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1.0 Introduction

This Planning and Urban
Design
Rationale report has been
2019, Homeward Trust took over operations of Dwayne’s
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Carlyle
prepared in support Planner,
of an application
by
DIALOG,
on
behalf
of
and will transition tenants out of the facility by April
Planning Coordination, City Housing
Planning
ProCura, for a land use amendment to the lands municipally
known as 10209 - 100 Ave (the “site”). The amendment will
Dear Ms. Vander Hoek,
rezone the site from Residential Mixed-Use Zone (RMU) to Site
Specific Development Control Provision (DC2) in the City of
Re:
Land
Edmonton
ZoningUse
BylawAmendment
12800 to allow for a Application
comprehensive to
10209
-100
Avenue
NW
(the “site”)
multi-unit housing redevelopment project.

of the site.

/ May 2020. This provides an opportunity for redevelopment
with a design that will revitalize the site and provide positive
impacts on the surrounding community.

The site is surrounded
residential and
commercial
redesignate
thebyproperty
municipally
known as
developments,
including
high rise towers to the east
to
allow for
the comprehensive
redevelopment

overlooking the River Valley such as Edmonton House and the
Chateau Lacombe, as well as the Oliver Building to the west.
2.0 Site and Surroundings
There are several bus stops along 100 Avenue and the Bay
Sedona Apartments Redevelopment Project
The site is approximately 0.28 hectares, located in Downtown
Enterprise Square LRT Station is located approximately 300
Our File No.: 2000863
Edmonton and bounded by 100 Avenue to the north, Bellamy
metres away. The site is also near several surface parking lots,
Hill Road - which slopes to the east, an apartment complex to
green spaces and parks to the southeast near the River Valley.
DIALOG
is representing
Pro-Cura,
current
of the lands municipally known as 10209 – 100
the south and
a commercial office
building to the
west. owners100
Avenue, is the location of Heritage Trail, which is a treeAve (the “site”). On behalf of Pro-Cura, we are submitting a Land Use Amendment Application to
lined pathway that fronts the site and includes red sidewalks
The site was originally developed as a hotel and operated as
redesignate the site from Residential Mixed-Use Zone
to Site Specific
Development
Control
pavers.(RMU)
The trail symbolizes
the original
path from Hudson’s
a hostel until 2013. In 2013, Dwayne’s Housing opened and
Provision
(DC2) in the City of Edmonton Zoning Bylaw
12800
(the
toEdmonton.
allow for a
Bay Company
Fort
to the“Bylaw”),
settlement in
operated a for-profit transitional housing facility. In November

comprehensive multi-unit housing redevelopment project.
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N
Figure 1 - Site Map
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2.1
Site

The following photos are of the existing site which is the subject of this application.
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View of the site from 100 Avenue looking southeast
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2.2

Surrounding Land Uses

The site is located within Downtown Edmonton, and is currently
zoned Residential Mixed Use (RMU) Zone. The proposed
rezoning contemplates a Site Specific Development Control
(DC2) Zone for the site.
Surrounding land uses include the Core Commercial Area
(CCA) zone to the east with several residential and commercial
Mr. Stuart Carlyle
highrise
towers, the Residential Mixed Use (RMU) zone to the
City
of Edmonton
February
west with 2020
predominantly low to midrise buildings, and the

Jasper Avenue Main Street Commercial (JAMSC) and High
Density Residential Zone (HDR) zone to the north and south
respectively, with a mix of buildings of varying heights and
surface parking lots. Other surroundng land uses include
Public Parks Zone (AP) for small park spaces and green
spaces near the River Valley and several Direct Development
Control Provision (DC1) and Site Specific Development Control
Provision (DC2) for customized larger-scale developments.

Page 3 of 10

CCA

RMU to DC2
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Figure 2 - Zoning Map
RMU
Residential Mixed Use Zone
Site Photos
JAMSC Jasper Avenue Main Street Commercial Zone
CCA
Core Commercial Arts Zone
The following photos are of the redevelopment site which is the subject of this application.
HDR
High Density Residential Zone
AP
Public Parks Zone
DC1
Direct Development Control Provision
DC2
Site Specific Development Control Provision

Sedona Multi-Unit Development | 5

*
Approximate
location of
the site
Figure 3 - Downtown Zoning Map

2.3

Surrounding Height and
Other Uses

The site is surrounded by a mix of
buildings varying in height (low, medium
and high). The site is also near several
surface parking lots (grey) which breaks
up the massing along 100 Avenue, as well
as nearby green space, predominantly
located to the east near the River Valley.

Figure 4 - Height Map

Low (1-4 storeys)

Green Space

Medium (5-14 storeys)

Parking

High (14+ storeys)

6 | Planning and Urban Design Rationale

2.4

Transportation Network

The site is well-connected to multiple modes of transportation
to make it easy to get around and access nearby destinations.
A brief description of the modes has been provided below and
a map of the transportation network as a whole is provided on
the next page.
Road Network
100 Avenue - 100 Avenue is a basic two-lane east-west
arterial roadway that runs along the north of the site. There is
a monolithic sidewalk along the south curb, and a boulevard
sidewalk that runs along the north curb. No parking is allowed
on either side of the carriageway. The roadway terminates just
east of the site, and curves north to join 102 Street. Although
not posted, the speed limit is assumed to be 50 km/h.

100 Avenue

102 Street - 102 Street is a four-lane undivided collector
roadway, with on-street parking and monolithic sidewalks on
both sides. The roadway terminates just south of MacDonald
Drive, and connects to an access that goes over Bellamy Hill
Road NW directly to the Edmonton House apartment building.
Although not posted, the speed limit is assumed to be 50 km/h.
Bellamy Hill Road - • Bellamy Hill Road is a four-lane arterial
roadway that runs north-south just east of the site. Monolithic
sidewalks are present on both sides of the roadway. Portions
of the sidewalk on both sides are protected from the roadway
with the help of barriers. North of MacDonald Drive, the
roadway is called 101 Street. The speed limit along the roadway
is not posted but is assumed to be 50 km/h. Although the
roadway abuts the site to the southeast, no access to Bellamy
Hill will be provided.

Bellamy Hill Road

Side lane - A side lane abuts the site along the west edge next
to the Oliver Building. The site does not have through access
and terminates to the rear of the Oliver Building site.
Transit Network
The site has excellent access to transit services, as there are
several bus stops within walking distance along 100 Avenue
and Bellamy Hill Road. The site is also approximately 300
metres away from the Bay Enterprise Square Station and
Jasper Avenue.
Active Transportation Network
The site is near the Downtown Bike Network including
protected bike lanes along 100 Avenue and 103 Street. The site
is also extremely walkable as it is near several employment
centres, commercial services, and restaurants and cafes.

Side lane

Downtown Bike Network
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100 Ave NW

99 Ave NW

98 Ave NW

Figure 5 - Transportation Network Map

Road Network
Bicycle Network
Bus Stop

8 | Planning and Urban Design Rationale

Capital Line
Valley Line

3.0 The Proposal
3.1

Proposal Description

The development proposal consists of a 6 storey multi-unit
residential development with one level of underground parking
and a semi-private outdoor amenity space for residents with
a dog run, seating area, and planters. The proposal includes
landscaping and public realm improvements along 100 Avenue
to complement Heritage Trail and removes the existing surface
parking lot and an access from 100 Street to improve the
street edge.
The individual units will be compact to provide a housing option
in the downtown core that supports aging-in-place and a
diverse demographic of potential tenants. The majority of

the units will include either traditional style balconies or juliet
balconies. A key component of the development is to improve
the human scale of the site, especially where the grade is lower
to the east. The development will reinforce the street edge
pattern with consistent setbacks that will improve the rhythm
and harmony with adjacent developments, such as the Oliver
Building.
The building will include 360 degree architecture to create a
welcoming environment from all angles, and will use brick and
stone as an accent material to echo the material palettes of
nearby buildings.

The proposed
development

Building Height

6 storeys

Units

208

Parking

45 stalls

Bicycle Parking

30 stalls
Figure 6 - Proposed Development Massing + Building Stats
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3.2

Building Renders
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3.4

Landscaping Plan

extending the existing
streetscape language

sod

semi-private
area for residents
seating areas
dog run
planters

mix of low
maintenance deciduous
and evergreen shrubs

N
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4.0 Plans and Guidelines in Effect
Policies within the The Way We Grow: Municipal Development
Plan (MDP), Capital City Downtown Plan (CCDP), and Transit
Oriented Development Guidelines are applicable to this project.
Relevant policies and guidelines have been outlined below.
4.1 The Way We Grow: Municipal Development Plan
The Way We Grow: Municipal Development Plan (MDP) is the
City’s strategic plan and was developed to guide Edmonton’s
growth and development. The Plan provides strategic policy
direction for urban form, growth and development based on
a 30 year land development concept map. The site is within
the “Central Core” of the MDP’s development concept. The
overarching objective of the “Central Core” is to “create a
strong downtown characterized by high density, mixed-use,
transit and pedestrian orientation and excellent urban design.”
Rezoning the site from the RMU to DC2 zone to accommodate
a multi-family development that is unique to the site aligns
with this objective, as well as the following policies:

*
Approximate
location of
the site

• Policy 3.1.1.2 to encourage a minimum of 25 		
percent of city-wide housing unit growth to locate in the
Downtown and mature neighbourhoods.
• Policy 3.2.1.1 to ensure a combination of single family and
multi-family housing development potential is available for
the next 30 years.

Figure 7 - Neighbourhood Map (MDP)

• Policy 3.4.1.1 to promote the Downtown as the prime focus
of Edmonton’s central growth.

The Capital City Downtown Plan (CCDP) sets out policy
direction and initiatives to meet the ever-changing needs and
aspirations of downtown stakeholders. The site is within the
McKay Avenue Mixed Use - Sub Area 2 and is designated for
medium to high density development with mixed use
opportunities. The proposed rezoning complies with the subarea, as it supports a “highly desirable, walkable, quiet and high
density neighbourhood with local convenience and restaurants
and businesses” nearby. The scale of development (6-storeys)
that is being proposed aligns with the desire to preserve views
of the river valley and locates residential in an area that is well
serviced by transit and with excellent connections to both the
river valley and downtown Edmonton. The proposed rezoning
for the multi-unit development also aligns with the following
more general policies within the CCDP:

• Policy 3.4.1.4 to enhance Downtown livability to support the
emergence of a highly desirable urban community.
• Policy 4.4.1.1 to provide a broad and varied housing choice,
incorporating housing for various demographic and income
groups in all neighbourhoods.
It should be noted that the MDP is currently being reexamined
with a new “City Plan” underway. However, at the time of this
application The Way We Grow: Municipal Development Plan is
in effect.

4.2 Capital City Downtown Plan

• Excellence in Built Form Design - Require design excellence
in the architecture of downtown buildings, and excellence
in how buildings interface with adjacent streets, parks
and open spaces. The relationship between buildings,
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streets and parks is of critical importance in achieving
public environments that are welcoming to their users.
This relationship will largely determine if these places are
interactive, inviting, and memorable.
• Building Placement and Orientation - Generally, locate
buildings parallel to the street or along the edge of a park or
open space with a consistent front yard setback.
• Transition in Scale - New development will be massed to fit
harmoniously into its existing planned context. It will limit
its impacts on neighbouring streets, parks, buildings and
open space by creating appropriate transitions in scale to
neighbouring existing and planned buildings.
• Site Servicing and Parking - New development will locate
and organize vehicle parking, vehicular access, service areas
and utilities to minimize their impact on the property and
on surrounding properties and to improve the safety and
attractiveness of adjacent streets, parks and open spaces.
• Streetscape and Landscape - New development will provide
amenity for adjacent streets and open spaces to make these
areas attractive, interesting, comfortable and functional for
pedestrians by coordinating landscape improvements in
setbacks to create attractive transition from private to public
realm and landscaped open space within the development site.

*
Approximate

4.3 Transit Oriented Development Guidelines
The Transit Oriented Development (TOD) Guidelines identify
appropriate transit oriented development around LRT
stations and transit centres. They assist the City, businesses
and citizens to plan ahead for the integration of transit and
land use in station areas. The TOD Guidelines are used to
evaluate rezoning applications on sites within 400 metres of
existing or planned LRT stations or transit centres. The site
is approximately 300 m from the Bay Enterprise Square LRT
Station, and thus should consider the TOD Guidelines.
The TOD Guidelines will be applied to the creation of new zones
and overlays, including Direct Control Zones. They reﬂect site
and building design criteria appropriate for development around
station areas. Some of the site and building design criteria that
the proposed rezoning will abide by include:
• The building should front onto a street.
• Parking should be located primarily underground.
• The building design should use sympathetic, quality, and
contextually appropriate material.
• The building massing should articulate the façade to define
scale.
• The landscaping design should screen parking, mechanical,
and garbage areas.

*

location of
the site
Approximate
location of
the site

Figure 8 - Capital City Downtown Plan Map

Figure 9 - TOD Guidelines Station Area Types Map
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5.0 Planning and Design Analysis
5.1

Rezoning Rationale

The site is currently zoned Residential Mixed Use (RMU) Zone
which caps the density at a maximum of 500 Dwellings/
ha. The landowner is considering a density that exceeds the
maximum permitted under the RMU zone, and thus a rezoning
is required to accommodate the proposed development.
Rezoning the site to a Medium Rise Apartment Zone (RA8)
was initially considered from early conversations with the
Planning Department. Proceeding in this manner posed a
challenge with respect to how grade is measured due to the
unique slope of the site - which ultimately determines hows
height is measured. Through a pre-application meeting it was
determined that there is a high likelihood that a Development
Officer would not support the current proposal under an RA8
zoning.
Based on this insight, it was determined that rezoning to a
Site Specific Development Control Provision (DC2) would be
most appropriate for the site. This rezoning approach was
recommended by the Zoning Bylaw Implementation group in
an email dated November 21, 2019, a follow up to the a preapplication meeting. This allows the DC2 bylaw provisions
to be written in accordance with proposed development
requirements and can address regulations relating to height
and density, as well as other regulations that may require a
variance under a conventional zone (setback and parking).
The DC2 will be similar to the RMU Zone and will allow for a
6-storey residential building with approximately 208 units and
a floor area ratio of 3.65. The rezoning will accommodate one
level of structured parking, as well as a courtyard, landscaping
improvements, and an enhanced interface with the public
realm . The courtyard will be used as common outdoor space
for residents, as an amenity that will make it easier to get to
know your neighbours, own pets, and enjoy the outdoors. The
DC2 will also include regulations to support a high-quality
development that considers modern design excellence in
architecture, as well as the history of Edmonton and Heritage
Trail through the use of brick, corbeling details and signage.
Generally speaking, the rezoning will allow for greater density
in a well-serviced and transit-oriented area, will provide
housing options to help people live and age-in-place, and will
have a positive impact on the surrounding community.
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5.2

Guiding Planning + Design Principles

Through the rezoning process (and subsequent design process)
and in keeping with the policies of the MDP and CCDP, the
following planning and design principles will be considered:
Diverse Housing Options – Support Downtown
as a welcoming and inclusive environment where
residents have a diverse range of housing options
to live and age-in-place.
Integrate Design – Design the site to integrate
with the character of the area and the unique
topoography of the site, and to create a
welcoming interface with the street and bring
residents together to socialize, be active and
enjoy nearby amenities.
Complete Community - Support Downtown
as a complete community through a multi-unit
development that reinvests in the neighbourhood
and is conveniently located to encourage walking,
cycling and the use of public transit.
Create Resiliency – Encourage a reduction
of the carbon footprint and create a more
compact and walkable Edmonton by supporting
greater densities in a sustainable built form on
underutilized land.

5.3

Planning and Design Analysis

5.3.1

Intensification

Intensification on the site is appropriate and desirable and is
in keeping with the policy framework set out in the Municipal
Development Plan. The site is located within the Downtown
neighbourhood and has convenient access to a wide range of
services and facilities. Further, there is a growing need in the
Edmonton area for different forms of more compact housing
developments in well-serviced areas near transit.
The optimization of density on the site is consistent with
both good planning practice and overarching policy direction,
subject to devising appropriate built form relationships.
Additionally, the redevelopment will continue to promote the
economic prosperity to the City by encouraging other sites,
such as surface parking lots, to develop and further support
intensification and the revitalization of east Downtown.
5.3.2

Land Uses

The proposed development will continue to provide the
residential use on the site, through a new higher-quality
development that will have positive impacts on the
surrounding community and adjacent land uses.
5.3.3

Site Organization

The proposed redevelopment has been designed to consider
and integrate the significant slope to the east. The site is
organized with units that promote eyes on the street on
all frontages to improve the sense of safety and place. The
existing surface parking lot is being eliminated and the building
has been brought to the street along 100 Avenue to improve
the edge condition
5.3.4

In terms of massing, the proposed design includes a C-shaped
design to frame the outdoor amenity space and provide shelter
from wind to support winter city design. The building also
includes different materials, colours and vertical elements to
break the massing up and create a more visually interesting
design.
5.3.5

Shadow Impacts

A shadow study (Appendix A) has been prepared for March
21st, September 21st, June 21st, and December 21st in order
to asses the incremental shadow impact of the proposed
development. The shadow study shows that the new
development would not have significant shadow impacts
on any of the adjacent properties and most cast a shadow
towards the public road and surface parking lot to the north.
5.3.6

Transportation and Servicing

A transportation and parking study has been prepared by Bunt
and Associates and a Servicing Brief by Arrow Engineering, and
submitted in support of this Land Use Amendment Application.
With respect to transportation and parking, the redevelopment
of the site is appropriately parked and will not have and
adverse effect on the road network. Servicing upgrades will be
required as per the study’s findings.

Height, Density and Massing

In land use policy terms, the site is in an appropriate location
for the proposed rezoning. From a built form perspective, the
height and massing proposed are appropriate given its location
relative to an extensive multi-modal transportation network
and Downtown. The height of the proposed new building will
not have significant impacts on views to the River Valley.
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5.3.7

Urban Design

From an urban design perspective, the built form and massing
of the proposed development is contextually appropriate
and compatible with the surrounding style and scale of
development in the area. The proposed development includes
a building design that uplifts the look and feel of the block and
creates a more defined edge along 100 Avenue and Bellamy
Hill Road. Design features have been included within the built
form to improve the urban design experience such as Juliet and
full-sized balconies, a semi-private outdoor amenity area, and
landscape and public realm improvements along the street.
The outdoor amenity area will provide residents with a place
to get to know your neighbours and enjoy the outdoors to
reduce social isolation. Further, amenities such as the dog run
will make it easier to own a dog in an urban area. The public
realm will be enhanced along 100 Avenue through a design
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that complements the design of Heritage Trail through the use
of similar red brick pavers to improve the edge condition and
support a contextual-sensitive development that embraces
the rhyme and rhythm of the surrounding area. The building
design does not include individual entrance at-grade as this
was not functional within the design. The ground-level units
do have large windows however to create a sense of security
through “eyes on the street” and to allow the building to
embrace and become part of the character that surrounds it.
As a whole the urban design of the development will add
visual appeal to the site, provide amenities for residents
and encourage a greater critical mass in the area to support
businesses, improve the sense of place, and encourage
reinvestment in this part of Downtown.

6.0 Community Consultation

7.0 Conclusion

A pre-application notice was sent to surrounding landowners
with contact information for phone call and email comments.
We received two phone calls, the details have been provided
below.

As Edmonton continues to grow, it is important that density
be allocated within core areas where existing infrastructure
and established community amenities exist. As such, the
proposed rezoning is in an excellent location and would be a
great addition to this particular area of Downtown in support
of a vibrant and revitalized community. The DC2 zone will allow
for a multi-unit development that will take into consideration
some of the unique elements of the site, such as the slope
to the eastern edge of the property and the interface with
100 Street and Bellamy Hill Road. The zone will also support
design excellence for both the building and the site, balancing
modernity with some of the historic elements of the area.

6.1

Larissa Kalinowsky, owner of 311601 Alberta 		
Properties (February 3, 2019)

Ms. Kalinowsky expressed support for the redevelopment of
the site and offered the following comments:
•

Would like to see parking hidden and not fronting onto the
street - to have a more active street frontage.

•

Would like the development to compliment the brick trail in
front of the building.

Additionally, Ms. Kalinowsky mentioned that Stairs were
removed from her property and she would like the City to
replace these stairs as it would be beneficial to community
members.
6.2

Andrew Benkozich (February 7, 2019)

Mr. Benkozich was interested to know if the current
building would be demolished and wanted to learn more
about the proposed development. He expressed support
for the redevelopment and suggested that it would be an
improvement from what is existing currently.

The proposed rezoning aligns with direction in the Municipal
Development Plan (MDP) to focus intensification and provide
housing options in the core area. The rezoning will also allow for
more people to live in the neighbourhood at different stages of
life to support nearby schools, business establishments and
institutions. The rezoning will ultimately support a contextually
sensitive development, that is well-integrated into the urban
fabric of the surrounding neighbourhood and supports
community well-being and vibrancy within Downtown
Edmonton.

We met with Chris Buyze (Downtown Community League)
and Ian O’Donnell (Downtown Business Association) to inform
them about the rezoning and to see if they had any comments
or concerns. Both individuals were supportive of the proposed
rezoning and believe that the development would be an
improvement to the existing site and surrounding community.
As we proceed with our application, we will continue to provide
open lines of communication with stakeholders and be
available to answer questions about the proposed rezoning as
needed.
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Appendix A - Shadow Study
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WESTPORT BRICK WITH
LIMESTONE ACCENTS

BUILDING SECTION
2000863 - SEDONA

1 : 200

HARDIE PLANK - NAVAJO

2020-02-20

METAL SCREEN SYSTEM
EIFS - ADEX : W-210-8E
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