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1. Project Overview
Introduction

The subject site, located at 11023-11045 – 86
Avenue NW, is proposed to be rezoned to
accommodate a high density mixed residential
development.
The 0.32 ha site is bounded by 86 Avenue to the
north, a lane to the south, a two-storey dwelling and
café to the west (both properties are zoned CNC –
Neighbourhood Convenience Commercial), and a
five-storey apartment building to the east.
Information contained within this document is conceptual and subject
to revisions and modifications.

Subject Site

2. Context Analysis
Existing Site Conditions
The site currently consists of eight lots located on the
south side of 86 Avenue near the 111 Street
intersection. One of the lots is vacant, while the
remaining seven lots each contain a single-family
dwelling.

01

02

Mature trees line the separated sidewalks along 86
Avenue, which allows for a safe and comfortable
pedestrian experience.
The site is within 500 m of the University LRT Station,
and 600 m of the Health Sciences/Jubilee LRT
Station. Numerous bus routes service University
Transit Centre, and run along 109 Street. The site is
located less than 400 m from Whyte Avenue and
109 Street, both of which are designated transit
avenues (Edmonton Zoning Bylaw 12800).
Immediate surrounding land uses are residential on
all sides, with institutional uses further north
(University of Alberta) and west (University Hospital).
Commercial uses are located further east (along
109 Street) and south (along Whyte Avenue)
beyond the residential uses.
•
•
•
•

01: Site View From 86 Avenue Looking Southwest
02: Site View From 86 Avenue Looking Southeast
03: Site View From Rear Alley Looking West
04: Site View From Rear Alley Looking East
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2. Context Analysis
Surrounding Urban Fabric

The site is located within the Garneau
neighbourhood in Sub-Area 1, in the Garneau Area
Redevelopment Plan (ARP). The Garneau ARP was
adopted in 1982, and includes varied land uses. This
inner city neighbourhood is one of the oldest in
Edmonton.
Small commercial uses are dispersed throughout the
neighbourhood, while Whyte Avenue and 109 Street
feature large concentrations of retail, commercial,
and office developments. There are also numerous
institutional uses, such as the University of Alberta,
University Hospital, and Garneau School in the
vicinity of the subject lands.
Residential uses range from single detached
residences, to high density, high rise buildings, and
everything in between.

2. Context Analysis
Surrounding Urban Fabric

2. Context Analysis
Heritage Resources

There are several sites around the subject site that
are listed on the City’s Register and Inventory of
Historic Resources. No inventoried or registered
historic resources exist on the subject lands. Many of
the surrounding properties are listed on the
Inventory; they merit conservation but are not
legally protected. It is only when a resource is
designated as a Municipal Historic Resource that it is
put on the Register, and protected.
In the immediate vicinity of the subject lands, the
Municipal Historic Resources are:
•
•

Garneau Theatre
Sarah McLellan Residence (11135 – 84 Avenue
NW)

Subject Site
Inventory Resource
Municipal Historic
Resource

2. Context Analysis
Edmonton Zoning Bylaw

The site is located within the Garneau neighbourhood,
one of Edmonton’s oldest communities.
As identified in the Zoning Map, within the Garneau
neighbourhood, Whyte Avenue and 109 Street serve as
the primary commercial main streets.
Several surrounding parcels in the immediate vicinity of
the subject lands are zoned (RA9) High Rise Apartment
Zone, (RF6) Medium Density Multiple Family Zone, or (CNC)
Neighbourhood Convenience Commercial Zone. The
(DC1) Direct Development Control District to the south in
intended to encourage the retention and reuse of existing
buildings, and to allow for infill development.

Subject Site

CNC

2. Context Analysis
Accessibility & Connectivity

2. Context Analysis
Edges, Paths & Landmarks

This map was prepared to understand the legibility of the study
area based on the five elements identified by Kevin Lynch (1960) –
paths, districts, edges, landmarks, and nodes.
•

Paths: Four Primary Paths were identified within the study area
of the site: Whyte Avenue, 109 Street, Walterdale Hill and
Saskatchewan Drive. Other streets have been identified as
Secondary Paths.

•

Nodes: Nodes are identified within the surrounding community
as areas of arrival and departure, decision making and
interaction. These include the University LRT entrance, and key
intersections.

•

Landmarks: The study area has several landmark buildings,
including schools, parks, the University of Alberta, and University
Hospital. Given the preponderance of tall buildings, landmarks
are not necessarily the tallest structures, unlike in some part of
the city.

•

Districts: The mixed residential, commercial, and institutional
character of Garneau with its treed boulevards and grid
network could be considered a district. The cluster of
institutional uses including the University and hospital area, and
concentration of commercial uses along Whyte Avenue and
109 Street could be considered others.

•

Edges: The transition, on the northern edge of the
neighbourhood, from urban to river valley could be considered
an edge, due to the abrupt change in character and
topography.

2. Context Analysis
Edges, Paths & Landmarks

3. Design Analysis
Design Goals
The project site is located near the north-west portion of
the Garneau neighborhood, and is close to public transit,
restaurants, and institutional services. The proposed
development will contribute to the urban fabric of this
diverse and pedestrian-friendly community.
The proposed 6-storey multi-family development consists
of 159 residential suites with a diversity of unit types from
studio to three-bedroom suite. Indoor and outdoor
amenity spaces have been provided at ground floor to
support social activities.
The building main entrance is accessed via a walkway
along 86th avenue closer to the western property line,
while a second entry is located at eastern side leading to
the second elevator core. Direct street access via private
front yards has been considered for the ground level suites
facing 86th Avenue to maintain a strong pedestrian-street
interface. The underground parkade entrance combined
with recycling collection area is located off the lane close
to the middle of northern property line.
The building façade features varying materials and colors,
grouped horizontal and vertical elements, which break up
the massive building volume to smaller scale, produce
visually interesting of building expression and create
human scale interaction at the street. The building is
anchored to the ground through the use of dark grey brick
at lower levels. This traditional building material is also
consistent with the buildings throughout the Garneau
community.
The landscape features will be simple and elegant in
keeping with the form and architectural expression of the
building. These features will be designed to maintain the
safe pedestrian experience along 86 Avenue and are
further discussed herein.

3. Design Overview
Site Plan
Rezoning

RF6 to DC2

Site Area

3,239 m2 (0.32 ha)

Max. FAR

3.85

Max. Height

27 m

Max. Residential Units

159

Min. Parking
Requirements

7 bicycle parking along 86
Avenue and secured bicycle
storage on two levels of
underground parking.
Complies with Zoning Bylaw,
underground vehicular parking
spaces for residents.

Min Lot Line Setbacks

North: 3.0 m
South: 3.0 m
East: 3.0 m
West: 3.0 m

Community Amenity
Contribution

10 three-bedroom units are
provided.
$9,432.00 to the Garneau
Community league and
Garneau Elementary School.

3. Design Analysis
Design Response to City
Documents & Policies

EDMONTON METROPOLITAN REGION GROWTH PLAN
The proposed rezoning conforms to the higher-level planning
legislation and policy of the Edmonton Metropolitan Region Growth
Plan (EMRGP). The proposed amendment site is located in the area
identified as Metropolitan Core in the EMRGP and is consistent with
Tables 1A-C which outlines growth directions which:
• encourage intensification in built-up urban areas including
brownfield sites to optimize existing and planned infrastructure;
• as well as calling for the planning for and building of transit
oriented development with the highest level of density in the
Region in areas with existing and planned LRT service.
The proposed amendment site is located within 600 m of two LRT
stations. The amendment will accommodate a high-rise residential
development in this highly walkable community, replacing eight
detached houses.
THE WAY WE GROW
The City’s MDP, The Way We Grow, encourages growth in mature
neighbourhoods and near transit (Policy 3.3.1.2) that contribute to
the livability and adaptability of established neighbourhoods
(Policy 3.5.1.1). The proposed rezoning provides a mix of residential
units, from studio to 3 bedroom apartments, for various
demographic and income groups (Policy 4.4.1.1). The site is also in
close proximity to education institutions (i.e. University of Alberta
and Garneau School), recreation facilities (i.e. Garneau Park,
Kinsmen Park, North Saskatchewan River Valley), and numerous
employment centres.
THE WAY WE MOVE
This project is consistent with the City of Edmonton TMP, The Way
We Move. This site is a short walking distance to the University LRT
station (500 m), Health Sciences/Jubilee LRT station (600 m) and
Whyte Avenue (400 m), and provides good access to the City’s
painted bike lanes on 110 and 111 Streets and shared roadways on
84 and 85 Avenues and 110 Street, supporting trips by multiple nonvehicle modes. In addition, the proposed rezoning would also
provide bicycle storage for residents and visitors that would support
use of the surrounding bike routes.
GARNEAU AREA REDEVELOPMENT PLAN
The proposed rezoning application supports the vision for Garneau
outlined in the Area Redevelopment Plan. The plan supports the
development of high-density residential housing to accommodate
the high demand for housing in the area, and encourages a mix of
unit types including family oriented housing in the neighbourhood.
The building design includes a mix of studio, 1, 2, and 3-bedroom
units to appeal to a varied group of singles, families, and seniors as
well as a range of incomes to contribute to the diversity of
Garneau.

EDMONTON WINTER CITY DESIGN GUIDELINES
This project is consistent with the City’s Winter City Design
Guidelines. The building will incorporate transparent glazing into
building façades to allow for visual access to internal uses which
also allows for passive surveillance and illumination between
outdoor spaces and building users. At grade townhouses will be
highly glazed to further incorporate transparency and create
permeability to the building design. Weather protection in the form
of canopies is provided above the main entrance of the building
and above the townhouses. In addition, decorative and security
lighting will be provided to ensure a well lit pedestrian environment.

3. Design Overview
Design Principles
01
•

01: The building design incorporates various building
materials. Ample glass treatments along the façade
create a high degree of transparency. Varying
building materials and colours are proposed to add
texture, depth and visual interest to the overall design.
The balconies are glazed, which minimizes the visual
massing of these projections.

•

02: Varying building materials are incorporated into
buildings design to create visual interest and
differentiate between the different units at grade. The
use of brick echoes the building material of the
easterly neighbouring five-storey apartment building to
provide continuity in materials and character.

•

03: Street-oriented units will have individual outdoor
amenity space, which provides sufficient building
setbacks that match the setbacks of the neighboring
structures and contributes to the pedestrian realm
along the streets.

•

04: Ample and high-quality landscaping is planned to
provide an attractive street treatment. Tree plantings
and shrubs offer a natural element to the site design
and enhance the overall street landscape. Grade
separated entrances and outdoor patios provide for
an active streetscape while providing a visual break
and a delineation between public and private space.
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3. Design Overview
Landscape Principles

The landscaping is carefully designed to compliment the
uses of the site. The building will be designed utilizing
CPTED standards to ensure a safe and secure environment
for its residents. The main residential entrance to the
building area is located near west of the lot and addresses
86 Avenue with high quality landscaping features. The
street-oriented residential units at grade have been
designed to create a clearly defined separation from the
street.
The interface with existing residential development to the
west and east are landscaped to provide visual screening
between the sites. In addition, this area is activated
through the provision of bicycle parking, and a walkway
along the west edge of the property. Several of the at
grade units are also accessed by the western walkway,
which further contributes to the pedestrian-oriented
environment at the street.
Each of the street-oriented units on the ground level
feature private outdoor terraces, further contributing to
the interface along 86 Avenue by providing more
opportunities for street level interaction. The building will
positively contribute to the safety of the neighbourhood
by providing windows and individual entrances from the
street, the transparency of which evokes “eyes on the
street”.
Several pockets of landscaped areas are provided at the
back of property, screening the parkade entry and
surrounding the outdoor amenity space. These areas
provide for high quality, sheltered, 360-degree activation
of the site as well as amenity and gathering space for
residents and visitors. The addition of residential density on
this street will add round-the-clock activity that will support
use of the surrounding facilities and commercial uses.

3. Design Overview
Building Elevations

South Elevation

East Elevation

3. Design Overview
Building Elevations

North Elevation

West Elevation

3. Design Analysis
View Corridors

3. Design Analysis
Emerging Context Height

Building heights in the area vary significantly, from
large one- and two-storey single detached houses,
to row housing, walk-ups, low-rise apartments, to
modern high-rise towers.
The Garneau neighbourhood is experiencing
increasing pressure and demand for housing and
redevelopment of single detached housing to
higher density residential uses (Garneau ARP).
The proposed development is located one block
east of 112 Street, and is near several high-rise
buildings, both existing and recently approved.

3. Design Analysis
Site Accessibility and
Connectivity
Integrated with the existing community, the
proposed development will be within close walking
distance to the University LRT station and Health
Science/Jubilee LRT station, Whyte Avenue, 109
Street, the river valley, and the surrounding
neighbourhood.
The site connects to the City’s bicycle network via
shared roadways along 85 Avenue and painted
bike lanes on 111 Street. The bike network further
connects to the river valley via shared use paths
along Saskatchewan Drive and Walterdale Hill.
Pedestrian pathways are present throughout the
entire community, and provide for quick and easy
connections to nearby neighbourhood destinations.
The site is also highly accessible via transit, through
LRT or bus connections at the nearby transit stations
or along major routes.

3. Design Analysis
Sun Shadow Analysis

