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1. South of Wye ARP Project:
An Introduction

The purpose of the South of Wye ARP project is to create a new Area Redevelopment Plan (ARP)
for Campbelltown Heights, Wye Road Gardens and Ordze Park subdivisions. The project will also
update the existing South of Wye Road ARP in order to ensure coordination of land use and
servicing in the area.

An Area Redevelopment Plan (ARP) is a statutory plan that provides guidance to landowners
who may wish to redevelop their properties in the future. The final ARPs will include:

e ARP Vision and Guiding Principles that are clear and collective;

o Policy directions to guide redevelopments within the Project Area;

e Policies that will address mobility, the public realm, and the built form;

¢ Implementation strategies; and

o Collective supportive documents that include a Transportation Study and a Utilities
Master Plan, that will be prepared to support both ARP deliverables.

The Project Area is illustrated in Figure 1. The Project Area includes the South of Wye Road
ARP, as well as the Campbelltown Heights, Wye Road Gardens and Ordze Park subdivisions.
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Figure 1: South of Wye ARP Project Area
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1.1. Phase 3A Summary of Engagement Themes

In Phase 3A, three Land Use Concept Scenarios were presented to the public for feedback.
These scenarios were designed as a starting point to understand local landowner and
community preferences regarding the redevelopment opportunities for the South of Wye ARP
Project area. Several key themes emerged from the Phase 3A consultation that occurred in the
spring of 2021 that will inform the development of a draft Recommended Land Use Concept.
Consultation on a draft Recommended Land Use Concept is intended to occur in the fall of 2021.

Key Engagement Themes:

Zg: Opinions about the future of the area are polarized.

landowner responses, it is evident that residential landowners’ opinions on

redevelopment are much more polarized compared to other stakeholders. This
was also evident in the consultation completed for Phases 1 and 2. While general survey
respondents offer a range of opinions on redevelopment of the South of Wye ARP Project
area, residential landowners adjacent to the existing commercial area are strong advocates
for redevelopment in the area, while other landowners are extremely opposed and propose
no redevelopment in the area at all.

g By examining survey and workshop data according to landowner and non-

Next Steps: The Vision and Guiding Principles for the project created as part of Phases 1 and
2 took into account concerns regarding the impact that future redevelopment may have on
existing country residential landowners. Redevelopment potential within the existing country
residential area has been limited due to these concerns. Strathcona County’s mandate for
the South of Wye ARP Project is to outline how redevelopment may proceed within the
project area, therefore a scenario with no redevelopment was not provided as an option for
Phase 3A. Moving forward, the draft Recommended Land Use Concept and subsequent ARP
policy will incorporate feedback regarding buffers, land use transition, building heights and
lot-splitting to create a Recommended Land Use Concept that attempts to resolve conflict
and concerns that have been raised throughout the project.

The quality (type, size, and appearance) of the buffer between
the redeveloping and residential area is fundamental to
agreeable redevelopment.

Residents of the South of Wye ARP Project area were clear in their engagement
feedback that an appropriate buffer is necessary to maintain the existing country residential
feel of the area as redevelopment occurs. Mitigating traffic noise, views, and garbage
generated by the redeveloping area were key concerns of local residents.

South of Wye STRATHCONA
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Next Steps: The draft Recommended Land Use Concept and corresponding Area
Redevelopment Plan policies will clearly articulate the requirement for buffers relative to the
redeveloping areas and adjacent country residential.

Landowners within the project area raised concerns regarding
the proposed building heights for both the existing commercial
area, as well as the existing country residential parcels
proposed for redevelopment opportunities

While some survey participants expressed concern that the scenarios did not represent
sufficient density in the redevelopment area, many landowners within the project area were
clear in their preference for lower-density redevelopment which they feel will have a lower
impact on their properties. Some residential landowners expressed a preference for a
maximum of two storey buildings on parcels adjacent to country residential properties.
Further, several landowners expressed concern regarding heights in the existing commercial
area.

Next Steps: The project team will review the proposed heights in the project area and
potential options for lower-density to act as a transitional land use in the draft
Recommended Land Use Concept.

More information is needed on lot-splitting within the Country

6 9 Residential area.

Many engagement participants raised further questions around lot-splitting

including where lot-splitting would be allowed, what types of buildings would
be allowed on new lots, and servicing capacity in the area to support an increase in density
through lot-splitting.

Next Steps: A concurrent utilities study is being conducted to assess current and potential
capacity for servicing redevelopments in the South of Wye ARP Project area. The study,
draft Recommended Land Use Concept and corresponding Area Redevelopment Plan policies
will describe the potential for lot-splitting in the area and areas where lot-splitting would be
considered, including lot sizes and servicing requirements.

The redevelopment plan needs to address the potential of
/II redevelopment causing a “domino effect” throughout the area.
Many residents of the South of Wye ARP Project area expressed concern that
allowing redevelopment south of the existing commercial area will cause a
“snowball” or “*domino effect” throughout the area, creating new parcels that will be
adjacent to the redeveloping area which will then wish to redevelop, and so on, pushing
redevelopment further south. There is concern that allowing redevelopment of some existing

country residential parcels will threaten the maintenance of the country residential character
throughout the project area.
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Next Steps: The Recommended Land Use Concept and corresponding ARP policies will
carefully consider locations for redevelopment and the development of local roadway access
to limit redevelopment viability to a concentrated area. Supporting ARP policy will stress the
maintenance of existing country residential in the area. The South of Wye ARP Project will
guide redevelopment in this manner for the foreseeable future, preventing a “*domino effect”
of redevelopment in the area.

Safe active transportation connections remain a priority for
residents and visitors to the area.

In Phase 1 and Phase 2 of engagement, residents and visitors stressed the
need for safe active transportation connections within and throughout the South of Wye ARP
Project area. Participants in Phase 3A engagement reiterated the need for multi-use trails
that are safe for people of all ages and abilities to use. Participants hope that a multi-modal
approach to transportation in the area will reduce local traffic and increase the livability of
the area.

Next Steps: Detailed cross-sections of local roadways and routes are in development to
depict the proposed style of multi-use paths within the South of Wye ARP Project area.
Corresponding ARP policies will stress the importance of safety in the construction of active
transportation connections and potential conflicts with vehicles in the currently auto-oriented
environment.

/. South of Wye STRATHCONA
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1.2. Project Timelines

South of Wye ARP Project

It takes time to prepare an area redevelopment plan. Below are the expected timelines for this

project:
South of Wye ARP Project Phases XS v ey
PHASE 3
JULY - OCTOBER - JANUARY 2021 - JANUARY - JUNE -
OCTOBER 2020 DECEMBER 2020 JANUARY 2022 JUNE 2022 SEPTEMBER 2022
e Project e Technical e Lland Use e Prepare e Finalize ARPs
Initiation Background Concepts and Drafts of and Technical
Documents Boundary ARPs and Studies
Scenarios for Technical
e Background ARPs Studies for
Research RecarmEnded Consultation
Land Use and
Concepts and Circulation
Boundaries for
ARPs
e Consultation e Consultation Consultation, e Consultation e Council
#1 #2 #3A Public, #4 Public, Presentation
Stakeholder Stakeholder Stakeholder and Stakeholder and Public
and Landowner and Landowner - and Landowner Hearing
- Visioning Landowner Scenarios - Review
- Concept Consultation of Draft
Design #3B Public, Documents

Consultation

Stakeholder and
Landowner -
Recommendation

WE ARE
HERE

1.3. Phase 3A Engagement

y

y

Figure 2: South of Wye ARP Project Phases

Public engagement on the ARP project will occur throughout the project, beginning in Phase 1
and concluding in Phase 5 with a Public Hearing. Through this process, the project team will
obtain feedback from landowners, stakeholders, and the general public to develop concepts,
clarify issues, and identify possible solutions. County staff, Council, landowners, stakeholders,
and the general public will enter into a dialogue together to explore each other’s perspectives,
goals, plans, concerns, expectations, and possible solutions.

South of Wye
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In Phase 3A, three land use concept scenarios were presented to the public and area
landowners for review and comment.

The updated Vision and Guiding Principles are also shown below. The land use concept
scenarios, as they were presented, are also included below. For a detailed description of each
scenario, please refer to the Land Use Concept Scenarios Overview at:
https://www.strathcona.ca/files/files/pds-sow-arp-landusescenariosoverview.pdf

1.4. Vision

The area south of Wye Road is well-established and attractive for residents and visitors, with
existing country residential, commercial, and community services.

Redevelopment of country residential parcels will be limited in order to retain the country
residential character of the area.

Redevelopment that does occur will work towards supporting a mix of uses within and adjacent
to the existing commercial area south of Wye Road, enhancing public open spaces and
conserving natural areas.

Over time, the transportation network will be improved with better connections and will be safe
for all modes, ages and abilities.

1.5. Guiding Principles

Guiding Principle #1 Retain country residential character

The existing country residential area will maintain its predominant country residential land use.
The redevelopment of existing country residential parcels for urban development will be limited
and will require appropriate buffering and land use transitioning to adjacent country residential
uses.

Guiding Principle #2 Limit redevelopment of the existing country residential area

Redevelopment within the country residential area will only be considered where transportation
and utility requirements can be met. The type of redevelopment will be limited to re-subdivision
for urban development where it is adjacent to the existing commercial area south of Wye Road

or for country residential lot-splitting.

Country residential lot-splitting will be limited to existing country residential parcels where large
parcel sizes can be maintained for country residential purposes.

Re-subdivision for urban development, such as commercial, community services, or higher
density forms of housing, must be located adjacent to the existing commercial area south of
Wye Road and include appropriate buffering and land use transitioning to adjacent country
residential uses.

10
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Guiding Principle #3 Conserve and integrate natural areas

Publicly owned natural areas will be retained and incorporated into an overall open space
network. For parcels that redevelop, efforts will be made to retain and sensitively integrate their
key natural areas, where possible, to enhance the ecological value of the area.

Guiding Principle # 4 Support a mix of uses in the existing commercial area south of
Wye Road

The existing commercial area south of Wye Road will have the opportunity to redevelop into a
mix of uses to ensure flexibility for the future. Redevelopment of this area could take the form
of a variety of commercial uses, community service uses, as well as accommodate higher
density forms of housing, and will include appropriate buffering and land use transitioning to
adjacent country residential uses.

Guiding Principle # 5 Enhance public open spaces and community amenities

Publicly owned lands will be used to promote community interaction and to increase public
recreation. The commercial area south of Wye Road will enhance its public spaces, to create
amenities and connections that ensure the safety and comfort of all users.

Guiding Principle #6 Improve the transportation network

Where appropriate, transportation upgrades to accommodate modes including vehicles,
pedestrians, and cyclists will be required to support redevelopment. The local active
transportation network will be expanded to increase connectivity between existing country
residential areas, publicly owned lands, commercial amenities, and transit facilities.

Range Road 233 will be managed and maintained as a key arterial connection and will include
active transportation infrastructure.

11
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1.6. Land Use Concept Scenario A
South of Wye ARP Project
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Figure 3: Land Use Concept Scenario A

Land Use Scenario A proposes the most opportunity for redevelopment within the Project Area. Urban redevelopment opportunities are proposed
within the existing commercial area south of Wye Road and along almost the entire northern edge of the existing Country Residential area.

The majority of the existing Country Residential area is proposed to remain as Country Residential with potential opportunities for lot-splitting.
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1.7. Land Use Concept Scenario B
South of Wye ARP Project
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Figure 4: Land Use Concept Scenario B

Land Use Scenario B proposes less opportunity for redevelopment in comparison to Land Use Scenario A, but more redevelopment in comparison
to Land Use Scenario C.

Urban redevelopment opportunities are proposed within the existing commercial area south of Wye Road and along a portion of the existing

Country Residential area adjacent to the existing commercial area. The majority of the existing Country Residential area is proposed to remain as
Country Residential with potential opportunities for lot-splitting.
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1.8. Land Use Concept Scenario C
South of Wye ARP Project
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Figure 5: Land Use Concept Scenario C
Land Use Scenario C proposes the lowest opportunity for redevelopment within the Project Area.

Urban redevelopment opportunities are proposed within the existing commercial area south of Wye Road and along a portion of the existing

Country Residential area adjacent to the existing commercial area. The majority of the existing Country Residential area is proposed to remain as
Country Residential with potential opportunities for lot-splitting
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2. How We Communicated

Phase 2 engagement was launched Tuesday April 20, 2021 and
was completed on Monday May 10, 2021.

We reached out to
invite local area
property owners as well
as interested
community members to
participate in several
engagement
opportunities. A
variety of tactics
were used to reach a
broad segment of the
population and a
diversity of users of
the Project Area:

NUMBER OF
E-NEWSLETTER
RECIPIENTS

[~ |

80 & 88

Recipients of Recipients of
e-newsletter #4 e-newsletter
and #5 #6

DIGITAL
SCREEN
ADS

DIGITAL SCREEN ADS RAN
ACROSS COUNTY FACILITIES FROM

APRIL 20™ -
MAY 10™, 2021

South of Wye
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NUMBER OF
TO THE ADS RUN
WEBSITE
L
;
by O

The newspaper advertisements ran
twice in the Sherwood Park News,

7
1,936

once on April 20 and once on

PAGE VIEWS April 30, 2021.

NUMBER OF

NUMBER OF SOCIAL
LETTERS MEDIA
- POSTS

A= » e, W

4 " @“@?
m@ W

b5

34 & 96 \/

COMMERCIAL  RESIDENTIAL
PROPERTY PROPERTY
OWNERS OWNERS 3 6 6 0
7
TWITTER IMPRESSIONS
TWEET ENGAGEMENTS
POSTERS

3,989

PEOPLE REACHED
ON FACEBOOK

121

ENGAGEMENTS
ON FACEBOOK

A POSTER LOCATED IN
COUNTY COMMUNITY CENTRE

APRIL 20™ -
MAY 10™, 2021
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3. How You Engaged

South of Wye ARP Project

Phase 3A provided several opportunities for the community to contribute their ideas on the
ARP project. There was a total of 474 responses to the online surveys over the course of
21 days, and a total of 17 participants attended the residential workshop. The project
team also invited landowners in the proposed redevelopment areas to participate in one-
on-one meetings with the project team. Landowners from 8 of the 14 country residential
parcels identified for potential redevelopment opportunities participated in one-on-one
meetings. The project team also responded to a humber of emails and phone calls
regarding questions and comments on the ARP project.

PUBLIC
SURVEY

/4

The public survey was open to all members
of the community and could be accessed
from the project webpage.

118

PEOPLE PARTICIPATED

LANDOWNER

Landowner Workshop -
Local and adjacent area Property owners were invited
to join an online concept drafting workshop.

Landowners from 8 of the parcels reached out for a
one-on-one meeting with the project team.

17

ATTENDEES

South of Wye
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SCOOP
SURVEY

Members of SCOOP (Strathcona County Online Opinion
Panel) were invited to participate via an online survey.
SCOOP is an opt-in survey community whose members
are regularly invited to provide feedback on County
initiatives and issues.

356

PEOPLE PARTICIPATED

EMAILS &
PHONE
CALLS

Participants were also invited to contact our project
team with questions or comments.

30

INTERACTIONS

Please NOTE: In order to contribute to reducing the spread of
COVID-19, all public engagement was offered in an online format.

18
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A NOTE TO OUR PARTICIPANTS:

We want to say thank you to all those who have participated in this engagement

process. We are grateful to those who signed in, participated online and invited
their friends, neighbours and colleagues to join the conversation.

Abiding by the Code of Ethics of the International Association of Public Participation
(IAP2) the WSP & Dialogue Partners team has tried to reflect the themes and summary
of participant input from the conversation in a way that captures the essence of what

was shared. Any mistake or errors in this summary are based solely on our
interpretation and analysis of that input.

WSP & Dialogue Partners Team

19
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4. Who Engaged

A wide variety of participants engaged, from long-term residents to visitors of the Project
Area. Here’s what we learned about who participated.

4.1. Online Survey Participants

A total of 474 people responded to an online survey hosted on SCOOP and Alchemer via
the County website. Almost half of survey participants visit the Project Area for retail and
other services, at 47%. 13% of respondents were residential landowners within the Project
Area, while 17% were residential landowners adjacent to the Project Area, and 21%
selected “other” or “prefer not to answer”. Relationships described as other include
Strathcona County/Sherwood Park residents, non-landowning Project Area occupants,
family members of landowners, and people who drive by or visit the Project Area for other
purposes such as recreation.

How would you describe your relationship to the Project Area?

Work in the Project Business landowner
Area adjacent to the

1% Business
—p':gieet‘a‘ea—landowner
0% within the
Project
Area
1%

Residential

landowner within the

Project Area
13%

Figure 6: Online Survey Participants’ Relationship to the Project Area

To identify the input of residential and business landowners within the Project Area, the
input provided by this group will be reported separately throughout the report.

21
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4.2 Online Workshop Participants
The majority of the online workshop participants who completed this question were
residential landowners within the Project Area, while one participant identified as “other”. A

total of 17 participants attended the workshop and a total of 15 participants completed this
poll question. Some participants chose not to respond to the poll questions.

How would you describe your relationship to the Project Area?

Other, 7%

Residential landowner
within the project area,
93%

Figure 7: Workshop Participants’ Relationship to the Project Area

4.3 Landowner One-on-one Meeting Participants

Landowners from the 14 country residential parcels that were identified for potential
redevelopment opportunities were invited to participate in one-on-one meetings with the
project team. Landowners from 8 of the parcels reached out and met with the project
team.

22
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5. What We Asked

5.1 Here’s what we asked you

Through the online survey, we asked:

* How would you describe your relationship to the Project Area?

* How satisfied are you with the overall Land Use Scenario
A/B/C?

*  How satisfied are you with the overall proposed transportation
network (including both roads and active transportation
connections) identified in Land Use Scenario A/B/C?

* How satisfied are you with the parcels that are identified for
potential redevelopment opportunities in Land Use Scenario
A/B/C?

*  How satisfied are you with the proposed transitions/buffers
proposed between parcels that are identified for potential , 7
redevelopment opportunities and existing country residential L &
in Land Use Scenario A/B/C?

*  What do you think the pros or benefits are of Land Use Scenario A/B/C?
»  What do you think the cons or drawbacks are of Land Use Concept Scenario A/B/C?

*  Which of the potential land use concept scenarios best align with what you would like to see for the
future of the Project Area?

» |s there anything you would like to see changed in Land Use Scenario A/B/C?

*  What do you envision for buffering and/or land use transitioning between parcels identified for
potential redevelopment opportunities and existing country residential in the Project Area?

»  What do you envision for lot-splitting opportunities within the country residential parcels of the Project
Area?

* Do you have any additional comments related to the South of Wye ARP Project?

During one-on-one meetings with landowners,
we asked:

*  What are your thoughts regarding the
redevelopment opportunities for your parcel
in each scenario?

= Do you have a preferred scenario with
respect to your parcel?

» Do you have any concerns regarding the
redevelopment potential identified for your
property?

South of Wye
v ARP Project I/ (S:-IO-ISI/\?'\I-'I-YHCONA
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At the residential workshop, we
shared each scenario and asked:

= How would you describe your relationship to the project ‘ E

area? '
*  What do you envision for lot-splitting opportunities
within the country residential parcels of the Project Area?
*  What do you envision for buffering and/or land use
transitioning between parcels identified for potential "
redevelopment opportunities and existing country L |

residential in the Project Area?

-

* Regarding each land use Scenario:
o How satisfied are you with the overall Land Use Scenario A/B/C?

o How satisfied are you with the overall proposed transportation network (including both roads and active
transportation connections) identified in Land Use Scenario A/B/C?

o How satisfied are you with the parcels that are identified for potential redevelopment opportunities in Land
Use Scenario A/B/C?

o How satisfied are you with the proposed transitions/buffers proposed between parcels that are identified
for potential redevelopment opportunities and existing country residential in Land Use Scenario A/B/C?

*  Which of the potential land use concept scenarios best align with what you would like to see for the
future of the Project Area?

During the residential workshop, for each scenario,
we broke out into groups and asked:

*  What are the pros and benefits associated
with this scenario?
*  What are the cons and drawbacks of this
‘ scenario?

What would need to be considered to ensure
we are in alighment with the vision and
guiding principles?

25
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6. What You Told Us...

A summary of what was heard is visually depicted below. For a complete table of data
collected, see Appendix A.

6.1. ... about Land Use Scenario A

How satisfied are you with the overall Land Use Scenario A?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

B Very unsatified B Somewhat unsatisfied H Neither satisfied nor unsatisfied

W Somewhat satisfied M Very satisfied

Figure 8: Overall Satisfaction with Land Use Scenario A

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

48% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with Land use
Scenario A, while 50% identified they were either very satisfied or somewhat satisfied, and
2% identified that they were neither satisfied nor unsatisfied. A total of 58 participants
responded to this survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

26% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with Land use
Scenario A, while 54% identified they were either very satisfied or somewhat satisfied, and
20% identified that they were neither satisfied nor unsatisfied. A total of 235 participants
responded to this survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

67% of the residential workshop participants identified that they were either somewhat
unsatisfied or very unsatisfied with Land use Scenario A. 20% identified they were either
somewhat satisfied or very satisfied, and 13% identified that they were neither satisfied
nor unsatisfied. A total of 15 participants responded to this poll.

South of Wye
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What are the pros and benefits associated with Land Use
Scenario A?

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

Landowners who responded to the online survey expressed that Scenario A proposes a
good mix of commercial, country residential and medium density residential development,
while maintaining the existing country residential character. Respondents noted the
gradual transition and buffer between proposed new development and existing country
residential as a benefit. Respondents felt that Scenario A proposed good access to other
neighbourhoods, commercial, and arteries, and also noted the Range Road 233 active
transportation connection as a benefit.

“This allows for the perfect community “makes the area more vibrant, and
development for the area. Leaving the allowing for more activities in the
majority of Campbelltown Heights area without sacrificing the nature
untouched and able to maintain their of the community as a whole.”

county residential neighborhoods.”
-Landowner Online Survey
-Landowner Online Survey Respondent Respondent

.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

Survey respondents identified many benefits of Scenario A, highlighting proposed bicycle
and walking paths, housing diversity, an increase of amenities in walking distance, and
improved transportation connections within the area. Respondents also identified the area
as an ideal location for mixed use development that supports more active transportation
use and less reliance on personal vehicles. It was also noted by respondents that Scenario
A creates a good transition and buffer between potential development and existing country

residential.
“More modern "neighbourhood as a
These conc.epts a-re long _over village" plan, like some older European
due. The Tri-plex is especially cities. Limiting the NEED for a vehicle
good. is way better for the environment. I

-Survey Participant would love to live in this plan.”

-Survey Participant
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RESIDENTIAL WORKSHOP PARTICIPANTS:

Some residential workshop attendees commented that Scenario A provides a good
opportunity for development, and that a trail along Range Road 233 is long overdue. They
felt that the proposed redevelopment opportunities on the existing commercial land was
appropriate and mentioned they appreciate the process of engagement on the scenarios.
Comments included that the buffer was important to this scenario and there are good
redevelopment opportunities on Ash Street. For those who do want to rezone and
redevelop their properties, it was expressed that Scenario A meets their needs.

“Elegant design that would benefit “Development on existing
the community” commercial lands is acceptable”
-Residential Workshop Participant -Residential Workshop Participant

What are the cons and drawbacks of Land Use Scenario A?

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

Survey respondents who are landowners are concerned about an increase in traffic,
garbage and noise in Scenario A. Several respondents feel that the proposed heights within
the Scenario A are too high, for both the areas proposed for Mixed Development -
Commercial and Residential and Mixed Development - Community Commercial and
Residential. Some respondents felt that the redevelopment proposed in Scenario A does
not maintain the country residential character of the Project Area, that the proposed
buffers appear to be very minimal, and that one of the properties proposed for Mixed
Development - Community Commercial and Residential does not align with the Guiding
Principles #2 criteria of being located adjacent to the existing commercial area south of
Wye Road. Concerns were also noted regarding trails, related to landowner security and
safety. A few respondents felt that Scenario A was too conservative, and would prefer to
see more area dedicated to redevelopment.

4 )

“Redevelopment proposed for ( \
country residential parcels is too “Does not meet the vision of this
intensive creating more negative project. Scenario A does not retain
impact on newly affected the country residential character of
properties than that which the area....far from it!”
existing properties experience.”

-Landowner Survey Participant

-Landowner Survey Participant ) \/ j
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ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

Many respondents expressed concern about an increase in traffic, and questioned the need
and demand for increased commercial development in the area. Many respondents also
noted concerns that the proposed densities were too high. Several respondents raised
concern over a loss of trees and natural areas, hoping to rather see an addition of
greenspace in the area.

“Its an over industrialization of an “We don't need new Sherwood park
area of the county that doesn't developments to become concrete
require more infrastructure. As jungles. I also hope there will be traffic
residents, we have at no point calming measures used as well.”

needed MORE grocery options or

-Survey Respondent
additional housing.”

-Survey Respondent

RESIDENTIAL WORKSHOP PARTICIPANTS

Some residential workshop attendees noted that Scenario A is not a good fit for the area,
and acknowledged it is hard to estimate what people really want. There was concern that
the new Urban Collector will bring more traffic and litter to the area. Many felt Scenario A
was the worst option, noting that this scenario will disrupt the existing country residential
lifestyle and that the proposed density is too high with too small of a buffer.

Many residents felt that 4 storey development is too high, and would prefer only 1-2
storeys adjacent to Country Residential development. There were concerns that road
construction to connect Salisbury Way will be expensive and impact local taxes. Residents
stated they would prefer more graduated density and a larger buffer between
redevelopment and existing Country Residential areas.

Concerns were also raised about the quality of redevelopment and potential increases in

crime, noise, and traffic. Many residents expressed the desire for a fourth scenario that
shows no redevelopment at all.

“Prefer graduated density into “Every scenario is based on 4 storey
country residential.” development, nothing smaller.”
-Residential Workshop Participant -Residential Workshop Participant

v
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How satisfied are you with the overall proposed transportation
network (including both roads and active transportation
connections) identified in Land Use Scenario A?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

B Very unsatified m Somewhat unsatisfied H Neither satisfied nor unsatisfied

B Somewhat satisfied M Very satisfied

Figure 9: Overall Satisfaction with Proposed Transportation Network Identified in Land Use Scenario
A

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

41% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transportation network, while 52% identified they were either very satisfied or somewhat
satisfied, and 7% identified that they were neither satisfied nor unsatisfied. A total of 58
participants responded to this survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

22% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transportation network, while 50% identified they were either very satisfied or somewhat
satisfied, and 28% identified that they were neither satisfied nor unsatisfied. A total of 235
participants responded to this survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

80% of the residential workshop participants identified that they were either very
unsatisfied or somewhat unsatisfied with the proposed transportation network, while 20%
identified they were either very satisfied or somewhat satisfied. No participants identified
that they were neither satisfied nor unsatisfied. A total of 15 participants responded to this
poll.
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How satisfied are you with the parcels that are identified for
potential redevelopment opportunities in Land Use Scenario A?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
M Very unsatified m Somewhat unsatisfied ®m Neither satisfied nor unsatisfied ® Somewhat satisfied m Very satisfied

Figure 10: Satisfaction with Parcels that are Identified for Potential Redevelopment Opportunities in
Land Use Scenario A

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

41% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the parcels
identified for potential redevelopment opportunities in Land Use Scenario A, while 57%
identified they were either very satisfied or somewhat satisfied, and 2% identified that
they were neither satisfied nor unsatisfied. A total of 58 participants responded to this
survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

28% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the parcels
identified for potential redevelopment opportunities in Land Use Scenario A, while 54%
identified they were either very satisfied or somewhat satisfied, and 18% identified that
they were neither satisfied nor unsatisfied. A total of 233 participants responded to this
survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

69% of the residential workshop participants identified that they were either very
unsatisfied or somewhat unsatisfied with the parcels identified for potential redevelopment
opportunities in Land Use Scenario A, while 31% identified they were either very satisfied
or somewhat satisfied. No participants identified that they were neither satisfied nor
unsatisfied. A total of 16 participants responded to this poll.
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How satisfied are you with the proposed transitions/buffers
proposed between parcels that are identified for potential
redevelopment opportunities and existing country residential in
Land Use Scenario A?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

M Very unsatified m Somewhat unsatisfied  Neither satisfied nor unsatisfied

W Somewhat satisfied M Very satisfied

Figure 11: Satisfaction with Proposed Transitions/Buffers Proposed Between Parcels Identified for
Potential Redevelopment Opportunities and Existing Country Residential in Land Use Scenario A

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

39% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transitions and buffers identified in Land use Scenario A, while 51% identified they were
either very satisfied or somewhat satisfied, and 10% identified that they were neither
satisfied nor unsatisfied. A total of 58 participants responded to this survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

26% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transitions and buffers identified in Land use Scenario A, while 50% identified they were
either very satisfied or somewhat satisfied, and 24% identified that they were neither
satisfied nor unsatisfied. A total of 233 participants responded to this survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

62% of the residential workshop participants identified that they were either very
unsatisfied or somewhat unsatisfied with the proposed transitions and buffers identified in
Land use Scenario A, while 25% identified they were very satisfied, and 13% identified
that they were neither satisfied nor unsatisfied. A total of 16 participants responded to this
poll.
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What would need to be considered to ensure Land Use Scenario
A is in alignment with the Vision and Guiding Principles?

RESIDENTIAL WORKSHOP PARTICIPANTS:

Some workshop participants felt that Scenario A aligns with the Vision and Guiding
Principles, while others felt that Scenario A does not retain local character, because of the
scale (both height and area) of the proposed redevelopment. Participants suggested that
town homes, single family homes, and single storey commercial buildings would be more
appropriate and maintain the local character of the area. Several participants raised

concern over how the buffer would be constructed and that construction must follow what
is described in the plan.

4 N\

“Buffering should be specific to “Consider single family housing
the type of development decided, in buffer instead of higher
concerned with the visual impact density. Want more of a

and the impact to character” graduated density.”
-Residential Workshop -Residential Workshop
Participant Participant

M~ /M~ g
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6.2. ... about Land Use Scenario B

How satisfied are you with the overall Land Use Scenario B?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

M Very unsatified W Somewhat unsatisfied M Neither satisfied nor unsatisfied

B Somewhat satisfied M Very satisfied

Figure 12: Overall Satisfaction with Land Use Scenario B

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

76% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with Land use
Scenario B, while 20% identified they were either very satisfied or somewhat satisfied, and
4% identified that they were neither satisfied nor unsatisfied. A total of 51 participants
responded to this survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

27% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with Land use
Scenario B, while 44% identified they were either very satisfied or somewhat satisfied, and
29% identified that they were neither satisfied nor unsatisfied. A total of 191 participants
responded to this survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

56% of the residential workshop participants identified that they were very unsatisfied with
Land use Scenario B, while 31% identified they were either very satisfied or somewhat
satisfied, and 13% identified that they were neither satisfied nor unsatisfied. No
participants identified that they were somewhat unsatisfied. A total of 16 participants
responded to this poll.
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What are the pros and benefits associated with Land Use
Scenario B?

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

Landowners identified several pros and benefits associated with Land Use Scenario B,
including more opportunity for local businesses, and a gradual transition between areas
proposed for redevelopment opportunities and existing country residential. Respondents
also noted that it was a pro that fewer properties were proposed for redevelopment
opportunities in Scenario B, as opposed to Scenario A, reducing the number of other
properties that would be impacted, as well as proposing less intrusive roadways. Other
pros of Scenario A that were noted included that it allows for development of those lots
that are most affected by adjacent developments, it proposes increased density along Wye
Road, and that it provides good access to arteries and retail.

“Although it reduces best land use it meets the guiding principle to both enhance
commercial development and meet residential demands while creating a buffer to
protect the existing country residential lots not directly impacted by the ARP”.

-Landowner Survey Respondent

—~—— —

“Ability to develop on land close to Sherwood Park without using farming land.
Opportunity for walkable community. Using the high traffic roads makes sense. Good
opportunities for small businesses on the south side of Sherwood Park. This option
does not interfere with the rest of the community who wants to keep the country
residential alive.”

-Landowner Survey Respondent
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ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

Many respondents found Scenario A and B to be very similar. Some respondents liked the
more central focus of redevelopment opportunities along the north of Range Road 233.
Respondents listed other benefits to Scenario B, such as supporting infill development,
medium density development, and active transportation connections.

“A logical place to infill, upgrade, *I like the use of commercial buildings
develop, a neighbourhood that is too as a buffer zone for residential buildings
close to the center of activities to be noise is a major problem in other areas
ignored.” of the Park.”

-Survey Respondent -Survey Respondent

RESIDENTIAL WORKSHOP PARTICIPANTS:

Participants liked that the scale of redevelopment is less in Scenario B than Scenario A.
Some residents preferred a trail as opposed to a road, but mentioned that some property
owners may not want a trail next to their property either. Participants expressed interest in
the idea of lot splitting. Some participants agreed that redevelopment north of Ash Street
seemed appropriate. Some participants saw it as a benefit that Scenario B provides good
redevelopment opportunity while also providing buffers and transitions to neighbouring
properties.

(“I like the proposed \ (‘Plan should allow ﬂThe development of \

opportunity for certain specific parcels trails would be a
development in to redevelop based on positive if it is done
northeast by their compromised safely. There are
Salisbury way” locations for CR use” concerns about the
-Residential width of the road and
Workshop Participant -Residential Workshop whether a trail can be

J Participant added.”
‘ -Residential Workshop
Participant )
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What are the cons and drawbacks of Land Use Scenario B?

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

Landowners who answered the online survey reiterated several of the same concerns as
were noted for Scenario A, including increased cause traffic, noise, garbage, less privacy,
and less natural areas. There is concern that Scenario B does not allow for adequate road
infrastructure to support development. Similar to Scenario A, there is concern over the
proposed heights allowed for development, both within the existing commercial area south
of Wye Road, as well as areas proposed for redevelopment adjacent to Country Residential
parcels. Concerns were noted that proposed buffers will not provide enough protection to
adjacent country residential, as well as that existing buffers have not been addressed.
Respondents also noted concerns over the “"domino effect” of development continuing
south. Several respondents are opposed to all types of redevelopment in the area.

KCurrent owners on northern \ KThe drawback is that that \

acreage properties are looking to although fewer country
redevelop their properties as residential properties are
they have lost the county proposed for redevelopment, the
residential character despite land use remains the same with
current buffers and transitioning. more severe impacts on newly
Scenario A and B just moves the adjacent properties than are
"pain/harm" they have experienced by those properties
experienced down the line onto currently adjacent to existing
even more country residential commercial.”
residents.”

-Landowner Survey Participant
-Landowner Survey Participant

/ /
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ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

Survey respondents felt that the issues raised regarding Scenario A were consistent in
Scenario B, including that proposed densities are too high, traffic concerns, not enough
green space, and concerns over the ability for local infrastructure to support higher
densities. Some respondents restated their preference for Scenario A featuring higher
levels of medium and mixed development, feeling that Scenario B does not go far enough
in terms of what the area can accommodate for redevelopment.

“Could be some missed opportunity to “Too much redevelopment and may not
redevelop land closer to the higher be fair to the existing residents who
density redevelopment.” prefer a quieter setting.”

-Survey Respondent -Survey Respondent

RESIDENTIAL WORKSHOP PARTICIPANTS:

Some workshop participants felt that Scenario B compromises the existing residential
character of the area. There is concern about the height of redevelopment and that the
buffer will not be built properly. Some residents expressed that they would prefer if
redevelopment occurred in Campbelltown Heights rather than Wye Road Gardens. Some
participants felt that the Country Residential lots that are adjacent to the existing
commercial area are still marketable as Country Residential and there is no need to
redevelop.

Some participants noted that they do not like how Scenario B creates some lots which are
impacted on two sides by redevelopment. Many participants expressed concern that once a
portion of Country Residential is approved for redevelopment, there will be a domino effect
throughout the neighbourhood causing further redevelopment pushing south.

“This scale of redevelopment is too “How do you stop the domino effect ?”

excessive; it is just too much.” ) ) o
-Residential Workshop Participant

-Residential Workshop Participant

v
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How satisfied are you with the overall proposed transportation
network (including both roads and active transportation
connections) identified in Land Use Scenario B?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

M Very unsatified m Somewhat unsatisfied m Neither satisfied nor unsatisfied

B Somewhat satisfied M Very satisfied

Figure 13: Overall Satisfaction with Proposed Transportation Network Identified in Land Use Scenario
B

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

70% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transportation network, while 14% identified they were either very satisfied or somewhat
satisfied, and 16% identified that they were neither satisfied nor unsatisfied. A total of 51
participants responded to this survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

27% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transportation network, while 41% identified they were either very satisfied or somewhat
satisfied, and 32% identified that they were neither satisfied nor unsatisfied. A total of 191
participants responded to this survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

62% of the residential workshop participants identified that they were either very
unsatisfied or somewhat unsatisfied with the proposed transportation network, while 38%
identified they were either very satisfied or somewhat satisfied. No participants identified
that they were neither satisfied nor unsatisfied. A total of 16 participants responded to this
poll.
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How satisfied are you with the parcels that are identified for
potential redevelopment opportunities in Land Use Scenario B?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

H Very unsatified B Somewhat unsatisfied  Neither satisfied nor unsatisfied

B Somewhat satisfied M Very satisfied

Figure 14: Satisfaction with Parcels that are Identified for Potential Redevelopment Opportunities in
Land Use Scenario B

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

76% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the parcels
identified for potential redevelopment opportunities in Land Use Scenario B, while 18%
identified they were either very satisfied or somewhat satisfied, and 6% identified that
they were neither satisfied nor unsatisfied. A total of 51 participants responded to this
survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

28% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the parcels
identified for potential redevelopment opportunities in Land Use Scenario B, while 38%
identified they were either very satisfied or somewhat satisfied, and 34% identified that
they were neither satisfied nor unsatisfied. A total of 191 participants responded to this
survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

67% of the residential workshop participants identified that they were very unsatisfied with
the parcels identified for potential redevelopment opportunities in Land Use Scenario B,
while 20% identified they were very satisfied, and 13% identified that they were neither
satisfied nor unsatisfied. No participants identified that they were either somewhat
unsatisfied or somewhat satisfied. A total of 15 participants responded to this poll.

41

South of Wye
v ARP Project /// (S:-IC-)ISI{?:I];HCONA



South of Wye ARP Project

How satisfied are you with the proposed transitions/buffers
proposed between parcels that are identified for potential
redevelopment opportunities and existing country residential in
Land Use Scenario B?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

B Very unsatified B Somewhat unsatisfied  Neither satisfied nor unsatisfied

B Somewhat satisfied M Very satisfied

Figure 15: Satisfaction with Proposed Transitions/Buffers Proposed Between Parcels Identified for
Potential Redevelopment Opportunities and Existing Country Residential in Land Use Scenario B

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

65% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transitions and buffers identified in Land use Scenario B, while 20% identified they were
either very satisfied or somewhat satisfied, and 15% identified that they were neither
satisfied nor unsatisfied. A total of 51 participants responded to this survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

28% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transitions and buffers identified in Land use Scenario B, while 41% identified they were
either very satisfied or somewhat satisfied, and 31% identified that they were neither
satisfied nor unsatisfied. A total of 191 participants responded to this survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

69% of the residential workshop participants identified that they were very unsatisfied with
the proposed transitions and buffers identified in Land use Scenario B, while 25% identified
they were very satisfied, and 6% identified that they were neither satisfied nor unsatisfied.
No participants identified that they were either somewhat unsatisfied or somewhat
satisfied. A total of 16 participants responded to this poll.
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What would need to be considered to ensure Land Use Scenario
B is in alignment with the Vision and Guiding Principles?

RESIDENTIAL WORKSHOP PARTICIPANTS:

Some participants felt that Scenario B is aligned with the Vision and Guiding Principles.
Others would prefer an option showing no redevelopment, and would like to see the area
remain stable as it is. Several participants felt that redevelopment needs to be supported
by larger buffers.

"1 dpn’t think it meets the vision (“The most acceptable \
having such large development
butting up to the acreages”
-Residential Workshop Participant

redevelopment would be single
family redevelopment (low density).
It would have the least impact on

Y existing country residential”
R/ -Residential Workshop Participant
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6.3. ... about Land Use Scenario C

How satisfied are you with the overall Land Use Scenario C?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

H Very unsatified B Somewhat unsatisfied  Neither satisfied nor unsatisfied

W Somewhat satisfied M Very satisfied

Figure 16: Overall Satisfaction with Land Use Scenario C

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

78% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with Land Use
Scenario C, while 18% identified they were either very satisfied or somewhat satisfied, and
4% identified that they were neither satisfied nor unsatisfied. A total of 49 participants
responded to this survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

35% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with Land Use
Scenario C, while 41% identified they were either very satisfied or somewhat satisfied, and
24% identified that they were neither satisfied nor unsatisfied. A total of 178 participants
responded to this survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

75% of the residential workshop participants identified that they were either very
unsatisfied or somewhat unsatisfied with Land Use Scenario C, while 19% identified they
were somewhat satisfied, and 6% identified that they were neither satisfied nor
unsatisfied. No participants identified that they were very satisfied. A total of 16
participants responded to this poll.
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What are the pros and benefits associated with Land Use
Scenario C?

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

Landowner survey respondents expressed that less traffic created in Scenario C will help to
maintain the character of the area. Respondents expressed that they feel Scenario C
provides an appropriate transition between areas proposed for development and existing
country residential. Further, some respondents identified the limited development
opportunities as a pro, as opposed to Scenarios A and B, as it minimizes impacts on
adjacent country residential properties.

(“I feel Scenario C provides a \ ( \

reasonable approach to the “Further minimizes # of lots
development allowing for a smoother proposed for redevelopment and
transition between the new thus further reduces the # of degree
development and existing country of impacts on other lots.”

development.”
P -Landowner Survey Respondent

-Landowner Survey Respondent R/ )

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

Respondents generally felt that Scenario C provides a balance between redevelopment and
maintaining the rural feel for existing residents as much as possible.

“Less high rise buildings in the area. “Minimizing the impact on the CR
More country living.” lands. It is a logical extension of

commercial and mixed development
-Survey Respondent along Wye Rd.”

-Survey Respondent
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RESIDENTIAL WORKSHOP PARTICIPANTS:

Participants expressed interest in lot splitting opportunities, but raised concerns about
water and sewer capacity to support new development. Several participants expressed that
change is already happening in the area and will continue to happen. This change is
impacting existing residents who should have the option to redevelop if they wish to. Some
participants felt Scenario C was most acceptable and noted that they would be supportive
of some development, such as low rise buildings within the areas proposed for Medium
Density Residential. Several participants support redevelopment east of Range Road 233.

( \ “"When Range Road 233 is widened im

"The properties on the east side of will have a big impact on residential.
Range Road 233 next to Ash Street So change is happening. The area on
have been on a very busy road for a the east side of Range Road 233 is
long time and should be able to the most impacted. There is not the
develop.” same quality of life that there used
to be. This parcel should be able to

What are the cons and drawbacks of Land Use Scenario C?

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

Landowner survey respondents noted that individuals south of the proposed development
would still be impacted by Scenario C, and several of the same concerns as listed for
Scenarios A and B were also expressed for Scenario C. Primary concerns are traffic, noise,
garbage, and the potential for eventual snowballing of development throughout the
existing country residential development. Respondents also noted their concerns regarding
buffering, and heights of proposed developments adjacent to exiting country residential.
Several landowners repeatedly express their desire for no redevelopment in the area

4 N /[ )

“All of the impact concerns
identified in Scenario A and B “This scenario is "low " only in terms
remain.” of the # properties proposed for
change. No low impact /lower use
potentially more acceptable urban
y use has been included.”

R/ -Landowner Survey Respondent

-Landowner Survey Respondent

J
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ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

Survey respondents in favour of development feel Scenario C does not go far enough, and
that the level of redevelopment depicted will not entice new businesses to the area.
Several respondents feel more residential development is needed, affordable housing was
noted specifically, while others feel that any new redevelopment will be detrimental to the
area. Other cons noted included that there is not enough green space, proposed building
heights are too high, proposed buffers are not sufficient, as well as transportation, safety
and infrastructure issues.

“No significant change, we are likely “Lack of opportunity for community

to be revisiting the issue again in the oriented services like cafes and other

near future.” business that would help connect the
redeveloped neighbourhoods

-Survey Respondent together.”

-Survey Respondent

RESIDENTIAL WORKSHOP PARTICIPANTS:

Several participants expressed again that they do not want to see any redevelopment in
Wye Road Gardens, feeling that redevelopment will compromise the current Country
Residential lifestyle by increasing traffic and adding too much density to the area. Others
felt that Scenario C does not offer enough opportunity for redevelopment, preferring
Scenario B or A, particularly including the parcel adjacent to Salisbury.

( \ (“Individuals who wish to develop \

"The parcel directly adjacent to have been alienated by the
Salisbury should be included as community even though they are
developable.” working hard to be amicable. We

-Residential Workshop Participant want to do a good job. There
must be a way to make everyone

R/ J happy.”

-Residential Workshop
Participant

J
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How satisfied are you with the overall proposed transportation
network (including both roads and active transportation
connections) identified in Land Use Scenario C?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

H Very unsatified B Somewhat unsatisfied  Neither satisfied nor unsatisfied

W Somewhat satisfied M Very satisfied

Figure 17: Overall Satisfaction with Proposed Transportation Network Identified in Land Use Scenario
C

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

70% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transportation network in Land Use Scenario C, while 18% identified they were either very
satisfied or somewhat satisfied, and 12% identified that they were neither satisfied nor
unsatisfied. A total of 49 participants responded to this survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

26% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transportation network in Land Use Scenario C, while 41% identified they were either very
satisfied or somewhat satisfied, and 33% identified that they were neither satisfied nor
unsatisfied. A total of 178 participants responded to this survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

62% of the residential workshop participants identified that they were either very
unsatisfied or somewhat unsatisfied with the proposed transportation network in Land Use
Scenario C, while 25% identified they were somewhat satisfied, and 13% identified that
they were neither satisfied nor unsatisfied. No participants identified that they were very
satisfied. A total of 16 participants responded to this poll.
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How satisfied are you with the parcels that are identified for
potential redevelopment opportunities in Land Use Scenario C?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

M Very unsatified m Somewhat unsatisfied m Neither satisfied nor unsatisfied

B Somewhat satisfied M Very satisfied

Figure 18: Satisfaction with Parcels that are Identified for Potential Redevelopment Opportunities in
Land Use Scenario C

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

80% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the parcels
identified for potential redevelopment opportunities in Land Use Scenario C, while 16%
identified they were either very satisfied or somewhat satisfied, and 4% identified that
they were neither satisfied nor unsatisfied. A total of 49 participants responded to this
survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

32% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the parcels
identified for potential redevelopment opportunities in Land Use Scenario C, while 42%
identified they were either very satisfied or somewhat satisfied, and 26% identified that
they were neither satisfied nor unsatisfied. A total of 178 participants responded to this
survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

82% of the residential workshop participants identified that they were very unsatisfied with
the parcels identified for potential redevelopment opportunities in Land Use Scenario C,
while 12% identified they were either very satisfied or somewhat satisfied, and 6%
identified that they were neither satisfied nor unsatisfied. A total of 16 participants
responded to this poll.
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How satisfied are you with the proposed transitions/buffers
proposed between parcels that are identified for potential
redevelopment opportunities and existing country residential in
Land Use Scenario C?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

M Very unsatified m Somewhat unsatisfied m Neither satisfied nor unsatisfied

W Somewhat satisfied M Very satisfied

Figure 19: Satisfaction with Proposed Transitions/Buffers Proposed Between Parcels Identified for
Potential Redevelopment Opportunities and Existing Country Residential in Land Use Scenario C

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

63% of the online survey respondents who are landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transitions and buffers identified in Land use Scenario C, while 16% identified they were
either very satisfied or somewhat satisfied, and 21% identified that they were neither
satisfied nor unsatisfied. A total of 49 participants responded to this survey question.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

24% of the online survey respondents who are not landowners within the Project Area
identified that they were either very unsatisfied or somewhat unsatisfied with the proposed
transitions and buffers identified in Land use Scenario C, while 48% identified they were
either very satisfied or somewhat satisfied, and 28% identified that they were neither
satisfied nor unsatisfied. A total of 178 participants responded to this survey question.

RESIDENTIAL WORKSHOP PARTICIPANTS:

69% of the residential workshop participants identified that they were very unsatisfied with
the proposed transitions and buffers identified in Land use Scenario C, while 19% identified
they were very satisfied, and 12% identified that they were neither satisfied nor
unsatisfied. No participants identified that they were either somewhat unsatisfied or
somewhat satisfied. A total of 16 participants responded to this poll.
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What would need to be considered to ensure Land Use Scenario
C is in alignment with the Vision and Guiding Principles?

RESIDENTIAL WORKSHOP PARTICIPANTS:

Participants feel that a low density option would be more aligned with the Vision and
Guiding Principles. The importance of adequate buffering and maintenance was restated.
Participants feel architectural guidelines are needed to ensure new development fits with
the existing character of the area. Participants stressed again the importance of safe
pedestrian connections throughout the area.

“Need to connect something for \( )
pedestrians - blind corners and no “Need to have strict architectural

street lights are a safety issue.” guidelines for townhouses.”

-Residential Workshop Participant -Residential Workshop Participant

R/ )R/ o
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6.4. ... about buffering and land use transition

What do you envision for buffering and/or land use
transitioning between parcels identified for potential
redevelopment opportunities and existing country
residential in the Project Area? (Please select all that

apply)

A physical buffer in the form of natural vegetation (including
landscaping, vegetated berms, etc.)

A physical buffer in the form of fencing

Increased setback requirements for new developments, where
they area adjacent to country residential parcels

A requirement for lower building heights for new
developments, where they are adjacent to country residential
parcels

No opinion/don’t know

Other (please specify) Please do not include any personally
identifying information.

il

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

B Survey Respondents - Landowners  ® Survey Respondents - Non Landowners B Residential Workshop Participants

Figure 20: Preference for Buffering and/or Land Use Transitioning Between Parcels Identified for
Potential Redevelopment Opportunities and Existing Country Residential in the Project Area
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ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

62% of responses were for a physical buffer in some form (either natural vegetation or a
fence). 14% of responses were for a requirement for lower building heights for new
developments, where they are adjacent to country residential parcels. 13% of responses
were for increased setback requirements for new developments, where they area adjacent
to country residential parcels. 3% of responses were “no opinion/don’t know”. 8% of
responses were for “other”. Those who selected “other” described combinations of the
options and restated the importance of a buffer.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

50% of responses were for a physical buffer in some form (either natural vegetation or a
fence). 22% of responses were for a requirement for lower building heights for new
developments, where they are adjacent to country residential parcels. 21% of responses
were for increased setback requirements for new developments, where they area adjacent
to country residential parcels. 4% of responses were “no opinion/don’t know”. 3% of
responses were for “other”. Those who selected “other” described large vegetation buffers,
parks, and playgrounds as possible buffer solutions.

RESIDENTIAL WORKSHOP PARTICIPANTS:

40% of responses were for a physical buffer in some form (either natural vegetation or a
fence). 25% of responses were for lower building heights for new developments, where
they are adjacent to country residential parcels. 22% of responses were for increased
setback requirements for new developments, where they are adjacent to country
residential parcels. 13% of responses were for “other”. No participants selected “no
opinion/don’t know” as a response.
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6.5. ... about lot-splitting opportunities within the
country residential parcels of the Project Area

What do you envision for lot-splitting opportunities
within the country residential parcels of the Project
Area? (Please select all that apply)

One additional parcel to be subdivided; however the
minimum parcel size must be 0.8 ha (2.00 acres)

More than one additional parcel to be subdivided; however
the minimum parcel size must be 0.2 ha (0.5 acres)

More than one additional parcel to be subdivided; however
the minimum parcel size must be 0.125 ha (0.3 acres)

No opportunities for lot-splitting of country residential
parcels

No opinion/don’t know

Other (please specify) Please do not include any personally
identifying information.

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

B Survey Respondents - Landowners B Survey Respondents - Non Landowners B Residential Workshop Participants

Figure 21: Preference for Lot-splitting Opportunities Within the Country Residential Parcels of the
Project Area

54

South of Wye
\\% ARP Project /// ggﬁ@HCONA



South of Wye ARP Project

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

5% of poll responses were not in favour of lot-splitting of Country Residential parcels. Of
those responses in favour of lot-splitting, 16% were ok with more than one additional
parcel to be subdivided; however the minimum parcel size must be 0.2 ha (0.5 acres),
25% would like only one additional parcel to be subdivided; however the minimum parcel
size must be 0.8 ha (2.00 acres), and 35% were ok with more than one additional parcel
to be subdivided; however the minimum parcel size must be 0.125 ha (0.3 acres). 5% of
responses were “no opinion/don’t know”. 14% of responses were for “other”. Those who
selected “other”, expressed a preference for 1 acre parcels and concerns over servicing
and infrastructure to support lot splits.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

13% of responses were not in favour of lot-splitting of Country Residential parcels. Of
those responses in favour of lot-splitting, 19% were ok with more than one additional
parcel to be subdivided; however the minimum parcel size must be 0.2 ha (0.5 acres),
26% would like only one additional parcel to be subdivided; however the minimum parcel
size must be 0.8 ha (2.00 acres), and 12% were ok with more than one additional parcel
to be subdivided; however the minimum parcel size must be 0.125 ha (0.3 acres). 24% of
responses were “no opinion/don’t know”. 6% of responses were for “other”. Those who
responded “other”, expressed a preference for 1 acre parcels and concerns over servicing
and infrastructure to support lot splits.

RESIDENTIAL WORKSHOP PARTICIPANTS:

39% of responses were not in favour of lot-splitting of Country Residential parcels. Of
those responses in favour of lot-splitting, 17% were ok with more than one additional
parcel to be subdivided; however the minimum parcel size must be 0.2 ha (0.5 acres),
11% would like only one additional parcel to be subdivided; however the minimum parcel
size must be 0.8 ha (2.00 acres), and 22% were ok with more than one additional parcel
to be subdivided; however the minimum parcel size must be 0.125 ha (0.3 acres). 11% of
responses were “no opinion/don’t know”. No participants selected “other” as a response.
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6.6. ... about which of the potential Land Use
Concept Scenarios best aligns with what you
would like to see for the future of the Project
Area

Which of the potential land use concept scenarios best
align with what you would like to see for the future of
the Project Area?

Land Use Scenario A

Land Use Scenario B

Land Use Scenario C

None of the Land Use Scenarios align with what | would like to
see for the future of the Project Area (please explain)

0% 10% 20% 30% 40% 50% 60% 70% 80% 9S0%

B Survey Respondents - Landowners ® Survey Respondents - Non- Landowners B Residential Workshop Participants

Figure 22: Land Use Concept Scenario Preference

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

43% of landowner survey participants responded that Scenario A best aligns with what
they would like to see for the future of the Project Area, while 6% chose Scenario B and
16% chose Scenario C. Of the 35% who indicated that none of the Land Use Scenarios
aligned with what they would like to see, all respondents expressed a desire for no
redevelopment within the Project Area.

South of Wye
v ARP Project /// (S:-IC-)ll}!ﬁ}I-'[;HCONA



South of Wye ARP Project

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

39% of survey participants responded that Scenario A best aligns with what they would
like to see for the future of the Project Area, while 13% chose Scenario B and 24% chose
Scenario C. Of the 24% who indicated that none of the Land Use Scenarios aligned with
what they would like to see, all respondents were split between expressing a desire for no
redevelopment within the Project Area, and wanting more development to be permitted
within the Project Area.

RESIDENTIAL WORKSHOP PARTICIPANTS:

80% of residential workshop participants indicated that none of the Land Use Scenarios
align with what they would like to see for the future of the Project Area. 13% indicated
that Land Use Scenario B best aligned, and 7% indicated that Land Use Scenario A best
aligned with what they would like to see for the future of the Project Area. No participants
selected Land Use Scenario C as a response. A total of 15 participants responded to this
poll. Residential workshop participants were not asked through the polls to explain why
none of the Land Use Scenarios aligned with what they would like to see for the future of
the Project Area if this was an option they selected.

Survey respondents who selected that Scenario A best aligned
with what they would like to see for the future of the Project
Area were asked:

Is there anything you would like to see changed in Land Use
Scenario A?

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

Several landowner survey respondents explained they would like to see more opportunities
for redevelopment, while others expressed they would like more space for residential
development in the form of single family, estate homes, medium residential, and duplex
homes.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

Survey respondents identified that they would like to see larger buffer zones, the addition
of low income housing, the addition of a park/playground, and more bike lanes.
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Survey respondents who selected that Scenario B best aligned
with what they would like to see for the future of the Project
Area were asked:

Is there anything you would like to see changed in Land Use
Scenario B?

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

One landowner provided suggestions for changing Land Use Scenario B, indicating that
they would like an opportunity for more businesses and higher density residential.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

Two survey participants suggested more green park/walking space, and an easy
connection between the subdivisions to the south using paved trails would be appropriate
additions to Scenario B.

Survey respondents who selected that Scenario C best aligned
with what they would like to see for the future of the Project
Area were asked:

Is there anything you would like to see changed in Land Use
Scenario C?

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

Survey respondents indicated they would like upgraded roads and to maintain
redevelopment east of Range Road 233.

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

Survey respondents suggested that Scenario C could benefit from more buffer trees and

separation between uses, more walking trails and active transportation connections, and
more open space.
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6.7. ... Additional comments related to the South of
Wye ARP Project:

A selection of comments are highlighted below. For a full list of additional
comments, see Appendix A.7.

ONLINE SURVEY RESPONDENTS WHO ARE LANDOWNERS WITHIN THE PROJECT AREA:

/“Some development in \ “Must have lower \ ﬂl strongly believe the \

Campbelltown Heights is density/ lower impact consultative process is
inevitable given its truly transitional being manipulated to direct
location. If development approach between any discussion towards
can occur without properties that are to supporting development.
affecting the be developed and the Not one scenario presented
infrastructure of next country residential proposed no development
Campbelltown Heights lot in line plus consider or low density residential
and buffering protects the overall effect of development on country
other residents from the subdivisions.” residential properties
lot(s) being developed despite survey and online
then development -Landowner Survey group feedback of
should be allowed.” Respondent participants with this

j viewpoint.”
-Landowner Survey
Respondent / -Landowner Survey

Respondent /

ONLINE SURVEY RESPONDENTS WHO ARE NOT LANDOWNERS WITHIN THE PROJECT
AREA:

“Thank you for . ] ) “No more high density
acknowledging trail Would like mixed near Salisbury village.
development we have residential and Encourage more trail

been asking for this for commercial to not systems. Have
be more than a

years and you are ° architectural
listening. Thank you couple of stories. requirements on all
recreation!” -Survey Respondent buildings to give curb

appeal.”
- Survey Respondent

-Survey Respondent
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6.8. ... from one-on-one meetings with landowners
in the South of Wye ARP Project Area:

What we heard from our one-on-one meetings with
residential landowners whose properties were identified
for redevelopment opportunities:

Please note that a total of fourteen country residential parcels were identified for
redevelopment opportunities. Landowners from 8 of the parcels reached out for a one-on-
one meeting with the project team.

COMMERCIAL AND

% RESIDENTIAL REDEVELOPMENT
, L]

All landowners who reached out for a one-on-one meeting advised that they
'ﬂ“ were supportive of redevelopment opportunities on their properties.
!
e

* Landowners expressed the desire for a variety of redevelopment opportunities
including commercial, medium density development (town housing and
apartments 4 storeys or less), as well as single family detached homes.

*  Some landowners expressed the desire to maintain the existing homes on their
properties but were supportive of the opportunity for potential redevelopment
opportunities.

= One landowner noted that the area is a good location for higher density
housing, due to the close proximity to the transit centre.

*  One landowner noted that they would not like to see strip malls in the area.

* Some landowners expressed support for the proposed flexibility of
redevelopment opportunities in the existing commercial area.

BUFFERS/TRANSITIONS

* Landowners expressed desire to have appropriate buffers/transitions in order
to result in minimized impact to neighbouring country residential properties.

TRANSPORTATION AND UTILITIES

\ * lLandowners were advised that if redevelopment were pursued, that the cost
g of road and utilities upgrades would be borne by those redeveloping. Further,
1 that redevelopment opportunities are not guaranteed and that there is the
potential that some required infrastructure upgrades could limit redevelopment
opportunities.

27

*  Some landowners expressed concerns regarding costs that may be associated
with road upgrades etc.

*  Some landowners expressed support in having the community commercial
focused on an urban collector.
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7. What Comes Next

The input received during Phase 3A will be used to create a draft Recommended Land Use
Concept that best captures the variety of feedback received on Scenarios A, B, and C, and
is in line with the Vision and Guiding Principles.

In Phase 3B, we will be sharing the draft Recommended Land Use Concept. The tentative
schedule to present this concept to the public for review and feedback is in the fall of 2021.
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8. APPENDIX A - Online Survey Data

A.1 Relationship to the Project Area

Relationship Count %

Business landowner adjacent to the Project Area 1 0%
Business landowner within the Project Area 5 1%
Other 46 10%
Prefer not to answer 50 11%
Residential landowner adjacent to the Project Area 83 18%
Residential landowner within the Project Area 61 13%
Visit the Project Area for retail and other services 224 47%
Work in the Project Area 4 1%
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A.2 Scenario A

Landowner Survey Respondents within the Project Area

Scenario A
Q2.How satisfied are you | Q3.How satisfied are Q4.How satisfied are Q5.How satisfied are
with the overall Land Use | you with the you with the parcels you with the proposed

Scenario A?

overall proposed
transportation network
(including both roads
and active
transportation
connections) identified
in Land Use Scenario
A?

that are identified for
potential
redevelopment
opportunities in Land
Use Scenario A?

transitions/buffers
proposed between
parcels that are
identified for potential
redevelopment
opportunities and
existing country
residential in Land Use

Scenario A?

Count % Count % Count % Count %
Very
unsatisfied 25 43% 22 38% 22 38% 20 34%
Somewhat
unsatisfied 3 5% 2 3% 2 3% 2 3%
Neither
satisfied nor
unsatisfied 1 2% 4 7% 1 2% 6 10%
Somewhat
satisfied 5 9% 5 9% 7 12% 6 10%
Very
satisfied 24 41% 25 43% 26 45% 24 41%
Total
Responses 58 100% 58 100% 58 100% 58 100%

Note: Landowners includes residential and business landowners within the Project Area.
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Landowner Survey Respondents within the Project Area

Q6 - What do you think the pros or benefits are of Land Use Scenario A? Please do not include any
personally identifying information in your response.

makes the area more vibrant, and allowing for more activities in the area without sacrificing the nature of the
community as a whole.

none

How can there be any pros when you are changing how we live?

To maintain the character of the area, only medium density residential should be allowed.

This plan assist to have more good mixture of commerical, residental development and country residental.

It is a perfect mixture of commercial and country living area

1. Gradual southbound transition between commercial/residential activity, through light commercial/high density
residential, and through a revised country residential area to the country residential area outside of the project area.
This should allay the worries of country residential landowners that live just south of the project area. 2. Good
access to arteries leading to work etc. in Sherwood Park and Edmonton. 3. Current and future residents will have
better access to community retail outlets.

It is a good mix of commercial, residential, and country living.

I like the overall concept and the buffer between the new developments and existing country residential although it
would be important to hear from the residents of these areas.

Honestly, none. There is a such a severe impact on landowners and people who have spent their working lives
paying off a mortgage and having their home threatened. You already ruined the lives of many residents of
Campbelltown heights.

None. Leave us alone. We bought acreages because we didn't want to have development next door.

It supports the development needed in this area

Why not low density housing as a transition to country residential as a means of buffering? Medium density is too
big and will destroy the country residential use for adjacent landowners creating a domino effect
There are no benefits to the further encroachment into the country residential subdivisions.

Active transportation connection on RR233.

Might be some benefit of mixed commercial /residential within existing commercial area ,particularly Cdn Tire strip ,
but at lower heights - should say "not exceed 5 storeys" vs saying " more than 5 storeys" No benefits within
subdivisions except financial to the ones that sell at redevelopment prices but at a cost to the neighbouring
property

Might be some benefit of mixed commercial /residential within existing commercial area ,particularly Cdn Tire strip ,
but at lower heights — should say "not exceed 5 storeys" vs saying " more than 5 storeys" No benefits within
subdivisions except financial to the ones that sell at redevelopment prices at a cost to the neighbouring property
none
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Offers best land use and meets the guiding principle to both enhance commercial development and meet residential
demands while creating a buffer to protect the existing country residential lots not directly impacted by the ARP
Very little pro

Scenario A allows landowners who are affected by the adjoining development to make a decision regarding their own
properties

none to country residential residents except to those wishing to sell at higher land price and use which negatively
affects other properties to a higher degree than they are currently impacted

No pro from country residential landowner perspective

it is better of all scenarios. it connects all neighborhoods with each other and commercial space.

There are no benefits.

I agree with adding to urban commercial/housing density along Wye and the immediate southern space.

Na

Get development out of our neighbourhood. Nobody but two land owners wants this, and frankly, we wish that
they'd just sell and be gone.

recognition of the need to develop the land further

This allows for the perfect community development for the area. Leaving the majority of Campbelltown Heights
untouched and able to maintain their county residential neighborhoods

I is good mix of Mixed Development, Country Residential & Medium Residential Development.

Landowner Survey Respondents within the Project Area

Q7 - What do you think the cons or drawbacks are of Land Use Concept Scenario A? Please do not
include any personally identifying information in your response.

more traffic through the area.
None.

more traffic zooming by, more garbage littered, more noise in general. There is a broad range of services currently
available to this area, no need for more strip malls, housing, or retail services.

I am not happy with upgrading the east-west Wye Road Gardens road to urban connector and putting a road in to
connect Ordze Ave with Wye Road Gardens. We don't seem to have a choice and you don't care.

Very concerned with the disruption, noise and traffic associated with commercial development.

None noticed
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South of Wye ARP Project

None
traffic in the subdivisions unnecessary commercial development

There may be landowners living within the project area who are concerned about higher land use around them,
although this will be tempered by increased land value coupled with the ability to retain one's property with no tax
increases until the owner activates a to change in the zoning.

More Country Residental needed to be assigned to single-family and duplex residential

if you live in the Country residential area you may find the new development overpowering - important to involve
these people and look at mitigating approaches to concerns.

Everything. Ruining ecosystems. Litter. Crime. Traffic. Noise. Sound levels. Ruining the character and atmosphere of
country residential.

All cons. Once again, leave the residents alone. We want peace and quiet.
I think the whole area should be changed to medium residential and estate residentals
see above. All scenarios lack a proper transition and buffer to adjacent country residential.

you are increasing traffic along range road 233 which will negatively continue to impact the subdivisions further
south.

Does not meet the vision of this project. Scenario A does not retain the country residential character of the
area....far from it!

Too much change all at once; all areas heavily impacted
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South of Wye ARP Project

No height limit in existing commercial area — could overlook whole subdivisions - s/b restricted to 5 storeys or less
. Going from 1 storey to 5 storeys is very significant and overwhelms even the commercial development on the
north side of Wye Road . No mention of retaining sound/visual barriers Transition and "buffers" displayed in Video
are very minimal - might fit a fully urban area but this is a country residential interface Too many properties
proposed for redevelopment within subdivisions One property within Campbelltown Heights proposed for
redevelopment does not fit the criteria of being "adjacent to existing commercial ." It is not currently
adjacent/impacted on any side by any urban development, yet including this property, results in two newly
adjacent Campbelltown Heights properties being impacted on two sides by 4 storey urban development. Proposed
redevelopment at north entry/exit from Campbelltown Heights is very intrusive and would increase in/out traffic
substantially , causing congestion issues for local country residential traffic — forcing much to RR 233 which already
has exit / access issues 4 storey development next to country residential , however, dressed up , is not
appropriate land use transition , next to country residential . This has been emphasized repeatedly by residents ,
yet ignored within all of the scenarios presented, despite : - Planning rep comment in initial workshop that 4 story
buildings would not be placed next to Country residential , - Recent history of collaboration with residents and
results/provisions for land use and transition between urban development and existing country residential

contained within the Salisbury Village and Hillshire ASPs should provide guidance/direction in this project . -guidance
should also be taken from the more recent business condo development in Ordze Park wherein the maximum height
of 2 storeys is further limited to 1 storey development adjacent to county residential . Preceding is "softened"
further by lower grade level of the development so that effect next to country residential is closer to V2 storey.
Spatial separation also exists No mention of retaining sound/visual barriers Transition and "buffers" displayed in
Video are very minimal - might fit a fully urban area but this is a country residential interface The redevelopment
proposal has a more severe effect upon newly adjacent country residential properties than that which currently
exists- in this scenario, one property in Campbelltown Heights would be islanded by urban /commercial
development on three sides ; other newly adjacent properties would be impacted on two sides , and by bigger and
more dense development than that which exists for currently impacted properties . One of the main reasons for the
exercise was to provide more certainty /stability for the subdivisions- not be subject to ad hoc proposals for re-
development . Scenario C, and indeed , all of the scenarios presented , set the stage for more instability -
changing any of the parcels in question as proposed has greater negative impact on newly adjacent . The
preceding will promote additional request for redevelopment . Trail connection thru municipal reserve/wetland in
Campbelltown Heights added for discussion but presented as fact with no discussion invited . Map has trail
connection to roadway and indicates path north - straight up middle of Campbelltown Heights whereas much actual
usage will be between municipal reserve point and Salisbury Village trail which also exits on to roadway. This route
has




South of Wye ARP Project

No height limit in existing commercial area — could overlook whole subdivisions - s/b restricted to 5 storeys or less
. Going from 1 storey to 5 storeys is very significant and overwhelms even the commercial development on the
north side of Wye Road . No mention of retaining sound/visual barriers Transition and "buffers" displayed in Video
are very minimal - might fit a fully urban area but this is a country residential interface Too many properties
proposed for redevelopment within subdivisions One property within Campbelltown Heights (CH) proposed for
redevelopment does not fit the criteria of being "adjacent to existing commercial ." It is not currently
adjacent/imp[acted on any side to any urban development, yet including this property results in two newly
adjacent Campbelltown Heights being impacted on two sides by 4 storey urban development. Proposed
redevelopment at north entry/exist from Campbelltown Heights very intrusive and would increase in/out traffic
substantially , causing congestion issues for local country residential traffic — forcing much to RR 233 which already
has exit / access issues 4 storey development next to country residential , however, dressed up , is not
appropriate land use transition , next to country residential . This has been emphasized repeatedly by residents ,
yet ignored within all of the scenarios presented, despite : - Planning rep comment in initial workshop that 4 story
buildings would not be placed next to Country residential , - Recent history of collaboration with residents in
establishing transitional land use and buffers within the Salisbury Village and Hillshire ASPs , - More recent business
condo development in Ordze Park wherein the maximum height of 2 storeys is further limited to 1 storey
development adjacent to county residential . Preceding is "softened" further by lower grade level of the development
so that effect next to country residential is closer to 2 storey. Spatial separation also exists The proposed re-
development within the country residential subdivisions have a more severe effect upon newly adjacent country
residential properties than that which currently exists. One property in Campbelltown Heights would be islanded
by urban /commercial development on three sides ; other newly adjacent properties would be impacted on two
sides , and by bigger and more dense development than that which exists for currently impacted properties . One
of the main reasons for the exercise was to provide more certainty /stability for the subdivisions- not be subject to
ad hoc proposals for re-development . All of the scenarios presented , set the stage for more instability - changing
any of the parcels in question as proposed has greater negative impact on newly adjacent . The preceding will
promote additional proposals for redevelo