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CITY COUNCIL 
AGENDA REPORT 

 

Subject: Smart Growth St. Albert  

Recommendation(s): 

1. That the Northwest Lands: Essential Elements for Growth, which outlines the Hybrid Smart 
Growth proposal, as provided on March 1, 2010 be received as information and referred to the 
public and stakeholders for their review with comments to be received no later than March 26, 
2010. 

2. That Administration proceed with the Smart Growth St. Albert initiative until the next milestone 
of April 6, 2010. 

Report Summary:   

Senior Leadership Team (SLT) has developed recommendations in accordance with Council’s 
direction to develop a hybrid model of Smart Growth for the undeveloped Northwest Lands. This 
report summarizes general recommendations related to: 

• Land use development and regulation 
• Capital Region Board 
• Development of the Northwest Lands 
• Additional Growth initiatives 
• Regulatory Framework  

 

In addition, the report summarizes recommendations about seven Essential Elements for future 
growth in the Northwest Lands: 

• Modified Grid Street System 
• Street Corridors 
• Residential Neighbourhoods 
• Transit-oriented development (TOD) and Neighbourhood Centres 
• Commercial development – large-format and street-oriented 
• Industrial Park 
• Parks 

Legislative History: 

At a meeting on January 4, 2010 and February 1, 2010, Council passed the following resolutions: 

(C6-2010)  

That the proposed "Next Steps" for Council's Smart Growth Review noted in the Council Agenda 
Report dated January 4, 2010 be approved subject to reaffirmation by Council at each stage in the 
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process. 

 (C72-2010)  

That the Smart Growth Final Summary Report, as provided on February 1, 2010 be received as 
information and referred to the public and stakeholders for their review with comments to be 
received no later than March 26, 2010; and, that Administration proceed with the Smart Growth St. 
Albert initiative until the next milestone of March 1, 2010. 

Report: 

This report summarizes Senior Leadership Team’s recommendations regarding a hybrid model of 
Smart Growth for the undeveloped Northwest Lands. The recommendations were developed 
referencing the background materials from Smart Growth St. Albert, the Economic Impact study 
and additional research.  

This report has two sections. The first section identifies key issues and considerations for growth 
and development in St. Albert. The second section identifies recommendations for seven 
essential elements for sustainable growth in the Northwest Lands.  

 
Section 1: Context - Growth and Development Issues 

There are a variety of growth and development issues facing St. Albert, which affect future 
decisions for development in the undeveloped Northwest Lands. For each issue, Senior 
Leadership Team has developed recommendations from Smart Growth St. Albert that best suit 
development in these areas considering the constraints on future growth. These issues and 
recommendations include:  

  

 
General SLT Recommendations 

 
Implications 

 
Land Use Development and Regulation 
The City of St. Albert continue to proactively plan current and 
future land use and development, as outlined in provincial 
legislation and direction. 

Consistent with current policy 
and direction, applicable for 
both Conventional and Smart 
Growth approaches to growth.

 
Capital Region Board 
That the City be proactive in developing land use policy to 
achieve the density targets and other directions set by the 
Capital Region Board.  This direction is accomplished by much 
of the work undertaken under Smart Growth and contained 
within the hybrid recommended by SLT. 

Likely not achievable using 
Conventional approach to 
growth.  Smart Growth or 
Hybrid approach would be 
needed to meet CRB 
requirements. 

 
Development of Northwest Lands 
Retain Section 4.16 in the Municipal Development Plan (MDP) 
regarding Smart Growth Neighbourhood Guidelines for new 
neighbourhoods. 

Ensure future development optimizes existing land. 

MDP amendment would be 
required if Hybrid not 
approved. 
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Section 2: Seven Essential Elements  

Senior Leadership Team has identified seven essential elements for sustainable growth. They are 
summarized in the following table, with an indication of how each recommendation differs from the 
initial Smart Growth St. Albert proposal. 

 
Essential Elements for Growth – Recommendations 

 
Implications  

 

1. Modified Grid 
Continue implementing the modified grid street system in the 
undeveloped Northwest Lands, in accordance with policies of 
the Municipal Development Plan, Transportation Master Plan, 
and Utility Master Plan.  

Consistent with MDP and 
Smart Growth. 

 

2. Street Corridors 
Classify streets according to the following Street Corridors: 

• Commuter Corridor (Arterial) 
• Community Connector (Arterial) 
• Parkway (Collector) 
• Neighbourhood Collector 
• Local street 
• Industrial Arterial 
• Industrial Collector/Local 

Change from Smart Growth.   
The Street Corridors are the 
same classifications and 
standards, except standards 
are currently under review for 
the Industrial Park.  

  

 
Additional Growth Initiatives 
Encourage infill development  as it fits within the City’s policy 
and planning framework. 

Continue to undertake greenfield, infill and city-wide growth-
related policy initiatives as resources permit. 

Applicable for both 
Conventional and Smart 
Growth approaches to growth.

 
Regulatory Framework 
The City regulate land use and development in the Northwest 
Lands using mandatory form-based zoning regulations. 

The geographic scope for this approach to growth needs to be 
applicable to all of the Northwest Lands for consistency in 
planning and engineering standards, and use of either form-
based or use-based zoning.  Applying the Essential Elements 
to only a portion of the Northwest Lands will result in confusion 
and conflicting standards and bylaws. 

Council and Administration must commit to adhering to the new 
standards related to engineering and landscaping; building 
design, siting and form requirements; parking requirements; 
etc. 

This would be applicable to 
Smart Growth, but only the 
geographic scope 
recommendation would be 
applicable to a Conventional 
approach to growth. 
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3. Residential Neighbourhoods 
Ensure the amount of net land allocated for low-density 
residential development accounts for at least 65 percent of 
residential land. 

 

Change from Smart Growth.  
Slightly greater amount of 
land is now allocated to 
Residential Neighbourhoods, 
and slightly less than in 
Conventional. 

 

4a. Transit-Oriented Development 
One TOD along St. Albert Trail in the Northwest Lands focused 
around a rail-oriented or bus-rapid-transit station.  It would 
include a mix of residential, employment, commercial, 
recreation and public spaces and cover an area of about 65 
hectares.  High-rise buildings would be permitted in a core area 
of the node.  Low-density housing would not be permitted in the 
TOD.  There would be a minimum density of 185 du/net 
hectare required for the TOD. 

Change from Smart Growth.  
One TOD is proposed instead 
of three.   
 

 
4b. Neighbourhood Centres 
Two pedestrian-oriented Neighbourhood Centers are 
proposed in the Northwest Lands. Each would include a mix of 
residential, employment, commercial, recreation and public 
spaces that would serve the surrounding neighbourhoods, and 
would comprise 40 hectares each.  Each would be focused 
around a main transit stop, linking to an overall local system.  
There would be a higher intensity to the development, 
although high-rises will not be permitted.  Low-density housing 
would not be permitted in these areas.  A minimum density of 
50du/net ha is required for each Neighbourhood Centres. 
 

Change from Smart Growth.  
The concepts of 
Neighbourhood Activity 
Centres and Transit-oriented 
Developments have been 
combined to create 
Neighbourhood Centres.  No 
Neighbourhood Centres 
would be part of a 
Conventional approach to 
growth. 

 
5a. Commercial Development- Large Format Commercial Development 
Site design requirements for a grid-like road system to be 
established with servicing and pedestrian facilities focused 
along those routes. 

Maximize land by clustering buildings and implementing 
maximum parking limits. 

Change from Smart Growth.  
Greater focus on road system 
and less focus on design and 
amenity features.  Standards 
currently under review 

5b. Commercial Development- Street-oriented Commercial Development 

Identify both mandatory and optional locations for street-front 
commercial along Community Connectors, in the TOD and in 
the Neighbourhood Centres. 

Change from Smart Growth.  
Focus street-oriented 
commercial  in select areas. 

  



 

 City Council Agenda

March 1, 2010/Page 5

 

 

 
6. Industrial Park 
Upon appropriate changes to the Intermunicipal and Municipal 
Development Plans (IDP and MDP), designate 283 gross 
hectares (700 acres) west of Ray Gibbon Drive and north of 
Giroux Road for a light industrial park featuring Carrot Creek as 
an amenity area for employees as well as residents in adjacent 
neighbourhoods. 

Through design and regulation, ensure an effective transition is 
made at Giroux Road between the industrial uses to the north 
and the residential uses to the south.  In addition, maximize two 
north-south connecting routes, one along Carrot Creek and the 
other along the main business arterial to ensure effective 
connectivity between the northern and southern residential 
areas for vehicles and for other modes of transportation.  

Change from Smart Growth.  
Places a greater emphasis on 
light industrial development, 
rather than a mix of business 
park and industrial as 
proposed in Smart Growth.  
Standards are currently under 
review. 

 
7. Parks 
Define types of parks based on their purpose, location, 
functionality and size to provide sufficient space for recreational 
opportunities and to maintain St. Albert’s natural and green 
character in areas without existing natural features. 

Regulate neighbourhood design to maximize the public benefit 
of park space, and minimize ‘privatization’ of park space by 
ensuring buildings are separated from park space by a street 
and do not back directly on to them. 

Ensure all dwelling units are within 400m of a park.  

Change from Smart Growth.  
Defines various types of parks 
but these definitions and 
standards are currently under 
review. 
 
Adding neighbourhood design 
requirements to maximize 
benefits of parks to entire 
neighbourhoods. 
 
Adjusting proposed standard 
of proximity of dwelling units 
to parks from Smart Growth’s 
proposed 200m. 
 

 

Process 

Public Consultation 

An Open House is set for Wednesday, March 11 from 4-7pm at St. Albert United Church. 

Options 

Once this report is presented to the public and stakeholders and returns to Council on 
April 6, 2010 for approval, Senior Leadership Team would propose three options for 
Council. Each option has potential fiscal, legal, socio-demographic and market 
implications.  

Option Implications  
1. Accept all recommendations presented in this 

report.  After review, SLT feels these 
recommendations provide a framework 
necessary for growth in the Northwest Lands.  
They need to be taken as an entire package to 
be effective.  The synergy of the combination 
of these elements is essential, and cannot be 
achieved if only some of them are approved. 

Training staff to administer new regulations. 

Different type of development. 

Provides a ‘made in St. Albert’ approach to 
development. 

Ensure compliance with the Capital Region Board’s 
density target of 30-45 dwelling units per net hectare 
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for priority growth areas. 

Proactive planning that addresses demographic,  
market and environmental trends. 

Facilitates the future redevelopment of residential 
neighbourhoods, Large Format Commercial and 
Industrial areas.  

2. Accept all recommendations presented in this 
report.  After review, SLT feels these 
recommendations provide a framework 
necessary for growth in the Northwest Lands.  
They need to be taken as an entire package to 
be effective.  Adding, removing or modifying 
portions of the elements may have implications 
for other elements and result in contradiction or 
inconsistent policy direction.  Should Council 
make changes, additional time would be 
required to allow administration to analyze the 
implications of any changes to the elements, 
report or policy. 

 

Delaying adoption may result in conflicts with future 
decisions and developments.  

Combines future growth planning with overall city 
planning.  

Delays planning for other corporate initiatives. 

3.  Proceed with future development in the North-
west Lands using current approved plans and 
regulations.  

Non -compliance with the Capital Board’s density 
target. 

Limited ability to address changing demographics, 
market, and environmental trends.  Future 
sustainability of city will be a challenge. 

Limited competitiveness in region as other 
municipalities move ahead with Smart Growth 
initiatives.  

Financial Implications: 

On January 4th, 2010, City Council was presented with a Fiscal Impact Analysis which was used to 
consider the impact of a Smart Growth approach relative to a Conventional Growth approach.  To 
meet this requirement, Applications Management was solicited to review the two growth scenarios 
and incorporate input from several City departments.  City staff worked directly with Applications 
over several months to provide insight, experience, and data to assemble the necessary 
assumptions for the two growth scenarios.  SLT members also spent considerable time 
challenging assumptions and providing insight to the modeling.   

As part of Council’s direction for SLT to develop a “hybrid” version of the smart growth initiative, 
Applications was once again solicited to review the fiscal impact of the “hybrid” version.  SLT was 
able to provide the necessary changes or inputs to the fiscal model relative to estimated 
assessment, dwelling unit mix, mix between residential and non-residential assessment, and 
population estimates.  As well, SLT was able to capitalize on the work and effort that was used to 
develop the original fiscal impact. 

Based upon rerunning the fiscal model with the new inputs specific to the “hybrid” version, at full 
build out and assuming events occur as proposed in the scenarios, municipal tax rates are 
projected to be 5.04% lower in the “hybrid” scenario than the Conventional Growth scenario.  This 
relates to a difference in municipal net operating costs of $3.155 million, amounting to 
approximately $147 per dwelling unit in taxes.  Note that these estimates are in constant dollars, 
and reflect service levels as they exist in 2009. 

While the fiscal impacts of the “hybrid “scenario is important, the differences between the 
Conventional Growth and “hybrid” are marginal and other impacts (qualitative) should be fully 
considered prior to making a decision.  Future analysis will provide additional information for 
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Council, stakeholders, and the community about the non-financial impacts of the different growth 
scenario alternatives. 

It should also be noted that there were key risks and limitations identified by administration relative 
to the Fiscal Impact Analysis at the January 4th, 2010 Council meeting.  These limitations and key 
risks are still apparent in the “hybrid” scenario.  The following section includes some of the 
commentary from the January 4th, 2010 agenda report on some of the key risks and limitations of 
that would continue to exist in the “hybrid” scenario, of which Council should be aware.    

 

1. Market Demand for the Hybrid scenario is uncertain. 
 In the absence of a market demand analysis, including demand measures for various 

forms of both residential and non-residential development, it is difficult to determine 
how willing the market will be to embrace the “hybrid” scenario.  Lack of demand could 
stall further development in St. Albert.  However, one could say the same thing for the 
Conventional Growth approach.  Ultimately, the market will dictate how St. Albert 
grows.  Much of this is controlled by the development community’s decision making. 

 Historically, St. Albert has experienced stable population growth but more recently has 
lagged behind other Capital Region municipalities (and most municipalities in the 
Province).  There are a variety of factors that could have contributed to the 
differentially slow growth in St. Albert including lack of available land, lack of 
competition in the development industry, and other residential and non-residential 
alternatives; however, it is difficult to pinpoint exactly the cause of the slow growth.   

 Undertaking a comprehensive retail study could help aid in forecasting demand for 
commercial and industrial development; however, a study of that nature would likely 
require significant funding and time. 

 The risk of the “hybrid” (or Conventional Growth) development not materializing could 
be mitigated through Council’s ability to change the MDP or Land Use Bylaw at their 
pleasure.   
 

2. Annual Cash Flow Impacts of the Scenarios Not Provided. 
 As the FIA is based on full build out, it does not provide information as to the year over 

year cash flow impact of the two scenarios.  It is likely that there will be significant 
fluctuations in volume of development in the annexation area over 30 to 50 years, and 
thus on revenue from taxation and other sources.   
 

3. Departmental Inputs Based on Best Available Information. 
 Inputs from City departments have been based on the best estimates and experience 

of staff from across the corporation.  Staff used the best information available to 
forecast the nature and magnitude of future operational requirements for their 
departments, and the work was undertaken without the benefit of additional financial 
or human resources.    

 While SLT is comfortable with the participation of staff, the results need to be 
tempered as the time and resources required to give maximum assurance were not 
available.   
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Legal Implications: 

n/a 

Attachments: 

1) Northwest Lands: Essential Elements for Growth 
 
Report Date February 25, 2010 
Author Senior Leadership Team 
Originating Department Senior Leadership Team 
Financial Review Dean Screpnek 
Legal Review Charlotte St. Dennis 
Chief Legislative Officer Review Chris Belke 
General Manager Review Neil Jamieson 
City Manager Review Bill Holtby 
 



 

26  SLT Recommendation – March 1, 2010 

Description: 
Street-oriented commercial development allows small 
businesses along arterial streets, either in stand-alone or 
mixed-use buildings.  It also provides appropriate small 
and large-scale commercial developments in 
Neighbourhood Centres and the Transit-oriented 
development.  
 
This type of commercial development creates vibrant and 
active neighbourhoods and centres with a comfortable and 
enjoyable pedestrian environment.  It provides additional 
location opportunities for small businesses. 

Relationship to existing St. Albert: 

Currently commercial development in St. Albert consists 
predominantly of vehicle-oriented commercial development 
along St. Albert Trail. Alternative forms for transportation do 
not fit well with this format so traffic congestion is high.   
 
There are few opportunities for street-oriented commercial 
development. Downtown St. Albert has street-oriented 
commercial, although the lack of residential and employment 
opportunities there has resulted in a limited demand for 
retail.   
 
Some of the established neighbourhoods have small strip 
malls to provide local retail opportunities; however, their 
design is very car-oriented which doesn‟t create the most 
enjoyable pedestrian experience that attracts people to the 
area.     
 
Street-oriented commercial development would be 
encouraged in the Northwest Lands along arterial street 
corridors, in the Transit-oriented development and the 
Neighbourhood Centres.  Development along arterial street 
corridors would create new opportunities for development, add 
to the pedestrian-nature of the street corridors and zones, 
buffer homes from traffic noise, and provide shops and 
services within walking distance of homes.  
 
Flexibility within the regulatory framework would allow for 
commercial development to be created as the market 
warrants it, without land sitting unused until an appropriate 
time. 
  

 
 
 

 

 

 

 

 

 

 

 

 

SLT recommends: 

 Identify both mandatory and optional locations 
for street-oriented commercial along 
Community Connectors, in the TOD and in the 
Neighbourhoods Centres.  

 
This is recommended because: 

 Demand for commercial increases with 
population. 

 People walk, cycle or take transit more if local 
and daily-oriented shops and services are 
closer to home. 

 More location opportunities for small 
businesses.  

Potential challenges: 

 Timing of market demand may result in 
commercial developing later, or incentives may 
be required to encourage it to develop sooner 

 There has traditionally been heavy automobile 
reliance in St. Albert, so changing resident 
habits may be a challenge. 

 Clustering retail improves economic viability. 

Council Action: 

 As part of the Smart Growth Hybrid (SLT‟s 
Recommendations), direction to identify 
mandatory locations for street-oriented 
commercial needs to be approved. 

 

Development along arterials not only creates a more vibrant 
street corridor, it acts as an effective barrier for adjacent 

neighbourhoods from street noise. 

5b. Street-oriented Commercial development Essential Elements 

S
o

u
rc

e
: 

 K
. 

H
a
m

s
o
n
 



 

27  SLT Recommendation – March 1, 2010 

 

Street-oriented Commercial 

 
This map shows the location of development along key street corridors.  There would be four key 
locations where retail would be required on the ground floor.  Each node would encompass 600 - 
1,200 linear metres.  In between these nodes, medium density residential development would 
predominate.  Areas along the corridors that are not colored blue are part of the TOD or 
Neighbourhood Centres but would have a similar type of development. 

 
 
 

 

 

 



 

28  SLT Recommendation – March 1, 2010 

Description: 
Industry and business are critical to a city‟s economic 
success.  The clustering of such developments in a single 
area is most effective in encouraging compatible activities to 
be together, and to separate them from other incompatible 
uses such as residential or retail activities.  It provides 
opportunities for local employment. 
 
Different standards are required to allow for larger vehicle 
access, outdoor storage, larger buildings and other use-
specific requirements, in addition to facilitating access to and 
from other areas or transportation routes. 

Relationship to existing St. Albert: 

St. Albert currently has two Industrial areas: Riel and 
Campbell.  Business development has been limited primarily 
by the small parcel sizes that are available in these areas.  
Many of the available lots are zoned Business Park and are 
not suitable for some of the larger-scale industries that would 
fit with the City‟s goals of attracting more jobs, especially in 
the areas of: 
 

 Transportation, Warehousing and Distribution 

 Tourism, Entertainment, Recreation, 
Accommodation and Food Service 

 Construction and Trades 

 Professional, Scientific & Technical Services such as 
Environmental Services, Research and 
Development, Process Engineering and Creative 
Industries 

 
A new Industrial Park including Smart Growth elements 
would provide a unique location in the northwest part of the 
Capital Region, well-served by Ray Gibbon Drive.  It would 
also have the advantage of being well-connected to nearby 
residential developments. 
 
 

 
Industrial Park 

 

  

 
 
 

 

 

 

 

 

 

 

 

 

 

SLT recommends: 

 Upon appropriate changes to the 
Intermunicipal and Municipal Development 
Plans (IDP and MDP), designate 283 gross ha 
(700 acres) west of Ray Gibbon Drive and 
north of Giroux Road for a light industrial park 
featuring Carrot Creek as an amenity area for 
employees as well as residents in adjacent 
neighbourhoods. 

 Through design and regulation, ensure an 
effective transition is made at Giroux Drive 
from the industrial uses to the north to the 
residential uses to the south.  In addition, 
maximize two north-south connecting routes, 
one along Carrot Creek and the other along 
the main business arterial to ensure effective 
connectivity between the northern and 
southern residential areas for vehicles and for 
other modes of transportation. 

 
This is recommended because: 

 St. Albert needs to increase the portion of land 
and assessment coming from non-residential 
development. 

 St. Albert needs a location  where larger-scale 
light industrial developments can be located 

 The industrial park must be effectively 
integrated with surrounding developments. 

Potential challenges: 

 Market demand and competition in the region 
for industrial developments. 

Council Action: 

 As part of the Smart Growth Hybrid (SLT‟s 
Recommendations), the designation of the 
light industrial park needs to be approved, 
once appropriate changes are made to the IDP 
and MDP. 

 

6. Light Industrial Park 
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29  SLT Recommendation – March 1, 2010 

Light Industrial Park 

 
This map outlines how an Industrial Park could be laid out, allowing for larger sites, a modified 
grid system, improved connectivity and transition areas. 

 
 
 

 

 

 



 

30  SLT Recommendation – March 1, 2010 

Description: 
Parks create destinations, focal points, and public places for 
social, cultural and recreational activities, bringing people 
together. To ensure there are sufficient parks and open 
space, the MGA allows the City to take 10% of the 
developable land for Municipal Reserve (MR) land with each 
subdivision. The MR land can be used for parks, public 
recreation areas and school sites. 
 
How municipalities define and regulate the use, size, 
amenities and placement of parks varies. To accommodate 
a variety of uses (i.e. markets, sports fields, recreational 
complexes, passive recreation or public concerts), some 
municipalities have different types of parks, each with their 
own set of regulations. Parks greatly add to the value of a 
neighbourhood and community. How parks are integrated with 
surrounding uses can impact the value of a neighbourhood.   

Relationship to existing St. Albert: 

St. Albert has many parks throughout the City that are a key 
part of the City‟s identity and character.  The Red Willow Park 
is the pride of the whole parks system.  Carrot Creek to the 
west will become an extension of Red Willow Park.   

The Parkway streets will provide unique linear parks in the 
new areas that can connect into Red Willow Park from areas 
where there are few natural features.  In addition to typical 
neighbourhood parks, urban style parks focused in the TOD 
and Neighbourhood Centres will also act as key public space 
destinations and unique features in the overall parks system. 

The St. Albert Land Use Bylaw has a district for parks (Public 
Park Land Use District),  and parks are a permitted use in 
some Districts.  However, the term „park‟ is not defined in the 
Land Use Bylaw, nor does it regulate the size, amenities, or 
location of parks in relation to surrounding neighbourhoods, 
buildings and uses.   

   
 

 
 
 

 

 

 

 

 

 

 

 

 

SLT recommends: 

 Define types of parks based on their purpose, 
location, functionality and size to provide 
sufficient space for recreational opportunities 
and to balance the natural features in „old‟ St. 
Albert 

 Regulate neighbourhood design to maximize 
the public benefit of park space, and minimize 
„privatization‟ of park space by ensuring 
buildings are separated from park space by a 
street and do not back directly on to them 

 Ensure all dwelling units are within 400m of a 
park 

 
This is recommended because: 

 Value of parks should apply to entire 
neighbourhoods and not just those homes or 
buildings adjacent to the park.  

 Demographic trends support providing parks 
for active and passive forms of recreation.     

 Urban parks can accommodate more people 
and are more appropriate in areas like the 
TODs or Neighbourhood Centres.  

Potential challenges: 

 Accommodating schools, parks and 
recreational facilities is challenging with only 
10% MR, in both existing St. Albert and the 
annexed lands.  

 Lack of natural features, such as ravines and 
valleys, in the Northwest Lands as well as the 
greater distance to the existing trail system.   

Council Action: 

 As part of the Smart Growth Hybrid (SLT‟s 
Recommendations), direction to define park 
types, maximize the value of park space and 
ensure all dwelling units are within 400m of a 
park needs to be approved. 

 

Separating parks from buildings with a street 
increases public access to the park and pulls the 
value of the park into the whole neighbourhood as 

opposed to just houses backing on to it. 

7. Parks 
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31  SLT Recommendation – March 1, 2010 

Overview 

The City is responsible, in accordance with provincial legislation, for regulating and directing land 
use and development within its boundaries.  The work of the Capital Region Board is expected to 
result in additional direction for region municipalities with regard to growth and development. 
 
St. Albert is facing numerous challenges to growth for the City.  Initiatives for both greenfield and 
infill development have been, and continue to be, undertaken.  However, it is important to 
recognize that while both are important and related, the work on initiatives for these two areas are 
being done separately due to the scope and availability of resources.  This report focuses on 
growth requirements for greenfield developments. 
 
To make this initiative a success, a mandatory approach to regulation is needed.  In addition, 
changes to the current form of regulation will be necessary to implement the recommendations. 

Essential Elements 

SLT is recommending seven Essential Elements form the basis for any future growth in the 
Northwest Lands.  These include: 
 

 Modified grid, 

 Street corridors, 

 Residential  Neighbourhoods, 

 Transit-oriented Developments and Neighbourhood Centres, 

 Commercial Development – Large Format Commercial and Street-oriented 
Commercial,  

 Industrial Parks, and  

 Parks.  
 
Together these elements create a hybrid version of Smart Growth. 

SLT Recommendations: 

General Issues 
After reviewing the work done to date related to Smart Growth St. Albert, SLT has made 
a number of key recommendations on issues that have implications for the general 
approach to growth planning.  

  
 
General Recommendations 

 
Implications 

 
Land Use Development and Regulation 

The City of St. Albert continue to proactively plan current and future 
land use and development, as outlined in provincial legislation and 
direction. 
 

Consistent with current policy 
and direction, applicable for both 
Conventional and Smart Growth 
approaches to growth. 

 
Capital Region Board 

That the City be proactive in developing land use policy to achieve the 
density targets and other directions set by the Capital Region Board.  
This direction is accomplished by much of the work undertaken under 
Smart Growth and contained within the hybrid recommended by SLT. 
 

Likely not achievable using 
Conventional approach to 
growth.  Smart Growth or Hybrid 
approach would be needed to 
meet CRB requirements. 

SUMMARY 



 

32  SLT Recommendation – March 1, 2010 

 
General Recommendations 

 
Implications 

 
Development of Northwest Lands 

Retain Section 4.16 in the Municipal Development Plan (MDP) 
regarding Smart Growth Neighbourhood Guidelines for new 
neighbourhoods. 
 
Ensure future development optimizes existing land. 
 

MDP amendment would be 
required if Hybrid not approved. 

 
Additional Growth Initiatives 

Encourage infill development  as it fits within the City‟s policy and 
planning framework. 
 
Continue to undertake greenfield, infill and city-wide growth-related 
policy initiatives as resources permit. 
 

Applicable for both Conventional 
and Smart Growth approaches to 
growth. 

 
Regulatory Framework 

The City regulate land use and development in the Northwest Lands 
using mandatory form-based zoning regulations. 
 
The geographic scope for this approach to growth needs to be 
applicable to all of the Northwest Lands for consistency in planning 
and engineering standards, and use of either form-based or use-based 
zoning.  Applying the Essential Elements to only a portion of the 
Northwest Lands will result in confusion and conflicting standards and 
bylaws. 
 
Council and Administration must commit to adhering to the new 
standards related to engineering and landscaping; building design, 
siting and form requirements; parking requirements; etc. 
 

This would be applicable to 
Smart Growth, but only the 
geographic scope 
recommendation would be 
applicable to a Conventional 
approach to growth. 

 

Recommendations for Essential Elements 
SLT recommends seven (7) Essential Elements to provide the framework for a growth plan for 
the Northwest Lands.  Some of these are consistent with what was proposed in Smart Growth St. 
Albert, some are different.  The attached table summarizes the new recommendations and 
indicates how they differ from the initial Smart Growth St. Albert proposals.  Map 2 provides a 
conceptual indication of the location and types of development for the Northwest Lands. 
 

 
Essential Elements for Growth – Recommendations  

 
Implications  

 
1. Modified Grid 

Continue implementing the modified grid street system in the 
undeveloped Northwest Lands, in accordance with policies of the 
Municipal Development Plan, Transportation Master Plan, and Utility 
Master Plan.  
 

Consistent with MDP and Smart 
Growth. 
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Essential Elements for Growth – Recommendations  

 
Implications  

 
2. Street Corridors 

Classify streets according to the following Street Corridors: 

 Commuter Corridor (Arterial) 

 Community Connector (Arterial) 

 Parkway (Collector) 

 Neighbourhood Collector 

 Local street 

 Industrial Arterial 

 Industrial Collector/Local 
 

Change from Smart Growth.   
The Street Corridors are the 
same classifications and 
standards, except standards are 
currently under review for the 
Industrial Park.  

 
3. Residential Neighbourhoods 

Ensure the amount of net land allocated for low-density 
residential development accounts for at least 65 percent of 
residential land. 
 

Change from Smart Growth.  
Slightly greater amount of land is 
now allocated to Residential 
Neighbourhoods, and slightly 
less than in Conventional. 
 

 
4a. Transit-Oriented Development 

One TOD along St. Albert Trail in the Northwest Lands focused around 
a rail-oriented or bus-rapid-transit station.  It would include a mix of 
residential, employment, commercial, recreation and public spaces 
and cover an area of about 65 hectares.  High-rise buildings would be 
permitted in a core area of the node.  Low-density housing would not 
be permitted in the TOD.  There would be a minimum density of 185 
du/net hectare required for the TOD. 
 

Change from Smart Growth.  
One TOD is proposed instead of 
three.   
 

 
4b. Neighbourhood Centres 

Two pedestrian-oriented Neighbourhood Centers are proposed in the 
Northwest Lands. Each would include a mix of residential, 
employment, commercial, recreation and public spaces that would 
serve the surrounding neighbourhoods, and would comprise 40 
hectares each.  Each would be focused around a main transit stop, 
linking to an overall local system.  There would be a higher intensity 
to the development, although high-rises will not be permitted.  Low-
density housing would not be permitted in these areas.  A minimum 
density of 50du/net ha is required for each Neighbourhood Centres. 
 

Change from Smart Growth.  The 
concepts of Neighbourhood 
Activity Centres and Transit-
oriented Developments have 
been combined to create 
Neighbourhood Centres.  No 
Neighbourhood Centres would 
be part of a Conventional 
approach to growth. 

 
5a. Commercial Development- Large Format Commercial Development 

Site design requirements for a grid-like road system to be established 
with servicing and pedestrian facilities focused along those routes. 
 
Maximize land by clustering buildings and implementing maximum 
parking limits. 
 

Change from Smart Growth.  
Greater focus on road system 
and less focus on design and 
amenity features.  Standards 
currently under review. 

 
5b. Commercial Development- Street-oriented Commercial Development 

Identify both mandatory and optional locations for street-front 
commercial along Community Connectors, in the TOD and in the 
Neighbourhood Centres. 

Change from Smart Growth.  
Focus street-oriented 
commercial  in select areas. 
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Essential Elements for Growth – Recommendations   

 
Implications  

 
6. Industrial Park 

Upon appropriate changes to the Intermunicipal and Municipal 
Development Plans (IDP and MDP), designate 283 gross hectares 
(700 acres) west of Ray Gibbon Drive and north of Giroux Road for a 
light industrial park featuring Carrot Creek as an amenity area for 
employees as well as residents in adjacent neighbourhoods. 
 
Through design and regulation, ensure an effective transition is made 
at Giroux Road between the industrial uses to the north and the 
residential uses to the south.  In addition, maximize two north-south 
connecting routes, one along Carrot Creek and the other along the 
main business arterial to ensure effective connectivity between the 
northern and southern residential areas for vehicles and for other 
modes of transportation.  
 

Change from Smart Growth.  
Places a greater emphasis on 
light industrial development, 
rather than a mix of business 
park and industrial as proposed 
in Smart Growth.  Standards are 
currently under review. 

 
7. Parks 

Define types of parks based on their purpose, location, functionality 
and size to provide sufficient space for recreational opportunities and 
to maintain St. Albert‟s natural and green character in areas without 
existing natural features. 
 
Regulate neighbourhood design to maximize the public benefit of park 
space, and minimize „privatization‟ of park space by ensuring buildings 
are separated from park space by a street and do not back directly on 
to them. 
 
Ensure all dwelling units are within 400m of a park.  

Change from Smart Growth.  
Defines various types of parks 
but these definitions and 
standards are currently under 
review. 
 
Adding neighbourhood design 
requirements to maximize 
benefits of parks to entire 
neighbourhoods. 
 
Adjusting proposed standard of 
proximity of dwelling units to 
parks from Smart Growth‟s 
proposed 200m. 
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Map 2 – General Development Concept Northwest Lands

 


