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Great Gulf and ProCura have partnered to create the 9955 Jasper Avenue
Project. Great Gulf is a Toronto based developer that has been creating
residential, commercial and mixed use areas since 1975. They have received
many homebuilding and development awards for their outstanding designs.
ProCura is a development and management company who have worked within
western Canada since 1979. Notable projects include: the reimagining of WSP
Place, Intact Insurance Building, and the Mayfair on Jasper Avenue.
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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 and a plaza will provide an urban public amenity space.
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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.
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This submission is in support of a rezoning application 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 site is currently zoned (DC2) Site Specific
Development Control Provision and the Owner seeks to rezone to a new (DC2).
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Figure 1 - Location Map
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2.1 EXISTING URBAN CONTEXT
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The site is located within the Downtown Neighbourhood and within the
Capital City Downtown Plan, in the River’s Edge Sub Area. The Downtown
neighbourhood integrates a wide variety of built forms and uses.
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Jasper Avenue is the primary commercial street and transportation corridor
through Downtown. It is developed with a mix of land uses, including office,
hotel, commercial, residential, and institutional uses. Figure 2 (Land Use
Map) identifies the various land uses surrounding the development site. The
proposed development site is currently designated for Commercial/Office
use.
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2.0 Context Analysis
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The photo below illustrates the current site conditions, looking south east from
Jasper Avenue and 101 Street. The site is currently developed as a private
green space that is publicly accessible, and also houses an additional access
to the Central LRT Station.
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Figure 2 - Land Use Map

LAND USE CONCEPT

Current View of site looking southeast from Jasper ave and 101 Street
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2.1 EXISTING URBAN CONTEXT

Current View of site looking east from 101 Street

Current View of site looking southeast from 101 Street.
Current View of site looking west from Jasper ave.
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2.2 SITE HISTORY
Located just north of the Hotel MacDonald, the site was previously owned by
multiple corporations including the Canadian National Railway Company and NuWest 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 an office building up to 39 storeys. A regulation in the DC2 compelled the owners
to build a temporary park in the case that this development was not realized for
some time. The site has remained as ‘Frank Oliver Park’ since, although it has
retained its development rights for a 39 storey office building. The site plan of the
approved zone shows much of the site would have been covered by the building
under the existing zoning.

Historic photo of Hotel MacDonald

Elevation from Approved DC2

Site Plan from Approved DC2
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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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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.
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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 at some time west to West Edmonton Mall.

N
100 Street

2.3 CONNECTIVITY & INTEGRATED
DEVELOPMENT

102a

The proposed development has commercial uses that are located on the
ground floor 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.
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Figure 3 - Modal Network Map

TRANSIT STUDY

5

2.4 POLICY CONTEXT
Capital City Downtown Plan

The Way We Grow

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-specific goals for development. To align with the objectives to
create high density mixed-use and create retail continuity at-grade, the design
incorporates human-scaled, pedestrian-oriented retail at ground level with
high density residential above. The design has been developed in a way to
ensure that Jasper Avenue New Vision can be implemented surrounding the
site. In order to phase in quality public realm improvements, a plaza and open
space is also located on site to encourage connections to the Heritage Trail
and Funicular.

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 is located on Jasper Avenue which accommodates
numerous high-frequency transit routes. In addition, the proposed rezoning
would also provide 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 effects 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.
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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 identified 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. The Heritage Trail, which connects
Edmonton to the River Valley trail system, is proposed to be extended along
100 Street and Jasper Avenue.
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.

Figure 4 - Jasper Avenue New Vision
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3.0 Design Proposal
3.1 DESIGN VISION
The tower’s slender, highly articulated tower adds an iconic new element to the
Edmonton skyline, supported by a transparent, welcoming base and publicly
accessible plaza that support the City’s Jasper Avenue New Vision for a vibrant
‘high street’ for all Edmontonians. The massing and orientation of the Jasper
frames the historic Hotel MacDonald, with carefully considered fenestration and
architectural detailing that reinterprets the classic ornamentation of the hotel.
At the same time, the slender, highly graphic tower establishes a contemporary
icon for downtown Edmonton.

evokes the romance of early 20th century rail travel. The bold grid of windows and
deeply inset balconies on the north and south façades is executed in a restrained
palette of glass, metal and concrete, reinterpreting the fenestration of the hotel.
The metal framing that defines the faces of the tower are continued up to wrap
over and conceal the mechanical penthouse, in an architectural flourish that
echoes the dramatic copper-clad roofline of the hotel.

Site

The building presents a distinctive “two-sided” character to the city, with northsouth faces defined by a prominent frame inset with deeply-cut (1.5m) balconies,
contrasting with smooth east-west faces of ribbon-strip glass set within horizontal
metal frames. The result creates visual impact on the skyline while mitigating the
tower’s overall massing and height. The depth of the balconies modulates views
into residential units and protects residents from wind impacts, even on upper
floors.

The tower site stands on the southeast corner of Jasper and 100 Street NW, at
the nexus of the City’s plans for reinvestment and revitalization. At the same
time, the site is surrounded by buildings of major heritage importance: on the
south by Hotel MacDonald, and on the north by the World Trade Centre and the
historic TD Bank building. The form, orientation and design of the tower balances
these imperatives: to modernize and intensify, while honouring urban heritage.

Orientation and Built Form
The tower is set back from the west property line, creating a priority view corridor
from the northwest framing the entrance and principal elevation of Hotel
MacDonald. The tower is set tight to the north property line, facing directly onto
on Jasper Avenue and contributing to the animated character of this revitalized
commercial corridor.
The built form is composed of a slender 55-storey tower supported on a twostorey podium. The compact, <750 m2 floor plate ensures that all tower residents
have sweeping views of the city and the river valley, while minimizing the impact
of the tower on the views of neighbouring building occupants.

Reinterpreting Heritage
The tower reinterprets the elegant historicism of Hotel MacDonald with a
streamlined, contemporary language of ornamentation that conveys the spirit
of modern urban life, just as the hotel’s Chateau-style architecture beautifully

Facade

The same frame of metal and glass continues up the north and south façades,
concealing the mechanical penthouse while satisfying the City’s desire for visual
interest on the skyline.
The transparent double-height podium reflects the public character of its
programming, with retail spaces that face onto Jasper Avenue, and residential
lobby that flow into a new publicly accessible plaza on the south side of the
site, creating a sense of hospitable, permeable indoor/outdoor public amenity.

Enriching the Public Realm
Minimizing the floorplate of the tower, and setting it against the north edge of the
site, create a generous new public plaza between the Jasper and Hotel MacDonald.
In keeping with the character of a sophisticated, high-traffic urban plaza, the space
will be paved in granite, screened from the street with tree plantings and benches.
The colonnade along the south side of the tower provides a sheltered walkway for
pedestrians and acts as a boundary between the plaza and the tower.
8
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3.2 Landscape Plan
The plaza is designed as a focal point of urban activity
to welcome and draw people in from Jasper Avenue, 100
Street, the residents and tenants of the project, and the Hotel
McDonald for passive enjoyment.
The plaza provides a great gathering and destination point
for access to the River Valley via the Funicular. It is a place
for people, easily accessible and visible to pedestrians from
multiple directions. It is designed to feel and be safe, and
to connect and allow for safe movement through the space
and to adjacent destinations. It is a place to stroll, sit, eat and
watch the world go by. The plaza will be furnished to support
desirable activities especially comfortable seating integrated
into low planter walls.
While there is a road connection through the site, the space
will be designed to slow vehicles and support pedestrian
activity through bollards and rolled curbs. The layout of the
plaza is designed to accommodate passive uses, groups or
individuals and provide opportunities for public events such as
an art display. With the significant building setback from 100
Street, the space will be activated by commercial uses such as
a coffee shop or restaurant patios. The residential lobby spills
out on the plaza providing a place for neighbours to meet and
interact.

Figure 5 - Landscaping Plan
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Landscaping Continued
The plaza is detailed with high quality, durable materials
that are consistent and compatible with the architecture of
the development and Hotel McDonald. High quality planting
including native trees, ornamental shrubs and grasses will
be selected by the landscape architect and located in raised
planters for protection to help assure their survival. The colour,
massing, and scale of the planting design will be appropriate
to the plaza and practical considerations including surveillance
sightlines, non-slip paving and ease of maintenance. Automatic
irrigation will be provided to all planting to help assure long
term growth and survival.
The plaza reflects a formal simplicity that is relevant for both
a historic landmark as well as the contemporary tower. We
envision the planting to be repetitive with ornamental flowering
trees and shrubs in raised planters with contemporary detailed
wood slat benches and integrated lighting.
We have deliberately designed the plaza’s paving pattern to
compliment the Hotel McDonald creating both an extension
of the landmarks entrance & façade and an embrace to the
proposed building by connecting on a common grid punctuated
by the tree placement. In order to emphasize the traffic of the
shared walkway we believe the patterns and materials should
be different emphasizing pedestrian and bicycle movement
versus public gathering space.

Landscape Precedent Images
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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 considers this in the proposal of an
appropriately scaled podium.
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3.4 PRINCIPLES OF URBAN DESIGN
Principle A: Urbanism

A3. Creating & Enhancing the Block, Street, & Building

A1. Creating & Enhancing the City

The tower is biased to the east side of the site, in order to frame views of the
Hotel from the Jasper and 100th Street 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 enhance and create a unique community identity.

The development will be integrated within the existing urban pattern, reinforcing
the mixed use nature of the Downtown Neighbourhood and providing additional
density along Jasper Avenue, and within walking distance to the Central LRT
Station. 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
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
different angles on Jasper Avenue. The building is located as far north as
possible on the site to llow for the creation of a public plaza as a public realm
buffer between the proposed tower and the Hotel MacDonald.

This public outdoor plaza will create a space for social interaction and
provide connections to the Heritage Valley Trail, and the River Valley.
The commercial wrapping around to 100 Street will have active shared
spaces, with patios and seating areas, which will enahce the edge and
pedestrian experience to the funicular.

A2. Creating & Enhancing the Neighbourhood, District, & Corridor
Within the DC2, a podium with stepbacks is required; this maintains the human
scale that respects the pedestrian experience and the relative height of existing
development in the area. Commercial fronting onto both Jasper Avenue and
100 Street will enhance activity along the Jasper Avenue Corridor.
The increased density provided will support the surrounding existing uses and
increase the 24-hour vibrancy in the area. The design of the building consists
of a podium base ������
and slim tower �������
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, garbage collection and parking
for both the tower and the Hotel are consolidated below grade.
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Principle B: Design Excellence

Principle C: Scale, Connections & Context

B1. Sustainability is an Integral Component of the Design

C1. Exemplify Neighbourliness: Celebrate, Engage, and Enhance
the Unique Context of Location

The proposed development will positively affect the community as it will
transform the site into a vibrate node, of commercial, residential and open
space uses within the Downtown Community. This mixed use development
will support several types of uses, and as a result, increase the economic and
social opportunities within the area.

B2. Integration and Encouragement of Public Arts and Culture
The public plaza may be animated with public art, water features and other
placemaking elements to create a unique gathering space. This public space
may also be programmed with year round art installations and other cultural
elements.

B3. Celebrate the Winter City & Edmonton’s Climate
The building is designed and oriented to maximize pedestrian connections,
and aid in protection against changing weather by providing facade
articulation, and canopies over commercial entrances. The DC2
enhances the public realm through the creation of public amenity spaces,
improvements to pedestrian connectivity to promote residents and visitors
year round usage of open spaces and existing amenities, such as the
funicular.

B4. Durable, Permanent, and Timeless Materials
The building will be stepped back along Jasper Avenue and will utilize
high quality materials that will durable, high quality and appropriate for the
development context. The ground floor 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.

B5. Appropriate Use of Innovation
The project is supported by the Capital Region Growth’s Plan policies on
increased density within Edmonton’s central neighbourhood. The location of
these areas along a designated Transit Avenue supports the city’s alternative
transportation framework and The Way We Move policies.

The building design respects the surrounding context, the DC2 zone requires
a public plaza space to provide transition space between the development
and the Hotel MacDonald.
Currently, the surrounding land uses are primarily office uses, the addition of
residential density will contribute vibrancy to the surrounding neighbourhood.
The commercial frontages along both Jasper Avenue and 100 Street will
enhance activity at ground level, and create shared spaces with patios and
other transitional uses. The slim tower includes a distinct roof line to add
visual interest of the Edmonton skyline. The slim tower top will accommodate
the building mechanical systems to screen them from the view while adding
articulation to the building.

C2. Celebrate & Respect Heritage
The DC2 supports and is mindful of the surrounding existing elements
and context. 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 tower has also been
placed as far east as possible to be mindful of views to the Hotel MacDonald.

C3. Enhance & Preserve Connections
The development will provide several points of arrival to the different uses,
commercial uses along Jasper will wrap around to 100 Street with individual
commercial entrances. The residential lobby has been located at the
south side of the building to maintain public uses are located along major
roadways. Along with Jasper New Vision, pedestrian connections will be
enhanced around the site, supporting access to the Central LRT Station, and
the several existing surrounding bus stops.
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3.5 SUN SHADOW STUDY
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The slim tower floor plate is designed to ensure that the shadow cast from the
building is slim and passes quickly across the horizon. The figures below show
how the design minimizes shadow impacts on adjacent Downtown land uses.
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3.6 WIND STUDY
Based on the Wind Study repor����������������������������������
ounding the development.
Frank Oliver Block
Edmonton, Alberta

Wind Impact Study
July 31, 2018

Strong
9888
Jasper
Ave NW

9888
Jasper
Ave NW

Figure 12c: Existing Configuration – Wind Vectors
Winds from south-southeast (157°)

Figure 12a: Existing Configuration – Wind Vectors
Winds from west-northwest (292°)
Medium

9888
Jasper
Ave NW

9888
Jasper
Ave NW

Calm

Figure 12b: Proposed Configuration – Wind Vectors
Winds from west-northwest (292°)

Figure 12d: Proposed Configuration – Wind Vectors
Winds from south-southeast (157°)
Novus Ref.: 17-0418
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4.0 Rezoning
4.1 DC2 TEXT
(DC2) S i t e S p e c i f i c Development Control Provision
March 18, 2019

o.

Indoor Participant Recreation Services

p.

Live Work Unit

q.

Media Studios

r.

Minor Alcohol Sales and

s.

Major and Minor Home Based Business

t.

Nightclubs

u.

Non-accessory Parking

v.

Personal Service Shops

This Provision shall apply to Lots 4A and 5A Plan 9221710 and Lot 2 and 3

w.

Private Clubs

Plan NE, south of Jasper Avenue and east of 100 Street NW, as shown on

x.

Private Education Services

y.

Professional, Financial and Office Support

General Purpose

1.

To accommodate the development of residential high rise building with
a commercial podium that provides for an active and inviting pedestrian
oriented streetscape fronting onto Jasper Avenue and 100 Street NW that
sensitively integrates with the historic Hotel MacDonald to the south.

Area of Application

2.

Schedule A of this Bylaw.

Uses

3.

Services
z.

Public Education Services

Bars and Neighbourhood Pubs

aa.

Public Libraries and Cultural Exhibits

c.

Breweries, Wineries and Distilleries

bb.

Residential Sales Centre

d.

Business Support Services

cc.

Restaurants

e.

Child Care Services

dd.

Specialty Food Services

f.

Commercial Schools

ee.

Spectator Entertainment Establishments

g.

Community Recreation Services

h.

Convenience Retail Stores

ff.

Veterinary Services

i.

Creation and Production Establishments

gg.

Urban Indoor Farms

j.

Exhibition and Convention Facilities

hh.

Urban Outdoor Farms

k.

General Retail Stores

ii.

Facia On-premises Signs

l.

Government Services

jj.

Minor Digital On-premises Signs

m.

Health Services

kk.

Projecting On-premises Signs

n.

Household Repair Services

a.

Apartment Housing

b.
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loss of sunlight, both on and off-Site, consistent with

Development Regulations

4.

a.

The development shall be in general conformance with

recommendations of appropriate studies to the satisfaction of

Appendices I – V.

the Development Officer.

b.

The maximum Floor Area Ratio (FAR) shall be 11.

c.

The maximum Building Height shall be 185.0 m.

d.

The maximum Tower floor plate shall be 750 m2.

e.

The maximum number of Dwelling units shall be 475.

f.

Building setbacks shall be as follows:

g.

i.

a maximum 2.0 m shall be provided from Jasper Avenue;

ii.

a minimum 8.5 m shall be provided from the west Lot line;

iii.

a minimum 20.0 m shall be provided from the south Lot line.

iv.

a minimum 9.0 m shall be provided from the east Lot line.

l.

Prevention through Environmental Design Assessment shall
be provided to the satisfaction of the Development Officer
to ensure that the development provides a safe urban
environment in accordance with the guidelines and principles
established in the Design Guide for a Safer City (City of
Edmonton, 1995).
Parking, Loading and Storage

5.

a.

Vehicular Parking shall be provided in accordance with the
following:
i.

shall be as follows:
a minimum stepback of 8.0 m shall be provided from

ii.

A maximum of 10 visitor parking stalls shall be provided;

iii.

Notwithstanding Section 54, no spaces for Off-street Vehicular
Parking shall be required for Non-residential uses;

the
north Lot Line.
h.

be provided. Amenity areas may include roof top spaces,

assessment.
b.

All required vehicular Parking shall be provided in an
underground Parking Garage accessed the internal roadway

Balconies with a minimum depth of 1.5 m may be used to

network as generally shown on Appendix I. Underground

satisfy required Amenity Area.

driveway ramps shall have a minimum width of 6.0 m to
accommodate two-way traffic. The driveway ramp shall be

A minimum of 230 m2 of communal Amenity Area shall be

at Grade at the Lot line. The slope of the driveway ramp shall

provided on the rooftop of the podium, which shall include,

be no greater than 10% negative downward slope between

but not be limited to a seating area, communal cooking

the property line to 5.0 metres into the Site, unless otherwise

facilities and/or lounge space.
k.

Notwithstanding 5. a. the Development Officer may very parking
minimums and maximums with the submission of a parking impact

facilities.

j.

iv.

A minimum average Amenity Area of 6 m2 per Dwelling shall
ground floor outdoor space, meeting rooms, and fitness

i.

A minimum of 0.4 and a maximum of 1.75 parking spaces per unit,
and

The minimum Tower stepbacks from the podium Facades
i.

Prior to the issuance of any Development Permit, a Crime

agreed to by the Development Officer in consultation with

The development shall incorporate design features to
minimize adverse microclimatic effects such as wind
tunneling, snow drifting, rain sheeting, shadowing, and

Transportation Services.
c.

Bicycle Parking shall be provided in accordance with Section
54 of the Zoning Bylaw and the following:
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i.

Bicycle Parking facilities shall be provided at a rate pf

sites. Trash collection and storage areas shall be located

0.5 spaces per Dwelling, in a safe, secure, indoor

within the building. Trash collection areas shall be designed
to the satisfaction of the Development Officer in consultation

location

with Waste Management and Transportation Services.

in the Parking Garage or in another secure location
within

Landscaping

6.

the podium that is easily accessible to cyclists via

a.

access

Appendix II.
ramps, or a route through the building which

b.

facilitates

review and approval by the Development Officer, prior to the

Bicycle Parking for Commercial Uses shall be provided

issuance of any Development Permit to the satisfaction of the

at

Development Officer, except for a permit for excavation or

Grade in a highly visible location; andIn addition to

shoring.

the

c.

required Bicycle Parking for Commercial Uses, a

area, sizes and species of new tree plantings, and other

of 10 Bicycle Parking spaces for visitors shall be

d.

detailed Landscaping elements.

in an easy accessible location and

available for public 		

use.

d.

The Parking Garage developed below Grade shall be
permitted to be built to the property line.

f.

the appearance of the development during cold weather
Signage

7.

a.

Signs shall comply with the General Provisions of Section 59
and the regulations found in Schedule 59F of the Zoning

Public Roadway, are to be located sufficiently below Grade,

Bylaw.

depth to contribute to healthy root development.

b.

applicable techniques to the satisfaction of the Development
Officer.

A Comprehensive Sign Design Plan in accordance with the
Provisions of Section 59.3 shall be required to the satisfaction

Vehicular and servicing access shall be designed to minimize
the visual impact through screening, orientation, and other

h.

months.

Parking Garages developed below Grade adjacent to a
or a suitable alternative, to provide a minimum of 1.2 m soil

g.

Landscaping on the Site shall consider the use of plant
materials that provide colour throughout the year to enhance

All residential and visitor vehicular parking shall be provided in
below Grade in a Parking Garage.

e.

The Landscape Plan shall include pavement materials,
exterior lighting, street furniture elements, pedestrian seating

minimum
provided 		

A detailed Landscape Plan prepared by a registered AALA
landscape architect, for the Site, shall be submitted for

easy and efficient transportation of bicycles.
ii.

Landscaping for the Site shall be in general accordance with

of the Development Officer.
c.

Any application for a Major or Minor Digital Sign Use may
require the submission of a Traffic Safety Study prepared by
a qualified engineer and shall be to the satisfaction of the

Loading, storage and trash collection areas shall be

Development Officer in consultation with Transportation

concealed from view from adjacent public roadways and

Services.
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d.

Minor Digital Signs shall be permitted as fascia signage on the
eastern 18 m fronting Jasper Avenue.
Development Regulations for Specific Uses

8.

a.

g.

architectural expression from the podium;
h.

penetration in public spaces, plazas, parks and Amenity

shall be limited to the First Floor of the development.
Personal Service Shops shall not include Body Rub Centres.

d.

Each Bar and Neighbourhood Pub, Restaurant, and Specialty
Food Services shall be limited to 240 m2 of Public Space.

e.

Design Regulations

9.

a.

Areas; and
i.

Ground level Uses shall open to the street.

j.

Residential, Residential-Related and Commercial Uses shall
have individual and prominent access at Grade that is

Residential Sales Centres shall be limited to the marketing of
the on-Site Dwellings.

separate from the commercial premises.
k.

context of the immediately surrounding neighbourhood. The

Street.
l.

c.

d.

permeability of the building to promote a positive pedestrian

Building entrances and windows shall be oriented to front
onto Jasper Avenue and 100 Street;

The building materials on the lower Storeys along public
roadways shall be used to improve visual quality and

use of vinyl siding is prohibited.
b.

Façade treatment shall wrap around the side of the building
to provide a consistent profile facing Jasper Avenue and 100

Exterior building materials shall be sustainable, durable, high
quality and appropriate for the development within the

The Tower shall be designed, oriented and constructed
to articulate the skyline and maximize views and sunlight

Convenience Retail Stores, and Minor or Major Alcohol Sales

c.

The Tower shall be differentiated from the podium, but
shall reinforce some of the design details, materials, and

Breweries, Wineries and Distilleries shall be developed
accessory to a Restaurant or a Bar and Neighbourhood Pub.

b.

maximum Height of 12.0 m.

environment.
m.

The lower portion of the Façades of the building, including

The geodetic elevation of the top of the floor on the level

the base and podium shall be strongly articulated at regular

that is directly above Grade shall not exceed the geodetic

increments to add variety, rhythm and a human scaled

elevation of the Abutting public sidewalk by more than 0.3 m.

dimension along the street. This may include:
i.

A minimum of 70% of the linear building frontage of the

reveals, offsets, multiple entrances arcades, columns,

ground Storey Commercial Facades shall be comprised of

pilasters, materials and colour or other architectural

transparent, non-reflective, non-tinted, unobscured glazing,

features; and

where fronting Jasper Avenue and 100 Street NW.
e.

ii.

The development shall be developed in the form of a

Facades, as generally shown on Appendix III-V.
f.

The podium shall have a minimum Height of 8.0 m and a

the provision of quality materials, interesting design,
fenestrations, inviting entrances and superior

podium plus Tower configuration and shall be differentiated
through materiality and/or through architectural treatment of

the provision of awnings, canopies, window openings,

landscaping.
n.

All exposed building Facades shall have consistent and
harmonious exterior finishing materials.
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o.

p.

The building shall emphasize the architectural treatment of

Environmental Design (CPTED) Assessment shall be provided

the horizontal and vertical elements as well as finer grain

to the satisfaction of the Development Officer to ensure

elements such as windows, balconies, shadow lines and

that the development provides a safe urban environment in

textures to distinguish residential buildings from office Towers.

accordance with the guidelines and principles established in
the Design Guidelines for a Safer City (City of Edmonton 1995).

All mechanical equipment shall be concealed by screening
in a manner compatible with the architectural character

q.

c.

of the building or concealed by incorporating it within the

Development Permits for demolition, excavation, shoring

building

or signage in any Area, pursuant to Sections 11.2 and
14.9 of the Zoning Bylaw, additional Environmental Site

Wherever the podium roof is visible from existing

Assessment work, an Environmental Risk Management Plan

adjacent developments, the development shall provide

and Remedial Action Plan, as required by the Development

enhancements to improve rooftop aesthetics. Enhancements

Officer, shall be submitted and reviewed to the satisfaction

may include patios, gardens, Green Roofs or additional

of the Development Officer. The Development Officer shall

Amenity Area.
r.

also impose any conditions necessary to ensure that the

Decorative and security lighting shall be designed and

Site is suitable for the full range of Uses contemplated in the

finished in a manner consistent with the architectural theme

Development Permit application.

of the development and will be provided to ensure a safe,
well-lit environment for pedestrians, to ensure no negative
impact on an adjacent property and to accentuate

Improvements and Amenity Contributions

11.

a.

has been executed between the City and the Owner,

Detailed exterior lighting plans may be required for major

requiring the owner to provide the City at the time of

developments at the discretion of the Development Officer.

development permit approval, the option to purchase 5% of

Other Regulations

10.

a.

the proposed number of residential dwelling units at 85% of

Sun Shadow and Wind Impact Studies shall be prepared

market value or the equivalent value as cash in lieu (cash in

and submitted with a Development Permit application for

lieu at the discretion of the owner).

any building or portion of a building with a height greater
than 15.0 m. The development shall incorporate design
features to minimize adverse microclimatic effects such as
wind tunnelling, snow drifting, rain sheeting, shadowing,
and loss of sunlight, both on and off-Site, consistent with
recommendations of the Sun Shadow Impact Study and
Wind Impact Study.
b.

Prior to the issuance of a Development Permit, the
Development Officer shall ensure that a signed agreement

architectural elements, roof tops and public art.
s.

Prior to the issuance of a Development Permit, except for

Prior to the issuance of any Development Permit, except
for the purpose of excavation, a Crime Prevention Through

b.

Publicly Accessible Open shall be developed on south of the
site, in general accordance with Appendix IV.

c.

The Owner shall register a Public Access Easement to ensure
that public access to the Publicly Accessible Open Space
and private roadway network is provided. Easements
shall make the private property owner(s) responsible
for maintenance and liability, to the satisfaction of the
Development Officer.
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4.2 DC2 SITE PLAN

1. Copyright of this drawing is reserved by the Architect. The drawing and all associated
documents are an instrument of service by the Architect. The drawing and the information
contained therein may not be reproduced in whole or in part without prior written
permission of the Architect.
2. These Contract Documents are the property of the Architect. The Architect bears no
responsibility for the interpretation of these documents by the Contractor. Upon written
application, the Architect will provide written/graphic clariﬁcation or supplementary
information regarding the intent of the Contract Documents. The Architect will review Shop
Drawings submitted by the Contractor for design conformance only.

JASPER AVENUE

3. Drawings are not to be scaled for construction. The Contractor is to verify all existing
conditions and dimensions required to perform the work and report any discrepancies with
the Contract Documents to the Architect before commencing any work.
JASPER
AVENUE

4. Positions of exposed ﬁnished mechanical or electrical devices, ﬁttings, and ﬁxtures are
indicated on architectural drawings. The locations shown on the architectural drawings
govern over the Mechanical and Electrical drawings. Those items not clearly located will be
located as directed by the Architect.
5. These drawings are not to be used for construction unless noted below as "Issuance: For
Construction"
6. All work is to be carried out in conformance with the Code and Bylaws of the authorities
having jurisdiction.
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properly construct the work represented by these plans.
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4.3 DC2 LANDSCAPING PLAN
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4.4 DC2 ELEVATIONS
2. These Contract Documents are the property of the Architect. The Architect bears no
responsibility for the interpretation of these documents by the Contractor. Upon written
application, the Architect will provide written/graphic clariﬁcation or supplementary
information regarding the intent of the Contract Documents. The Architect will review Shop
Drawings submitted by the Contractor for design conformance only.
GLAZED
CURTAINWALL

WINDOW WALL
SYSTEM

ARCHITECTURAL LOUVRES

55 STOREYS

1. Copyright of this drawing is reserved by the Architect. The drawing and all associated
documents are an instrument of service by the Architect. The drawing and the information
contained therein may not be reproduced in whole or in part without prior written
permission of the Architect.

3. Drawings are not to be scaled for construction. The Contractor is to verify all existing
conditions and dimensions required to perform the work and report any discrepancies with
the Contract Documents to the Architect before commencing any work.
4. Positions of exposed ﬁnished mechanical or electrical devices, ﬁttings, and ﬁxtures are
indicated on architectural drawings. The locations shown on the architectural drawings
govern over the Mechanical and Electrical drawings. Those items not clearly located will be
located as directed by the Architect.
5. These drawings are not to be used for construction unless noted below as "Issuance: For
Construction"
6. All work is to be carried out in conformance with the Code and Bylaws of the authorities
having jurisdiction.
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© architectsAlliance, 2018
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1. Copyright of this drawing is reserved by the Architect. The drawing and all associated
documents are an instrument of service by the Architect. The drawing and the information
contained therein may not be reproduced in whole or in part without prior written
permission of the Architect.
2. These Contract Documents are the property of the Architect. The Architect bears no
responsibility for the interpretation of these documents by the Contractor. Upon written
application, the Architect will provide written/graphic clariﬁcation or supplementary
information regarding the intent of the Contract Documents. The Architect will review Shop
Drawings submitted by the Contractor for design conformance only.
3. Drawings are not to be scaled for construction. The Contractor is to verify all existing
conditions and dimensions required to perform the work and report any discrepancies with
the Contract Documents to the Architect before commencing any work.

6. All work is to be carried out in conformance with the Code and Bylaws of the authorities
having jurisdiction.
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party about the constructability of the building(s) represented by them. All contractors or
subcontractors must satisfy themselves when bidding and at all times ensure that they can
properly construct the work represented by these plans.
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5.0 Conclusion
The rezoning and redevelopment of the 9955 Jasper Avenue site
as proposed by Great Gulf and ProCura provides the opportunity to
contribute to the vibrant pedestrian realm along Jasper Avenue while
complementing Edmonton’s growing skyline. The project is designed
with a slender floorplate to limit the impact on the Hotel MacDonald,
providing a more contextually appropriate development potential than
the existing DC2 Zone. The proposed design aims to complement the
elegant ornamentation of the Hotel MacDonald, while providing new
commercial and outdoor amenities to the busy downtown core.
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