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University Avenue + 114 Street, Edmonton, Alberta
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foreward

This document has been prepared by Clarity Development Advisory Inc. and Brian Allsopp Architect Ltd. on behalf of Vertical Developments as an update to the previously delivered
Urban Design Brief for the rezoning of 11335 University Avenue, NW, McKernan neighbourhood. This project was previously named McKernan Crossing.

This update aims to present a revised design that responds to City of Edmonton feedback and that more closely reflects the built form desired in the McKernan-Belgravia Station
Area Redevelopment Plan.

Elements of the original urban design brief submission that did not require revision have not been included in this update. As such, for contextual information related to the
neighbourhood and policy framework, please refer to the original submission.
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1 design vision
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114 University II is a residential development located in
the mature McKernan neighbourhood. While infill and
redevelopment in this area has been limited to date,
demand for missing middle style residential
development is growing as Edmonton’s core densifies
and the region’s population climbs towards the 2 million
people anticipated by 2050. The 114 University II site is
a key opportunity to increase density close to existing
amenities and within proximity to the existing and
expanding Edmonton transit network.
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The scheme for 114 University II tempers two seemingly
dichotomous agendas; density and contextual
Integration.
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The north edge of the building is set forward and
oriented to the street taking advantage of the site
location along the University Avenue corridor, creating a
highly social, public/private frontage zone that features
covered outdoor spaces, landscaping and bicycle
parking. To produce to a welcoming transition between
public and private realms along University Avenue,
ground floor units feature individual private entries
incorporating porches and windows at the ground level.
To provide a sense of continuity along the block face,
the building is limited to 6 storeys and designed several
metres shorter than the proposed development directly
to the West. This gives the feeling of a reduced mass
and a gentle transition towards single detached homes
to the South. In addition, the visually light architecture
integrates harmoniously with adjacent buildings and
offers a human scale for passersby. Finally, the building
maximizes southern exposure and directs shadowing
almost exclusively into the vehicle corridor to the north.

POTENTIAL
PARKING ENTRY

PROPERTY LINE

LANE

114 University II

4

2 building height and massing

Proposed Design

Diversity of Users and Uses

Integration

The proposed built form is one residential building
approximately 23 m tall and containing up to 140 dwelling
units. A varied massing is created by the buildings horizontal
division between the second floor and those above. The first
floor is visually differentiated to allow for an orientation to the
street and human scale character below the mature tree
canopy along University Avenue. The second to sixth storeys
make up the largest visual mass of the building, introducing
a materiality and design language intended to provide for a
sense of place and continuity with adjacent buildings,
aligning with the six storey parapet height of future
development to the East and West.

As a common theme in the team’s housing projects, they
advocate for a composition of individual homes versus a
facsimile of identical boxes. This was explored in the design
through an assortment of unit types, layouts and a mixture of
affordable and market rate housing. This spectrum of
programming encourages a diverse demographic makeup
while providing flexibility for changing life-cycles.

As development proceeds according to the ARP,
development along the future University Avenue Greenway
will become an increasingly defining edge feature in
McKernan. Building orientations will also change as
developments front onto these streets. 114 University II will
feature one principal facade – north – where the building
addresses the street however, the building will incorporate
360 degree architecture for the remaining - east, west and
south - facades ensuring consistent use of materials and a
highly desirable character of development from all angles.

Responding to the site shape, the building has been
reconfigured into a U-shaped formation to maximize
efficiency, to allow for consistent treatment of setbacks to
adjacent development, and to reduce building mass towards
single detached homes to the South. Ground floor units
along University Avenue are buffered from the street by way
of greenspace, entry porches and landscaping. A gentle
transition to single detached homes to the South is achieved
through careful consideration of permeability both through
and around the building, preserving physical connections
and sight-lines to University Avenue. In addition, waste
collection and loading are screened and all parking is
provided underground to mitigate the visual impact of
vehicles and back of house uses.

Height and Massing
The height of the proposed building, 23m, is contained
within the allowable building height within the University
Avenue Precinct of the McKernan-Belgravia ARP (23 m). The
proposed development of a missing-middle style
development aligns with the overall intent of the plan and
municipal strategic planning.
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3 urban design principles
A1
Creating + Enhancing
the City

The proposed rezoning is integrated with the broader existing city pattern, connecting pedestrians to transit, 82 Avenue, University of Alberta
and the downtown. The proposed development will embed additional residential opportunities for individuals in the McKernan neighbourhood.
The rezoning allows for the redevelopment of several single family homes along a primary corridor and within a major node. The proposed
redevelopment is sensitive to the character of McKernan as well as the emerging campus and urban character of the University/Garneau/
Strathcona area. The proposed design strengthens and maintains the pedestrian oriented & human scale of the area.
Residents will be in close proximity to multimodal opportunities such as the McKernan Belgravia and Health Sciences LRT Stations and in
relative proximity to separated bike lanes along 83 avenue Avenue and the University of Alberta Transit Centre.

A2
Creating + Enhancing
the Neighbourhood,
District + Corridor

This project will contribute to an area that is diverse, compact, pedestrian-friendly, and mixed-use. The proposed development will be street
oriented and act as a gateway to the neighbourhood.
The proposed development would create opportunities for daily living activities by including pedestrian oriented access, indoor and outdoor
communal amenity spaces and secure bicycle parking facilities. The proximity of the site to a variety of institutional, commercial and recreational
uses around the University provides a multitude of opportunities for daily living activities within easy walking distance. The project will provide
diverse housing types and be sensitively integrated within neighbourhood.
A proposed reduction in vehicle parking allows for higher residential density while limiting the effects of vehicle traffic on the surrounding
neighbourhood. Fewer vehicle trips generated per day and a greater number of future residents finding alternative modes of transportation, will
enliven the alleyways and pedestrian corridors around the site.

A3
Creating + Enhancing
the Block, Street +
Building

Street oriented units will provide active, human scale and well lit spaces at grade. The main residential entrance will be architecturally
differentiated to provide for a sense of patterning and legibility.
Indoor/outdoor living spaces at ground level will enhance the block and increase activity on the street.
Residential uses above grade are differentiated from those at ground level and have a combination of cantilevered, inset and varied balconies to
give residents different living options that uniquely activate the street and the building’s facade.
Large window openings give residents a clear sense of their surroundings, time of day, and provide eyes on the street.

114 University II
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B1
Sustainability Is An
Integral Component Of
the Design

B2
Integration And
Encouragement of
Public Arts and Culture

B3
Celebrate the Winter
City + Edmonton's
Climate

B4
Durable, Permanent
and Timeless Materials

B5
Appropriate Use of
Innovation

This project responds to the diversity of adjacent development types while respecting and enhancing the character of the area. The architecture
encourages creative approaches to achieving gentle residential intensification. The density of built-up urban fabric provides the means to
support an expanding variety of public amenities including transit and responds to the need for affordable housing and sustainable urban
growth.

Street level living spaces with individual access at grade welcome interaction with the public and reinforce the walkability around the site.
Residential density adds to a feeling of vibrancy and supports social and cultural activity in the neighbourhood, A contribution to public art may
be part of the final proposal however, the design and character of the building along University Avenue will add to the liveabliity of the area and
provide a varied and architecturally rich block face and gateway to the McKernan Neighbourhood.

The design incorporates an outdoor common amenity space at the building’s rear, taking advantage of southern sunlight exposure and
providing all season access for residents, facilitating social connection through shared open space, colour, and materiality. The use of
deciduous trees allows sunlight to permeate into ground level pedestrian and amenity areas during the coldest months.

Materials have been selected to further reinforce the continuity of built form expressed in adjacent existing and future development. Materials
will be high quality and include a mix of wood, phenolic panel, brick, stucco, and glazing.

The proposed redevelopment of the site provides an opportunity to help achieve transit-oriented development goals that exist in Edmonton and
around the world. In place of aging single-detached housing stock, higher density residential development located within walking distance of
two existing LRT stations, incorporating less than one parking stall per dwelling, provides a potential boost to the efficiency and uptake of mass
transit investments and helps to better integrate land use and transportation.
The exterior building wall system achieves a balance between daylighting, views and high energy performance. This situational approach to
façade design has allowed the buildings to evolve in a visually interesting way.
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C1
Exemplify
Neighbourliness:
Celebrate, Engage and
Enhance the Unique
Context of Location

C2
Celebrate + Respect
Heritage

C3
Enhance + Preserve
Connections

University Avenue and more broadly, the 82 Avenue corridor is unique within the Edmonton context. The diverse mix of institutional, office,
entertainment, commercial and retail uses, as well as the low and high rise residential building forms, contribute to the character of this area.
This project celebrates the scale of existing development within the mature neighbourhood and vision for the future through the mid-rise design,
materials and articulation.
The rezoning acknowledges the desire within Edmonton, and many cities around the world, to increase density and diversify neighbourhoods.
The additional residential units provide for the necessary density to maintain and further develop the character, schools and amenities within
McKernan and surrounding neighbourhoods. Individual accesses at grade seek to further develop a green, walkable and vibrant village
character along the University Avenue corridor. The proposal supports the commercial and retail orientation of the adjacent 82 Avenue and 114
Street corridors, adds to the diversity of housing stock within the area, and supports existing municipal investment in transit infrastructure.

The building proposes to animate each of its four edges, respecting and celebrating their existing and future use. The architecture celebrates
the communities human scale, and respectfully transitions density and building mass to lower intensity uses through high quality landscaping,
durable building finishes, creative lighting and colour to add visual interest.

The site’s close proximity to existing transit and active mode facilities provides alternative transportation modes for future residents and visitors.
The site is located along University Avenue a proposed active modes corridor and within 400 meters of the Health Sciences & McKernanBelgravia LRT stations, and 200 meters from existing separated bike lanes on 76 Avenue and a future protected bike lane network extension
along 110 Street. In addition, the grid street pattern allows for efficient pedestrian circulation within the immediate neighbourhood, the
University, Whyte Avenue commercial district and to the River Valley. The project respects the local daily activity patterns by improving the
public realm along 82 Avenue at its intersection with 114 Street. As this neighbourhood is one of Edmonton’s most pedestrian oriented areas,
the value of a positive pedestrian experience is high. The existing grid patterns allows for efficient vehicular transportation. On the site all
vehicular parking will be located off of the lane in an underground parkade.
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3D View - Building from Northeast

114 University II
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3D View - Building from North
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3D View - Street-Oriented Units
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3D View - Main Entrance
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3D View - Building from Northwest
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3D View - Building from Northeast
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3D View - Building Amenity Area
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3D View - Building from South
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3D View - Rear Lane
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