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 Town of Innisfail Housing Discussion 2017 

Introduction 

Community growth is complex with many factors influencing how local and larger scale forces impact a 
community. In our rapidly changing world, a community must be proactive in its efforts to support a stable 
and sustainable community environment. The provision of suitable and attractive housing options is 
crucial to the viability and vitality of a community. The availability of such housing supports community 
economic development through the support of local business and community services. When working 
households, retirees and others can comfortably meet basic costs associated with housing, they have more 
time, money, and energy to invest locally. The Town plays a key role in the establishment of policy that 
directs the type of housing being constructed and maintained, and in ensuring that all members of the 
community can attain housing that meets the needs of their household.   

This report is intended to initiate a discussion of community housing priorities. The report outlines the 
role of a municipality in the provision housing and provides potential options and ideas for taking a 
proactive role in ensuring that the housing supply supports the community’s goals. This document is 
intended to support decision makers as well as administration and citizens in understanding ways the 
community can improve housing quality and availability, and identifying a path forward in the creation 
of comprehensive housing policy. The information contained in this document represents a ‘snap shot’ of 
the current information available, including the 2016 Federal Census, 2015 Town Census, 2011 National 
Housing Survey along with anecdotal information from community members and industry trends. 

Objectives: 

• Initiate a discussion of community housing priorities and the role the Town may to play in the
development of land and creation of housing.

• Provide information and ideas to be utilized in the creation of future policies and strategies,
including the Municipal Development Plan, Land Use Bylaw, Economic Development Strategy,
and Seniors’ Action Plan.

• Provide the basis for project initiatives and grant proposal particularly in response to anticipated
federal and provincial funding programs.

• Provide concrete data to support the review of future development plans, including Outline Plans
and Public/Private partnership proposals (i.e. Habitat for Humanity)

Housing policy and related decision making is directly tied to many community activities and priorities. 
The alignment of these priorities is essential to the overall success of any policy actions. The following are 
some of the key considerations a community must contemplate in the creation of housing and higher-level 
priorities. Determining where the Town chooses to be on each of these spectrums will help shape how 
many of the ideas presented in this report can be utilized. 
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Community Growth Rate 
 What level of community growth is desired? What efforts is the municipality willing to make 
to achieve its growth targets? Many options are available to the municipality to influence growth 
including economic development strategies, capital development and infrastructure support, and direct 
land development. However, with growth comes added challenges, including changing community 
expectations, social issues (i.e. homelessness, crime) and transportation issues. These issues can be 
particularly problematic if not anticipated and planned for. Conversely, no growth puts continual pressure 
on the municipality to provide services (often ever increasing) without increasing the tax base.  

 
No Growth  Rapid Growth 
Ex. RMH 
 
Pressure to maintain 
services (schools, 
amenities) 
 
Increasing taxes 
 
Lack of employers 
 
Social issues 

 Ex. Blackfalds 
 
Infrastructure 
pressure 
 
Lack of amenities 
(need to build 
everything quickly) 
 
Increasing taxes 
 
Social issues 
 

 
Development Control 
Does the Town wish to operate primarily as a regulator or a facilitator of development? The 
way a municipality approaches development both within its bylaws and policies, and in its dealings with 
the community can directly influence the development environment of the community. A municipality that 
operates on a regulatory model sees itself as the ‘gate-keeper’ and primarily works to ensure that 
compliance is achieved and is generally unwilling to make concessions or examine its own policies in the 
face of new ideas. A more facilitative role involves utilizing resources to attract and influence development 
towards that which is desired by the community.  

 
Regulator  Facilitator 
Control 
development 
 
Consistent, non-
bias 
 
Inflexible 

 Support desired 
development 
 
Consider case-by-case 
merits 
 
Inconsistency and 
fairness can be a 
concern  
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Development Patterns 
What community characteristics define the most desirable and attractive communities? 
Community sustainability and quality of life are central to the success of a town. Urban design and land 
use planning have a direct impact on how people move in and interact with one and other. Considerations 
of auto-oriented through the promotion of more walkable communities influences not only housing and 
neighbourhood design but transportation and other service provisions.  

Provision of Housing 
What gaps should be filled by the municipality, and what should be left to the market? A 
municipality can take on various roles with respect to the management and maintenance of housing as 
well as land development. The provision of public housing may be directly built, owned, and managed by 
the municipality, the Town may partner with non-profit or private organizations to support such housing 
or the municipality may leave the provision of public housing entirely to the non-profit sector or other 
levels of government. Municipalities can choose various levels of involvement in the land development 
process ranging from operating a strictly a regulator and administrator through being the primary 
landowner in a community taking part in the full process of infrastructure installation, community design 
and marketing of lots. Land development and housing management requires municipal resources and 
expertise and allows greater control over the nature of community development, but also involves potential 
risk. 

Auto-centric, sprawl Compact, walkable, 
traditional 

Costly for owner and 
municipality 

Less sustainable 

Consistent with 
status quo 

Efficient use of land 
and existing 
infrastructure 

Environmentally 
conscious 

Challenging in 
regional context 

Administrator & 
Regulator 

Active provision of 
developed lands 
and/or housing 

Less control, 
influence, risk 

Less internal 
resources and 
expertise required 

Control and ability 
to respond directly 
to community needs 

Potential risk 

Resources and 
expertise required 
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Housing Policy in Canada 
 

Canada’s housing system is supported by all levels of 
government through framework policies, laws, regulations, 
building codes and standards. This framework shapes how 
housing needs are met through home ownership, private and 
public rental housing, and a range of income support 
measures.i  

The consideration of housing is at the forefront of the agendas 
of higher levels of government in Canada. The Province of 
Alberta released a new Affordable Housing Strategy in June 
along with a $1.2 billion Capital Plan to build new affordable 
units and upgrade existing housing. In addition, the Federal 
government has been conducting extensive citizen engagement 
as part of a new National Housing Strategy. It has been 
indicated that the Strategy will focus on ‘supply side’ policies 
to increase and modernize rental units. Canada Mortgage and 
Housing (CMHC) has also recently launched a Rental 
Construction Financing program that provides low cost loans 
for rental projects that are energy efficient, accessible to those 
with disabilities and provide a minimum of 10% of units at 
affordable rates, with preference given to municipalities that 
‘accelerate approvals and waive fees’.ii   

These federal and provincial programs highlight the 
importance of housing in the creation of sustainable, healthy 
communities; and represent a significant opportunity for the 
Town to invest in the future through the creation and upgrade 
of housing.  

 

What is housing? 
 

Housing is a key component in the success of any community. 
Maintaining housing diversity and choice allows people to 
choose the community or remain in the community throughout 
the various stages of their lives.  Housing diversity implies the 
provision housing across a continuum representing housing 
situations ranging from emergency homeless shelters through 
market rate home ownership, as well as various choices within 
these situations. A municipality must remain cognizant of the 
needs of their community with respect to all natures of 
housing, and recognize that the need for various housing types 
can evolve over time. Typically, more than 90% of new housing is 
built for ownership. On average 70% of Canadians o 

National Housing 
Strategy 
 

Vision:  

That Canadians have housing that 
meets their needs and that they 
can afford. Affordable housing is a 
cornerstone of sustainable, 
inclusive communities and a 
Canadian economy that can thrive 
and prosper. 

 

The government has committed 
over $11.2 billion, of which $3.2 
billion will be cost matched by the 
provinces; with an additional $ 6 
billion of funding to be delivered 
directly by CMHC. 

 

The National Housing Strategy is 
set to be released this fall.  

“"... without stable shelter, 
everything   else falls apart." 

And the opposite is true, too: 
stable housing leads to all sorts of 
good things. We have a long way 
to go and our work will not be done 
until all Canadians, most notably 
those who have been here the 
longest, can have a place they call 
home.” 

Evan Siddall, CMHC President & CEO 

 

https://youtu.be/kBDP3krAOvg
https://youtu.be/kBDP3krAOvg
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Homelessness to homeownership continuum 
 

 

 
Diversity in Housing  
 

Housing diversity implies variety in: 

Building Type: single detached, secondary suite, duplex, rowhouse, multi family, mixed use  

Unit Size: floor space, lot size 

Layout: bungalow, number of bedrooms  

Tenure: own, rental, condominium  

Access to services: vehicle-dependent, walkable, transportation available 

 

A community that offers a variety of housing types encourages people at all stages of life and situations to 
remain in a neighbourhood and the community. The provision of housing across these various spectrums 
directly relates to the provision of housing at a range of purchase prices and rental costs.  

 

The ability for individuals and families to obtain desirable and affordable housing, regardless of their 
financial situation, has substantial impacts on the quality of life in the community as a whole. Housing 
stability has been found to support positive social and economic benefits ranging from physical and mental 
health for both adults and children, reduced crime rates, and increased community involvement.  
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Innisfail  
 

Current Policy 
 
Municipal Development Plan (MDP) 
 

The Municipal Development Plan identifies the facilitation of 
the provision of a full range of housing types meant to meet 
the needs of the citizens of Innisfail as a primary objective. 
The MDP goes on the state that the maximum residential 
density in a neighbourhood should be sixteen (16) dwelling 
units/hectare and that: 

Although detached housing will be the dominant housing 
type, the Town supports the provision of a wide range of 
housing types to meet the needs of all its citizens. 

Higher density housing and ‘innovative’ residential designs 
are encouraged with higher density being achieved through 
small clusters along major roadways in proximity to 
community amenities.  

 

Area Structure & Outline Plans  
 
Existing Area Structure Plans consist of housing density 
requirements and calls for a ‘mixture of housing types’ 
echoing the MDP, they go on to stipulate lot sizes and direct 
higher density development to areas easily accessible to 
primary roadways and where impacts on adjacent lands can 
be minimized. Most of the existing policy largely favours the 
single detached dwelling building type. For example, the 
Woodlands ASP stipulates the following: 

5.2.3 The form of housing development on individual streets 
will be identified prior to subdivision through the Land Use 
Bylaw designation process. Lots fronting onto the same street 
will be designed to accommodate houses that are similar in 
character and transition from one type of housing to another 
will be achieved across back lanes or open space areas. 

 
5.2.5 Large concentrations of semi-detached dwellings should 
be avoided unless sufficient provision is made to maximize both 
on-street and off-street parking opportunities. 

 

Existing ASPs also provide direction for the creation of well-
connected communities using greenspaces and trail 

Housing in Canada 
Federal Government 

- Assisting housing market to 
produce enough housing (CMHC) 

- Provide mortgage assurance 
(CMHC) 

- Provide assistance to people 
whose housing needs cannot be 
met through the private market 
(social housing in partnership with 
the provinces) 

Provinces 

- Since 1996 all social housing 
management and subsidies were 
transferred to the provinces. 

- Building code and safety and 
accessibility standards 

- Tenancy laws 

Municipalities 

- Planning & development to 
promote affordable housing, 
community revitalization, 
increased density, and access to 
essential services 

The cost of housing and housing 
insecurity has a disproportionate 
impact on many of the following: 
(Canada’ National Housing Strategy 
Consultation Summary Report) 

- Individuals and families at-risk of 
or experiencing homelessness 

- Indigenous Canadians 
- People with disabilities 
- Victims of domestic violence 
- Lower-income Canadians 
- Newcomers to Canada 
- Seniors 
- People suffering from mental 

illness or addictions 
- Veterans 
- Children and youth 
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networks. The current plans do not require specific ratios of housing types, unit sizes, layouts, or the 
provision of affordable housing.  

 

Seniors’ Needs Assessment – Planning for an age friendly community (2016) 
 

In the fall of 2016 the Town conducted a Seniors’ Needs Assessment which identified, among other things, 
the need for increased and expanded housing options for seniors in town. Over 60% of respondents 
indicated poor or fair availability of independent (69%) or assisted (61%) senior options. The report 
mentions adult communities, intergenerational housing options, co-housing and ‘granny flats’. The report 
indicates that both affordability and available options is a concern. The second phase of this project 
involves the creation of a Senior’s Action Plan and is anticipated later this year. 

 

Land Use Bylaw (LUB) 
 

The Town’s current LUB includes four single detached dwelling districts, two manufactured home 
districts, one medium density, one high density, and a low density ‘acreage’ district. In addition, 
commercial/residential development is considered in the Central Business and Local Commercial districts.  

The LUB is the primary regulatory tool the Town utilizes to determine building type. The inclusion of 
varying housing types in a district can serve to encourage desired housing types and diversity. Typically, 
desired housing types are included as permitted uses as the approval process for permitted uses is faster 
and does not provide the opportunity for appeal. To encourage specific development types, the LUB can be 
tailored to ensure those uses are provided for as permitted or ‘by right’ uses. Removing unnecessary 
bureaucracy and risk to developers increases the likelihood of desired housing types being developed. The 
following table illustrates the various housing types accommodated within the Town’s LUB districts. 

 

Housing Type Permitted Use Discretionary Use 
Single detached R1A, R1B, R1C, R1N, R2, LDR  
Secondary Suites  R1B (in house or accessory building) 

R1C, R2, R3 (in house only) 
Duplex R2 R1C 
Fourplex R3  
Row housing R3 R2 
Stacked Row housing R3 R2 
Apartment R3 CB 
Multiple Housing 
Development 

 R3 

Manufactured Homes R-MHL, R-MHP R1B, R1C, R2 
Group homes  R2 
Adult care  R1A, R1B, R1C, R2, R3 
Dwelling above ground 
floor 

 CB, LC 

Mixed use development  CB 
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In addition to determining housing form the LUB also prescribes other site development requirements 
that can directly impact the feasibility of developments being pursued. Parking, parcel coverage and site 
density are very influential in dictating the housing type most likely to be developed.  

 
Council Strategic Priorities 
 

Council’s recently updated 2017 Strategic Priorities identify the following housing related items: 

• Seniors’ Needs Assessment Action Plan – based on the results of the Seniors’ Needs 
Assessment as plan of action to address many of the challenges identified is being 
developed by administration. 

• Older Adult Residential Development – the Town has actively identified a desire to 
explore potential option to promote/partner/develop housing for older adults within the 
community. Administration is currently exploring possible options, sites and designs. 
 

  

affordable vs Affordable……. 
capital ‘A’ Affordable housing typically refers to housing which receives some form of subsidy, 
either through rent-control, tenant qualification, or direct to tenant payments (also called non-
market, social, subsidized, or public housing).  

 

Small ‘a’ affordable housing is a more generic term used to indicate housing that people can afford 
to rent or own, and is not tied to technical definitions (also called market rate housing). 
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Statistics 
 

The recent 2016 Census, along with the 2011 National Housing Survey and municipal and provincial data, 
provides numerous insights into the unique characteristics at play in Innisfail. Additional federal census 
data related to Housing; Families, households and marital status, Income, Labour, Journey to Work and 
Mobility and Migration will become available later this year. 

 

Population & Demographics 
 

Innisfail has experienced very modest population growth in recent years, despite the creation of 170 new 
dwelling units created between 2011 and present. The creation of new housing stock and options 
contributes to the attractiveness of a community for new residents and businesses. 

 

INNISFAIL POPULATION 
 

Year Population 
2016 (federal) 7,847 
2015 (municipal) 7,953 
2012 (municipal) 7,922 
2011 (federal) 7,876 

Source: Statistics Canada, Town of Innisfail 

 

The Province of Alberta estimates that the province will add close to 1.8 million residents in the next 25 
years. Much of this growth will be due to international migrations (47%) and interprovincial migration 
(16%), with natural increase accounting for the remainder (37%). The Town’s current demographic 
indicates a population significantly older than the provincial average. In 2016, 12% of the total Alberta 
population was aged 65 and older. By 2041 one in five Albertans is expected to fall in this age category, 
meaning Innisfail’s current situation will not be matched by the provincial average for twenty-four years. 
Innisfail’s elevated number of older people is not likely to decrease, and considerations must be made to 
ensure the community supports and finds ways to utilize this characteristic as an opportunity.  

 
INNISFAIL POPULATION AGE 
 

Age Number of Individuals Composition of Total 
0 - 14 1435 18% 
15 - 39 2215 28% 
40 - 64 2570 33% 
65 and over 1625 21% 

Source: Statistics Canada (2016) 
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In addition to the age demographics above, the age of 28% of household maintainers is over 65% indicating 
many households that will likely be making a transition to alternate housing arrangements in the next 10 
– 20 years. This underlines the need for seniors’ housing options, likely in the form of smaller units,
communal and/or assisted living. It also indicates that many homes, presumably in more mature
neighbourhoods of Town, will become available for sale or rent.

INNISFAIL AGE OF PRIMARY HOUSEHOLD MAINTAINER 

Age of primary household 
maintainer 

Number of dwelling units Composition 

<25 120 4% 
25-34 340 11% 
35-44 630 20% 
45-54 635 20% 
55-64 525 17% 
65-74 465 15% 
>75 405 13% 

Source: 2011 National Housing Survey 

Housing Creation 

The creation of new dwelling units has slowed significantly across all housing types. Regional economic 
conditions coupled with the availability of serviced lots for larger scale developments are likely primary 
factors in this trend. Building permits are down across the region (Lacombe, Sylvan Lake, Blackfalds, 
Penhold, Rocky Mountain House, Olds) with an annual drop of 33.6% from 2015-2016. (Alberta Regional 
Dashboard) 

INNISFAIL HOUSING CREATION 

Year Detached/Duplex Multi-family Total 
2012 70 30 100 
2013 33 29 62 
2014 30 26 56 
2015 26 18 44 
2016 18 4 22 
2017 to date 4 0 4 

Source: Town of Innisfail 

In addition, based on development permit approvals 13 secondary/garage suites have been created since 
2012. 
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Existing Housing Stock 
 

The 2016 federal census estimates that 3,170 private dwelling exist in the community. The comparison 
below indicates the housing mix proposed within the currently approved future development plans. In 
general, an increase in the proportion of single family dwellings is indicated. Except for 
mobile/manufactured homes all housing types are indicated for future development in new 
neighbourhoods.  Average household size in Innisfail is 2.4 people per dwelling, slightly lower than the 
provincial average of 2.6 (2016). This underlines the age of our population and potential need for smaller 
housing options. 

 

INNISFAIL CURRENT HOUSING MIX vs FUTURE PLANS 
 

 Current Future Development 
Housing Type  2016  Percent Hazelwood Dodd’s 

Lake 
Bella 
Vista 

Woodlands 

Detached 2035 67% 77% 42% 74% 86% 
Duplex 275 9% 11% 9% 9% - 
Rowhouse 270 9% 12% 14%  

17% 
14% 

Apartment 430 14% - 35% - 
Mobile Home 155 5% - - - - 
Total 3,170      

Source: Statistics Canada (2016) 

    

The 2011 National Housing Survey indicated that 255 dwelling units in the community needed significant 
repairs, representing 8.2% of households and significantly above the Alberta average of 7%. In addition, 
close to 50% of the current housing stock is approaching or exceeds 30 years of age., and most rental units 
are more than ten years old.  This may represent an opportunity for infill development and neighbourhood 
renewal, along with the utilization of funding for rehabilitation.   

 

INNISFAIL AGE OF HOUSING 
 

Date of Construction Number of dwelling units 
1960 or before 400 
1961-1980 1120 
1981-1990 435 
1991-2000 480 
2001-2005 310 
2006 - 2011 370 
2012 – 2016* 159  

Source: 2011 National Housing Survey & Town of Innisfail* 

 

Three quarters of the rental buildings in Canada are over 30 years old, and many are in poor shape and 
in need of costly repairs. iii This represents a significant potential for buildings needing major renovations 
or replacement. 
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Housing Tenure 
 

The homeownership rate in Innisfail is substantially higher than the national (69%, 2011) and the 
provincial rates (74%, 2011). Homeownership rates are typically considered a positive indicator of stability 
and correlate to social benefits including increased civic engagement and lower crime and drug rates.iv 
However, a supply of quality rental units is also necessary to support many individuals and workers vital 
to the economic health of the community.  

 

INNISFAIL HOUSING TENURE 
 

Tenure Number of dwelling units  
Owner 2470 79% 
Renter 650 21% 

Source: 2011 National Housing Survey 

 

Affordability 
 

The Canada Mortgage and Housing Corporation (CMHC) defines housing as affordable when a household 
spends less than 30% of before tax income on suitable shelter. In the case of renters this includes rent, 
electricity, heat, and municipal services, for owners this includes mortgage payment, property taxes and 
any applicable condominium fees along with electricity, heat, and municipal services.  

The average monthly shelter cost of Innisfail households was $1016 which was lower than the provincial 
average of $1252. Based on the above definition this means a household would need to make approximately 
$50,000 per year to cover the average shelter cost without exceeding the 30% definition of affordable.  

It is estimated that 18% of Innisfail households are spending more than 30% household income on shelter 
costs. This is well below the provincial proportion of 23.7% and national proportion of 25.2%. This suggests 
that Innisfail is managing to provide affordable housing to large proportion of the population. 

 

INNISFAIL HOUSING AFFORDABILITY 
 

Housing cost to income  Number of dwelling units  
Spending less than 30% of 
total household income on 
housing costs 

2565 82% 

Spending between 30 – 
100% of total household 
income on housing costs 

500 16% 

Spending more than 100% 
of total household income 
on housing costs 

45 2% 

Source: 2011 National Housing Survey 
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Source: 2011 National Housing Survey 

 

INNISFAIL HOUSEHOLD INCOME 
 

Total Household Income 
(2010) 

Households Percent 

<$9,999 60 2% 
$10,000 – 19,999 255 8% 
$20,000 – 29,999 295 10% 
$30,000 – 39,999 180 6% 
$40,000 – 49,999 305 10% 
$50,000 – 59,999 235 7% 
$60,000 – 79,999 415 13% 
$80,000 – 99,999 365 12% 
$100,000 – 124,999 465 15% 
$125,000 – 149,999 230 7% 
$150,000 and over 300 10% 

Source: 2011 National Housing Survey 
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Housing Costs 
 

The median house list price in Innisfail (August 2016) is $302,450. This is substantially lower than those 
in adjacent communities: Red Deer ($349,900), Olds ($379,650), Penhold ($324,450), Blackfalds 
($359,900), Sylvan Lake ($369,000), Lacombe ($372,000), Rocky Mountain House ($319,950), Average 
($353,550). 

INNISFAIL MEDIAN LIST PRICE 
 

 

 

 

 

Source: canadianrealestatemagazine.ca August 2016 

 
Rental & Vacancy Rates 
 

Rental rates are also lower than comparable communities. The rental statistics noted do not reflect rented 
single family dwelling, duplex or individually managed condominiums or secondary suites.  

 

INNISFAIL RENTAL RATES 
 

 Bachelor 1-bedroom 2-bedroom 3-bedroom 
Average $875 $786 $798 $947 
Range 875 $575-1050 $400-1150 $575-1400 
Number of 
units 

17 49 245 60 

Vacancies 0 3 22 3 
Source: Rental & Vacancy Survey July 2015 

INNISFAIL RENTAL UNITS & VACANCY 
 

 < 2 years 2 – 5 
years  

5-10 
years 

10 + 
years 

Total 

Rental 
Units 

16 38 0 317 371 

Vacancies 0 1 0 27 28 
Source: Rental & Vacancy Survey July 2015 

 

 

 

 

 Median House 
Price 

Median Apartment 
Condominium Price 

1-bedroom - $192,400 
2-bedroom $257,450 $199,700 
3-bedroom $282,000 $219,900 
4-bedroom $339,000 $367,000 
5-bedroom $331,000 - 



P a g e  15 | 35 

  

Subsidized Rental Housing 
 

Core needs income threshold refers to the household income level where it will be difficult for the 
household to find appropriate housing without exceeding the 30% affordability metric. Each year CMHC 
issues Core Needs Income Threshold values for Alberta communities. These numbers indicate the 
maximum household income that may be achieved and still be eligible for rent subsidies in that 
community.  

 

INNISFAIL CORE NEEDS INCOME THRESHOLD 

 Source: 2016 CNIT, Province of Alberta 

 

 

The Red Deer Housing Foundation maintains 13 units in Innisfail with priority given to families. Need is 
determined based on income, assets, and current housing condition. Rental rate is based on 30% of pre-
tax household income. 

In addition, Parkland Foundation provides: 

- Poplar Grove Court – 16 self-contained seniors’ subsidized suites (30% of gross household income) 
- Autumn Glen Lodge – 62 assisted living units (single occupancy 30% of income, plus $835), planned 

expansion to 90 units. 
- Dodds Lake Manor – 32 self-contained seniors’ subsidized suites 

 
 
 
 
 
 
 
 

 

 

 

 

 

 CNIT 
Bachelor $31,500 
1-bedroom $37,500 
2-bedroom $43,000 
3-bedroom $47,000 
4-bedroom $51,000 
5-bedroom $54,000 

“No subsidized 
units for 
singles and 
couples” 

Karen Bradbury, 
Town of Innisfail 



P a g e  16 | 35 

  

Seniors’ Housing 
 

Anecdotal evidence along with the results for Seniors’ Needs assessment suggest that Innisfail has a 
shortage of housing for seniors’ in all situations from assisted living, subsidized care, and market rate 
rental and ownership. CMHC’s annual Seniors’ Housing Report – Alberta suggests that seniors’ vacancies 
outside of Calgary and Edmonton have decreased to 13.8% in 2017 for market rate assisted living units. 
Average rent for ‘assisted care is close to $4,000/month. Seniors housing represents a very broad range of 
housing types and service levels and it can be challenging to determine what the true demand for units 
may be. In addition, the allocation of care units is conducted on a regional basis through Alberta Health 
Services making it difficult to discern if local residents are able to secure care in Innisfail. Additional 
investigation into to the level and nature of demand for seniors’ accommodation from Innisfail 
and area residents is necessary to truly understand the potential challenges and solutions.  

 

Sunset Manor is the primary private continuing care facility operating in Innisfail, and offers 102 
supportive living suites and 57 independent living units. Home care and designated assisted living services 
are provided under Alberta Health Services contract.     

Provincial Affordable Housing Programs 
Provincial Capital Grants  

provides capital grants to municipal, non-profit, or private organizations to develop affordable housing units, which the operators 
agree to rent at 90% or less of the market rents for a period of time. 

Regular Rent Supplement  

Local housing authority (Red Deer Housing Authority) pays private landlords a supplement to subsidize the difference between a 
negotiated market rent and 30% of a household’s income.  

Direct to Tenant Supplement  

A subsidy is paid directly to eligible tenants to assist will housing costs and is delivered by local housing management bodies. The 
subsidy is based on the difference between 30% of a household’s income and the agreed market rent.  

Non – Market Housing  

housing operated, funded, or created by government and is comprised of different categories of housing based on the associated 
services included and the level of public funding received. Households within this segment are not able to pay for safe, secure, 
affordable, suitable, and adequate housing without some sort of public assistance.  Source: Alberta Capital Region Board Housing Working 
Committee 
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Housing Industry Feedback 
 

Conversations were undertaken with various industry professionals with experience and knowledge 
relevant to the current residential development situation in Innisfail.  Discussions were conducted with 
local realtors (John Verbitsky, Derek Austen, Denise Lester, Darcy Blair, Susan Jamieson, Lindsay 
Forget), and local builders/developers (Alan Ladd, Don Latimer, Andre Lachance – Malibu Homes, Steve 
Bontje – Laebon Developments) and Karen Bradbury, Community & Social Development Coordinator 
(Town of Innisfail). Participants were selected with the intent to provide a broad cross section of 
perspectives and interviews were conducted to solicit feedback on the following general topic areas:   

• What is/is not making Innisfail an attractive community? 
• What gaps exist in the current housing market?  
• How does Innisfail compare to other municipalities in terms of development process, administrative 

processes, and costs? 

Interviews were conducted to gather general comments and not a scientific survey, statements have not 
been verified. Further, broad based community engagement should be undertaken if the Town chooses to 
pursue the development of strategic housing priorities and policy.  

   
Topic Area Responses Context or Comments 
Why are 
people 
choosing 
Innisfail? 

- Highway 2 Corridor (Proximity to Red Deer, 
Calgary) 

- Golf Course 
- Long term rural residents moving to Town 
- Employment (Johns Manville, Equs, Bowden 

Institute, Bilton) 
- Ensure amenities (pool, arena) remain 

attractions.  
- Downtown upgrades have improved 

community ‘look’ 

Economic advantage over Red 
Deer has decreased in recent 
years as price differential has 
lessened. However, changes to 
development costs in regional 
communities may increase this 
advantage if the Town chooses 
to keep development costs low. 
Innisfail needs to do a better job 
marketing itself and be 
prepared to compete to attract 
the type of development it 
wants. 
 

Why are 
people NOT 
choosing 
Innisfail? 

- Minimal new employment opportunities 
(economic downturn a large factor) 

- Not targeting young families as is seen in 
Penhold and Blackfalds (i.e. amenities, 
transportation options) 

- Not implementing economic development 
advice (i.e. Roger Brooks) 

- Town not marketing itself to the region and 
the passers-by on Highway 2 Improve 
aesthetic along Highway 2.  

- As a smaller centre, the Town needs to 
capitalize on the ‘larger lot advantage’. 

- Support Innisfail, not just what everyone else 
does.  

 

Current 
Housing 
Availability 

-   Very limited new housing options and lots. 
- No new homes in the <350,000. Penhold 

currently offers town homes and duplexes in 

Next phase of Hazelwood will 
provide more large lot (R1B) 
single family. Hazelwood Phase 
5 is primarily townhouses. 
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the $250,000 – 300,000 range. No comparable 
options here 

-   Seniors’ condos tend to sell quickly. 
-  Manufactured homes are an overlooked 

affordable option. 
-     Need more big lots with rear land access.  
-     Support redevelopment close to downtown 

 

 
 
 
 
 
Strategic partnerships could 
support redevelopment 

 - Market rate retirement options – smaller 
bungalows, duplexes, townhomes. Aspen 
Ridge development was very popular, but sold 
in the $450,000 range. More modest units in 
condominium or fee simple structure would be 
good. 
 

 

 - Affordability not necessarily a major challenge 
for Innisfail 

 

Housing prices in Innisfail are 
still generally lower than other 
area communities, but 
affordable, quality rentals can 
be challenging. 

 - Parking regulations should not restrict 
development/redevelopment. Front parking 
restriction on multifamily challenges 
redevelopment. 
 

Current LUB prohibits front 
driveways for multi-unit 
buildings to promote street 
aesthetics and preserve on-
street parking 

 - Secondary suites are becoming increasingly 
costly to install, but are still attractive as 
mortgage helpers. It was indicated that a 
considerable number of ‘illegal’ suites do exist 
in town. 

- Parking associated with ‘illegal’ secondary 
suites along Elmwood Way an issue. 
 

Parking is a common complaint 
associated with intensification, 
particularly in small 
communities unaccustomed to 
lots of cars parked on the street. 
Rear lanes help alleviate this.  

 - Connection from Hazelwood to C&E Trail 
would be huge stimulant to residential 
development (Hazelwood and Dodd’s Lake). 
This would entice more Red Deer commuters. 
 

Town could take lead to 
stimulate development in the 
area. 

 - Subsidized housing is for families, nothing for 
singles and couples. 

No units currently available for 
non-families 

 - Minimal quality rentals available, including 
those for seniors or AISH recipients 

- Local seniors having to leave community for 
assisted living or higher-level care facilities. 

Higher level care often only 
available units are in Olds, Red 
Deer or RMH where needs can 
be met. 

 - New development should be supported. Town 
should not be competing with private 
development. 

-  Town lots overpriced. 
- Private land developers should be supported 

and encouraged. Town set policy, and let 
professional developers create developments. 
The Town should be the ‘attractor’. 

- Tax incentives could support creation of 
rental/affordable units. 
 

Town’s role as developer may 
deter private developers.  
 
Land development complex and 
needs dedicated professional 
staff. 
 
 
Property taxes waived during 
construction or period. 
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Experience 
w/ Town 

- Varied responses on the Town’s willingness to 
explore different or innovative ideas (i.e. 
rezoning to facilitate new businesses) 

- Fees, charges, timelines are comparable to 
other municipalities. 

- Staff changes can be challenging 
- Town should consider more locally 

appropriate or alternate development 
standards (not just use the Red Deer 
requirements). Innisfail is different. 

 

 
 
 
 
 
 
To reduce development costs, 
alternative road standards, etc 
could be considered that may be 
suitable in Innisfail. 
 

 
Innisfail Analysis 
 

Based on the information collected the following characteristics emerge which can be built upon in the 
creation of long-term policy.  

    

Strengths
•Large stable employers
•Amenities (golf, theatre, 

library, rec)
•Downtown upgrades
•Lower house prices 
•Healthy municipal finances
•Land development 

experience

Weaknesses
•Lack of housing choice
•Seniors' housing needs
•Low lot availablity
•New development areas 

removed from services or 
require major investments to 
move forward

Opportunities
•Development lands available
•Large proportion of older 

residents
•Infill development generally 

accepted by neighbourhoods

Threats
•Competitive region for 

residential and commercial 
development
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Housing Trends 
 

Many trends and innovations in neighbourhood design, housing types and provisions are beginning to be 
utilized in various communities across North America. Many of these new products are aimed towards the 
increase in affordable, sustainable housing for a diverse range of citizens. These trends represent possible 
considerations for Innisfail, and may support broader housing priorities. Each concept is described in 
general and then in in terms of its applicability, or how it may be implemented/encouraged, in Innisfail.  

Smart Growth & Urban Design 
 

A range of urban design movements have become increasingly popular in recent years. New Urbanism, 
traditional neighbourhood design (TND), Leadership in Energy & Environmental Design: Neighbourhood 
Design (LEED ND) and Smart Growth. These programs support a collection of urban design principles 
intended to support strong, resilient communities. Some of these principles include:  

• Mix land uses 
• Compact building design, connected grid street 

network 
• Diversity of mixed housing opportunities and 

choices 
• Walkable neighbourhoods 
• Foster distinct, attractive, and memorable places 
• Provide a variety of transportation options 
• Preserve open space, natural beauty and critical 

environmental 
• Make development predictable, fair, and cost 

effective 
• Encourage community and stakeholder 

collaboration in development decisions 
• Encourage innovative design (LEED-ND) 
• Green building and infrastructure (LEED-ND) 
• Traditional neighbourhood structure (New 

Urbanism) 
• Higher densities (New Urbanism) 
• Sustainability 
• Quality of Life (New Urbanism) 
• Adaptive reuse 

 
OPPORTUNITY FOR INNISFAIL 
 

Many of these principles alone or collectively can contribute to 
better, stronger communities and can be considered as guiding principles in Municipal Development Plans 
and other policy documents. 
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Infill & Intensification 
 

Infill development refers to the 
redevelopment of existing sites, 
and may involve the replacement 
or intensification of the land use. 
Innisfail has experienced modest 
infill inrecent years, typically in 
the form of stacked fourplexes. 
Infill development is considered a 
vital means of supporting 
sustainable community 
development through the 
revialtiazation neighbourhoods 
and discouraging sprawl. Infill 
development makes use of exsitng infrastructure and facilites, and supports the strength of communtiy 
centres and walkable neighbourhoods. Infill development presents a unique set of challenges and can often 
be more expensive due to tight construction areas, demolition and remediation, and extended approval 
periods if neighbourhood is resistant.  

 
OPPORTUNITY FOR INNISFAIL 
 

Innisfail has not experienced significant public opposition of redevelopment projects and should strive to 
ensure high quality development and open communication is maintained. 

 

Secondary suites, Garage suites and Granny flats 
 

Accessory dwelling units, also called secondary, garden or 
granny suites or granny flats, refer to addition dwelling 
units created either within a home (basement, attics) or in 
yards (above garages, standalone buildings) to provide 
either rental accommodations or additional space for family 
members. These types of suites are often seen as ways to 
increase density and affordable units in a way that does not 
change neighbourhood character and is in many cases 
invisible.   

OPPORTUNITY FOR INNISFAIL 
 

Secondary suites are currently accommodated in R1B, R1C, R2 and R3 (house only) districts, all as 
discretionary uses. It is suspected that substantial unapproved suites exist in the community. Free-
standing suites are becoming increasingly popular as building code regulations make it more challenging 
to install units within the home. Secondary suites could be considered on a wider variety of lots (larger 
lots are the most able to accommodate a suite without impacting adjacent lands) and even associated with 
duplex development. In addition, suites could be encouraged through permitted use designation in some 
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districts. For example, why is a secondary suite a discretionary use in a district where duplexes are 
permitted? 

 

Adaptive Reuse  
 

Adaptive reuse s the conversion of existing buildings 
for a purpose other than that which it was originally 
intended. This type of development is typically seen 
in industrial urban areas as factories are converted 
into commercial and residential uses. In the context 
of Innisfail, the conversion of adaptive reuse has seen 
historic homes uses for commercial purposes or 
former churches converted to dwellings.  Policies that 
are open the mixing of uses (traditional zoning is 
deeply rooted in the separation of uses) to the 
consideration of individual projects on their 
individual merits and impacts.  

 
OPPORTUNITY FOR INNISFAIL 
 

Adaptive reuse has limited applicability, but the ability of the Town to be flexible and consider such 
proposals on their individual merits is important to supporting innovation and preservation and use of 
existing buildings. 

 
 
Mixed Use 
 

Traditional zoning focusses on the separation 
of uses and can result in large scale, single use, 
large lot residential development. Mixed use 
development makes efficient use of serviced 
lands, and contribute to community vibrancy 
by keeping people in commercial areas at all 
hours of the day.  

 

OPPORTUNITY FOR INNISFAIL 
 

Mixed use appears in Innisfail’s downtown and local commercial developments, and should be considered 
in these areas as well as other areas on a case-by-case basis. Live/work and home-based businesses also 
represent mixed use applications.  
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Ageing in Place  
 

Currently 27% of the Town’s population and 25% of household maintainers is over 65. Housing options, 
and tools to allows these individuals to remain in their homes as long as possible should be considered. 
Contemporary detached dwellings are often not the most suitable housing type for seniors though they 
represent 67% of the current housing stock and are identified to the ‘dominant form of housing’ in the 
MDP. Single detached dwellings are often larger and require yard and sidewalk maintenance, making 
them less desirable for seniors. 

 

‘Ageing in Place’ is a term used to refer to a range of living arrangements that enable seniors, couples, and 
friends to remain together within the same community as their care needs evolve with age. Ageing in place 
concepts can include customizing a home to adapt to changing needs (i.e. Flex Housing, ‘granny suites’), 
alternative living arrangements (coop housing, boarding homes), and alternative housing types (i.e. 
cottage housing, multigenerational housing, adult living communities). Many of these alternatives 
challenge traditional municipal housing regulations, but can offer innovative options that support the 
quality of life of the individuals and the community as long-time residents are able to remain. 

 

OPPORTUNITY FOR INNISFAIL 
 

Many of the housing trends discussed in this section support aging in place as a concept. Many social and 
community support programs can also support allowing people to remain in their homes and remain 
connected to their communities longer. Examples include facilitating provision of home care, home 
maintenance support (i.e. volunteer or paid property upkeep), and the creation of social networks.   
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CMHC FlexHousing 
 

FlexHousing is an approach to home design, renovation 
and construction that can adapt and convert affordably 
as a household changes. FlexHousing typically involves 
the creation of suites that can be easily re-incorporated 
into the main dwelling as needed, the inclusion of 
accessibility features or the creation of shared housing 
options. 

 
OPPORTUNITY FOR INNISFAIL 
 

The principles of FlexHousing may be applicable to 
many projects, and the Town should remain informed 
and open to the consideration of such projects. These 
types of development can challenge traditional zoning 
codes as they require the potential approval of multiple 
uses (i.e. secondary suite that may or may not be used as 
a separate dwelling unit, or as in the image above a 3-
unit rowhouse that can convert to a 6-unit stacked 
rowhouse). 

 
 

 

 

 

 

Seniors’ Housing Support 
Programs 
Seniors’ Self-Contained Program – self-
contained apartment units to low and 
moderate-income seniors (30% of tenant 
income).  

Seniors’ Lodge Program – offers 
bed/sitting rooms, meals, housekeeping 
and other services and recreational 
opportunities for seniors who are 
functionally independent, with or without 
help of existing community services. 
Residents must be left with at least $315 in 
monthly disposable income once fees are 
paid. 

Special Needs Assistance for seniors (SNA) 
–lump sum payments to low income 
seniors for the cost of appliances 
(appliances, furniture, beds, etc), health 
and personal supports (diabetic supplies, 
CPAP respiration, lift chairs) to a maximum 
of $5000/year. 

Seniors’ Home adaptation &   Repair 
Program (SHARP) – low-interest home 
equity loans to help seniors finance 
repairs, adaptations, and renovations to 
their homes. A maximum loan of $40,000 
to seniors’ households with an annual 
household income below $75,000. 

Seniors’ Property Tax Deferral Program – 
loans provided to cover property taxes 
until sale of property 

Special Needs Housing Program – 
operating subsidies to municipal, public, or 
private non- profit organizations that 
provide housing for tenants with special 
needs. Rent is based on 30% pf tenant 
income and the subsidy covers the 
difference between the rent and the unit’s 
operating cost. 
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Cottage Developments   
 

‘Pocket’ developments of small compact 
detached or semi-detached homes. These 
developments are typically created as small 
bareland condominium developments on infill 
properties. Homes are typically between 650 
and 1500 sq. ft., and are a great option for 
small households, couples, and seniors. The 
condominium structure reduces the 
maintenance costs and effort, plus provides 
built in security for ‘snow birds’. 

 
OPPORTUNITY FOR INNISFAIL 
 

This development type can be accommodated within various existing development districts depending on 
the desired housing type (or combination thereof). This type of development is very scalable from 2-3 
dwellings on an infill parcel to larger, more comprehensive sites. 

 

Small Lots, Small (and tiny) Houses 
 
Small housing appeals to many as it maintains a single-family building type and a private yard, but 
reduces costs and maintenance requirements. Small and tiny homes have been utilized in both upscale 
and Affordable housing projects. 
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OPPORTUNITY FOR INNISFAIL 
 

This development type could be considered in both infill and greenfield development, as either single or 
larger scale developments. The LUB should not limit house, or even parcel size, provided the liveability 
(parking, amenity space, access) of the sites are considered. This could be achieved through the creation 
of new zoning districts, more flexible zoning district, or the use of other regulatory mechanisms. 

 
Senior’s Shared Housing  
 

The’ Golden Girls’ concept is like a traditional boarding house, but is focussed on seniors and may consist 
of a single residence or may be part of a multi-unit complex. These arrangements provide a more efficient 
use of homes and provide much needed support and companionship for residents. Many organization have 
begun to offer services to help individuals explore this as an option.  

 

OPPORTUNITY FOR INNISFAIL 
 

The Town’s LUB does not currently address this type of living arrangement as being distinct from a 
normal dwelling unit unless services are being provided such as meal service and housekeeping (i.e. 
adult care housing). 

 
 

Multi-generational Housing  
 

Multi-generational families were 
once very common in North 
America. As populations continue 
to age, with elderly care options 
often limited, this type of family 
dynamic is on the rise. An 
assortment of innovative designs 
are being developed including, 
second master bedroom, second 
accessory kitchens, accessory 
suites, and detached sleeping 
quarters. 

 

   

OPPORTUNITY FOR INNISFAIL 
 

Multi-generational housing could be accommodated in new neighbourhoods or as part of renovations to 
existing housing stock. Regulation may need to be updated to allow for multiple kitchens in a single 
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dwelling, or consideration of allowing greater parcel coverage percentages. This type of housing is likely 
something that will evolve, and likely already has as we see children living at home longer, for example.  

 

Accessibility & Universal Design 
 

Universal design refers to a host of ideas meant to produce buildings, products and environments that are 
accessible to older people, people with disabilities and those without disabilities. Universal design in 
housing can ease ageing in place with many features being inexpensively adapted when needed, and 
unobtrusive for those not in need of them. Many of universal principles are now being included in standard 
construction. Universal design principles include: 

• Barrier free access from exterior and the bathrooms 
and showers 

• Covered porches or entryway protection 
• Lever-style door handles 
• Accessible windows controls 
• Wide hallways 
• Adjustable-height workspaces 
• Accessible electrical outlets 
• Grab bars 

 

OPPORTUNITY FOR INNISFAIL 
 

Education and information is important to ensuring that builders and citizens remain up to date on 
available technologies and trends. In addition, having information available and potentially support for 
utilizing grants and other programs that are available may be hugely beneficial to many residents.   

Residential Access 
Modification Program 
(RAMP) 
A Provincial program focussed on 
helping low-income people with 
mobility challenges modify their 
homes to be more accessible. Up to 
$7500 per grant to a max of 
$15,000 over a 10-year period. 
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Influencing Housing 
 

The type of housing constructed in a community can be influenced by the municipality in several ways. As 
a community identifies gaps in the existing housing stock and priorities for community development 
various policy tools and actions can be utilized. These methods can generally be classified as: regulatory, 
financial tools and incentives, and direct action. 

 

Regulatory 
 

Regulatory tools involve the creation of specific rules or requirements for development. Under the MGA a 
community has numerous options to influence how, where and what type of housing is constructed in the 
community. 

MUNICIPAL DEVELOPMENT PLAN   

The Municipal Development Plan is the primary tool for the creation of high level housing policy. MDP 
policy is developed through community consultation and statistical analysis. MDP policies that can 
influence the provision of housing and could be considered in the creation of new policy include: 

 

• Density and diversity targets: Provide a target ratio of housing types or of dwelling unit floor areas. 
This can support the creation modest and affordable units within the same zoning district. 

• Require the provision of affordable or modest units 
• Promote the mixing of uses (i.e. one street isn’t all townhouses, mix them in) 
• Identified priority development types 
• Outline process for the evaluation of innovative development forms 

 

Once clear high-level policy is created it becomes much easier to make requests to developers to work with 
the community in achieving its goals.  

 

AREA STRUCTURE PLANS & AREA REDEVELOPMENT PLANS 

Building on higher level policy direction, Area Structure Plans and Area Redevelopment Plans can provide 
more refined policy and site-specific goals and requirements to direct development. These plans can outline 
specific population densities and housing forms, as well as provide provisions for the allocation of lands 
for social housing and facilities (i.e. day cares, community rooms, non-profit organizations). 
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LAND USE BYLAW 

 

Lot Size, Density, and Design 
 

Land cost represents a significant proportion of all development costs. Savings can be achieved through 
reducing the size of lots, reducing yard setbacks, increasing allowable lot coverages and innovative 
lot/neighbourhood design.  The Land Use Bylaw specifies various lot sizes in various districts. Smaller lot 
sizes, particularly for single family and duplex lots, can reduce the overall property cost with minimal 
impact on the square footage of the dwelling.  

For example, the LUB currently permits 
duplex dwellings in the R-2 and R1-C districts 
(discretionary); however, the minimum lot 
frontage for a duplex in either district is 15 
metres (50’) where a single detached can be 
built on a 12.8 m (42’). In the case of ‘up/down’ 
duplexes the building footprint is often the 
same as a detached home, and could be 
accommodated on the smaller lot frontage. 

Similarly, in older neighbourhoods where lot 
depth is often greater than in new 
neighbourhoods, infill potential may be 
limited by lot frontage even where lot size is 
larger. 

Parcel coverage limitations can also limit the creation of adaptable or multi-generational spaces. As seen 
in Innisfail, large parcel that could best accommodate secondary suites do not allow them. Suites are 
instead targeted on smaller lots where parking and the provision of amenity space is more challenging.  

 
Minimum Dwelling Sizes 
 

 The LUB specifies minimum dwelling size in all R1 districts. This reduces the options for more modest 
development of the site, and potentially for more innovative use of sites (i.e. cottage developments, 
multigenerational housing)  

 

Secondary Suites 
 

Secondary suites are a way to increase residential density 
and provide smaller affordable units while maintaining a 
predominantly single-family street aesthetic. Secondary 
suites also provide support to the primary household, and 
can be an option for accommodating additional family 
members.  

 

Residential infill of four small detached 
dwelling on 20 m (66’) frontage. Source: 
City of Vancouver 
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Parking 
 

Parking provisions are required to reduce the impact of 
development on the availability of on street parking. 
Particularly, where lot sizes are decreased and 
residential density in increased parking can become 
challenging. Conversely, the provision onsite parking can 
greatly increase development costs and reduce the 
affordability of units. Particularly, where units are 
designed to be smaller and modest to maintain a level of 
affordability, reduced parking requirements can increase 
the feasibility of a project with limited neighbourhood 
impacts.   

 

Reduced parking provisions are often most effective in larger centres where transportation options are 
available (i.e. transit); however, in areas close to commercial services reduced parking requirements may 
be effective in encouraging infill and mixed-use developments. The Town’s current residential parking 
requirements are lower than many neighbouring communities, but the consideration of the size of units 
(single bedroom) in relation the required parking is important.  

 

Inclusionary Housing & Density Bonusing 
 

  Inclusionary housing refers to a policy mechanism that either require of incentivize the provision of 
affordable housing units in otherwise market rate developments. In exchange for the provision of the 
desired units developers are provided with benefits such as reduced fees, density bonuses, or relaxed 
development standards (parcel coverage, parking, landscaping). Incentive based programs are typically 
utilized in very competitive markets where the desire to create higher densities is a motivating factor. In 
Innisfail, land values and the availability of greenfield development land reduces the inactive inherent in 
this type of policy. 

 

Form-based Code 
 

Form-based development codes refers to a planning and zoning philosophy that focuses primarily on 
building form and public space as opposed to the prescriptive separation of uses (even very similar uses). 
Form based codes are considered more flexible in responding 
to changing development trends; and more accommodating of 
non-traditional types of uses (i.e. shared housing, suites, and 
live/work dwellings). This type of regulation or various 
‘hybrid’ combinations with traditional zoning are becoming 
increasingly popular in the creation the types of places people 
want to live.  
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Administrative barriers 
 

Desired housing developments (i.e. affordable, seniors’ oriented) can be incentivized by reducing 
regulatory barriers. This can be achieved by ensuring clear information is available for developers and 
builders about process and cost associated with various development types (Secondary suites, infill, 
greenfield). These costs may include: offsite levies, landscaping and paving, offsite improvements such as 
road and sidewalk upgrades. Uncertainty equates to risk for builders and developers and this uncertainty 
should be minimized with respect to the most desired types of development. 

 

Financial Tools & Incentives 
 

Tax & Cost Incentives 
 

Incentives can be utilized to improve the feasibility of various land use projects that support the overall 
goals of the municipality. These may include the creation of new units through tax deferrals, fee reductions 
(offsite levies, connection charges) and support for site development (landscaping, paving) for affordable, 
infill and/or mixed-use developments.  

 

Potential incentives may be focussed on promoting many facets of home-ownership including: 
homeownership down payment assistance for first time home buyers or moderate-income renters, 
conversion initiatives (ie. supporting the change of existing properties or units to be more suited to 
community demand), support (grants, financing, tax relief, design support, infrastructure investment) for 
builders/developers/property owners to pursue desired housing types. 

 

 

Community Fund 
 

Communities can choose to create Housing Funds to support the creation of affordable housing or the 
upgrade and maintenance of existing stock. These funds are a way to promote the housing priorities of a 
community without raising taxes, and are intended to be self-sustaining.  Reserve funds can be 
accumulated through: the sale of lands deemed unusable for Town purposes, voluntary community 
contributions, budget allocations, and from land lease revenue or the sale of market units on municipal 
lands.  

 

Education & Awareness 
 

Many programs exist through the provincial and federal governments, including CMHC, that may support 
a community’s housing priorities. The Town can work to support and advertise these initiatives to ensure 
that the community is making use of applicable programs. The Town could offer information and ensure 
that staff are up to date on available programs to support development projects. 
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In addition, the community can maintain a list of housing priorities and suitable properties (vacant, 
underused, etc) that can assist developers and the Town in the consideration of potential projects. 

 

Direct Action   
 

Land Development & Land Banking 
 

Historically the Town has played an active role in the development of land within the community through 
the purchase, improvement, and direct sale of lots. This practice does allow the Town to directly determine 
the land development pace and patterns. In addition, this practice allows the Town to consider a wider 
range of community needs than a typical market driven land developer.  

Purchasing, constructing, and marketing land is a complex process requiring many types of expertise. In 
addition, land development can involve a degree of risk of lost investment. However, by being the land 
developer the Town has an added level of control over the development products that are ultimately 
constructed.   

 

Targeted Infrastructure Investments 
 

The Town may be willing to contribute funds toward the cost of necessary infrastructure such as lift 
stations, roads, and water lines to stimulate the construction of various development areas. This can 
reduce some of the upfront costs required to pursue s development, and reflects a similar policy considered 
by the Town as part of the Industrial Strategy.  

The securement of utility rights-of-way necessary for the extension of essential services is another way 
the Town can work with landowners to help expedite future development projects.  

 

Public – Private Partnerships 
 

Public-private partnerships refers to a spectrum of models 
that engage the expertise or capital of the private or non-
profit sector to achieve a shared goal. These partnerships 
can take many forms and be based on joint investment or 
resources, such as time, expertise, information, funding, 
development sites, materials, or management. A 
community can actively seek out and engage partners to 
help support its housing priorities. Often non-profit 
organizations require community support to secure 
funding; conversely, municipalities often own underutilized 
lands for which they need someone to take the reins to 
develop. The opportunities for working together across 
various levels of government, non-profit organizations and 
the private sector are endless, and once concrete goals are 
put in place partnerships can be pursued. 

City of Lacombe Down 
Payment Assistance 
Program 
The City has paired with the 
Bethany Group and Browood 
Homes to offer down payment 
assistance to those household that 
can qualify for a mortgage but 
cannot supply the down payment. 
Upon completion of sale, a caveat 
specifying re-payment of the down 
payment amount over an agreed 
upon period. 
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Proactive Planning & Design 
 

Upfront planning and approvals can be substantial costs 
to potential land developers. The Town could assist 
landowners in areas where development is desired 
through the creation of Area Structure Plans and 
subdivision designs with their expertise. Developing 
preliminary lot and infrastructure concepts may spark 
interest and motivate landowners to move forward with 
formal development plans. This will also improve 
communication between the Town and developers and 
likely reduce approval and plan review times. 

 

Moving Forward   
 

There are many ways that the Town can position itself to influence housing creation and capitalize on 
opportunities to promote desired projects. Determining the priorities that the community wishes to focus 
on should be the first step in the creation of comprehensive housing policy. Once priorities have been 
identified it is much easier for the Town to identify the most effective options and courses of action.  

As has been demonstrated in this report, housing is a central issue to the community and is interconnected 
to economic development, community amenities, social services, and sustainability. Determining the 
community’s vision with respect to growth and long-term development is central to the creation of housing 
policy that will support the desired objectives. The creation of cohesive and mutually supportive policy 
across all departments and services areas of the Town will ensure that housing in considered in all areas 
of decision making and project planning. Housing is not a question with a single grand answer, but an 
ongoing process to make positive, strategic efforts in pursuit of the overall goals.  

Potential action steps coming from this discussion include:  

• Creation of a community vision for the future of housing development and the determination of the 
Town’s desired role in the creation of priority housing and devleopment forms. 

• Completion of Seniors’ Needs Assessment Action Plan, including possibility of further data 
collection respecting the nature of seniors’ needs. 

• Consideration of a review of high level policy including the Municipal Development Plan. This may 
include the creation of specific and comprehensive housing policy. This process would include 
widespread community consultation on all aspects of community development. An MDP update 
would result in amendments to ASPs, LUB and other documents to ensure MGA consistency.  

• Examination of Town’s current lands and potential for development and/or partnerships. 
• Further exploration of possible programs, including new funding opportunities, to support desired 

housing outcomes. 
• Incorporation of housing as a ‘topic area’ in community strategies such as the Economic 

Development Plan and Intermunicipal Collaboration Framework. 
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