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Context
In 2009, Council adopted a Downtown Area Redevelopment Plan (DARP) as the guiding policy for growth and
development in the downtown. The Plan provides both the policy direction to guide future development or facade
improvements in the area and the detailed design guidelines to ensure that both the private and public areas are
developed in a cohesive, sustainable and aesthetically pleasing manner. It also provides direction to ensure Fort
Saskatchewan's downtown is the vibrant heart of the City. The Downtown Area consists of 7 unique precincts
located in the northeast corner of the community.

Downtown Land Use Bylaw Update
The Land Use Bylaw is a tool for implementing the vision of the DARP and the City is undergoing the review process
to ensure the vision can become a reality. The key objectives of the Land Use Bylaw update include:

Create opportunities for innovative, vibrant and well designed development and redevelopment in the
Downtown;
Engage, inform, consult, and collaborate with stakeholders to obtain a successful outcome.
Reflect and implement the policies of the Downtown Area Redevelopment Plan within the existing Land
Use Bylaw;
Align with other municipal, regional and provincial statutory documents;
Research and utilize best practices in land use planning, downtown redevelopment and urban design.

Project Phases
The project will include the following five phases:

Phase 1 – Background Review (Fall 2013)

Phase 2 – Policy Review and Stakeholder Consultation (Winter & Spring 2014)

Phase 3 – Draft Land Use Bylaw Updates (Summer 2014)

Phase 4 – Council Presentation and Bylaw Approval (Fall 2014)

Get Involved!

City of Fort Saskatchewan

Downtown Land Use Bylaw Update
Stakeholder Engagement with City Staff (Director Forum)
Feb 12, 2014



1. What do you feel has been the greatest success with the Downtown ARP Implementation?

2. Please let us know any short term and long term projects identified by your department in the
Downtown?

3. Identify key issues faced by your department to implement the vision established in the
Downtown ARP?

4. In your opinion, what specific actions/zoning changes are necessary to address these issues and
could encourage development in the downtown (land uses, development regulations, building
types, design standards etc.)?

City of Fort Saskatchewan

Downtown Land Use Bylaw Update
Stakeholder Engagement with City Staff (Director Forum)
February 12, 2014



5. What measures should be taken to further enhance the overall image and could encourage
development in the downtown? (Comments may include your opinion related to signage,
parking, streetscapes, landscaping etc.) hat area do you live in the City of Fort Saskatchewan?

6. What measures should be taken to further enhance the overall image and could encourage
development in the downtown? (Comments may include your opinion related to signage,
parking, streetscapes, landscaping etc.) hat area do you live in the City of Fort Saskatchewan?

7. What measures should be taken to further enhance the overall image and could encourage
development in the downtown? (Comments may include your opinion related to signage,
parking, streetscapes, landscaping etc.) hat area do you live in the City of Fort Saskatchewan?

For more information, contact:
Angela Littlemore
Planning and Development Officer II
City of Fort Saskatchewan
Tel: 780 912 2158
Email: angelal@fortsask.ca



C
ity

 o
f 

Fo
rt

 S
as

ka
tc

he
w

an
  

D
ow

nt
ow

n 
La

nd
 U

se
 B

yl
aw

 U
pd

at
e 

D
ire

ct
or

 F
or

um
: S

um
m

ar
y 

of
 C

on
su

lta
tio

n 
 

Id
en

tif
y 

ke
y 

is
su

es
 f

ac
ed

 b
y 

yo
ur

 d
ep

ar
tm

en
t t

o 
im

pl
em

en
t t

he
 

vi
si

on
 e

st
ab

lis
he

d 
in

 th
e 

D
ow

nt
ow

n 
A

R
P?

 
 

In
 y

ou
r 

op
in

io
n,

 w
ha

t s
pe

ci
fic

 a
ct

io
ns

/z
on

in
g 

ch
an

ge
s 

ar
e 

ne
ce

ss
ar

y 
to

 a
dd

re
ss

 th
es

e 
is

su
es

 a
nd

 c
ou

ld
 e

nc
ou

ra
ge

 
de

ve
lo

pm
en

t i
n 

th
e 

do
w

nt
ow

n 
(l

an
d 

us
es

, d
ev

el
op

m
en

t 
re

gu
la

tio
ns

, b
ui

ld
in

g 
ty

pe
s,

 d
es

ig
n 

st
an

da
rd

s 
et

c.
)?

 

 
W

ha
t i

nc
en

tiv
es

 d
o 

yo
u 

fe
el

 th
e 

C
ity

 c
ou

ld
 o

ff
er

 to
 a

ss
is

t 
bu

si
ne

ss
es

 a
nd

 a
ttr

ac
t n

ew
 in

ve
st

m
en

ts
 in

 th
e 

do
w

nt
ow

n?
 

G
ro

up
 O

ne
 

Th
er
e
is
no

te
no

ug
h
po

pu
la
tio

n
to

su
pp

or
tc
om

m
er
ci
al
us
es

in
do

w
nt
ow

n.
M
or
e
re
sid

en
tia

lu
se
sa

re
re
qu

ire
d
in
an
d
ar
ou

nd
do

w
nt
ow

n
to

at
tr
ac
t

in
ve
st
m
en

ta
nd

ne
w
bu

sin
es
se
s.

Th
e
ne

ig
hb

ou
rh
oo

ds
at

th
e
ea
st
er
n
ed

ge
of

th
e
do

w
nt
ow

n
ar
e
no

ts
up

po
rt
iv
e
of

in
te
ns
ifi
ca
tio

n.
Th
e
im

ag
e
of

ex
ist
in
g
co
m
m
er
ci
al
sit
es

(F
or
tM

al
l,
ot
he

rc
om

m
er
ci
al
ar
ea
s)

ne
ed

st
o
be

im
pr
ov
ed

.
Si
de

w
al
ks

al
on

g
99

Av
en

ue
in
th
e
so
ut
h
w
es
tp

or
tio

n
of

th
e
do

w
nt
ow

n
ar
e
ve
ry

na
rr
ow

an
d
no

tp
ed

es
tr
ia
n
fr
ie
nd

ly
.

At
pr
es
en

t,
do

w
nt
ow

n
is
no

tp
er
ce
iv
ed

as
co
re

of
th
e
Ci
ty
.

It
w
ill
be

ea
sie

rt
o
at
tr
ac
tn

ew
bu

sin
es
se
st
o
th
e
do

w
nt
ow

n,
on

ce
th
e

Hi
st
or
ic
Pr
ec
in
ct
be

co
m
es

a
su
cc
es
sf
ul
to
ur
ist

at
tr
ac
tio

n.
N
ee
d
to

pr
ov
id
e
lo
ng

te
rm

on
st
re
et

pa
rk
in
g
op

tio
ns
,i
nc
lu
di
ng

st
ru
ct
ur
ed

pa
rk
in
g

N
ee
d
to

al
lo
w
m
ix
ed

us
e
de

ve
lo
pm

en
ts
an
d
va
rie

ty
of

ho
us
in
g
ty
pe

s.
N
ee
d
to

de
ve
lo
p
a
Bu

sin
es
s
le
d
La
nd

sc
ap
e,
M
ai
nt
en

an
ce

an
d

Be
au
tif
ic
at
io
n
Pr
og
ra
m

sim
ila
rt
o
Bu

sin
es
sR

ev
ita

liz
at
io
n
Zo
ne

si
n
ot
he

r
m
un

ic
ip
al
iti
es
.

Ci
ty

m
ay

de
ve
lo
p
gu
id
el
in
es

an
d
re
gu
la
tio

ns
fo
rn

ew
fa
ca
de

si
n
th
e
do

w
nt
ow

n
to

en
su
re

th
at

th
ey

re
fle

ct
un

iq
ue

ch
ar
ac
te
ro

fF
or
tS

as
ka
tc
he

w
an
.

N
o
m
aj
or

m
on

et
ar
y
in
ce
nt
iv
es

ar
e
ne

ce
ss
ar
y.

Th
e
zo
ni
ng

re
gu
la
tio

ns
sh
ou

ld
pr
ov
id
e
fle

xi
bi
lit
y
an
d
cl
ar
ity

.T
hi
sa

pp
ro
ac
h
in
its
el
f

m
ay

ac
ta

sa
go
od

in
ce
nt
iv
e
to

at
tr
ac
ti
nv
es
tm

en
ts
in
do

w
nt
ow

n.

G
ro

up
 T

w
o 

Re
sid

en
ts
sh
ou

ld
be

at
tr
ac
te
d
to

th
e
do

w
nt
ow

n,
an
d
it
sh
ou

ld
be

se
en

as
th
e

na
tu
ra
lc
or
e
an
d
he

ar
to

ft
he

ci
ty
.

Th
er
e
sh
ou

ld
be

fa
ith

an
d
co
nf
id
en

ce
in
th
e
Do

w
nt
ow

n
La
nd

U
se

By
la
w
U
pd

at
e

pr
oc
es
s,
an
d
in
th
e
en

tir
e
pr
oj
ec
to

fr
eg
en

er
at
in
g
th
e
do

w
nt
ow

n.
Th
e
Ri
ve
rs
ho

ul
d
be

br
ou

gh
ti
n
as

an
im

po
rt
an
tp

ar
to

fD
ow

nt
ow

n
–
th
e

Co
ur
th
ou

se
sit
e
in
pa
rt
ic
ul
ar

ru
ns

to
Ri
ve
rb

ou
nd

ar
y.

Pa
rk
in
g
re
gu
la
tio

ns
sh
ou

ld
no

tb
e
bl
an
ke
te
d
ac
ro
ss
th
e
en

tir
e
do

w
nt
ow

n
di
ffe

re
nt

de
ve
lo
pm

en
ts
an
d
di
st
ric
ts
sh
ou

ld
be

su
bj
ec
tt
o
re
gu
la
tio

ns
w
hi
ch

su
it

th
at

ar
ea
.

Fu
ll
im

pa
ct
so

n
Tr
af
fic

flo
w
m
us
tb

e
co
ns
id
er
ed

.
Tr
an
sit

se
rv
ic
e
to

a
bu

sie
rd

ow
nt
ow

n
is
cr
uc
ia
l.

Co
ns
ist
en

cy
be

tw
ee
n
de

pa
rt
m
en

ts
,a
nd

in
al
lg
ov
er
nm

en
ta
lp
la
ns
/p
ol
ic
ie
s,

on
th
e
vi
sio

n
fo
rd

ow
nt
ow

n
is
cr
uc
ia
l.

In
co
rp
or
at
e
th
e
ol
de

rd
ow

nt
ow

n
bu

ild
in
g
st
oc
k
in
to

th
e
re
ge
ne

ra
tio

n.
Th
er
e
ne

ed
st
o
be

a
sy
ne

rg
y
be

tw
ee
n
di
ffe

re
nt

la
nd

us
e
di
st
ric
ts
,a
nd

al
on

g
th
e

10
1S
T
bo

un
da
ry

in
pa
rt
ic
ul
ar
.

Cl
ea
rc
om

m
un

ic
at
io
n
po

lic
y
re
ga
rd
in
g
th
e
pu

rp
os
e
of

th
is
pr
oj
ec
ti
s

cr
uc
ia
l.

Ad
ju
st
th
e
Do

w
nt
ow

n
bo

un
da
ry

to
in
co
rp
or
at
e
riv

er
.

Cr
ea
te

zo
ne

an
d
sit
e
sp
ec
ifi
c
pa
rk
in
g
st
an
da
rd
s.

Al
lo
w
ba
se
m
en

t/
ga
rd
en

su
ite

s,
ap
ar
tm

en
ts
,a
nd

re
sid

en
tia

la
bo

ve
co
m
m
er
ci
al
us
es

in
sin

gl
e
fa
m
ily

pl
ot
sw

ith
Do

w
nt
ow

n
Bo

un
da
ry
.

W
rit
e
fle

xi
bl
e
po

lic
ie
sa

nd
en

su
re

de
ve
lo
pm

en
ts
co
m
pl
im

en
ta

dj
ac
en

t
pr
op

er
tie

s.
St
re
et
sc
ap
in
g
–
Th
er
e
ne

ed
st
o
be

a
ba
la
nc
e
be

tw
ee
n
im

pr
ov
in
g

ae
st
he

tic
sa

nd
th
e
re
qu

ire
m
en

ts
of

a
w
in
te
rc
ity

.I
ss
ue

sr
eg
ar
di
ng

th
e

m
ob

ili
ty

of
ol
de

rr
es
id
en

ts
sh
ou

ld
al
so

be
co
ns
id
er
ed

.

Al
lo
w
fle

xi
bi
lit
y
of

us
es

–
fo
re

xa
m
pl
e,
al
lo
w
up

pe
rd

ec
k
of

pa
rk
ad
es

to
be

us
ed

fo
r

Fa
rm

er
s’
M
ar
ke
ts
or

ot
he

rp
os
iti
ve

us
es
.

Re
co
gn
ise

po
te
nt
ia
ld
ist
ric
ts
w
hi
ch

ar
e
de

ve
lo
pi
ng

an
d
bu

ild
up

on
th
em

ar
ts
,

fo
od

,e
tc
.

En
co
ur
ag
e
in
ve
st
m
en

t,
pr
om

ot
io
na
lp
ol
ic
es

an
d
fle

xi
bl
e
m
ill
ra
te
sf
or

po
sit
iv
e
us
es

w
hi
ch

w
ou

ld
ad
d
va
lu
e
to

th
e
Do

w
nt
ow

n.

G
ro

up
 T

hr
ee

 
La
ck

of
Pa
rk
in
g.

At
tr
ac
tin

g
m
or
e
de

sir
ab
le
bu

sin
es
si
n
Do

w
nt
ow

n
sp
ec
ia
lis
ed

,u
ni
qu

e
st
or
es
.

M
or
e/
La
rg
er

sp
ac
es

av
ai
la
bl
e
to

ac
co
m
m
od

at
e
fe
st
iv
al
sa

nd
ac
tiv

iti
es
.

W
ha
tw

ill
th
e
in
cr
ea
se
d
de

ns
ity

im
pa
ct
be

on
se
rv
ic
es

an
d
in
fr
as
tr
uc
tu
re
?

Te
lu
sh

as
ol
de

rs
ys
te
m
si
n
do

w
nt
ow

n
w
hi
ch

re
qu

ire
up

gr
ad
in
g.

Ch
ild
re
n
in
Do

w
nt
ow

n
ar
e
sh
ow

n
to

be
th
riv

in
g
m
or
e
th
an

ot
he

rs
po

ss
ib
ly
du

e
to

w
al
ka
bi
lit
y,
so
ci
al
ac
ce
ss
,a
cc
es
st
o
se
rv
ic
es
,e
tc

N
ee
d
a
co
m
m
on

ga
th
er
in
g
pl
ac
e.

Pu
bl
ic
Pa
rk
in
g
lo
ts
sh
ou

ld
be

cr
ea
te
d.

Re
du

ce
on

st
re
et

pa
rk
in
g,
w
id
er

sid
ew

al
ls,

en
co
ur
ag
e
'p
ar
ki
ng

in
re
ar
'

am
en

iti
es
.

En
co
ur
ag
e
un

de
rg
ro
un

d
pa
rk
in
g

Re
se
ar
ch

w
ha
te

nc
ou

ra
ge
sa

nc
ho

rs
to

de
ve
lo
p

W
ha
tw

ou
ld
dr
aw

th
em

to
do

w
nt
ow

n?
U
se

th
e
Ci
ty

Ha
ll
(C
iv
ic
Pr
ec
in
ct
)a
re
a
m
or
e.

Pr
ov
id
e
a
w
in
ni
ng

fo
rm

ul
a
fo
rc
om

pe
tit
iv
e
bu

sin
es
se
s.

M
ai
nt
ai
n
se
rv
ic
es

an
d
cr
ea
te

af
fo
rd
ab
le
ho

us
in
g
in
Do

w
nt
ow

n.

Ci
ty

St
af
fs
ho

ul
d
ch
am

pi
on

th
e
do

w
nt
ow

n
an
d
w
or
k
w
ith

bu
sin

es
st
o
at
tr
ac
ta

nd
re
ta
in
.

Co
ns
ul
tw

ith
ex
ist
in
g
bu

sin
es
se
sf
or

in
ce
nt
iv
es

to
at
tr
ac
tn

ew
re

de
ve
lo
pm

en
t.

En
co
ur
ag
e
co
m
pa
tib

le
bu

sin
es
se
st
ha
tw

ou
ld
at
tr
ac
ts
im

ila
rt
yp
es

of
cu
st
om

er
s.

En
co
ur
ag
e
m
or
e
'fo

od
tr
uc
ks
'a
nd

m
ob

ile
bu

sin
es
se
si
n
th
e
Ci
vi
c
Pr
ec
in
ct
.

C
ity

 o
f 

Fo
rt

 S
as

ka
tc

he
w

an

D
ow

nt
ow

n 
La

nd
 U

se
 B

yl
aw

 U
pd

at
e

12
 F

eb
ru

ar
y,

 2
01

4



PRECEDENT MUNICIPALITY 
RESPONSES

Administrator
Typewritten Text
2014



planningAlliance 

Context
In 2009, Council adopted a Downtown Area Redevelopment Plan (DARP) as the guiding policy for growth and
development in the downtown. The Plan provides both the policy direction to guide future development or facade
improvements in the area and the detailed design guidelines to ensure that both the private and public areas are
developed in a cohesive, sustainable and aesthetically pleasing manner. It also provides direction to ensure Fort
Saskatchewan's downtown is the vibrant heart of the City. The Downtown Area consists of 7 unique precincts
located in the northeast corner of the community.

Downtown Land Use Bylaw Update
The Land Use Bylaw is a tool for implementing the vision of the DARP and the City is undergoing the review process
to ensure the vision can become a reality. The key objectives of the Land Use Bylaw update include:

Create opportunities for innovative, vibrant and well designed development and redevelopment in the
Downtown;
Engage, inform, consult, and collaborate with stakeholders to obtain a successful outcome.
Reflect and implement the policies of the Downtown Area Redevelopment Plan within the existing Land
Use Bylaw;
Align with other municipal, regional and provincial statutory documents;
Research and utilize best practices in land use planning, downtown redevelopment and urban design.

Click here to download the DARP

Project Phases
The project will include the following five phases:

Phase 1 – Background Review (Fall 2013)

Phase 2 – Policy Review and Stakeholder Consultation (Winter & Spring 2014)

Phase 3 – Draft Land Use Bylaw Updates (Summer 2014)

Phase 4 – Council Presentation and Bylaw Approval (Fall 2014)

Get Involved!

City of Fort Saskatchewan

Downtown Land Use Bylaw Update
Questionnaire – Precedent Municipalities
March 4, 2014
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planningAlliance 

1. Is the current Zoning approach adopted in your downtown useful to attract the right kind of new
development?

2. What percentage of new applications uses Direct Control mechanism verses utilizing standard
land use districts?

3. Are current list of permitted and discretionary uses or development regulations in different
downtown districts adequate to reflect the current market trends your city? Based on your
experience, do you have any specific suggestions for our project?

4. What has been the greatest advantage of introducing form based codes?

City of Fort Saskatchewan

Downtown Land Use Bylaw Update
Questionnaire – Precedent Municipalities
MaǊŎƘ пΣ нлмп

The following does not represent the opinion of St. Albert City Council, City Manager or administration as a
whole. Enclosed is information from the Planning Department, no other departments were consulted.

We are currently in the pre-application stage of several new development opportunities. However, at this
time we haven't been able to really test the ability of DARP to bring in the right kind of new development.
Having said that, current talks with developers are positive and the expectation from Planning and
Development is that redevelopment in the Downtown will be the right kind of new development DARP is
intended to achieve.

We do not have any applications intending to go through Direct Control at this
time. We currently have one site that is interested in redevelopment that is going
to apply to redistrict their site to Downtown District (DT), with some
amendments, from Direct Control Mixed Use District. The Downtown Distirict
(DT) is expected to meet the needs of the development, and so Direct Control is
not needed.

We have a limited number of districts that apply to our downtown. The
Downtown District (DT) which is intended for commercial/office space with
flexibility for residential or commercial above. Downtown Residential is intended
for medium to high density residential development. Our Design Guidelines are
used to meet design criteria and apply to all areas under DARP. Both districts
seem to meet the needs of applications recieved.

We don't have form based codes, exactly. We have design guidelines but they
have not been tested on any applications to date.



planningAlliance 

5. What has been the greatest obstacle of introducing form based codes?

6. In your opinion, which regulations are necessary to promote walkability/vibrancy/mixed use in
your downtown?

7. What is the general trend for new applications in your downtown?
a) Proposals exceed the density/height regulations established for the zone.
b) Proposals include significantly low density/height requirements than what is allowed in

the zone.
c) Proposals are consistent with the permitted and discretionary use classes established in

the standard land use districts.
d) Proposals require major variation from with the permitted and discretionary use classes

established in the standard land use districts.

8. In your opinion, what incentives/regulations may be incorporated in the Land Use Bylaw to
promote affordable housing in the downtown?

For more information, contact:
Dnyanesh Deshpande
Senior Planner/Urban Designer, planningAlliance
Tel: 780 409 1763
Email: ddeshpande@planningalliance.ca

Some feel it could deter development by elevating cost.

Our new wayfinding program and better signage etc.will help pedestrian traffic
throughout Downtown. Regulations that encourage ground-floor commercial.
Economic development and regulations that support the critical mass of successful
businesses combined with our City Hall, Library and Arden Theater create vibrancy
downtown. Keeping a variety of uses Downtown that bring people downtown during
different times of the day. Regulations that allow residential development downtown.
We are also hoping to address parking better and introduce pop-up patios.

We have an affordable housing strategy that focuses efforts thoughtout the City
and an active Housing Society.

http://www.stalbert.ca/affordable-housing-information
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planningAlliance 

1. Is the current Zoning approach adopted in your downtown useful to attract the right kind of new
development?

2. What percentage of new applications uses Direct Control mechanism verses utilizing standard
land use districts?

3. Are current list of permitted and discretionary uses or development regulations in different
downtown districts adequate to reflect the current market trends your city? Based on your
experience, do you have any specific suggestions for our project?

4. What has been the greatest advantage of introducing form based codes?

City of Fort Saskatchewan

Downtown Land Use Bylaw Update
Questionnaire – Precedent Municipalities
MaǊŎƘ пΣ нлмп

Currently we have a long used C1 downtown district that provides a wide range
of uses and doesn't require parking for any commercial/office uses. In other
parts direct control districts are in place and although the uses are fairly broad
the district type is viewed negatively by the commercial realtors who believe it
has made applications arduous.

Our historic downtown has C1 district while the two growth areas have direct
control districts, therefore 2/3

It is difficult to determine because the long history of small town/suburban growth means
that as Red Deer passes 100,000 people there is a debate about the amount of pent up
demand for high quality downtown housing and what type that housing comes in. Does
the municipality push it to kickstart the new trend or should it be left to market demand
with the worry that local developers aren't familiar enough to risk downtown high end
development. Specifically, we have a restriction on how close larger drinking
establishments can be located which is viewed as a hinderance by many.

Aside from some general architectural statements about prohibiting long blank
walls and ground floor residential in commercial districts, we aren't really using
form based code yet in our City.
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5. What has been the greatest obstacle of introducing form based codes?

6. In your opinion, which regulations are necessary to promote walkability/vibrancy/mixed use in
your downtown?

7. What is the general trend for new applications in your downtown?
a) Proposals exceed the density/height regulations established for the zone.
b) Proposals include significantly low density/height requirements than what is allowed in

the zone.
c) Proposals are consistent with the permitted and discretionary use classes established in

the standard land use districts.
d) Proposals require major variation from with the permitted and discretionary use classes

established in the standard land use districts.

8. In your opinion, what incentives/regulations may be incorporated in the Land Use Bylaw to
promote affordable housing in the downtown?

For more information, contact:
Dnyanesh Deshpande
Senior Planner/Urban Designer, planningAlliance
Tel: 780 409 1763
Email: ddeshpande@planningalliance.ca

I think if we tried to introduce it we would get pushback by introducing a new
'language' to the land use bylaw but on the other hand by opening up the uses
more that would be well received.

There needs to be keen attention to how people access the site and move within
the site. It is not good enough to just ask for a sidewalk along the property edge
if the connections from the walk to the building entrance aren't created for
convenient and safe movement.

✔

Affordable or social? Red Deer is struggling with a too high concentration of social housing
downtown. Therefore a push is on for market rate housing. I think primary incentives could be
reduction of parking requirements; waiver of servicing fees (water, sewer, electrical upgrades);
expedited processing of applications. One councillor here promotes and education program to
show people that a $10,000-$20,000 investment to upgrade an old space above commercial
into an apartment only costs $100-$200/month in interest but would generate a minimum of
$500 in rental income (at the affordable level) or $850+ at the market rate level.
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planningAlliance 

1. Is the current Zoning approach adopted in your downtown useful to attract the right kind of new
development?

2. What percentage of new applications uses Direct Control mechanism verses utilizing standard
land use districts?

3. Are current list of permitted and discretionary uses or development regulations in different
downtown districts adequate to reflect the current market trends your city? Based on your
experience, do you have any specific suggestions for our project?

4. What has been the greatest advantage of introducing form based codes?

City of Fort Saskatchewan

Downtown Land Use Bylaw Update
Questionnaire – Precedent Municipalities
MaǊŎƘ пΣ нлмп

Yes. We have Form Based Zoning. It allows lot of flexibility. The vision
established in the form based zoning is very clear.

Not at all. There is lot of demand for high rise and density due to high land
values. As a result, applicants are trying to maximise built form. Form based
zoning is very useful in this regard.

Ensure the use classes are more general and less restrictive. It is OK as long as
it follows the DARP vision.

It is useful to have clear direction for built form and public realm.
The City will have to invest in public realm and street cross sections through
yearly Capital Plans.
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5. What has been the greatest obstacle of introducing form based codes?

6. In your opinion, which regulations are necessary to promote walkability/vibrancy/mixed use in
your downtown?

7. What is the general trend for new applications in your downtown?
a) Proposals exceed the density/height regulations established for the zone.
b) Proposals include significantly low density/height requirements than what is allowed in

the zone.
c) Proposals are consistent with the permitted and discretionary use classes established in

the standard land use districts.
d) Proposals require major variation from with the permitted and discretionary use classes

established in the standard land use districts.

8. In your opinion, what incentives/regulations may be incorporated in the Land Use Bylaw to
promote affordable housing in the downtown?

For more information, contact:
Dnyanesh Deshpande
Senior Planner/Urban Designer, planningAlliance
Tel: 780 409 1763
Email: ddeshpande@planningalliance.ca

Developers and land owners complain often that it is difficult to understand
The City also needs to hire a specialist for day to day application processing.

sidewalk width, setbacks, step-backs, transparency at ground level, entrances
should be established in zoning.

✔

- Downtown provides generous densities and height limits. So, no need for
additional incentive.
- 60% discount on per unit Development Cost Charge in downtown area
(Sanitary, Water, Storm Water, Roads etc.)
It is a stand alone policy. Will go away once the demand picks up.
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planningAlliance 

1. Is the current Zoning approach adopted in your downtown useful to attract the right kind of new
development?

2. What percentage of new applications uses Direct Control mechanism verses utilizing standard
land use districts?

3. Are current list of permitted and discretionary uses or development regulations in different
downtown districts adequate to reflect the current market trends your city? Based on your
experience, do you have any specific suggestions for our project?

4. What has been the greatest advantage of introducing form based codes?

City of Fort Saskatchewan

Downtown Land Use Bylaw Update
Questionnaire – Precedent Municipalities
MaǊcƘ пΣ нлмп

Current zoning regulations are restrictive to certain types of development. New LUB will hopefully
create opportunities by giving a place for various types of development (includes districts for each
type: mixed-use core, office park, vehicle/service commercial, traditional commercial plazas,
industrial uses, etc).
Need good planning policy/direction and an understanding of the local market for development
(what is the "right type" of new development?)

Direct Control is more widely used than it should be.
Includes ~30% of new applications, 6 major land use amendments in past year.
New LUB aims to transition more land and applications over to standard land use districts, and keep
Direct Control for development where there is a defined and site-specific condition or concern that it
needs to address.

Easiest for districts to reflect what is intended through policy or strategic direction (from larger area
plans or Council strategic priorities).
Clearly shown in context section above: open space, civic, core commercial
(is this a central business or office district?), live-work, residential. All of these are clear districts that
each have their own range of uses.

We are not introducing Form-Based Codes (FBC), but taking some cues to integrate into a traditional Land
Use Bylaw: More visually-oriented document, use of graphics, tables, etc.

Intended advantage is that standards are clear and implementable, easier to read, navigate, and
understand the Bylaw.
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5. What has been the greatest obstacle of introducing form based codes?

6. In your opinion, which regulations are necessary to promote walkability/vibrancy/mixed use in
your downtown?

7. What is the general trend for new applications in your downtown?
a) Proposals exceed the density/height regulations established for the zone.
b) Proposals include significantly low density/height requirements than what is allowed in

the zone.
c) Proposals are consistent with the permitted and discretionary use classes established in

the standard land use districts.
d) Proposals require major variation from with the permitted and discretionary use classes

established in the standard land use districts.

8. In your opinion, what incentives/regulations may be incorporated in the Land Use Bylaw to
promote affordable housing in the downtown?

For more information, contact:
Dnyanesh Deshpande
Senior Planner/Urban Designer, planningAlliance
Tel: 780 409 1763
Email: ddeshpande@planningalliance.ca

Per #4, not introducing FBC.

Development Industry's familiarity with the typical form of regulations and openness to significant changes
are/were a factor in this decision, as well as how our industry/market is shared with the surrounding area
(easier and better if our regulations do not drastically depart from neighbours in our region).

Height and density allowances typically facilitate economies of scale and an intensity of use that
contributes to this naturally.
Can also allow development variances/certain uses/additional units or density (what does the
industry/market want?) in exchange for providing amenity, more detailed architecture and
streetscape, other uses (what the City wants).
Difficult to mandate uses or certain features. Better to have room to negotiate a give-and-take.

✔

This depends (significantly) on the market, types of developers, and how willing Planning and Council are
willing to negotiate vs. require certain things. The City can establish an incentive for affordable housing
(the developer can earn density(?) in exchange for providing housing units)...
or can require a certain percentage of units to be provided. (Carrot vs. stick approach: need to know the
market and the political climate to know which, or what combination, will be most successful)
Could also explore a housing strategy if one is not already in place (affordable housing is a large issue on
its own and goes far beyond LUB requirements). Also consider that it is one thing to create affordable
housing, but a much larger issue to maintain developments, housing stock, affordability, programs (etc).
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ONE-ON-ONE INTERVIEWS

ALLOW SMALL-SCALE DEVELOPMENT

ENHANCED LANDSCAPING ALONG STREETS

PROVIDE MORE FLEXIBILITY, LESS REGULATIONS

INCENTIVES TO ATTRACT MORE COMMERCIAL USES

PROVIDE CLARITY ABOUT LIVE-WORK UNITS

REQUIRE NEW BUILDINGS TO PROVIDE HIGH QUALITY 
MATERIALS THAT RESPECT CONTEXT

REDUCE VACANCIES IN EXISTING COMMERCIAL DEVELOPMENTS

CONSIDER DEVELOPMENT ON SITES WITH OLDER BUILDINGS ON 
SITE-BY-SITE BASIS

MIXED-USE IN LIVE-WORK PRECINCT

REVISED PARKING REQUIREMENTS TO PROMOTE 
REDEVELOPMENT
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MULTI-STAKEHOLDER 
WORKSHOP RESPONSES

DENSITY SHOULD INCREASE THE CLOSER YOU GET TO 
THE DOWNTOWN CORE

HIGH QUALITY SIGNAGE 

NARROW SETBACKS DON’T WASTE SPACE

REPRESENT HISTORICAL DISTRICT CHARCTER THROUGH 
SIGNAGE

PROVIDE DIRECTIONAL SIGNAGE TO DOWNTWON ALONG HIGHWAY

STREETS SHOULD HAVE PLENTY OF FURNITURE, LANDSCAPING 
AND CONSISTENT DESIGN

MAKE BETTER TRANSIT A PRIORITY

DEVELOP BACK ALLEYS AS WALKING CORRIDORS 

REQUIRE SENSITIVE INFILL DEVELOPMENT 

ALLOW MIXED USE APARTMENTS
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OPEN HOUSE SESSION #1
FEEDBACK
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2014



OPEN HOUSE FEEDBACK

CREATE MORE GATHERING SPOTS BY PROVIDING 
RECREATIONAL LANDS

NO MONSTER HOUSES

PROVIDE A VARIETY OF HOUSING CHOICES

CONDUCT HISTORICAL SITE ASSESSMENTS

SECONDARY SUITES/GARDEN SUITES ARE GOOD

IMPROVING THE DOWNTOWN IMPPROVES THE LIFESTYLES OF
ALL RESIDENTS OF THE CITY

GOOD TO HEAR OTHER PERSPECTIVES
CREATE MORE OUTDOOR PATIO SPACES

FIND PARKING REQUIREMENT ALTERNATIVES

PROVIDE LIVE-WORK HOUSING OPTIONS
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Citizen Feedback #1 

I’m not clear what Infill Development means. Does it mean intensifying the population of the 
area and does that mean intentionally by the city or because of the wishes of a developer or 
home owner? The information in the DARP is not by‐law yet...am I correct...and the information 
is just suggestions for by‐laws? Does the above statement mean that a semi‐detached dwelling, 
duplex, or townhouse MUST be built or that they are the only options (other than a single 
family house) that will be considered for approval if redevelopment is considered in the 
Transition Area. When I initially read through the document I did not get the impression that 
this was meant to indicate that a duplex or anything other than a single family home MUST be 
built, it was just an option. 
 
There is no back alley access behind the three homes between the alleys, where we live. Only a 
green area, that is not paved, nor cleared of snow in the winter. Our property was marketed as 
having rear alley access but it is only be accessible during the summer, not on a permanent 
basis. Our driveway is at the front extending to the garage at the rear of our property. No 
garbage pick up is done at the rear of these properties. The two properties on either side of us 
(we are the central property of the three) were having their garbage picked up from the alleys 
at the side of their properties. We are required to take our garbage and recycle to the front of 
our property. If duplexes or other types, other than single family residences, were built on 
these properties, our property in particular would have to have a change put in place in order 
to put in a driveway for both residences at the front of the property. We were told we could 
widen our driveway but could not make any changes to the width of the entrance to the 
property over the boulevard and sidewalk nor put any sort of cement walkway across the 
boulevard if there wasn’t one there already. 
 
My concern is that if we had a situation where our house needed to be rebuilt due to fire, etc. 
we would not be able to do that and would have to build some sort of duplex, etc. We would 
not want to live in a duplex and would not want our yard made smaller. It would mean that we 
would have to move. At this stage of our lives we are not interested in developing property and 
had purchased the property with the intention of staying until we chose to downsize to seniors 
accommodations. 
 
We are also concerned with what may be developed on the properties on either side of us. Due 
to the fact that there is no rear access on a permanent basis, adding to the number of 
residences in this section of our street would greatly increase the parking requirements. This 
area already has excess parking needs during the week when court is in session.  
 
In talking with our neighbours on either side, we are hoping to retain our single family homes. 
We are concerned with someone being able to come in and purchase a lot with the intention of 
constructing a duplex or semi‐detached home. This type of home can be owned but is often 
rented. This greatly affects the character of a neighbourhood. We find that just from the usual 
need for parking for visitors for residents along both sides of our street, we have visitors to 
properties park in front of our three houses. The lots across from us are a combination of single 



and double lots and even though there is rear alley access for all of the properties there is a 
tendency for residents to park in front of their own properties so our side of the street is used 
for any extra parking they need. I fully understand that the public roads are accessible for 
anyone to park on and so far this has been a manageable situation with no undue concerns. 
However, if the density of residents is increased in this area there could be a drastic change to 
this situation. 
 
I looked at the Land‐Use Bylaw and according to the R2 Zoning our area is to be single‐family 
homes but if duplexes or multi family dwellings are allowed are we then dealing with an R5 
Zoning? There is also an R3 Zoning for Small Residential Lots or R4 Zoning for Lane Lots. I am 
not 100% clear on what this distinction is. However, how can a duplex or semi‐detached 
dwelling be constructed in a residential area that is R2 Zoning without re‐zoning the area? This 
is what I mean about our Transition Area being very confusing with no clear indication of what 
the future of this area may be. Right now the guidelines seem vague and open-ended. Since the 
Plan for the Redevelopment of Downtown is being finalized, now is the time for us to sort out 
exactly how it will affect our residence. This is not only in regards to our enjoyment of it, but it’s 
future value. I recently heard a City of Edmonton councillor state: “When you purchase a home, 
you are purchasing a lifestyle” which I totally agree with. Therefore it is unsettling when there is 
a possibility that the character of your neighbourhood is going to be changed to something that 
you avoided, when making the purchase in the first place. Our home is attractive and in good 
condition but we are making further improvements, inside and out, and do not want the 
expense of that to be wasted. 
 
I am interested in the future of the entire downtown area as it has great potential and 
improving it, improves the lifestyles of all residents of the city. Living close to a revitalized 
downtown area, where everything is within walking distance, is something we considered to be 
a positive, when purchasing our home. Understandably though the Transition Area is our 
biggest focus and we would like to clear up the confusion we are experiencing about it so that 
we can then participate in the improvements in other areas. 
 
This is what I mean when saying if specific issues (allowing duplexes for example or mandating 
that duplexes be built) will affect a specific group of people (in this case a small group of 
residences in the Transition Area) then everyone in that area should be notified and made 
aware of this. As you can appreciate, reading through a By‐Law document is not the easiest 
thing to do, nor is it something that residents do on a regular basis. They would not be looking 
for changes unless they have been made aware that they should be. 
 
 

 

 

 



Citizen Feedback #2 

Further to the comments that I sent to you regarding the Transition Area, we live in, and 
the construction of duplexes in this area we have previous personal experience with this issue. 
The subdivision that we bought a new house in, in Ft. McMurray was constructed and most of 
the single family homes sold. Once that was completed the remaining empty lots had duplexes 
put on them. They were all given an A& B designation to their addresses. In some cases a whole 
half block was duplexes, one after the other. This included our street and others behind us. This 
area was zero lot housing so very close together with limited street parking and no back alley 
access. Eventually over the years a good majority of the duplexes and single family homes were 
allowed to put in basement suites. The reasoning behind this was always that more housing 
was needed. As I mentioned to you, it also became apparent that companies were buying 
homes and allowing groups of employees to live in these homes, either temporarily or 
permanently but they were no longer being utilized as single family homes. By the time we left, 
although there were some homes that were single family and well cared for, the area had 
begun to take on a ghetto quality to it. The lots were small and people weren’t bothering with 
flower beds, trees or any landscaping that enhanced the area. Grass areas were uncared for 
and unattractive. Fencing was in need of repair and painting. Multiple vehicle parking on 
driveways and streets, either legally or illegally dominated the area and had gotten totally out 
of control. As you mentioned, By‐Law can always be contacted but it had become a situation 
that was in no way manageable. Because there were so many extra vehicles on the streets and 
it had gotten to the point that no one knew for sure who they belonged to or who their 
neighbours were, it became increasingly difficult to monitor and caused constant stress for 
residents trying to find parking spaces or having their driveways blocked. Visitors to the area 
could not find parking within a reasonable distance to the home they were visiting and the 
street became unsafe for children and pedestrians. There was only a sidewalk on one side as 
well. Allowing duplexes and basement suites in areas is not in itself a bad idea but there needs 
to be thought through very carefully and some control put into place in the areas this is 
happening.  
 

Regarding the relaxing of parking in the downtown core, I have given it more 
thought.......I have noticed that even though there is a 2 hour parking limit on, 100 Avenue for 
example, it does not seem to be monitored by By‐Law. As two of us were mentioning, at the 
Open House, there is no intent to cause problems for legitimate customers to downtown but I 
do know for a fact that there are business employees or owners who are parking on 100 Ave. 
for the majority or all of their working day. This is not necessarily in front of their own business 
but in front of someone else’s. Not providing parking for a business not only causes problems 
for customers to the area but does not accommodate staff parking that is required. Slight 
infractions of the 2 hour limit are not as critical as long term misuse of these parking areas and 
that is what needs to be addressed. If staff are the first ones to the area, they dominate the 
parking and very little is left for others. Before there is a huge drive to bring more business in 
and/or add more residential housing a workable plan to improve the parking is essential. 
Enforcing the 2 hour limit on 100 Avenue though will force business employees to utilize the 



side streets in front of residences in order to park their vehicles for an entire day, which causes 
a whole new problem. 
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City of Fort Saskatchewan  

Downtown Land Use Bylaw  

Open House 2 Summary 

February 29, 2016 

 

 

Purpose 
Members of the public were invited to attend an 
open house at the City Hall on February 9th, 
2016, from 5:00pm – 8:00pm to learn more 
about the proposed changes to the Downtown 
LUB. This was the second open house within the 
project timeline.  

The proposed LUB changes were presented with 
supporting graphics, through a series of 13 
display panels.  GSA and City staff were present 
to discuss the changes and listen to comments. 
Participants were requested to sign in, and 
feedback forms were provided to gather their 
comments. 

Public Participation 
GSA and the City thank the approximately 15 
people who took the time to attend the open 
house. Participants included interested land or 
business owners within or surrounding Downtown. 
A total of 2 feedback forms, a letter from the 
Downtown Business Council and an email from an 
interested Architect were received by the project 
team. Additionally, the City received 5 responses 
to the Downtown LUB survey that was available 
online from February 17th – March 7th 2016.   

Feedback Themes 
The following are key themes that were 
identified from the verbal and written feedback 
received:  

• Majority of the proposed regulations were 
viewed as appropriate within Downtown;  

• Revisit canopy requirements in Downtown; 
• Concern with the exclusion of Single 

Detached Dwelling use in Transitional 
Residential District since Single Detached 
Dwellings currently exist; and  

• Desire to retain current parking 
regulations within the existing Bylaw.  

 

 

Next Steps  
The feedback received will help guide further 
critical review of the Downtown LUB in 
preparation for the next steps as a listed 
below.  

• March 15: Council Workshop;  
• March 22: Request for Council direction 

(canopies, parking, and TR-D single detached 
dwellings);  

• April 12: First Reading; and  
• April 26: Public Hearing and final readings. 
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Downtown 
Business CouncilDBC

Fort Saskatchewan

March 7, 2016!!
Planning Department!
City of Fort Saskatchewan!!
RE: Bylaw C10-13!!
This response is based on Resolutions passed by the Downtown Business Council. Resolutions 
made by the Downtown Business Council require the approval of the majority of all members. !
The Downtown Business Council has supported the Downtown Area Redevelopment Plan. In 
particular, we have asked that new development downtown meet the pedestrian-friendly design 
requirements of the plan. However, we have also supported the right of downtown property 
owners and businesses to continue to operate unimpeded. We recognize that the changes 
proposed by the plan may also have potential to significantly harm existing businesses. !
The change in planning documents represents the most significant concerns for the downtown. 
If Bylaw C10-13 were to be an ordinary planning document, it would simply bring in sweeping 
new rules that would instantly have a negative impact to any building that does not comply with 
the new rules where such “non compliant” properties become difficult to mortgage, buy, sell or 
redevelop.!
We see that Bylaw C10-13 tries to avoid this with wording in places that outlines the intent to 
apply only to new development. However, we feel it is vital to improve the definition of these 
terms and make this innovation clear beyond any doubt.!
We suggest specifically, that Section 13.9 Urban Design Regulations state:!
“The Following regulations establish specific standards regarding urban design to create an 
attractive physical character at the pedestrian scale.!
“As it is also vital that the downtown retain and encourage existing businesses and 
buildings, these regulations are to apply only to new buildings constructed after the 
approval of this bylaw.”!
The Downtown Business Council also questions the limitation on the many pre-existing 
business activities that have been part of our district. These restrictions have crept into the plan 
over time. They are unnecessary and potentially harmful. We see no reason to ban auto repair 
of auto-related business from any part of the downtown. We see no reason to ban blacksmith 
shops or printing shops.!
Many uses listed as discretionary should be permitted. A funeral home, for example, has no 
more impact than a professional, financial or office service. It appears most existing downtown 
businesses would become discretionary, rather than permitted, and this strikes us as contrary to 
the intent of the bylaw.!
Parking rules listed in Bylaw C10-13 surprise us as they appear to be contrary to the intent of 
the bylaw. The parking stall requirements as listed would either restrict development or result in 
many more parking stalls being added to the downtown. The parking rules in the draft version of 
Bylaw C10-13 should be re-written entirely to reduce requirements and the discretionary 
options listed as permitted options rather than discretionary. !!
Sincerely!!!!
David Truscott!
Secretary, Downtown Business Council
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