
 

 
 
 

 

CITY COUNCIL 
AGENDA REPORT 

 

Subject: BYLAW 8/2015 – RANGE ROAD 260 AREA 
STRUCTURE PLAN AMENDMENT 

 
 
Recommendations 
 
Bylaw 8/2015 – Range Road 260 Area Structure Plan Amendment 
 
1. That Bylaw 8/2015, being Amendment 1 to Range Road 260 Area Structure 

Plan Bylaw 23/2014, be read a first time. 
 

2. That Bylaw 8/2015 be read a second time. 
 

3. That unanimous consent be given for consideration of third reading of Bylaw 
8/2015. 

  
4. That Bylaw 8/2015 be read a third and final time. 
 
 
Purpose of Report 
The purpose of the report is to outline the amendments to Range Road 260 Area 
Structure Plan (ASP) to add in Elysian Fields, the westerly portion of the ASP.   
 
Council Direction 
On October 6, 2014, Council approved Bylaw 23/2014, Range Road 260 Structure 
Plan, Avenir. 
 
Background and Discussion 
Lovatt Planning Consultants on behalf of SAS Sports and Entertainment Group 
submitted the Elysian Fields portion of the Range Road 260 ASP application to 
create a new neighbourhood in St. Albert. 
 
Range Road 260 Area Structure Plan (ASP) boundary is located north of Giroux 
Road (Old McKenney Avenue), south of the northern City limits, west of Ray 
Gibbon Drive, and east of Carrot Creek (Attachment 2, Location Map).  The ASP 
has three portions:  Elysian Fields, Avenir, and north of Villeneuve Road.  Elysian 
Fields is the neighbourhood name chosen by the developer.  The whole boundary 
area is 233.5 hectares± of which the Elysian’s portion is 100.05 hectares±.  Range 
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Road 260 is the roadway that divides the neighbourhoods of Elysian Fields and 
Avenir. 
 
The applicant’s vision is a sports city that creates an active live-work-play 
community with year-round recreational opportunities.  The name Elysian Fields 
comes from the first officially recorded, organized baseball match in North America 
that was played on Elysian Fields in 1846 in Hoboken, New Jersey.  This was the 
birthplace of baseball. 
 
In a report to Council on April 26, 2011, staff advised that Elysian Fields (then SAS 
Sports and Entertainment) and Avenir (then Rampart Avenir) be considered as one 
area structure plan, because the overall development concept is linked by 
services, road access, and school site.  However, the land use concepts for each 
portion of the ASP have been submitted separately, because each developer is at 
a different step in their application process.  The combined Range Road 260 ASP 
(this is a technical name at this time) enables the connections between the two 
neighbourhoods to be maintained while allowing each to come forward for approval 
at a different time. 
 
This agenda report will primarily cover the Elysian Fields land use concept. 
 
The legal descriptions and addresses for the whole ASP boundary include: 
 
Table 1:  Legal Descriptions, Addresses, and Portion of Plan Area 

Legal Description Address Portion of Plan Area 
Part of SW ¼, 18-54-25-4 1, 54213 Range Road 260  North 
Plan 952 0500, Lot 1 54203 Range Road 260 North 
Part of Plan 842 2024, 
Lot 2 

45 City Annex West North 

Part of Plan 842 2024, 
Lot 3 

46 City Annex West North 

NE ¼,12-54-26-4 47 City Annex West Avenir 
Plan 952 1983, Block 1 48 City Annex West Avenir 
Plan 972 2087, Block 2, 
Lot 1 

54118 Range Road 260 Avenir 

Plan 952 1983, Block 2 49 City Annex West Avenir 
SE ¼, 12-54-26-4 53 City Annex West Avenir 
NE ¼, 1-54-26-4 54 City Annex West Avenir 
NW ¼, 1-54-26-4 55 City Annex West Avenir 
NW ¼, 7-54-25-4 25517 Secondary HWY 633 Elysian Fields 
SW ¼, 7-54-25-4 50 City Annex West Elysian Fields 
NW ¼, 6-54-25-4 51 City Annex West Elysian Fields 
Plan 962 1471, Lot A 52 City Annex West Elysian Fields 
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Plan Conformance 
All Area Structure Plans must conform to the Capital Region Growth Plan (CRGP), 
the Intermunicipal Development Plan (IDP), and the Municipal Development Plan 
(MDP).  The proposed Elysian Fields portion of the ASP conforms to the Capital 
Region Growth Plan for residential densities and proposed uses.  As the proposed 
ASP does not require a MDP amendment, no referral to the Capital Region Board 
is needed. 
 
The IDP, while not an official statutory plan, remains as an approved policy 
document for the City providing direction for growth and development of the City.  
The IDP designates the Elysian Fields portion as business park, commercial, and 
residential; hence, the Elysian Fields portion complies with the IDP. 
 
The MDP designates the Elysian Fields portion of the Plan Area with residential, 
commercial, and industrial.  The proposed ASP amendment complies with the 
MDP. 
 
Elysian Fields Portion of the Area Structure Plan, Summary of Attachment 1 
TIMING 
Elysian Fields has a land area of 100.5 hectares±, which has a range of land uses 
including residential, industrial, sports facilities, mixed-use commercial, and a 
school site.  Full build-out of Elysian Fields is anticipated to take 20 years with 
approximately eight (8) development stages.  The development would start at the 
south end off Giroux Road (Old McKenney Avenue) with residential development 
and the construction of a stormwater management facility in the Avenir portion.  
There will also be road development to urban standards for Giroux Road and 
Range Road 260.  Development will move northward in a sequential manner. 
 
FORMER LANDFILLS 
There are two former landfill pits on the Elysian Fields portion of the ASP.  Both 
pits have been inactive since the mid-1990s and have had a risk assessment done 
on them.  However, additional investigation may be required.  Pit 1 is located in the 
northeast corner of the Plan area.  Pit 1 would likely be capped to prevent 
infiltration and leaching.  In addition, the pit will have limited uses within a 300-
metre setback.  Limited use means no residential, school, hospital, or food 
development.  Commercial and industrial structures may be constructed up to a 
30-meter setback from the Pit 1 perimeter.  Pit 2 is located about mid-point in the 
Plan area.  The applicant advises that Pit 2 has been reclaimed and the 
reclamation report has been sent to Alberta Environment to obtain a remediation 
certificate.  The intent of the applicant is to have no setback requirements on Pit 2 
and develop this as a stormwater management facility (SWMF).  As no setback 
reduction has been granted, the ASP will show both pits each with a 300-metre 
radius setback. 
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HOUSING MIX 
There is a mix of housing proposed in the neighbourhood including low density 
residential, which could include single-detached with potential basement suite, and 
two family dwelling units; medium density residential, which could include 
townhouses; and mixed-use (commercial and residential), which could include 
commercial on the ground floor with possible apartments or townhouses above.  
The number of dwelling units proposed for Elysian Fields is 722 units and the 
projected population is 1,653.  Of the dwelling units in Elysian Fields, 57% of the 
units are multi-family, which meets the MDP Policy 4.11 that requires a minimum of 
30% of dwelling units to be multi-family.  The Capital Region Board densities are 
met with the overall net residential density per hectare at 37.6 units for the whole 
ASP area.  Low and medium density residential areas are located outside the 300-
metre setback from Pits 1 and 2.  The mixed use is outside the setback radius of 
Pit 2. 
 
PARKS 
The school site is located in Elysian Fields adjacent to Ray Gibbon Drive with an 
area of 5.27 hectares±.  When the Avenir neighbourhood was presented to Council 
in September 2014, the school site was shown as 4.73 hectares ±.  The school site 
is now slightly larger as the park areas have been centralized.  The school site is 
outside of the 300-metre setback from Pit 2.  The northwest tip of the site is within 
the 300-metre setback of Pit 1, but if there is a setback reduction, then the school 
site would not be within any of the setback restricted area. 
 
In addition to the school site, there is one park area, which provides connection 
between blocks of housing.  Trails and sidewalks will provide pedestrian 
connection to the sports facilities.  The stormwater management facility will have 
trails around a portion of the pond to provide connectivity to the proposed sports 
facilities.  Elysian Fields has provided the required 10% land dedication for 
municipal reserve credit.  Municipal Reserve is dedicated at the time of 
subdivision. 
 
COMMERCIAL / BUSINESS PARK 
The commercial / business park will be within the 300-metre setback from Pit 1 
landfill.  The business types could include campus style high technology and office 
uses.  A collector roadway would provide access to the businesses. 
 
INDUSTRIAL 
In the north portion of Elysian Fields is approximately 11 one-hectare size parcels 
of land proposed as industrial.  These parcels are located in this portion of the Plan 
area because the pits have limited development options.  These parcels are within 
the 300-metre setback from Pit 1 and Pit 2.  The interest is to attract clean 
industrial commercial businesses. 
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GOLF ACADEMY & SPORTS CENTRE 
Pit 1 is undevelopable; therefore, the interest of the applicant is to install a clay cap 
on the pit and develop the land as a driving range that is integrated with a golf 
academy.  The sports centre, a central focus, will house a 3,000 seat baseball 
stadium, ice rinks, outdoor fields, and associated commercial and retail 
businesses. 
 
The anticipated direct employment generation after construction for the Elysian 
Fields neighbourhood is 224 jobs. 
 
STORMWATER MANAGEMENT FACILITY (SWMF) 
To manage stormwater flows, four (4) SWMFs will be developed in the Range 
Road 260 ASP.  Three (3) SWMF are within Avenir and one (1) SWMF is within 
Elysian Fields.  SWMF 1 is in the southwest corner of the ASP area and parallel to 
Giroux Road and will support flows for development stages 1, 2, and 3, for both 
Avenir and Elysian Fields.  The SWMF within Elysian Fields will be built over Pit 2.  
All stormwater will be directed to Carrot Creek which, in its current form, cannot 
support any new water run-off during storms or spring melt.  In the interim, the 
developer must design the SWMFs with Real Time Control with releases to Carrot 
Creek when there is capacity.  This means the SWMFs are large and have 
monitoring devices to control the release. 
 
ROADS 
One Transportation Impact Assessment (TIA) was prepared for both Elysian Fields 
and Avenir concepts.  At the north end of the Plan Area is Villeneuve Road 
(Secondary HWY 633), which is the northern access for Range Road 260.  The 
south end access of the Plan Area is from Giroux Road (Old McKenney Avenue).  
Range Road 260 and Giroux Road have large overhead powerlines adjacent to 
them and are dirt-gravel rural roadways.  Both roadways will be redeveloped as 
major urban collector roadways with sidewalks on both sides, and at the cost of the 
developer, powerlines will be relocated or buried. 
 
The development of Range Road 260 will likely be constructed in stages as 
development moves north.  The current road condition of Giroux Road and Range 
Road 260 is poor, especially in wet weather; thus, temporary upgrades at the 
developer’s cost may be required to support new traffic to the area and 
construction vehicles. 
 
At full build-out, Range Road 260 may have four roundabout intersections that 
connect between Elysian Fields and Avenir.  In addition to the roundabouts, 
Elysian Fields will have one access point from Range Road 260.  Within Elysian 
Fields, there is a minor collector roadway running north-south, which could support 
transit services, provide access to the industrial, commercial, school, sports 
facilities, and residential areas.  
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NOISE ATTENUATION 
The applicant has not conducted any Environmental Noise Impact Assessment 
and suggests this will be done at time of subdivision and as per the City’s 
standards.  Noise attenuation may be required along Giroux Road and Ray Gibbon 
Drive because of residential development.  Mitigation may be required for 
residential development adjacent to or mixed with commercial. 
 
Stakeholder Communications or Engagement 
APPLICANT 
The applicant, in accordance with City Council Policy:  Public Consultation 
Requirements for Planning and Development Processes, held a public meeting on 
October 11, 2012 with approximately 29 citizens in attendance.  A mail notification 
was sent by the applicant to properties within a 100-metre radius of the 
amendment area.  Notification advertisement was placed in the St. Albert Gazette 
for two consecutive weeks.  
 
ADMINISTRATION 
The Area Structure Plan application for Elysian Fields was circulated to 
landowners within 100-metres of the proposed ASP on February 5, 2014.  The 
referral also included external stakeholders and City administration.  The 
comments received were provided in a letter to the applicant on March 14, 2014, 
and meetings were held on May 6 and July 29, 2014, to further discuss the letter 
and circulation comments.  The applicant made revisions and provided digital 
information to address identified concerns on October 3, 2014. 
 
In accordance with the MGA, the Public Hearing was advertised on November 29, 
2014 and December 6, 2014, in the St. Albert Gazette, and notification of the 
Public Hearing was mailed to property owners within a 100-metre radius of the 
amendment area.  
 
No issues were identified from the residential circulation.  Comments received from 
external referral agencies have been provided to the applicant (Attachment 3, 
External Circulation).  City departments identified issues relating to servicing, road 
classification of Range Road 260, traffic movement and road alignment within the 
neighbourhood, reclamation of the former landfills, density targets for the Capital 
Region Board, and the mix of housing so that a minimum of 30% of the dwelling 
units are multi-family.  Administration believes these matters have been addressed 
through the revisions. 
 
Implications of Recommendation(s) 
• Financial: 

The Fiscal Impact Analysis (FIA) was an update to three previous FIAs 
undertaken for Avenir and Elysian Fields.  The update evaluated the impacts of 
proposed development on the financial operations of the City of St. Albert once 
this area is fully built-out.  The analysis is based on 2012 municipal property tax 
rates.  The conclusion is that the Avenir portion of the ASP will provide property 
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tax revenue equivalent to 91% of City’s cost to maintain and service the 
neighbourhood.  Elysian Fields, because of more non-residential property tax, 
will generate about 10 % more in property tax revenue than is needed to cover 
City costs.  Therefore, when Avenir and Elysian Fields are both fully built-out, 
the City’s cost to support these neighbourhoods is expected to offset with the 
tax revenue (Attachment 4, Fiscal Impact Analysis Update). 
 

• Legal / Risk: 
None at this time. 
 

• Program or Service: 
As the Elysian Fields portion of the Range Road 260 Area Structure Plan 
develops, there will be incremental impacts to the City and various 
departments.  For example: 

• Public Works will have more roads, pipes, stormwater management 
facilities, and parks to maintain. 

• Emergency Medical Services will have a new area to service for fire, 
municipal enforcement, police, and ambulance. 

• Recreation will have to prepare park master plans and provide recreation 
amenities. 

• Engineering will have design plans to review and inspections of 
infrastructure. 

• Planning and Development will have subdivision plans and development 
permits to review. 

• Family & Community Support Services (FCSS) provides preventative 
social services to the residents of St. Albert.  Services such as Family & 
School Liaison, Neighbourhood Development, Community Development, 
and Youth Asset Development could all be impacted with the increased 
need for support and services that goes along with an increase in 
population. 

• Safety Codes will have building plans to review and buildings to inspect. 
• Transit will have to provide service to the neighbourhood, which may 

have capital and operating implications. 
• Assessment & Taxation will have to incorporate any new parcels of land 

that originate via subdivision into their annual workload.  This entails field 
work to inventory any new construction that occurs, property valuation, 
and tax account administration. 

• And there are other areas of the City that will also be impacted by 
servicing a new neighbourhood. 

 
• Organizational: 

The approval of the Elysian Fields portion of the Range Road 260 Area 
Structure Plan may have an immediate impact on Engineering.  Various off-site 
levy projects for storm, water, sanitary and road infrastructure will have to be 
completed either before development can start or as part of the development 
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process.  Two of the more critical projects that need to be done are completion 
of sanitary projects #8 and #9 in the 2013 Off-Site Levy Bylaw.  Development 
cannot commence until both projects are completed.  There is the potential, 
should the developer choose, for Project 8 to commence prior to Project 9.  
This way pipes are ready for hook-up once Project 9 is completed.   
 
Subdivisions cannot be supported at this time because there is no water, 
sanitary, or storm services in the area.   

 
Alternatives and Implications Considered 
Area Structure Plans are a generalized expression of long term land use at a 
neighbourhood scale.  Section 1.2 - Authority of the Plan within the Range Road 
260 Area Structure Plan indicates approval of the Range Road 260 Area Structure 
Plan does not mean development will be able to proceed immediately.  The City 
currently has infrastructure limitations that will impact when development can 
commence.  The City is not responsible for resolving these limitations. 
 
To support growth, there are a number of extensive and expensive infrastructure 
projects that must be undertaken.  However, the City is not in a position to front-
end the cost of these projects; therefore, development cannot proceed unless 
developers are prepared to undertake their construction.  The approval of the Area 
Structure Plan simply shows what the future may hold, but does not imply or 
guarantee it can be implemented until capital improvements are done. 
 
Strategic Connections 
a) Council’s Goals and Priorities 

• ECONOMIC DEVELOPMENT:  Build and diversify St. Albert’s economy in 
partnership with the community and key stakeholders. 

• GOVERNANCE:  Improve efficiency, plan strategically, enhance 
accountability, and build effective partnerships and relationships to ensure 
the right choices for St. Albert in both the immediate and longer term. 

 
b) Long Term Plans 

• Municipal Development Plan (MDP) Bylaw15/2007. 
 

c) Corporate Objectives 
• Ensure our customers are very satisfied. 

 
d) Policies 

• City Council Policy:  Public Consultation requirements for Planning and 
Development processes:  C-P&E-01. 

 
e) Other Plans or Initiatives 

• Not applicable. 
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Attachments 
 
1. Bylaw 8/2015, Amendment 1 to Range Road 260 Area Structure Plan Bylaw 

23/2014 
2. Location Map, Range Road 260 Area Structure Plan 
3. External Circulation, Range Road 260 ASP, Elysian Fields Neighbourhood 
4. Avenir/SAS Fiscal Impact Analysis Update 
 
 
 
Originating Department(s): Planning & Development 
Author(s): 
General Manager Approval: 

Lenore Mitchell, Senior Planner  
Patrick Draper GM, Planning & Engineering 

 
City Manager Signature:   

Date:   
  
 

 

 

  
City Council Agenda 

January 12, 2015/ Page 9 
File No.:8870-2  

 



                                                 ATTACHMENT 1 
  

 
 

CITY OF ST. ALBERT 
 

BYLAW 8/2015 
 

Being Amendment 1 
Range Road 260 Area Structure Plan Bylaw 23/2014 

         
 

 
NOW THEREFORE the Municipal Council of the City of St. Albert pursuant to the 
provisions of the Municipal Government Act hereby ENACTS AS FOLLOWS: 
 
1. Bylaw 23/2014, being the Range Road 260 Area Structure Plan Bylaw, is 

amended by replacing Schedule “A”, Range Road 260 Area Structure 
Plan with Schedule “A”, as attached hereto. 

 
2. The Chief Administrative Officer is authorized to consolidate Bylaw 

23/2014. 
 
 
READ a first time this     day of    , 2015. 
 
READ a second time this        day of    , 2015. 
 
READ a third and final time this        day of   , 2015. 
 
SIGNED AND PASSED THIS _________ day of _________________ 2015. 
 

 
 
 
 
 

 __________________________ 
 MAYOR 
 
 
 
 
 ___________________________ 
 CHIEF LEGISLATIVE OFFICER 
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1.0 INTRODUCTION 
 
1.1 Purpose 

(1) This plan establishes the conceptual land use, transportation, and 
servicing patterns for Avenir and Elysian Fields to implement the 
Municipal Development Plan (MDP), which designates this sector of the 
city for commercial, residential, industrial uses, and park/open space. 

(2) Range Road 260 Area Structure Plan is made up of three 
neighbourhoods that include Avenir, Elysian Fields, and a future 
development area north of Villeneuve Road. 

(3) Servicing standards, population analysis and other details supporting this 
Range Road 260 Area Structure Plan (ASP) are referenced in the draft 
Avenir Area Structure Plan Technical Report (Technical Reports) dated 
October 2013 with revisions dated August 2014.  Elysian Fields is 
referenced in the draft Elysian Fields Area Structure Plan Technical 
Report (Technical Reports) dated April 2013 with revisions dated 
September 2014.  The preparation for Avenir and Elysian Fields 
Technical Report was prepared separately for each developer by Lovatt 
Planning Consultants Inc..  Studies that covered both development areas 
were prepared by Al-Terra Engineering Ltd. and Select Engineering 
Consultants Ltd., which included the Preliminary Servicing Concept 
Design Brief, Hydraulic Network Analysis, and the Traffic Impact 
Assessment.  The documents were used to prepare this Bylaw. 

 
1.2 Authority of the Plan 

The Range Road 260 Area Structure Plan (ASP) has been adopted through a 
bylaw passed by Council in accordance with the Municipal Government Act 
(MGA). 
This plan is in keeping with the Proposed Future Land Use Concept (2012), 
Map 4 of the Intermunicipal Development Plan Bylaw 7/2001, as amended by 
Bylaws 1/2005, 2/2005, 19/2011 and 18/2012 and shows the area as mixed use 
(residential/commercial business), commercial, business park, urban 
residential, and a buffer along Carrot Creek. 
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The MGA identifies an ASP for the purpose of providing a framework for 
subsequent subdivision and development of the area.  The ASP is to describe 
the sequence of development, land use purposes, population density, and 
general location of transportation, public utilities, and other matters Council 
considers necessary.  The approval of the Range Road 260 Area Structure 
Plan does not guarantee development rights.  At the time of subdivision, 
detailed engineering drawings and plans of subdivision will be reviewed and the 
City will then determine if development can proceed.  In order to encourage 
development within the City of St. Albert, Council, by approving this Area 
Structure Plan, acknowledges the following limitations: 

• That final approval of any servicing agreements remain subject to a 
review of plans of subdivision and detailed engineering drawings as per 
the City Engineering Standards, Utility Master Plan (UMP), 
Transportation Master Plan (TMP), Transportation System Bylaw (TSB), 
Municipal Development Plan (MDP), Land Use Bylaw (LUB), and any 
other documents, Municipal or otherwise, the City determines relevant to 
the development.  The approval of this ASP does not mean approval of 
any servicing agreement, future districting, subdivision, development 
agreement, development permit, or building permit. 

• That the City reserves the right to apply any additional infrastructure 
servicing specification to the lands covered by this ASP in order to 
provide quality services to the citizens. 

• That all development expenses and other costs, of every nature and 
kind, are expended at the developer’s sole risk, and that any additional 
expenses incurred by the development as a result of any modification 
resulting from the aforesaid Engineering Standards are at the 
developer’s expense. 

• The City is not responsible financially or otherwise, to provide 
infrastructure to support development of this ASP. 

 
1.3 Timeframe of the Plan 

The Area Structure Plan is future-oriented and depicts how Avenir and Elysian 
Fields are expected to be developed over a period of time and through a series 
of public and private sector initiatives.  The completion of Avenir is expected to 
take 10 to 15 years (2030) and the completion of Elysian Fields is expected to 
take over 20 years (2035) for full build-out and both are dependant on servicing 
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capacities and the market demand.  The portions of land north of Villeneuve 
Road have no expected timelines for development.  While the plan envisions a 
desired future, changes to the plan may be required to respond to new 
circumstances.  Thus, to ensure that it remains current and relevant, the plan 
may be reviewed, updated, and amended either generally or in regard to a 
specific issue as determined necessary by Council or when the Municipal 
Development Plan (MDP) is updated. 
 

1.4 Interpretation of the Plan 
 
1.4.1 Map Interpretation 

Due to the small scale of the ASP maps, the boundaries or locations of 
any symbols or areas shown on a map within the ASP are approximate 
and not absolute, and are to be verified at the time of subdivision.  With 
the exception of surveyed delineations, boundaries and symbols on the 
maps are not intended to define exact locations except where they 
coincide with clearly recognizable physical features or fixed boundaries 
such as existing road or utility rights-of-way.  Minor deviations on the 
boundaries between land uses may be allowed, at the discretion of 
Planning and Development Department Administration, as long as the 
general location of land uses does not change or create potential 
impacts to surrounding land uses (existing or proposed) and the overall 
statistics for the neighbourhood are still achieved.  While proposed roads 
and walkways are shown in order to illustrate possible alignments, the 
local road alignments and walkway locations are subject to verification 
and possible realignment at the time of subdivision. 

 
1.4.2 Application of the Plan 

The overall ASP shall apply to the area shown on Figure 1.  The area is 
located in the northwest quadrant of St. Albert and is bounded by: 
• Giroux Road (Old McKenney Avenue) to the south; 

• North City limits is the north boundary; 

• Carrot Creek to the west; and 

• Ray Gibbon Drive to the east. 
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Range Road 260 is the roadway that divides Avenir and Elysian Fields.  
Lands north of the Villeneuve Road have been included within this ASP; 
however, no land use concepts or development statistics have been 
considered.  The reason for adding in these lands is so that all parcels of 
land west of the future north-south highway and north of Villeneuve Road 
are within the boundary of an ASP. 

The Avenir portion of the ASP encompasses an area of 84.88 hectares; 
Elysian Fields portion of the ASP encompasses an area of 100.5 
hectares; and the lands north of Villeneuve Road encompass an area of 
44.0 hectares.  All areas combined total 233.5 gross hectares.  

 
1.5 Objectives 

The objectives for each area within this ASP are specific to that portion: 
Avenir 
• build a range of housing options to meet a wide spectrum of homeowners; 

• develop mixed-use opportunities with ground level commercial and dwelling 
units above; 

• provide active living with access to Carrot Creek and the linear recreational 
feature; and 

• enhance stormwater pond as a wetland feature. 

Elysian Fields 

• create an active live-work-play Sports City community; 
• offer a mix of housing units including mixed-use with residential and 

commercial; 
• create aesthetically pleasing residential areas with a range of housing 

options; 
• build year-round recreational opportunities with connections to the trails and 

parks; 
• generate employment opportunities through the development of industrial 

sites; and 
• offer a wide range of sporting and entertainment facilities  
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1.6 Property Ownership Patterns 

There are eight landowners within the Plan Area.  For the Avenir portion, the 
landowners include 1261588 Alberta Ltd. (Rampart Communities Ltd.) as the 
major landowner, Melcor Developments Ltd., McCollum, and Unterschultz (et 
all).  For the Elysian Fields portion, all land is owned by M. Bokenfohr.  For the 
parcels north of Villeneuve Road, there are several landowners that include:  
Tappauf, 1281590 Alberta Ltd., and Holden.  Figure 7 provides the legal 
descriptions of the parcels of land within the Plan Area. 

 
1.7 Planning Context 

The ASP has been prepared within the context of the statutory planning system 
in St. Albert, as well as other non-statutory planning and servicing initiatives, 
which provides guidance for the future land use and development options of 
Range Road 260 Area Structure Plan. 
 
1.7.1 Intermunicipal Development Plan (IDP) 

The Intermunicipal Development Plan for Sturgeon County and the City 
of St. Albert applies to these lands.  The IDP designates lands with four 
proposed future land uses:  mixed-use (residential/commercial 
business), commercial, business park, and urban residential.  Carrot 
Creek is to be a multipurpose greenway with conservation of the natural 
riparian area.  With Bylaw 1220/10, Sturgeon County repealed their 
portion of the IDP, while the City of St. Albert continues to maintain the 
IDP as of the writing of this ASP.  
 

1.7.2 Municipal Development Plan (MDP) 
The City of St. Albert MDP, Bylaw 15/2007, as amended, Future Land 
Use Policy, Map 2, designates the Plan Area as commercial, industrial, 
residential, and open space.  The Natural Areas Inventory, Map 4, MDP, 
delineates Carrot Creek as a natural area.  

 
1.7.3 Existing Area Structure Plan 

The original version of Range Road 260 Area Structure Plan was 
adopted on October 6, 2014. 
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1.7.4 Land Use Bylaw (LUB) 
The City’s Land Use Bylaw, Bylaw 9/2005, as amended, controls 
development of the lands within the neighbourhood.  The Urban Reserve 
District is a holding district for orderly transformation to future urban 
expansion or intensification development.  Changes to the land use 
district will be required through an amendment to the Land Use Bylaw 
(redistricting), ahead of subdivision and development. 

The ASP Future Land Use map demonstrates the base land uses, and 
descriptions within this document describe the expected uses and 
densities.  Land uses that are anticipated for Avenir are:  commercial, 
mixed-use commercial/medium density residential, low density 
residential, medium density residential, public park, and stormwater 
management facilities (as public utility lots).  Elysian Fields anticipated 
land uses are:  mixed-use commercial/medium density residential, low 
density residential, medium density residential, public park, school site, 
mix of commercial/business park, industrial, sports facilities, and a 
stormwater management facility (as public utility lot). 
 

1.7.5 Transportation Master Plan (TMP) 
The City’s Transportation Master Plan (2008) applies to these lands as 
the TMP was developed with consideration for the annexed lands.  The 
TMP shows road patterns at various population horizons.  In the 75,000 
population horizon (Exhibit 4.18 of the TMP), the proposed roadway 
network shows Range Road 260 as a straight collector roadway.  In the 
105,000 population horizon (Exhibit 4.25 of the TMP), the proposed 
roadway network shows Range Road 260 as a curved arterial roadway. 
 

1.7.6 Utility Master Plan (UMP) 
The Utility Master Plan (UMP) 2014 for the City of St. Albert is a general 
framework for providing utility services to future developments (water, 
wastewater and stormwater management).  The timeframe for extending 
services is based on the pace of development and the ability of front 
ending parties to design and construct necessary infrastructure 
components. 
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At the time this ASP was written, the current stormwater management 
release rate is 2.5 litres, per second, per hectare (L/s/ha) for Sturgeon 
River and 1.8 L/s/ha for Carrot Creek.  Should release rates be altered, 
additional studies showing the impact on downstream stormwater 
facilities must be completed. 

In order for development to proceed within Avenir or Elysian Fields, 
necessary off-site sanitary work must be completed to provide servicing 
capacity and extend necessary services.  Interim Real Time Controlled 
Storm ponds have been shown within the ASP in order to provide 
stormwater treatment and conveyance until the outlined stormwater trunk 
line is installed that would convey stormwater from the development into 
Big Lake.  Necessary off-site work is outlined within the Utility Master 
Plan and delineated in the Off-Site Levy Bylaw, as amended.  
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2.0 SITE ANALYSIS 
 
2.1 Natural and Cultural Features 
 

2.1.1 Topography and Drainage 
Based on aerial photographs, the area has been cleared and farmed 
dating back to 1949.  Avenir slopes east to west to Carrot Creek and has 
higher elevations in the north with lower elevations in the south portion 
nearing Giroux Road.  The ground elevations for Avenir range between 
675 metres to 662.5 metres.  Elysian Fields has ground elevations 
ranging between 681 metres to 672 metres, with a downward slope from 
east to west towards Range Road 260. 

On Elysian Fields, the two shallow drainage channels in the north portion 
feed a drainage channel in the north portion of the Avenir site.  Mid-way 
on Elysian Fields is a shallow drainage channel that flows into Avenir.  
On the south portion of Avenir there is a shallow drainage channel.  All 
the channels identified drain to Carrot Creek.  

 

2.1.2 Sturgeon River & Carrot Creek Designated Flood Line 
The lands are above the Designated Flood Line for the Sturgeon River.  
Avenir is adjacent to Carrot Creek and some of the lands are within the 
Designated Flood Line for Carrot Creek.  Development below the 
designated flood line is greatly limited as outlined in the Land Use Bylaw. 

 
2.1.3 Geotechnical Conditions 

Geotechnical investigations, covered both Avenir and Elysian Fields, are 
documented in the report Geotechnical Investigation-Proposed Avenir 
Elysian Neighbourhood Between Giroux Road & Villeneuve Road 
Between Carrot Creek and Ray Gibbon Drive St. Albert, Alberta (2012).  
The report provides a summary of the general subsurface soil profile and 
preliminary geotechnical recommendation for neighbourhood planning, 
road and foundation design.  Sixteen (16) testholes for both Avenir and 
Elysian Fields were drilled and no test holes were near the gravel pit and 
landfill on Elysian Fields.  The subsurface soil is medium to high plastic 
lacustrine clay found near the surface and clay till or sand was below the 
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clay.  The water table depths and elevations were highest near Carrot 
Creek with depths between 0.3 metres to 2.4 metres from ground 
surface.  In the centre of the site, water table depths were 10 metres 
below ground surface.  Test holes conducted near pockets of 
wetlands/slough had high water tables and may require sump pumps, 
cast-in-place pile installation, or slab-on-grade construction.  Some soils 
in the area may not support heavy structure.  Water tables can fluctuate 
depending on the season or amount of rainfall. 

Areas of high ground water levels may require further investigation at the 
time of subdivision or Development Permit and building construction 
stage to identify mitigation measures addressing hydro-geological 
concerns.  If an acceptable strategy cannot be obtained, then the land 
may be deemed unsuitable for development. 
 

2.1.4 Vegetation Resources 
In the St. Albert Natural Areas Review and Inventory, which served as an 
addendum to the St. Albert Natural Areas Review and Inventory (2008), 
Carrot Creek is shown as a regional ecosystem, which is a Regional 
Environmental Sensitive Area that provides flood attenuation, 
groundwater recharge, organic matter recharge, and is a critical habitat 
linkage.  Along Carrot Creek are riparian zones that vary in width and the 
vegetation type that interface with the creek and existing farmland.  
Riparian zones are important to bank stability, erosion control, and 
wildlife and marine habitat biodiversity. 
 

2.1.5 Natural Site Assessment 
A Natural Area Assessment was completed for the portion of NE-1-54-
26-W4M, Plan 952 1983, Blocks 1 and 2; and Plan 972 2087, Block 2, 
Lot 1, with site inspections on February 28 and March 1, 2012. 
 
Avenir 
Carrot Creek 
The portion of Carrot Creek adjacent to Avenir is divided into four 
Reaches (stretches of land) each having variable vegetation growth and 
creek pattern. 
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• Reach 1 is nearest CN rail line.  In this location, the Creek is 
straight and narrow with the area being cultivated.  The north 
portion of Reach 1 has some shrubs along the creek bank. 

• In Reach 2, the Creek is winding and the channel is natural with 
some willow shrubs, trembling aspen, and grassland. 

• At Reach 3, the Creek is narrow and the vegetation is dense with 
willows.  Within Reach 3, a farm access has been installed over 
the creek, with a culvert to manage the water.  Near this access is 
a wetland (Wetland 1) with marsh like vegetation of cattail, water 
parsnip, and willow.  A second wetland (Wetland 2) is also within 
Reach 3. 

• Reach 4, nearest Villeneuve Road, the Creek is vegetated with 
riparian plants, trees, and shrubs.  Within this Reach, a rare 
vascular plant, Carex retrorsa (turned sedge) was recorded.  It is 
anticipated that all of Reach 4 will be within the designated flood 
line; therefore, the rare vascular plant should not be impacted.  
However, if there is development of any kind, then a program to 
mitigate the loss of this species is required, which may include 
protection or transplant in a suitable location. 
 

Carrot Creek is a critical habitat linkage between Big Lake, Lois Hole 
Provincial Park, and to the upper portion of Carrot Creek.  The Creek 
supports fish, birds, ground animals, deer, moose, coyote, reptiles, and 
amphibians.  The protection and restoration of riparian corridors is a 
conservation goal because historical land uses have impaired the creek 
corridor’s function.  If any work in the vicinity or in the waterway occurs, 
authorization may be required by the Department of Fisheries and 
Oceans (DFO) pursuant to the Canadian Fisheries Act and Alberta 
Public Lands Division. 
 
Elysian 
A Natural Area Assessment was completed on March 1, 2012 for the NW 
and SW quarters of 7-54-25-W4M, and NW-6-54-25-4.  No natural areas 
were identified and the land is dominated by agriculture.  There is one 
wetland straddling NW-6-54-25-4 and SW-7-54-25-4, which is about 0.5 
hectares in size and may be a class IV or V wetland.  In addition, aerial 
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photos show drainage swales, which should be verified prior to stripping 
and grading or at the time of subdivision. 
 
Both Avenir & Elysian Fields 
Wetland and Shelterbelt 
Two wetland areas were identified along Carrot Creek and will be 
retained.  A drainage swale feeds Wetland 2 that is adjacent to Carrot 
Creek; the removal of the drainage swale may impact the wetland.  
Within NE-1-54-26-4 are three small wetland areas that have been 
degraded and cultivated.  These three small wetland areas are planned 
for development, but need to be further investigated to determine the 
Water Act approval.  In addition, there are several ephemeral drainages 
crossing the lands and extending east across Range Road 260.  There 
are four shelterbelts that support movement of wildlife, but are not 
intricate to the Creek and will be removed and developed. 
 
Wetland Verification and Compensation 

Alberta Environment and Sustainable Resources Development (AESRD) 
must verify if the bed and shore of a wetland will be claimed by the 
Provincial Government under the Public Lands Act.  Alberta 
Environment, who administers the Water Act, would require 
compensation under the Water Act for any wetland area that is removed. 

The Municipal Development Plan indicates the City of St. Albert shall 
protect not only provincially and regionally significant areas, but also 
locally significant, sustainable areas, except where the protection 
compromises other necessary parks, trails and open space requirements 
in a neighbourhood.  Carrot Creek is within the Plan Area and shall be 
protected. 

 
2.1.6 Environmental Site Assessment 

Avenir 

A Phase 1 Environmental Site Assessment (ESA) was completed in 
January 2007 for NE-1-54-26-4.  No issues were identified at that time.   

A Phase 1 ESA was completed in May 2008 for Plan 952 1983, Blocks 1 
and 2; and Plan 972 2087, Block 2:  A Phase 2 ESA was completed in 
July 2008 to assess potential impacts from the former landfill site located 
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on the east side of Range Road 260, called Pit 2, as this pit is closest to 
the Avenir lands. 

 

Elysian Fields 
A Risk Assessment of former landfills located on the east side of Range 
Road 260 for the west half of 7-54-25-4 was completed in August 2010.  
In addition, a Pit 1 Characterization in February 2011 was completed.  
 

ESA to be Conducted 

An ESA in Avenir is needed for parcels NE-12-54-28-4 (47 City Annex 
West) and SE-12-54-26-4 (53 City Annex West). 

An ESA in Elysian Fields is needed for parcels SW-7-54-26-4, NW-6-54-
25-4, and Plan 932 1471, Lot A.  

An ESA is needed for all lands north of Villeneuve Road. 

 

Former Landfills Pit 1 and Pit 2 (Figure 9) 

On the east side of Range Road 260 are two former landfill sites that 
have not operated since 1996 and these have been called Pit 1, located 
more north, and Pit 2, located closer to Range Road 260.  A risk 
assessment was undertaken to satisfy the requirements of the Policy for 
the Variance of Setback from Landfills and Waste Storage Sites for 
Alberta Environment’s consideration.  The required setback from a 
landfill is 300 metres with restrictions on use; however, an application 
can be made to the Province to reduce the setback requirement, which 
would allow for development closer to the former landfill.  

 

Pit 1 (limited development opportunities) 
Pit 1 collected a range of waste from organic material, metals, household 
waste, plastics, industrial liners, cardboard, garbage bags, and empty 
industrial buckets.  The site did accept prohibited waste that should have 
been deposited at a hazardous waste landfill.  The proposed future use 
is a golf academy/driving range and to minimize the potential for water 
infiltration, a low-permeability cap should be installed.  The report 
prepared by MMM Group recommends that commercial or industrial 
building structures could be constructed up to 30 metres from the Pit 1 
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landfill perimeter, because the pit will not be disturbed.  Residential 
buildings, schools, hospital, or food establishments could not be 
constructed within 300 metres of Pit 1.  
 
The City hired a third party consultant to review the document prepared 
for Elysian Fields and recommend further investigations may be required 
to adequately address the risks at the landfill location.  At the time of 
writing the ASP, the developer for Elysian Fields has elected not to 
request a landfill setback variance for Pit 1. 
 
There is a sand lens between Pit 1 and Pit 2.  To insure no 
contamination movement from Pit 1 towards Pit 2, groundwater 
monitoring wells properly placed around Pit 1 is required. 
 
The City will require a copy of the Landfill Remediation, Monitoring 
Plans, and Closure Report prior to considering development within the 
300-metre setback of Pit 1 and Pit 2. 
 
Pit 2 (future SWMF) 
Pit 2 collected vehicles, metals, concrete debris, and some household 
refuse.  The intent is to remove all waste material, raise the base of the 
pit, install a liner in Pit 2, and use the area as a stormwater management 
facility.  MMM Group does not anticipate a 300-metre setback restriction 
on residential buildings, schools, hospitals, or food establishments.  The 
300-metre setback on Pit 2 impacts land on the west side of Range Road 
260. 
Once a remediation certification from Alberta Environment is received, 
the City could apply for a setback variance, prior to consideration as a 
stormwater management facility or before any development can occur 
within the 300-metre setback of Pit 2. 
 
Wellheads 

There are 13 abandoned wellheads within the ASP boundary.  Four (4) 
wellheads within Avenir area have been issued reclamation certificates 
or are reclamation exempt.  The technical report identified an active gas 
well located in the northwest portion and three abandoned wells on 
Elysian Fields.  There is one (1) wellhead north of Villeneuve Road.  
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There are four (4) wellheads along Range Road 260.  Figure 9 provides 
the location of wells and licence numbers. 

Reclamation certificates are required for wellheads and provide a 
determination if a 5-metre setback is sufficient.  Setback requirements 
are determined and regulated by Alberta Energy Regulator (AER).  Any 
wellhead that is not currently in the road right-of-way of Range Road 260 
must be located on privately held lands and have adequate physical 
accessibility according to all pertinent standards and legislation.  The 
City does not assume ownership or liability for a wellhead. 

 
2.1.7 Heritage Resources 

Historic Resources Management Branch, Alberta Culture and 
Community Spirit have indicated the site has been extensively disturbed 
by cultivation for up to 12 decades and no further archaeological 
assessment is required.  Historical Resources Act clearance has been 
given to proceed with development within Section 12, Township 54, 
Range 26, W4M; Section 1, Township 54, Range 26, W4M; Section 6, 
Township 54, Range 25, W4M; and Section 7, Township 54, Range 25, 
W4M. 

 
2.2 Current Development Patterns 

The west boundary of the Plan Area is bordered by Carrot Creek, a Regionally 
Environmental Sensitive Area, with agricultural land uses in Sturgeon County 
on the west side of the Creek.  To the south of Giroux Road (Old McKenney 
Avenue) are the future employment/industrial lands.  To the north of the Elysian 
Fields portion is a stormwater management facility to support water from the 
adjacent highways. 

The Plan Area was predominantly cultivated fields for agricultural use with two 
former landfills on the east side of Range Road 260.  There is one single family 
house and eight out-buildings on Plan 972 2087, Block 2, Lot 1.  The house is 
serviced by a domestic water well and a septic tank and field.  AltaLink has an 
overhead powerlines along Range Road 260 and Giroux Road (Old McKenney 
Avenue).  The City will require the powerlines to be buried or relocated as part 
of development.  This will have to be done in consultation with the power 
company. 
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Alberta Transportation advised that no direct access from the Plan Area will be 
permitted onto Villeneuve Road except from Range Road 260. 
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3.0 LAND USE CONCEPT 
 
3.1 Future Land Use Map 

The Future Land Use Map for Avenir and Elysian Fields is shown on Figure 2.  
This map defines expected future land use and roadway patterns for the subject 
lands. 
 

3.2 Major Development Patterns 
Avenir 
The main land uses in the future Avenir neighbourhood are mixed-use 
consisting of residential and commercial, residential, and open space.  The 
residential component may include single-detached, semi-detached, and 
townhousing.  The mixed-use commercial and medium density could have 
commercial on the ground level with residential above and opportunity for 
live/work units.  The commercial site at the north end could service the 
neighbourhood.  The greenway adjacent to Carrot Creek will be enhanced with 
trails and, in the future, have linkages to the Red Willow Park. 
 
Avenir’s net residential density is 41.4 dwelling units per net residential hectare.  
The total number of dwelling units proposed is 1,730 units of which 1,192 are 
medium to medium/high density units, which equates to 69% of the proposed 
units.  The proposed developable residential area is 41.7 hectares, which is 
53% of the net developable area for this portion of the Plan Area. 
 
Elysian Fields 

The main land uses in the future Elysian Fields neighbourhood are mixed-use 
consisting of business park and commercial; mixed-use consisting of residential 
and commercial; residential, and sports facilities.  Elysian Fields net residential 
density is 30.7 dwelling units per net residential hectare.  The total number of 
dwelling units proposed is 722 units of which 413 are medium to medium/high 
density units, which equates to 57% of the proposed units.  The proposed 
developable residential area is 23.5 hectares±, which is 24%± of the net 
developable area for this portion of the Plan Area.  The school site in this 
neighbourhood will serve the whole Plan Area and is approximately 5.27 
hectares±.  Combining the two areas there are 2,452 dwelling units, which is 
37.6 dwelling units per net residential hectare and 65% of the units are multiple 
family. 
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3.3  Residential Land Use 
Residential will include low density residential with a mix of single and two 
family dwelling units, medium density residential, and mixed-use of residential 
and commercial. 

 
3.3.1 Low Density Residential 

Avenir low density residential land use will comprise 26.8 hectares of 
land.  The number of low density residential units anticipated is 538.  
Elysian Fields low density residential land use will comprise 15.4 
hectares of land.  The number of low density residential units anticipated 
is 309.  The combination of Avenir and Elysian Fields will have a total 
number of 847 low density residential units, which is approximately 35% 
of all residential units.  Low density may include single-family detached, 
single-family detached with basement suite, semi-detached, and duplex 
housing forms.   
This area could be built under the Land Use Bylaw as Low Density 
Residential (R1) and (R2) Districts. 
 

3.3.2 Medium Density Residential 
Medium density residential development may consist of townhouses and 
low rise apartment buildings as regulated by the Land Use Bylaw 9/2005 
as amended.  The land use districts that meet this description are 
Medium Density Residential (R3) and (R3A).  The number of Medium 
Density Residential dwelling units proposed in the Avenir portion is 461, 
which is approximately 27%± of the number of residential dwelling units 
in the Avenir neighbourhood. 
 
The number of Medium Density Residential dwelling units proposed in 
the Elysian Fields portion is 204, which is approximately 28% of the 
number of residential dwelling units in the Elysian Fields neighbourhood.   
 
The combination of Avenir and Elysian Fields will have a total number of 
665 medium density residential units, which is approximately 27% of all 
residential units. 
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3.3.3 Mixed-Use Residential & Commercial 

The mixed-use provides the opportunity to create unique housing forms 
for medium and/or medium/high density dwelling units, and live/work 
type environments.  Approximately 730 residential dwelling units are 
proposed in the mixed-use portion of Avenir, which is 42% of the 
residential units with a density of 94 dwelling units per hectare.  The 
commercial floor area projected in the mixed-use is 15,560 m² (167,490 
ft²), based on 20% of the proposed 7.78 hectares. 
 
In Avenir, these are proposed to encompass a human-scale environment 
with a walkable commercial component of coffee shops, restaurants, 
medical clinics or other services for the neighbourhood.  Architectural 
controls could be implemented to give the area character and to manage 
the mix of residential and commercial uses.  
 
The mixed-use (residential and commercial) in Elysian Fields is 
proposed adjacent to the Sports Centre.  The commercial component will 
serve both the surrounding residents and patrons of the sports facilities.  
Some commercial activity could include retail stores, boutiques, 
restaurants, pubs, entertainment facilities, and medical services.  There 
is potential for mixed-use with commercial on the ground, with residential 
above or a mix of buildings where the uses are separate, but are 
designed to work together as a single site.  The number of residential 
units proposed on the mixed-use is 209 units. 
 
A potential land use district for mixed-use commercial and residential is 
Medium/High Density Residential (R4), which allows the commercial 
component on the ground floor with residential above could be used 
here.  A market analysis should be undertaken to determine market 
demand, viability, and other possible land use districts. 

 
3.4 Commercial Land Use 

Commercial uses will include retail and office uses, commercial combined with 
residential, and commercial combined with business. 
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3.4.1 General Commercial 
The commercial site is located on the west side of Range Road 260 and 
south of Villeneuve Road.  The commercial area is 0.83 hectares± in size 
and could be developed as Neighbourhood Commercial (C1) under the 
Land Use Bylaw.  The potential developable commercial floor area is 
1,660 m² (17,868 ft²) based on 20% of the proposed 0.83 hectare site.  
Access to the commercial site will not be permitted from Villeneuve 
Road.  

The commercial area borders a medium density residential site that has 
no physical separation such as a road from the proposed commercial 
uses.  Mitigation measures may be required to address noise, light, and 
odour issues created by the commercial uses, to ensure that the 
adjacent multiple family dwelling units are not impacted. 

 

3.4.2 Commercial Business Park 
Elysian Fields will have a business park providing a range of services 
and amenities.  The business park will be located between the golf 
academy and the sports centre.  Some opportunities could include sports 
merchants, movie theatre, high technology businesses, and professional 
office space.  These lands are within the 300-metre radius setback of the 
former landfills of Pit 1 and Pit 2; therefore, some restrictions on uses 
may apply. 

 

3.5 Industrial 
Elysian Fields proposes industrial land uses in the north portion with the 
potential for 10 to 12 one-hectare± lots.  These lots will be adjacent to the golf 
academy and are within the 300-metre radius setback of the former landfills of 
Pit 1 and Pit 2. 
 

3.6 Sports Facilities – Elysian Fields 
The sports facilities may include a multi-purpose facility geared to young 
athletes competing at a high level in sports such as hockey, baseball, softball, 
soccer, golf, football, gymnastics, track and field, figure skating, tennis, and 
rugby.  The facilities may accommodate elite training, competition, and 
community based sports leagues. 
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3.6.1 Golf Academy 
The golf academy proposes a driving range to be located on the capped 
Pit 1 that is adjacent to Ray Gibbon Drive.  There will be pedestrian 
linkages to connect this sporting activity with the rest of the Plan Area.  
There are several Land Use Districts that could support this concept 
including Institutional Facilities (IF), Commercial and Industrial Services 
(CIS), and Public and Private Service (PS). 

 
3.6.2 Sports Centre 

The sports centre may house ice surfaces, a field house complex, 
commercial and retail businesses, and a 2,500 to 3,000 seat baseball 
stadium.  To support athlete training, dormitories could be developed 
within the Plan Area.  The Indoor Recreation components are permitted 
and discretionary land uses in many districts within the Land Use Bylaw.  
The stadium is a discretionary use within the Public Park (P) District and 
will require further review at time of districting the site.  

 
3.7 Parks and Open Space 

The parks and open space system in the Plan Area will include trails, wetland 
areas adjacent to Carrot Creek, a school site, parks, and stormwater 
management facilities.  The Municipal Government Act and the Municipal 
Development Plan specify that 10% of the developable lands be dedicated as 
Municipal Reserve, which can be used for development of a school, parks, and 
those trails accepted by the City, and are not associated with public utility lots.  
Each neighbourhood of the Plan Area (Avenir, Elysian Fields, and land north of 
Villeneuve Road) will provide 10% of developable lands as Municipal Reserve. 
 

 3.7.1 Carrot Creek 
Carrot Creek is a natural drainage channel for lands in St. Albert and 
land extending north to Morinville and is a linear natural area for wildlife 
and vegetation.  A minimum 50-metre setback from the top of bank of 
Carrot Creek is required to protect the riparian area and provide space of 
potential trail development.  The Land Use Bylaw will define the 
designated flood line for Carrot Creek.  There will be a portion of land 
that is within the 50-metre setback from the top of bank that is below the 
designated flood line that will be environmental reserve.  The portion of 
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land above the designated flood line that is within the 50-metre setback 
from the top of bank will be municipal reserve. 
 
Before the initiation of trail development or enhancement of Carrot 
Creek, further studies should be conducted to determine how best to 
restore degraded, wildlife connections to Big Lake, reduce human 
encounters with wildlife, and reduce further disturbance to the Creek as 
the area is urbanized.  Any development within and around the Creek 
should consider both sides of the creek and coordination with Sturgeon 
County. 
 
The proposed Municipal Reserve dedication configuration is shown in 
Figure 8, while the parks and open space system is depicted on the 
Future Land Use map (Figure 2). 

 
 3.7.2 Trails 

The vision for Carrot Creek is to create an intermunicipal greenway that 
has a regional trail network connecting to the Red Willow Park system in 
St. Albert and connecting to the Edmonton Regional Trails Initiative.  
Coordination and partnerships need to be initiated to enable connectivity 
between jurisdictions. 
 
Trails within Avenir will primarily be along Carrot Creek, adjacent to the 
three stormwater management facilities with linkages to sidewalks within 
the neighbourhood, and connections to Red Willow Park.  Elysian Fields 
trails will provide internal connections in the residential area, trails along 
the stormwater management facilities, and pedestrian movement 
between the two Plan Areas. 
 
Some trails may have Public Utility Lot (PUL) designations where trails 
are within utility rights-of-way; therefore, no municipal reserve dedication 
would be granted in these circumstances.  The trails must be installed by 
the developer at the time of subdivision. 
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3.7.3 Park Site 
A school site is proposed on the Elysian Fields portion adjacent to Ray 
Gibbon Drive with an area of 5.3 hectares±.  The school site will serve 
the whole Plan Area. 
 

Table 3-1a:  Student Population Projection - Avenir 

Age Grades 
% of 2012 City of St. Albert 
Census Age Composition 

Population of 57,078 

Student Generation 
Avenir Population 

3,684 
5-9 K-4 6.0% 221 
10-14 5-9 6.7% 247 
15-19 10-12 7.3% 269 
Total   737 

 
The anticipated number of students in the Avenir neighbourhood at full 
build-out is approximately 740 students between the ages of 5 to 19 
years. 
 

Table 3-1b:  Student Population Projection - Elysian Fields 

Age Grades 
% of 2012 City of St. Albert 
Census Age Composition 

Population of 57,078 

Student Generation 
Elysian Population 

1,653 
5-9 K-4 6.0% 99 
10-14 5-9 6.7% 111 
15-19 10-12 7.3% 121 
Total   331 

 

The anticipated number of students in Elysian Fields at full build-out is 
approximately 330 students between the ages of 5 to 19 years. 
 

Table 3-1c:  Student Population Projection - Combined 

Age Grades 
% of 2012 City of St. Albert 
Census Age Composition 

Population of 57,078 

Student Generation 
Combined 

Population 5,337 
5-9 K-4 6.0% 320 
10-14 5-9 6.7% 358 
15-19 10-12 7.3% 390 
Total   1,068 
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The anticipated number of students for both Avenir and Elysian Fields at 
full build-out is approximately 1,070 students between the ages of 5 to 19 
years.  At time of development, the most current Census for St. Albert 
and consultation with school boards will inform student population. 

 
3.7.4 Stormwater Management Facilities (SWMFs) 

There will be four stormwater management facilities (SWMF) within the 
Range Road 260 ASP.  Three (SWMF) are proposed within Avenir, of 
which the southern SWMF 1 will also service lands in Elysian Fields.  
Elysian Fields will have a SWMF that is proposed to be built over Pit 2.  
These facilities will be connected through a combination of overland 
flows and buried pipes.  The stormwater management facilities will be 
dedicated as Public Utility Lots (PULs); therefore, no Municipal Reserve 
credit will be given for PUL uses.  Municipal Reserve credit may be 
provided to trail areas, based upon City policies, to be determined at the 
time of subdivision. 

The design of the SWMFs will maximize the opportunity to complement 
or enhance Carrot Creek, through plantings that are native to the area, 
supportive of wildlife and bird life that access Carrot Creek.  The SWMFs 
will also be designed to provide visual amenities for passive recreational 
uses.  

 
3.8 Development Statistics 

The development statistics for Avenir and Elysian Fields are shown in 
Table 3-2. 

The development statistics do not include lands north of Villeneuve Road as no 
development concept has yet been proposed. 

Avenir 

The titled area for Avenir is 84.88 hectares and the anticipated developable 
area is 78.53 hectares.  This may change as Environmental Reserve is 
dedicated and Giroux Road (Old McKenney Avenue) and Villeneuve Road are 
widened.  The residential area is 41.75 hectares±, which is 53%± of the 
developable area.  Of the residential area, about 10% is for mixed-use 
residential and commercial.  The remaining developable lands are shown in 
Table 3-2 Development Statistics. 
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The population per household differs depending on the type of dwelling unit as 
indicated in the City of St. Albert Census 2012.  In the low density units, of 
which 538 units are projected, 2.93 persons per household are anticipated.  In 
the mixed-use (medium/high density residential at 94 units per 
hectare/commercial ground floor), 731 units are projected at 1.61 persons per 
household.  In the medium density residential area, 461 units are projected and 
the number of persons per household is 2.02.  The population for Avenir is 
estimated at 3,684 residents. 

Elysian Fields 

The titled area for Elysian Fields is 100.51 hectares.  The residential area is 
23.5 hectares±, which is 24%± of the developable area.  Of the residential area 
about 2.2% is for mixed-use residential and commercial.  The remaining 
developable lands are shown in Table 3-2 Development Statistics. 

In the low density units, of which 309 units are projected, 2.93 persons per 
household are anticipated.  In the medium density residential 204 units are 
projected at 2.02 persons per household.  In the medium/high density 
residential/commercial area, 209 units are projected and the number of persons 
per household is 1.61.  The population for Elysian Fields is estimated at 1,653 
residents. 
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Table 3-2:  Development Statistics 
Marketing Names Avenir Elysian Fields OVERALL 
 Area 

(ha) 
% of 
GDA Units Pop. Area 

(ha) 
% of 
GDA Units Pop. Area 

(ha) 
% of 
GDA Units Pop. 

Gross Area 84.88    100.51    185.39    
Villeneuve Road & Giroux Road Arterial 
Widening 

2.07  
 

 
1.16    3.23    

Environmental Reserve 4.28    0    4.28    
Subtotal 6.35    1.16    7.51    
             
Net Developable Area (GDA) 78.53 100%   99.35 100%   177.88 100%   
Walkways (PUL) 0.36 0.4%   0.05 0.05%   0.41 0.2%   
Municipal Reserve (includes trails not 
over utilities, park/school) 

7.87 10.0% 
 

 
9.94 10.0%   17.81 10%   

Stormwater Management (PUL) 11.46 14.6%   4.00 4.0%   15.46 8.7%   
Internal Circulation (non-arterial) 16.26 20.7%   12.13 12.2%   28.39 16.0%   
Landfill and Un-developable 0    8.90 9%   8.9 5.0%   
Subtotal Other Uses 35.95 45.7%   35.02 35.2%   70.97 39.9%   
             
Sports Centre 0    12.98 13.1%   12.98 7.3%   
Golf Academy 0    5.63 5.7%   5.63 3.2%   
Industrial 0    10.58 10.6%   10.58 5.9%   
Commercial Business Park 0    11.65 11.7%   11.65 6.5%   
Commercial  0.83 1.1%   0    0.83 0.5%   
Subtotal Commercial/Industrial 0.83 1.1%   40.84 41.1%   41.67 23.4%   
             
Residential             
Low Density Residential 26.88 34.2% 538 1,576 15.43 15.5% 309 905 42.31 23.8% 847 2,481 
Medium Density Residential (R3) (R3A) 7.09 9.0% 461 931 5.84 5.9% 204 412 12.93 7.3% 665 1,344 
Mixed-use (Medium/High Density 
Residential/Commercial) (R4) 

7.78 9.9% 731 1,177 2.22 2.2% 209 336 10 
5.6% 940 1,513 

Subtotal Residential 41.75 53.2% 1,730 3,684 23.49 23.6% 722 1,653 65.24 36.7% 2,452 5,337 
• May not add up to 100% due to rounding. 
• Overall, there will be 37.6 dwelling units per net residential hectare and 65% of the units are medium and/or high density residential.  MDP Policy 4.11 requires 

30 dwelling units per net residential hectare with a minimum of 30% medium and/or high density residential. 
• Residential breakdown consists of:  20 du/ha for low density residential; 35 du/ha for medium density residential; and 94-141 du/ha for medium/high density. 
• Of the net residential hectare, 22.9 ha± are for medium density residential. 
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• Expected population per residential unit is:  2.93 persons per low density dwelling unit; 2.02 persons per medium density dwelling unit; and 1.61 persons per 
medium/high dwelling unit. 

• Of the land for commercial and residential in Avenir Neighbourhood (42.5 ha); 8.6 ha is mixed-use commercial and commercial, or 20% of buildable land for 
commercial opportunity. 

• Table 3-2 excludes lands to north of Villeneuve Road. 
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4.0 TRANSPORTATION 
 
4.1 Arterial Road Network 

The Transportation network is shown on Figure 3.  Villeneuve Road (also know 
as Highway 633) is the north arterial boundary, Giroux Road (Old McKenney 
Avenue) is the south arterial boundary, and Ray Gibbon Drive as the east 
arterial boundary for Range Road 260 ASP.  Access to the Plan Area is at 
Range Road 260, a collector that runs north-south and bisects Avenir and 
Elysian Fields providing access points at Villeneuve Road and Giroux Road. 

 
4.2 Collector and Local Road Network 

Range Road 260 and Giroux Road (Old McKenney Avenue) are rural dirt-gravel 
roads with ditches on both sides.  Adjacent to both roadways are AltaLink 
powerlines that must be relocated or buried as part of the development.  Giroux 
Road (Old McKenney Avenue) crosses railway tracks on the west portion of the 
Plan Area that connects to Sturgeon County.  
 
Range Road 260 is proposed as a major collector roadway with ten 
intersections of which four are proposed to provide full access between the two 
neighbourhoods and could be developed with single roundabouts.  A functional 
study by the Developer needs to be undertaken to assess intersection 
treatments (signalization vs. roundabout).  The intersections of Giroux Road 
and Villeneuve Road will be signalized.  As the industrial employment lands are 
developed to the south of Giroux Road, coordination will be required for 
roadway and pedestrian connectivity. 
 
Within Avenir is a minor collector roadway running north south that separates 
the mixed-use from the low density residential, which can support transit. 
 
Within Elysian Fields is a minor collector roadway that is curved and passes by 
the mixed-use commercial/business, the school site, multiple family structures, 
and through the low density housing.  The minor collector roadway could 
support transit service. 
 
The baseball stadium in Elysian Fields will create pre-game and post-game 
traffic with the expectation of slower traffic movement during games.  With a 
3,000 seat venue, parking could potentially be accommodated at the sports 
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centre and the business park if the businesses are in agreement, or a parking 
structure could be built by the developer to support the anticipated 1,100 
vehicles for game attendees, additional parking needs for employees, teams, 
their support staff, and the ongoing activities at the sports centre. 
 
Local roads are designed to support on-street parking for the residents and 
sidewalks on both sides of the street for pedestrians.  The local streets should 
not be used to support parking for the sports centre, stadium, or businesses.  
These conflicts need to be addressed at time of developing the stadium, sports 
centre, and businesses. 

 
4.3 Transit 

As the area is developed, transit routes and stops will be established.  The 
minor collector roadways are designed to support transit with the intent to 
service the majority of housing units within 400 metres of walking distance. 

 

4.4 Rail 
The CN Railway, Sangudo Principal Branch Line runs through the southwest 
corner of the Avenir neighbourhood.  Adjacent development needs to provide 
appropriate protection and mitigate trespassing, noise and vibration from the 
Railway, and hazards from derailment and spillage.  CN Rail has 
recommendations on noise attenuation, setback, and vibration mitigation 
measures for new development along rail lines and at the time of subdivision it 
is the responsibility of the developer to be proactive and implement these 
measures, through consultation with the railway company. 

 
4.5 Pedestrian/Bicycle Links 

The primary pedestrian crossings of Range Road 260 will be at signalized 
intersections.  A trail is proposed adjacent to Carrot Creek connecting to the 
sidewalks along the roadways.  Trails are proposed adjacent to the stormwater 
management facilities as well as to provide linkages within the neighbourhood.  
Cycling and walking are sustainable means of transportation and efforts should 
be made to encourage these modes of mobility. 
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4.6 Noise Attenuation 

Noise attenuation along arterial routes (Villeneuve Road, Giroux Road, and Ray 
Gibbon Drive) will be provided by the developer as per City standards at the 
time of development.  In addition, noise mitigation as per CN Rail standards for 
development near their rail operations will be provided by the developer.  
Provision of noise attenuation amenities would be required as part of the 
development agreement process and will be reviewed at the time of 
subdivision, Development Agreement, or Development Permit.  Additional 
requirements may be needed for residential developments adjacent to or within 
a commercial or mixed-use development so that noise, odours, and light 
impacts from the commercial area to the residential area are addressed prior to 
or at the time of Development Permit. 

 
4.7 Off-Site Levies 

The Avenir and Elysian Fields neighbourhoods are subject to Off-Site Levies for 
arterial roadway networks, water, wastewater, and stormwater management 
facilities.  Off-Site Levies will be calculated, assessed, and collected at the time 
of subdivision or upon execution of a Development Agreement, in accordance 
with the rate that is applicable at that time.  Should a subdivision or 
Development Agreement not be part of the development process, levies will 
then be collected at the time of Development Permit. 

In addition to Off-Site Levies, additional costs may need to be borne by the 
developers to facilitate the near term plan of infrastructure capacity 
improvements. 

 
4.7.1 Notes 

As upgrades are required to the water supply and distribution, the 
wastewater collection system (sanitary), the stormwater management 
facilities, or the arterial road network, the City will enter into an 
agreement with the developer on Front-ending identified infrastructure 
required to support the development.  The City’s responsibility to the 
developer for any Front-end reimbursement shall be in accordance with 
the related Off-site Levy City policies.  
 
Should a developer choose to oversize without a request from the City, 
the oversizing will be at the cost of the developer and cost will not be 
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recoverable.  In addition, the City will take ownership of such oversized 
infrastructure and will determine how the capacity will be used. 

 
4.8 Capital Recreation Fees 

The Avenir and Elysian Fields residential areas are subject to the Capital 
Recreation Contribution that is charged per residential unit.  The Contribution is 
determined in the Capital Recreation Contribution agreement prepared as a 
condition of subdivision or as a condition of the Development Permit. 

 
4.9 Crime Prevention through Environmental Design (CPTED) 

Decisions relating to transportation design, street patterns, access, noise 
barriers, public open spaces, parks, multi-use trails, walkways, stormwater 
management facilities, and the built environment shall use CPTED principles to 
create a safe and secure neighbourhood.  The following basic strategies, 
respecting existing City standards, will be used during the development of 
Avenir and Elysian Fields: 

• Use of natural surveillance strategies to increase visibility and awareness 
of public and private space; 

• Use of natural access control techniques to guide/direct people within the 
natural and built environments; and 

• Promotion of territorial reinforcement by increasing definition of space 
and local stewardship. 

 
4.10 Timing of Development – Range Road 260 

The development of Range Road 260 needs further analysis to address the 
following, such analysis to include but not be limited to: 

• Burying and or relocation of the powerlines. 
• Continued road connectivity between Villeneuve Road and Giroux Road 

during development. 
• Surface quality for interim use for the sections of roadway that are 

outside of the phased development. 
• No matter which development area occurs first, be it Avenir or Elysian 

Fields, road development to support of development will be required by 
the developer. 
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5.0 Utility Services 
 
5.1 Water Supply and Distribution 

Water supply will be provided through Elysian Fields to Avenir through 
extensions of the existing lines located in North Ridge.  There are existing 
waterlines off Giroux Road, Napoleon Crescent, and Norelle Terrace.  To 
enable Avenir to develop, utility rights-of-way through Elysian Fields are needed 
to secure passageway for waterlines.  Additional analysis will be required as 
development proceeds to determine pipe size for adequate level of service and 
to ensure that sufficient pressures for fire protection can be achieved.  Water 
mains of the appropriate sizes will be required to be carried through the 
development, and connections will extended to the edges of the ASP boundary 
or acceptable termination points as determined by the City.  The required water 
servicing for the Plan Area is as per Figure 4.  See Notes under Section 4.7 Off-
Site Levies, of this document. 
 

5.2 Wastewater Collection System (Sanitary) 
The sanitary trunk terminates approximately 460 metres east of Ray Gibbon 
Drive and south of the Ville Giroux neighbourhood.  The extension of this 
sanitary trunk, called Project 8, will run under Ray Gibbon Drive, near the CN 
Railway westward to Carrot Creek, and northward with a spur along Giroux 
Road to service both Avenir and Elysian Fields.  Project 8 is an identified Off-
Site Levy project and is recoverable through the Off-Site Levy program.  This 
infrastructure extension requires the completion of a downstream project called 
Project 9, which is needed for servicing capacity.  Project 9, an Off- Site 
Leviable infrastructure component supporting growth within the City, is a large 
diameter wastewater trunk line extending eastward from St. Albert Trail to the 
Capital Region lift station located on Sturgeon Road and Sir Winston Churchill 
Avenue. 

Wastewater collection system components of the appropriate size and depth 
with adequate capacity will be required to be carried through the development 
and extended to the edges of the ASP boundary or acceptable termination 
points as determined by the City and as depicted in Figure 5.  The sanitary 
system concept is by gravity flows.  See Notes under Section 4.7 Off-site 
Levies, of this document. 
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5.3 Stormwater Management 
The land slopes from the east to the west with lower grades of land adjacent to 
Carrot Creek.  There are three stormwater management facilities (SWMF) 
within Avenir all with outlets to Carrot Creek, and one SWMF within Elysian 
Fields.  The required release rates at the time of writing this document are 1.8 
litres, per second, per hectare (L/s/ha) when draining to Carrot Creek.  Carrot 
Creek does not have capacity for stormwater directed from this development, 
so based on the Utility Master Plan 2014 a storm pipe is needed along Carrot 
Creek.  Until the storm pipe along Carrot Creek is built, the developer proposes 
Real Time Control, which means holding stormwater in ponds and pipes until 
there is downstream capacity to release water to outfall pipes extended to 
Carrot Creek. 

The implementation of Real Time Control System is a new Stormwater 
Management system to the City and will require detailed review at the time of 
subdivision. 
 
Based on Figure 6, SWMF 1 is in the southwest portion of Avenir, and will 
support storm water flows from the south portions of Avenir and Elysian Fields.  
SWMF 2 is mid-way on the west side of Avenir and will support Avenir and flow-
through from Elysian Fields.  SWMF 3 is in the north portion of Avenir and 
below the designated flood line of Carrot Creek, but has surplus capacity to 
accommodate storm water flows from both Avenir and Elysian Fields.  SWMF 4 
is in the central portion of Elysian Fields in the location of Pit 2, a former landfill, 
and will have an interconnecting pipe to connect to the SWMF in Avenir.  
Agreements are needed between the developers on the cost sharing and 
coordination for the development of the SWMFs, because these are not leviable 
project. 

The use of oil and grit separators will be required as per the City of St. Albert 
Servicing Standards. 

The collection system components of the appropriate size and depth with 
adequate capacity will be required to be carried through the development and 
extended to the edges of the ASP boundary or acceptable termination points as 
determined by the City. 

Other methods of mitigating and managing stormwater are encouraged and 
could include low impact development (LID) features:  bio-retention (rain 
gardens), bio-swales, green roofs, permeable pavements, naturalized drainage 
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ways, and rainwater harvesting.  See Notes under Section 4.7 Off-Site Levies, 
of this document. 

 
5.4 Shallow Utilities 

Power, gas, and communication franchise systems will service the area through 
agreements established with the developers.  Shallow utilities may be located 
within a public utility lot (PUL) or through a utility right-of-way agreement. 

Any existing overhead services must be relocated and placed underground at 
the time of Development.  AltaLink powerlines are discussed in Section 4.2 
Collector and Local Road Network.  Telus Communications Company has 
advised easement(s) for new facility placement will be required and identified at 
time of subdivision. 

 
5.5 Public Utility Lots (PULs) 

A Public Utility Lot is where services such as water, wastewater, stormwater 
pipes, and shallow services are located.  The size of a PUL will vary based on 
the number of utility services and pipe sizes accommodated.  PULs can 
typically range between 6 metres to 9 metres in width.  PULs do not receive 
Municipal Reserve credit.  Emergency access to a site will be classed as a 
public utility lot and width of access will be determined in consultations with the 
City Engineer and Public Works. 
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6.0 IMPLEMENTATION 
 
6.1 Development Staging 

The sequence of development is in the south off Giroux Road once: 
• the water line is extended from North Ridge along Giroux Road; 
• the sanitary line in Project 8 is constructed in tandem or after Project 9 

sanitary line; 
• the SWMF 1 is constructed; and 
• the initial development of Giroux Road and Range Road 260. 

In addition, utility rights-of-way or easements may be required to enable 
servicing to extend through lands that are not being developed or developed at 
a later stage. 
 
As development is market driven and limited by servicing capacities, the order 
of development will be reviewed at the subdivision stage.  Contiguous and 
sequential development is important for efficient city services such as police, 
fire, transit, recreation services, and road maintenance. 

Figure 10 proposes seven (7) stages of development for Avenir.  Stages 1, 3, 
and 4 are low density residential; stage 2 is medium density residential; and 
stages 5, 6, and 7 include low density residential, mixed-use (residential / 
commercial), medium density residential, and commercial.  Elysian Fields has 
eight (8) stages of development.  Stages 1, 2, 3 and 4 are residential; stages 3 
and 5 are sports centre and parks; and stages 6, 7 and 8 are mixed-use, 
business park, and industrial. 

 
6.2 Redistricting and Subdivision 

Timing of redistricting and subdivision applications are based on response to 
servicing capacity, agreements, and market needs. 

 
6.3 Building Development 

The geotechnical investigations indicated there are soft and wet soils near 
Carrot Creek.  The developer, as part of the purchase package to builders, 
needs to identify soil issues and indicate that further geotechnical study may be 
required at building permit stage. 
 
At time of subdivision, the developer and the City will consider restrictive 
covenants related to wet and soft soils that may impact development. 
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ATTACHMENT 3 

EXTERNAL CIRCULATION 
Range Road 260 ASP, Elysian Fields Neighbourhood 

1. Peterson Land Consulting, Agent for AltaLink Management Ltd. March 10, 2014. 
Advised of powelines on Range Road 260 and Giroux Road (Old McKenney 
Avenue). 

2. Alberta Health, February 27, 2014. Provided a letter with recommendations 
related to Pit 1 and Pit 2. 

3. St. Albert Public Schools, February 21, 2014. Letter suggested an additional 
school site and supported the one school site. 

4. Parkland County, February 18, 2014. No concerns or objections. 

5. CN Railway, February 26, 2014. Concerned with development adjacent to their 
operations. 

6. Telus, March 17, 2014. Will require future easements. 

7. FortisAlberta, February 12, 2014. No objections can contact information for 
installation of electrical services. 

8. Sturgeon County, March 6, 2014. Letter provided. 

9. Atco Pipelines, February 6, 2014. No objections. 



CONTRACT 
LAND STAFF 

March 10, 2014 Via Email: lmitchell@st-albert.net 

City of St. Albert 
5 St. Anne Street 
St. Albert, AB T8N 3Z9 

RE: Subdivision Application 
YOUR FILE: ASP B.24.2.1 

Further to the letter e-mailed to you on March 3, 2014, regarding the proposed subdivision in the 
NW and SW 7-54-25 W4M, AltaLink has completed a revised technical review of this subdivision and has 
determined in order to ensure future development adheres to the safety requirements of the Electrical 
Code the following requirements apply: 

> The full easement required is 9.5 meters on the east side of the power line from the center line 
of the power line between structures 201-216 of the 712L. 

> If you have a more detailed plan the AltaLink Land Administrator would like to see it. 
> As AltaLink is in the road allowance, and requests information regarding the municipalities own 

setback in their bylaws - please provide. 
> The full easement required is 9.5 meters on the north side of the power line from the center line 

of the power line between structures 63 - 64 of the 747L. 

If an agreement cannot be reached, AltaLink may have to exercise its option to erect new structures in 
the existing right of way to decrease the swing of the power lines. 

If there are any conflicts or issues with this requirement, please have the developer/landowner contact 
the undersigned to set up a formal meeting. Should you have any questions, please contact Danny 
MacDonald at 403-387-3561. 

Sincerely, 

CONTRACT LAND STAFF 
(Agent for AltaLink L. P.) 

Susan Daniel 
Administrator 

Attachment 
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Alberta Health RECEIVED 

February 27, 2014 

Ms. Lenore Mitchell 

Senior Planner, 

Planning and Development Department, 

City of St. Albert, 

5 St. Anne Street, 

St. Albert, Alberta 

T8N 3Z9 

Fax 780-458-1974 

Dear Ms. Mitchell: 

RE: Elysian Fields Area Structure Plan, NW/SW 7-54-25-W4M, NW 6 54-25-W4M, Lot A, Plan 932 
1471, City of St. Albert, File # ASP B.24.2.1 

I have reviewed the following documents for this application; Elysian Fields Area Structure Plan Draft, 
November 2013, August 2010 Risk Assessment of Former Landfills and February 2011 Pit 1 
Characterization for NW 7-54-2S-W4M. 

Based on the above information and the recommendations by MMM Group that the setback distances 
for commercial/business industrial be set at 30 meters and a 300 meter setback for residential 
dwellings, schools, hospitals and institutions from the perimeter of Pit 1. Additionally Pit 1 will also have 
an installation of a low permeable cap to minimize the potential for infiltration and the potential for 
leachate generation. This area will be open space and a golf academy. 

Pit 2 has had all of the landfill waste material removed and will have a clay fill installed at the base of the 
pit and then a liner. This pit will become the storm water management facility for this development. 

We have no objection to this area structure plan providing the above recommendations are followed. 

[son ZazulaMSS^CPHKC) 

Yours truly, 

///I 

Provincial Advisor, Environmental Site Assessment 

• Environmental Public Health • Coronation Plaza, Main Floor West Tower 
Suite 104,14310 -111 Ave, Edmonton, Alberta T5M 327 Toll 780-342-0120 Fax: 780-342-0146 wvwv.albertahealthservices.ca 
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Gerry Martins, Chair 
Kim Bugeaud 

Cheryl Dumont 
Glenys Edwards 

Sheri Wright 

February 21, 2014 

Lenore Mitchell, Senior Planner 
Planning and Development Department 
City of St. Albert 
5 St. Anne Street 
St,Albert, AB T8N 3Z9 

Dear Lenore: 

Re: Elysian Fields Area Structure Plan 

Thank you for providing us with the opportunity to comment. St. Albert Public Schools is very 
supportive of the school site located in the Elysian Field Area Structure Plan. It is critical. Do 
the numbers warrant the creation of a second school site in the area? 

St. Albert Public Schools has a continual concern regarding the need for adequate school sites 
within St. Albert. The district's enrolment grew again this year. In September 2013 enrolments 
increased approximately 5.5%. Notwithstanding the district will be opening a new elementary 
school in northeast St. Albert in 2016, it has already requested the next new school after that 
one. 

Please contact me should you wish to discuss this. 

Michael R. Brenneis, BComm, CA 
Associate Superintendent of Finance 
Secretary Treasurer 

60 Sir Winston Churchill Avenue, St. Albert, Alberta T8N 0G4 
Phone: 780.460.3712 • Fax: 780.460.7686 • www.spschools.org 

Regards: 



county PLANNING SERVICES 
Tel: 780 968-8443 

Fax: 780-968-8444 
Your File: ASP B.24.2.1 

February 18, 2014 
The City of St. Albert 
5 St Anne Street 
St. Albert, AB 
T8N 3Z9 

Attention: Lenore Mitchell, Senior Planner 

Re: Your File: ASP B.24.2.1 
Elysian Fields Area Structure Plan Proposal 

Thank you for your recent referral, dated February 5, 2014 and opportunity to comment on the above mentioned 
Area Structure Plan proposal. Parkland County notes the following: 

1) The application appears to include a 100.5 ha (248.33 ac) piece of land in west of Ray Gibbon Drive in the 
north west corner of St. Albert. The proposed ASP area is also immediately to the east of the proposed 
Avenir ASP area. 

2) The use of these lands appears to be a mixture of commercial, industrial, higher density residential, sports 
centre and golf academy, low density residential and institutional uses. The majority of land uses 
proposed includes the sports centre and golf academy, and low density residential uses. 

3) The proposed future land use concept is generally consistent with land uses in the proposed Avenir ASP 
that is located immediately to the west of the subject site. 

4) Though close in proximity to Parkland County these lands are not adjacent. The closest Area Structure 
Plan to these lands is the Parkland County Big Lake Area Structure Plan which is also largely residential in 

Notwithstanding the above, Parkland County has no concerns or objections to the Area Structure Plan proposal at 
this time. Should you have any questions concerning this response, please feel free to contact me at 
(780) 968-8443. 

use. 

Regards, 

k"idiLin n lyu 
Senior Planner - Long Range Planning 

Parkland County 53109AHwy779 Parkland CounLy, AB Canada, T7Z 1R1 
Phone 780-968-8888 Toll Free 1-888-880-0858 Fax 780-968-8413 

www.parklandcounty.com 



From: Lori Sinclair [mailto:Lori.Sinclair@cn.ca] 
Sent: February 26, 2014 9:25 AM 
To: Lenore Mitchell 
Cc: Dennis Eady; Penny Pfoh; Raymond Beshro; Lori Sinclair 
Subject: CITY OF ST. ALBERT NOTIFICATION - ELYSIAN FIELDS AREA STRUCTURE PLAN 

RE: City of St. Albert File Number ASP B.24.2.1 
ELYSIAN FIELDS AREA STRUCTURE PLAN 

This proposed development area is adjacent to CN's Sangudo Subdivision, more specifically 
between our Mile 7.00 and 8.00. 

Developments adjoining a Railway are exposed to noise and vibration from the Railway, and the 
hazards of derailment and spillage. Any new development built in such a location should 
incorporate protective measures that will ensure that its occupants and users enjoy satisfactory 
conditions. CN is very concerned that all new developments adjoining its operations should 
have appropriate protection. Dependent on the location and the trackage involved the 
applicable section of the requirements document may vary. However, for proposed 
developments in proximity of CN's track on the Wainwright Subdivision, please ensure that all 
requirements for Principal Branch Lines identified in the attached document are considered in 
the development design. 

We ask that any proposal includes measures to mitigate trespassing onto Railway property and 
copes with the added strain to existing crossings. No additional crossing will be entertained as 
a result of this development. 

New or upgraded utilities may result with the proposed development. Please find attached 
information and guidance for the CN utility application process. 

Regards. 

CJSJ 
Lori Sinclair 
Crossing Coordinator 
CN Design and Construction 
2nd Floor, Building "B", 10229-127 Avenue 
Edmonton, AB, T5E 0B9 
Ph: (780) 643-7622 
lori.sinclair@cn.ca 

mailto:Lori.Sinclair@cn.ca


From: David Podhaniuk [mailto:David.Podhaniuk@TELUS.COM] 
Sent: March 17, 2014 9:41 AM 
To: Lenore Mitchell 
Subject: RE: Elysian Fields ASP comments due Feb28-2014 

TELUS has no objections to this proposal, but would like the comment added that 5x5 meter easement 
will be required in phase 1 of this ASP. The 
5m X 5m site will require a residential power service and must be located on high even ground. 

Please contact John Van Domselaar at JOHN.VANDOMSELAAR@TELUS.COM for registering details. 

Thanks 

David Podhaniuk 
TELUS Access Network Planning 
10th Floor 10035 102 Ave NW 
Edmonton, AB 
T5J 0E5 
Ph: 7805082361 Cell: 7807198394 
www.telus.com/bics 

A goal without a plan is just a Wish! 

From: Lenore Mitchell I"mailto:LMitchell@st-albert.netl 
Sent: February 5, 2014 11:16 AM 
To: David Podhaniuk 
Subject: FW: Elysian Fields ASP comments due Feb28-2014 

Please find a PDF file on the Elysian Fields ASP. 
A memo that tells you about the proposed ASP and maps to show the area and 
proposed land uses and how it relates to Avenir ASP that was sent out in Nov. 2013. 

Comments due Friday, February 28, 2014. 

I have also sent you a hard copy. 

If you have questions please contact the undersigned. 
Thank you. 

Lenore Mitchell, RPP, MCIP, MA 
Planning and Development Department, Senior Planner 
Phone 780-459-1641, Fax 780-458-1974 
email: I m i tch e 11 @st-a I bert. n et 

mailto:David.Podhaniuk@TELUS.COM


ALBERTA 

FORTISALBERTA INC. CONDITION FOR SUBDIVISION APPROVAL 

MD FILE NO.: ASP B.24.2.1 

OWNER NAME: NA 

LOCATION: NW& SW 7-54-25-4, NW 6-54-25-W4, LOT A, PLAN 932 1471, 
LOTA 

NO OBJECTION/NO EASEMENT REQUIRED 
Fortis Alberta Inc. is the Distribution Wire Service Provide for this area. 
The Developer must arrange installation of electrical services for this 
subdivision with FortisAlberta. Please contact FortisAlberta Inc. @ 310-
WIRE (310-9473) to make application for your electrical services. 

SIGNED: 
Digitally signed by Naseeb 
Dhaliwal 
DN: cn=Naseeb Dhaliwal, 
o=ForitsAlberta Inc., ou=Land, 
email=Naseeb.Dhaliwal@FortisAI 
berta.com, c=CA 
Date: 2014.02.12 14:24:53 -07'00' 



Sturgeon 
County 

9613-100 Street 
Morinville, AB T8R1L9 

www.sturgeoncounty.ca 

County Centre 780-939-4321 Toll free 1-866-939-9303 Fax 780-939-3003 

March 6, 2014 

City of St. Albert 
5 St. Anne Street 
St. Albert, ABT8N3Z9 

Attention: Lenore Mitchell 

Ms. Mitchell; 

Re: Elysian Fields Area Structure Plan/ File: ASP B.24.2.1 

I refer to your letter ASP B.24.2.1 dated February 5, 2014. Sturgeon County has reviewed the Elysian Fields Area 
Structure Plan and would like to make note that there is an existing utility pipeline (Sifton Energy Inc) located east of the 
subdivision. Proper setback and protection around it should be ensured. With reference to page 21 it is stated that the 
storm water management system has an allowable discharge rate of 2.5 l/s/ha. Sturgeon County requests that the City 
of St. Albert please confirm the allowable discharge rate for Carrot Creek as 1.4 l/s/ha has previously been discussed 
with Sturgeon County. If the discharge rate is 1.4 l/s/ha then the plan needs to be amended to reflect the correct 
discharge. 

Sturgeon County requests that all the mapping identifying utility and transportation connections between the Avenir 
ASP into Sturgeon County be removed and/or clearly delineated as possible future connection. At this time Sturgeon 
County has not received/approved an application regarding the development on the west side of Carrot Creek, so 
delineation within the ASP is premature. 

Sturgeon County values the opportunity to review and provide input, and recognizes that this area is under review as 
part of the Inter-municipal Work plan between St. Albert and Sturgeon County. We note that there is reference made to 
the Inter-municipal Development Plan. Sturgeon County does not, however, recognize the Inter-municipal Development 
Plan, or any subsequent amendments to said document, as Sturgeon County Council rescinded the Inter-municipal 
Development Plan on June 22,2010. As such, we look forward to further discussions. Thank you for informing 
Sturgeon County of this proposal and if there are any questions regarding this response, please do not hesitate to 
contact Sturgeon County directly at 780-939-8275. 

Best regards, 

P 
County commissioner/CAO 

/jp 



From: Isabel.Solis@atcopipelines.com [mailto:Isabel.Solis@atcopipelines.com] 
Sent: February 6, 2014 4:00 PM 
To: Lenore Mitchell 
Subject: 14-314 Response - Elysian Fields ASP comments due Feb28-2014 

Good Afternoon, 

ATCO PIPELINES has no objection. 

Thank you © 

Isabel Solis | Pipelines Engineering Administrative Coordinator 
ATCO Pipelines 17210-42 Street NW | Edmonton, AB T6B3H1 
T: 780.420.3896 | F: 780.420.7411 

ATCO Pipelines has a new website! Check it out here: www.atcopipelines.com 

MISSION: ATCO Pipelines provides reliable and efficient delivery of natural gas and is committed to operational excellence and superior customer 
service while ensuring the safety of our employees and the public. 

mailto:Isabel.Solis@atcopipelines.com


AVE N I R/S AS FISCAL IMPACT 
ANALYSIS UPDATE (DEC 2013) 

ATTACHMENT 4 

Addendum to Fiscal Impact Analysis dated March 31, 2010 (Report) 
and September 8, 2010 and March 31, 2011 (Addendum letters) 

Introduction 
After direction from Council and discussions with the Applicant, the City agreed to update a previously 
completed Fiscal Impact Analysis to support Rampart Avenir's application for an Area Structure Plan. 

It is important to note that the version being updated is the older version of the FIA model the City is 
using. The new version now includes Life-cycle and Replacement costs to provide a more accurate 
reflection of the true ongoing costs to the City that are associated with Development. While Rampart 
Avenir's application has not been thoroughly evaluated using the recently updated FIA process developed 
to evaluate development applications in the City, the analysis presented in this discussion includes 
estimates of capital re-investments costs to enable a comparisonwith other FIAs following the updated 
model. 

Background 
Since the March 2010 Fiscal Impact Analysis Report of the SAS Sports City and Avenir Project Lands, 
and the subsequent updates in September 2010 and March 2011, a number of changes have been 
proposed to the planned developments of Avenir and the SAS Sports City. These include: 

• Elimination of mid and high rise housing, resulting in half of the originally proposed dwelling units 
• Splitting of business industrial land uses into a combination of industrial and business industrial 
• Addition of traditional commercial land uses 
• The area for roads has increased somewhat as the plan has been adjusted to reflect local roads 

meeting City of St. Albert Engineering standards 

For this analysis: 
• A greater breakdown of single-family dwelling units by lot size has been included for the Avenir 

portion. 
• Average household size is based on the City's 2012 census. 
• 2012 assessed values from the City's Assessment Department have been used. 
• 2012 Property Tax rates are used. 
• Net operating costs are based on 2013 figures used in Fiscal Impact Analyses undertaken for 

other proposed developments in St. Albert 

Assumptions 
This is a non-standard update to the Fiscal Impact Model, undertaken by the City, and not the original 
consultant Applications Management. A number of assumptions are made for this update: 

Prepared by City of St. Albert, Planning & Development Department, December 2013. 
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• Assuming an average capital re-investment cost per gross developable hectare, based on those 
assessed for the Jensen Lakes, Erin Ridge North Phase 2 and North Ridge Phase 2 FIAs. 

• It must be noted that these FIAs are based on the servicing requirements in the northern part of 
the City, which could be quite different from that required in the westerly area to service 
Avenir/SAS. 

• Capital infrastructure requirements that are primarily driven off population growth have been 
approximated in this analysis. However, the capital cost impacts associated with road and utility 
infrastructure are dependent on the road and utility asset inventory (e.g. road length, pipe 
length, lift stations, storm ponds) required to service Rampart Avenir's application. This includes 
both on-site servicing and the portion of off-site servicing attributed to the proposed 
development. Additional data is required from Rampart Avenir to estimate capital costs impacts 
specific to the proposed development It should be noted that the number of housing units, and 
population, in this iteration are less than 50% of the previous development plans. 

• Grants could be used to offset the overall capital costs, but are not included in this analysis. This 
approach is consistent with the recent FIAs completed. 

• The original FIA included Capital Recreation Contribution payments, but these are no longer 
taken by the City. The updated model and the estimated impacts presented in this discussion 
reflects this new reality. 

• Per capita operating costs are based on the average of the net operating cost per capita figures 
reported in Erin Ridge North Phase 2 and North Ridge Phase 2 FIAs. Additional data is required 
from Rampart Avenir to estimate net operating cost impacts specific to the proposed 
development. 

Findings 
Based on the changes to the analysis described above, the findings suggest some changes in 
comparison to the last Addendum in March 2011. At full build-out, projected property tax revenues are 
70% of what was anticipated in the development plans of March 2011. 

Figure 1 shows the comparison of anticipated annual expenses for each of the two proposed 
developments considered in this update compared to the anticipated annual property tax revenue. The 
RMR, or capital lifecycle and maintenance costs are estimated based on other current proposed 
developments in the City. The SAS development proposes a greater amount of non-residential 
development and shows revenue slightly greater than anticipated costs. The Avenir development 
suggests a higher level of costs than anticipated revenue. 

Figure 1 - Annual Expenses & Revenue 
$6,000,000 

$5,000,000 

$4,000,000 

$3,000,000 

$2,000,000 

$1,000,000 

$0 
Avenir costs Avenir revenue SAS costs SAS revenue 

Net Operating • Capital (not RMR) •Estimated RMR •Property tax revenue 

H 
Prepared by City of St. Albert, Planning & Development Department, December 2013. 

2 



Assessed value 
Figure 2 shows the breakdown of the anticipated assessed value of the development at full build-out. 
About three-quarters of the assessed value comes from residential development. The total assessed 
value of this development proposal decreases by about 30% from the proposed development of 2011. 

Figure 2 - Assessed value ($million) 

$65 
$269 

$254 

$524 

Avenir (non-res'l) SAS (non-res'l) Avenir (res'l) SAS (res'l) 

Capital Servicing Costs 
Capital lifecycle or replacement costs were not actually captured in the older version of the FIA model that 
is being used as the basis for this update. However, these costs have a significant impact on the City and 
should be considered in the review. 

There are capital servicing costs incurred by the City related to operational and service requirements for a 
new development. These could include recreational facilities, park development, additional buses, fire 
stations or space requirements for additional staff. In addition, these services and facilities will require 
life-cycle upgrades and eventual replacement. Figure 3 outlines the total costs for the proposed 
developments. Greater detail is provided in Appendices 1 and 2. 

Figure 3 - Capital Cost Impacts of City Funded Infrastructure (Annual Costs) 
New Infrastructure Life-cycle Replacement 

Avenir $578,205 $192,753 $279,262 
SAS/Sports City $345,234 $115,089 $167,500 

Roads and Utilities Costs 
While developers are responsible for the initial capital costs for roads and utilities (either through direct 
funding or through off-site development levies), ownership and ongoing responsibility for them is 
transferred to the City. It is the lifecycle and replacement costs for the roads and servicing infrastructure 
where much greater costs are incurred by the City. 

As the details required to most effectively estimate the ongoing life-cycle and replacement costs for the 
roads and utilities in the proposed developments are not available, an estimate was made using the 
average cost per gross developable hectare based on other FIAs recently completed using the updated 
model. Most of these are for proposed developments in the northern portion of the City, and the servicing 

Prepared by City of St. Albert, Planning & Development Department, December 2013. 
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requirements may be considerably different than those in the west. However, given the nature of this 
update, it can still provide meaningful insight into the potential impact on the City. 

Using this approach, the average annual capital cost to the City is estimated to be $26,240 per gross 
developable hectare, as outlined in Appendix 3. Figure 4 provides a summary of the total annual capital 
cost estimates for maintaining roads and utilities. 

Figure 4 -Capital Cost Impacts of Developer Funded Infrastructure (Annual Costs) 
New Infrastructure Life-cycle Replacement 

Avenir - $472,015 $282,589 
SAS/Sports City - $2,203,915 $2,637,404 

Conclusion 
In comparing the updated development proposal to that of March 2011 (not including capital lifecycle and 
replacement), the net impact to the City of this current proposal at full build-out is slightly less than the 
previous proposal. 

Taking the capital lifecycle and replacement costs into account, it is anticipated the City will experience no 
net gain at full build-out of this proposed development. The Avenir development will experience greater 
net losses, with property tax revenue expected to cover about 91% of the City's costs to maintain and 
service it. The SAS/Sports City will see a slight net gain, with expected property tax revenue generating 
10% more than is required for City costs. Combined together, the two developments break even, with 
expected property tax revenues covering the City's expected costs. 

Prepared by City of St. Albert, Planning & Development Department, December 2013. 
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Figure 5 - Fiscal Impact Summary 
Avenir and SAS/Sports City 

COMBINED AVENIR & 

AVENIR SAS/SPORTS CITY SAS/SPORTS CITY 

Assessment 
RESIDENTIAL 
Units 

Single Detached 0 459 459 

Town houses 315 74 389 

Mid rise 0 0 0 

High rise 0 • 0 0 

Single Detached - small lots 255 0 255 
Single Detached - large lots 259 0 259 

Duplexes 273 0 273 

Mixed use - Comm'l/Res'l 210 200 410 

TOTAL UNITS 1,312 733 2,045 

Assessment 
Single Detached $0 $190,199,880 $190,199,880 

Town houses $116,550,000 $27,195,000 $143,745,000 

Mid rise $0 $0 $0 

High rise $0 $0 $0 
Single Detached - small lots $101,920,000 $0 $101,920,000 

Single Detached - large lots $150,220,000 $0 $150,220,000 

Duplexes $101,010,000 $0 $101,010,000 

Mixed use - Comm'l/Res'l $54,600,000 $51,948,000 $106,548,000 

TOTAL RESIDENTIAL ASSESSMENT $524,300,000 $269,342,880 $793,642,880 

NON-RESIDENTIAL 
Assessment 
Comm/Town Centre $47,400,000 $17,538,000 $64,938,000 

Commercial - standard $17,784,000 $111,090,720 $128,874,720 

Industrial $0 $59,593,690 $59,593,690 

Business Industrial $0 $65,729,170 $65,729,170 

TOTAL NON-RESIDENTIAL ASSESSMENT $65,184,000 $253,951,580 $319,135,580 

TOTAL ASSESSMENT 
Residential $524,300,000 $269,342,880 $793,642,880 

Non-residential $65,184,000 $253,951,580 $319,135,580 

TOTAL ASSESSMENT $589,484,000 $523,294,460 $1,112,778,460 

Revenues [jffi •! • 
MUNICIPAL PROPERTY TAX REVENUES 

Residential $4,048,907 $2,080,000 $6,128,907 

Non-Residential $740,269 $2,884,027 $3,624,295 

TOTAL PROPERTY TAX REVENUES $4,789,175 $4,964,027 $9,753,202 

jNet Operating Costs • • 
RESIDENTIAL 
Population 

Single Detached 0 1,346 1,346 

Townhouses 636 148 785 

Single Detached - small lots 747 0 747 

Single Detached - large lots 759 0 759 

Duplexes 620 0 620 

Mixed use - Comm'l/Res'l 338 322 660 

TOTAL POPULATION 3,100 1,816 4,916 

NET OPERATING COSTS 

Total Net Operating Costs - Population $1,962,011 $1,149,685 $3,111,697 

Capital Costs • • 
Total Capital costs (new) $585,339 | $369,232 $954,571 

;Net Impacts $2,241,825 $3,445,110 $5,686,935 

Net Gain (Loss) per capita $723 $1,897 $1,157 

Net Gain (Loss) per du $1,709 $4,702 $2,782 

[INCLUDING ESTIMATED CAPITAL 
LIFECYCLE AND REPLACEMENT 
Property Tax Revenues $4,789,175 $4,964,027 $9,753,202 

Less: 
Net Operating costs $1,962,011 $1,149,685 $3,111,697 

Capital Costs (not RMR) $585,339 $369,232 $954,571 

Estimated RMR cost (City Capital) $477,793 $310,589 $788,382 

Estimated RMR cost (Roads, Utililties, Land $2,203,915 $2,637,404 $4,841,319 
Imnr £26.240) 

Sub-total Estimated RMR cost $2,681,708 $2,947,992 $5,629,701 

Total $5,229,058 $4,466,910 $9,695,968 

Net Impacts -$439,883 $497,117 $57,234 

Net Gain (Loss) per capita -$142 $274 $12 

Net Gain (Loss) per du -$335 $678 $28 



Appendix 1 - Avenir Capital Servicing Impacts - City Assumptions (ESTIMATES ONLY) 
rate 1.80% 

Avenir Popn 3,100 term 20 

NEW INFRASTRUCTURE LIFE-CYCLE REPLACEMENT TOTAL 

SERVICES INFRASTRUCTURE UNIT COST THRESHOLD / RATIO 
AVENIR/SA 

S UNITS 
ATTRIBUTED 

CAPITAL 
COST 

% 
COUNTY 
FUNDED 

ANNUAL 
MUNICIPAL 

COST 
(20 YEARS) 

ANNUAL % 
OF 

ATTRIBUTE 
D COST 

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING) 

USEFU 
LLIFE 

(YEARS 
) 

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING) 

ANNUAL 
COSTS 

Fire and Ambulance Fire Station 
Pumper (2) 
Aerial 
Rescue Unit 
Other? 

$10,000,000 
$550,000 
$850,000 
$150,000 

25,000 popn 
25,000 popn 
25,000 popn 
25,000 popn 

3,100 
3,100 
3,100 
3,100 

0.124 
0.124 
0.124 
0.124 

$1,239,818 
$68,190 

$105,384 
$18,597 

$1,431,989 

100% 
100% 
100% 
100% 

$74,382 
$4,091 
$6,322 
$1,116 

$85,911 

2.0% 
2.0% 
2.0% 
2.0% 

$24,796 
$1,364 
$2,108 

$372 

$28,640 

60 
25 
25 
25 

$20,664 
$2,728 
$4,215 

$744 

$28,350 

$119,842 
$8,182 

$12,646 
$2,232 

$142,902 

Police Space requirements (m2) $5,000 25.0 m2 per 1000 popn 3,100 77.489 $387,443 100% $23,244 2.0% $7,749 60 $6,457 $37,451 

Bylaw Enforcement Vehicles $40,000 0.1 vehicle per 1000 pop 3,100 0.310 $12,398 100% $744 2.0% $248 10 $1,240 $2,232 

Transportation Developer Contributed 
Local Roads (km) 
Collector Roads (km) 

Off-Site Lew Funded 
Arterial Roads (km) 

need asset inventory 
(on-site + off-site) 
See Appendix 3 for estimates 

$0 $0 $0 $0 $0 

Public Transit Local Bus 
Commuter Bus 
Spare Bus 
Handi-Bus 

$450,000 
$750,000 
$450,000 
$200,000 

2,150 popn 
4,300 popn 
8,600 popn 

popn 

3,100 
3,100 
3,100 
3,100 

1.442 
0.721 
0.360 

$648,742 
$540,618 
$162,185 

$0 

100% 
100% 
100% 
100% 

$38,921 
$32,434 

$9,730 
$0 

2.0% 
2.0% 
2.0% 
2.0% 

$12,975 
$10,812 

$3,244 
$0 

20 
20 
20 
10 

$32,437 
$27,031 

$8,109 
$0 

$84,333 
$70,277 
$21,083 

$0 
North Park and Ride 
SACE terminal expansion 
Garage Facility (new) 
Other? 

$15,800,000 
$0 

$5,000,000 

95,000 popn 
95,000 popn 
95,000 popn 

3,100 
3,100 
3,100 

0.033 
0.033 
0.033 

$515,503 
$0 

$163,134 

$2,030,182 

100% 
100% 
100% 

$30,927 
$0 

$9,787 

$121,800 

2.0% 
2.0% 
2.0% 

$10,310 
$0 

$3,263 

$40,604 

50 
60 
60 

$10,310 
$0 

$2,719 

$80,606 

$51,547 
$0 

$15,769 

$243,009 

Water Developer Contributed 
Mains (km) 

Off-Site Lew Funded 
Mains (km) 
Reservoir/Pumphouse 

need asset inventory 
(on-site + off-site) 
See Appendix 3 for estimates 

$0 $0 $0 $0 

Sanitary Sewer Developer Contributed 
Mains (km) 
Lift Station 
Force Mains (km) 

Off-Site Lew Funded 
Mains (km) 
Lift Station 

need asset inventory 
(on-site + off-site) 
See Appendix 3 for estimates 

$0 $0 $0 $0 

Waste N/A - $0 100% $0 2.0% $0 60 $0 $0 
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NEW INFRASTRUCTURE LIFE-CYCLE REPLACEMENT TOTAL 

SERVICES INFRASTRUCTURE UNIT COST THRESHOLD / RATIO AVENIR/SA 
S 

ATTRIBUTED % 
UNITS CAPITAL COUNTY 

COST FUNDED 

ANNUAL 
MUNICIPAL 

COST 
(20 YEARS) 

ANNUAL % 
OF 

ATTRIBUTE 
D COST 

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING) 

USEFU 
L LIFE 

(YEARS 
) 

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING) 

Storm Sewer Developer Contributed 
Mains (km) need asset inventory 
Ponds (on-site + off-site) 
Outfall Structures See Appendix 3 for estimates 
Lift Stations 

Off-Site Lew Funded 
Mains (km) 
Outfall Structures 

$0 $0 $0 $0 

Governance N/A 

Administration Space requirements (m2) $5,380 25.0 m2 per 1000 popn 3,100 77.489 $416,889 100% $25,011 2.0% $8,338 60 $6,948 $40,297 

Fiscal Services N/A 

Arts and Culture Space requirements (m2) $5,380 6.2 m2 per 1000 popn 3,100 19.217 $103,388 100% $6,203 2.0% $2,068 60 $1,723 $9,994 

Recreation and Parks Community Wide Facilities / Amenities 
Arenas $10,000,000 15,000 popn 3,100 0.207 $2,066,363 100% $123,970 2.0% $41,327 60 $34,439 $199,737 
Pools $20,000,000 60,000 popn 3,100 0.052 $1,033,181 100% $61,985 2.0% $20,664 60 $17,220 $99,868 
Athletic Fields 

Diamonds (4-plex) $750,000 25,000 popn 3,100 0.124 $92,986 100% $5,579 2.0% $1,860 20 $4,649 $12,088 
Soccer (4 fields) $500,000 25,000 popn 3,100 0.124 $61,991 100% $3,719 2.0% $1,240 20 $3,100 $8,058 
Rugby (4 fields) $500,000 50,000 popn 3,100 0.062 $30,995 100% $1,860 2.0% $620 20 $1,550 $4,029 

Specialty Facilities 
Water Spray Park $2,000,000 50,000 popn 3,100 0.062 $123,982 100% $7,438 2.0% $2,480 40 $3,100 $13,017 
Skateboard Park $2,000,000 50,000 popn 3,100 0.062 $123,982 100% $7,438 2.0% $2,480 40 $3,100 $13,017 
Dog Park $100,000 30,000 popn 3,100 0.103 $10,332 100% $620 2.0% $207 20 $517 $1,343 

Neiahbourhood Amenities 
Asphalt Trail (km) $150,000 64.8 gross res ha 74.39 1.148 $172,199 100% $10,331 2.0% $3,444 20 $8,610 $22,385 
Multi-Use Field (soccer, basel $200,000 0.5 schools 0 - $0 100% $0 2.0% $0 20 $0 $0 
Playground $100,000 2,000 popn 3,100 1.550 $154,977 100% $9,298 2.0% $3,100 20 $7,749 $20,146 
Outdoor Rink $300,000 5,000 popn 3,100 0.620 $185,973 100% $11,157 2.0% $3,719 25 $7,439 $22,316 
Multi-Purpose Pad $50,000 2,000 popn 3,100 1.550 $77,489 100% $4,649 2.0% $1,550 20 $3,874 $10,073 

Land Imorovements need asset inventory $0 100% $0 2.0% $0 20 $0 $0 
(on-site + off-site) 
See Appendix 3 for estimates $4,134,449 $248,044 $82,689 $95,346 $426,078 

Library Library $20,000,000 50,000 popn 3,100 0.062 $1,239,818 100% $74,382 2.0% $24,796 20 $61,991 $161,169 

Preventative Social Serv N/A 

Economic Development N/A 

Land Use Planning N/A 

TOTAL $9,756,557 $585,339 $195,131 $282,662 $1,063,132 

Prepared by City of St. Albert Planning & Development Department, December 2013 



Appendix 2 - Avenir Capital Servicing Impacts - City Assumptions (ESTIMATES ONLY) 
rate 1.80% 

SAS Popn 1,816 term 20 

NEW INFRASTRUCTURE LIFE-CYCLE REPLACEMENT TOTAL 

SERVICES INFRASTRUCTURE UNIT COST THRESHOLD / RATIO 
AVENIR/SA 

S 
UNITS 

ATTRIBUTED 
CAPITAL 

COST 

% 
COUNTY 
FUNDED 

ANNUAL 
MUNICIPAL 

COST 
(20 YEARS) 

ANNUAL % 
OF 

ATTRIBUTE 
D COST 

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING) 

USEFU 
LLIFE 

(YEARS 
) 

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING) 

ANNUAL 
COSTS 

Fire and Ambulance Fire Station 
Pumper (2) 
Aerial 
Rescue Unit 
Other? 

$10,000,000 
$550,000 
$850,000 
$150,000 

25,000 popn 
25,000 popn 
25,000 popn 
25,000 popn 

1,816 
1,816 
1,816 
1,816 

0.073 
0.073 
0.073 
0.073 

$726,499 
$39,957 
$61,752 
$10,897 

$839,107 

100% 
100% 
100% 
100% 

$43,586 
$2,397 
$3,705 

$654 

$50,342 

2.0% 
2.0% 
2.0% 
2.0% 

$14,530 
$799 

$1,235 
$218 

$16,782 

60 
25 
25 
25 

$12,108 
$1,598 
$2,470 

$436 

$16,613 

$70,224 
$4,795 
$7,410 
$1,308 

$83,736 

Police Space requirements (m2) $5,000 25.0 m2 per 1000 popn 1,816 45.406 $227,031 100% $13,621 2.0% $4,541 60 $3,784 $21,945 

Bylaw Enforcement Vehicles $40,000 0.1 vehicle per 1000 pop 1,816 0.182 $7,265 100% $436 2.0% $145 10 $726 $1,308 

Transportation Develooer Contributed 
Local Roads (km) 
Collector Roads (km) 

Off-Site Lew Funded 
Arterial Roads (km) 

need asset inventory 
(on-site + off-site) 
See Appendix 3 for estimates 

$0 $0 $0 $0 $0 

Public Transit Local Bus 
Commuter Bus 
Spare Bus 
Handi-Bus 

$450,000 
$750,000 
$450,000 
$200,000 

2,150 popn 
4,300 popn 
8,600 popn 

popn 

1,816 
1,816 
1,816 
1,816 

0.845 
0.422 
0.211 

$380,145 
$316,788 
$95,036 

$0 

100% 
100% 
100% 
100% 

$22,807 
$19,005 

$5,702 
$0 

2.0% 
2.0% 
2.0% 
2.0% 

$7,603 
$6,336 
$1,901 

$0 

20 
20 
20 
10 

$19,007 
$15,839 

$4,752 
$0 

$49,417 
$41,181 
$12,354 

$0 
North Park and Ride 
SACE terminal expansion 
Garage Facility (new) 
Other? 

$15,800,000 
$0 

$5,000,000 

95,000 popn 
95,000 popn 
95,000 popn 

1,816 
1,816 
1,816 

0.019 
0.019 
0.019 

$302,071 
$0 

$95,592 

$1,189,632 

100% 
100% 
100% 

$18,123 
$0 

$5,735 

$71,371 

2.0% 
2.0% 
2.0% 

$6,041 
$0 

$1,912 

$23,793 

50 
60 
60 

$6,041 
$0 

$1,593 

$47,233 

$30,205 
$0 

$9,240 

$142,397 

Water Develooer Contributed 
Mains (km) 

Off-Site Lew Funded 
Mains (km) 
Reservoir/Pumphouse 

need asset inventory 
(on-site + off-site) 
See Appendix 3 for estimates 

$0 $0 $0 $0 

Sanitary Sewer Develooer Contributed 
Mains (km) 
Lift Station 
Force Mains (km) 

Off-Site Lew Funded 
Mains (km) 
Lift Station 

need asset inventory 
(on-site + off-site) 
See Appendix 3 for estimates 

$0 $0 $0 $0 

Waste N/A - $0 100% $0 2.0% $0 60 $0 $0 
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NEW INFRASTRUCTURE LIFE-CYCLE REPLACEMENT TOTAL 

ATTPIRI iTPn o/„ ANNUAL ANNUAL % ANNUAL USEFU ANNUAL 

SERVICES INFRASTRUCTURE UNIT COST THRESHOLD / RATIO 
AVENIR/SA 

UNITS CAPITAL COUNTY 
MUNICIPAL OF MUNICIPAL L LIFE MUNICIPAL ANNUAL 

SERVICES S 
COST I -I JNDFD COST ATTRIBUTE COST (YEARS COST COSTS 

UINL/L.U 
(20 YEARS) D COST (ON-GOING) ) (ON-GOING) 

Storm Sewer Developer Contributed 
Mains (km) need asset inventory 
Ponds (on-site + off-site) 

Outfall Structures See Appendix 3 for estimates 
Lift Stations 

Off-Site Lew Funded 
Mains (km) 
Outfall Structures 

$0 $0 $0 $0 

Governance N/A 

Administration Space requirements (m2) $5,380 25.0 m2 per 1000 popn 1,816 45.406 $244,285 100% $14,656 2.0% $4,886 60 $4,071 $23,613 

Fiscal Services N/A 

Arts and Culture Space requirements (m2) $5,380 6.2 m2 per 1000 popn 1,816 11.261 $60,583 100% $3,635 2.0% $1,212 60 $1,010 $5,856 

Recreation and Parks Communitv Wide Facilities / Amenities 
Arenas $10,000,000 15,000 popn 1,816 0.121 $1,210,832 100% $72,643 2.0% $24,217 60 $20,181 $117,040 
Pools $20,000,000 60,000 popn 1,816 0.030 $605,416 100% $36,322 2.0% $12,108 60 $10,090 $58,520 
Athletic Fields 

Diamonds (4-plex) $750,000 25,000 popn 1,816 0.073 $54,487 100% $3,269 2.0% $1,090 20 $2,724 $7,083 
Soccer (4 fields) $500,000 25,000 popn 1,816 0.073 $36,325 100% $2,179 2.0% $726 20 $1,816 $4,722 
Rugby (4 fields) $500,000 50,000 popn 1,816 0.036 $18,162 100% $1,090 2.0% $363 20 $908 $2,361 

Specialty Facilities 
Water Spray Park $2,000,000 50,000 popn 1,816 0.036 $72,650 100% $4,359 2.0% $1,453 40 $1,816 $7,628 
Skateboard Park $2,000,000 50,000 popn 1,816 0.036 $72,650 100% $4,359 2.0% $1,453 40 $1,816 $7,628 
Dog Park $100,000 30,000 popn 1,816 0.061 $6,054 100% $363 2.0% $121 20 $303 $787 

Neiahbourhood Amenities 
Asphalt Trail (km) $150,000 64.8 gross res ha 59.73 0.922 $138,264 100% $8,295 2.0% $2,765 20 $6,913 $17,974 
Multi-Use Field (soccer, basel $200,000 0.5 schools 1 2.000 $400,000 100% $23,998 2.0% $8,000 20 $20,000 $51,998 
Playground $100,000 2,000 popn 1,816 0.908 $90,812 100% $5,448 2.0% $1,816 20 $4,541 $11,805 
Outdoor Rink $300,000 5,000 popn 1,816 0.363 $108,975 100% $6,538 2.0% $2,179 25 $4,359 $13,076 
Multi-Purpose Pad $50,000 2,000 popn 1,816 0.908 $45,406 100% $2,724 2.0% $908 20 $2,270 $5,903 

Land Improvements need asset inventory $0 100% $0 2.0% $0 20 $0 $0 
(on-site + off-site) 
See Appendix 3 for estimates $2,860,035 $171,586 $57,201 $77,738 $306,525 

Library Library $20,000,000 50,000 popn 1,816 0.036 $726,499 100% $43,586 2.0% $14,530 20 $36,325 $94,441 

Preventative Social Serv N/A 

Economic Development N/A 

Land Use Planning N/A 

| TOTAL $6,154,437 $369,232 $123,089 $187,500 $679,821 
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Appendix 3 - Capital Re-investment Estimate Calculation 
Roads & Utilities 

Area 1 Area 2 Area 3 
LifeCvcle 

Roads 853,694 407,343 192,264 
Water 327,429 185,290 72,147 
Sewer 298,052 119,314 83,600 
Storm 597,364 251,449 114,569 
Land Impr 61,984 32,000 12,780 

Replacement 

Roads 1,422,823 678,906 320,441 
Water 0 0 0 
Sewer 0 0 0 
Storm 0 0 0 
Land Impr 154,959 80,000 31,950 

Total Re-Investment 

Roads 2,276,518 1,086,249 512,705 
Water 327,429 185,290 72,147 
Sewer 298,052 119,314 83,600 
Storm 597,364 251,449 114,569 
Land Impr 216,943 112,000 44,730 

GDA 149.19 55.80 37.00 

Total Re-Investment Per GDA 

Roads 15,259 19,467 13,857 
Water 2,195 3,321 1,950 
Sewer 1,998 2,138 2,259 
Storm 4,004 4,506 3,096 
Land Impr 1,454 2,007 1,209 

Total 24,910 31,439 22,372 

1 Averaqe reinvestment per GDA 26,240 I 
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