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Summary

Petrolia Mall, a 1960s-era automobile-oriented shopping centre, is struggling to remain viable. Changes in 
shopping habits, neighbourhood demographics and patterns of commercial and residential development 
have resulted in a site that is anachronistic and ill-suited to renovation and adaptation.

The existing site is poorly designed, offering little in the way of architectural interest, underutilized spaces 
for parking, and no elements that encourage the occupation of space for socializing.

Recommendations are to redevelop the site as a mixed-use centre of social activity for the surrounding 
neighbourhoods, offering a smaller amount of commercial space, adding a residential component and us-
able public space. The site should positively address its context through building form, scale and patterns 
of movement. Access and circulation should favour pedestrians and cyclists.

Place Information Gathering

Physical

The Petrolia Mall site, located at the southwest corner of the intersection of 40 Avenue and 114 Street in the 
Greenfield neighbourhood of southwest Edmonton, is 1.84 hectares in size.  The site was originally devel-
oped in 1965 and has experienced no significant redevelopment since that time.

The site context is largely residential in mixed forms. Low rise apartment buildings, a small professional 
building and duplex housing can be found across 40 Avenue to the north. To the east are a low-rise apart-
ment building, a church and an elementary school, with a large park beyond. To the south is a mix of single-
detached houses, a low-rise apartment building and an assisted living complex, formerly a convent. To the 
west is another church, with duplex housing beyond.

Top Left: Low-rise apartments across 40 
Avenue to the north
Bottom Left: Church with parking lot to the 
west with single-family homes beyond to 
the southwest
Top Right: Low-rise apartments built at an 
angle to the intersection to the east

Table of Contents

Summary
1

Place Information Gathering
1

(Physical)
1

(Site Conditions)
2

(Social)
3

(Economic and Environmental)
4

Place Analysis and Design Review
4

(Character, Identity, Enclosure and Connections)
4

(Activity and Access)
4

(Streetscape and Ecology)
4

(Buildings and Connections)
5

(Psychological Factors)

Conclusions
5

Recommendations
5

Appendix
6

1



Top Left: Under-utilized parking lot from 
the west
Middle Left: Pedestrian passage between 
buildings
Bottom Left: Hidden play area

Below: View of the main buildings

Top Right: Repair centre from the north-
east
Middle Right: Underutilized parking lot 
from the east
Bottom Right: Southern edge of the site

Site Conditions

There are 3 existing buildings on the site: at the northeast corner is an automobile repair centre and former gas station. On the southern half of the site, set back by a large parking lot from the major roadway, 40 Av-
enue, are the two main buildings. The mall building itself contains two distinct halves: the eastern half is a former grocery store space and the western half is a series of small retail spaces oriented towards the parking 
lot and also to an internal corridor. West of the main building is a smaller retail building without an internal corridor, oriented towards the parking lot. Land use is entirely commercial, with a mixture of retail, repair and 
personal service shops.
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Commercial space is approximately 250 m2 for the automobile repair centre, 500 m2 for the smaller retail 
building and 5000 m2 for the primary mall building, a total of approximately 5750 m2 (62000 ft2).

Over ½ of the total site is devoted to parking and circulation. Movement on the site is heavily automobile-
oriented, with large expanses of parking lot on the northern half of the site, smaller parking lots on the east 
and west sides and a service lane to the rear. There are multiple automobile accesses to the site, four differ-
ent accesses offered along 40 Avenue and three provided along 114 Street. Pedestrian routes are provided 
for along the northern and eastern edge of the site by sidewalks. The southwestern edge of the site also 
has a sidewalk, but access is limited in this location by a low wooden fence. Another sidewalk runs along 
the northern retail face of the two main buildings, and an 8 m wide pedestrian passage exists between the 
two main buildings, offering access to the internal corridor of the primary building. Clearly demarcated pe-
destrian routes between the edges of the site and the buildings are not provided for.

Transit service to the site runs along 40 Avenue, provided by buses at 15 minute intervals. An extension to 
the LRT system is underway which will take the line past 40 Avenue along 111 Street, approximately 600 m 
east of the site. No station is currently contemplated at 40 Avenue, but may be possible in future if demand 
warrants it.

The most identifiable landmark on the site is the primary building itself, with its tall-ceilinged former grocery 
store space stretching to more than 2 storeys. This building acts as the primary node of activity as well, with 
the two smaller buildings on site acting as lesser nodes. The smaller buildings are both single-storey build-
ings. 

Social

The two neighbourhoods surrounding the site, Greenfield to the south and Royal Gardens to the north, have 
approximately 7,200 residents between them, all of these residents within 1 kilometer of the site. Compared 
with 1986, when there were 8.500 residents in the area, there are proportionately fewer children in both 
neighbourhoods and greater numbers of seniors.  Compared to the city at large, however, the area has 
a larger number of seniors and children (and therefore fewer working-age adults). Household income is 
significantly greater than the citywide average in Greenfield, and somewhat less than the average in Royal 
Gardens. 

While Edmonton is a young city compared to the national average, the population is an aging one, so the 
proportion of seniors can be expected to continue rising. Dwelling occupancy, the average number of per-
sons per household, is also in a downward trend, to which can be attributed the decline in population of both 
neighbourhoods over the last 20 years. This trend is also expected to continue.

SITE CIRCULATION
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AVERAGE HOUSEHOLD INCOME 2001
 

NEIGHBOURHOOD DEMOGRAPHICS 2005

Although both Greenfield and Royal 
Gardens have ample park space ad-
jacent to the numerous schools (3 
elementary schools, 1 junior/senior 
high school and 1 senior high school), 
Petrolia Shopping Centre is the only 
significant retail location in the area 
and therefore serves as a potential 
gathering point for area residents. This 
potential function as a social space, 
however, is greatly limited by the de-
sign of the site, which provides little en-
couragement to linger or make use of 
the site when not shopping. 

Economic and Environmental

A potential economic and environmental 
challenge posed to any redevelopment 
of this site is the existence of under-
ground petroleum storage tanks asso-
ciated with the automobile repair centre 
and former gas station. If these facilities 
have caused any contamination of the 
earth through leakage, clean-up could 
be costly. Redevelopment of the site 
under current commercial zoning would 
not trigger such clean-up, but with any 
rezoning or subdivision this would be 
required by the City of Edmonton.

Beyond the environmental concern of possible hydrocarbon leakage, the site currently does not support 
environmental sustainability, either from the perspective of ecological integrity (there is little greenery on 
the site) or from a land use perspective, with its heavy emphasis on automobile access and inefficient use 
of land.

A spike in residential land values and a healthy retail market have in the last several years accompanied 
the robust Edmonton economy. Developer interest in redeveloping older commercial and residential sites in 
mature neighbourhoods is being seen in many areas of the city as well. The economic health of the existing 
site is questionable, however, as it has a significant amount of unleased space.

Place Analysis and Design Review

Character, Identity, Enclosure and Connections

The site is lacking in positive unique identifiers. Although the grocery store form of the main building causes 
it to stand out from surrounding residential areas, the architecture is spare and unremarkable. The other 
main identifier of the site is the expansive parking lot, which detracts rather than contributes to the charac-

ter of place and inhibits a sense of ownership by users of the site. The most visible corner on the site, the 
intersection of 40 Avenue and 114 Street, offers a view of a repair shop and parked cars to the passerby.

The site is clearly defined by the roads which form its edges. Fences continue this enclosure along the 
western and southern edges. These same fences limit access to the site in locations where access might 
be desirable, however, notably the southwest corner and the western edge adjacent to a church, though 
building orientation turns its back on these areas.

Activity and Access

Warmer months see a fair amount of walking and biking in the neighbourhoods, but the site is not an attrac-
tor for casual pedestrians or cyclists. Winter months are noticeably devoid of both, as the site is exception-
ally hostile to people on foot when the temperature dips below freezing with its open expanses of asphalt 
offering no protection from the elements. 

There is nothing that occurs on-site that serves to animate the outdoor realm. One does not see groups 
of people gathering in the parking lot, and even foot traffic in the mall’s internal corridor is rare. Two small 
hair salons manage to survive, but the majority of the retail space on the south side of the corridor has 
been empty since a bank left the mall 5 years ago, and a restaurant space at the northwest corner of the 
main building is often unoccupied. Small 
restaurants attempt to establish them-
selves and usually fail within the year. Al-
though the site has a great deal of open 
outdoor space, it does not attract people 
and is rarely more than a third full of cars 
even at the busiest of times. The exist-
ing buildings are showing their age and 
maintenance appears poor, which is like-
ly affecting the attractiveness of existing 
businesses.

The site as currently built is not very 
adaptable to other uses, though the large 
parking lot could be used for outdoor 
events or sales of some sort and there 
is ample space for additional commercial 
space if traffic to the site warranted it.

Streetscape and Ecology

Landscaping on the site is limited and poorly-kept. A handful of trees line the eastern edge, and a few more 
grow at the southwest corner of the site. Two deciduous trees have been planted in the parking lot area, 
but appear isolated and are too small to offer shade. A few bedraggled shrubs line the northern edge along 
with patches of grass in between the vehicular accesses to the site.

The streetscape is very open, car-oriented and inhospitable to pedestrian traffic. Sidewalks exist but are 
not connected directly with the commercial uses on the site and are regularly interrupted by vehicular ac-
cesses. No benches or other pedestrian-oriented infrastructure that would encourage people to linger are 
present, either at the edges or the interior of the site.

Above: Interior corridor of Petrolia Mall
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Buildings and Connections

The buildings are utilitarian structures that are not wearing their age well, which is likely made worse by 
poor maintenance. The site is in contrast to the residential structures in the surrounding area, which for the 
most part appear to be in good repair. The buildings connect poorly to ground level activity by offering more 
blank walls than they do windows or doorways. The former grocery store space offers large windows, but a 
movie rental store occupies only a third of this space.

Psychological Factors

The space feels large and unoccupiable for the pedestrian or cyclist. For the motorist, the site functions 
reasonably well as a place to stop in quickly and pick up a movie, dry cleaning or a take-out pizza, but does 
not encourage the user to linger. Even for the purposes of the motorist, the site is oversized and lacking in 
intimacy.

The rear of the site is almost completely 
inactive apart from periodic deliveries 
and is starting to collect graffiti, adding 
to the sense of absence. An outdoor 
play space for the on-site daycare offers 
some respite at the southwest corner, 
but this too feels like a leftover and for-
gotten space when there are no children 
making use of it, and it does not appear 
regularly-used by the daycare. 

Conclusions

While the site is highly visible and serves 
an important commercial function for the 
surrounding neighbourhoods, Petrolia Mall is lacking many of the characteristics of a “good place”.

The population of Greenfield and Royal Gardens is shrinking, though the number of families with children 
remains high and the proportion of seniors is increasing significantly as the population ages. As the least 
independently-mobile members of society, children and seniors are better served by having local destina-
tions, not just to shop at but also to provide spaces for social interaction and activity. The site is poorly 
designed to cater to these groups, functionally or from a social perspective. 

The site, although offering large paved spaces that could be modified or built upon, is not readily adapt-
able to new uses. It is oversupplied with commercial space, yet the commercial space is primarily on the 
southern half of the site. Any redevelopment on the north half of the site would limit retail visibility and ac-
cess. The existing buildings are not readily adaptable to residential uses, either, and lack any architectural 
interest worthy of preservation.

The site remains important as a commercial destination, though the amount of floor space is excessive for 
current needs. 

Recommendations

Complete redevelopment of this site is recommended, reconfiguring the orientation of and somewhat reduc-
ing the amount of commercial space, incorporating a residential component and providing public space for 
gathering and social outdoor activities. The following principles should guide the redevelopment plan for the 
site:

Character, Identity, Enclosure and Connections

 Any building at the northeast corner of the site should serve as a landmark, identifying the site as  • 
  an important neighbourhood destination;

 Buildings should define space, offering permeability and inviting users into public areas while   • 
  demarcating the limits of private areas;

 Development should be sensitive to neighbourhood context in scale and height, providing   • 
  transitions from low-density residential to the more intensive uses on the site.

Activity and Access

• The site should privilege pedestrians over motorists, maximizing pedestrian connections to and  
 through the site, while keeping cars to the edges;
• Buildings and outdoor spaces should be social in their orientation, connecting the indoor with the  
 outdoor and offering space for people to meet and linger;
• Design of the site should consider local climate, both the cold winters and the warm summers.

Streetscape and Ecology

• The site should directly address the street, with commercial and residential spaces fronting onto  
 public sidewalks.
• The streetscape should provide amenities for pedestrians and cyclists to encourage their   
 convenient occupation of the space;
• Plants, especially trees, should help define both the street and social spaces, offering shade and a  
 sense of nature.

Buildings and Connections

• Architecture should be distinct from the surrounding neighbourhood to identify the site as a unique  
 destination, yet blend with the neighbourhood context in scale and massing;
• Buildings should connect to ground-level activity by providing ample windows to visually connect  
 indoors with the outdoors, entranceways for access and materials and design which offer visual  
 interest to the passerby.

Psychological Factors

• The site should feel intimate in scale to encourage a sense of ownership by area residents;
• Commercial and public spaces on the site should encourage regular use, while residential spaces  
 should take ownership of their edges to provide a sense of safety.

Above: Pedestrian access at rear of site
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