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OVERVIEW CONTEXT

PURPOSE

The proposed rezoning application supports the development of a mixed-use high-
rise building located on the southeast corner of 100th Street and Jasper Avenue 
(10085 and 10073 100th Street, and 9955 Jasper Avenue) within the Downtown 
neighborhood. Figure 1 (Location Map) shows the site situation.

The proposed development consists of commercial frontage on the north side 
facing Jasper Avenue with a slim residential tower set back above the commercial 
podium. 

The height and design of the podium along Jasper Avenue and 100th Street 
conveys an appropriate human scale, contributing to a vibrant pedestrian realm 
at street level. The height of the tower is comparable to other recently approved 
developments within the Downtown neighbourhood and will complement 
Edmonton’s growing skyline. 

SITE HISTORY
Located just north of the Hotel MacDonald, the site was previously owned by 
multiple corporations including the Canadian National Railway Company and Nu-
West Group Limited. In the 1980s, interest in developing the site into a high-rise 
building was followed by rezoning to a Direct Control Provision (DC2) that allowed 
for up to 39 storeys. A regulation in the DC2 compelled the owners to build a park 
in the case that this development was not realized. The site has remained as 
‘Frank Oliver Park’ since, although it has retained its development rights for a 39 
storey offi  ce building. While the proposed uses and detailed design facilitated by 
the new rezoning application vary from the original DC2, the new tower vision is in 
alignment with the existing development rights and intent for the site.

The purpose of this urban design brief is to provide an overview of the existing 
site conditions, site history, development rights, and surrounding area, as well 
as to provide the overarching design vision that will aid in the preparation and 
implementation of more detailed design plans in the next phases of development.

This document is provided in support of a rezoning application that will facilitate 
the development of a mixed-use, high-rise building that provides for a unique design 
that addresses the street, increases density within a transit-oriented development 
(TOD) area, and increases commercial frontage onto Jasper Avenue. The 
development will create a public open space and allow for a sensitive integration 
with the historic Hotel MacDonald to the south.
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SURROUNDING LAND USE
Jasper Avenue is the primary commercial street and transportation corridor 
through Downtown. It is developed with a mix of land uses, including offi  ce, hotel, 
commercial, residential, and institutional uses. Figure 2 (Land Use Map) identifi es 
the various land uses surrounding the development site. 

Figure 2 - Land Use MapFigure 1 - Location Map
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CONNECTIVITY
Jasper Avenue is a designated transit corridor that accommodates several high-
frequency transit routes. There are several access points to the Central LRT station 
within walking distance, as well as various bus stops located along Jasper Avenue. 
One block north, on 102 Avenue, the Valley Line LRT is under construction. Churchill 
Station will allow residents convenient access southeast to Mill Woods, and west 
to West Edmonton Mall.

The Downtown bike lane network is nearby, with the 102 Avenue protected bike 
lane connected to the site via a bike/bus/taxi lane on 100 Street. The network 
of bike lanes connects to various Downtown destinations to the west, the high 
level bridge, and the Churchill Square area. Future planned expansions of bike 
infrastructure Downtown will complement bicycle connectivity from the site.

Figure 3 (Modal Network) shows the street network in the vicinity of the site. 
Surrounding streets and sidewalks provide appropriate vehicle, cyclist, and 
pedestrian infrastructure. The 100th Street funicular is also located within walking 
distance from the site, which facilitates pedestrian and bicycle access to the river 
valley. Shared use paths, trails, and the Connors Road Bridge provide connections 
to the rest of the river valley system.
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URBAN PATTERN
Figure 5 (Figure-Ground Study) illustrates the development pattern of the  Downtown 
neighbourhood. The relationship pattern between built areas and open space is 
typical of the patterns of offi  ce and high density development in the 1970’s and 
1980’s, interspersed with surface parking lots. 

The project will be integrated with the broader existing city pattern, supporting 
and advancing the mixed-use nature of Downtown and adding valuable residential 
density to the community. 

Figure 5 - Figure-Ground Study

JASPER AVENUE NEW VISION

Jasper Avenue New Vision intends to re-establish Jasper Avenue, from 92 Street 
to 109 Street, as an Edmonton main street, making it a place all Edmontonians can 
be proud of, as well as a symbol of the vitality of the Downtown and Edmonton as 
a whole. The project is a major catalyst identifi ed in the Capital City Downtown 
Plan which calls for a high quality pedestrian experience, including a narrowed 
roadway, wider sidewalks, tree planning, streetscape elements, and public realm 
improvements.

Improvements proposed around the site include a furnishing zone and a shared use 
path along the east side of 100 Street and south side of Jasper Avenue. Removal 
of the pedway access to the LRT from the site is also proposed. Figure 4 (Jasper 
Avenue New Vision) shows the proposed changes.

CHANGES FROM DRAFT CONCEPT PLAN (JANUARY 2018)

     RATHER THAN A SHORT PORTION OF SEPARATED BIKE FACILITY AROUND THE
FRANK OLIVER PARK SITE, THIS WILL NOW BE A SHARED USE PATH
(PEDESTRIANS AND CYCLISTS WILL SHARE THE SPACE)

     ACCESS TO MACDONALD HOTEL FROM 100 STREET WILL BE SIMILAR TO
TODAY; HOWEVER, THE NEW MEDIAN ON 100 STREET WILL BE CONSTRUCTED,
WHICH WILL IMPROVE SAFETY AT THIS LOCATION BY ELIMINATING LEFT
TURNS IN/OUT FROM THIS ACCESS.

     LIMITS OF CONSTRUCTION FOR 2019/2020 WORK HAVE BEEN REFINED - THE
EAST CONSTRUCTION LIMIT WILL BE 97 STREET.  A FUTURE CONSTRUCTION
PROJECT WILL INCORPORATE THE IMPROVEMENTS PROPOSED BY THE
RECENTLY COMPLETED CONCEPT PLAN, WHICH EXTENDED TO 96 STREET.

CONNECTION TO 102 AVENUE BIKE
FACILITY TO BE DETERMINED IN

CONJUNCTION WITH VALLEY LINE LRT
AND LIBRARY PARKADE PROJECTS

FRANK OLIVER PEDWAY
TO BE REMOVED

Figure 4 - Jasper Avenue New Vision
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VISUAL QUALITY AND LEGIBILITY
Figure 6 (Surrounding Elements) was prepared to understand the legibility of the 
study area based on the fi ve elements identifi ed by Kevin Lynch (1960) – edges, 
paths, nodes, landmarks, and districts. 

Edges: There are three defi ned edges around the site. These are 100th Street, 
Jasper Avenue, and the top of bank of the North Saskatchewan River Valley. 

Paths: Five Paths were identifi ed within proximity of the site: Jasper Avenue, 100th 
Street, McDougal Hill, 97th Street, and Rossdale Road. These paths provide primary 
connections to the rest of the neighbourhood and across Edmonton. 

Nodes: Three nodes are identifi ed in the study area within the surrounding 
community: Central LRT station, Churchill LRT Station, and the Edmonton City 
Centre commercial area.

Landmarks: The study area has several landmarks. These include the Hotel 
MacDonald, the Shaw Conference Centre, Churchill Square, and the funicular. 

Districts: The scale of this study area is within one clear district of the city, 
characterized by high density residential development and commercial uses along 
Jasper Avenue. 

Figure 6 - Surrounding Elements
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DESIGN VISION

The design vision for 9955 Jasper Avenue (“Jasper”) adds vibrancy and animation 
along Jasper Avenue and 100th Street, while preserving the status of the Hotel 
MacDonald as an iconic element of Edmonton’s social and architectural heritage. 

The height and slenderness of the tower– its fl oorplate less than 750 m2 – adds 
an iconic new presence on the Edmonton skyline. The massing, detailing, and 
fenestration patterns reinterpret, for a modern audience, the restrained and elegant 
ornamentation of the Hotel MacDonald. 

Slender and Vertical 

Responding to the design and character of the Hotel MacDonald, a sense of 
soaring height and graceful slenderness is articulated in every element of Jasper’s 
built form. The 58-storey tower is composed of two delicate volumes separated by 
a central ‘rib’, reducing the mass of the structure while evoking the simplicity and 
strengths of a blade of prairie grass. 

The building is set back from the west property line to provide a priority view 
corridor from the northwest corner of Jasper Avenue and 100 Street to the Hotel 
MacDonald. This will allow for the northwest entryway of the Hotel to be seen 
and celebrated. The building setback on the west side generally aligns with the 
existing development rights to create an open space between the building and 
100 Street, allowing the Hotel MacDonald to be viewed from diff erent angles on 
Jasper Avenue. The building is located as far north as possible on the site to create 
breathing space and pause between the proposed tower and the Hotel MacDonald. 

The slim tower includes a distinct roof line to add visual interest to the skyline 
and add an appropriate conclusion to the building. The slim tower top will 
accommodate the building mechanical systems to screen them from the view 
while adding articulation to the building. The bottom fl oor of the tower is designed 
as a large amenity space. This space is available to all residents of the tower and 
is clad almost 100% in glazing. 
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Restrained Ornamentation  

The Hotel MacDonald is an understated iteration of the Chateau style that so 
beautifully evokes the romance of early 20th century rail travel. Jasper employs a 
simplifi ed, contemporary, but highly detailed language of ornament as a modern 
interpretation of the Hotel’s restrained historicism. 

Window mullions are closely spaced to intensify the sense of height, creating a 
modern analog for the Hotel’s Renaissance-inspired arches and columns. Generous, 
1.5m deep balconies are recessed behind the grid of mullions, creating a dynamic 
play of light, shadow and refl ectivity. The motif is extended to street level, with a 
dense arrangement of angled columns that magnify the soaring 2-storey base, and 
screen the highly glazed, recessed podium walls. 

The design of the building consists of a podium base (fl oors 1-2) and slim tower 
(fl oors 3-58). The podium level includes the commercial space on the north and 
west side, as well as the residential lobby on the south side of the residential tower. 
The slim tower will accommodate residential uses. To preserve the accessibility 
and clarity of the podium, and its engagement with the street, loading and parking 
for both the tower and the Hotel are consolidated below grade. 

The tower is biased to the east side of the site, in order to frame views of the 
Hotel from the intersection. At grade, the shaped, transparent podium is supported 
by a canted colonnade that shapes and animates the street edge. The generous 
dimensions of the publicly accessible interior and exterior spaces speak to the 
graciousness of the era in which the Hotel MacDonald was built, and extend this 
expansive quality to present and future generations of Edmontonians. 

The subject property is between two municipally designated buildings (Hotel 
MacDonald and The World Trade Centre) and adjacent to the old TD Bank Building, 
which is listed as a modern historic resource on the Inventory of Historic Resources 
and therefore eligible for designation. These buildings are roughly six stories 
and the overall shape and form of the tower consider this in the proposal of an 
appropriately scaled podium, as well as its architectural features and materiality 
noted above.

The podium accommodates street-level commercial use on the north side and a 
residential lobby on the south side, next to a proposed public garden, to frame the 
public realm and contribute to an engaging pedestrian experience. 
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SUN SHADOW STUDY

The slim tower fl oor plate is designed to ensure that the shadow cast from the 
building is slim and passes quickly across the horizon. Figures 7-10 show how the 
design minimizes shadow impacts on adjacent Downtown land uses. 

Figure 7 - Summer Solstice Figure 8 - Autumn Equinox
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Figure 9 - Winter Solstice Figure 10 - Spring Equinox
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PUBLIC REALM

Commercial uses are located on the ground fl oor and oriented to Jasper Avenue and 
100th Street to provide an active street frontage. The street-oriented uses facing 
Jasper Avenue and 100th Street provide additional neighbourhood amenities for 
Downtown residents and help activate the public realm. The sidewalks and high-
quality materials on both Jasper Avenue and 100th Street enhance the pedestrian 
experience on one of Edmonton’s most important commercial streets. Weather 
protection in form of a continuous glass and steel canopy is provided for all retail 
frontages and lobbies to improve the pedestrian experience in all seasons. 

The public garden located on the south side of the building, abutting the Hotel 
MacDonald, will become an important public space. Designed with high-quality 
pavée hardscape and planted with trees, the space will be comfortable in all 
seasons. Outdoor seating and opportunities for passive recreation or play will 
be contemplated. The space connects the North Saskatchewan River Valley, the 
100th Street Funicular, the Jasper Avenue New Vision, and Heritage Trail.

Commercial uses in the podium will wrap along the west side. Signifi cant setbacks 
provide an opportunity for patios to spill out into the public garden space. This 
public space will be a gathering spot for socializing, celebrating, and enjoying 
urban life. Through hard surfacing and landscaping this vibrant space will be an 
active public space contributing to a livable city.

Figure 11 (Conceptual Site Plan) shows the public realm concept. The Podium, 
the tower, the public garden, and the public realm have been designed to provide a 
sense of arrival for visitors and residents, add value to the Downtown community 
with an engaging public realm and street-oriented retail, and add to the visual 
interest of Edmonton’s skyline. 

Figure 11 - Conceptual Site Plan

N
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RESPONSE TO CITY DOCUMENTS

THE WAY WE GROW 
The City of Edmonton’s Municipal Development Plan, The Way We Grow, encourages 
growth in mature neighborhoods and near transit (3.3.1.2) that contributes to the 
livability and adaptability of established neighborhoods (3.5.1.1). The proposed 
rezoning application provides a mix of residential units for various demographic 
and income groups (4.4.1.1). 

THE WAY WE MOVE 
This project is consistent with the City of Edmonton Transportation Master Plan, 
The Way We Move. This site integrates the Central LRT Station and is located on 
Jasper Avenue which accommodates numerous high-frequency transit routes. 

In addition, the proposed rezoning would also require secure bicycle parking for 
residents and additional bicycle parking for visitors that would support use of the 
Downtown bike network. 

WINTER DESIGN GUIDELINES 

The proposed design supports the principles and guidelines outlined in the City of 
Edmonton Winter City Design Guidelines. The pedestrian realm is lined with street 
trees to provide shade for cooling in the summer, overhead protection in the winter, 
and reduced eff ects of wind-tunneling year-round. Landscaping will support the 
use of hardy materials with colour to provide visual interest in all seasons. The use 
of pedestrian scale and creative lighting elements will provide warmth and colour 
throughout the winter. Rooftop amenity space is accessible to all residents and the 
public garden is located on the south side to increase sun exposure.

CAPITAL CITY DOWNTOWN PLAN
Located within the River’s Edge Sub Area in the Commercial-Cultural Core Section 
of the Capital City Downtown Plan, the proposed development aligns with the area-
specifi c goals for development. As an infi ll development along Jasper Avenue in 
close proximity to the edge of the river valley, the tower will take advantage of 
panoramic views while incorporating a slim design to avoid blocking views from 
other buildings. The design incorporates human-scaled, pedestrian-oriented retail 
at ground level to contribute to the vibrant commercial environment along Jasper 
Avenue. A plaza and green space is also located on site to encourage connections 
to the Hotel Macdonald and River Valley to the south. Pedestrian connections 
through the site encourage access to the 100th Street Funicular and river alley.
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