, the Holyrood 
Community League, the Holyrood Development Committee, and all attendees who provided email 
addresses at the event. Should the applicant choose to advance their proposal to a Public Hearing for 
Council’s consideration, this feedback will be included in City Administration’s information report. 
 

 
EVENT FORMAT 
 
The engagement session was a drop‐in event, where attendees could view display boards with 
information about the City’s rezoning process and the applicant’s proposal. A computer model 
displayed the proposed buildings and the surrounding area. It showed sun shadows cast by the 
development at various times of the year. Participants were invited to discuss the application and ask 
questions of City staff and the applicant. Members of the HDC were also present.  
 
Attendees were encouraged to provide written feedback and a total of 165 feedback forms were 
received. People were also asked to share their opinions on a “comment wall,” by responding to the 
following three questions: 
 What are the positive aspects of this application? 
 What would you change about this application? 
 What do you want City Council to know before they make a decision? 

 
 

WHAT WE HEARD 
 
The following information summarizes the responses collected and the main themes that emerged. 
 
Community Context: 
 Neighbourhood revitalization is important and new development brings necessary 

rejuvenation to the community. 
 The opportunity to accommodate affordable housing within this development is welcome. 
 Redevelopment of this site is largely supported, but this particular proposal is not appropriate. 
 This type of development is better suited elsewhere, as it does not achieve the quality and 

design of other redevelopment in this area, both existing and proposed.  
 The current proposal does not meet the needs of this community and it is developer oriented. 
 The applicant failed to consider and adequately address issues previously identified by the 

community. 
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 The applicant must work more collaboratively with the community, City Council, and City
Administration and adapt this proposal to fit the community’s needs.

 Provide increased family housing with three or more bedrooms.
 Residential units will be expensive and this proposal is not offering low income housing.
 This development will have undesired effects on surrounding property values and property

taxes.

Density: 
 The LRT Station’s presence makes density appropriate here.
 Large scale infill opportunities counter suburban sprawl.
 Increased density can support new commercial opportunities in the neighbourhood.
 The proposal will require additional support services such as child daycare.
 This area is already too dense and surrounding communities will not be able to adequately

manage this development’s additional population.
 This development cannot be supported by existing infrastructure or by proposed

improvements to the current system. Roadways, transit networks, and schools were
specifically mentioned.

 Lack of support for the proposed increase in units to 1,450 when it was previously 1,200 in
2017 and that number was not even supported by citizens.

 More density increases noise pollution and crime rates, and the area will be less sanitary.

Built Form and Site Design: 
 This development helps to increase and diversify housing options in the area.
 This proposal is of less quality than the version that City Council considered in November 2017.
 Building heights should respect the Residential Infill Guidelines’ 35 degree angle.
 Reduce building heights even further than what’s presented.
 The current proposal creates a significant “wall” effect along 85 Street NW.
 This development prevents sun penetration to the surrounding area, generating large

shadows.
 The proposed buildings will create a wind tunnel effect for pedestrians.
 The design lacks architectural creativity and an unappealing streetscape aesthetic.
 Desire for more community gathering space on the site.
 Buildings and landscape should incorporate environmentally sustainable features.

Transportation and Movement: 
 This project enhances pedestrian and cyclist movement in the community.
 The proposed density will create multiple traffic related issues in Holyrood.
 Major access points in and out of the community will be overburdened.
 Roadway networks will take on increased congestion, both in the immediate and surrounding

vicinity of this development.
 Traffic increases are not being responded to with creative solutions.
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 The LRT will not be able to sufficiently service this development, because of the high ridership 
anticipated from nearby Valley Line stations. 

 This proposal segregates the community and makes the streetscape less walkable. 
 This development does not support pedestrian permeability and connectivity on and around 

the site. 
 More parking should be provided on site for the development’s residents. 
 The LRT stop adjacent to this site will turn Holyrood into a “park and ride”. 
 Additional traffic elevates risks to children, pedestrians, and cyclists. 

 
 

CLARIFYING QUESTIONS AND RESPONSES 
 
The following information provides a general overview of common questions received. 
 
Why aren’t all of the proposed building heights within in the 35 degree angular plane? 
 The City’s Residential Infill Guidelines use both 35 and 45 degree angular planes, depending on 

context. 
 The applicant’s previous proposal had a maximum height of 78 metres and some of the 

buildings exceeded the 45 degree angular plane. 
 The current proposal has reduced the maximum height to 60 metres (approximately 17 

storeys). Majority of the site’s buildings are within the 35 degree angular plane, and those that 
exceed it are within the 45 degree angular plane. 

  
Why has the number of residential units increased from 1,200 to 1,450? 
 The applicant advised that they revised the project’s density to make the current proposal 

more economically viable to them, as all buildings will now be concrete structures which is 
more expensive to build. 
 

Does this proposal include any low income housing? 
 The City of Edmonton will have the option to purchase 5% of this development’s residential 

units, at 85% of their market cost, in order to provide affordable housing. 
 Occupancy of these units is subsidized, targeting residents earning less than median income 

for their household size. Their monthly rents/payments are below average cost.  
 

Is this development comprised of rental units or will they be sold? 
 The applicant has yet to make this determination. A number of variables will impact this 

decision, including construction timelines. 
 The City does not consider tenure (rental versus ownership) in the planning analysis. 
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Will the residential units include balconies? 
 The applicant currently intends for the majority of units to have balconies. Their location and 

size will be determined in the future, during the detailed design stage. 
  
What is the difference between “park space” and “amenity space”? 
 Park space is land that's accessible to the public, for active or passive uses. Types of this space 

range from pedestrian trails and picnic areas to band shells and playground facilities. 
 Amenity spaces are areas intentionally provided to a building’s inhabitants, for their 

enjoyment and recreation. Types of this space can include balconies, an indoor gym for 
communal use, or outdoor space specifically intended for the development's residents. 

  
Can area schools accommodate this development’s density increase? 
 Neighbourhood rejuvenation can help revitalize schools in older communities. The decline of 

student populations has been the trend in older neighbourhoods. Infill development provides 
opportunities for family friendly housing which, in turn, can support increased student 
enrolment. 

 Regarding family housing, the current proposal includes a minimum of 450 two‐bedroom 
units. Additionally, 120 family friendly units of two or more bedrooms will be situated in the 
buildings’ lower storeys, with direct access to outdoor amenity space. 

 Edmonton’s Public and Catholic School Boards reviewed this development proposal and 
indicated no concerns. 

  
Can existing infrastructure support this proposal? 
 Infrastructure use has changed as the total population in Edmonton’s mature neighbourhoods 

has declined by over 73,000 people over the last 40 years.  
 New technologies and shrinking average household sizes mean that infrastructure in mature 

communities has unused capacity. Edmonton is working to maximize the use of existing 
infrastructure assets to integrate new residents. This is a cost saving measure for all residents, 
in the long run. 

  
How will this development positively contribute to neighbourhood amenities and services? 
 Infill redevelopment improves neighbourhood sustainability by supporting underutilized parks, 

schools, community services, and businesses in the vicinity. 
 This development proposes small scale commercial opportunities to serve residents on‐site 

and in the vicinity. 
 Publicly accessible paths for pedestrians and cyclists are provided across this development, 

offering connectivity in and through the Holyrood Gardens site.  
 

What types of technical reports were required with this application? 
 A Sun Shadow Analysis evaluated the development’s shadow effect on the surrounding area. 

This report is available at www.edmonton.ca/HolyroodGardensRezoning  
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 A Residential and Retail Market Study was submitted since this proposal includes small scale 
commercial components near 93 Avenue NW. 

 Studies were provided to City departments and utility agencies regarding drainage, water, and 
fire servicing capacities. These reports assess what’s required to provide adequate water flow, 
water pressure, and on‐street fire protection coverage (fire hydrants). 

 A Transportation Impact Assessment (TIA) was submitted, estimating the proposed 
development’s impact on traffic, parking, and pedestrian networks in the area. The report 
analyzes current and anticipated future conditions. 

 
Were any transportation assessments conducted for this proposal? How is traffic from this 
development being managed? 
 A Transportation Impact Assessment (TIA) was submitted with the original application which 

analyzed the proposed development’s impact on the traffic network in the area. This TIA is 
available at www.edmonton.ca/HolyroodGardensRezoning  

 A supplemental TIA was requested by the City with the revised DC2 rezoning. This report 
includes an additional analysis scenario. It contemplates a higher percentage of traffic 
permeating into the neighbourhood from the development, as well as a review of traffic 
around Holyrood School and a pedestrian assessment along 93 Avenue NW. The supplemental 
TIA is currently under review. When it is finalized and accepted by the City, it will be available 
at www.edmonton.ca/HolyroodGardensRezoning  

 It should also be noted that an additional TIA is required and will be submitted prior to any 
development being constructed on the portion of this site located north of 93 Avenue NW. 
This additional TIA will verify assumptions from the original TIA and ensure that the 
development traffic is as it was assumed in the original TIA, that any additional analysis be 
carried out, and that any additional required mitigations be identified. 

 Given the LRT station immediately adjacent to the site, this development is anticipated to be a 
transit‐oriented development, with a significant portion of trips using transit, especially in the 
peak hours. The development’s vehicular traffic will be dispersed via the four parkade accesses 
and is anticipated to be accommodated on the adjacent street network. Existing congestion 
points such as Connors Road and 85 Street NW will continue to be congested during peak 
hours of travel in the future.  

 
How will the LRT sufficiently serve this development? High ridership is anticipated from other 
Valley Line stations. What if train cars arrive at the Holyrood station, full of riders and inaccessible 
to users? 
 The City is working to provide a safe, accessible, and reliable LRT network. About 100,000 daily 

boardings are anticipated for the Valley Line extension and planning is underway to ensure 
riders are accommodated. 

 Trains along the Valley Line system will run on a five‐minute frequency during peak times, 
including rush hour. Each train car will have the capacity for approximately 275 passengers. 
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 If the LRT’s level of service does not meet anticipated demand once it’s operational, then the 
number of trains and/or cars may be increased. 

  
How is the City ensuring that surrounding streets won’t be used as a “park and ride” for this LRT 
Station? 
 The City has developed a Residential Parking Program to manage the availability of parking in 

areas that are experiencing growth and increased visitor demand. The parking program applies 
to certain residential areas, including those that are adjacent to LRT stations. 

 The introduction of parking restrictions is another potential method for responding to 
increased on‐street parking concerns. 

 There are benefits and issues associated with both of these options. The City's Parking Services 
Section will work with area Community Leagues to determine the best way to proceed. 

  
Will a unifying community plan be created, accounting for the integration of area development? 
Examples of development in the vicinity of Holyrood Gardens include Strathearn Heights, Bonnie 
Doon Shopping Centre, and Bonnie Doon Campus Park. 
 An overarching plan is not currently anticipated for this area. 
 Development applications will continue to be assessed in accordance with their community 

context, any applicable neighbourhood‐level plans, zoning regulations, and technical 
feasibility. Guidelines are also tools that can enhance certain aspects of redevelopment, 
providing flexibility when considering a proposal’s unique context. 

 Edmonton’s Residential Infill Guidelines integrate new development in mature 
neighbourhoods with surrounding land uses. They promote redevelopment that contributes to 
neighbourhood renewal and revitalization. Goals include locating density where it can 
maximize walkability, support transit, increase housing options, and improve levels of 
neighbourhood amenities and commercial services. 

 Edmonton’s Transit Oriented Development (TOD) Guidelines aim to transform underutilized 
areas around transit hubs into vibrant, mixed use neighbourhoods. They influence design 
components within the public realm including streetscapes, pedestrian and cycling 
connections, urban plazas and park space. 
 

Why is density occurring at this location, when densification is anticipated with other 
redevelopment projects in the area? 
 Changing demographics and growth pressures are behind the City’s desire to create more 

infill. The goal is to have at least 25% of new growth occur downtown, in mature 
neighbourhoods, and around transit hubs. 

 Transit Oriented Development (TOD) concentrates housing, shopping, and employment 
growth around all LRT and transit stations. Development along the Valley LRT line is expected 
to be dense and compact near each station. Therefore, what’s anticipated in proximity to one 
LRT stop will not necessarily prevent densification around others. 
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 All development applications undergo significant technical review by City departments and 
utility agencies. These measures help ensure that utility infrastructure and transportation 
networks have suitable capacities for the proposed population density. 
 

How will this development affect the community’s property taxes? 
 Existing infrastructure assets in Edmonton’s mature neighbourhoods have unused capacity. 

This is due to decreasing household sizes, coupled with new technologies. Therefore, 
communities like Holyrood can accommodate increased forms of housing and additional 
residents. 

 The City generates additional revenue from new construction and, meanwhile, minimal new 
infrastructure is required. The City's bottom line receives a positive net effect which helps 
keep taxes low for property owners. 

 
 

 
 
Thank you. 
 
 
 
 
 
 
 
 
 

  Questions and comments about this application 
or the City’s rezoning process can be directed to: 
 

Kristen Rutherford, Planner 
780‐442‐5047 
kristen.rutherford@edmonton.ca 



Appendix 6| File: LDA17-0132 | Holyrood | July 9, 2018 

APPLICATION SUMMARY 
 

INFORMATION 

Application Type: Rezoning 
Charter Bylaw: 18178 
Location: East of 85 Street NW, between 90 Avenue NW and 95 

Avenue NW 
Addresses: 8310 and 8311 - 93 Avenue NW 
Legal Descriptions: Lot 31, Block 15, Plan 0325528 and Lot 23, Block 26, Plan 

1820389 
Site Area: 5.3 hectares 
Neighbourhood: Holyrood 
Ward - Councillor: 8 - Ben Henderson 
Notified Community Organizations:  • Community Leagues: Holyrood, Strathearn, Bonnie Doon, 

Idylwylde, Cloverdale 
• South East Community Leagues Association Area Council 
• Edmonton Federation of Community Leagues 
• French Quarter Business Improvement Area Association 

Applicant: Stantec Consulting Ltd. 
 

PLANNING FRAMEWORK  

Current Zone: (DC2.409) Site Specific Development Control Zone 
Proposed Zone: (DC2) Site Specific Development Control Zone  
Plan in Effect: None 
Historic Status: None  
 
 
 
 
 
 
 
Written By: Andrew McLellan and Kristen Rutherford 
Approved By: Tim Ford 
Branch: City Planning 
Section: Planning Coordination 
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