
 
 

 
 
 
 
 
 
 
 

REAL ESTATE APPRAISAL 
 

of 
 

The ‘Old Health Centre Site’ in Fort Saskatchewan, AB  
Located in the vicinity of 99th Avenue and 95th Street 

(consisting of three parcels of vacant land) 
 
 

 
Report prepared for: 

 
City of Fort Saskatchewan 

10005 – 102 Street 
Fort Saskatchewan, AB  T8L 2C5 

Attention: Mr. Mike Erickson, Economic Development Officer 
 
 

By: 
 

Pat A. Woodlock, BMgt, AACI, P.App 
HarrisonBowker Real Estate Appraisers Ltd. 

200, 37 St. Thomas Street 
St. Albert, Alberta T8N 6Z1 

Tel: (780) 458-3814    Fax: (780) 458-3962 
E-mail: pat@harrisonbowker.com 

www.harrisonbowker.com

Parcel 1 

Parcel 2 

Parcel 3 
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September 8, 2015 
 
City of Fort Saskatchewan 
10005 – 102 Street 
Fort Saskatchewan, AB   
T8L 2C5 

 
Attention: Mr. Mike Erickson, Economic Development Officer 

 
Dear Mr. Erickson: 
 
Re: Real estate appraisal of three parcels of vacant land located at the Old Health Care Centre Site, in the 

vicinity of 99th Avenue and 95th Street, in the City of Fort Saskatchewan, AB. Legal descriptions are 
defined below.  

 
Pursuant to your instructions, we have appraised the above referenced properties with the objective of 
determining their current market value. Based on our research and analysis, it is our opinion that the market 
value of the fee simple interest in the subject properties as of September 2, 2015 may be fairly stated as:  
 

Final Values 

Parcel Short Legal Description Size Value Unit Value 

1  Part of Lot 8/22/6180NY; Lot R1/22/3610RS (en bloc ) 1.55 acres $1,125,000 $725,000/acre 

2 Lot 18, Block 11, Plan 1523644 1.24 acres $900,000 $725,000/acre 

3 Lot 17, Block 11, Plan 1523644 4.47 acres $2,905,000 $650,000/acre 

 
The enclosed narrative appraisal report was prepared in accordance with the Canadian Uniform Standards of 
Professional Appraisal Practice (CUSPAP) of the Appraisal Institute of Canada. It contains data and analyses 
which, to the best of our knowledge and ability, are correct. Please review it for accuracy and completeness, 
and advise our office of any errors or omissions found. 
 
The appraisal report is to be used only for the specific purpose stated in the report, and no person may rely on 
the report for any other purpose. You may show the report in its entirety to those third parties who have a 
need to review the information it contains. 
 
Thank you for this opportunity to be of service. 
 
Yours respectfully, 
 
HARRISONBOWKER REAL ESTATE APPRAISERS LTD. 
 
 
 
Pat A. Woodlock, BMgt, AACI, P.App 
Appraiser 
 
enclosure: Appraisal Report 



P A R T  1  –  I N T R O D U C T I O N   P a g e  | 3 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 

TABLE OF CONTENTS 
 
PART 1 - INTRODUCTION 

Table of Contents............................................................................................................................................................ 3 

Executive Summary …………………..….................................................................................................................... 4 

Maps............................................................................................................................................................................... 5 

Photographs ………………………............................................................................................................................... 7 
 
PART 2 - PREMISES OF THE APPRAISAL 

The Subject Property ..................................................................................................................................................... 11 

Purpose and Use of the Appraisal................................................................................................................................... 11 

Property Rights Appraised............................................................................................................................................. 11 

Assumptions and Limiting Conditions........................................................................................................................... 11 

Definition of Market Value............................................................................................................................................ 12 

Effective Date of the Appraisal...................................................................................................................................... 12 

Scope of the Appraisal.................................................................................................................................................... 12 
 
PART 3 - PRESENTATION OF DATA 

Identification of the Property and Related Data............................................................................................................. 14 

Ownership History.......................................................................................................................................................... 15 

Regional and Neighbourhood Description..................................................................................................................... 16 

Description of the Site ................................................................................................................................................... 17 

Description of the Improvements................................................................................................................................... 19 

Land Use Controls……………...................................................................................................................................... 19 
 
PART 4 - ANALYSIS AND CONCLUSIONS 

Market Analyses……………………………………………..…................................................................................... 21 

Highest and Best Use...................................................................................................................................................... 29 

The Valuation Process.................................................................................................................................................... 31 

Direct Comparison Approach………............................................................................................................................. 31 

Reconciliation and Final Valuation................................................................................................................................ 44 

Certificate of the Appraiser............................................................................................................................................ 45 
 
ADDENDA 

Annex A: Assumptions and Limiting Conditions ......................................................................................................... 46 

Annex B: Certificate of Title and Subdivision Plans..................................................................................................... 49 

Annex C: Land Use Controls – Supporting Documents................................................................................................ 59 
 
 



P A R T  1  –  I N T R O D U C T I O N   P a g e  | 4 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 

EXECUTIVE SUMMARY 
 
The subject of this appraisal is comprised of three contiguous parcels of vacant land at the Old Health Care Centre 
Site in the City of Fort Saskatchewan. This is a mature area, primarily characterized by mixed-density residential 
development, with some commercial development also in place. The DC-zoning of the property suggests mid to 
high density development would be appropriate. There is continued demand for higher density sites in the 
Edmonton CMA, recognizing the peripheral area and slower market. This has been reflected in the valuation. 
 
The land valuation was completed without undue difficulty, recognizing that the property is not conventionally 
zoned and potential use and density factors are not completely defined. The Direct Comparison approach was 
applied for the valuation, based on ten primary Value Indicators, good secondary support, and extensive research 
and analysis into all sales within this market since 2010. The results are deemed adequately supported. 
 

Client: City of Fort Saskatchewan.
Property Description: Portions of the ‘Old Health Centre Site’ lands, comprised of three parcels of bare 

redevelopment land in established Fort Saskatchewan 
Municipal Address: Not yet assigned. Located in the vicinity of 99 Avenue and 95 Street.

Legal Description: Parcel 1: Part of Lot 8/22/6180NY; Lot R1/22/3610RS (en bloc) 

 Parcel 2: Lot 18, Block 11, Plan 1523644 

 Parcel 3: Lot 17, Block 11, Plan 1523644 

Purpose and Use: Internal corporate purposes. 
Interests Appraised: Fee simple estate. 

Effective Date: September 2, 2015. 
Property Owner: The City of Fort Saskatchewan.

Improvements: None of value.
Site Area: Parcel 1: 1.55 acres (0.627 ha) 

 Parcel 2: 1.24 acres (0.503 ha) 

 Parcel 3: 4.47 acres (1.809 ha) 

Zoning: DC – Direct Control District. 

Property Use: Vacant land. 
Highest and Best Use: Development consistent with market forces and City approvals. An imminent to 

short term development horizon is market supported.  

Key Factors in Value: Pros: (1) Well-located in an established area of Fort Saskatchewan. (2) Good 
access to arterial routes. (3) Servicing is reported to be available for full 
development of the site. (4) Longer term economic prospects for the Edmonton 
CMA are good. 
Cons: (1) The parcels are subject to vague Land Use Controls, increasing 
perceived risk. (2) Fort Saskatchewan’s economic development is strongly tied to 
petrochemical and industrial developments, the dynamics of which are constantly 
changing. (3) Uncertain macro market conditions have been underscored by the 
recent drop in world oil prices 

Final Values 

Parcel Short Legal Description Size Value Unit Value 

1  Part of Lot 8/22/6180NY; Lot R1/22/3610RS (en bloc ) 1.55 acres $1,125,000 $725,000/acre 

2 Lot 18, Block 11, Plan 1523644 1.24 acres $900,000 $725,000/acre 

3 Lot 17, Block 11, Plan 1523644 4.47 acres $2,905,000 $650,000/acre 
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MAPS 
 

Edmonton CMA Map: The subject property is located in the City of Fort Saskatchewan, which is located in 
the NE quadrant of the Edmonton CMA. Access to major transportation routes and the rest of the CMA is 
good. 

Subject 
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MAPS 
 

 

Maps (GoogleMaps): Depicting the subject in the context of the Edmonton CMA as well as the immediate 
area. Note the good access to major arterial roadways. Roadways bound three sides of the site.  

 

Subject 

N 

Subject 
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PHOTOGRAPHS 
 

 
 

Aerial Photos (Google maps above circa 2015, Fort Saskatchewan Webmap below circa 2013): Depicting 
subject site in the context of the Fort Saskatchewan (above) and immediate surroundings (below).  Hospital 
has been demolished since photo. 

Subject 

Parcel 1 

Parcel 2 

Parcel 3 
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PHOTOGRAPHS 
 

Facing south into Parcel 3 from near to the north corner of the site. This property was previously improved 
with a hospital that has been recently demolished. The 2-storey building in the background is a new 90-unit 
senior's lodge known as Dr. Turner's Lodge. Parcels 1 and 2 extend beyond the south boundary of Parcel 3. 

Facing towards the subject land from the north corner of Parcel 3 at the intersection of 99 Avenue and 95 
Street. 99 Avenue (depicted) is a 4-lane arterial roadway. Access will not be possible from this roadway. 
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PHOTOGRAPHS 
 

Facing into Parcel 3 from east-adjacent 95 Street, which provides access to Parcel 3. 
 

Facing into Parcel 1 from south-adjacent 94 Avenue, which will provide access. Access to Parcel 2 will be 
through Parcel 1 by way of Registered Easement.
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PHOTOGRAPHS 
 

Facing Dr. Turner Lodge along 94th Avenue. This is a high quality development that benefits the area and 
should fit well into plans for the surrounding areas.  
 

Street scene along 95 Street. This is a collector/arterial that junctions with 94 Avenue, which in turn will 
provide access to Parcel 1. Parcel 2 is accessed through Parcel 1. Parcel 3 will have direct access to 95 Street.
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THE SUBJECT PROPERTY 
 

The subject of this appraisal contains three vacant land parcel that comprise a re-development site located in the 
City of Fort Saskatchewan, AB. The civic address of the properties have not yet been assigned. The area is 
known as the ‘Old Health Centre Site’.  
 
Our client for this engagement is Mr. Mike Erickson, Economic Development Officer, City of Fort 
Saskatchewan. Fort Saskatchewan is the owner of the subject property. 
 
 

PURPOSE AND USE OF THE APPRAISAL 
 
The purpose of the appraisal is to estimate the current market value of the subject properties as of the effective 
date of the appraisal, September 26, 2104. The valuation is to be used for internal corporate purposes and 
possibly to assist in determining a reasonable disposition price for the properties. 
 
No person other than our identified clients and intended users may rely upon this report for any purpose, 
including lending, without first obtaining written authorization (Transmittal Letter) from the appraiser. 
Without written permission, the appraiser shall not be held liable for any loss or damage that may occur to any 
person other than our clients by reason of their reliance on this report. The appraiser expressly disclaims legal 
liability for any un-authorized use of the report.  
 

 
PROPERTY RIGHTS APPRAISED 

 
The property rights appraised are those of an estate in fee simple, which has been defined in Canada as being:  
 

An estate of absolute ownership unencumbered by any other interest or estate, subject only to 
the limitations by the four powers of government: taxation, expropriation, police power, and 
escheat.  

 
(Source: The Appraisal of Real Estate, Third Canadian Edition 2010) 

 
A fee simple interest represents the most complete form of land ownership.The real property appraised includes 
the land and any permanent improvements thereon. Specifically excluded items include trade fixtures, inventory 
items, chattels and personal property.  
 
 

ASSUMPTIONS AND LIMITING CONDITIONS 
 
This report is subject to the Assumptions and Limiting Conditions detailed in Annex A to the report, and any 
others as may be stated in the body of the report. 
 
Extraordinary Assumptions, Hypothetical Conditions, Extraordinary Limiting Conditions  
 
The CUSPAP defines an Extraordinary Assumption as ‘an assumption, directly related to a specific assignment, 
which, if found false, could alter the appraiser’s opinions or conclusions.’1 The definition is further expanded by 
the application of the term Hypothetical Condition, which is defined as ‘that which is contrary to what exists, 
but is supposed for the purpose of analysis’.2 An Extraordinary Limiting Condition refers to a ‘necessary 

                                                 
1 CUSPAP Sec. 2.25. 
2 CUSPAP Sec. 2.31. 
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modification or exclusion of a Standard Rule … (that) … may diminish the reliability of the report’.3 
 
Extraordinary Assumption: It has been assumed that the existing services in the area, including municipal water 
supply, sanitary sewer, and storm sewer will be sufficient for the re-development the subject lands in the 
capacity described within the report. City officials indicated that adequate services are probable, and that 
significant off-site costs would not be anticipated. 
 
Extraordinary Assumption: ‘Off-site Levies’, which can be assigned to developers to upgrade off-site 
infrastructure can have a significant impact on the value of a development parcel. As per instructions from our 
client, we have assumed that there will be no additional costs that will accrue to the subject lands associated 
with the required upgrading and improvement of infrastructure on adjacent lands. 
 
Extraordinary Assumption: It is assumed that the subject site will have 100% Gross Developable Acreage 
(‘GDA’). It is noted that in previous planning documents, a 30% park dedication was referred to. If the site is 
not 100% developable, the value would be impaired and the appraised value would require adjustment. 
 
This report is not subject to any other Extraordinary Assumptions, Hypothetical Conditions, or Extraordinary 
Limiting Conditions.  

 
 

DEFINITION OF MARKET VALUE 
 

Market value is defined by the Appraisal Institute of Canada as being: 
 

The most probable price which a property should bring in a competitive and open market as of 
the specified date under all conditions requisite to a fair sale, the buyer and the seller each 
acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus. 

 
(Source: CUSPAP, effective April 1, 2014) 

 
The final value estimate stated in this report is expressed in terms of Canadian dollars cash. 
 
Exposure Time is a function of the market value definition. Exposure time refers to the estimated length of time 
the property being appraised would have been offered on the market before the hypothetical consummation of a 
sale at market value on the effective date of the appraisal. This is a retrospective estimate based upon an analysis 
of past events assuming a competitive and open market, and should not be confused with marketing time, which 
is a forecast of the future. The valuation is premised on a market exposure as detailed in the Analysis and 
Conclusions section of this report.  
 
 

EFFECTIVE DATE OF THE APPRAISAL 
 
The effective date of the appraisal is September 2, 2015, the date the property was physically inspected. The 
date of the report is September 8, 2015. 
 
 

SCOPE OF THE APPRAISAL 
 

The scope of the appraisal encompasses the research and analyses required to prepare the report in accordance 
with the CUSPAP of the Appraisal Institute of Canada. This entailed the following steps: 
 

                                                 
3 CUSPAP Sec. 2.26. 
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1. Inspection: The subject site was physically inspected on September 2, 2015 by the appraiser Pat 
Woodlock of HarrisonBowker Real Estate Appraisers Ltd. The purpose of the inspection was to view 
the functional and physical state of the property. The appraiser previously valued the property as of 
April 11, 2012 and September 24, 2014 in conjunction with a varied set of terms of reference. 
 

2. Type of Report: This narrative appraisal report was researched and developed in compliance with the 
CUSPAP. We are qualified and competent to perform this type of appraisal assignment and have 
appraised a number of similar properties.   
 

3. Legal Descriptions and Related Matters: Information to verify and confirm ownership of the property, 
any restrictions to Title, applicable land use regulations, and tax information was obtained from public 
records and other reliable sources.  
 

4. Market and Sales Analysis: Regional and local market information was obtained from various reliable 
third party sources including: the offices of the municipality, the Realtors Association of Edmonton’s 
Multiple Listing Service (MLS), the North-Central Real Estate Board, Government of Alberta Land 
Titles, the Network, Anderson Data On-Line, local property owners, developers, Realtors, and our own 
files. Due diligence regarding select sales and/or listings was conducted by the appraiser, which may 
have included site inspections; interviews with Realtors, parties to the transfer, and other knowledgeable 
individuals; as well as the analysis of Registered Documents, MLS records, and/or other pertinent data.  
 

5. Technical Investigations: We did not complete technical site investigations of the property, such as: an 
environmental review or audit, or investigations into the composition and bearing qualities of the soils 
on the site. In the absence of information to the contrary, and subject to the environmental related 
assumptions stated in the report, we have assumed there are no related issues that might influence value. 
 

6. Property Description: Information relating to the size, dimensions, and physical characteristics of the 
subject property was initially obtained by reference to the Legal Plan, aerial photographs, topographical 
maps, etc. No Real Property Report for the subject property was provided. In its absence, it is assumed 
that there are no offending easements or encroachments. 

 
7. Land Valuation: In developing the bare land value of the property the Direct Comparison Approach 

was the primary valuation method. All pertinent sales and listings of vacant and deemed comparable 
lands in subject area and comparable neighbourhoods over the last three years were researched. 
 

8. Cost Approach to Value: Since the subject property is vacant land, the Cost Approach was not used to 
value the property. 

 
9. Income Approach to Value: The Income Approach can be used to capitalize net rental income to an 

indication of value. This type of analysis is not typically completed by the market for vacant lots. As 
such, the Income Approach was not used for the purpose of this valuation. 
 

10. Direct Comparison to Value: The Direct Comparison Approach to value was developed on the basis of 
market transactions and/or listings of similar properties found in the comparable area. 
 

11. Authorization: This report was prepared at the request of our stated client. 
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IDENTIFICATION OF THE PROPERTY AND RELATED DATA 
 
Address, Legal Description, and Ownership Details 
 

SPIN 2 (Land Titles) Figure: Showing the three land parcels that comprise the subject property. Note that Parcel 1 is 
comprised of two legal lots – see the Highest and Best Use Analysis for further discussion. 

 
Municipal Address: Not assigned. Located in the vicinity of 95 Street and 94 Avenue in the City of Fort 

Saskatchewan, AB.  
 

Legal Description: Parcel 1: Part of Lot 8, Block 22, Plan 6180NY; and, Lot R1, Block 22, Plan 3610RS; 
excepting thereout all mines and minerals. 
 
Parcel 2: Lot 18, Block 22, Plan 1523644, excepting thereout all mines and minerals. 
 
Parcel 3: Lot 17, Block 22, Plan 1523644, excepting thereout all mines and minerals. 
 
Copies of the Certificates of Title and Subdivision Plans are attached to the report in 
Annex B. 
 

Title Number: Parcel 1 (two Titles): 132 283 350 +2 (Lot 8); 101Y244 (Lot R1). 
 
Parcel 2: 152 241 928 +1. 
 
Parcel 3: 152 241 928. 
 

Registered Owner: All registered under the names: The Town of Fort Saskatchewan; or, The City of Fort 
Saskatchewan. 
 

Ownership Type: Estate in Fee Simple. 

Parcel 1 

Parcel 3 

Parcel 2 
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Date Registered: Parcel 1: September 9, 2013 (Lot 8); June 16, 1970 (Lot R1). 
 
Parcel 2: August 12, 2105. 
 
Parcel 3: August 12, 2015. 
 

Registrations: The Titles to the subject property were reviewed for Registrations that have the 
potential to affect value. The following are noted: 
 
 Reg. No. 152 241 929 -- Easement: This interest is registered on all the Titles of 

three parcels. In essence, it requires all development on all three parcels to allow 
for the free flow of traffic across all three of the properties. All three parcels will 
require development to allow for this free flow of traffic, which may reduce 
development pockets. 

 
No Title Registrations were noted. Nothing in this report is intended as a legal opinion 
as to the state of the subject title. This report was prepared on the premise that title to 
the land was free and clear.  

 
Municipal Assessment and Taxes 
 
Assessed values of commercial properties are based on the assessor’s estimate of their market value as of July 1 
of the previous year. Since the subject properties are municipally owned, a tax levy is not applicable for 2015. 
 

Assessed Value: Parcel 1: $565,200 (combined total of lot R1 @ $105,300; and Lot 8 @ $459,900). 
 
Parcels 2 and 3: $4,116,100 (combined total of Parcels 2 and 3, previously held as one 
property: Lot A, Plan 911NY).  
 

Tax Levy: Not assigned, as these are municipally owned properties. Based on the appraised value 
contained herein, and the non-residential mill rate of 16.5953, the 2015 tax year,  tax 
levies could be anticipated as follows: 
 
Parcel 1: $9,380. 
 
Parcel 2 and 3: $68,308  
 

There are no observed trends or anticipated changes in the assessment policies that would indicate a significant 
change in the future taxes applicable to the subject property.  
  
 

OWNERSHIP HISTORY 
 
The Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP) require the appraiser to analyze 
all agreements of sale, options, or listings of the subject property as of the effective date of the appraisal, and all 
sales or listings of the subject property that may have occurred within three years prior to the date of the 
appraisal.  
 
The subject parcels that comprise the parent parcel from which the subject properties are to be subdivided from 
have been in ownership by the City of Fort Saskatchewan or Alberta Health Services for many years. There are 
no known pending Offers to Purchase any of the subject property. It is our understanding that the valuation is to 
be used for internal planning procedures. 
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REGIONAL AND NEIGHBOURHOOD DESCRIPTION 
 

Fort Saskatchewan is a city of 24,040 inhabitants (2015 Municipal Census) situated in the north-central region 
of Alberta, immediately northeast of the city of Edmonton. Provincial Secondary Highways 15 and 21, and a 
Canadian National rail line intersect the city. 
 
The city’s primary trade area consists of Fort Saskatchewan itself. Its secondary trade area incorporates a 
surrounding geographic rural area of Sturgeon County and Strathcona County, as well as northeast Edmonton to 
the west.  The primary and secondary trade area is estimated to be over 55,000 in population. Fort Saskatchewan 
lies to the south of ‘Alberta’s Industrial Heartland’, a 317 km.² area designated for future heavy industrial 
development. In mid-2007, proposed investments in projects such as bitumen upgraders and petro-chemical 
plants numbered in the billions of dollars. The majority of these projects were put on hold since then. 
 

 
 

In essence, Fort Saskatchewan is a satellite city of Edmonton that continues to experience strong population 
growth and strong growth in all sectors. The shape of the city has been influenced by the North Saskatchewan 
River, which defines the NW boundary of the city. Industrial development, including the 700-acre Dow 
Chemical complex, is concentrated in the north half of the city, with the south half being comprised of 
residential and commercial districts.  
 
The downtown business district in Fort Saskatchewan is located towards the middle of the city, with 
development being restricted to businesses that are mostly local in nature. The majority of Fort Saskatchewan’s 
recent commercial development has occurred along the Highway 21 and 15 corridors, with an ongoing trend 
towards larger, big box developments.   
 
Residential development has traditionally been predominantly single-family in nature, with average values for 
the region. A critical element for the future of Fort Saskatchewan’s growth is the newly activated Southfort 
subdivision and the continued development of the Westpark subdivision. The Southfort and Westpark Area 
Structure Plans indicate that the neighbourhoods will provide space to accommodate over twice the City’s 
population. These areas will be a combination of residential developments with major commercial and 
institutional uses. The expected build-out timeframe for the subdivisions was 30-years in 2003. Existing 
commercial development in the Southfort subdivision includes a Wal-Mart Super Centre, the Fort Saskatchewan 
Correctional Facility, several new hotels, an office/medical building, and a the new Capital Health hospital. 
 
The subject property is located in an area known as the ‘Old Health Centre Site’ within the Sherridon 
neighbourhood. Sherridon is comprised primarily of lower density residential development. The area was 
developed around a hospital starting in the late 1960’s. Surrounding development includes several apartment 
building, an office building, and fitness centre; all of which are of older stock. Redevelopment includes a new 
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assisted living facility adjacent to the subject lands known as Dr. Turner’s Lodge. This property enhances the 
area for the purpose of re-development. 

 
 

DESCRIPTION OF THE SITE 
 

The salient details of the three subject sites are summarized as follows: 
 

Figures: Depicting aerial photo with cadastral overlay (source: Abacus Datagraphics, 2013. 
 

Size/Configuration: Parcel 1: Irregular but basically rectangular shaped parcel comprised of two contiguous 
lots. The parcel is approximately 335’ (102.16 m) long, with a depth ranging from 
about 203’ (61.90m) to  223’ (67.97 m). Area is 1.55 acres, 0.627 hectares, or 67,518 
ft.². 
 
Parcel 2: Rectangular shaped parcel comprised of one lot. The parcel is approximately 
349’ (106.48 m) long, with a depth ranging from about 151’ (46.14 m) to 156’ (47.71 
m). Area is 1.24 acres, 0.503 hectares, or 54,014 ft.². 
 
Parcel 3: Irregular shaped parcel comprised of one lot. Dimensions are contained on 
the Legal Plan, but the shape of the parcel would be considered conducive to 
development. Area is 4.47 acres, 1.809 hectares, or 194,713 ft.². 
 
The lands are bordered to the NW by 99th Avenue, which junctions with 95th Street 
north of Parcel 3. 95th Street bounds the east side of Parcel 3 property and provides 
access to Highway 15. 94th Avenue defines the south limit Parcel 1.  
 

Site coverage: Each site is undeveloped. Site coverage will be determined upon Development 
Approval. See Land Use Controls section of the report for discussion involving 
potential densities. 
 

Adjacent Uses: The general area is defined by a mix of vacant and/or redeveloping land, including a 
new Seniors Lodge known as Dr. Turner Lodge. The complex was constructed to 
LEED certification, and contains 90 units for seniors 65 years and older that are 
functionally independent. Remaining surrounding development includes a 
medical/office building, walk-up apartment buildings, and a fitness centre, all being of 
older stock. Development across the arterial roadways is single-family residential in 
nature. 
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Topography: The property is level and appears to be adequately drained. There are no deemed 

topographical or drainage issues that would impair the potential development of the 
land. The parcels is believed to be geo-technically stable, which has been assumed for 
the purposes of this report. 
 

Access / Exposure: Exposure to local traffic flows and potential driveway access to adjoining roadways are 
significant factors in the valuation of development sites. 
 
The three contiguous properties are bounded by roadways on three sides: 
 

 95 Street defines the east boundary of Parcel 3 and will provide access.    
 94 Avenue bounds the south side of Parcel 1, and will provide access.  
 99 Avenue bounds the west side of Parcels 1 to 3. This is a 4-lane arterial 

roadway that connects north and south portions of the city. No access will be 
possible from this roadway. 

 Intersection: 99 Avenue and 95 Street intersect at the north point of the 
property. 
 

The extension of municipal grade roadways throughout the property is not deemed to 
be required, as per terms of reference provided by our client. Thus, internal roadways 
should suffice for development purposes if required. From a development and valuation 
perspective, the property is considered to be well located with adequate access.  
 
A mutual access agreement is will be Registered on each of the Titles. This agreement 
will allow for the passage of traffic through each of the sites, and will provide road 
access to otherwise land-locked Parcel 2.  
 

Services / Street 
Improvements: 

The locations of municipal services (water, sanitary sewer, storm sewer lines) and 
shallow utilities are critical considerations in the valuation of development sites.  
 
As of the effective date of the appraisal, all necessary deep and shallow services were 
reported to be at or near the lot lines of the property. We have been instructed to 
appraise the property as if the services will be sufficient for the redevelopment of the 
property, with no required off-site cost accruing to the developer. We note that typical 
hook-up fees would apply. 
 

Easements / 
Encroachments: 

See the description above regarding the influence of the easement registered on each of 
the Titles. There are no known easements or encroachments that would be expected to 
influence the value or utility of the subject property.  
 

Environmental / 
Considerations: 

 

The subject property has been appraised as if unaffected by contamination or hazardous 
substances. We did not observe any hazardous substances or conditions on or near the 
subject property that would be considered detrimental to its utility or value. Nothing in 
this report should be construed as an environmental audit, because such reporting is 
beyond the qualifications of the appraiser. No responsibility is assumed for any such 
conditions, or for any expertise or engineering knowledge required to discover them.  

 
 

DESCRIPTION OF THE SITE IMPROVEMENTS 
 

Each property is a vacant land parcel. Mature shelterbelts define some of the borders of the site. These could 
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enhance the appeal of each site, but may impede development. They do not affect value.  
 
 

LAND USE CONTROLS 
 
The relevant forms of Land use Controls that will affect the subject property are as follows. 
 
Land Use Bylaw 
 
The subject is situated within the corporate boundaries of Fort Saskatchewan where it is subject to the 
regulations and controls of the city’s Land Use Bylaw No. C10-13, as amended. The adjoining Land Use map 
illustrates the mix of land use districts near the subject.   
 

 
Land Use Map: Depicting the subject area. 

 
The subject property is located in an area that was rezoned in 2013 as a Direct Control (DC) Land Use District. 
Section 9.5.1 of the bylaw indicates a purpose as follows: 
 

To provide for detailed, sensitive control of use, development, siting and design of buildings and 
disturbance of land where this is necessary to establish, preserve or enhance: 

a) Areas or sites of unique character or special environmental concern; 
b) Areas or sites identified as requiring sensitive or special consideration by a Statutory Plan; and 
c) Areas or sites of special historical, cultural, paleontological, archaeological, pre-historical, natural, 

scientific or aesthetic interest, as designated under the Historical Resources Act.” 
 
Generally speaking, Development Permits will be granted by Council for any use deemed appropriate. The 
bylaw states that Statutory Plans should also be complied with.  As such, secondary planning documents have 
been explored. 
Municipal Development Plan 
 
The Municipal Development Plan 2010-2030, identifies the future use of the site as a Residential Mixed Use 

Subject 
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Centre (RMU) District. The RMU district is intended ‘to provide focal points for higher intensity residential and 
commercial uses …. envision(ing) residential development as the main underlying use.’   
 
In Fort Saskatchewan, higher intensity residential development is governed by the RMH – High Density 
Multiple Residential District within the Land Use Bylaw. The purpose of the RMH District is to “…provide for 
higher density housing forms … accommodating multi-unit apartments between 5 and 12 storeys and 
development is intended to achieve a density of over 70 units per net developable hectare.” Other Discretionary 
Uses of these sites include multi-attached dwellings (town/row houses), assisted living facilities, several 
commercial uses. Overall, this bylaw provides a good baseline for the potential uses in the subject  
 
Old Health Centre Site Redevelopment Brief 
 
This document was prepared by Select Engineering in about 2013 and adopted by Council in June 2013. It 
provides a format for RFP’s, should Council request proposals for the re-development of the subject site. The 
purpose of the Brief is to “…present a unified vision and to provide guidance for the review and approval of 
potential development applications for the Old Health Centre Site area consistent with the County approved DC 
zoning for the area.” Overall, the Brief does not clarify what type of development would be preferred; rather it 
focuses on over-arching architectural and community factors. The Plan states that development could be retail, 
office, institutional, or residential; with mixed uses preferred. Density is not clarified, with the Brief stating that 
higher density development could be appropriate, as well as lower to mid-density development also. 
 
From a valuation perspective, the result of the Brief is that the market would look to this property as requiring 
enhanced architectural and development controls. While the brief provides for plenty of opportunity; the lack of 
clarity also presents risk to a developer.  
 
Other 
 
It is noted that a previous planning document did exist that was referred to as the ‘Framework Plan, Old Health 
Centre Site, Redevelopment Plan’, which indicated that the subject property should be comprised of 4.72 acres 
of ground oriented residential development; 0.80 acres of medium density residential mixed use development, 
and 1.75 acres of park.  It is assumed that this planning document is no longer applicable to the subject 
property, which was valued based on higher under-lying use of multi-family residential and/or 
commercial development, with no Park dedication required.  
 
No Real Property Report or Compliance Certificate was provided since the property is vacant land. In their 
absence, it is assumed that there will be no offending easements or encroachments that might influence its value. 
Excerpts from the above documents have been included for reference in Annex C. 
 
Conclusions 
 
From a legal standpoint, the potential for the subject site is not well-established, since it has historically been an 
Institutional development. Available documentation would lead the market to believe that any number of uses 
could be approved, but that the primary underlying use should be multi-family residential in nature to support a 
mid to higher density of development. Commercial components would also be preferential. This will be 
reflected in the valuation of the land. 
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MARKET ANALYSES 
 
City and Regional Indicators 
 
Alberta (Q2 2015): Alberta’s economy continues to exhibit its reliance on energy markets. The last decade has 
been eventful. Below compares West Texas Intermediate (WTI) and Western Canadian Select (WCS) crude oil 
prices: 
 

(Source: Alberta Government – Economic Dashboard, Energy Prices) 
 

 In 2006/2007, rampant land speculation drove real estate values and land development costs to 
unsustainable high levels.  
 

 By mid-2008, the provincial economy was slowing dramatically due to tight credit, volatile oil prices 
and bearish economic forecasts for Alberta’s resource industries. The Q4 2008 global financial crisis 
exacerbated the situation and in 2009 the province was in recession. 
 

 Economic growth in the province re-ignited in 2011, led by the oil and gas industry, with the retail and 
service sectors also posting positive gains. Consumer spending, housing construction, business 
investment, energy production, exports, the labour market, and especially, demographics, was strong in 
2013 and 2014. 
 

 Weakness in global crude oil markets 
since June 2014 has had a growing and 
profound effect on the Province’s energy 
sector, which will weigh on provincial 
economic growth in 2015 and 2016. 
 

The following Table, extracted from the RBC 
Provincial Outlook – March 2015, summarizes the 
key economic trends in the province since 2012, 
and the forecast for 2014 to 2016. Note that 
Alberta’s Real GDP growth was recently recorded 
at 4.4% for 2014, leading all Provinces, 
recognizing that the first half of the year reflected 
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very strong economic conditions.  
 
Alberta’s energy sector has historically been the catalyst for economic growth throughout the province. Excess 
demand for skilled workers is typically met by interprovincial and international migration, which in turn drives 
the retail and construction sectors. However, these trends are cyclical and strongly related to the economics of 
oil extraction in the province. The recent downturn in energy markets has been primarily related to the collapse 
of crude oil prices in 2014 and concerns that low prices may be more systemic than in the previous downturn; 
continued difficulties in moving product out of land-locked Alberta; and most recently, caution in the industry 
due to political forces. In terms of the latter point, the 2015 election of the NDP in Alberta has overturned a 44-
year political dynasty that encouraged the energy sector through low taxes and subsidies, items that may not be 
guaranteed for the industry in the future, particularly given a high provincial budgetary deficit and an up and 
coming royalty review.  
 
The result of lower oil prices directly affects energy firms, who have announced widespread capital and 
spending cutbacks this year. These cutbacks result in weaker employment prospects: on October 1, 2014, 
Alberta’s population reached 4,145,992, up 106,810 or 2.64 percent from a year earlier; however, in-migration 
plunged in 2014 Q3, a trend that if continues unabated through 2015, will affect the underlying consumer base 
that drives retail and construction growth. Deterioration in confidence across the Alberta populace should also 
play into housing markets. Initial reports in the City of Calgary indicate strong decreases in existing home sales, 
with a 23% year over year reduction in listings in March 2015 and a slowing of new home starts, typically pre-
cursors to value correction in re-sale markets. In the past, Calgary has been the first Albertan market to record 
depreciation in housing markets, with other cities and rural municipalities following suit.   
 
HarrisonBowker appraisers are observing a hesitancy in all sectors of the market, as a large sub-sector of market 
participants adopts a ‘wait and see’ attitude. The effect on market values has been limited so far, and it should 
become apparent later this year if and how the real estate sector responds to wider spread macro-economic 
indicators. If the past is a predictor of the future, a longer-term drop in oil prices will likely translate into an 
eroding of real estate values in Alberta.  
 
Edmonton Census Metropolitan Area (Q2 2015): Over the past several years, Edmonton’s pivotal role as the 
service centre for central and northern Alberta has stimulated retail, service-commercial and industrial 
businesses in the Edmonton CMA and throughout the surrounding region. Due to recent uncertain macro market 
conditions, it is yet to be determined if there will continue to be a positive rate of population growth in the 
province.  
 

(Source: Compiled with Statistics Canada CANSIM Data Set No. 260006) 
 
While the region’s economic well being remains sensitive to the cyclical nature of the petroleum industry and to 
some degree interest rates, increased economic diversification has served to stabilize the regional economy and 
to integrate the region’s communities.  
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Retail (Q2 2015): Fundamental indicators suggest continued demand for retail property for the balance of 2015; 
however the recent downturn in the oil and gas sector threatens to put downward pressure on the overall Alberta 
economy. 
 

 
(Source: Statistics Canada) 

 
Alberta’s economy remains relatively as stable, in part due to continued strong employment (highest in the 
Country), as evidenced by the chart above. Employment decreased modestly year over year in Alberta as of July 
2015; however, between July 2014 and July 2015, employment increased by 21,000; full-time employment 
increased by 23,100 and part-time employment decreased by 2,100 over the same period. Alberta’s seasonally 
adjusted unemployment rate was 6.0% in July 2015 (third lowest in the Country), up by 0.3% from June 2015 
and up by 1.5% from July 2014. Retail trade continues to show positive growth despite the cooling of the overall 
Alberta economy. These indicators affect the retail real estate market because consumer expenditures ultimately 
drive demand for retail development.  Market participants indicate the following trends: 
 

 Retail sales in Alberta has remained relatively stable, with only a modest decline of 1.7% in May 2015 
(to 6.3 billion) as compared to May 2014. This decline was largely due a steep decline of 18.7% in sales 
at gas stations as a result of lower gasoline prices.   

 In 2014, Edmonton led the nation in terms of shopping centre supply per capita. The total square 
footage for shopping centres was 22,030,000 and power centres were 12,803,000. A total of 604,695 
sq.ft. was added in the first quarter of 2015. 

 In Edmonton there were a reported $672,440,680 in commercial building sales in 2014, up from 
$586,274,032 in 2013, but still down from $998,714,531 in 2012 and $1,161,934,850 for 20111. As 
evidenced by the continued construction in this sector, retail development remains a strong component 
of Edmonton’s construction sector.  

 Commercial real estate brokerages report increasing vacancy rates in all sectors of the retail market. An 
overall retail vacancy rate in the Edmonton CMA of 4.6% as of Q1 2015 is indicated; the highest 
recorded vacancy rate since 2009. For context, the Q4 2014 overall retail vacancy rate was 2.2% in Q4 
20142.  This increase was mainly due to largest areas of vacant space created by the departure of Target 
and Future Shop from the Edmonton market.  

                                                 
1 Source: The Network, “2014 Market Overview”. 
2 Source: CBRE Global Research and Consulting “Marketview, Edmonton Retail, Q1, 2015”. 
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 Despite high vacancy, base asking face rates appear to be static after increasing in 2014 in prime retail 
locations. Escalations in operating costs have also been observed, which serve to further increase gross 
rents. It is anticipated that for the balance of 2015, leasing activity will level off as the Target and Future 
Shop spaces are filled with new retailers.  

 From an investment perspective, there continues to be good demand from investors, pension funds, and 
REIT’s for well-located, strongly anchored retail space. That said, high levels of construction are 
evident in all peripheral areas of Edmonton, and large-scale re-development plans are underway for 
central Edmonton locations, which should contribute to a more balanced vacancy rate in the next year or 
two. 

 
Office (Q2 2015): The following trends are reflected in the office sector of the Edmonton CMA: 
 

 The Edmonton office space consists of approximately 24.4 million square feet. The majority of the 
office space is located in the central business district of Edmonton (14.6 M ft.2). Three new office 
towers are effectively in-progress, including the Kelley Ramsey building (29 stories, 500,000 ft.²) to 
open in 2016, the City of Edmonton tower (27 stories, 600,000 ft.²) to open in 2016, and the Stantec 
tower (62 stories, 600,000 ft.²) to open in 2018. Combined with the recent addition of the Epcor tower 
(625,000 ft.²), which has not yet fully absorbed, the addition of these towers will undoubtedly drive up 
vacancy rates over the next 1 to 3 years 

 The negative effect has already commenced, with negative absorption in 2015 of approximately 100,000 
ft.². Most negative absorption occurred in Class B and C space in downtown core with migration to 
newer, better quality product; as well as within the suburban areas, where absorption has not matched 
recent vacancies and new construction.  

 The overall vacancy rate for Edmonton property was 11.9%, up from 10.60% in the last quarter, 
according to Colliers International. Vacancy rates are exceeding 20% in some of the suburban markets. 

 Average rental rates for all asset classed in the downtown were stagnant or decreased slightly quarter-
over-quarter. This trend is expected to continue throughout 2015. 

 The gap between performance measures of newer Class A+ space versus older Class B and C space 
continues. This trend should accelerate as the older space is more affected by a migration of tenants to 
newer developments.  

 
Overall, the Edmonton office market has deteriorated due to a combination of the high proportion of new 
construction, depressed energy markets, and an uncertain political climate. It is expected that lease rates will 
respond as tenants hold greater leverage, particularly in Class B and C product; and, in the suburban markets. 
Overall, capitalization rates are expected to inflate, resulting in de-valuation across the sector. 
 
Edmonton CMA Multi-Family Land (Q2 2015): Multi-family housing starts have been strong over the past 
three years, driven by in-migration. As the provincial economy slows in response to low oil prices and the 
completion of large scale projects in the city, in-migration 
should slow, resulting in reduced demand for housing, which 
would return new construction activity to moderated levels. 
This trend is already occurring: multi-family housing starts in 
the Edmonton CMA have slowed by a margin of about 5% 
year-over-year 2015 to 2014, following a very strong Q1 2015. 
Housing start data is summarized on the inset Table.3 
 
The Chart below, which was created by HB appraisers using 
raw Network data, trends key indicators in land values for 
multi-family lots within the Edmonton CMA.  Note the spikes 
in the ‘green’ line, illustrating weighted averages for unit 

                                                 
3 Source: Economic Indicators: Housing Starts, Q2 2015 (City of Edmonton) 
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values – the spikes are typically due to sales of prime lands with erroneously high values that skew averages 
upwards. More illustrative of the actual market is the ‘blue’ line, which can be a more useful tool if a data set 
has outliers that can skew averages.  
 

 
 
Median land values for multi-family lands are at historic highs. However, the drop in sales volumes should be 
noted illustrated in the ‘red’ line in the Chart. Typically, reduced sales volumes precede depreciation in values – 
note this same pattern in 2008 and 2009: values peaked in a year with the lowest sales volumes, followed by 
depreciation in the year following. Assuming continued economic instability, a retrenchment in values will be 
likely in the short term.  
 
Edmonton CMA Multi-Family Investment Market: The majority of Q1 2015 new home construction activity 
in Edmonton was concentrated in the multi‐family sector. While being historically volatile, this segment of the 
market was exceptionally strong since 2013 – supported by population and employment growth. 
 
The following statistics provide an overview of trends in Edmonton’s rental apartment market4, and they 
highlight the volatility and subsequent stabilization in the market.  
 

Rental Apartment Market Stats 2008 to 2014 

 2008 2009 2010 2011  2012 2013 2014 

Sales Volume: $218M $138M $205M $186M $210M $325M $356M 

# Buildings Sold: 60 50 67 63 87 71 78 

Avg. Price/Unit: $116,318 $99,570 $111,791 $107,978 $117,023 $130,850 $156,125 

Avg. Rent Rate: $930 $916 $917 $917 $965 $1,028 $1,103 

Rent Trend: +8.3% -1.5% 0% 0% 3.7% 6.5% 7.3% 

Vacancy Rate: 2.4% 4.5% 4.2% 3.3% 1.7% 1.4% 1.7% 

Avg. Cap. Rate: 5.7% 6.7% 6.3% 6.5% 6.3% 6.1% 6.0% 

 

                                                 
4 Sources: CMHC’s Rental Market Reports, Cushman & Wakefield’s Edmonton Apartment Report, and Collier’s Edmonton Multi-Family Report. 
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The preceding table reveals a number of significant value related trends: 
 

 Sales volume in 2014 reached its highest level since 2007 ($990M); an increase of 10% from 2013. 
 Average selling price per unit in 2013 was $156,125; up19% from $130,850 in 2013. However, the 

average is skewed by sales of newer product and institutional grade high-rises that sold at high prices. 
The average selling price per unit for a wood-frame walk-up apartment, built prior to 1990, with less 
than 50 units, was 117,427, which is up 6% from 2013 ($110,317). 

 The average rental rate increased 7.3% from 2013; the highest increase since 2007 and 2008. 
 Average capitalization rate is at its lowest level (6.0%) since 2008. 
 According to Cushman & Wakefield, the average price per unit for a wood-frame walk-up apartment, 

but prior to 1990, with less than 50 units, was $117,427. 
 
Conclusion: We conclude from our investigations and analyses that: 
 

 Economic growth in the Edmonton CMA has continued into 2015. The benefits of this growth (albeit 
slower) will continue to favourably influence the multi-family sector due to low vacancy and rental rate 
inflation suggests multi-family remains an attractive investment. 

 Rapid spikes in rents will likely be tempered by the addition of over 5,000 new rental units currently at 
different stages of construction. This should also help to ease the decreasing vacancy rate. 

 Due to slight increases in mortgage rates, capitalization rates are expected to slightly increase. 
 
Overall, it is expected that Edmonton’s multi-family market will likely stabilize in 2015 as supply increases.  
 
Fort Saskatchewan Indicators 
 
Fort Saskatchewan’s close proximity to Alberta’s Industrial Heartland and to the Edmonton CMA has 
contributed to considerable growth in the region.   
 
Population:  Fort Saskatchewan has a relatively balanced demographic mix, with a median age of about 36 
years. The City’s median age, general distribution across age segments, school-aged cohort, and increasing 
numbers of seniors/retirees closely match the provincial averages.  The table below indicates that Fort 
Saskatchewan has observed steady population growth from 2007-20155.  The most recent census in 2015 
suggests a population change of 5.40% from the previous year which exceeds the Alberta growth of ±3.5%.   
 

Fort Saskatchewan Average Annual Population Increase –2003 to 2013 

 2007 2008 2009 2010 2012 2013 2014 2015 

Population 16,146 16,793 17,469 18,653 20,745 21,795 22,808 24,040 

Annual Increase 4.98% 4.01% 4.03% 6.78% 9.77% 6.45% 4.65% 5.40% 

*Includes inmate population from Fort Saskatchewan Correctional Centre (FSCC) 
 
It is instructive to note that other rural communities on the NE periphery of the Edmonton CMA and near 
Alberta’s Industrial Heartland, such as the town of Redwater and Bruderheim actually decreased over the 
2006/11 period (-13.0% and -4.9% respectively).  
 
Commercial Land: The volume of commercial land transactions in Fort Saskatchewan is somewhat limited in 
the past five years.  This likely to due to the lack of product available in the market and that commercial land is 
at a premium.  Research indicates that commercial land in the region is trending upwards in the past two years 
after a drop in 2010 and 2011, with values for prime retail sites in the $15/ft.² to $20/ft.² for larger format sites. 
                                                 
5 Source: City of Fort Saskatchewan. 
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Retail/Office Sectors: Similar to land prices, average lease rates for the retail and office sectors tend to be 
relatively similar to those being achieved in the Edmonton CMA.  The average retail lease rate for new 
developments (with anchor tenants) ranges from $25 to $32/ft.², while older developments are ranging from $10 
to $15/ft.².   
 
Residential Sector:  According to the most recent CMHC rental market report6 the Fort Saskatchewan rental 
vacancy rate was reported to be 2.5% in October 2014, lower than the 2013 vacancy rate of 3.0%. The 
Edmonton vacancy rate was at 1.7%. It is noted vacancy rates are likely higher currently, as the last study was 
completed in the fall of 2014 when economic conditions were more secure. 
 
Average monthly rental rates for rental apartment units within Fort Saskatchewan were reported to range from 
$764 (bachelor) to $1,187 (2-bedroom).  By comparison, Edmonton average monthly rental rates were reported 
to be $844 to $1,244, respectively.  Fort Saskatchewan rental rates are generally comparable to those being 
achieved in the Edmonton market. 
 
Building Permits: Evidently, growth has been strong in Fort Saskatchewan over the past five years, due to a 
good supply of development land, good prospects for employment in the local petrochemical sector, and 
affordable housing.  
 
Building permits for Fort Saskatchewan are a good indicator of the economic trends in the local market. The 
Table below illustrates the city’s annual (steady) population growth rates and the sector trends in annual 
building permit values since 2008. 
 

Fort Saskatchewan Building Permit Values ($,000’s) 

  2009 2010 2011 2012 2013 2014 2015-Jun 

Single-Family Residential $45,216 $66,617 $50,810 $62,320 $60,289 $106,321 $64,697 

High Density MF Res. $20,605 $18,110 $15,023 $13,816 $21,766 $0 $5,500 

Commercial $8,405 $7,562 $23,001 $6,769 $22,102 $20,512 $11,077 

Industrial $8,427 $2,152 $5,300 $9,361 $5,301 $13,836 $25,160 

Institutional $50,196 $482 $16,035 $2,708 $30,857 $744 $1,473 

Value of Permits $132,848 $94,922 $110,169 $94,974 $140,314 $141,414 $107,433 

(Source: City of Fort Saskatchewan) 
 
The Table illustrates the following trends: 
 

 The overall value of building permits has remained relatively resilient since 2009, ebbing and flowing 
with construction cycles and external economic influences. Generally, these sustained levels of 
development are positive indicators for the community. These trends mirror those in the remainder of 
the region. 

 Development through 2015 has continued to be relatively strong despite the softness in the overall 
economy.  
 

Overall development within Fort Saskatchewan is generally considered to follow the trends of the Edmonton 
CMA. 
 
 

                                                 
6 CMHC October 2013 Edmonton CMA Rental Market Report. 
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Multi-family: The multi-family market in Fort Saskatchewan is believed to have followed similar patterns as 
the overall Edmonton CMA market, and is current strong. Multi-Family statistics are amplified below: 
 

This Chart was compiled from data obtained from 
the City, showing the trend in multi-family unit 
starts over the past twelve years. Data from 2003 
to 2013 was obtained from the City, with 2014 
and 2015-June data obtained from CMHC. 
Numbers represent all multi-family units 
including townhomes, etc. Note the cyclical 
nature of development, with a spike in 2007 
followed by lower levels of development as new 
product was absorbed. Development in this sector 
has been strong and relatively stable since 2013.  

This Chart compares the average value of all 
condominium properties sold in Fort 
Saskatchewan on a year-by-year basis. The Chart 
well-illustrates recessionary conditions that 
occurred after the 2007 ‘Boom’. Values began re-
bounding in 2013 in concurrence with the 
Edmonton CMA market. Like elsewhere in the 
CMA, values have not yet recovered to their 2007 
highs for residential condominium properties. It 
remains to be seen how the new 'downturn' will 
affect values in Fort Saskatchewan. 

 
The Fort Saskatchewan market has adequate supply of land for typical higher-density multi-family buildings, 
which has lead to strong levels of multi-family building starts in the past few years and modestly appreciating 
values. It remains to be seen how affected this sector will be by the downturn of the provincial economy – 
already multi-family housing starts are lower.  
 
Conclusions: Overall, strength continues in most sectors of Edmonton’s real estate markets; however most 
sectors should be affected by the energy industry, new construction coming on-line in coming months, and 
uncertainty over the political climate. While these influences are cyclical and underlying fundamentals appear to 
be strong, caution will be exhibited by most market participants in the near future, with real estate markets  
expected to be slow in 2015. 

 
 

68

198

135

264

423

107

135

169

138

78

281

183

255

0

50

100

150

200

250

300

350

400

450

Multi‐Family Building Permits Issued

Units



P A R T  4  –  A N A L Y S I S  A N D  C O N C L U S I O N S  P a g e  | 29 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 

HIGHEST AND BEST USE 
 
The Appraisal Institute of Canada defines the principle of Highest and Best Use as being: 
 

The reasonably probable and legal use of vacant land or an improved property, which is physically 
possible, appropriately supported, financially feasible, and that results in the highest value. 
 

(Source: CUSPAP, effective April 1, 2014) 
 

It is generally in the best interest of a landowner to maximize value by employing land to its highest and best 
use. The most profitable and probable use of land is typically market determined on the basis of location, land 
use classification, and development potential.  
 
The development potential of an undeveloped or an underutilized parcel of land is a function of current 
economic conditions, market expectations, and the demand for a particular type of development in the area. 
These factors are generally imputed in the market value of the land. 
 
When a site has been improved with a permanent structure, the concept of highest and best use takes a different 
perspective, as the land and improvements become a singular entity with the existing use usually the highest and 
best use, since economic pressures generally dictate use.  
 
An analysis of the highest and best use definition suggests that for a parcel of land or a developed property to 
achieve its highest market value it should be: 
 

1. Legally permissible 
2. Physically possible 
3. Financially feasible 
4. Maximally productive 

 
Legally Permissible: Parcels 1 to 3 are part of Direct Control Land Use District, requiring municipal 

approval of any new development on site. Other planning documents indicate that a 
wide range of development would be appropriate, with a focus on mid to higher 
density residential use. The final determination for development will be influenced 
by a collaborative process between the City and the identified (internal) requirements 
of the land owner. 
 
Parcel 1 is comprised of two legal lots. While these lots are technically separately 
marketable, Lot R1 does not have road access; therefore it would be best suited 
amalgamated with an adjacent property.  
 

Physically Possible: The physical attributes of the property should not impose any significant restrictions 
in its development potential. There are no known topographical or geotechnical 
factors that would be expected to restrict development other than those stated within 
this report. In a physical sense, each property is ready for development. Municipal 
services are reported to be at or near the lot lines and access roadways are developed. 
It is assumed that each property is fully developable, with no park or other reserve 
areas required.  
 

Financially Feasible: Market analysis indicates continuing demand for well-located re-development sites 
in the Edmonton CMA, recognizing that there is plenty of vacant land available. 
Market data indicates adequate demand for commercial and multi-family residential 
development sites. Demand also exists for holding property in peripheral locations as 
landowners wait for development of the surrounding areas to bring more clarity to 
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the potential of a particular site. As a vacant site, each property would be readily 
marketable.  
 

Maximally Productive: The market will dictate the nature and timing of the development of each property. 
Currently, the development horizon for the subject land would be considered 
imminent to short term. The most productive use would require consistency with 
land use controls and approvals from the City, as well as the internal requirements of 
an owner/developer. While no one particular use exhibits the highest values at higher 
densities, the multi-family sector is active, with many peripheral sites used for high-
density multi-family developments, or those with mixed uses. 
 
It is noted that the two or three of the parcels could be amalgamated if a larger site 
was required by a particular land owner / developer. However, higher values are 
typically exhibited in smaller lots (Parcels 1 and 2) as compared to larger lots (Parcel 
3). In the case of consolidation of Parcels, unit values typically remain the same 
despite and overall lot being larger.  

 
Conclusion: Based on available information we conclude that the highest and best use of each parcel would be 
achieved through its development as per market forces and City approvals. The current market is believed to 
support imminent to short term development. 
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THE VALUATION PROCESS 
 
The valuation process is the formal framework by which a single value estimate is determined through one or 
more independent tests of value, which measure the cost, income productivity, and/or salability of a property. 
These tests are known as: the Cost; the Income; and the Direct Comparison Approaches to value. 
 
Since the subject of this appraisal is vacant undeveloped land, the Cost and Income Approaches were not used. 
 
 

DIRECT COMPARISON APPROACH 
 

In developing the Direct Comparison approach to value, the subject property is compared to similar parcels of 
vacant land (or Value Indicators) that have been sold recently, or for which listing prices or pending offers are 
known. While historical in nature, this method generally provides a reliable indicator of value in a relatively 
stable and active real estate market.  
 
After evaluating all known sales and listings, each suitable sale is compared to the subject and adjustments are 
made for physical differences, as well as variances in market conditions over time, location, utility, and the 
terms of the sale (motivation, vendor financing, etc.) as applicable.  
 
Multi-family and commercial lot sales are typically compared on a unit basis (ie: sale price/acre). The unit basis 
of comparison is utilized to provide a common reference point when comparing sales of different sized parcels. 
The adjusted sale prices of the comparables are subsequently reconciled to provide an indication of the subject’s 
value. 
 
After an extensive review of recent and historical land sales, ten land sales were selected and compared to 
subject properties. Two categories of Value Indicators have been chosen; the first to reflect smaller sites of 
Parcels 1 and 2 at 1.55 acres and 1.24 acres respectively; and the second to reflect the larger site of Parcel 3 at 
4.47 acres. Other sales were also analyzed and have been retained on file as secondary support and to assist in 
adjustment support. The following parameters were used in the selection process:  
 

 Time: The analysis included sales of lands from December 2012 forward. This window of time is 
generally accepted as being reasonable for the purpose of analysis. 
 

 Location: Preliminary analysis considered land sales within Edmonton proper, with all known larger 
development and re-development sites reviewed. In the final selection process, location was deemed to 
be a relevant factor. All Value Indicators are located north of the North Saskatchewan River in 
suburban areas of Edmonton.  
 
 

 Land Use: Chosen land use zones were based primarily on density and potential use. Generally 
speaking, multi-family land sales were chosen for the analysis, recognizing that some have provisions 
for commercial components required. Excluded were high-density site in central Edmonton, which are 
typically significantly smaller and influenced by strong values for finished product. It is also noted that 
commercially-zoned sales were reviewed and tended to have values within similar ranges and the multi-
family sites.   
 

The descriptions for the Value Indicators, their respective unit selling prices per acre, the individual adjustments 
for differences, and the resulting adjusted unit selling prices for each are summarized on the Table on the 
following page. The relative locations of the Value Indicators 1 to 5 are shown on the maps and aerial photos 
following. 
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Summary of Value Indicators 1 to 5, as compared to Parcels 1 and 2 

  Subject  Value Indicator 1  Value Indicator 2  Value Indicator 3  Value Indicator 4  Value Indicator 5 

Legal Description  Parcels 1 and 2 Lot 96/5/1323880 Lot 12/99/1323570 Lot 87/8/1425609 Lot 41/1/1221444 Lot 40A/27/1425341 

Address  Vic. 95th St / 99th Ave         
Fort Saskatchewan 

8530 94 Street            
Fort Saskatchewan 

Spruce Vlg Dr. & VanDerBilt 
Common. Spruce Grove 

2230 Trumpeter Way         
Edmonton 

480 Hawks Ridge Boulevard  
Edmonton 

2735 109 Street 
Edmonton 

Sale Price  N/A $1,793,750 $1,450,000 $750,000 $1,445,000 $1,332,000 

Transaction Date  N/A April 22, 2014 September 6, 2014 June 26, 2015 May 29, 2015 December 17, 2014 

Terms of Sale  N/A Cash Cash Cash Cash Cash 

Vendor N/A 
Southpointe Estates Inc.  Beaverbrook Kenton Ltd. United big Lake Corp. Walton Big Lake Dev. Corp. 

Southside Pentecostal 
Assembly of Edmonton 

Purchaser  N/A CLIO At Southpointe GP 
Ltd. 

Centurion Townhomes 
(2014) Inc. 

Alberta World Ventures Inc. 1357527 Alberta Ltd. Shepards Gardens Inc. 

Zoning  DC Direct Control  RMH - High Density 
Multiple Residential District 

Multi-family residential 

R2 Mixed Medium to High 
Density Residential 

Multi-family residential 

DC1 Direct Control (12923) 

Commercial & MF 
residential or MF residential 

DC1 Direct Control (15830) 

Commercial & Multi-family 
residential 

RA9 High Rise Apartment 
Zone 

Multi-family residential 

Permitted Density Set by Council 5-11 stories, >70 units/ha. 

>163 units required for this 
site. 

Up to 4 stories, 40-150 
units/ha. 

29-111 units for this site. 

Up to 4 stories, up to 125 
units/ha. 

46 units for this site. 

Up to 4 stories, up to 125 
units/ha. 

86 units for this site. 

Up to 15 stories, up to 325 
units/ha. 

196 units for this site. 

Size  1.55 acres / 1.24 acres  2.87 acres 1.83 acres 0.91 acres 1.71 acres 1.49 acres 

Description  Assumed vacant, ready for 
development 

Vacant, ready for 
development 

Vacant, ready for 
development 

Vacant, ready for 
development 

Vacant, ready for 
development 

Vacant, ready for 
development 

Improvements  None of material value. None of material value. None of material value. None of material value. None of material value. None of material value. 

Influences  Located in an established 
area. Highly visible, good 

access, services in area 
should be adequate for any 
number of uses. Relatively 
high-density is anticipated. 

Interior lot on arterial next 
to newer subdivision. Re-
zoned for lower density 

after purchase (townhomes) 

Corner lot in newer 
subdivision in comparable 

community. Site suitable for 
townhouse (3-storey) or 

apartment (4-storey) 
development. 

Corner lot at entrance to new 
subdivision. Higher density 
residential permitted on its 
own, any commercial use 

requires residential 
development above. 

Corner lot at entrance to new 
subdivision. Commercial use 

is required on main floor, 
with high density residential 

above.  

High density site in Heritage 
/Century Park area, in-filling 
near new LRT station. Pan-

handle shape, reducing 
developable area. 

Proposed Development  CLIO townhomes. Future townhomes. Future commercial / multi-
family. 

Future commercial / multi-
family. 

15 storey condo building and 
seniors home 

Sale Price/Acre  N/A $625,000/acre $792,349/acre $824,175/acre $845,029/acre $893,595/acre 

Summary: The Adjustment Process 

Terms As described  - - - - - 

Market Trends As described Slight up - - - - 

Terms / Time Adjusted  As described  $637,500 $792,349 $824,175 $845,029 $893,595 

Location (Horizon)  As described   Up - Down Down Down 

Site Size / Shape / Access As described Up / - / Slight down - / - / Slight down - / - / Slight down - / - / Slight down - / Slight up / Slight down 

Land Use Controls As described - - - - - 

Adjusted Price / Unit (rounded) $719,000 $753,000 $701,000 $718,000 $715,000 
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Map: Depicts the location of the Value Indicators within the Edmonton CMA.  

Value Indicator 2 
1.83 acres 
September 2014 
$792,349/acre 

Value Indicator 4 
1.71 acres 
May 2015 
$845,029/acre 

Subject Property 
1.55 / 1.24 acres 

Value Indicator 1 
2.84 acres 
April 2015 
$625,000/acre 

Value Indicator 3 
0.91  acres 
June 2015 
$824,349/acre 

Value Indicator 5 
1.49 acres 
December 2014 
$893,959/acre 
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 The Value Indicators are further described as follows: 
 
Value Indicator 1 (2.87 acres, $625,000/acre): This is a 
recent sale of a larger multi-family development site 
within Fort Saskatchewan. The property is located in the 
Southfort neighbourhood, in a newly developing  area 
across from the hospital. The property was zoned for 
RMH (High Density Multiple Residential District) use 
upon purchase, but was down-zoned to RML (Low 
Density Multiple Residential District) by the owner, with 
development currently in-progress on a townhouse 
complex (Clio).  The down-zoning confirms the premise 
that strong demand exists for lower-density multi-family 
sites, and that there is a limited differential in unit values 
($/acre) for the lower-density site vs. the higher density 
sites.  
 
This property sold from the land developer to a multi-
family builder and property management company. 
Parcels 1 and 2 will each be a smaller lot, likely resulting 
in a higher unit value.  
 

Value Indicator 2 (1.83 acres, $792,349/acre): This is a 
comparably sized lot located in the City of Spruce Grove, 
about 15 minutes west of Edmonton’s west boundary. 
Values in Spruce Grove are considered comparable to 
those in Fort Saskatchewan. The rectangular site was 
within a developing area, with services believed to be 
at/near the lot lines. Land use controls for this site 
provided for a range of potential uses from town-housing 
developments to low-rise apartment buildings.  
 
This property sold from the land developer to a property 
management company. In 2014, permits were issued for a 
multi-building townhouse complex on this site. Note that 
this project has a lower density, yet a higher value was 
exhibited in the sale price, suggesting little to no 
differentiation based on potential densities in multi-family 
lands. 
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Value Indicator 3 (0.91 acres, $824,175/acre): This 
property is located in the Trumpeter neighbourhood of 
west Edmonton, an area that generally has comparable 
demographics and rental rates as Fort Saskatchewan, but 
somewhat higher values for development sites and 
finished product. Trumpeter has been relatively slow to 
build out due to its location in peripheral Edmonton; 
however activity will likely accelerate as neighbouring 
subdivisions come on line and more amenities are added 
to the area. This lot was located on the corner on a 
collector route, and will be bounded by residential 
development. It is considered a mid-density site for an 
apartment building, although commercial uses are 
allowable on the main floor of a multi-storey structure.  
 
The property was purchased by a small developer from the 
land development company. A development permit has 
been approved for a mixed-use development having retail 
uses on the main floor with two stories of residential units 
above.  
 

Value Indicator 4 (1.71 acres, $845,029/acre): This 
property is located in the Hawk’s Ridge neighbourhood of 
West Edmonton, a newly developing area. There is a 
general lack of commercial amenities in the immediate 
area (like Trumpeter), with most new development being 
low to mid-density residential dwellings.  
 
This property is very similar to Indicator 3, with the 
exception that Zoning required commercial development 
on the main floor of a multi-floor structure rather than 
allowing it if proposed. Density was comparable, as are 
the surrounding developments and overall values.   
 
The property was purchased by a private owner directly 
from the land development company. No development 
permits have been issued. In comparing Indicators 3 and 
4, it is evident that comparable values were exhibited 
despite variations in use (mixed residential/commercial vs. 
purely residential) and use in this category (0.91 acres vs. 
1.71 acres). 
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Value Indicator 5 (1.49 acres, $893,959/acre): This is 
the recent sale of a property in the Ermeskin 
neighbourhood of south Edmonton. This is a relatively 
established area that is characterized by mid-density 
residential and commercial uses. It has recently benefitted 
from the extension of the LRT, with the Century Station in 
relative close proximity. The property is an irregular-
shaped parcel. The panhandle portion of the property 
results in higher development costs and a lower 
developable acreage. The property was bounded by a 
church and park land, resulting in an appealing location. 
Zoning allowed high-density (tower-style). Some 
commercial uses are also Discretionary Uses of the 
Bylaw.  
 
This property sold from a local religious organization to a 
company that develops and operates seniors lodges 
(Sheperd’s Gardens Inc.). The property is to be developed 
with ‘Sheperd’s Garden Heritage’, a 15-storey 
condominium project attached to an 8-storey long term 
care facility known as ‘Eden’. Construction is in-progress 
and set to complete in the fall of 2016.   

 
Qualitative Analysis: Value Indicators 1 to 5 provide an unadjusted value range for the subject property of 
$625,000/acre to $893,595/acre. The overall range is relatively wide and is reflective of the unique attributes 
and potential of the subject property. The best support for value on an unadjusted basis is provided on the low 
end by Indicator 1, at $625,000/acre, reflecting the location of this Indicator within the subject market. 
However, the micro-location of the subject property is considered somewhat superior, and Parcels 1 and 2 are 
smaller than this property, which typically denotes a somewhat higher unit value. Indicators 2 through 5 provide 
secondary support at a higher value range. Indicators 3 and 4 would define the upper limit of value at about 
$825,000/acre. Based on a purely qualitative process, a value in the $700,000/acre to $800,000/acre is deemed 
appropriate.  
 
Quantitative Analysis: Adjustments for differences: Adjustments applied to the unit selling prices ($/acre) of 
Indicators 1 to 5 and are summarized at the bottom of the Summary Chart previous in the report. Adjustments 
were premised on the following considerations: 
 

Terms: All Value Indicators are believed to be arm’s length transactions, subject to relatively 
typical financing terms. No ‘terms’ adjustments have been applied. 
 

Market Trends: Time” adjustments reflect changes in market conditions (values) that may have 
occurred over time. Renewed demand for development sites occurred in the 2012 
period and demand is considered good currently. Multi-family land values for larger 
development sites in mainly peripheral locations appreciated between 2012 and mid-
2014, at which time values appear to have stabilized. Since all of the land sales are 
relatively recent, no ‘time’ adjustments have been applied, with the exception of 
Indicator 1, which required a slight upwards adjustment. 
 

Location: Relatively subjective adjustments were applied based on market trends (observed 
values in development sites, differences in rental rates, and finished unit values for 
condominium units. Adjustments were applied where deemed applicable.  
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Site size: Historically, smaller land parcels have sold at a slight per unit premium. This trend is 
somewhat muted for multi-family development site, where land value is only a margin 
of the total capital required to develop a site. A slight adjustment was applied to 
Indicator 1 to reflect its smaller size. No other adjustments are deemed to be warranted. 
 

Site Shape: A relatively minot adjustment was required to Indicator 5 to reflect the high 
development cost and smaller development pocket that would be evident with the ‘pan-
handle’ shape of the site, as compared to more conventionally shaped sites. 
 

Access: A downwards adjustment of 5% has been applied to the Value Indicators to reflect the 
access easement on the subject properties. In effect, the access easement presents some 
reduction in developable acreage and/or ability to maximize footprints or density. It is 
a relatively minor adjustment in terms of overall values.  
 

Land Use Controls 
(Density): 

As discussed previously, the height and densities for the subject property are not 
defined, but it is reasonable to assume that higher-density development would be 
possible if so desired. In small sites (less than 1 acre) in areas of high density 
development (ie: Downtown Edmonton), higher allowable densities typically denote 
higher values. However, even within higher density neighbourhoods, maximum height 
is not typically attained due to market limitations.  
 
In peripheral markets where multi-family development sites are larger, and 
surrounding developments are not typically dense, height is seldom maximized by 
developers. There is a definitive point in height where buildings typically move from 
wood framed (between 3 to 6 stories) to steel-framed and/or concrete structures (taller 
than 4 stories). The development cost of taller buildings is significantly higher per unit 
due to the steel-frame/concrete, and also due to the requirement of underground 
parkades in taller building to provide enough parking for residents. The higher cost of 
these taller buildings is generally un-tested in the peripheral Edmonton CMA markets; 
with those few buildings that have been constructed of steel/concrete (St. Albert, 
Spruce Grove) in the past five years not exhibiting correspondingly higher marginal 
finished unit values and/or requiring expanded absorption periods, effectively eroding 
profit margins.   
 
With the exception of Indicator 5, none of the Value Indicators are planned to be 
developed with maximally dense or tall buildings. In terms of Indicator 5, which is 
considered peripheral Edmonton, it is interesting to note that the higher allowable 
defined density did not result in a significantly higher unit value. In DC-type zones 
where height and density are not well-defined, no premium appears to be attached to 
higher density. As such, no adjustments have been applied for this factor. 

 
After considering the value-related differences between the five properties and the subject, adjustments were 
made to the unit selling prices ($/acre) of each to provide an indication of value for the subject. The results of 
this process are summarized in the table found previously in the report. 
 
Reconciliation: The adjusted selling prices of Indicators 1 to 5 suggest a unit value for each of the subject 
parcels in the range of $701,000/acre to $753,000/acre, with the average at approximately $721,000/acre. 
Additional sales data has been retained on file that supports this final value range. 
 
The quantification of the differences between the subject and the Value Indicators was necessary to illustrate the 
market and to provide a meaningful final value range. In the circumstances, the adjustments applied are based 
on a combination of empirical evidence and subjective opinion. It is recognized that this is an inherently 
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imperfect market sector with the resulting value range relatively wide. This wider range is deemed to be 
reflective of the current market, in which appreciation can tend to expand value ranges.  
 
No one Indicator provides definitive support to value, with all corroborating the final value range. A final value 
at $725,000/acre was selected, offsetting the current uncertainty in the market with the appeal of the smaller 
sites. This unit value yields final land values as follows (values rounded to the nearest $5,000): 
 

Parce1 1: 1.55 acres @ $725,000/acre: $1,125,000 
Parcel 2: 1.24 acres @ $725,000/acre: $900,000 

 
Valuation of Parcel 2 
 
The valuation of Parcel 3 was completed in a similar manner to Parcels 1 and 2. A new set of Value Indicators, 
referred to as Indictors 6 to 10, was compiled for the purpose of this valuation in order to more accurately define 
differences in unit value due to site size.  
 
Analysis is presented as follows: 
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Summary of Value Indicators 6 to 10, as compared to Parcel 3 

  Subject  Value Indicator 6  Value Indicator 7  Value Indicator 8  Value Indicator 9  Value Indicator 10 

Legal Description  Parcel 3 Lot 9/5/0825272 Lot 96/5/1323880 Lot 95/5/1323880 Lot 28/3/1520366 Lot 6/6/4592NY 

Address  Vic. 95th St / 99th Ave         
Fort Saskatchewan 

8401 Southfort Blvd        
Fort Saskatchewan 

8530 94 Street             
Fort Saskatchewan 

8520 94 Street             
Fort Saskatchewan 

2950 141 Street          
Edmonton 

11515 36 Street  
Edmonton 

Sale Price  N/A $3,571,200 $1,793,750 $2,249,000 $4,319,750 $3,885,000 

Transaction Date  N/A February 20, 2014 April 22, 2014 August 25, 2014 March 30, 2015 June 26, 2015 

Terms of Sale  N/A Cash Cash Cash Cash Cash 

Vendor N/A Southfort Development 
Corporation  

Southpointe Estates Inc.  Southpointe Estates Inc.  Carma Ltd. 
Lutheran Church - Canada.  

Purchaser  N/A Continental Capital 
Management Inc. 

CLIO At Southpointe GP 
Ltd. 

CLIO At Southpointe GP 
Ltd. 

1830785 Alberta Ltd. Beverly Heights Seniors 
Housing Ltd.  

Zoning  DC Direct Control  RMH High Density 
Multiple Residential  

RMH - High Density 
Multiple Residential District 

Multi-family residential 

RMH - High Density 
Multiple Residential District 

Multi-family residential 

RA7 Low Rise Apartment 
Zone 

Multiple family residential 

RA7 Low Rise Apartment 
Zone 

Multiple family residential 

Permitted Density Set by Council 5-11 stories, >70 units/ha. 

>163 units required for this 
site. 

5-11 stories, >70 units/ha. 

>163 units required for this 
site. 

5-11 stories, >70 units/ha. 

>228 units required for this 
site. 

Up to 4 stories, up to 125 
units/ha. 

236 units for this site. 

Up to 4 stories, up to 125 
units/ha. 

203 units for this site. 

Size  4.47 acres  5.76 acres 2.87 acres 3.46 acres 4.67 acres 4.03 acres 

Description  Assumed vacant, ready for 
development 

Vacant, ready for 
development 

Vacant, ready for 
development 

Vacant, ready for 
development 

Vacant, ready for 
development 

Vacant, ready for 
development 

Improvements  None of material value. None of material value. None of material value. None of material value. None of material value. None of material value. 

Influences  Located in an established 
area. Highly visible, good 

access, services in area 
should be adequate for any 
number of uses. Relatively 
high-density is anticipated. 

Interior lot in Southfort 
neighbourhood. Good 
access and exposure, 

services close-by.  

Interior lot on arterial next to 
newer subdivision. Good 
access and exposure, re-
zoned after purchase. Re-

zoned for lower density after 
purchase. 

Located next to Indicator 7, 
same purchaser. Re-zoned 

for lower density after 
purchase. 

Interior lot in developing 
residential area. Backs storm 
pond (positive). Services at 

or near lot line.  

Former school site in an 
established area of lower 

density residential 
development. School 

demolished, re-zoned to 
RA7.  

Proposed Development  Holding.  CLIO townhomes. CLIO townhomes. 3 apartment buildings, 188 
units. 

Unknown. 

Sale Price/Acre  N/A $620,000/acre $625,000/acre $650,000/acre $925,000/acre $964,019/acre 

Summary: The Adjustment Process 

Terms As described  - - - - - 

Market Trends As described Slight Up - - - - 

Terms / Time Adjusted  As described  $638,000 $625,000 $650,000 $925,000 $964,019 

Location (Horizon)  As described   Up Up Up Down Down 

Site Size As described - - - - - 

Land Use Controls As described - - - - - 

Adjusted Price / Unit (rounded) $669,000 $656,000 $683,000 $601,000 $675,000 
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Maps (Google): Left to right – depicts Fort Saskatchewan, east Edmonton, and south Edmonton. Inset map (top left) shows location of smaller maps. 
 
  

Subject 
4.47 acres 

Value Indicator 6 
5.76 acres 
February 2014 
$620,000/acre 

Value Indicator 
7&8 
2.87 ac, 3.46 ac 
Apr / Aug 2014 
$625,000/acre 
$650,000/acre 

Value Indicator 9 
4.67 acres 
March 2015 
$925,000/acre 

Value Indicator 10 
4.03 acres 
June 2015 
$964,019/acre 
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 The Value Indicators are further described as follows: 
 
Value Indicator 6 (2.87 acres, $620,000/acre): This is a 
recent sale of a large multi-family development site within 
Fort Saskatchewan. The property is located in the 
Southfort neighbourhood, in a newly developing area in a 
transition between commercial development and low 
density residential housing. The street is characterized y a 
mix of apartment buildings and townhouse developments. 
The property was zoned for RMH (High Density Multiple 
Residential District) use; however it is noted that the site 
is under development with townhouse structures. The 
down-zoning confirms the premise that stronger demand 
exists for lower-density multi-family sites.  
 
This property sold from the land developer to a multi-
family builder and property management company. It 
provides good support to value.   
 

Value Indicator 7 (2.87 acres, $625,000/acre): Also 
included as Value Indicator 1 in this report. This is a 
recent sale of a larger multi-family development site 
within Fort Saskatchewan. The property is located in the 
Southfort neighbourhood, in a newly developing  area 
across from the hospital. The property upon purcashe was 
zoned for RMH (High Density Multiple Residential 
District) use, but was down-zoned to RML (Low Density 
Multiple Residential District) by the owner, with 
development currently in-progress on a townhouse 
complex.  The down-zoning confirms the premise that 
strong demand exists for lower-density multi-family sites.  
 
This property sold from the land developer to a multi-
family builder and property management company. 
Parcels 1 and 2 will each be a smaller lot, likely resulting 
in a higher unit value.  
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Value Indicator 8 (4.67 acres, $824,175/acre): This 
property was located adjacent to Indicator 7. It sold four 
months subsequent to the sale of Indicator 7, from the 
same vendor to the same purchaser. The site was later 
down-zoned to accommodate a townhouse style 
development. A somewhat higher unit value is noted, 
reflecting the appreciating market in Q1 and Q2 2014. 
Since that time, values have stabilized. Note the similar 
value between the 2.87 and 4.67 acre sites.  
 

Value Indicator 9 (4.67 acres, $925,000/acre): This 
property is located in the Chapelle neighbourhood of south 
Edmonton. This a newly developing area at the extreme 
south edge of Edmonton. Rental rates, finished values, and 
land values are higher in the area. The property was 
located on an arterial route and backs a storm pond. 
 
The property was purchased by a private owner directly 
from the land development company. Plans for a 3-
building apartment complex are currently underway. 
 

Value Indicator 10 (4.03 acres, $964,019/acre): This is 
the recent sale of an in-fill property in the east Edmonton 
neighbourhood of Beverly. Beverly is considered a 
‘starter’ neighbourhood in Edmonton, with comparatively 
lower rents, house, and land values. Although Fort 
Saskatchewan’s demographics are superior, real estate 
values would be considered similar. This sale was chosen 
because it is an in-fill site, comparable to that of the 
subject property.   
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This property sold from a local religious organization to a 
company that develops and operates seniors lodges 
(Beverly Heights Seniors Housing Ltd.). There have been 
no applications for development permits as of yet.   

 
Qualitative Analysis: Value Indicators 6 to 10 provide an unadjusted value range for the subject property of 
$620,000/acre to $964,019/acre. The best support for value on an unadjusted basis is provided on the low end of 
the range by Indicators 6 to 8 at $620,000/acre to $650,000/acre, reflecting the location of these Indicators 
within the subject market. However, the location of the subject property is considered somewhat superior to 
these Indicators within Fort Saskatchewan, suggesting a higher unit value range may be applicable. Indicators 9 
and 10 are significantly superior to the subject property in terms of location, but are comparable in potential use 
and size. From a qualitative standpoint, a value in the $650,000 to $700,000/acre would be expected. 
 
Quantitative Analysis and Reconciliation: Adjustments for differences: Adjustments were applied to the 
unit selling prices ($/acre) of Indicators 6 to 10 as described previously in the valuation of Parcels 1 and 2.  The 
adjusted selling prices of Indicators 6 to 10 suggest a unit value for Parcel 3 in the range of $601,000/acre to 
$683,000/acre, with the average at approximately $647,000/acre. No one Indicator provides definitive support 
to value, with all corroborating the final value range. A final value at $650,000/acre was selected, reconciling 
the qualitative and quantitative analyses. This unit value yields final land values as follows (values rounded to 
the nearest $5,000): 
 

Parce1 3: 4.47 acres @ $650,000/acre: $2,905,000 
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RECONCILIATION AND FINAL VALUATION 
 
The estimated value of the subject properties was determined solely by the Direct Comparison approach because 
the Cost and Income approaches are not typically used to value this category of vacant land.  
 
The strength of the Direct Comparison approach lies in the fact that it reflects actual market behavior of typical 
purchasers under current market conditions. Its weaknesses include the fact that each Value Indicator can vary 
widely in terms of potential use, size, location, etc. Additionally, the motivation behind each market transaction 
is not always apparent, which can lead to wider value ranges. In the circumstances, we believe that available 
market data was adequate for the valuation of the underlying land of the subject property. Thus, the final values 
are stated below. 
 
The appraised value is based on a reasonable exposure time of up to nine (9) months, typical for a property of 
this type in the local market. The exposure time was estimated through analysis of market data, and assumes that 
the property was listed for sale at a reasonable asking price. 
 
In our opinion, the current market value of the identified interests in the subject property as of September 2, 
2015 may be fairly stated as: 
 

Final Values 

Parcel Short Legal Description Size Value Unit Value 

1  Part of Lot 8/22/6180NY; Lot R1/22/3610RS (en bloc ) 1.55 acres $1,125,000 $725,000/acre 

2 Lot 18, Block 11, Plan 1523644 1.24 acres $900,000 $725,000/acre 

3 Lot 17, Block 11, Plan 1523644 4.47 acres $2,905,000 $650,000/acre 

 
 
 
 

September 8, 2015 
Pat A. Woodlock, BMgt, AACI, P.App 
 
 
ADDENDA 
 

Annex A Assumptions and Limiting Conditions

Annex B Titles (4), Legal Plans (4)

Annex C Select Planning Documents 
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APPRAISER’S CERTIFICATION 
 
Re: Real estate appraisal of three parcels of vacant land located at the Old Health Care Centre Site, in the 

vicinity of 99th Avenue and 95th Street, in the City of Fort Saskatchewan, AB. Legal descriptions are 
defined below.  

 
I certify that, to the best of my knowledge and belief: 
 

 The information contained in the above referenced report is true and correct; 
 

 All factors affecting the value of the subject land were considered, and no important information was 
knowingly withheld or overlooked; 
 

 The analyses, opinions, and conclusions stated in the report are unbiased, and subject only to the 
reported assumptions and limiting conditions; 
 

 I have no present or prospective interest in the subject land, and I have no personal interest or bias with 
respect to the parties involved. I was retained as a real estate appraiser, and I have acted solely as a 
disinterested third party; 
 

 My compensation is not contingent on the amount of the valuation reported, or the outcome of any 
action or event resulting from the analyses, opinions, or conclusions stated in the report; 
 

 My analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the CUSPAP of the AIC;  
 

 I physically inspected the subject property the date noted in the report. Pat Woodlock, BMgt, AACI, 
P.App. provided significant professional assistance in the research, analyses and preparation of this 
report; and that; and that 
 

 I hold an Appraiser’s license to conduct fee-for-service real estate appraisal assignments in Alberta, 
pursuant to rules of the Real Estate Act of Alberta. 
 

Based upon our research and analyses, we believe that the current market value (September 2, 2015) of the fee 
simple interests in the subject on an ‘as is’ basis, may be fairly stated as: 
 

Final Values 

Parcel Short Legal Description Size Value Unit Value 

1  Part of Lot 8/22/6180NY; Lot R1/22/3610RS (en bloc ) 1.55 acres $1,125,000 $725,000/acre 

2 Lot 18, Block 11, Plan 1523644 1.24 acres $900,000 $725,000/acre 

3 Lot 17, Block 11, Plan 1523644 4.47 acres $2,905,000 $650,000/acre 

 
 
 
 

Pat A. Woodlock, BMgt, AACI, P.App September 8, 2015 
Appraiser Date 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 

This report was prepared for our client for the purpose and use stated within this report. It is not reasonable for 
any person other than our client or their assigned representatives to rely upon this appraisal without first 
obtaining written authorization from our client and the author of this report. Without written permission, 
the appraiser shall not be held liable for any loss or damage that may occur to any person other than our clients 
by reason of their reliance on this report. The appraiser expressly disclaims legal liability.  
 
The report is subject to the following Assumptions and Limiting Conditions and any others which may be stated 
elsewhere in the report: 
 
1. We were instructed to appraise the subject real estate only, excluding from consideration chattels, 

personal property or intangible business interests. 
 

2. Since market conditions, including economic, social, and political factors, change rapidly and, on 
occasion, without warning, the market value expressed as of the effective date (September 2, 2015) of 
this report cannot be relied upon as of any other date except with further advice from the appraiser. 
 

3. The appraiser is not qualified in legal matters and does not purport to give legal advice. Except as 
expressly noted in the report, it is assumed that:  
 
A. Title to the property is good and marketable; 
B. The property is free and clear of all liens or encumbrances, with the exception of normal 

financing; 
C. There are no unidentified encroachments, easements, restrictions, leases or covenants that 

would in any way affect the valuation; and that 
D. Except as may be noted in the report, the existing use(s) of the property is a legally conforming 

use which may be continued by any purchaser from the existing owner(s). 
 

4. The compensation for the research, analysis and preparation of this report does not include a provision 
for court preparation or court appearance. If consultations or further services are required, compensation 
must be negotiated separately.  
 

5. Except as may be noted in the appraisal report, no hazardous substances or other adverse environmental 
conditions were observed, suspected, or called to the attention of the appraiser. However, nothing in this 
report should be construed as an environmental audit or a detailed property condition report, as such 
reporting is beyond the qualifications of the appraiser. No responsibility is assumed for any such 
conditions, or for any expertise or engineering knowledge required to discover them.  
 

6. The author is not qualified to give engineering advice. It is assumed that there are no hidden or 
unapparent defects in the subject improvements, soil or sub-soil conditions, or other technical matters 
which might render this property more or less valuable than as stated herein. No soil tests for either load 
bearing or contamination have been done, nor have tests of installed heating, plumbing, electrical, or 
other systems been performed by or on behalf of the appraiser.   
  

7. The author is not a qualified surveyor. Any sketches, drawings, diagrams, photographs, etc. presented in 
this report are for the limited purpose of illustration and are not to be relied upon in themselves. 
 

8. If the subject property is a condominium fee simple estate, it is assumed that there are no major costs 
currently required within the subject common area that cannot be covered by the existing contingency 
fund; that there are no legal actions outstanding or are contemplated against the subject complex; and, 
that there is a board of directors managing the affairs of the subject condominium association in a 
diligent manner. It is further assumed that monthly condominium fees and the balance contained in the 
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capital reserve fund will be adequate to cover all costs of maintaining the common property and any 
capital items that will be required. It is assumed that Reserve Fund Studies are completed as per 
Alberta’s Condominium Act. The review of the Reserve Fund Study is beyond the Scope of this report. 
The appraiser will not be held liable if the balance in the reserve fund is inadequate to pay for required 
repairs and maintenance. 
 

9. The information and opinions expressed in the report were based on sources believed by the appraiser to 
be reliable and correct. A reasonable attempt was made to verify all critical information through 
independent sources whenever practicable. 
 

10. The contents of this appraisal report are considered confidential and will not be disclosed by the author 
or any other person from HarrisonBowker Real Estate Appraisers Ltd. without the prior approval of our 
clients, except as may be required pursuant to the Standards of the Appraisal Institute of Canada.
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 Certificates of Title (4) 
 
 Easement 

 
 Subdivision Plans  

 Plan 1523644 (Parcels 2 and 3) 

 Plans 6180NY and 3610RS (source Plans for Parcel 1) 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



A N N E X  C   P a g e  | 50 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 



A N N E X  C   P a g e  | 51 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 



A N N E X  C   P a g e  | 52 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 



A N N E X  C   P a g e  | 53 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 



A N N E X  C   P a g e  | 54 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 

 



A N N E X  C   P a g e  | 55 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 



A N N E X  C   P a g e  | 56 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 

 



A N N E X  C   P a g e  | 57 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 

 
 



A N N E X  C   P a g e  | 58 
 

Appraisal of: The Old Health Centre Site in Fort Saskatchewan, AB. HarrisonBowker Real Estate Appraisers Ltd. 

For: The City of Fort Saskatchewan, the owner of the property. Our File No. 10439B.15 PW (Sept/15) 

 

 
  

Parcel 1 (2 lots en bloc) 

Parcel 2 

Parcel 3 
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