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1. Introduction
It is the policy of the City of St. Albert to evaluate the financial impacts of proposed new development on 
the City’s municipal operations.   Melcor Developments Ltd. is submitting a development application to the 1

City of St. Albert to amend the current Jensen Lakes Area Structure Plan (ASP) to include an additional 69 
gross hectares of land north of the current ASP boundary.   These lands represent the second phase of 
development under the proposed amended Jensen Lakes Plan Area, with Phase 1 lands defined in the 
current Jensen Lakes ASP. 2

The fiscal impact analysis presented in this report examines the municipal fiscal impacts related to the 
development of the Phase 2 lands (Jensen Lakes North) the developer is proposing to include in the 
requested amendment to the Jensen Lakes ASP.   The existing Jensen Lakes ASP Plan Area is not included in 
this analysis as a separate amendment to the Jensen Lakes ASP affecting the current plan area is already 
before the Edmonton Metropolitan Region Board (EMRB) for review and approval. 

The fiscal impact analysis presented in this report examines the municipal fiscal impacts related to the 
development of the Jensen Lakes North Plan Area, per the proposed revised land use statistics presented in 
the development application.    

Applications Management Consulting Ltd. was retained by Melcor Developments Ltd. (Melcor) to undertake 
this analysis.3

1.1.STUDY AREA
The current Jensen Lakes ASP comprises approximately 158 hectares of land in the northwest quadrant of 
the City of St.Albert.  The Jensen Lakes North lands proposed to be added under the Jensen Lakes ASP 
Amendment comprise 68.89 gross hectares and are situated immediately north of the current Jensen Lakes 
Plan Area (Phase 1 lands or Jensen Lakes South).   Specifically, Jensen Lakes North is bounded by St. Albert 
Road (Highway 2) to the east, the current Jensen Lakes Plan Area to the south, Sturgeon County to the 
west, and Fowler Way to the north.  

  City of St. Albert Municipal Development Plan Bylaw 15/2007, Sections 17.5 and 17.6.  Requirements for  Technical Reports prepared for Area 1

Redevelopment Plans and Area Structure Plans include a fiscal impact review.

 Bylaw 1/2014 passed May 5, 2014.  A separate amendment to the Jensen Lakes ASP affecting the current ASP plan area is currently before the 2

Edmonton Metropolitan Region Board (EMRB) for approval.

 A fiscal impact analysis of the current Jensen Lakes ASP plan area was previously undertaken in 2013 (Jensen Lakes ASP: Fiscal Impact Analysis, 3

Villeneuve Communities Inc., October 22, 2013).   In August 2018, a draft fiscal impact analysis was prepared evaluating a land use concept plan 
that encompassed both the existing Jensen Lakes Plan Area and the proposed North lands.  The development application was put on hold shortly 
afterwards over uncertainties regarding proposed land uses on the North lands.
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As shown in Figure 1, Jensen Lakes North comprises a mix of residential and non-residential land uses.  The 
development parameters proposed are further discussed in Section 2.

FIGURE 1:  STUDY AREA - JENSEN LAKES NORTH
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1.2.SCOPE OF ANALYSIS

The purpose of the fiscal impact analysis presented in this report is to evaluate the impacts of development 
of the proposed Jensen Lakes North lands on the financial operations of the City of St. Albert, once 
development of the site is fully built out.    

As shown in Figure 2, the analysis considers the municipal property tax revenues generated from the 
proposed development, as well as the operating revenues and costs associated with providing municipal 
services to the development.  While the costs of constructing the linear infrastructure (roads, utilities) 
required to service the proposed development will be primarily funded by developers directly or through 
off-site development levies, the analysis includes the capital costs that would be incurred by the City to 
provide any additional infrastructure (not funded from developers) as well as the costs incurred by the City 
to maintain and replace any new and/or enhanced assets that are added to the City’s asset base.  The 
expenditures and revenues presented in this report are expressed in real 2013 dollars, unless otherwise 
specified. ,  45

FIGURE 2:  MUNICIPAL FISCAL IMPACT ANALYSIS - REVENUE AND EXPENDITURE COMPONENTS


The assumptions incorporated into the fiscal impact analysis are based on the best information available at 
the time of completing the analysis.  The assumptions and results of the fiscal impact analysis that has been 
undertaken serve as a starting point for further discussions and subsequent refinements to the analysis as 
more detail becomes available.  Therefore, the assumptions and results that have been presented in this 
report should not be viewed as final or binding on either the City of St. Albert or the developer.

The results presented in this report should also not be considered in isolation from other quantifiable or 
qualitative factors that may impact the scope and type of development proposed for Jensen Lakes North.  

 The fiscal impact analysis was conducted using the FIA Framework and base data developed in 2013. See Section 1.3 for further discussion. 4

 While the base year of the revenues and expenditures may differ depending on the source data to undertake this analysis,  this is not expected to 5

have a significant impact on the analysis results.  According to the City of Edmonton document, Municipal Price Index 2019: Economic Insights, the 
Municipal inflation rate was 1.46% in 2015, 1.48% in 2016, 2.48% in 2017, and 2.88% in 2018.  This compares to the Consumer inflation rate of 
1.22% in 2015, 1.17% in 2016, 1.62% in 2017, and 2.87% in 2018. 
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Sections 17.5 - 17.7 of the City’s Municipal Development Plan outline the various areas that need to be 
addressed in the Technical Reports required to support Area Redevelopment Plans, Area Structure Plans, 
and amendments to the Municipal Development Plan.  

1.3.FISCAL IMPACT ANALYSIS (FIA) FRAMEWORK
In Spring 2013, the City of St. Albert undertook servicing modelling to examine the servicing requirements 
to accommodate future growth within its current municipal boundaries.  As a result of this work, it was 
determined that fiscal impact analyses prepared for development applications submitted to the City needed 
to be expanded to consider the financial impacts of proposed development on both City and developer-
contributed infrastructure requirements, including the subsequent capital re-investment by the City to 
maintain these infrastructure assets.   This enhancement to the FIA process provided the City with a more 6

complete picture of the municipal costs associated with providing services to proposed development.

As part of the update to the FIA methodology, City departments were consulted to develop  
methodologies and metrics for :

Projecting infrastructure needs attributed to proposed development.  This includes metrics to identify 
and attribute the capital costs of City-funded infrastructure to the proposed development as well as a 
defined methodology for allocating portions of leviable off-site infrastructure and associated capital 
costs to the proposed development (based on the 2013 Off-Site Levy Bylaw). 
Estimating the capital costs associated with maintaining new and/or enhanced infrastructure.  These 
costs are referred to as capital re-investment costs and include the lifecycle costs to maintain 
infrastructure assets at certain conditions over the course of their useful lives and the costs associated 
with the eventual replacement of the assets at the end of their useful lives.  These capital re-investment 
costs are expressed as an annual amount.  Along with any new City assets, developer-contributed 
infrastructure transferred over to the City are incorporated into the analysis.
Determining the on-going annual operating costs associated with servicing the proposed development.  
These costs are based on various cost drivers, including population, number of low density dwelling 
units, road length, road lane kilometers, pipe length, number of lift stations, number of storm ponds, 
number of storm grit separators, and amount of green space.

For departments where capital cost metrics were not developed but capital cost impacts were significant, 
the capital cost impacts of providing services to the proposed development were projected directly by the 
department.  Where metrics were not established for operating costs, marginal operating cost projection 
factors utilized in the City’s Municipal Fiscal Impact Model were assumed.

The servicing impacts associated with Jensen Lakes North are based on the concept plan and land use 
development statistics prepared for the proposed development.  Under the FIA methodology,  the 
developer is also asked to provide additional information regarding non-leviable infrastructure that would be 
constructed by developers. 

 In previous FIAs, capital re-investment costs were identified as future financial liabilities of the City, but they were not factored into the analysis 6

based on the methodology defined at the time. 
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JENSEN LAKES NORTH

In undertaking the fiscal impact analysis of the proposed Jensen Lakes North lands, the FIA Framework 
developed in 2013 continues to be used, including the base data developed at the time.  The City has been 
evaluating the timing to undertake a comprehensive update of the FIA Framework to reflect current 
methodologies and base data: 

Over the past few years, a number of studies and initiatives have been undertaken or in the process of 
being undertaken by City Administration that would provide inputs to support a full update of the FIA 
Framework and the base data.
In addition, recent amendments to the Municipal Government Act (October 2017) could impact some 
of the methodologies currently defined the FIA Framework. For example, legislation now allows 
municipalities to charge off-site levies to fund community facilities (recreation centers, fire halls, police 
stations, libraries); to charge off-site levies for projects that benefit two or more municipalities; and to 
charge off-site levies for municipal road projects that connect to provincial highways. 

In discussions with the City of St.Albert, it has been determined that a limited update of selective 
components of the 2013 FIA Framework where more current information currently exists would not 
necessarily improve the findings of the fiscal impact analysis.  Until such time that the City of St.Albert 
proceeds with a full review and update of the 2013 FIA Framework, the 2013 FIA Framework, which has 
been used to conduct other development proposals in the City since 2013, is considered to be an accepted 
and valid methodology. 

The fiscal impacts associated with the proposed Jensen Lakes North development have been analyzed using 
the 2013 FIA Framework methodology (with some selective updates), along with the proposed 
development parameters and the associated infrastructure improvements that would need to be 
constructed to service the proposed development.

The capital and operating cost assumptions are further discussed in Section 2.

1.4.STUDY LIMITATIONS
A number of limitations to the analysis exist, including the following:

GENERAL

The results presented in this report are based on the best information available to date with respect to 
the land use statistics and servicing of the proposed Jensen Lakes North lands.   The development 
parameters assumed in this analysis along with local road and utility servicing requirements are based 
on information provided by the developer and should be consistent with other documentation 
provided by the developer in its application for the Jensen Lakes ASP Amendment.  

TAX REVENUE IMPACTS

The analysis is limited to an evaluation of impacts on municipal property tax rates.  Other property tax 
rates levied by requisitioning authorities (e.g. education) are assumed to not be impacted by the 
development evaluated in this analysis. 
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The analysis does not address the timing of development and the impact future development will have 
on property tax rates over time.  For the purposes of conducting this analysis, the fiscal impacts are 7

based on full development and current municipal property tax rates.8

SERVICING IMPACTS - CAPITAL

The municipal capital cost impacts to service the proposed Jensen Lakes North lands are based on the 
methodologies and metrics introduced in Section 1.3.  These assumptions are intended to capture the 
“order of magnitude” cost impacts.  Actual capital costs incurred by the City to service the proposed 
development will likely differ and could be tracked to refine the fiscal impact analysis presented in this 
report. 
The capital cost impacts associated with the leviable off-site infrastructure (‘base level’ infrastructure) 
are based on the City’s 2013 Off-Site Levy Bylaw (updated in 2015). ,   The benefitting areas and 9 10

associated land areas as reported in Schedule A of the Bylaw were used to estimate the allocation of 
capital costs to the proposed development.  This analysis does not consider any subsequent changes 
that have been made to the benefitting land areas or the developer share of construction costs 
identified in the Off-Site Levy Bylaw. 
The capital cost impacts captured in the fiscal impact analysis are limited to new and/or enhanced 
infrastructure required to service the proposed development.  The cost impacts of the proposed 
development on existing municipal infrastructure (e.g. wear and tear on existing roads in the City) have 
not been included in this analysis.

SERVICING IMPACTS - OPERATING

The analysis captures the significant on-going operating costs, as identified by the City or projected in 
the City’s Municipal Fiscal Impact Model to service the proposed development.  One-time or interim 
operating costs are not included in the analysis, unless otherwise noted.

  The City’s Municipal Fiscal Impact Model has the capability to analyze the impacts of future development on an annual basis over a 20-year 7

forecast period.   Given the stage of planning when ASPs are first developed, the City has determined that a more limited analysis of the fiscal 
impacts at full build-out meets the City’s financial review requirements at this time. 

  The implicit assumption is that real municipal tax rates in the future will remain unchanged from current municipal tax rates.8

  City of St. Albert website.   http://stalbert.ca/uploads/legislative/Bylaw_30_2013_-_April_27,_2015.pdf.  9

 Several updates to the 2013 Off-Site Levy Bylaw have been undertaken by the City over the past several years, with the most recent update in 10

March 2019 (based on 2018 data).   Current off-site levy parameters and costs will be incorporated into the fiscal impact analysis when the City 
proceeds with a full review and update of the 2013 FIA Framework.  
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1.5.STRUCTURE OF THE REPORT
Following this section, the report includes the following sections:

Proposed Development - Jensen Lakes North:  This section documents the development parameters 
proposed for the Jensen Lakes North lands.  Incremental capital and operating cost impacts associated 
with providing municipal services to the proposed development are also discussed.
Fiscal Impact Analysis Findings:  This section provides an overview of the fiscal impacts associated with 
the development of the proposed Jensen Lakes North lands as presented by the developer.  The 
analysis results are based on the assumptions discussed in this report. 
Conclusions:  This section provides an overview of the main conclusions of the report. 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2. Proposed Development:  Jensen Lakes North
This section provides an overview of the residential and non-residential development being proposed for 
Jensen Lakes North.  A discussion follows on the impacts of development of the Jensen Lakes North lands 
on assessment and municipal property tax revenues generated by the City of St. Albert, and the projected 
municipal capital and net operating costs incurred by the City of St. Albert to service the plan area.

2.1.LAND AREA

The proposed Jensen Lakes North area comprises 68.89 gross hectares of land immediately north of the 
current Jensen Lakes Plan Area (see Figure 1).   The land use statistics for the plan area are summarized in 
Table 1 below.

Of the gross developable area, approximately two-thirds of the lands (45.27 hectares) represent the net 
developable area.  Residential is planned to occupy 27.91 hectares (62% of net developable area) with non-
residential uses occupying 17.36 hectares (38% of net developable area).  “Other Uses” comprise the 
remaining 34.3% of the gross developable area and include 20.1% for internal road circulation and arterial 
roadways, 8.7% for municipal reserves, and 5.5% for public utility lots (e.g. stormwater management, service 
connections, gas line). 

The fiscal impact analysis is concerned primarily with the development of net developable lands designated 
for residential and non-residential uses.  These land uses will have a direct impact on municipal expenditures 
and revenues.

2.2.DEVELOPMENT PARAMETERS
The proposed Jensen Lakes North development includes a mix of low to high density residential 
development along with commercial development.   The parameters of this development, at this stage of 11

the planning process, are summarized in Table 1 below.  It is estimated that the proposed development 
would take ten to fifteen years to full build-out.  

 Refer to map of proposed Jensen Lakes North lands in Figure 1 in Section 1.11
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TABLE 1: JENSEN LAKES NORTH - LAND USE STATISTICS 
12

2.2.1. RESIDENTIAL DEVELOPMENT 
In the proposed Jensen Lakes ASP Amendment, the developer plans to construct a range of low to high 
density residential housing forms on the Jensen Lakes North lands. 

Low Density Residential:  Low Density Residential development occupies 21.26 net hectares (76.2% 
of total net residential lands).  The proposed overall density for this land use district is 26 units per net 
hectare, resulting in a projected build-put of 552 dwelling units and representing 49% of the housing 
stock.
Medium Density Residential (R3/TH): Medium density residential development under the R3 Land 
Use District occupies 1.94 net hectares (7.0% of net residential lands).  The proposed overall density 
for this residential category is 40 units per net residential hectare, resulting in a projected build-out of 
77 dwelling units and comprising 7% of the housing stock. 

 Per land use statistics provided by Select Engineering Consultants (dated October 22, 2019)12
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Medium Density Residential (R3A):  Medium density residential development under the R3A Land 
Use District occupies 1.82 net hectares (6.5% of net residential lands).  The proposed overall density 
for this residential category is 70 units per net residential hectare, resulting in a projected build-out of 
127 dwelling units and comprising 11% of the housing stock. 
Medium to High Density Residential (R4): Medium to high density residential development under the 
R4 Land Use District occupies 1.65 net hectares (5.9% of net residential lands).  The proposed overall 
density for this residential category is 130 units per net residential hectare, resulting in a projected 
build-out of 214 dwelling units and comprising 19% of the housing stock. 
Mixed Use:  A Mixed Use development is projected to occupy a 1.65 hectare site, of which 1.24 
hectares of land (4.4% of net residential lands) has been allocated for medium to high density 
residential development for the purposes of generating the land use statistics.   The proposed density 
for this residential category is 130 units per net residential hectare, resulting in a projected build-out of 
161 dwelling units and comprising 14% of the housing stock.

Based on the proposed development statistics, it is projected that a total of 1,131 residential units will be 
constructed at build-out.  Assuming an average household size of 2.90 people for Low Density residential 
units, 2.23 people for R3 Medium Density residential units, and 1.76 people for R3A, R4 and Mixed Use 
development, the estimated build-out population is 2,653 people.   The overall housing density of the 
proposed development is 16.42 units per gross developable hectare and 40.52 units per net residential 
hectare.  13

ACCESSORY DWELLING UNITS 

Under the City’s revised Land Use Bylaw, there are opportunities for single detached dwelling units, that 
meet siting and parking criteria, to include additional dwelling “suites” on their property:14

Secondary Suites:  Separate dwelling suites located within a single detached house, either in the 
basement or above grade.
Garage Suites:  Separate dwelling suites attached to a detached garage (above garage or to side or 
back of garage).
Garden Suites:  Separate dwelling units in free-standing structures located on the single detached 
property.

Section 8.14 of the Land Use Bylaw states that only one additional accessory dwelling unit is permitted on a 
lot with a single detached home.  This same section also states that accessory dwelling units shall not be 
considered in the calculation of densities in statutory plans.
While the development of accessory dwelling units will increase the number of units and population of the 
the Plan Area along with adding to the City’s residential assessment base, the impacts of these additional 
dwelling units are not considered in the fiscal impact analysis at this time.   The City currently does not have 
an inventory of accessory dwelling units in the City to project the rate of construction of accessory units in 
future development areas nor to evaluate the assessment impacts of these units.   

The EMRB (Edmonton Metropolitan Region Board) has set a minimum greenfield residential density of 40 units per net residential hectare for St. 13

Albert (Schedule 6, Edmonton Metropolitan Regional Growth Plan. October 2017).

 Based on public consultation material prepared during Land Use Bylaw Review.  https://stalbert.ca/dev/planning/documents/lub/residential-districts14
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2.2.2. NON-RESIDENTIAL DEVELOPMENT 
In addition to residential development, a total of 17.36 net hectares of land has been allocated for 
commercial development to be located along St. Albert Road and Fowler Way as well on the proposed 
Mixed Use site. 

Corridor Commercial:  Corridor Commercial development is planned alongside St. Albert Trail and a 
portion of Fowler Way.  Comprising 16.95 net hectares, it is estimated that these lands will 
accommodate 369,000 square feet of gross commercial space.15

Mixed Use Commercial:  Per the land use statistics, 0.41 hectares of the 1.65 hectare Mixed Use site 
has been allocated for commercial development.  Based on projections of other planned “Mixed Use” 
sites in the City, it is assumed that gross commercial space will amount to 20% of the total Mixed Use 
land area.   Applying this factor, it is projected that 35,500 square feet of commercial space could be 16

accommodated on the Mixed Use Lands.

Although the R4 Land Use District allows for limited commercial use on the lower levels of the high-rise 
residential buildings, this analysis assumes the high density residential buildings would include residential use 
only.

2.2.3. ASSESSMENT

To calculate the municipal property tax revenues that would be collected from proposed development in 
Jensen Lake North, projections of assessment are required.   

RESIDENTIAL ASSESSMENT

Total residential assessment is calculated by multiplying the number of projected residential units by the 
estimated average assessment value (i.e. market value) per unit, for each respective residential category.  

In the absence of any specific price point assumptions at this stage of planning, the assessment figures 
assumed in the analysis have been derived in consideration of several sources including high level pricing 
information from Melcor, assessments associated with recent development in Jensen Lakes and other new 
areas in the City, and assessment statistics and factors provided by the City’s Assessment Branch for this 
evaluation and other recent fiscal impact analysis studies completed for other development applications to 
the City.  

Low Density Residential:  In the previous draft fiscal impact analysis completed in 2018,  Melcor 
anticipated Low Density residential units to be valued in the $500,000 - $800,000 range.   This included 
the lake front properties situated in the current Jensen Lakes Plan Area.    New R1 development in 
Jensen Lakes is currently limited to the larger lots and higher value homes which are averaging 
$770,000 per unit.   However,  newer Low Density residential development with land densities similar 17

to what is proposed for Jensen Lakes North can be found in the Riverside Plan Area.   Current 
developed R1 and R2 lots in the Riverside Plan Area are generating an average assessment of 

 Melcor estimates 8,800 square feet of commercial space per acre of land for Corridor Commercial development.15

 Land use statistics and assumptions of other planned Mixed Use sites included in fiscal impact analyses of development proposals elsewhere in the 16

City were reviewed.   Not considering multi-storey commercial developments, ground floor commercial space is projected to range from 13% to 
24% of the total land area of the respective Mixed Use sites.   For the purposes of this analysis, a 20% factor was assumed.

 Based on the City’s on-line LandScape program (accessed December 2019), there are 44 R1 developed lots in the current Jensen Lakes Plan 17

Area.
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$430,000 per unit.    Upon review of Melcor’s original price points, it is determined that the lower 18

range of $500,000 may be high, especially given the higher density factor of 26 units per net hectare for 
this residential category.  For the purposes of this analysis, it is assumed that Low Density residential 
units in the Jensen Lakes North will generate an average assessment of $450,000 per unit.
Medium Density Residential (R3/TH):   In 2018, Melcor estimated prices for R3 residential units to 
range between $350,000 to $450,000 per unit.  A review by the City’s Assessment Branch of recent 
comparable developments in the City with densities of approximately 40 units per net hectare results 
in a projected average assessment of $350,000 per unit.  Based on the assessment data reported for 
existing dwelling units recently constructed in the Jensen Lakes Plan Area, the average assessment for 
townhouse dwelling units is $353,000 per unit.   In this analysis, it is assumed that R3 development will 19

generate an average assessment of $350,000 per unit per existing development in Jensen Lakes and 
comparable developments elsewhere in the City.  It is assumed that this residential category would 
comprise condo-titled units, and that parking is included in the assumed assessed value.20

Medium Density Residential (R3A):  In 2018, Melcor estimated R3A residential units to range between 
$300,000 to $375,000 per unit.  Based on recent developments constructed in the City under the R3A 
Residential District,  typical assessments range from $200,000 per unit for rental apartments to 
$300,000 plus per unit for apartment condos.  It is assumed that the units in this residential category 
would be condo-titled, and generate an average assessment of $300,000 per unit.  The lower range 
was assumed given the higher density (70 units per net hectare) proposed for this residential category.  
As above, it is assumed that parking is included in the assessed value of the condo- titled units. 
Medium to High Density Residential (R4):  According to the City’s Assessment Branch, most current 
developments achieving the high density rates (100+ units per net hectare) are rental apartments.   
Melcor anticipates that 30% of the R4 residential units will be rental and 70% will be condo-titled.  
With typical assessments reported by the City of $200,000 per unit for rental apartments and 
$250,000 per unit for high rise apartment condos,  it is the assumed that the overall average 
assessment for this residential category would be $244,100 per unit.   For the condo-titled units, an 
additional parking assessment of $13,000 per unit was included for an overall unit assessment of 
$263,000 per condo-titled unit.  For rental units, it is assumed that parking is included in value of the 
unit.   
Mixed Use:  The residential units in the Mixed Use site are projected to exhibit similar development 
parameters as the residential units in the R4 Land Use District.   Thus,  it is the assumed that the 
average assessment for this residential category would also be $244,100 per unit. 

NON-RESIDENTIAL ASSESSMENT

Assessment associated with commercial development is typically determined using the income approach 
which considers the commercial development’s ability to generate income, through the leasing of 
commercial space.  To determine net operating income, market rents are applied to projected net leaseable 
areas to calculate potential gross income.  This gross figure is then adjusted for a number of allowances to 
come up with a net operating income.  A capitalization rate is then applied to the net operating income to 
calculate the projected assessed value. 

 Based on the City’s on-line LandScape program (accessed May 2019), there were 214 R1 and R2 dwelling units constructed in the Riverside Plan 18

Area.   The average land density was 25 units per net hectare.

 Based on LandScape, there are 24 townhouse dwelling units constructed in the existing Jensen Lakes Plan Area.   The average land density is 39 19

units per net hectare.

 For condo-titled units, parking stalls associated with a unit are typically separately titled and assessed. 20
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Current valuation factors used by the City’s Assessment Branch include 5% for vacancy allowance, a 
combined 1% for non-recoverables and structural reserve allowances, and a capitalization rate of 6.50%. 

The projected market valuation of commercial development in the proposed Jensen Lakes North plan area 
is summarized as follows: 

Corridor Commercial:  It is assumed that 95% of the 369,000 square feet of gross commercial space 
is leaseable resulting in a net leasable area of 350,550 square feet.  The projected market rent is 
assumed to average $25 per square foot, reflecting the broader tenant mix of large and small 
commercial retail units.  Applying the income valuation factors provided by the City, total projected 
retail assessment is $126.80 million.   This equates to $7.48 million per net hectare.    21

Mixed Use Commercial:  The assessment yield for the Mixed Use Commercial will depend on the 
density and type of the proposed commercial development.  At this time, it is projected that the Mixed 
Use site will include 35,500 square feet of gross commercial space.  The market rent is estimated to 
average $30 per square foot due to the smaller commercial retail units that would locate on the site.  
Assuming a net leaseable area of 95% and applying the income factors provided by the City,  the 
proposed Mixed Use Commercial development is projected to generate an assessment of $14.64 
million for an average assessment of $8.87 million per net hectare (based on entire 1.65 hectare Mixed 
Use site).  For the purposes of this analysis, however, the amount of land allocated to Mixed Use 
Commercial in the Land Use Statistics is only 0.41 hectares, so this equates to a commercial 
assessment of $35.71 million per net hectare.

Is is assumed that the market rents provided include the parking stalls required to accommodate the 
commercial development.  Therefore, no separate assessment has been projected for parking. 

TOTAL ASSESSMENT

A number of factors will affect the actual residential and non-residential assessment values for the proposed 
Jensen Lakes North development including: the specific housing forms and features that get constructed, 
commercial development specifications (e.g. single storey retail vs multi-storey commercial projects, size and 
type of commercial retail units), quality of construction / finishing, location, and overall market conditions at 
the time of development.  

Development in Jensen Lakes North will also likely generate taxable additional linear assessment associated 
with power lines, telephone lines and other linear assets in the Plan Area.   The potential assessment 
generated from these linear assets has not been projected.  For the purposes of the analysis, it is assumed 
that the assessment yields from this assessment class will not be significant compared to the yields projected 
for the other assessment categories.

As illustrated in Table 7, at full build-out, development proposed in Jensen Lakes North is projected to 
generate a total taxable assessment of $546.43 million.  Approximately 74% of this assessment is related to 
the proposed residential development ($404.99 million) and 26% for commercial development ($141.44 
million). 

 This figure appears comparable to other developments in the City.  Based on the City’s assessment statistics compiled in December 2018 that 21

analyzed 20 recent commercial projects in the City, the average commercial assessment was $7.2 million per net hectare.
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2.3.MUNICIPAL PROPERTY TAX REVENUES
The development proposed in Jensen Lakes North will generate taxable assessment that in turn generates 
municipal property tax revenues for the City of St. Albert.  To calculate the revenues the City would receive 
once the development is fully built out, the City’s 2019 municipal tax rates were applied: ,  2223

Residential – In 2019, the City levied a General municipal tax rate of 7.7585 mills and Servus Place 
(capital) tax rate of 0.2641 mills for a total residential municipal tax rate of 8.0226 mills. 
Non-Residential – In 2019, the City levied a General municipal tax rate of 10.7500 mills and Servus 
Place (capital) tax rate of 0.2641 mills for a total non-residential municipal tax rate of 11.014.

At full build-out, the proposed Jensen Lakes North development is projected to generate $4.81million in 
municipal property tax revenues based on 2019 tax rates.  

2.4.CAPITAL EXPENDITURES
The fiscal impact analysis captures the capital costs associated with the construction of new and/or 
expanded infrastructure that is required to service the proposed development, in addition to the lifecycle 
costs and replacement costs associated with maintaining this additional infrastructure.  The costs 
incorporated in this analysis reflect those costs that are the City’s responsibility.

2.4.1. NEW INFRASTRUCTURE

In identifying the capital requirements to service future development in the City, various methodologies 
were developed based on consultations with the City and input from the developer.  The following table 
summarizes the methodologies employed for each municipal service area as currently defined in the City’s 
Municipal Fiscal Impact Model. 

 City of St. Albert, Tax Rate Bylaw 19/2019.  See Section 1.4 Study Limitations regarding use of current municipal tax rates.   22

 The total general municipal tax rate is the sum of the tax rates established for General Municipal, Servus Place - Operating, and LRT/BRT Levy.   23

The municipal tax rate for Service Place - Capital is identified separately.  Tax rates levied on property owners for education and other external 
authorities (Sturgeon Foundation) are not included in this analysis as the associated revenues do not go to the City.
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TABLE 2: NEW INFRASTRUCTURE REQUIREMENTS – JENSEN LAKES NORTH
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DEVELOPER CONTRIBUTED INFRASTRUCTURE

It is common practice that developers are responsible for funding and constructing the “hard” or physical 
infrastructure that is typically located on-site along with any off-site infrastructure improvements NOT 
considered to be “base level” infrastructure that is leviable through the City’s Off-Site Levy Bylaw.  This 
includes lanes, local and collector roads, on-site utilities (water, wastewater and stormwater) and any land 
improvements required as part of the development agreement. In addition, non-leviable physical 
infrastructure put in place by developers on neighbouring lands may also be constructed or scaled to 
provide servicing to the proposed development (e.g. wastewater lift stations, pipe oversizing).  In this analysis, 
references to “on-site” servicing include those road and linear infrastructure improvements that would be 
funded and constructed by the developers.  Once the infrastructure assets are constructed, these assets are 
typically deemed municipal assets and transferred (“contributed”) to the City after construction to become 
part of the City’s growing inventory of assets to maintain and eventually replace. 

As shown in Table 2, the estimated costs of providing the developer contributed infrastructure has been 
provided by the developers.  These costs are used as the basis for projecting lifecycle costs and replacement 
costs that would be incurred by the City to maintain these assets in the future.

In determining the City’s re-investment capital costs associated with developer contributed assets that 
would be turned over to the City, the developer’s engineering consultants (IBI Group) identified the 
following municipal (public) on-site infrastructure improvements and cost estimates to service proposed 
development:

Roads:  The on-site road network is proposed to include a total of 6.369 km of roads broken down as 
follows: collector roads (1.609 km), local roads (3.844 km), and lanes (0.916 km).    The estimated lane 
length associated with these roads is 19.800 km.  The total projected construction cost of this road 
network is $17.349 million. 
Water:  The on-site water infrastructure includes 5.453 km of water distribution mains.  The total 
estimated construction cost is $2.437 million.  
Wastewater:  The on-site wastewater infrastructure includes 5.453 km of gravity sewer mains for a 
total estimated construction cost of $3.452 million.
Stormwater:  The on-site stormwater infrastructure includes 5.453 km of storm sewer mains, 0.623 km 
of storm force mains, one storm pond, one lift station and outfall structures.    The total estimated 
construction cost of these assets is $12.737 million.  
Other:  Other on-site developer costs that have been identified and would be transferred over to the 
City for future maintenance and reinvestment include:  

Land improvements ($2.901 million) to PUL, MR and park sites, including trails, landscaping (e.g. 
trees, plants, seeded areas), amenities and earthworks.
Fowler Way Berm ($0.245 million)
Round About and Traffic Signs ($80,500)

Overall, public infrastructure improvements funded by the developers are projected to total $20.439 million.   
No private infrastructure assets were identified as part of this analysis.   

In terms of any developer funded infrastructure improvements benefitting other areas, no on-site 
infrastructure assets were identified as benefitting development outside the Jensen Lakes North Plan Area, 
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nor were any non-leviable off-site infrastructure assets identified to benefit development in Jensen Lakes 
North. 

OFF-SITE LEVY FUNDED INFRASTRUCTURE

The City of St. Albert has an Off-Site Levy Bylaw that identifies major road and utility infrastructure projects 
that are required to support future development in the City.  This includes the construction of arterial roads, 
reservoirs and pumphouses, lift stations and forcemains, major utility transmission mains and trunks, and 
other major infrastructure.  In the City’s 2013 Off-Site Levy Bylaw (updated in April 2015), these 
infrastructure assets are referred to as the ‘base level infrastructure’ required to support future growth in 
the City, namely into the lands annexed by the City in 2007.

In this analysis, the off-site levy funded capital costs attributed to the proposed Jensen Lakes North lands for 
major roads, water, wastewater and stormwater infrastructure are based on the developer’s share of project 
costs identified in the City's 2013 Off-Site Levy Bylaw (updated in 2015) and the percentage the proposed 
development area comprises of the total benefitting area for each project, as per the reference areas and 
corresponding land areas reported in Schedule A of the Bylaw.  The proposed Jensen Lakes North lands 
correspond to Benefitting Areas 5.0 and 6.1.

While off-site development levy revenues will be collected from developers and used to ultimately pay for 
the construction of the developer’s share of the off-site infrastructure, the initial capital costs attributed to 
the proposed development are still incorporated into the analysis as they serve as the basis for projecting 
future lifecycle costs and replacement costs that would be incurred by the City to maintain the proposed 
development’s share of these assets in the future.

CITY FUNDED INFRASTRUCTURE

In addition to the developer contributed and off-site levy funded capital infrastructure, future development 
also contributes to the overall need for new and/or expanded capital infrastructure that the City has 
historically been responsible for providing and funding.  This includes additional buildings (e.g. fire station, 
library), additional space requirements (e.g. police, administration, arts and culture), additional fleet (e.g. 
transit, enforcement), and additional neighbourhood and city-wide recreation and park facilities and 
amenities.

It is recognized that the need for new and/or expanded City-funded infrastructure would not be triggered 
by the proposed development alone, and that existing infrastructure in the City may be able to 
accommodate future growth to some extent.  However, when other future growth is considered alongside 
the proposed development of Jensen Lakes North, Jensen Lakes North contributes to the overall need for 
the new and/or expanded infrastructure.  To estimate the portion of City-funded infrastructure costs 
attributed to Jensen Lakes North, metrics were developed by the City for most services.   These metrics 24

project the incremental capital need for new and/or expanded infrastructure based on selected 
development parameters of the proposed development.  

Refer to Table 2 for a summary of the metrics developed for this analysis.  

  Additional bus fleet requirements were provided by St. Albert Transit based on the parameters of the proposed development.24
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St. Albert Transit undertakes an evaluation of the potential transit servicing impacts of new development, on 
a case-by-case basis.  The following public transit capital impacts were projected for the proposed Jensen 
Lakes North development:

It has been determined that a future transit route to service Jensen Lakes North would be part of a 
larger transit route design that would also service contiguous development in the current Jensen Lakes 
Plan Area  (Jensen Lakes South) as well as the proposed North Ridge Phase 2 Plan Area.  
It is projected that the larger contiguous area would be serviced by two new local routes.    The share 
of assets and costs attributed to Jensen Lakes North is based on the respective projected populations 
of the three plan areas.   

Jensen Lakes North: Projection population of 2,653 per Table 1.
Jensen Lakes (South):  Projected population of the current Jensen Lakes Plan Area is 5,434 per the 
Jensen Lakes ASP Amendment currently before the EMRB.   
North Ridge Phase 2:  Projected population of 1,392 per fiscal impact analysis completed in 
February 2019.

The total population of the three areas is 9,480.  The Jensen Lakes North plan area comprises 28% of 
the total population.
Each of the two local routes would require one daily bus as well as an additional bus during peak 
periods.  Thus, it is assumed that a total of 4 12-meter standard buses would be required for the local 
routes at a cost of $540,000 per bus.   
In addition to this, 3 18-meter articulated downstream commuter buses would be required to service 
the increased ridership at a cost of $950,000 per bus.25

The total estimated cost of bus fleet purchases is $5.01 million, of which $1.40 million (28%) is 
allocated to Jensen Lakes North.  With uncertainties over grants provided by senior levels of 
government, it is assumed that the City would be responsible for funding the full costs of the buses,  
To accommodate the City’s growth in bus transfers, a need to expand the City’s Campbell Park and 
Ride (estimated cost of $12.5 million) was identified as a medium range capital project.  
The capital costs allocated to Jensen Lakes North are based on the projected population of Jensen 
Lakes North (2,653 people) as a percentage of the total benefitting area of the City (105,000 people).  
It is assumed that Jensen Lakes North’s share of costs is $315,880 (2.5% of $12.5 million).   It is 
anticipated that 50% grant funding would still be available for transit facilities, reducing net capital costs 
to $157,940 for Jensen Lakes North. 
The proposed Jensen Lakes North development would also contribute to the need for a new transit 
garage facility ($6.7 million).  Based on the projected population of Jensen Lakes North (2,653 people) 
as a percentage of the total benefitting areas the City (105,000 people), Jensen Lakes North’s share of 
costs is estimated to be $169,310 (2.5% of $6.7 million).  It is anticipated that 50% grant funding would 
still be available for transit facilities, reducing net capital costs to $84,660 for Jensen Lakes North. 
Concrete pads at future bus stops are assumed to be the constructed and funded by the developer.

 The City has a current fleet of 20 articulated commuter buses (including spares).   Serving a population of approximately 65,000 residents, this 25

equates to a ratio of 1 bus for 3,250 people.   Extending this ratio to the Jensen Lakes North, Jensen Lakes (South) and North Ridge Phase 2 plan 
areas, it is projected that 3 commuter buses would be required to service these areas.
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ANNUAL MUNICIPAL COST IMPACTS OF NEW INFRASTRUCTURE 

Applying the methodologies discussed above for determining the capital costs that would be incurred by the 
City to fund new infrastructure to support proposed development in Jensen Lakes North, annual capital 
cost impacts were calculated for each service.  These impacts are summarized in Table 3.

Refer to Appendix A for detailed assumptions regarding the capital cost impacts associated with new 
infrastructure required to service the Jensen Lakes North lands.

TABLE 3: INITIAL CAPITAL COSTS ASSOCIATED WITH NEW INFRASTRUCTURE 

- JENSEN LAKES NORTH


Overall, a total of $63.05 million of new infrastructure has been attributed to Jensen Lakes North.   The 
municipal cost to the City for the City-funded infrastructure is projected to total $412,835 per year for 20 
years.

For City-funded infrastructure, it has been assumed that the City would be responsible for funding the full 
costs attributed to the proposed development, with the exception of Transit.  

While the City will likely continue to have access to some level of provincial and federal capital grants 
in the future, these grants and other external funding sources that may be available to the City have 
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not been included in this analysis.  This approach was undertaken so that the true costs of providing 
services to the proposed development (and other future development) are reflected in the analysis.  

Many capital grants available to the City (e.g. MSI Capital) can be applied at the City’s discretion.  By 
allocating some of these external funding sources to the proposed development, these funding 
amounts cannot then be applied to other capital projects that benefit existing areas of the City.  This 
results in a real opportunity cost to the City which is not captured in the fiscal impact analysis 
presented here, and dilutes the true costs of servicing the proposed development.
It is assumed that there are no external funding sources specifically earmarked for the projects 
identified in this analysis.  If there are such funding sources, then the funding assumptions in this 
analysis should be modified accordingly. 

For Transit, it is assumed that the City would continue to be able to secure external grant funding for 
transit facilities to fund 50% of the attributed capital costs.   However, with recent announcements 
regarding reduced funding support from senior levels of government, it is assumed that bus fleet 
purchases would now be fully municipal funded.

As noted in Table 3, there are no cost impacts to the City for providing new road and utility infrastructure 
required to service the Jensen Lakes North development.  These infrastructure projects will either be 
funded by the off-site development levies or the developer as part of the development agreement.  The 
developer would also be responsible for constructing certain land improvements.  

Also, capital cost impacts have not been projected for all the service areas (e.g. Governance, Land Use 
Planning).  It is assumed that any capital impacts that may arise for these services would not be significant.

To measure and compare the municipal capital costs associated with new infrastructure against the annual 
municipal tax revenues generated at full build-out of Jensen Lakes North, the net capital costs associated 
with new infrastructure were annualized using the following approach:

For each service area, it was assumed that the capital costs the City would fund would be debt 
financed by the City based on a 20-year debenture term.  This term is consistently applied across all 
net project costs included in this analysis and represents a typical borrowing period for larger valued 
capital projects.
Because the timing of each project will vary over the course of future development, the future value of 
the annual payment figure was calculated based on a 0% real interest rate.  26

An annual amount based on the future value of the annual payments and a 0.59% real financing charge 
was then applied to determine an annualized capital cost amount to the City.   27

The annual capital costs for new infrastructure are for a 20-year period only.  Once the debenture is paid 
off, there are no further costs associated with constructing the new infrastructure identified in this analysis.

2.4.2. CAPITAL RE-INVESTMENT COSTS

Once new municipal infrastructure is constructed by either the City or the developer and added to the 
City’s existing asset base, the City assumes the responsibility to maintain these assets into the future.  This 
includes the capital costs associated with maintaining the assets over their useful lives (lifecycle costs) as well 

 From the Bank of Canadaʼs website, the nominal rate of return on a 5-year GIC was 2.00% (October 2019).  While the inflation rate for Canada 26

in October 2019 was 1.9%, the Bank of Canada targets for a 2% inflation.  For the purposes of this analysis, a 0% real rate of interest was assumed.   
http://www.bankofcanada.ca/rates/indicators/key-variables/inflation-control-target/#targetrange

 From the Alberta Capital Financing Authority’s (ACFA) website, the 20-year borrowing rate is 2.59% (December 1, 2019).  With an assumed 27

inflation rate of 2.0% (see previous footnote), the real borrowing rate equates to 0.59%.
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as the eventual replacement of the assets at the end of their useful lives.  These costs represent the capital 
re-investment costs associated with maintaining the infrastructure.

In order to capture some of future financial obligations the City of St. Albert faces with rehabilitation and 
replacement of newly acquired infrastructure, annual lifecycle and replacement costs were included in the 
fiscal impact analysis.  These annualized costs represent the on-going average capital costs the City would 
incur to maintain the assets at certain conditions, and the monies the City would need to set aside each 
year into a fund that would be used to fund future replacement of the assets.  

LIFE-CYCLE COSTS

Life-cycle costs represent the costs incurred to maintain the infrastructure at desired conditions over the 
useful life of the infrastructure, including major repair and maintenance, modernization and rehabilitation.  
For the purposes of this analysis, life-cycle costs were annualized based on a percentage of the initial capital 
cost of the infrastructure.   These costs represent on-going annual capital expenditures.

Annual life-cycle costs were assumed to average 2% of the initial capital costs for all service areas 
except for the following three utilities: water, wastewater and stormwater.  
For the water, wastewater and stormwater utilities, annual capital life-cycle costs were assumed to be 
3% of the initial capital costs.  This rate includes both maintenance and replacement.

It is assumed that City would be fully responsible for funding these costs.

REPLACEMENT COSTS

The annual costs associated with replacing or rebuilding the infrastructure in the future were calculated by 
taking the initial capital cost of the infrastructure and dividing it by the respective life expectancy of the asset 
(measured in years).  These costs represent an on-going annual capital expenditure.  

The annual replacement costs represent the monies the City would need to set aside to build up a 
recapitalization fund that would be used to fund future replacement of the assets at the end of their 
useful lives.
Assumptions regarding the useful life of the various infrastructure are largely based on useful life data 
reported in the City’s Tangible Capital Assets (TCA) system.   Buildings and facilities were assumed to 
have a longer useful life (60 years) than reported in the TCA (50 years), based on input provided by 
the City. 
The replacement costs for utilities are captured in the life-cycle costs above.  
The analysis does not include the interest income the City could receive by holding these monies in 
some income bearing fund.   28

It was assumed that City would be fully responsible for funding these costs.

The annual capital costs associated with the capital re-investment of the new infrastructure identified for 
Jensen Lakes North are summarized in Table 4. 

 Based on current interest rates and targetted inflation rates (by the Bank of Canada), the real rate of the interest is essentially 0%. See footnote 28

11.
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TABLE 4: CAPITAL RE-INVESTMENT COSTS - JENSEN LAKES NORTH


Based on a projected total of $63.05 million of new infrastructure attributed to Jensen Lakes North, the 
municipal costs to the City for capital re-investment include $1.52 million per year for life-cycle costs and 
$1.21 million per year for replacement costs.  

Detailed assumptions regarding the capital re-investment costs associated with new infrastructure required 
to service the Jensen Lakes North development are provided in Appendix A.

2.5.OPERATING EXPENDITURES & REVENUES
Municipal property tax revenues that the City may collect from development will be offset by capital costs 
and net municipal operating costs incurred by the City to service the people and businesses in the 
development.  Incremental operating costs and revenues calculated for the Jensen Lakes North 29

development are based on projection factors assumed in the City’s Municipal Fiscal Impact Model,  metrics 30

developed for various service areas, and input from City departments.  

 For most municipal services (e.g. emergency, policing, transit, parks and recreation, arts and culture), the primary driver of municipal operating 29

costs is population.

 Unless otherwise noted, the figures presented in this report are based on the Cityʼs Municipal Fiscal Impact Model, which is currently seeded with 30

2012 Base Year data.
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2.5.1. BASE FIGURES

The City’s Municipal Fiscal Impact Model includes projections of operating costs and operating revenues.

Operating Costs: In the Municipal Fiscal Impact Model, operating costs are projected using a marginal 
cost approach, whereby a specified percentage of each City department’s Base Year operating costs are 
fixed and not affected by growth, with the remaining portion of costs being variable and driven by 
population growth. ,   The operating costs attributed to future development reflect the incremental 31 32

operating costs to the City of providing municipal services to the area.
Total marginal operating costs equal approximately $1,311 per capita.
Operating Revenues: Departmental operating revenues are projected based on cost recovery rates. 
Cost recovery rates determine what proportion of net costs (expenditures net of operating grants and 
transfers from reserves) are funded from operating revenues.   The cost recovery rates assumed in 33

this analysis are the same as the cost recovery rates calculated using the Base Year (2012) data seeded 
into the model.
Operating revenues average approximately $529 per capita.

Based on the current base assumptions in the Municipal Fiscal Impact Model, net operating costs are 
estimated to average $782 per capita.   With the recent work undertaken with City Administration to 
update the methodology and define improved metrics for estimating operating cost impacts in the fiscal 
impact analysis, operating cost figures on a per capita basis have been refined for several departments.   
These adjustments are discussed in the following sections. 

2.5.2. ADJUSTMENTS TO BASE FIGURES

In attempts to measure the operating cost impacts specific to the proposed development of Jensen Lakes 
North, City departments were consulted and metrics were developed to project incremental operating cost 
impacts.

Table 5 summarizes the methodologies and metrics used for identifying municipal operating costs to service 
the Jensen Lakes North development at full build-out.

Where metrics were developed by the departments or costs impacts were based on departmental input, it 
was assumed that this data provided better information on the cost impacts than the marginal operating 
cost assumptions in the Municipal Fiscal Impact Model.  Where no metrics or input was available, then the 
operating costs were based on the marginal operating cost assumptions employed in the Model.

It was assumed that operating revenues would be based on the same cost recovery rates that correspond 
to the City’s 2012 budget data which reflects the current Base Year in the Municipal Fiscal Impact Model.

 This differs from average costing, which includes both fixed and variable operating costs in calculating an average cost.31

 The fixed / variable splits assumed in the model are rounded, based on an analysis undertaken by the City in 2002. There have been discussions to 32

revisit these splits. Until then, the base fixed / variable splits assumed in this analysis are similar to other fiscal impact analyses completed for other 
development proposals in the City.

 Capital costs are not included in the calculation of cost recovery rates, with the exception of the utilities (water, sanitary sewer, waste, storm 33

sewer) and library.
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TABLE 5: OPERATING COST ASSUMPTIONS - JENSEN LAKES NORTH




2.5.3. OPERATING EXPENDITURE AND REVENUE IMPACTS

Based on various assumptions used to project operating costs, Table 6 summarizes the operating 
expenditures and operating revenues that have been projected for Jensen Lakes North.

Total incremental municipal operating costs associated with providing services to Jensen Lakes North at full 
build-out are projected to total $3.45 million per year.  Operating revenues are projected to total $2.28 
million per year at full build-out, resulting in net operating costs of $1.17 million per year or $440 per capita. 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TABLE 6: OPERATING EXPENDITURE AND REVENUE IMPACTS AT FULL BUILD-OUT - 

JENSEN LAKES NORTH
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3. Study Findings
Based on the analysis and assumptions presented in this report, Table 7 summarizes the municipal revenue 
and expenditure impacts attributed to the proposed development of Jensen Lakes North at full build-out.  
Table section references within Table 7 are provided below for ease of reference to the various findings, and 
Table 7 includes report references for further discussion of the various assumptions.  

At full-build-out of the the proposed Jensen Lakes North lands:

Residential Development:  Residential development in Jensen Lakes North is projected to include 
1,131 dwelling units with a projected build-out population of 2,653 people.  A mix of low to high 
density residential housing options would be provided, with 49% of the housing stock comprising Low 
Density residential development.  The overall residential density is 40.52 units per net residential 
hectare. (Table Section 7.2).
Non-Residential Development:  Non-residential development in Jensen Lakes North includes 
Corridor Commercial (16.95 hectares) and Mixed Use Commercial (0.41 ha).   A total of 404,500 
square feet of gross commercial space is projected.
Assessment:  The taxable assessment associated with proposed development of Jensen Lakes North is 
projected to total $546.43 million at build-out. (Table Section 7.2).

Approximately 74% of the total projected assessment is residential ($404.99 million) with non-
residential assessment comprising 26% of total assessment ($141.44 million).  
Overall, the projected assessment yield is $12.07 million per net developable hectare (45.27 
hectares).   The residential assessment is projected to yield $14.51 million per hectare, and 
commercial assessment is projected to yield $7.96 million per hectare.

Capital Expenditures:  To service Jensen Lakes North,  a total of $63.05 million in new infrastructure 
has been attributed to the proposed Jensen Lakes North development, resulting in total capital 
expenditures to the City in the order of $3.14 million per year (Table Section 7.3).  Infrastructure 
attributed to Jensen Lakes North includes developer contributed infrastructure, off-site levy funded 
infrastructure and City-funded infrastructure. 

New Infrastructure:  The municipal cost to the City to fund new capital projects is projected to total 
$412,835 per year for 20 years.  The construction of most of the costlier infrastructure (roads, 
utilities) required to service Jensen Lakes North would be funded by the developers directly and 
through off-site development levies.
Capital Re-Investment:  The City’s capital re-investment costs to maintain and eventually replace the 
infrastructure that is attributed to Jensen Lakes North are projected to total $2.73 million per year.  
This includes $1.52 million per year to capture average annual lifecycle costs and $1.21 million per 
year to build up the required funds for future replacement of the infrastructure assets. 

Operating Expenditures:  Total municipal operating costs to service Jensen Lakes North are estimated 
to total $3.45 million per year, equating to an operating cost of $1,300 per capita (Table Section 7.4).   
Operating Revenues: The proposed development is estimated to generate total operating revenues in 
the order of $2.28 million per year (Table Section 7.5).

The operating revenues for the City’s utility services (water, wastewater, solid waste and 
stormwater) reflect the utility revenue requirements to fully offset the utility operating and capital 
costs identified to service Jensen Lakes North.   At full build-out, utility revenue requirements are 
projected to total $1.07 million per year or $944 per dwelling unit.  
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Municipal Property Tax Revenues:  Based on the 2019 municipal property tax rates for the City 
(General Municipal + Servus Place Capital), municipal property tax revenues total $4.81 million with 
full build-out of the proposed Jensen Lakes North development.  Residential property tax revenues 
comprise 68% of the total municipal property taxes payable (Table Section 7.6).

The City’s municipal tax rate for non-residential properties is 1.374 times greater than the residential 
rate, resulting in greater tax revenues being generated off non-residential properties.

NET GAIN (LOSS) TO CITY:  The net financial gain or loss of the proposed Jensen Lakes North 
development on the City of St. Albert’s operations is determined by taking the projected municipal 
property tax revenues and operating revenues generated from the proposed development and 
subtracting the annualized operating and capital costs incurred by the City to service Jensen Lakes 
North at full build-out (Table Section 7.7).  

Without Capital Reinvestment:  At full build-out, proposed development of Jensen Lakes North is 
estimated to generate a net financial gain to the City of St. Albert in the order of  $2.44 million 
annually, prior to consideration of any capital re-investment costs.  This significant net gain is 
attributed to several factors:
- The developer is constructing and funding most of the on-site infrastructure and the funding of 

major ‘base level’ infrastructure through off-site development levies. 
- More compact residential development resulting in higher residential assessment yields on a per 

hectare basis.
- The considerable amount of non-residential development in the Jensen Lakes North plan area 

(25% of the gross developable area).  Non-residential development typically requires fewer 
municipal services. 

 With Capital Reinvestment:  When the annualized municipal costs associated with maintaining and 
eventually replacing the assets that are constructed to service the proposed Jensen Lakes North 
development are considered, the City is projected to experience a reduced gain in the order of 
$495,923 per year.  This annual reduced gain is only temporary.  After the debt associated with City-
funded infrastructure is repaid in 20 years, the net municipal financial impact associated with the 
proposed Jensen Lakes North development improves to a net gain to the City in the order of 
$908,758 per year. 
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TABLE 7: JENSEN LAKES NORTH - FISCAL IMPACTS
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TABLE 7: JENSEN LAKES NORTH - FISCAL IMPACTS (CONT’D)
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4. Conclusion
The intent of this analysis has been to evaluate the financial impacts of the full build-out of the proposed 
Jensen Lakes North lands, on the City of St. Albert’s municipal operations.  

The analysis considered the municipal property tax revenues generated from the proposed development, as 
well as the operating revenues and costs associated with providing municipal services to the proposed 
development.  While the costs of constructing the linear infrastructure (roads, utilities) required to service 
the proposed development would be primarily funded by developers directly or through off-site 
development levies, the analysis included the capital costs that would be incurred by the City to provide any 
additional infrastructure (not funded from developers) as well as to maintain and replace any new and/or 
enhanced assets that would be added to the City’s asset base (i.e. developer contributed infrastructure, off-
site levy funded infrastructure and City-funded infrastructure).  In this analysis, it has been assumed that the 
full costs of capital reinvestment would be funded by the City. 

The net financial gain or loss of the proposed development on the City’s operations has been determined 
by taking the projected municipal property tax revenues and operating revenues generated from the 
proposed Jensen Lakes North development and subtracting the annualized operating and capital costs 
incurred by the City to service the proposed development at full build-out.   Revenues and expenditures 
included in this analysis are expressed in real dollars.  

Based on the assumptions and analysis presented in this report and the summary of findings in Table 7, the 
net financial impacts of the full build-out of Jensen Lakes North on the City are summarized as follows:  

Without Capital Reinvestment:  At full build-out, proposed development of Jensen Lakes North is 
estimated to generate a net financial gain to the City of St. Albert in the order of  $2.44 million 
annually, prior to consideration of any capital re-investment costs.  This significant net gain is 
attributed to several factors:
- The developer is constructing and funding most of the on-site infrastructure and the funding of 

major ‘base level’ infrastructure through off-site development levies. 
- More compact residential development resulting in higher residential assessment yields on a per 

hectare basis.
- The considerable amount of non-residential development in the Jensen Lakes North plan area 

(25% of the gross developable area).  Non-residential development typically requires fewer 
municipal services. 

 With Capital Reinvestment:  When the annualized municipal costs associated with maintaining and 
eventually replacing the assets that are constructed to service the proposed Jensen Lakes North 
development are considered, the City is projected to experience a reduced gain in the order of 
$495,923 per year.  This annual reduced gain is only temporary.  After the debt associated with City-
funded infrastructure is repaid in 20 years, the net municipal financial impact associated with the 
proposed Jensen Lakes North development improves to a net gain to the City in the order of 
$908,758 per year.

The net municipal impacts associated with the proposed Jensen Lakes North development are intended to 
provide the City with a better understanding of the full range of costs and revenues associated with future 
development, including the City’s future financial liability associated with maintaining and eventually replacing 
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the infrastructure assets that are required to service the proposed development and that form part of the 
City’s growing inventory of assets.   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Appendix A
Capital Cost Assumptions
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City	of	St.	Albert	-	Fiscal	Impact	Analysis

Jensen	Lakes	ASP	Amendment	-	NORTH	Lands
Capital	Infrastructure	Assumptions
Appendix	A

NEW INFRASTRUCTURE LIFE-CYCLE REPLACEMENT TOTAL

SERVICES INFRASTRUCTURE UNITS NOTES
ATTRIBUTED 

CAPITAL COST
% CITY 

FUNDED

ANNUAL 
MUNICIPAL 

COST 
(20 YEARS)

ANNUAL 
% OF 
ORIG 
COST

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING)

USEFUL 
LIFE 

(YEARS)

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING)

ANNUAL 
COSTS

No. 4 Fire Station 0.10    60
Pumper (2) 0.10    25
Rescue Unit 0.10    25

Police Space requirements (m2) 66.3    25 m2 per additional officer $398,010 100% $21,032 2.0% $7,960 60 $6,634 $35,626 

Bylaw 
Enforcement

Vehicles 0.27 One vehicle per 2 staff $10,614 100% $531 2.0% $212 10 $1,061 $1,804 

Developer Contributed
Local Roads (km) 3.84    $10,579,764 0% 30
Collector Roads (km) 1.61    $5,265,099 0% 30
Back Lanes (km) 0.92    $597,488 0% 30

Off-Site Levy Funded
Arterial Roads (km) 0.94    Off-site leviable arterial road capital cost 

estimate based on road project costs 
(developer share) in City's Off-Site Levy 
By-law and proposed development area 
as percentage of total benefitting areas. 

$8,255,051 0% 30

Local Bus 4.0 $604,585 20
Commuter Bus 3.0 $797,716 20
Spare Bus 0.0 $0 20
Handi-Bus 0.0 $0 10
North Park and Ride n/a $0 50
SACE terminal expansion n/a $0 60
Transit Garage 0.03 $169,312 60
Concrete pads at bus stops n/a $0 30
Campbell Road Park and Ride 0.025 $315,881 50

Developer Contributed
Mains (km) 5.45    Distribution mains constructed by 

developer.  Cost estimate provided by 
developer.

$2,437,491 0%

Off-Site Levy Funded
Mains (km) 0.94    $1,530,679
Reservoir/Pumphouse n/a $4,141,623

$37,750 $79,255 $129,824 

3.0% $243,294 $0
captured 

in life-
cycle 
costs

$243,294

$165,930 

$1,317,195

2.0% $35,107 $38,066 

2.0% $493,948 $823,247

2.0%

Water

0%
$0

Off-site leviable water capital cost 
estimates based on water project costs 
(developer share) in City's Off-Site Levy 
By-law and proposed development area 
as percentage of total benefitting areas. 

On-site local and collector roads 
constructed by developer.  Cost 
estimates provided by developer.

100%

50%

Fire and 
Ambulance 

Transportation

Bus fleet additions based on projections 
provided by St. Albert Transit.

Additional facility requirements based on 
population of proposed dev't as 
percentage of total benefitting City 
population (95,000).

Public Transit

Attributed cost of new fire hall (and 
apparatuses) based on population of 
proposed dev't as percentage of total 
benefitting population (26,000).

$0

$12,820 

$1,755,326 100% $92,757 



Page A2

City	of	St.	Albert	-	Fiscal	Impact	Analysis

Jensen	Lakes	ASP	Amendment	-	NORTH	Lands
Capital	Infrastructure	Assumptions
Appendix	A

NEW INFRASTRUCTURE LIFE-CYCLE REPLACEMENT TOTAL

SERVICES INFRASTRUCTURE UNITS NOTES
ATTRIBUTED 

CAPITAL COST
% CITY 

FUNDED

ANNUAL 
MUNICIPAL 

COST 
(20 YEARS)

ANNUAL 
% OF 
ORIG 
COST

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING)

USEFUL 
LIFE 

(YEARS)

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING)

ANNUAL 
COSTS

Developer Contributed
Mains (km) 5.453 $3,451,749
Lift Station 0 $0
Force Mains (km) 0 $0

Off-Site Levy Funded
Mains (km) 0.94    $2,124,312
Lift Station 0.15    $781,582

Waste N/A

Developer Contributed
Mains (km) 5.453 $7,056,833
Ponds 1 $1,997,773
Outfall Structures n/a $388,530
Lift Stations 1 $2,200,000

Off-Site Levy Funded
Total $91,852 0%

Governance N/A

Administration Space requirements (m2) 66.3    25 m2 per 1,000 population $356,882 100% $18,859 2.0% $7,138 60 $5,948 $31,945

Fiscal Services N/A

3.0% $352,050
captured 

in life-
cycle 
costs

$0 $352,050

3.0% $190,729
captured 

in life-
cycle 
costs

$0 $190,729

3.0% $243,294 $0
captured 

in life-
cycle 
costs

$243,294

Water

Sanitary Sewer

Off-site leviable sanitary capital cost 
estimates based on sanitary project 
costs (developer share) in City's Off-Site 
Levy By-law and proposed development 
area as percentage of total benefitting 
areas. 

0%

0%

$0

Off-site leviable storm capital cost 
estimates based on storm project costs 
(developer share) in City's Off-Site Levy 
By-law and proposed development area 
as percentage of total benefitting areas. 

Off-site leviable water capital cost 
estimates based on water project costs 
(developer share) in City's Off-Site Levy 
By-law and proposed development area 
as percentage of total benefitting areas. 

$0

Sanitary infrastructure constructed by 
developer.  Cost estimates provided by 
developer.

Storm Sewer

$0

0%
Storm infrastructure constructed by 
developer.  Cost estimates provided by 
developer.
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NEW INFRASTRUCTURE LIFE-CYCLE REPLACEMENT TOTAL

SERVICES INFRASTRUCTURE UNITS NOTES
ATTRIBUTED 

CAPITAL COST
% CITY 

FUNDED

ANNUAL 
MUNICIPAL 

COST 
(20 YEARS)

ANNUAL 
% OF 
ORIG 
COST

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING)

USEFUL 
LIFE 

(YEARS)

ANNUAL 
MUNICIPAL 

COST 
(ON-GOING)

ANNUAL 
COSTS

Arts and 
Culture

Space requirements (m2) 16.5    6.2 m2 per 1,000 population $88,507 100% $4,677 2.0% $1,770 60 $1,475 $7,922

City Wide Facilities / Amenities
Arenas 0.18 1 facility per 15000 population $1,768,933 60
Pools (Fountain Park) 0.04 1 facility per 60000 population $884,467 60
Athletic Fields

Diamonds (4-plex) 0.11 1 facility per 25000 population $79,602 20
Soccer (4 fields) 0.11 1 facility per 25000 population $53,068 20
Rugby (4 fields) 0.05 1 facility per 50000 population $26,534 20

Specialty Facilities
Water Spray Park 0.05 1 facility per 50000 population $106,136 40
Skateboard Park 0.05 1 facility per 50000 population $106,136 40
Dog Park 0.09 1 facility per 30000 population $8,845 20

Neighbourhood Amenities
Asphalt Trail - Enhanced Amenities 0.72 1 km trail per 64.75 gross res (ha) $107,761 20
Multi-Use Field (soccer, baseball) 2.00 1 field per 0.5 schools $400,000 20
Playground 1.33 1 facility per 2000 population $132,670 20
Outdoor Rink 0.53 1 facility per 5000 population $159,204 25
Multi-Purpose Pad 1.33 1 facility per 2000 population $66,335 20

Land Improvements 20
Entry Features 20

Library Library 0.1      1 facility per 50000 population $1,061,360 100% $56,086 2.0% $21,227 60 $17,689 $95,002

Preventative 
Social Services

N/A

Economic 
Development

N/A

Land Use 
Planning

N/A

Multi-Purpose 
Leisure Centre

N/A

TOTAL $63,053,630 $412,835 $1,523,097 $1,207,810 $3,143,741

2.0% $53,918 $134,796 

100% $206,073

$188,714 

2.0% $77,994 $99,639 $383,706

$2,695,920 0% $0 
On-site land improvements constructed 
by developer.  Cost estimates provided 
by developer.

Recreation and 
Parks


