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LOCATION + ZONING
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LOCATION + ZONING
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LOCATION + ZONING

31

Trackway – At-Grade Pedestrian Crossing

Stop Platform Access Closure (Public
Alleys and Roadways only)

Pedestrian Activated
Crossing

Existing/Proposed
Bike Connection

Concrete Walk/
Shared Use Path

Traffic Signals

Trackway – Ramp

Trackway – Elevated

Traction Power Sub Station
(Approximate Location)

Kiss & Ride

Through public engagement, area residents chose a park-like theme for 
the Stony Plain Road/149 St. Stop.

The Stony Plain Road/149 St. Stop will be located east of the  
151 Street intersection to serve local businesses and the surrounding 
neighbourhoods. The LRT will continue east and cross the 149 Street 
intersection at street level.

Stony Plain Road 

 

Jasper Gates
Shopping Centre 

MacKinnon Ravine
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HISTORY
History of Application

• Door Knocking (March 18, 2021)
• Formal Application (March 31, 2021)
• City Pre-Notification (May 20, 2021)
• Engaged Edmonton Forum (May 25 - June 8, 2021)
• Community Engagement (June 13, 2021)
• City What We Heard Report (June 29, 2021)
• Public Hearing (August 31, 2021)
• Community Engagement (December 13, 2021)
• Information Package (January 07 & 21 2022)
• Community Engagement (January 24, 2022)
• Landowner Response Letter to Community League (February 23, 2022)
• Public Hearing (April 5, 2022)
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HISTORY
History of Application

• Door Knocking (March 18, 2021)
• Prior to application
• 2 Email Responses

• Formal Application (March 31, 2021)
• City Pre-Notification (May 20, 2021)
• Engaged Edmonton Forum (May 25 - June 

8, 2021)
• Community Engagement (June 13, 2021)
• City What We Heard Report (June 29, 

2021)
• Public Hearing (August 31, 2021)
• Community Engagement (December 13, 

2021)
• Information Package (January 07 & 21 

2022)
• Community Engagement (January 24, 

2022)
• Landowner Response Letter to Community 

League (February 23, 2022) 
• Public Hearing (April 5, 2022)

Rezoning Boundary

NTS

Background Planning Process

Application Overview

Next Steps

Invistec Consulting has been retained 
by a landowner to rezone three parcels 
of land from the Small Scale Infill 
Development Zone (RF3) to the Low 
Rise Apartment Zone (RA7). 

The intent behind this rezoning is to 
allow for the future development of a 
low rise apartment building (maximum 
height of 16.0m). The Edmonton City 
Plan designates this area as future infill 
residential, which includes low rise 
apartments. 

Invistec Consulting has already been in 
contact with the Grovenor Community 
League regarding this application 
and intends to work closely with 
them throughout the duration of this 
application. 

For more information and or if you have 
questions regarding this application 
please email planning@invistec.ca 

Edmonton 
City Plan

Area Structure
Plan /

Area Redevelopment
Plan

Neighbourhood Structure
Plan

Zoning + Subdivision + 
Servicing Agreements

Development + 
Building Permits

*

*Designates where we are in the planning process
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Invistec Consulting Ltd
4th Floor

10235 - 101 Street NW
Edmonton, AB 

T5J 3G1  
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HISTORY
History of Application

• Door Knocking (March 18, 2021)
• Formal Application (March 31, 2021)
• City Pre-Notification (May 20, 2021)
• Engaged Edmonton Forum (May 25 - June 8, 

2021)
• Community Engagement (June 13, 2021)

• Concerns:
• Shadowing, Parking + traffic, access from 

148 Street, and loading / service vehicles
• City What We Heard Report (June 29, 2021)

• Engaged 11, Informed 16, Aware 24
• Opposed 8, Support 2
• Concerns:

• Building height, parking / traffic, location 
ot suitable for 4-storeys

• Public Hearing (August 31, 2021)
• Community Engagement (December 13, 2021)
• Information Package (January 07 & 21 2022)
• Community Engagement (January 24, 2022)
• Landowner Response Letter to Community 

League (February 23, 2022)
• Public Hearing (April 5, 2022)

ABOUT THIS REPORT

The information in this report includes feedback gathered through online engagement via
the Engaged Edmonton platform from May 25 - June 8, 2021. Because of public health
issues related to COVID-19, the City wasn’t able to host an in-person public engagement
event to share information and collect feedback, as we normally would have.

Input from Edmontonians will be used to inform conversations with the applicant about
potential revisions to the proposal to address concerns or opportunities raised. Feedback
will also be summarized in the report to City Council when the proposed rezoning goes to a
future City Council Public Hearing for a decision.

This report is shared with all web page visitors who provided their email address. This
summary will also be shared with the applicant and the Ward Councillor.

ENGAGEMENT FORMAT

The Engaged Edmonton webpage included an overview of the proposed development,
information on the development and rezoning process and contact information for the file
planner.  Two “tools” were available for participants: one to ask questions and one to leave
feedback.

The comments are summarized by the main themes below with the number of times a
similar comment was made by participants recorded in brackets following that comment.
The questions asked and their answers are also included in this report.

WHAT WE HEARD

Opposed: 8
Mixed: 0
Support: 2
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HISTORY
History of Application

• Door Knocking (March 18, 2021)
• Formal Application (March 31, 2021)
• City Pre-Notification (May 20, 2021)
• Engaged Edmonton Forum (May 25 - June 

8, 2021)
• Community Engagement (June 13, 2021)
• City What We Heard Report (June 29, 

2021)
• Public Hearing (August 31, 2021)

• Referral Motion for further 
engagement

• Community Engagement (December 13, 
2021)

• Information Package (January 07 & 21, 
2022)

• Community Engagement (January 24, 
2022)

• Landowner Response Letter to Community 
League (February 23, 2022)

• Public Hearing (April 5, 2022)

GROVENOR 
REZONING

PUBLIC HEARING AUGUST 31, 2021
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HISTORY
History of Application

• Door Knocking (March 18, 2021)
• Formal Application (March 31, 2021)
• City Pre-Notification (May 20, 2021)
• Engaged Edmonton Forum (May 25 - June 

8, 2021)
• Community Engagement (June 13, 2021)
• City What We Heard Report (June 29, 

2021)
• Public Hearing (August 31, 2021)
• Community Engagement (December 13, 

2021)
• Information Package (January 07 & 21 

2022)
• Community Engagement (January 24, 

2022)
• Landowner Response Letter to Community 

League (February 23, 2022)
• Public Hearing (April 5, 2022)

Concept Design **SUBJECT TO CHANGE**

• Design Features
• Four storey apartment
• No commercial uses at ground floor
• Landscaping (not depicted)

• Trees and shrubs are required 
along the perimeter of site

• There are existing trees on
adjacent properties not shown

• Street trees not shown

What We Heard (from 2021-12-13 City Notes)

• Residents identified concerns that not 
enough information has been 
provided

• Additional Information Requested
• Traffic / Parking Impacts

• Lack of information on plan for parking

• Shadow Study

• Request to receive information in 
advance of meetings

• Additional items can be found in
summary by the City

• See attached PDF that was previously
provided by City

December 13, 2021 Meeting

January 24, 2022 Information Package
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HISTORY
History of Application

• Door Knocking (March 18, 2021)
• Formal Application (March 31, 2021)
• City Pre-Notification (May 20, 2021)
• Engaged Edmonton Forum (May 25 - June 

8, 2021)
• Community Engagement (June 13, 2021)
• City What We Heard Report (June 29, 

2021)
• Public Hearing (August 31, 2021)
• Community Engagement (December 13, 

2021)
• Information Package (January 07 & 21 

2022)
• Community Engagement (January 24, 

2022)
• Landowner Response Letter to Community 

League (February 23, 2022)
• Public Hearing (April 5, 2022)

What We Did

SIDEWALK

SIDEWALK

ALLEY

YELLA

TEERTS 841

ALLEY

KLA
WEDI S

KLA
WEDI S

SIDEWALK

KLA
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BUILDING

BALCONY

BALCONY

BALCONY

BALCONY

MAIN 
ENTRANCE

BALCONY

BALCONY

BALCONY BALCONY BALCONY

BALCONY BALCONY BALCONY

PARKADE
ENTRANCE

AERA PMAR

x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x

4.13

3.31

3.93

3.183.77

7.61

7.53

16.
3

00.
3

00.
6

00.
3

16.
3

6.22

1.50

68.
3

5.39

1.80

4.00

3.88

6.00

68.
3

Legend
x x x Fence

Waste Bins

Entrance (Door)

Parkade Entrance

Landscaping
(To be detailed in LA Plan)

Proposed
Building

Existing
Building

Note: All distances are shown in metres.

January 2022

Balcony

Laneway
Upgrade

Corner Cut
(Future Road Right-of-Way)

This concept site plan is a draft and subject to
City review and approval.

*Also provided as PDF

What We Didn’t Do
Building Design

• Terracing along north side of Building to mitigate shadows
• Higher construction cost with less dwelling units
• Shadow impacts are not mitigated
• Alternative: overall building footprint reduced

Winter 12 PM (RA7) Winter 12 PM (RA7 Terraced)

January 24, 2022 Meeting

January 24, 2022 Information Package
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SHADOW STUDY

9 AM

9 AM

12 PM

12 PM

12 PM

Spring 
/ Fall

Summer

Winter

3 PM

3 PM

3 PM10 AM
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HISTORY
History of Application

• Door Knocking (March 18, 2021)
• Formal Application (March 31, 

2021)
• City Pre-Notification (May 20, 

2021)
• Engaged Edmonton Forum 

(May 25 - June 8, 2021)
• Community Engagement (June 

13, 2021)
• City What We Heard Report 

(June 29, 2021)
• Public Hearing (August 31, 2021)
• Community Engagement 

(December 13, 2021)
• Information Package (January 

07, 2022)
• Community Engagement 

(January 24, 2022)
• Landowner Response Letter to 

Community League (February 
23, 2022)

• Public Hearing (April 5, 2022)

Landowner Response Letter to CL
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THE CITY PLAN
Primary Corridors (Stony Plain Road)

• Desired overall density: minimum 150 
people and/or jobs per hectare (higher at 
intersections or connections with nodes)

• Typical massing/form: mostly mid-rise 
and high-rise

Secondary Corridors (149 St)
• Desired overall density: minimum 75 

people and/or jobs per hectare (higher at 
intersections or connections with nodes)

• Typical massing/form: low-rise and mid-
rise

The Application
• Located within 1-2 blocks of a primary 

corridor (Stony Plain Road).
• Low Rise Apartment being proposed, 

which represents a concession to what 
the City Plan directs for this site location.

• Commercial shopping located south of 
the site, which includes a 1-storey strip 
mall and Jasper Gates Shopping Centre. 

• Site has strong connectivity and multi-
modal transportation options, with future 
149 Street LRT Station located +/- 300m 
away.

V 1.0
CHARTER 
BYLAW 20,000

AMISKWACIWÂSKAHIKAN
ᐊᒥᐢᑲᐧᒋᐋᐧᐢᑲᐦᐃᑲᐣ

EDMONTON 
CITY 
PLAN
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THE CITY PLAN
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Centre City

Major Node

District Node

Primary Corridor

Secondary Corridor

City-Wide Mass Transit

City Entrance

Non-residential

Agricultural/Residential

Agricultural/Non-Residential

Municipal Boundary

North Saskatchewan River Valley
and Ravine System

Residential

LAND USE ELEMENTS

N

THE CITY PLAN 
CONCEPT

Map 1

4

St. Albert

CFB Edmonton  

Enoch Cree
Nation

Devon

STURGEON COUNTY Fort Saskatchewan

Beaumont

LEDUC COUNTY

STRATHCONA 
COUNTY

PARKLAND
 COUNTY

Big Lake

Centre City: �e business, cultural, 
and mixed-use residential hub of 
the city and metropolitan region, 
comprised of a wide variety of land 
uses and destinations at 
high densities.

Major Node: Major mixed-use
destinations and urban communities 
which function as dense residential 
areas and employment hubs 
featuring large institutions, 
strategically located to serve broad 
catchment areas within the city and 
metropolitan region.

District Node: Urban village centres 
for their District, with a variety of 
services (commercial, recreation, etc.) 
being provided. �ese nodes have a 
mix of housing types. �ey are 
generally medium-density with 
opportunity for more density in some 
locations such as by transit stations.

Primary Corridor: �e largest, most
vibrant, and most prominent urban
streets in the city and region. �ey 
serve as destinations in and of 
themselves, but also provide critical 
connections between nodes, the 
rest of the city, and the region.

Secondary Corridor: Vibrant streets 
smaller in scale to Primary Corridors 
and with a more residential 
character, some commercial 
clusters, and local destinations for 
surrounding communities.

Districts

City Entrance: Strategic locations 
along Edmonton’s border that 
serves as a welcome to visitors 
through the provision of a 
high-quality public realm.

Refer to Appendix B for a listing of nodes and corridors.*

North Saskatchewan River Valley 
and Ravine System

Municipal Boundary

N

NODES AND 
CORRIDORS  
NETWORK

Map 3

6

SITE LOCATION SITE LOCATION
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TOD POLICY















 

 
 
 
 
 
 
   

 









 


 


 


 


 



 
 
 
 










Image Source: Marigold Infrastructure Partners, June 18, 2021 as retrieved from https://
marigoldinfra.ca/project/section-four/
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MISSING MIDDLE HOUSING
Missing Middle Zoning Review, Zoning Changes Approved by City Council August 26, 2019

• Changes to increase housing flexibility within 5 Zones: RF3, RF5, UCRH, RA7, RA8.
• Missing Middle Housing welcomes new people into older communities. 
• Provides housing options for people at varying life stages. 
• This housing continuum has largely been absent from Edmonton’s housing portfolio. 

Through City Plan implementation, these varying forms of housing type will help 
Edmonton reach many of its targets.   
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CHARTER BYLAW 19909
Amendment to Section 210 
(RA7) Low Rise Apartment Zone 
and Section 220 (RA8) Medium 
Rise Apartment Zone

• Revision to the side 
setback, increasing to 3.0m 
for buildings greater than 
10.0m in height. 

• Provides more sensitive 
interface with abutting 
properties. 

• Creates more space for 
additional landscaping and 
screening measures. 

Attachment 3

3D Modelling by Development Scenario

(RA7) Low Rise Apartment Zone - Proposed Regulation:

The minimum Side Setback shall be 1.5 m, except:
a. for buildings over 10.0 m in Height, the minimum Side Setback shall be 3.0 m; and
b. for all buildings, the minimum Side Setback shall be 3.0 m Abutting a flanking public roadway

other than a Lane.

Scenario 1: 10.0 m or less in height (abutting property for comparison only)

Example Abutting Property

Scenario 2: Over 10.0 m in height (abutting property for comparison only)

Example Abutting Property

Page 1 of 3
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HOUSING SUPPLY + CLIMATE 
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In conclusion:
• This Application is to rezone from RF3 to RA7
• The site is located within walking distance to a future LRT Station and located 

within a Primary Corridor and in proximity to a Secondary Corridor intersection 
as per The City Plan

• Compatible with the policies in The City Plan, TOD Policy, Missing Middle 
Initiative;

• Will contribute to greater environmental initiatives. 
• Additional engagement was completed to reach out to adjacent residents and 

the Community League including two additional online meetings, and sharing of 
a comprehensive information package.  

• The Proposal would allow for the opportunity to provide much needed missing 
middle housing within the inner city, while simultaneously meeting greater City 
targets and initiatives. 

SUMMARY


