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PART A
PLANNING RATIONALE

Green Space Alliance 1

1

OVERVIEW

1.1 Introduction
Green Space Alliance has been retained by Pinto Properties Inc., acting on behalf of the
owner of the property legally described as Lots F and G, Block 3, Plan 244HW and Lots 30
and 31, Block 2, Plan 2064S (“the Site”), to prepare an amendment to the McKernanBelgravia Station Area Redevelopment Plan (ARP) Bylaw 16408 to support the rezoning
application of the above noted property from (RF1) Single Detached Residential Zone to
(DC2) Site Specific Direct Control Provision.

Figure 1 - Location Map
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1.2 Site Description
The Site is located at 11416; 11419; 11420; and 11423 - 78 Avenue NW in the northwest
quadrant of the ARP area identified as part of the 114 Street Corridor Precinct as seen in
Figure 2: McKernan-Belgravia Station ARP Land Use Precincts. The amendment area
occupies an area of approximately 0.2874 hectares (2,874 m2). Currently, the Site is zoned
(RF1) Single Detached Residential Zone and is located at the western end of 78 Avenue NW
between 114 Street NW and 115 Street NW.

Figure 2 – McKernan-Belgravia Station ARP Land Use Precincts
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1.3 Purpose
The purpose of the proposed amendment is to allow for the redevelopment of the Site to a
mid-rise residential apartment building up to a total of six storeys (max. 23 metres). The site
qualifies as a Transit-Oriented Development (TOD) in a core neighbourhood as it is located
within the north portion of McKernan neighbourhood and is less than 200 metres of the
McKernan-Belgravia LRT Station.

Figure 3 – 114 Street Corridor Context
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The ARP Bylaw 16408 was adopted by City Council in August 2014. This application
proposes to amend:
• Guiding Principle #1 (page 23);
• Figure 15: Development Concept (page 43);
• Subsection 4.4.2, Policy 5 (page 48);
• Subsection 4.4.7 Building Heights, Policy 2 (page 58);
• Figure 23: Height Strategy (page 58).

1.4 How To Read The Amendment Rationale
This proposed amendment would support the rezoning of the Site from (RF1) Single
Detached Residential Zone to (DC2) Site Specific Direct Control Provision to allow for two sixstorey mid-rise developments. The key rationale for drafting the proposed amendment are
shown in the table below.

Table 1 – Key Rationale and Locations within this Document
KEY RATIONALE

WHERE TO FIND IT

Why A (DC2) Site Specific Direct Control Provision
McKernan-Belgravia Station ARP Policy 5.4 Assist Redevelopment
114 Street Corridor Precinct

Section 2.1

City of Edmonton Transit Oriented Development (TOD) Guidelines

Section 2.2

Overview
Site Location
Density Compliance
Existing Context and ARP Compliance
Existing and Planned Building Height
McKernan-Belgravia Station ARP Vision and Guiding Principles
Missing Middle Housing

Section 2.3

Section 2.4

Six-Storey Missing Middle Housing
Changes to Alberta Building Code
Proposed ARP Amendments
Summation

Section 3.1
Section 4.4
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2

AMENDMENT RATIONALE

2.1 Why a (DC2) Site Specific Direct Control Provision ?
McKernan-Belgravia Station ARP Policy 5.4 Assist Redevelopment
The proposed development complies with Policy 1 of Section 5.4 Assist Redevelopment of
the ARP:
“Where feasible use conventional zoning already established under the City of Edmonton
Zoning Bylaw 12800 to implement the plan. Where the density or the floor area ratio of a
proposed development cannot be achieved through conventional zoning and/or where the
policies or developer obligations contained in this plan cannot be assured through
conventional zoning, a (DC2) Site Specific Development Control Provision should be used.
This includes sites along University Avenue and 114 Street where greenway or alley
requirements will need to be built into the zoning.”
114 Street Corridor Precinct
There is valuable information in the ARP narrative and policy direction to understand the
appropriate built form for development on the subject site, and most importantly, how it can
be differentiated from other developments along the 114 Street Corridor. Section 4.4 Land
Use and Built Form of the ARP informs the proposed amendment to the extent that a sixstorey building would feature the necessary increase in Floor Area Ratio to fund the following
improvements within the 114 Street Corridor:
ALLEYWAY IMPROVEMENTS: Land swap to construct two new north-south lanes (refer to
Figure 4)

Figure 4 – Alleyway
Improvements
4.4.2.1
- Require
OPEN SPACE: Pocket park and east-west pathway at thePolicy
end of
78 Avenue
NW through
subdivision the dedication and
(Refer to Figures 5 and 6)
construction of rear alleyways
parallel to 114 Street to service
new development along 114
Street.
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OPEN SPACE: Pocket park and east-west pathway at the end of 78 Avenue NW (Refer to Figure

Figure 5 – 78 Avenue NW Crossing
Policy 4.4.2.4 - Redevelop existing cul-de-sacs into open spaces adjacent to the shareduse path as alleyways servicing the new development along 114 Street are completed.
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Figure 6 – 78 Avenue NW Pocket Park / Plaza
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INFRASTRUCTURE: New water line to add fire protection capacity and three new firehydrants (#1 million investment that will help more development in the area)
During technical circulation of the initial application, it was identified that there is not
adequate water infrastructure capacity to support the development as initially proposed. For
the development to meet the standard of water supply under the City of Edmonton Design
and Construction Standards to the satisfaction of EPCOR Water, extensive upgrades to the
existing infrastructure are required.
There is also a severe deficiency in on-street fire protection adjacent to the Site. City of
Edmonton Standards requires on-street fire flows of 300 l/s and hydrant spacing of 90
metres for the proposed development. There are no hydrants adjacent to the property.
The following water infrastructure is required to achieve City standards for fire flows and
hydrant spacing;
• Approximately 105m of new 250mm water main is required to be constructed along
the site from the water main in the lane north of 78 Avenue to the water main south of
78 Avenue, complete with 3 hydrants.
• Approximately 157m of existing 150mm water main along the lane north of 78
Avenue must be removed and replaced with new 250mm water main.
• Approximately 153m of existing 150mm water main along the lane south of 78
Avenue must be removed and replaced with new 250mm water main.
• Approximately 105m of existing 200mm water main along 115 Street must be
removed and replaced with new 250mm water main.
A specific pro forma has been produced to estimate the number of years it will take to
payback the water infrastructure upgrade estimated at $1.05 million. The result shows that
additional units are required to payback the water infrastructure upgrade. It is anticipated to
need an additional 33 units, which are proposed to be accommodated within two extra levels
in each building (levels five and six). The attached pro forma currently shows a 35-year
payback timeline (refer to Appendix “B”)
It is anticipated that the required infrastructure upgrades will not only serve this proposed
development but will facilitate future redevelopment along the west side of the 114 Street
Corridor Precinct, in support of the vision of the ARP.
Policy 1 of Section 5.4 Assist Redevelopment of the ARP is applicable in this case since
the required infrastructure upgrades will not just serve this proposed development but
will also facilitate future redevelopment along the west side of the 114 Street Corridor.
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2.2 City of Edmonton Transit Oriented Development (TOD)
Guidelines, February 2012
Site Location
The Site is strategically situated within Capital Line corridor between two LRT stations;
McKernan-Belgravia LRT Station and Health Sciences Jubilee LRT Station.
McKernan-Belgravia LRT
The Site is located within 200 metres of the McKernan-Belgravia LRT Station which is
identified in the Transit Oriented Development Guidelines (TODG) as a ‘Neighbourhood
Station’. The guidelines for this type of station promote medium density residential uses on
arterials, collector roads and large sites where 4 storey apartment housing is appropriate
with the exception that densities: “may be increased to accommodate the unique context
of the specific neighbourhood.”
Development within 400 metres of a Neighbourhood Station is expected to include street
fronting developments, ground oriented units, underground parking, and primary street
facing entries for all ground level units fronting onto a street.
Station Hub
Most importantly, per the TODG, the highest intensity of development in a TOD area occurs at
the station hub, the area within 200 metres of the transit station. The TODG further clarifies
that:
“The station hub is home to neighbourhood-serving retail and employment uses necessary to
support the residents of the TOD. High-density housing may also be provided.”
Health Sciences Jubilee LRT Station
The Site is also located close to the Health Sciences Jubilee LRT Station which is identified in
the TODG as an ‘Institution/Recreation Station’. According to the TODG where no
Institution/Recreation master plan exists, guidelines for the Neighbourhood Station Area
Type will apply within 400 metres of the LRT station or transit station.
The Site is within 600 metres of the Health Sciences Jubilee LRT Station, however, the TODG
also state that a station has an ‘Area of Influence’ which is the area within 800 metres of the
LRT platform. Development within this area influences the character of the station
neighbourhood and provides additional transit ridership. The TODG further assert that within
the ‘Institution/Recreation Station’ area:
“…particular attention should be paid to the Urban Design Principles to ensure the highest
quality and best urban form achievable is demanded of these intensely developed and
transit-supportive areas.”
Although its proximity to the McKernan-Belgravia LRT Station informs the most appropriate
type of development for the Site, the proposed development incorporates the Urban Design
Principles outlined in the TODG as shown in Table 2.
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Reconciling Density
At the time the TODG were prepared, the built form that would match the density envisioned
for TOD development around within Neighbourhood Station was found in the previous (RA7)
Low Rise Apartment Zone.
Due to the proximity to the McKernan-Belgravia LRT platform, this Site functions as a
gateway to the neighbourhood. The additional two storeys designed for the proposed
development will differentiate this site from future four-storey developments envisioned
for the 114 Street Corridor Precinct in the ARP.

Table 2 – How The (DC2) Site Specific Direct Control Provision Aligns With The TODG
TOD GUIDELINES

HOW THE (RA8) ZONE ALIGNS WITH THE TOD
GUIDELINES

Station Area Type: Neighbourhood
Residential (Net)

At the time the TOD Guidelines were developed, the
maximum density in the (RA7) Zone was 125
du/ha.

Sites within 400 metres of the
platform
For sites fronting or flanking an
arterial road:
63 du/ha min to 125 du/ha max

Charter Bylaw 18967 approved on August 28,
2019 removed the maximum density regulations
from the (RA7) and (RA8) Zones.
The TOD density target could theoretically be
achieved under the (RA7) Zone (four storeys),
however, the units would be smaller than what the
additional height under the (RA8) Zone allows.
The proposed DC2 builds on the development
entitlements of the (RA7) Zone (setbacks at the
ground level), and the (RA8) Zone (maximum
building height set at 23 metres, approximately six
storeys)
The fifth and sixth storeys of the proposed
development feature respectively 75% and 50%
reduced floor plates compared to the typical floor
plate of the building.
This design approach to the fifth and sixth storeys
of the development provides a significant reduction
in the building masses. This outcome is a better
design than what can be achieved in the RA8 Zone
through the application of side stepbacks required
in that zone.
This indicates that given the existing Station Hub
context, the intent of the TOD Guidelines can be
better achieved with a six-storey mid-rise
development within 200 metres of the LRT station.

Station Area Type:
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TOD GUIDELINES

HOW THE (RA8) ZONE ALIGNS WITH THE TOD
GUIDELINES

Institution/Recreation
Urban Design Principles
All proposed development, including
new infill development, should be
compatible with the existing context.
Should the new development be
adjacent or proximate to mature
neighbourhoods, this must be
achieved through the following:
•
•
•
•

•

•

Use of quality and
contextually-appropriate
materials.
Compatible roof forms and
façade composition.
Articulation of building masses
and façades to define scale.
Screening and/or landscaping
of parking, mechanical, and
other elements incompatible
with the surrounding context.
Locating windows and entries
to maximize privacy and
minimize impacts for adjacent
properties.
Providing on-site amenities
(landscaped areas, open
space) appropriate to the
scale of the development to
buffer older, adjacent
residential areas.
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These guidelines have been implemented in the
proposed (DC2) Site Specific Direct Control
Provision.

2.3 Existing Context and ARP Compliance
Existing and Planned Building Height
Although the Site is surrounded by single-detached homes zoned (RF1) Single Detached
Residential Zone, the zoning around it indicates a trend towards mid-rise development.
• To the north, at the southeast corner of University Avenue and 114 Street NW, there is
a site zoned (DC2 (1072)) which allows for development up to 25 metres in height
(approximately 8 storeys).
• At the southwest corner of that intersection, the block comprises a mix of (RA8) Mid
Rise Apartment Zone and (RF1) Single Detached Residential Zone.
• At 79 Avenue NW, two blocks to the west, there is a development zoned (RA7) Low
Rise Apartment Zone.
• Along 76 Avenue, directly to the southwest, there are a mix of developments zoned
(RA7) Low Rise Apartment Zone, (DC2 (988)) - which allows for development up to
14.5 metres in height (approximately four storeys), (RF3) Small Scale Infill
Development Zone, and (CNC) Neighbourhood Convenience Commercial Zone.
• To the east of 114 Street NW in Belgravia, most of the area is zoned (RF3) Small
Scale Infill Development Zone.
• The area also contains a range of parks zoned (AP) Public Parks Zone, and schools
zoned (US) Urban Services Zone.
Tables 3 and 4 below summarize the zoning findings within the vicinity of the Site.

Table 3 – Maximum Building Height of Surrounding Developments
ZONE
(RF1) Single Detached Residential
Zone
(RF3) Small Scale Infill Development
Zone

MAXIMUM BUILDING
HEIGHT (metres)
8.9 m
10.0 m

LOCATION
Interior of the
neighbourhood
Interior of the
neighbourhood

Table 4 – Maximum Building Height of Developments Along Corridors
ZONE
(CNC) Neighbourhood Convenience
Commercial Zone
(US) Urban Services Zone *

MAXIMUM BUILDING
HEIGHT (metres)
10.0 m

LOCATION
76 Avenue NW Corridor

10.0 m

114 Street NW Corridor

14.5 m/16.0 m

76 Avenue NW Corridor

(RA8) Medium Rise Apartment Zone

23.0 m

University Avenue
Corridor

(DC2 (988)) Bylaw 18306

14.5 m

76 Avenue NW Corridor

(DC2(1072) Bylaw 18878

25.0 m

University Avenue
Corridor

(RA7) Low Rise Apartment Zone

* Note: Building height in the US Zone may be increased at the discretion of the Development Officer.
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Figure 7 – Zoning Map
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McKernan-Belgravia Station ARP Vision and Guiding Principles
This amendment aligns with the Plan Vision and the guiding principles of the ARP with
respect to the evolution of the Plan and the adaptions needed to implement public realm and
infrastructure improvements.
Nonetheless, as discussed in Table 4 below, Guiding Principle #1 fails to recognize the
intersection of 78 Avenue NW and 114 Street NW as a ‘gateway location’. The reasons for
classifying that intersection as a ‘gateway location’ are found in other sections of the ARP.
Therefore, it is our submission that despite the fact that the ARP approaches the 78
Avenue NW and 114 Street NW intersection strictly from an automotive perspective as a
secondary intersection (refer to Figure 9: Street Network), this location is a key gateway
to connect the east and west sides of 114 Street NW.
From a mobility and placemaking perspective, this intersection provides an opportunity to
link several amenities found within walking distances from the intersection, such as the
access to the LRT Station platform, McKernan Elementary Junior High, and Charles
Simmonds Park, which may jumpstart a pivotal community hub (refer to Figure 10:
Pedestrian Priority Area).
Table 5 provides the rationale for this ARP amendment and how it supports the
implementation of the vision for 78 Avenue Crossing.

Table 5 – McKernan-Belgravia Station ARP Vision and Guiding Principles
MCKERNAN-BELGRAVIA STATION ARP VISION AND GUIDING PRINCIPLES

Vision:
The McKernan-Belgravia Station ARP
will accommodate transit oriented
development by focusing
redevelopment and intensification on
the periphery of the neighbourhoods,
along major arterial and collector
roads, and adjacent to the LRT
station. The fundamental character of
these neighbourhoods will be
protected by limiting the type and form
of development within the interior of
the neighbourhoods to be compatible
with the existing character.

The proposed development is located in
the periphery of the neighbourhood along
a major corridor – 114 Street NW Corridor
Precinct and will contribute to long-term
sustainability of McKernan and Belgravia
in fulfillment of the plan’s vision.

The vision is intended to increase
housing choice, increase transit use,
add local commercial amenities and
support the evolution of these
neighbourhoods into a more complete
and sustainable community. Public
realm improvements will enhance and
build on the physical character and
attractiveness of the neighbourhoods.
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MCKERNAN-BELGRAVIA STATION ARP VISION AND GUIDING PRINCIPLES

Physical improvements will enhance
connectivity both through and beyond
the neighbourhoods with the provision
of additional pedestrian and bicycle
amenities. New development coupled
with public realm improvements will
permit greater opportunities for family,
student and seniors housing with
improved access to local amenities
and services in an improved physical
environment, while preserving the
fundamental nature of this well-loved
and desirable community.

Through the application of the DC2
framework, the proposed development
will implement the following components
of the ARP vision for this precinct:
•
•

recreating the urban street grid
pattern by developing new northsouth lanes; and
a park/plaza on a cul-de-sac
location (end of 78 Avenue NW) as
envisioned in the ARP.

Guiding Principle #1:
Ensure transit oriented development is
appropriately located and scaled to fit the
community.
Support transit use and walking through
targeted development and intensification
opportunities around the station area on
114 Street and 76 Avenue as well as
along the peripheral arterials including
University Avenue and 71 Avenue.
Densities in the areas should not exceed
4 storeys, excepting the ‘gateway
location’ at University Avenue where 6
storeys will be allowed.
Guiding Principle #3:
Improve the public realm and focus on
enhanced placemaking.
Enhance the quality of the shared-use
path on the west side of 114 Street by
making this into a more attractive linear
open space with additional landscape
features. Improve connections through
the neighbourhoods and linkages to trails
and networks outside the communities.
Wherever feasible, encourage the
planting of trees in public spaces to
increase the urban forest.
Guiding Principle #7:
Encourage environmentally sustainable
neighbourhood design.
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This guiding principle fails to recognize the
intersection of 78 Avenue NW and 114
Street NW as a gateway location and the
importance of the 78 Avenue crossing to
the neighbourhood and ARP vision. Refer
to Figure 11: Active Transportation
Network.

Through the application of the DC2
framework, the proposed development
will implement improvements to the
public realm such as streetscape
furniture, landscape, and wayfinding,
allowing for a reconfigured linear open
space along the shared use pathway.
This development will implement a
park/plaza on a cul-de-sac location (end
of 78 Avenue NW) as envisioned in the
ARP

MCKERNAN-BELGRAVIA STATION ARP VISION AND GUIDING PRINCIPLES

Pursue sustainable neighbourhood design
in the station area including a greater mix
of land uses and housing types and
higher densities around the transit station
area. Introduce stormwater management
solutions wherever feasible into public
spaces. Explore new green infrastructure
and building technologies, and encourage
LEED certified buildings, the incorporation
of green roofs, the use of renewable
energy sources and innovative
wastewater technologies.

Through the application of the DC2
framework, the proposed development
will design, fund, and build the necessary
infrastructure to facilitate future
developments along the 114 Street NW
Corridor Precinct.

Policy 4.4.2.6
Design new development along the west
side of 114 Street to face 114 Street with
the front doors and windows facing onto
the shared-use path and linear park and
vehicular access from the new rear
alleyway.

Through the application of the DC2
framework, the proposed development
will comply with this policy.
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2.4 Missing Middle Housing
Six-Storey Missing Middle Housing
A significant change in market conditions identified as part of the City’s Infill Roadmap is the
need for more Missing Middle housing, which refers to multi-unit housing that falls between
single detached homes and high-rise apartment buildings. This type of multi-unit housing
form, such as six-storey mid-rise apartment buildings, is considered “missing” because it has
been largely absent from urban streetscapes in Canada.
City’s Infill Roadmap articulates a series of actions to enable medium-scale infill. The
medium-scale residential zones in Edmonton’s Zoning Bylaw, which includes the (RA8)
Medium Rise Apartment Zone, establish the rules for developing these ‘missing middle’
housing types. As such, the (RA8) Medium Rise Apartment Zone is the Zoning Bylaw tool to
implement development up to six storeys. Changes to the (RA8) Medium Rise Apartment
Zone were approved by City Council and came into effect on August 26, 2019.
The new (RA8) Medium Rise Apartment Zone comprises a robust set of regulations for midrise development. The proposed development builds on the regulations of the (RA7) Low
Rise Apartment Zone and (RA8) Medium Rise Apartment Zone. The result is a (DC2) Site
Specific Development Control Provision that meets the intent of the ARP regarding urban
design, public realm, and infrastructure upgrades required in the 114 Street Corridor
Precinct.
Edmonton’s interest in increasing housing choices is growing, particularly in the missing
middle housing range. Recent changes to the Zoning Bylaw indicate a high demand for sixstorey buildings as the preferred and reasonable missing middle built form in Edmonton.
This amendment provides a rationale for including six-storey mid-rise development as an
appropriate building form for the Site. Policy 5.4.1 of the ARP establishes the DC2
framework as the appropriate mechanism for regulating developments that need to be
carefully designed to achieve the outcomes stated in the ARP Vision, while contributing to the
on-going vitality of the area and addressing numerous factors such as market demand, land
ownership preference and consolidation of properties.
Changes to Alberta Building Code
Most mid-rise wood-frame buildings are located in the core of municipalities offering
economic and sustainability advantages. Mid-rise development supports many city-building
goals such as densification and affordability.
In 2009, via its provincial building codes, British Columbia became the first province in
Canada to allow mid-rise buildings to be made from wood. Since this change to the British
Columbia Building Code (BCBC), which increased the permissible height for wood frame
residential buildings from four to six storeys, more than 300 of these structures have been
completed or are underway with BC. In 2013 and 2015, Québec, Ontario, and Alberta,
respectively, also moved to permit mid-rise wood-frame construction up to six storeys in
height. These regulatory changes indicate that there is clear market confidence in this type of
construction.
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3

PROPOSED ARP AMENDMENT

3.1 Text and Map Amendments
Table 6 – Proposed McKernan Belgravia Station ARP Amendment
EXISTING MCKERNAN ARP POLICY
Guiding Principle #1 (page 23)

PROPOSED MCKERNAN ARP POLICY
Delete Guiding Principle #1 (page 23) and
replace with the following:

Ensure transit oriented development is
appropriately located and scaled to fit the
community.

Ensure transit oriented development is
appropriately located and scaled to fit the
community.
Support transit use and walking through
Support transit use and walking through
targeted development and intensification
targeted development and intensification
opportunities around the station area on
opportunities around the station area on
114 Street and 76 Avenue as well as along
114 Street and 76 Avenue as well as along
the peripheral arterials including University
the peripheral arterials including University
Avenue and 71 Avenue. Densities in the
Avenue and 71 Avenue. Densities in the
areas should not exceed 4 storeys, excepting areas should not exceed 4 storeys, excepting
the ‘gateway location’ at University Avenue
the ‘gateway location’ at University Avenue
where 6 storeys will be allowed.
and 78 Avenue, west of 114 Street, where 6
storeys will be allowed.
Subsection 4.4.2, Policy 5 (page 48)
Permit residential development to a
maximum of 4 storeys within this precinct in
the form of row housing, stacked row
housing and low rise apartments.

Subsection 4.4.7 Building Heights, Policy 2
(page 58)
Permit a maximum of 4 storeys for all new
development along 114 Street, 76 Avenue
and 71 Avenue in the form of row housing
and low rise apartments.

Delete Subsection 4.4.2, Policy 5 (page 48)
and replace with the following:
Permit residential development to a
maximum of 4 storeys within this precinct in
the form of row housing, stacked row
housing and low rise apartments. Mid-rise
apartments up to 6 storeys should be
allowed on the 78 Avenue gateway location,
west of 114 Street, and must be
implemented through (DC2) Site Specific
Control Provisions.
Delete Subsection 4.4.7 Building Heights,
Policy 2 (page 58) and replace with the
following:
Permit a maximum of 4 storeys for all new
development along 114 Street, 76 Avenue
and 71 Avenue in the form of row housing
and low rise apartments. Mid-rise
apartments up to 6 storeys should be
allowed on the 78 Avenue gateway location,
west of 114 Street, and must be
implemented through (DC2) Site Specific
Control Provisions.
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EXISTING MCKERNAN ARP POLICY
Figure 15: Development Concept (page 43)

PROPOSED MCKERNAN ARP POLICY
Delete Figure 15: Development Concept
(page 43) and replace with it with “Figure 15:
Development Concept as amended.

Figure 23: Height Strategy (page 58)

Delete Figure 23: Height Strategy (page 58)
and replace it with “Figure 23: Height
Strategy as amended.
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PART B
SUPPORTIVE POLICIES AND
GUIDELINES
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4

POLICY CONTEXT

4.1 City of Edmonton Municipal Development Plan – The
City Plan
Edmonton’s new Municipal Development Plan, the City Plan, envisions a city of two million
people and will be up for public debate in fall of 2020. Although the Plan has not been
approved by Council, the draft policies are a result of extensive public engagement, research,
and technical reports. In addition, the Urban Planning Committee has reviewed the draft
Plan at various stages of its development. The following is a summary of policies that support
the proposed development in McKernan, hence the ARP amendment.

Table 7 – How The Proposed Amendment Meets The City Plan Policies
CITY PLAN POLICIES

HOW THE PROPOSED AMENDMENT MEETS THE CITY PLAN
POLCIES

1.2.2.4
Encourage medium and
high density residential
development that serves
households above the
average Edmonton
household size.

The proposed amendment will allow for a range of housing
choices and diversity of residents. By allowing greater
height and density, more affordable units can be
accommodated in the development in general conformance
with the Canada Mortgage Housing Corporation (CMHC)
criteria.

1.3.3.4
Enable all districts to
achieve more incomediverse neighbourhoods
and a greater mix of land
uses.

The proposed amendment would allow the development of
a variety of unit types and sizes for various household
incomes in proximity to amenities and multi-modal
transportation opportunities as indicated in the City of
Edmonton Conceptual Bicycle Network map.

2.2.1
Promote compact, mixed
use development within
districts that supports
equitable access to
employment, education
and amenities.

2.2.1.6
Enable ongoing residential
infill to occur at a variety of
scales, densities and
designs within all parts of
the residential area (see
map
1 - City Plan Concept).
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The amendment would allow the development of a mid-rise
residential building encouraging gentle density to support
future pedestrian oriented residential and existing LRT
infrastructure along the 114 Street Corridor.
The amendment would allow the development of a mid-rise
residential building encouraging gentle density to support a
pedestrian priority area within the 114 Street Corridor
precinct.
The proposed amendment would allow for the development
of a residential building on a suitably sized site for
intensification and residential development.
The site is located on a secondary corridor (114 Street NW)
and within the catchment area of a Major Node (University
of Alberta).

4.2 City of Edmonton Winter Design Guidelines,
December 2016
Table 8 – How The (DC2) Site Specific Direct Control Provision Aligns With The
Winter City Design Guidelines
WINTER DESIGN GUIDELINES
2.1.2 Streetwall Height, Massing and
Orientation
A. Consider designing the street wall, or
podium for medium and tall buildings, to be
no higher than the width of the road, ideally
creating a 1:1 ratio. Street trees may be used
to help provide a similar sense of definition
and enclosure in areas with lower heights
and less dense buildings.

HOW THE (RA8) ZONE ALIGNS WITH THE
WINTER DESIGN GUIDELINES
The 78 Avenue NW road right-of-way is
approximately 21 metres. The building
side stepbacks provide a street wall /
road ratio of 1:1 (45 degree angular
plan).

2.1.2 Streetwall Height, Massing and
Orientation
E. Vary building heights along a block length
to reduce ground-level wind speeds. Where
appropriate, one- or two-storey variations are
preferred for low- and medium-rise
developments.

Alignment with (DC2) regulations:

2.1.5 Public Realm and Street Interface
B. Determine suitable building setbacks and
variations in building frontages to enhance
the pedestrian experience. Use setbacks to
create sun traps and shelters from the wind.
Reflected or radiated heat from surfaces
within sun traps can provide year-round
spaces for restaurant patios and retail.

Alignment with (DC2) regulations:

All facades, but primarily the east and
west ones (front and rear) are designed
with the use of varied rooflines, variations
in building setbacks and articulation in
order to minimize the perception of
massing, eliminate large uninterrupted
expanses of wall and provide visual
interest when the structure is abutting an
adjacent roadway.

The east façade abutting the shared-use
path has a minimum 3.0 metres setback
at grade. All dwellings along this façade at
ground level will have an entrance door
that fronts onto the shared-use path.
Sliding patio doors shall not serve as this
entrance.
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4.3 City of Edmonton Residential Infill Guidelines,
September 2009
Table 9 – How The (DC2) Site Specific Direct Control Provision Aligns With The
Residential Infill Guidelines
RESIDENTIAL INFILL GUIDELINES
Mid Rise Apartment buildings should locate
in the City’s key activity centres, including:
b. Areas adjacent to LRT Stations;

HOW THE (RA8) ZONE ALIGNS WITH THE
RESIDENTIAL INFILL GUIDELINES
The Site is located within 200 metres of
the McKernan-Belgravia LRT Station
(Station Hub).

The majority of the guidelines for Mid Rise Apartments are met with regard to location,
parking, built form, building design, site layout and streetscape.
The TODG clarify in which cases the Residential Infill Guidelines should be applied in order to
avoid contradictions between the two documents.
• The TODG should be used in preparing, reviewing or amending statutory plans within
800 metres of an existing or planned LRT station.
• The Residential Infill Guidelines will be used in preparing, reviewing or amending
statutory plans for sites outside 800 metres of an existing or planned LRT station and
in a mature neighbourhood.
• The TODG will be used when reviewing rezoning proposals for sites within 400 metres
of an existing or planned LRT station or transit centre. The Residential Infill Guidelines
will be used when reviewing rezoning proposals for sites outside 400 metres of an
existing or planned LRT station or transit centre and in a mature neighbourhood.

Figure 8 –Where to apply the TOD Guidelines for Statutory Plans around an LRT
Station
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Figure 9 –Where to apply the TOD Guidelines for Rezoning Applications around an
LRT Station
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4.4 Summation
This amendment is consistent with many City policies and guidelines. The proposed
development addresses many of the City’s strategic goals such as: transportation and land
use integration, access and mobility, sustainability, and health and safety. The Site takes
advantage of its location within the Station Hub of the McKernan Belgravia LRT Station, its
proximity to the Health Science Jubilee LRT Station, the University of Alberta (a Major Node
identified in the City Plan), and 114 Street Corridor, which is a key public transit route.
In addition, the proposed development would further encourage residents and visitors to
utilize the existing shared-use path along the 114 Street/LRT corridor. The mid-rise
development will provide a mixture of unit types to promote social diversity of the Site and
economic support for local businesses, schools and amenities.

Table 10 – Summation
HOW THE PROPOSED AMENDMENT MEETS EXISTING CITY OF EDMONTON PLANNING POLICIES
The Site of the proposed amendment locates in a mature neighbourhood within 200 metres of the
McKernan Belgravia LRT Station (Station Hub) and 600 metres of the Health Science Jubilee LRT
Station.
The proposed amendment would accommodate the development of a mid-rise building in-line with
built form in the 114 Street Corridor Precinct in a ‘gateway location’. This proposed development
is compatible with existing development which is primarily residential with existing and designated
future development up to 4 storeys.
The proposed amendment would allow for the utilization of existing transportation infrastructure
and bear with the cost to implement public realm and infrastructure upgrades which will be paid by
the owner.
The proposed amendment would allow for the redevelopment of an underutilized site to recreate
the urban grid street pattern through alleyway upgrades.
The proposed amendment would provide additional residential opportunities for individuals in a
mature neighbourhood near the University of Alberta - a Major Node identified in the City Plan.
The proposed amendment would allow for an expanded mix of building heights and unit types
adding to the diversity of current and expected future residents.

Green Space Alliance 26

Appendix A
3D MODEL
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Context - Southeast View Looking Northwest
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Development - Southeast View Looking Northwest

Development - Southwest View Looking Northeast
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Appendix B
PRO FORMA TO OFFSET
INFRASTRUCTURE
UPGRADES
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