Zoning for 11702 – 87 Avenue

Windsor Park Neighbourhood

Position paper prepared by the Land Use Planning Committee of the Windsor Park Community League

Presented to the Planning and Development Department, City of Edmonton

In response to Rezoning Application ZB/04-0032

June 2004

Table of Contents

1. Executive Summary…………………………………………………….page 2

2. Introduction to Windsor Park……………………………………….….page 5



3. Current Development Issue:  Re-Zoning Application………………….page 7

4. CNC Zoning for the Windsor Park Shopping Centre Site……………..page 8
(11702 – 87 Avenue)

5. Residential Zoning for Windsor Park…………………………………..page 11
Consistent with the Mature Neighbourhood Overlay



6. DC-2 Zoning for the Windsor Park Shopping Centre Site……………..page 12

A.  Four-Storey Condominium

B.  Alternative DC-2 Option:  Mixed Use Development


7. Conclusions and Recommendations……………………………………page 19

Appendices

1. Windsor Park Community League response to developer’s summary of community consultation

2. Windsor Park Community League’s letter to the developer on the rezoning proposal (March 8, 2004)

3. Windsor Park Community League’s letters to City Council on zoning for the site (October 2003, January 2004)

1.  Executive Summary

Windsor Park supports redevelopment on the Windsor Park Shopping Centre Site

· The current development on the site is showing its age and is in need of replacement.  


· Redevelopment should be appropriate for the site and be consistent with the character of the community.


· The customer base in the community, which encompasses the University of Alberta, including the residents and visitors to Lister Centre, can support specialty and convenience retail, and professional services on the site.

CNC Zoning should be retained on the site for the following key reasons:

· Need for and benefit of services in the neighbourhood 
Residents of Windsor Park, many of whom are seniors, need and benefit from commercial and professional services in the neighbourhood.  Services available close by enable seniors to remain in their own homes.  Without services on the site, there will be too few such businesses given the community’s demographics and the size of its customer base.  Commercial property benefits the city of Edmonton as well, as there is a higher tax rate for commercial property than for residential property.


· Location
CNC is viable on the site.  Windsor Park and the U of A can support commercial and professional services on this site as well as the other commercial development in the neighbourhood.  Given its proximity to the University of Alberta Hospital, the site is a desirable location for doctors’ offices in addition to neighbourhood and specialty retail to serve the residents of Windsor Park and Lister Hall, and daily traffic to the University.


· Walkability  
In recognition that walkability has been shown to be important for healthy citizens and communities, walkability has recently been adopted by City Council in the Smart Choices policy.  The presence of commercial and professional services supports the walkability of Windsor Park, and their reduction or loss diminishes the neighbourhood’s walkability.


· Neighbourhood Character and Integrity
Retaining CNC retains the character and integrity of the neighbourhood.  Rezoning the site to DC-2 for a 37-unit condo is inappropriate for the site and for the neighbourhood.  

City Council included the Mature Neighbourhood Overlay in the Zoning Bylaw to guide future residential development in neighbourhoods like Windsor Park to ensure that such development is consistent with the character of the community.  As the Mature Neighbourhood Overlay does not apply to the proposed condo development, the development is out of character with the neighbourhood.

Re-zoning the site DC-2 and building a 37-unit condo is inappropriate for the following key reasons:

· DC-2 zoning for a 37-unit condo is not appropriate for the site and the neighbourhood.  The height, density and landscaping are all out of character with the rest of the community.


· Such rezoning would reduce commercial services in Windsor Park and the walkability of the neighbourhood.


· With a floor area ratio (FAR) of 2.26 and density of 181 dwellings per hectare, the condo proposal is too dense for the site, which abuts single-family houses zoned RF-1.  The footprint is so large that there is insufficient room for the required amount of landscaping without overcrowding.  In contrast, in conventional multi-family zoning, the density allowed beside zones that permit single-family houses is a FAR of 1.5. 


· The height of the proposed condo is excessive next to single-family houses.  Houses to the north would be cast in shadow through the winter months, and there would be loss of privacy in all directions, as condo occupants on the third and fourth storeys could see into the houses and yards in the area surrounding the site.  Height of multi-family developments next to zones that permit single-family homes under the Medium Density Overlay is 11 metres and three storeys.  


· A condo would increase traffic near the school and jeopardize the safety of children walking to and being dropped off at school.  There already is a great deal of traffic in the area as about two-thirds to three-quarters of the students live outside the neighbourhood and are transported to and from school by car.  There is a day care centre at the school, an out of school program at the church and a nursery school program at the community league building, all of which generate traffic in the same location as the proposed condo, causing considerable traffic congestion without the increase in traffic that would be generated by the condo.


· There is no space for on-street parking.  While the proposal provides the minimum number of parking spaces for residents and visitors, the fact is most families have two cars.  74 cars cannot be accommodated on the site or on the residential streets.


· A four-storey condo does not benefit the Windsor Park community.  If built, current homeowners throughout the neighbourhood would be able to seek tax relief for loss of services and loss of walkability, while property owners closer to the development would be able to seek tax reduction for the additional nuisances of increased traffic and noise, loss of privacy and loss of sunlight.  A 10% reduction in taxes is typical in response to such appeals.  This is a significant amount of tax revenue loss to the City as Windsor Park has one of the highest property assessments in Edmonton.


Possible acceptable alternatives for the site:


· DC-2 zoning for a lower density, three and half storey mixed use development with street level retail and fewer residential units would address many of the concerns Windsor Park residents have about the four-storey condo development.  This would need to be presented to the Windsor Park community for endorsement.


· Residential zoning to which the Mature Neighbourhood Overlay applies (RF-1 to RF-5).  This would address the concerns about height and density but not the need for retail services. 

2.  Introduction to Windsor Park

Windsor Park is a neighbourhood of slightly fewer than 500 single family houses located just to the west of the University of Alberta (U of A) main campus and the Cross Cancer Institute.  The neighbourhood has a population of just under 1300 people, many of whom are seniors.  An additional 1800 young people live in the U of A residences across the street to the east of Windsor Park.  The Windsor Park Community League considers this high density residential complex at Lister Centre part of the community.  Students use the league’s staking rink and organize parties for children in the neighbourhood about twice a year, usually a Halloween party in the fall and an Easter egg hunt in the spring.  The Lister Hall students’ organization has a seat on the Windsor Park Community League Executive.

Windsor Park is bounded on the north and west by Saskatchewan Drive, on the south by University Avenue, and on the east by 116 St. north of 87th Avenue, and by 117 St. south of 87th Avenue.  This small community is impacted by the high density developments just to the east of the neighbourhood boundaries:  the University of Alberta main campus, the Jubilee Auditorium, the Capital Health Authority, including the University of Alberta Hospital, and the Cross Cancer Institute.  The University of Alberta is one of the densest developments in Edmonton.  The Capital Health Authority and the University are the largest employers in Edmonton.  Windsor Park is affected by large volumes of traffic generated by these large neighbouring institutions, and the high-rise university buildings on 116 St. north of 87th Ave. and on 117th St. south of 87th Ave. cast shadows over the Windsor Park houses across the street.

The Windsor Park Community League (WPCL) has one of the highest membership rates in the city.  The league is active in the community, supporting a soccer program, a nursery school program, an outdoor skating rink and a parking program on residential streets in our neighbourhood, and has contributed financially to a variety of worthy causes throughout Edmonton.  The southwest skateboard park, expansion of soccer facilities in the city, school lunch programs, and the utility box mural project in Old Strathcona are recent examples.  

The Windsor Park Community League follows and takes positions on civic and development issues.  For example:


· Through efforts of the league, Windsor Park has a residential parking program so that the streets do not fill with the parked cars of commuters to the University of Alberta.  


· The league closely follows and provides input on the developments at the University of Alberta.  


· The league supports the Mature Neighbourhood Overlay enacted by City Council to ensure new residential development in older communities fits in with existing homes.


· The league supports the extension of the LRT system, which has potential to reduce traffic pressures in the area.


· Through its involvement with the Central Area Council of Community Leagues, WPCL has followed and taken positions on a number of developments, such as the multi-plex movie theatre proposal for Whyte Avenue, the expansion of the Rossdale Power Plant and the 13 storey hotel proposed for Whyte Ave. and 109 St.


· More recently, the league has participated in the public meetings on Walkable Communities and the Transit system, and expressed concerns to City Council on the proposed decommissioning of the trolley bus system and the proposed High Speed Transit bridge across the river valley near Hawrelak Park.


· We look forward to reviewing and providing input on the specific guidelines and strategies that will be developed for the Smart Choices recommendations recently approved by City Council.

3.  Current Development Issue:  Re-Zoning Application

Windsor Park is currently facing a high-density development in the neighbourhood and the loss of a CNC site at 11702 – 87th Avenue, which is the subject of a re-zoning application for DC-2 zoning for purposes of building a four-storey condo.  

The Windsor Park Community League has held several community meetings starting in September 2003, which were well attended by Windsor Park residents.  Over 125 people attended the two meetings in September and over 50 attended a meeting in January.  The unanimous view of the community from those meetings was that CNC zoning should be retained, and that a condo is not a suitable development for the site.  

A Land Use Committee was struck to review the re-zoning proposal and make recommendations to the league executive.  The Committee has reviewed the proposal, reviewed the Zoning Bylaw, sought the views of the community, made recommendations at community meetings and to the league executive, and participated in meetings with the developer, along with other Windsor Park residents, to discuss the re-zoning proposal and express our views of the proposed development.

Reflecting community sentiment, the league is on record supporting the continuation of CNC zoning for the site.  The league also has taken the position that if the site were to be zoned residential, the appropriate zoning for the site would be a residential zone to which the Mature Neighbourhood Overlay applies, e.g. RF-1 to RF-5.  The league at its May 18 and June 22 meeting approved the information in this document.

4.  CNC Zoning for the Windsor Park Shopping Centre Site 

There are three properties in Windsor Park zoned CNC, on the north side of 87th Avenue, between 116th St. and 118th St. 


· The westernmost site is vacant, a service station that occupied the site for several decades having recently closed.  The property will lie fallow for several years during the venting of accumulated gasoline seepage.  It is not available for purchase or development until environmental clean up has taken place.


· The Windsor Park Shopping Centre at 11702 – 87th Avenue occupies the center site and is the subject of the re-zoning application.  

Current occupants of the site include three long-standing tenants – a licensed restaurant, a pharmacy, a barber shop, and one temporary tenant:  an election headquarters for a federal candidate.

The current shopping centre on the site is 50 years old and in need of replacement.


· There is a neighbourhood convenience shopping center on the easternmost site, currently occupied by a convenience store, a hairdresser, a small licensed restaurant, and a bank branch.  This shopping center replaced a small grocery store and is a much newer development than the Windsor Park Shopping Centre, having been rebuilt/renovated with the past 10 years.

CNC zoning is the most appropriate zoning for the Windsor Park Shopping Centre site.  It is bounded by CNC sites on the east and the west, and a commercial development would best serve the residents of Windsor Park.  The current services provided in the CNC developments are well supported, as was the service station that recently closed.  

Without such services on the site, neighbourhood residents will not have access to sufficient commercial and professional services.  The market study of the site done by Hudema to support the condo development indicates that Windsor Park can support 10,000 to 15,000 square feet of commercial space.  If the Windsor Park Shopping Centre is replaced with a condo rather than another commercial development, the neighbourhood will have slightly more than 7600 square feet of developed commercial space, which is much less than is needed and much less than can be supported.  

This estimate in the Hudema study (a market study conducted for VOCO) did not consider the large customer base provided by the proximity to the University of Alberta, specifically the residents and visitors to Lister Centre, as the study discounted the impact of the University of Alberta on commercial development in Windsor Park.  However, the University contributes part of the clientele that patronize a commercial development on the site.  About 1800 students live at Lister Centre, the University’s main undergraduate dormitory complex, which is located at 87th Avenue and 117 St., across the street from Windsor Park.  These students frequent the commercial outlets in Windsor Park, which are closer to Lister Hall than similar outlets on campus.  The drug store in Windsor Park is open longer hours than the one on campus.  In addition, many people travel by car each day from the west and northwest along 87th Avenue to work at the University of Alberta, University Hospital and the Cross Cancer Institute.  They also frequent the commercial outlets in Windsor Park.

The presence of retail and professional services in Windsor Park enhances the walkability of the neighbourhood.  A condo would reduce the number of these businesses and thereby reduce the walkability of the neighbourhood.  

Walkability has been shown to be essential for healthy communities and healthy individuals.  Dan Burden, a well-known advocate of walkable communities, visited Edmonton in April 2004 to make presentations to city staff and the public.  As he states on his Web site (www.walkable.org): “Walkable communities put urban environments back on a scale for sustainability of resources (both natural and economic) and lead to more social interaction, physical fitness and diminished crime and other social problems.  Walkable communities are more liveable communicates and lead to whole, happy healthy lives for the people who live in them” (retrieved from the Internet, May 31, 2004).  

Other recent publications lend further credence to Dan Burden’s position:  

· A scientific study conducted by University of British Columbia professor Lawrence Frank published in the June 2004 issue of the American Journal of Preventative Medicine demonstrates a link between the absence of walkability and obesity:  residents of communities with jobs, stores and schools within walking distance are less likely to be obese than those who live in suburban areas and have to drive to work, school and shopping.  The Edmonton Journal published an article about this study on May 31, 2004 and an editorial on June 2, 2004.  


· An article by Helen Pearson was published in the prestigious scientific journal Nature’s online update (www.nature.com) on June 4, 2004.  The article, descriptively titled:  “Obesity Fight Targets Town Plans”, highlights the realization of health officials in the United States that the entire layout of towns must change to promote walking and cycling, as the only way to reach workplaces, shops and schools in many areas is by car.  The article also reports on a recent conference in Washington, D.C. that tackled this problem and was attended by obesity experts, town planners and architects.  “One seemingly obvious way to eliminate people’s dependence on cars is to design communities in which shops, schools and workplaces are within walking distance of homes.”  


· The Edmonton Journal on Sunday, June 20 reported on a conference in Edmonton, organized by Climate Change Central, titled Shifting Gears (“Transit Nightmare Looms,” page A-7).  One of the speakers, Reid Ewing of the national Center of Smart Growth at the University of Maryland, “said it is important to keep cities pedestrian-friendly by creating mixed land-use zones.  Ewing gained prominence for his research that showed that residents of densely populated cities weigh an average of six pounds less than car-dependent residents living in large sprawling areas.” 

The Edmonton City Council has recently and very appropriately recognized the importance of walkability as a key component of development in Edmonton in the Smart Choices policy.  “Smart Choices for Developing Our Community – Recommendations” was adopted by City Council on March 23, 2004 (www.edmonton.ca/smartchoices).  Recommendation 2 of this Smart Choices document addresses walkability: “that a coordinated approach be taken to make walkability a prime consideration in infrastructure decisions and the review of new development, redevelopment and plan proposals.”  The condo proposed for 11702 – 87th Avenue would decrease the amount of commercial space in Windsor Park, and thereby diminish the walkability of the community, as residents would have fewer commercial establishments within walking distance of their homes.  

The Windsor Park Community League is pleased that walkability is to be a “prime consideration” in the review development proposals in Edmonton in the future.  We would ask that walkability be considered in the review of the re-zoning application for the Windsor Park Shopping Centre site at 11702 – 87th Avenue, although we are aware that specific guidelines or criteria for evaluating walkability are not yet in place.  These will be developed over the next year as part of the further work related to the Smart Choices recommendations.

The Windsor Park Shopping Centre site needs to be redeveloped.  The current development on the site is run down and needs to be replaced.  The residents of Windsor Park and the Windsor Park Community League strongly support retaining CNC zoning and redeveloping the site with a new CNC development.  We are aware that a CNC development can include multi-family housing on the upper one and half storeys as a discretionary use.  

An Edmonton physician is interested in purchasing the Windsor Park Shopping Centre property and building a two and a half storey commercial/professional building on the site.  This is a more suitable use for the community than a condo.  The site is ideally suited for such a purpose given the proximity of the University of Alberta Hospital and the neighbourhood demographics.  As Windsor Park has an average household income of over $140,000, the community can support some high-end, specialty retail as well as convenience retail.

5.  Residential Zoning for Windsor Park Consistent with the Mature 
     Neighbourhood Overlay

Residential property in Windsor Park consists of single family homes which are zoned RF-1.  Windsor Park is one of Edmonton’s mature neighbournoods.  The provisions of the Mature Neighbourhood Overlay in the Zoning Bylaw apply to residential development and redevelopment in Windsor Park.  

The Windsor Park Community League supported the development of the Mature Neighbourhood Overlay.  The purpose of the overlay is to ensure new residential development in mature neighborhoods is consistent with existing development and the character of the neighbourhood.  The Mature Neighbourhood Overlay applies to RF-1 to RF-5 zoning and does not apply to the proposed DC-2 zoning for a condo development, and therefore DC-2 zoning is not appropriate for Windsor Park.  

The Windsor Park Community League supports residential zoning for the shopping centre site to which the Mature Neighbourhood Overlay applies if CNC zoning cannot be retained.  While the league prefers CNC zoning for the Windsor Park Shopping Centre site, if it must be rezoned for residential development, we would consider any zoning to which the Mature Neighbourhood Overlay applies, i.e., RF-1 to RF-5.  This was discussed and unanimously agreed to at a community meeting on January 20, 2004 and passed as a motion by the Windsor Park Community League Executive.

Windsor Park Community League’s willingness to consider residential zoning other than RF-1 indicates flexibility and our awareness of the need for increased density for urban sustainability.  Increased density is another component of Smart Choices, Recommendation 4:  “that a small scale and medium density infill strategy be developed to encourage infill and enhance certainty in redevelopment situations for communities and development proponents,” although the strategy has not yet been presented to or adopted by City Council.  

It is the view of the Windsor Park Community League, reflecting the views of the residents of Windsor Park, that RF-2 to RF-5 represents appropriate increase in density for some properties in the neighbourhood, on a case by case basis, such as the Windsor Park Shopping Centre site, if retaining CNC zoning is not possible.  However, it remains the view of the league that CNC is the most appropriate zoning for the site and would be of greatest benefit to the neighbourhood.  We are aware that multi-family housing can occupy the upper one and a half floors of a CNC development, as a discretionary use, above street-level commercial uses.

6.  DC-2 Zoning for the Windsor Park Shopping Centre Site 

DC-2 Zoning is used when a site is not suitable for conventional zoning.  It is the position of the Windsor Park Community League that there is nothing sufficiently unusual about the property at 11702 – 87th Avenue that makes conventional zoning inappropriate.  It is a standard serviced lot in a residential neighbourhood on an arterial road currently zoned CNC.  

The reason that DC-2 zoning is proposed for the site is to maximize profit of the developer and the current owner.  The proposed zoning does not benefit the neighbourhood.  Instead the proposed zoning introduces additional problems for Windsor Park.  These concerns are described in section A below.

The community would consider a DC-2 re-zoning application if it was for a mixed-use development that retained retail services that the community values.  This alternative is described in section B below.

A.  The re-zoning application (DC-2) for a 37-unit condo development 

This re-zoning application for the purposes of building a condo in Windsor Park coincides with a softening of the multi-family and rental market in Edmonton.  Mortgage rates are low, which has encouraged young families to move from multi-family units into starter homes.  This has occurred at the same time that the recent multi-family building boom in Edmonton has outpaced population growth, resulting in a higher vacancy rate.  (See Edmonton Journal, Thursday, June 10, 2004, Business section, G-1.)  While multi-family housing units near the University rarely stand empty, more are not needed, as there is a sufficient supply in the Edmonton area.  There is good transit service to the University (bus and LRT) in addition to the availability of staff and student parking on campus.

As indicated above, it is the position of the Windsor Park Community League that DC-2 zoning and a condo are inappropriate for the site.  The proposed condo would have four-storeys, and 37-units with a Floor Area Ratio of 2.26.  The density of 2.26 is too great for the site, which abuts RF-1 properties to the north.  In conventional higher density zones, the density of multi-family units that abut zones that allow single family homes is considerably less:  1.5.  

The Windsor Park Community League has a number of specific concerns about the proposed condo development related to density:  height, shadow, loss of privacy, increased traffic near the school, insufficient parking on site, insufficient and inappropriate space for landscaping, inappropriate location of visitor parking, the loading space and the garbage bin, infrastructure condition and capacity (power, gas and sewer), noise and project economics.  

Height:  At four storeys and about 45 feet, the condo development would cast shadow in the winter on the properties to the north.  The height of residential property within the Mature Neighbourhood Overlay is limited to 32 feet.  A CNC development cannot exceed 40 feet.

Loss of privacy:  Condo residents on the third and fourth storeys could look out their windows into residential properties to the north, east and south.  Residents of those properties, about 80 properties overall, would suffer loss of privacy.  This is an unacceptable intrusion.  There are an insufficient number of mature trees to block the view from the third floor, and the fourth floor is above tree line.  Moreover, the trees that do screen the view are post-mature and located on other properties over which the developer has no control.  There is insufficient space at the rear (north side) of the property for a row of trees to screen the view, as the parkade ramp and visitor parking are located at the back.

Increased traffic near the school:  Traffic would increase on residential streets as visitor parking and access for condo residents to the underground parkade is off the east-west alley behind the property.  Increased traffic would be a particular problem for the school, which is on 118th Street, just north of 87th Avenue.  There is heavy traffic there on school days as two-thirds to three-quarters of the students enrolled at the school live in other neighbourhoods and come to school by car.  There is no school bus service to Windsor Park school.  The east-west alley is used by children to walk to school.  Their safety would be jeopardized by the increased traffic in the alley.  In addition, there is a day care in the school, a nursery school program in the Community League Building which is located on 118 St. between the school and 87th Avenue, and out-of-school program at St. George’s Anglican Church across the street from the proposed condo.  These programs generate traffic near the proposed development.  As a result of all these activities close to each other in this area, there is considerable traffic congestion in the area and we are concerned that 118th Street cannot accommodate traffic from the condo.  Cars leaving the condo in an east-bound direction are likely to use 118th Street because it is a signaled intersection at 87th Avenue.  Turning left onto 87th Avenue from the north-south alley or 117th Street would be difficult at peak times of the day.  We are aware that a car traveling eastbound to visit a sick relative at University Hospital was recently totaled at that intersection by someone turning left at 117th St.

Insufficient parking on site and on street:  Although the condo proposal provides the minimum amount of parking spaces for residents required by the Zoning Bylaw (50 for residents, 6 for visitors and one handicapped space), this is insufficient because there is no space for on-street parking for residents or visitors to the building.  There is no parking on 87th Avenue, an arterial road, and the two residential streets closest to the proposed development, 117 St. and 118 St., north of 87th Ave. allow street parking only for vehicles displaying a residential parking permit or visitor permit on only one side of the street.  There is no parking on the other side of the street on both streets.  There is half hour parking in front of the school for visitors to the school and community league.  There would be no where else for school visitors to park if these spaces were used by condo owners or visitors; as most cars using these spaces are parents dropping off children at the school, day care of nursery school, many of whom live in other neighbourhoods and do not have a residential parking permit live to far away to walk to the school.  Many children coming to the day care and nursery school from within the neighbourhood arrive by car and they are too little to walk.

Residential Parking:  Most families these days have two cars, while the parking formula for two-bedroom units is 1.5 parking spaces.  Furthermore, 8 of the parking spaces are tandem spaces.  Condo owners often purchase these to use the front portion for a storage cage.  Assuming four of these will be used for storage space, the parkade is 4 spaces below the number required by the bylaw.  Assuming 2 cars per condo unit, 74 parking spaces would be needed for residents of the development, considerably more than the 50 provided.  There would be no room on the streets for the cars of condo owners that could not be accommodated in the parkade.

Visitor Parking:  It could easily happen that there would be more than six visitors at a time to the condo.  With space on the nearby streets for visitor parking is severely limited, there would be no place for additional visitors to park their cars.  Moreover, we have an additional concern about visitor parking related to the developer associated with the re-zoning application for 11702 – 87th Avenue.  We have reason to believe that in another condo development he built, he sold the visitor as well as residential spaces to condo owners, resulting in a major problem.  The development is not in compliance with the zoning bylaw and there is no space to add visitor parking spaces.  That would be the case with this development as well – there would be no room for more visitor parking spaces to be built.

Parking Program:  Although the residents of the condos would live in Windsor Park, it is our understanding they would not be eligible to particpate in the residential parking program, as the City does not issue the residential parking stickers or visitor passes to multi-family buildings that have more than three storeys.  While this would protect the residential streets from an increase in parked cars, it raises an uncomfortable equity issue for the community at large.  This differential treatment of Windsor Park residents is troubling.

Insufficient space for landscaping:  Further evidence that the condo development is too dense for the site is the lack of space for the amount of landscaping required, the purpose of which is to contribute to a standard of liveability and appearance, from the initial placement through to mature growth.  Sufficient landscaping is especially necessary in Windsor Park, a mature neighbourhood with many mature, stately trees on both public and private property, in order for the development to fit into the community.  This does not appear to be possible.  In order to accommodate all the required planting, the landscaping would be crowded and overplanted on the available space.  Subtracting the unplantable areas, such as the building footprint, the underground parkade which extends beyond the footprint, visitor parking area, ramp to the parkade, loading zone, transformer, garbage area, front and back doors, sidewalks, ground level patios, a little more than 3,000 square feet are left for planting the proposed 28 trees and 80 shrubs, which is unrealistic for the amount of space available.  Furthermore, the space available for planting is not well distributed around the property, which will result in bunched up, crowded plantings of questionable sustainability around the loading zone and the front door.  

Inappropriate landscaping for Windsor Park.  As the underground parkade extends to the front and side property lines, much of the landscaping would be planted in pots.  It would be difficult for these trees to survive in such containers in Edmonton’s climate, let alone grow to maturity.  The type of trees that can be planted in pots are smaller varieties, which, assuming they would survive to maturity, would be shorter than the type of trees needed to provide screening to protect the privacy of neighbouring properties.  This type of landscaping is inappropriate for Windsor Park, a mature community with many in-ground large, stately trees.  

Underground parkades that extend beyond the building footprint, as would be the case of the condo parkade, often develop leaks, which need costly repairs that involve digging up the landscaping.  The parkades at both the Telus Centre for Professional Development at the University of Alberta (87th Avenue and 111 St.), a recent development, and the Stanley Milner Library in downtown Edmonton are currently undergoing such repairs, with areas around the buildings dug up.  This situation could happen in the future with the condo parkade, to the detriment of the landscaping.

Inconvenient location of loading zone, garbage bin and visitor parking:  Further evidence that the condo is too big for the site is the location of the loading zone, garbage bin and visitor parking, and lack of lay by.  Because space is so tight on the site, the back door leads directly into a visitor parking space.  If the space is occupied, someone walking out of the building by the back door would have to go around a parked car.  There is no space for visitor parking in the front:  there is insufficient room in front of the proposed condo and, as 87th Avenue is a busy arterial, street parking is not permitted.  Visitors will have to access the building from the back door.  This is out of character in Windsor Park where visitors to all other residential and commercial properties come to the front of the building.  There is no lay by on the condo plan for dropping off or picking up passengers at the condo.  87th Avenue may be used for that purpose, which would impede the flow of traffic on a busy arterial road.  Because of the location of the visitor parking and the garage ramp, the garbage bin and the loading space are not conveniently located near the back door.  Instead, the garbage bin and the loading space are located at the northwest corner of the property.  Given this awkward location, residents will be inconvenienced taking out the garbage (a regular occurrence), and the alley or the visitor parking space closest to the back door will become the de facto loading space, blocking traffic in the alley or blocking access to the building.  

Ageing Infrastructure:  The infrastructure in Windsor Park is more than 50 years old.  We are concerned about the impact on aging infrastructure of a 37-unit residential building on a 22,000 square foot lot.  We also are concerned that if upgrades are needed to service the site, the cost may be borne by all the residents of the Windsor Park.  We need more information on these concerns.

Sewer Condition and Capacity:  We are concerned about impact of 37 residential units on the sewer system, on a property that is only 22,000 square feet.  This is a considerable increase from the load on the sewer of the current CNC development of four retail units.  There have been problems with the sewer system in recent years in various parts of the neighbourhood, which heightens our concern about the capacity and condition of the sewer system.  We need information about the sufficiency of the sewer capacity and condition for a development of this size, and about whether property owners throughout Windsor Park would be responsible for the costs of increasing sewer capacity and upgrading the condition of the sewer lines.

Electricity:  Windsor Park is served by overhead lines.  A transformer will be installed if the 37-unit condo is built to boost the power supply to the building.  We need to know what impact this will have on the power supply to the rest of the neighbourhood and whether there will be increased costs to current EPCOR customers in the neighbourhood for these power upgrades.

Natural Gas:  More gas will be needed for the condo that is currently used on the site.  We do not know if the gas lines are capable of providing the increased amount of gas the 37-unit condo would need nor do we know if the increased gas to the condo will affect the gas supply to other gas customers in the neighbourhood:  the houses, churches and other businesses.

Out of character front set back:  While the league appreciates that a larger set back is provided at the rear of the building out of respect to the single-family houses to the north of the proposed condo, one of the distinguishing characteristics of our community is buildings set back on large lots screened by mature trees.  As a result of the minimum front set back, the proposed condo will not blend in with the other residential developments in the neighbourhood.

Noise:  In addition to general noise levels increasing in the neighbourhood when additional cars and people are present, we have a particular concern about the noises that will be produced by the building, specifically the parkade ventilation system, the building or unit ventilation systems, and the transformer.  The cumulative impact of these noises could be quite disturbing to the neighbours to the north, and would have a negative impact on their enjoyment of their back yards.  Moreover, we have a particular concern about noise because the parkade ventilation system installed in one of the developer’s Garneau buildings is very loud, exceeding the City’s noise bylaw.  We empathize with our Garneau neighbours who are living with this problem and do not want such a problem in Windsor Park.

Project economics:  The main reason that the condo is too dense for the site and out of character for the community is the purchase price of the property.  The proponent made too high an offer on the property, so is proposing to overbuild on the site to get a sufficient return on the investment.  As the property has not been on the market, the true market price has not been tested.  However, it is reasonable to assume that the market price would be less than the proponent’s private offer.  As a result, two individuals will benefit if the re-zoning is granted – the owner and the developer – at the expense of a well-established community known as a pleasant place to live, and the nearly 1300 Edmontonians who live in our community.

B.  Alternative DC-2 Option – Mixed Use Development

A mixed-use development that provides retail services at street level and no more than two and a half storeys of multi-family housing above the main level also would not fit with conventional zoning and would need to be zoned DC-2.  

This option does not at present exist but would be considered more positively than the existing condo proposal by the Windsor Park Community League if presented.  We have heard from the developer that mixed-use developments are not successful.  We disagree, and our point of view is supported by comments made by planners and architects who recently attended a conference on architecture and urban design in Edmonton.  As reported in the Edmonton Journal on Friday, June 25, 2004, pages B1 and 8, comments made about HUB Mall applies to the mixed-use option for the Windsor Park CNC site:  

“It was a very revolutionary building for its time.  In the 1970s, there were not that many mixed-use buildings being built.  It’s more the norm now to have residential above and commercial down below.  It leads to more animated, livelier cities” (Jack Kobayashi, architect).

“I went to the U of A for three years and always hung out in this building.  Then I got into architecture school and it’s in all the books.  I always knew I liked it but I didn’t know why [before studying architecture].  It just felt really good to be in” (Ron Wickman, architect).

Such a DC-2 rezoning application for a mixed-use development would have the following differences from the current re-zoning application:

· Provide retail services at street level.

· Provide a lay by for passenger pick up and drop off, and parking for the retail customers using the Transportation Right of Way on 87th Avenue.

· Relocate the parkade entrance to the north-south alley so that traffic on the east-west alley would be minimized. 

· Reduce the number of residential units, e.g., 14-19.

· Reduce the height:  at a minimum, remove the fourth storey from the north side of the building and recess the fourth storey units on the other three sides.

· Reduce the size of the parkade so that it does not extend much beyond the footprint of the building.  With fewer residential units, the parkade does not need to be have as many parking spaces or occupy as much space beyond the building footprint.

· Provide more in ground landscaping.

· Move the garbage receptacle and the loading space closer to the back door (off the east-west alley) in the space freed up by moving the parkade ramp to the north-south alley. 

This option addresses the concerns the community has with the current re-zoning proposal.  It would provide retail services that the community needs, and the negative impacts of the current proposal would be reduced considerably:  height, density, traffic, impact on infrastructure, shadow and loss of privacy.  

We would also ask the City of Edmonton to install a traffic light at 117th Street and 87th Avenue so that traffic leaving the development eastbound would not increase traffic on 118 Street.  While the city typically installs traffic lights at alternate intersections, there are signals at each intersection along other stretches of 87th Avenue in the University area (111 St. to 116 St) to the east, in recognition of the amount of traffic in the area.  Adding another signalized intersection at 117 St. would extend this practice for two more contiguous blocks to the west.

This option would need to be presented to the community for endorsement and to the Windsor Park Community League Executive for approval.  We would also need information that demonstrates:

· the adequacy of sewer capacity and condition for such a development, without additional costs to current Windsor Park property owners

· the adequacy of power and gas lines for the development, without additional costs to current Windsor Park residents

· the noise levels from the ventilation systems and transformer are not going to be bothersome to the neighbours.

7.  Conclusions and Recommendations 

Conclusions

The Windsor Park Community League has thoroughly considered the re-zoning application and concluded that it is not in the best interest of the community.  

There are better ways to redevelop the property that would provide greater benefit to Windsor Park residents and would better fit with policy direction of the City of Edmonton, in particular the Mature Neighbourhood Overlay and Smart Choices.

Recommendations 

First and foremost, CNC zoning for the Windsor Park Shopping Centre Site should be retained:  

· It is the most appropriate zoning for the site and most beneficial to the residents of the neighbourhood.  

· CNC zoning is economically viable.

· It could accommodate multi-family housing on the upper levels but fewer than proposed in the DC-2 rezoning application.

Second, Windsor Park Community League would be willing to consider residential zoning for the site to which the Mature Neighbourhood Overlay applies, i.e., RF-1 to RF-5.

Finally, while Windsor Park Community League could not support DC-2 zoning to accommodate a residential development of greater density than conventional zoning would allow, as such a development creates a number of serious problems for the neighbourhood (outlined above), the league would be willing to consider a DC-2 proposal for a mixed-use development that provides retail services at street level and up to two and a half storeys of multi-family housing (14-19 units) above the main level, as long as the traffic, parking, noise and infrastructure concerns are addressed.  Such a development would benefit the community by providing retail services, and would be an appropriate increase in density for the site considering of the size of the property, the neighbouring single-family houses and the policy direction of City Council in Smart Choices.  
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