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CITY COUNCIL 
AGENDA REPORT 

 

Subject: EMPLOYMENT LANDS CONCEPT – STAKEHOLDER 
ENGAGEMENT FEEDBACK 

 
Recommendation(s) 
 
That Administration develops principles of an Area Structure Plan and engineering 
design options  by Q3 2016 that will be used to guide the development of the 
Employment Lands based on a planned usage of light industrial and suburban 
office markets. 
 
 
Purpose of Report 
 
This report provides information regarding the status of preliminary discussions 
with landowners, stakeholders, development industry and interested investors 
regarding the potential future use of the Employment Lands. It also provides some 
information regarding some potential next steps and makes recommendations for 
council consideration. 
 
Council Direction 
 
On August 15, 2011 the following motions were passed: 
 
(C436-2011) 
That Administration identify 250-300 gross hectares (642-741 acres), contiguous 
and non-contiguous for future industrial land use in the Future Study Area Review, 
with a report back to Council by December 31, 2011. 
 
(C500-2011) 
That Administration provide as an option 150-175 hectares (371-432 acres) 
contiguous and 150-175 hectares (371-432 acres) non-contiguous for 
consideration for future light industrial land use by December 31, 2011. 
 
On December 5, 2011 the following motion was passed: 
 
(C770-2011) 
That Council actively pursue, with the landowners, development of the existing 
designated and districted industrial land in the City (as shown on Map 8 of the 



 

 

  
City Council Agenda 

September 21, 2015 / Page 2 
File No.:  198-12   

 

Future Study Areas Report: Potential Industrial Land) to accommodate industrial 
growth for the next five years through: 
 

• That Planning & Development conduct a review of the Commercial & 
Industrial Business (CIS) district. 

• That Council and the Economic Development Division work with 
landowners of currently designated and zoned land to move forward 
with servicing and development. 

• That Council and the Economic Development Division work with 
landowners west of Ray Gibbon Drive to amend the South Riel Area 
Structure Plan and Land Use Bylaw to include these lands as 
industrial, with amendments to follow by Planning & Development. 

 
 On April 30, 2012 the following motion was passed: 
 
(C771-2011) 
That Council approve Option 2B (as shown on Map 10 of the Future Study Areas 
Report: Potential Industrial Land – Attachment 1) for designation as future 
industrial land uses, and propose necessary amendments to the IDP and MDP to 
reflect that and proceed with the statutory processes for these changes. 
 
(C249-2012)  
That a review of the engineering standards required for light industrial (or other 
business purposes) development be undertaken. Options are to be presented for 
Council's consideration, including a status quo option, an option with an emphasis 
on striking a balance between quality and cost, a low cost option or other options 
deemed prudent by Administration.  Items to be examined include, but are not 
limited to, the need for full curb and gutter, paved versus gravel roads, 
landscaping, sidewalks and storm water management alternative, buried versus 
above ground utilities, et al.  The report is to be presented to Council by April 30, 
2013. 
 
(C153-2013)  
That the report "Engineering Design Options for Industrial Land" dated April, 22, 
2013 be received as information. 
 
Background and Discussion 
 
As a part of the 2010 budget process, City Council approved a Future Industrial 
Land Requirements Study to determine how much industrial land the City of St. 
Albert should plan for development over the next 20-25 years.   
 
The study was to identify the need for future industrial land (Phase 1).  Using the 
results, the City would then conduct its own internal project (Phase 2) to 
recommend the location for the necessary lands. 
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The Industrial Land Requirements Study was presented to City Council on July 4th, 
2011 where Council received the report with explanations from Administration and 
the consultants.  Council also received the input and comment from several 
stakeholders and interest groups during the July 4th meeting. 
 
The planning for future industrial land was/is consistent with the Municipal 
Development Plan, and the way in which St. Albert has developed over the years.  
Previously Council had planned Campbell and Riel business parks.  The study 
suggested that a plan be put in place for the next 25 years to attract clean industry 
appropriate to St. Albert. 
 
In 2012 Councilor Broadhead brought forward a motion (C249-2012) regarding the 
review of engineering standards relative to industrial development in the City.  
Administration responded in 2013 by presenting “Engineering Design Options for 
Industrial Land",” though it was broad in scope and not focused on the employment 
lands specifically.  Through the recommendation in this report, Administration is 
proposing to address the engineering design principles for the employment lands 
within the creation of an Area Structure Plan based on light industrial and suburban 
office usage. 
 
In line with Council Policy (C178-2013) which states “The City shall acquire, 
maintain, or dispose of Land in a manner that maximizes its long term strategic 
and / or economic advantage”, the City moved forward on the purchase of two 
parcels of land within the designated area.  On June 23rd, 2014 the City announced 
the purchase of approximately 90 acres of land, the section of River Lot 8 within 
the City otherwise known as the Macdonald Lands.  On December 17th, 2014 the 
City announced the purchase of an additional 80 acres in the Employment Lands, 
River Lot 7, also known as the Tappauf Lands.  The City now owns approximately 
25% of the Employment Lands.  There are potentially several uses for the land on 
an interim basis.  Potential for snow storage, public works yard, etc. exist and will 
be considered as the lands are brought on for development.  
 
In 2014 Planning & Development staff, in partnership with the Northern Alberta 
Institute of Technology, undertook an exercise called the Capstone project.  The 
research question being contemplated was “What is the most appropriate and 
advantageous urban form to support knowledge-based urban development within 
the City of St. Albert”?  The final report findings were specific to knowledge 
industries and what precisely attracts them, as well as form based zoning, active 
street fronts, urban experience, etc.   Through analysis the project ultimately 
concluded the City should focus on three subareas: creative, scientific, and 
technology industries. 
 
Also in 2014 City Administration hired Urbanics to conceptualize potential designs 
for the Employment Lands that could be presented to stakeholders to begin the 
dialogue regarding best uses for the land.  Urbanics came back to Administration 
in early 2015 and presented 3 potential concepts.  Each design contained 
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elements of significant need for the City of St. Albert; all 3 based on information 
gleaned from demand studies, approved land uses, absorption statistics, etc.   
 
The three concepts ranged from entirely light industrial, high end commercial and 
campus space, to an entertainment area comprising of hotels, retail outlets and 
restaurants.    
 
This was done primarily to begin the process around developing an area structure 
plan for the Employment Lands.  The concepts were conceptualized in an effort to 
initiate dialogue between the City and all relevant stakeholders around the 
potential uses for the land.  Economic Developments primary objective in this 
exercise was to raise awareness and create discussion and idea generation in the 
early days of planning as to inform administration if/when the creation of a formal 
ASP takes place.  Once/if the ASP process begins the City will have collected a 
substantial amount of feedback around the concepts presented. 
 
Economic Development has had several discussions with a prominent developer 
who has serious interest in assembling the majority of non City-owned land in the 
Employment area.  The discussions have revolved around several key areas 
including land availability, servicing constraints, approved land uses, development 
processes, absorption, etc.   
 
A few concepts have been presented by the developer to Economic Development 
for discussion and conversations are taking place between the developer and the 
landowners around land acquisition.  Administration will continue to work with the 
developer to vet their concept before moving forward. 
 
Another consideration while contemplating the development of the Employment 
Lands centers on tax yields.  Administration has prepared a build out scenario that 
looks at the expected generations of tax assessment relative to the density in 
which the lands are developed.  Assessment and tax yields from the Employment 
Lands would be significantly impacted by the density build-out scenario.    Medium 
to high density uses yield significantly more annual tax revenue than does the low 
density scenario.  The tax split will move more rapidly under a medium to high 
density development option. 

 
• “Low” Density Build-out is based on the premise that the Employment Lands 

are developed en masse with very low density industrial development such 
as “lay-down” (pipe) yards, storage yards, and large lot tracts where a user 
may have a warehouse and requirements for a large amount of yard space 
for open machinery and/or equipment storage.   Based on comparative 
examples, an assessment yield for low-density build-out is concluded to be 
$800,000 per acre on average.    This would equate to a build-out taxable 
assessment of $346 million.    This translates to an estimated $2.5 million in 
annual municipal tax revenue upon build-out. 
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• “Medium” Density Build-out is based on the premise that the Employment 
Lands are developed en masse with medium density industrial development 
such as owner-occupied warehouses, where a user has requirement for a 
warehouse, parking lot, and typical site area for ancillary storage and 
equipment.  Based on comparative examples, an assessment yield for 
average-density build-out is concluded to be $2,600,000 per acre on 
average.    This would equate to a build-out taxable assessment of $1.12 
billion.   This translates to an estimated $8.2 million in annual municipal tax 
revenue upon build-out. 

 
• “High” Density Build-out:   This scenario is based on the premise that the 

Employment Lands are developed en masse with high density industrial 
development such as multi-tenant warehouses, industrial condominium 
complexes, and multi-story industrial office buildings where a user has 
minimal requirement for additional storage or yard areas.  Based on 
comparative examples, an assessment yield for high-density build-out is 
concluded to be $3,500,000 per acre on average.    This would equate to a 
build-out taxable assessment of $1.51 billion.   This translates to an 
estimated $11.1 million in annual municipal tax revenue upon build-out. 

 
A critical piece to the success of the Employment Lands is the transportation 
infrastructure servicing the dedicated lands.  Ray Gibbon Drive runs in parallel with 
the eastern edge of the lands with two major accesses on McKenney and Giroux.  
Currently Ray Gibbon runs from the Anthony Henday north and terminates at 
Villeneuve Road and is nearing capacity at approximately 20,000 vehicles a day.   
 
Ray Gibbon Drive is currently a primary transportation route for residents and 
businesses alike and the congestion on this road will continue to get worse as the 
surrounding neighborhoods build out; specifically Riverside, Ville Giroux, and 
South Riel as the infrastructure and investment is largely in place to move these 
projects forward.  While Ray Gibbon Drive serves a large portion of St. Albertans it 
is also critical to note the adjacent Edmonton neighborhoods of Trumpeter, 
Starling, and Hawks Ridge.  Initial projections show the built out population in 
these neighborhoods to be in excess of 30,000 residents who will use Ray Gibbon 
Drive south of Leclair as the primary access in and out.    
 
With future expansion plans connecting Ray Gibbon Drive to highway 2 and the 
uncertainty around funding and timelines it is important to note the significant 
impact that Ray Gibbon Drive has on the ultimate build out of the employment 
lands, not only from the movement of residents, but also and potentially more 
critical, the movement of goods and services.   
 
Economic Development has contracted Miller Dickenson Blais in partnership with 
Watson and Associates to update the aforementioned Future Industrial Land 
Requirements Study.  The purpose of the update will be to look at the current 
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environment relative to 2011 and provide Economic Development with 
recommendations on best land uses for the employment lands.   
 
The consultant will take into account market absorption, current supply vs. 2011 in 
St. Albert and the Capital Region, key economic drivers, land prices, etc.  This, in 
conjunction with other supporting documents, will be used to inform the City on 
what the best mix of land uses should be moving forward.  This document is 
expected to be delivered to administration in Q4 of 2015. 
 
Stakeholder Communications or Engagement 
 
Economic Development started the engagement process early in 2015.  To begin 
the process of concept planning, Build St. Albert hired Urbanics Consulting to 
develop potential concepts for the lands.  The concepts were received by 
administration in January 2015 and were used for the first wave of public 
engagement shortly thereafter. 
 
Phase 1 of engagement consisted of mail outs via registered mail to each land 
owner on title for the lands falling directly within the designated employment areas.  
The packages consisted of renderings of the concepts with explanations for each 
concept as well as a survey to be sent back to Economic Development regarding 
their thoughts on the concepts, the development timelines, etc.    
 
The second wave of consultations took place at Economic Developments annual 
Business Breakfast.  Each concept was blown up onto an easel with an 
accompanying sign that allowed participants to design their own concept for the 
lands.  Post it notes and sharpie markers were provided and anyone in attendance 
at the event was encouraged to leave a note on each concept with their feedback, 
whether it was positive or negative. 
 
Following the collection of feedback from the mail outs and the presentation at the 
business breakfast Economic Development staff contacted each individual 
landowner and/or their representatives via telephone to record and further 
comments.   
 
The last component of this wave of engagement took place in the form of a public 
open house that was hosted on June 16th. 2015.  The open house was held in 
cooperation with Transit who gathered feedback on the Transportation Master Plan 
and LRT alignment.  Economic Development sent invitations to the landowners as 
well as industry groups consisting of NAIOP (National Association of Industrial 
Office Parks) and UDI.   
 
In general, all of the feedback collected via the various forms of engagement was 
in support of the development of the employment lands.  The concept which 
received the most support was the light industrial and office park proposal that 
Urbanics developed on behalf of Build St. Albert.  This plan received the most 
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attention at both the business breakfast and the public open house, both of which 
were open to all relevant external stakeholders. 
 
The land owners themselves were each individually contacted and asked a series 
of questions around their knowledge of the designation of their lands, their desire 
to sell of and/or develop the lands, and their thoughts on the concepts which were 
mailed to them in advance.  The majority of landowners conveyed an interest in 
speaking with investors around the sale of their lands, while none expressed any 
desire to develop the lands themselves.  While each landowner was presented 
with the concepts in advance, very few took the opportunity to weigh in on the 
proposed plans.  The few that did by and large felt the lands should be used to 
develop light industry in St. Albert.   
 
Implications of Recommendation(s) 
 
a) Financial: 

 
• Personnel and financial resources would be required in the development of 

an area structure plan for the Employment Lands. 
• Marketing the land inside the designated area will require marketing 

collateral.  The majority of the collateral required has already been 
developed through Economic Development, specifically business attraction.   

 
b) Legal / Risk: 

 
The implementation of an ASP for the designated areas would impact City 
owned lands within the employment lands. 

 
c) Program or Service:   

 
None at this time. 
 

d) Organizational: 
 
• The development of an Area Structure Plan would require resources from 

various City departments, ie. Planning, Development, Build St. Albert, 
Engineering, Economic Development, etc.   

• A project of this nature would compete with other priorities in various 
departments and staff/resources would need to be managed in order to 
accommodate. 

 
Alternatives and Implications Considered 
 
If Council does not wish to support the recommendation, the following alternatives 
could be considered: 
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a) That the information presented in the September 21, 2015 report Entitled 
Employment Lands Concept – Stakeholder Engagement Feedback be 
received as information. 
 
• It would potentially allow Administration and Council time to further 

organize and strategize around best uses for the land long term. 
 
• Receiving this report as information alone would likely stall any progress 

and/or momentum on the development of these lands.   
 
Strategic Connections 
 
• Council’s Strategic Outcomes and Priorities (See Policy C-CG-02) 

• 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 A GREEN COMMUNITY:  A healthy natural environment for future 
generations that preserves and promotes enjoyment, conservation and responsible 
development. 

• CULTIVATE EXCELLENCE IN GOVERNMENT:  A responsive, accountable 
government that delivers value to the community. 

• 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. 

 
• Long Term Plans (e.g. MDP, Social Master Plan, Cultural Master Plan, etc.) 

 
MDP 
LUB 
Corporate Land Strategy 
Economic Development Strategic Plan (forthcoming) 
Smart City Master Plan (forthcoming) 
 

• Corporate Objectives (See Corporate Business Plan)  
 

• Deliver programs and services that meet or exceed our standards 
• Exercise strong fiscal management 
• Ensure our customers are very satisfied 

 
Council Policies 
 

• C436-2011 
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• Other Plans or Initiatives (Business Plans, Implementation Strategies, etc.) 
 

N/A 
 

Attachment(s) 
 
1. Employment Lands Concept Plans, Urbanics Consultants Ltd. 
2. Area Structure & Redevelopment Plans: Technical Report Terms of Reference, 
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Introduction 
Urbanics Consultants has been retained by the City of St. Albert to provide illustrations and rationales of 

high-level concept plans for a 618 acre site intended for employment-driven land uses. This study is a 

small, early-stage component of the City of St Albert’s Employment Lands development process. The 

plans discussed here can then be used to guide the future development of Area Structure Plans (ASPs) 

within this area and to help further the goals, objectives, and policies of the MDP and the City’s 

economic development initiatives. 

 

The main objectives of this study are to: 

• review existing studies; 

• review population, employment and employment lands forecasts for the City;  

• examine the current industrial lands supply and demand trends for the City;  

• examine competitive influences;  

• develop 2-3 high level concept plans for the Employment Lands area.  

 

The reader should also be aware that this study only relies on secondary information from other 

relevant studies and has not verified the accuracy of any findings from these studies. 

 

Process 
We relied upon primary and secondary sources in developing the rationale for these concept plans. As 

part of that process we reviewed the documentation provided by the City of St. Albert, including:  

• Intermunicipal Development Plan 

• Municipal Development Plan and 2007 City Plan 

• Economic Development Master Plan 

• 2015 -2017 Business Plan 

• Transportation Master Plan 

• Utilities Master Plan 

• Environmental Master Plan 

• Recreation Master Plan 

• Cultural Master Plan 

• Hotel Demand Study 

• Tourism Master Plan 

• Major Economic Impact Report 

 

We also met with stakeholders, both internal and external to City staff, who graciously gave their 

thoughts over the course of three meetings arranged by the Director of Build St. Albert. Such 

stakeholders included:  
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• Paul Dirksen - Real Estate Development Consultant 

• Linda Moffat – President of St. Albert Chamber of Commerce 

• Paul Quantz – Chair of St. Albert Chamber of Commerce 

• Jackie Hanson – City of St. Albert, Government Relations Liaison 

• Sean McRitchie – Econ Dev Manager, Business Attraction 

• Dar Swanbeck – NABI Business Incubator 

• Chris Jardine – General Manager, Community and Protective Services 

• Kelly Jerrott – Director, Cultural Services 

• Diane Enger – Director, Recreation and Parks 

• Tracy Allen – Director, Engineering 

• Travis Peter – Smart City Manager 

• Carol Bergum – Director of Planning 

• Tony Lake – Manager of Operations, Public Works 

• Guy Boston - Executive Director, Economic Development 

• Monique St. Louis - Director, Build St. Albert 

 

Some important findings from these consultations included:  

 

• Working Business Park with a Multiple use theme:  Create  a “working business park” that pays 

non-residential tax dollars. The subject property could potentially accomodate multiple uses 

with minimally serviced "dirty" uses in the back, serviced light industrial in the middle and more 

"manicured" office park and retail in the front. 

 

• Strategic location: The subject property is strategically located on Ray Gibbon and in close 

proximity to the Anthony Henday and can be expected to benfit from a “wave of development” 

from a distribution and industrial standpoint.  

 

• Villeneuve Airport: The Villeneuve Airport may prove to be a very useful driver for industrial 

activity on the subject property, similar to the Springbank Airport in the City of Calgery. The 

Springbank Airport provides a wide range of private  and commercial aircraft services. 

 

• Transportation and warehouses:  The subject property can easily capitalize on its proximity to 

regional networks and attract transportation and distribution related industrial uses, such as a 

warehouse or even a major fulfillment centre such as Amazon. Transportation and distribution is 

a huge employer in the region, second only to oil & gas and should not be overlooked. 
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• High Tech and Pharma:   St Albert can capitalize on its green credentials and high quality of life 

to attract high tech labs and pharma operations. 

 

• Development Corporation: On the implementation side, several stakeholders expressed 

support for setting up a Development Corporation similar to the municipalities of Red Deer and 

Surrey. These stakeholders see a larger role for the City of St Albert in development and sale of 

parcels. Such arrangements, however, are often diffcult to sync with the dynamics of the market 

and can interfere with natural development.  

 

Lastly, we relied upon the findings of our recent work in St. Albert and Edmonton and our own expertise 

in these matters developed over the past five decades.  

 

Limitations 

 

Similar to other studies of this nature, this study relies on the findings from a large number of studies 

related to the state of the local economy, the state of future competitive influences, and employment 

projections. This study makes no claims related to the accuracy of the information from these studies.  

 

Some of the major limitations of this study include: 

 

• The study relies on population and employment growth projections from the Future Industrial 

Land Requirements Study (2011) by Miller Dickinson and Blais and Watson and associates, which 

assumes that the local and provincial economy and that the local economy will continue to grow 

over the study period.  

 

• The study also assumes that the local market supply demand and price dynamics will not deviate 

significantly over the study period; including the rate of employment growth and demand for 

industrial land. 

 

• The reader is also advised that these concept plans do not address environmental and 

topographical issues as well as any infrastruture and servicing upgrades that might be required 

for each of the plans.  
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Site Location Context 
 

The Employment Lands area is located on the western edge of the City of St Albert and includes roughly 

418 Hectare (1033 acres) of land (Figure 1). It is bound by Carrot Creek on the west, Ray Gibbon Drive on 

the east, Township Road 540A on the north and the Big Lake on the South (January 21, 2013 

amendment to the Intermunicipal Development Plan and the Municipal Development Plan). The subject 

property is a part of the Employment Lands area and includes roughly 250 Hectare (618 acres) of 

relatively flat land to the north of Meadowview Drive. The current land use of the subject site is 

primarily agricultural.  

 

The subject property is in close proximity to all the major regional infrastructure, including the 

northwest extension of the Anthony Henday Drive, the Yellowhead Highway (Trans-Canada) and the CN 

intermodal facility in northwest Edmonton, which opens up industrial development opportunities for 

the subject site, especially those related to manufacturing, transportation/logistics, wholesale trade, 

construction and petrochemical processing.  

 

The closest major airport to the City of St Albert is the Edmonton International Airport (YEG / CYEG) 

which is roughly 50 km south of the subject site. The subject property would have greatly benefitted if it 

was closer to regional or an international airport, especially  for attracting sectors such as research and 

development, advanced manufacturing, air freight distribution/logistics. For example the Edmonton 

International Airport has served as a catalyst for light industrial and office development in south 

Edmonton the City of Leduc and Nisku Area.  

 

Furthermore, ongoing development of Ray Gibbon Drive, excellent transportation options, high quality 

of life measures can be expected to enhance industrial growth potential of the subject property. In 

addition, the lack of significant serviced vacant industrial lands in Northwest Edmonton and the 

availability of competitively price serviced industrial lands in the City of St Albert can be expected to 

further imporve absorption of industrial lands on the subject property. 
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Figure 1: Location: Employment Lands 

Source: City of St Albert 
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Figure 2: Aerial View: Employment Lands 

 

 
Figure 3: Topography: Employment Lands 
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Policy Context 
 

The Subject property is expected to attract high quality employment opportunities for local residents 

and create a wide variety of spin-off economic opportunities for local business, and positive fiscal 

benefits for the City. The  development of the subject property is expected to assist in attaining the 

City’s corporate priority of increasing the non-residential assessment split to 20%, thereby reducing the 

City's reliance on residential assessment to 80%. Furthermore, the development of the subject property 

will create new jobs in the city, reduce commuting and traffic congestion and improve the socio-

economic conditions of the City.  

 

The development of the subject property will also address some of the policy directions identified in the  

CityPlan 2007 , the Economic Development Master Plan (2004), the Business and Tourism Development 

Long Term Department Plan (2008)  and the Brand Direction and Marketing Plan (2010). Some of these 

directions are: 

 

• Adequate Supply: Maintain an adequate inventory of serviced and unserviced industrial sites of 

varying sizes to meet the needs of business and industry (City Plan 2007, Economic 

Development Master Plan, 2004 and Municipal Development Plan, 2013).). Also, facilitating 

opportunity for cost effective, affordable expansion options for local business including land, 

buildings, or access to commercial rental properties (Economic Development Master Plan, 2004)  

 

• Appropriate Standards: maintain appropriate development policies and standards for business 

park and industrial sites (City Plan 2007, Municipal Development Plan, 2013). Also, minimize the 

negative environmental effects often associated with industrial development  (Brand Direction 

and Marketing Plan, 2010 and Municipal Development Plan, 2013). 

 

• High Tech and Clean Businesses: Attract high tech business parks and clean industry (City Plan 

2007 and Municipal Development Plan, 2013). Promote more innovative employment centres 

such as business parks, high tech campuses and urban village centres which may allow limited, 

integrated residential development  (Municipal Development Plan, 2013). 

• Local Economic Development: promote industrial development that generates opportunities for 

local employment and business support services to the Alberta Industrial Heartland (City Plan 

2007, Business and Tourism Development Long Term Department Plan, 2008 and Municipal 

Development Plan, 2013).  

 

• Promote Business Development: Promote business development that will capitalize on 

emerging or established industry and business sectors within the Capital Region (City Plan 2007, 
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Business and Tourism Development Long Term Department Plan, 2008 and Municipal 

Development Plan, 2013). 

 

• Economic Spin-offs: Maximize economic spin-offs from community events and attractions 

(Business and Tourism Development Long Term Department Plan, 2008)   

 

We are assume that the servicing of the site would not be an obstacle and would not delay the 

development of the site.  

 

Concepts in Brief 
Inspired by the facts and insights gained though our research, we developed three high-level concepts: 

 

• Option 1: Light Industrial and Office Park - Perhaps the most pragmatic of the three concepts is a 

"typical" light industrial and office park. The tenants would reflect St. Albert's entrepreneurial 

nature and prevailing local industries. The site would strive to maximize the value and utilization 

of the lands while remaining flexible to the needs of the market. 

 

• Option 2: Mixed-Use Commercial with Entertainment and Recreation Areas - Urbanics recently 

completed a study for the City of St. Albert assessing the demand for entertainment-related 

land uses which partially inspired the second concept. This concept devotes up to half of the 

developable lands to commercial uses focusing on entertainment and recreation. The remaining 

acreage would be used for other commercial and/or light industrial purposes as in Option 1.  

 

• Option 3: Mixed Use Research Park and Academic Campus with Commercial Areas - Perhaps the 

most ambitious of the three concepts is a research park campus driven by a major academic 

institution. As in Option 2, some of the acreage would be devoted to entertainment uses, but 

the majority of the space would be home to academic faculties researching leading-edge 

technologies as well as the companies seeking to commercialize them.  
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Commonalities 
In addition to the fact that the concepts each have commercial and light industrial land uses on large 

flexible parcels, there are other common elements among the three. The first is that all three concepts 

share a central north-south arterial road from Giroux to Meadowview which spans over the CN railway 

and connects the areas on either side of the tracks. In these concepts the northern intersection at 

Giroux Road would create a full motion intersection at the present location of Range Road 260.  

 

Another common element is the presence of a hotel and small service commercial uses on the site's 

southeast corner. In March of 2014, HVS Consulting and Valuation Services prepared a hotel demand 

study for the City of St. Albert. The findings of the study included the demand for one, branded, limited-

service hotel of upscale quality with between 100 and 125 rooms, in the short-term. When considering 

locations for the hotel within the City of St. Albert, four main areas were considered: 

 

• The southwest,; 

• Central, in the downtown area; 

• The north, in the Erin Ridge area; and 

• The east, in the Campbell Business Park. 

 

Though the study found that the Campbell Business Park area would be the most desirable location for a 

hotel in the short term, it did concede that in the medium term, the southwest area near the Riel & 

South Riel Business Park may be more viable. This is especially true under Option 1 of the employment 

lands concept plan, as the quantity of business park and light industrial space planned would create 

business for a hotel located on site.  

 

The final common element is the trail space along Carrot Creek dedicated as an Environmental Reserve. 

While the required setback is 50m, concept options may elect to increase that distance if it were to 

elevate the overall site value more than the loss caused by the reduced buildable acreage.  
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Concept Option 1: Light Industrial and Office Park 
 

Option 1 focuses heavily on the need for light industrial and commercial space by businesses already 

seeking to operate in St. Albert, but are currently thwarted by a lack of available land. . This option is 

deemed to the most realistic and feasible concept due to the City of St. Albert’s growing demand for 

these land uses as well as the high degree of market acceptance for the product. The concept is 

illustrated below:  

 

 

 

Before further discussion we should establish definitions of the major land uses incorporated in the 

concept according to City of St. Albert bylaws: 

 

• "Light Industrial" means a development used for manufacturing and warehousing where any 

actual or potential nuisance factor generated by the development is contained within an 

enclosed building but excludes bulk oil and chemical storage and chemical processing. In recent 

years, the definition of industrial lands has broadened to include a number of commercial land 

uses (and to a lesser extent institutional uses).  
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• “General Commercial” means land use that has a general purpose to provide the sale of goods 

and services to the whole community. Permitted land uses include: art gallery; business support 

service; catering service; commercial school; convenience store; financial institution; gas bar; 

general retail store; general service; government service; grocery store; health service; 

household repair service; parking structure; professional office; restaurant; and specialty store. 

 

The concept revolves around three major land uses. The first are highly visible businesses along the key 

roads of Ray Gibbon Drive, Meadowview and Giroux. These businesses, which may occupy a third of the 

site, would enjoy a higher degree of polish than typical industrial areas. Moreover, these areas are 

surrounded by thin green buffers which separate them from the other land uses. The second uses are 

found deeply embedded in the site and are what might be referred to as "dirty" industrial uses. While 

these uses are not so-called smokestack industries they may be employed by companies in the resource 

sectors where muddy vehicles and other untidy aspects are common. Such parcels would require limited 

servicing from the City and would not need to be well-manicured. The third main land use is what we 

would call "transitional" industrial or commercial and would occupy the balance of the land not taken by 

the previous two use types or the hotel and retail uses in the southeast corner. Again, the proportions of 

these land use types are not set; designations should remain flexible to the realities of the marketplace 

while at the same time uphold St. Albert values.  

 

Rationale 
Anecdotal information gathered from stakeholder meetings indicated that demand for these uses is 

strong in St. Albert, and that many businesses would locate there if large enough lots were available. 

One stakeholder suggested that, because of their proximity to the "development wave" in Edmonton, 

the Employment Lands site could absorb light industrial space on the order of 400,000sqft per year, 

provided that the supply were available.  

 

In 2011, Millier Dickson Blais Inc. and Watson & Associates Economists Ltd. prepared the Future 

Industrial Land Requirements Study for the City of St. Albert. After a thorough review of the importance 

of industrial land uses to the St. Albert economy, industrial land requirements for the City are forecasted 

from a supply and demand perspective. Accordingly, it was found that in 2011 St. Albert had a supply of 

67 net ha (165 net acre) of designated vacant industrial land, the smallest of the surrounding 

municipalities surveyed. The majority of these vacant industrial lands were not shovel ready, however, 

which does not suit the City’s need for a full range of industrial land use sites on the market.  

 

Over a 25 year planning period, the study forecast that industrial land demand for the City of St. Albert 

at approximately 8 net ha (20 net acres) per year. It was recommended that, at a minimum, a five years’ 

supply of shovel-ready industrial lands be available to the market, with a range of site selection choices 
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(small, medium and large sites). Using a 75% net to gross ratio, it was estimated that St. Albert will 

require a minimum of 290 gross ha (716 gross acres) of additional designated vacant industrial lands to 

2036 and 465 gross ha (1,150 gross acres) to 2051. Using a 60% net to gross ratio, St. Albert can be 

expected to require a minimum of 362 gross ha (895 gross acres) by 2036 and 582 gross ha (1,437 gross 

acres) to 2051. 

 

As found in the abovementioned study, the City of St. Albert is an attractive location for light industrial 

development. This is largely due to its positive transportation attributes, along with its location in 

proximity to the City of Edmonton. According to the September, 2013 Vacant Industrial Land Supply 

report prepared by the City of Edmonton, the City of Edmonton has approximately 18,900 gross ha of 

industrial area as of September, 2013. Of this, only 38% is identified as vacant. Based on an annual 

absorption rate of 124 net ha per year, Edmonton is projected to run out of vacant zoned industrial 

lands in about 7 years.  

 

The report concludes that “the City of Edmonton is currently experiencing shortages of developable 

vacant industrial lands and a new source of supply is required in order to meet both short and long term 

industrial land demand. It is also paramount that the City should protect its industrial land base, 

maintaining a land reserve and developable serviced land above and beyond what is required in order to 

ensure that it can adjust quickly to changing economic circumstances.” This finding presents a great 

opportunity for St. Albert to capture light industrial demand from the City of Edmonton, which has been 

squeezed out due to limited supply. As of 2011, serviced industrial land prices in the City of Edmonton 

were the highest of the surrounding market ($752,000 per acre). Following this, Sherwood Park in 

Strathcona County came in at $493,000 per acre, Spruce Grove at $412,000 per acre and the City of 

Leduc at $402,000 per acre. St. Albert averaged only $400,000 per acre, making it significantly 

competitive.  

 

Regarding retail development potential, Colliers International prepared a retail market analysis for the 

City of St. Albert, In November 2013. The report reviewed economic characteristics, city demographics, 

and current retail supply to determine the future retail demand analysis of the City. The study found 

that, generally, the majority of retail businesses in St. Albert are located on a north-south alignment 

with St. Albert Trail, there is a strong business density in the downtown, there are a limited number of 

businesses in residential neighbourhoods and there are no retail or service commercial businesses 

located on Ray Gibbon Dr, or the arterial roads that connect to it. 

 

The study also notes that, in terms of residential development, the Riverside and Ville Geroux growth 

nodes are anticipated to see the largest population increase of all growth nodes in the City. These 

nodes, which are just east of the subject site, are expected to reach 8,700 residents at full-build out. This 
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incremental population growth alone is expected to create demand for just over 400,000 sq. ft. of gross 

retail floor area, creating an incredible opportunity for retail land uses at the subject site. 

 

Overall Assessment 
The Employment Lands are well suited to take advantage of the strong anticipated light industrial and 

commercial demand in St. Albert over the coming years. The subject site is easily accessible from 

Anthony Henday Dr (Hwy 216) via Ray Gibbon Drive and LeClair Way, making it attractive to potential 

light industrial tenants who may require this highway for transportation of goods. In addition, the 

subject site is easily accessible to St. Albert Trail (Hwy 2) via Giroux Rd and McKenney Ave. This 

accessibility is attractive to both potential light industrial tenants and, especially, to commercial (retail, 

office) tenants who will benefit from easy access to and the close proximity of St. Albert residents. Two 

growth nodes just east of the subject site, Riverside and Ville Giroux, are expected to see significant 

residential growth over the coming decades.  

 

Concept Option 1 makes the subject site even more suited to take advantage of the burgeoning light 

industrial and commercial demand in St. Albert. By locating the denser, more highly productive land 

uses such as hotel and business commercial centre to the south and east of the site, the concept plan 

increases land values. This is largely because the southern border of the site is both the closest in 

proximity to the City of Edmonton and downtown St. Albert, as well as the most visible. Thus, the 

commercial space located in the southern and easternmost parts of the concept plan, especially that 

which is located directly on McKenney Ave and Ray Gibbon Ave, will demand higher rents.  

 

The hotel and small service commercial area located at the intersection of McKenney Ave and Ray 

Gibbon Dr is likely to be the busiest area of the subject site, in terms of both high visibility and vehicular 

traffic, and thus has been determined to be the most attractive location for a hotel from the hotel 

operator’s perspective.    

 

We consider this concept to be a highly viable and low-risk option for the Employment Lands with the 

only trade-off being the missed opportunity to build something truly unique and noteworthy capable of 

unlocking far greater value.  

 

Illustration Errata 

• The rail access to the "dirty" industrial areas should not have been included.  

• The limited access to Ray Gibbon Drive should not have been included.  
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Concept Option 2: Business Commercial with Entertainment Uses 
 

Option 2 devotes the northeast corner north of the railway to entertainment and commercial 

recreational uses. The northeast corner of the site is immediately adjacent to the area intended for the 

SAS Sports City which could provide some synergies between the two sites. An additional segment of the 

Employment Lands site could be devoted to a race track or other outdoor recreational complex that 

requires a large contiguous parcel of land. The idea is that this space could be used for multiple 

purposes year-round with racing being only a single activity going on there. This option suggests a 

slightly larger hotel and amenity retail component in the southeast corner as more visitors may be 

attracted to the site for its recreational and entertainment offerings.  The concept is illustrated below: 

 

 

 

 

This concept plan can accommodate the key population-related/commercial growth industries, includin 

retail and accommodation/food services as well as the “knowledge-based” industries but only the 

cleanest forms of light industrieal uses. The concept is partly based on the findings of Entertainment 

Demand Study (conducted by Urbanics Consultants Ltd. in December 2014) which explored the 
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warranted market support for a variety of entertainment land uses within the City of St. Albert. While 

entertainment can encompass a wide variety of activities, six chief categories include: 

 

• Spectator Entertainment Establishments - Establishments intended for live theatrical, musical or 

dance performances; or the showing of motion pictures. 

• Heritage Establishments - Establishments primarily engaged in preserving and exhibiting objects 

and natural wonders of historical, cultural, scientific and educational value for public viewing. 

• Amusement and Recreation Establishments - Establishments operated for the purpose of 

furnishing entertainment or recreation to the public,  and where patrons are active participants. 

• Drinking Place Establishments - Establishments primarily engaged in preparing and serving 

alcoholic beverages for immediate consumption, which may also provide limited food services. 

• Casinos & Other Gambling Establishments - Establishments for patrons to participate in gaming 

opportunities as the principal use. 

• Spectator Sports Establishments - Establishments intended for sports and athletic events which 

are held primarily for public entertainment, where patrons attend on a recurring basis. 

 

Rationale 

The Entertainment Demand Study identified a wide variety of entertainment land uses (large lot) that 

are more suited to a suburban location, rather than the downtown area. The study also suggested 

clustering of complementary facilities to use land more efficiently, and benefit from wider range of 

entertainment experiences. Key findings from that study include:  

• St. Albert currently contains approximately 340,000 square feet of entertainment uses (excludes 

municipal recreation facilities). Recreation facilities are the dominant form of existing privately 

operated entertainment facilities - the majority being classified as fitness centres/clubs.  

• There is a perceived demand for an additional approximately 360,000 square feet of 

entertainment land uses in St. Albert by 2035.  Should a complementary range of unique and 

synergistic entertainment/commercial land uses be targeted for St. Albert, including several 

'anchor' or 'destination' tenants, the market penetration may be expanded, and capture 

increased market shares and additional expenditures from the wider Edmonton market and 

surrounding areas.  

• Some of the characteristics of St. Albert which make it more conducive to entertainment land 

uses include: 

�  Location in one of the fastest growing regions in Canada. 

� A growing City with a large proportion of families and high incomes. 

� A progressive community with the municipal government supporting several economic 

development initiatives and marketing programs designed to bring business to the City. 
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� Embracing SMART City initiatives and is a leader in implementing latest technology and 

advanced data analytics. 

� Strong roadway connections - There is easy access to the Anthony Henday highway, 

creating strong regional linkages. This will be further reinforced with the completion of Ray 

Gibbon Drive when it will be further extended and widened. 

� The extent of land availability - The annexation of land in 2007 in the north and west 

and the employment lands designation creates future opportunity for development of 

commercial land uses.  

� A small but healthy arts and culture scene currently exists in St. Albert (predominately 

concentrated in the downtown area). 

� Several prominent events and festivals already exist in St. Albert - and an estimated 

70,000 visitors come to St. Albert annually. 

� St. Albert has a number of endearing qualities, centred on its history, character, sense of 

place, and its brand as the Botanical Arts City, that could be leveraged to promote St. Albert 

as a destination. 

 

Some of the uses identified in the St Albert’s Entertainment Demand Study include a unique menu of 

entertainment establishments considered to be better conducive to a more 'outlying' area of the City.  

The majority of these land uses fall into the amusement and recreation entertainment category, filling 

voids in the local, and in many instances, regional market. The majority of these recommended 

establishments appeal to families with children and include: 

 

• Amusement/'Edutainment' Complex - Examples include Kidzania (Building area of 70,000 - 

150,000 square feet), and Legoland Discovery Centre (Building area of 30,000 - 35,000 square 

feet); 

• Waterpark - Potentially a resort/hotel complex with a large indoor waterpark such as Great Wolf 

Lodge (40,000 + square feet of waterpark), plus additional amenities such as arcade/games 

rooms, fitness rooms, themed restaurants, spas, children's activities (Building area for these 

additional amenities estimated to be some 25,000 - 40,000 square feet);  

• Indoor Soft-Play Centre - A children's indoor playground with a variety of learning activities and 

play structures. These entertainment centres can vary in size, but is anticipated that a complex 

of some 12,000 - 25,000 square feet is warranted. An example of a recommended facility 

includes 'Billy Beez'; 

• Trampoline centre (Building area of 20,000 - 40,000 square feet) - Building area of 20,000 to 

40,000 square feet containing a series of trampolines  and foam pits. These facilities include 

such activities and programs as freestyle jumping, dodgeball, fitness programs, birthday parties, 

group activities, etc; 
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• Laser tag (Building area of 5,000 - 10,000 square feet) - Floor area of 5,000 - 10,000 square feet - 

Can operate as a stand alone facility  (such as Laser Quest or Planet Lazer), or often seen as 

one component of an entertainment complex; 

• Archery tag - Examples include Indoor Extreme Sports Archery Tag in New York City - played on a 

5,000 sq. ft. field; 

• Miniature golf - Can operate as a stand alone facility or often seen as one component of an 

entertainment complex; 

• Paintball/Airsoft - Can operate as a stand alone facility or often seen as one component of an 

entertainment complex; 

• Rock climbing wall(s) - Can operate as a stand alone facility or often seen as one component of a 

fitness complex; 

• Batting Cages - Often seen as components of a recreation/entertainment complex;  

• Tennis/Squash/Additional Racquet Sports - Often seen as components of a fitness or recreation 

complex; 

• Driving Range; Putting Green; Golf Simulator - Can operate as stand alone facilities or often seen 

as one component of a  recreation/entertainment complex; 

• Fitness Facilities (as the northern and western reaches of the City grow); 

• Several Restaurants of various cuisines and price points; 

• Bars/Pubs - Potentially an Entertainment Complex such as Dave & Buster's (Building area of 

40,000 - 70,000 square feet); 

• Horse Race Track (if there is potential for relocation or expansion) - Potentially showcasing a 

multiplicity of different forms of horse racing; 

• Vehicle Race Track (if there is potential for relocation or expansion) - A vehicle racetrack may 

focus on a multiplicity of different forms of racing, including areas not available in the Edmonton 

Region/Alberta, such as Formula E racing.  

 

It should be noted that several of these entertainment uses can be accommodated on the subject site in 

conjunction with other land uses such as a Business Commercial uses and higher quality light industrial 

uses. In addition, if the 'St. Albert Sports City' concept is pursued, several of the recreation type uses - 

such as racquet sports; driving range; putting green; golf simulator; rock climbing wall; batting cages - 

may be located within the Elysian Fields ASP (directly north of the Employment Lands), creating 

synergies with the additional sports/recreation uses envisioned as part of the 'Sports City'.  

 

Some of these facilities could be situated under one roof in an Entertainment Centre Complex, or could 

operate individually. To a great extent these uses are in part justified for a more suburban locale due to 

their being typically large land consumers. However, by implementing a clustering approach, there are 

opportunities to use land more efficiently through integrating these uses collectively, and through the 

potential for shared facilities, such as parking. In addition, the clustering of complementary facilities 
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creates synergies, broadens the entertainment experience, and helps to generate a project's critical 

mass as early as possible. 

 

In terms of spectator sports establishments, it is known that demand is dependent on a wide range of 

factors. The Entertainment Study found no substantial demand for spectator sports establishments in St. 

Albert, unless there is a desire to relocate/expand particular facilities, in which case St. Albert could be 

considered as a viable alternative. In this concept, however, a racetrack and event grounds have been 

incorporated, outlining the potential to create a regional entertainment destination. This is envisioned 

as a multi-use facility that could incorporate various forms of racing, eateries, bars/pubs, as well as 

festivals and events could utilize the facility's grounds.  

 

Lastly, we envision a trail connection from the Employment Lands to Big Lake in the south. It is known 

that Big Lake contains a highly sensitive habitat, with a variety of bird species, fish species, and the lands 

surrounding Big Lake providing important habitats for animals including moose, deer, beaver, muskrat 

and mink. If it can be done in an environmentally sensitive manner, there presents opportunities to 

explore the potential for aquatic activities, including bird watching, fishing, rowing, wind surfing, ice 

sailing, etc., complementing the entertainment and the university/graduate faculty campus concepts. 

 

Please refer to the Executive Brief from the Entertainment Demand Study included in the Appendix for 

additional information.  

 

Challenges and Tradeoffs 
While there are noticeable market gaps in several entertainment categories in St. Albert, it is important 

to be mindful of the considerable amount of existing and upcoming entertainment supply in Edmonton, 

which is considered easily accessible for St. Albert residents due to the close proximity and strong 

roadway connections. Indeed, Edmonton is home to the majority of what can be described as 

'destination' entertainment venues, attracting patrons and visitors from a wide geographical area, 

including West Edmonton Mall, which is one of the greatest examples of an Urban Entertainment Centre 

in the world. One of the biggest challenges will be to gather the sufficient critical mass to support 

particular entertainment land uses in St. Albert due to the extent of competition nearby. Furthermore, 

implementing such a strategy would require considerable marketing efforts and take time to generate 

sufficient critical mass to really take root and success is not guaranteed. 
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Overall Assessment 
The Employment Lands site provides an ideal location for the above-mentioned entertainment uses and 

can be expected to result in increased employment opportunities and a regional level entertainment 

destination. However it should also be noted that the entertainment uses typically have a much lower 

employment density in comparison to Business Parks. The Concept Plan integrates entertainment and 

business commercial uses, creates greater on-site green amenity and more business commercial with 

generous access to amenity and provides for large contiguous entertainment zone suitable for a broad 

array of large venue events.  

 

While we feel that the commercial and light industrial parcels would likely be readily absorbed, the 

development of an entertainment destination would take time and involve a fair amount of risk. The 

rewards if successful, however, would include a unique and valuable asset of regional importance.  
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Concept Option 3: Knowledge-Based Industries and Research Park 
 

Option 3 explores the Science and Technology Park theme to help the City attract, create and sustain 

companies, especially in the science, technology, and innovation sector. This Plan provides for a mixed-

use “lifestyle (live, work, play and educate)” campuses, with high technology companies (including 

businesses involvedin Coldtech, Nanotechnology, Robotics, Health Care, Ecosystem repair & 

maintenance, Biotechnology, Environmentally sensitive product or "Cradle to Cradle" design and 

Information Technology etc.) and technology incubators. This concept for St. Albert is illustrated below:  

 

 

 

 

The plan places the business commercial uses (as discussed in Option 1) along the Ray Gibbon Drive, 

entertainment uses  (as discussed in Option 2) on the north eastern corner of the site, 

University/academic uses on the western edge of the site and the Research and high tech commercial in 

the centre of the site. Overall, this concept plan will provide for a campus environment with pleasant 

walk able environment, major green amenity across site, highly sustainable site features, high value 

commercial and business uses, University campus with links to commercial uses, multiple urbanized 

centres for diverse population, ceremonial axial alignments and planning. This concept plan can 
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accommodate the key population-related/commercial growth industries, including retail and 

accommodation/food services as well as the “knowledge-based” industries (such as business services, 

professional and technical services including engineering and environmental services, and R&D).  

Rationale 
Science and technology research parks are seen increasingly as a means to create dynamic clusters that 

accelerate economic growth and international competitiveness. A concept that is now 60 years old, 

research parks are widely believed to encourage greater collaboration among universities, research 

laboratories, and large and small companies, providing a means to help convert new ideas into the 

innovative technologies for the market. In this way, research parks are recognized to be a “proven tool 

to create successful new companies, sustain them, attract new ones—especially in the science, 

technology, and innovation sector— and make existing companies more successful through R&D.” 

 

Today, countries as diverse as China, Singapore, India, and France are among those undertaking 

substantial national efforts to develop research parks of significant scale and scientific and innovative 

potential. In many cases, these research parks are expected to generate benefits that go beyond 

regional development and job creation. Indeed, to the extent that research parks are effective, they 

have the potential to shift the terms of global competition, not least in leading technological sectors. 

Such a campus in St. Albert could be of national importance, and help diversify the Albertan economy.  

 

Part of what has historically made research parks successful are the synergies created between users 

and the benefits of agglomeration and clustering. We envision facilitating such synergy through the 

planning and development of elements including:  

 

• Social Spaces - There would be a social component oriented around cafés and pubs to facilitate 

inter-disciplinary collaboration and innovation. At these place students of differing disciplines 

may interact and identify new and groundbreaking products to bring to market.  

 

• Business Administration Services – These services could help guide potential start-ups through 

writing business plans, and navigating the world of administrative minutiae.  

 

• Intellectual Property Services – There would need to be at least a few offices of lawyers 

specializing in intellectual property to help these firms understand their rights from early stages 

through commercialization. 

 

• Financial and Venture Capital Services – Funding these startups will potentially be venture 

capital firms or perhaps a purpose built VC institution. For example, the major banks of RBC, TD, 

Scotiabank, Bank of Montreal, CIBC, HSBC, National Bank and the Treasury Board of Alberta 
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could contribute a few million dollars each to be equal shareholders in this firm. This firm would 

then employ its own team of experts to review the applications for venture financing received 

from companies within the research park, ultimately investing in a small number of them. 

 

• Incubation Spaces – Once a startup is up and running they can operate in a stacked “garage” 

which serve as live-work spaces for these budding entrepreneurs. These spaces can have 

different demising so that as a successful venture grows, it need not vacate the park, but rather 

relocate to larger accommodations.  

 

The proposed Science and Technology Park can emulate in a sense the  Edmonton Research Park, i.e. it 

can be owned and operated by the City of St Albert. The City of Edmonton the owner and operator of 

the Edmonton Research Park, which covers a total area of  243 acres. The City also operates the 

Advanced Technology Centre (to nurture research companies), Research Centre One for second-stage 

businesses (second stage businesses are established businesses that need to expand to meet current 

and future demands for products and services) and the Biotechnology Development Centre. 

Furthermore, the City either leases space in the city-owned buildings or sells the lots to businesses that 

want to locate in the Research Park. Currently the the park employs over 1,500 scientists, engineers, 

technician and support staff and accomodates 55 companies involved  in a wide range of research, 

including: cold climate engineering, petroleum research software development, and biotechnology. 

Challenges and Tradeoffs 
In the effort to make this site outcompete the hundreds of other serviced acres of industrial land in the 

greater Edmonton area, it would need a catalyst. Most likely this would be in the form of an educational 

facility, namely the University of Alberta, a yet-to-be-identified private university or some other new 

educational facility purpose-built to anchor this research park. This educational facility could try to lure 

top scientists in various fields to St. Albert where they would continue their research and train students. 

Attracting or building such an instruction is no mean feat and would require the active support of the 

Province and/or a consortium of dedicated investors. Furthermore, an effective governance structure 

would be required to ensure that the objectives of the site were being achieved.  

Overall Assessment 
The Employment Lands site provides a significant opportunity to St. Albert and, indeed, the Province of 

Alberta in that it could support a knowledge-based research park in a small-town setting with all the 

amenities of a world-class city. But having the land is not enough; an endeavour such as this option 

would require a catalyzing force such as a major institution or university, to fuel the multi-disciplinary 

activities sought. Success in developing this concept would require the dedication and financial 

commitments of several Provincial-level entities which would be difficult to coordinate and maintain. 

While the rewards for success would be tremendous, this option presents the highest risk. Though, in 

the event of failure another concept could be pursued, it comes at the expense of the time lost. 
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Recommendations and Implementation 

 

The table below compares the three concept plans on the above-mentioned economic development, 

development risk and quality of life measures. 

 

 Concept Plan 1 Concept Plan 2 Concept Plan 3 

Economic Development Measures 

Expected Economic Impact at 

full build-out 

Low Medium High 

Employment Density at full 

Build-out 

Medium Low High 

Efficacy in balancing the City's 

tax base at full build out 

Medium Low High 

Quality of Jobs Created Medium Medium High 

Development Risk Measures 

Time to full Absorption High (shortest time to 

full absorption) 

Medium Low (Longest time 

to full absorption) 

Investor/buyer Availability High (lowest risk) Medium Low 

Financial risk to the City Low Medium High 

Quality of Built Environment Measures 

Support municipal ‘Green’ 

values 

Low Medium High 

Quality of built environment Low Medium High 

 

The table illustrates the complex tradeoffs involved in the selection of an appropriate development 

scheme for the subject property. The table suggests that the Concept Plan 3, the Science and 

Technology Park, will provide the best economic development outcome and quality of built environment 

outcomes for the City, but might require the longest time to full development and entail the highest 

development risk. In contrast, the Concept Plan 1, Light Industrial/ Business Park / High Tech, is 

expected to require the shorted time to full development and entail the lowest development risk. 

However, the Concept Plan 1 will deliver medium level economic development outcomes and the lowest 

level quality of built environment outcomes. The Concept Plan 2 is expected to deliver lowest economic 

development outcome and medium level outcomes on the quality of built environment and 

development risk measures. 
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Thus, if the City intends to develop the subject property with the least amount of development risks  

and financial involvement, Concept Plan 1 will be the ideal choice for the City. Alternatively, Concept 

Plan 3 will be the ideal development option for the City if it desires to get the best economic 

development and quality of built environment outcomes from the development of the subject property. 

However, the city will be expected to shoulder the higher risks associated with the option and be 

financially invested in the project.  
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Appendix  

Economic Context 
 

The City of St. Albert is located on the Sturgeon River northwest of the City of Edmonton in Alberta. It is 

the second largest city in Edmonton Capital Region with a population of 63,355  in 2014 (2014 Municipal 

Census). The Capital Region’s economy is largely driven by the goods and services producing industries 

that are associated with the energy sector, including petroleum and petrochemical products, bitumen 

upgrading, and spinoff sectors such as metal fabrication, construction and business, technical and 

financial services. The Region serves the 

Athabasca, Peace River and Cold Lake oil sands areas and has displayed strong employment gains in 

manufacturing, wholesale trade and professional, scientific and technical services during the last 

decade. In addition, the long-term population and employment growth prospects for the Capital Region 

are expected to be strong, especially in the northwest part of the Region.  

 

Given its location within the Capital Region and in spite of strong competion from some of the other 

suburban municipalities (Fort Saskatchewan, Leduc, and Spruce Grove, and the Counties of Leduc, 

Parkland, Strathcona, and Sturgeon), the City of St Albert has a strong opportunity to benefit from the 

economic growth prospects in the Capital Region and expand its economic base . The reader should 

note that the recent unforeseen decline in oil prices can be expected to have significant impact on the 

short-term economic growth prospects of the Capital Region but its long-term impact on the Region’s 

economy remains uncertain. Also, within the Capital Region the City of St Albert can be expected to 

weather such economic shocks in a much better way in comparison to the less diversified and goods 

dependent economices of some of the other municipalities in the Region. 

 

It should also be noted that the City of St Albert consistently ranks among best places to live in Canada 

as well as the Province, primarily as a result of its strong economy, low unemployment rates, abundance 

of high paying jobs and low crime rates. Also, the City benefits from its rich arts and culture scene and 

public amenities. As a result of its rich quality of life measures, the City is expected to attract 

significantly cleaner industries and better paying jobs in comparison to the other suburban 

municipalities of Fort Saskatchewan, Leduc, and Spruce Grove, and the Counties of Leduc, Parkland, 

Strathcona, and Sturgeon. Thus, the long-term growth prospects of the City of St Albert are expected to 

be positive and result in strong demand for retail, office and industrial land use over the next few 

decades.  
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Population Growth  

 

 
Table 1: Most Likely Residential Growth Forecast, 2011 - 2036 

Source: City of St. Albert Future Industrial Land Requirements Study, Watson and Associates Economists Ltd., 2011 

 

The City is expected to add roughly 18,270 people (7,875 households) during 2011- 2036 (City of St. 

Albert Future Industrial Land Requirements Study) at an average annual population growth rate of 

approximately 1.05%. One of the fastest growing demographic group in the City is the population aged 

50 years and over (50+); it represented over 37% of the total population in 2014. This trend is expected 

to continue over the forecast period and lead to significant increases in the population aged 50 years 

and over. It should also be noted that the City of St Albert grew at an annual average rate of 1.85% 

during 2012 – 2014 (2014 Municipal Census) , which is twice the rate experienced between 2010 and 

2012 (0.71 %).  
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Employment by Industry 

The St Albert’s economy is primarily dependent on services producing industries (Table 2). The services 

producing industries accounted for 82.7% of the labour force in the City (2011 NHS), which is 

significantly higher in comparison to the City of Edmonton (81.1%), the Census Division No. 11 (78.2%) 

and the Province of Alberta (74.2%). This suggests a higher proportion of service sector jobs and a 

limited reliance on goods producing industry as compared to the City of Edmonton, the Census Division 

No. 11 and the Province of Alberta. The goods producing industries account for only17.3% of the labour 

force in the City.  

 

Table 2 also highlights the industries in the City that display a higher employment share in comparison 

to the City of Edmonton and the Census Division No. 11. These industries include wholesale trade, 

finance and insurance, real estate and rental and leasing, education services, healthcare and social 

assistance and public administration. The above-mentioned industries can be expected to have a 

significant influence on the local economy and serve a much larger region beyond the municipal 

boundary. In comparison, all the goods producing industries, except construction industry, display 

significantly lower employment shares in comparison to the City of Edmonton and the Census Division 

No. 11. For example the manufacturing industry accounts for only 4.5% of the total labour force in the 

City of St Albert as compared to 6.6% for the City of Edmonton and 5.9% for the Province of Alberta, 

suggesting a limited role of the industry in the local economy. 

  

It should also be noted that a significant proportion of labour force from the city is employed in areas 

outside the City. The Future Industrial Land Requirement Study (2011) estimated the total number of 

jobs in the City St Albert at 19,359 (Hoover data), which is significantly below the total labour force of 

the City in 2011 (Figure 4).  This suggests a significant outflow of workers from the City and provides 

sufficient reason for enhancing the employment base of the City. The Future Industrial Land 

Requirement Study (2011) also provides the distribution of the employment share, by industry (NAICS 

codes) in the City of St Albert. The findings from their analyses suggest the importance of the retail 

trade, construction, health care and social 

assistance, accommodation and food services and public administration industries for the local 

economy.  
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2011 Labour Force by Industry
Total labour force 36,430 480,645 707,210 2,115,640

Industry - not applicable 285 7,455 9,550 27,490

All industries 36,135 100.0% 473,195 100.0% 697,665 100.0% 2,088,145 100.0%

Goods Producing

    11 Agriculture; forestry; fishing and hunting 210 0.6% 1,170 0.2% 7,380 1.1% 61,165 2.9%

    21 Mining; quarrying; and oil and gas extraction 585 1.6% 9,905 2.1% 21,745 3.1% 136,500 6.5%

    22 Utilities 265 0.7% 4,780 1.0% 7,600 1.1% 22,035 1.1%

    23 Construction 3,555 9.8% 42,605 9.0% 69,390 9.9% 195,905 9.4%

    31-33 Manufacturing 1,640 4.5% 31,140 6.6% 45,735 6.6% 123,465 5.9%

Services Producing

    41 Wholesale trade 1,850 5.1% 22,230 4.7% 34,175 4.9% 89,000 4.3%

    44-45 Retail trade 3,990 11.0% 55,585 11.7% 79,115 11.3% 229,225 11.0%

    48-49 Transportation and warehousing 1,645 4.6% 21,675 4.6% 33,175 4.8% 104,770 5.0%

    51 Information and cultural industries 715 2.0% 9,580 2.0% 12,620 1.8% 35,465 1.7%

    52 Finance and insurance 1,660 4.6% 17,505 3.7% 24,485 3.5% 68,760 3.3%

    53 Real estate and rental and leasing 870 2.4% 9,505 2.0% 13,965 2.0% 40,090 1.9%

    54 Professional; scientific and technical services 2,620 7.3% 35,035 7.4% 48,475 6.9% 162,490 7.8%

    55 Management of companies and enterprises 20 0.1% 385 0.1% 680 0.1% 2,535 0.1%

    56 Admin and support; waste mgmt and remediation 900 2.5% 17,590 3.7% 24,105 3.5% 72,965 3.5%

    61 Educational services 3,475 9.6% 37,330 7.9% 52,735 7.6% 141,550 6.8%

    62 Health care and social assistance 4,130 11.4% 53,370 11.3% 74,725 10.7% 206,695 9.9%

    71 Arts; entertainment and recreation 635 1.8% 8,495 1.8% 11,720 1.7% 39,720 1.9%

    72 Accommodation and food services 1,570 4.3% 32,915 7.0% 42,820 6.1% 125,810 6.0%

    81 Other services (except public administration) 1,635 4.5% 23,690 5.0% 35,550 5.1% 101,275 4.8%

    91 Public administration 4,155 11.5% 38,695 8.2% 57,475 8.2% 128,720 6.2%

Goods Producing 6,255 17.3% 89,600 18.9% 151,850 21.8% 539,070 25.8%

Services Producing 29,870 82.7% 383,585 81.1% 545,820 78.2% 1,549,070 74.2%

AlbertaDiv No. 11 Edmonton St. Albert

 
Table 2: Comparison of 2011 labour force by industry 

Source: NHS 2011 

 

 
Figure 4: St Albert Jobs by NAICS 

Source: City of St. Albert Future Industrial Land Requirements Study, Watson and Associates Economists Ltd., 2011 
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Employment Growth 

 

Table 3 provides the most likely employment growth forecast for the City of St Albert (Future Industrial 

Land Requirement Study, 2011). The findings from the study (Medium Growth Scenario) suggest steady 

growth in the City’s employment  from from 18,505 in 2011 to 28,295 in 2036 and 33,265 in 2051, which 

translates into an annual employment growth rate of 1.7% during 2011-2036 and 1.1% during 2036- 

2051.The findings also suggests a significant growth in the commercial and population related 

employment followed by employment in industrial establishments; the City is expected to add 4,330 

jobs in the commercial and population related employment and 3,605 jobs in industrial establishments 

during 2011- 2036. In addition, the City is expected to add 1,095 jobs in the institutional sector and 805 

jobs will be added in the work at home category during 2011- 2036. Overall the City is expected to add 

roughly 18,270 people and 9,790 jobs during 2011- 2036 and display strong employment growth in all 

the sectors of its economy except the forestry and agriculture industry.  

 

 
Table 3: Most Likely Employment Forecast, 2011 - 2051 

Source: City of St. Albert Future Industrial Land Requirements Study, Watson and Associates Economists Ltd., 2011 
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Key Growth Industries 

 

Thus, the Future Industrial Land Requirement Study (2011) suggests that the City will add 14,760 jobs 

during 2011- 2051 (Table 3), which is roughly 180% of the total employment in 2011. The study also 

anticipates strong industrial and commercial employment growth during 2016 – 2026 followed by a 

gradual decline in employment growth during 2026 – 2051, primarily as a result of ageing labour force.  

Overall the study finds that much of the employment growth in the City will be experienced in the  

1. Population-related/commercial, including: 

• retail and accommodation/food services; and 

• “knowledge-based” employment (such as business services, professional and technical 

services including engineering and environmental services, and research and development 

related to the energy sector) 

2. Industrial employment growth, including sectors related to: 

•  logistics/distribution; 

• advanced manufacturing; and, 

• construction. 

Furthermore, the City is also expected to display a moderate employment growth in the institutional 

sector and home based employment opportunities through improved telecommunication technology, 

increased opportunities related to telecommuting and potential work schedule flexibility. 

 

It should be noted that the above-mentioned findings form the Future Industrial Land Requirement 

Study (2011) are fairly consistent with the findings from the Business and Tourism Development Long 

Term Departmentt Plan (2008) and the Business Attraction Strategy (2009). The Business and Tourism 

Development Long Term Departmentt Plan (2008) identified five primary export-oriented sectors, which 

were professional, scientific and technical services; value-added manufacturing and production; 

logistics, warehousing and distribution; environmental and botanical; and, construction services. 

Similarly, the Business Attraction Strategy (2009) identified the sectors with the best growth potential 

over the followinng 3 to 5 years. These sectors were transportation, distribution, and logistics; green 

‘niche’ manufacturing and engineering; commercial retail; construction; and, institutional and 

education.  

 

Attachment 1



 
 

 31 

Employment Land Demand 

 

The Future Industrial Land Requirement Study (2011) examined the avaialble supply of vacant industrial 

land and forecasted the industrial land demand for the City of St. Albert. The study found that the City of 

St. Albert had a total inventory of only 67 net ha (165 net acres) of designated vacant industrial land in 

2011, which was the smallest inventory in the surveyed municipalities. On the demand side, the study 

estimated an industrial land demand of 225 net ha (557 net acres) during 2011 – 2036 and 335 net ha 

(828 net acres) during 2011 – 2051. This translates to an annual absorption rate of 9 net ha/year (22 net 

acres per year) during 2011 – 2036 and 8 net ha (21 net acres) during 2011- 2051. Further, after 

adjusting for vacancy the study net demand is expected to be 271 net ha (669 net acres) and 402 net ha 

(994 net acres), during 2011- 2036 and 2011 – 2051 respectively.  

 

The study also projected the future employment density on industrial lands to be 22 jobs /net ha (9 

jobs/net acre) from 2011 to 2051, which suggests the continuation of the low-rise, multi-tenant 

industrial facilities that appeal to light industrial and more commercial users.  

As a result of the findings from the above-mentioned study, the City’s Planning & Development 

Department also conducted a study, Future Study Areas Report (2011), to identify additional 

industrial land opportunities within the City. The Future Study Areas Report (2011) recommended 

several options for accommodating short term as well as long - term industrial demand in the City 

and the Employment Lands area was identified as one of the recommended options. The 

development of proposed site can be expected to accommodate most of the forecasted demand for 

industrial land during 2011 – 2036. 
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Competitive Industrial Supply 
 

St Albert’s Industrial Lands 

 

The City of St. Albert has two designated industrial areas, the Riel Business Park and the Campbell 

Business Park,  with a total area of 117 net developed ha (288 net developed acres) and a city-wide 

average employment density on industrial lands of 25 jobs per net ha or 10 jobs per net acre (Future 

Industrial Land Requirement Study, 2011).  

 

 The Riel Business Park has a total developed area of 42 net ha (104 net acres) and is located close to the 

southern edge of the City of St Albert, along Riel Drive. It is a mature industrial area with small lot sizes 

(average lot size is 1 acre)  and an employment density of  30 jobs per net ha (12 jobs per net acre). The 

Riel Business Park accomodates a wide range of industrial uses, including transportation, manufacturing, 

business services, construction, warehousing, heavy equipment rental and service. Some of the major 

employers in the Business Park are Proclad Enterprises, Pro-Western Plastics and Westcon Precast 

(Future Industrial Land Requirement Study, 2011).  

 

The Campbell Business Park is located on the eastern edge of the City of St. Albert and has a total 

developed area of 74.4 net ha (184 net acres). The  Campbell Business Park also accomodates a wide 

variety of industrial uses, such as manufacturing, logistics, transportation, government services, 

warehousing and business and commercial services uses. The Business Park offers greater flexibility and 

variety of lot sizes from 0.2 ha to 13.4 ha (0.5 acre to 33 acres) and displays roughly 23 jobs per net ha (9 

jobs per net acre). The more recently developed Campbell North area has attracted significant office 

component and has attracted higher order business and commercial services, information technology, 

utilities and construction related uses. Some of the major employers in the Campbell Business Park are 

Connect Logistics, Kodiak Wireline and Fountain Tire (Future Industrial Land Requirement Study, 2011).  

 

The readers should note that the Riel Business Park is practically built out and does not compete with 

any new development on the subject property. Also, the Campbell Business Park, even though it has 

some vacant industrial lands, is not expected to adversely impact the long-term prospects of the sale 

and disposition of any development on the subject property. 
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Figure 5: St Albert’s Industrial Lands 

Source: City of St Albert 
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City of Edmonton 

 

The City of Edmonton  has four designated industrial districts, i.e. the Edmonton Energy and Technology 

Park, the Northeast District,  the Northwest District and the South District. These industrial districts offer 

a wide variety of serviced industrial land and are expected to compete with any new development on 

the subject property, especially higher quality business uses such as high tech and higher order business 

parks. The City of Edmonton  has 1,714 gross ha (4,230 gross acres) of designated vacant industrial land 

available for development, which represents roughly 14 years of available supply of industrial lands 

(based on an annual absorption rate of 124 net ha per year). In addition, the City has  4,860 gross ha 

(12,009 acres)  available in the Edmonton Energy and Technology Park (City of Edmonton Vacant 

Industrial Land Update, July 2013).  

 

The Edmonton Energy and Technology Park has been planned to accomodate an integrated cluster of 

secondary and tertiary industries. The area structure plan includes a petrochemical cluster precinct that 

will use feedstocks from area upgraders, a manufacturing precinct that will use the refined chemicals, a 

logistics precinct and a research and development precinct that supports the technical needs of business 

functions of the cluster.The Northeast District includes older industrial subdivisions, which are zoned for 

Medium Industrial and Heavy Industrial uses. The location advantages for both Edmonton Energy and 

Technology Park and the Clover Bar Area include access to Yellowhead Trail, Anthony Henday Drive, rail 

services, and proximity to Alberta Industrial Heartland.  

 

The Northwest Industrial Area is zoned for Business Industrial (IB) and Medium Industrial (IM) and 

accomodates logistics and manufacturing uses. It benefits from significant location advantages such as 

access to the CN intermodal terminal, rail service, Yellowhead Highway and Anthony Henday Drive. The 

South Industrial District is zoned for Business Industrial (IB), Medium Industrial (IM), Light Industrial (IL) 

and Heavy Industrial (IH) and accommodates a wide variety of resource servicing and manufacturing 

industries. This district benefits from its access to major roadways, such as Whitemud Drive, Sherwood 

Park Freeway, Anthony Henday Drive, and Queen Elizabeth II Highway aswell as its proximity to 

Edmonton International Airport and CP intermodal terminal and rail services are transportation assets.  
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Figure 6: Edmonton's Industrial Lands 

Source: City of Edmonton 
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Sturgeon County 

 

Sturgeon County is a rural county located to the north end of Edmonton, and extends east to Fort 

Saskatchewan and west to Calahoo. The Sturgeon County  poses a significant potential competition for  

industrial activity for any new development on the subject property. The County offers the lowest 

serviced industrial land prices in the Capital Region, the industrial land prices average $177,000 per acre 

in the Sturgeon County as compared to $400,000 per acre in the City of St Albert. 

 

The Sturgeon Industrial Park, which is the county’s largest light/medium industrial park, offers over 160 

hectares (400 acres) of serviced land and 320 hectares (800 acres) of raw land. Major employers in the 

county include the Canadian Forces Edmonton Garrison Military Base, Sturgeon School Division, and 

Agrium. In addition, the Pro-North Industrial Area and Villeneuve Airport Industrial Areas also offer  

opportunities for limited light industrial development. The Pro-North Industrial Area includes 77 ha (190 

acres) of partially serviced lands and caters to small to medium size development in warehousing and 

storage, and metal manufacturing. Furthermore, the proposed Villeneuve Industrial Area is located at 

the municipal boundary of the City of St Albert and can be expected to compete with any proposed 

supply at the subject property.  

Parkland County 

 

Parkland County is located west of the City of Edmonton in Census Division No. 11. The Acheson 

Industrial Area is the primary industrial and the economic development hub of Parkland County. The 

Industrial area covers 10,000 acres (4,000 ha) of land and  includes the Ellis Industrial Park, the Sherwin 

Industrial Park, and West Acheson Industrial area. 

 

The Industrial Area accomodates a wide range of light and medium industrial uses ranging from 

manufacturing, construction, transportation and logistics, warehousing and manufacturing. The 

Industrial Area poses a siginificant potential for competition with new light industrial development on 

the subject property  due to a large land supply, siginificant development capacity, competitive land 

prices, access to CN intermodal terminal and highways (Yellowhead Highway, Highway 16A and Anthony 

Henday Drive) and its location on Highway 60, which is a major heavy haul truck route, serving the oil 

sands industry in Fort McMurray (Future Industrial Land Requirement Study, 2011). 

Strathcona County 

  

Strathcona County is located to the east of the City of Edmonton. It has more than 20,000 acres (8272 

ha.) of industrial land, which is zoned for  light, medium, heavy, eco- and agri-business, and the heavy 

industrial uses. The County’s “Refinery Row” area  covers approximately 1,300 ha (3,200 gross acres) 

and accomodates to several heavy industrial users, such as the Imperial Oil, Alberta Envirofuels, 

Attachment 1



 
 

 37 

AltaSteel, Enbridge Pipeline, Gibson Energy Ltd., Petro-Canada, Alcan Ltd., Pembina Pipeline, Kinder 

Morgan and Lafarge.  

 

In contrast to the Refinary Row, the Broadmoor Centre and the Sherwood Business Park are both mixed-

use subdivisions and accomodate the majority of the county’s light and medium industrial development. 

Sherwood Business Park covers an area of 160 gross ha (400 gross acres) and has a large office, quasi 

commercial component, which can accommodate future growth. In addition, the Laurin Industrial Park, 

Knightsbridge Subdivision, Sherwood Industrial Estates, Strathmoor Industrial, Griffon Industrial Estates, 

and Clover Bar Industrial are the main medium industrial subdivisions. The county’s significant medium 

industrial land base is largely approaching build out. Even though the Strathcona County has witnessed a 

strong growth in construction and professional, scientific and technical services over the last few years it 

is expected to have a fairly limited impact on the proposed development on the subject site. This is 

primarily because the County has a limited supply of serviced vacant light and medium industrial land.   

City of Spruce Grove 

 

The City of Spruce Grove is located the west of the City of Edmoonton along the Trans-Canada 

Yellowhead Highway. The City has six small industrial parks that are relatively contiguous and situated 

on the south side of the city along Highway 16A, with a total of 405 ha (1,000 acres) of vacant 

designated industrial land (Future Industrial Land Requirement Study, 2011). The parks have a strong 

light industrial presence comprised of logistics, transportation and warehousing uses. As a result, the 

Industrial Area poses a siginificant potential for competition with new light industrial development on 

the subject property  due to a large land supply, siginificant development capacity, competitive land 

prices. 

City of Fort Saskatchewan  
 

Fort Saskatchewan, located to the northeast of the City of Edmonton. Much of the City’s heavy industrial 

base is located in the northeast part of the city and is devoted to the energy sector associated with the 

Alberta’s Industrial Heartland and the oil sands of Fort McMurray. The main uses include petrochemical 

processing and manufacturing and support services. The city has experienced significant industrial 

development since 2003 with considerable growth in demand  

 

In addition, the Eastgate Industrial Park and Fort Industrial Estates accomodate much of the city’s light 

industrial development.  The Eastgate Industrial Park is approaching build out but there is ample 

development capacity in the Fort Industrial Estates, which covers a gross area of 104 ha (257 acres) to 

the northeast of the Eastgate Industrial Park. The City of Fort Saskatchewan is not expected to pose any 

serious competition to the proposed developments on the subject property. 
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Executive Brief from Entertainment Demand Study 
The following report was conducted to assess the warranted market support for a variety of 

entertainment land uses in the City of St. Albert. The study's analyses centre on identifying the level of 

market support, absorption, and general content for entertainment type uses over the course of a study 

period extending to 2035. Based on a detailed review of the local and regional market, the existing and 

anticipated competitive influences, the intrinsic qualities and area characteristics of St. Albert, the 

market opportunity analysis, public engagement findings, and an understanding of entertainment 

industry trends, market recommendations and locational considerations have been made. 

 

It is important to note that the majority of the report was written prior to the recent drop in crude oil 

prices. Should any of the assumptions as noted in Section 1.0 be undermined by the course of future 

events, the consultant recommends that the study's findings be re-examined.  

 

The major findings and recommendations of the St. Albert Entertainment Demand Study are as follows: 

 

Contextual Overview: 

• While recent developments have seen crude oil prices drop around the world due to the 

response of fast rising production, Alberta's Finance Minster reports that Alberta remains on 

course to post a healthy surplus of nearly $1 billion this fiscal year, buoyed by rising revenues 

from income taxes. 

 

• Backed by the healthy economy of the Province of Alberta, the Edmonton Region is expected to 

experience solid growth over the next several years. Given St. Albert's positioning within the 

Capital Region, the City is posed to capitalize on the anticipated growth potential of the Region. 

 

• St. Albert has experienced relatively consistent growth over the last 20 years and is projected to 

experience healthy growth in the future. St. Albert is forecasted to expand its population base 

by 44%, reaching a population of 91,000 by 2035, corresponding to an average annual growth 

rate of 1.7%. 

 

• With this anticipated growth in population, lies opportunities for additional commercial 

facilities, including entertainment land uses. A key challenge - which is a challenge facing many 

traditional bedroom communities of major cities - is balancing residential growth with a more 

diversified economic sector to provide increased local employment as well as a more balanced 

municipal tax base. The City of St. Albert has been undertaking many economic development 

initiatives to target commercial and industrial growth and attract specific business sectors. 
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• St. Albert currently has some 1,056 ha (2,609 acres) of developable land which has been 

forecasted to accommodate a population approaching 30,000 over the next 25 years. This 

includes 405 ha (1,001 acres) for commercial, industrial and mixed-use development.  

 

• The majority of future commercial development will occur on non-residential and/or mixed-use 

designated lands including: The 249 ha (615 acre) Employment Lands, the 47 ha (116 acre) 

Downtown area, and the 43 ha (106 acre) Elysian Fields. 

 

• While very much family oriented (indeed, one-quarter of the population is under 20 years of 

age), the community is aging. The percentage of the population aged 50-64 has been trending 

higher (stabilizing at 22% of the total population in 2012), and the 65+ population has been 

trending higher, representing 15% of the total population in 2014 (In 2008, the 65+ population 

represented 11% of the total population base). The newer neighourhoods of the City are 

attracting a generally younger population base, while some of the more mature neighbourhoods 

contain some of the higher average ages. This is important to recognize when planning for 

future services and amenities, including entertainment. 

 

• On average, and compared with the provincial figures, St. Albert households have higher 

incomes than their provincial counterparts. The level of educational attainment is also higher in 

St. Albert. That said, it is also worth noting that 19% of  St. Albert households have incomes 

under $50,000. 

 

Entertainment Industry Trends: 

• It is important to examine the latest trends and concepts in the entertainment industry. With 

the changing nature of consumer preferences, technological advances, and the increasing 

prevalence of home-based entertainment activities, it has forced some entertainment venues to 

adapt to the changing times. Many of the entertainment venues have upgraded their facilities - 

such as the major movie players who have upgraded their amenities and screening technologies.  

 

• Similarly, wth the emergence of e-retailing and changing consumer preferences, traditional 

shopping centres have been reinventing their approach, increasingly adopting a lifestyle and 

entertainment orientation in combination with retail components. Traditional shopping centres 

are being transformed into more of a social gathering place, with the retail and entertainment 

components working together to create a complementary and synergistic partnership to 

capture visitors and increase both dwell times and expenditures. 

 

• The notion of the Urban Entertainment Centre (UEC) is explored in Section 4.0, with discussions 

on their tendencies to exist in numerous permutations with varying sizes and mixes of 
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entertainment, retail and dining facilities. Successful UEC's share a common element, which is 

that the project is a reflection of the community's unique character and market orientation. 

Particular categories of the UEC have been explored, including the Entertainment Complex and 

the Entertainment District. 

 

Existing Supply: 

• St. Albert currently contains approximately 340,000 square feet of entertainment uses (excludes 

municipal recreation facilities). 

 

• Recreation facilities are the dominant form of existing entertainment land uses in St. Albert. 

While the City plays a major role in the delivery of recreation opportunities, there are many 

privately operated facilities - the majority being classified as fitness centres/clubs. There will be 

a continued demand for recreation facilities, particularly as the northern and western reaches of 

the City grow. Furthermore, there are several areas of this Amusement and Recreation 

entertainment category (particularly venues that could be classified as more "amusement" in 

nature), which are currently not represented in St. Albert, and some which are not adequately 

represented in the wider Region. 

 

• While there are noticeable market gaps in several entertainment categories in St. Albert, it is 

important to be mindful of the considerable amount of existing and upcoming entertainment 

supply in Edmonton, which is considered easily accessible for St. Albert residents due to the 

close proximity and strong roadway connections. 

 

• Indeed, Edmonton is home to the majority of what can be described as 'destination' 

entertainment venues, attracting patrons and visitors from a wide geographical area, including 

West Edmonton Mall, which is one of the greatest examples of an Urban Entertainment Centre 

in the world. 

 

Engagement Exercise Findings: 

• Amusement & recreation, drinking places, and spectator entertainment establishments are the 

most frequently used by respondents. Very few respondents use heritage and gambling 

establishments frequently, and a considerable number of respondents report to never use 

casinos/other gambling establishments. 

 

• The younger demographic base (predominately 20-34) is the least satisfied with St. Albert's 

current selection of entertainment uses and are more likely to frequent Edmonton's 

entertainment establishments. It is important to note that a high proportion of the households 

of this demographic group are spending more than $150 per month on entertainment (43% of 
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households). As such, findings indicate that there is a need for entertainment uses that appeal 

to this demographic group. 

 

• It is important to be mindful of the aging population base. The findings indicate that older 

demographic groups are more likely to stay in St. Albert for their entertainment needs, versus 

venturing outside of the City. As such, it will be important to provide a variety of activities to 

appeal to this growing demographic. 

 

• Online survey results show that for every entertainment category examined (with the exception 

of drinking place establishments), respondents are more likely to partake in entertainment 

activities outside of St. Albert. The telephone survey results found that respondents are more 

likely to visit drinking place establishments and amusement and recreation establishments in St. 

Albert. 

 

• Both surveys show that a greater proportion of respondents' overall entertainment activities 

take place in Edmonton and other locations - emphasizing the potential opportunities for 

additional entertainment venues in St. Albert. 

 

• Overall, respondents tend to go to Edmonton for larger events, such as sporting events, for a 

greater variety of establishments and for activities/venues that are not available in St. Albert. 

 

• The overwhelming response from the online and telephone surveys is that a movie theatre is 

the most desired establishment for St. Albert. Other common responses among the two surveys 

are cocktail lounge/wine bar/pubs, performance venue/live theatre/outdoor amphitheatre, 

more restaurants.  

 

• In each survey it was found that more than half of respondents would like to see an 

entertainment district/hub in St. Albert (64% of online survey respondents and 53% of 

telephone survey respondents). Views on this vary by age, with the younger demographic 

tending to voice more support for a district/hub. 

 

Findings: 

• Entertainment is a complex and multi-faceted type of land use. It encompasses a variety of 

different categories of entertainment land uses, as well as a broad range of building and/or land 

sizes, and varying forms ownership and management structures. 

 

• The consultant has used traditional analytic type analysis where applicable to formulate a basis 

for demand, however, entertainment land uses do not always lend themselves to that form of 
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analysis, and correspondingly, other equally important factors have been examined as well. For 

instance, the demand forecasts have been reinforced based on a number of factors including 

the consultant's knowledge of the local and regional market, the existing and anticipated 

competitive influences, trade area forecasts (population, demographics, incomes), the intrinsic 

qualities and area characteristics of St. Albert, public engagement findings, best practices, 

development trends, consumer behavioural attitudes, new forms of entertainment, etc. 

 

• As per the Base Scenario analysis (the most likely scenario) it has been found that there is a 

perceived demand for an additional approximately 360,000 square feet of entertainment land 

uses by 2035, including:  

o A 7-9 screen movie theatre of some 46,000 - 59,000 square feet is warranted in  the 

mid-term (8 screen movie theatre by 2019). 

o There is a perceived demand for an additional 56,000 square feet of  Performance 

Venue and Heritage Establishment space, 191,000 square feet of  Amusement and 

Recreation Establishment space, and 38,000 square feet of   Drinking Establishment space, 

by 2035. 

o The analyses indicate that the existing supply of casino and bingo  establishments 

are satisfying the majority of the demand for these  establishments. This is reinforced by the 

limited per capita expenditure base for  these facilities, and the public engagement survey 

findings. 

o Demand for spectator sports establishments are dependent on a wide range of  factors. 

Due to the extent of supply in neighbouring Edmonton (including the  under-construction 

Rogers Place Arena), in combination with a limited per capita  expenditure base, and results of 

the public engagement survey findings, the  consultant sees no substantial demand for 

spectator sports establishments in St.  Albert - unless there is a desire to relocate/expand 

particular facilities, in which  case St. Albert could be considered as a viable alternative. 

• The consultant notes that if a complementary range of unique and synergistic 

entertainment/commercial land uses can be targeted for St. Albert, including several 'anchor' or 

'destination' tenants, than indeed the market penetration may be expanded, capturing 

increased market shares and additional expenditures from the wider Edmonton market and 

surrounding areas.  

 

Recommendations: 

• The consultant recommends pursuing at least two distinct areas for which to concentrate 

entertainment uses in the City of St. Albert. 

• In each area, to the extent that is possible, the consultant recommends a clustering approach. A 

lot can be gained by concentrating complementary facilities in a careful and managed way. It 

creates a synergy and increased attraction, thereby not only having a greater chance of 

Attachment 1



 
 

 43 

achieving an earlier stage of critical mass, but also achieving the desired market shares and 

inflow earlier than what might otherwise be expected. Furthermore, there are opportunities to 

use land more efficiently through integrating these uses collectively, and through the potential 

for shared facilities, such as parking. 

 

• It is recommended to first and foremost target entertainment uses for the downtown core. 

While the downtown is relatively small, with limited opportunities at present, there are clusters 

of under-utilized and vacant land in the core area. Potential development sites have been noted 

in Section 10. 

 

• It would be of great benefit to reinforce St. Albert's downtown as the 'heart' of the City. Such 

uses must fit the unique character of the downtown, complement the existing uses, and 

reinforce St. Albert's brand as the Botanical Arts City. The downtown can greatly benefit from 

additional traffic generating anchors, including a movie theatre complex of some 7-9 screens 

(potentially with one or two screens devoted to a VIP orientation). A cinema complex is a strong 

anchor tenant as it appeals to a wide demographic, and can serve as a catalyst to spur interest in 

a variety of complementary facilities. 

 

• With further expansion of warranted complementary entertainment land uses (such as art 

gallery/studio space, additional spectator entertainment facilities including a comedy club, live 

music venue, outdoor amphitheatre/performance space, etc.) in combination with 

complementary commercial establishments (mainly restaurants, drinking establishments, 

synergistic retail uses, and boutique hotel), an arts and cultural district has a better chance of 

being formed (developed through the clustering approach). 

 

• The consultant has also devised a unique menu of entertainment establishments that have been 

considered as best conducive to a more 'outlying' area of the City. The majority of these land 

uses fall into the amusement and recreation entertainment category, filling voids in the local, 

and in many instances, regional market. The majority of these recommended establishments 

appeal to families with children.  

 

• To a great extent these uses are in part justified for a more suburban locale due to their being 

typically large land consumers. However, by implementing a clustering approach, there are 

opportunities to use land more efficiently through integrating these uses collectively, and 

through the potential for shared facilities, such as parking. In addition, the clustering of 

complementary facilities creates synergies, broadens the entertainment experience, and helps 

to generate a project's critical mass as early as possible. 
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• A range of uses are envisioned for the western environs of the City. This is reinforced by the 

recent expansion of Ray Gibbon Drive and the future plans for this arterial roadway to be 

widened and further extended to connect with Highway 2 and Highway 37 to the north. The 

western environs are easily connected to the south (with proximity to the Anthony Henday), to 

the north via Ray Gibbon Drive, and to the east via McKenney Avenue, Giroux Road, and 

Villeneuve Road. 

 

• Through careful planning and successful implementation, the outlying entertainment district 

should result in many benefits including: 

o Increased employment opportunities 

o Opportunities for diversification and economic uplift 

o Aide in balancing the City's tax base 

o Satisfy local interests 

o Improve awareness levels of the City 
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Option 1: Office Park - Early Concept and Precedent Projects 
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Option 2: Commercial w/Entertainment - Early Concept and Precedent 
Projects 
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Option 3: Research Park - Early Concept and Precedent Projects 
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AREA STRUCTURE & 

REDEVELOPMENT PLANS: 
Technical Report Terms of Reference 
 

 

 

 

I. Preamble 

This Terms of Reference outlines the application requirements for an Area Structure Plan 

(ASP) and Area Redevelopment Plan (ARP) or an amendment to one of these plans. 

The City of St. Albert (the City), in accordance with Sections 633, 634, and 635 of the 

Municipal Government Act (MGA) and City Plan St. Albert Municipal Development Plan 

(MDP), prepares the ASP, ARP or plan amendments.  The ASP and ARP are City 

documents and, as such, the City is responsible for them.   

An Area Structure Plan is a statutory plan that provides a framework on future development 

of undeveloped areas and may include residential, commercial, institutional, and industrial 

or a combination of land uses.  

An Area Redevelopment Plan is a statutory plan that guides how an existing built-up area or 

neighbourhood should be developed in the future.  Such plans could include revitalization, 

redevelopment, or preservation.  

II. Purpose of Technical Report 

These Terms of Reference outline the requirements for preparing a technical report for an 

ASP, ARP or an amendment to an existing plan.  The intent is to provide a framework for 

creating or amending an ASP to ARP bylaw and in preparing a technical report. 

To support the preparation of an ASP, ARP or bylaw amendment, an applicant prepares an 

ASP or ARP technical report with supporting documents as outlined in this Terms of 

Reference.  Documents submitted to the City will be made available for public viewing and 

provided to referral agencies.   Ideally, an applicant will engage professionals in the fields of 

land use planning, engineering, and other areas to assist in the preparation of the technical 

report and associated documents.   
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City staff members work with the applicant and consider their interests, the interests of other 

stakeholders, referral agencies, and citizens.  Should the ASP or ARP bylaw prepared by the 

City not reflect the interest of the applicant, the applicant can make a presentation to City 

Council as part of the Public Hearing process. 

III. Pre-Application Meeting 

An applicant can contact the Planning and Engineering Department to request a pre-

application meeting.  The meeting is an opportunity to present initial development intentions 

and for staff to review the application process, identify potential issues and other 

requirements.   

As well, the type of additional studies and documentation may be determined at this 

meeting.  In addition, during the processing of the application, supplementary information 

may be requested from the applicant. The City of St. Albert respects copyright rules and is 

unable to provide copyrighted reports that were part of other applications. 

IV. Public Consultation Plan 

The applicant is responsible for organizing, conducting and funding public consultation in 

accordance with the City of St. Albert’s Policy on Public Consultation Requirements for 

Planning and Development Procedures.  A Public Consultation Plan must be approved by 

the Director of Planning and Development prior to implementation of the plan.  An Area 

Redevelopment Plan may require significant neighbourhood participation. 

V. Application 

All documentation must be submitted at the same time along with the application fee(s) and 

appropriate forms.  Once the City deems the application complete, processing of the 

application will begin.  Incomplete applications cannot be accepted and may be returned to 

the applicant.  Application packages can be found at http://www.stalbert.ca/applications-

forms. 

Redistricting and subdivision applications can occur concurrently with an ASP/ARP 

application.  Redistricting of the land is required prior to subdivision and development of the 

land, must be consistent with the ASP/ARP and is approved by Council.   

Once a parcel of land has been redistricted, then subdivision of land can occur.  Subdivisions 

are approved by the Subdivision Approving Authority. 
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VI. Technical Report Requirements 

This section describes what should be in a Technical Report and the required supporting 

documents.  Supporting documents must be consistent with each other and to the 

development concept.  All measurements must be in ha or m. 

1.0 Introduction 

1.1 Site Location: 

 On a map show the location of the site in context to the whole of the city. 

1.2 Name of Development Area: 

 Provide rationale for the name of the proposed ASP/ARP.  The name of the area will 

be reviewed by the City and confirmation of its acceptance provided. 

1.3 List of Consultants: 

 Provide a list of consultants (planners, engineers, architects, markets appraisers, etc.) 

that are involved with the ASP/ARP. 

1.4 Purpose: 

 Provide highlights of the technical report, size of the area, and the documents used to 

create the technical report. 

1.5 Vision: 

 Describe how the overall vision for the area; how the development or re-development 

will look and feel once developed and the meaning to the public and the end-users.  

Describe the interest in development or re-development of this area of the City. 

 For amendments, provide rationale and justification for the proposed change(s). 

1.6 Objectives: 

 At full build-out what will this development provide to the citizens of the City and the 

residents and businesses of the development. 
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1.7 History: 

 Previous and existing land uses on the site and adjacent lands. 

 Any significance information about the site that should be documented and or 

retained. 

1.8 Timeframe of the Plan: 

 Identify the expected timeframe in years, for build-out and any factors that would 

speed or slow down the development of the area. 

1.9 Property Ownership Patterns: 

 A table showing legal description, ownership, area(s) in hectares and percentage of the 

total land areas. 

 Identify any parcels of land that the applicant may be purchasing to incorporate into 

the plan area. 

 Map of property ownership(s):  ASP boundary, gross area, City boundary, legal 

descriptions, name of ownership, area in hectares, rights-of-way plan numbers and 

ownership, and roadway plan numbers. 

 If there has been history of change in land ownership, provide a table showing:  date, 

owner, legal description of property and size. 

 Should an owner not be participating in the plan area, discuss what attempts are being 

made or have been made to involve specific landowner(s) and reasons for non-

participation. 

1.10 Topography and Flood Mapping: 

 Topographic survey for the plan area at one (1) metre intervals.  Provide a map with 

the topography and a description of the range of slopes in the development area. 

 Provide a flood map showing top of bank, development setbacks as identified in the 

geo-technical report, and high-water mark. 
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2.0 Capital Region Board 

Describe how this proposal meets the Capital Region Board growth requirements outlined, 

and include other comments as needed. 

 Residential density 30 to 45 units per ha 

 Population growth 1.7% per year 

 Employment growth 0.7% growth rate per year 

 Affordable housing 

 Transportation corridors 

 Recreation corridors 

3.0 Statutory Compliance 

Provide a brief statement and identify policies of existing statutory documents that the 

proposal complies with and complements.  Should the application not meet the policies 

within these documents, identify the differences and possible solutions, which may include 

additional statutory plan amendments. 

 Intermunicipal Development Plan (IDP) 

 Municipal Development Plan (MDP) 

 Existing Area Structure Plan (ASP) and Area Redevelopment Plan (ARP) for the 

specific area 

 Adjacent ASP or ARP to the specific area.  Identify how roads, pedestrian 

connectivity, land uses, screening etc. will be compatible and interfaced.  If adjacent 

lands are not in an ASP or ARP, describe the land uses and the jurisdiction of the 

lands. 

4.0 Municipal Documents 

The City has several municipal documents each with a specific focus, but all relating to land 

use.  Most of these documents are available on the City’s web site.  Please review these 

documents and reference them in the technical report should they support or not support the 

concept of the application. 

 Land Use Bylaw (LUB) 
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 Transportation Master Plan (TMP) 

 Utility Master Plan (UMP) 

 Cultural Master Plan (under development) 

 Recreation Master Plan 

 Transit Long-Term Department Plan 2005-2020 

 Economic Development Master Plan 2004-2024 

 Environmental Master Plan (EMP) 2009 

 Engineering Municipal Servicing Standards 

 Natural Areas Inventory 

5.0 Public Consultation Summary 

Outline public consultation activities undertaken including: 

 Summary of the public consultation tools used along with dates of meetings or other 

activities, list of attendees with addresses and postal codes, and dates and location of 

advertisements (mail-outs, newspaper ads of public notifications). 

 Feedback received and how it was incorporated into the development proposal. 

 Deviations from the initially approved Public Consultation Plan, with rationale.  

Verbatim minutes of public meeting(s) by a Court reporter, one hard copy and a PDF, must 

be attached to the application. 

6.0 Site Analysis 

Provide a brief summary of each supporting document with applicable maps, which were 

undertaken as part of this application.  Provide the supporting documents at time of 

submission.  Supporting documents may include: 

 Design Brief for servicing capacity and servicing of the site (storm, water, 

wastewater/sanitary), maps required for each. 

 Energy Resources & Conservation Board report identifying wells. 

 Environmental Site Assessment (ESA) phase 1 and possibly phase 2 (with 

consideration of wellheads, sour gas wells, chemicals used on the site, spills 
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(chemical, oil, etc.), farming practices, railway ties, asbestos, lead paint, land fills, 

storage sites (snow, salt, sand etc.), pipelines, power lines, underground tanks (gas, 

septic, etc.) and any other matter that impacts land, air, and water). 

 Fiscal Impact Analysis (FIA) based on full build-out providing anticipated capital 

costs, operational costs, and revenues to the City.  This may require scenarios of 

different forms of development.  It is possible additional analysis may be required 

after the initial FIA is submitted.   

 Geotechnical (soils, development constraints, groundwater etc.). 

 Height impact study (wind tunnels, building massing, etc.). 

 Historical or archaeological review (letter from Heritage Resource Management 

Branch). 

 Market analysis for commercial and multiple family residential (such as absorption 

rates, market demand, trends, etc.). 

 Natural area assessment (flora and fauna, mammals, birds, insects, fish, reptiles & 

amphibians etc.), identify environmentally sensitive areas and locally significant 

environmental areas, wildlife corridors, impacts of development, and 

recommendations for compensation, conservation, and best management practices. 

 Noise attenuation and vibration studies with mitigation. 

 Parking study, determine if parking structure is needed.  Parking study may be 

requested at time of Development Permit. 

 Student population analysis (age categories, percentage of age group based on latest 

Municipal Census, grade levels, student generation by age group, and total student 

population). 

 Sun shadow study, typically for structures 15 metres and higher. 

 Traffic impact assessment (TIA). 

 Tree inventory and assessment. 

 Urban Design Study. 

 Utility Rights-of-Way (existing, re-locating, replacing, new etc.). 
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 Additional studies as required. 

7.0 Site Concept 

In the report provide: 

 A coloured map showing future land uses with hectares for each area, see sample in 

Appendix 1 

 A table with development statistics, see sample in Appendix 2.   

8.0 Major Land Uses 

8.1 Residential: 

Provide a description of each development area, including area of land, number of units, 

style of housing, tenure, who the product will be marketed to, percentage of low density to 

multiple family dwelling units, and anticipated land use district from the Land Use Bylaw.   

Low Density 

 Single and two family dwelling units 

 Please note the lot-width mix requirements for the R1 district in the LUB 

Multiple Family Dwelling Units (three or more units) 

 Medium Density 

 Medium High Density 

 Consider Sections 4.11.4.12 and 4.13 in the MDP 

8.2 Commercial: 

Provide a description of each development area, including area of land, style of commercial 

development, who the product will be marketed to, parking management, drive-through 

businesses, loading areas, and anticipated land use district(s) from the Land Use Bylaw.  As 

well, indicate what mitigation is provided to adjacent land use, especially residential land 

uses.  Potential commercial uses may include neighbourhood, general, corridor, and 

regional. 
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8.3 Institutional and Community Facilities: 

Provide a description of each development area, including area of land, style of institutional 

development, who will the product be marketed to, parking management and access, and 

anticipated land use district from the Land Use Bylaw.  Also describe what mitigation is 

provided to adjacent land uses, especially residential land uses.  Potential uses may include 

place of worship, government services, schools, hospital, community care facilities, sporting 

complexes, library, etc. 

8.4 Industrial: 

Provide a description of each development area, including area of land, style of industrial 

development, who will the product be marketed to, parking management and access, and 

anticipated land use district from the Land Use Bylaw.  Specify mitigation measures to 

adjacent land use, especially residential land uses, bodies of water, and environmentally 

sensitive areas.  Potential uses may include light industrial, business park, etc. 

8.5 Parks, Open Space, Schools: 

Provide a Map showing municipal reserve(s), environmental reserve(s), open space, school 

site, and trails.  Please contact the Planning and Development Department for current park 

and school site standards. 

Municipal reserve should be parcels of land that are developable and of a size to support 

recreational activities.   

Provide a description of each park area (passive, active, gardens, playfields, linear etc.), 

including hectares of land, style of park development, access and trail connectivity, 

maintenance practices, and anticipated land use district from the Land Use Bylaw.  Identify 

what the Developer will develop and the timeframe for development of parks.  State the 

amount of land in hectares for Municipal Reserve, the percentage of Municipal Reserve for 

the ASP/ARP gross developable area, and when the reserves will be dedicated to the City. 

Some trail connections will be through a Public Utility Lot (PUL); therefore, no municipal 

reserve credits will be granted for that portion of a trail.  Connectivity is required between 

adjacent and future developments. 

Storm Water Management Facilities may include trails, providing the criteria identified in 

the MDP, Section 9.11 is met. 

Provide a description of special natural features within the development site, if it will be 

retained, and what steps need to be taken to retain the natural feature.  Examples may 

include tree cluster, wetlands, migration corridor, etc.  
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School Site Development: 

Schools should front onto, and be accessed from, a collector roadway.  The site selection 

must consider amount of land, building setback, building expansion, play area, playfields, 

and parking for teachers and students. 

School demand projection data must also be provided for the ASP area in the Technical 

Report.  

School Demand Projections for X Neighbourhood (added September 2012) 

Age % of 2010 

Census 

Population based 

on 60,138 pop. 

Grades Total 

Neighbourhood 

Population 

Student 

Generation 

by Age 

Group 

5-9 5.78% K-4   

10-14 6.66% 5-9   

15-19 7.33% 10-12   

Total     

Figure 1: Sample School Demand Projections Chart 

Municipal Reserve Calculations: 

 Municipal Reserves are calculated at 10% of the aggregate amount of land (the full 

plan area), less environmental reserves as per MGA 666(2) and MDP Policy 9.15.  

This means roadways and un-built arterial roadways are part of the aggregate land 

mass. 

 Existing arterial roadways are typically the boundary for a Plan area and are not part 

of the Plan calculation for municipal reserves.  Note that if a service road is adjacent to 

the arterial road, and the service road is being included in the Plan area, the service 

road is part of the full plan calculation for municipal reserve dedication. 

 As per the MGA section 668(2)(3), additional land, not to exceed 5% may be required 

to support density of 30 dwelling units or more per hectare. 

 It is possible that Municipal Reserves (MR) have been paid for as cash-in-lieu to 

Sturgeon County for lands that were annexed in 2007.  The Planning Branch 

acknowledges that 10% of the plan area may not be possible for MR dedication. 
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8.6 Future Study Area: 

In the MDP, Future Study Areas are identified.  If the plan area has a Future Development 

Area, describe how the development will meet the criteria outlined in the MDP, Sections 5.6 

and 8.8.  If the plan area is not meeting the criteria, provide rationale for the change and 

supporting documentation. 

8.7 Shadow Plan Area: 

Should an area be adjacent to, but outside of, the development area, and is integral to the 

development; then discuss the area, the vision for the area, and development statistics.  

Mapping for the area is recommended. 

9.0 Transportation 

9.1 Arterial Road Networks: 

 Indicate arterial roads, when will they be developed, roadway widths, intersections 

and spacing, type of intersections (right in/right out, full signalizations, turn lanes etc), 

and pedestrian/bicycle movement. 

 Identify the interface with major roadways such as St. Albert Trail, Ray Gibbon Drive, 

Anthony Henday Highway, and the Future North East Arterial. 

9.2 Collector Roads: 

 Indicate the collector roads, when will they be developed, roadway widths, 

intersections and spacing, type of intersections (right in/right out, full signalizations, 

turn lanes etc), and pedestrian/bicycle movement. 

9.3 Local Roads: 

 Identify local roads, when will they be developed, roadway widths, traffic calming 

measures, sidewalks, connectivity etc. 

9.4 Pedestrian/Bicycle Linkages: 

 Specify how this development will be walkable and accessible to different modes of 

transportation such as bicycles and walking and how the pedestrian/bicycling system 
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will connect to adjacent and future developments.  Identify how the connectivity is 

safe for the end-user and how it will link to the Red Willow Park system. 

10.0 Transit 

10.1 Transit Servicing: 

Transit service will be initiated in the first phase of development. 

 At time of circulation of the application, Transit Services, may identify transit routes 

and plans may need to be adjusted to support transit services. 

 The transit distances:  400 metres to 90% of dwelling units; 250 metres to multiple 

family dwelling units and institutional uses; and 150 metres to major seniors’ 

residences and activity centres. 

10.2 Future Transit Developments: 

 Discuss how the Plan area may coordinate and support future park and ride facilities, 

and future light rail train or rapid bus services. 

11.0 Utilities 

11.1 Wastewater Collection System (Sanitary), Stormwater Management 

and Water Servicing: 

 In the Technical Report, the Wastewater Collection System (Sanitary), Stormwater 

Management and Water Servicing each require a summary based on the Design Brief, 

separate maps, and discussion of required upgrades, direction of flow, pipe sizes, 

capacity in existing systems, and an overview of how the development will be 

serviced. 

 The applicant must identify stages of development for servicing needs.  All servicing 

must conform to the current City of St. Albert Municipal Servicing Standards. 

 Requirements for oversizing of servicing shall be determined by the City’s 

Engineering Department. 
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11.2 Public Utility Lot (PUL): 

 Public Utility Lot(s) range in size from 6 metres to 15 metres wide depending on the 

pipe size and the utility services underneath. 

 PULs may be used for walkways to provide connectivity. 

11.3 Shallow Utilities: 

 Developer(s) should contact utility companies for agreements and development 

requirements.   

 Existing overhead services must be relocated and placed underground at the time of 

development.  Coordination with the various service providers is the Developer’s 

responsibility.  The Developer should advise the City, as part of the ASP/ARP 

process, of relocation of services or requirements for installation. 

12.0 Simultaneous ASPs 

When an area of the City is developed by different Developers initiating separate ASPs, the 

City may require they be submitted simultaneously.  Or, the development concept must 

demonstrate coordination between Developers for matters such as land uses, connectivity, 

transit, and servicing.  These requirements will be determined by the City. 

13.0 Other Criteria to Address 

13.1 Noise Attenuation: 

 When developing adjacent to major roadways and railway tracks there is a risk of 

traffic noise to adjacent land uses. 

 In the development concept, identify what noise issues may be minimized and at what 

stage of development the noise could be addressed. 

13.2 Off-Site Levies: 

 Off-site levies are assessed on the development for items such as arterial roadway 

networks, water services, wastewater services, and stormwater facilities. 
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 At time of subdivision, levies are typically determined as part of the Development 

Agreement. 

 Additional costs may be borne to the Developer to facilitate the near-term plan of 

infrastructure capacity improvements. 

13.3 Re-development Levies: 

 An ARP may have redevelopment levies or requirements to upgrade services and 

roadway to support the redevelopment project.  This may be determined at time of 

Development Agreement or it may occur at time of Development Permit. 

13.4 Capital Recreation Contributions: 

 To support the development of parks, trails and recreation facilities in new 

neighbourhoods and continued enhancement of existing parks, trails and facilities in 

other areas of the City, the City collects a contribution based on each residential unit 

developed. 

 The contribution on single family dwelling units development is collected when the 

Development Agreement is finalized, and on multiple family dwelling units 

development, the contribution is collected at time of Development Permit. 

13.5 Other areas to consider 

The following could be considered: 

 Energy Conservation or smart building technology concept and measures to be used to 

make the development energy efficient. 

 CPTED principles providing for greater safety through environmental design. 

 Winter city principles that encourage compatibility of design with seasonal variations. 

 Architectural Controls that may include a theme, building design criteria, landscaping 

considerations, pedestrian overhead protection from the weather, street design and 

furniture, and parking management. 
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14.0 Implementation 

14.1 Timing of Development: 

 When the application is circulated for comments, it is possible that development will 

be restricted until infrastructure and roadways are installed to support the 

development, or for other reasons that will be identified. 

 Provide a description of the overall direction and staging of the build-out period. 

 Identify anticipated challenges and possible solutions. 
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VIII. Appendices 

Appendix 1 – Sample Future Land Use Map 
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Appendix 2 – Sample Development Statistics Table 

Table __:  Development Statistics 

 Area (ha) % of GDA Units Pop. 

Gross Area     

Less Environmental Reserve (if applicable)     

Gross Developable Area (GDA)     

     

Walkways (PUL)     

Municipal Reserve, parks & trails     

Stormwater Management (PUL)     

Arterial Roadway      

Internal Circulation (non-arterial)     

Subtotal Other Uses     

     

Mixed-use Commercial     

Commercial     

Institutional     

Subtotal Commercial/Institutional     

     

Residential     

Low Density Residential     

Medium Density Residential (R3)     

Medium Density Residential (R3A)      

Institutional/Medium Density Residential, Lutheran 

Church 
    

Medium – High Density Residential (R4)     

Mixed-use Residential     

Subtotal Residential     

 

Densities for residential use should be based on the City’s Land Use Bylaw. 

Person per dwelling unit type should be based on the City’s current Census. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 2 



 

 

 

 

 

 
Page 19 

 

 

 

 

Appendix 3 – Reserve Land Requirements & Guidelines (added September 2012) 

 

MANDATORY REQUIREMENTS - RESERVES 
Reserve amount The City requires 10% of gross land (less ER) as municipal reserve  

For ASPs with 30 units/ha of developable land (gross less roads/streets and MR), the City 

requires an additional 3-5% of developable land  

 Sources:   MGA Section 666 and 668 

Subdivision and Development Regulation Section 17 

School site One 3.6 ha site required per ASP1 

 Sources: 

 

School Allocation Agreement requires one school site per ASP  

Site size – based on average actual size of existing schools  

 

Neighbourhood park One required adjacent to school site 

Minimum park size is 0.5-1 ha 

 Source: Municipal Development Plan 

 
 

GUIDELINES - PARK TYPES 
Small  < 0.5 ha 

 Minimum road frontage: local or collector on one side 

 At least one other pedestrian connection 

 No on-site parking required 

Medium   0.5 - 5 ha, serves 2,500 people 

 Minimum road frontage: local or collector on one side 

 At least two other pedestrian connections 

 On-site parking required if fields or other recreational facilities 

Large   5+ ha, serves 5,000+ people 

 Minimum road frontage: collector or arterial on two sides 

 At least two other pedestrian connections 

 On-site parking required 

Urban style  <3 ha, generally smaller 

 Hard surfaces 

 In urban centres or nodes, a focal point 

 Streets on minimum two sides 

 No on-site parking required 
 

GUIDELINES – DISTRIBUTION, CONFIGURATION AND CONNECTIVITY 
Park distribution  Park within 400 m of every dwelling 

 Parks should be considered as focal points with other activity generating uses nearby to create 

a neighbourhood centre ie. school, commercial, multi-family housing 

Trails  Connect to overall trail system within 400 m of every dwelling 

 All trails ultimately lead to Red Willow Park 

 Link nodes, facilitate direct pedestrian connections 

Park configuration  Generally square or rectangular with a ratio no greater than 2:1 

 A more linear park should generally be a minimum width of 20 m, likely incorporate a trail 

throughout along with opportunities for other uses and activities 

 Should be able to accommodate a multitude of passive and active uses eg. playground, 

benches, playing field, public art, picnic table, water feature, feature gardens, history, 

interactive play like chess or art that can be sat on, climbed on, played on, etc. 

 In Industrial areas, reserve area is preferred in a larger configuration to accommodate 

community or regional-scale facilities 

 Consider the principles in the Recreation Master Plan 

                                                 
1
 As school boards do not undertake planning, standards or information for determining school type and location, we need to err on the side of 

caution and ensure sufficient land is available for the largest school required. 
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