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CITY COUNCIL 
AGENDA REPORT 

 

Subject: COUNCIL MOTION – ST.  ALBERT HOUSING OPTIONS 
 
 
On November 14, 2013 Councillor Prefontaine provided notice, in accordance with 
Section 23 of the Procedure Bylaw 35/2009 that he intended to bring forward the 
following motion: 
 
In order for Council to debate the motion it must be formally moved by a Councillor. 
 
“I move that Administration provide a report to Council by March 31, 2014 on 
options with respect to changing City’s statutory plans relative to residential 
housing mix to align St. Albert with the current market conditions of the Edmonton 
Capital Region.  The report shall include, but not be limited to: (i) a comparative 
study of St. Albert's competitive position in the Edmonton Capital Region housing 
market that includes at least two municipalities with housing growth that exceeds 
St. Albert's growth rate and the City of Edmonton; (ii) suggested changes to 
existing City of St. Albert Bylaws, including the Land Use Bylaw, to capture greater 
housing market share;  and (iii) suggested short term initiatives, suggested policies 
or advocacy work to increase St. Albert's housing market share in 2014 through 
2016, while still maintaining St. Albert’s quality standards and brand elements.” 
 
 
Attachments: 
 
1. Administrative Backgrounder 
 
 
 
 
Originating Department(s): Legislative Services 
Author(s): Heather Fredeen, Legislative Officer 
 
City Manager Signature:   

Date: 
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Administrative Backgrounder 
(St. Albert Housing Options) 

 
 
On November 14, 2013 Councillor Prefontaine provide notice, in accordance with 
Section 23 of the Procedure Bylaw 35/2009 that he intended to bring forward the 
following motion: 
 
In order for Council to debate the motion it must be formally moved by a 
Councillor. 
 
“I move that Administration provide a report to Council by March 31, 2014 on 
options with respect to changing City’s statutory plans relative to residential 
housing mix to align St. Albert with the current market conditions of the 
Edmonton Capital Region.  The report shall include, but not be limited to: 

1. A comparative study of St. Albert’s competitive position in the 
Edmonton Capital Region housing market that includes at least two 
municipalities with housing growth that exceeds St. Albert’s growth rate 
and the City of Edmonton. 

2. Suggested changes to existing City of St. Albert bylaws, including the 
Land Use Bylaw, to capture greater housing market share; and 

3. Suggested short-term initiatives, suggested policies or advocacy work 
to increase St. Albert’s housing market share in 2014 through 2016, 
while still maintaining St. Albert’s quality standards and brand 
elements.” 

 
BACKGROUND: 
 
In May of 2013, Council received a presentation on residential initiatives either 
completed, underway, or contemplated by the Planning and Development 
Department.  The report and associated powerpoint is attached (Attachments A 
and B).   
 
In addition to the initiatives outlined in the report, the following are also 
underway: 
 
Housing Priorities Report – as part of the Council-approved Affordable Housing 
Delivery Model (Implementation Strategy), this report will identify and prioritize 
housing related initiatives and City resources that will enhance and support the 
City’s economic development focus and the Affordable Housing Delivery Model 
and Social Master Plan objectives. The objectives of this project, which has been 
expanded to include market housing, are: 

1. To prioritize City resource allocation and workplans related to housing.   
2. To identify and proactively address future housing demands and gaps 

related to shifts in population demographics and incomes.  These 
demands may differ within various city neighbourhoods based on 
housing age, condition, and demographic preferences.   
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St. Anne Street realignment – realigning St. Anne Street opens up land parcels 
that could potentially be used for downtown residential development. 
 
Housing Development 
Housing development starts with Area Structure Plans, moving through 
redistricting and subdivision before land is ready for actual development.  
Generally, if market forces cooperate, after an ASP is approved, development of 
its first stages are generally seen within one to two years.  The City had a lack of 
ASP development for a number of years in addition to a downturn in the 
economy, but is currently experiencing unprecedented growth in Area Structure 
Plan applications. 
 
In addition, once regulations or policy direction is changed, it takes time before 
the City starts to see the impact.  The impact of changes such as the density, 
multi-family requirements and narrower lots are just starting to be seen in the 
City’s development pattern and will be reflected throughout all new Area 
Structure Plans. 
 
Housing growth 2004 - 2010 
From 2004 until 2010, there was limited opportunity for new housing 
development in St. Albert, due to both market demand and a limited amount of 
land available for housing development. 
 
A number of factors have contributed to slower housing growth and a lack of 
housing diversity over the last 5-10 years.  These include: 
 
Lack of available 
land 

An annexation of an additional 1,300 ha of land, primarily 
for residential purposes was initiated in 2003 to provide 
additional land for up to 15 years.  It was not completed 
until 2007, delaying opportunities for development. 

 There was minimal opportunity for new development in pre-
annexation St. Albert due to limited vacant land and few 
landowners.  Three ASPs were approved but market forces 
resulted in a significant delay in its development: 

• The Riverside ASP (formerly Timberlea) was 
originally approved in 2004. 

• The Ville Giroux ASP was approved in 2006, 
proposing a higher density, mixed use Urban Village. 

• South Riel ASP was approved in 2007 proposing a 
higher density mixed use neighbourhood. 

MDP/LUB 
Amendments 

A number of policy and regulatory changes were made 
related to housing: 

• A more flexible requirement that a minimum of 30% 
of housing in each neighbourhood be multi-family. 

• Introduction of narrow lots (minimum 10m wide) 
• Secondary suites as a permitted use 
• R4 District (new higher density residential district) 
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• Established Neighbourhood Overlay district 
• Two mixed use districts – DCMU and DC NUVC 

Market 
adjustments 

The market experienced a significant downturn in 2008, 
significantly slowing development.  This resulted in no 
further development of these three new ASPs. 

 Erin Ridge and Oakmont neared complete build out.  North 
Ridge and Lacombe Park continued to slowly build, but 
these were all grandfathered under older, more restrictive 
policy and regulation guidelines. 

 North Ridge began to incorporate narrower lots. 
Area Structure 
Plans 

A change in planning direction and servicing challenges in 
the annexed lands created challenges for Area Structure 
Plan development. 

 
Potential for new Residential development 
Between 2010 and 2013, the City has seen significant activity that will result in 
greater residential development activity including a greater diversity of housing: 
 
Initial impact of 
previous MDP/LUB 
changes 

Erin Ridge North ASP was approved in 2010, the first in the 
annexed lands.  It incorporated narrower lots and higher 
density requirements. 

 Multi-family developments have surged, with approximately 
800 new units, including rental units, expected over 2013 
and 2014. 

 Infill development has increased, adding new housing stock 
to established neighbourhoods. 

 Multi-family developments under the higher density R4 
district have been approved. 

CRGP MDP amendments in 2012 to align with CRGP, increasing 
density requirements. 

Undeveloped 
ASPs 

Subdivisions are being initiated in Riverside and Ville 
Giroux, the precursor to development. 

2013 ASP 
Applications 

Applications for three new ASPs and one major ASP 
amendment have just been received by the City.  One other 
major amendment is anticipated before the end of the year.   

 Significant interest is being expressed by potential 
developers and investors in both the Downtown area and 
South Riel, with expectations that these areas will see 
development moving forward within the next few years. 

Other initiatives A number of other City initiatives are resulting in greater 
interest in the housing market in St. Albert, and the potential 
demand for a greater variety of housing types, including: 

• Economic Development and Employment Lands 
efforts 

• Smart City 
• Residential Attraction strategy 
• LRT alignment study 
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Administration proposes the following in response to the request for a report: 
 
Council request Proposed action by Administration 
Report on options to change City’s 
statutory plans relative to residential 
housing mix to align St. Albert with the 
current market conditions of the 
Edmonton Capital region 

Provide study by June 30, 2014 to 
provide comparative study of St. 
Albert’s position as well as any 
proposed amendments to statutory 
plans, policies or the LUB. 

Comparative study of St. Albert’s 
competitive position (2 communities + 
Edmonton) 

 

Changes to LUB to capture greater 
housing market share 

Complete Housing Priorities Report 
by March 31, 2014 

Suggested short-term initiatives, 
suggested policies or advocacy work to 
increase St. Albert’s housing market share 
in 2014- 2016, while maintaining St. 
Albert’s quality standards and brand 
elements 

 

 
 
ATTACHMENTS: 
 

A.  Residential Initiatives Report 
B.  Residential Initiatives Powerpoint 

 
 
Report Date  November 25, 2013 
Committee/Department Planning and Development 
General Manager Review  
 



 

 

RESIDENTIAL ATTRACTION - 
SUPPORTIVE INITIATIVES 
  

 
 

 

The Planning and Development Department has made an ongoing effort to undertake 
initiatives that are supportive of attracting a diversity of housing to the City.  The following 
initiatives include those completed, underway or proposed.   

Infill Guidelines (2006) 
To proactively address anticipated infill development applications, the City added an 
Established Neighbourhood Overlay to the Land Use District to provide additional 
regulations to ensure new infill development would be compatible with the eight established 
neighbourhoods.  In addition, a broader document, Design Guidelines for Compatible 
Development in Established Neighbourhoods:  Low Density Residential (Infill Guidelines) 
was developed to provide some guidelines for how new development could be developed to 
fit with the character of these neighbourhoods. 

Basement Suites (2007) 
In response to changes in the building code and to the growing demand for more affordable 
housing units, the City approved changes to the Land Use Bylaw to permit basement suites 
as-of-right in all Low Density Residential (R1) districts.  This amendment was one of the 
first of its kind in Alberta and continues to be held up as a successful model.   

To further support this, the Basement Suite Grant Program was initiated that has funded over 
70 new units.  These new suites enable people to remain in their homes with the additional 
income, and provides additional population in the established neighbourhoods in affordable 
units. 

Many previously illegal basement suites have been upgraded, even without the grant 
program, to provide additional infill units. 

Previously Distributed 
Attachment A



Land Use Bylaw updates 
A number of amendments and updates have been made to the Land Use Bylaw that 
facilitates a greater variety of residential development. 

Lot Width Mix (2005/2013 – underway) 
Prior to 2005, the smallest lot permitted in St. Albert was a minimum width of 11.5m.  In 
response to demand from the development and building industry, the City introduced a 
smaller category of lot, permitting lots as narrow as 10 m.  In response to demand from the 
industry, the City is currently reviewing the amount of extra small lots permitted in a 
neighbourhood. 

Townhouse developments amendments (underway) 
An application is currently being reviewed that proposes a number of changes related to 
townhouse developments.  These amendments would apply to all townhousing development 
in the city.    

 Clarification in parking location and required spaces per unit 

 Reduce visitor parking requirement 

 Increase in density 

 Design/building regulations, including building height, setback, and separation 
distance 

Lot measurement clarification (2012) 
This LUB amendment provides clearer understanding and guidance on lot width 
measurement for reverse pie lots and irregular shaped lots, which applies to all Low Density 
Residential (R1 and R2) Land Use Districts.  

Apartment developments (2010) 
An applicant submitted a request for a text amendment to the parking regulation and the 
Medium Density Residential (R3A) District related to the development of apartment 
buildings.  The amendment included: 

 A reduction in visitor parking  

 Small car parking 

 Clarification in site density calculation 

Previously Distributed 
Attachment A



 Increase in building height 

Addition of Medium/High Density (R4) Land Use District (2008) 
The addition of the Medium/High Density Residential (R4) Land Use District to the LUB 
accommodates higher density development, including apartment buildings and stacked 
townhousing.  This District allows for: 

 Increased site density 

 A reduction in visitor parking 

 Greater building height 

Multi-Family Housing Options (2010/2013 – underway) 
To facilitate development of smaller-scale multi-family housing options two initiatives have 
been undertaken.  First, prototype townhouse developments were developed that would 
allow for street-oriented townhousing providing rear access that fit with St. Albert’s 
standards of neighbourhoods without lanes.  This was completed in 2010 and is applicable 
for either Greenfield or infill development opportunities. 

Currently underway is the development of prototypes of small-lot multi-family housing 
options, ie. duplex, triplex or townhousing that would be appropriate in established 
neighbourhoods.  As part of this work, recommendations are being developed for 
amendments to the Land Use Bylaw to facilitate such developments.  The prototypes are 
scheduled for completion in February 2013, followed by potential LUB amendments. 

Downtown (ongoing) 
Downtown is the heart of any City, and a vibrant, multi-use neighbourhood is essential.  
Significant work has been undertaken to encourage infill development in St. Albert’s 
downtown. 

Grandin Mall Redistricting (2005/2008) 
An urban redevelopment proposal for the existing Grandin Mall site was first put forward 
and approved in 2005.  This was the first approval of high-rise development in the City.  
Amendments were proposed, and approved, in 2008.  Changes in the economy and 
development financing regulations subsequent to that approval delayed the project.   

Previously Distributed 
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However, interest continues in the redevelopment and discussions have been held with 
representatives of the developer on options for moving forward with the project.  This 
project includes a significant multi-family, urban-style housing component. 

DARP (2010) 
In 2010, Council approved a new Downtown Area Redevelopment Plan and continues to 
support its implementation.  Various initial studies are proposed for 2013 that will facilitate 
future redevelopment opportunities.  The DARP proposes a downtown residential 
neighbourhood that could potentially see 6,000 residents living in a vibrant urban 
downtown. 

DARP Implementation Plan (underway) 
Following DARP, a DARP Implementation Plan was initiated and is ongoing.  
Implementation projects identified in the Implementation Plan will assist in realizing 
projects that are identified in DARP and will provide significant public investment in 
downtown redevelopment:  

 Parking Strategy that identifies required infrastructure, inform engineering and 
design work on individual capital projects and the exact location of key 
community facilities. 

 Downtown Pedestrian, Cycling & Transit Study that addresses safe and 
convenient pedestrian, cycling and transit access points to downtown. 

 The Downtown Approaches Study that will identify appropriate land uses and 
built form parameters for properties on the Gateway approaches identified in 
DARP.   

Other Guidelines 

Transit-oriented development guidelines (planned) 
Council approved one specific and a second potential site for transit-oriented development 
nodes in the MDP in 2011?.  The Planning Branch will be developing guidelines for such 
development to encourage and facilitate such development.  While the specific site is a 
Greenfield one, these guidelines could also be useful for potential TOD development in an 
infill setting. 
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Neighbourhood Commercial redevelopment guidelines (planned) 
The City has three neighbourhood commercial centres in established neighbourhoods.  
These can provide a strong focus for a neighbourhood and contribute to its continued 
vibrancy.  However, the challenge is to ensure the uses and development are compatible 
with the neighbourhood.  To this end, the Planning Branch is proposing to develop 
guidelines for the redevelopment of such areas. 

Affordable Housing 

Community Development Plan (2005) 
Developed with the Affordable Housing Advisory Board, this plan outlined their position 
and recommendations with regard to identifying and meeting the needs of affordable 
housing in the City.  This formed the basis for subsequent affordable housing efforts and 
initiatives on the part of the City. To date, 611 affordable housing units are existing or under 
development in St. Albert.   

Affordable Housing Delivery Model (2012) 
This model provides recommendations for action for the City with regard to its role in 
affordable housing.  Many of these strategies will be undertaken over the next five years to 
strengthen the ongoing support and facilitation by the City for affordable housing.   

The first strategy, an Affordable Housing Policy, is expected to be approved this year.  
Other strategies include: 

 Rank housing priorities 

 Establish housing targets and objectives 

 Provide ongoing monitoring of housing needs 

 Support regional initiatives and implementation plans 

 Coordinate efforts of housing providers 

 Provide funding/incentives towards housing initiatives 

Area Structure Plans and future neighbourhoods 
Discussions with various landowners regarding proposed new Area Structure Plans indicate 
they are proposing to provide a greater variety of housing within their neighbourhoods.  

Previously Distributed 
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Builders new to the City are initiating projects, especially related to multi-family housing 
types. Proposed Area Structure Plans include: 

 Lands North of Villeneuve Road 

 Lands north of Erin Ridge North 

 Avenir & SAS 

Building Permits (underway) 
Record numbers of development/building permit applications have been received and are 
under construction for multi-family buildings: 

 2013 (Jan – March) 2012 2011 

Multi Family buildings* 429 118 96 

Single Family Dwellings 33 198 188 

*Consists of apartment buildings (per unit) 
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Presented by: 

Residential Initiatives 

Summary of P&D initiatives 

Carol Bergum 
Director 
Planning and Development 

May 27, 2013 

Previously Distributed 
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Context for regulatory amendments 
 

• Background 
• Regulatory changes 

– Single family/duplex 
– Townhouse 
– Apartment  
– Urban style housing 

• Summary and suggestions 

Previously Distributed 
Attachment B



Background 

Previously Distributed 
Attachment B
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The Players 
Player Role 
City Regulates and manages planning, 

development and building processes and 
city-wide infrastructure 
 

Developer Prepares land for sale to builders 
 

Builders Builds housing for future homeowners/ 
renters 
 

Homeowners Lives in and maintains homes 

Previously Distributed 
Attachment B
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St. Albert income & housing 
$$$ $$ $ 

Median 
Income 

150%  125% 100% 80% 65% 

>$132,000 $70,000 - $132,000 <$70,000 

Housing Market housing Entry level market 
housing 

Subsidized home 
ownership 

Housing 
cost 

>$435,000 $266,000 - $435,000 <$265,000 

Previously Distributed 
Attachment B
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St. Albert home sales 2012 
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St Albert house sales 2012 (affordability) 
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St Albert house sales 2012 (housing types) 

 $-    

 $100,000  

 $200,000  

 $300,000  

 $400,000  

 $500,000  

 $600,000  

New House Resale 
House 

New 
Apartment 

Condo 

Duplex Townhouse Apartment 
Condo 

 
Market entry 

Subsidized   
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Single person households (16%) 
Market  Entry Level  Subsidized 

15-24  

25-34   

35-44   

45-54    

55-64    

65+   

Previously Distributed 
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Single Parent households (10%) 
Market  Entry Level  Subsidized 

15-24  

25-34   

35-44   

45-54    

55-64    

65+   
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Couple households (30% & 38% +kids) 

Market  Entry Level  Subsidized 

15-24  

25-34   

35-44   

45-54    

55-64    

65+   

Previously Distributed 
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Regulatory changes 
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Housing mix requirements 

• MDP Limited review 
– Limited flexibility for housing mix 

• MDP amendment (2007) 
– Minimum 30% multi-family units 

• Impact: 
– All new ASPs and those amended since 2007 

reflect this 
– Increased diversity of housing types in each 

neighbourhood 

$ - $$$ 

Previously Distributed 
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CRB Conformance - Density 

• CRB Growth Plan  
• MDP amendment (2011) 

– All new development must meet 30 du/nrha 
• Impact: 

– One ASP approved/amended to date that 
meets density target with greater mix of 
housing types; future ASPs must meet target 

– Challenge may be lack of associated design 
standards 

$ - $$$ 

Previously Distributed 
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Infill Guidelines 

• Inquiries about infill development 
• LUB amendment & Guidelines (2006) 
• Impact: 

– 65 new or renovated homes in established 
neighbourhoods, 12 refused and appealed 

– 8 new lots subdivided 
– Future opportunity to maintain quality of 

housing, character  and value in established 
neighbourhoods 
 

$$$ 

Previously Distributed 
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Basement suites 

• AHAB recommendation, Alberta Building 
Code change 

• LUB Amendment (2007) & Grant program 
(2008) 

• Impact 
– 69 new or legalized suites with grants 
– 40 on waiting list 
– 82 additional legalized suites 
 

$ 

Previously Distributed 
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Lot Width Mix 

• Demand from development community 
• LUB amendment (2005) 

– 2005 added extra small lots (10-11.5m) 
– 2013 proposed increase % of extra small lots 

• Impact 
– 8% of lots registered since 2005 are extra 

small, price change 
– Decrease boulevard trees, on-street parking 
– Challenges for snow storage and garbage 

pick-up 

$$ - $$$ 

Previously Distributed 
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Townhouse prototypes 

• Inquiries, internal review 
• Developed prototypes of street-oriented 

townhouse site design (2012) 
• Impact 

– No development to assess impact 
– Provides educational information 

$$ 

Previously Distributed 
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Townhouse regulations 

• Applicant request 
• LUB amendment (2013) 

– Site density, visitor parking 
• Impact 

– Insufficient time since amendment to assess 
– Future opportunity for more flexibility with 

townhousing design, especially stacked 
townhousing 

$$ 

Previously Distributed 
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Multi-family infill prototypes 

• CRB Housing work, multi-family infill 
review, inquiries 

• Prototypes and LUB review (underway) of 
options for small-scale multi-family  

• Impact:  
– Underway, unable to assess yet 
– Future opportunity for multi-family infill 

development 
– Will provide educational information 

 

$ - $$$ 
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Apartment regulations 

• Applicant request 
• LUB amendment (2010) 

– Density, visitor parking, small car parking 
• Impact 

– 214 new units since 2010 
– 99% increase in rental units since 2011 
– New rental apartment buildings, full before 

completion 

$ - $$ 

Previously Distributed 
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R4 district 

• Applicant request 
• R4 District LUB amendment (2008) 
• Impact 

– Redistrictings made (Lions Village, Hole’s 
site) 

– Development in ERN underway 

$ - $$$ 

Previously Distributed 
Attachment B



23 23 

Downtown – Grandin Mall 

• Applicant request 
• DCMU District - LUB amendment 

(2005/2008) 
• Impact 

– No development to date 
– Future opportunity for urban style housing 

 
 

$ - $$$ 
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DARP 

• Mayor’s Task Force 
• New ARP (2010) and DT District (2012) 
• Impact 

– Insufficient time to assess impact 
– Interest by potential developers 
– Future opportunity for urban style housing 

$ - $$$ 
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Summary & suggestions 
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Summary 
Initiative 

$ $$ $$$ 

Infill Guidelines    

Basement suites   

LUB – R1 lot width 
mix (proposed)   

Townhouse 
prototypes    

LUB – R3 townhouse    

Multi-family infill 
prototypes     

Previously Distributed 
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Summary 
Initiative 

$ $$ $$$ 

LUB – R3A apartment     

LUB – R4 high 
density     

DARP/LUB – DT & 
DCMU district       

Previously Distributed 
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Suggestions 

• Continue to implement Affordable Housing 
Delivery Model 
– Withdraw motion to amend R1 lot width mix 
– Next strategy is Housing Priorities (will look at 

demographics and housing types) 
– Incorporate recommendations related to 

market housing in priorities 
• Clarify context and provides focus for 

housing-related regulatory changes 
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Questions? 
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