
Bylaw 17251 

A Bylaw to adopt the 104 Avenue Corridor Area Redevelopment Plan 

WHEREAS pursuant to the authority granted to it, City Council considers it appropriate to provide 

planning policy to guide the future redevelopment of certain lands within portions of the Oliver and the 

Westmount neighbourhoods between 111 Street and the alley west of 123 Street and generally between 

103 Avenue and 105 Avenue, the 104 Avenue Corridor;  

WHEREAS the Municipal Council of the City of Edmonton now deems it in the public interest to 

pass the 104 Avenue Corridor Area Redevelopment Plan Bylaw; and 

NOW THEREFORE after due compliance with the relevant provisions of the Municipal 

Government Act RSA 2000, ch. M-26, as amended, the Municipal Council of the City of Edmonton duly 

assembled enacts as follows: 

1. The lands shown outlined on Figure 1 of Schedule “A” are hereby designated as a redevelopment

area pursuant to Section 634(a) of the Municipal Government Act, S.A. 2000, c. M-26, for the purposes 

defined therein. 



2. The 104 Avenue Corridor Area Redevelopment Plan annexed hereto as Schedule “A” is hereby

adopted as the 104 Avenue Corridor Area Redevelopment Plan pursuant Section 634(b) of the Municipal 

Government Act, S.A. 2000, c. M-26. 

READ a first time this day of , A. D. 2015; 

READ a second time this day of  , A. D. 2015; 

READ a third time this day of  , A. D. 2015; 

SIGNED and PASSED this day of , A. D. 2015. 

THE CITY OF EDMONTON 

_______________________________________ 
MAYOR 

_______________________________________ 
CITY CLERK  
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IN
TRODU

CTION

W
ithin the next 25 years, the C

ity of 
E

dm
onton’s population is expected 

to reach approxim
ately 1.3 m

illion. A
 

significant portion of that grow
th w

ill occur 
in the suburbs as w

ell as w
ithin the C

ity’s 
m

ature neighbourhoods. To m
anage this 

grow
th and m

obility dem
and, the C

ity has 
adopted m

ore sustainable developm
ent 

practices, and plans to extend its LR
T 

netw
ork city-w

ide. 

In 2012, C
ouncil adopted a C

oncept P
lan 

for the entire Valley Line from
 M

ill W
oods 

to Lew
is Farm

s, traversing in part, land 
w

ithin the 104 A
venue C

orridor. Further, in 
February 2012, C

ity C
ouncil adopted the 

Transit O
riented D

esign (TO
D

) P
olicy and 

G
uidelines w

hich establish land use and 
design criteria for developm

ents around 
LR

T stations. 

W
ith large underutilized parcels, an 

abundance of older housing stock, and 

redevelopm
ent of the B

rew
ery D

istrict 
underw

ay, the tim
e w

as opportune 
to capitalize on this m

om
entum

 and 
leverage the Light R

ail Transit (LR
T) and 

infrastructure investm
ent as an agent of 

change.

The prim
ary purpose of the 104 A

venue 
C

orridor A
rea R

edevelopm
ent P

lan (A
R

P
) 

is to establish a clear and collective 
vision, supported by principles and 
policy directions to guide public and 
private redevelopm

ents in response to 
m

arket pressures. A
ligning the m

obility 
netw

ork, land use, built form
, and public 

realm
 im

provem
ents w

ill contribute to 
the strengthening of the area’s econom

ic 
sustainability and support its evolution 
into a vibrant, high density, m

ixed-use 
district based on TO

D
 principles, and 

com
m

unity input and history.

W
h

at is Transit  
O

riented
 D

evelo
p

m
ent?

Transit oriented developm
ent (TO

D
) is 

developm
ent that is planned and integrated w

ith 
transit stations to m

ake the m
ost efficient use of 

both land and infrastructure. In a TO
D

 housing, 
shopping and em

ploym
ent are concentrated 

along a netw
ork of w

alkable and bikeable 
streets. The high density, m

ix of uses, and 
high quality public realm

 encourage people to 
m

ake use of transit infrastructure and increase 
ridership.104 AVENUE CORRIDOR AREA REDEVELOPM

ENT PLAN    1
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PLAN
 AREA 

1.2

The boundary of the 104 A
venue C

orridor 
A

R
P

 is show
n in Figure 1: P

lan A
rea. The area 

incorporates several C
ity blocks directly north and 

south of 104 A
venue, betw

een 111 S
treet and the 

lane w
est of 123 S

treet in the O
liver N

eighborhood.  
It also includes the eastern portion of the 
W

estm
ount neighborhood south of 106 A

venue 
and w

est of 121 S
treet. The area of the C

orridor is 
58 hectares or approxim

ately 28 blocks, and is of 
sufficient size to accom

m
odate the transit oriented 

developm
ent associated w

ith the three future Valley 
Line LR

T stations located at 112 S
treet, 116 S

treet 
and 120 S

treet.

1.2.1 Plan Boundary
The 104 A

venue C
orridor A

R
P

 is divided 
into five sections:

•
S

ectio
n O

ne provides an introduction
to the A

R
P, outlines the plan area, history

and the planning process;

•
S

ectio
n Tw

o
 highlights the planning

context for the C
orridor, including the

existing policy context, the area’s land
use, zoning, physical characteristics,
m

arket conditions, and future
infrastructure needs;

•
S

ection Three outlines the vision and
principles to guide the evolution of the
104 A

venue C
orridor and illustrates a

potential outcom
e of the im

plem
entation

of the policies of this A
R

P;
•

S
ectio

n Fo
ur provides the 104 A

venue
C

orridor A
R

P
 objectives and policies on

connectivity and accessibility, the open
spaces betw

een buildings, the types of
uses to be developed, and the w

ay those
uses are designed and accom

m
odated;

•
S

ectio
n

 F
ive presents an overview

 of the
im

plem
entation strategies and m

onitoring
tools to realize the dream

s, vision and
potential of the com

m
unity.

C
arved out of portions of adjacent neighborhoods, 

the 104 A
venue C

orridor is influenced by the 
surrounding neighborhoods’ populations and 
its grow

ing dem
and for services w

ithin the area. 
O

ver 45,000 people live in the neighborhoods 
im

m
ediately surrounding the C

orridor, w
ith tens of 

thousands using 104 A
venue and its connecting 

road netw
ork to com

m
ute to and from

 other 
com

m
unities w

ithin the C
ity and C

apital R
egion. 

O
n the C

orridor’s eastern boundary, M
acE

w
an 

U
niversity, a grow

ing urban cam
pus brings 

thousands of students and staff to the area each 
day. A

djacent to the northern boundary is the N
orth 

E
dge, a form

er light industrial area w
ithin Q

ueen 
M

ary Park currently transitioning into an area of high 
density residential and em

ploym
ent uses. To the 

w
est is 124 S

treet, a popular tourist attraction and 
shopping street featuring an assortm

ent of retail 
including restaurants, cafes, boutiques, and art 
galleries. O

liver to the south, is the city’s densest 
residential neighborhood and is hom

e to a diverse 
dem

ographic. A
ll of these adjacent com

m
unities 

m
ake use of the com

m
ercial areas and services 

w
ithin the 104 A

venue C
orridor. In turn, the evolution 

of the C
orridor presents an opportunity to stitch 

these neighborhoods together and provide superior 
access to the station hubs, em

ploym
ent centres, 

housing and am
enities for residents and visitors 

alike. 

1.2.2 NEIGHBOURHOOD AND 
 CITY CONTEXT 

2     
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R
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 2. C
ity C

ontext

0
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4
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A
s a gatew

ay to D
ow

ntow
n, 104 A

venue is an 
im

portant and heavily used com
m

uting route linking 
com

m
unities and neighbourhoods to the east and 

w
est. C

urrently, m
ore than 37,000 daily vehicle 

trips are m
ade on this portion of the A

venue. The 
im

portance of 104 A
venue as a m

obility corridor w
ill 

rem
ain w

ith the future Valley LR
T Line that w

ill extend 
from

 M
illw

oods through D
ow

ntow
n to Lew

is Farm
s 

(Figure 2 C
ity C

ontext). This line w
ill com

plem
ent 

the C
apital and M

etro lines and transform
 the 

neighborhoods along the netw
ork.  A

s a vital link in 
close proxim

ity to D
ow

ntow
n, the three LR

T S
tations 

identified w
ithin the P

lan C
orridor w

ill be developed 
in the future as E

nhanced S
tations that have the 

potential to influence a m
odal shift to transit, cycling 

and w
alking, and contribute to building a viable 

com
m

unity over tim
e. 

Th
e 104 A

venue C
o

rrid
o

r A
R

P
 &

 TO
D

Transit oriented developm
ent focuses on an 

area w
ithin com

fortable w
alking distance 

of a transit hub or station. This is generally 
considered to be the area w

ithin 400 m
eters, 

or a five m
inute w

alk. The entire 104 A
venue 

C
orridor A

R
P

 is w
ithin 400 m

eters of the future 
LR

T stations m
aking the C

orridor ideal for TO
D

. 
U

nder the C
ity of E

dm
onton’s TO

D
 G

uidelines, 
the three LR

T stations w
ithin the C

orridor are 
all designated as E

nhanced N
eighborhood 

S
tations, and as such, are appropriate for 

m
ixed-use, high density developm

ent w
ith high 

architectural quality.

104 Ave Plan Area 

Proposed LRT Valley Line &
 Stops 

Existing LRT Capital Line &
 Stops 

Proposed LRT Capital Line &
 Stops

Proposed LRT M
etro Line &

 Stops

Transit Centres
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The 104 A
venue C

orridor has a long history involving 
rail operations and associated industrial and 
com

m
ercial uses that has im

pacted its developm
ent 

pattern over the last century. 

For decades, the area north of 104 A
venue and east 

of 116 S
treet w

as occupied by a C
anadian N

ational 
(C

N
) rail yard. A

fter the rail yards w
ere dism

antled 
in 1989, the C

N
 Lands A

R
P

 w
as created to provide 

planning direction that encouraged a transition from
 

light industrial to com
m

ercial m
ixed use, including 

m
edium

 density residential uses. 

U
nlike the C

N
 Lands A

R
P, the area north of 104 

A
venue and betw

een 116 and 121 S
treets that 

included the original E
dm

onton B
rew

ing and M
alting 

C
om

pany, later the M
olson B

rew
ery, and an auto 

dealership, had no specific planning policies to 
govern developm

ent. To cover this oversight and 
sporadic developm

ent, the area w
as added to 

the O
liver A

R
P

 as S
ub A

rea 7 in 1997. The area 
has since begun to transition to com

m
ercial and 

residential uses, w
ith a m

ajor com
m

ercial com
plex 

currently under construction creating a future hub 
of activity in advance of the LR

T. This transition to 
com

m
ercial residential m

ixed use is also occurring 
in the areas w

est of 121 S
treet that w

ere form
erly 

included in the W
est Ingle A

R
P.

The area south of 104 A
venue w

as also influenced 
by rail activities and ancillary developm

ent of both 
the C

N
 rail yard and the form

er C
P

 rail yard, w
hich 

w
as located east of 111 S

treet w
here R

ail Tow
n 

1.2.3 104 AVENUE CORRIDOR  
 HISTORY 

and the R
ibbon of S

teel shared use path are today. 
R

esidential uses have alw
ays been prevalent south 

of 104 A
venue and rem

ain there today.

U
ntil the com

m
unity’s involvem

ent w
ith the 

preparation of the 104 A
venue C

orridor A
R

P, the 
area lacked a clear and cohesive vision. This 
led the C

orridor to becom
e inw

ard facing and 
disconnected from

 neighbouring com
m

unities, and 
an uncelebrated m

ajor entrance to the D
ow

ntow
n.

Through the planning exercise that involved the 
com

m
unity, property ow

ners, key stakeholders 
and advice from

 planning experts, this A
R

P
 w

as 
developed to provide a holistic vision and array 
of policies and initiatives for the integration and 
transform

ation of the 104 A
venue C

orridor into a 
transit supportive, sustainable com

m
unity.

H
istoric photo  of the CN

 rail yard-1989
H

istoric photo  of the Corridor-1955

104 AVENUE CORRIDOR AREA REDEVELOPM
ENT PLAN    5
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FIG
U

R
E

 3. P
lanning P

rocess

P
ro

ject Initiatio
n

This P
roject w

as initiated at the request of 
C

ity C
ouncil on A

ugust 26, 2013 directing the 
A

dm
inistration to prepare a S

tudy for the O
liver 

portion of the 104 A
venue C

orridor and future LR
T 

stations. In M
arch 2014, the project began w

ith the 
establishm

ent of an Internal S
takeholder C

om
m

ittee 
and the hiring of an expert consultant team

 led 
by U

rban S
trategies Inc. w

ith support from
 IS

L 
E

ngineering and C
ushm

an W
akefield, to assist in the 

preparation of the A
R

P.

The drafting of the 104 A
venue C

orridor A
R

P
 

involved an extensive analysis of the contextual 
planning issues and opportunities, and new

 
strategic city-w

ide plans that form
 the underlying 

fram
ew

ork of a clear vision and set of policies to 
im

plem
ent the A

R
P. This process consists of four 

basic stages:

•
P

roject Initiation

•
Identification of Issues and O

pportunities

•
P

reparation of C
oncept P

lans and Policies

•
P

reparation of a draft P
lan for A

pproval and
Im

plem
entation

1.2.4 PLANNING PROCESS 
P

ub
lic C

o
nsultatio

n
P

ublic engagem
ent w

ith stakeholders is an integral 
aspect of any planning process that affects peoples’ 
lives. P

ublic consultation w
as incorporated into 

each phase of the 104 A
venue C

orridor A
R

P
’s 

preparation. C
ity of E

dm
onton C

ivic D
epartm

ents 
and agencies w

ere regularly consulted as technical 
experts during the developm

ent of the P
lan. A

 
robust consultation process w

as em
ployed w

hich 
involved key stakeholders including: C

om
m

unity 
Leagues, B

usiness R
evitalization Zones, m

ajor 
landow

ners, and surrounding institutions affected 
by the 104 A

venue C
orridor A

R
P

 to obtain their input 
and gain a better understanding of local issues. 
Input w

as gathered through one-on-one interview
s, 

group discussions, larger public w
orkshops and 

open houses, w
orkbooks and online surveys, and 

progress w
as updated through an em

ail list w
ith 

over 100 subscribers.

Figure 3: P
lanning P

rocess highlights the key 
m

ilestones in the creation of this P
lan, including 

key m
eetings w

ith the public.  The follow
ing is a 

sum
m

ary of four significant consultation activities:

•
The first public w

orkshop w
as held on June

23, 2014 at R
obertson-W

esley U
nited C

hurch.
O

ver 85 people attended the w
orkshop. The

purpose of the w
orkshop w

as to introduce the
C

orridor A
R

P
 project to the com

m
unity, outline

the w
ork program

, explain the concept and
benefits of TO

D
, discuss the prelim

inary analysis
of the C

orridor, and identify m
ajor issues and

suggestions for change.

•
A

 second public w
orkshop w

as held on
S

eptem
ber 17, 2014 at M

acE
w

an U
niversity’s

R
obbins H

ealth Learning C
entre w

here results of
the m

obility netw
ork, m

arket and infrastructure
analyses w

ere shared. A
pproxim

ately 70 persons
attended the w

orkshop. Participants provided
feedback on: a set of draft guiding principles
developed based on public input from

 the first
w

orkshop, three conceptual scenarios for the
C

orridor, and three alternative cross sections for
104 A

venue w
ere also discussed.

R
econnaissance and E

xploring 
O

pportunities and C
onstraints

E
xploration, D

evelopm
ent and 

E
valuation of A

lternatives
D

raft C
orridor P

lan
Final P

lan and A
pprovals

Im
plem

entation

P
hase I

M
ay – July 2014

P
hase II

July – S
ept 2014

P
hase III

S
ept 2014 – A

pril 2015
P

hase IV
A

pril - June 2015
P

hase V
June 2015 -

E
xecutive C

om
m

ittee  and 
C

ity C
ouncil P

ublic H
earing

Zoning and C
apital 

Funding

S
takeholder Interview

s
W

orkshop #
1 – S

takeholders 
and P

ublic O
pen H

ouse – 
E

xploring O
pportunities

W
orkshop #

2 – S
takeholders 

and P
ublic O

pen H
ouse – 

A
lternative C

oncepts

W
orkshop #

3 – P
resen-

tation of D
raft P

lan to 
P

ublic
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Participants view
ing panels at the second public w

orkshop

•
A

 third and final public w
orkshop w

as held
on February 2, 2015 at M

acE
w

an U
niversity’s

R
obbins H

ealth Learning C
entre and w

as
attended by 75 participants. The purpose of the
W

orkshop w
as to garner feedback on the D

raft
A

R
P

 and policies to effect changes. Feedback
from

 questionnaires indicated m
ore than 70%

supported the m
ajor directions of the P

lan.
C

om
m

on com
m

ents included:

•
S

upport for new
 north-south connectivity and

east-w
est greenw

ay;

•
S

upport for the focus on pedestrians, safety
and pedestrian crossings at key intersections
and the LR

T station hubs;

•
Identification of a lack of park spaces and
requests for a diversity of public spaces;

•
S

upport for enhanced streetscaping along
104 A

venue and m
aintaining the character

and street canopy throughout O
liver, new

streets and developm
ents;

•
S

upport for m
ixed uses, housing diversity and

increased densities; and

•
E

xpressed concerns over LR
T crossings,

reduction in vehicle capacity, and transition to
low

er scale developm
ents.

M
ost of the concerns and suggestions for 

im
provem

ents are addressed in the P
lan.

E
d

m
o

nto
n D

esig
n C

o
m

m
ittee

O
n February 3, 2015, the draft 104 A

venue C
orridor 

A
R

P
 w

as presented to the E
dm

onton D
esign 

C
om

m
ittee. The C

om
m

ittee recom
m

ended support 
w

ith suggestions to provide greater flexibility 
regarding assignm

ent of height and density 
throughout the C

orridor. This issue has been 
addressed through P

lan policy designed specifically 
to im

plem
ent the policies and objectives of the P

lan.

Alternative scenario developm
ent
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EN
ABLIN

G LEGISLATION
, PLAN

S AN
D POLICIES

2.1

The C
ity of E

dm
onton, through 

its Transform
ing E

dm
onton policy 

docum
ents, plans and guidelines has 

articulated a strong desire for a m
ore 

com
pact city and a m

odal shift to 
public transit and active transportation. 
N

ew
 A

rea S
tructure P

lans and A
rea 

R
edevelopm

ent P
lans, am

ong other 
supporting developm

ent activities m
ust 

follow
 or address the requirem

ents of 
these policy docum

ents, as w
ell as 

the relevant S
ections outlined in the 

P
rovince’s M

unicipal G
overnm

ent A
ct 

R
S

A
 2000 M

. 

The 104 A
venue C

orridor A
R

P
 is in alignm

ent w
ith 

the follow
ing legislation, statutory docum

ents and 
key C

ity of E
dm

onton policy initiatives:

A
lb

erta M
unicip

al G
o

vernm
ent A

ct (M
G

A
)

The A
lberta M

G
A

 provides C
ity C

ouncil and 
A

dm
inistration w

ith the legislative fram
ew

ork to 
encourage and facilitate the developm

ent and 
redevelopm

ent of land in an orderly, econom
ically 

and environm
entally responsible m

anner. The 104 
A

venue C
orridor A

R
P

 com
plies w

ith S
ections 634 

and 635 of the M
G

A
, w

hich sets out the legal basis 
for the preparation of A

rea R
edevelopm

ent P
lans 

and opportunities for m
em

bers of the public, school 
boards and other affected parties to provide input 
during the planning process.

Th
e C

ap
ital R

eg
io

n G
ro

w
th

 P
lan 

The C
apital R

egion G
row

th P
lan w

as created to 
provide an integrated, strategic and coordinated 
approach to regional grow

th and planning. The 104 
A

venue C
orridor P

lan supports a num
ber of C

apital 
R

egion land use principles and policies including 
concentrating urban grow

th w
ithin the central city, 

em
phasizing higher density developm

ent served by 
public transit and im

proving civic spaces.

Th
e W

ay A
h

ead
, S

trateg
ic P

lan (2009-2018)
E

dm
onton’s S

trategic P
lan sets out a 30 year vision 

for the future. C
ity C

ouncil identified a series of 
10 year strategic goals to focus the C

ity’s action 
on achieving the vision. The 104 A

venue C
orridor 

A
R

P
 policies support each of these goals by 

encouraging transit use, active transportation, infill 
and densification, year round open spaces, low

 
im

pact developm
ent, sustainable building practices, 

a m
ix of uses, quality built form

, and the use of 
existing infrastructure.

Th
e W

ay W
e G

ro
w

, M
unicip

al D
evelo

p
m

ent 
P

lan, B
ylaw

 #
15100

The C
ity of E

dm
onton M

unicipal D
evelopm

ent P
lan 

(M
D

P
) provides direction on land use, grow

th and 
developm

ent for the city as a w
hole. Policy 3.3.1.5 

of The W
ay W

e G
row

 specifically directs the C
ity to 

“prepare transit oriented developm
ent (TO

D
) plans 

around existing LR
T nodes, and in association w

ith 
expansion of the LR

T system
.” The 104 A

venue 
C

orridor A
R

P
 is in alignm

ent w
ith the M

D
P

 strategic 
goals of sustainable urban form

, integrated land use 
and transportation, com

plete healthy and livable 
com

m
unities and urban design.

A
lig

nm
ent w

ith
 O

th
er P

lans and
 

Leg
islatio

n

10      
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Th
e W

ay W
e M

o
ve, Transp

o
rtatio

n M
aster P

lan, 
B

ylaw
 #

15101
The Transportation M

aster P
lan (TM

P
) establishes 

the fram
ew

ork for how
 the C

ity w
ill address its future 

transportation needs. The 104 A
venue C

orridor 
A

R
P

 conform
s to the TM

P, w
hich is a provincially 

legislated requirem
ent under the C

ity Transportation 
A

ct. Policies w
ithin both docum

ents address the 
need to encourage active transportation through the 
integration of land use and transportation planning. 

Th
e W

ay W
e Live: E

d
m

o
nto

n’s P
eo

p
le P

lan
The W

ay W
e Live envisions Edm

onton as a vibrant, 
connected, engaged, w

elcom
ing, caring, inclusive, 

affordable, safe, attractive and sustainable city that 
celebrates life, and provides direction for people 
services that w

ill help achieve these goals. W
hile the 

104 Avenue C
orridor A

R
P does not directly address 

people services, it indirectly contributes to these 
goals through land use, built form

, m
obility and open 

space policies.

Th
e W

ay W
e G

reen
The W

ay W
e G

reen is an environm
ental strategy 

that addresses w
ater, air, fossil fuel, m

inerals and 
soil, clim

ate, renew
able resources, ecosystem

 
services and w

aste absorption. The 104 A
venue 

C
orridor A

R
P

 addresses these issues through 
policy related to environm

entally sustainable design 
including provisions for: a com

pact urban form
, low

 
im

pact developm
ent, im

provem
ent of the active 

transportation netw
ork, integration of the LR

T, and 
sustainable building design.

Transit O
riented

 D
evelo

p
m

ent G
uid

elines 
The 104 A

venue C
orridor A

R
P

 w
as developed w

ithin 
the fram

ew
ork of the Transit O

riented D
esign (TO

D
) 

G
uidelines w

hich direct appropriate developm
ent 

around LR
T stations and transit centres. B

oth the 
TO

D
 G

uidelines and the 104 A
venue C

orridor A
R

P
 

encourage and support planning in advance of LR
T 

to integrate transit and land use. The A
R

P
 provides 

direction for the im
plem

entation of design policies 
that align w

ith the TO
D

 G
uidelines for land uses, 

building and site design, public realm
, urban design 

and C
P

TE
D

 principles. 

FR
E

S
H

 
E

dm
onton’s Food and U

rban A
griculture S

trategy 
recom

m
ends new

 approaches to food and urban 
agriculture that can m

ake E
dm

onton an even better 
place to live, w

ork, plan and invest. The 104 A
venue 

C
orridor A

R
P

 aligns w
ith FR

E
S

H
’s strategic direction 

to enliven the public realm
 through a diversity of 

food activities through its focus on an im
proved 

public realm
 and enhanced place m

aking. 

W
inter C

ity S
trateg

y 
The W

inter C
ity S

trategy provides a holistic approach 
to transform

 E
dm

onton into a m
ore inviting, vibrant 

and prosperous place throughout the w
inter m

onths. 
The docum

ent puts forw
ard 10 social, cultural and 

econom
ic strategies to im

prove quality of life in the 
C

ity during w
inter. The 104 A

venue C
orridor A

R
P

 
w

as w
ritten through a w

inter lens and considers 
w

inter design outcom
es in its policies for the m

obility 
netw

ork, built form
, and the public realm

.
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EXISTIN
G 

CON
DITION

S

2.2

A
 vital step in the preparation of the 

C
orridor A

R
P

 is an understanding 
and assessm

ent of the existing land 
use patterns, m

arket conditions, 
infrastructure requirem

ents and 
developm

ent potential to effect 
m

eaningful change and m
axim

ize 
returns in public and private 
investm

ents. 

Today, the 104 A
venue C

orridor is 
an area com

prised of a variety of 
residential and com

m
ercial uses. It is 

defined by m
ature boulevard trees, a 

m
ix of architectural periods and styles, 

an array of green spaces to the south 
of 104 A

venue, and vehicle-oriented 
com

m
ercial developm

ents along 104 
A

venue. G
iven its location and proxim

ity 
to destinations such as D

ow
ntow

n, 
the N

orth S
askatchew

an R
iver Valley 

and  M
acE

w
an U

niversity, the area 
is attractive to a w

ide dem
ographic 

including young professionals, fam
ilies, 

students and seniors.  

2.2.1 LAND USE, ZONING AND  
 BUILT FORM

The P
lan area consists of a variety of land uses 

including com
m

ercial, institutional, light industrial/ 
m

anufacturing, and low
, m

edium
 and high density 

residential spatially distributed as show
n in Figure 4: 

E
xisting Land U

se.

The associated zoning for these properties at the 
tim

e of this P
lan preparation is show

n in Figure 5: 
E

xisting Zoning. The C
B

2 (G
eneral B

usinesses) 
Zone and the D

C
2 (S

ite S
pecific D

evelopm
ent 

C
ontrol) P

rovisions are used extensively north of 
104 A

venue for businesses that require larger sites, 
high visibility and accessibility, or those requiring 
residential architectural control due to proxim

ity to 
vehicular oriented com

m
ercial uses. 

S
outh of 104 A

venue, m
ost of the properties are 

zoned R
A

7 (Low
 R

ise A
partm

ents) and R
A

9 (H
igh 

R
ise A

partm
ents) w

ith a few
 sm

aller sites zoned R
F6 

(M
edium

 D
ensity M

ultiple Fam
ily). The use of a D

C
2 

P
rovision on the strip com

m
ercial betw

een 112 to 
116 S

treets w
as due to site and access constraints. 

The D
C

1 (D
irect C

ontrol) P
rovision that w

as placed 
on the area w

est of 121 S
treet is used to ensure that 

existing older residential structures are retained, and 
w

ill be carried forw
ard w

ith this P
lan. To im

plem
ent 

the policies and objectives of this new
 A

R
P

 a new
 

set of zoning regulations w
ill be required. 

The C
orridor contains a variety of building form

s 
and orientations. N

orth of 104 A
venue the area is 

characterized by a m
ix of large form

at suburban 
style com

m
ercial uses, surface parking and new

er 
m

edium
 density residential uses in a variety of 

architectural styles.  M
ost of these com

m
ercial 

buildings are significantly setback from
 the 

A
venue behind large surface parking lots. S

m
aller 

standalone com
m

ercial or office buildings are 
som

etim
es located fronting onto access streets.

Com
m

ercial developm
ent on the north side of 104 Avenue

Typical 3-storey w
alkup apartm

ent

12      
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FIG
U

R
E

 4. E
xisting Land U

se
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xisting Zoning - M

arch 2015
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R
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104 Avenue Corridor in 2014

P
roperties south of and adjacent to 104 A

venue are 
defined by m

ix of architectural styles and a single 
storey strip-retail com

m
ercial developm

ent w
ith 

constrained access and surface parking fronting the 
A

venue. This pattern results in an undefined street 
edge w

hich contributes to the unfriendly pedestrian 
environm

ent along 104 A
venue.

R
esidential developm

ent in the O
liver neighborhood 

south of 104 A
venue is m

ore urban in form
, 

consisting prim
arily of 3- to 5-storey m

ulti-unit 
buildings and som

e high-rise developm
ent w

ith 
m

oderate, consistent setbacks. S
ingle fam

ily hom
es 

rem
ain sporadic south of 104 A

venue. 

A
pplications for m

ore intensive buildings in 
the range of 8 – 15 storeys have recently been 
subm

itted in the w
estern portion of the C

orridor.

P
ublic realm

 am
enities consist of O

liver Park, sm
aller 

M
ackenzie and M

ann Park, and an additional pocket 
park under developm

ent on the north border of the 
A

rea. There is a general lack of quality pedestrian 
am

enities along and north of 104 A
venue.  W

hile 
the surrounding neighborhoods are defined by 
m

ature boulevard trees and contain a num
ber of 

com
m

unity am
enities, including schools, parks and 

com
m

unity centres that are accessible to residents 
of the C

orridor, the C
orridor itself is deficient in park 

spaces. 

The 104 A
venue C

orridor provides a m
ix of services 

in proxim
ity to m

ajor destinations such as the 
D

ow
ntow

n, M
acE

w
an U

niversity, Jasper A
venue and 

124 S
treet shopping.  A

 diversity of housing choices 
w

ill continue to be attractive to a w
ide dem

ographic 
including young professionals, fam

ilies, students 
and seniors alike. A

dditional parks, public square 
and safe pedestrian linkages w

ill contribute to a 
pedestrian focused com

m
unity for all ages.

104 AVENUE CORRIDOR PLAN    15 2CONTEXT
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The C
orridor P

lan area is dom
inated by 104 A

venue, 
a busy east-w

est arterial w
ith 6 to 7 lanes carrying 

over 37,000 vehicles per day. It also serves as 
a m

ajor east-w
est transit route through central 

E
dm

onton w
ith 6,200 passengers per day. O

nly tw
o 

roadw
ays, 116 S

treet and 121 S
treet, fully cross the 

C
orridor in a north-south orientation. S

idew
alks are 

present along both sides of 104 A
venue along the 

C
orridor. They are, how

ever, generally curbside w
ith 

little separation betw
een pedestrians and traffic.

The street netw
ork surrounding the C

orridor, as 
show

n in Figure 6: E
xisting M

obility N
etw

ork, is 
defined by its consistent, rectilinear grid of streets 
and 100x150m

 block sizes. The netw
ork is broken 

w
ithin the 104 A

venue C
orridor A

R
P

 by a series of 
large blocks north of 104 A

venue (som
e as large as 

200x600m
) and by com

m
ercial strip developm

ent 
south of 104 A

venue. These large blocks restrict 
north-south connectivity for pedestrians, bicycles 
and vehicles. 

There are m
ultiple existing or planned east-w

est 
bicycle routes to the north and south of the C

orridor. 
P

lanned routes along 105 and 102 A
venue w

ill 
help to fill in the gap betw

een existing routes to the 
northw

est along the form
er rail alignm

ent to 118 
A

venue and to the southeast along the R
ibbon of 

S
teel to the H

igh Level B
ridge.

2.2.3 M
OBILITY NETW

ORK 

The C
orridor and abutting neighbourhoods contain 

an extensive inventory of retail space, consisting 
of strip and sm

all box retail developm
ent, larger 

scale neighbourhood shopping centres, and the 
forthcom

ing B
rew

ery D
istrict developm

ent. G
iven 

this large supply and changing retail trends, a 
m

odest increase of 4,000m
2 to 5,500m

2 of new
 

retail space is anticipated w
ithin the 104 A

venue 
C

orridor w
ith future densification and introduction 

of the LR
T. M

ost of that increase w
ill likely occur as 

residential related uses, at the base of residential 
blocks in pedestrian priority shopping areas or 
apartm

ent tow
ers and at the future station hubs. 

A
partm

ents in the form
 of m

edium
 density 3-4 

storey w
alk-up and high rise apartm

ents are a w
ell-

established form
 of developm

ent in the C
orridor. The 

rental apartm
ent vacancy rate for the area w

as 1.4%
 

in 2014, slightly low
er than the city-w

ide average. 
B

ased on the existing developm
ent character 

and m
arket trends, and w

ith planned residential 
intensification in the C

orridor, it is expected that 
m

edium
 and higher density developm

ent ranging 
from

 4 – 6 storey m
edium

 rise buildings and 10 – 
15 storey tow

er buildings, w
ith 60 – 100 apartm

ent 
units,  w

ill be the norm
 in the future. The C

orridor 
is expected to accom

m
odate betw

een 2,200 
and 2,600 dw

elling units by 2039 w
ithout the 

introduction of the LR
T, or 2,600 – 3,900 units 

w
ith the LR

T. This w
ill result in an increase in 

neighbourhood population of 4,000 – 6,000. 

C
urrently the C

orridor does not attract a significant 
am

ount of the city’s office m
arket share due to its 

location. The area is rem
oved from

 D
ow

ntow
n and 

its am
enities and does not have the advantage of 

ease of access like the suburbs. O
ffice developm

ent 
w

ill tend to be in the form
 of sm

aller office buildings 
or part of m

ixed-use developm
ents, w

ith absorption 
ranging from

 1,400m
2 to 2,300m

2 every tw
o 

years w
ith capacity for 20,000 m

2 over the next 25 
years. 

2.2.2 M
ARKET CONDITIONS  

16      
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 6. E
xisting M

obility N
etw

ork
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A residential street in the Oliver neighbourhood

The use of existing infrastructure is a m
ajor 

advantage in cost reduction in intensification for the 
inner city neighborhoods. P

relim
inary assessm

ent 
of the 104 A

venue C
orridor indicates, how

ever, that 
a num

ber of m
unicipal servicing upgrades (w

ater, 
w

astew
ater, and storm

w
ater) w

ill be required to 
address ageing and inadequate infrastructure.

It is anticipated that a num
ber of local w

aterm
ains 

w
ill require replacem

ent due to deterioration from
 

old age, outm
oded technologies, and inadequate 

capacity to m
eet current fire flow

 requirem
ents. The 

exact nature of these upgrades w
ill be dependent 

on site specific developm
ent and determ

ined at 
conceptual and prelim

inary engineering design 
stages.

2.2.4 M
UNICIPAL SERVICES &

  
 UTILITIES 

The 104 A
venue C

orridor and surrounding 
neighbourhoods are prim

arily serviced by com
bined 

sew
ers, w

hich often present overflow
 issues 

during m
ajor rain events. To address this issue 

and the general ageing of the infrastructure, sew
er 

separation is proposed. This involves replacem
ent 

or rehabilitation of the existing com
bined sew

ers 
for w

astew
ater use and the creation of a new

 
storm

 sew
er system

. This new
 system

 w
ill be 

supported by site-specific and district-w
ide low

 
im

pact developm
ent approaches that require all 

developm
ents to reduce run-off by providing on-lot 

storm
w

ater storage or a com
bination of this w

ith 
other storm

w
ater m

anagem
ent options such as 

green roofs, cisterns, over-sized storm
 pipes, and 

roof-top storage.Sidew
alk condition on 104 Avenue in w

inter

In the future, the Valley LR
T line w

ill occupy the 
central portion of 104 A

venue, w
ith stations located 

at 112 S
treet, 116 S

treet and 120 S
treet. The Valley 

LR
T is being designed as an urban system

 w
ith 

close stop spacing and low
-floor LR

T vehicles 
running w

ithin the street, m
aking it easier to 

integrate w
ithin its surroundings. O

ne eastbound 
and one w

estbound travel lane on 104 A
venue w

ill 
be rem

oved to accom
m

odate the LR
T, leaving tw

o 
travel lanes in each direction w

ith left turn lanes at 
key intersections w

here possible. W
est of 121 S

treet 
the roadw

ay w
ill narrow

 further to one lane in each 
direction. B

us stops have been planned for both 
sides of 104 A

venue. 

Traffic m
odeling using the planned Valley LR

T 
line indicates that in 30 years, 104 A

venue w
ill 

experience congestion during peak hours due to 
increased vehicular volum

es and lane rem
oval. 

W
hile som

e traffic m
ay be redistributed to nearby 

arterials (such as 107 or 111 A
venues), the 

increased congestion w
ill likely increase LR

T 
ridership, resulting in the need for expanded and 
im

proved pedestrian am
enities.

18      
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104 Avenue looking w
est from

 109 Street
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ISSU
ES AN

D 
OPPORTU

N
ITIES 

2.3C
ity grow

th, particularly in the C
entral 

area, presents challenges relating to 
sustainability, the environm

ent and 
the w

ay w
e live. O

ver the last couple 
of decades, the northern portion of 
the C

orridor has transitioned into an 
auto oriented shopping district w

ith 
large expanses of parking visible along 
104 A

venue. The overall environm
ent 

is currently not conducive to the 
creation of a sustainable, com

plete 
neighborhood. S

teps m
ust be taken 

to address these problem
s and take 

advantage of the introduction of the 
Valley Line LR

T and its transform
ative 

effects by integrating transit and transit 
supportive land use activities along the 
C

orridor.

Follow
ing an in depth analysis of 

the A
rea’s developm

ent history and 
extensive discussions w

ith m
em

bers 
of the public, residents, affected 
stakeholders and property ow

ners, 
a num

ber of inter-related issues and 
challenges have em

erged that require 
persistent, increm

ental changes to 
realize the opportunities and vision of 
the C

orridor.  

1.
The existence of large form

at suburban style
com

m
ercial developm

ent w
ith buildings

generally dispersed or set back farther from
the street edge have resulted in large surface
parking lots and a visually poor pedestrian
environm

ent.

2.
The design and heavy use of 104 A

venue as a
m

ajor east-w
est arterial has created a distinct

barrier for pedestrians to access services w
ithin

the C
orridor; and lim

its north - south road
penetrators to surrounding neighborhoods.

3.
Inadequate pedestrian and bicycle infrastructure
that severely lim

its connectivity and use of
existing trails and linkages in surrounding
neighborhoods.

4.
A

 lack of accessible and useable public realm
am

enities, including: active parks, squares,
and green connections to create m

em
orable

experiences, places and health benefits.

2.3.1 M
AJOR ISSUES

5.
A

 lack of diversity in housing choices to
accom

m
odate the dem

and for rental apartm
ents

and sm
all fam

ilies in the C
orridor.

6.
A

 num
ber of M

unicipal S
ervices and U

tilities
require replacem

ent or update due to aging
and inadequate infrastructure to enable
intensification w

ithin the C
orridor to proceed,

7.
Inadequacy of standard zoning regulations
to allow

 for appropriate transit supportive
developm

ents.

Current bicycle path on north edge of Corridor
Large form

ate retail w
ith surface parking

20      
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1.
C

reate a long term
 25 year Vision backed by

strong Im
plem

entation.

2.
E

stablish a fine grained road netw
ork w

ithin the
C

orridor through the introduction of new
 roads

and lanes that increases accessibility, facilitates
redevelopm

ent and reduces the barrier effects of
104 A

venue.

3.
E

nhance connectivity to the C
orridor and

surrounding neighborhoods by providing
new

 and im
proved pedestrian and cycling

connections, and infrastructure.

4.
E

nhance pedestrian experience, safety
and m

obility by providing a diversity of
interconnected public parks, squares,
landscaped boulevards and open spaces.
Focus on creation of new

 pedestrian priority
areas and gathering places, and refurbishm

ent
of older facilities.

5.
P

rovide a variety of housing options, tenure
and price suitable for a range of fam

ily types
and sizes, including units w

ith tw
o bedroom

s or
m

ore, grade-related housing, tow
nhouses and

flex hom
es.

6.
Identify a funding m

echanism
 to pay for needed

infrastructure, utility and servicing in a tim
ely

m
anner to accelerate developm

ent w
hen

opportunities arise.

2.3.2 TRANSFORM
ATIVE  

OPPORTUNITIES

7.
P

repare a new
 suite of zoning regulations and/

or urban design guidelines to accom
m

odate
the diversity in land uses, building form

s and
intensity of developm

ent supportive of transit
and to achieve the goals and objectives of this
P

lan.

A m
ixed use station hub

104 AVENUE CORRIDOR PLAN    21 2CONTEXT
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VISION
3.1

The fine-grained street netw
ork of surrounding areas 

w
ill be extended through the 104 A

venue C
orridor, 

providing im
proved connectivity for all m

odes of 
transportation. Im

proved sidew
alks, new

 bike lanes 
and shared-use paths w

ill prioritize the needs of 
pedestrians and cyclists. D

iverse new
 open spaces 

w
ill connect w

ith key pedestrian and cyclist routes 
to enhance open space provision in the com

m
unity. 

104 A
venue itself w

ill becom
e an urban boulevard 

providing a com
fortable pedestrian experience w

ith 
a generous public realm

 fram
ed by developm

ent 
and anim

ated by active uses adjacent to the LR
T 

stations. 

O
ver tim

e, the large-form
at retail plazas and surface 

parking lots along 104 A
venue w

ill redevelop in 

An illustration of future potential 104 Avenue Corridor

a m
ore urban form

at including residential units, 
offices, and retail. Increm

ental infill w
ill renew

 the 
housing stock in the O

liver neighbourhood w
hile 

respecting the unique character of the area. N
ew

 
developm

ent w
ill cater to different incom

e levels 
and fam

ily types and em
phasize sustainability and 

design excellence.

A
s a g

atew
ay to

 D
o

w
n

to
w

n
, th

e 104 A
ven

u
e C

o
rrid

o
r w

ill evo
lve o

ver th
e n

ext 25 years to
w

ard
s a co

m
p

act, 
w

ell d
esig

n
ed

 b
u

ilt en
viro

n
m

en
t in

co
rp

o
ratin

g
 a m

ix o
f u

ses in
 su

p
p

o
rt o

f tran
sit o

rien
ted

 d
evelo

p
m

en
t.
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GUIDING PRINCIPLES
3.2

1.
A

ckno
w

led
g

e th
at th

e C
o

rrid
o

r w
ill

evo
lve o

ver tim
e

The public and private investm
ents that w

ill transition 
the 104 A

venue C
orridor into a com

pact, w
alkable 

and vibrant neighbourhood w
ill occur over m

any 
years, responding to m

arket conditions and the 
tim

ing of LR
T construction. For plan im

plem
entation 

to evolve the C
orridor tow

ards the long term
 vision, 

plan policies and initiatives advanced in this plan 
do not preclude future intensification and creation 
of new

 open spaces, roads, pathw
ays, and cycling 

connections.

2.
P

ursue enviro
nm

entally sustainab
le

d
esig

n excellence
D

evelopm
ent in the 104 A

venue C
orridor w

ill adopt a 
standard of design excellence that w

ill com
plem

ent 
the neighbourhood and enhance the character and 
im

age of the com
m

unity. A
 focus on high quality and 

endurable design and innovative technologies in 
both built form

 and the public realm
 w

ill support long 
term

 sustainability in the C
orridor. 

3.
Im

p
ro

ve co
nnectivity w

ith
in and

acro
ss th

e C
o

rrid
o

r
The 104 Avenue C

orridor A
R

P offers the opportunity 
to establish both north-south and east-w

est 
connectivity that has never been possible in the area 
due to the historic land use constraints. A

 fine-grained 
transportation netw

ork w
ill be created, building on 

the existing netw
ork by connecting interrupted road 

segm
ents and introducing new

 roads, bike routes 

and pathw
ays. The barrier effect of 104 Avenue 

w
ill be reduced, helping to stitch together the 

neighbourhoods of O
liver, Q

ueen M
ary Park, and 

W
estm

ount.

4.
Im

p
ro

ve th
e p

ub
lic realm

 and
 fo

cus
o

n enh
anced

 p
lacem

aking
A

s the C
orridor develops over tim

e, it is im
portant for 

new
 developm

ent to foster a distinct sense of place 
and create diverse com

m
unity open spaces such 

as neighbourhood parks, squares, urban plazas 
and pocket parks. These places can be visually and 
sym

bolically integrated w
ithin the neighbourhood 

by extending the surrounding neighbourhoods’ 
boulevard trees into the C

orridor’s new
 streets and 

celebrating com
m

unity history through public art.

5.
C

reate an im
p

ro
ved

 p
ed

estrian
exp

erience th
ro

ug
h

o
ut th

e C
o

rrid
o

r
E

nsuring a safe, com
fortable, and visually interesting 

environm
ent is an essential com

ponent of creating 
a transit-supportive neighbourhood. R

ecognizing 
that m

ost transit journeys begin and end as 
a pedestrian m

ovem
ent, a m

ore com
fortable 

pedestrian experience m
ust be created. The 

pedestrian experience is im
proved both through 

new
 developm

ent that w
ill provide visual interest and 

am
enity and through im

provem
ents to the public 

realm
.

6.
Leverag

e transit investm
ent th

ro
ug

h
transit o

riented
 d

evelo
p

m
ent

Transit oriented developm
ent m

axim
izes the return 

on transit investm
ent by creating dense, dynam

ic, 
and functional environm

ents that increase levels 
of transit ridership. The greatest developm

ent 
intensification w

ill take place around the station hubs 
in support of m

ajor com
m

ercial centres, retail areas, 
and institutions creating vibrant destinations along 
the C

orridor.

7.
P

ursue d
ense m

ixed
 use

d
evelo

p
m

ent to
 create a viab

le and
livab

le co
m

m
unity

A
 diversity of uses and building typologies creates 

a com
fortable and livable area for different users at 

all tim
es of the day. The P

lan w
ill provide a m

ix of 
residential and com

m
ercial uses accom

m
odating 

a variety of fam
ily types, incom

e levels, types 
and sizes of businesses to ensure the C

orridor’s 
econom

ic health and resiliency. Intensification w
ill be 

accom
m

odated through a range of building types 
providing context sensitive design w

ith appropriate 
transitions creating a hum

an-scaled environm
ent.

8.
A

ctively p
ursue P

lan im
p

lem
entatio

n
D

evelopm
ent of the principles and polices of this 

P
lan is only the first step tow

ards realizing change. 
D

riving im
plem

entation forw
ard w

ith a clear path and 
set of m

echanism
s to turn this vision into reality is 

foundational to the success of the C
orridor.
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ILLU
STRATED DEVELOPM

EN
T CON

CEPT
3.3

The illustrated developm
ent concept 

depicts w
hat the 104 A

venue C
orridor 

could look like m
ore than 25 years into 

the future w
hen the m

ajority of sites 
are built out. It is a representation of 
a potential physical outcom

e of the 
im

plem
entation of the principles and 

policies of this P
lan. The concept is not 

m
eant to be representative of w

hich sites 
are anticipated to develop during this tim

e 
period, but rather is a depiction of the 
scale, form

 and character of place that is 
envisioned for the corridor. 

K
ey m

o
ves  

•
N

orth-south streets are connected to provide better
access to 104 Avenue and stitch together the
neighbourhoods of O

liver and Q
ueen M

ary Park;

•
S

treet grid is extended to the north of 104 A
venue;

•
A

 new
 east-w

est greenw
ay im

proves connectivity
and provides a unique experience for pedestrians
and cyclists;

•
N

ew
 cycle routes provide access to LR

T stations;

•
103A

 Avenue is converted to a C
om

m
ercial A

lley
perm

itting larger parcels south of 104 Avenue;

•
N

ew
 neighbourhood open spaces provide

gathering places for the com
m

unity (locations
show

n are conceptual);

•
E

nhanced streetscaping creates a positive
pedestrian experience throughout the C

orridor;

•
O

ver tim
e, streets north of 104 A

venue, w
est of

and including 121 S
treet, are reconfigured to a

m
ore urban cross section;

•
M

ixed-use developm
ent is encouraged along and

north of 104 A
venue;

•
A

ctive at-grade frontages are required adjacent to
each LR

T station;

•
G

reatest density of developm
ent is concentrated

around LR
T stations creating hubs of activity;

•
Large form

at retail is provided in an urban form
at;

•
S

ensitive infill developm
ent takes place south

of 104 A
venue over tim

e (locations show
n are

conceptual); and

•
D

evelopm
ent transitions in scale from

 104 A
venue

to surrounding neighbourhoods.

26       

P
o

licy Fram
ew

o
rk 

The policies contained in this A
R

P
 provide guidance 

in the areas of m
obility, public realm

, land use, and 
built form

 to advance the vision and principles for 
the 104 A

venue C
orridor. 

The four topic areas are designed to w
ork in 

concert w
ith one another generating a system

 of 
interventions that advance the 104 A

venue C
orridor 

tow
ards a series of thoughtfully designed station 

hubs w
ith intense activity connected by high quality 

public am
enities. The m

obility netw
ork provides 

the base building block for the evolution of the 
C

orridor, upon w
hich the public realm

 can then be 
established, and both elem

ents should be early 
priorities. The desired land uses and their built form

 
w

ill com
e afterw

ards w
ith private developm

ent, 
and m

ay take som
e tim

e to transition to w
hat is 

envisioned in this A
R

P. 
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M
OBILITY

4.1 

O
b

jectives

1.E
stablish a m

obility netw
ork that enhances

connectivity, facilitates redevelopm
ent and

reduces the barrier effect of 104 A
venue.

2.E
stablish a fine-grained road netw

ork w
ithin

the C
orridor through the introduction of new

roads to increase accessibility and visibility of
developm

ent.

3.D
esign LR

T station hubs as urban environm
ents

that prioritize the needs of pedestrians and
cyclists  as potential transit users.

4.E
nhance connectivity to the C

orridor and
surrounding neighbourhoods through new
linkages and im

proved pedestrian and cyclist
connections.

5.D
esign and locate parking, servicing and

vehicular access to support developm
ent w

hile
m

inim
izing its negative im

pact on the site and
adjacent properties.

The existing roadw
ay netw

ork reflects the 
legacy of the C

N
 rail yards and has resulted in 

large developm
ent parcels and disconnected 

neighbourhoods. Establishing a fine-grained road 
netw

ork w
ithin the C

orridor through the introduction 
of new

 roads and linkages w
ill increase accessibility 

and visibility of developm
ent. C

onnectivity in general, 
and north south connectivity in particular, w

as brought 
forth as a key issue by the public. In response, the 
road netw

ork in the 104 Avenue C
orridor A

R
P has 

been designed to establish both north-south and 
east-w

est connectivity. W
hile facilitating the safe 

and efficient m
ovem

ent of goods and people, the 
netw

ork creates new
 developm

ent blocks supporting 
intensification and a diverse m

ix of land uses.

P
o

licies

1.
E

stablish a fine-grained road netw
ork to enhance

connectivity as illustrated in Figure 8: R
oad

N
etw

ork.

2.
D

evelop com
plete streets that accom

m
odate

pedestrians, cyclists, transit and autom
obiles as

appropriate.

3.
D

esign private roads to function sim
ilar to

public roads and integrate seam
lessly w

ith
the surrounding road netw

ork by providing the
follow

ing elem
ents:

a.
A Pedestrian B

oulevard consisting of a sidew
alk

and landscape zone, as show
n in Figure 13:

Pedestrian B
oulevard (see Section 4.2.2: Streets

and Lanes);
b.

Include street trees, pedestrian and street
furnishings such as benches, lighting and
bicycle racks in the landscape zone;

N
arrow

 street w
ith parking on both sides

A
 com

prehensive m
obility netw

ork is 
fundam

ental to the achievem
ent of the 

objectives outlined in this A
R

P. It is the 
backbone upon w

hich the C
orridor w

ill 
evolve into a m

ore urban environm
ent 

in support of TO
D

. The m
obility netw

ork 
is designed to ensure com

fortable, 
convenient travel and m

ovem
ent of 

goods throughout the C
orridor for 

all m
odes of transportation w

hile 
em

phasizing the needs of pedestrians 
and cyclists.

Im
proved north and south connectivity 

along the C
orridor w

ill provide greater 
accessibility along and across 104 
A

venue and stitch together the 
surrounding neighbourhoods. This 
section provides specific policies and 
initiatives for im

provem
ents to the  

road, transit, and active transportation 
netw

orks. 

4.1.1 ROAD NETW
ORK
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c.
O

n-street parking  to serve com
m

ercial and
residential developm

ent as appropriate; and
d.

Travel lanes.
4.

R
edevelop the existing east-w

est private drive
aisle north of 104 A

venue, as a roadw
ay to

provide im
proved accessibility betw

een 112
S

treet and 121 S
treet.

5.
Im

prove north-south connectivity by extending
113, 114  and 115 S

treets from
 103A

 A
venue to

104 A
venue as redevelopm

ent of the site takes
place.

a.
R

edevelop 103A
 A

venue as a C
om

m
ercial

A
lley to create viable developm

ent parcels
fronting 104 A

venue and provide opportunity
for increased north-south connectivity, as
show

n in Figure 9: R
epurposing 103A

 A
venue

as an A
lley.

b.
D

evelop 114 S
treet as a priority roadw

ay
connection.

c.
C

onnect 113 S
treet and 115 S

treet to as
pedestrian and cyclist connections or
roadw

ays.

6.
P

rovide or m
ake provisions for new

 connections
at tim

e of rezoning or at the developm
ent stage.

7.
E

m
ploy a range of im

plem
entation strategies to

achieve the m
obility netw

ork including: public/
private partnerships, land sw

aps, provision of
private roads that look and function like public
roads, access easem

ents and dedication of
road right-of-w

ay through subdivision.

Active transportation facilities 
Street w

ith parking and boulevard

FIG
U

R
E

 9. R
epurposing 103A

 A
venue as an A

lley
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The introduction of the Valley Line LR
T on 104 

A
venue w

ill be a m
ajor catalyst for transform

ation by 
supporting further developm

ent and the econom
ic 

vitality of the C
orridor. In order to leverage this public 

investm
ent in transit infrastructure and support 

increased transit ridership, the design of the LR
T 

station hubs and surrounding environm
ent m

ust 
prioritize the needs of pedestrians and cyclists 
as potential transit users. M

aking transit use as 
com

fortable, safe and convenient as possible w
ill 

facilitate a m
odal shift.

P
o

licies

1.
D

esign the LR
T infrastructure and 104 A

venue
recognizing it as a high density and constrained
C

orridor and acts as an extension of D
ow

ntow
n.

2.
P

rovide safe and convenient pedestrian
crossings at both ends of LR

T stations to
facilitate pedestrian access from

 both the north
and south side of 104 A

venue.

3.
D

esign pedestrian w
aiting zones at LR

T
stations and bus stops as safe and com

fortable
environm

ents in all seasons w
ith provision of

street furniture, pedestrian scaled lighting and
w

eather protection.

4.
M

inim
ize w

alking distance betw
een bus stops

and LR
T stations.

5.
D

iscourage K
iss’n’ride drop off facilities.

6.
D

esign each of the three LR
T stations to have

a distinct them
e or character to help create a

C
orridor identity.

4.1.2 TRANSIT

TOD developm
ent around Light Rail Transit

Pedestrian w
aiting zone at transit stop w

ith public art
Pedestrian crossing to LRT station
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A
 com

prehensive active transportation netw
ork is 

essential to support the existing com
m

unity and 
future evolution of the C

orridor. A
 w

ell-connected 
and com

plete netw
ork, w

ith am
enities and facilities 

along the w
ay, w

ill encourage w
alking and cycling 

both to and throughout the C
orridor. The active 

transportation netw
ork in the 104 A

venue C
orridor 

A
R

P
 recognizes that LR

T users are pedestrians as 
w

ell, and prioritizes their safety, convenience and 
com

fort as they navigate the area. To strengthen 
the existing netw

ork, new
 connections and linkages 

w
ill be provided to facilitate efficient m

ovem
ent and 

access to destinations throughout the C
orridor.

4.1.3 ACTIVE TRANSPORTATION
 NETW

ORK
P

o
licies

P
ed

estrian N
etw

o
rk 

1.
Im

prove pedestrian safety and accessibility to
LR

T stations and 104 A
venue by enhancing

existing and providing new
 pedestrian crossings

at locations show
n as “K

ey Pedestrian
C

rossings” in Figure 10: A
ctive Transportation

N
etw

ork. 104 A
venue crossings w

ill be review
ed

at detailed LR
T design phase.

2.
P

rovide sidew
alks on both sides of public

and private roads along w
ith the provision

of a landscape zone, as show
n in Figure 13:

Pedestrian B
oulevard (see S

ection 4.2.2: S
treets

and Lanes).

3.
P

rovide pedestrian and/or cyclist connections
w

here streets cannot be extended to enhance

north-south connectivity betw
een the 

C
orridor and areas to the north. Figure 17: 

R
ecom

m
ended 115 S

treet Pedestrian and 
C

yclist C
onnection C

ross S
ection illustrates the 

suggested configuration of these paths.

C
ycling

 N
etw

o
rk

4.
E

nhance and connect the existing cycling
netw

ork w
ith additional bike routes and shared

use paths, as illustrated in Figure 10: A
ctive

Transportation N
etw

ork.

5.
C

onnect the bicycle netw
ork to each LR

T station.

6.
Include provisions for bicycle parking facilities
in all new

 street designs and adjacent to LR
T

stations.

7.
E

ncourage the provision of end-of-trip facilities
(change room

s, secured bicycle lock-up area
etc.) in non-residential developm

ents.

8.
E

xplore the feasibility of a publicly accessible
bicycle station at or near an LR

T station. If
feasible, this bicycle station should include
covered bicycle parking and a bicycle repair
stand.

A
ctive W

inter Transp
o

rtatio
n

9.
D

esign and m
aintain pedestrian w

alkw
ays and

bike routes for ease of use during w
inter.

10.
C

onsider opportunities to designate portions
of the east/w

est G
reenw

ay linking M
acE

w
an

U
niversity w

ith the S
hared U

se Path along 121
S

treet (form
er C

N
 rail line) for active w

inter
transportation.

Shared use path

34
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To ensure the econom
ic health of the C

orridor and 
support area businesses, adequate parking w

ill 
be provided. The policies below

 balance these 
requirem

ents w
hile guiding the form

at and location 
of new

 parking to m
inim

ize its im
pact on the 

pedestrian experience as the C
orridor transitions 

into a m
ore urban, transit oriented area.

P
o

licies

P
arking

 P
ro

visio
n

1.
E

nsure adequate Parking is provided to support
area business and residential developm

ent.

2.
A

llow
 reductions in m

inim
um

 vehicle parking
requirem

ents to prom
ote healthy com

m
unities,

alternative transportation m
odes, car share

program
s and TO

D
.

3.
A

llow
 on-street, off-peak vehicle parking on

104 A
venue w

here appropriate, prior to LR
T

construction, to help create a condition of
pedestrian com

fort and additional parking for
businesses.

4.
A

t tim
e of LR

T operation, undertake a parking
im

pact study to assess the need of a parking
m

anagem
ent strategy south of 104 A

venue and
the area north of 104 A

venue and w
est of 121

S
treet.

P
arking

 Lo
catio

ns
5.

Lim
it surface parking to encourage a m

ore
efficient use of land and reduce its visual im

pact.

4.1.4 PARKING, SERVICING &
 SITE ACCESS 

6.
R

equire all residential parking to be provided
underground w

ith the exception of visitor parking,
w

hich m
ay be provided at the rear or side of

buildings.

7.
A

llow
 com

m
ercial parking to be provided

underground, in structured parking, or to the rear
or side of buildings.

8.
Surface parking is not allow

ed betw
een the front

of a building and the road to lim
it the im

pact on
the pedestrian environm

ent.

9.
Surface parking is not allow

ed im
m

ediately
adjacent to Pedestrian Priority A

reas fronting on
104 Avenue.

10. Lim
it side lot surface vehicular parking to no m

ore
than 20 m

eters of consistent length adjacent to
104 Avenue.

11. W
here surface parking is adjacent to a road,

provide a landscaped buffer to reduce the visual
im

pact on pedestrians.

Landscaping used to screen parking
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12. Locate structured parking internal to the block.
If structured parking m

ust be located adjacent
to a road, reduce the visual im

pact by w
rapping

it in active-at-grade uses, as depicted on Figure
11: Parking Structure W

rapped w
ith A

ctive U
ses;

screening the parkade and parked cars from
 view

through the use of w
alls, w

indow
s or parapets

etc.

A
ccess and

 S
ervicing

 
13. Vehicular and service access is not allow

ed from
104 A

venue and 114 and 116 S
treets.

14. W
here lanes are present, require all vehicular

and servicing access to be from
 the lane.

15. W
here lanes are not present, design and locate

vehicular and servicing access to m
inim

ize
the visual im

pact and reduce conflicts w
ith

pedestrians. E
ncourage shared access to

reduce the num
ber of access points.

16. S
ervice access is to be oriented aw

ay from
residential developm

ents and designed to create
a safe environm

ent for pedestrians.

17. Im
plem

ent sustainable best practices and Low
Im

pact D
evelopm

ent to m
anage storm

w
ater

runoff in surface parking lots.

FIG
U

R
E

 11. Parking S
tructure W

rapped w
ith A

ctive U
ses

Structured Parking
M

ixed-Use Building
Com

m
ercial

Setback
Pedestrian
Boulevard

Bicycle Parking
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THE PUBLIC REALM
4.2

A
 high quality public realm

 offers a range 
of experiences and contributes to the 
identity and livability of a neighbourhood. 
A

 w
ell designed public realm

 in the station 
hubs and the abutting areas of influence 
can also encourage transit use and active 
transportation by m

aking the overall trip 
m

ore enjoyable. 

The 104 Avenue C
orridor A

R
P

 identifies 
a num

ber of im
provem

ents to the public 
realm

, including new
 parks, streetscape 

im
provem

ents, a focus on im
proving the 

pedestrian experience on 104 Avenue, 
and a new

 east-w
est greenw

ay.  This 
section sets out the policies to guide these 
im

provem
ents.

O
b

jectives
1.E

nhance the pedestrian experience by creating a
sense of place through the parks and open space
netw

ork, street design and pedestrian priority
areas.

2.P
rovide a diversity of open spaces that support

increased density and contributes to the long
term

 livability and sustainability.

3.E
nsure a distribution of safe, publicly accessible

open spaces throughout the C
orridor.

4.D
esign streets to provide a safe, com

fortable,
and attractive pedestrian experience through
pedestrian scaled lighting, w

ayfinding, street
furniture, and extension of the urban tree canopy
throughout the C

orridor.

5.C
reate an urban boulevard on 104 A

venue by
enhancing the quality of the linear open space to
m

ake it an attractive feature w
ithin the com

m
unity.

6.E
stablish Pedestrian P

riority A
reas integrated w

ith
LR

T stations through the provision of anim
ated

public spaces, am
enities and connections.

Public open spaces should be designed for year-round use  

Open spaces used by offi ce w
orkers
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Parks and open spaces offer neighbourhood 
residents and transit users an opportunity to sit, 
relax, connect w

ith others, or be active. The creation 
of new

 parks, squares and open spaces staged w
ith 

new
 developm

ent w
ill provide visual relief, create 

opportunities for leisure, help define the C
orridor’s 

character, and support its long term
 sustainability. 

This section provides policies regarding the 
acquisition, locational characteristics, and design of 
parks and open spaces. Figure 12: P

ublic R
ealm

, 
illustrates conceptual locations for new

 parks and 
open spaces.

4.2.1 PARKS AND OPEN SPACE

P
o

licies
1.

P
rovide a range of parks and open spaces in the

C
orridor to reflect the needs of the com

m
unity

including residents, w
orkers, visitors and transit

users.

2.
M

aintain and enhance the existing park space in
the C

orridor.

3.
O

liver Park is an essential am
enity to the

C
orridor and surrounding neighborhood. R

equire
com

m
unity involvem

ent in the redevelopm
ent

of O
liver Park to enhance its design and

functionality.

4.
A

cquire new
 parks and open spaces through

m
ultiple options, including the dedication of

m
unicipal reserve and provision of open space

for additional developm
ent rights.

5.
Introduce a m

inim
um

 of tw
o new

 parks or open
spaces north of 104 A

venue, one east and one
w

est of 116 S
treet to ensure an even distribution

of park space.

6.
E

xplore opportunities for an urban open
space, such as a hardscaped plaza, through
redevelopm

ent of land w
est of 121 S

treet and
in proxim

ity to the 124 S
treet station to provide

additional am
enities for transit users and the 

com
m

unity.  

7.
D

esign parks and publicly accessible open
spaces to respond to surrounding land uses and
scale of developm

ent.

8.
The design and location of parks and open
spaces are flexible and shall consider the
follow

ing criteria:

a.
H

ave at least one frontage along a road, but
preferably on a corner site;

b.
M

inim
ize frontage on arterial roads;

c.
C

onnect to other open spaces through the
active transportation netw

ork;
d.

B
e anim

ated year round and throughout the
day;

e.
O

ptim
ize sunlight exposure;

f.
Incorporate child and fam

ily friendly activities
w

here appropriate;
g.

Incorporate w
inter design elem

ents;
h.

R
eflect the distinct character and heritage of

the area;
i.

B
e U

niversally A
ccessible; and

j.
Incorporate C

P
TE

D
 principles.

9.
P

ursue environm
entally sustainable design

in parks and open spaces through the
incorporation of low

 im
pact developm

ent (LID
).

S
pecific features m

ay include: rain gardens, rain
w

ater harvesting, perm
eable paving, subsurface

integrated tree and storm
w

ater system
s, use of

local m
aterials, use of native plant m

aterial and
species that support biodiversity.

Som
e open spaces should include child play areas

Active use of public open space

Open Space

104 AVENUE CORRIDOR PLAN    39 4CORRIDOR PLAN POLICIES

43/94



FIG
U

R
E

 12. P
ublic R

ealm

103 AVE

120 ST

114 ST

103 AVE

114 ST

111 ST111 ST

120 ST

106 AVE

102 AVE

121 ST

112 ST 112 ST

106 AVE

105 AVE

102 AVE

103 AVE

120 ST

114 ST

103 AVE

114 ST

111 ST111 ST

120 ST

106 AVE

102 AVE

121 ST

112 ST 112 ST

106 AVE

105 AVE

102 AVE

103 AVE

120 ST

114 ST

103 AVE

114 ST

111 ST111 ST

120 ST

106 AVE

102 AVE

121 ST

112 ST 112 ST

106 AVE

105 AVE

102 AVE

124 ST124 ST

116 ST116 ST

109 ST109 ST

107 AVE

104 AVENUE

STONYPLAIN ROAD

107 AVE
124 ST124 ST

116 ST116 ST

109 ST109 ST

107 AVE

104 AVENUE

STONYPLAIN ROAD

107 AVE
124 ST124 ST

116 ST116 ST

109 ST109 ST

107 AVE

104 AVENUE

STONYPLAIN ROAD

107 AVE

St. Joachim
 

C
atholic 

C
em

etery

Paul
K

ane
Park

O
liver

Park

Kitchener
Park

Peace
G

arden
Park

M
ackenzie 

and 
M

ann

O
liver

SchoolGreenw
ay

Enhanced Streetscape

Existing Trees

Plan Area

Proposed LRT Line

Proposed LRT Stations

Pedestrian Priority Area

Proposed Open Space (vicinity only)

Existing Open Space

0m
100m

200m

40

44/94



Roadw
ay

landscape
zone

sidew
alk

setback

pedestrian boulevard

Property Line

S
treets perform

 a vital role in the efficient 
m

ovem
ent of people, vehicles and goods. Just as 

im
portantly, streets are the prim

ary locations w
here 

people experience a neighbourhood. Their design 
im

pacts m
ovem

ent patterns and pedestrian safety. 
S

treets w
ithin the 104 A

venue C
orridor require 

special attention and w
ill be designed to ensure 

that they contribute to a com
fortable and enjoyable 

experience.

4.2.2 STREETS AND LANES

P
o

licies
1.

D
esign all streets to provide a Pedestrian

B
oulevard consisting of a landscape zone and

sidew
alk as illustrated in Figure 13: Pedestrian

B
oulevard.

2.
Incorporate appropriate streetscape furniture
w

ithin the Pedestrian B
oulevard such as

benches, bike racks, lighting and garbage
receptacles, to support the pedestrian
environm

ent.

3.
E

xtend the urban tree canopy throughout the
C

orridor to reinforce the distinct character of the
surrounding neighbourhood and im

plem
ent an

“enhanced streetscape” on all new
 and existing

roads as indicated on Figure 12: P
ublic R

ealm
.

4.
R

econfigure roads north of 104 A
venue and

w
est of and including 121 S

treet to a m
ore urban

cross-section, to reflect the area’s transition from
a light industrial to a m

ixed-use district.

5.
D

esign streets to be attractive and sustainable
by:

a.
Incorporating high quality, attractive and
durable m

aterials;
b.

P
roviding safe and w

ell lit environm
ents

including pedestrian scaled lighting;
c.

Incorporating a diverse range of vegetation in
the landscape zone and ensuring sustainable
grow

ing conditions;
d.

Incorporating landscape techniques that
m

axim
ize opportunities for storm

w
ater

retention and infiltration;
e.

Incorporating the ability to store snow
 on the

boulevard; and
f.

R
educing visual clutter through the

consolidation of utilities, signage and
streetscape elem

ents.

FIG
U

R
E

 13. Pedestrian B
oulevard
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104 A
venue is the central spine of the C

orridor and 
is envisioned to evolve into an urban boulevard. 
P

roviding an environm
ent that m

akes pedestrians 
feel safe and com

fortable is essential to prom
oting 

the urban developm
ent of the C

orridor and 
supporting increased density and transit use. 
W

ith construction of the LR
T, 104 A

venue w
ill be 

redesigned to accom
m

odate a broader range of 
m

obility m
odes. The new

 road configuration w
ill 

establish a generous public realm
 im

proving the 
pedestrians experience as they m

ove w
ithin and 

throughout the C
orridor.

104 AVENUE

FIG
U

R
E

 14. R
ecom

m
ended C

ross S
ection w

ithin A
pproved 104 A

venue R
ight-of-W

ay

EB
EB

 
3.0m

3.0m
3.0m

m
inim

um
W

B
left turn

lane

W
B

travel
lane

Platform
Transitw

ay

Transitw
ay

Alternative cross section w
ithin council approved ROW

R
oadw

ay
R

oadw
ay

3.0m

setback
m

inim
um

sidew
alk &

 
landscape 

zone

m
inim

um
sidew

alk &
 

landscape 
zone

W
B

travel
lane

travel
lane

travel
lane

future
developm

ent
m

inim
um

future
developm

ent
setback

m
inim

um
 curb to

building face
m

inim
um

 curb to
building face

P/L
P/L

South
North

P
o

licies
1.

D
esign 104 A

venue to provide a safe and
com

fortable pedestrian experience in support of
transit as show

n in Figure 14:  R
ecom

m
ended

cross section w
ithin approved 104 A

venue
R

ight-of-W
ay.

2.
R

equire a m
inim

um
 Pedestrian B

oulevard of
3.0 m

, consisting of a sidew
alk and landscape

zone. E
xact w

idth w
ill be further analyzed at

detailed LR
T design phase.

3.
A

cquire the m
inim

um
 Pedestrian B

oulevard
through a variety of m

echanism
s including:

reducing travel lanes, m
axim

izing efficiency of
the transit-w

ay, and additional land acquisition if
necessary.

4.
R

equire buildings to be set back from
 the right-of

-w
ay to achieve a distance of 6.0-8.0 m

 betw
een

the curb and building face to create an attractive
and com

fortable pedestrian w
alking or shopping

experience.
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shared-use
path

R
oadw

ay

setback
street

parking
setback

travel
lane

travel
lane

sidew
alk&

 
landscape

zone

R
esidential B

uilding
Com

m
ercial B

uilding

P/L
P/L

North
South

E
ast-W

est G
reenw

ay
A

 new
 east-w

est greenw
ay betw

een 112 and 
118 S

treets, parallel to the new
 road north of 

104 A
venue, w

ill provide a pedestrian and cyclist 
connection from

 M
acE

w
an U

niversity to the existing 
shared use path. The greenw

ay and roadw
ay are 

characterized by:

•
A

 shared use path or hard surfaced w
alkw

ay and
a double row

 of trees on the north side;

•
A

 Pedestrian B
oulevard consisting of a sidew

alk
and landscape zone on the south side;

•
A

 vehicular travel lane in each direction and on-
street parking on at least one side of the road;

•
A

 green connection to parks and open spaces
and other destination points; and

•
A

djacent developm
ent is setback to

accom
m

odate retail spill out or patio space  for
com

m
ercial developm

ent or to separate public
and private space and provide am

enity space for
residential developm

ent.

FIG
U

R
E

 15. R
ecom

m
ended E

ast-W
est G

reenw
ay S

ection
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P/L
P/L

R
oadw

ay

street
parking

setback

R
esidential B

uilding
Com

m
ercial B

uilding

setback
street

parking
travel
lane

travel
lane

sidew
alk &

landscape 
zone

sidew
alk &

 
landscape 

zone

East

114 S
treet no

rth
 o

f 104 A
venue

To im
prove north-south connectivity and help stitch 

together the neighbourhoods of O
liver and Q

ueen 
M

ary Park, 114 S
treet w

ill be extended across the 
C

orridor. The new
 street is characterized by:

•
A

 Pedestrian B
oulevard consisting of a sidew

alk
and landscape zone on both sides;

•
O

ne vehicular travel lane in each direction and on-
street parking on both sides of the road;

•
A

djacent developm
ent is setback to

accom
m

odate retail spill out or patio space for
com

m
ercial developm

ent or to separate public
and private space and provide am

enity space for
residential developm

ent.

FIG
U

R
E

 16.  R
ecom

m
ended 114 S

treet C
ross S

ectio
n
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P/L
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setback

shared-use
path

landscape
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landscape
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FIG
U

R
E

 17. R
ecom

m
ended 115 S

treet Pedestrian and C
yclist C

onnection C
ross S

ection
P

ed
estrian and

 C
yclist C

o
nnectio

n
To m

axim
ize north-south connectivity w

ithin the 
C

orridor and increase accessibility to 104 A
venue 

via active transportation pedestrian and cyclist 
connections are encouraged w

here it is not possible 
to extend the street netw

ork. Pedestrian and cyclist 
connections are characterized by:

•
A

 shared use path or hard surfaced w
alkw

ay w
ith

a landscape zone on either side; and

•
B

uilding setbacks, transparency and perm
eability

result in sufficient separation and provide a
safe, com

fortable environm
ent through passive

surveillance.

A Pedestrian and Cyclist Connection betw
een 

residential buildings

W
est

E
ast
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FIG
U

R
E

 18. E
xam

ple S
treet C

ross S
ection S

outh of 104 A
venue

P/L
P/L

street
parking

setback
setback

street
parking

travel
lane

travel
lane

sidew
alk &

landscape 
zone

R
esidential B

uilding
R

esidential B
uilding

sidew
alk &

landscape 
zone

East
W

est

N
o

rth
/S

o
uth

 streets so
uth

 o
f 104 A

venue 
O

ne of O
liver’s d

efining characteristics is the 
w

id
e p

lanted
 setbacks and

 urban tree canop
y 

that create an id
yllic setting as rem

arked
 d

uring 
the consultation activities. Increm

ental resid
ential 

d
evelop

m
ent w

ithin this area should
 resp

ect 
and

 reflect this uniq
ue and

 d
esirable existing 

cond
ition. These streets are characterized

 by:

•
A

 generous Pedestrian B
oulevard consisting of

a sidew
alk and landscape zone on both sides of

the road;

•
O

ne vehicular travel lane in each direction and on-
street parking on both sides of the road;

•
N

ew
 residential developm

ent respecting the
existing developm

ent setbacks; and

•
R

einforcem
ent of the existing tree canopy that

characterizes the neighbourhood by encouraging
tree planting in setbacks.
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The areas surrounding and leading to each LR
T 

station require special consideration due to the 
added com

plexity of activity that they m
ust support 

and the ability to provide a unique experience 
w

hen com
bined w

ith adjacent developm
ent. 

These are the areas w
here people sw

itch from
 one 

transportation m
ode to another, som

etim
es in great 

volum
es during rush hour or special events.  The 

intent of distinguishing these areas from
 the rest 

of the C
orridor is to direct effort and investm

ent 
into creating a safe, com

fortable and attractive 
environm

ent for pedestrians in the places that w
ill 

receive the m
ost use and w

ill have the greatest 
dem

ands put upon them
. The location of the 

Pedestrian P
riority A

reas are show
n in Figure 10: 

A
ctive Transportation N

etw
ork and an illustrated 

diagram
 is show

n in Figure 19: E
xam

ple Pedestrian 
P

riority A
rea. 

P
o

licies

1.
Pedestrian P

riority A
reas are to be designed

to incorporate the distinct them
es of each LR

T
station and provide different am

enities as to
develop a set of unique destinations w

ithin the
C

orridor.

2.
D

esign the road, Pedestrian B
oulevard, and

adjacent buildings to support high volum
es of

pedestrian activity by creating a safe, w
elcom

ing
and anim

ated environm
ent

4.2.4 PEDESTRIAN 
 

PRIORITY AREAS 

H
igh quality public realm

 am
enities

104 AVENUE CORRIDOR PLAN    47 4CORRIDOR PLAN POLICIES

51/94



3.
C

reate enhanced pedestrian crossings to LR
T

platform
s and at m

ajor intersections.

4.
Im

plem
ent a com

plete streets approach to
design the north-south streets in the Pedestrian
P

riority A
reas such that there is a com

fortable
environm

ent for pedestrians w
hich m

ay include
reduced crossing distances, textured paving
m

aterials and on-street parking to provide a
buffer etc.

5.
P

rovide w
ayfinding to support transfers betw

een
different transportation m

odes and to key
destinations.

6.
Pedestrian connections to LR

T stations be
designed and m

aintained to be clear of snow
and ice.

7.
M

inim
ize curb cuts and vehicular access points.

P
ub

lic R
ealm

 D
esig

n
8.

Prioritize Pedestrian Priority A
reas for public realm

im
provem

ents.

9.
D

esign roads, sidew
alks and crossings w

ithin
Pedestrian Priority A

reas to include pedestrian
supportive and visually distinguishing features
such as differentiated paving m

aterials, enhanced
landscaping, clearly m

arked pedestrian
crossings, pedestrian scale lighting, street
furniture, w

eather protection, public art, signage
and w

ayfinding.

10. Provide a m
inim

um
 of 4.5 m

eter Pedestrian
B

oulevard w
ithin Pedestrian Priority A

reas,
consisting of a w

ider sidew
alk and landscape

zone.

Pedestrian friendly environm
ent
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A
d

jacent D
evelo

p
m

ent
11. R

equire developm
ent to have active at-grade

uses adjacent to Pedestrian P
riority A

reas as
described in S

ection 4.3 Land U
se.

12. E
ncourage developm

ent adjacent to the
Pedestrian P

riority A
reas to integrate building

design elem
ents that support pedestrian and

transit users, such as entrances oriented to
the Pedestrian P

riority A
rea, a high degree

of glazing, w
aiting areas integrated into the

ground floor of buildings, outdoor seating areas,
pedestrian scale lighting and w

eather protection
elem

ents.

Enhanced 
C

rossw
alks

M
inim

ized Vehicular 
C

rossing P
oints

D
istinctive P

aving

W
eather P

rotection

W
eather 

P
rotection

C
yclist 

A
m

enities
A

ctive at G
rade 

Frontage

W
ay

 nding 
S

ignage

S
treet Furniture

Entrance O
riented 

to P
edestrian 

P
riority A

rea

P
ublic 

A
rt

Landscape Zone

W
ider 

Sidew
alk

LR
T platform

LR
T platform

FIG
U

R
E

 19. E
xam

ple Pedestrian P
riority A

rea
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LAN
D U

SE
4.3

The land use strategy and accom
panying 

policies and objectives are designed to 
accom

m
odate the expected grow

th and 
guide the transition of the 104 A

venue 
C

orridor into a diverse, liveable and 
transit-supportive com

m
unity. 

The greatest concentration and m
ix of 

uses is directed around the future LR
T 

stations, creating nodes of econom
ic 

and social activity along the C
orridor. 

S
upported by active street frontages 

these station hubs becom
e destinations. 

W
ith the policies and accom

panying 
built form

 standards, future com
m

ercial 
m

ixed use, institutional and residential 
developm

ents are provided to m
aintain a 

diverse population and provide a variety 
of services throughout the C

orridor. 

O
b

jectives
1.Introduce a m

ix of land uses around station hubs
and in the north part of the C

orridor to create
vitality at all tim

es of day.

2.P
rovide a m

ixture of com
m

ercial uses to m
eet the

needs of the surrounding neighbourhoods.

3.E
ncourage new

 developm
ent to provide retail at

grade to anim
ate streets and open spaces.

4.P
rovide high quality, safe, and attractive housing

for all.

5.P
rovide a diversity of housing types that cater to a

range of household sizes, abilities, ages, incom
es

and lifecycle needs such as fam
ily oriented

housing, student housing, seniors’ housing, and
affordable housing.

6.E
ncourage the adaptive reuse of heritage

structures to facilitate their preservation.

An urban m
ixed-use corridor
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4.3.1 LAND USE PRECINCTS
W

ithin the 104 A
venue C

orridor, three land use 
precincts are em

ployed to provide structure and 
an a ability to identify place specific elem

ents to 
advance the polices of the P

lan. These are areas 
that have distinct features and roles in achieving 
the vision of the C

orridor and have been loosely 
defined to capture areas w

ith sim
ilar current or 

planned characteristics (Figure 20: Land U
se 

P
recincts). 

P
o

licies 

S
tatio

n H
ub

s

A
reas directly adjacent to the future LR

T stations 
w

ill be the focus of increased activity. The greatest 
intensity and height of developm

ent in the corridor 
is directed tow

ards these areas. D
evelopm

ents w
ill 

be required to provide active frontages at-grade to 
support a high quality pedestrian environm

ent w
hile 

serving as destinations w
hile m

oving through the 
C

orridor.

1.D
irect the m

ost intense developm
ent to this area

of the C
orridor in support of transit.

2.E
ncourage a m

ix of uses to integrate vertically
including com

m
ercial, residential, and/or

institutional.

3.R
equire active at-grade uses on blocks

im
m

ediately adjacent to LR
T stations

com
plim

enting the Pedestrian P
riority A

reas to
create a high quality pedestrian environm

ent.

N
o

rth
 104

The area currently provides and w
ill continue to 

provide m
any of the com

m
ercial and retail services 

for the C
orridor and surrounding neighborhoods. 

N
ew

 developm
ent w

ill support the transition 
of the precinct to a m

ore w
alkable, m

ixed-
use destination accessible by transit. R

etail, 
office, and entertainm

ent uses are retained and 
focused adjacent 104 A

venue w
ith opportunity 

for residential above and w
here appropriate, at-

grade. R
esidential m

ixed-use is focused along to 
the northern boundary of the plan area m

irroring 
the adjacent developm

ent outside the plan area. 

C
om

m
ercial m

ixed-use w
ith opportunities for 

residential is directed w
est of 121 S

treet w
here 

there is a current m
ix of com

m
ercial, residential 

and light industrial uses and is an area in transition.

4.D
evelop a broad m

ix of uses to support the
econom

ic and com
m

ercial viability of the corridor.

5.E
ncourage a range of retail uses in an

urban form
at to provide for the needs of the

population w
ithin the C

orridor and surrounding
neighbourhoods.

6.D
evelop m

edium
 to high density residential uses.

7.P
rovide institutional and com

m
unity uses to

support an increasing population.
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 20. Land U
se P

recincts
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S
o

uth
 104

This precinct is currently com
prised of a m

ix 
of residential developm

ent from
 single fam

ily 
dw

ellings to high-rise apartm
ent buildings, w

ith 
the m

ajority being three to four storey w
alk-up 

apartm
ents. C

om
m

ercial uses are found fronting 
104 A

venue. 

M
ixed use, m

id-rise buildings w
ill line 104 A

venue 
and transform

 it into a m
ore pedestrian-friendly 

environm
ent com

plim
enting developm

ent across 
the A

venue to the north. N
ew

 buildings along 104 
A

venue w
ill be designed to provide an appropriate 

height and m
assing transition to the south w

here 
existing three and four storey residential uses w

ill 
gradually be replaced by taller five to six storey 
residential buildings. This reflects the strong 
desire of the com

m
unity, as expressed during the 

public consultation, to reinforce the predom
inant 

residential use, scale and distinct setback 
characteristics of the neighbourhood. The existing 
D

C
1 C

haracter A
rea w

est of 121 S
treet w

ill be 
retained w

ith allow
ances for greater flexibility in 

use.

8.
D

evelop pedestrian oriented retail east of 116
S

treet w
ith opportunities for vertical m

ixed use.

9.
A

llow
 a m

ix of uses fronting 104 A
venue, w

est of
116 S

treet.

10. R
edevelop existing residential south of 104

A
venue w

ith increased density and height w
hile

m
aintaining the residential character of the area.

4.3.2 LAND USE TYPES AND 
LOCATIONS

A
 variety of land uses are planned along the 

C
orridor. The m

ajority of the C
orridor w

ill be m
ixed 

use, w
ith uses either vertically integrated w

ithin 
one building or located adjacent to each other on 
a block. The area south of 104 A

venue and the 
interior of the O

liver neighbourhood w
ill rem

ain 
predom

inately residential, reinforcing its current 
character. The exception is the C

haracter A
rea, 

w
hich requires flexibility in land use policy in order 

to encourage preservation of heritage assets.

P
o

licies 

To facilitate the developm
ent of the 104 A

venue 
C

orridor as a vibrant, m
ixed-use place, plan for the 

follow
ing land uses, in accordance w

ith Figure 21: 
Land U

se C
oncept: 

1.
M

ixed
 U

se – A
reas that perm

it a broad range of
uses, w

here possible integrated w
ithin the sam

e
building. P

rim
ary uses w

ill be residential, office,
institutional and retail.

2.
A

ctive A
t-G

rad
e U

ses – Frontages designated
for A

ctive-A
t-G

rade U
ses are required to

contain active uses such as retail, restaurants,
institutional (e.g. libraries) or com

m
unity uses

(e.g. daycares) at ground level.

3.
R

esid
ential – A

reas that are relatively stable,
but can accom

m
odate sensitive redevelopm

ent
of individual parcels in a com

plem
entary form

at
to existing developm

ent.

4.
O

p
en S

p
ace – A

reas designated for public
open space, w

hich m
ay take various form

s
appropriate to the location and the needs of the
com

m
unity, including parks, plazas, squares

and playgrounds.

11. A
llow

 variances in FA
R

 and residential densities
in the (R

A
7) Low

 R
ise A

partm
ent Zone up to the

m
axim

um
s outlined in the (R

A
8) M

edium
 R

ise
A

partm
ent Zone subject to S

ection 823.6 of
the Zoning B

ylaw
 12800 and the developm

ent
m

eeting the policies as outlined in this A
R

P.

In the D
C

1 C
haracter A

rea:

12. Perm
it a variety of uses including office, retail,

service com
m

ercial and residential uses
containing one or m

ore dw
elling units.

13. M
axim

ize flexibility of uses to m
ake adaptive

reuse or reconditioning of these structures
econom

ically viable.

14. N
ew

 developm
ent and conversions w

ill be of a
scale and design that is com

plem
entary to the

existing low
 density residential dw

ellings in the
area.
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Interactions am
ong residents w

ith different 
household incom

es, types, ages and abilities 
contribute to the stability, safety, and character 
of a com

m
unity. The 104 A

venue C
orridor A

R
P

 is 
designed to offer increased housing choices to 
accom

m
odate fam

ilies w
ith children, students, 

seniors and those w
ith special needs. 

A
s the C

orridor develops, it w
ill continue to provide 

affordable housing options for its residents to call 
hom

e and the ability to age-in-place gracefully.

P
o

licies
1.

P
rovide a diverse m

ix of housing types, tenure
and price range that caters to a broad spectrum
of households, incom

es and lifecycle needs.

2.
E

ncourage affordable housing in new
 and

retrofitted developm
ents to take advantage of

G
overnm

ent grant program
s and initiatives to

reduce the cost of hom
e ow

nership and rental
accom

m
odations.

4.3.3 HOUSING OPTIONS
3.

P
rovide a variety of housing options suitable for

a range of fam
ily types and sizes, including units

w
ith tw

o bedroom
s or m

ore, ground oriented
housing, tow

nhouses and flex hom
es.

4.
E

nsure a variety and adequate am
ount of

am
enity spaces are provided to accom

m
odate

the needs of different fam
ily types. This m

ay
include the provision of landscaping, children’s
play areas and indoor am

enity facilities.

5.
E

ncourage the provision of housing appropriate
for students, including sm

aller rental units and/or
m

ulti-bedroom
 apartm

ents in recognition of the
C

orridor’s proxim
ity to M

acE
w

an U
niversity and

other educational institutions.

6.
E

ncourage seniors housing to accom
m

odate
persons w

ith special needs and aging-in-place
opportunities.

7.
E

ncourage new
 housing in the C

orridor to
incorporate universally accessible and age-
friendly design.

Different types and densities of housing are appropriate along the Corridor

4.3.4 ECONOM
IC HEALTH

M
aintain and enhance the C

orridor’s role as a 
retail, em

ploym
ent, and com

m
ercial destination 

for the surrounding neighborhoods. A
s population 

and intensity of developm
ent increases, it w

ill be 
im

portant to provide and strengthen the com
m

ercial 
services offered throughout the C

orridor. This w
ill 

allow
 residents and visitors alike to be able to m

eet 
their needs w

ithin a w
alkable and transit supportive 

com
m

unity. 

P
o

licies
1.

A
llow

 a range of retail uses to provide for the
needs of the population w

ithin the C
orridor and

in neighbouring areas.

2.
A

llow
 larger form

at retail in a m
ore urban form

at.

3.
A

llow
 office uses to create em

ploym
ent

opportunities in support of the local econom
y.

4.
E

ncourage com
m

unity service am
enities such as

daycares or m
edical clinics to locate w

ithin the
C

orridor.
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4.3.5 COM
M

UNITY AND  
 INSTITUTIONAL SUPPORT

D
irectly east of the 104 A

venue C
orridor A

R
P

 is 
M

acE
w

an U
niversity, a m

ajor institution. C
apitalizing 

on the thousands of students and em
ployees that 

attend the U
niversity by developing student related 

services, housing, and am
enities close by w

ill help 
support the C

orridor’s developm
ent over tim

e.  In 
addition, the C

orridor w
ill continue to provide the 

existing com
m

unity facilities that it does today and 
reinforce its role as a place to access services for 
the surrounding neighbourhoods. 

P
o

licies
1.

E
ncourage institutional and com

m
unity services

to locate w
ithin the C

orridor.

2.
D

evelop com
m

unity facilities to support livability
and overall health of the neighbourhood.

4.3.6 NON TRANSIT- 
 

 
 

 SUPPORTIVE USES

A
uto-oriented developm

ent focuses on the needs 
of vehicle m

ovem
ent, access and convenience 

instead of the pedestrian. A
s a result, it contributes 

to an urban environm
ent that is m

ore spread out, 
segregated, and low

 density in nature that w
eakens 

the pedestrian experience, w
alkability, transit 

ridership, and livability of the C
orridor.

P
o

licies
1.

Land uses, such as drive thrus and vehicle
services, fronting onto 104 A

venue that are not
supportive of the vision for a w

alkable, urban,
transit oriented corridor are not allow

ed.

2.
N

on-accessory surface parking lots shall not be
allow

ed.

4.3.7 ACTIVE-AT-GRADE USES

A
ctive-at-grade uses are required around the 

station areas to prom
ote an interesting and vibrant 

pedestrian streetscape w
hile supporting transit 

use. Frontages designated for active-at-grade uses 
are required to contain active uses such as retail, 
restaurants, institutional (e.g. libraries) or com

m
unity 

uses (e.g. daycares) at ground level. 

P
o

licies
1.

R
equire active at-grade uses along blocks

im
m

ediately adjacent to LR
T stations as show

n
on Figure 21: Land U

se C
oncept:

2.
M

aintain flexibility of buildings fronting onto
104 A

venue by requiring a m
inim

um
 ground

floor height sufficient to accom
m

odate active
com

m
ercial uses in order to support the

econom
ic health and resiliency of the C

orridor as
m

arket conditions change over tim
e.

N
eighbouring Institution

Drive thrus next to 104 Avenue
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BU
ILT FORM

 
4.4

B
uilding heights in the 104 A

venue C
orridor are 

show
n in Figure 22: B

uilding H
eight S

trategy. In 
general, the tallest buildings are perm

itted on 
the blocks surrounding LR

T stations to prom
ote 

intensification around the station hubs. The 
exception is the area on the south side of 104 
A

venue betw
een 112 S

treet and 116 S
treet, w

here 
the narrow

 depth of parcels restricts the ability of 
higher buildings to transition appropriately to the 
area south. Transitioning dow

n from
 104 A

venue, 
m

id-rise and sm
aller scale buildings provide 

opportunity for sensitive infill redevelopm
ent.

P
o

licies 

1.
M

axim
um

 perm
itted building heights are show

n
in Figure 22: B

uilding H
eight S

trategy.

2.
P

rovide a com
pact urban form

 by requiring new
developm

ent to be generally a m
inim

um
 of four

storeys, except in the D
C

1 character area and in
conflict w

ith heritage resources.

3.
R

equire the provision of com
m

unity am
enities

w
here the height and/or FA

R
 allow

ances of the
existing zones at the tim

e of passage of this
B

ylaw
 are exceeded.

4.
C

onsider supporting rezoning applications
that exceed the m

axim
um

 heights outlined in
Figure 22: B

uilding H
eight S

trategy if it can be
dem

onstrated that the additional height supports
the principles and policies of this A

R
P

 and
appropriate transitions to adjacent areas can
be achieved. R

equire the provision of additional
com

m
unity am

enities for these developm
ents.

5.
P

rioritize the com
m

unity benefits to be achieved
through incentive zoning as detailed in S

ection
5.2 Zoning S

trategy.

4.4.1 BUILDING HEIGHTS
This section identifies the physical 
characteristics of developm

ent in 
the 104 A

venue C
orridor A

R
P. A

s the 
C

orridor redevelops into m
edium

 and 
high density developm

ent, it is crucial 
that the greatest density is directed 
to appropriate locations and that new

 
developm

ent is designed to create 
a com

fortable, inviting, and livable 
urban experience. K

ey considerations 
include building heights and transitions, 
m

assing, building and site design, 
and the celebration of heritage. These 
urban design elem

ents establish the 
C

orridor and station hubs as visible and 
m

em
orable destinations that provide a 

hum
an scaled environm

ent prom
oting 

a w
alkable and transit supportive 

neighbourhood.

O
b

jectives
1. E

stablish a com
pact built form

 that supports and
com

plem
ents a high quality urban environm

ent.

2. D
irect tall buildings around station hubs and

along the C
orridor w

hile sensitively transitioning
height dow

n to the north and south.

3. U
tilize a range of building types and m

assing
techniques to create a hum

an-scaled
environm

ent w
hile accom

m
odating desired

intensification.

4. E
nsure site design and building arrangem

ent
foster a dynam

ic street interface that actively
engages the public realm

.

5. E
nsure all new

 developm
ents adopt a standard

of design excellence that w
ill com

plem
ent the

neighbourhood and enhance the character and
im

age of the com
m

unity over tim
e.

6. Incorporate sustainable developm
ent

practices to create a m
ore healthy livable built

environm
ent.

7.
E

ncourage the preservation, adaptive reuse,
and celebration of the C

orridor’s heritage
resources.
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U

R
E

 22. B
uilding H

eight S
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A
 variety of building typologies are encouraged 

throughout the 104 A
venue C

orridor A
R

P.  This 
variety w

ill allow
 the sensitive transition of 

m
assing and height to the surrounding streets, 

open spaces and adjacent buildings, creating a 
m

ore com
fortable, hum

an scaled environm
ent. 

A
ppropriate m

assing and transitions w
ill help to 

m
itigate w

ind and shadow
 im

pacts, support a 
diversity of housing and com

m
ercial units, and 

m
aintain the unique character elem

ents of the 
C

orridor. Figures 24 dem
onstrates an exam

ple 
redevelopm

ent block illustrating som
e of these 

policies.

4.4.2 M
ASSING &

 TRANSITIONS

P
o

licies 

1.
E

ncourage buildings to appropriately fram
e

streets and open spaces and provide a strong
sense of street address.

2.
S

ensitively integrate larger scale buildings into
their surroundings by using techniques to vary
m

assing such as setbacks, stepbacks, and
transitions.

3.
R

educe the visual scale of large, long buildings
or podium

s by breaking up the façade through
fenestrations and variation in m

assing, m
aterial,

colour and texture to establish a vertical/
horizontal rhythm

.

4.
Lim

it the length of buildings to be no m
ore than

100 m
eters.

5.
Transition tall buildings dow

n to adjacent low
or m

id-rise developm
ent by use of m

assing
techniques such setbacks and stepbacks to
m

itigate negative environm
ental im

pacts.

6.
E

nsure appropriate transitions in m
ass and

height betw
een buildings fronting onto 104

A
venue and the residential area to the south, to

respect the character of the neighbourhood.

7.
R

equire a stepback to be incorporated on
m

id-rise residential infill buildings south of 104
A

venue of 4 to 6 storeys at the 4th or 5th floor
to transition dow

n to low
er scale residential

developm
ent w

ithin the C
orridor.

8.
S

tepback m
id-rise buildings of over 6 storeys

at the 4th, 5th or 6th storey to lim
it perceived

m
assing at street level and create a hum

an
scaled street w

all.

9.
H

igh-rise buildings above 10 storeys shall be
designed w

ith the follow
ing elem

ents:

a.
D

esign developm
ent over 10 storeys to be

built w
ith a proportional podium

 of 2 to 6
storeys and a tow

er com
ponent.

b.
D

esign high-rise buildings to have an
identifiable base, m

iddle and top.
c.

R
equire tow

er com
ponents to have a

stepback of at least 3 m
eters from

 the
podium

.
d.

R
estrict residential tow

er floorplate sizes to no
greater than 750 square m

eters.
e.

M
inim

ize shadow
 im

pacts and m
aintain the

availability of view
s and sunlight by requiring

a m
inim

um
 separation distance betw

een
tow

ers of 25 m
eters.

M
id-rise building w

ith stepbacks

Building w
ith stepbacks and articulation 
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4.4.3 BUILDING AND SITE
 DESIGN

The built form
 and how

 it interacts w
ith abutting 

streets and public spaces is an im
portant factor in 

a lively public realm
. S

treet-oriented buildings w
ith 

transparent and perm
eable storefronts provide 

sense of enclosure w
hile creating a vibrant, 

com
fortable environm

ent for pedestrians.  The 
C

orridor’s architecture w
ill create a distinctive visual 

identity and m
em

orable landm
arks that distinguish it 

from
 other neighbourhoods. 

Larger scale buildings currently present in the 
C

orridor provide vital neighbourhood retail 
am

enities. A
s redevelopm

ent and new
 developm

ent 
occurs, larger buildings should be accom

m
odated 

in a m
ore urban and pedestrian friendly m

anner.

P
o

licies 

B
uild

ing
 D

esig
n

1.
D

esign all facades fronting onto a road w
ith

architectural treatm
ents that contribute to an

anim
ated streetscape.

2.
R

equire ground floor facades to w
rap and

continue around corners providing consistent
m

ateriality to prom
ote visual and pedestrian

interest.

3.
E

ncourage architectural features or foci,
including entrances, at all corner building
locations to enhance visual prom

inence and
identity.

4.
D

esign buildings to contribute to a perm
eable,

active, pedestrian-scaled streetscape through
the use of generously proportioned w

indow
s,

w
indow

 bays and frequent entryw
ays.

5.
P

rovide a m
inim

um
 of 70%

 transparent glazing
on the ground level of non-residential uses.

6.
R

equire the prim
ary entrance to buildings to be

designed to be clearly identifiable, prom
inent

and sited for m
axim

um
 street visibility and

accessibility.

7.
R

equire separate at-grade entrances for
com

m
ercial and residential uses in m

ixed use
buildings.

8.
R

equire direct street level access to ground floor
residential units w

here appropriate.

9.
E

nsure that tow
er elem

ents contribute positively
to the design of the C

orridor by providing 360
degree architectural treatm

ent.

10. Incorporate or screen m
echanical penthouses to

contribute to an attractive skyline.

11. D
esign large form

at retail developm
ent in an

urban form
at by:

a.
Lim

iting the frontage of larger uses by
incorporating sm

aller retail bays w
ith usable

front entrances at-grade onto the street;
b.

E
ncouraging m

ulti-level developm
ent to

m
inim

ize building footprint;
c.

Incorporating larger uses into the podium
 of

m
ixed-use buildings;

d.
P

roviding articulation, building breaks, or
m

aterial change to visually break up and

Corner building facades should address both frontages
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FIG
U

R
E

 23. Tow
er-Podium

 B
uilding

H
igh-rise tow

er-podium
 building

Low
-rise developm

ent and m
id-rise bar building w

ith stepback

reduce the perceived m
assing of the building; 

and
e.

O
rienting buildings to the street and lim

iting
front setbacks except to accom

m
odate a

greater setback for retail spill out and patio
space.

12. E
ncourage new

 developm
ent w

ithin the C
orridor

to incorporate universally accessible and age
friendly design.

S
ite D

esig
n

13. O
n larger sites, design developm

ent, including
the siting of buildings, parking and circulation
patterns, in a m

anner that w
ill accom

m
odate and

w
ill not preclude denser redevelopm

ent in a the
future.

14. Facilitate pedestrian m
ovem

ent throughout
the site by providing a direct, continuous and
clearly m

arked pedestrian circulation system
 that

connects to the surrounding pedestrian netw
ork

including roads and pathw
ays.

15. Locate and organize vehicle parking, access,
service areas and utilities to m

inim
ize im

pacts on
the site and surrounding property.

16. P
rovide an adequate setback for non-residential

uses, w
here appropriate, to allow

 for patios and
retail displays to prom

ote street activity and
interest.

17. P
rovide a setback for residential uses to achieve

an adequate separation of public space and
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private space. This m
ay be accom

plished by 
incorporating visual cues such as landscaping, 
m

aterials and level changes. 

18. G
enerally m

aintain a consistent setback w
ith

existing residential buildings fronting onto S
treets

south of 104 A
venue to contribute to the distinct

character of the O
liver neighbourhood as illustrated

on Figure 18: E
xam

ple street C
ross S

ection S
outh

of 104 A
venue.

19. Locate buildings as close to the street as
possible to fram

e the street and prom
ote passive

surveillance w
hile respecting the setback provisions

of this A
R

P.

20. D
esign all public and private spaces and facilities to

com
ply w

ith the guidelines contained in the D
esign

G
uide for a S

afer C
ity and C

P
TE

D
 principles.

21. R
equire C

P
TE

D
 assessm

ents to be conducted for
Pedestrian P

riority A
reas.

W
inter-friend

ly D
esig

n
22. D

esign buildings to take into account w
ind and

solar orientation to m
itigate adverse environm

ental
im

pacts on public realm
 and adjacent properties.

23. E
ncourage provision of w

eather protection elem
ents

w
here com

m
ercial or retail uses are located at

grade.

24. D
esign developm

ent and open spaces to
accom

m
odate snow

 storage and rem
oval.

S
ustainab

le D
esig

n
25. C

onsider the C
ity’s G

reen B
uilding P

lan in the
design of buildings and the public realm

 to
encourage sustainable developm

ent in the
C

orridor.

26. D
esign buildings to include on-site alternative

energy sources, w
here feasible,

27. E
ncourage use of high quality, durable building

m
aterials.

28. Incorporate green building and site design to
reduce the consum

ption of energy and m
aterials.

29. Incorporate low
 im

pact developm
ent solutions in

site design, w
here feasible.

Large form
at retail provided in an urban form

at

Long building w
ith strong articulation

W
eather  protection
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FIG
U

R
E

 24. Illustrated B
lock S

outh of 104 A
venue

The follow
ing block illustration show

 exam
ples of 

how
 the som

e of the B
uilt Form

 policies of this A
R

P
 

m
ight com

e together w
ithin the 104 A

venue C
orridor.

N

Height transition 
to respect low-
rise context of the 
neighbourhood

Service and parking 
access from

 alley

Stepback after 4th or 5th storey 
to respect low-rise context of the 
neighbourhood

Com
m

ercial spill-out space

Setback consistent with 
existing developm

ent
Tower m

axium
um

 
floorplate 750 sq.m

.

Tower and podium
 

form
at for buildings 

over 10 storeys

Pedestrian priority area

Active at grade 
frontage

104 AVENUE

LRT
LRT

platform

Existing Developm
ent

Existing Developm
ent

Existing Development

M
id-rise residential infill 

developm
ent 

3m
 stepback after the 

podium
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4.4.4  HERITAGE
W

ith its transition from
 industrial rail yards to a 

m
ajor com

m
ercial corridor and transit-oriented 

com
m

unity, the 104 Avenue C
orridor is evolving w

ith 
a distinct character and history. The preservation 
and celebration of heritage resources as the area 
continues to redevelop w

ill act as a rem
inder of 

com
m

unity history and help foster com
m

unity identity.   

P
o

licies 

1.
P

rioritize the preservation of buildings and
structures that are of historical or architectural
significance. E

ncourage their protection and
incorporation into future developm

ent plans.

2.
P

reserve buildings of value from
 any period.

3.
R

equire developm
ent adjacent to heritage

buildings to respect its character.

4.
P

rom
ote understanding of cultural and historical

associations/events w
ithin the C

orridor by
incorporating interpretive and artistic elem

ents
into buildings, public space designs, and public
art com

m
issions.

5.
P

rom
ote the re-use of historic properties by

providing incentives, exem
ptions and regulatory

relaxations that enable adaptive reuse and
continued preservation.

D
C

1 C
h

aracter A
rea

6.
D

iscourage dem
olition of any of the older

housing stock w
ithin the D

C
1 C

haracter A
rea.

7.
Lim

it new
 developm

ent w
ithin the C

haracter
A

rea to single detached housing, sem
i-detached

housing, duplex housing or row
 housing

structures w
hich are designed to evoke the

architecture of the older houses in the area.

8.
M

aintain the current scale, design and siting of
the surrounding built form

 in order to preserve
the unique character of the area.

Invento
ry o

f H
isto

ric R
eso

urces
9.

E
ncourage consultation w

ith the H
eritage O

fficer
w

hen redevelopm
ent of the properties and

substantial renovation or addition to the existing
buildings listed on the C

ity’s Inventory of H
istoric

R
esources is contem

plated. The Inventory
currently includes:

•
S

andford O
ils B

uilding: 10336 - 111 S
treet N

W

•
E

dm
onton B

rew
ing &

 M
alting C

o Ltd (B
uilding 11

and 12): 10449 - 121 S
treet N

W

•
Freem

an S
tanley R

esidence: 10312-121 S
treet

N
W

•
A

lex N
icol R

esidence: 10319-120 S
treet N

W
.

E
dm

onton B
rew

ing &
 M

alting C
o Ltd

121 S
treet C

haracter A
rea
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Im
plem

entation of the 104 A
venue 

C
orridor A

rea R
edevelopm

ent P
lan 

w
ill take place over a long period 

of tim
e depending on funding, LR

T 
construction and m

arket driven 
developm

ent.

A
doption of the A

R
P

 is the first step 
in im

plem
enting the vision, objectives 

and polices described in this P
lan. To 

achieve this, a purposeful and focused 
im

plem
entation strategy is proposed 

that w
ill transform

 the C
orridor and 

the w
ay w

e do business by prioritizing 
strategic projects and creating 
the conditions for private sector 
investm

ent. 

To support the envisioned 
transform

ation, the building of 
partnerships and coordination of 
planned private and public investm

ent 
is required to realize the necessary 
infrastructure upgrades and to support 
the developm

ent of the C
orridor.

Im
plem

entation
5.1

A
n appropriate regulatory fram

ew
ork w

ill facilitate 
the realization of the envisioned transit oriented 
developm

ent proposed for this C
orridor.

It is critical to ensure that new
 Zones or strategic 

am
endm

ents to existing Zones are aligned w
ith the 

policies and objectives outlined in the 104 Avenue 
C

orridor A
R

P.  The Zoning provides a m
eans to 

regulate use, design, and quality of developm
ent. A

s 
such, rezoning of land w

ill establish appropriate uses, 
design standards and regulations.

The C
ity and land ow

ners w
ill use this A

R
P, associated 

Zoning regulations, and approval processes to 
prepare and evaluate redevelopm

ent proposals in the 
C

orridor. 

Z
o

ning
 B

ylaw
 A

m
end

m
ents

1.
Lead the im

plem
entation of the Plan by adopting

Zoning regulations that guide developm
ent in a

m
anner that respects the policies of this A

R
P.

2.
Follow

 the general fram
ew

ork provided in
S

ection 5.2 Zoning S
trategy.

3.
P

rovide a Zone that ensures S
tation H

ubs and
Pedestrian P

riority areas accom
m

odate a variety
of destination retail and entertainm

ent uses,
large form

at com
m

ercial uses designed in an
urban form

at w
ith active street frontages, highest

densities and architecture to celebrate the
prom

inence and function in the com
m

unity.

4.
A

llow
 for M

ixed U
se Zones to include a vertical

m
ix of residential, com

m
ercial and office or

institutional uses w
ith higher density along 104

avenue and appropriate transitions to low
er

scale developm
ents in the corridor.

The supporting m
echanism

s include:

1.
A

doption of the A
rea R

edevelopm
ent

P
lan;

2.
P

roviding an appropriate regulatory
fram

ew
ork to accom

m
odate Transit

O
riented D

evelopm
ent;

3.
A

ligning C
ity, industry and

stakeholders’ projects and initiatives to
achieve the vision;

4.
Leveraging planned public
investm

ents in infrastructure to align
w

ith project developm
ent; and

5.
M

onitoring progress tow
ard achieving

the vision, policies and objectives of
the A

R
P .

5.1.1 REGULATORY 
 

 FRAM
EW

ORK
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5.
P

rovide a new
 M

edium
 D

ensity R
esidential Infill

Zone or m
odify standard zones to accom

m
odate

the TO
D

 intent of the C
orridor land use concept.

6.
Incorporate Incentive Zoning regulations for
the provision of com

m
unity am

enities and
benefits in exchange for height, density and/or
FA

R
 allow

ance increases that do not negatively
im

pact the developm
ent intent of the adjacent

properties in area and m
eet the policies of this

A
R

P.

7.
Incorporate environm

entally sustainable
provisions in every Zone em

ployed in the
C

orridor to result in a built environm
ent that is

com
fortable and livable for a broad dem

ographic
population w

ithin the com
m

unity.

8.
W

here feasible, use existing conventional zoning
to im

plem
ent developm

ents w
ithin the C

orridor
if it m

eets the land use, intensity and built form
perform

ance as outlined in the A
R

P.

9.
W

here the intent of the A
R

P
 cannot be achieved

through conventional zoning, the follow
ing

options m
ay be used:

a.
C

reation of new
 conventional zones;

b.
S

ite S
pecific D

evelopm
ent C

ontrol P
rovision

(D
C

2) , a (D
C

1) D
irect D

evelopm
ent C

ontrol
P

rovision; or
c.

S
pecial A

rea Zone

D
evelo

p
m

ent A
p

p
licatio

n R
eview

10. R
eview

 applications w
ithin the C

orridor for
consistency w

ith the A
R

P.

11. E
nsure that right-of-w

ay identified for new
 streets

and new
 open spaces is provided or dedicated

through subdivision.

12. R
equire necessary infrastructure upgrades to

serve the developm
ent as determ

ined by C
ity

D
epartm

ents and utility agencies at the tim
e of

application.

13. If required, M
obility A

ssessm
ents in support

of developm
ent should prioritize pedestrian,

bicycle, and transit m
ovem

ents.
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Transform
ation of the corridor into a thriving urban 

transit supportive com
m

unity requires careful 
m

anagem
ent of lim

ited C
ity financial resources and 

assurance that LR
T extension of the Valley Line from

 
D

ow
ntow

n to Lew
is Estates w

ill rem
ain a priority. 

This enables the private sector to invest and plan 
ahead w

ith a degree of certainty that funding for the 
Valley Line LR

T and its infrastructure is prioritized and 
budgeted accordingly in the near future. 

W
here key capital projects are identified as necessary 

to im
plem

ent the Plan, priorities and a funding 
m

echanism
 w

ill be further developed as part of the 
C

ity’s 2019-2022 C
apital and O

perational B
udget 

process in alignm
ent w

ith other corporate objectives.

A
 set of key projects are proposed for the C

orridor to 
kick start neighborhood reinvestm

ent. If funded, these 
initiatives m

ay serve as incentives to initiate significant 
redevelopm

ent prior to the Valley Line construction. 
The key initiatives are sum

m
arized below

 and detailed 
further in Section 5.3 Im

plem
entation M

atrix.

5.1.3 LEVERAGE PUBLIC  
 INVESTM

ENT
3.

Support a stable funding m
echanism

 to foster
tim

ely infrastructure upgrades in support of new
developm

ent.

4.
Establish a fair and transparent m

echanism
to allow

 com
m

unity benefits in exchange for
developm

ent uplift (increases to height, FA
R

 or
D

ensity) to support the vision and objectives of
the C

orridor.

5.
Ensure that the A

R
P is able to adapt to reflect the

changing context of the C
orridor over tim

e.

The 104 Avenue C
orridor A

R
P is designed to 

align w
ith the goals and objectives of the C

ity of 
Edm

onton’s Strategic Plan-The W
ay Ahead w

hich 
guides the C

ity’s decision-m
aking and funding 

com
m

itm
ents. The Plan’s six 10 year strategic goals 

are to transform
 the city’s urban form

, enhance use 
of public transit and active m

odes of transportation, 
im

prove its liveability, preserve and sustain its 
environm

ent, ensure its financial sustainability and 
diversify its econom

y.

The 104 Avenue C
orridor A

R
P w

ill im
plem

ent these 
goals, as w

ell as the C
ity’s directional plans, by 

creating strategic partnerships to guide and m
anage 

the transform
ation of the C

orridor over tim
e and 

facilitate a m
odal shift to m

ore sustainable m
odes 

of transportation, and in particular, the  shift from
 an 

auto-oriented corridor to a m
ore urban environm

ent. 

To assist in the transform
ation of the C

orridor 
and fulfilling the goals of the strategic plans, 
A

dm
inistration is com

m
itted to using its resource to 

spur redevelopm
ent in num

erous w
ays.

1.
Im

plem
ent the policies of this plan through

the coordinated efforts of applicable C
ivic

D
epartm

ents and by w
orking w

ith individual land
ow

ners.

2.
Establish the regulatory fram

ew
ork, in

consultation w
ith property ow

ners, by m
aking

am
endm

ents to the Zoning B
ylaw

 to reflect the
policies of the A

R
P.

5.1.2 STRATEGIC 
 PARTNERSHIPS
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Infrastructure U
p

g
rad

es

9.
R

equire w
aterm

ain upgrades, w
here necessary,

as a condition of developm
ent.

10. E
xplore opportunities for cost-sharing w

ith
other C

ity initiatives to im
plem

ent infrastructure
im

provem
ents. Initiatives include:

a.
W

est leg of the future Valley Line LR
T

(currently not scheduled or funded);
b.

The D
ow

ntow
n Intensification S

trategy sew
er

separation initiative (approved and partially
funded); and

c.
The O

pportunistic S
ew

er S
eparation P

rogram
,

w
hich is a part of the C

S
O

 C
ontrol S

trategy
(approved and funded).

P
ub

lic R
ealm

 E
nh

ancem
ents

11. B
eautify the corridor w

ith the introduction of an
enhanced urban streetscape and pedestrian
boulevard through:

a.
E

nsuring a m
inim

um
 w

idth for a com
fortable

pedestrian experience along 104 A
venue is

allocated w
ith LR

T design, developm
ent and

construction;
b.

R
equiring construction of public realm

im
provem

ents w
ith adjacent developm

ent;
c.

E
xtending the urban tree canopy throughout

the C
orridor;  and

d.
C

oordinating w
ith neighbourhood renew

al.

Fund
 Valley Line LR

T E
xtensio

n

1.
E

nsure LR
T detailed design im

plem
ents the

policies of this A
R

P
 through the coordinated

efforts of applicable C
ivic D

epartm
ents and

agencies.

2.
E

nsure that LR
T construction budgets are

adequate to construct infrastructure necessary
to support the developm

ent of pedestrian priority
areas. These areas are larger than the current
transit priority areas identified by Transportation
S

ervices.

3.
If funding cannot be secured for the entire P

hase
Tw

o Valley line, explore line extension to 120
S

treet.

M
o

b
ility Im

p
ro

vem
ents

4.
C

onstruct the extension of 114 Street betw
een

103A
 Avenue and 105 Avenue. This capital

project w
ill secure funds to design and build

a new
 pedestrian focused public roadw

ay to
im

prove inter-neighborhood access to the future
LR

T Stations and am
enities of the C

orridor.

5.
Secure funding to convert the southern curb-side
lane along 104 Avenue betw

een 116 Street and
112 Street to provide on-street off-peak parking in
advance of LR

T construction, in support of local
retail and m

ode shift.

6.
B

udget  for the acquisition of  land, design and
construction of new

 or repurposed  public streets,
streetscaping, and bicycle station infrastructure,
as determ

ined through approved business
cases and rezoning negotiations for the follow

ing
projects:

a.
B

icycle route on 112 S
treet from

 102 A
venue

to 105 A
venue. This capital project w

ill
provide bicycle infrastructure along 112 S

treet
from

 105 A
venue to 102 A

venue connecting
the future LR

T station to the C
ity-w

ide
netw

ork;
b.

S
treetscaping 121, 122, and 123 S

treet north
of 104 A

venue to 106 A
venue and 105 and

106 A
venue w

est of 121 S
treet to 124 S

treet.
This capital project w

ill explore provision of
streetscape im

provem
ents (street trees) in

conjunction w
ith neighbourhood renew

al; and
c.

104 A
venue C

orridor B
icycle Infrastructure

Im
provem

ents and S
tation. This project w

ill
explore options and recom

m
endations to

provide im
provem

ents in support of routing,
access, connectivity and bicycle station
am

enities (e.g. bike storage, repair, cycle
sales/rental, cycling inform

ation, bike w
ash,

show
ers, clothes w

ashing/drying).

Im
p

ro
ve C

o
nnectivity

7.
C

onsider a range of strategies to achieve the
m

obility netw
ork outlined in this plan including:

a.
P

ublic/private partnerships;
b.

Land trade (i.e. sw
ap);

c.
P

rovision of private roadw
ays to function at a

public standard; and
d.

D
edication of public road right-of-w

ay through
subdivision.

8.
W

ork closely w
ith landow

ners and applicable
C

ivic D
epartm

ents to provide new
 roadw

ays,
shared use pathw

ays, pedestrian and bicycle
linkages identified w

ithin the plan.
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C
onditions w

ill naturally change along the 104 Avenue 
C

orridor as tim
e passes, the m

arket evolves and 
redevelopm

ent takes place. To ensure that the A
R

P
 

rem
ains relevant, effective and continues to m

eet the 
needs and expectations of residents, landow

ners 
and local businesses, it is im

portant to m
onitor the 

A
R

P and am
end it as necessary to respond to these 

changing conditions.

1.
P

repare am
endm

ents to this A
R

P
 as necessary

to ensure that it rem
ains a useful and relevant

fram
ew

ork for transit oriented developm
ent

along the 104 A
venue C

orridor.

2.
R

ecognize that there w
ill be new

 ideas that
are not anticipated by this A

R
P

 and m
ay be

constrained by certain policies w
ithin the plan

and existing C
ity S

tandards. W
here such new

ideas respond to and m
eet the intent of the

objectives of the plan or offer a creative solution
to a particular problem

, efforts shall be m
ade to

find w
ays to allow

 for their im
plem

entation.

3.
M

onitor the success and progress of m
eeting

the policies and objectives of the 104 A
venue

C
orridor A

R
P, and recom

m
end w

ays to im
prove

livability and sustainability of the C
orridor. This

on-going assessm
ent w

ill identify potential
problem

s and identify the need for corrective
actions, as w

ell as celebrate its success
and grow

th as an urbane transit supportive
com

m
unity in the years to com

e.

5.1.4 M
ONITORING THE ARP

12. P
ursue the provision of parks and open space at

tim
e of rezoning, subdivision, and developm

ent
perm

it applications.

13. C
onsider a range of strategies to facilitate

new
 parks and open spaces w

ithin this P
lan

including:

a.
P

ublic/private partnerships;
b.

Land trade (i.e. sw
ap);

c.
P

rovision of private open space that is
publicly accessible; and

d.
D

edication of m
unicipal reserve at tim

e
of subdivision or in return for additional
developm

ent rights (i.e. height, FA
R

, density).
14. W

ork closely w
ith landow

ners, com
m

unity
residents and other stakeholders to plan and
develop parks and open spaces w

ithin the A
R

P.

15. Include in the new
 O

pen S
pace M

aster P
lan an

‘urban park/open space’ typology and design
perform

ance standards for the C
orridor and

other urban neighbourhoods.
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G
eneral A

p
p

lication
N

ew
 Zones w

ithin the C
orridor w

ill address the 
follow

ing (w
here applicable):

3.
U

ses

4.
H

eight

5.
FA

R

6.
D

ensity

7.
S

etbacks

a.
104 A

venue setbacks for provision of
pedestrian boulevard

b.
S

etbacks to provide for active com
m

ercial
uses or public/private space separation for
residential units

c.
Pedestrian connections and am

enities
8.

Landscaping

a.
S

etbacks
b.

A
djacent to 104 A

venue and integration into
pedestrian boulevard

9.
P

rivate A
m

enity A
reas

10. U
rban D

esign

a.
S

treet w
all design

b.
S

tep backs and transitions
c.

E
ntrances

d.
Transparency and perm

eability
e.

A
rticulation

f.
M

assing
g.

B
uilding facades

h.
Tow

er design

i.
Tow

er separation
j.

R
oof top design

11. Parking

a.
Form

, location and design criteria
b.

R
estricted adjacent to Pedestrian P

riority
A

reas
c.

R
eduction of m

inim
um

s
d.

B
icycle parking and facility provision

12. Loading and S
torage

a.
Vehicle access restrictions

b.
S

afe, attractive, and m
inim

ize im
pacts on

property and adjacent property

This section provides a fram
ew

ork that w
ill act as a 

guide for the developm
ent of future zones w

ithin the 
C

orridor. Future zones w
ill follow

 and respect the land 
use, built form

, m
obility and public realm

 policies set 
out w

ithin the 104 Avenue C
orridor A

R
P. 

The follow
ing outlines C

orridor-w
ide direction, 

elem
ents that need to be addressed, the general 

intent of each zone, special characteristics that reflect 
the distinctive features of each area, and an incentive 
zoning approach.

C
orrid

or-w
id

e D
irection

1.
W

here not acquired through other m
eans the

zones m
ust dem

onstrate the:

a.
P

rovision of new
 road connection and design

standards including pedestrian boulevard;
b.

P
rovision of new

 active transportation,
greenw

ay and design standard; and
c.

P
rovision of O

pen S
pace and design

standards.
2.

D
em

onstration of how
 less intense developm

ent
w

ill not preclude m
ore intense developm

ent and
location of open space in the future through the
requirem

ent of a com
prehensive site plan at

rezoning or developm
ent perm

it stage.

5.2
Zoning Strategy
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N
orth C

om
m

ercial R
esid

ential M
ixed

 U
se 

The purpose of this zone is to provide an area 
of com

m
ercial residential m

ixed use that is 
characterized by its strong retail and entertainm

ent 
presence, accessibility, and sensitive interface 
betw

een developm
ents.

A
rea of A

pplication:

A
ll parcels north and directly adjacent to the south 

of the new
 east / w

est road betw
een 104 and 105 

Avenue from
 121 to 112 Street. 

Special C
haracteristics:

1.
M

axim
um

 H
eights range from

 six to 15 storeys
depending on parcel size.

2.
C

om
m

ercial retail activity is m
aintained as

redevelopm
ent occurs

3.
R

esidential is introduced as secondary uses
above com

m
ercial activity or as stand-alone

buildings addressing the street.

4.
A

 sensitive interface is provided betw
een

developm
ent facing the G

reenw
ay and

developm
ent to the north of the P

lan boundary.
Particular attention is required on the G

reenw
ay

to balance com
m

ercial back-of-house needs
and the need for an attractive street:

S
outh R

esid
ential Infill

This zone provides for m
edium

 density residential 
developm

ent w
ith urban design regulations to 

sensitively incorporate new
 developm

ents into the 
existing neighbourhood.

A
rea of A

pplication:

G
enerally, parcels north of 102 Avenue and south of 

parcels directly adjacent to 104 Avenue. 

Special C
haracteristics:

5.
M

axim
um

 H
eights are six storeys to m

aintain
low

er scale developm
ent.

6.
P

redom
inantly R

esidential U
ses

7.
S

etbacks generally consistent w
ith adjacent

buildings

8.
G

round floor units to have individual at-grade
access w

here appropriate.

A
venue and

 S
tation H

ub
 C

om
m

ercial M
ixed

 U
se

The purpose of this zone is to provide a ribbon 
of m

ixed-use destination developm
ent w

ith retail, 
office, institution, entertainm

ent, and residential uses 
along 104 Avenue accessible by transit. The area 
w

ill be characterized by dynam
ic station hubs that 

have a higher density, height, and intensity of activity 
com

bined w
ith at-grade retail com

m
ercial uses and 

hum
an scale design characteristics. 

A
rea of A

pplication:

N
orth and south parcels adjacent to 104 Avenue for 

the length of the C
orridor.

Special C
haracteristics

1.
M

axim
um

 H
eights range from

 6 to 15 storeys
depending on parcel size and location.

2.
N

on-transit supportive uses are not perm
itted

3.
Large form

at retail is provided in an urban form
at

4.
C

reation of the S
tation H

ubs, geographically
described as one block east and w

est of 112,
116, and 120 S

treet, by providing:

a.
G

reatest height and density of developm
ent

b.
A

ctive-at-grade retail
c.

H
ighest degree of architectural quality

d.
S

pecial landscaped setback provisions for
the expanded Pedestrian B

oulevard and
Pedestrian P

riority A
reas

5.
D

evelopm
ent appropriately transitions to low

er
scale uses to the north and south.
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W
est O

ffice, C
om

m
ercial, R

esid
ential M

ixed
 U

se

To provide for an area of com
m

ercial office 
em

ploym
ent and allow

 residential infill developm
ent in 

support of the 120 Street station hub and 124 Street 
shopping area

A
rea of A

pplication:

G
enerally w

est of 121 Street and north of the parcels 
directly adjacent to Stony Plain road.

Special C
haracteristics:

1.
M

axim
um

 H
eight is 10 storeys.

2.
O

ffice and em
ploym

ent uses found throughout.

3.
Vertical and horizontal m

ix of uses encouraged.

121 S
treet C

haracter A
rea

To provide for a m
ixed use area that encourages 

the retention of existing older residential structures 
by providing opportunity for the conversion of 
these older structures to sm

all scale, low
 im

pact 
com

m
ercial uses. N

ew
 developm

ent and conversions 
w

ill be of a scale and design that is com
plem

entary 
to the existing low

 density residential dw
ellings in the 

area.

A
rea of A

pplication:

A
 portion of the area located betw

een Stony Plain 
R

oad and Jasper Avenue from
 123 Streets to 121 

Street.

Special C
haracteristics:

1.
M

axim
um

 H
eight is 2 ½

 storeys.

2.
N

ew
 developm

ent and conversions w
ill be of a

scale and design that is com
plem

entary to the
existing low

 density residential dw
ellings in the

area.

3.
M

axim
ize flexibility of uses to m

ake adaptive
reuse or reconditioning of older structures
econom

ically viable.

4.
Perm

it a variety of uses including low
 intensity

office, retail, service com
m

ercial and residential
uses containing one or m

ore dw
elling units.

Incentive Zoning
 S

trateg
y

1.
R

equire the provision of com
m

unity am
enities /

contributions w
here the height, density and/or

FA
R

 allow
ances of the existing Zones at the tim

e
of passage of this A

R
P

 are exceeded, except for
residential infill areas.

2.
C

onsider rezoning applications that exceed the
m

axim
um

 heights outlined in Figure 22: B
uilding

H
eight S

trategy; if it can be dem
onstrated that

the additional height supports the principles and
policies of this A

R
P, and appropriate transitions

to adjacent areas can be achieved. R
equire the

provision of additional com
m

unity am
enities /

contributions for these developm
ents.

3.
P

rioritize com
m

unity benefits to be achieved
through incentive zoning as follow

s:

a.
Im

provem
ents indicated in the A

R
P

 adjacent
to or on site, w

hich include:
•

E
ast-w

est greenw
ay

•
Pedestrian and cyclist connections

•
B

ike routes
•

Parks and O
pen spaces

•
S

treetscape im
provem

ents
•

Pedestrian crossing im
provem

ents
b.

O
ther benefits, w

hich m
ay include:

•
P

rovision of affordable housing
•

P
rovision of fam

ily oriented housing
•

P
rovision of public art

•
U

se of green building practices/
sustainable targets

•
P

reservation or incorporation of historic
resources
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5.3
Im

plem
entation M

atrix
Initative

Key
Action

Process
Lead

Role
Funding

M
echanism

Tim
efram

e

N
orth

of104
and

eastof121
Street

Create
a
zone

to
achieve

m
ixed

use
destination

w
ith

active
usesand

greatestintensity
is

focused
around

station
hubsand

large
uses

incorporated
in
a
pedestrian

friendly
m
annerin

conjunction
w
ith

those
initativesrequiring

a
zoning

m
echanism

City
led

/Industry
led

Public
Rezoning

Short

South
and

adjacentto
104

Avenue
Create

zoning
to

allow
a
verticalm

ix
ofuses,

active
frontagesand

greatestintensity
around

station
hubsand

sensitive
transition

to
adjacentsouthern

propertiesin
conjunction

w
ith

those
initativesrequiring

a
zoning

m
echanism

City
led

/Industry
led

Public
Rezoning

Short

ResidentialInfill
Create

a
standard

zone
form

edium
density

developm
entw

ith
urban

design
guidelines

respecting
existing

developm
entw

ith
first

rezoning
opportunity

in
conjunction

w
ith

those
initativesrequiring

a
zoning

m
echanism

City
led

/Industry
led

Public
Rezoning

Short

Incentive
Zoning

Achieve
policiesand

initiativesofthe
ARP

Require
the

provision
ofcom

m
unity

am
enities

w
here

the
height,density

and/orFAR
allow

ancesofthe
existing

zonesatthe
tim

e
of

passage
ofthisbylaw

are
exceeded

exceptfor
residentialinfillareas.

City
/Industry

led
Public

Rezoning
Short

Acquire
additionalcom

m
unity

am
enities

Applicationsthatexceed
the

m
axim

um
heights

in
the

ARP
and

dem
onstrate

the
urban

design
principlescan

be
m
et,require

provision
of

additionalcom
m
unity

am
enities.

Industry
/City

led
Private

Rezoning
Developm

ent
Driven

5.4.1
Fund

Valley
Line

LRT
Extension

Ensure
ARP

policiesaffecting
future

LRT
extension

are
captured

atdetailed
design

engineering
stage.

Key
ARP

policiesare
docum

ented
undera

City
m
em

orandum
ofunderstanding

(M
O
U
)and

form
partoffuture

detailed
design

engineering
ofLRT

stationsw
ithin

the
Corridor

City
led

Public
Detailed

Design
Engineering

Short

5.4.1
Fund

Valley
Line

LRT
Extension

Build
necessary

pedestrian
priority

area
infrastructure

thatw
illsupporttransitoriented

developm
ent.

Prepare
businesscase

priorto
2019

2022
budgetcycle.

City
led

Public
CapitalBudgetCycle

M
edium

5.2.1
Zoning

Bylaw
Am

endm
ents

Fund
Valley

Line
LRT

Extension

5.2.1
Zoning

Bylaw
Am

endm
ents

Provide
zoning

to
achieve

policiesin
Land

U
se

and
BuiltForm

74       

77/94



Initative
Key

Action
Process

Lead
Role

Funding
M
echanism

Tim
efram

e

5.4.2
SupportM

odalShift
Considera

pilot
projectto

reallocate
a
portion

of
roadw

ay
along

the
south

curb
side

of104
Avenue

to
on

streetoffpeak
parking

to
serve

adjacentretailand
supportm

ode
shift.

Priorto
LRT

construction,convertthe
southern

curb
side

lane
along

104
Avenue

betw
een

116
Streetand

112
Streetto

provide
on

street
parking.

City
led

Public
CapitalBudgetCycle

M
edium

5.4.2
SupportM

odalShift
Determ

ine
bicycle

station
am

enitiesand
oradditional

infrastructure
to

supportcycling
Prepare

businesscase
priorto

2019
2022

budgetcycle.
City

led
Public

CapitalBudgetCycle
M
edium

5.4.2
SupportM

odalShift
Determ

ine
feasibility

ofsnow
/ice

rem
ovalprogram

for
pedestrian

priority
areas

Discussw
ith

Roadsand
M
aintenance

City
led

Public
O
perational

M
edium

Provision
and

design
forconnectionsrequiring

construction
w
ith

adjacentdevelopm
ent

City
led

Public
Rezoning

Short

Provide
connection

w
ith

setstandards
Industry

led
Private

Developm
ent,Easem

ent
Developm

ent
Driven

N
orth

ofPlan
boundary

Acquire
necessary

land
forconnection

and
align

w
ith

105
Avenue

streetscape
plan.Prepare

businesscase
priorto

2019
2022

budgetcycle

City
led

Public
CapitalBudgetCycle

M
edium

Acquire
connection

attim
e
ofredevelopm

ent
ofSafew

ay
site

City
led

Public
CapitalBudgetCycle,Road
Plan

Developm
ent

Driven
Provision

and
design

forconnectionsrequiring
construction

w
ith

adjacentdevelopm
ent

City
led

Public
Rezoning

Short

Provide
connection

w
ith

setstandards.
Dependenton

redevelopm
entofSafew

ay
site.

Industry
led

Private
Developm

ent,Easem
ent

Developm
ent

Driven

South
of104

Avenue
Acquire

connection
through

land
sw

ap
for

reduced
w
idth

of103A
Avenue

City
/Industry

led
Private

Developm
ent,Easem

ent
Developm

ent
Driven

113,114,115
Streetconnections

Acquire
connectionsthrough

land
sw

ap
for

reduced
w
idth

of103A
Avenue

and
increased

developm
entparceldepth.114

to
be

priority
roadw

ay
connection

and
113

and
115

road
or

enhanced
pedestrian

connections

City
/Industry

led
Private

Rezoning,Road
Closure,Road

Plan,Easem
ent

Developm
ent

Driven

5.5.2
Connectivity

Roads
Provide

an
enhanced

streetscape
forthe

W
estm

ount
portion

ofthe
Plan

Area
(N
orth

of104
Avenue

and
w
estof121

Street).

Design
and

constructw
ith

neighbourhood
renew

al
City

led
Public

N
eighbourhood

Renew
al,

Detailed
Design

Short

N
orth

of104
Avenue

Converta
portion

of103A
Avenue

betw
een

116
Streetand

112
Streetto

facilitate
transitoriented

developm
entfronting

onto
104

Avenue.

5.5.2
Connectivity

Roads

5.5.2
Connectivity

Roads

SupportM
odalShift

5.5.2
Connectivity

Roads

Connectivity

112,115,117,118,119,and
120

Streetfrom
104

Avenue
to

north
plan

boundary;E/W
road

paralleland
north

of104
Avenue

from
112

to
121

Street;105
Avenue

from
121

to
120

Street.

Provide
new

roadw
aysidentified

on
Road

N
etw

ork

114
Street
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Initative
Key

Action
Process

Lead
Role

Funding
M
echanism

Tim
efram

e

Identify
in
City

W
ide

bicycle
netw

ork.Provision
and

design
forbicycle

netw
ork

requiring
construction

w
ith

adjacentdevelopm
entand

in
conjunction

w
ith

road
netw

ork
5.5.2

City
led

Public
Rezoning

Short

Provide
connection

to
setstandards

Industry
led

Private
Developm

ent,Easem
ent

Developm
ent

Driven
112

Streetsouth
of104

Avenue;103
Avenue

connection
to

Ribbon
ofSteel

Identify
in
bicycle

netw
ork.Priority

connection
priorto

LRT
connection

and
lossof110

Street
and

104
Avenue

intersection

City
led

Public
Priority

connection
priorto

LRT
construction

M
edium

120
Streetand

106
Avenue

Design
and

constructw
ith

neighbourhood
renew

al
City

led
Public

N
eighbourhood

Renew
al

detailed
design

Short

Provide
Key

Pedestrian
Connections

See
5.4.1

and
provide

attim
e
ofLRT

construction
City

led
Public

Detailed
Design

Engineering
Short

Explore
pedestrian

connectionsnorth
ofPlan

boundary
asidentified

on
Active

Transportation
N
etw

ork

Encourage
connectionsatdevelopm

entreview
stage

in
particularat115

streetto
connectthe

bicycle
netw

ork
from

105
to

the
Greenw

ay

City
led

Private
Developm

ent,Easem
ent

Developm
ent

Driven

Acquire
through

subdivision;or
City

/Industry
led

Private
Subdivision

Developm
ent

Driven
Provision

foropen
space

asdevelopm
ent

intensity
increases;e.g.XXm

2
ofopen

space
to

be
required

forevery
XXm

2
ofgrossfloorarea

developed

City
/Industry

led
P ublic

Rezoning
Short

Construction
ofopen

space
Industry

led
Private

Developm
ent,easem

ent
Developm

ent
Driven

Provision
ofopen

space
w
ith

increase
in

developm
entrightson

a
opportunity

basis.
Industry

/City
led

Public
Rezoning

Developm
ent

Driven

Construction
ofopen

space
Industry

led
Private

Developm
ent,easem

ent
Developm

ent
Driven

5.5.3
Public

Realm
Parksand

O
pen

Space
Redevelop

O
liverPark

U
ndertake

m
asterplanning

forfuture
facilities

w
ith

civic
departm

entsand
com

m
unity

engagem
ent

City
led

Public
O
perationalBudget

M
edium

Long

5.5.3
Public

Realm
Parksand

O
pen

Space
Provide

a
range

ofprivate
am

enity
space

that
contributesto

public
realm

Provision
foram

enity
space

asdevelopm
ent

occurs
Industry

led
Private

Rezoning;Developm
ent

Perm
it

Short
M
edium

5.5.3
Public

Realm
Parksand

O
pen

Space
Provide

urban/open
space

typology
U
pdate

the
City'sU

rban
ParksM

anagem
ent

Plan
to

include
'urban

park/open
space'to

guide
the

planning,design
and

developm
entof

parksand
open

space
w
ithin

the
plan

area

City
led

P ublic
U
PM

P
U
pdate

Short

Provide
new

shared
use

pathsand
orbicycle

linkagesidentified
on

Active
Transportation

N
etw

ork

Provide
parksand

open
spacesasidentified

on
the

Public
Realm

5.5.2
Connectivity

Active
Transportation

Assem
ble

open
space

north
of104

Avenue
and

eastof
121

Streetthrough
negotiation

w
ith

land
ow

ners

5.5.3
Public

Realm
Parksand

O
pen

Space

5.5.2
Connectivity

Active
Transportation

E/W
Greenw

ay;112,115,120
Streetconnection

Assem
ble

open
space

north
of104

Avenue
and

w
est

of121
Street

Provide
new

pedestrian
connectionsasshow

n
in
the

Active
Transportation

N
etw

ork
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Initative
Key

Action
Process

Lead
Role

Funding
M
echanism

Tim
efram

e

Provide
m
inim

um
3.0

m
eterpublic

pedestrian
boulevard

on
104

Avenue.
See

5.4.1.
Reconfigure

proposed
104

Avenue
cross

section
to

achieve
pedestrian

boulevard
and

provide
attim

e
ofLRT

construction

City
led

Public
LRT

Construction
M
edium

Long

Protectforfuture
extension

through
enforcem

entofexisting
3.0

m
setback

City
led

Public
Developm

entPerm
it

Short
M
edium

Provision
ofm

inim
um

setbacksand
landscaping

requirem
entsto

increase
com

fort,attraction,
and

safety

City
led

Public
Rezoning

Short
M
edium

Pre
LRT;negotiated

standard
Industry

Private
Developm

ent
Developm

ent
Driven

Post
LRT;hardscaped

dependenton
abutting

use
City

/Industry
led

Public
/

Private
Agreem

ent,costshare,orall
borne

by
industry

M
edium

Long

Provision
and

design
forpedestrian

boulevard
requiring

construction
w
ith

adjacent
developm

entand
in
conjunction

w
ith

road
developm

ent5.5.2
w
here

appropriate

City
led

Public
Rezoning

Short

Constructpedestrian
boulevard

w
ith

set
standards

Industry
led

Private
Developm

ent
Developm

ent
Driven

N
orth

of104
Avenue

and
w
estof121

Street
Design

and
constructw

ith
neighbourhood

renew
alin

conjunction
w
ith

5.5.2
w
here

appropriate

City
led

Public
N
eighbourhood

Renew
al

detailed
design

Short

South
of104

Avenue
betw

een
112

and
116

Street
Provide

at113,114,115
Streetin

conjunction
w
ith

5.5.2
w
here

appropriate
City

/Industry
led

Private
Rezoning,Road

Closure,Road
Plan,Easem

ent
Developm

ent
Driven

South
of104

Avenue
betw

een
112

and
116

Street
M
aintain

and
enhance

existing
boulevard

and
urban

tree
canopy

City
led

Public
Tree

m
anagem

entpolicy
O
ngoing

N
orth

of104
Avenue

and
eastof121

Street
Provide

pedestrian
boulevard

Construction
ofadditionalextended

boulevard

5.5.3
Public

Realm
Pedestrian

Boulevard

5.5.3
Public

Realm
104

Avenue

Provide
extended

pedestrian
boulevard

through
use

of
building

setbacks

Provide
pedestrian

boulevard
on

104
Avenue
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 A
ctive A

t-G
rad

e Frontag
e 

A
t-grade uses and building design features that 

support pedestrian activity and am
enity and prom

ote a 
high degree of visual and physical interaction betw

een 
the building interior and adjacent public realm

.

A
ctive Transp

ortation 

A
ny m

ode of transportation requiring people to use 
their ow

n energy to pow
er their m

otion. The m
ost 

com
m

on form
s of active transportation are w

alking and 
cycling.

A
ctive U

se 

A
 use that anim

ates the street frontage by prom
oting a 

high degree of visual and physical interaction betw
een 

the building interior and adjacent public realm
.

A
fford

ab
le H

ousing
 

H
ousing that requires no on-going operating subsidies 

and that is targeted for occupancy by households w
ho 

earn less than the m
edian incom

e for their household size 
and pay m

ore than 30 percent of that incom
e for housing 

and require no in-situ support services.

A
g

e-friend
ly D

esig
n 

D
esign that facilitates seniors’ ability to rem

ain and live 
safely in their ow

n hom
es and com

m
unities. 

 A
rea R

ed
evelop

m
ent P

lan 

A
 statutory plan that is prim

arily applied to m
ature 

areas and m
ay designate an area for the purpose of 

preservation or im
provem

ent of land and buildings; 

rehabilitation of buildings; rem
oval of buildings and/

or construction and replacem
ent of buildings; or, the 

relocation and rehabilitation of utilities and services.

A
rterial R

oad
s 

R
oads that are intended to carry large volum

es of 
traffic betw

een areas (“through” traffic) w
ith few

er 
access opportunities to adjacent developm

ents and 
are defined by the Transportation S

ystem
 B

ylaw
.

B
icycle S

tation 

A
 covered or enclosed facility w

here am
enities such 

as bike lockers, bike storage, changing room
s and/or 

repair facilities are located.

B
ike R

oute 

A
 m

arked reserved lane that separates the bicycle 
right-of-w

ay from
 m

otor vehicle traffic and parking. 

B
uilt E

nvironm
ent 

A
rtificially created fixed elem

ents, such as buildings, 
structures, devices, and surfaces, that together create 
the physical character of an area.

C
ollector R

oad
s 

R
oads that accom

m
odate neighbourhood travel betw

een 
local and arterial roads and provide direct access to 
adjacent developm

ents.

C
om

m
ercial A

lley

The standard com
m

ercial alley w
idth is 6.0 m

C
om

p
lete C

om
m

unity 

A
 com

m
unity that m

eets all the daily and life-cycle 
needs of local residents. C

om
plete com

m
unities 

include a range of housing types and com
m

ercial, 
recreational, institutional and public spaces. A

 
com

plete com
m

unity provides a physical and social 
environm

ent w
here residents can live, learn, w

ork and 
play.

C
om

p
lete S

treets 

S
treets that are designed, operated, and m

aintained to 
enable safe, convenient and com

fortable travel for all 
m

odes of transportation.

C
onnectivity 

The directness of routes betw
een origins and 

destinations and the density of connections in a 
pedestrian or road netw

ork. A
 connected transportation 

system
 allow

s for m
ore direct travel betw

een 
destinations, offers m

ore route options, and m
akes 

active transportation m
ore attractive.

C
rim

e P
revention Throug

h E
nvironm

ental 
D

esig
n (C

P
TE

D
) 

A
 proactive crim

e prevention approach that focuses on 
an analysis of how

 the features of the environm
ent and 

the policies that govern its m
anagem

ent and use can 
constrain crim

inal activity. C
P

TE
D

 strategies are based 
on the prem

ise that the proper design and effective use 
of the built environm

ent can lead to a reduction in the 
incidence of crim

e. 

D
ensity 

The num
ber of dw

elling units, square m
eters of floor 

space, or people per acre or hectare of land.
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E
d

m
onton D

esig
n C

om
m

ittee 

A
 C

ity C
ouncil appointed board that review

s m
ajor 

developm
ent applications, all direct control zoning 

applications and public projects w
ithin a defined 

geographical area including the D
ow

ntow
n and 

surrounding area. The purpose of the E
D

C
 is to 

im
prove the quality of urban design in the city of 

E
dm

onton.

Fam
ily O

riented
 H

ousing
 

H
ousing that is suitable for fam

ilies w
ith children. This 

form
 of housing includes features such as: ground 

orientation (direct access to the street); clearly defined 
private open space; and adequate floorspace for tw

o 
or m

ore bedroom
s.

G
reenw

ay

Linear park or public open space that connects parks 
and other public open spaces to one another

Infill D
evelop

m
ent 

D
evelopm

ent in the existing areas of a city, occurring 
on vacant or underutilized lands.

Intensification 

The developm
ent of a site or area at a higher density 

than currently exists.

K
iss’n’rid

e D
rop

-O
ff Facilities 

A
reas adjacent to transit stations that are designed for 

the drop off and pick up of passengers.

Land
scap

e Zone 

A
 landscaped buffer betw

een the sidew
alk and the 

road that enhances pedestrian safety, accom
m

odates 
street furniture, lighting and other pedestrian am

enities, 
and provides space for snow

 storage. A
 landscape 

zone m
ay also be provided on one or both sides of a 

S
hared U

se Path in the case of a pedestrian and cyclist 
connection.

Lig
ht R

ail Transit (LR
T) 

E
lectrically pow

ered rail transit running on light 
gauge rail and operating in exclusive rights-of-w

ay or 
dedicated running w

ays below
, above, or at grade in 

trains of m
ultiple articulated cars.

Livab
ility 

The environm
ental and social quality of an area 

as perceived by residents, em
ployees, custom

ers 
and visitors. This includes safety and health, local 
environm

ental conditions, the quality of social 
interactions, opportunities for recreation and 
entertainm

ent, aesthetics, and existence of unique 
cultural and environm

ental resources.

M
ixed

 U
se D

evelop
m

ent 

D
evelopm

ent that includes a m
ixture of different land 

uses such as residential, com
m

ercial, and institutional. 
M

ixed use developm
ent includes horizontal m

ixed 
use, w

here different uses are provided adjacent to 
one another on the sam

e site, and vertical m
ixed use, 

w
here different uses are provided w

ithin one building.

M
ob

ility 

The ease of m
ovem

ent of people and goods. M
obility 

is higher w
hen average travel tim

es, variations in travel 
tim

es, and travel costs are low
.

M
unicip

al D
evelop

m
ent P

lan (M
D

P
) 

A
 statutory plan w

hich guides the future grow
th and 

developm
ent of a m

unicipality.

M
unicip

al G
overnm

ent A
ct (M

G
A

) 

The prim
ary provincial legislation that governs 

m
unicipalities. The M

G
A

 sets out the legislated roles 
and responsibilities of m

unicipalities and m
unicipal 

officials.

M
unicip

al Infrastructure 

The physical assets developed and used by a 
m

unicipality to support its social and econom
ic 

activities. The C
ity of E

dm
onton’s infrastructure 

inventory includes such diverse assets as drainage, 
roads and right-of-w

ay infrastructure, parks and 
green spaces, buildings, fleet vehicles, LR

T and 
transit facilities, buildings, traffic control infrastructure, 
recreation facilities, com

puter netw
orks, affordable 

housing and library resources.

M
unicip

al R
eserve 

Land that is acquired at the tim
e of subdivision for 

schools, parks and other m
unicipal purposes pursuant 

to the M
unicipal G

overnm
ent A

ct, R
.S

.A
. 2000, c. M

-26.

O
p

en S
p

ace 

Land that is undeveloped (no com
m

ercial, residential 
or industrial buildings) and is accessible to the public. 
O

pen space is an im
portant com

m
unity am

enity, 
providing relief from

 the built environm
ent. 

P
ark 

A
 type of open space that is controlled or m

aintained 
by the C

ity. 
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P
ed

estrian B
oulevard

 

The portion of the R
O

W
 (see below

) designed for 
pedestrian circulation, consisting of a generous 
and unobstructed sidew

alk to accom
m

odate 
pedestrian m

ovem
ent and a landscape zone to 

protect pedestrians from
 traffic and provide space for 

pedestrian am
enities.

P
ed

estrian Friend
ly 

D
esigned in a m

anner that responds to the needs of 
pedestrians, for exam

ple by providing direct routes, 
w

ide sidew
alks, and am

enities such as pedestrian-
scaled lighting and benches.

P
ed

estrian P
riority A

rea 

A
reas surrounding LR

T stations w
here increased 

pedestrian am
enities are required to support a high 

level of pedestrian activity. 

P
ub

lic A
rt 

A
rt w

hich is accessible to the general public. P
ublic art 

can be used to add character and visual interest to a 
neighbourhood, and is often obtained as a com

m
unity 

benefit through the developm
ent process. 

R
ig

ht of W
ay (R

O
W

) 

Land betw
een property lines that accom

m
odates the 

pedestrian and vehicle circulation netw
ork.

S
etb

ack 

The distance that a developm
ent m

ust be set back 
from

 a property line or lease boundary.

S
tep

b
ack 

The setting back of the façade of the upper storeys of a 
building from

 the facade of the base building.

S
hared

-U
se P

ath
 

A
 facility for active transportation that supports m

ultiple 
non-m

otorized m
odes of transportation, such as 

w
alking, bicycling, and inline skating.

S
p

ill-out S
p

ace 

The area im
m

ediately outside a retail unit or restaurant 
that is used for additional m

erchandising space or 
seating.

S
treetscap

e 

A
ll the elem

ents that m
ake up the physical environm

ent 
of a street and define its character, including: the road, 
sidew

alk, landscaping, setbacks, paving treatm
ents, 

trees, lighting, pedestrian am
enities and street furniture.

S
ustainab

ility 

A
 w

ay of living w
hich m

eets the needs of the present 
and does not com

prom
ise the ability of future 

generations to m
eet their ow

n needs. 

Transit C
entre 

A
 m

ajor focal point or activity centre specifically 
designed and developed for Edm

onton Transit System
 

(ETS) services. Transit C
entre locations often coincide 

w
ith other m

ajor activity nodes such as shopping 
centres and spectator sports venues to prom

ote m
ulti-

purpose trips and provide convenient route interchange 
facilities. Transit C

entres are the interfaces betw
een 

‘m
ain line’ and express service routes and local feeder 

and com
m

unity bus services.

Transit C
orrid

or 

A
 corridor along w

hich LR
T vehicles or buses operate 

on street in dedicated lanes or m
ixed traffic, depending 

on the transit service provided.

Transit O
riented

 D
evelop

m
ent (TO

D
) 

U
rban developm

ent that is integrated w
ith transit 

to m
ake the m

ost efficient use of both land and 
infrastructure. In TO

D
, housing, shopping and 

em
ploym

ent are concentrated along a netw
ork of 

w
alkable and bikeable streets w

ithin 400 m
etres of a 

transit station.

U
niversally A

ccessib
le D

esig
n 

The design of buildings, roads, transportation system
s, 

and public spaces to accom
m

odate the w
idest range 

of potential users. This is accom
plished by rem

oving 
barriers for those w

ith m
obility, visual and hearing 

im
pairm

ents, and accounting for other special needs.

U
rb

an D
esig

n 

The art of arranging the external physical environm
ent 

to support hum
an activities. It evolves from

 m
any 

public and private decisions, m
ade over tim

e, in 
land use planning, architecture, engineering and 
developm

ent. U
rban design plays a fundam

ental role in 

82       
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creating environm
ents that foster strong local business, 

create strong com
m

unities, and contribute to quality of 
life.

U
rb

an Form
 

The physical layout and design of the city.

U
tilities 

Facilities for gas, electricity, telephone, cable television, 
w

ater, storm
w

ater and sanitary sew
er.

Valley LR
T Line 

P
lanned LR

T line w
hich w

ill eventually extend from
 

M
illw

oods in the southeast, through D
ow

ntow
n to Lew

is 
Farm

s in the w
est of the city

W
alkab

ility 

The extent to w
hich the built environm

ent allow
s 

people to w
alk to get to everyday destinations for w

ork, 
shopping, education and recreation. W

alkability can be 
affected by street connectivity, m

ix of land uses, and 
pedestrian infrastructure.

W
inter C

ity 

A
 concept for com

m
unities in northern latitudes that 

encourages the planning of transportation system
s, 

buildings, and open spaces so as to be pleasant and 
com

fortable for users in all seasons of the year. 

Zoning
 B

ylaw
 

The land use bylaw
 that divides the city into zones and 

establishes procedures for processing and deciding 
upon developm

ent applications. The zoning bylaw
 sets 

out rules w
hich affect how

 each parcel of land in the 
city m

ay be used and developed. 
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104 Avenue Corridor Area Redevelopment Plan DC1 District- Area 1 

1. Area of Application

A portion of Sub Area 1, located between Stony Plain Road and Jasper Avenue from 
123 Street to 121 Street; and a portion of Sub Area 2, located at 121 Street and 102 
Avenue, designated DC1 (Area 1) in Bylaw 11619, amending the Land Use Bylaw. 

2. Rationale

To provide for a mixed use area that encourages the retention of existing older 
residential structures by providing opportunity for the conversion of these older 
structures to small scale, low impact commercial uses. New development and 
conversions will be of a scale and design that is complementary to the existing low 
density residential dwellings in the area. 

3. Uses

The following uses are prescribed for lands designated DC1 (Area 1) pursuant to 
Section 710.3 of the Land Use Bylaw: 

i) Business Support Services*

ii) Child Care Services*

iii) Commercial Schools*

iv) Community Recreation Services

v) Custom Manufacturing Establishments*

vi) Duplex Housing

vii) Eating and Drinking Establishments, Minor*

viii) Essential Utility Services

ix) Foster Homes

x) Group Homes

xi) Group Homes, Limited

xii) Health Services*

xiii) Home Occupations, Major

xiv) Home Occupations, Minor

xv) Minor Impact Utility Services

xvi) Personal Service Shops*

86/94



xvii) Private Education Services*

xviii) Professional, Financial and Office Support Services*

xix) Professional Offices*

xx) Retail Stores, Convenience*

xxi) Row Housing

xxii) Secondary Suites

xxiii) Semi-detached Housing

xiv) Single Detached Housing

(Note: Commercial uses identified by an asterisk shall be only be allowed 
if located in a converted older residential structure, and shall not be 
allowed within a new development.) 

4. Development Criteria

The following development criteria shall apply to the prescribed uses pursuant to
Section 710.4 of the Land Use Bylaw:

a) The maximum Floor Area Ratio shall be 1.0.

b) The maximum Height shall not exceed 10 m (32.8 ft.) nor 2.5 storeys.

c) The maximum density for Residential Uses shall be 42 dwellings/ha (17.0
dwellings/acre).

d) The maximum site area shall be 2,787 m2 (30,000 ft2 ).

e) The minimum Front Yard shall be the average depth of the Front Yards of the
two adjacent lots. Where an adjacent site is vacant, it shall be deemed to
have a Front Yard depth of 6 m (19.7 ft.) for the purposes of this subsection.
On a corner site where the building fronts on a flanking public roadway other
than a lane, the minimum Side Yard abutting the flanking public roadway
shall be 4.5 m (14.8 ft.). Notwithstanding this, at the discretion of the
Development Officer, the area of a porch or verandah or portion thereof which
does not have a principal building above may be allowed to be developed up
to a maximum of 2 m (6.6 ft.) into a required Front Yard.

f) A minimum Side Yard of 1 m (3.3 ft.) shall be provided, except where a Side
Yard abuts a flanking public roadway other than a lane, not less than 3 m (9.8 
ft.) shall be provided. 

g) The minimum Rear Yard shall be 7.5 m (24.6 ft.).

h) Notwithstanding the above, no minimum yard requirements shall apply to
conversions of old single detached residential housing stock, except to the
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extent where an addition to such a structure is to occupy additional area 
within the site. 

i) Vehicular access to a garage or parking area shall be from an abutting lane,
where a lane abuts a site.

j) Architectural treatment of new developments shall ensure that elements
common to the residential architecture of the area are emphasized through
the inclusion of features such as the following:

i) porches and verandahs;

ii) brick, clapboard or stucco as prominent exterior finishes;

iii) gambrel, pyramidal, gable or hip roofs; or

iv) dormers and bay windows.

k) The Development Officer shall use the following guidelines when reviewing an
application for conversion of a Single Detached Dwelling to a commercial use:

i) activities will be confined to a small-scale of operation with a staff of
not greater than 5 persons;

ii) Minor Eating and Drinking Establishments shall be limited to a
maximum of 70 seats; and

iii) the design shall maintain the appearance of a Single Detached
Dwelling.

l) Single Detached, Semi-detached, Duplex Housing and Secondary Suites in
this District shall be developed in accordance with the provisions of the RF4
District.

m) All exterior trash collection areas shall be screened from view in accordance
with Section 69.4(4) of the Land Use Bylaw.

n) Notwithstanding other regulations in this District:

i) Minor Home Occupations shall be developed in accordance with Section
84 of the Land Use Bylaw.

ii) Major Home Occupations shall be developed in accordance with Section
85 of the Land Use Bylaw.

iii) Professional Offices shall be developed in accordance with Section 88
of the Land Use Bylaw.

iv) Essential Utility Services shall be developed in accordance with Section
90 of the Land Use Bylaw.

v) Group Homes shall be developed in accordance with Section 91 of the
Land Use Bylaw.

vi) Child Care Services shall be developed in accordance with Section 93 of
the Land Use Bylaw.

vii) Secondary Suites shall be developed in accordance with Section 99 of
the Land Use Bylaw
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104 Avenue Corridor Area Redevelopment Plan DC1 Districts- Area 4

1. Area of Application

A portion of Sub Area 3, located north of 103 Avenue and east of 112 Street, 
designated DC1 (Area 4) in Bylaw 11619, amending the Land Use Bylaw. 

2. Rationale

To encourage the development of an entertainment oriented precinct that will 
provide entertainment opportunities for the nearby Grant MacEwan Community 
College market, Downtown employees and shoppers, and eventually for the 
emerging residential development on the former CP Rail lands and CN Lands. 

3. Uses

The following uses are prescribed for lands designated DC1 (Area 4) pursuant to 
Section 710.3 of the Land Use Bylaw: 

i) Alcohol Sales, Minor

ii) Amusement Establishments, Major

iii) Amusement Establishments, Minor

iv) Apartment Housing

v) Boarding and Lodging Houses

vi) Business Support Services

vii) Child Care Services

viii) Commercial Schools

ix) Community Recreation Services

x) Custom Manufacturing Establishments

xi) Duplex Housing

xii) Eating and Drinking Establishments, Major

xiii) Eating and Drinking Establishments, Minor

xiv) Essential Utility Services

xv) Foster Homes

xvi) Government Services

xvii) Group Homes
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xviii) Group Homes, Limited

xix) Health Services

xx) Home Occupations, Major

xxi) Home Occupations, Minor

xxii) Household Repair Services

xxiii) Minor Impact Utility Services

xxiv) Personal Service Shops

xxv) Private Clubs

xxvi) Professional, Financial and Office Support Services

xxvii) Professional Offices

xxviii) Public Libraries and Cultural Exhibits

xxix) Retail Stores, Convenience

xxx) Retail Stores, General

xxxi) Row Housing

xxxii) Secondhand Stores, Minor

xxxiii) Secondary Suites

xxxiv) Semi-detached Housing

xxxv) Single Detached Housing

xxxvi) Spectator Entertainment Establishments

xxxvii) Stacked Row Housing

4. Development Criteria

The following development criteria shall apply to the prescribed uses pursuant to 
Section 710.4 of the Land Use Bylaw: 

a) The maximum Floor Area Ratio shall be 4.0, except for wholly commercial
developments the maximum Floor Area Ratio shall be 2.0.

b) The maximum Height shall not exceed 23 m (75.5 ft.) nor 6 storeys.

c) The maximum density for Residential Uses shall be 325 dwellings/ha (131.5
dwellings/acre).
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d) The minimum Front Yard shall be 3 m (9.84 ft.), except where adjacent
commercial buildings abut the front property line to form a pedestrian-
oriented street, no Front Yard shall be required.

e) The minimum Rear Yard shall be 7.5 m (24.6 ft.).

f) Residential uses shall have a minimum Side Yard of 1 m (3.3 ft.) for each
storey or partial storey, up to a maximum of 3 m (9.84 ft.). A Side Yard shall 
not be less than 3.0 m (9.8 ft.) where it abuts a flanking public roadway other 
than a lane. 

g) Developments within the Major Eating and Drinking Establishments Use Class
shall be limited to a maximum of 200 seats.

h) Single Detached, Semi-detached, Duplex and Secondary Suites in this District
shall be developed in accordance with the provisions of the RF4 District.

i) All exterior trash collection areas shall be screened from view in accordance
with Section 69.4(4) of the Land Use Bylaw.

j) Notwithstanding other regulations in this District:

i) Minor Home Occupations shall be developed in accordance with Section
84 of the Land Use Bylaw.

ii) Major Home Occupations shall be developed in accordance with Section
85 of the Land Use Bylaw.

iii) Boarding and Lodging Houses shall be developed in accordance with
Section 86 of the Land Use Bylaw.

iv) Professional Offices shall be developed in accordance with Section 88
of the Land Use Bylaw.

v) Essential Utility Services shall be developed in accordance with Section
90 of the Land Use Bylaw.

vi) Group Homes shall be developed in accordance with Section 91 of the
Land Use Bylaw.

vii) Child Care Services shall be developed in accordance with Section 93
of the Land Use Bylaw.

viii) Minor Alcohol Sales shall be developed in accordance with Section 98
of the Land Use Bylaw.

ix) Secondary Suites shall be developed in accordance with Section 99 of
the Land Use Bylaw.
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104 Avenue Corridor Area Redevelopment Plan DC1 Districts- Area 5 

1. Area of Application

A portion of Sub Area 3, located on the west side of 112 Street between 102 Avenue
and 103A Avenue, designated DC1 (Area 5) in Bylaw 11619, amending the Land Use
Bylaw.

2. Rationale

To provide a mix of residential and low intensity commercial uses, intended to buffer
the predominantly residential areas fronting onto 113 Street, form the higher
intensity commercial lands located on the east side of 112 Street.

3. Uses

The following uses are prescribed for lands designated DC1 (Area 5) pursuant to
Section 710.3 of the Land Use Bylaw:

i) Amusement Establishments, Minor

ii) Apartment Housing

iii) Boarding and Lodging Houses

iv) Business Support Services

v) Child Care Services

vi) Commercial Schools

vii) Community Recreation Services

viii) Custom Manufacturing Establishments

ix) Duplex Housing

x) Essential Utility Services

xi) Foster Homes

xii) Government Services

xiii) Group Homes

xiv) Group Homes, Limited

xv) Health Services

xvi) Home Occupations, Major

xvii) Home Occupations, Minor
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xviii) Household Repair Services

xix) Minor Impact Utility Services

xx) Personal Service Shops

xxi) Private Clubs

xxii) Professional, Financial and Office Support Services

xxiii) Professional Offices

xxiv) Public Libraries and Cultural Exhibits

xxv) Retail Stores, Convenience

xxvi) Retail Stores, General

xxvii) Row Housing

xxviii) Secondary Suites

xxix) Secondhand Stores, Minor

xxx) Semi-detached Housing

xxxi) Single Detached Housing

xxxii) Stacked Row Housing

4. Development Criteria

The following development criteria shall apply to the prescribed uses pursuant to 
Section 710.4 of the Land Use Bylaw: 

a) The maximum Floor Area Ratio shall be 2.0.

b) The maximum Height shall not exceed 14 m (45.9 ft.) nor 4 storeys.

c) The maximum density for Residential Uses shall be 125 dwellings/ha (50.6
dwellings/acre).

d) A minimum Yard of 3 m (9.84 ft.) shall be required where a site abuts a public
roadway other than a lane except:

i) where adjacent commercial buildings abut the property line to form a
pedestrian-oriented shopping street, no Front Yard shall be required;
and

ii) where there is no vehicular access to the site from the public roadway
the minimum Yard shall be not less than 1.5 m (4.93 ft.).

e) For Residential Uses, vehicular access to required off-street parking shall be
from an abutting lane, where a lane abuts a site.
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f) The minimum Side Yard shall be 1 m (3.3 ft.) for each storey or partial storey,
except that a total of at least 2 m (6.6 ft.) shall be provided in all cases. A 
Side Yard shall not be less than 4.5 m (14.8 ft.) when it abuts a flanking 
roadway other than a lane. 

g) Commercial uses shall provide a minimum Side Yard of 3 m (9.84 ft.) where
the rear or side lot line abuts the lot line of a site in Residential use.

h) Single Detached, Semi-detached, Duplex and Secondary Suites in this District
shall be developed in accordance with the provisions of the RF4 District.

i) All exterior trash collection areas shall be screened from view in accordance
with Section 69.4(4) of the Land Use Bylaw.

j) Notwithstanding other regulations in this District:

i) Minor Home Occupations shall be developed in accordance with Section
84 of the Land Use Bylaw.

ii) Major Home Occupations shall be developed in accordance with Section
85 of the Land Use Bylaw.

iii) Boarding and Lodging Houses shall be developed in accordance with
Section 86 of the Land Use Bylaw.

iv) Professional Offices shall be developed in accordance with Section 88
of the Land Use Bylaw.

v) Essential Utility Services shall be developed in accordance with Section
90 of the Land Use Bylaw.

vi) Group Homes shall be developed in accordance with

vii) Child Care Services shall be developed in accordance with Section 93
of the Land Use Bylaw.

viii) Secondary Suites shall be developed in accordance with Section 99 of
the Land Use Bylaw.

94/94




