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CITY COUNCIL 
AGENDA REPORT 

 

Subject: BYLAW 27/2015-SOUTH RIEL AREA STRUCTURE 
PLAN AMENDMENT-6 CITY ANNEX 

 
Recommendations 
 
1. That Bylaw 27/2015, South Riel Area Structure Plan, be read a first time. 

 
2. That Bylaw 27/2015 be read a second time. 

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

27/2015. 
 

4. That Bylaw 27/2015 be read a third and final time. 
 

Purpose of Report 
 
The purpose of this report is to provide an overview of the proposed amendments 
to the South Riel Area Structure Plan.  These particular amendments relate to the 
medium and medium/high density residential land designations, located at 6 City 
Annex, commonly known as the Averton South Riel properties, and shown as 
Stage 3 on Attachment 2, Figure 10, page 34. 
 
The amendments will enable the development of a unique residential community 
for the next generation of St. Albert, providing residents with a variety of lifestyle 
options, market affordable housing in a variety of forms, with varied green spaces, 
neighbourhood shops, and amenities.  This walkable community will be a 
cornerstone of what is expected to become a viable mixed-use urban village 
setting.  It is expected to have a mix of low-rise apartments, a variety of different 
duplex and townhouse building forms, along with interconnected trails, sidewalks, 
and multi-purpose open spaces.   
 
The amendments propose to introduce a commercial/residential mixed use parcel 
as well. 
 
It is recommended that the Bylaw 21/2007 South Riel Area Structure Plan as 
Amended be repealed and replaced with Bylaw 27/2015. 
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Council Direction 
 

The South Riel Area Structure Plan was first adopted through Bylaw 21/2007 and 
most recently amended on September 6, 2011 with Bylaw 29/2011. 
 
Policies 17.2 and 17.3 in the Municipal Development Plan require conformance of 
Areas Structure Plans and the Land Use Bylaw with the Municipal Development 
Plan.  
 

Background and Discussion 
 
WSP Canada Inc., on behalf of South Riel Development Corporation, has applied to 
amend the South Riel Area Structure Plan (ASP).  The proposed amendment 
applies to the 18 hectare± (44.5 acre±) parcel located at 6 City Annex; north of 
LeClair Way, east of Riel Drive, south of Levasseur Road, and west of the CN 
Railway.   
 

Land Use Concept South Riel ASP, 6 City Annex  
To provide a more viable design for this predominantly residential component of the 
ASP, a number of amendments are proposed:   
 

• Moving the medium/high density residential component eastward, away from 
Riel Drive and closer to the railway.  This will provide a better transition 
across Riel Drive to the western part of the neighbourhood, and a more 
effective and open design. 

• Introducing a commercial/residential mixed-use component at the south end 
of this parcel, north of LeClair Way to provide an opportunity for additional 
housing forms and local commercial services. 

• Removing the institutional use from the ASP area. 
• Changing the park from a linear park system located adjacent to the railway, 

to three distinct, centrally located park areas.  This will provide better more 
viable park spaces and recreational and leisure opportunities for residents 
suited to the type of neighbourhood. 
 

Administration has updated the Area Structure Plan document to address 
engineering and servicing master plan updates and issues, and to clearly articulate 
the limitations of the approval of the South Riel Area Structure Plan as amended.  
 
Servicing and Transportation Challenges 
There are some challenges and considerations that still need to be considered; 
however, these can be addressed on an incremental basis as the applicant moves 
through the development stages.  These do not preclude approval of the ASP: 
 

• Servicing – this area is tied with Project 9.  Full integration with the 
wastewater system for this development is contingent upon completion of 
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that project.  However, staff may consider potential interim solutions from 
the developer at each development stage prior to completion of that line.  

• Transportation – While a Traffic Impact Assessment has been completed, it 
suggests significant upgrades are needed at the intersections of Riel Drive 
and LeClair Way, as well as LeClair Way and Ray Gibbon Drive, to 
accommodate the traffic associated with the proposed development at full 
build-out.  However, traffic impact will be assessed at each development 
stage to determine the incremental impact and whether or not development 
can proceed. 

• The residential density statistics proposed in the application are not the 
maximum allowed the potential land use districts.  While the proposed 
densities are suitable for supporting this type of urban village development, 
the maximum allowable densities for a particular site under the Land Use 
Bylaw can not be considered without reconsideration of servicing  and traffic 
capacities. 

• As this is an amendment to an existing plan, new geotechnical studies were 
not required.  The Alberta Building Code was amended in 2015 to allow 
wood frame construction of up to six (6) storeys in height.  As the existing 
geotechnical studies were limited in scope to buildings of up to four (4) 
storeys, new technical studies assessing the soil conditions as well as noise 
and vibration studies for larger buildings and deeper foundations may be 
required prior to Development Permit issuance. 

 
Municipal Reserve 
The design and elements of the public open spaces are expected to be more in 
keeping with the urban context of this overall development. 
 
Past iterations of the South Riel ASP resulted in much of the Municipal Reserve 
land of the entire ASP being deferred to 6 City Annex.  Given the proposed nature 
of the development of this site, a total of 2.4 ha of land will be developed as park 
spaces.  This accounts for 13% of the subject area and is an appropriate amount 
to serve the development.  The proximity of this development to the significant Lois 
Hole Provincial Park, and the Alta-Link Utility Right-of-Way that can be used for 
passive recreation, were also considered in the review of municipal reserve for this 
area.  Cash-in-lieu will be accepted for the remaining 3.2 ha of lands, in 
accordance with the MDP policy 9.15.    
 
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 
and open house on Tuesday April 15, 2014 at the St. Albert Inn, prior to submitting 
their application. The meeting was advertised in the St. Albert Gazette on April 5 
and 12, 2014.  Notices of the meeting were also mailed to landowners located 
within a 100 metre radius of the area affected by the proposed amendment.  City 
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staff and fourteen (14) community members attended.  A transcript was prepared 
from the meeting (Attachment 3, Transcript April 2014)  
 
ADMINISTRATION 
Following the formal submission, the application and technical reports were 
circulated to relevant internal and external stakeholders for review.  In addition, 
landowners located within a 100 meter radius of the proposed amendments and 
those who attended the public meeting were provided with written notification that 
the application had been made.   
 
The comments received were provided in a letter to the applicant.  More 
incremental details are required related to the Traffic Impact Analysis; specifically 
on level-of-service and intersection function at initial stages which Administration 
suggests can be dealt with at the development stages.  So this allows Council to 
move forward with this ASP amendment. 
 
Comments obtained from the public meeting and the circulation included concerns 
about the loss of green space, and the relocation of the green space away from the 
railway.  Residents in Heritage Lakes expressed concern that the relocation of the 
park space will result in a loss of a park buffer between their properties and the 
proposed medium and high density residential development which will result in a 
loss of privacy and views.  Concerns over sun/shadow impacts, current and 
projected traffic volumes, and a perceived loss of property values were also 
submitted.  A full summary of the comments can be found in Attachment 4. 
 
In accordance with the Municipal Government Act, the Public Hearing, was 
advertised in the St. Albert Gazette on August 1 and 8, 2015.  Notices were mailed 
to landowners located within 100 meters of the proposed development and to 
those who attended the public consultation meeting.  
 
Financial: 

• The Fiscal Impact Analysis prepared by Applications Management 
Consulting Ltd., shows that at full build-out, the development would provide 
a net gain for the City of St. Albert in tax revenue.  A summary of the 
findings is provided in Attachment 5. 

 
a) Legal / Risk: 

• Detailed development plans, if acceptable to staff, are typically incorporated 
into development agreements prior to any proposed subdivisions. 

 
b) Program or Service:   

As South Riel 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. 
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• Emergency Medical Services will have a new area to service for fire, 
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. 

• Safety Codes will have building plans to review and buildings to inspect. 
• Transit will have to provide service to the neighbourhood. 
• And there are other areas of the City that will also be impacted by 

servicing a new neighbourhood. 
 

c) Organizational: 
The approval of the bylaw within this agenda report will have immediate 
impact on Planning and Engineering as subdivision plans and engineering 
drawings will have to be reviewed and development agreements negotiated 
to enable development.  Construction ultimately leads to inspections 
conducted by City staff from various departments and numerous meetings 
within the City and with the developer/consultants.  The challenge is 
managing this workload with all the other known projects and new 
neighbourhoods starting to be developed. 
 
 

Alternatives and Implications Considered 
ALTERNATIVES 
If Council does not wish to support the recommendation, the following alternatives 
could be considered: 
 

a) Do not approve the proposed amendments to the South Riel Area Structure 
Plan.  The current Area Structure Plan for the residential, institutional, and 
parks uses, as well as the local roadway pattern, would remain unchanged.  

 
IMPLICATIONS 

• The City has included proposed amendments to the Area Structure Plan 
that state there is currently very limited sanitary servicing capacity for South 
Riel, and that plan approval does not guarantee servicing capacity. 

• Traffic flows in the South Riel area are going to be impacted in the area.  
Mitigation measures identified in the Traffic Impact Analysis will need to be 
implemented as development progresses. 

• A second amendment to this ASP is currently scheduled for September 28, 
2015 from a different proponent.  As two amendments to the same ASP 
cannot run concurrently, a decision on this amendment should be 
completed prior to the second amendment coming forward. 
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Strategic Connections 
 
a) Council’s Strategic Outcomes and Priorities 

• CULTIVATE ECONOMIC PROSPERITY:  A diversified, robust, and resilient 
economic foundation to support growth and community service delivery. 

• CULTIVATE A HISTORIC, CREATIVE, AND ACTIVE COMMUNITY:  A 
vibrant and involved community with a variety of culture, recreation, and 
heritage opportunities.  

• CULTIVATE SUSTAINABLE INFRASTRUCTURE AND SERVICES:  A 
growing community that has balanced development and management of 
civic facilities, transportation networks and related services. 

• CULTIVATE A SAFE, HEALTHY AND INCLUSIVE COMMUNITY:  A 
community that provides opportunities for everyone to realize their potential 
in a thinking, caring and connected way. 
 

b) Long Term Plans 
• Municipal Development Plan (MDP) Bylaw 15/2007 as amended. 
• South Riel Area Structure Plan Bylaw 21/2007 as amended. 

 
c) Corporate Objectives 

• Exercise strong fiscal management. 
• Ensure our customers are very satisfied. 

 
d) Council Policies 

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

e) Other Plans or Initiatives  
• Not Applicable 
 

Attachments 
 
1. Bylaw 27/2015, South Riel Area Structure Plan-6 City Annex. 
2. Schedule A to Bylaw 27/2015, South Riel Area Structure Plan-6 City Annex. 
3. Transcript, Public Consultation Session, April 2014. 
4. Circulation Comments. 
5. Fiscal Impact Analysis Summary 
 
 
Originating Department(s): Planning 
Author(s): 
General Manager Approval: 

Karen Oxley, Planner 
Gilles Prefontaine, Chief Community Development Officer 

 
City Manager Signature:   

Date: 
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ATTACHMENT 1 
 

CITY OF ST. ALBERT 
 

BYLAW 27/2015 
 

Being a bylaw to establish the  
South Riel Area Structure Plan 

         
 

 
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. This Bylaw may be cited as “South Riel Area Structure Plan Bylaw”. 
 
2. The South Riel Area Structure Plan Bylaw, attached hereto as Schedule 

A, is hereby adopted. 
 
3. Bylaw 21/2007 is repealed by this bylaw. 

 
 

 
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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SOUTH RIEL AREA STRUCTURE PLAN 

Part 1  Introduction 

1.0 INTRODUCTION 
 
1.1 Purpose 

(1) This plan establishes the conceptual land use, transportation, and 
servicing patterns for the South Riel area to implement the Municipal 
Development Plan (MDP), which designates this sector of the City for 
industrial, commercial, and residential development.  

(2) Servicing standards, population analysis, and other details supporting 
this Area Structure Plan (ASP) are referenced in:  

• The South Riel Area Structure Plan Technical Report (Technical 
Report), dated August 2007.  The 2011 amendment to this ASP is 
supported by an updated Traffic Impact Assessment; 
 

• The 2015 amendment are referenced in: 
o The South Riel ASP Amendment Technical Report prepared 

by WSP Canada Inc., for lands located between Levasseur 
Road, CN Railway, Riel Drive, and LeClair Way (residential) 
dated March 2015. 

 
1.2 Authority of the Plan 

The South Riel Area Structure Plan (ASP) and amendments have been 
adopted through a bylaw passed by Council in accordance with the Municipal 
Government Act (MGA).  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 sequence of development, proposed land uses, 
population density, and general location of transportation routes, public utilities, 
and may contain other matters City Council considers necessary.  The approval 
of the South Riel Area Structure Plan does not guarantee development rights.  
At the time of subdivision or development, detailed engineering drawings 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 remains subject to a 
review of plans of subdivision and detailed engineering drawings as 
per the City of St. Albert Engineering Standards, Utility Master Plan 
(UMP), Transportation Master Plan (TMP), Transportation System 
Bylaw (TSB), Municipal Development Plan (MDP), Land Use Bylaw 
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(LUB), and any other documents, Municipal or otherwise, the City 
determines relevant to the development.  The approval of this ASP 
does not constitute 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 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 

This ASP is future-oriented and depicts how South Riel will be developed over a 
period of time through a series of public and private sector initiatives.  The 
completion of the industrial and commercial portion is expected to take 5 to 7 
years, and the completion of the residential portion is expected to take 3 to 7 
years.  For full build-out, both are dependent on servicing capacity and market 
demand. 
 
The first stage of development was the Holes Enjoy Center which opened in the 
spring of 2011.  While the plan envisions a desired future, changes to the plan 
may be required to respond to new circumstances and market demands.  Thus, 
to ensure that it remains current and relevant, the plan may be reviewed and 
updated 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 
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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 roads 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 South Riel ASP shall apply to the area shown on Figure 1.  The area 
is located in the southwest quadrant of St. Albert and is bounded by: 
• Canadian National (CN) Rail Line (Sangudo subdivision) to the east; 

• Ray Gibbon Drive to the west; 

• Levasseur Road to the north; and 

• City boundary to the south. 

The ASP area encompasses 91.36 hectares ± (225.75 acres±) of land. 

 
1.5 Objectives 

The objectives of this ASP are to: 

• Provide a range of innovative and unique multiple family housing forms to 
cater to young professionals, new homeowners, families, urbanites, older 
adults, and residents looking to downsize; 

• Develop a well-planned competitive light industrial business park; 
• Generate employment opportunities through the development of commercial 

and industrial sites; 
• Develop a safe and enjoyable pedestrian-oriented neighbourhood with 

strong linkages throughout and to surrounding neighbourhoods and 
amenities; 

 

 

 
 SCHEDULE “A” TO BYLAW  27/2015  (Page 3) 

      



 
SOUTH RIEL AREA STRUCTURE PLAN 

Part 1  Introduction 

• Connect businesses with the transportation network of Ray Gibbon Drive 
and the Anthony Henday; 

• Create opportunity for access and employment between the residential and 
business park areas of South Riel; and 

• Create synergies between adjacent businesses and residential 
development. 

• Create opportunities for year-round recreational activities for all ages and 
interests; 

 
1.6  Property Ownership Patterns 

The land within the ASP boundary is owned by a number of corporations 
including South Riel Development Ltd., bcIMC Realty Corporation c/o GWL 
Realty Advisors, Cape Group of Companies, and the Enjoy Centre Ltd.  
AltaLink Management Ltd., owns a power line right-of-way, which traverses 
diagonally through the property.  The City of St. Albert owns road rights-of-way 
within the northwest quadrant of the ASP area.  

 
1.7 Planning Context 

The ASP has been prepared within the context of the statutory planning 
requirements in the Province of Alberta.  Future development in St. Albert is 
guided by the City of St. Albert Municipal Development Plan (MDP), as well as 
other non-statutory master planning and servicing initiatives,  

 
1.7.1 Municipal Development Plan (MDP)  

The City of St. Albert MDP, Bylaw 15/2007as amended, Future Land Use 
Policy, Map 2, designates the plan area for industrial,  commercial, and 
residential land uses with the potential for a Regional Shopping Centre.   

The Transportation Network, Map 5, MDP, includes the alignment of Ray 
Gibbon Drive and the arterial connection with LeClair Way (137 Avenue) 
with Ray Gibbon Drive. 

 
1.7.2 Existing Area Structure Plan 

The original version of the South Riel Area Structure Plan was adopted 
on September 18, 2007, and was amended in September 2011, The 
South Riel Area Structure Plan Bylaw 21/2007 as amended was 
repealed and replaced by Bylaw 27/2015 in August 2015. 
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1.7.3 Land Use Bylaw  
The City’s Land Use Bylaw, Bylaw 9/2005, as amended, controls 
development of the lands within the neighbourhood.  All of the lands 
within the plan area have been redistricted with a range of land use 
districts including Medium and High Density Residential, Regional 
Commercial, Commercial and Industrial Service, Park, and Direct Control 
for the power line right-of-way.  Some parcels may require redistricting at 
a future date to be in alignment with this Area Structure Plan. 
 

 1.7.4 Urban Village Planning and Design Guidelines 
The Urban Village and Design Guidelines provide a description on the 
concept of an urban village.  The guidelines include information on urban 
form, mix of complementary land uses, residential and non-residential 
land uses, open space, vehicle circulation, pedestrian and transit 
circulation, and definitions.  These should be considered during 
development review. 
 

1.7.5 Transportation Master Plan (TMP) 
The Transportation Master Plan (2008) prepared by ISL for the City of St. 
Albert  is being updated in 2015 and will consider all developable lands, 
current and proposed infrastructure and, data.  The TMP (2008) (Exhibit 
4.18 and 4.25) shows road patterns at the 75,000 and 105,000 
population horizon.  The 75,000 population horizon road network 
identifies the completed extension of LeClair Way from Sir Winston 
Churchill Avenue to Ray Gibbon Drive, along with the forecasted further 
extension of LeClair Way from Ray Gibbon Drive to the south City 
boundary west of Ray Gibbon Drive.  The 105,000 horizon road network 
identifies the completed extension of LeClair Way from Sir Winston 
Churchill Avenue to Ray Gibbon Drive, with a further extension of LeClair 
Way to tie into the south City boundary west of Ray Gibbon Drive.   

There are no additional collector road networks or internal road segment 
acknowledged for this development located south of Levasseur Road to 
LeClair Way, from Sir Winston Churchill Avenue to Ray Gibbon Drive. 
The local road network within the South Riel Plan Area is being included 
in the 2015 TMP update, addressing connectivity to Levasseur Road and 
LeClair Way. 
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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.  The current stormwater management release rate is 2.5 
litres/second/hectare (L/s/ha) for the Sturgeon River.   
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Part 2  Site Analysis  

2.0 SITE ANALYSIS 
 
2.1 Natural and Cultural Features 
 

2.1.1 Topography and Drainage 
The area has a gentle slope downhill from east to west with the natural 
drainage towards Big Lake.  Elevations range from 651 metres to 682 
metres above sea level.  The topography and natural drainage pattern 
will have some implications for the design of municipal infrastructure. 

 
2.1.2 Relation to Designated Flood Line 

The lands are above the Designated Flood Line for the Sturgeon River 
and for Big Lake.   

 
2.1.3 Geotechnical Conditions 

Geotechnical investigations within the Plan Area are documented in the 
report Geotechnical Investigation Proposed South Riel Subdivision, 
prepared by J.R. Paine & Associates, February 2007 for the IBI Group.  
The report provides a summary of the general soil and groundwater 
conditions and an assessment of conditions for site development, site 
grading, building foundations, underground utilities, surface utilities, 
cement types, groundwater issues, and storm water management 
facilities.  A total of 16 test holes were drilled to a depth of 7.3 metres. 

 
Generally, the soil conditions at this site consist of surficial topsoil, 
underlain by a very silty clay, or clayey silt material.  The Groundwater 
table in the area is generally low, with all test holes being dry to a depth 
of 7.3 metres.  The report presents guidelines and standards for the 
construction of all components of urban development.  The soil samples 
indicated from negligible to severe concentrations of soil sulphates in the 
site subsoils, and suggest cement types to alleviate soil sulphate issues. 

 
2.1.4 Vegetation Resources 

The Natural Areas Assessment for the South Riel Area Structure Plan 
prepared by Westworth and Associates included a reconnaissance level 
vegetation survey.  The assessment looked at four environmentally 
sensitive areas, one significant natural area, and seventeen small natural 
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areas.  The survey found that there were no rare vascular plants found 
during the study.  Most of the site is dominated by several species of 
willow and trembling aspen.  The understory consists mainly of prickly 
rose, red osier dogwood, stinging and marsh nettle, and American vetch.  
The wetlands were dominated by reed canary grass, slough and tickle 
grass, with some nettle and thistle.  Most of the area shows signs of 
invasion by non-native species. 
 

2.1.5 Natural Site Assessment 
Westworth Associates Environmental Ltd. prepared a Natural Area 
Assessment For the South Riel Area Structure Plan dated February 
2007.  The report noted that most of the remaining natural areas are 
associated with small depressions that are too wet for agricultural use.  
Although such areas could be classified as a wetland, their small size 
limits their value as wildlife habitat.  The report notes that the remaining 
natural areas in this location have limited sustainability within an urban 
environment although some opportunities exist to incorporate some of 
the natural features into stormwater management facilities or into park 
and open spaces. 
 
The report notes that an environmental assessment for the West 
Regional Road (Ray Gibbon Drive) conducted by Spencer Environmental 
Management Services Ltd., during 2003 identified a rare moss species.  
This moss species is located throughout the site and is typically found 
near the bases of trees and mature shrubs in moist habitats.  Stantec 
Consulting Ltd., was contracted to undertake a collection and transplant 
program for the rare moss species identified.  Samples were taken and 
sent to bryologist Dr. Richard Caners of the Alberta Biodiversity 
Monitoring Institute at the Royal Alberta Museum the week of February 
3, 2014 for analysis.  The transplant site is to be located at the Sandy 
Lake Wilderness Area in Sturgeon County.  A monitoring program will be 
established to monitor the success of transplants.   

 
2.1.6 Environmental Site Assessment 

A Phase 1 Environmental Site Assessment (ESA), based on the CSA 
Standard Z768-94 publication, Phase 1, Environmental Site Assessment, 
was completed in March 2006 for the subject property in St. Albert.  The 
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ESA identified no concerns for the South Riel lands and noted that no 
further environmental investigation is necessary.  An abandoned well 
head is located in the southwest corner of the Plan Area it has been 
reclaimed according to the requirements of Alberta Environment.  The 
setback requirement from this former well head is a five (5) meter 
minimum radius. 

 
2.1.7 Heritage Resources 

A Historical Resources Impact Assessment of the South Riel lands in 
southwest St. Albert was completed by Walt Kowal Consulting in 
September 2005.  The study concluded that the lands do not contain any 
archaeological, palaeontological, or historic period sites that are of 
historical importance and recommended that no further historical 
resources impact assessment or mitigation work are warranted.   

 
2.2 Current Development Patterns 

The Plan Area is bordered to the north by the Riel Business Park and park area 
and to the east by low density residential land use in Heritage Lakes.  The 
completed LeClair Way (137th Avenue) bisects the center of the plan area.  To 
the south, the lands are located adjacent to the Anthony Henday Transportation 
Utility Corridor and other lands within the City of Edmonton zoned as AG – 
Agricultural Zone.  Ray Gibbon Drive forms the westerly boundary and land 
west of this right-of-way is identified for future industrial development under the 
City’s Municipal Development Plan.  The Altalink Transmission Powerline runs 
through the Plan Area, extends to the City of Edmonton and is delineated with 
an 36.58 meter (120 feet) wide right-of-way.  A 10 meter wide Altalink gas 
pipeline right-of-way runs parallel to the CN Railway within the CN Railway 
setback.  The CN Railline is the eastern border of the Plan Area. 
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3.0 LAND USE CONCEPT  
 
3.1 Future Land Use Map 

The Future Land Use Map for South Riel is shown in Figure 2 which depicts 
future land use and roadway patterns for the subject lands.  This map consists 
of a series of areas and symbols that define expected future land use and 
roadway patterns for the subject lands. 

 
3.2 Land Use Concept:  Major Development Patterns 

Multiple land uses are proposed for South Riel including:  residential, 
commercial, mixed- use (residential and commercial), and commercial and 
industrial.  The compact urban residential form and the variety of commercial, 
office, and industrial opportunities are proposed to complement each other.  
There is a prospect for some residents to live and work in the same 
neighbourhood with the potential to walk to work and access daily amenities or 
to utilize live-work units. 
 
The form and siting of land uses in the future South Riel area is influenced by 
the location of major transportation corridors in the vicinity of the lands, being:  
Ray Gibbon Drive to the west; the CN Railway to the east, and LeClair Way 
bisecting the Plan Area.  The location of these corridors imposes certain 
constraints to development, but also provides opportunity given the locational 
advantage the roadways will provide with the region in the future.  A major 
electrical corridor traverses the site in a north-easterly/south-westerly direction. 
 
Residential uses will be concentrated in the northeast corner.  The residential 
densities may range from 35 to 141 dwelling units per hectare.  The maximum 
densities as allowed under a specific land use district may not be permitted as it 
may be dependent on sanitary servicing capacity.  The average, overall, net 
density of the residential area is 81 dwelling units per net residential hectare.  
The total number of dwelling units proposed is 792 units.  The proposed 
developable residential area is 9.77 hectares±, which is 10.69% of the gross 
developable area for the Plan Area. 
 

3.3 Residential Land Use 
Residential land uses will include a mix of housing styles that are not limited to: 
semi-detached, townhouse and apartment style housing that will have access to 
open space, parks, shopping, and transit.   
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3.3.1 Medium Density Residential 
 
Medium density residential development will be dispersed throughout the 
residential development area.  Semi-detached, townhouses, and multi-
storey apartments are typical housing types associated with medium 
density residential development, although other innovative housing types 
may be contemplated in the Plan Area.  The number of medium density 
residential dwelling units proposed is 390, which is 49 % of the 
residential units in South Riel.  Expected residential density in these 
areas is approximately 88 units per hectare.  Maximum densities for this 
land use designation are 94 units per hectare, these densities may not 
be realized due to sanitary servicing.  Sanitary servicing capacities will 
be determined at subdivision and/or development permit. 
 

3.3.2 Medium to High Density Residential 
Two (2) medium to high density residential parcels are proposed next to 
the multi-use trail located adjacent to the CN Railway.  The number of 
dwelling units proposed is 180 units, which would comprise 
approximately 23% of dwelling units.  Expected densities for High 
Density Residential are approximately 110 units per hectare.  Maximum 
densities for this land use designation are 141 units per hectare.  These 
densities may not be realized due to sanitary servicing constraints.  
Sanitary servicing capacity will be determined at subdivision and/or 
development permit. 
 

 3.3.3 Mixed-Use Commercial & Residential 
A mixed-use development site is proposed north of LeClair Way and 
adjacent to the CN Railway.  The site area is 3.70 hectares±.  The mix of 
uses could include stand alone commercial or residential, commercial on 
the ground floor with residential above, plus live work units.  The type of 
commercial proposed will accommodate daily conveniences for 
residents.  Complementary commercial for the compact neighbourhood 
may include café shops, personal services, specialty shops, small scale 
offices, and restaurants.  The number of dwelling units anticipated is 222 
dwelling units based on 60 dwelling units per gross hectare.   
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3.4 Commercial Land Use 
There are two parcels of land designated as commercial, totalling more than 33 
hectares±.  One parcel located south of LeClair Way is 28 hectares± and is 
planned as a large regional commercial centre.  The second parcel is (5.49 
hectares±)  located on the northwest corner of the intersection of Riel Drive and 
LeClair Way, is planned as commercial with a built form to include a mix of 
freestanding pads, box stores, andstrip malls, and permits residential units 
located above commercial.  Both sites are adjacent to Ray Gibbon Drive; 
however, access to these commercial sites will only be permitted from Riel 
Drive.  No access will be permitted from Ray Gibbon Drive.  A high standard of 
site design, architectural elements, and landscaping will need to be 
incorporated to ensure an attractive addition to the City.   
 

3.5 Industrial/Commercial (Light Industrial) Land Use 
Industrial development will be situated in both the northwest and southeast 
sectors of the Plan Area, providing approximately 23 hectares± of 
industrial/commercial land development.  One 4.49 hectare± site located at 101 
Riel Drive accommodates a large retail style greenhouse, and is the only parcel 
north of LeClair Way districted as Commercial and Industrial Service (CIS) Land 
Use District.  The CIS district will not be allowed to extend onto adjacent lands 
due to the proximity to residential uses. 
 
The remainder of the Industrial/Commercial land which is located in the 
southeast of the Plan Area does not require, nor are they dependant upon, 
exposure to Ray Gibbon Drive.  It is districted Commercial and Industrial 
Service (CIS) Land Use District.  This site is 19 hectares±. These 
industrial/commercial lands are ideally located so that industrial type uses will 
not negatively impact residential land uses. 

 
3.6 Parks and Open Space 

The parks and open space system in the Plan Area will include trails, parks, 
open space, 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 school, parks, and those trails accepted by the City, and are not 
associated with public utility lots.  The municipal reserve anticipated from this 
Plan Area is 9.14 hectares±; however, the actual land area will be less based 
on land agreements and Municipal Reserve provided as cash-in-lieu. 
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Prior to the South Riel Area Structure Plan being created in 2007, the land 
owners dedicated 1.93 hectares± of land to the Lois Hole Provincial Park that 
were not within the ASP boundary.  An agreement with the City considered this 
area a deferral of Municipal Reserve from what then became South Riel, which 
the same party owned at the time. 
  
The Remaining Municipal Reserves will be allocated in the following ways: 

• 0.65 hectares adjacent to stormwater management facility north of 101 
Riel Drive with reference to 91MR. (registered at Land Titles Office) 

• 5.6 hectares± for 6 City Annex lands to be provided as 2.42 hectares± in 
land and the balance to be provided as cash-in-lieu at fair market value 
(not dedicated). 

• An additional 0.8 hectares± deferred from 7 City Annex. 
• A Municipal Reserve shortfall of 0.156 hectares± is noted and may be 

required as cash-in-lieu.  
 
No development can occur under the AltaLink transmission power line that 
passes through the Plan Area.  The land under the power lines will be open 
space with an area of 2.46 hectares± and registered as a Public Utility Right-of-
way (PUL). 

  
3.6.1 Trails 

A multi-use trail is being proposed along Riel Drive as part of the road 
right-of-way.  The power line right-of-way may also be used as part of the 
trail system however, neither will receive municipal reserve credit.  A 
multi-use trail is wider than a sidewalk and tends to be an asphalt 
surface.  The development of the multi-use trail will be reviewed at time 
of Development Agreement in consultation with several City 
departments.  Other trails proposed will provide connections between 
parks, neighbouring streets, and stormwater management facilities.  
Walkway connections will also be developed over infrastructure located 
within PUL’s within the Plan Area. 
 
Adjacent to the CN Railway is a gas line running north-south, which can 
not have structures developed over it.  A three metre wide multi-use trail 
is proposed on, or, adjacent to the gas line (based on approvals from the 
gas line company), which will connect to the open space under AltaLink’s 
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transmission power line.  Trails are also proposed adjacent to the two 
stormwater management facilities, and municipal reserves for the trails 
will be considered at time of subdivision. 
 
Some trails may have Public Utility Lot (PUL) designation where trails 
are within utility rights-of-way; therefore, no municipal reserve dedication 
would be granted in these circumstances.  The trails must be installed at 
the time of development and construction so that future residents are 
aware of trail alignments. 

 
 3.6.2 Urban Park Sites 

It is expected that the land dedicated as Municipal Reserve will be 
developed to accommodate a range of passive and active recreation and 
leisure activities in consultation with future residents.  The larger park 
space (1.89 hectares±) located in the northern portion of the ASP would 
be appropriate for active recreation.  The two smaller park spaces (0.21 
and 0.32 hectares±) located adjacent to the AltaLink right-of-way would 
be appropriate for more passive recreation uses, potentially including 
community garden plots, plazas and for community gathering, and 
flexible outdoor event spaces.  Park design and programming will be 
subject to a park planning master plan.  

 
3.6.3 Stormwater Management Facilities 

Two stormwater management facilities (SWMF) are proposed within the 
South Riel ASP to serve the drainage basin of the plan area.  The 
facilities are located at the northwest corner and centrally at the 
intersection of Ray Gibbon Drive and LeClair Way.  A trail connection will 
be provided to the centrally located storm water facility.  Open spaces 
around the facilities will provide aesthetic value to the areas as well as 
functional outdoor areas for residents’ enjoyment.  
 
The majority of the area for stormwater management facilities will be 
provided as public utility lots.  Municipal Reserve credit may be provided 
to upland areas, based upon City policies, to be determined at the time 
of subdivision of adjacent lands.   
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3.6.4 School Site 
A school site has not been designated as part of this ASP.  Three local 
school divisions (Greater St. Albert Catholic Schools, St. Albert Public 
Schools and Greater North Central Francophone Schools) operating 
within the City all noted that they did not require a school site in the 
South Riel plan area.   
 

Table 3-1:  Student Population Projection 

Age Grades 

% of 2014 City 
of St. Albert 
Census age 
composition 
population 
60,037 

Student 
Generation 
South Riel 
Population 
1,547 

5-9 K-4 6.4% 99 
10-14 5-9 6.6% 102 
15-19 10-12 7.1% 110 
Total   311 

 
The anticipated number of students in the South Riel neighbourhood at 
full build-out is around 311 students between the ages of 5 to 19 years.  
This is based on the City of St. Albert 2014 Census Age Composition 
population of 60,037, the anticipated population of 1,547 for South Riel, 
and the percentage of each age/grade category.  At time of 
development, the most current Census for St. Albert and consultation 
with school boards will occur to better anticipate student population 

 
3.7 Development Statistics 

The development statistics for the plan area are shown, quantitatively, in Table 
3-2.  The gross area of the Plan Area is 91.36 hectares±, as there is no 
Environmental Reserve to be dedicated in the Plan Area.  All roads are included 
within the developable area.  The residential area is 9.9 hectares±, which is 
10.69%± of the developable area.  The largest land uses in the Plan Area are 
made up of Commercial and Commercial and Industrial land uses which 
together total 56.98 hectares± or 62.37% of the gross developable area.  The 
remaining developable lands are shown in the Table 3-2 Development 
Statistics. 
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The population per household fluctuates depending on the type of dwelling unit 
as indicated in the City of St. Albert Census 2014.  For the medium density 
residential units, 834 persons are projected based on a combination of 2.14 
persons per townhouse household and 1.77 persons per low-rise apartment 
household.  In the medium/high density and mixed-use residential units, 712 
persons are projected based on 1.77 persons per household.  The population 
for South Riel is estimated at 1,547 at build-out. 

Policy 4.11, Neighbourhood Design Principles, of the MDP requires a minimum 
of 30 dwelling units per net residential hectare.  The Plan Area has 81 dwelling 
units per net residential hectare.  The policy also requires a minimum of 30% 
medium density and medium/high density residential units.  The total number of 
medium and medium/high density residential units is 792, this equates to 100% 
of the proposed units.  
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Table 3-2:  Development Statistics 
 Area 

(hectares) 
% of 
GDA Units Pop. 

Gross Area 91.36    
Gross Developable Area (GDA) 91.36 100   
     

Municipal Reserve (includes 
trails not over utilities and park) 

3.07 3.5 
 

 

Stormwater Management (PUL) 3.64 3.98   
Power line right-of-way 2.46 2.69   
Collector Road 5.69 6.36   
Arterial Road 3.99 4.07   
Local Road 4.01 1.60   
Subtotal Other Uses 24.48 26.94   
     

Commercial  33.42 36.58   
Industrial/Commercial  23.56 25.79   
Subtotal 
Commercial/Institutional 56.98 62.37  

 

     

Residential     
Mixed Use 3.70 4.05 222 393 
Medium Density Residential 4.56 4.85 390 834 
Medium – High Density 
Residential (R4) 

1.64 1.85 180 319 

Subtotal Residential 9.9 10.69 792 1,547 
• May not add up to 100% due to rounding. 
• Development Statistics reflect 3.20 hectares± to be dedicated as cash-in-lieu based on fair market value and and 

additional 0.96 hectares hectares± to be dedicated in land or as cash-in-lieu. 
• Overall, there will be 81 dwelling units per net residential hectare, MDP Policy 4.11 requires 30 dwelling units per 

net residential hectare with a minimum of 30% medium and/or high density residential. 
• The residential numbers projected by the developer are lower than the district maximum densities of the 

anticipated Land Use Districts.  As such servicing capacity and allowable densities will be determined at the time of 
subdivision approval. 

• Residential breakdown consists of: 
o 60 du/ha for mixed-use; 
o 88 du/ha for medium density residential ; and 
o 110 du/ha for medium/high density . 

• Of the net residential hectare, 9.77 ha± are for mixed use, medium and/or high density residential. 
• 100% of the units are medium and/or high density residential. 
• Mixed-use has been placed under the residential heading to capture the residential units.  Of the 3.7 ha site,  
• Expected population per residential unit based on St. Albert’s 2014 Census is: 

o 2.14 persons per medium density dwelling unit; and 
o 1.77 persons per medium/high dwelling unit. 
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 4.0  TRANSPORTATION 

The Transportation network for South Riel is shown on Figure 3.  This map 
consists of a series of coloured roadways and trails that define expected future 
transportation patterns for the subject lands. 

 
While the Traffic Impact Analysis (TIA) has been completed for full build-out, 
there are significant short-term challenges with traffic.  Therefore, as part of an 
application for subdivision or development permit fore each development stage, 
the City may require an addendum to the TIA indicating the specific traffic 
impacts of that stage including: 

• Proposed increase in traffic flows due to proposed development within 
that particular stage. 

• Impact on the Level of Service of the intersection at Riel Drive and 
LeClair Way. 

• Impact on the Level of Service at Ray Gibbon Drive and LeClair Way 
demonstrating that it does not exceed a volume to capacity ratio not 
exceeding 0.9.  at the intersection of Ray Gibbon Drive and LeClair Way, 
shall result in the need to identify necessary roadway / intersection 
improvements to increase the Level of Service or reduce the volume to 
capacity ration, at or below 0.90. 

 
Should the proposed development exceed these standards, additional roadway 
improvements may form part of the conditions of subdivision or development. 

 
4.1 Arterial Road Network 

The South Riel ASP is served by Levasseur Road and Riel Drive on the north 
and northwest, and LeClair Way (137 Avenue) at the centre of the ASP.  It 
should be noted that there is no road access along the southern perimeter of 
the plan area adjacent to the City of Edmonton.   All access to the southern 
portion of the plan area will be through internal subdivision roads from LeClair 
Way and Levasseur Road.  LeClair Way (137th Avenue) is the major east-west 
arterial connection between Ray Gibbon Drive and lands located to the east of 
the ASP area.  Sir Winston Churchill/184 Street south of 137 Avenue and is 
now closed and not accessible.  Ray Gibbon Drive is the west boundary of the 
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ASP, no direct access to parcels within the plan area will be permitted from Ray 
Gibbon Drive.   

Ray Gibbon Drive at LeClair Way connects the ASP area south to the Anthony 
Henday Drive in Edmonton, and north through St. Albert.  Ray Gibbon Drive is 
part of the truck route/dangerous goods route network. 

4.2 Collector and Local Road Network 
The collector and local road network is illustrated conceptually in Figure 3.  The 
proposed road network has been designed to connect land use destinations 
within the ASP area and integrate them with the existing transportation system.  
Riel Drive, which will be extended south LeClair Way into the Commercial and 
Commercial and Industrial lands, is the main north-south collector for South 
Riel. 

 
The local road pattern is provided for illustration purposes only and is subject to 
change at the time of subdivision.  The residential portion proposes three 
access points to Riel Drive, and one access point to LeClair Way. 
 
The industrial/commercial portion has two access points off of LeClair Way that 
form a loop road with a portion of the roadway extending south to the closed 
137 Avenue.  The roadway extension is being provided should road access be 
needed to lands south of this ASP and City boundary.  One access point aligns 
with Riel Drive and the other access point aligns on LeClair Way with the 
residential and mixed use access point located on the north side of LeClair 
Way.   

 
4.3 Transit 

Transit routes have been established along Riel Drive.  Where new roads are to 
be built, transit routes must be established as part of the first stage of 
development as per MDP Policy 12.7, New Area Structure Plan Technical 
Reports.  In addition, transit stops must be within 400 metres walking distance 
of all residents.  This distance is reduced for multiple family dwelling, 
institutional uses, major seniors residencies and activity centres.  Transit stops 
are typically proposed along major collector roadways and done in consultation 
with the City’s Transit Department. 

 
4.4 Rail 
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The CN rail crossing has been relocated east of the Plan Area on LeClair Way.  
CN recommends a number of noise attenuation, setback and vibration 
mitigation measures for new development along railway lines.  These measures 
will be reviewed at the time of subdivision for efficiency of applying them to 
development in South Riel.  Mitigation measures are the responsibility of the 
developer in consultation with the railway company. 

4.5 Pedestrian/Bicycle Links 
The multi-use trail system is shown on Figure 2, Future Land Use Map.  The 
multi-use trails will connect the area to existing neighbourhoods to the east, via 
a roadway connection over the CN rail right-of-way and to the north via the 
existing trail that connects to the Red Willow Park system.   

 
4.6 Noise Attenuation 

Noise attenuation along arterial routes (Ray Gibbon Drive, Levasseur Road, 
and LeClair Way), collector roadway (Riel Drive), and the railway line will be 
provided by the developer as per City policy.  The developer may also consider 
additional mitigation measures such as building materials that reduce sound. 
 
At the time of subdivision, Development Agreement, or Development Permit, 
provision for noise attenuation amenities will be required at the cost of the 
developer.  Additional requirements may be needed for residential 
developments adjacent to commercial developments so that noise, light, and 
odours from the commercial area to the residential area are addressed prior to, 
or at the time of the Development Permit.  Additional noise and vibration studies 
and mitigation methods may be required for buildings exceeding four (4) storeys 
in height due to the increased potential for sound bouncing off taller buildings to 
adjacent single family residential. 

 
4.7 Off-Site-Levies  

The South Riel neighbourhood is subject to off-site levies as identified within the 
Off-Site Levy Bylaw 30/2013 as amended.  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. 
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In addition to the off-site levies, additional costs may need to be borne by the 
developers to facilitate the interim plan of infrastructure capacity improvements. 

 
4.8 Capital Recreation Contribution 

The South Riel 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 pattern, access, noise 
barriers, public open spaces, parks, the power line corridor, multi-use trails and 
walkways in the built environment shall consider CPTED principles to create a 
safe and secure neighbourhood.  The following basic strategies, respecting 
existing City standards, will be used during the development of South Riel: 

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

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

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

 
4.10 Ray Gibbon Drive 

Ray Gibbon Drive is currently two lanes of traffic.  With full build-out of the 
commercial/industrial lands in South Riel, four lanes of traffic movement will be 
required as well as upgrades to the intersection at LeClair Way and Ray Gibbon 
Drive.  For ultimate build-out, an interchange will be required at Ray Gibbon 
Drive and LeClair Way.   
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5.0 UTILITY SERVICES 
 
5.1 Water Supply and Distribution 

Water is provided to the South Riel area by the extension of water mains along 
the northern and eastern edges of the ASP area.  Internal looping is required as 
staged development occurs.  A water network analysis has been submitted that 
verifies how fire protection will be provided for each stage of development.  A 
booster station is required to support the development until the South Reservoir 
is commissioned to support the area.  
 
The water servicing scheme will also accommodate network extensions to the 
lands west of Ray Gibbon Drive and, to the lands south of LeClair Way.  
 

5.2 Wastewater Collection System (Sanitary) 
Figure 5 illustrates the sanitary sewer servicing concept for South Riel.  A 
gravity system can be used in this area.  The system needs to be sized to 
accommodate future flows from lands located to the west of Ray Gibbon Drive. 

This development 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 Surgeon Road and Sir Winston Churchill Avenue. 

 
5.3 Stormwater Management  

Two stormwater management facilities (SWMF) are proposed within the South 
Riel Area Structure Plan to serve the drainage basin of the plan area.  The 
facilities are located at the northwest corner and, centrally at the intersection of 
Ray Gibbon Drive and LeClair Way.   
 
Sediment control measures will be incorporated into the overall stormwater 
management system.  Storm ponds, strategic settling ponds, or mechanical 
settling devices will be used to allow removal of suspended solids.   
 
The size of the SWMFs will be meeting the storage requirements necessary to 
accommodate the required release rate of 2 5litres/second/hectare.  
Stormwater pond sizes are approximations and may change in size at time of 
subdivision or Development Permit.  A change in pond size may not require an 
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SOUTH RIEL AREA STRUCTURE PLAN 

Part 5  Utility Services  

amendment to this Area Structure Plan, providing development statistics and 
land use areas are not impacted.  Stormwater Management for the Plan Area is 
as per Figure 6.  Consultation with Administration will be required should a 
change in size be proposed for any SWMF. 

 
5.4 Shallow Utilities 

Power, gas, and communication franchise systems will service the area through 
agreements established with the developers by the utility providers.  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 excluding the transmission line. 

 
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 City 
Engineer and Public Works.  Where services are shared or required, provisions 
of utility rights-of-way will be required to allow passageway for utilities from 
landowner/developer to enable development by other landowner/developer to 
proceed. 
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SOUTH RIEL AREA STRUCTURE PLAN 

Part 6  Implementation  

6.0 IMPLEMENTATION 
 
6.1 Development Staging 

Development will proceed typically from north to the south with the extension of 
Riel Drive and servicing infrastructure into the ASP area and from the east to 
facilitate the looping of water services.  The first stage of development extends 
Riel Drive south to LeClair Way and to Ray Gibbon Drive.  This will create a 
temporary at-grade intersection to be eventually replaced by a full interchange.  
The first stage of development was completed in 2011.   

Development has occurred in the northwest portion of the Plan Area with the 
extension of Riel Drive from Levasseur Road to LeClair Way; the development 
of a storm water management facility; and 101 Riel Drive, a 
industrial/commercial site that was completed in 2011.  The anticipated 
development of the remainder of South Riel could see simultaneous 
development activities.  The residential portion will develop from north to south 
as will the industrial/commercial located south of LeClair Way.  The site at 151 
Riel Drive can occur without any dependency on development of the residential 
or industrial/commercial areas.   
 
The potential full build-out of South Riel is seven (7) years. 
 

6.2 Redistricting and Subdivision 
Timing of redistricting and subdivision applications are based on response to 
servicing capacity, agreements, and market needs.  Development will occur 
generally from the north to south and in accordance with MDP policies. 

 
6.3 Building Inspections 

The geotechnical investigations did not identify soil issues.  At the time of a 
building permit, additional geotechnical study may be required should 
conditions show soil issues and or high water table levels. 
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- Public Open House -

South Riel ASP Amendment
Icon Communities Development

APPEARANCES:

Sarah Herring
Chuck McNutt
Marc Willacy
Lenore Mitchell
Kate Polkovsky
Matthew Lanni

________________________________________________________
Taken at the Enjoy Centre, 101 Riel Drive, St Albert,
St. Albert, on the 15th day of April, A.D. 2014.
________________________________________________________
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(PRESENTATION COMMENCED AT 7:02 P.M.)
MS. HERRING: Thank you for attending
this public meeting for the post amendment to
the South Riel Area Structure Plan. My name is
Sarah Herring. I'm a planner for the Focus
Corporation and we're an engineering consulting
firm. We're working with Icon Communities on
this project. I'd also like to introduce Chuck
McNutt and Marc Willacy from Focus, and Matthew
Lanni who is with Icon Communities. So if you
have any questions for us afterwards, please
let us know. We'll also have questions at the
end of the presentation.

Thank you as well to the City of St.
Alberta staff. Lenore Mitchell is here from
the planning department, and Kate Polkovsky is
here from engineering services. So if you have
city-related questions, they can handle those.

Just a few housekeeping items before I
keep going. The emergency exits are located
just outside that door, so there is an
emergency door behind me, and the washrooms are
just outside this door in the hallway. There's
plenty of coffee -- please eat them because I
don't want to have to eat them all.

Just a quick look at our agenda for this
evening: Introductions. I'm just going to
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talk to you about the location of the Icon
Communities site, as well as the planning
policies in the city of St. Albert, and the
amendment process that we're going to be going
through for the amendment that we're proposing
to the South Riel Area Structure Plan, as well
as the background and due diligence work that
we've done in coming up with this development
concept. And I'm going to run through the post
amendment and development concept, and then
Marc will talk to you about servicing concepts
for the site, so how we're handling the
engineering on the site. And then we'd be
happy to answer any questions and hear your
feedback on the proposal.

This presentation is being recorded by a
court reporter, as will questions and answers
at the end, so if you're more comfortable
making your comments in writing, we have
comment forms upfront, and you can return those
tonight, or you can fill them out and send them
back to us by fax or e-mail. We just ask that
you return them no later than Friday the 25th,
so that we can include them with our
presentation for the City.

So the Icon Communities site is located
within the South Riel Area Structure Plan.
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It's in the southwest quadrant of the city of
St. Albert, south of Levasseur Road, north of
LeClair Way, east of Riel Drive, and west of
the CN rail line and it's just across the road
behind us, so it's just across from the Enjoy
Centre.

Planning in the city of St. Albert --
planning and development is guided by this
hierarchy of policies, and I could probably
spend the entire night talking about these
policies, if not the rest of the week, so I'm
going to give you a very, very brief overview
of these. I should also mention before going
on that there is development planned for the
site just south of the Icon Communities site,
so south of LeClair Way and east of Ray Gibbon
Drive. There was a public meeting about that
on February 11th at the St. Albert Inn. These
are completely separate developments by two
separate developers, but they have been
coordinated for things like land use alignment
and road access, just so you're aware of that.

Back to the planning hierarchy. The
Municipal Government Act is a piece of
provincial legislation and that basically
governs what the municipalities do. It gives
them authority to do planning and development,
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to make those decisions.
Underneath the Municipal Government Act

is the MDP, Municipal Development Plan, and
every municipality in Alberta has to have one
of these. They basically set out all of the
policies for all kinds of development within
the city. So a municipal development plan
would deal with environment, transportation,
parks and recreation, schools, residential and
commercial, industrial development,
landscaping, just basically the goals and the
vision for the City and the policies for how
it's going to be developed. And then you have
policies under the municipal development plan
that have to align with it, so it's a broad
arch in policy and everything else provides
more and more detail as you go down in the
hierarchy.

ASP stands for Area Structure Plan;
that's what we're talking about tonight, the
South Riel Area Structure Plan. Area structure
plans are more detailed pieces of policy and
guidance for smaller areas of the city. So
they usually deal with a one-quarter section or
a few quarter sections together, where a
municipal development plan deals with the
entire city.
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There's also area redevelopment plans,
so ASPs deal with new areas, things that are
going from agricultural to residential or
commercial or industrial development. Area
redevelopment plans deal with already developed
areas and what's going to impact them in the
future.

The land use bylaw is the regulation
that is often used to enforce or enact those
other policies. So the land use bylaw sets out
what kinds of land uses can happen in what
areas of the city, and it also gives guidance
for things like building heights, setbacks,
parking regulations, landscaping, signage
requirements, all of those kinds of things.

We will be applying for a land use bylaw
amendment, as well as the area structure plan
amendment. The land use bylaw designations we
would need for this site: Medium-density
residential and mixed-use commercial, as well
as park.

Subdivision regulations set out the
process of requirements for subdividing land in
the city and also the requirements for
development permits between the developer and
the City. Those are basically who pays for
what, when development is happening, and what's



1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27

SNOW'S COURT REPORTING
Edmonton, Alberta

7

going to happen in development.
And the very last stage usually in the

development process is a development permit and
that's when detailed plans about a development
are submitted, and so the City checks to make
sure that all of those regulations have been
met. So we will be dealing with several
sections of this.

What we'll be talking about mainly
tonight is the area Structure plan and the
amendments to it.

So the municipal development plan, like
I mentioned, deals with the entire city of St.
Albert. This is a future land use map, so what
the municipal plan sees happening in the city
over time. You can see the Icon Communities
site down at the bottom, outlined in red, and
it's primarily designated for residential
development.

The South Riel Area Structure Plan
deals with this entire area in colour, so the
Icon Communities site is one piece of the South
Riel Area Structure Plan. This ASP was adopted
by the City in 2007 and then amended in 2011.
It gives the conceptual land use,
transportation, and servicing patterns for this
area. It doesn't go into detail about the
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types of buildings or the ownership or the
exact location of buildings and things like
that. It's a higher-level look, conceptual
look, of what belongs where.

The Icon Communities site is designated
for medium-density residential and that's in
beige, so three basic chunks of medium-density
residential, one chunk of medium to
high-density residential, and that's the brown
semicircle. Park as well, which runs along the
back of the site in green, and then also
designated institutional site in the southeast
corner. So that's the existing area structure
plan today.

The amendment process that we're going
to go through: In order for the City to
consider our application to amend the area
structure plan, there needs to be open public
consultation as tonight, so the community has
to be given the opportunity to view the plans
and comment on them and make their views known.
We also need to carefully make sure that all of
the potential impacts and benefits of the
proposed development have been considered.

So before drafting the concept that
we're presenting to you to tonight, we do a
great deal of due diligence and background
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research on the site to come up with this
development concept. Now we're presenting it
to you for your feedback. All of the comments
that we receive from you tonight, as well as
the ones you have submitted in writing before
April 25th, will be included in the draft
technical report which we'll submit to the
City, and that technical report will go through
the site conditions, the location of context.
All of that background research and due
diligence will be done. There will be planning
policies that guide the development here so
that the municipal development plan, policies,
other policies, in the city such as
environmental plans and recommendations, parks,
master plans, and our plan for the development
and the rationale for it, so why we believe
this is a good plan to the site. That
technical report will be reviewed by City staff
in a variety of departments, and if there are
any major changes made to the amendment as a
result of that, it will be brought back to the
community in another open house, so you'll have
an opportunity to comment on that plan if it's
different from this one.

Once the technical report has been
completed and it's finalized, the City will
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actually draft the area structure plan
amendment and the adopting bylaw based on our
technical report and then it will go through
Council. Council will hold a public hearing,
which is yet another opportunity for you to
comment and give feedback, this time directly
to the mayor and councillors in chambers, and
that happens before they make their decision on
adopting the area structure plan amendment.

This process usually takes approximately
four to six months, give or take. That's an
approximation.

So I mentioned we do quite a bit of
background and due diligence and research on
the site. Some of that is done as part of the
original South Riel Area Structure Plan, and
some of it was done as due diligence for this
project.

Just a few highlights. Natural area
assessment on the site identified that there
were no significant natural areas on the Icon
Communities site. There were no rare plants,
birds, or mammals identified.

Phase 1 environmental site assessment
identified previous uses on the site, which are
basically agricultural uses [indiscernible]
serious issues or environmental concerns. So
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no further investigation's recommended.
Geotechnical evaluation indicated that

the soil conditions on the site are good, and
standard construction practices can be used for
the roads and foundations and servicing, so no
issues with high water tables or problematic
soils.

A noise and vibration study looked at
background of the existing noise from the
railway and the surrounding roads, and then
added that to post-development noise, what we
expect from this number of people in
residential development, and indicated that
even with the existing and post-construction
noise and vibration added together, they were
still below the maximum threshold, so no
additional mitigation for noise and vibration
was recommended by the study.

Historical resources impact assessment
did find a few historical resource sites on the
land, but they had all been previously
disturbed by agricultural land, cultivation,
and tilling of the fields, so there aren't any
significant resources left because they've all
been destroyed.

And then the Energy Resources
Conservation Board, which is an Alberta energy
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regulator, identified that there are no
abandoned well sites on this land. There is
one abandoned well to the south on another
property, but it has been reclaimed, according
to environment standards, so there's no issues
there.

We also did market research for the
development and climate and what kind of
development should occur in St. Albert as part
of the background.

So the proposed area structure plan
amendment. On my right, your left, you can see
the current South Riel Area Structure Plan. So
on my right, you can see the current South Riel
Area Structure Plan, so that's what's existing,
that's what's been adopted by Council.
Over on this side is the proposed area
structure plan, so that's what we're proposing.

One of the major changes of the site is
just a different layout, so the existing plan
has medium-density residential and medium- to
high-density residential uses basically in
three chunks against Riel Drive, and most of
the park being against the CN rail on the back.

The amendment that we are proposing
mixes those land uses more, so mixes the
residential land uses in with the park uses so
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that most of those residential sites will
actually have direct access backing onto that
green space, so it will be more connected with
the green space.

As well, there is no medium- to
high-density residential being proposed for
this site. And that medium- to high-density
residential is between 94 and 140-ish dwelling
units per residential hectare. Basically
mid-rise apartments, so five- to eight-, five-
to nine-storey apartments. We're not proposing
any of those for this site, so this would
mostly be townhouses and four-storey apartments
that would fit into that medium-density
residential category.

One of the bigger changes to the site is
there was institutional. There is an
institutional designation down on the southeast
corner. We've proposed to remove that and
instead put a larger commercial site down along
LeClair Way. That will also include some
innovative live-work units in the purple. And
what those are -- it's usually -- they're often
used for small business incubators, so it will
be a small business on the ground floor and
usually a business owner living on the second
floor, is usually how the live-work units are
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used. So they're a great start-up for small
business opportunity.

Actually, just one more quick thing.
You can see that the commercial use here aligns
with the commercial and light industrial uses
to the south that are proposed for the
development on the south, so this will actually
help to buffer residential uses from the
commercial and light industrial uses from the
other development.

So when we get into crunching numbers,
again we've got the existing South Riel Area
Structure Plan and some of the numbers that are
proposed. Same area site. It's a 18.9-hectare
site. The existing South Riel Area Structure
Plan is designated about 5.39 hectares of land
for municipal reserve or park. There's a
dedication of 5.08 hectares required on the
site.

We're proposing to dedicate 3.77
hectares of land as physical park space. The
difference, basically -- the other
1.3-something hectares would be given as cash
in lieu of municipal reserve, so what that
would be is the developer would actually give a
cash value of the land and that would be used
for enhancements to the physical park space, so
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it could be used for facilities or amenities in
park space and landscaping, basic improvements
to that parkland, and that 3.77 hectares still
represents 20 percent of the gross area of this
site. Usual market requirements are about 10
percent.

So as I mentioned, the existing ASP has
medium-density to medium, high-density
residential uses, totalling just over 9
hectares of land. We're proposing just over 7
hectares of land for residential. Those are
the live-work units, and the total -- so it
will be a slightly lower area of land devoted
to residential and also a slightly lower number
of units on site.

The existing ASP plan was for about 720
dwelling units on the site; we're planning for
about 650 dwelling units.

The last change is that institutional
site is about 1.48 hectares. We're proposing
to remove that and replace it with about 3.55
hectares of commercial site and that would be
for neighbourhood commercial uses, so we're not
talking big-box stores. We're not talking
about big retail. We're talking about things
in the community you can walk to and things
that people can use on a day-to-day basis.
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This is the development concept for the
site. I apologize, it's probably a little
small on this, but you can take a closer look
at it on the board at the back, and this is one
way that the site could be developed under the
proposed area structure plan, so it's a
concept. We're not saying that's absolutely
where we're showing an apartment building that
it's absolutely where an apartment building is
going to be in the future. This is one way
that the site could be developed.

The site has been intentionally designed
to be different than the traditional
neighbourhoods in St. Albert. It's designed to
be innovative, to provide a variety of
lifestyle options. So these mixed townhouses,
stacked townhouses, and mid-rise and low-rise
apartment buildings could offer lifestyles for
young professionals who would love to stay in
St. Albert, who maybe can't afford the large
single-family home. For urban families, people
looking to downsize into a small living space
with maybe less maintenance, people looking to
have direct access to that park space. As I
mentioned, you can see the way that we oriented
the residential units and the park space,
pretty much all of those units directly back
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onto green space.
We envision that green space as being,

again, a little bit different than what you
might traditionally find in a neighbourhood.
So we want it to meet a variety of active and
passive recreation means. Maybe not just be
soccer fields and playgrounds, but we support
innovative things, things that people in
different points of their lives will use.

Also, this community is going to be very
well connected to the amazing other parks and
trails within the community. You've got the
Red Willow Trail system, you've got Lois Hole
Provincial Park and Big Lake just next to this
and actually parts of the site. Up in the top
corner, we'll have some fabulous views of Lois
Hole Park, and there will be commercial
amenities within walking distance, so there's
the commercial pieces that are proposed south
of this site. There's the Enjoy Centre as
well. You can come and get groceries and
landscaping supplies and things like that.

With the commercial site, as I
mentioned, is intended to be residential use.
You've got the live-work units as well.

The density proposed for this site is
around 90 dwelling units per hectare, which is
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about double what the Capital Region Board
target for this site is. So the Capital Region
Board and cities around the region have really
realized that density is a good thing, it's
necessary. Density means efficient use of land
and efficient use of resources. It means
market affordable housing for people who are
starting families or for people who are getting
into the housing market, so this site
definitely meets -- this is an urban density.
There are urban amenities right close to it,
but they also have that as green space.

This, again, is a concept of what some
of the buildings and the architecture on site
would look like. These aren't actual building
plans for the site, but this is what the
developer -- the kinds of things that the
developer envisions would be built on the site.

All of the buildings are going to be
modern, they're going to include contemporary,
distinctive architecture. We're going to be
planning for how people live in them, so the
interior spaces are going to be planned as
carefully as the community is and as carefully
as the outside are going to be. You know,
mixed materials: stone, wood, brick, things
like that; and we really feel that the quality
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architecture combined with the urban density
and amenities on the site -- trail system, park
spaces, all of those put together -- will
really create a really unique and new sort of
next-generation development for the city of St.
Albert that really offers a new opportunity to
the city and a new opportunity for lifestyle
for the residents.

I will turn it over to Marc now to talk
about servicing for the site, and then we'll be
happy to answer any questions that you have at
the end. Pardon me, that's still me, I
apologize.

We do intend to apply to amend the South
Riel Area Structure Plan this summer, so we're
moving forward with the process. We hope to do
some grading and preparatory site work in the
fall of 2014 and the servicing and construction
of the community after that. We'll basically
be asking for City's approvals as per the
City's schedule for servicing and construction.
And once work has started, full build-out will
probably take five to seven years depending, of
course, on market conditions. So if the houses
are selling fast and furious, the market is
doing really well, it will take less than this
time; or it could take a little bit more, but
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with the number of units, it's probably five to
seven years. All right, Marc.
MR. WILLACY: So in terms of servicing,
there is an existing water main along Riel
Drive and LeClair Way, so we'll be tying into
that existing water infrastructure, and there
may be a loop required to Levasseur Road.
We're working with the City to determine that
requirement or not.

So there's Riel Drive and LeClair Way,
the existing water main. We may make another
tie-in at this location, but we're working with
the City to determine that.

In terms of sanitary servicing, again,
there's the existing sanitary sewer along Riel
Drive, and the previous developers provided
stubs into our development, which we'll be
tying into and making use of.

And then for the storm sewer, again,
existing storm sewer along Riel Drive. This is
the existing wet pond that way, and then from
this pond, it goes into the Riel pond across
Riel Drive and then into the Sturgeon River.
So this will be our primary source of treatment
of our stormwater, but that has been sized to
accommodate our development without any
additional improvements to that pond. That's
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it. We'll open it up for any questions that
you may have.
SPEAKER 1: How many fire hydrants are
you guys going to have there? Fire hydrants.
MR. WILLACY: Fire hydrants?
SPEAKER 1: Yes.
MR. WILLACY: They'll be spaced according
to the City requirements, which is probably one
every 120 metres, give or take.
SPEAKER 1: Who decides how much green
space you're allowed here? Is that the City,
or is that the developer? How much green space
or park that you're allowed there? Because the
first one had may more than what you guys are
proposing now.
MS. HERRING: It did. And that's going
to be -- so the Municipal Government Act sets
out that cities can ask for a maximum of 10
percent of gross development area, typically,
for municipal reserve. This site, there is a
higher requirement, so it's over 10 percent for
this site being that there has been municipal
reserve deferred from some other sites to here,
so the requirement is higher on this site.
What we're proposing is about 20 percent of
that gross area. So typically it's 10 percent.
We're proposing about 20 percent of that gross
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area, so visible land, and then we'd make up
the other about 1.3 hectares as cash in lieu,
so the market value of that 1.3 hectares will
be dedicated to the City to be used to improve
park space.
SPEAKER 2: What about the railroad?
Has that been considered in terms of a marked
crossing?
MS. HERRING: The only place that there
would be a potential railroad crossing would be
a trail connection on the trestle, which is
here.
MR. WILLACY: The trestle for 330 metres.
We're looking at bringing the trail and
connecting to the existing asphalt trail on the
east side of the railroad tracks.
MS. HERRING: CN has some pretty high
safety standards. They require a 6 foot,
1.8-metre high fence, chain link fence, along
the entire rail corridor. So that would be put
in, and we also have a minimum setback
requirement for buildings, and all of the --
you'll notice that we have some green space
running down the corridor and then park lots or
the parking areas for those buildings next to
that, so all of our buildings are located
outside of that setback that CN rail dictates
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for safety reasons.
SPEAKER 2: Is there underground
parking with this or --
MS. HERRING: Yes, there will be
underground parking associated with some of the
low-rise apartments.
SPEAKER 1: Would it be higher?
MS. HERRING: No, it would be
underground, so it would be the same from grade
to the top. We're looking at maximum of
four-storey apartments with the parking below
grade, so it wouldn't make the building any
higher.
SPEAKER 1: Do you think the
6-foot-high fence is enough for -- you're going
to have so many people and their families and
kids -- whatever happens there. Do you think
-- I don't think 6 feet is enough because you
could hop over and come onto the trees to the
tracks and then back to all the other houses
there.
MS. HERRING: That's -- I mean, I'm not
an expert in railway safety. CN presumably is,
and they require that, that 6-foot fence. I
don't know, Lenore, if you want to comment on
the City's perspective.
MS. MITCHELL: We follow their guidelines.
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1.83 metres in height they require and
buildings be set back 15 metres from the
railway.
SPEAKER 1: That doesn't help anybody
crossing over the fence. You know, like, just
to come over to the other side there.
MS. MITCHELL: The railway --
SPEAKER 1: And jump over everything.
MS. HERRING: It will match the fence on
the other side of the railroad. I guess we're
following CN's guidelines, as well as the City
does, and they are the experts in railway
safety. I don't presume to be.
SPEAKER 1: That could have been done
way before you guys even started the
development, but now since you're developing
now, maybe things should change because now
there's people -- there's 650 units there,
correct?
MS. HERRING: Yes, that's what's being
proposed.
SPEAKER 1: So that's quite a bit.
MS. HERRING: Any other comments?
SPEAKER 2: Is there a level of the
buildings in terms of prices? Has that been
determined as high-end? You said it's
affordable, so for people that are --
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MS. HERRING: It's intended to be market
affordable --
SPEAKER 2: -- entry-level type thing?
MS. HERRING: Yes. There's -- so the
housing that we're looking at is a mixture of
townhouses, conventional townhouses, stacked
townhouses, and four-storey terrace apartments;
so it's intended to be market affordable, not
subsidized housing, but market affordable, so
yes. So young professionals who would love to
stay in the city of St. Albert and maybe can't
afford a single-family dwelling, maybe getting
into their first-time housing, starting out
families, people looking to downsize still
having their high-quality product, but not at
the highest price points.
SPEAKER 2: That will indeed increase
the traffic between Levesseur and Sir Winston
Churchill Avenue.
SPEAKER 3: Are they going to widen the
road?
MS. HERRING: As part of this application
process, we'll be doing a traffic impact
assessment and that will look at the traffic
generated by this development specifically and
how it needs to be dealt with on the site, and
maybe Marc can speak to that a little bit more.
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MR. WILLACY: So the primary roads
throughout the development are going to be
collectors, so they're going to be larger than
normal anyway, but the intent -- Riel Drive has
been sized accordingly, so there aren't going
to be any improvements to Riel Drive.
SPEAKER 4: You're not going to make it
bigger?
MR. WILLACY: No.
MS. HERRING: The existing area structure
plan, which was then approved by Council and
planned for, has been in place since 2007 and
amended in 2011. It actually has more units
and a higher density.
MR. WILLACY: Until we do the traffic
impact assessment, I mean, I would likely say
that most people will come to Riel Drive and
then out to LeClair Way to Ray Gibbon and
Anthony Henday to get to where they have to go.
I don't anticipate them going to Sir Winston
Churchill and then down 184th that way. I
would envision them wanting to get out as
quickly as possible.
SPEAKER 4: You should have made it a
lot wider down --
MR. WILLACY: So I know there's plans
coming. This is going to be an interchange, so
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there's going to be a big interchange there, so
I can't tell you when it's coming, but it is
planned for already and it will be an
above-grade interchange, so there will be an
overpass there and with onramps to Ray Gibbon
Drive.
And we also know that Ray Gibbon Drive in its
ultimate condition will be another two lanes
wide, so that's something that -- Ray Gibbon is
right here. So LeClair Way. There will be an
overpass here to get across Ray Gibbon Drive in
the ultimate condition. It's been planned for.
The required lands have already been taken by
the province, so it's just a matter of time
before it happens.

This will be a signalized intersection
as well as, I believe, this one will also be
signalized as well.
SPEAKER 2: So you think it will take
the majority of traffic from 170th Street or is
it going --
MR. WILLACY: I believe they're going to
come out and either take LeClair Way around to
137th and down 170th Avenue, or they will take
LeClair Way out to Ray Gibbon Drive to Anthony
Henday. That's my anticipation. We all know
that people tend to find the quickest route
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wherever they go, so, I mean, ultimately it
will work itself out because people realize
that, Oh, yeah, this way is faster; that's the
way to go.
SPEAKER 1: That's when you're coming,
so in the morning to work and in the evening,
you have to come into St. Albert more because
that's where all the amenities are because
we're going to be a few minutes from here. So
to go down to St. Albert Trail has to go --
after they come home from work. Have you
thought about the morning when they leave and
not when they come in?
MS. HERRING: It's --
SPEAKER 1: It creates more traffic for
us.
MS. HERRING: It depends on their
destination and where they work. So are they
working in St. Albert? Are they working north
of the site, or are they working in the city?
SPEAKER 2: Will there be grocery?
Like a Sobeys or --
MS. HERRING: I don't know what the
commercial -- the actual tenants or the actual
buyers of that commercial land hasn't been
determined. As I said, we're in the concept
stages. The determination that we're proposing
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is commercial uses there, so the actual -- you
know, whether it's going to be a gas bar or a
gas station or whether it's going to be a
Starbucks or a Timmy's hasn't been dealt with.
SPEAKER 5: Schooling would be bussed
out there? People going to school would all be
in school buses?
MS. HERRING: Yes. There's no school
site proposed for here.
MR. WILLACY: There is no school site
proposed.
SPEAKER 5: There is none?
MR. WILLACY: No. We're working with St.
Albert Transit and discussing possible routing
through the community for bus routes and such
with the understanding that there are several
bus stops already along Riel Drive, and
typically as long as there's a bus stop within
400 metres of the residences, that's a typical
requirement for the City.
MS. HERRING: Between 250.
SPEAKER 1: What is the average price
for your condos or two-storey? What's the
average?
MR. WILLACY: It's going to be market
driven. I can't answer that question. I don't
have the knowledge to answer that question.
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SPEAKER 1: But you must have an
average price what you're building for condos.
MR. LANNI: It will range from the low
200s to 400s. The average price depends on the
mix of the square footing size. As Sarah was
mentioning previously, in here will be towards
trying to keep you as close to St. Albert to
west Edmonton for affordable market price point
housing.
SPEAKER 1: 200,000 to 400,000?
MR. WILLACY: We're not looking to have
this subsidized housing. It's going to be --
it will be in the lower end but also not the
lowest end. I don't want to call it super
luxurious, but it's going to be a bit
higher-end.
SPEAKER 6: You're not looking for
rental units?
MR. WILLACY: We're not anticipating to
have rental units. That's not to say that
someone can't buy a property and rent it out,
right? No, it's not intended to have any
rental.
MS. HERRING: Again, we're a little early
in the process to determine the tenure of the
property and we really can't -- the City can't
dictate the tenure of the property. If you
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chose to rent your home next month, the City
can't dictate --
SPEAKER 5: There's no complexes
[indiscernible]
MS. HERRING: That's not what we're
anticipating at this moment in time.
MS. MITCHELL: But it is important to know
that we can't determine a tenure. We don't say
you can or can't. It's just an apartment area
where all the families go. That's as far as
it's going to get into that. I mean, if the
developer decides to sell to someone as a
rental, that's his choice, so that is not what
this is about. It's about land use tonight.
MS. HERRING: And that's also market
driven as well.
SPEAKER 1: Is there also use of family
oriented too? Not just single or --
MS. HERRING: No. Absolutely. It's
anticipated that there will be a mix of
families in here as well, so there's
townhouses, and those townhouses can certainly
accommodate family. One of the market segments
that needs market affordable housing is young
families.
SPEAKER 2: Is there a park within
that? A children's playground area? Is that



1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27

SNOW'S COURT REPORTING
Edmonton, Alberta

32

anticipated?
MS. HERRING: We haven't determined what
it's actually going to be in each of the park
spaces. There is a ton of green space as you
can see throughout the community. The City has
requirements for municipal reserve and park
space and that deals with the kinds of things
like what size of playgrounds or where you need
playgrounds and things like that. So all of
that would be worked through with the City.
MS. MITCHELL: And again, it's too early
because often the City likes to see what's
going to go on and usually they start planning
a couple years out from the master plan. This
is an interesting project so, again, it might
take a different way in how we approach park
planning.
MS. HERRING: One of the things the
developer is proposing is that cash in lieu, so
that money upfront in exchange for physical
park space, and one of the reasons the
developer is doing that is to have those
amenities in place upfront for the community,
so the people aren't moving in and waiting
several years for a master plan, potentially,
and then waiting more time for money to be in
the fund to build things. The developer would
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like to see those amenities in those parks
upfront for the residents so that they have
developed park space they can use.
SPEAKER 4: So you must have -- do
those facilities have condo fees and stuff?
MS. HERRING: Some of it could be
freehold. Some of it could be -- you know,
especially the conventional townhouses, those
are typically sold freehold, so you own your
lot to the [indiscernible] involved with the
townhouse. Again, it's a little early to
determine the tenure.

Any more questions? Well, we will be
here until 8, so if you want to approach any of
us individually or give us more feedback, we
really encourage you to give your feedback on
those comment sheets, and also if you signed in
previously and didn't give your mailing address
and postal code, the reason for that is is the
City will send out updates on this project, so
when a formal application is made, when it's
scheduled to go to Council and things like
that. If you provide us with a mailing address
and postal code on the sign-in sheet, the City
will mail you out notifications to update you
with the project.
SPEAKER 1: Is there going to be a
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couple more meetings here? One at the downtown
and one more if you're finalizing at all?
MS. HERRING: If there are significant
revisions made to the plan, then we will bring
it back to you, but it will go before Council
at a public hearing, and that will be mailed
out to you as well and advertised in the
newspaper just like this one was.

(PRESENTATION CONCLUDED AT 7:40 P.M.)
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I, Jamee L. Cherniwchan, Court Reporter,
hereby certify that the foregoing pages are a complete
and accurate transcript of the proceedings taken down by
me in shorthand and transcribed to the best of my skill
and ability.

Dated at the City of Edmonton, in the
Province of Alberta, this 28th day of April, A.D. 2014.

___________________________
J. L. Cherniwchan,
Court Reporter.











 
 
 

 

 

CIRCULATION COMMENTS 
Bylaw 27/2015 Amendment to the South Riel ASP  

 
 

 
Comments and questions from Developer Open House April 15, 2014 

Comment Response 

Loss of green space and removal of the 
park “buffer” between the railway and the 
proposed development in currently 
approved plan. 

Developer is proposing to provide 
approximately 13% (2.4 ha) of their parcel 
as Municipal Reserve (MR).  The 
developer will be required to provide 5.46 
ha of MR in either land or as cash-in-lieu 
for 6 City annex.  An additional 0.8 ha of 
land is proved throughout the plan area.   

Development will meet minimum setbacks 
as required by CN Rail. 

Park amenities. The City will develop park master plan 
once development begins. 

Concerns about increased traffic volumes 
on collectors and arterial roads in the 
Heritage Lakes and South Riel 
neighbourhoods as well as accessing 
LeClair Way and Ray Gibbon Drive. 

A Traffic Impact Analysis (TIA) has been 
prepared in support of this application.  
Mitigation and upgrades will be made to 
the Arterial and Collector road system to 
accommodate the increased traffic 
volumes as development progresses. 

Safety concerns about the railway.  CN has guidelines for development 
adjacent to their rail lines.  Development 
will adhere to these requirements, which 
includes a 1.83 meter high fencing. 

Concern over no school site in the plan 
area. 

At the initial approval of this ASP in 2007, 
no school site was required, as the 
majority of this area is commercial and 
industrial in nature.  The anticipated 
student population ages 5-19 is anticipated 
to be 311 student who will be bussed to 
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nearby schools.   

Concerns over parking, particularly in 
apartment style development. 

All development will be required to provide 
the appropriate number of parking stalls as 
per the Land Use Bylaw. 

 
Public Comments from Circulation of the Application 

Comment Response 

Some adjacent residents dislike the 
change in the location of park spaces. 
They purchased their home with the 
understanding that there would be a park 
buffer between their backyard and medium 
density development. (2 Responses) 

The Anticipated setbacks from the back of 
homes in Heritage Lakes to the back of 
homes in South Riel is approximately 50 
meters. 

Fears of loss of privacy and increased 
noise levels. (1 Response) 

Administration acknowledges there may 
be potential loss of privacy and increased 
noise levels. 

Loss of views.  (1 Response) Administration acknowledges there may 
be potential loss of views towards Big 
Lake from the second storey of homes and 
higher. 

Loss of perceived property value.  

(1 Response) 

There are many factors that impact 
property values. 

Concerns over increased traffic 
flow/congestion.  (1 Response) 

Administration acknowledges the increase 
in traffic in the area with the development 
of South Riel.  Traffic Impact Assessments 
identify traffic mitigation measures as 
development progresses. 

 

City of Edmonton Comments from Circulation of the Application 

Comment Response 

We consider that the commercial/mixed 
use as defined in the ASP appears to need 
a Municipal Development Plan (MDP) 
amendment. The MDP designates the 
subject lands for residential, institutional, 
and park uses. The mixed use component 

The mixed-use component of the plan is 
high level at this stage of development as 
it is anticipated that this will be a later 
stage of development.  The City is 
anticipating a new land use district, or 
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set out in the ASP appears to be primarily 
intended for commercial use. However, as 
multi-storey residential commercial mixed 
use is considered appropriate for the 
location, some clarity about the actual 
intent and, if needed, a revision to the 
MDP may be appropriate.  
 

amendments to an existing district for the 
mixed use.  The exact mix of residential 
and non-residential uses will be 
determined at a later date and will be 
dependent on the market needs at the 
time. 

Staff feels no MDP amendment is needed.  
The mixed-use proposed is residential and 
commercial which does not change the 
intent of the land uses within the MDP 

As noted previously, while the St. Albert 
MDP sets out expectations that land be 
made available for schools and community 
services the institutional land is being 
replaced with commercial. No explanation 
is provided for this change and the use is 
not reallocated within the ASP area. 
Considering the proposed density, some 
land provided for public or community 
service may be appropriate. 

The 2007 plan intention was to provide a 
Public/Private service parcel for the 
purpose of a religious institution.  It is the 
City’s understanding that the parcel was 
offered for sale to religious groups 
however there was no interest in the 
parcel at market value. 

The subject lands do meet the conditions 
of Regional Evaluation Framework (REF) 
and, due to the proposed land use 
changes and the limitations of the TIA, 
may have a potential impact. The area is a 
key node regionally and for St. Albert and 
the City of Edmonton from an 
infrastructure, transit, and transportation 
perspective.  

The City, Averton and GWL are working 
together on the Traffic issues to mitigate 
impacts. 

 
Internal Comments 
Manager of Transportation: 

Comment Response 
It is recognized within this TIA that transportation improvements 
must occur to the key roadway networks in proximity to the 
development land(s) prior to development build out.  As a result 
of these concerns, upgrades will be necessary prior to the build 
out of this or the GWL Development. 

The TIA 
recommends a 
series of detailed 
and technical 
mitigation methods 
which will need to be 
refined as 
development 
progresses. 

In terms of time of staged upgrades, construction traffic will play 
an impact to the existing road network as well.  Thus all 
upgrades will be required to be done in a single stage approach 
and not in a phased approach. 
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All parking requirements are to be met (as per land use bylaw or 
specific site needs) on site – street parking is not to be used in 
any calculations. 
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MEMORANDUM 
 
June 22, 2015 
 
TO: Karen Oxley, Planner 
  
FROM: Dean Schick, Transportation Manager 
  
SUBJECT: South Riel GWL-Henday Industrial TIA 

 
  
This memo provides updated comments following the completion of a review of 
comments received from WSP in response to city comments on the GWL TIA, a meeting 
to discuss the Averton TIA, and a 3rd party review of the GWL TIA. 
 
Documents referred to within this memo are: 
 

1) City comments on South Riel GWL-Henday TIA. Dated April 8, 2015 
2) WSP response letter for South Riel ASP amendment. Dated May 20, 2015 
3) MMM Group (3rd Party TIA Review) Henday Industrial Development TIA Review. 

Dated June 8, 2015 
4) Averton South Riel ASP Meeting Minutes (meeting held on June 8, 2015) 

The purpose of this memo is to provide acknowledgment of comments and 
recommendations to move forward. 

June 22, 2015 Comments: 
 
 

1) In both TIA’s (GWL and also Averton) the TIA shall identify timing and 
responsibility of road network improvements. 

a. To assist with this, the consultant may perform analysis of the road network 
with a “staged development” approach; this should improve recognition of 
responsibility from scheduled completed development and the trips 
generated to assign responsibility. 

b. For this form of “staged” review, both developments (Averton and GWL) 
shall be taken into account for review. 

Attachment 2 



c. For the “staged development” review, roadway improvements shall be 
proactive and occur prior to the completion of development that 
necessitates the roadway improvement.  All roadway improvements 
associated with the development shall be completed fully in terms of long 
term build out; road network improvements shall not be staged to handle 
the completed “staged growth”, as the intent of this allowance of review is to 
address the required timeline and responsibility for the completion of 
roadway redesigns based upon development and operational trigger points. 

 
2) Recommendations within the TIA(s) of intersection design for the intersection of 

Ray Gibbon Drive and LeClair Way, along with levels of service / operation details, 
must be submitted to the Province for review and obtain approval prior to the City 
providing approval. 
 

3) Additional analysis is required for the intersection of Ray Gibbon Drive and LeClair 
Way to identify measures that will result in an intersection treatment with a volume 
to capacity ratio at or below 0.90. 
 

4) Please provide detailed design confirmation with regards to the intersection of 
LeClair Way at Riel Drive and the westbound dedicated right turn lane. 
 

a. The City requested that the westbound dedicated right turn lane be 
maintained at the intersection of Riel Drive and LeClair Way (finalizing a 
design of a westbound dual left, 2 through lanes, and a dedicated right turn 
lane).  This was due to safety concerns from the proposed “shared through 
/ right lane”.  With this was also the request to follow the TIA 
recommendation of widening LeClair Way with the proposed dedicated right 
turn lane at Ray Gibbon Drive (for westbound traffic). 

b. WSP’s response: “These are detailed design issues that can be worked 
through following approval of the ASP.” 

c. June 22, 2015 Comment: 
i. This request is maintained. As discussed, the ASP TIA review is the 

single review performed to confirm operational details of the roadway 
and is also utilized to address necessary estimates related to OSL 
network improvements.  Accurate designs of intersections and 
roadway cross sections are a requirement. 
 

5) Please complete final analysis of recommended signalized intersections under 
coordinated signal operations for the corridor and not under individual operational 
settings. 

a. WSP’s response:  “Noted. Signals should be coordinated regularly to match 
ambient traffic demands and travel patterns. Signal timings will change 
numerous times across the design horizon covered in this TIA.  During the 



detailed design, The Synchro models can be amended to incorporate 
consistent cycle lengths across the network as suggested, in order to fine 
tune auxiliary lengths.” 

b. June 22, 2015 Comment: 
i. To best capture realistic operations that may ultimately impact final 

recommendations of intersection design to ensure allowable levels of 
service, the signal operations should be reviewed as a network and 
designed as such.  There is agreement on the fact that signal 
operations will change and be adjusted to meet growing or changing 
traffic volumes; however due to the proximity of these intersections 
and the resulting impact that a location such as Ray Gibbon Drive 
and LeClair Way may have to other locations, it is necessary to 
ensure that cycle lengths are adequate to address levels of service 
and will not resulting in extended queuing, safety concerns, or 
reduced levels of service at locations in close proximity.  

ii. Coordination should be based upon LeClair Way (east / westbound) 
as the coordinated phases. 

1. Impact of recommendations such as the northbound freeflow 
right turn movement at the intersection of Ray Gibbon Drive 
and LeClair Way on the intersection operations of LeClair 
Way at Riel Drive shall be acknowledged. 

iii. As per Comment 4.c.i of this document, any resulting intersection 
design changes identified as being required to address unacceptable 
LOS or v/c ratios levels, shall be addressed at this level of review. 
 

6) Further specific comments received from WSP in the response letter dated May 
20, 2015, as a response to the City’s April 23, 2015 comments are acknowledged 
and acceptable.  Key comments are: 

a. Vehicle Queue storage lengths are acceptable.   
i. Required for confirmation with adjusted signal cycle lengths. 

b. At the intersection of LeClair Way and Riel Drive no further roundabout 
design review is required. 

c. It is agreed that the identification of the request to integrate development to 
the west of Ray Gibbon Drive (Big Lake Area) was late in the process and 
as a result will not be acknowledged within this TIA. 
 

7) Comments identified as “noted”, along with any specific related feedback related to 
the response, are expected to be acknowledged within the TIA document, as per 
actions taken within the January 2015 revision noting earlier comments. 

 

 



Summary 
 
The consultant has acknowledged and provided feedback on the majority of comments 
provided within the City comments dated April 8, 2015.  As per discussions during the 
Averton ASP TIA meeting, the level of detail required for the TIA may exceed other 
municipalities due to the fact that St. Albert has a single level of planning review and the 
document must provide information related to responsibility and timing of road network 
improvements, road design details to ensure short and long term acceptable levels of 
service and safe operations, and for this particular area of development due to Ray 
Gibbon Drive there must be a review and approval provided from Alberta Transportation 
related to the intersection of Ray Gibbon Drive and LeClair Way.  
 
A 3rd Party Review was conducted on the TIA and received feedback was taken into 
account; however the concerns noted within this follow-up memo are in line with past 
communications direct between WSP and City Administration and the meeting held to 
discuss the Averton TIA.   
 
With the actions noted for completion, the two TIA’s (Averton and GWL) will continue to 
become aligned and each will be capable of moving forward acknowledging shared 
timelines, network requirements, responsibility. 
 
 
 
  
Dean Schick, C.E.T 
Transportation Manager 
Email: dschick@stalbert.ca 
 
 
Attachments:   

• 3rd Party TIA Review_June 8 
• South Riel GWL-Henday Industrial TIA Transportation Comments April 8   
• WSP Response to TIA Comments May 20 

mailto:dschick@stalbert.ca
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Associated Engineering Alberta Ltd.
1000 Associated Engineering Plaza
10909 Jasper Avenue
Edmonton, Alberta, Canada,   T5J 5B9

TEL:  780.451.7666
FAX:  780.454.7698
www.ae.ca

June 3, 2015
File: 20153440.00.A.01.00

Dean Schick C.E.T
Manager of Transportation, Engineering Services
City of St. Albert
5 St. Anne Street
St. Albert, AB   T8N 3Z9

Re: AVERTON DEVELOPMENT TRAFFIC IMPACT ASSESSMENT
3RD PARTY REPORT REVIEW

Dear Dean:

As requested, Associated Engineering has completed a review of the traffic impact assessment and other
documents provided to us in relation to the Averton Development within the City of St. Albert. This review
included the following planning documents:

Averton Development Traffic Impact Assessment - Focus Corporation, April, 2015
South Riel Area Structure Amendment - WSP, Revised March, 2015
Meadowlands of South Riel Servicing Design Brief - WSP, December, 2014

Associated Engineering also reviewed previous comments prepared by the City of St. Albert, dated January
28, 2015, in response to a previous version of the traffic impact assessment. Our comments are
summarized below.

1 PREVIOUS COMMENTS

The comments provided in response to the previous traffic impact assessment submission are identified
and addressed in Section 1.1.1 of the report. The responses included in the traffic impact assessment
provide either additional clarification in response to the comment or details of how the assessment and/or
analysis have been updated.

One of the recurring comments provided previously was in regards to improvements that are either outside
of the City’s scope or not within control of the City. The traffic impact assessment identifies a number of pre
development improvements that will be required at the study intersection in order to accommodate traffic
growth independent of the development traffic volumes. Responsibility for, or the timing of these
improvements is not identified in the study.



June 3, 2015
Dean Schick C.E.T
City of St. Albert
- 2 -
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2 BACKGROUND TRAFFIC VOLUMES

As indicated in Section 1.1.1 of the traffic impact assessment, traffic counts were not available when the
study was initiated. Therefore to determine the background traffic volumes the consultant completed a
number of manual counts at the following intersections:

Levasseur Road/Sir Winston Churchill Avenue
LeClair Way/ Sir Winston Churchill Avenue
LeClair Way/ Riel Drive
LeClair Way/ Ray Gibbon Drive
Levasseur Road/Riel Drive

The traffic counts were completed over two days and, for the purposes of this traffic impact assessment,
Associated Engineering believes that the manual traffic counts will be sufficient to develop the background
traffic volumes used in the study.

3 DEVELOPMENT TRIP GENERATION ASSUMPTION

Trip generation for the development has been completed using information provided by the Institute of
Transportation Engineers. Associated Engineering has no concerns regarding the use of these trip
generation rates or the distribution of traffic onto the road network.

4 CAPACITY ANALYSIS

The capacity analysis was completed using Synchro 9, and examined the 2019 and 2034 development
horizons. Although the Synchro files were not reviewed as part of this task, Associated Engineering
reviewed the summary charts within the reports, and as necessary referenced the printouts included in the
appendices.

At the intersection of LeClair Way and Ray Gibbon Drive, Associated Engineering noted that the volume-to-
capacity ratio (v/c) is expected to be 0.98 under the post development condition during the 2034 PM peak
hour; the through lanes on the south approach had an identified v/c of 0.95. A v/c value between 0.9 and
1.0 suggests unstable operations, and congestion may occur as volumes are nearing the theoretical
capacity of the roadway

All other intersections and movements were found to have a v/c ration below 0.90 at the 2034 horizon.
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5 RECOMMENDATIONS

Having completed our review of the traffic impact assessment prepared for the Averton Development,
Associated Engineering recommends the following:

That the traffic impact assessment be updated to include information pertaining to the responsibility
and timing of improvements identified in the pre development scenario.
Additional analysis should be completed at the LeClair Way/Ray Gibbon Drive intersection to
identify additional upgrades, or mitigation measures that will result in an intersection treatment with
a volume-to-capacity ratio below 0.90.

We trust that the information provided herein meets your needs. If you have any questions or comments,
please do not hesitate to call and discuss.

Yours truly,

Ryan Batty, P.Eng.
Project Manager

RB
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Fiscal Impact Analysis Summary 
The applicant completed a Fiscal Impact Analysis (FIA) for South Riel that was 
prepared by Applications Management Consulting Ltd., on behalf of South Riel 
Development Corporation and GWL Realty Advisors Inc.,  to evaluate 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 2014 municipal property tax rates. 
 
FIAs in the past showed the net gain or net loss for property taxes, but did not 
consider future financial obligations with life-cycle (major repair and maintenance, 
modernization, and rehabilitation) and replacement (replacing or rebuilding 
infrastructure) costs.  By acquiring infrastructure, the City has assets to maintain and 
should set money aside each year to fund future replacement of the assets.  All 
departments participated in the model update. 
 
When looking at capital costs to service South Riel, any oversizing of infrastructure 
that was done to service land outside the plan area has been removed from the cost 
analysis.  The analysis looked at the Off-Site Levy Bylaw, which addresses large 
projects that the City charges developers in support of large capital infrastructure 
projects.  Projects include arterial roads, reservoirs and pump stations, lift stations, 
forcemains, major utility transmission mains and trunks, and other major 
infrastructure.  Not covered under the Off-Site Levy Bylaw are services such as fire 
stations, libraries, building(s) for police staff and city staff, arts and culture, transit, 
enforcement, and city-wide recreation and park facilities. 
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Table 3: The Fiscal Analysis Findings - Full Build-out of South Riel in Real 

2014 Dollars 
Dollars per Year Type 

$541 million total taxable assessment 
$5.35 million municipal property tax revenues 
$52.48 million new infrastructure 
$2.51 million 

• $154,516 
 

• $2.35 million 
 

per year total capital expenditures 
• per year for 20 years to fund 

new capital projects 
• per year (annual lifecycle costs 

and to build-up reserves for 
replacement of infrastructure 
assets) 

$1.31 million 
• $1,189 

 

per year of operating costs 
• per capita operating 

expenditures 
$1.3 million  operating revenues per year 
$1.92 million 

• $768 
utility revenue per year 

• per dwelling unit 
$4.89 million annually 
 

a net financial gain to the City without 
any life-cycle costs 

$2.53 million per year for 20 years 
 

net gain, which includes maintenance 
and replacement cost 

$2.69 million per year net gain to the City after 20 years 
 
The net Gain to the City is determined by taking the municipal property tax revenues 
plus operating revenues, less annualized operating and capital costs incurred by the 
City to service South Riel.  For the first 20 years of a fully built-out South Riel, the 
annual gain is $2.53 million to the City.  After 20 years, the debt associated with 
City-funded infrastructure should be repaid, than the City is anticipated to have a net 
gain of $2.69 million per year. 
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