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The City of Lethbridge is beginning work on an Area Structure Plan to permit the development of
an Employment Centre in an area totaling approximately 575 hectares (please see
attached map). The plan area is bounded by residential development to the south, the city
boundary to the west, Highway #3 to the north and the top of bank of the Oldman River valley to
the east. Such an Employment Centre is likely to contain such uses as light/medium industry,
business/office parks, retail and possibly even some residential towards the edge of the river
valley.
We have reviewed the available historic resource information on the area and have found no
evidence of any known historic resources that are present in the majority of the plan with the
exception of three legal subdivisions (LSD 3&14 02-09-22-4 and LSD 3 11-09-22-4). These legal
subdivisions exist on the eastern fringe of the plan area and are each classified with a Historical
Resource Value of 5, as shown on the attached map. However, it could not be ascertained
whether the potential historical resources in question was within the boundary of the plan area,
as it may be that the historical resources in question are located on the slopes of, or in the river
valley and therefore not within the plan area. This was unknown as both the nature of the
potential historic resource and the actual location of the resource within the legal subdivision
were not available to us.
Therefore we are requesting that Alberta Community Development review the proposed Area
Structure Plan in regards to the Historic Resources Act and grant clearance of the West
Lethbridge Employment Centre Area Structure Plan under this Act, if this is deemed to be
appropriate.
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Lethbridge also has very specific local regulations in regards to development and its relation to
the top of slope of the river valley, if you would like further information on this or any other
subject that pertains to this Area Structure Plan, please contact myself at (403) 320-3928 or at
tyson.boylan@lethbridge.ca . Thank you for your assistance on this matter.
Sincerely,

Tyson Boylan, B.A.
Community Planner
City of Lethbridge
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1.0 Introduction
An Area Structure Plan for the creation of an Employment Centre in West Lethbridge is currently
being prepared by the City of Lethbridge. This document will provide the development and urban
design policies for this area and will include such uses as light/business industrial, general/medium
industrial, retail commercial, office/business parks and possibly even some residential.

The goal of this market analysis and development forecast is to estimate the market demand and
potential for such uses in areas of West Lethbridge that are yet unplanned, consider the implications
of this demand for the West Lethbridge Employment Centre and to predict the build-out time of the
area in order to guide the creation of confident, but realistic development policies that will be
legislated through the pending West Lethbridge Employment Centre Area Structure Plan
(WLECASP).

More specifically the objectives of this document are to:


Estimate the total current and future demand for light/business industrial, medium/general
industrial, retail/service commercial, office and residential development within Lethbridge over
the next 50 years.



Estimate the share of this demand that can be applied to areas of West Lethbridge that are yet
unplanned over the same time period and also to estimate the pace of this development. Major
factors that will determine this will be considered in this estimate.



Consider how much of the demand for these uses in West Lethbridge could be applied to the
West Lethbridge Employment Centre.



Estimate the amount of time that it will take for the entire plan area to become fully developed
based upon the amount of land that has been consumed for similar types of uses in the past.



Consider any new or innovative types of uses or development that have not previously been
experienced in Lethbridge.
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Summarize the impact that these results will have upon the development of West Lethbridge
Employment Centre and the policies that may be legislated through the Area Structure Plan.

This forecast estimates market demand for areas of West Lethbridge that, as of 2010, are unplanned
for. In other words this is the demand for the specified land uses in addition to what is planned to be
provided in developing areas such as the Crossings or Sun Ridge.
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2.0 Study Area
The main study area for this market analysis is approximately 593 hectares in size and is bounded by
Highway #3 to the north, the Oldman River Valley to the east, Walsh Drive to the South and the
existing City boundary to the West (See Figure 1). Currently this area is mainly comprised of farmland
and acreages, but also contains a cemetery, a mobile home park, a concrete plant, mini-storage
facility and a construction yard as well.

This report will focus primarily on conditions in this area, but as this area will serve a local as well as a
regional function and will draw employment from elsewhere, other areas must also be considered to
formulate results:


The entire west side of Lethbridge. This area currently contains just over 30,000 people
and has a limited amount of employment and retail opportunities. As a result, the majority
of West Lethbridge residents commute to the southern and northern areas of the city for
their shopping and employment related needs. Development of the Employment Centre is
crucial towards sustaining future residential growth in West Lethbridge.



The entire city. This area will contain a number of uses that will impact the entire city and
will influence the future development of other commercial and employment nodes in the
city.



Lethbridge’s regional trade area. Many uses in the plan area will likely serve the regional
as well as the local population. This is especially true for municipalities west of Lethbridge,
as this area has excellent access to trade routes (i.e. Highway #3, Highway #2) serving
these areas.

For the purpose of this study the regional trade area of Lethbridge should be considered to extend to
the eastern boundaries of the Municipal District of Taber and the County of Warner No.5 in the east,
the United States border to the south, the easternmost portion of the East Kootenay Regional District
in British Columbia (otherwise known as Electoral Area ‘A’ of this Regional District, which includes
Sparwood and Fernie) and southern portions of the Municipal District of Willow Creek and Vulcan
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County to the North (See Figure 4). This regional trade area contains a population of approximately
190,000 residents.

There is also a secondary trade area that would extend further to the west (into the trade area of
Cranbrook), the east (into the trade area of Medicine Hat) and the south (into the USA), but this study
shall not consider this, as a comparatively small amount of business would come from the secondary
trade area, which is also difficult to quantify.
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Figure 1 - WLECASP Study Area
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Figure 2 - Study Area in Relation to Lethbridge
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Figure 3 - Lethbridge Trade Area
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3.0 Methodology
1. This analysis will first forecast the future population of Lethbridge and the population of West
Lethbridge for the next 50 years. While primary purpose of the West Lethbridge Employment
Centre is not intended to be for residential uses, the future population of West Lethbridge and
the city as a whole will have a huge impact upon the pace of development for industrial and
commercial uses and this population must be forecast prior to any kind of estimate of these
such uses being completed.

2. This analysis will examine the local economic conditions and drivers as well as the previous
trends in light industrial land consumption in Lethbridge. For the purposes of this study land
that is zoned as “Business Industrial” shall be considered to be light industrial. This will be
used to try to extract a range of the amount of light/businessindustrial floor area and land
consumption that is expected to occur in Lethbridge over the next 50 years. From this the
expected share of this development that will occur in currently unplanned areas of West
Lethbridge will also be estimated as a range. Heavy industrial lands will not be considered, as
heavy industrial uses are not expected to locate in the Employment Centre.

3. Using the same methods to estimate the amount of light/business industrial land consumption
and floor area development, medium/general industrial land consumption and development in
Lethbridge will also be estimated over the next 50 years. For the purposes of this study land
that is zoned as “General Industrial” shall be considered to be medium/general industrial. From
this the expected share of this development that will occur in currently unplanned areas of
West Lethbridge will also be estimated as a range. Once again, heavy industrial lands will not
be considered, as heavy industrial uses are not expected to locate in the Employment Centre.

4. Using the same approach this analysis will then estimate the amount of office development
likely to occur in the next 50 years in the city and the share of it which may occur in currently
unplanned areas of West Lethbridge. This is similar to the estimate for determining future
light/business and medium/general industrial development and again this estimate will be
expressed as a range with upper and lower bounds.
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5. This analysis will next estimate the share of city-wide retail/service development that is likely to
occur in currently unplanned areas of West Lethbridge in the next 50 years. Most of this type
of development will serve the entire population of West Lethbridge as currently there are
limited retail and service opportunities in this area. This type of development will also serve the
broader city-wide and regional population as well, as much of this development is likely to be
large format retail. Therefore a forecast of retail development in this area is dependent upon
our population estimates for the entire city and West Lethbridge, as well as previous retail
trends in the city. This will be expressed as a range with upper and lower bounds of the
expected square footage of the retail space and the amount of land that such development is
expected to consume.

6. While the plan area is primarily intended for employment related uses, there also exists the
opportunity to include nodes of residential development in the plan area as well. The future
residential population of the West Lethbridge Employment Centre will also be forecast,
however the amount of residential development that is estimated to occur will be a result of
how much of the plan area is estimated to be used for commercial and industrial uses. This
forecast will be expressed as a range with upper and lower bounds and will be based upon
previous population trends and forecasted growth in other residential areas in Lethbridge.

7. After the estimates for future residential, industrial, office, retail and residential development
are complete, this analysis will consider future development trends that have not previously
been seen in Lethbridge before and how they could be included in the plan area.
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4.0 Local and Regional Growth Trends and Prospects
This section of the analysis first identifies the existing economic engines of the local economy and
gives an elementary description of the estimated future outlook for these sectors. This section next
displays Lethbridge’s past population trends and the future population forecast that have been
provided by the City. These trends and forecasts are then used to estimate a range that can be
expected for urban development in the City over the next 50 years.

4.1 Economic Drivers
Lethbridge’s major economic drivers include:

-

Post Secondary Institutions. Lethbridge has two major post-secondary institutions located in
the City. The University of Lethbridge is orientated towards undergraduate programs, has a
student enrolment of just over 8,000 students and employs approximately 1,800 employees. It
is estimated that the University of Lethbridge injects just approximately $200 million into the
local economy each year. Lethbridge College does not offer bachelor degrees, but offers
training in trades and certificate programs. It currently has a student enrollment of
approximately 7,000 students and has approximately 925 employees.

-

Government Sector. Including post-secondary institutions the top seven employers in
Lethbridge are from the public sector. Alberta provincial government offices in the city alone
employ over 1,000 people and many of these offices provide service to an area beyond the
trade area of Lethbridge.

-

Agriculture. Lethbridge is the service centre for an immense agricultural sector in the region.
This sector includes both field crops (such as canola, sugar beets, corn, and potatoes
amongst others) and livestock, especially since Canada’s highest concentration of intensive
feed lot operations is located to the north of the city. A large number of suppliers to the
agricultural industry (i.e. equipment dealerships) are also located in Lethbridge.
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-

Food Processing. Due to the significant amount of agriculture in the surrounding region,
Lethbridge is also a hub of food processing industries. Such industries include canola
products, snack food and dairy processing.

-

Manufacturing. Lethbridge also boasts a wide array of factories that manufacture goods from
airplane engines to modular homes. This is in part because of the trade school training offered
at Lethbridge College and the city’s proximity to major road and rail trade routes that connect
to markets in Canada as well as in the United States.

While Lethbridge does not have same scale of oil and gas sector activity as other areas of the
province, it maintains a solid economic base that is strengthened by its overall diversity. The large
numbers of Lethbridge workers in the public and education sector is a boon to the local economy as
such jobs historically tend to be relatively stable, although they are not immune to government funding
cutbacks.

Currently in Lethbridge there are no substantial new projects or investments on the horizon that would
significantly spur on additional economic investment or growth. At the same time there are no real
factors that would lead to a major or permanent decline in any sector.

While Lethbridge has experienced a slow down from the current global economic downturn, it appears
to have weathered the downturn well in comparison to the rest of the province. This however, could
change if provincial government cutbacks from budgetary shortfalls are extensive. Judging by past
major recessions in Lethbridge in the early 1980’s and 1990’s, it is expected that the next two or three
years will bring reduced total employment, investment and urban development activity. However, it
can be expected that long term growth is expected to eventually return to the same levels that were
experienced before the latest recession.

Due to its very nature, the public sector seems to have a delayed response to changes in the
economic climate. As Lethbridge has a high number of public sector workers it is expected that once
the current recession has subsided and Alberta’s economy begins to rebound Lethbridge will
eventually follow the rest of the province, but it may be slightly postponed. This analysis assumes that
despite the current economic climate Lethbridge will see steady long term economic and population
growth.

11

4.2 Population
4.2.1 Historic Population
Lethbridge conducts a municipal census almost every year, allowing for population predictions to be
as current as possible. Table 1 displays the results from the previous municipal censuses for the
North, South and West sectors of the city and calculates the average annual growth rate for every 10
years since 1959. Table 2 shows the average annual growth rate for the different sectors of the city,
but at intervals of 20 years, 50 years and since the first Lethbridge census in 1891. Figure 5 shows
the three main sectors of the city on a map with their 2009 populations.
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Table 1: Lethbridge Municipal Census Population

Source: 1891- 2009 Lethbridge Municipal Censuses
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Table 2: Lethbridge Average Annual Growth Rate at Various Intervals

Source: 1891- 2009 Lethbridge Municipal Censuses

14

Figure 4 - Population of City - By Sector (As of 2009)

Source: City of Lethbridge 2009 Municipal Census
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Some of the previous population trends noted are:


In the entire city, on average long term population growth since 1959 has been 1.94% per
year, has been 1.73% per year since 1989, and since 2005 the pace of growth has been
2.58% per year.



Total city-wide population growth has been 52,710 since 1959, 24,878 since 1989, 16,780
since 1999 and 8,290 since 2005.



As of 2009 West Lethbridge had 35.7%, North Lethbridge had 29.0% and South Lethbridge
had 35.3% of the total city-wide population.



The first census count in West Lethbridge took place in 1971, when development of this sector
began and had 68 residents at this time. Since this time the population of the entire city has
more than doubled. For the first time in 2009, West Lethbridge became the largest sector of
the city, having 321 more residents than South Lethbridge.



From 1999 to 2009 West Lethbridge has captured 63.9% of total city-wide population growth,
and from 1979 to 1989 West Lethbridge captured 90.6% of the total city-wide population
growth. In comparison from 1999 to 2009 South Lethbridge captured 18.1% and North
Lethbridge captured 18.0 % of total city-wide growth and from 1979 to 1989 South Lethbridge
captured 5.0% and North Lethbridge captured 4.4% of population growth.

More recently between 2005 and 2009 West Lethbridge captured 49.2% of total city-wide
population growth.

Since the approximate start of development on this side of the river in 1971, West Lethbridge
in total has captured 68.2% of city-wide growth while South Lethbridge captured 8.4% and
North Lethbridge captured 23.5% of total city-wide growth.


The city-wide share of the population of West Lethbridge was 0.2% in 1971, 10.3% in 1979
22.1% in 1989, 28.8% in 1999, and 35.7% in 2009. It appears that since at least the 1980’s
that West Lethbridge has captured the lion’s share of population growth and development in
Lethbridge.
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Overall, since West Lethbridge was first developed in 1971 it has experienced an average
annual growth rate of 17.43%, whereas the City as a whole has experienced an average
annual growth rate of 1.96%. However the growth rate for West Lethbridge is largely skewed
as it experienced extremely high annual growth rates when expressed as a percentage, but a
much smaller amount of real growth in numbers when development first occurred there in the
1970’s. For example between 1975 and 1976 alone the population of West Lethbridge grew
by 280.65% as it increased from 372 to 1,416 people, however this is an increase of only
1,044 people which, while still impressive, is more insignificant when compared to the total
growth of the entire city. More accurately the average annual growth rate since 1989 has been
4.19% for West Lethbridge and 1.73% for the entire city. Since 1999 this same figure has been
4.43% for West Lethbridge and 2.21% for the entire city. The pace of annual population
growth in West Lethbridge has consistently outstripped that of the entire city. While the entire
city has experienced a population boom in the since 2005, this boom has especially been
experienced in West Lethbridge which had an average annual growth rate of 3.66% over this
time period. At the same time the entire city experienced an average annual growth rate of
2.58%.

As previously described Lethbridge also serves a primary regional trade area. This area has an
estimated population of approximately 190,000 people1 and includes Lethbridge (85,492), Taber
(7,821), Pincher Creek (3,712), Coaldale (6,117) and Coalhurst (1,523) among other towns, villages,
rural municipalities and aboriginal reserves, as shown in Figure 4. For a complete listing of the most
current available population statistics of the included municipalities please see table 3. Beyond this
primary trade area Lethbridge also does business with areas of northern Montana, further east in
Medicine Hat towards the Saskatchewan border and further west into south eastern B.C., including
Cranbrook. However, as mentioned above this secondary trade area will largely not be considered in
this analysis.
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Table 3: Lethbridge Current Regional Trade Area Population

Source: B.C. Stats, Alberta Municipal Affairs: Official Population Count

4.2.2 Population Projection
For the 2002 municipal census long term population projections from 2000 until the year 2031 were
forecast in a report by Urban Futures Incorporated. Table 4 below contains some of these projections:
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Table 4: Lethbridge Population Projections 2000 – 2031 (Urban Futures Inc. Study – November 2001)

In 2009 this projection appears to be very conservative, as it did not predict that Lethbridge would
reach its current population (85,492) until sometime between 2016 and 2021. This projection did not
also anticipate the high growth rate that was experienced in the past decade, as it anticipated an
annual growth rate between the years 2000 and 2009 as being 1.22%, when in fact the actual growth
rate between 1999 and 2009 was nearly double this at 2.21%. Even if the rate of growth slows down
due to the current economic recession it is still expected that the actual population of Lethbridge in
2031 will still exceed what this population projection forecast.

Therefore for the purpose of this market analysis it is prudent to recalculate the expected population
projection for Lethbridge until the year 2059 using the following range:


For the lower bound of this range a long term average of 0.9% population growth per year will
be used. This is lower than the average annual growth rate of 1.26% that occurred in the
1990’s, which had the lowest average annual growth rate of any decade over the past 50
years, but it must also account for the slowing population growth rates that are anticipated in
Canada in the next twenty years due to increased mortality rates.



For the upper bound of this range a long term average 2.0% population growth per year will be
used. While this is less than the average annual growth rate of 2.21% since 1999, and is
certainly less explosive average annual growth rate of 2.92% experienced in the 1970’s this
growth rate is still relatively high and is similar to the average growth rate that has occurred
over the past 50 years (1959-2009) of 1.94%. Again this must also account for the slowing
population growth rates that are anticipated in Canada in the next twenty years due to
increased mortality rates.
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The historic boom and bust economic cycle of Alberta makes it difficult to pinpoint the exact
population growth rate of Lethbridge, but it is expected that this range of population growth rates is
fairly accurate over a long term, such as fifty years.

Table 5 shows the recalculated anticipated population growth in Lethbridge from 2009 until 2059 at
various benchmark years, using the lower and upper bounds of this growth range:
Table 5: Revised Lethbridge Population Projection 2009 – 2059

This range of population projections shows the 2059 population as being 133,809 on the lower bound
and 230,109 on the upper bound. This leaves an increase of 48,317 residents on the lower bound and
144,617 residents on the upper bound when compared to the 2009 population.

4.3 Population of West Lethbridge
Using the upper and lower bounds for the range of population growth that was forecast above, this
report will now forecast the potential growth that can be expected to occur in West Lethbridge until the
year 2059.

Table 6 describes the amount of land that has been designated primarily for residential development
(can also include neighbourhood commercial, institutional uses etc.) in North, South and West
Lethbridge. This does not include neighbourhoods that have already been developed or are in the
process of construction as of 2009.
Table 6: Amount of Land Designated for Residential Development (Approximate)

Source: City of Lethbridge Area Structure Plans and Urbanization Plans
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Table 6 shows that slightly over half (56%) of the total land that is to be developed for future
residential uses in Lethbridge is located in West Lethbridge.

In order to make some assumptions about the allocation of future city-wide population growth to West
Lethbridge, the amount of land that has been designated primarily for residential development as well
as what share of the city’s population growth has occurred in this area previously must both be
considered. Table 7 shows these assumptions. This table assumes that West Lethbridge’s share of
city-wide population growth could range from 50% to 75% as it anticipated that during the next 50
years that at least half of all residential development will occur in West Lethbridge, as West
Lethbridge had it lowest share of city-wide residential growth (49.2%) since the 1970’s between 2005
and 2009 and West Lethbridge contains slightly more than half of the land that has been designated
for future residential development across the entire city. At the same time it is not anticipated that
West Lethbridge will approach the same share of city-wide development that it enjoyed in the 1980’s
(90.6%). Since 1971, when development of West Lethbridge first began, it has captured 68.2% of all
population growth in the city. The lower and upper bounds of 50% and 75% bookend this figure nicely.

Table 7: Projected Population Growth for West Lethbridge 2009 – 2059

This projection suggests that West Lethbridge should experience population growth of approximately
24,000 to 109,000 people between 2009 and 2059, or about 480 to 2180 people per year. Once again
this is based upon what has previously occurred in this area over the past fifty years and the amount
of land that has been slated to be developed in West Lethbridge compared to that in the rest of the
city. It should be considered as being the status quo; in other words if residential development in this
area continues as it has in the past and other areas of the city are not added to by annexation.
Annexation may occur between now and 2059, but it cannot be included in this analysis as the
amount of additional land that would be required and where it would be located has not been
discussed as of yet.
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5.0 Urban Development Patterns & Trends
5.1 Overview
This section of the market analysis reviews both the historic and current development patterns in
Lethbridge in order to further understand how urban development in the future could be distributed
geographically in the different areas of the city. In particular West Lethbridge will be focused upon.

The overall current pattern of development in Lethbridge can be described as follows:


Limited amounts of commercial or industrial/employment uses currently exist in West
Lethbridge, as the vast majority of developed land in West Lethbridge has been developed for
residential purposes. A relatively small amount has been developed for commercial or
industrial/employment uses. While Lethbridge’s 2nd largest employer2, The University of
Lethbridge, is located in West Lethbridge most residents must commute to areas of Lethbridge
on the east side of the river for shopping and employment.



West Lethbridge is largely underserved by both retailers and offices, despite the current
availability of vacant commercial land on this side of the river and a sizeable population.



Almost one third, 32%3, of dwellings in Lethbridge have been built since 1986. This trend is not
uncommon in Canada and especially Western Canada, of which modern settlement did not
begin until the late 19th century and has also experienced large population growth since 1986.



Lethbridge, because it is relatively small, inexpensive and modern, is mainly made up of low
density housing. Historically only a small share of housing has been developed in higher
density forms. Some higher density residential developments do exist in West Lethbridge, but
the majority of residential development is of the low density form.



Due to the large river valley that runs through the City, West Lethbridge is linked to the rest of
the city at only two points, Crowsnest Tr. (Highway #3) and Whoop-Up Dr. As a result, access
in and out of West Lethbridge can be an issue when either one of these corridors are closed
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(due to weather, accidents etc.). The construction of a third river crossing connecting West
Lethbridge to the rest of the city in the south has been planned for if it is necessary.


Most new residential, industrial, retail/service and office development has occurred on
greenfield sites on the urbanizing fringe of Lethbridge. This is especially true in regards to
West Lethbridge, which is the fastest growing sector of the city, with an average annual growth
rate of 3.58% between 2007 and 2009.



West Lethbridge is, as of 2009, the largest sector of Lethbridge with 30,489 residents. The
other two sectors of Lethbridge, North (north of Hwy #3 and the railroad) and South (south of
Hwy. #3 and the railroad) have 24,835 and 30,168 residents respectively.



The majority of new industrial development over the past 60 years has almost exclusively
occurred in the northeast section of the city (north of Highway #3 and east of Mayor Magrath
Dr. / 28th Street N). Some new light/business industrial development has occurred south of
Highway #3 in the W.T. Hill Business Park and Lethbridge’s original industrial area, located
immediately north of downtown, has continued to become less industrialized and more
commercialized over the years. Almost no industrial development has occurred in West
Lethbridge since development of this area began in the 1970’s.



Most new commercial development has been occurring in the south of the city, south of Scenic
Drive and along the Mayor Magrath Drive corridor. Most of the new development in this area
which began in the 1990’s consists of big box stores and power centres that contain large
national retailers. Such development demands easy access to highways (Hwy #4 & #5), high
exposure to automobile traffic and large greenfield sites in order to serve Lethbridge and its
surrounding regional trade area. There has also been some additional recent commercial
development in North Lethbridge in the Sherring Industrial Park, with Wal-mart opening a
second “Supercentre” in a power centre, with other retailers. This site will also be easily
accessed from the future Highway # 3 bypass, once it is constructed.



Most civic and government offices are located in or near the downtown core, including those
for municipal, provincial and federal governments, the central library and cultural facilities.
However, the University, when first constructed, was the kickoff of development in West
Lethbridge and it is still rapidly growing with a number of on-campus development projects.
23

Lethbridge College is located in the far south of the city. The federal government also operates
two agricultural research facilities located just outside of the City limits, one being immediately
to the west of West Lethbridge.

To summarize, since the development began in 1971, West Lethbridge has seen a great deal of
residential development, but relatively little industrial and commercial development. The University of
Lethbridge is located in West Lethbridge and was begun in the early 1970’s and is likely the most
significant development in the city’s history. While this institution continues to grow and expand, there
have been no other highly significant developments that have occurred in West Lethbridge other than
the West Lethbridge Community Core. West Lethbridge’s share of residential development continues
to increase rapidly and this trend is likely to continue into the foreseeable future.

5.2 Industrial Patterns
5.2.1 Industrial Floor Space and Developed Land Area Inventory
Table 8 shows the current (2009) inventory of industrial land area and floor space in Lethbridge. This
was not broken down into sectors of the city, as the vast majority of land that is zoned for industrial
purposes is located in North Lethbridge, with not much occurring in West Lethbridge. The few
industrial uses that are located here were not developed as part of an overall planned industrial
development. This data was obtained from the City of Lethbridge Assessment and Taxation
Department and represents the best distinguishable inventory of these uses that is available. This
inventory of industrial land area and floor space is further broken down into the categories of
light/business, medium/general and heavy industrial uses. However the distinction between these
types of industrial development are not made by the Assessment and Taxation Department, so the
data was primarily separated by its zoning instead, as typically lighter or light/business industrial uses
are found under the Business Industrial (I-B) district, more moderate industrial uses are found under
the General Industrial (I-G) district and heavier industrial uses are typically found under the Heavy
Industrial district (I-H). Occasionally industrial-type uses are found in other land use districts (i.e.
Urban Reserve etc.) and in cases such as this, each individual use was evaluated under its individual
merits and then classified under light/business, medium/general or heavy industrial uses. Heavy
industrial uses will not be included in the plan area, but will be included in the study data only for the
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purpose of determining what share of industrial development in Lethbridge that other industrial uses
currently have.
Table 8: Lethbridge Industrial Inventory (2009)

Source: City of Lethbridge Assessment & Taxation Dept

Table 8 demonstrates that in Lethbridge light/business industrial uses currently consume 11% of
industrial land area and 17% of industrial floor space. Medium/general industrial uses consume 50%
of industrial land area and 72% of industrial floor space. Heavy industrial uses consume 39% of
industrial land in Lethbridge, but only consume 12% of industrial floor space. In total floor space for
industrial uses consume about 13.3% of the developed industrial land in Lethbridge.

Table 9 below, shows the inventory of light/business industrial uses in the City at various intervals
over the past 50 years in terms of land area and floor space. This table is based upon the year that
the buildings containing these uses were first constructed, what land use district they are in today and
what size they are today. Any previous use or previous size of the building (i.e. a few have undergone
expansion or have been rezoned to I-B) cannot be considered. However, the data is believed to be
generally correct and accurately shows past trends in Lethbridge.
Table 9: Changes in Lethbridge’s Developed Light/Business Industrial Land Area & Floor Space since 1960

Source: City of Lethbridge Assessment & Taxation Dept.
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Some important observations from table 9 can be made about light/business industrial growth in
Lethbridge:


The pace of new growth in developed light/business industrial floor space in the whole City
from the beginning of 2000 to present has been approximately 11,000 square feet per year
and reached its highest level in the 1970’s when approximately 51,000 square feet of
light/business industrial floor space was being developed each year.



The pace of new growth in developed light/business industrial land area in the whole City from
the beginning of 2000 to present has been approximately 113,000 square feet per year and
mirroring what occurred with floor space reached its highest level in the 1970’s when
approximately 243,500 square feet of light/business industrial land area was developed per
year.



During the 1970’s alone the amount of developed floor space that was devoted to
light/business industrial uses more than doubled from what had been developed in Lethbridge,
up until that point. The land area devoted to these same uses more than tripled.



The rate of growth in developed light/business industrial floor space from the beginning of
2000 to the beginning of 2010 has been about 0.9% per year and the pace of growth in
developed light/business industrial land area has been about 1.9% per year. This is below the
annual population growth (2.1%) of the city during the same time period.



With the exception of the 1980’s the amount of land area that is devoted to light/business
industrial land uses has grown at a quicker pace than the floor space that this type of use
consumes. This means that the density that light/business industrial are developed at has
gradually decreased over time.

Table 10 below displays the density of light/business industrial development in Lethbridge or how
much of the developed light/business land area is consumed by the actual industrial floor space on a
decade by decade basis throughout the entire city. This is commonly called the Floor Area Ratio
(FAR) and can also be expressed as a percentage when discussing the consumption of land. This
table also shows this same ratio for tracking new light/business industrial growth that has only
occurred over the previous decade, which provides insights into recent trends (i.e. if new
light/business industrial growth is consuming more land than in the past).
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Table 10: Lethbridge Light/Business Industrial Floor Area Ratio Since 1960

Source: City of Lethbridge Assessment & Taxation Dept.

Some important observations from table 10 can be made about the ratio of light/business floor space
to land area in Lethbridge:


The density of light/business industrial development in Lethbridge has decreased since the
1960’s, where floor space consumed almost 40% of land that was developed for these
purposes. Presently this type of floor space only consumes approximately 20% of all
light/business industrial land.



This decreasing total density of light/business industrial development seen since the 1960’s is
a result of decreasing density in new developments and the fact Lethbridge has added a lot of
light/business industrial floor space, but even more land area devoted to these uses since this
time. Since the 1960’s floor space devoted to light/business industrial uses has increased by
over five times, but during the same time the amount of land area that is devoted to these uses
has increased by over ten times.



In the 1960’s new light/business industrial floor space was consuming approximately 14% of
its total land area, however during the 1970’s and 1980’s the density that light/business
industrial uses were being developed at once again increased, peaking at approximately 27%
in the 1970’s. Since 1990 new light/business industrial developments have once again
become less dense, with these types of uses only consuming approximately 10% of their total
land area since the year 2000. This means that generally overall the developed density of new
light/business industrial development has hovered around 20% since 1980.
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Table 11 below, shows the inventory of medium/general industrial uses in the city at various intervals
over the past 50 years in terms of land area and floor space. This table is based upon the year that
the buildings containing these uses were first constructed, what land use district they are in today and
what size they are today. Any previous use or previous size of the building (i.e. a few have undergone
expansion or have been rezoned to I-G) cannot be considered. However, the data is believed to be
generally correct and accurately shows past trends in Lethbridge.
Table 11: Changes in Lethbridge’s Developed Medium/General Industrial Land Area & Floor Space since 1960

Source: City of Lethbridge Assessment & Taxation Dept.

Some important observations from table 11 can be made about medium/general industrial growth in
Lethbridge:


The pace of new growth in developed medium/general industrial floor space in the whole City
from the beginning of 2000 to present has been approximately 98,000 square feet per year
and reached its highest level in the 1970’s when approximately 237,000 square feet of
medium/general industrial floor space was being developed each year.



The pace of new growth in developed medium/general industrial land area in the whole City
from the beginning of 2000 to present has been approximately 692,000 square feet per year
and mirroring what occurred with floor space reached its highest level in the 1970’s when
approximately 1,138,000 square feet of medium/general industrial land area was developed
per year.



During the 1970’s alone both the amount of developed floor space and land area that was
devoted to medium/general industrial uses more than tripled from what had been developed in
Lethbridge, up until that point.
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The rate of growth in developed medium/general industrial floor space from the beginning of
2000 to December of 2009 has been about 1.9% per year and the pace of growth in
developed medium industrial land area has been about 2.7% per year. This largely has kept
pace with the annual population growth (2.1%) of the city during the same time period.



Throughout the past fifty years it appears that generally both the floor space and land area that
has been devoted to medium/general industrial uses has been generally developed at the
same pace. This means that the developed density of medium/general industrial development
has largely remained constant throughout the past, with the exception of the new
medium/general industrial development that has occurred since the year 2000.

Table 12 below displays the density of medium/general industrial development in Lethbridge or its
Floor Area Ratio on a decade by decade basis throughout the entire city. This table also shows this
same ratio for tracking new medium/general industrial growth that has only occurred over the previous
decade, which provides insights into previous trends.
Table 12: Lethbridge Medium/General Industrial Floor Area Ratio Since 1960

Source: City of Lethbridge Assessment & Taxation Dept.

Some important observations from table 12 can be made about the ratio of medium/general industrial
floor space to land area in Lethbridge:


The density of medium/generalindustrial development in Lethbridge, like what was found with
light/business industrial development has decreased since the 1960’s, however much less
dramatically. Medium/general industrial floor space consumed approximately 26% of land that
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was developed for these purposes prior to 1960 and presently this figure is approximately
19%; a drop of around 7% over fifty years.


Like what was experienced with light/business industrial development the decreasing total
density of medium/general industrial development seen since the 1960’s is a result of
decreasing density in new developments and the fact Lethbridge has added a lot of
medium/general industrial floor space, but even more land area has been devoted to these
uses since this time. Since the 1960’s floor space devoted to medium/general industrial uses
has increased by over 11 times, but during the same time the amount of land area that is
devoted to these uses has increased by over 15 times.



In the 1960’s new medium/general industrial floor space was consuming approximately 16% of
its total land area, however during the 1970’s and 1980’s the density that medium/general
industrial uses were being developed at once again increased, peaking at approximately 23%
in the 1980’s. Since 1990 new light/business industrial developments have once again
become less dense, with these types of uses only consuming approximately 14% of their total
land area since the year 2000. This trend is similar as what was experienced with
light/business industrial development, except more subtly. This means that generally new
medium/general industrial development has maintained a floor area ratio of almost exactly 0.2
(in other words 20%) since the 1970’s.

5.2.2 Industrial Floor Space and Developed Land Area Per Capita
As a measure of forecasting potential industrial development growth, this analysis will calculate the
ratio of industrial floor space in Lethbridge on a per capita basis. Table 13 shows light/business
industrial, medium/general industrial and heavy industrial per capita ratios in Lethbridge, calculated
based upon the municipal population (85,492) and the primary regional trade area population
(190,116).
Table 13: Industrial Floor Space and Land Area per Capita Ratios

Source: City of Lethbridge Taxation & Assessment Dept.
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A ratio of 93.8 square feet of industrial floor space per capita seems to be largely in line with other
Western Canadian municipalities. While Calgary and Edmonton, both have 112 and 98 square feet of
industrial floor space per capita respectively as of the end of 20094, other smaller centres with
populations more akin to Lethbridge enjoyed similar ratios of industrial floor space. As of 2009
Kelowna had approximately 90 square feet of industrial space per capita5 and Regina had
approximately 83 square feet of industrial space per capita6

This supports the conclusion that Lethbridge’s industrial floor space per capita is relatively similar to
what can be expected in other Western Canadian cities and that there is neither an outstanding
shortage nor oversupply of industrial floor space in Lethbridge. It could not be determined what share
of light/business, medium/general and heavy industrial floor space that Lethbridge has in comparison
to other cities as most do not separate their inventory of industrial space into such categories.

Lethbridge has 700 square feet of industrial land area per capita with half of this land area (350
square feet) being used for medium/general industrial uses. Once again this ratio could not be
compared against other municipalities, as most do not track this. However, it can be assumed that this
ratio is generally accurate if we assume that other Western Canadian cities have developed similar
industrial densities or floor area ratios as Lethbridge and the industrial floor space per capita in
Lethbridge is typical to what is found in similar cities.

5.3 Commercial Patterns
5.3.1 Commercial Floor Space and Developed Land Area Inventory
Table 13 shows the current (2009) inventory of commercial space in West Lethbridge, outside of the
West Lethbridge and in the entire city. This amount is further broken down into floor space and
developed land area for retail/service uses and office uses. This data was obtained from the City of
Lethbridge Assessment and Taxation Department and represents the best distinguishable inventory of
these uses that is available. Sometimes office uses exist in buildings such strip malls where the
majority of uses are retail in nature. Often it is difficult to distinguish what amount of floor space in
such buildings is devoted to office space, as the entire building is usually classified as retail and office
spaces can easily be replaced by retail space. However, this issue is not anticipated to significantly
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impact the results as they occur largely to same degree in both West Lethbridge and the rest of the
city.

While the ground floors of buildings sometimes tend to be occupied by retail businesses and the
upper floors by office uses this is not always the case in smaller centres such as Lethbridge. While
upper floors in Lethbridge are almost exclusively occupied by office uses, ground floors appears to
have a mixture of both retail and office uses.
Table 13: Lethbridge Retail/ Service and Office Commercial Inventory (2009)

Source: City of Lethbridge Assessment & Taxation Dept.

Table 13 demonstrates that currently West Lethbridge has approximately 3% of all total commercial
space and 4.8% of all developed commercial land in the City, which is disproportionate considering
the fact that West Lethbridge had 35.7% of the total city-wide population. This table also shows that
9% of all commercial floor space and 6% of developed commercial land in West Lethbridge is for
offices and that these same figures for the rest of the city are slightly higher at 19% for commercial
space and 11% for developed land area.

Table 14 below, shows the inventory of retail/service commercial floor space in the city at various
intervals over the past 50 years, the percentage of these uses occurring in West Lethbridge and
outside of West Lethbridge over this time period and how much of the city-wide growth in retail/service
uses could be geographically attributed to these areas. This table is based upon the year that the
buildings containing these uses were first constructed, what use they contain today and what size
they are today. Any previous use or previous size of the building (i.e. a few have undergone
expansion) can not be considered. However, the data is believed to be generally correct and
accurately shows past retail trends in Lethbridge.
Table 14: Changes in Lethbridge’s Retail/ Service Commercial Floor Space since 1960
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Source: City of Lethbridge Assessment & Taxation Dept.

Some important observations from table 14 can be made about retail/service commercial floor space
growth and geographical distribution in Lethbridge:


Like residential development, retail commercial development did not begin in West Lethbridge
until the 1970’s (1977 to be exact). In this decade West Lethbridge captured 4.5% of total citywide growth.



Since the 1970’s new retail growth in West Lethbridge has grown incrementally, accounting for
over 10% of city-wide retail growth only during one decade (the 1990’s) and accounting for
only 4.8% of total city-wide retail growth since the 1970’s. In comparison the population
growth of West Lethbridge since development began in the 1970’s has exploded and has
accounted for 68.2% of city-wide population growth since this time. This has resulted in many
West Lethbridge residents commuting to other areas of the city for their shopping needs on a
regular basis.



The pace of new retail floor space growth in the whole City from the beginning of 2000 to
present has been approximately 154,442 square feet per year and 127,662 square feet per
year from the beginning of 1990 to present (September 2009).



The rate of growth in retail/service floor space from the beginning of 2000 to September of
2009 has been about 2.7% per year. This has slightly exceeded the annual population growth
(2.1%) of the city during the same time period. This may be because Lethbridge reached a
population threshold during this time period, where it and the surrounding trade area became
large enough for many large national retailers to start operations in the area or expand their
existing operations to multiple locations within Lethbridge.



Over the long term, since the beginning of 1960 until 2009 the rate of growth in retail/service
floor space has averaged out to 3.2% per year. This however is skewed by some very big
gains that occurred prior to 1980. Over the past 30 years the average annual rate of growth
has leveled out and the average annual rate of growth in retail/service floor space during this
time has been 2.4%.

Table 15 below, shows the inventory of developed land area that is used for retail/service uses in
Lethbridge from 1960 until the present (As of September 2009). This table uses the same methods as
table 14, except that instead of looking at the retail/service commercial floor space this table looks at
the developed land area that these same retail/service uses have consumed.
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Table 15: Changes in Lethbridge’s Retail/Service Commercial Developed Land Area since 1960

Source: City of Lethbridge Assessment & Taxation Dept.

Some important observations from table 15 can be made about retail/service commercial developed
land area growth and geographical distribution in Lethbridge:


On average since the beginning of 2000 to present the pace of retail land that has been
developed has been 696,335 square feet per year and has been 499,740 square feet per year
from the beginning of 1990 to present in the entire city. With the exception of the 1980’s, this
amount has steadily increased decade over decade since the 1960’s.



The rate of growth in developed retail/service land area from the beginning of 1959 to
September of 2009 has been about 4.7% per year and from the beginning of 1979 to
September of 2009 this figure has been about 3.5%. However, as Lethbridge had much
smaller amounts of retail land area when it was a smaller community fifty years ago, it did not
have to add as much retail land area to its inventory to achieve a higher growth percent. As
Lethbridge has grown and gained more developed retail land area, this figure has normalized,
making an average growth rate of 3.5% more realistic for using to predict future growth. This
figure is also generally consistent with what has happened over the past thirty years on a
decade over decade basis and is similar to the 3.7% average annual rate in developed retail
land area that has occurred since the year 2000.



Similar to what occurred in the entire city fifty years ago, West Lethbridge has seen some
decades with very high average annual growth rates (i.e. 9.3% in the 1990’s) in terms of
developed retail land area due to the existing limited supply of developed retail land. This has
also fluctuated from decade to decade a great deal, as this same growth rate since the year
2000 has only been about 2.0%, as it depends upon when major retail projects have begun.
As West Lethbridge increases its inventory of developed retail land it is expected that, over the
long term, the average annual rate of growth for developed retail land area will also normalize.
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Table 16 below displays the density of retail development in Lethbridge or how much of the developed
retail land area is consumed by the actual retail floor space (FAR) on a decade by decade basis
throughout the entire city. For example if a 40,000 square foot parcel has a retail building that is
10,000 square feet in area on it then the FAR would be 0.25 or 25% if expressed as a percentage.
This table also shows this same ratio for tracking new retail growth that has only occurred over the
previous decade, which provides insights into previous trends (i.e. if new retail growth is consuming
more land than in the past).
Table 16: Lethbridge Retail Floor Space / Land Area Ratio Since 1960

Source: City of Lethbridge Assessment & Taxation Dept.

Some important observations from table 16 can be made about the ratio of retail floor space to retail
land area in Lethbridge:


The density of retail development in Lethbridge has steadily decreased since the 1960’s,
where retail floor space consumed almost 60% of land that was developed for these purposes.
Presently retail floor space only consumes approximately 29% of all retail land.



This decreasing total density of retail development seen since the 1960’s is a result of
decreasing density in new retail developments and the fact Lethbridge has added a lot of retail
floor space since this time. New retail development since the 1960’s has been developed with
a density that consumes on average 20% - 34% of the land area and retail floor space has
more than quadrupled.
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Prior to 1980 new retail floor space was consuming well over 30% of its total land area, but
since then has consumed well under 30%, with new retail floor space consuming a low of
approximately 20% of retail land area during the 1990’s. Since the year 2000 new retail floor
space has consumed approximately 22% of retail land area. This means that generally overall
the developed density of new retail development has decreased drastically over the past 50
years.

Table 17 below, shows the inventory of commercial office floor space in the city at various intervals
over the past 50 years and also the percentage of these uses occurring in West Lethbridge and
outside of West Lethbridge over this time period. This does not include institutional uses such as the
University.
Table 17: Changes in Lethbridge’s Office Commercial Floor Space since 1960

Source: City of Lethbridge Assessment & Taxation Dept.

Some important observations from table 17 can be made about office commercial growth and
geographical distribution in Lethbridge:


The first office development occurred in West Lethbridge in the 1980’s at which time it had
1.6% of office space in the City. In 2009, while Lethbridge has grown in city-wide office space
and West Lethbridge has grown in population, the proportion of office space located in West
Lethbridge has remained very much the same at a 1.5% share of city-wide office space.



Office development in West Lethbridge is relatively new and has never taken a significant
share of city-wide office development in any decade.



The pace of new office growth in the City from the beginning of the year 2000 to present has
been approximately 20,000 square feet per year, was approximately 17,000 square feet per
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year in the 1990’s and was approximately 35,000 square feet per year in the 1980’s. In total
the average annual growth rate in office space over the entire past fifty years has been 23,453
square feet per year.


The rate of growth in office floor space from the beginning of the year 2000 to present has
been about 1.4% per year. This is less than the annual population growth (2.1%) of the city
during the same time period. In the decades previous to the year 2000, the annual growth rate
in office floor space continually outpaced the population growth rate, especially during the
1980’s when the average annual population growth rate was 1.61%, compared with the annual
growth rate in office floor space, which was 3.63%.

This suggests that Lethbridge may be slightly oversupplied with office space at this time and
that it possibly has an oversupply of office space was created in the 1970’s and 1980’s. This
also could suggest that a proportion of office growth is unaccounted for, as it has been
included in developments that are mainly retail in nature and therefore have been considered
as retail. This would mean that office development is becoming increasingly more akin to
suburban retail development and is being developed at similar densities.

Table 18 below, shows the inventory of developed land area that is used for office uses in Lethbridge
from 1960 until the present (As of September 2009). This table uses the same methods as table 17,
except that instead of looking at the retail/service commercial floor space this table looks at the
developed land area that these same retail/service uses have consumed.
Table 18: Changes in Lethbridge’s Office Commercial Developed Land Area Since 1960

Source: City of Lethbridge Assessment & Taxation Dept.

Some important observations from table 18 can be made about office commercial developed land
area growth and geographical distribution in Lethbridge:
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On average since the beginning of 2000 to present the pace of office land that has been
developed in the entire city has been 97,905 square feet per year or had an average annual
growth rate of 4.66%, but from the 1960’s to the 1990’s this same figure only averaged out to
31,415 square feet per year and achieved an average annual growth rate of 3.42%. The
amount of land that was consumed for office uses had steadily increased decade over decade
from the 1960’s to the 1990’s, however the amount of land the has been consumed for office
uses since the year 2000 has skyrocketed.



Like with office floor space, the amount of land that office uses located in West Lethbridge
consume is very minimal when compared to the entire city. Developed West Lethbridge office
land only accounts for 2.6% of all developed office land in the city.

Table 19 below displays the density of office development in Lethbridge or how much of the
developed office land area is consumed by the actual retail floor space on a decade by decade basis
throughout the entire city. This table also shows this same ratio for tracking new office growth that has
only occurred over the past decade, which provides insights into previous trends (i.e. if new office
growth is consuming more land than in the past). This is the same process that was used in table 16
above to determine the density of retail development.
Table 19: Lethbridge Office Floor Area Ratio Since 1960

Source: City of Lethbridge Assessment & Taxation Dept.

Some important observations from table 19 can be made about the ratio of retail floor space to retail
land area in Lethbridge:
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In Lethbridge, office uses were traditionally developed at a higher density than retail uses in
the past. This is likely due to the fact that office uses can be found at any number of levels in a
building (i.e. can use a single story building or a 10 story building), but retail uses are very
much constrained towards locating in the ground floor of a building.



The density of office development in Lethbridge remained at a consistently and relatively high
level until the 1990’s, when the density of new office development decreased sharply. From
1960 until 1990 new office uses were developed, on average, at a floor space/land area ratio
of approximately 89%. In the 1990’s this ratio dropped to approximately 47% and since the
year 2000 this ratio has dropped even further to approximately 21%, which is roughly
equivalent in density to what new retail is also currently developed at. This trend is indicative
of the suburbanization of office development in Lethbridge and an increasing similarity
between the form that both office and retail development take.



This decreasing total density of office development seen since the 1990’s is a result of
decreasing density in new developments and the fact while the population of Lethbridge and
the amount of land area that is dedicated to office uses has increased greatly over this time,
the actual amount of office floor space in Lethbridge has not kept pace. The land area that is
being used for office development has doubled since 1990, but the floor space that is
consumed by office development has only increased by about one third.

5.3.2 Presence of Major Retailers
As the retail centre of a regional trade area, Lethbridge contains a number of outlets for major national
and international retail chains. To gauge Lethbridge’s significance as retail centre in Southern Alberta
and Eastern British Columbia table 20 lists several major chain retailers and notes whether they have
a presence and how many outlets they have in Lethbridge and other centres. This comparison shows
whether they are any major retail chains not yet in the Lethbridge economy that might be candidates
for development in the future and whether there are any opportunities for existing major retailers to
open multiple outlets in Lethbridge.

39

Table 20: Presence of Major Retailers in Lethbridge & Other Communities (As of September 2009)

Source: Store Listings from Retailer’s Websites; Population Data from B.C. Stats, Saskatchewan Bureau of
Statistics, Alberta Municipal Affairs
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Table 20 shows that Lethbridge is roughly similar to Kamloops and Red Deer in terms of the presence
of major retailers, which is not surprising as they are very close to one another in terms of population
and also serve well populated trade areas. This table also shows that of nearly all of the major
retailers identified, Lethbridge usually claims at least one of their outlets. In some cases (most
recently with Wal-Mart and Shopper’s Drug Mart) certain existing retailers have opted to open
additional locations in Lethbridge as the population has grown. Therefore it is expected that there are
still opportunities to attract some of the few major retailers that do not yet have a presence in the city
and who would realistically locate in a city of this anticipated size. However, as this roster is already
nearly full, it should also be expected that as Lethbridge grows towards something resembling the
population of Regina, it should anticipate the development of additional outlets of already existing
retailers, as is evident in that city. It appears as though this is already beginning to occur and this
trend should only be expected to continue as the population of Lethbridge continues to grow.

This table also suggests that Lethbridge competes with Medicine Hat and maybe even overshadows
Cranbrook as a retail node in Southern Alberta and British Columbia. Due to the relative size
difference Lethbridge itself is slightly overshadowed as a retail node by Calgary (As are Red Deer and
Medicine Hat), but is very independent, as both cities share many of the same retailers with the
outstanding difference being that Calgary is more likely to have more locations of a particular retailer.

5.3.3 Commercial Floor Space and Land Area Per Capita
As a measure of forecasting potential commercial development growth this analysis will calculate the
ratio of commercial floor space in Lethbridge on a per capita basis. Table 21 shows retail/service
space and office per capita ratios in Lethbridge, calculated based upon the population of West
Lethbridge (30,489), the municipal population (85,492) and the primary regional trade area population
(190,116).
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Table 21: Commercial Floor Space per Capita Ratios

Source: City of Lethbridge Taxation & Assessment Dept.

A ratio of 79 square feet of retail/service floor space per capita is very high when compared to other
Western Canadian cities of a similar size. For example, according to the latest data Kamloops has a
retail/service space per capita ratio of 32 sqft. per person7 and Medicine Hat has one of 60 sqft. per
person8. However this ratio in Lethbridge appears to be very high because it is the central commercial
hub of a large trade area of just over 190,000 people. When this primary regional trade area is taken
into context the ratio of retail/service floor space is 35 square feet per capita, which is more akin to
other communities (i.e. Medicine Hat at 33 and Saskatoon at 379). Another possible reason for this
enhanced ratio is that a number of large suburban big box power centres have opened in Lethbridge
during the past decade, with two opening in 2007 and still being under development (Wal-mart north
site and Coulee Creek Common). Square footage in such large developments tends not to rise
gradually with population, but rather dramatically increases retail square footage in the city in a short
period of time, and waits for the population to catch up.

If it is assumed that West Lethbridge is a self contained area that is not reliant upon other areas of the
city for its retail needs, West Lethbridge has a very small retail floor space per capita ratio of 7.4
square feet per capita. Of course this is not the case, as residents of West Lethbridge frequently
access shopping and services in other areas of town, but it does outline the fact that West Lethbridge
largely remains underserved by retail and service uses when compared to the rest of the city.

Lethbridge’s retail/service per capita ratio supports three conclusions:


That much of the retail space in the city serves much of the surrounding regional trade area
and that Lethbridge is the retail core of this trade area.



That Lethbridge contains relatively the same amount of retail one may expect in a retail core
with this size of trade area.
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That West Lethbridge largely relies upon other areas of the City for its retail needs, as it is
largely underserved in this area.

The ratio of 18.3 square feet per capita (8.2 when considering the regional trade area) for office space
while small compared to larger cities such as Vancouver (2008: 21.0 square feet per capita) and
Edmonton (2008: 20.2 square feet per capita )10, is relatively high for similarly sized western Canadian
communities (i.e. Kamloops in 2003 had an office floor space per capita ratio of 5.8 square feet11 and
Medicine Hat in 2007 had one of 7.8 square feet per capita12).

This could be because many offices in Lethbridge, serve not only the city and its primary trade area,
but are also the regional hub of business activity in all of Southern Alberta. While this does not
overtake the role of larger centres such as Calgary, some offices in Lethbridge do also overlap upon
the trade area of Medicine Hat. It seems that Lethbridge’s office-based businesses serve not only the
local/regional trade area, but also serve other areas which are normally outside of what is typically
considered to be its primary trade area.

Again if it is assumed that West Lethbridge is a self contained area that is not reliant upon other areas
of the city for its office needs, West Lethbridge has a very small office floor space per capita ratio at
0.7 square feet per capita. As was discussed with retail floor space, West Lethbridge is not self
contained and residents of this area do access office uses in other areas of the city, but this area is
largely underserved by office uses when compared to the rest of the city. While it is true that there are
a few office uses that have not been accounted for as they are located in buildings with mainly retail
uses, this is not expected to significantly impact the findings as amount of office space in West
Lethbridge is so small to begin with and this also occurs to the same degree in other areas of the city
other than West Lethbridge.

5.4 Implications for West Lethbridge
This review of recent trends and current conditions implicate West Lethbridge in the following ways:

1. West Lethbridge currently has virtually no industrial uses and what few industrial uses do exist
have been developed with little overall planning and were annexed into the City from the County.
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This lack of industrial uses or uses that generate significant amounts of employment has led many
residents of West Lethbridge to commute across the city to employment nodes in the north-east
part of the city. This is beginning to put strain upon the city’s infrastructure.

2. Currently West Lethbridge has a disproportionately small amount of commercial space (3% of the
city total) compared to its share of population (35.7% of the total city-wide population). This results
in residents of West Lethbridge relying heavily upon other areas of the city for its commercial
needs.

3. Since development first began in the 1970’s West Lethbridge’s role as a retail centre in the city
has consistently been very minor accounting for 1.8% to 3.5% of city wide retail development,
even as the population of this area has boomed. Any retail development that has occurred in West
Lethbridge to date has tended to be very much neighbourhood oriented, with uses such as
pharmacies and pubs.

4. West Lethbridge’s role as an office centre has been even more muted than that of its role as a
retail centre in the entire city, with its share of city-wide office space hovering between 1.5% to
1.7% since the 1980’s. Like with retail any office development in West Lethbridge has been suited
towards serving the local neighbourhood population (i.e. dentist, doctors).

5. With a few exceptions, Lethbridge seems to have close to the full roster of major retailers located
within its boundaries that it could reasonably expect. As the population of Lethbridge and the
surrounding trade area continues to grow, one could expect for this roster to finish filling up and for
many of these major retailers to develop a second or multiple locations within the city. This has
already begun to occur, with the city boasting two Wal-Mart Supercentre and Canadian Tire
locations in recent years. As existing retailers already have one location elsewhere in Lethbridge
(particularly in South Lethbridge), West Lethbridge becomes a very strong candidate for the
addition of multiple retail outlets and retail outlets that are new to the city, as West Lethbridge is
largely underserved in this area of the market, has the largest and fastest growing population of
any sector of the city and has undeveloped areas with very good access to Highway #3.

6. While Lethbridge has atypically large amounts of retail/service and office space than what is
expected of similarly sized cities, this amount is put into better perspective when the large primary
trade area of Lethbridge is also considered. When this trade area is considered Lethbridge has a
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similar amount of retail/service floor space to what would be expected in most other trade areas
with a population of 100,000 to 250,000 and that, due to a recent influx of large scale retailers,
Lethbridge may be temporarily over supplied with retail floor space over the short term.

7. Even when the population of the regional trade area is applied to the amount of office space
Lethbridge still has a slightly higher amount than other similar cities. This may be because offices
in Lethbridge may serve areas beyond its own regional trade area and encroach into other
neighbouring trade areas.

8. Despite the somewhat proportionately large amount of commercial space, it appears as though
overall, Lethbridge does not have a lot of vacant commercial space. While, in the near future,
commercial development may slow it will likely pick back up again, once the population of
Lethbridge begins to catch up to the amount of commercial development that has recently been
constructed. West Lethbridge would be in prime position to absorb much of this commercial
growth, with the development of The Crossings for more traditional ‘downtown’ type commercial
and large format retail development in the West Lethbridge Employment Centre.
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6.0 Light/Business Industrial Development Outlook
This section provides a forecast of expected City-wide light/business industrial development and land
consumption and then estimates the share of this growth that could occur in West Lethbridge and
what factors will ultimately influence this.

6.1 Total City
There are four main indicators of the future pace of light/business industrial development in the city:


The amount of light/business industrial growth that is implied by previous trends



The long range population forecast of the city



Previous annual average growth rates for light/business industrial development



Review of economic development prospects in the region that could potentially fuel or hinder
light/business industrial development

The entire city has experienced an average annual growth rate of 67,000 to 244,000 square feet for
light/business industrial land area and 10,000 to 50,000 square feet of light/business industrial
building space since 1960. If this growth rate is extended until 2059 Lethbridge will see approximately
3,350,000 to 12,200,000 square feet of additional light/business industrial land area and 500,000 to
2,500,000 square feet of additional light/business industrial floor space added to its inventory (the
current light/business industrial inventory in Lethbridge is 6,446,761 square feet of land area and
1,330,221 square feet of floor space). This figure does not include any unpredictable major
developments that may greatly enhance the inventory of light/business industrial land area and
building space in Lethbridge.

The population of Lethbridge is expected to increase by 48,000 to 145,000 people by 2059. If
Lethbridge continues to support total light/business industrial land area at a rate of 75.4 square feet
per capita and building space at 15.6 square feet per capita, then future population growth, by this
measure would lead to the development of approximately 3,619,000 to 10,933,000 square feet of land
area and 749,000 to 2,262,000 square feet of building space between 2009 and 2059. This range
somewhat mirrors the predicted range that resulted from simply extending previous trends and it
presents a narrower range. However, the range predicted by extending previous trends could be
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slightly skewed, as during the 1970’s there was abnormally high amounts of industrial growth and
prior to this decade there was not very much industrial development in Lethbridge.

Therefore, a third measure of predicting growth in light/business industrial floor space and land area
will be used in order to confirm the validity of the other estimates and to try to extrapolate a more
precise range of expected development. This measure is a growth rate range that is expressed as a
percent that compounds itself annually. Prior to 1980 the percentage growth rates were very high, as
there was not much overall light/business industrial space and the 1970’s experienced an abnormal
amount of this type of development. However, after this point the percentage growth tended to
become more consistent as Lethbridge grew. Therefore in attempting to predict future percentage
growth rates, only the previous growth rates experienced since 1980 will be used. When estimating
the future growth in light/business industrial land area until 2059 a lower bound of 1.5% and an upper
bound of 2.5% will be used for the average annual growth rate. To estimate the future growth in
light/business industrial floor space an average annual growth rate with a lower bound of 1% and an
upper bound of 2.5% will be used. These figures are a relatively consistent approximation of the
growth rate that has been experienced since 1980. An average annual growth rate for light/business
industrial land area of 1.5% to 2.5% would see the total land area devoted to light/business industrial
land uses in Lethbridge as being approximately 13,500,000 to 22,200,000 square feet which is an
additional 7,100,000 to 15,700,000 square feet over the current amount. An average annual growth
rate for light/business industrial floor space of 1.0% to 2.5% would see the total light/business
industrial floor space as being approximately 2,200,000 to 4,600,000 square feet which is an
additional 900,000 to 3,300,000 square feet over the current amount.

Therefore it is suggested that a forecast of 5,000,000 to 15,000,000 square feet (46.5 to 139.5
hectares) of additional light/business industrial land area and 1,000,000 to 3,000,000 square feet of
additional light/business industrial floor space be used in the entire city until 2059. This equals about
100,000 to 300,000 square feet of land area and 20,000 to 60,000 square feet of floor area being
added to the city wide light/business industrial inventory every year. This forecast was used because
it is fairly representative of the common areas of all three estimates that were identified above and it
avoids the lowest and highest extremes of all the provided estimates.

It is relatively unknown over the long term how much industrial development will occur in the
surrounding county and what effect that this will have upon future light/business industrial
development inside the city. In the near term, development of the Broxburn Business Park to the east
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and the Airport Employment Centre to the south of the city are ongoing. However, it is expected that
the provided forecast is broad enough to cover factors such as this.

6.2 West Lethbridge Forecast
It must be further determined how much of this future city wide light/business industrial development
could occur in West Lethbridge. There are two other industrial nodes in the City that are likely to
contain light/business industrial uses: The Sherring Industrial Park in the northeast corner of the city
and an employment centre in the city’s southeast. Half of the Sherring Industrial Park is currently
zoned and serviced for development, but aside from a few manufacturing and commercial uses this
area is largely vacant and approximately 32.8 hectares or 17% of this area’s gross developable land
is zoned for light/business industrial purposes. A land use concept for the remainder of the Sherring
Industrial Park and the Southeast Lethbridge Employment Centre does not yet exist, but if it is
assumed that both of these areas also have 17% of their gross developable land being devoted to
light/business industrial uses than this would mean that the remainder of Sherring Industrial Park
would have approximately 44 hectares and that the future South East Lethbridge Employment Centre
would have approximately 32 hectares devoted to light/business industrial lands. In total, land area
outside of the West Lethbridge Employment Centre devoted to light/business industrial uses would be
around approximately 109 hectares, when fully developed. Eventually the employment nodes in
North, South and West Lethbridge are likely to compete with one another for these types of uses.
Based upon this a forecast of West Lethbridge capturing 25% to 50% of future city wide light/business
industrial development shall be considered realistic and would generate 1,250,000 to 7,500,000
square feet (11.5 to 69.5 hectares) of land area and 250,000 to 1,500,000 square feet of floor space
in the West Lethbridge Employment Centre until 2059 (See Table 23 below).
Table 23: West Lethbridge Share of Light/Business Industrial Development

This would yield approximately 25,000 to 150,000 square feet (0.23 to 1.4 hectares) of land area and
5,000 to 30,000 square feet of additional building space per year. Even after light/business industrial
land does come online in West Lethbridge there is a strong possibility that businesses may be slow to
develop in this area, as they may feel a stronger attachment to areas near Lethbridge’s already
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existing industrial development (i.e. Sherring Industrial Park). This phenomena has been experienced
with West Lethbridge in regards to commercial development. However, over the long term this impact
is expected to be muted, as demand in West Lethbridge grows and land in other areas of the city that
are currently zoned and serviced for these uses become scarce as they are developed.

All of the light/business industrial growth that is expected to occur in West Lethbridge is expected to
occur in the West Lethbridge Employment Centre, as it is the only area in West Lethbridge that is
considered suitable for industrial development for the foreseeable future.

7.0 Medium/General Industrial Development Outlook
This section provides a forecast of expected City-wide medium/general industrial development and
land consumption and then estimates the share of this growth that could occur in West Lethbridge and
what factors will influence this.

7.1 Total City
There are four main indicators of the future pace of medium/general industrial development in the city:


The amount of medium/general industrial growth that is implied by previous trends



The long range population forecast of the city



Previous annual average growth rates for medium/general industrial development



Review of economic development prospects in the region that could potentially fuel or hinder
medium industrial development

The entire city has experienced an average annual growth rate of 242,000 to 1,138,000 square feet
for medium/general industrial land area and 39,000 to 237,000 square feet of medium/general
industrial building space since the 1960’s. If this growth rate is extended until 2059 Lethbridge will see
approximately 12,100,000 to 56,900,000 square feet of additional medium/general industrial land area
and 1,950,000 to 11,850,000 square feet of additional medium/general industrial floor space added to
its inventory (the current medium/general industrial inventory in Lethbridge is 29,952,706 square feet
of land area and 5,757,477 square feet of floor space). This figure does not include any unpredictable
major developments that may greatly enhance the inventory of medium/general industrial land area
and building space in Lethbridge.
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Based upon the population forecast that was determined in section 4.2.2 of this document, the
population of Lethbridge is expected to increase by 48,000 to 145,000 people by 2059. If Lethbridge
continues to support total medium/general industrial land area at a rate of 350.4 square feet per capita
and building space at 67.3 square feet per capita, then this anticipated future population growth would
lead to the development of approximately 16,819,000 to 50,808,000 square feet of land area and
3,230,000 to 9,759,000 square feet of building space between 2009 and 2059. This range somewhat
mirrors the predicted range that resulted from simply extending previous trends, as it is within these
bounds, but presents a narrower range. However, the range predicted by extending previous trends
could be slightly skewed, as during the 1970’s there was abnormally high amounts of industrial
growth and prior to this decade there was not very much industrial development in Lethbridge.

Therefore, a third measure of predicting growth in medium/general industrial floor space and land
area will be used in order to confirm the validity of the other estimates and to try to extrapolate a more
precise range of expected development. This measure is a growth rate range that is expressed as a
percent and compounds itself annually. Prior to 1980 the percentage growth rates were very high, as
there was not much overall medium/general industrial space and the 1970’s experienced an abnormal
amount of this type of development. However, after this point the percentage growth tended to
become more consistent as Lethbridge grew. Therefore in attempting to predict future percentage
growth rates, only the previous growth rates experienced since 1980 will be used. When estimating
the future growth in medium/general industrial land area until 2059 a lower bound of 1.2% and an
upper bound of 2.7% will be used for the average annual growth rate. To estimate the future growth in
medium/general industrial floor space an average annual growth rate with a lower bound of 1% and
an upper bound of 2.8% will be used. These figures are a relatively consistent approximation of the
growth rate that has been experienced since 1980. An average annual growth rate for
medium/general industrial land area of 1.2% to 2.7% would see the total land area devoted to
medium/general industrial land uses in Lethbridge as being approximately 54,400,000 to 113,500,000
square feet which is an additional 24,400,000 to 83,500,000 square feet over the current amount. An
average annual growth rate for medium/general industrial floor space of 1.0% to 2.8% would see the
total medium/general industrial floor space as being approximately 9,500,000 to 22,900,000 square
feet which is an additional 3,700,000 to 17,200,000 square feet over the current amount.

Therefore it is suggested that a forecast of 20,000,000 to 70,000,000 square feet (186 to 650
hectares) of additional medium/general industrial land area and 3,500,000 to 15,000,000 square feet
of additional medium/general industrial floor space be used in the entire city until 2059. This equals
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about 400,000 to 1,400,000 square feet (3.5 to 13 hectares) of land area and 70,000 to 300,000
square feet of floor area being added to the city wide medium/general industrial inventory every year.
This forecast was used because it is fairly representative of the common areas of all three estimates
that were identified above and it avoids the lowest and highest extremes of all the provided estimates.

It is relatively unknown over the long term how much industrial development will occur in the
surrounding county and what effect that this will have upon future medium/general industrial
development inside the city. In the near term development of the Broxburn Business Park to the east
and the Airport Employment Centre to the south of the city are ongoing. It is expected that the
provided forecast is broad enough to cover factors such as this.

7.2 West Lethbridge Forecast
It must further be determined of approximately how much of this future city wide medium/general
industrial development could occur in West Lethbridge. There are two other industrial nodes in the
City that are likely to contain medium/general industrial uses: The Sherring Industrial Park in the
northeast corner of the city and an employment centre in the city’s southeast. Half of the Sherring
Industrial Park is currently zoned and serviced for development, but aside from a few manufacturing
and commercial uses this area is largely vacant and approximately 41.1 hectares or 21% of this
area’s the gross developable land is zoned for medium/general industrial purposes. A land use
concept for the remainder of the Sherring Industrial Park, which is 259 hectares in size does not exist
yet. If this area mirrors the industrial development in the rest of the Sherring Industrial Park and this
area excludes the development of sports fields and commercial uses, then it is expected that
approximately 25% of the gross developable area for the remainder of the Sherring Industrial Park will
be for medium/general industrial purposes, which would present an additional 65 hectares of land for
medium/general industrial purposes. Therefore, it is expected that the entire Sherring industrial Park
would provide approximately 106 hectares of medium/general industrial development, which is 57% of
the minimum expected city-wide medium/general industrial development.

If an estimate of medium industrial development capturing 25% of the future employment centre in
southeast Lethbridge, which is estimated to be 186 hectares in size, is also used then approximately
47 hectares of this area will be for medium/general industrial purposes. Based upon this evidence
both the Sherring Industrial Park and the Southeast Employment Centre could contain approximately
24% to 82% of the range of medium/general industrial development that was forecasted for the entire
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city over the next fifty years. However the Southeast Employment Centre will be developed some time
after the West Lethbridge Employment Centre and, as a result, will have a smaller impact upon his
employment area than the Sherring Industrial Park will. Based upon this, a forecast of West
Lethbridge capturing 35% to 50% of future city wide medium/general industrial development shall be
considered realistic and would generate 7,000,000 to 35,000,000 square feet (46.5 to 325 hectares)
of land area and 1,225,000 to 7,500,000 square feet of floor space in West Lethbridge until 2059 (See
Figure 24 below).
Table 24: West Lethbridge Share of Medium/general Industrial Development

This would yield approximately 140,000 to 700,000 square feet (1 to 6.5 hectares) of land area and
24,500 to 150,000 square feet of additional building space per year.

All of the medium/general industrial growth that is expected to occur in West Lethbridge is expected to
occur in the West Lethbridge Employment Centre, as it is the only area in West Lethbridge that is
considered suitable for industrial development for the foreseeable future.
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8.0 Office Development Outlook
This section provides a forecast of expected City-wide office development both in terms of floor space
and in terms of developed land area. The share of this growth that will occur in West Lethbridge and
what factors that will influence this is then also estimated.

8.1 Total City
There are two main indicators of the future pace of office development in the city:


Previous trends in new office construction in the city.



Estimating the pace of office growth that is implied by the long range population forecast.

8.1.1 Office Floor Space Forecast
The entire city has experienced an average annual growth rate in office floor space during the past
fifty years ranging from a low of 17,000 square feet per year in the 1990’s to a high of 35,000 square
feet per year in the 1980’s. If this growth rate is extended until 2059 Lethbridge will see 850,000 to
1,750,000 square feet of additional office space added to its inventory (the current office inventory in
Lethbridge is 1,500,000 square feet). This figure does not include civic space and does not include
any unpredictable major developments that may greatly enhance the inventory of office space in
Lethbridge.

According to the projection found under section 4.2.2 of this document, the population is expected to
increase by 48,000 to 145,000 people over the current (2009) population by the year 2059. If
Lethbridge continues to support total office space at a rate of 18.3 square feet per capita, then future
population growth would lead to the development of approximately 878,400 to 2,653,500 square feet
of office space between 2009 and 2059. This range is slightly more aggressive than the predicted
range that resulted from simply extending previous trends, but it covers much of the same anticipated
range.

Therefore it is suggested that a forecast of 850,000 to 2,600,000 square feet of additional office space
be used in the city until 2059. This equals about 17,000 to 52,000 square feet of office space being
added to the city wide inventory every year. This forecast was used because judging by the amount of
office space that Lethbridge has in comparison to other similar sized communities and how office
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space growth has not kept up with population growth in recent decades it appears that Lethbridge
may be slightly over supplied with office space at 18 square feet of office space per capita currently,
but, over the long term as the city’s population increases, its rate of office space per capita may
slightly increase as is evident in larger centres.

8.1.2 Office Land Area Forecast
The entire city has experienced an average annual growth rate in office land area during the past fifty
years ranging from a low of 20,000 square feet per year in the 1960’s to a high of 98,000 square feet
per year since the year 2000. If this growth rate is extended until 2059 Lethbridge will see 1,000,000
to 4,900,000 square feet of additional office land added to its inventory (the current office inventory in
Lethbridge is 2,700,000 square feet). This figure does not include civic space and does not include
any unpredictable major developments that may greatly enhance the inventory of office space in
Lethbridge. It is also not likely that the lower bound of this estimate is very accurate as this was based
on the data from the 1960’s when new office growth was consuming a great deal less land. The upper
bound is more accurate to today’s trends as this was based on data since the year 2000, when office
floor space was only consuming 21% of the total land area allotted to it.

Once again the office floor space is expected to increase by 850,000 to 2,600,000 square feet by
2059. If office floor space in Lethbridge continues to be developed at a density of 20% to 50% as it
has in the past twenty years, then growth in future office space would lead to the development of
1,700,000 to 13,000,000 square feet of land area for office uses between 2009 and 2059 This range
is much more broad than the predicted range that resulted from simply extending previous trends, but
is likely more accurate at the upper bounds, as over the years office development has become
increasingly less dense and unless the price of land dramatically rises in the next fifty years there is
little reason to think that this trend will experience a dramatic reversal .

Therefore it is suggested that a forecast of 4,000,000 to 12,000,000 square feet of additional office
land area be used in the city until 2059. This equals about 80,000 to 240,000 square feet of land area
devoted to office space being added to the city wide inventory every year. This forecast eliminates a
large portion of the lower bound and focuses upon the upper bound that the forecasts of extending
previous trends and estimating the developed density of office growth found, as this was largely
based upon past decades when office space was developed at a much higher density than in recent
decades.
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8.2 West Lethbridge Forecast
Based on a review of current conditions and recent trends in the office market in Lethbridge, there are
three main factors that will largely determine West Lethbridge’s share of the future office market:


The availability of sites for office development in other areas of the city.



The anticipated amount of office development that can be expected in West Lethbridge. and
the share of this that can be expected in areas of West Lethbridge that are yet unplanned.



The nature of office development that can be expected in the West Lethbridge.

Downtown is expected to remain the largest concentration of office development in Lethbridge into the
future and development in this area is likely to remain relatively dense. Another node of office
development that is likely to continue to develop is the W.T. Hill Business Park on the east side of
Lethbridge which is comprised of low density commercial uses, such as car dealerships, hotels and
offices. Much office development is also expected to occur in scattered areas throughout the city as it
has during the past few decades and this development will likely be relatively low density
development. At some point following the beginning of development in the West Lethbridge
Employment Centre, it is expected that a similar employment centre will also begin development in
southeast Lethbridge as well. This area is also expected to contain a similar mix of office development
as the West Lethbridge Employment Centre.

While it is just beginning to develop The Crossings is foreseen as being West Lethbridge’s premier
office node. While it is not known how much of office development is expected to occur in this area,
approximately 14.5 hectares13 (1,560,000 square feet) of this neighbourhood will be dedicated to
commercial or mixed-use development, with the likelihood that this area will contain mainly retail uses,
but also a sizable portion of office development as well .

A forecast of West Lethbridge capturing about one third of future city wide office growth shall be
considered realistic as it considers the growth of office uses other areas if Lethbridge as well. Based
upon the city-wide estimates listed above this would give West Lethbridge 300,000 to 900,000 square
feet of additional office floor space and 1,500,000 to 4,500,000 square feet (14 - 42 hectares) of land
area. The amount of land area is slightly more than what the city-wide estimate would generate, but is
relevant of the trend experienced in the past decade and office development in West Lethbridge is
anticipated to be developed at a lower density than an area such as downtown.
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If office development in the West Lethbridge Community Core consumes 20% of the total commercial
land area that is available (up from the 10% share of total commercial land area that office uses have
in the rest of the city) in this area, this will consume approximately 312,000 square feet (3 hectares) of
land. This leaves approximately 1,200,000 to 4,200,000 square feet (11 - 39 hectares) of new growth
in office land area that must be allocated elsewhere in West Lethbridge that are currently unplanned
for.

If the West Lethbridge Employment Centre captures two-thirds (66%) of this additional growth in office
land area than it can be expected that 800,000 to 2,800,000 square feet (7.5 - 26 hectares) of land
area will be used for office purposes in the West Lethbridge Employment Centre.

It can be expected that any office development in the West Lethbridge Employment Centre will be
developed at a relatively low density. A good estimate of this developed density would be a floor area
ratio of 0.2, which is about the same density that new office space has been developed at during the
past decade. Therefore the development of 800,000 to 2,800,000 square feet of land area would
mean that 160,000 to 560,000 square feet of office floor space would be contained within the West
Lethbridge Employment Centre.

9.0 Retail Development Outlook
This section provides a forecast of expected City-wide retail development both in terms of floor space
and in terms of developed land area. The share of this growth that will occur in West Lethbridge and
what factors that will influence this is then also estimated.

9.1 Total City
There are two main indicators of the future pace of retail development in the city:


Previous trends in new retail construction in the city.



Estimating the pace of retail growth that is implied by the long range population forecast.

9.1.1 Retail Floor Space Forecast
The entire city has experienced an average annual growth rate in retail floor space during the past
fifty years ranging from a low of 60,000 square feet per year in the 1960’s to a high of 155,000 square
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feet per year since the year 2000. If this growth rate is extended until 2059 Lethbridge will see
3,000,000 to 7,750,000 square feet of additional retail/service space added to its inventory (the
current retail/service inventory in Lethbridge is 6,700,000 square feet). This figure does not include
any unpredictable major developments that may greatly enhance the inventory of retail space in
Lethbridge.

Once again the population is expected to increase by 48,000 to 145,000 people by 2059. If Lethbridge
continues to support total retail floor space at a rate of 78.5 square feet per capita, then future
population growth would lead to the development of approximately 3,768,000 to 11,382,500 square
feet of retail/service floor space between 2009 and 2059. This range is broader than the predicted
range that resulted from simply extending previous trends, but it covers much of the same territory.

Therefore it is suggested that a forecast of 5,000,000 to 10,000,000 square feet of additional
retail/service floor space be used in the city until 2059, as Lethbridge may be slightly oversupplied
with retail floor space currently due to a recent influx of construction, but judging by it’s large trade
area it is probably not oversupplied by much. A forecast such as this equals about 100,000 to 200,000
square feet of retail/service commercial floor space being added to the city wide inventory every year.

9.1.2 Retail/Service Commercial Land Area Forecast
The entire city has experienced an average annual growth rate in retail/service commercial land area
during the past fifty years ranging from a low of 190,000 square feet per year in the 1960’s to a high
of 700,000 square feet per year since the year 2000. If this growth rate is extended until 2059
Lethbridge will see 9,500,000 to 35,000,000 square feet of additional retail/service land added to its
inventory (the current retail land inventory in Lethbridge is approximately 23,000,000 square feet). The
lower bound of this estimate is not likely to be probable as this was based on the data from the 1960’s
when new retail growth was developed in a more compact manner. The upper bound is more
accurate to today’s trends as this was based on data since the year 2000, when retail floor space was
only consuming 22% of the total land area allotted to it.

Once again the retail/service floor space is expected to increase by 5,000,000 to 10,000,000 square
feet by 2059. If retail/service floor space in Lethbridge in the future is developed at a density of 25% (a
moderate density in regards to the past few decades), then growth in future office space would lead to
the development of 20,000,000 to 40,000,000 square feet of land area for retail/service uses between
2009 and 2059. This presents a higher range than that which resulted from simply extending previous
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trends, but is still very similar and likely to be more accurate due to the small decrease in retail/service
density that has been experienced over the past 30 years or so.

Therefore it is suggested that a forecast of 20,000,000 to 40,000,000 square feet (186 ha - 371.5 ha)
of additional retail/service commercial land area be used in the city until 2059. This equals about
400,000 to 800,000 square feet of land area devoted to retail/service uses being added to the city
wide inventory every year.

9.2 West Lethbridge Forecast
Based on a review of current conditions and recent trends in the retail/service commercial market in
Lethbridge, there are four main factors that will largely determine West Lethbridge’s share of the
future retail/service market:


The nature of retail/service development that can be expected in West Lethbridge.



The availability of sites for retail/service development in other areas of the city and West
Lethbridge.



The geographical location of areas of West Lethbridge that are currently unplanned for.



The anticipated amount of retail/service development that can be expected in West Lethbridge
and the share of this that can be expected in areas of West Lethbridge that are currently
unplanned.

It is anticipated that much of the retail/service commercial development that locates in the West
Lethbridge will serve the broader city and trade area as a whole. This is especially true in regards to
the West Lethbridge Employment Centre. Such commercial development typically includes shopping
centres and big-box stores and usually requires large vacant tracts of relatively cheap land that is
located along major arteries and is easily accessible from major highways. Such development in
Lethbridge is currently found along the Mayor Magrath Drive Corridor and to a lesser degree in a
corner of the Sherring Industrial Park in the north and on the former railyard lands in downtown
Lethbridge. For the most part, there only remains a small amount of vacant commercial land available
in these areas, if any at all. Based upon an evaluation conducted in early 2010 it is estimated that
currently there is approximately 8,000, 000 square feet (7 hectares) of vacant land that, through
zoning or approved plans, are appropriate for retail/service development in Lethbridge.
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1,600,000 of this 8,000,000 square feet of this vacant land that is appropriate for retail uses is already
located in West Lethbridge, while the remaining 6,400,000 square feet is located in the rest of the
city. If this existing 8,000,000 square feet of commercial land is developed at a floor area ratio of 0.25,
this would generate an additional 2,000,000 square feet for retail/service floor space in the entire city
with 400,000 square feet of retail floor space development occurring in West Lethbridge and
1,600,000 square feet of retail floor space occurring in the remainder of the city.

Based upon the need that was estimated above for retail/service commercial land area (20 to 40
million square feet) this suggests that over the next fifty years, in Lethbridge there will be a need for at
least an additional 12 million to 32 million square feet (111- 297 hectares) of land that is devoted to
retail/service commercial uses and has not been provided through approved planning or zoning as of
early 2010. If this land were developed at floor area ratio of 0.25, this would mean that 3,000,000 to
8,000,000 square feet of retail floor space would occupy this land.

Under further analysis the amount of this existing land that is actually used for retail/services purposes
will be less due to much of it being more appropriate for other similar type uses, such as office and
light/business industrial (as in the W.T. Hill Business Park). In addition some of this land is scattered
throughout the city in smaller commercial nodes that are zoned to serve the local neighbourhood and
much of the remainder is under some form of development. If these commercial parcels are deducted
this leaves approximately 2,400,000 square feet (22.5 hectares) of undeveloped land that is
appropriate for large format retail development scattered in major commercial areas across the city.
This land will compete directly against large format retail land in the WLEC, depending upon when
commercial parcels in the WLEC become available. Below is a summary of the amount of this existing
undeveloped land and where it exists in the city:
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Table 25: Summary of Existing Undeveloped Large-Format Commercial Land

There are limited amounts of these types of parcels in both North and South Lethbridge. West
Lethbridge contains most of the parcels that are suitable for large format retail development, however,
while this land is available to suit the short term commercial needs of the community, this will not be
enough to suit its long term needs. In addition, while these parcels would be large enough to
accommodate a single big box store or some smaller commercial retail units, none of these parcels
are large enough to accommodate a comprehensively planned regional shopping centre upwards of
10 hectares in size like what has been previously seen in Lethbridge (The Crossings has 11.5
hectares, but this is spread over 3 separate sites). Another potential commercial and industrial node,
known as the Highway #4 Regional Commercial / Employment Centre was envisioned in the
Southeast Lethbridge Urbanization Plan for the southeast part of the city. However, this document is a
high level planning document and does not offer any specific details as to the amount of commercial
land that is to be provided in this area, if there is any at all. The WLEC will take precedence over the
retail development of this area, as this area is in close proximity to the existing Mayor Magrath Dr.
Commercial Area and will be developed some time after the WLEC. Any other major or regional
commercial areas, within the current city boundaries have not been anticipated and have not been
planned for in documents, such as the Municipal Development Plan or Urbanization Plans. Significant
commercial development that would compete with the WLEC is not anticipated outside of city
boundaries, due to the lack of availability of adequate services. Water and sewer servicing to
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surrounding municipalities (i.e. Lethbridge County, Coalhurst etc.) is provided and controlled by The
City of Lethbridge.

Development of the West Lethbridge Employment Centre is not expected to have a negative impact
upon existing retail development in the City, as these developments and the areas where they are
located are very well established and serve sizable populations. The West Lethbridge Employment
Centre will primarily serve West Lethbridge and will be built out as this area continues to receive most
of the City’s future population growth. The West Lethbridge Employment Centre will also serve a
regional population, particularly from municipalities to the west that cannot access the Mayor Magrath
Dr. Commercial Area in the city’s south as easily as municipalities located to the south of the city. The
Mayor Magrath Dr. Commercial Area is nearly entirely built-out and will continue to serve not just the
City, but a considerable regional population that lies to the south of the city. The smaller shopping
area in the northern part of the city, in the Sherring Industrial Park, is relatively new, but primarily
serves residents in North Lethbridge and will be likely see increased interest once Highway #3 is
realigned to the north.

Data suggeststhat the city’s remaining regional retail node, Downtown and its adjacent areas,
currently has a maximum amount of retail area. Much of Downtown’s retail floor space was built in the
1980’s on relatively inexpensive large tracts of land that were vacated at this time by the railyards and
a brewery. According to the Downtown Lethbridge Market Analysis & Development Forecast,
completed in 2010, Downtown accounted for 60.7% of all city-wide retail growth during the 1980’s.
This retail environment was developed at a relatively low density, similar to what is found in suburban
areas. Virtually all of this inexpensive land that was developed for retail space has now been
consumed, leaving a few vacant parcels that tend to be small, fragmented and expensive compared
to those in suburban areas. Also according to this market study, downtown is expected to grow on the
retail front very incrementally, adding only 7,000 to 37,000 square feet of retail floor area over the next
twenty years. It is also very possible that floor area devoted to retail in downtown will decrease in the
future, not due to competition from other commercial areas, but due to redevelopment to other uses
such as professional services or residential units. The addition of smaller specialty or boutique retail in
Downtown is expected to increase, but the regional large format retail in this area can only remain at
current levels or decrease14.

Location is of paramount importance in regards to retail/service commercial development that serves
a regional area and in consideration of all other areas of West Lethbridge that are currently unplanned
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for, the plan area for the West Lethbridge Employment Centre provides an excellent location for this
type of development. A few arterial roadways run through or are adjacent to the plan area. University
Drive, in particular, is an existing arterial roadway that directly intersects with the existing highway #3
and is proposed to connect directly to the future highway #3 realignment further to the north. The
existing highway #3 is immediately adjacent to the northern boundary of the plan area and is likely to
remain a major roadway even after the highway #3 realignment is completed in the future. As stated
above, it is be expected that as the population of Lethbridge grows national chain stores that are
already located in Lethbridge will open additional outlets and that many of these retail chains will look
to locate additional outlets in West Lethbridge as the population of West Lethbridge is already very
sizable and is likely to continue to outpace the population growth in the rest of the city. These factors
make large scale city-wide or regional retail/service commercial development in the West Lethbridge
Employment Centre very attractive into the mid to long range future.

Currently West Lethbridge has a very large share of the City’s population (35.7%), but a very small
share of retail commercial floor space and occupied land area (3.6% and 5.0% respectively). Over the
next fifty years, West Lethbridge will probably not be able to reach equilibrium with the rest of the city
in terms of retail space, but it will likely make significant strides to narrow the gap. To do this West
Lethbridge will need to increase its retail floor space square footage per capita from 7.4 square feet
per capita to something on the order of 50 square feet per capita, which is closer to the current city
wide ratio of 78.5 square feet. As stated in section 4.3, it is estimated that by 2059, West Lethbridge
will have a population of 54,500 to 139,500 (an increase over the current population by 24,000 to
109,000 people). At a ratio of 50 square feet of retail floor space per capita this would indicate that
there would be a total of 2,730,000 to 6,980,000 square feet of retail floor space in West Lethbridge at
this time, which is an increase of about 2,500,000 to 6,750,000 over the current amount of retail floor
space. This estimate would see West Lethbridge capture about 50% to 70% of all forecasted future
retail floor space growth in the city.

As stated above there is currently enough land in the rest of the city outside of West Lethbridge to
provide for approximately 1,600,000 square feet of retail/service floor space. If no additional land is
provided in the next fifty years that is suitable for retail/service uses in the rest of the city outside of
West Lethbridge, then West Lethbridge would be required to provide for 3,400,000 to 8,400,000
square feet of retail floor space in order to meet the growing retail needs of the city. This would mean
that West Lethbridge would capture something on the order of 68% to 84% of all new city wide
retail/service development and fifty years from now would have from 67 square feet of retail floor
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space per capita to 62 square feet of retail floor space per capita. While this is greater than the
estimate of 50 square feet of floor space per person that was used above, it is unreasonable to
believe that while West Lethbridge may capture the majority of new retail development, additional land
that is devoted to retail/service development will not become available elsewhere in the city. Therefore
the estimate of West Lethbridge alone having 50 square feet of retail floor space per capita and
thereby capturing 50% to 70% of future retail growth in the city is considered reasonable. A forecast of
West Lethbridge capturing about 60% of future city-wide retail growth should be used as it is the
median of these two lower and upper bounds and would mean that West Lethbridge would likely
capture 3,000,000 to 6,000,000 square feet of additional retail/service floor space over the next fifty
years. Based upon a retail floor space to land area ratio of 25% this would mean that 12,000,000 to
24,000,000 square feet (111 - 223 hectares) of land area would be required in West Lethbridge to
facilitate this much retail/service development.

Typically about 20 square feet of retail floor space per capita in a city is devoted to retail uses that
serve the local neighbourhood population. If the population of West Lethbridge increases by 2059 to a
total of 54,500 to 139,500 people and this figure of 20 square feet of retail floor space per capita is
also used for West Lethbridge, then it can be expected that in total 1,090,000 to 2,790,000 square
feet of retail floor space in West Lethbridge will be for the purposes of serving the local
neighbourhoods. As there is currently approximately 230,000 square feet of retail floor space in West
Lethbridge already, all of which is assumed to serve the local neighbourhood or West Lethbridge
population exclusively, this means there will be an additional 860,000 square feet to 2,560,000 square
feet of retail floor space that is devoted exclusively to serving the local neighbourhood population that
will be developed in West Lethbridge by 2059. Once again if this is developed at a floor area ratio of
0.25 then this would total 3,440,000 to 10,240,000 square feet (32 - 95 hectares) of land area that
would be required to support this much neighbourhood retail floor space.

It is assumed that all of West Lethbridge’s future regional retail development will occur in the
Crossings or in other major commercial areas that are currently unplanned for (such as the West
Lethbridge Employment Centre) and that all of West Lethbridge’s future neighbourhood retail
development will occur in other areas that are primarily residential in nature. This would mean that
8,500,000 to 13,800,000 square feet (79 - 128 hectares) of land area that is devoted to retail uses will
be devoted to retail uses that are regional in nature and will thereby be located in the Crossings or or
in other major commercial areas that are currently unplanned. As mentioned above, 1,240,000 square
feet (11.5 hectares) of land area for commercial uses that are suited for regional retail uses has been
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planned for in The Crossings. This would therefore leave 7,260,000 to 12,560,000 square feet (67 117 hectares) of land area for retail commercial purposes that could potentially be located in other
future commercial areas of West Lethbridge that are unplanned for.

A figure of 20 square feet of retail floor space per capita for neighbourhood retail commercial uses,
might be slightly inflated in the case of West Lethbridge, as currently it only supports 7.4 square feet
per capita of any type of retail floor space (mainly serving the surrounding neighbourhood or West
Lethbridge population) and citizens of West Lethbridge have in the past displayed a willingness to
move greater distances to access retail uses, whether it be across the city or across West Lethbridge.
In order to more accurately gauge the amount of retail development expected in the West Lethbridge
another measure must also be used. As there is an existing 1,600,000 square feet (15 hectares) of
vacant land in West Lethbridge that is appropriate for retail/service commercial purposes through
approved planning or zoning, this leaves 10,400,000 to 22,400,000 square feet (96 - 208 hectares) of
retail land that must be provided for outside of what retail areas have already been planned for. It is
also thought that there is the potential for an additional 1,600,000 (15 hectares), at most, of retail land
in other areas of primarily residential neighbourhoods of West Lethbridge beyond this but that will be
developed over the long term. This additional retail has not been adequately planned for as of yet and
is anticipated for smaller, more neighbourhood oriented retail commercial development. If this long
term future retail development is also included, then this leaves the potential for 8,800,000 to
20,800,000 square feet (82-193 hectares) of land area for future retail development in areas of West
Lethbridge that are unplanned for. Based upon this estimate and also the estimate that excluded the
anticipated neighbourhood retail development in West Lethbridge a reasonable forecast for future
retail/service commercial development in areas of West Lethbridge that are currently unplanned for is
10,000,000 to 20,000,000 square feet of land area (93 to 186 hectares), which based upon a floor
area ratio of 0.25 would produce approximately 2,500,000 to 5,000,000 square feet of retail/service
commercial floor space.

Due to the nature of the West Lethbridge Employment Centre with minimal residential neighbourhood
development and access to major roads and highways, this area is ideal for this type of development
and it can be assumed that all of this additional demand retail/service land could potentially be
provided within the West Lethbridge Employment Centre for the foreseeable future.
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10.0 Residential Outlook
While the primary intent of the West Lethbridge Employment Centre is not to incorporate new
residential neighbourhoods, there has been expressed interest in developing some residential areas
that take advantage of the proximity of the river valley in the eastern part of the plan area.
This section provides a forecast of the residential development potential in the West Lethbridge
Employment Centre by:
 Examining the projected future population growth in West Lethbridge that was previously
identified in this document.
 Examining the projected population of other West Lethbridge neighbourhoods that are
primarily residential in nature and are currently under development or are awaiting future
development.
 Examining the size and residential densities of similar neighbourhoods in the City

10.1 Availability of Future Residential Development in West Lethbridge
As identified in section 4.3, based upon the lower and upper bounds of projected future city-wide
population growth and West Lethbridge capturing 50% to 75% of this future growth it is estimated that
West Lethbridge will grow by 24,000 to 109,000 people in the next fifty years.

Table 26, below shows the projected future populations of residential areas in West Lethbridge that
are currently under development or have some level of planning work completed on them that
includes population projections. The projections for neighbourhoods that are currently under
development have been modified to reflect any current population that may already be present and
have already been counted in the latest census.
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Table 26: West Lethbridge Future Neighbourhood Development Population Projections

Source: City of Lethbridge Area Structure Plans, Outline Plans and Development Services Data

It is estimated that future developed residential areas in Lethbridge in the foreseeable future will be
able to accommodate approximately 46,000 additional residents. This number falls within the
anticipated population range that was forecast for West Lethbridge for the next fifty years, but is likely
to slightly under serve West Lethbridge. If the market for housing in West Lethbridge over the next fifty
years requires more developable land, there are a few other areas within the existing city boundary
that can also be developed and annexation within the next fifty years is also a possibility.

10.2 West Lethbridge Employment Centre Forecast
Based upon the availability of residential land in West Lethbridge that is described above it is not likely
that there will be a strong demand for residential development in the West Lethbridge Employment
Centre, as most of the community’s residential needs can be satisfied elsewhere. However, it is
possible that the West Lethbridge Employment Centre could support a smaller residential
neighbourhood that is oriented towards the river valley within the 82 ha (8,800,000 sqft.) of land
between the river valley and University Drive. Half of this area being used for the development of a
residential neighbourhood (the other half would be for commercial purposes along University Dr.),
including internal roadways, parks and stormwater facilities would present a gross developable area
of 41 hectares (4,400,000 square feet). Relatively new, similar sized neighbourhoods in Lethbridge
include Sun Ridge (57 hectares) and Heritage Heights (84 hectares) which have both been
developed at a ratio of around 14 units per hectare of gross developable land, excluding commercial
sites15. If this same ratio were to be applied to a future residential neighbourhood totaling 41 hectares
in size in the West Lethbridge Employment Centre this would generate 574 housing units that, based
on an average of 2.4 persons per dwelling would support a population of just under 1,400 people.
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The newest approved Outline Plan in the City is for the Blackwolf Neighbourhood which is 47.57
hectares in size. This Outline Plan expects a developed density of 18.3 units per hectare. If a ratio of
18 units per hectare were also applied to the same future residential development in the West
Lethbridge Employment Centre this would generate 738 units that based upon an average of 2.4
people per hectare would support a population of almost 1,800 people. This is shown in table 27,
below:
Table 27: West Lethbridge Employment Centre Residential Population Projection

Therefore, from a market perspective, evidence suggests that the West Lethbridge Employment
Centre could support the development of approximately 41 hectares for the development of a
residential neighborhood that would contain 1,400 to `1,800 people. Development of similar, small
residential neighbourhoods has occurred in the past in Lethbridge as Sunridge is anticipated to
contain just under 2,000 persons when it is completed, Heritage Heights has a population of just
under 3,000 people and Ridgewood, which is just south of Heritage Heights along the top of the river
valley, has a population of around 1,600. However, it should also be cautioned that these areas are
connected to other nearby residential communities, whereas any residential neighbourhoods that
would be developed in the West Lethbridge Employment Centre would be relatively isolated from
other residential development by the railway and the topography of the area. It is expected that
approximately 21% of this 41 hectares will be required for internal roads and 15% would be required
for parks and storm ponds. This would leave around 26 hectares (square feet) of land that would
actually be developed for residential purposes in the West Lethbridge Employment Centre.
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11.0 Conclusions and Recommendations
11.1 Strengths, Challenges and Future Possible Opportunities
The West Lethbridge Employment Centre has the potential to become a major node of commercial
and industrial development in Lethbridge and the region.

The West Lethbridge Employment Centre’s main assets include:


The close proximity and easy access to major railways and highways.



West Lethbridge has a considerable population and currently has a very limited amount of
retail and employment related uses (industrial and office). This represents a void that will need
to be filled as West Lethbridge continues to rapidly grow.



Depleting amounts of vacant available retail commercial land in other areas of the City.



Close proximity to a continually expanding University.

These assets should be able to help development in the West Lethbridge Employment Centre get off
to a good start and to continue to steadily develop over the next fifty years or so. Despite this there
are some obstacles to development in this location as well.

More established industrial areas that are located in the northeast of the city and still have large
quantities of vacant land will continue to attract industrial development and compete - possibly at a
higher degree due to existing market preferences - with the West Lethbridge Employment Centre. It is
unknown at precisely what level, but other future industrial and business parks that are located
outside of City boundaries will also compete with the study area, as will the Southeast Lethbridge
Employment Centre. However, the provision of services to competing industrial or business parks that
are located outside of the city will remain a challenge.

Adequate servicing to the West Lethbridge Employment Centre is not currently in place, but will be
constructed in the near future. As the plan area is very large, the entire area will not be serviced all at
once. Utility servicing will likely proceed with development in a more linear fashion.

It is expected that Highway #3, which currently bounds the plan area to the north, will be moved a few
kilometers further north of its present location with twenty years or so. However, the existing Highway
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#3 will still remain, just not as the prime route and the plan area will still likely maintain good access to
the new Highway #3.

Development that occurs in the West Lethbridge Employment Centre has the potential to enjoy a
competitive advantage over development which occurs elsewhere in the City. This is especially true in
regards to retail development and that will occur in The Crossings. While this would be good for
development that occurs in the employment centre, it has the potential to lead to unbalanced growth
elsewhere in the city.

However, the magnitude of this issue is reduced by the fact that these other areas have already been
planned for through Area Structure Plans and Outline Plans. These areas have also been serviced
and zoned accordingly and are ready for development. The West Lethbridge Employment Centre is
currently undergoing the Area Structure Plan process, with Outline Plans, servicing and zoning still to
come. This will mean that development that occurs in the West Lethbridge Employment Centre will
likely lag behind that which occurs in other areas as it is not likely to begin for a least a few years from
now. This is acceptable as it is intended for the West Lethbridge Employment Centre to provide for
the long term commercial needs of the community.

More balanced city-wide growth is also possible if the West Lethbridge Employment Centre is
developed according to sequenced stages instead of being developed all at once. Each stage could
correspond to an Outline Plan to ensure that control of development is maintained.
As the expected build-out of the plan area is quite long there are also a few possible future
development opportunities presented by future technologies or development trends that could be
experienced in the plan area. They can include:

Green Energy Technologies - Improvements and wide spread adoption of green energy
technologies, such as solar power (for electricity and heating) and wind turbines could become more
prevalent in the future. Fuel cells also present an interesting opportunity, if they become more
common and cheaper to manufacture and thereby purchase.

District Energy - For greater efficiency district heating/cooling could become more common in order
to heat and cool multiple buildings from one source. District electricity generation, that powers multiple
buildings, but not as many a power plant (i.e. a city block) could also be provided by utilizing existing
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technologies such as generation through natural gas or emerging technologies such as fuel cells or
micro nuclear power generation.

Industrial Symbiosis - Depending upon what type of industries are developed in the plan area there
may be an opportunity to encourage industrial symbiosis between these industries. In a nutshell,
Industrial Symbiosis occurs when certain industries produce waste by-products (i.e. heat, toxic
chemicals) that are useful to other nearby industries. Instead of these industries functioning
separately, as has been traditionally the case, these industries function in a system that is mutually
beneficial to one another and functions in a format similar to natural biological processes. In order for
industrial symbiosis to function properly there must be a cluster of industries in relatively close
geographical proximity to one another, commonality between certain uses in their inputs and outputs
and an enhanced infrastructure network between industrial uses (i.e. pipes between two factories to
carry steam).

Development at Higher Densities - Over the past fifty years development in North America and
Lethbridge in comparison to the rest of the world has not been very dense. However, there is the
possibility that over the next fifty years in Lethbridge, densities in new development will increase
depending largely upon market demands and the price of energy and land. Mixed use developments
may become more common and industrial users may make more efficient use of their provided land.

Resurgence in Rail Traffic - As energy prices rise, the railway could once again become a more cost
effective way to ship goods than trucking.

Knowledge Based Industries - In the past, employment related uses in Lethbridge, that are not in
the public sector, have been more traditional industrial development, such as manufacturing.
However, as global trade has increased there may be a decreased demand for manufacturing
currently and into the future in Lethbridge. Lethbridge has two growing post secondary institutions
which make it well suited for the establishment of knowledge based industries. Such industries in the
plan area may include such uses as Research Parks, Office Parks and Business Parks and can
become increasingly important for the future prosperity of the community if the manufacturing sector
continues to play a less important role in the economy.

Communications - In the future it is likely that successful communities and industries (in particular
Knowledge Based Industries) will require easy access to high speed, high bandwidth and mobile
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communications systems to connect them with the outside world. One such technology that is within
grasp is further integration of fiber optic cable into buildings and neighbourhoods. ‘Fiber to the
Premises’ technology consists of strands of fiber optic cable that run directly to the building or unit.
This results in higher bandwidths, combines telephone and data services into one cable and thereby
replaces copper wire and coaxial cable that has been used for this same purpose in the past. This
technology is beginning to emerge in Canada, especially in regards to new development.

Another possible technology is wireless internet or ‘Wi-Fi’, that as the name implies, provides mobile
internet without being physically tethered to an access point through a cable. Such technology is
already relatively pervasive throughout the existing cellular telephone network and has been offered in
a few recent residential neighbourhoods in Canada.

11.2 Summary of West Lethbridge Forecasts
Table 28, found below, summarizes the range of estimates that this market study has determined for
the future land area requirements of light/business industrial, medium/general industrial, office
commercial, retail/service commercial and residential developments that can be expected to be
developed in West Lethbridge between 2009 and 2059.
Table 28: Summary of West Lethbridge Employment Centre Land Area Forecasts

According to the table, it appears that the two largest consumers of land in the plan area will be for
medium/general industrial & retail commercial uses. It may be best if medium/general industrial uses
are permitted to have some of the share of land that would otherwise be used for retail commercial
purposes, as retail commercial development is more adaptable to different areas of the city than
industrial development is. The West Lethbridge Employment Centre will likely be the only node in
West Lethbridge for this type of industrial development and while retail commercial development in
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the West Lethbridge Employment Centre will likely have many years supply of land, it may be wise to
distribute commercial development to other areas of West Lethbridge as well.

Table 29 below, summarizes the range of estimates that this market study has determined for the
anticipated floor space of the uses of light/business industrial, medium/general industrial, office
commercial and retail/service commercial.
Table 29: Summary of West Lethbridge Floor Space Forecasts

As with land area the two uses with the largest amount of floor space are expected to be retail
commercial and medium/general industrial. The estimated floor space for residential uses was not
determined, as it is not important when looking at this type of residential development. However,
based upon the densities of recent residential neighbourhoods it is estimated that a residential
neighbourhood within the West Lethbridge Employment Centre could contain 1,400 to 1,800
residents. This study does not consider any type of mixed use development combining commercial
and residential uses in the study area, as this type of development occurring in the plan area in the
future is difficult to predict as there has been relatively no previous history of this type of development
in Lethbridge. An increase in such development is possible in the future though.

While office demand was anticipated to be low, this could change if Lethbridge undergoes more office
development than in the past. This is not anticipated to be a problem, as office uses can easily be
integrated into retail and light/business industrial districts.

11.3 Anticipated Plan Area Build-Out Time
The plan area in total is 592.5 hectares in size, however there are a few areas in plan area that are
not developable and when the land is developed, other shares of the land that would be developable
must be used for uses such as roadways and parks. As shown on table 30 below, after these uses
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are factored in, there are potentially 351 hectares of land in the plan area that can be in fact
developed for the land uses that this market study has identified.
Table 30: Potential West Lethbridge Employment Centre Developable Land

The range of forecasts offered by this market study anticipate that the time it takes for this plan area
to fully develop will vary depending upon the local market and demand for these types of uses, as the
lower bound these estimates forecast that over the next fifty years there will not be enough
development occurring in the plan area for it to become fully developed, while the upper bound
forecasts more development in the plan area than there is developable land available. The estimated
build-out for both the lower and upper bound are shown in table 31 below.
Table 31: Potential Build-Out of the West Lethbridge Employment Centre

Based upon this it is estimated that the plan area for the West Lethbridge Employment Centre will
take approximately 30 years to fully develop if the upper bound forecasts are used and development
of these types of uses in West Lethbridge occurs quite rapidly. If the study area develops more
slowly, as the lower bound estimates it will take approximately 100 years to fully develop. This is only
an estimate of all of the identified land uses and does not take into account if one type of use (i.e.
retail commercial) develops quite rapidly, while the other uses do not develop as quickly.
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11.4 Implications for the West Lethbridge Employment Centre Area Structure
Plan
The main purpose of this market analysis and development forecast is to estimate the market demand
of new light/business industrial, medium/general industrial, office commercial, retail/service
commercial and residential development potential in the West Lethbridge Employment Centre over
the next fifty years and to predict the total time it will take for this area to become fully built-out based
upon these uses. This is done in order to help guide the creation of policies that will be legislated
through the West Lethbridge Employment Centre Area Structure Plan.

The main implications of this study upon the West Lethbridge Employment Centre Area Structure Plan
(WLECASP) are expected to be:

1. West Lethbridge has considerable deficiencies in terms of commercial uses. While there is
vacant commercial land in West Lethbridge that has been available for a number of years,
recent evidence suggests that West Lethbridge may be at a tipping point, as many of these
commercial parcels are now undergoing development. As there is also a limited supply of
large vacant commercial parcels in other areas of the city and the region, there is likely to be a
large demand for retail/service commercial uses in West Lethbridge in the future. While there
is also very limited amounts of land for office commercial purposes in West Lethbridge, this
can also be accommodated readily in other areas of the city such as the W.T. Hill Business
Park and Downtown. Office uses that serve the local West Lethbridge population (i.e. dentist
offices) can also be incorporated easily within retail developments. The WLECASP should
focus a great deal on retail/service commercial uses, but should also consider office
commercial uses to a lesser degree and over the long term.

2. West Lethbridge also has an even greater deficiency in terms of industrial uses, as currently
the only major node of this type of development is in Lethbridge’s northeast. This area will
continue to have a large supply of vacant industrial land into the foreseeable future, however it
is anticipated that over time the West Lethbridge Employment Centre will begin to effectively
compete with this area for medium/general and light/business industrial development.
Light/business industrial development in the plan area is expected to be robust, but muted
when compared to the amount of medium/general industrial development. Medium/general
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industrial development is expected to consume a great deal of land in the plan area and it
along with retail/service commercial uses are both expected to consume the biggest shares of
the WLECASP plan area. It is expected that these two types of uses will compete for land. As
medium/general industrial uses are more limited than retail uses as to where they can locate in
West Lethbridge, it is recommended that preference in the ASP should be given to
medium/general industrial uses. Retail commercial nodes can be established in other areas of
West Lethbridge over the long term. Much like office and retail uses, business industrial uses
can integrate relatively easily with medium/general industrial uses as is already a common
occurrence in Lethbridge.

3. The primary goal of the WLECASP is not to provide for residential development within the plan
area, as there is enough residential land provided in West Lethbridge to suit the long term
needs of the community. However, residential development could likely be best
accommodated near the top of the coulee banks in the east of the plan area. The market study
estimated that there would be either no market for residential development within the plan
area, or a market for a residential neighbourhood with a population of 1,400 to 1,800 people
on the upper end of the estimate. While this type of development might be warranted from a
market perspective, there are also other development factors, such as infrastructure demands
or school availability that may limit residential applications in the plan area.

4. As the anticipated build out of this plan area is 30 to 100 years, it is important that the policies
of the Area Structure Plan remain vague enough so that they do not inhibit future development
or future trends that remain unknown at this time. At the same time the ASP must also be
structured enough to adequately plan for the development of the area.

5. It is undesirable to permit the establishment of heavy industrial uses in this employment
centre. One way of preventing this is by not zoning any of the land in the plan area as what is
known in the Lethbridge Land Use Bylaw as ‘Heavy Industrial’, in which industries that create
offsite problems (i.e. emissions, noises) are a permitted use. Such uses, however, are also a
discretionary use under the General Industrial district which will likely become a commonly
used district in Employment Centre. This raises the possibility that a heavy industrial use
could, either intentionally or unintentionally, become established in the plan area. Therefore it
is suggested that one tool that could be used in implementing the West Lethbridge
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Employment Centre ASP could be the creation of an overlay district in the City of Lethbridge
Land Use Bylaw that could prohibit any heavy industrial use from locating in this area.
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1.0 Introduction
The City of Lethbridge is preparing an Area Structure Plan for an area north of Walsh Dr. called
the West Lethbridge Employment Centre (WLEC). It is the intent for this area to mainly contain
uses that will generate employment, such as commercial and industrial developments. This area
will present an excellent opportunity for new types of development to become established that
currently do not exist or are limited in their application in Lethbridge. For example, such
emerging types of development can include commercial lifestyle centres or be oriented towards
knowledge-based industries.

It is the intention of this External Survey of Development Trends and Best Practices to identify
emerging trends in development in order to provide background information and their potential
application for the WLEC Area Structure Plan and its policies.

2.0 Methodology and Investigated Concepts
This survey looks at different concepts that have been attempted in other locations outside of
Lethbridge, which included areas within the province, the nation and also internationally. Within
this survey each concept is explained, examples are provided and avenues in which this
concept could be applied within Lethbridge and the WLEC are brought forward. Research on
these concepts was undertaken through publications and literature, websites, email
correspondence and telephone interviews.

Below are the concepts that this survey investigated. They are broken up into industrial/office
and retail categories.

Industrial / Office


Knowledge-based industries / Research Parks



Logistics Centres / Intermodal Railway Facilities



Eco-Industrial Parks



Industrial Symbiosis (Industrial Ecology)



On-Site Green Energy Generation
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District Energy Systems

Retail


Lifestyle Centres



Large Format Retail-Residential Hybrid Developments

3.0 Industrial / Office
3.1 Knowledge-Based Industries / Research Parks
It is widely believed that Knowledge-Based Industries will be a new source of growth as
traditional industries continue to play a less important role in the North American economy.
Knowledge-based industries typically attract highly-skilled and well educated employees and
provide high paying, stable jobs.

While knowledge-based industries can develop on their own apart from clusters of similar-type
industries, they are often grouped together in one of the following forms:


Research Parks – These are designed to take advantage of a relationship with a
university in order to foster innovation and the transfer of technology. This relationship
can vary as Research Parks can be structured as for-profit or not-for-profit entities. They
may be owned, at least in part, by universities or may be owned by a private entity that
maintains a relationship with a university. Research Parks have a role in promoting
research and development by a university in partnership with industry and in aiding the
transfer of technology and skills between the two.

Facilities within Research Parks consist of research and development facilities, high-tech
or science based companies and support services and can contain a combination of wet
and dry labs, offices, light manufacturing and storage space.


Technology Parks – Technology Parks are designed to cater to high-tech companies
that require a setting that is conducive to innovation that is similar to that which is found
in research parks. However, in order to create synergy for business development,
Technology Parks rely upon proximity to other related companies, rather than a
university.
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Incubator Parks – This type of park meets the needs of small start-up businesses by
offering flexible and economically-priced space and access to shared business services
and counseling. These can also be included as a section of a research or technology
park and are often supported by local post-secondary institutions.

3.1.1 Examples
Knowledge Park – Fredericton, New Brunswick

Knowledge Park is an initiative that was undertaken in partnership between the University of
New Brunswick, the local economic development organization and all three levels of
government. Its principal goal is to provide clustering opportunities to organizations that are
engaged in research and development and the application of technologies related to knowledge
industry clusters. Some of its objectives are as follows:


Provide suitable and sustainable employment for university graduates and students



Transfer knowledge between university research activities and the private sector



Create a synergistic environment to organizations engaged in knowledge clusters



Facilitate a development that fosters enterprises of high quality and prestige

Third party developers (i.e. private builders) are permitted to lease land within the Park from the
University, so long as they operate within the objectives of the park.

Below are some key facts about Knowledge Park, the local post-secondary institutions and the
City of Fredericton:


Population: Fredericton: 50,000 approx., Metro: 85,000 approx.



Student Pop.: University of New Brunswick: 9,000, St. Thomas University: 2,600



Knowledge Park incorporated in 1997



Not in close proximity to UNB campus



Knowledge Park currently contains seven key businesses that occupy 90,000 square
feet of building space and employ 600 individuals
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Knowledge Park Master plan will provide for an additional 650,000 square feet of
building space on 144 acres (58.3 ha) of land and will employ an estimated 4000
individuals at full build out



Attempting to attract information technology, bio-technology, healthcare, forestry,
education, environmental technology and engineering industries

University Innovation Park – Calgary, Alberta


Adjacent to the University of Calgary



Originally established in 1966 and originally contained private and public tenants
associated with the petroleum industry



During 1990’s many tenants associated with
petroleum industry left the park and their facilities
were purchased by the U of C



Currently has over 1 million square feet of building
space and 1,600 employees on-site.



Contains a mix of uses, of which some are not associated with research



UIP currently undergoing revitalization to encourage further development of researchoriented activities.

3.1.2 Findings and Local Considerations
Lethbridge has great potential in this field, as it has many key strengths that are attractive for
the establishment of knowledge-based industries. It has a strong base of post-secondary
institutions within its boundaries, as Lethbridge has both a college and a university that are
continuing to expand. Previously the University was focused primarily on instruction, but in
recent years it has begun to conduct an increasing amount of research. Lethbridge also has two
major public agricultural research facilities (The Animal Disease Research Institute and the
Agriculture Canada Research Centre) located just outside of its boundaries. While institutions
such as these can be magnets for knowledge-based industries, up until now Lethbridge has had
limited experience with this type of development.

In order to better attract knowledge-based industries Lethbridge also needs to provide
appropriate areas for these industries to locate. Knowledge-based industries could potentially
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be established in the existing industrial area in the eastern part of Lethbridge. However this area
contains heavier industrial uses and was built with more traditional industrial activities in mind,
not making it conducive towards the development of knowledge-based industries. Alternatively
the WLEC is intended to contain less intensive industrial uses and can be designed to contain
highly aesthetic areas that are suitable for knowledge-based industries. This factor coupled with
the proximity of the WLEC to the University of Lethbridge makes it an ideal area within the city
for the establishment of any future knowledge-based industries or research activities.

More specifically in Lethbridge, such knowledge-based industries or research activities could
potentially include those in the fields of geospacial technology, environmental technology,
agriculture, bio-technology, finance/insurance and information technology amongst other
industries.

3.2 Intermodal Railway Facilities / Logistics Centres
Intermodal railway facilities or terminals are facilities where intermodal shipping containers are
off-loaded or on-loaded from trains to semi trucks for distribution. Intermodal distribution
logistics centres are large facilities that combine intermodal railway terminals with nearby
warehouse distribution and freight facilities. In this, both the transfer and storage operations are
combined on one site and these facilities also require easy access to major highways. These
inland ports are typically a minimum of 500 acres in size, contain massive warehouses that are
millions of square feet in size and often represent a partnership between the rail companies,
development companies and various levels government. These complexes are designed to
handle goods brought by rail from coastal ports and then to transfer them by truck to on-site
warehouses that are operated by retail chains, manufacturers and industrial suppliers for
storage and are then eventually transported to distant retail outlets, distribution centres and
manufacturing plants.

The various parties involved find the following benefits with intermodal logistics centres:


Railroads find these are magnets for the shippers of consumer goods



Retailers or freight companies take advantage of the short distance between the
offloading facility and warehouse to save significant amounts of money
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Governments try to attract these facilities due to the large amounts of employment that
are created

3.2.1 Examples
Highway 19 Area Structure Plan – Leduc County, AB

The Highway 19 ASP is currently being drafted by Leduc County. It is intended to become a
light to medium industrial and commercial area and will include a number of logistical related
uses within its boundaries. Below are some specifics on this development:


Plan area is 3,500 hectares in size



Plan area is located between two major transportation hubs: The Edmonton International
Airport located immediately to the south and a new intermodal facility that is being
constructed in South Edmonton a few kilometers to the north



The plan area is located at the intersection of two major highways: Highway #2 and
Highway #19



Plan Area is located across Highway #2 from the Nisku Industrial Park

While this area has not necessarily been comprehensively planned in the same way that an
intermodal logistics centre would, it will function in much the same manner with logistics facilities
and warehousing being located near an intermodal terminal and major highways. In addition to
road and rail transport this area also has access to recently expanded air cargo facilities at the
adjacent Edmonton International Airport. This Area Structure Plan is in concurrence with Port
Alberta, which is a capital region initiative to concentrate road, rail, air cargo and pipeline
transportation systems in the Edmonton region.
3.2.2 Findings and Local Considerations
Freight shipping by rail will continue to increase in popularity over trucking in the future, as fuel
prices rise. The United States Department of Transportation expects overall freight rail service
to grow in that country by 75% by 2035.

The rail company that serves Lethbridge - Canadian Pacific - also foresees long term growth in
the rail transportation of freight. However, despite connections to the national and continental
highway systems, it does not have any plans to construct any large scale intermodal facilities in
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the Lethbridge region and would rather focus locally on a growing share of bulk shipping (grain,
potash etc.).

Canadian Pacific, however does see the potential for additional spur lines that would individually
serve future industries in Lethbridge or the establishment of a small scale transloading facility in
the West Lethbridge Employment Centre, much like the existing facility in the Sherring Industrial
Park.

3.3 Eco-Industrial Parks
Eco-Industrial Parks are a relatively new phenomena in the realm of industrial development.
These parks attempt to foster environmentally responsible industrial development through a
reduction of energy consumption, waste and pollution that are produced by its tenants. They
can include the following features:


Alternative energy systems, such as solar or wind electrical generation.



Alternative stormwater management, such as the use of wetlands or open swales, as
opposed to piping.



Use of non-potable or “grey” water in functions that do not require treated water, such as
irrigation or industrial processes. This can be in the form of water that has never been
treated, such as water supplied by an irrigation district, or in the form of water that has
been retreated on-site to a level that may not be suitable for human consumption, but is
still appropriate for use in other industrial functions. Use of non-potable or “grey” water
limits the amount of treated water that needs to be supplied to industrial development
and at a lower cost.



Clustering of industrial uses that can utilize one another’s waste products in a mutually
beneficial arrangement (see: Industrial Symbiosis).



Special attention paid to landscaping to retain it original natural elements and provide an
inviting environment for employees and customers



Efficient transportation systems that facilitate effective public transit as well as goods
movement.
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3.3.1 Examples
Alberta is national leader when it comes to the development of eco-industrial parks as two such
parks are currently under development:

Innovista Industrial Park – Hinton, AB

The Innovista Industrial Park is the first eco-industrial park in Canada and is being developed by
the Town of Hinton. The site contains 80 acres (32.4 ha) of developed land and is located
adjacent to Highway #16.

The Innovista Industrial Park was designed to be:


Economically Advantageous



Socially Responsible



Ecologically Sensitive

This industrial park utilizes the following concepts:


When fully developed this industrial park is to have retained 56% of the original trees
and will consume 40% less land for roads than a typical industrial development



Employs alternative wastewater system that will utilize wetlands



Uses “Small Bore Sanitary Sewer System (SBS)” in which a clarifier tank is located on
each property and offers primary treatment of sewage. SBS also uses high density
polyethylene pipes, which is a trenchless technology that minimizes construction surface
disturbance



Development is controlled through a set of development guidelines, in addition to the
Land-Use Bylaw regulations



Buildings are to exceed building efficiency regulations and buildings that meet LEED
guidelines are encouraged

A district energy system and a system to share industrial materials and wastes amongst park
tenants are possible in the future and space to accommodate the associated infrastructure has
been maintained through utility easements and in road right-of-ways. However, whether these
systems will actually be built in the future remains undetermined at this point, as they largely
depend upon what tenants are established in the park and what their needs will be.
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The use of “grey” water is also encouraged within the park, where non-potable water can be
used. It is recommended that buildings in the park have double plumbing to carry both potable
and non-potable water. Grey water could come from an on-site local wastewater treatment plant
or from wastes created by industrial processes.

It has been found that in regards to competition with other industrial lands in the local market:


Land-pricing is similar between Innovista and other industrial properties



There is a limited amount of industrial land that is available in Hinton other than what is
found in the Innovista Industrial Park.

Taiga Nova Eco-Industrial Park – Ft. McMurray, AB

Taiga Nova is an eco-industrial park that is under development in Ft. McMurray. The park is 131
acres (53 ha) in size and has 28 industrial lots. It is located adjacent to Highway #63 on the way
to the oil sands developments located north of the urban area.

Taiga Nova is intended to incorporate the same types of principles as the Innovista Industrial
Park and features many of the same components. In addition Taiga Nova intends to use
advanced paving materials in road construction that are thinner than traditional pavements and
are made of recycled materials.

However, this industrial park does not contain additional space in its road right-of-ways in which
to accommodate additional infrastructure for district energy or by-product synergies in the
future. In addition, such advanced paving materials have been proven almost impossible to
attain in Ft. McMurray, due to its remoteness. Despite discussion of the inclusion of these
ecological features at a theoretical level, there is currently no way to actually accommodate
these features and little market pressure to change this direction in the near future.

Taiga Nova competes against other industrial areas that are in Ft. McMurray for tenants. In
regards to its performance against these other areas it was found that:


Land in the Taiga Nova Eco-Industrial Park is more expensive than industrial land in
other areas of the region
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Interest in Taiga Nova has increased recently, as available industrial land in other areas
has been consumed



There is a perception (sometimes accurate and sometimes mis-informed) in the local
real estate market, that the development guidelines that exist within the park are very
onerous on the developer



Taiga Nova is at a disadvantage as it requires more rigorous development standards
that are above the norm elsewhere

3.3.2 Findings and Local Considerations
From analysis of the Innovista Industrial Park and the Taiga Nova Eco-Industrial Park it is found
that the success of an eco-industrial park is largely dependent upon such lands being
competitively priced with “traditional” industrial parcels or for the amount of available “traditional”
industrial land that is available outside of the eco-industrial park to be kept to a minimum. The
establishment of eco-industrial parks in Lethbridge and the WLEC would be hindered by the fact
that – for the foreseeable future at least - within the city and within the region, there is a
considerable supply of relatively inexpensive “traditional industrial land”. Due to the relatively
new emergence of eco-industrial development there is little evidence in regards to the lifecycle
costs of such developments. However, it is assumed that they are to be lower than with more
traditional development. As energy prices rise in the future it is possible that eco-industrial
development may become more common or even the standard, despite the higher potential
capital costs, although the existing evidence shows that this is not currently the case.

3.4 Industrial Symbiosis (Industrial Ecology)
Industrial symbiosis is the sharing of information, services, utility, and by-product resources
among industrial actors in order to add value, reduce costs and improve the environment.
It can summarized by the old adage, “One man’s garbage is another man’s treasure”. Industrial
symbiosis is a subset of “Industrial Ecology”, where industrial development attempts to mimic
the natural ecosystem, by making an effort to produce no waste and is accomplished by
keeping industrial processes in a closed loop system, where energy and wastes are continually
recycled and reused. With industrial symbiosis, industries that would otherwise have few
associations with one another, are engaged in a collective exchange of material, energy, or byproducts/waste that is mutually beneficial. Industrial symbiosis often requires a change in the
mindset of many firms that may not view their wastes as a potential product line.
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3.4.1 Examples
Kalundborg Industrial Symbiosis – Kalundborg, Denmark

What is probably the most famous example of industrial symbiosis in the world is located in
Kalundborg, Denmark. This relationship began in the 1970’s when some of the local industries
began to notice that each other’s by-products would be beneficial to their own processes and a
series of agreements were struck on a bilateral basis. By 1998 more than 25 separate
symbiosis projects were in effect, with additional agreements continually being negotiated. This
is a great example of a situation that is both beneficial to the environment and very economically
advantageous to business. By 1998 a total cost savings of $160 million was generated on an
infrastructure investment of $60 million.

Below are a few of the key relationships that exist:

Energy Savings – Excess steam from the local coal power plant is used in other local industrial
processes and is used to supply centralized heating to 4,100 homes.

Water Savings – Water is reused multiple times between the power plant and the local oil
refinery and is partially re-treated.

By-Product Exchange – A number of industrial wastes or by-products are reused by other
local industries. Sulphur that is a by-product of the coal electrical generating process is used to
make particle board at a nearby Gyproc plant and yeast, a by-product in the production of
insulin at the pharmaceutical plant, is sold to farmers for use in pig feed.
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A chart showing the many linkages is found below:

Source: Industrial Symbiosis Institute, “New Technologies and Innovation Through Industrial Symbiosis”

The Vice President of Novo-Nordisk Pharmaceutical Plant at Kalundborg noted that for
industrial symbiosis to be successful:


Industries must be different and yet must fit each other.



Arrangements must be commercially sound and profitable.



Development must be voluntary, in close collaboration with regulatory agencies.



A short physical distance between the partners is necessary for economy of
transportation (with heat and some materials).



At Kalundborg the managers at different plants all know each other.

3.4.2 Findings and Local Considerations
At the planning stage in most development areas, it remains difficult to determine what specific
industries will become established and therefore what wastes they will produce and what inputs
they will need. As a result of this many existing industrial symbiotic relationships have emerged
more or less organically with little outside intervention, as individual industries have seen the
benefits of these relationships and capitalized on them. In order to help foster industrial
symbiosis, planning authorities or developers have traditionally provided adequate space and
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access to accommodate the future development of the infrastructure that is required to support
this concept.

Industries that have had success with industrial symbiosis have typically been in the chemical or
medical production field and have a number of chemical inputs and wastes. These wastes that
are associated with their processes are often hazardous. As the WLEC will not contain heavy
industries that would produce large amounts of chemicals it remains less likely that industrial
symbiotic relationships will develop in this particular area than would be in other heavier
industrial areas. However, granting access or space for the potential future infrastructure
requirements associated with industrial symbiosis does not require a large endeavor on the part
of the City so long as it is done in the initial development stages. Much greater expenses would
be incurred if an attempt were made to retrofit the area for this infrastructure after the area had
been developed.

3.5 On-Site Green Energy Generation
On-site green energy generation refers to the micro generation of electricity through methods
that are more environmentally friendly than traditional methods; through wind turbines and solar
panels and in the future, possibly through fuel cells. These particular facilities are small in scale
in comparison to facilities like power plants or wind farms, so that they can be accommodated
on-site (for example, placed on top of a roof) and supply electricity to a single site or
neighbourhood.

On-site wind and solar generation, while not having proliferated the market, are reasonably
common and continue to grow in popularity. These methods of energy generation produce no
emissions, but remain impractical to supply the entire electrical needs of most sites due to the
large capital costs required to do so and environmental inconsistencies (i.e. wind not blowing)
that lead to fluctuations in electrical generation. Instead wind and solar are usually used as
supplementary power sources to sites that remain connected to the grid.

Fuel cells are a relatively unproven method of electricity generation and are not as common as
wind and solar. This technology uses inputs such as natural gas or biomass combined with
oxygen to produce electricity in an electrochemical reaction that is sustained using ceramic and
metal plates with special properties. This process also produces some emissions. However, this
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technology has the potential to produce electricity more efficiently than the conventional grid
system, with generating stations that are small enough to be placed on-site.

3.5.1 Examples
Bloom Energy Server – California


Solid oxide fuel cell that is being tested at Google, FedEx, Wal-Mart, Ebay, Coca-Cola
and Bank of America facilities in California, where government incentives pay 20% of the
installation costs



Costs are reduced over previous fuel cell technology by using less expensive materials
and can be further reduced through mass production



Currently $700,000 to $800,000 for a 100 kW unit, but Bloomenergy estimates that the
cost can be reduced dramatically and a smaller 1 kW household version can be sold for
under $3,000



Exact materials used in the fuel cell remain unknown – Bloomenergy claims this is a
trade secret



Bloomenergy claims, using natural gas, electrical energy can be generated for 8 – 10
cents per kWh – Cheaper or about the same as current commercial electricity rates.



Bloomenergy has recently announced an option where business customers can pay no
up-front capital costs for the fuels cells if the customer signs a 10 year agreement for
Bloomenergy to supply them with electricity (similar to the free phone with a fixed-term
cell phone contract). Bloomenergy maintains this still offers a savings over conventional
sources.

3.5.2 Findings and Local Considerations
Wind and solar power are relatively well established technologies that may become more
feasible for everyday use in the future if:


Continual technological improvements are made upon their efficiencies.



Improvements are made in the storage of electricity – i.e. batteries – to supply constant
electricity when the wind is not blowing or the sun is not out.



Efficient Buildings are built that require far less electricity that wind or solar power can
support.
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Micro wind generation can create off-site impacts, such as noise or negative aesthetics, but is
an allowable use in Lethbridge within the General Industrial and Parks and Recreation land use
districts, which will likely be part of the WLEC. Depending upon the success of micro wind
generation facilities in Lethbridge, these facilities could also be extended to other land use
districts in the future as well.

Solar panels create minimal off-site impacts and could be placed virtually anywhere as they are
not regulated by Lethbridge’s Land Use Bylaw.

Fuel cell technology, while researched for years by large corporations, is still an emerging
technology and is currently very costly, but has the potential to become widespread if fuel cells
are able to support a building’s entire electrical needs at an affordable price. While not as
environmentally friendly as wind or solar power, it is potentially more practical in constant
everyday use and still has fewer environmental impacts that the current grid system. This
technology would be easily accommodated on building sites and would pose less off-site
impacts than many of the current functions that already occur in light or medium industrial
areas.

3.6 District Energy
District energy is a system where hot water, steam or chilled water is generated at a centralized
location and then distributed to buildings in a local area. As a result each individual building
needs less equipment on-site for hot water distribution, heating and/or cooling purposes. In
many cases, through the generation of hot water or steam, electricity can also be created and
distributed to buildings within the district or sold back to the power grid, which is called cogeneration. This represents an efficient use of energy, as both electricity and useable heat are
generated through burning fuels in the same process. The traditional way of generating
electricity is approxiamtely 30% efficient, but if the waste heat from this process can be applied
to a district energy plant, efficiencies of 60-80% can be achieved.
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A diagram showing the district energy system cycle can be found below:

District energy can provide both economic and environmental savings as in Canada they
typically generate 8%-12% in annual returns on investment and payback periods range from 520 years. Individual buildings that are connected to the system can also experience
decreased capital costs, due to a decrease in required on-site equipment (i.e. boilers). District
energy can also offer a reduction in the amount of energy that is consumed and greenhouse
gases that are produced through energy generation. A high performance gas-fired district
energy system that generates both heat and power can reduce greenhouse gas production by
42.7 tonnes per 1,000 square metres of commercial floor space per year and can conserve
561.8 gigajoules of energy per 1,000 square metres of commercial floor space per year over
traditional energy sources.

District energy touches on both the themes of eco-industrial parks and industrial symbiosis, as it
conserves and recycles energy which would otherwise be wasted. The eco-industrial parks that
were identified above in section 3.3 have both identified district energy as a potential future
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development and district heating is provided to residential homes from a coal-fired power plant
as part of the Kalundborg industrial symbiosis partnership.

3.6.1 Examples
Downtown District Energy Centre – Calgary, AB


Operated by Enmax



Officially opened Spring 2010



23,000 square feet in size



Closed-loop system (hot water pipe to buildings / cooler, used water pipe returns to
plant)



Provides heat for up to 10 million square feet of government, residential and commercial
space



Fueled by natural gas



23,000 square feet in size



Cost: $31 million

Source: http://www.trotterandmorton.com/projects_view.php?view=59
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District Energy System – Hamilton, ON


Operated by Hamilton Community Energy (Hamilton Hydro Services Inc.)



Opened 2002



A product of a larger vision to reuse waste heat generated by Hamilton’s steel mills



Located on high school campus in Downtown Hamilton



Covers area of 1.22 square kilometers



Serves 12 buildings total - residential, office, institutional and government buildings, as
well as Copps Coliseum



Fueled by Natural Gas



12.5 Megawatt thermal in heating and 3.5 Megawatt electrical production capacity



Reduction of 4,000 tonnes of greenhouse gases



Cost: $11 million (Cost recovery est. to be 15-20 years)

3.6.2 Findings and Local Considerations
District energy has been utilized more extensively in European countries than it has been in
North America, largely due to the fact that the availability of cheap fuel in North America has not
sufficiently offset the capital costs associated with district energy. When applied in North
America district energy systems have also been typically located in high density downtown
areas, where this type of system attains the greatest benefit.

District energy is typically most effective in areas with a number of users in close proximity or
where there is a large producer that is generating an abundance of waste heat, such as a power
plant or steel mill. In an industrial area, a district energy system would have to overcome the
obstacle of being located in an area that typically consumes large tracts of land and where
densification may not always possible. To be successful in an industrial area, a district energy
system would need to be in close proximity to a large user that generates a lot of waste heat or
located in lighter industrial areas that can support higher density uses such as offices.

In the WLEC, the establishment of heavy industrial uses that would generate the required waste
heat is not likely, but the establishment of higher density light industrial uses is possible in
certain areas. The infrastructure that would support a district energy system could be located in
the same easements or right-of-ways that would be required for an industrial symbiosis system,
20

as described above. Like with what was found with industrial symbiosis, granting the necessary
space that would be required for the future establishment of the necessary infrastructure to
support a district energy system, would not require a large effort on the part of the City to
maintain.
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4.0 Retail
4.1 Lifestyle Centres
Lifestyle centres are an emerging commercial trend that still emphasize retail uses, but combine
the retail aspect with office, entertainment and sometimes even residential uses on one outdoor
site. They contain features such as open-air plazas, sidewalks, pedestrian streets and internal
side-street parking to retain the feeling of a vibrant urban neighbourhood, but within a controlled,
private realm. This type of development also offers savings on energy costs to the operator that
indoor shopping malls cannot provide because public areas are outdoors as opposed to
indoors.

Typically lifestyle centres contain higher-end retailers than what is typically found in big-box
power centres and contain uses other than shopping that cater to people’s lifestyle needs, such
as medical offices or entertainment. By including these lifestyle needs alongside retail,
developers hope that people will visit lifestyle centres more often and stay longer. Lifestyle
Centres have superseded the traditional indoor shopping mall and are becoming increasingly
popular, especially in the southern parts of the United States.

4.1.1 Examples
Kierland Commons – Scottsdale, Arizona


15 hectares in size (consumes approx. same area as Park Place Mall in Lethbridge)



Part of larger 295 ha master-planned community



340,000 square feet of retail space, 124,000 square feet of office space and 84 loft-style
condominiums



Retail uses on ground floor, offices or residential units above



Commands highest retail sales and residential condominium prices per square foot in
Arizona (residential units priced $400,000 to $1.2 million)



Pedestrian environment with street trees, overhanging canopies, street-side restaurant
seating and a plaza.
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Narrow internal streets with limited on-street parking - main structure parking is located
behind the stores

Source: Theodore C. Thoerig, “Best Practices In Development: 2009”

4.1.1 Findings and Local Considerations
While lifestyle centres have been a popular form of retail development in the United States for a
decade or so, they have not achieved the same popularity in Canada as of yet, which may be
for a number of reasons:


Climate - The locations where lifestyle centres have been very popular has typically
been in the southern U.S. states like Florida or Arizona, which do not experience harsh
winters like Canada and where it is generally pleasant to spend time outside all year
around. It is true that lifestyle centres do exist in northern states that experience winter
and big box power centres, where the customer must spend time outside, are also still
popular in Canada. However, lifestyle centres seem to be more popular in the southern
states in comparison to northern states and Canadian customers who frequent power
centres can typically get most of their shopping done in one mega-store (i.e. Wal-Mart).
If they are shopping at multiple retailers, the typical power centre customer is also less
inclined to walk between retailers and these power centres are not typically designed to
retain shoppers on site for purposes other than for shopping.
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Retail Tenants - Only about 1/3 of the retailers that are typically attracted to lifestyle
centres in the U.S. also have operations in Canada.



Affluence of Suburbs – While affluent outer suburbs do exist in Canada, this is not
experienced to the same degree as in the United States. Instead outer suburbs in
Canada tend to contain more middle income families, who are more interested in value
shopping and less inclined to shop at the higher-end retailers that are typically contained
within lifestyle centres. Lifestyle centres are usually located in growing outer suburbs.



Canadian Retail Trends – There is typically a delay of between 5-15 years when
development trends are first experienced in the United States and when they are
experienced in the smaller Canadian market.

Lifestyle centres have been emerging recently in Canada in select years and evidence suggests
that they will continue to increase in popularity, as consumer tastes evolve. However, they are
not as likely to approach the same widespread development that has been experienced in the
United States. What may be more feasible is for big box power centres or shopping malls to
become more varied by incorporating different components of the Lifestyle Centre, such as
offering more entertainment choices, including residential units in their development or
incorporating design elements that promote pedestrian flows. These types of retail
developments are typically called omni-centers or power-plus centres.

Further along the continuum, mixed-used developments may also increase in popularity in
Canada in the future. Mixed-use developments incorporate many of the same elements and
uses as lifestyle centres, but attempt to balance out the different uses, as opposed to placing
emphasis on the retail aspect.

The establishment of lifestyle centres in Lethbridge or in the West Lethbridge Employment
Centre in the future remains a possibility. However, due to anticipated trends in the Canadian
retail development market and Lethbridge’s role as a middle income family-oriented community
power centres that include more varied uses, or mixed-use developments will be in greater
demand.
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4.2 Large Format Retail-Residential Hybrid Developments
Large format retail-residential hybrid developments are mixed-use developments that contain
residential units in addition to large format retailers that are otherwise typically found as freestanding, single use buildings in suburban areas. These hybrid developments are usually found
in downtown or inner-city areas, where space is limited and are currently in existence in
Vancouver and a few cities in the United States. The design and construction of these
developments usually takes more consideration and effort on the part of the large format
retailer, as it varies greatly from the typically ubiquitous building form that is applied in suburban
big box locations. Design elements usually must be applied in order for the retailer to blend in
with its urban surroundings and the sizable parking areas that are typically associated with
these retailers must be incorporated behind the building on in a parking structure. Canadian
retailers that have such urban format locations include Home Depot, Winners, Costco and
Loblaws.

4.2.1 Examples
The Rise – Vancouver, BC


Located south of Downtown Vancouver



605,000 square feet of total building space (212,000 square feet for retail)



Consumes one city block (0.9 ha)



Contains Home Depot, Winners, Save-On Foods and other smaller retail units on the
ground floor



Contains 92 residential units and a green roof above the ground floor



584 underground parking spaces



Uses one-third less energy and two-thirds less potable water than what is required under
Canada’s energy code
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Source: Theodore C. Thoerig, “Best Practices In Development: 2009”

4.2.1 Findings and Local Considerations
Large format retail-residential hybrids have been very much exclusive to large urban areas thus
far. The construction of these mixed use developments requires a retailer who can see a strong
incentive to entering an urban environment and are willing to spend the extra effort and money
that is required to design the appropriate building. In order for this benefit to exist a consumer
market that is large enough must also be available in the area. Previous large format retailresidential hybrids have also faced obstacles and delays due to zoning and infrastructure
issues. To mitigate this patient developer and flexible bureaucracy is required.

Large format retail-residential hybrid development is still a relatively new concept in urban cores
and so far has not been extended to more suburban areas. However, this may be possible in
the future if there is a market for this type of development and if land and real estate prices
continue to climb. In order to achieve this retail developers need to attempt to maximize the
potential of their land by including other non-retail uses and home buyers would need to
continue to look towards condominiums as an affordable housing option. Such development in a
suburban location would be even less restrictive than what has been experienced with the
existing urban examples, as there would likely be fewer neighbouring land uses to contend with
and more space would be available for surface parking which is less costly than a parkade.
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Large format retail development in Lethbridge in the past has taken the form of single use big
box or shopping centre development, as it has in most of North America. A hybrid that
incorporates both large format retail and residential units into a single building within Lethbridge
and within the West Lethbridge Employment Centre in the long term future, would require the
right market conditions and a significant shift in local commercial development.

5.0 Conclusion
This survey investigated some of the development concepts that can have implications for the
future in order to assist with the creation of the West Lethbridge Employment Centre Area
Structure Plan. It must be noted that this survey does not represent all of the future potential
development concepts that exist and previous concepts that have already been successful in
Lethbridge are just as likely to occur. It is also certain that further development concepts will
continue to emerge over the extended build-out of the WLEC.

In summary the development concepts that were investigated have the following possibilities in
Lethbridge and in particular the WLEC:


Lethbridge has strong potential to expand upon its knowledge-based industries in the
future and within Lethbridge the WLEC is an ideal place to do so.



Due to competition from other traditional industrial areas of the city, Eco-industrial parks
are not feasible in the WLEC, at least in the near future.



Based upon discussions with the local railway provider, large intermodal facilities or railbased logistics centres will not be developed in or near Lethbridge in the future.
However, rail transportation is expected to increase over time. Within the WLEC railway
spur lines or smaller transloading facilities could take advantage of this increased traffic.



Industrial symbiosis would be most likely to occur in heavier industrial areas in the
future, but could also occur in the WLEC depending upon what industries this area
ultimately contains. The necessary space and access for the required infrastructure to
support industrial symbiosis can be provided in the initial development stages, in case it
is ever utilized.
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Green energy technologies that generate electricity on-site will improve their efficiencies
in the future. Despite this they still may not achieve widespread practicality, but these
technologies can usually be easily accommodated anywhere with few off-site impacts.
Micro wind generation can have some larger off-site impacts, but in some instances is
appropriate in industrial areas or in area with large parcels of land in the WLEC.



A district energy system would be more likely to be developed in an intensive area or in
conjunction with heavy industrial uses, but has potential with some of the higher density
uses that could be found within the WLEC, such as offices. The necessary space for this
infrastructure could be reserved in the initial development stages and could even occur
along side space reserved for the infrastructure associated with industrial symbiosis.



Lifestyle centres could potentially be developed in Lethbridge and within the WLEC in
the future. However, the development of omni-centres that essentially add certain
lifestyle centre components to big box power centres or the development of mixed-use
areas will be in greater demand.



Hybrid developments that combine large format retailers with residential units would be
welcome in Lethbridge and the WLEC. However, as these developments are a relatively
new phenomenon and are not present in suburban areas yet, they would require a large
overall market change to be successful in the local marketplace.
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1.1

Stormwater Management System
1.1.1 Servicing Concept
The stormwater servicing concept for the ASP area is a standard urban stormwater
collection system consisting of catchbasins, storm sewers and stormwater
management facilities. The minor system will consist of catchbasins and storm sewers;
roadside drainage ditches will not be used to convey minor system flows.

1.1.2 Catchment Areas and Characteristics
Map 2 shows the boundary of the ASP area and the stormwater catchments within.
The stormwater catchments areas were derived from the City’s 2009 digital elevation
model. Catchments and their areas are shown in Table 1.
Table 1: Catchments
Catchment

Area

WN

92

W

20

WS

270

EN

71

ES

140

Total

593

ha

Non-developable areas will still contribute to storm runoff and are considered in this
discussion of the proposed stormwater system.
The % imperviousness of catchments areas is an important characteristic in the design
of stormwater systems. The overall % imperviousness for the ASP area was
determined from the projected land uses. The % imperviousness for each land use
and the resulting overall weighted average are shown in Table 2.
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Table 2: Overall % Imperviousness
Land Use

Imperviousness

Area

Product

ha

CPR Right-of-Way
Arterial Roadways
Cemetery
240 KV Transmission Line Right-of Way
Gas Collection Pipeline Right-of-Way
Gas Transmission Pipeline Right-of-Way
Circulation Roadways
Stormwater Management Facilities
Parks and Open Space
Large Format Commercial
Coulee View / Transition Commercial
Business Industrial
General & Business Industrial
Totals
Weighted Average

0.05
0.40
0.07
0.05
0.05
0.05
0.60
0.90
0.05
0.85
0.85
0.85
0.90

30.5
42.0
7.5
12.5
2.5
3.0
89.0
29.5
24.5
92.5
11.5
74.0
173.5

1.5
16.8
0.5
0.6
0.1
0.2
53.4
26.6
1.2
78.6
9.8
62.9
156.2

592.5

408.4

0.69

1.1.3 Predevelopment and Post Development Runoff Rates
Based on the results of stormwater studies completed for various developments in the
south north and west in recent years, the City has adopted a uniform predevelopment
runoff rate of 6 L/s/ha. One of the requirements of the stormwater system proposed for
the ASP area will be to reduce post development runoff to the predevelopment rate.
Post development runoff is affected by characteristics such as contributing area, slope
and the ratio of pervious to impervious area. Given the characteristics of an area, the
intensity and duration of a hypothetical design rainfall event is used to determine post
development runoff rates and volumes. It is common practice to size the minor
(underground) portion of a stormwater system to convey the runoff from a 1 in 5 year
rainfall design event. It is also common to design overland flow routes and detention
ponds to accommodate the runoff from a 1 in 100 year design event.
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The City of Lethbridge has used the same intensity-duration-frequency (IDF) design
standard since 2000. In 2010 Environment Canada updated their 1990 IDF curves for
Lethbridge. The updated curves better reflect the severe rainfall events experienced in
Lethbridge over the past decade. The new Environment Canada curves also highlight
a need to consider stormwater system performance during longer duration rainfall
events.
The City of Lethbridge and Environment Canada IDF curve coefficients for 1 in 5 and 1
in 100 year rainfall events are shown in Tables 3 and 4 for the purpose of comparison.
Table 3: City of Lethbridge IDF Coefficients (2000)
A
C
B
City of Lethbridge 1 in 5
789.60 0.796 5.409
City of Lethbridge 1 in 100 2067.45 0.840 7.067

Table 4: Environment Canada IDF Coefficients for Lethbridge (2010)
A
C
Environment Canada 1 in 5
440.69 0.696
Environment Canada 1 in 100 1019.20 0.731

B
0
0

The coefficients A, B and C are used to calculate the rainfall intensity ( i ) in mm per
hour based on the time ( t ) in minutes from the start of the event using the equation:
i = A / (t + B) C
Post development runoff rates and volumes for the 2000 City of Lethbridge IDF design
standard are shown in Table 5. The rates and volumes were calculated using
SWMHYMO and are based on a total contributing area of 593 ha, an overall
imperviousness of 69%, an average slope of 1% and a 6 L/s/ha release rate.
Table 5: Design Rainfall Data (City of Lethbridge 2000 IDF Curves)

Duration

Amount

Peak
Rate

1 in 5
Unit
Peak

hr

mm

m³/s

m³/s/ha

4
24
48
72

40
58
67
73

34.0
35.4
35.8
36.0

0.054
0.056
0.057
0.057

Volume

Unit
Volume

Amount

Peak
Rate

1 in 100
Unit
Peak
Volume

ha-m

m3/ha

mm

m³/s

m³/s/ha

14.9
15.5
14.9
14.8

237
246
237
235

81
110
123
131

80.2
80.9
81.1
81.2

0.127
0.128
0.129
0.129

ha-m

Unit
Volume
m³/ha

24.5
27.3
26.5
25.8

4

389
433
421
410

Post development runoff rates and volumes for the 2010 Environment Canada IDF
design standard are shown in Table 6. The rates and volumes were calculated using
SWMHYMO and are based on a total contributing area of 593 ha, an overall
imperviousness of 69%, an average slope of 1% and a 6 L/s/ha release rate.
Table 6: Design Rainfall Data (Environment Canada 2010 IDF Curves)

Duration

Amount

Peak
Rate

1 in 5
Unit
Peak

hr

mm

m³/s

m³/s/ha

4
24
48
72

39
67
83
94

45.6
46.5
46.8
47.1

0.077
0.078
0.079
0.079

Unit
Volume Volume Amount
ha-m

14
16.1
15.1
14.8

m3/ha

236
272
255
250

mm

74
120
145
161

Peak
Rate

1 in 100
Unit
Peak
Volume

m³/s

m³/s/ha

82.8
86.5
88.1
88.9

0.140
0.146
0.149
0.150

ha-m

m³/ha

31.8
42.3
42.3
40.9

Based on the information shown in Tables 5 and 6, the 2010 Environment Canada 48
hour 1 in 5 and 1 in 100 events have been chosen as the design standards to be used
for the ASP area. The resulting unit rates and volumes are comparable to those used
for other recently planned developments in West Lethbridge.

1.1.4 Design Criteria
Based on a predevelopment runoff rate of 6 L/s/ha, the allowable release rates for
each catchment area are shown in Table 7.
Table 7: Allowable Release Rates
Catchment
WN
W
WS
EN
ES
Total

Area

Release
Rate

ha

m³/s

92
20
270
71
140
593

Unit
Volume

0.55
0.12
1.62
0.43
0.84
3.56

5

536
713
713
690

The proposed design criteria for each catchment area are shown in Table 8. The minor
system (underground) will be design to convey the 1 in 5 year peak runoff rate to
stormwater management facilities (SWMF). The stormwater management facilities will
be designed to provide sufficient storage volume to reduce downstream flow to
predevelopment rates.
Table 8: Catchment Design Criteria

Catchment
WN
W
WS
EN
ES
Total

Area

Release
Rate

Peak
Rate

ha

m³/s

m³/s

92
20
270
71
140
593

0.55
0.12
1.62
0.43
0.84
3.56

1 in 5
Unit
Peak

Unit
Volume Volume

m³/s/ha

7.9
2.5
17.4
6.5
10.8
47.1

0.086
0.125
0.064
0.092
0.077
0.079

ha-m

Peak
Rate

m³/ha

2.3
0.5
6.8
1.8
3.6
15.1

m³/s

250
250
252
254
257
255

22.7
7.3
49.6
18.7
30.9
88.1

1 in 100
Unit
Peak
Volume
m³/s/ha

0.247
0.365
0.184
0.263
0.221
0.149

ha-m

m³/ha

6.6
1.4
19.3
5.1
10.0
42.3

The number of stormwater management facilities is governed primarily by practical
considerations; contributing areas are limited to 50 ha or less because the larger the
contributing area, the larger the size of the pipes that are required to convey the 1 in 5
year flow. The size and number of stormwater management facilities (SWMF)
proposed for each catchment area are shown in Table 9.
Table 9: Stormwater Management Facilities
Catchment
WN
W
WS
EN
ES
Total

Area

Volume

Unit
Volume

Total SWMF
Surface Area

ha

ha-m

m³/ha

ha

92
20
270
71
140
593

6.6
1.4
19.3
5.1
10.0
42.3

717
700
715
718
714
713

3.8
0.9
10.5
3.0
5.6
23.8

Unit
Volume

No. of
SWMF
2
1
5
2
3
13

6

717
700
715
718
714
713

The total SWMF surface area shown in Table 9 is the theoretical square area with the
facilities’ freeboard (0.6 m above high water level) as a perimeter. The actual area
required for the facilities will be greater than this theoretical area. For the purposes of
this ASP, it has been assumed that the total area required for SWMF will be
approximately 6% of the gross developable area (29.5 ha).
For individual commercial and industrial parcels, on site retention of runoff in excess of
the 1 in 5 year design event is a requirement of the City’s Drainage Bylaw. This
requirement does not impact the volume of storage required in the above stormwater
management facilities. For major rainfall event, on site storage reduces runoff to a rate
that can be accommodated by the minor (underground) system and serves to minimize
the impact of overland flow along public roadways.

1.1.5 Connections and Upgrades
For the ASP area, there will be one downstream connection and at least two
connections from west to east across the railway right-of-way. Required capacities are
shown in Table 10.
Table 10: Required Connection Capacities
Connection

Upstream Required
Area
Capacity
ha

Railway Right-of-Way
Bridge Drive

m³/s

382
593

2.292
3.558

The railway connection points will accommodate runoff from all catchment areas to the
west. The runoff from these areas presently runs along an overland flow route in the
CPR right-of-way under the University Drive overpass. Future alternatives for this
connection point are either a pipe crossing under the railway right-of-way or upgrading
of the existing overland flow route. Whichever alternative is chosen, the system will
connect to the Bridge Drive storm drainage system.
A pipe crossing under the railway right-of-way will be required to convey flow from
catchment WN to catchment EN.
The Bridge Drive connection point will accommodate runoff from all catchment areas.
The Bridge Drive storm drainage system will be designed to accommodate the
combined flow from the ES catchment and the University Drive connection.
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1.2

Sanitary Sewer Collection System
1.2.1 Servicing Concept
The ASP area will be serviced by a standard urban sanitary sewer system following
the alignment of arterial, collector and circulation roadways. Sub Areas 1 and 2 can be
serviced by gravity, whereas Sub Area 3 will likely require at least one lift station.

1.2.2 Sewersheds and Characteristics
Map 3 shows the boundary of the ASP area, the sanitary sewersheds and the
alignment of sanitary sewers along proposed roadways. Sewersheds and their areas
are shown in Table 1.
Table 1: Sewersheds
Sewershed

Area

Sub Area 1

220.5

Sub Area 2

73.5

Sub Area 3

57.5

Total

351.5

ha

For the ASP area, wastewater generation rates are calculated based on Alberta
Environment 2006 standards and guidelines, as opposed to the City of Lethbridge
standard (in use since 2000). The Alberta Environment formulas are more complete
and more conservative than the City’s own standard.
Tables 2 through 5 show the proposed land use for each sewershed and the
corresponding wastewater generation rates. The peaking factors and rates shown in
the “Overall” rows are not the sum of the individual land use areas, they are calculated
rates based on the total area using weighted averages for the generation coefficients
corresponding to the different land uses.
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Table 2: Sub Area 1
Area

Area

PF

ha

Large Format Commercial
Coulee View / Transition Commercial
Business Industrial
General & Business Industrial
Overall

DWF
L/d

WWF
L/d

II

Total

Total

L/d

M³/d

L/s

5.0

5.79

1,157,894

172,800

120,960

1,452

17

42.0
173.5
220.5

4.24
3.34
3.20

5,341,586
17,386,974
21,359,691

1,451,520
5,996,160
7,620,480

1,016,064
4,197,312
5,334,336

7,809
27,580
34,315

90
319
397

Table 3: Sub Area 2
Area

Area

PF

ha

Large Format Commercial
Coulee View / Transition Commercial
Business Industrial
General & Business Industrial
Overall

DWF
L/d

WWF
L/d

II
L/d

Total

Total

M³/d

L/s

59.5

3.82

9,089,161

2,056,320

1,439,424

12,585

146

14.0

4.87

2,727,120

483,840

338,688

3,550

41

73.5

3.71

10,401,329

2,540,160

1,778,112

14,720

170

Table 4: Sub Area3
Area

Area
ha

Large Format Commercial
Coulee View / Transition Commercial
Business Industrial
General & Business Industrial
Overall

PF

DWF
L/d

WWF
L/d

II
L/d

Total

Total
L/s

M³/d

28.0
11.5
18.0

4.33
5.03
4.67

4,854,686
2,315,401
3,361,340

967,680
397,440
622,080

677,376
278,208
435,456

6,500
2,991
4,419

75
35
51

57.5

3.89

8,250,008

1,987,200

1,391,040

11,628

135

Table 5: Entire ASP Area
Area
Large Format Commercial
Coulee View / Transition Commercial
Business Industrial
General & Business Industrial
Overall

Area
ha

PF

92.5
11.5
74.0
173.5
351.5

3.55
5.03
3.85
3.34
2.92

DWF
L/d

WWF
L/d

II
L/d

13,120,658
2,315,401
8,557,120
17,386,974
33,860,916

3,196,800
397,440
2,557,440
5,996,160
12,147,840

2,237,760
278,208
1,790,208
4,197,312
8,503,488

Total

Total
L/s

M³/d

18,555
2,991
12,905
27,580
54,512

215
35
149
319
631

9

1.2.3 Design Criteria
Sizing and alignment of the collection system will be refined during the Outline Plan
process. It is recommended that the Outline Plan include an EPASWMM model of the
distribution system for the plan area using the wastewater generation rates shown in
Tables 2 through 5.

1.2.4 Connections and Upgrades
The sole downstream connection point for the ASP area’s sanitary system will be the
sanitary trunk along Bridge Drive, part of the Bridge Drive Utility Corridor capital
project.
At this time, the only upstream connection planned is a regional forcemain from the
Town of Coalhurst. As the ASP area is developed, southern sections of the forcemain
will be abandoned and the forcemain will terminate at the northern boundary of the
ASP area’s sanitary system.
Development of Sub Area 3 will likely require construction of a sanitary lift station in
the northwest. Location and sizing of this lift station will be determined in the outline
plan for that area.
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1.3

Water Distribution System
1.3.1 Servicing Concept
The ASP area will be serviced by a standard urban water distribution system following
the alignment of arterial, collector and circulation roadways. Water will be supplied
from connections to the current and future water distribution system at points along
Walsh Drive. The Water Distribution System is shown on Map 4.

1.3.2 Design Criteria
The City of Lethbridge water distribution system is divided into two pressure zones. All
of West Lethbridge is one pressure zone. One set of high-lift pumps at the Water
Treatment Plant deliver water through a transmission line to the West Lethbridge
Reservoir for distribution across West Lethbridge. The existing West Lethbridge
Reservoir provides a storage capacity of 22,000 m3. A second transmission line and
reservoir will be commissioned in 2012 to provide redundancy to and increase the total
storage capacity for West Lethbridge to 42,000 m3.
The City’s 2010 design standard for water use and actual resent usage rates are
shown in Table 1.
Table 1: Per Capita Water Use

Demand
Average Day
Maximum Day
Peak Hour

2011
City
Standard

2006 to
2010
Actual*

L/p/d

L/p/d

700
1,555
2,463

635
1,383
1,812

*Actual maximum day occurred on July 5, 2007 (113 MLD). Actual peak hour
occurred at 10:00 pm on July 5, 2007 (combined reservoir pumping rate of 148
MLD). The population of Lethbridge in 2007 was 81,692.
In comparing these rates, the 2010 design standard appears conservative. However,
considering the intended land use for the plan area, an even more conservative
approach may be warranted. Additionally, a population-based standard may not be
appropriate considering the land use proposed for the plan area.
Using Alberta Environment’s sewage flow generation guidelines for commercial and
industrial land uses (0.45 L/s/ha and 0.35 L/s/ha respectively), Table 2 shows the
corresponding demands for the plan area. The maximum day demand shown in Table
2 is the same as the peak dry weather sewage generation rate. This approach is
11

based on the assumption that the volume of water used in the area will be equivalent
to the wastewater generated.
Table 2: Projected Water Use by Area
Area
Large Format Commercial
Coulee View / Transition Commercial
Business Industrial
General & Business Industrial
Overall

Area
ha

Peaking
Factor

92.5
11.5
74.0
173.5
351.5

3.55
5.03
3.85
3.34
2.92

Max
L/s
148
26
100
203
390

Sizing and alignment of the water distribution system will be refined during the Outline
Plan process. It is recommended that the Outline Plan include an EPANET model of
the distribution system for the plan area using the maximum day demands shown in
Table 2 and a fire flow in the order of 400 L/s.
Additional distribution system design criteria include:
•

Fire flows for commercial and industrial areas should be calculated using the Fire
Underwriters Survey guidelines and reasonable projections for building sizes,
construction materials and separations (the 400 L/s noted above is based on a
typical large format commercial building).

•

Looping of all phases of development (i.e. at least two connections to the existing
distribution system). This will necessitate that both of the railway right-of-way
crossings shown in Map 4 - Water Servicing Concept be constructed prior to
development of the plan area east of the railway.
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Stakeholder’s meeting

March 10, 2010
University Drive Alliance Church

Meeting Agenda









Project
j
goal and objectives
g
j
Plan area
City’s long-term
long term planning policy
Constraints and Opportunities
Technical studies
Project timeline
Public consultation process
Q&A

G l
Goal
To provide a planning framework,
through this Area Structure Plan
Plan, that
will guide Long-term development and
the land use pattern of the area

Objectives


It is intended for this area to primarily be
developed to provide for additional
employment
p y
opportunities
pp
in the City
y and
especially in West Lethbridge.



Uses Could Include:





Light/Medium Industry
Highway Commercial
Business / Research Parks
Residential

Planning rationale


Implementation
p
of City’s
y long-range
g
g p
plan



Community need - additional employment /
retail opportunities in West Lethbridge.



Lessen demand for 3rd bridge crossing

Planning rationale


Area Structure Plan usuallyy completed
p
by
y
Private Developer / Landowner, why is City
doing it?
 Strong
St
overallll community
it need
d ffor th
these ttypes

of uses
 Plan area is very large / Many landowners =

Fragmented ownership
 Difficult / Little Incentive for Development

Industry to complete a plan of this size

Meeting Agenda









Project goal and objectives
Plan area
City’s
City
s long-term
long term planning policy
Constraints and Opportunities
T h i l studies
Technical
t di
Project
j
timeline
Public consultation process
Q&A

Plan Area

Plan Area
Plan Area: 575 ha

Plan Area

Mobile Home
Park

Cemetery
y

Burnco
Site

Mini Storage
Facility

Property Owners and Residents


A
Approx.
100 P
Property
t O
Owners
 Includes Farmers & Mobile Home Park

Residents


Total 194 residents (2009)



Many Parcels approx
approx. 30 hectares in
size

Meeting Agenda









Project goal and objectives
Plan area
City’s
City
s long-term
long term planning
policy
Constraints and Opportunities
Technical studies
P j t timeline
Project
ti li
Public consultation process
Q&A

West Lethbridge Urbanization Plan - 1969

West Lethbridge
g Urbanization Plan - 1969
Grouped around road & rail for ease of
accessibility
 Activities specified for this area included:


 Regional shopping centre
 Industrial park
 Hotels & Restaurants

Municipal
p Development
p
Plan


Planning Goal 2.3
2 3 - More Commercial
Services for West Lethbridge Residents



Planning Goals 1.5 & 3.2 – Jobs &
Services Close to Residential Areas



Planning
g Goal 2.4 – Future Highway
g
y
Commercial Areas that Will Increase
Tourism in the City

Municipal
p Development
p
Plan


Planning Goal 2.7 – Designate Land for
Employment Areas(Industrial &
C
Commercial)
i l) iin N
North,
th S
South
th & W
Westt
Lethbridge
 Policies: 2)c. Development of the West

Lethbridge
L
thb id Employment
E l
tA
Area Sh
Should
ld
Coincide with The Provision of Core
Infrastructure Services

Municipal Development Plan

Municipal Development Plan

Planning to Full Development
Planning
Pl
i
• Ensure the area integrates into
existing community

Development
• Initiated by landowner/developer
• In accordance with planning for area

Building
g
• Occurs on developed, serviced lots

Meeting Agenda









Project goal and objectives
Plan area
City’ss long
City
long-term
term planning policy
Constraints and Opportunities
T h i l studies
Technical
t di
Project timeline
Public consultation process
Q&A

Transportation Connection Points

Potential
Existing

Potential Utility Connection Points
Storm Water
Pond
Sewer/Water
Connection

From Bridge
Dr.

Site Constraints & Opportunities


Railway
 Biggest constraint, divides plan area in half



Existing arterial / collector roadways



Highway #3



Spacing transit stops in industrial
g standards
districts – design
 750m (approx. 7-8 City Blocks)

Site Constraints & Opportunities


Odours and emissions from industrial
uses that impact the outside community
 (i.e. heavy industry)
 Wish to restrict these uses from plan area



Existing uses of mobile home park and
cemetery in plan area



Neighbo ring residential areas to so
Neighbouring
south
th

Site Constraints & Opportunities


Altalink 240kv Transmission Line R/W

Meeting Agenda









Project goal and objectives
Plan area
City’s
City
s long
long-term
term planning policy
Constraints and Opportunities
Technical studies
Project timeline
Public consultation process
Q&A

Supporting Technical Studies


External Consultants
 Environmental assessment overview _AMEC
 Geotechnical study_AMEC
study AMEC
 Traffic impact assessment_TBA



Completed Internally
 Utility servicing plan
 Stormwater management plan
 Market analysis

Meeting Agenda









Project goal and objectives
Plan area
Cit ’s long-term
City’s
long term planning polic
policy
Constraints and Opportunities
pp
Technical studies
P j t ti
Project
timeline
li
Public consultation process
p
Q&A

Project Timeline
PHASE I

PHASE II

PHASE III

PHASE IV

PHASE V

PROJECT INITIATION
•Project Scoping

ANALYSIS

PRELIMINARY PLAN
Plan Definition
Land Use options
Base mapping
TIA & Circulation
Policy review
Utility Servicing
Technology Review
Site analysis
Stakeholder meetings
ESA, Geo-tech study
Market & housing analysis
Parks & recreational
Utility constraints and opportunities
Fire Response

Initial Presentation to DRC
and City Council

Winter

Spring 2010

PLAN DEVELOPMENT

CONCEPTUAL PLAN

Revision and
preparation
p
p
of p
proposed
p
concept

Spring - Summer 2010

PUBLIC
CONSULTATION
Open house
Review plan

Preparation of revised
ASP
Incorporate DRC
comments

FINAL DRAFT
Land Use
Transportation
Utility Servicing

APPROVAL
Public hearing
Council approval
pp

Formal submission of
the ASP
Presentation to Council
Plan adoption

Summer – Fall 2010

Late 2010

Project Timeline


C
Currently
tl att Ph
Phase 2
 Speaking with stakeholders
 Gathering background info



Near Future
 Continue gathering background info
 Begin developing land use concept



Later This Year
 Develop draft then final versions of plan
 Obtain Council Approval

Meeting Agenda









Project goal and objectives
Plan area
City’s
City
s long
long-term
term planning policy
Constraints and Opportunities
Technical studies
Project timeline
Public consultation process
Q&A

Public Consultation Process


External stakeholder meeting
 Inform stakeholders about project



Vision building workshop
 Share ideas about the future development
 Vision building workshop includes landowners as

well as other impacted parties
(l tt newspaper and
(letter,
d on city’s
it ’ website)
b it )

Public Consultation Process


Two public open houses
 Inform stakeholders and entire community

about development concept
 1st open house –present alternative planning
concepts / receive comments
 2nd open house – act on comments / present
revisions


Council public hearing
 Prior to Council Decision

Q
Questions?
?

Geotechnical Study


Geotechnical studyy requires
q
approx.
pp
20
boreholes to be drilled in study area for soil
/ water table testing



AMEC representatives may ask for
permission to drill borehole on your land



Your assistance would be appreciated and
upon request the City could provide the
testing results

Stakeholder’s
Stakeholder
s Meeting #2

September 19, 2012
Crossings Public Library Branch

Meeting Agenda








Purpose, Process & Rationale
Existing Conditions
Land Use Concept
University Dr.
Dr Gateway Corridor
Transportation
Implementation
Q&A

P
Purpose
off the
th ASP
To provide a planning framework that
will guide the long
long-term
term development
and the land use pattern for the area
known as the West Lethbridge
Employment
p y
Centre.

Planning Process

Planning Rationale


Implementation
p
of City’s
y long-range
g
g p
plan



Community need - additional employment /
retail opportunities in the City – particularly
West Lethbridge



Lessen demand for 3rd bridge crossing



Imminent pro
provision
ision of core infrastr
infrastructure
ct re
services – Bridge Dr. Corridor

Plan Area

Plan Area

Directing Plans & Policies


Integrated
g
Community
y Sustainability
y Plan /
Municipal Development Plan (ICSP/MDP)
 Directs p
planning
g for the entire city
y
 Foresaw development of employment and

commercial uses in this area


West Lethbridge Urbanization Plan (1969)
 Envisioned commercial and industrial uses in this

area

Meeting Agenda








Purpose, Process & Rationale
Purpose
Existing Conditions
Land Use Concept
University Dr.
Dr Gateway Corridor
Transportation
Implementation
Q&A

Geotechnical Evalulation


Desktop
D
kt
study
t d + 20 boreholes
b
h l were
drilled



Area’s geology generally suitable for
proposed land uses



Additional geo-technical work required
i future
in
f t
planning
l
i
stages
t
 More site specific
 More boreholes and testing required

Environmental Overview


Desktop study



Identified a few low to moderate areas of
environmental concern (i.e. Burnco), but
are expected in industrial area



Generally suitable for proposed land uses



More detailed Enviromental Impact
Assessment required in future planning
stages
t

Development Constraints
Hwy #3
Gas Well

240 kv
Transmission
Line

Sewage
Lagoon
Cemetery
Residential
Area

Railwayy

Meeting Agenda








Purpose, Process & Rationale
Purpose
Existing Conditions
Land Use Concept
University Dr.
Dr Gateway Corridor
Transportation
Implementation
Q&A

Land Use Concept
Business
Industrial

Business Industrial


Appropriate uses include: offices , business
support services, vehicle rentals/sales etc.
 W.T. Hill Business Park is an example
p



Prime area for knowledge-based
g
industries
in Lethbridge

Land Use Concept
General &
Business
Industrial

General & Business Industrial


Primarilyy medium intensityy industrial uses
such as: warehousing, finished goods
assembly



Can also include some business industrial
uses in certain locations



DOES NOT include intensive industrial
uses
 Produce off-site impacts that are better

accommodated in NE Lethbridge
 Food processing, iron works etc.

Land Use Concept

Large Format
Commercial

Large Format Commercial
 Significant
g
retail and service development
p

serving the region and especially West
Lethbridge
 Relies upon good access/exposure to major

p
for customers and logistics
g
transportation
 University Dr. is the primary arterial in West

L thb id and
Lethbridge
d connects
t tto H
Hwy #3
 Includes retail stores,
stores shopping centres,
centres

hotels, restaurants

Land Use Concept

Coulee View
Commercial

Coulee View Commercial


One of few areas in the City that can give
public access to the top of river valley



Special consideration of land use, design
and site layout
y
in the area

Coulee View Commercial


Mixed use, boutique
retail shops, offices,
restaurants, medium
density residential etc.



Pedestrian-friendly
environment



Buildings oriented
towards street &
architecturally distinct

Land Use Concept

Transition
Commercial

Transition Commercial


Transition from Large-Format
g
Commercial
to Coulee View Commercial



Large format buildings & residential
avoided



Focus on commercial, especially office
uses



Design elements considered – but not to
same extent as Coulee View Commercial

Meeting Agenda








Purpose, Process & Rationale
Purpose
Existing Conditions
Land Use Concept
University Dr. Gateway Corridor
Transportation
Implementation
Q&A

University Dr
Dr. Gateway Corridor

University Dr
Dr. Gateway Corridor
Must Accomplish:


Provide an adequate level of service for
multiple transportation modes



Create a commercial gateway into the city
that is appealing and maintains a sense of
p
place

University Dr
Dr. Gateway Corridor


Consists of Large Format Commercial
uses, but attention paid to the aesthetic
and functional design
g

University Dr
Dr. Gateway Corridor


Public Lands
 Medians and boulevards utilize landscaping &

decorative features
 Multi-use pathways
y on both sides of roadway
y
○ Must connect to the south and regional pathway
system

University Dr
Dr. Gateway Corridor


Private Lands
 Site Layout
○ Parking at rear & side of buildings
○ Buildings move closer to the roadway
○ Entrances / arch. features oriented to roadway
○ Accessible for other transportation modes
 Sit
Site A
Access & Ci
Circulation
l ti
○ Pedestrian access directly from public sidewalk to
doorway

University Dr
Dr. Gateway Corridor


Private Lands
 Building Design
○ Structures use distinct architectural features
○ Avoidance of blank walls facing major roadways
○ Loading & service area located where they are least
visible from roadway

University Dr
Dr. Gateway Corridor


Private Lands
Main Entrance

Example: Surrey, BC
Side Parking

University Dr
Dr. Gateway Corridor


Urban Development Nodes
 Higher density mixed-use or

residential development
 Located at two major intersections
 Access to public transit and

pedestrian
d t i system
t
 Access
A
to
t nearby
b commercial
i l

services

University Dr
Dr. Gateway Corridor


Urban Development Nodes

Meeting Agenda








Purpose, Process & Rationale
Purpose
Existing Conditions
Land Use Concept
University Dr.
Dr Gateway Corridor
Transportation
Implementation
Q&A

Arterial Roadways
y
Existing Arterials:
- University Dr.,
Walsh Dr. &
B id D
Bridge
Dr.

Future Arterial:
- Metis Tr.

Additional Railway Crossing


In order to alleviate
pressure an
additional rail
crossing is needed
in one of two
potential locations
p



Outline Plan to
determine the
location of the
crossing

Meeting Agenda








Purpose, Process & Rationale
Purpose
Existing Conditions
Land Use Concept
University Dr.
Dr Gateway Corridor
Transportation
Implementation
Q&A

Sequence
q
of Development
p


Sequence is proposed to “ensure
ensure that
development proceeds in an efficient
and orderly
y fashion” and in a fiscallyy
sustainable manner.



Outline Plans and therefore
development will proceed following the
sequence in the approved WLEC ASP.

Sequence
q
of Development
p


Proposed
p
Sequence
q
of Development
p
was
developed by project staff and based upon
the following criteria:
 Geomorphology
G
h l
(i.e.
(i lay
l off the
th land)
l d)
 Natural and Manmade Constraints
 Market Absorption for Land Uses (driven by

demand)
 Development Pressure (who wants to develop
and where)
 Timing of Utility Upgrades (distance from
existing services)
 Timing of Transportation Upgrades

Sequence
q
of Development
p

Interim Land Uses


Landowners able to develop according
to the existing land use district
 Most land is zoned “Future
Future Urban

Development” district
 Allows uses such as: farms, greenhouses,
veterinarians


Establishment of other interim uses may
be considered under the rezoning
process.
 Rezoned to Direct Control (DC) district

Interim Land Uses


Recognize that permanent development
may not be possible in some areas of
the WLEC until the distant future.



Interim land uses offer a provisional
opportunity for some form of land
development so long as:
 It does not restrict the future
f t re permanent

development of the area
 Does not strain existing
g services ((roads,, fire
dept. etc)

Interim Land Uses


Examples:

Shipping Container Mini Storage
Storage of
Landscaping Supplies
q p
(no
(
and Equipment
customers and
minimal employees)

RV Storage
Equestrian Instruction

Etc.

Interim Land Uses


ASP defines what is appropriate for
interim land uses:
 Land Use
○ No permanent structures – must be easy to
remove when area is ready for development
 Max. area of property devoted to interim use

(20%)
○ Interim uses can put a strain on services if

they become too large

Interim Land Uses


ASP defines what is appropriate for
interim land uses:
 Parcel Fragmentation
○ No further subdivision on parcels containing
interim development



Inclusion of interim uses in the ASP:
 Provides a standard to help ensure fairness
 Decreases uncertainty
 Improves chances of successful approval

Q
Questions?
?

Upcoming
p
g Events:


Thurs Sept
Thurs.
Sept. 27 – Public Open House



Fall 2012 – City Council Public Hearing &
Decision

THANK YOU FOR YOUR PARTICIPATION!

West Lethbridge Employment Centre ASP
Property Owner Comment Sheet (September 19, 2012)

1. Was the information presented helpful?  Yes

 No

If your answer is NO, please specify: ________________________________________________
_________________________________________________________________________
_________________________________________________________________________
2.

Have your questions been adequately answered?

 Yes

 No

If your answer is NO, please specify: ________________________________________________
_________________________________________________________________________
_________________________________________________________________________
3. Do you have any concerns or issues regarding the Plan?

 Yes

 No

If your answer is YES, please specify: _______________________________________________
_________________________________________________________________________
_________________________________________________________________________
4. Do you support the Plan?

 Yes

 No

5. Do you have any other comments / suggestions?
________________________________________________________________ ________
________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________

CONTACT INFORMATION - OPTIONAL (Please Print)
Name:
Home Address:
Email Address:

Phone #
Thank you.

For further information:
FAX: (403) 327-6571 or contact:
• Tyson Boylan, Community Planner, (403) 320-3928, tyson.boylan@lethbridge.ca
• Tatsuyuki Setta, Community Planner, (403) 320-4745, tatsuyuki.setta@lethbridge.ca

West Lethbridge Employment Centre ASP ‐ Property Owner Meeting #2 Comment Summary

1. Was the information presented
helpful?

2. Have your questions been
adequately answered?

Respondent 1

Respondent 2

Respondent 3

Yes; somewhat redundant for those who had seen the
document

Yes

No; you are talking about displacing people from their homes,
maybe use a little sensitivity

Yes

Yes; But will be attending next week Sept 21/12

No; the presentation was dry & less informative than the draft

Yes; we paid a 'Fair' amount for privacy and the view, they
want to surround our house in "coulee view commercial". I'm
afraid out property value and life value will decrease"

Yes; are you or can you force us to sell?

3. Do you have any concerns or
issues regarding the plan?

4. Do you support the plan?

5. Do you have any other
comments/suggestions?

Yes

I am very happy with what I see being purposed

No

PUBLIC OPEN HOUSE
SEPTEMBER 8TH, 2010

CITY OF LETHBRIDGE
DEVELOPMENT SERVICES

INTRODUCTION
Why is the City creating the West
Lethbridge Employment Centre
Area Structure Plan?

x West Lethbridge Urbanization Plan (1969)stated that the
area will be designated for industrial and commercial
development
PLAN AREA

x A high demand for employment opportunities is expected
as the area grows
x To create employment opportunities for the residents in
West Lethbridge is logical as the area will continue to
grow in the future
x An appropriate land use framework that encourages a
vibrant live-work environment will be beneficial to the
community
x To enhance linkages between West Lethbridge and the
other parts of the community as the area is strategically
located in the immediate vicinity of Highway 3
x The plan area will contribute to the economic prosperity
of the entire region
x The area will provide a wide range of business and
industrial opportunities as well as housing options that
support a healthy and competitive local economy
x The new City’s long term planning policy: Integrated
Community Sustainable Plan/Municipal Development
Plan (ICSP/MDP, by-law 5650) Municipal Development
Plan stated commercial and employment sites to be
developed in the north part of West Lethbridge

Area description
x Approximately 630 ha

MUNICIPAL DEVELOPMENT PLAN (ICSP/MDP)
5.3 – GOALS

x To develop knowledge based economy by building on the
strengths within post-secondary and cultural institutions and
research facilities.
x To ensure continued economic prosperity by building on key
strengths and opportunities within the economy.
x To enhance economic and housing opportunities throughout
Lethbridge.
6.1.1 POLICY #2

Ensure a sufficient supply of serviced land to accommodate all
business growth and development.

WEST LETHBRIDGE URBANIZATION PLAN 1969

West Lethbridge Urbanization Plan was
prepared by the Oldman River Regional
Planning Commission in 1969
In this plan, activities specified for the area
included:
x Regional Shopping Centre
x Industrial Park (Industries & Warehousing)
x Regional Transient Accommodations &
Services (i.e. Hotels, Restaurants)

6.4.2 EXAMPLE ACTION # 4

Encourage the development of employment and commercial centres
in West Lethbridge to reduce the need for additional travel.
6.4.4 POLICY #4

Encourage and promote an adequate supply of land that is planned
and available for servicing to meet market demand.
6.4.4 POLICY #6

ADJACENT AREA STRUCTURE PLANS

x Country Meadows
x West Lethbridge Phase II
x Mountain Heights/ Sunridge / Riverbend

“Support a range of choice of new expansion areas for residential,
commercial and industrial development.
6.4.5 POLICY #2

Encourage & promote mixed-use development and a mix of land
uses in employment areas.

*These documents are available on the City’s website ( www.lethbridge.ca) under
Development Services

PRESSURES WEST LETHBRIDGE IS CURRENTLY FACING

BENEFITS OF WEST LETHBRIDGE EMPLOYMENT CENTRE

POPULATION

x Provides additional employment and commercial opportunities
for West Lethbridge

x Population will increase
at a greater rate than two
other areas of the City in
the next 30 years.

70,000

59,085

60,000

x West Lethbridge Employment Centre will accommodate future
growth of the community

50,000

40,000
39,377
34,068
30,144
24,835

20,000

10,000

West

North

South

LAND USE

x Many new residential developments will continue to occur in
West Lethbridge
x Main business and employment activities are currently
located in North and South Lethbridge
x The Crossing community core will become an activity centre
of the West Lethbridge
x Orderly and balanced development to be secured
TRANSPORTATION

x Overall traffic volume will increase as population and the
number of housing unit increases in West Lethbridge
x Residents are required to travel to work and shop in the other
areas of the City, leading to increased traffic congestion of
the river crossing
ENVIRONMENTAL IMPACT

x More land will be required as the community grows
x More solid waste and waste water will be generated
x Longer commute will add more Green House Gas

2040

2039

2038

2037

2036

2035

2034

2033

2032

2031

2030

2029

2028

2027

2026

2025

2024

2023

2022

2021

2020

2019

2018

2017

2016

2015

2014

2013

2012

2011

0
2010

x By 2040, West
Lethbridge will have
almost 60,000 residents.
This is just over 45% of
the City’s total projected
population.

31,399

30,000

x Provides better access for commercial and employment activities

WHAT HAS LIMITED NEW COMMERCIAL AND INDUSTRIAL
DEVELOPMENT IN WEST LETHBRIDGE?

RESULTS OF THE BACKGROUND STUDIES
MARKET ANALYSIS

1. Lack of capacity for water and sewer services
o Additional capacity that serves area north of Walsh Dr. will come on
line in the near future

2. Vacant Commercial Land Has Been Available in West Lethbridge
for a number of years, but has not been developed yet
o It appears that development of this vacant land is beginning to take
place

3. Lethbridge is relatively small and easy to get from one side of the
city to the other compared to larger centres.
o This will begin to change in the future as the city grows

4. Other areas of the city have primary access to more of the
regional trade area
5. Other areas of the city have traditionally been for these uses and
therefore have promoted the clustering of these uses or have
continued to grow
6. Industrial development must be restricted to a few areas, due to
offsite impacts and requires large tracts of land.

x It is expected to take nearly 30 to 100 years for the area
to be fully developed
ENVIRONMENTAL OVERVIEW ASSESSMENT

x Conducted by AMEC (between March and April 2010)
x Desktop study (including document review, aerial photo
analysis etc)
x Major findings:
¾ Burnco concrete plant (moderate)
¾ Oil/gas infrastructure (low to moderate)
¾ Animal Disease Research Institute ( low to moderate)
¾ Archmount Cemetery (low)
x Sensitive Species:
¾ Ferrugnious Hawk, Prairie Rattle Snake, Water
Speedwell
x The area is generally appropriate for development
x More in depth assessment (ESA-Phase I) is required at
outline planning stages
GEOTECHNICAL STUDY

The commercial and industrial landscape of Lethbridge is likely to
change in the future as the traditional areas for this type of
development are consumed by urban development and West
Lethbridge continues to grow in population.

x
x
x
x

Conducted by AMEC (between March and May 2010)
Desktop study + 20 boreholes were drilled
Risk of mine subsidence considered low
Area generally appropriate for conventional
commercial/industrial development
x More in depth assessment required at later planning
stages

PROJECT TIMELINE

GOALS & PRINCIPLES

PRINCIPLES
LAND USE & DESIGN

GOALS

x Provide a wide range of employment and business
opportunities in West Lethbridge
x Build a vibrant industrial/business/commercial
neighborhood that has a strong sense of community
x Create efficient pedestrians/ transit/road network and
goods movement
x Provide adequate public utility services





COMPONENTS OF THE AREA STRUCTURE PLAN





















x Expand employment and business opportunities in West
Lethbridge
x Utilize location to achieve the highest land use potential
that is possible
x Develop a future land use framework that is diverse and
innovative
x Promote a greater diversity of business opportunities and
housing choices in the community
x Develop a pedestrian-friendly environment where possible
x Maintain a balanced and sufficient land supply for each
specified land use within the city
x Create vibrant open places that are attractive to people
who will work or live in the area
x Consider pedestrians, trail network, and public transit
services as primary transportation modes
PROGRAMMING

x Ensure that development proceeds in a secure & orderly
fashion
x Promote energy-efficient and sustainable building and
community design standards
x Develop policies that encourage less energy consumption
and infrastructure needs
x Encourage a reduction in overall industrial waste impacts
through policy programs and design
x Create safe and efficient movement of goods, service, and
people
x Reduce the environmental impact and overall travel
demand caused by the automobile

LAND USE & DESIGN APPROACH

PROGRAMMING

Plan area contains physical constraints such as highway, rail
line, coulee banks. The Plan will divide the area into three
separate areas according to these physical barriers and provide
land use options for each area to maximize the unique land
characteristics and the land value for future development.

The area will primarily be developed for light to medium
industrial and business/commercial uses. As indicated in the
planning principles, the Plan will consider the environment,
access/mobility, economic prosperity in the region. The Plan
will investigate the following cutting-edge planning concepts to
achieve the planning goals:
Development
x
x
x
x

Research Parks / Technology Parks
Eco-industrial Parks
Lifestyle Centre
Large format retail-residential hybrid development

Environmentally Friendly Building/Neighborhood Design
x LEED standard
Utility and Waste Management
x Solid waste management policy
x Stormwater management plan
Transportation
x Transportation Demand Management
x Context Sensitive Solutions
Within each area, the Plan will:
x Achieve the highest land use potential
x Consider better and more efficient mobility and access
x Develop urban design guidelines

ACCESS & CIRCULATION

Current Road Access

Plan Area

Future Access and Potential Routes for
Chinook Trail

PROSPECTIVE PLANNING CONCEPTS

Eco-industrial Parks (EIPs)
x

They attempt to reduce waste and pollution, efficiently share resources.

x

They assist in achieving sustainable development, with the intention of increasing economic
gains and improving environmental quality.

Knowledge-Based Industries
Knowledge-based industries typically attract highly-skilled and well educated employees and
typically provide high paying, stable positions. While knowledge-based industries can develop
on their own, apart from similar-type industries, they are often grouped together in one of the
following forms:

1) Research Parks
x

They are designed to take advantage of a relationship with a
University in order to foster innovation and the transfer of
technology.

x

They can be structured as for-profit or not-for-profit entities.

x

They may be owned by Universities or may be owned by a
private entity that maintains a relationship with a University.

x

They have a role in promoting research and development by
a University in partnership with industry and in aiding the
transfer of technology and skills between the two.

http://en.wikipedia.org/wiki/Eco-industrial_park
http://www.envigrowpark.fi/DowebEasyCMS/?Page=EcoIndustrialPark
http://www.worldchanging.com/local/canada/archives/009281.html

(source: http://www.msquare.umd.edu/about/)

Large Format Retail-Residential Hybrid Developments

2) Technology Parks
x

They are designed to cater to high-tech companies that require a setting that is
conducive to innovation.

x

In order to create synergy for business development, these rely upon proximity to other
related companies, rather than a university.

Lifestyle Centres
x

They are an emerging commercial trend that emphasizes retail uses and also office,
entertainment and sometimes even residential uses on one outdoor site.

x

They contain features such as open-air plazas, sidewalks, pedestrian streets and
internal side-street parking to retain
the feeling of a vibrant urban space,
but within a controlled private realm.

x

x

x

They are mixed-use developments that contain residential units in addition to large format
retailers.

x

They are usually found in downtown or inner-city areas, where space is limited.

x

The design and construction of these developments usually takes more consideration and
effort on the part of the large format retailer

x

Design elements must be applied in order for the retailer to blend in with its urban
surroundings and the sizable parking areas.
The Rise (Vancouver, BC)
¾
¾
¾
¾

They contain higher-end retailers than
what is typically found in big-box
power centres.

¾

They also contain people’s lifestyle
needs such as medical offices or
entertainment.

¾
¾

Located south of Downtown Vancouver
605,000 square feet of total building space (212,000 square
feet for retail)
Consumes one city block (0.9 ha)
Contains Home Depot, Winners, Save-On Foods and other
smaller retail units on the ground floor
Contains 92 residential units and a green roof above the
ground floor
584 underground parking spaces
Uses one-third less energy and two-thirds less potable water
than what is required under Canada’s energy code

Source: Theodore C. Thoerig, “Best Practices In Development: 2009”
Source: Theodore C. Thoerig, “Best Practices In Development: 2009”

AREA 1 – LAND USE OPTION 1
LAND USE CONCEPT

CONCEPT MAP

x Land uses are largely industrial in nature, generally
incorporating lighter business industrial uses to the
south and general industrial uses in the north.
x A site is located in the southeast, at the intersection of
University Dr. and Walsh Dr. that will allow for either
large format commercial or business industrial
development.
x A second site is located in the southwest corner of the
plan area that will allow for either business industrial or
general industrial development.
x A green strip is located parallel to Walsh Dr. in order to
buffer residential areas to the south from the industrial
development in the north
x Two possible future Chinook Trail route options

EVALUATION
Strengths and Opportunities

x Green strip along Walsh Dr. will reduce physical and
environmental impact from industrial development to residential
areas in the south.
x Site in southeast corner, at the intersection of Walsh Dr. and
University Dr. allows for highway commercial or light/ business
industrial development, depending upon future demands.
x Business/General Industrial area in the southwest corner allows
for light/business industrial or general industrial development,
depending upon future demands.

Weaknesses

x Types of industrial development are fragmented into small
clusters – limits number of large industrial lots.
x Timing and location of the development of the Business/General
Industrial site in the southwest may be impacted by the
alignment of future Chinook Trail

AREA 1 – LAND USE OPTION 2
LAND USE CONCEPT

CONCEPT MAP

x Land uses are largely industrial in nature, generally
incorporating lighter business industrial uses to the
south and general industrial uses in the north.
x A site is located in the southeast, at the intersection of
University Dr. and Walsh Dr. that will allow for either
large format commercial or business industrial
development.
x A green strip is located parallel to Walsh Dr. in order to
buffer residential areas to the south from the industrial
development in the north
x Two possible future Chinook Trail route options

EVALUATION
Strengths and Opportunities

x Green strip along Walsh Dr. to buffer residential areas to
the south from industrial development to the north.
x Site in southeast corner, at the intersection of Walsh Dr.
and University Dr. allows for either large format commercial
or light/ business industrial development, depending upon
future market demands.
x Compared to Options 1 and 3, Option 2 offers more
certainty for the development of different industrial land
uses.

Weaknesses

x Compared to Options 1 and 3, Option 2 does not offer as much
flexibility for the development of different industrial land uses.

AREA 1 – LAND USE OPTION 3
LAND USE CONCEPT

CONCEPT MAP

x Land uses are largely industrial in nature, generally
incorporating lighter business industrial uses to the south
and general industrial uses in the north.
x A large format commercial site is located at the future
intersection of Walsh Dr. and Chinook Tr.
x A site is located in the southeast, at the intersection of
University Dr. and Walsh Dr. that will allow for highway
commercial or business industrial development.
x A second site is located in the north and west portions of
the area that will allow for either business industrial or
general industrial development. A node of highway
commercial development is found in the southwest corner
of the plan area.
x A green strip is located parallel to Walsh Dr. in order to
buffer residential areas to the south from the industrial
development in the north.
EVALUATION
Strengths and Opportunities

x Green strip along Walsh Dr. will reduce physical and
environmental impact from industrial development to residential
areas in the south.
x Transitioning of industrial uses away from residential uses located
south of Walsh Dr.
x Swing site in southeast corner, at the intersection of Walsh Dr. and
University Dr. allows for highway commercial or light/ business
industrial development, depending upon future demands.
x Site in the northwest corner allows for light/business industrial or
general industrial development, depending upon future demands.

Weaknesses

x Types of industrial development are fragmented into small
clusters – limits number of large industrial lots.
x Potential for nodes of business industrial on northwest fringe of
plan area – location likely better suited for medium industrial.
x Timing and location of the large format commercial site
development may be impacted by the alignment of future
Chinook Trail.

AREA 2 – LAND USE OPTION 1
LAND USE CONCEPT

CONCEPT MAP

x Land use is a mixture of industrial and commercial
development, with general industrial uses and highway
commercial uses.
x An additional access from Highway #3 is possible, but it
would only allow eastbound traffic to enter the site, with
traffic needing to exit through the existing University Dr.
x Plan allows for the area to expand commercial and
business opportunities along University Dr.

EVALUATION
Strengths and Opportunities

x Large format commercial uses are adjacent to University Dr.
and Highway #3 offering good exposure to large traffic
volumes.
x General industrial development was located in areas that
are not likely feasible for large format commercial
development due to limited access to University Dr.
x Potential new eastbound right-in intersection from Hwy #3 to
the area.

Weaknesses

x Node of general industrial development is separated from similar
industrial uses by the railway. – Limits number of large industrial lots.
x As large format commercial and general industrial are composed of two
separate uses, aesthetic, noise, or dust can be an issue once
development occurs.
x A new access from Highway #3 is limited due to being an eastbound
right-in intersection.
x Limited access from Highway #3 makes large format commercial
adjacent to Highway #3 less feasible than it would be adjacent to
University Dr.

AREA 2 – LAND USE OPTION 2
LAND USE CONCEPT

CONCEPT MAP

x Land use is a mixture of office and large format
commercial development.
x An additional access from Highway #3 is possible, but it
would only allow eastbound traffic to enter the site, with
traffic needing to exit through the existing University Dr.
x Plan allows for the area to expand commercial and
business opportunities along University Dr.

EVALUATION
Strengths and Opportunities

x Large format commercial uses are adjacent to University Dr.
and Highway #3 offering good exposure to large traffic
volumes.
x Office development was located in areas that are not likely
feasible for large format commercial development due to
limited access to University Dr.
x Potential new eastbound right-in intersection from Hwy #3 to
the area.

Weaknesses

x Limited access from Highway #3 makes large format
commercial adjacent to Highway #3 less feasible than it would
be adjacent to University Dr.
x Possible that area for office development may be better utilized
for industrial development.
x A new access from Highway #3 is limited due to being an
eastbound right-in intersection.

AREA 2 – LAND USE OPTION 3
LAND USE CONCEPT

CONCEPT MAP

x Land use consists of office or business park type uses
adjacent to the railway and large format commercial uses
adjacent to University Dr.
x An additional access from Highway #3 is possible, but
would only allow eastbound traffic to enter the site, with
traffic needing to exit through the existing University Dr.

EVALUATION
Strengths and Opportunities

x Large format commercial uses are adjacent to University Dr.
offering both good exposure and access to large traffic volumes.
x Potential new eastbound right-in intersection from Hwy #3 to the
area.
x Office or business park type uses are generally compatible with
highway commercial uses.
x Office or business park uses are located in areas with limited
access where large format commercial uses are not likely to be
feasible.

Weaknesses

x A new access from Highway #3 is limited due to being an
eastbound right-in intersection due to the proximity of an all
directions access at University Dr.
x Despite a lack of good access, office uses are located in an
area with good exposure to highway #3. This area may be
better suited to uses that can utilize this exposure.

AREA 3 – LAND USE OPTION 1
LAND USE CONCEPT

CONCEPT MAP

x Area is exclusively commercial development, with large
format commercial uses adjacent to University Dr. and
office/business/research park uses located behind.
x Uses that will take advantage of views of the river valley,
such as offices, hotels and restaurants are located along
the coulee bank, near the eastern plan area boundary.
x It allows for the area to increase commercial/business
activities.
x Mixture of different land uses promotes the creation of a
vibrant community that is attractive to people who will live
or work in the area.

EVALUATION
Strengths and Opportunities

x Large format commercial uses are adjacent to University Dr.
offering good exposure and easy access to large traffic volumes.
x Plan allows for large format commercial development to take
advantage of proximity to an arterial roadway on both sides of
University Dr.
x Transitioning of less intensive commercial uses away from
University Dr.
x Commercial uses adjacent to the river valley in the eastern part of
the plan area are those that can take advantage of these views –
i.e. offices, hotels, restaurants.

Weaknesses

x Highway commercial use adjacent to highway #3 in the northern
portion of this area is somewhat challenging to access due to
adjacent coulees and elevation changes.
x It is possible that the area adjacent to the coulee banks might be
better utilized for other uses.

AREA 3 – LAND USE OPTION 2
CONCEPT MAP

LAND USE CONCEPT

x Area contains commercial, low density residential and
medium density residential development, with large
format commercial uses adjacent to University Dr. and
residential uses adjacent to the river valley on the eastern
boundary of the plan area.
x Plan promotes vibrant community that is attractive to
people who will live or work in the area.
x Plan minimizes development impact
residential usage on the coulee bank.

on

existing

x Anticipated that the residential area would contain 1,400 –
1,800 residents

EVALUATION
Strengths and Opportunities

x Large format commercial uses are adjacent to University Dr.
offering good exposure and easy access to large traffic volumes
x It allows for large format commercial development to take
advantage of proximity to an arterial roadway on both sides of
University Dr.
x Residential area takes advantage of views provided by river
valley.
x Residential area located in vicinity of shopping and employment
nodes

Weaknesses
x Large format commercial uses adjacent to highway #3 in the
northern portion of this area are somewhat difficult to access due to
adjacent coulees and elevation changes.
x Residential area isolated from other residential neighborhoods, by
coulees, railway and arterial roadways.
x Residential area is too small and isolated to support usual
ancillary services (schools etc).

AREA 3 – LAND USE OPTION 3
CONCEPT MAP

LAND USE CONCEPT

x The entire area is comprised of low to medium density
residential development.
x Plan minimizes development impact
residential usage along the coulee bank.

on

existing

x Plan promotes vibrant community that is attractive to
people who will live or work in the area.
x Anticipated that the residential area would contain 2,800 –
3,600 residents.

EVALUATION

Strengths and Opportunities

x Residential area takes advantage of views provided by river
valley.
x Residential area located in vicinity of shopping and employment
nodes.

Weaknesses

x The residential area is isolated from other residential neighborhoods
in West Lethbridge by coulees, railway and arterial roadways.
x Residential area is still too small and isolated to support usual
ancillary services (schools etc).

West Lethbridge Employment
Centre Area Structure Plan - Open
House (September 8, 2010)

Comment Form

In the table found below, please indicate your preferred land use option that was presented for each
sub-area of the West Lethbridge Employment Centre. Please provide any additional comments in the
space at the bottom of this form. This information, combined with various other technical factors, will
help to determine the land uses that comprise the future employment centre.Thank you for your
participation.

W
West Leth. Employment
Centre Sub-Area

Land Use Option I prefer:
Option 1

Option 2

Option 3

AREA 1
AREA 2
AREA 3

Comments:________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
_________________________________________________________________________
__
Name (Optional)________________________________

PublicOpenHouse#1CommentSummary
Respondent
1
2
3
4
5

Area1
Area2
Area3
PreferredOption PreferredOption PreferredOption PreferredOption PreferredOption PreferredOption
PreferredOption1 PreferredOption2 PreferredOption3
1
2
3
1
2
3
1
1
1

Havelargerroomfordisplayandpeoplecanmovearound
1
1

1

1

1
1

1

1

1
1

1
FamilyRestaurant,GroceryStore
Advantageoustohavegrocerystoreandfamilyrestaurant.OlderpartsofWestLeth.Alsodeserve
somebusinesses

6
7
8

1

1

1

1
1

9

1

1

Area3isveryisolatedandwouldbedifficultforresidentialtosupportschoolsandotherfacilitiesin
thisarea.Thiswouldmeangreatergreenhousesgasesasaresultoftransportation.Likesthehotel
conceptinarea3,option1.Itresidentialisrequireditshouldbeforseniorshousingorcollege
studentsorboth.

1
1

Unfortunateroomiscrowded,desperatelyneedanothergrocerystoreatthesouthendofW.Leth.
Bridgeneedstobebuiltnownotis10years.

10
11
12

1
1

13
14
15

16

1

19

1

1

1

1

1
1

21

1
1

EcoIndustrialParkisagreatideaandcansupportsmalltomediumindustrialdevelopment.Arail
spurwouldalsohelptoencouragemorebusinessesinthearea

1

1

1

1

1

1

Area3entirelyresidentialasindustrialtrafficinthisareaisrisky.Skateparkshouldbelocatedin
thisareawherealltherecreationisandnotintranquilandgreenNicholasSheranPark.

1

Developmentofahotel,costco,superstore,shoppingmall,stripmallhospitalpolicesubstation,
westsidecityhall

1

Goodtokeepoptionsopenforofficecommercialusesinarea1withsmallerpositioningof
industriesonthefringe.Maintain/encouragedevelopmentoffHwy#3todraweastboundtrafficoff
andintocommercialarea.

1
Insteadofcontinuingtostartnewprojects,needtofinishonesthathavebeenstarted.Have
abandonedsouthendofwestsidehavenogrocerystore.Nodividedhighwaypastthestadium.
Trafficslowsto40mphandbacksupbecauseoftheisland,somebodyisgoingtogetrearended.If
anyaldermancanprovideroadatourendtheyhavemyvote.

23

24

1

1

1

SuggestedallotmentoflandeastofBurncoinArea1tobeofferedfordevelopmentofWestward
GymnasticsClub
ThreeoptionsforArea1arenotdifferentenoughtochoosebtw.them.Area2shouldbe
business/industrialorbusinesslargeformatcommercial(option2).Area3shouldberesidentialthe
edgeofthecouleeshouldbelowrisetomaintaintheintegrityofthegreenspacebelow.Isolation
ofthisresidentialareaisnotnecessarilyadrawback(manyretireespreferthis).andanyisolationis
mitigatedbythenearbycommercialdevelopment.

25

26

Area2istoosmall
BestforvisitorsandWestsideresidentstohavealargecommercialshoppingcentreoffofHwy#3
alongwithcommercialdevelopmentalongUniversityDr.Goodideatohavemorerestaurants,
doctorsclinicsanddentistshereaswell.Beendisappointedwiththelackofdevelopmentonthe
westside.Therearenoconvienceshereandwepaythesametaxes.

1

20

1

2ndtieintoHighway#3isdesirabletotakepressureoffpresentUniversityDr.andinterchange.

1
1

1
1

1
1

1

1

18

1
1

1

1
1

17

22

Comments

1

1

1

Immediatedesireandneedformorecommercial/retaildevelopmentonthewestside

Respondent

Area1
Area2
Area3
PreferredOption PreferredOption PreferredOption PreferredOption PreferredOption PreferredOption
PreferredOption1 PreferredOption2 PreferredOption3
1
2
3
1
2
3

Notpreparedtojudge.InsufficientInfo,nooverallplan,nopreparationtimeforevaluation.Better
noticeofopenhouseisneedonlocalnews.Nightofisnotsufficient.Plansareverycomplicatedto
understandbybulletpointchart.Nothingmadesense.Cityshouldofferapresentationexplain
overallplaninplainlanguage.Ouronlywatersourceistheoldmanriver.Populationexpansion
shouldbelimitedasofferingbranchlinesoffthisriverdoesnotguaranteeoursupply.

27

Doesn'tmakesense.
Presentationisajokeandwasawasteoftimeandmoney.Mapsinpresentationeitherhaveprint
toosmalltoreadornolabelingatall.Cityemployeesarenotabletoanswerquestionsand
aldermansaid"it'snotgoingtohappeninmylifetime."
Prefertohaveamixofuses.Mustpreservemountainviewsandaccesstothecouleeslikepaths
andwalkways.Likethegreenoption.

28
29

30
31

1

32
33
34
35

1
1

1

1

Pleasetoseeareadividedinto3areas/parcels.Alsoliketheabilitytoview3optionsineacharea.
Lookforwardtonextmeeting.

1
Interestingvision.Needsmore$$facts.Fixroadsfirst.Iliketohaveanicerepairedcity.

1
1

1
1

1
HurryUp!

1

Iliveinthetrailercourt.Whatwillhappentous?Weownthetrailer,butnotthepaditson.

36
37

1

1

1

38

1

1

1

39

1

1

1

40

41

Comments

1

1

1

IbelievethatindustrialandcommercialiscriticaltothelongtermsustainabilityofWestLethbridge.
AndforthecityofLethbridgeasawhole.Idonotthinkfurtherresidentialdevelopmentisneeded
intheproposedarea.Commercialdevelopmentparticularlyadjacenttohighway#3wouldprovide
significanteconomicbenefittothecity.Residentialdevelopmentwouldprovidenoadditional
employmentforwestsidecitizens.

AccessandCirculationThefuturedevelopmentofBentonDr.shouldbeconsideredinthezoning
andthedevelopmentofthisproject.BentonDr.appearstobemajorarterialroad.IfChinookTr.can
extendnorththroughtheresesrchstationfieldinsteadofloopingeastwardstowardsWestsideDr.
thatwillpromotemoregrowthnorthwards.Highway#3shouldnotchangetoallowmoreaccessto
thehighway.Industrialfrontageswillbenefitfromrailroadaccess.Commercialfrontagesshouldbe
onmajorarterialsexceptHighway#3.ZoningArea1couldbepartitionedfurtherifBentonDr.is
considered.TheSWcornercouldthenbetransitionedbacktowardsanaccepatableneighbourto
residentialzoning.Area3couldbecomedowntownWestLethbridgewithcombineduse/mixeduse
zoningareas.Anallresidnetialoptionisnotthebestoptioninmyopinion.

1

Prefertoseearchmountsurroundedbybusinessindustrial,andactingasabufferbetween
cemeteryandgeneralindustrialuses.Haveroadwaysshownasgivingthecemeteryabufferas
cemeterywillhaveroadsonthreesides.Back15acresoftheundevelopedportionofcemetery
couldbedevelopedforelecticalsubstation,Iamnotinfavourofthis.Itwillmaketheexisting
cemeterythatisnotprefferedbythecommunityevenworse.Itwillbecomeahardersellforthe
cemeteryandfutheralienatefamiliesthatarealreadyinternedthere.Possiblyhavethisbackarea
foragreenspace?

1

42

1

Whateverhappensshouldbeverysoon.Nohotelaccomedation.Shoppingisminimal.Service
stationwithfullservice.Itisembarasingformyfriendsvisiting.Pleasemakeithappensoon.

43

1

NeedservicesASAP.Hotels/Motels/Servicestationswithmechnics.Moreshopping.Thisshould
happenASAP.

1

Area3Option3Theinitialvisualintentofthisareawouldappeartobecountryresidentialas4or
5countryresidentialhomeswereallowedthereoverthelast10yearsorso.Ifthisareacouldmirror
southridgewithlessdensity,itwouldthenpreserveapictureperfectviewofabeautifulcityand
coulee'swithoutbeingblockedbycommercialbigboxbuildings.Thisareaisvisiblefromhighway
#3,havingcountryresidentiallowdensitybuiltinArea3,Option3,wouldprovidetohighway#3
trafficaperceptionofLethbridgebeingagreatplacetolivewitharesponsibleeyeforplanningas
opposedtobuildingbrickandmortarcommercialbuildingsliningourfragilecouleeedge.
CommercialbuildingscouldbewestofUniversityDr.Wasanythoughtputintoconsidering
commercialdevelopmentinthenewhighschoolareaprovidingamorewestsidecentralized
access?

44

1

1

Respondent

Area1
Area2
Area3
PreferredOption PreferredOption PreferredOption PreferredOption PreferredOption PreferredOption
PreferredOption1 PreferredOption2 PreferredOption3
1
2
3
1
2
3
15
9
9
5
15
12
13
4
13
PreferredOptionTotal
PreferredOptionTotal
PreferredOptionTotal

Comments

Introduction
What is the West Lethbridge Employment Centre &
it’s Associated Area Structure Plan?
The West Lethbridge Employment Centre is an area in
the northern portion of West Lethbridge for the
development of commercial and industrial land uses for
the next 60 years. It will provide additional employment,
service and retail opportunities for the City and help
make West Lethbridge a complete community.
The Area Structure Plan is a document that will guide the
long–term development of this area. It was drafted by
the City’s Planning Department, with help from other
City departments and selected consultants.

When Will Development Begin?
Utility Services are now available for the initial
development stages through the Bridge Dr. Utility
Corridor. Development of the Employment Centre was
not possible until these could be provided.
The initial Outline Plan will likely be completed within a
5 year timeframe, with subdivision and development
following shortly afterwards.

Why is This Important to The City?
There will be a community need for additional
employment & retail opportunities in Lethbridge as the
City grows. This is especially true in West Lethbridge.
Decreases the need for a 3rd Bridge Crossing by
encouraging more residents to stay in West Lethbridge
for their daily needs.
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Introduction
Where is the West Lethbridge Employment Centre?

Bounded by Walsh Dr. & West Highlands to
the south, the City boundary to the west,
Highway #3 to the north and the river valley
to the east .
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Land Use Concept

4

Land Use Concept

Large Format Commercial

Coulee View Commercial

Transition Commercial

Uses Can Include: Retail Stores, Shopping
Centres, Hotels, Restaurants

Uses Can Include: Mixed use, Boutique Retail
Shops, Cafes, Medium Density Residential

Primary Role :

Primary Role :

-Significant Retail and Service
Development Serving the Region

-Pedestrian Friendly Environment With
Public Access to the River Valley

Business Industrial

Uses Can Include: Offices, Restaurants
Primary Role :
-Transition from Large-Scale Commercial
Uses Near University Dr. to Small-scale
Commercial Uses Near the River Valley

General & Business Industrial

Uses Can Include: Offices , Business Support Services, Vehicle Rentals/Sales

Uses Can Include: Warehousing, Finished Goods
Assembly

Primary Role :

Primary Role :

- Buffer Residential from Medium
Intensity Industrial Uses

-Provide Large Industrial Uses
With Minimal Offsite Impacts

- Prime Area for Knowledge-Based
Employment
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Coulee View Commercial
A Concept of The Potential Layout of the Coulee
View Commercial Area...

Coulee View Commercial Area gives special
consideration for design and site layout :
Buildings oriented towards street & architecturally distinct
Focus on pedestrians & cyclists
Connectivity to regional trail system
Attractive open space with views of river valley

How the Interface With the River Valley is Envisioned...

One of few areas in the City that can give public access
to the top of river valley
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University Dr. Gateway Corridor
University Dr. Gateway Corridor is similar to traditional
commercial corridors in the land uses that will be found in this
area (shopping centres, retail stores, etc.).
HOWEVER, the design of this area will be a departure from
previous commercial corridors in its design and function.

What University Dr. Could Look Like....

Underground
stormwater
system & landscaped boulevards
for multi-modal transportation

Inclusion of multi-storey &
residential mixed-use
development

Development that is oriented
to nearby roadways

University Dr. Gateway Corridor Must:
Development that provides
for
all
forms
of
transportation

Direct Pedestrian Connections

Buildings
Unique
Features

that Incorporate
A r c h i t e c t u ra l

Provide an adequate level of service for multiple transportation
modes
Create a commercial gateway into the city that is appealing and
maintains a sense of place
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Transportation System

Pathway Network & Open Space

Roadway Network
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Implementation
Proposed Sequence of Development

Why is There a Sequence of Development?

What Factors Determined the Sequence of Development?

The Employment Centre will take a number of decades to fully
develop.

Lay of the Land

Ensures that development proceeds in an efficient and orderly
fashion. Infrastructure provision by the City is done in a fiscally
sustainable manner.

Development Pressure

Natural and Manmade Constraints
Timing of Utility Upgrades
Timing of Transportation Upgrades
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Next Steps
1. Review the feedback received from landowners,
stakeholders & the general public.

Prior to Development the Following Steps must be undertaken, by private developers & landowners:

2. Make adjustments to the plan if required.
3. The Plan will then proceed to City Council for a Public
Hearing and a Decision.
- Notice of which will be in the Lethbridge Herald and
landowners will receive letter notification, prior to the
public hearing.
- Anticipated timeframe is late fall/early winter

Thank You for Your Participation!
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West Lethbridge Employment Centre ASP
Public Open House Comment Sheet
September 27, 2012

1. Where do you live? Please circle.
West side - South side - North side - the Plan Area - Coalhurst - County of Lethbridge or
Other (please specify: __________________________________)
2. How did you hear about this open house? Please check all that apply.


City’s website



Social media (facebook, twitter )



Traditional media (TV, radio, newspaper)



Direct Mail



Roadside signage



Other (please specify: ________________________________________________).

3. Was the information presented helpful?

Yes

No

If your answer is NO, please specify: ________________________________________________
_________________________________________________________________________
_________________________________________________________________________

4.

Have your questions been adequately answered?

Yes

No

If your answer is NO, please specify: ________________________________________________
_________________________________________________________________________
_________________________________________________________________________

5. Do you have any concerns or issues regarding the Plan?

Yes

No

If your answer is YES, please specify: _______________________________________________
_________________________________________________________________________
_________________________________________________________________________

Continue on BACK PAGE

6. Do you support the Plan?

Yes

No

7. Do you have any other comments / suggestions?

CONTACT INFORMATION - OPTIONAL (Please Print)
Name:
Home Address:
Email Address:

Phone #
Thank you.

For further information:
FAX: (403) 327-6571 or contact:
x Tyson Boylan, Community Planner, (403) 320-3928, tyson.boylan@lethbridge.ca
x Tatsuyuki Setta, Community Planner, (403) 320-4745, tatsuyuki.setta@lethbridge.ca

WLEC ASP ‐ Public Open House #2 ‐ Comment Summary
Q1 Legend: W ‐ Westside; S ‐ Southside; N ‐ Southside, PA ‐ Plan Area, C ‐ Coalhurst, CL ‐ County of Lethbridge
Q2 Legend: W ‐ City's Website, S ‐ Social Media, T ‐ Traditional Media, D ‐ Direct Mail, R ‐ Roadside signage
Question 1: Where do you live?

Respondent

W

S

N

PA

C

Question 2: How did you hear about this open house?

CL

Other

W

S

1

x

2

x

x

3

x

x

4

x

5

x

6

x

7

x

8

x

9

x

10

x

11

x

14

x

R

Other

x
x

Specify

Yes

No

Specify

x

Question 5: Do you have any concerns or issues regarding the Plan?

Yes

No

x

Question 6: Do you support
the Plan?

Specify

Yes

Coulee View development up to the coulees‐ no road between would allow for
restaurant terraces

x

x

x

x

x

x

x

x

x

x

x

x

Walsh Drive is already extremely busy with big trucks ‐ more green space
and trees with walking paths please.

x

x

x

x

Concern that the current interchange on Hwy3/2s at its current formation
will not support access to the WLEC for rural residents

Had to come to library for
Preschool Planning

x

It would have been helpful to see this in
the context of the full MDP

x

x

x

x

x

x

Nothing on how this will effect traffic flow. Limited options
exist for entering/leaving west lethbridge and this
development appears to further congest it

I am very glad tos ee coulee development that supports tourism in our city. I also believe that the industiral areas will require development earlier
than indicated.

x

x

I would like to see some more green space as I am planning to start a preschool which would benefit from more areas for play space.

x

x

Well thought out plan for future development that seems to encompass the needs of residents of the west side.

x

See other comments.

x

City needs to continue planning dervices development for west lethbridge. As this is the fastest growing and accounts for roughly 1/3 of the
population, it is vastly underserviced. Service development is probably more important than housing development at his time.

x

x

I would like to see a safe plan preventing slumpping of coulees

x

Appreicate the fact there will not be any heavy use industrial buildings ‐ no promote pollution, hoping it's the same with noise! I also support the idea
of making its visually plaeasing coming into town and the walking/bike trail.

x

x

x

x

1) Need to be more access to the Highway or else WestSide Dr. will become
clogged. 2) Keep bike lanes SEPARATE from major streets for the sake of
drivers and bicycilists ‐ it would be IDIOTIC not to do so when the chance is
just sitting there.

x

1) Direct pedestrian/bicycle bridge between Heritage Heights ( green space paralleled to the railroad) and the Coulee‐View section of the proposed
commercial area ‐ it could even be a big draw for tourism, if it were done right. Given that Bridge Dr. and the railroad plunge downhill in that area, it
could be more‐or‐less a flat structure with walls to protect from wind gusts. 2) Traffic patterns on the westside have been badly organized, as
demonstarted daily on Squamish Blvd, and more urgently on Sept.10 when the trailer park was evacuated ‐ no further development should be
undertaken until Metis Dr is completed at least as far as Walsh Dr.

x

x

x

x

It looks fine. There is clearly a shortage of retail and amenity resources on the West Side. The University Drive corridor makes sense as a development
focus. We're curious about the nature of the 'purple' zone west of the railway and Westside Dr.

x

x

x

See comments

x

1) In the major river park plans I would like them to upgrade and finish the oxbow trail so you could walk/ride along the Old Man River to the
golfcourse and Elizebethian Wet Lands Park. 2) Possibily consider stairs like you have in Indian Battle Park to get to the public "Coulee View
Commercial" with a walkway over highway #3 from golf course and wet land area. 3) In #1 and #3 I would like to see a gated community and
apartments that maximize the view.

x

x

x

Alternate traffic during the construction phase. Ensuring enough roads will
be able to move people in an eficient and effective manner. Increase public
transit.

x

I understand that it is the hope for "west‐siders" to stay on the westside and eliminate a need for a 3rd corssin; how will buisnesses on the
North/South side be impacted? How will the City promote unity of the City as a whole rather than people staying in their own region? Will the public
have a say in the stores and buisnesses that will be built in the area? Will this effect taxes/ tax payers?

x

Please keep development set backs from top of coulee suffiicent that slumping will not occur as a result of development. Appears as though
considerable slumping has occurred in areas adjacent to WLEC property. Why not include the river bottom property within this plan even though it is
privately owned? Where is 10% allocation of Public Space, all i see is the Archmount Cemetery which shouldnt be included in calculation.

I am overwhelmed with all the changes coming and my biggest concern is
the traffic planning which does not seem to keep up with the development
of the west side.

x

I support the plan but would like to see more timely traffic control.

Was at library

x

x

x

x

Will be interesting to see more detailed
plans evolve

x

Would be helpful to show the plan within existing MDP/
Show locations of Rec Complex, Crossings, Bridge location,
and West Leth Ring Road

x

x

x

x

x

x
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x

x

x

x

x

More traffic info, more info showing connectivity to county

x

18

x

x

x

x

x

Long over due.

x

19

x

x

Build a third acces now!! Most of us still have to cross the river to get to
work.

x

x

x

x

x

22

x

23

x

x

x

25

x

26

x

27

x

28

x

x

24

x

x

x

21

Looking forward to having more amenities on the westside

x

x

x

Comments

x

16

20

No

Question 7: Do you have any other comments/suggestions?

I do like the interface with the river valley concept

x

x

x

No

Question 4: Have your questions been adequately answered?

x

x

15

Yes

x

x

x

x

D

x

12

13

T

Question 3: Was the information presented helpful?

x

Word of mouth

x

x

x

x

x

Maybe more for future development. See comments.

x

x

x

Wondering if there is enough "green space"

x

x

x
At last open house I expressed my concern with a small
residential area in a area of commercial. This requires
bussing for students because there is not sufficient
students for a school. This plan increases the cost to school
districts

This is a welcome plan for West Lethbridge. It was identified in the last MDP ‐ I hope it proceeds soon. The balance of commercial/employment
between south, north, and west is out of balance. This will help.

x

x

I see no problem with plan other than the residential for the reasons in Q.4. I would suggest that the residential be taken out of the plan as it leads to
increased costs for city partners ie. School Districts

x

x

x

x

x

x

x

x

x

x

x

x

x

Good plan.

x

x

x

x

Yes, move forward with the plan ASAP. Nice Plan!

Friend

x

I find the use of Employment Centre to be confusing recognizing this is used by organizations who assist those looking for work. I do like the regional
trail system.

x

x

x

3rd Access. I'll fight this idea hard!!
Calling this an "employment centre" is misleading ‐ one thinks of job fairs, and government employment bureaus. Is this an attempt to make the idea
popular by emphasisizng the potential jobs? If so, if is misguided; any industrial area could be so (mis)named. Furhter comment: a little more green
space in the "Business Industrial" area would have been welcome. Also, bike and pedestrian paths should be as physically seperated as possible from
roadways.
Please consider developing bike pathways as part of the infrastructure. If people are being encouraged to stay on the Westside maybe they could also
choose to leave their cars at home. Future plans might consider a buffer zone between industrial development and existing housing developments
such as Mountain Measdows

x

Friend

x

x

Not sure more roadways between the two sides of town will be avoided,
even if there are more jobs on the westside. There will probably be an
overall increase in traffic that will be hard for the roads to handle.

Excellent concept.

See Q.4 comments
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x

x

x

x

x

x

30

x

x

x

x

x

x

This is a well thought out area structure plan. However it has taken a long time to reach this stae. I hope it will not take a decade to complete this
project.

Tremendous opportunity for the west side! Should proceed ASAP. Great compliment fo rth west side.

