URBAN DESIGN BRIEF

McKernan Crossing DC2 Rezoning
University Avenue + 114 Street

FLEMING, CRANSTON & SMYTHE
DEVELOPMENTS
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FOREWARD
INTRODUCTION

PROJECT DESCRIPTION

This document has been prepared by Stantec Consulting Ltd. (Stantec)
and Brian Allsopp Architect Ltd. on behalf of Fleming, Cranston and
Smythe Developments to support the rezoning of the 0.26 ha site, located
mid-block east of the intersection of 114 Street and University Avenue This
rezoning applies to the following addresses: 11335 University Avenue NW,
McKernan neighbourhood.

The project proposes a development of a 9 storey residential building
offering a range of residential unit types and private and public amenities.
The development site is located at 11335 University Avenue NW and is
well positioned within the University Avenue Precinct to increased transit
use, sensitively integrate infill development and provide support for local
amenities.

This urban design brief aims to do three things. First, it provides an
overview of surrounding existing development extending approximately
500 m from the site, within the designated study area. Second, an overall
vision for the site is provided that will communicate clearly the intended
uses and elements for the site. Finally, the rationale behind the proposed
changes and the benefits that will result from redeveloping the site as
conceptualized are explained.

To ensure an alignment with the vision for the area, the proposed
development will have street oriented residential units at grade as well as
interior and exterior amenity space within the atrium space, and building
top.
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Underground parking will be provided off the south lane and in
accordance with the requirements of TOD Guidelines.

PLANNING LAND USE & ZONING REGULATIONS
Rezoning: Small Scale Infill Development Zone (RF3) to
Site Specific Development Control Provision (DC2)
Floor Area Ratio: 5.35 (max.)
Building Height: 30 m (max.)
Residential Units: 210 (max.)
Amenity Area: 7.5 m2 per dwelling
Uses Include:
• Multi-unit Housing
• Live Work
• Major/Minor Home Based Business
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LOCATION

PROJECT LOCATION
Neighbourhood
McKernan
Legal Description
Lot 22-26, Block 6, Plan 2064S
Site Area
0.26 hectares(0.64 acres)
Plans in Effect
McKernan / Belgravia Station ARP
Overlays
Mature Neighbourhood Overlay
Current Zoning
Small Scale Infill Development Zone (RF3)
Community Stakeholders
McKernan District Community League
Belgravia Community League
University of Alberta
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NEIGHBOURHOOD CONTEXT
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Figure 1. Neighbourhood Context
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NEIGHBOURHOOD CONTEXT

1. 114 Street at 87 Avenue Looking South

4. 82 Avenue at 110 Street Looking West

7. University Avenue at 112 Street Looking West

2. 114 Street at 82 Avenue Looking North

5. University Avenue at 115 Street Looking East

8. 113 Street at 78 Avenue Looking North

3. 112 Street at 82 Avenue Looking North

6. University Avenue at 114 Street Looking East

9. 114 Street at 77 Avenue Looking South
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AREA CONTEXT

The McKernan Crossing site is located along the northern boundary of
the McKernan community. Currently, several single family dwellings exist
on the site and represent the current low density residential character
of the community. The southern boundary of the University of Alberta’s
north campus is less than 100m from the McKernan Crossing site; a dense
population exists due to this campus, with over 40,000 students and
faculty. Braithwaite Park – a small area of greenspace – exists less than
20 m northeast of this site. The site is currently zoned RF3 (Small Scale Infill
Development). A high density, mixed-use, medium-rise apartment was
approved in 2019 directly adjacent to the site to the West.
The site falls within the University/Garneau major node which is
characterized by several residential communities including parts of
Garneau, Belgravia, Strathcona and Windsor Park, the University of
Alberta north campus, Jubille Auditorium, and the University of Alberta
hospital. The growing University of Alberta campus is located just
north of McKernan, providing significant employment opportunities,
transportation options and potential tenants for the proposed
development. The Garneau neighbourhood shares a connection to
82 Avenue and has 53.1% of its population residing in mid-to high-rise
towers, and another 17.6% of the population living in low-rise, multi-unit
buildings. Other neighbourhoods on the periphery of this major node
are characterized by a mix of building types with a majority of residential
development being single family homes.

Figure 2. Neighbourhood Location

Further East, the Queen Alexandra and Strathcona neighbourhoods
make up the urban fabric. The Whyte Avenue commercial district runs
east-west, providing a high concentration of restaurants, cafes, bars,
and shops for residents of the nearby communities. Key amenities such
as grocery stores, salons, banks, medical offices, and pharmacies are
also located along the Whyte Avenue corridor and are easily accessible
to future residents of the proposed development.
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AREA CONTEXT

The McKernan neighbourhood is
home to 2,455 residents (as per
the 2016 census), with 76.8% of the
population residing in single family
residential dwellings. The remaining
live in duplexes or fourplexes (19.8%),
row houses (1.5%), and apartment/
condos (2.0%). 85% of the dwelling
units in McKernan were occupied at
the time of the 2016 census.
Attesting to the strong public transit in
the area, over 40% of the residents in
the neighbourhood use public transit,
walk, cycle, or use another active
mode of transportation during their
daily commute.
A fragmented parallel pattern / grid
pattern of development characterizes
the development in McKernan.
Development in the surrounding
overall neighbourhood, in addition to
the immediately adjacent parcels, is
also primarily low density residential.
While the northern half of McKernan,
where the parcel is situated, is mostly
zoned RF3, the southern half of
McKernan is zoned RF1.

Figure 3. Figure Ground Study
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TRANSIT AND MOBILITY

The site is approximately 400 m both north and south of the Jubilee Health Sciences LRT
Station and McKernan Belgravia Station, respectively (refer to the map on the following
page). These stations provide connections to both north and south Edmonton. Once
the under-construction Valley Line is complete, LRT service will also be provided to
south-east and eventually to the west areas of the city.
The University Transit Centre, located approximately 1 km north, provides numerous bus
routes including the #4, #7 and #130.
Many amenities are available within a short commute of the area; the University of
Alberta north campus offers small stores, fast food outlets, coffee shops, and serves as
an employment hub. Similarly, the University of Alberta hospital and Stollery Children’s
Hospital are major employment centres in the area. Whyte Avenue, less than 400 m
from the site, offers a large variety of commercial opportunities and small office space.
The McKernan community is serviced well by pedestrian connections, with sidewalks
along the frontage of most properties in the community, and along main thoroughfares
such as 114 Street, University Avenue, 76 Avenue, and Whyte Avenue, as well as
throughout the University of Alberta campus.
Edmonton’s growing bike lane network services this area with; protected bike lanes
along 76 Avenue from Gateway Boulevard to Saskatchewan Drive, 83 Avenue from 106
Street to 99 Street, and along 106 Street from Saskatchewan Drive to 61 Avenue.
From an automobile perspective, this site is well located – it is adjacent to the arterial
roadways of 82 Avenue, and 114 Street providing accessibility to major roadways in the
near south such as the Whitemud Drive. Downtown is just a short drive north, across the
river.
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PROJECT PARAMETERS

Zoning
Under the City of Edmonton Zoning Bylaw
12800 the subject site is currently zoned Small
Scale Infill Development Zone (RF3).
In order to support increased density,
population and physical characteristics
of new development in the plan area and to
support transit ridership at the LRT station. The
Site, located within the University Avenue
precinct has been designated for mediumrise up to 6 storeys. The standard zone for
this would be Medium Rise Apartment Zone
(RA8).
Under the RA8 Zone, the following regulations
apply:
Floor Area Ratio: 3
Building Height: 23 m (max.)
Residential Density: 75 Du/ha (min.)
Proposed Zoning:
Site Specific Direct Control Provision (DC2)
Floor Area Ratio: 5.35 (max.)
Building Height: 30 m (max.)
Residential Units: 210 (max.)
Parking: Underground
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Figure 5. Zoning Map

conceptual view east along University Avenue
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POLICY CONTEXT
REGIONAL

The proposed McKernan Crossing rezoning application has been guided
by numerous City of Edmonton policy documents and guidelines.
Applicable statutory plans, including the City of Edmonton’s Municipal
Development Plan (The Way We Grow), and the McKernan-Belgravia
Station Area Redevelopment Plan (ARP) have been adhered to and
where necessary their intent has been considered to allow for innovative
building forms and the ultimate success of the project for the developer,
future residents and the surrounding community.

Guidelines, including Edmonton’s Transit Oriented Development
Guidelines and Winter City Guidelines, have been considered in the
development of this design regarding building form and design features
while the overall development concept promotes density in proximity to
major transit stations and routes.
The application supports the aspirational residential intensification targets
set in the City of Edmonton’s higher level plans, including documents
such as The Way We Grow, The Way We Move, the overall EMRB Growth
Plan and Draft City Plan.

EMRB Growth Plan
The Way We Grow
(MDP)

TOD
Guidelines

Residential
Infill
Guidelines

Zoning Bylaw 12800
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Complete
Street
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The Way We
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Area Redevelopment
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The Way We
Green
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Breathe:
Edmonton’s Green
Network Strategy
Other Plans in Effect

Figure 15: Development Concept
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POLICY CONTEXT

110 ST

111 ST

117 ST

T
120 S

112 ST

MCKERNAN-BELGRAVIA STATION ARP

84 AVE

84 A

VE

The McKernan-Belgravia Station Area
Redevelopment Plan (ARP) provides a vision
for the long-term redevelopment of the area.
The figure below shows the intended land
uses and built form; the McKernan Crossing
site is in a policy area that allows for Mixed
Use Residential in a Medium Rise built form,
generally aligning with the RA8 standard
zone. This will help transition to the higher
densities and commercial/institutional uses
of the University area and Whyte Avenue.
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To the south, properties are expected
to develop as low-rise residential, while
properties in the centre of the neighbourhood
may redevelop as small scale residential
infill. The McKernan Crossing site is located
within the “University Avenue Corridor” area
of the ARP, which anticipates future zonings
such as RA7 and RA8, and target densities of
between 125 and 255 du/ha.
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Figure 6 McKernan Belgravia ARP (p.43)
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67 AVE

McKernan-Belgravia Station Area Redevelopment Plan Ofce Consolidation July 2013
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EMERGING CONTEXT
FUTURE CITY PLAN
BELONG
This proposal fosters a sense of place by celebrating the unique
attributes, diversity and opportunities within the region and the
Mckernan / Belgravia Area.

LIVE

EDMONTON CITY PLAN / SYSTEMS AND NETWORKS

MAP 3

Nodes and
Corridors
Network

STURGEON COUNTY

St. Albert

This proposal allows Edmontonians the ability to live locally, with access
to diverse and affordable housing options in communities that support
their daily needs.

137 Avenue

Clareview
97 Street

THRIVE

118 Avenue

BlatchfordNAITKingsway

170 Street

This proposal seeks to foster a vibrant economy by supporting business
through increased density, attractive and diverse housing options and
investment.

STRATHCONA COUNTY
WEMMisericordia

City Centre Node: The business,
cultural, and mixed-use residential
hub of the city and metropolitan
region, comprised of a wide variety
of land uses and destinations at
high densities.
Major Nodes: Major mixed-use
destinations and urban communities
which function as dense residential
areas and employment hubs
featuring large institutions,
strategically located to serve broad
catchment areas within the city and
metropolitan region.

111 Street

Enoch Cree
Nation

UniversityGarneau

Terwillegar Drive

ACCESS
This proposal provides an opportunity for Edmontonians to live closer
to what they need, in an area that is supported by walkable streets,
active transportation networks and greater connectivity across all travel
modes.

Fort Saskatchewan
CFB Edmonton

Mill Woods

PRESERVE

District Nodes: Urban village centres
for their District, with a variety of
services (commercial, recreation, etc.)
being provided. These nodes have a
mix of housing types. They are
generally medium-density with
opportunity for more density in some
locations such as by transit stations.

Ellerslie Road

This proposal protects, expands and improves access to Edmontons
natural systems and contributes to open spaces which support
biodiversity and the health and enjoyment of all Edmontonians.

Heritage
Valley

Primary Corridors: The largest, most
vibrant, and most prominent urban
streets in the city and region. They
serve as destinations in and of
themselves, but also provide critical
connections between nodes, the
rest of the city, and the region.

41st Avenue

CREATE
This proposal is for missing middle development within the heart of
Edmonton. It presents an opportunity for Edmonton to foster innovation
and strengthen its future prosperity.

Devon

94
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Secondary Corridors: Vibrant
streets smaller in scale to Primary
Corridors and with a more residential
character, some commercial
clusters, and local destinations for
surrounding communities.

Beaumont

LEDUC COUNTY

DRAFT

City Entrances: Strategic locations
along Edmonton’s border that
serves as a welcome to visitors
through the provision of a
high-quality public realm.

Figure 7. Draft City Plan (p.94)

University / Garneau

Major Node

EDMONTON CITY PLAN / SYSTEMS AND NETWORKS

Major Node
Located at the northern periphery of
the Mckernan Neighbourhood this site is
within the proposed University/Garneau
Major Node and will be apart of the areas
transition to a large-scale urban centre that
serves multiple districts and is anchored by
the University of Alberta, University Hospital,
Whyte Avenue Commercial Corridor and
CITY PLAN / SYSTEMS AND NETWORKS
significant employmentEDMONTON
centres.
This site capitalizes on excellent transit
accessibility and supports higher density
development and a wide
mixture of land
District Node
A district
node
supports a variety
of
uses. Major nodes like this
offer
different
types
businesses and community amenities
of places and spaces,serving
including
sub-areas
multiple neighbourhoods. A
district node is diverse and which
includes
such as the Mckernan neighbourhood
housing, employment and amenities,
is more residential focused.
often within a short walk or bike ride

from other parts of the district. Attention

to urban design is important. A district
While it is key to maintain
the areas existing
node should be designed to support
and itsnode
built form
character, proximity community
to a gathering
major
should physically transition well with
provides a unique identity
relative
to
the
rest
surrounding areas.
of the city. The University/Garneau Node
A district node
well suited forand
medium
is connected to a number
of isprimary
density housing and commercial centres
secondary corridors and
is
able
to
attract
with opportunity for higher density
development
near transit
stations
and
workers, residents and visitors
from
across
the
along arterial roadways. There are 21
city and region using alldistrict
modes
of
nodes throughout the city. All
are connected to at least one primary
transportation.
or secondary corridor and high quality
transit.

Local Node
A local node is central to a residential
neighbourhood or business area and
includes existing or new small scale

2KM

HIGH
RISE

ACROSS

District Node
Minimum 250 people
and/or jobs per hectare

800M - 1KM

MID
RISE

ACROSS

SOME

Desired overall
density: minimum
250 people and/or
jobs per hectare
Potential size/
scale: up to 2 km
across
Typical massing/
form: high-rise

HIGH

RISE
Major Node
A major node is a large-scale urban
centre that serves multiple districts and
is typically anchored by public institutions
and significant employment centres.
Desired overall
Major nodes capitalize on excellentdensity:
transit minimum
accessibility and support higher density
400m
150 people and/or
development and a wide mixture ofjobs
landper hectare
uses. Major nodes offer different types
Potential size/
Minimum 150 people of places and spaces, often including
scale: 800 m - 1 km
sub-areas that are more commercial,
and/or jobs per hectare
across
residential or institution focused.
Typical massing/
They provide a unique identity relative
to the rest of the city and include form: mid-rise with
some
significant destinations like hospitals
andhigh-rise
post-secondary institutions. All major
nodes are connected to primary and/or
secondary corridors.

600m

There are six major nodes strategically
located across the city. As important
destinations they attract workers,

Figure 8. Draft City Plan (p.97)
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PRINCIPLES OF URBAN DESIGN
PRINCIPLE A - URBANISM
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.
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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
neighbourhod.
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.

PRINCIPLES OF URBAN DESIGN
PRINCIPLE B - DESIGN EXCELLENCE
B1 Sustainability Is An Integral
Component Of The Design

B3 Celebrate The Winter City +
Edmonton’s Climate

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.

glazing and individually accessible street
oriented units open up the ground floor to
passers by, heightening public safety, even
into the long winter evenings when warm
light spills through onto the sidewalk outside.
The warmth and repetition of the buildings
materials and the familiar scale of these
ground floor spaces all contribute to a sense of
pedestrian comfort and security.

roof top level a solar array and indoor open
atrium provides for energy efficient building
operation and is designed to work together
with a geothermal heating and cooling
systems that will enhance the passive energy
performance of the building all year round.

B2 Integration And
Encouragement Of Public Arts
And Culture
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.

An all seasons atrium, illuminated by sunlight
and covered to provide warmth and safety in
all seasons is a key focal point of the building
design. Functioning both to provide access
for residents and facilitate social connection
through shared open spaces, color and
materiality.

In addition to exterior amenity space on the

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.

B4 Durable, Permanent And
Timeless Materials
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
glazed curtain wall.
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PRINCIPLES OF URBAN DESIGN
PRINCIPLE C - SCALE, CONNECTIONS & CONTEXT
C1 Exemplify Neighbourliness:
Celebrate, Engage And Enhance
The Unique Context Of Location
University Avenue and more broadly, the 82nd
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 adjacent 82 Avenue and
114 street, adds to the diversity of housing
stock within the area, and supports existing
municipal investment in transit infrastructure.
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C2 Celebrate + Respect Heritage
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.

C3 Enhance + Preserve
Connections
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
& McKernan-Belgravia 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.

conceptual view west along University Avenue
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conceptual view north west from laneway
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DESIGN VISION & GUIDING PRINCIPLES

Vision
82nd

McKernan Crossing 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
McKernan Crossing 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 McKernan Crossing tempers two seemingly
dichotomous agendas; density and contextual Integration.

PATIO
PATIO

LINE
MAIN
ACCESS

PATIO

The proposed development advances the ARP objective of
transforming the University Avenue service road into a multipurpose greenway. This may include closure of the road
to vehicle traffic, and the installation of a shared use path,
landscaping, hardscaping, street furniture and other public
realm improvements.

PATIO

MIN. 1.80m SETBACK

PATIO

ATRIUM ROOF

PATIO

MIN. 1.80m SETBACK

PATIO

PROPERTY LINE

MECHANICAL

MIN. 4.80m SETBACK

PROPERTY LINE

PATIO

MIN. 1.80m SETBACK

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 provide a sense of
continuity along the block face, the building is articulated
at the 6th storey such that it retreats and gives the feeling
of a reduced mass. In addition the architecture subtly shifts
to a visually light & highly glazed facade, providing both sky
access for adjacent buildings and a human scale for passers
by. The building as well maximizes southern exposure into the
courtyard and directs shadowing almost exclusively into the
vehicle corridor to the north.
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MIN 6.00m SETBACK (7th TO 9th)
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PARKING
ENTRY

ACCESS TO
GARBAGE
ROOM

MIN. 3.00m SETBACK (MAIN TO 6th)
ACCESS TO ATRIUM
FROM LANE
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POWER
TRANSFORMER
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BUILDING HEIGHT AND MASSING

Proposed Design

Diversity of Uses and Users

The proposed built form as generally described in previous sections
is one residential building approximately 30m tall and containing up
to 210 dwelling units. A varied massing is created by the buildings
horizontal divisions at the second and sixth floor. 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. The third section is intended to provide for additional density and
is materially differentiated and set back to lend a sense of completion
to the building top and to respect the intent of the ARP.

As a common theme in the team’s housing projects, they advocate for
a composition of individual homes vs. 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.

The building though responding to the site shape is generally rectilinear
in plan form to maximize efficiency and to allow for consistent treatment
of setbacks to adjacent development. Street oriented 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.

Integration
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. McKernan Crossing
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.

Height and Massing
The height of the proposed building, 30 m, exceeds the allowable
building height with the University Avenue Precinct of the McKernan
Belgravia ARP (23 m). Provision of additional height allows for an
innovative design, innovation in green building technology and unique,
desirable amenities for future residents and visitors.
Stepbacks at the sixth storey respect the intent for continuity and
reduction in visual mass as higher intensity uses transition down to the
south. Additionally, 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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2. Sculpting &
Articulating

1. Starting Block

Beginning with the same height and
mass as McKernan Crossing being
built to the west.

Transferring mass from the core
allows for an open atrium and
increased main floor height to provide for active uses at street level.

NATURAL LIGHT
NATURAL LIGHT

3. Permeability

Creating an opening on the south
side reduces the massing and provides for a sense of continuity and
permeability. Openings provide opportunity for natural light to spill out
of the building

SOLAR ENERGY

4. Sunlight and AIr

Topping the atrium with solar panels
and allowing natural light into the
atrium.

ENTRY WAY
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BUILDING ELEVATIONS

North Elevation

n Allsopp Architect Ltd.

ons Road SW, Edmonton, Alberta, Canada, T6X 0J4
0 433 7828
nallsopp.com
nallsopp.com

East Elevation
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South Elevation

NORTH ELEVATION

N.T.S.

McKERNAN CROSSING II
Brian Allsopp Architect Ltd.

JOB #1934
16th of March, 2020

1020 Parsons Road SW, Edmonton, Alberta, Canada, T6X 0J4
Phone 780 433 7828
info@brianallsopp.com
www.brianallsopp.com

West Elevation

SOUTH ELEVATION

N.T.S.

McKERNAN CR

VIEW CORRIDORS

114 Street Looking North

114 Street Looking South

82 Avenue looking East

82 Avenue looking West
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LANDSCAPE DESIGN

Landscape Plan and Public Realm
		
#

See Page 36. for reference

2

1

3

4
6

5
30

Figure 9: Landscape Plan

Public Realm
1. Animated Streetscape
The landscape design will bring to life the vision
for University Avenue and its focus on the public
realm, with the development of pedestrian
friendly spaces and active transportation.
2. Pedestrian Focused
The design intent will be to activate the
streetfront and create a safe and accessible
space for pedestrians. Hardscaping and
planting from the base of the building (private)
outwards to the property line and into the
future greenway, with minimal emphasis on
property lines to create continuity and an
enjoyable experience.
3. Green Spaces
Street trees and planters will define edges and
give a sense of safety, enclosure and shade to
pedestrians.

1.

2.

3.

4.

5.

6.

4. Sense of Place
Building design and hardscape elements will
be designed to provide safety, enclosure and a
sense of activity to the building pathways.
5. Parking and Loading
Upgrades to the alleyway to accomodate
vehicle traffic, bicycles and active mode
connections East to West.
6. Safe & Connected
In addition to secure indoor facilities, outdoor
bicycle racks will be provided at the base
of the building, and be designed for safety,
security and accessibility.
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SUN SHADOW STUDY

POTENTIAL
DEVELOPMENT

POTENTIAL
DEVELOPMENT

9:00 am

SPRING/FALL EQUINOX

POTENTIAL
DEVELOPMENT

SUMMER SOLSTICE
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12:00 pm

POTENTIAL
DEVELOPMENT

9:00 am

POTENTIAL
DEVELOPMENT

WINTER SOLSTICE

POTENTIAL
DEVELOPMENT

POTENTIAL
DEVELOPMENT

12:00 pm

POTENTIAL
DEVELOPMENT

9:00 am

3:00 pm

3:00 pm

POTENTIAL
DEVELOPMENT

12:00 pm

3:00 pm

FLEMING, CRANSTON & SMYTHE
DEVELOPMENTS
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