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Evolving Infill:  
Market Housing and  
Affordability Study
This Executive Summary represents a condensed version of Evolving 
Infill: Market and Study, to provide readers with a high-level summary 
of the report and its key conclusions. 

Three other documents complement Evolving Infill: Market Housing 
and Affordability Study: 

 � Evolving Infill: What We Heard: Stakeholder Engagement Results

 � Evolving Infill: Edmonton’s Urban Neighbourhood Evolution

 � Evolving Infill: Municipal Tools Review

PURPOSE
This report presents an overview of infill dynamics, challenges (from 
a consumer and builder perspective), opportunities, and a key factor 
that drives the housing market: consumer preference. The report 
presents an analysis of the residential market with three pillars in 
mind: infill, density and affordability. The report examines housing 
mix, affordability, consumer preferences, and market balance. The 
report also examines the interaction of the residential and commercial 
markets to determine if “retail follows rooftops, or if rooftops follow 
retail?”

https://www.cityofedmontoninfill.ca/about/evolving-infill
https://www.cityofedmontoninfill.ca/about/evolving-infill
https://www.cityofedmontoninfill.ca/about/evolving-infill
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KEY FINDINGS 
Increasing housing density within core, mature 
or established areas of the city, while achieving 
affordability, is not an easy task. Edmonton’s infill 
activity has been shifting the housing mix toward more 
dense dwelling forms; however, the purchase price 
of these infill dwellings is still not appealing enough 
compared to developing  
suburban areas. 

The relationship between three key analytical pillars 
(infill, density and affordability) is not always linear (i.e. 
the most dense housing type may not be the most 
affordable, nor the most desirable from a consumer 
perspective). Therefore, it is important to effectively 
balance as many key aspects as possible that relate to 
infill development that is desirable and affordable for 
consumers.  

Edmonton is one the most affordable major cities 
in Canada when analyzed by its household income 
distribution compared to the average home price 
(resulting in an ownership level that is the highest in 
the country). If affordability is heavily impacted by the 
asking price of a dwelling, it is also strongly impacted by 
other factors such as the employment rate, household 
income, and economic policies, which are recently 
playing a big role in the  
local economy.

Edmontonians historically (and still to this day) prefer 
single-detached homes (approximately half of the 
infill homeowners surveyed during the focus groups 
searched for a single-detached home), however, most 
infill  
single-detached homes are unaffordable for the 
average middle-class family. Mature and established 
areas may also have limited land, which can make 
demolition with subsequent redevelopment the only 
real alternative, but it comes at a higher cost. 

Infill dwellings like townhomes and duplexes tend to 
be a good alternative for families with a limited budget 
who are looking to own in a more central location. 
Furthermore, from qualitative findings, townhomes and 
duplexes have a reasonably high consumer preference 
that helps with demand, though not as high as single-
detached homes. Infill townhomes and duplexes also 
strike a more balanced approach when trying to juggle 
competing aspects like consumer preference, density, 
and affordability compared to the resale market. 
Alternatively, as a secondary infill option instead of 
townhomes and duplexes, it may be advisable to build 
low-rise and mid-rise apartments in certain mature 
areas near existing commercial and transit nodes. 
Since low-rise and mid-rise apartments are the least 
favourite housing type (qualitative findings show that 
less than a quarter of infill homeowners searched for 
an apartment), it is important that they are built near 
existing infrastructure, like commercial and transit, in 
order to help boost their demand. However, it should 
be noted that slow sales absorptions for low-rise and 
mid-rise apartments, compared to single-detached 
sales absorptions, adds inherent risk to a builder and 
potentially longer sales timeframes. Furthermore, 
another challenge with low-rise and mid-rise infill 
apartments is their affordability compared to the same 
housing types in the suburbs (less expensive). 

Based on Intelligence House data, the Edmonton 
housing market is reasonably balanced, however, 
roughly 16% of the population is priced out of the 
possibility of homeownership. Furthermore, first time 
homebuyers are waiting longer to purchase their first 
home (because of decreasing affordability), which 
leaves them in the rental market for longer. Based on 
this, the rental market may be another strong option 
for increasing density in infill areas. The purpose-built 
rental market is going through a healthy and important 
cycle of renovation with almost 4,000 new rental 
units coming/planned for infill areas between 2017 



and 2020. These new rental units with “condo-like 
finishes,” present a great alternative to accommodate 
consumers who are excluded from ownership (because 
of an insufficient down payment, or other affordability 
measures that prevent them from getting a mortgage 
approval). 

When analyzing residential and commercial markets, 
and how they interact with each other, an often-asked 
question is “does retail follow rooftops, or do rooftops 
follow retail?” The simple answer is that it depends on 
the scenario. For example, in new developing areas 
in the suburbs, a developer may decide to build 1,000 
new homes. As a result, commercial businesses will 
then commit to building in this new developing area 
and are able to plan retail centres spanning multiple 
acres, so in this scenario “retail follows rooftops”. 
In mature neighbourhoods, however, smaller retail 
centres without grocery or department stores can 
be added, but new larger-scale retail centres can 
rarely be developed due to land scarcity. As a result, 
in mature neighbourhoods “rooftops follow retail” as 
new residential infill construction would follow existing 
larger-scale retail that is already in place. As a strategy 
for identifying which retail to follow in mature areas, 
the commercial portion of this report suggests six 
major commercial nodes that may have the highest 
probability of sustaining additional density. They are:

 � Londonderry Mall

 � Northtown Mall

 � Kingsway Mall

 � Capilano Mall

 � Southgate Mall

 � Westmount Mall
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PURPOSE AND SCOPE 
The purpose and scope of this integrated residential, 

commercial, and qualitative report for Evolving Infill 

2.0 is to identify and analyze a number of key data-

driven components including the supply and demand 

of residential and commercial markets in Edmonton, 

price and size activity, sales absorptions, housing 

affordability, mortgage insurance regulations, interest 

rates, the rental market, and consumer behaviour and 

preferences.  

 Based on the overall analysis, shared conclusions (Part 

3) are identified that integrate residential, commercial, 

and qualitative findings that pertain to the City’s goal 

of increasing density in core, mature, and established 

neighbourhoods. Conclusions, however, will vary 

depending on the particular scenario at hand, and are 

not intended to be inclusive “blanket” statements that 

apply to all circumstances. 

ECONOMIC OVERVIEW
Over the past decade, Alberta and Edmonton have 

experienced unprecedented economic growth driven 

by rapid expansion in the Alberta oil sands, one of the 

largest deposits of natural resources in the world. The 

high commodity price of oil and gas experienced during 

most of the early 2010 decade led to an investment of 

over $322-billion in Alberta’s energy sector between 

2010 and 2016, which increased oil production capacity 

from 1.9 million barrels per day in 2009 to 3.1 million 

barrels per day in 2015. During the same period, 

Edmonton’s economy grew 33.5% (almost double the 

national rate of 17.1%). 

Edmonton’s southern neighbour, Calgary, serves 

as the corporate headquarters for Canada’s energy 

sector. Edmonton, on the other hand, serves as the 

transportation and operational hub, which, although 

affected in the long term by oil prices, tends to be 

somewhat sheltered from short-term oil price 

fluctuations due to Edmonton’s more diverse economy 

– with stable sectors such as government, health care, 

and education – compared to the rest of Alberta. 

Nonetheless, Edmonton is still susceptible to boom-

and-bust cycles of the oil and gas industries. Despite 

the impact that the downturn in oil prices has had 

on Edmonton’s economy, the city has been, and 

will likely continue to be, one of Canada’s engines of 

growth. However, this prediction is largely based on a 

stable provincial political landscape, and Edmonton’s 

advantageous job diversity (government, health care, 

and education). While Edmonton’s GDP was estimated 

to have contracted 2.7% in 2016, the Conference Board 

of Canada expects Edmonton to grow 2.4% annually 

between 2017 and 2020, among the highest average 

growth rates during the period for all major Canadian 

cities. Increased drilling activity and capital expenditure 

intentions in the energy sector, along with the federal 

government’s approval of two major pipelines, is setting 

the stage for modest recovery in the years ahead. 

Although the construction of these pipelines is not 

expected to begin immediately, the spin off of design 

and engineering activities will provide much-needed 

relief to the service sector in the city.

PROVINCIAL AND EDMONTON HOUSING 
DRIVER TRENDS

Edmonton has historically been a leader for job creation 

in the country. Between 2009 and 2015, overall 

employment in Edmonton increased 18.3%, over twice 

the national growth level of 7.3% for the same period. 

Wages in the region are also much higher. In 2015, 

average weekly earnings for the province were $1,146 

compared to $952 for the country as per the national 

survey of employment, payrolls and hours by Statistics 

Canada.

The city’s impressive economic prospects attracted 

a diversified population as well as a young and highly 

educated workforce, even during the 2015-2016 

economic downturn. According to the latest census 

data, Edmonton’s CMA population grew a staggering 



figure 2: 
EDMONTON HISTORICAL MIGRATION PATTERNS

Source: Intelligence House, Stats Can, Confer-
ence Board of Canada, Census
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EDMONTON VS. CANADA ECONOMIC GROWTH

Source: Conference Board of Canada
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13.9% between 2011 and 2016; almost three times the 

national growth of 5%.  Edmonton has been an overall 

net migration recipient, which has been one of the 

most important sources of population growth. Net 

international migration totalled 102,963 from 2009-

2016, while net interprovincial and intraprovincial 

totalled 53,598 and 34,253, respectively, for the same 

period. 

DATA LIMITATIONS & DEFINITIONS 

The information, analyses and opinions in this report 

are based on various sources (publicly available data, 

and proprietary data) that were available (and up-

to-date) at the time the report was initially produced. 

These various sources are believed to be reliable, 

but their accuracy cannot be 100% guaranteed. The 

information, analyses and opinions shall not be taken 

as representations for which Intelligence House 

Ltd., Colliers International, or any of their respective 

employees shall incur responsibility. All information 

provided in this report is only to be relied on for the 

purposes of estimation. Intelligence House Ltd. and 

Colliers International have not been engaged to verify 

the validity of any of the information collected in 

providing the analyses, as most of the material used is 

based entirely on data obtained from sources that have 

populated the data on their own accord without the 

direct involvement of Intelligence House Ltd. or Colliers 

International.

For clarity, when the term “affordability” is used in this 

report, it refers to a consumer’s power of purchase. It 

does not, in any way, refer to “affordable housing” that 

may be subsidized. 

HOW DOES THIS REPORT WORK?
This document has been broken down into five (5) 

different parts outlined below. These sections are 

intended to give the reader a comprehensive overlook 

and understanding of the many facets that relate to 

infill development from a residential and commercial 

perspective, in comparison to what was shared during 

the qualitative focus groups conducted by Banister. 

PART 1 – RESIDENTIAL ANALYSIS

Part 1 is a complex overview of the residential market 

in Edmonton (from a holistic perspective, as well as 

from an infill perspective). Key residential findings are 

included at the end of this section.

PART 2 – COMMERCIAL ANALYSIS

Part 2 is a complex overview of the commercial market 

in Edmonton (from a holistic perspective, as well as 

from an infill perspective). Key commercial findings are 

included at the end of this section.

PART 3 – MARKET ANALYSIS REPORT CONCLUSIONS 

Part 3 provides shared conclusions (an integration of 

residential, commercial, and qualitative findings). For 

key overall findings, please consult this section. 

APPENDIX (INCLUDES ADDITIONAL RESIDENTIAL 

CHARTS AND INFORMATION)

QUALITATIVE SUMMARY REPORT (BANISTER FOCUS 

GROUPS – SEPARATE REPORT) 

Part 5 provides anecdotal housing information shared 

by the public during focus groups. This report shows 

consumer preferences, desires for particular home 

types, desires for particular amenities, barriers, and 

much more. 



1. RESIDENTIAL 
ANALYSIS



6

1.1 RESIDENTIAL OVERVIEW
The city of Edmonton continues to attract, house, and 

employ people at record levels, and keeping pace with 

this growth remains a challenge. According to the latest 

census data, Edmonton was the fastest growing city in 

Canada with a population increase of 14.8% between 

2011 and 2016 to a population of 932,546. Edmonton’s 

population is forecasted to increase by 170,000 by 

2025, and, if this pace continues, The Capital Region 

Board expects that 150,000 new housing units will be 

required by 2040. 

With the projected growth that Edmonton is expected 

to undergo by 2025, current housing developments 

will not be able to accommodate the influx of people 

who will be looking for places to live and work in the 

region. A common strategy used by governments 

to increase housing supply, and therefore increase 

affordability, is through large greenfield land releases. 

This typically occurs in suburban areas away from the 

core (developing areas). According to the 2017 Annual 

Growth Monitoring Report, Edmonton added 80,221 

homes between 2006 and 2016 with 84% of these 

homes located in developing areas. However, low-

density suburban growth poses challenges related to 

infrastructure costs, sustainability, and transportation, 

among many others. Additionally, land release does not 

necessarily equal housing supply, as sites take multiple 

years to be developed. 

The City of Edmonton’s goal, in order to counteract and 

alleviate some of the inherent challenges associated 

with suburban development, is to have 25% of net new 

housing located within core and mature areas around 

LRT stations and transit centers, where infrastructure 

supports redevelopment. Infill developments include 

a wide range of housing types such as new secondary 

suites, garage suites, duplexes, townhomes (also known 

as row homes or row housing), single-detached homes, 

apartments and other residential mixed-use buildings. 

According to the City of Edmonton in 2016, 24.5% 

(2,022) of new housing units were added in mature 

areas with a large majority being multi-residential units. 

RESIDENTIAL SCOPE
The residential scope for this report is to identify and 

analyze a number of key data-driven components 

including the supply and demand of residential markets 

in Edmonton, price and size activity, sales absorptions, 

housing affordability, mortgage insurance regulations, 

interest rates, the rental market, and consumer 

behaviour and preferences.  



1.2 HOUSING MARKET: OVERVIEW & 
FUNDAMENTALS

RECENT TRENDS
Edmonton's strong population growth between 2009 and 2014 

brought new challenges such as increased demand for housing 

and a constrained supply. In 2010, the City of Edmonton, 

under the Municipal Development Plan: The Way We Grow, 

launched the infill initiative to improve the housing market in 

the city.  This plan aims to have 25% of net new housing units 

located within core and mature areas. However, the two-year 

recession from low oil prices has led to an unbalanced housing 

market as developers increased housing starts in 2014 and 

2015. 

Despite a 41% decrease in housing starts between 2015 and 

2016, as well as strong population and household growth, the 

number of unabsorbed units (those completed that have not 

been purchased) is growing rapidly. According to CMHC, in May 

2017, unabsorbed homes in the market reached an all-time 

high at 2,133 units, 88% more compared to May 2015. It is also 

evident that there are significant differences among property 

types, as unabsorbed units have increased 2%, 74%, and 366% 

for single-detached, semi-detached and row, and apartment, 

respectively for the two-year period. From these statistics, it is 

important to note the large increase in unabsorbed apartment 

condos (i.e. slower absorption, and the least favourite 

consumer preference indicated during the qualitative focus 

groups; discussed more throughout this report). 

figure 3: 
EDMONTON CMA MONTHLY UNABSORBED HOUSING UNITS

Source: CMHC Rental Market Suvey
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SUPPLY AND DEMAND OVERVIEW
In the last decade, Edmonton’s population landscape 

has changed dramatically and is more generationally, 

culturally, and ethnically diverse. This shifting landscape 

(and the preferences associated with this shift) will 

continue to reshape the supply and demand dynamics 

in Edmonton’s housing market. 

One important demographic factor that pertains to 

supply and demand (identified from a poll conducted for 

the Bank of Montreal in April 2016) is that the average 

age of first time homebuyers in Canada has increased 

to 36 (from an age of 30, for current home owners), 

as delayed parenthood and smaller families become 

the norm. This delay in ownership has important 

ramifications for Edmonton’s new housing market, as 

well as the rental market. The wave of baby boomers 

retiring is also set to grow in the next few years, and will 

be accompanied by a downsize in real estate. However, 

this group’s housing footprint reduction is smaller and is 

taking longer than in past years.

Source: CMHC Housing Information 
Portal
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figure 4: 
NEW HOUSING SHREA OF ABSORPTIONS BY PROPERTY TYPE (%)



Note to the reader: The above chart was produced from a 2017 Avid Ratings Canada report in partnership with the 
Canadian Home Builders’ Association. Entitled “2017 Canadian Homebuyer Preference National Study”, it is based on 
a sample size of 21,929 new homeowners being surveyed across six Canadian provinces (BC, AB, SK, MB, ON, NS). The 
report indicates, “the desire for a single-family home has increased to over 65% (compared to roughly 55% in 2015)”. 
Source: Avid Ratings Canada 
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figure 5: 
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In terms of housing preferences over the past 10 

years (and still to this day), single-detached homes 

have represented over 50% of new home sales in 

Edmonton (seen in figure 4, and in Part 5’s qualitative 

findings). Furthermore, based on Avid Ratings 

Canada consumer preference survey, roughly 67% of 

Canadians gravitate toward living in single-detached 

homes (figure 5). Household demand and loyalty to 

low-density, single-detached homes continues to be 

the highest preference, while high-density properties 

(like apartments) have the lowest demand (Part 5’s 

qualitative findings indicate that less than a quarter of 

infill homeowners searched for an apartment). 
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Housing demand rises during periods of economic 

growth, as increasing incomes enable households in the 

rental market to become homebuyers. This demand, 

in turn, drives supply as it prompts developers to build 

different types of homes at price points where the 

demand is greatest. As well, employment opportunities 

drive migrants to Edmonton, which results in demand 

for even more housing. A shortage in supply provides 

impetus for developers to add new dwellings to the 

market. However, when economic growth halts, 

new supply will lag to adjust as new construction is 

completed.

Figure 6 shows the historical relation between demand 

(measured through household formation), and supply 

(measured through housing starts).  Developers in 

Edmonton were anticipating that the strong growth 

experienced between 2010 and 2014 would continue. 

This led housing starts to an all-time high of 17,050 

units in 2015. However, the impact of the most recent 

recession in international oil prices has halted industry 

expansion and pushed Edmonton’s unemployment rate 

to levels not seen in over 20 years. This led to a drastic 

drop in housing demand and created an oversupply of 

inventory (figure 7).

Source: Conference Board of Canada
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Note: Blue horizontal lines on each graph represent its 5-year average.
Source: CMHC Housing Information Portal

figure 7: 
EDMONTON CMA MONTHLY UNABSORBED UNITS BY PROPERTY TYPE
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1.3 NEIGHBOURHOOD 
CLASSIFICATION 

The geographic analysis in this report follows the City Administration classifiaction of 

Developing, Established and Mature areas as shown in the map above. 

Developing

Established
Industrial

Mature Area

Central Core
River Valley/Ravine

Transportation Utility Corridor

Urban Growth Area



DEVELOPING AREAS (NEW HOUSING)
Intelligence House data shows that Edmonton’s new 

housing market is displaying signs of recovery to a 

more stable market. Following three consecutive 

quarters of declined activity, 1,907 new lots were 

absorbed across the city in the second quarter of 2017. 

This represents an increase in activity of 51% over the 

previous quarter. Increased absorption quarter over 

quarter was observed for all home types and sectors, 

with the largest increases in estate homes (+90%), and 

single-family detached-garage homes (+66%), and in 

the south (+85%), west (+81%), and southeast (+79%) 

sectors. This could signal a return to a more stable 

market following a period of consistently increasing 

supply and decreasing demand.

In terms of overall empty lot inventory, it declined by 

1,327 lots (-13%). This was driven by a combination of 

three factors: increased pre-sale absorptions (when a 

home is purchased before it is built) from 551 in 2017 Q1 

to 870 in 2017 Q2, increased absorptions of empty lots 

for new spec home construction (homes built without a 

buyer) from 541 in 2017 Q1 to 789 in 2017 Q2, and fewer 

new empty lots replacing sold lots. Despite an increase 

in spec home construction, there was less than 1:1 

replacement (789 new spec homes vs. 1,037 sales of 

spec homes), resulting in a net reduction of spec home 

inventory of -248 homes in 2017 Q2. Furthermore, 

the percentage of spec homes in the “built” phase has 

steadily dropped from 74% in 2016 Q2 to 67% in 2017 Q1 

to 62% in 2017 Q2 (figure 8), as demand has responded 

to incentives by builders. 

A common benchmark in the housing industry to 

measure supply and demand balance is the Years of 

Supply (YOS) metric. A market with 1.5 to 2.0 YOS is 

believed to be a balanced market. When YOS is below 

1.5 or above 2.0, the new housing market is believed 

to be undersupplied and oversupplied, respectively. 

According to Intelligence House data, overall, in 2017 

Q2, the new housing market appears to be balanced 

with 1.91 YOS (figure 8 and figure 9). Apartment 

condos, on the other hand, have 2.04 YOS signalling 

a slightly oversupplied market, however, there are 

significant differences between areas in the city. YOS 

for apartment condos in developing neighbourhoods is 

1.76 compared to 4.28 and 2.32 YOS for new apartment 

condos in mature areas outside the core, and mature 

core, respectively (figure 10). Developing areas account 

for 64% of the overall apartment condo sales and over 

55% of the total available apartment condo inventory in 

Edmonton. 

Source: Intelligence House

City_Sector RF5 RF4 RPL RSL RF1 Total

NW 3.84 1.93 3.17 1.93 2.41 2.41

NE 3.07 1.27 1.79 2.87 4.33 2.42

SE 2.74 1.20 1.01 1.52 1.57

S 2.12 1.36 0.76 1.06 0.80 1.24

SW 2.43 1.49 1.02 1.48 2.73 1.76

W 2.39 1.35 1.65 2.95 4.44 2.36

Total 2.65 1.40 1.25 1.98 2.71 1.91

figure 8:  
NEW HOUSING MARKET INDICATORS SUMMARY (EXCEPT APARTMENT CONDOS

RF5=Row, RF4=Duplexes, RPL=Single-Family Detached Garage, RSL=Single-Family Attached Garage, RF1=Estate
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Source: Intelligence House

figure 10: 
YEARS OF SUPPLY FOR APARTMENT CONDOS
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figure 9: 
DEVELOPING AREAS 2017 QUARTER 2 NEW HOUSING - YEARS OF SUPPLY (EXCEPT 
APARTMENT CONDOS)

NEW HOUSING MARKET INDICATORS SUMMARY - EDMONTON

2017 Q2 2017 Q1 2016 Q4 2016 Q3 2016 Q2

Total Sales 1907 1263 1279 1504 1982

Empty Lot Supply 8571 9888 9962 9687 9898

Spec Home Supply 2343 2430 2435 2156 2196

Years of Supply 1.91 2.30 2.27 1.97 1.53

Spec Replenishment Rate 92% 99% n.s. n.s. n.s.

Spec Homes Av. Ready 62% 67% 66% 69% 74%



INFILL AREAS (MATURE AND 
ESTABLISHED) 
The City of Edmonton intends to support a shift 

from suburban development to increased density by 

encouraging 25% of net new housing growth to be in 

core and mature areas. The successful revitalization 

of older mature neighbourhoods into affordable 

regions for an ever-increasing population requires 

the cooperation of several stakeholders. From the 

City’s perspective, there are many advantages 

associated with infill (decreased infrastructure 

burden, transportation requirements, environmental 

degradation, etc.). However, from a builder and 

consumer perspective, there are many challenges 

including an increased risk for builders, limited 

financing options, land supply issues, higher land costs, 

higher input costs when building, and the traditional 

preferences for Edmontonians to choose single-

detached, street-oriented housing in the suburbs 

instead of multi-residential in the city’s core and mature 

areas. 

In terms of the housing mix for infill compared to the 

housing mix for the city of Edmonton in 2017, figure 11 

shows that single-detached homes represent more 

than 50% of existing city dwellings, while only 30% 

of infill development is single-detached. On the other 

end of the spectrum, apartment condos represent 

33% of the existing city dwellings, while 42% of infill 

development is apartment condos. This shows that 

the City’s infill program is slowly “shifting the needle” 

toward higher density in the core when compared 

to the citywide housing stock, however, the higher 

financial costs and longer timeframe associated with 

infill still remains a challenge, along with the consumer 

preference for single-detached homes. 
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Source: Intelligence House

figure 12: 
TOTAL EDMONTON APARTMENT  
CONDO SALES

2015 2016

Number of new 

dwellings

69 75

Total Sales 1,078 791

Average monthly sales 

per project

1.3 0.88

Source: Intelligence House

figure 11: 
EDMONTON RESIDENTIAL DWELLING COMPOSITION (%) BY STRUCTURE TYPE VS. 
2017 INFILL CONSTRUCTION COMPOSITION
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For infill apartment condos, concerns over the lack of strong 

demand (driven by lower consumer preference and higher 

prices compared to suburban apartment condos) result in 

slower sales activity and an increase in unabsorbed new units. 

As shown in figure 12, Edmonton apartment condo sales per 

month per project averaged 1.3 suites in 2015 and 0.88 in 

2016. The low number of sales reveals the risk associated with 

uncertain demand, which limits the amount of new supply 

generated by the private sector.

According to figure 13, in 2017, low-density single-detached 

homes represented more than 50% of the total dwelling 

inventory (housing stock), 46% of the resale market, but 

only about 30% of the new infill construction in Edmonton. 

Alternatively, apartment condos represent the largest share of 

new construction in mature infill areas at 42%, but only 30% of 

the resale market. 



This shows a potential imbalance in the mix of dwellings 

brought to the market by developers of infill construction 

– that is ultimately reflected in the available supply. 

For additional context, consider the following. The 

inventory of empty lots for single-detached homes is 

roughly 52% in developing areas, roughly 46% of the 

supply in the resale market, but only 26% of the activity 

in the infill market. Furthermore, developing areas allocate 

a higher percentage of new lots to semi-detached 

dwellings like duplexes and townhomes (roughly 37% of 

new lots), as compared to 32% of the existing supply in 

the infill market for these home types. 

Intelligence House data showed that developing 

neighbourhoods accounted for 64% of the total 

apartment condo sales between 2015 and 2016 (figure 

14). As shown in figure 16, the average sale price for a new 

apartment condo in a developing area was $262,804 

in 2016. This is 13% less expensive than the average 

citywide new apartment condo, and almost 60% lower 

than apartment condos in downtown.

Source: Intelligence House

figure 13: 
DWELLING COMPOSITION (%)

0 25 50 75 100

2017 Infill Construction

2017 Resale Market

Existing Dwelling Composition

Single Family Apartment Semi-Detached Row

figure 14: 
TOTAL APARTMENT CONDO SALES

City Areas Sales Available % Sales

2015 2016 2017 2015-2016

Developing Areas 639 554 1051 64%

Established Areas Infill 82 13 99 5%

Mature Areas Infill 41 39 171 4%

Core Area Infill 316 185 582 27%

TOTAL 1078 791 1903 100%

Source: Intelligence House
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Source: Intelligence House

figure 16: 
NEW APARTMENT CONDOS  - INFILL MARKET SHARE (%) AND PRICES
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Source: Intelligence House

figure 15: 
HOUSING SUPPLY 2017
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When comparing low-rise versus high-rise apartment 

condos, 93% of apartment condo sales in developing 

areas were low-rise, while only 35% of apartment 

condo sales in mature areas were low-rise. This same 

trend (consumers gravitating toward low-rise instead 

of high-rise) is evident from looking at the current 

citywide Years of Supply for low-rise apartments (1.67 

YOS) and high-rise apartments (3.01 YOS) – meaning 

that low-rise is absorbed more quickly citywide. 

Overall, this exposes two challenges for infill 

development: the mismatch between supply and 

demand preferences, and the challenge of infill being 

affordable for Edmontonians. Higher input costs for infill 

single-detached homes prevents most families from 

being able to afford them, while infill apartment condos 

face a limited market size (demand), and are also more 

expensive than the same product in a developing area.  

Note: In order to help further understand the challenges 

faced by consumers and builders who would like to 

build an infill home, Intelligence House has provided 

detailed scenarios for each (consumer and builder) in 

the Appendix. 

As mentioned earlier, a higher upfront cost (particularly 

for land) is also an important factor to consider, as 

infill land is more expensive than land in developing 

areas (except for townhomes). The payment terms 

and carrying costs for infill development are also much 

different (and higher) compared to developing areas. 

Figure 17 shows a summary of land costs for developing 

areas and infill areas in Edmonton over the last five 

years. 

figure 17: 
LAND COSTS (PER DOOR) OF DEVELOPING AREAS VS. INFILL AREAS

Developing Areas Mature and Established Areas (Infill)

Single-

detached

Single-

detached 

narrow

Duplex Townhouse Single-

detached

Single-

detached 

narrow

Duplex Townhouse

 $162,000  $121,000 $120,000  $108,000  $281,861  $178,595  $132,862 $70,313

Source: Intelligence House
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Figure 18 shows infill activity in recent years broken 

down by dwelling type. On average, duplexes and 

townhomes provide higher profit margins for builders 

(measured by Sold Price/Lot & Construction Costs), 

compared to single-detached homes. These two types 

of infill dwellings (duplexes and townhomes) also have 

sale prices that are much more in line with existing 

resale options for duplexes and townhomes across all 

neighbourhoods by household income bracket.

As shown in figure 19, it is not surprising that more 

prestigious neighbourhoods in Edmonton have higher 

land costs and, therefore, will have more expensive real 

estate compared to average neighbourhoods. Average 

neighbourhoods are more price-sensitive and infill 

construction is traditionally the highest priced dwellings 

in these locations. This scenario adds risk to the 

developer, as the property could be for sale for a long 

period. Figure 19 also shows that in a neighbourhood 

with average household incomes above $150,000, 

we see that a single-detached “skinny” home is only 

42% more expensive, on average, than resale, while 

106% more expensive in a neighbourhood with average 

household incomes between $30k-$60k. Duplexes, 

on the other hand, remain fairly consistent across all 

neighbourhoods. 

  New Dwelling  Old Dwelling

 
Sold Price/Lot & 

Construction Cost
Sold Price SQFT

Construction 

Cost
Year Built Lot Price

Single-Detached 19%  $835,617 2192  $409,359 1931  $281,861 

Single-Detached 

Skinny
32%  $682,084 1846  $345,126 1947  $178,595 

Duplexes 50%  $439,700 1512  $164,845 1947  $132,862 

Townhomes 56%  $310,950 1413  $118,292 1939  $70,313 

TOTAL 32%  $673,339 1905  $313,268 1938  $215,296 

However, the best opportunity for infill development 

may be townhomes in neighbourhoods with average 

household incomes between $30k-$60k, as the 

average infill townhome price is only 26% more than 

what is found in the resale market. 

When analyzing established, mature, mature core areas 

of the city (figure 19a), average sale prices for new infill 

duplexes and townhomes are 28% and 65% higher 

than their resale competitors, respectively. While 

for single-detached and apartments, the difference 

jumps to 88% and 116% respectively. Duplexes are the 

closest categories when comparing infill to where the 

demand is (only 28% on average more expensive for 

a duplex in a mature area compared to resale). Final 

pricing of a home is just one factor that plays into the 

overall equation of affordability. Government mortgage 

regulations and policies, and of course interest 

rates, also play very important roles in determining a 

household’s power of purchase.

figure 18: 
EDMONTON INFILL ACTIVITY COST STRUCTURE BY DWELLING TYPE 
(AVERAGE BY DWELLING TYPE)

Source: Intelligence House



Single Detached Narrow Lot

Infill Infill/Resale Infill Infill/Resale Resale

Neighbourhoods with household income between $30-60k

Average 549,510 81% 624,829 106% 303,814

Mean 512,000 77% 628,000 117% 289,000

Neighbourhoods with household income between $60-100k

Average 727,640 108% 613,133 75% 350,413

Mean 736,000 116% 642,500 89% 340,000

Neighbourhoods with household income between $100-150k

Average 896,024 112% 754,318 79% 422,357

Mean 763,250 93% 754,950 91% 395,000

Neighbourhoods with household income of $150k+

Average 1,223,370 95% 891,750 42% 625,805

Mean 1,144,000 108% 851,000 55% 550,000

figure 19: 
2012-2017 INFILL SALES BY DWELLING TYPE AND NEIGHBOURHOOD  
HOUSEHOLD INCOME

Note to the reader: the above chart shows the relationship 
between the price of a new infill home (single-detached, 
duplex, or townhome) compared to the price in the resale 
market, broken down by neighbourhoods with particular 
household incomes. 

Duplex Town House

Infill Infill/Resale Resale Infill Infill/Resale Resale

Neighbourhoods with household income between $30-60k

Average 399,366 33% 301,140 306,950 26% 243,832

Mean 385,000 37% 280,500 306,950 31% 234,500

Neighbourhoods with household income between $60-100k

Average 452,052 58% 286,052 331,633 60% 207,837

Mean 459,000 69% 272,000 365,000 81% 202,000

Neighbourhoods with household income between $100-150k

Average 407,133 28% 317,383 257,974

Mean 397,400 30% 306,000 250,000

Neighbourhoods with household income of $150k+

Average 600,000 36% 441,645 348,945

Mean 600,000 43% 420,000 318,500
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figure 19A: 
2012-2017 AVERAGE SALE PRICE ($1000) BY DWELLING TYPE AND AREA

 Single-Detached Duplexes Townhomes Apartments

 Resale Infill Delta% Resale Infill Delta% Resale Infill Delta% Resale Infill Delta%

Established $422 $576 36% $307 $332 8% $226 $347 54% $206 $261 27%

Mature Area $387 $768 98% $365 $434 19% $223 $381 71% $200 $445 123%

Mature Area-

Core
$457 $834 82% $514 $568 11% $389 $479 23% $283 $660 133%

TOTAL $404 $761 88% $338 $431 28% $231 $382 65% $239 $516 116%



1.4 IMPACT OF PUBLIC POLICY – CMHC 
AND BANK OF CANADA

Canada Mortgage and Housing Corporation (CMHC) 

is the extension of the Government of Canada that 

serves as the country’s housing authority. CMHC 

contributes to financial stability by providing mortgage 

default insurance to reduce risks to lenders. CMHC 

services a wide range of housing forms throughout 

the country with a particular focus on portions of 

the market that are not adequately served by private 

insurers. The Government of Canada backs all CMHC 

mortgage insurance obligations.

Mortgage loans are determined relative to the value 

of the property to be purchased, household income 

and expenses, current debt levels, financial history, 

the interest rate given by the lender, the length of 

time to pay off the mortgage, and the down payment. 

Mortgages can be classified into “high-ratio” (less 

than 20% down payment) or “low-ratio” (at least 20% 

down payment). In Canada, homebuyers are required to 

purchase loan insurance for high-ratio mortgages. This 

enables qualified borrowers with lower down payments 

to access lower interest rates comparable to those 

received by buyers with higher down payments. Low-

ratio mortgages do not have to be insured, but coverage 

can be purchased. The two types of policies are 

transactional insurance (typically paid by the borrower) 

and portfolio insurance (paid by the lender). The 

majority of low-ratio mortgage insurance is portfolio 

insurance. For more information pertaining to portfolio 

insurance, please consult the Appendix.  

In October 2016, Finance Minister Bill Morneau 

announced new regulations to ensure Canadian 

borrowers only take on mortgages they can afford. The 

new policies are intended to keep the housing system 

robust, protect the financial security of borrowers, and 

improve tax fairness for homeowners. Prior to October 

2016, high- or low-ratio mortgages could qualify for a 

larger loan by opting for a 5-year fixed rate mortgage 

with a low interest rate in the affordability calculation. 

The qualification rules for a 4-year or less fixed-rate 

term or variable rate required a “stress test” using the 

much higher Bank of Canada (BoC) “benchmark rate” in 

the affordability calculation. As a lower rate equated to 

a higher loan amount, borrowers tended to gravitate to 

the 5-year fixed rate.

Now, however, to qualify for mortgage insurance, high-

ratio homebuyers must undertake the “stress test” 

to determine if the borrower could afford to pay back 

a loan if interest rates increase. Borrowers are judged 

against the BoC 5-year standard rate (4.64%) as of 

July 30, 2017. The mortgage benchmark rate is usually 

significantly higher than what typical lenders are 

currently offering. 

On July 12, 2017, the BoC raised its overnight interest 

rate to 0.75 per cent (up from 0.5 per cent). This is the 

first rate increase by the BoC in seven years as multiple 

indicators signal strong economic growth. Although the 

rate increase was modest, monetary policy is expected 

to continue tightening over the coming months. For 

context, following the 2007-2009 global recession, 

the BoC dropped the benchmark rate to decrease 

the costs of borrowing and incentivise the economy. 

Disappointing growth, compounded with the collapse 

in oil prices in 2014, kept interest rates at low levels, 

unwinding a near-decade long era of cheap-and-easy 

money. The recent decision to hike rates by the BoC was 

driven by the strong growth of the Canadian economy 

including the performance of the housing industry. 

The recent changes planned and implemented by CMHC 

are driven purely by recent developments in Canada’s 

housing sector, particularly the issue of affordability 

in Toronto and Vancouver. The government’s concern 

is that the sharp rise in home prices observed over 

the last year or so in the nation’s largest cities could 

increase the risk of defaults, as mortgage rates 
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figure 20: 
CONSUMERS WITH A MORTGAGE (%) - 2016 Q4

figure 21: 
SHARE OF NEW MORTGAGE HOLDERS WITH POOR CREDIT SCORE 
(BELOW 660) - 2016 Q4

increase. However, the new rules will likely affect buyers 

with no equity, mainly first time buyers. Additionally, 

the regulations will impact affordability in markets 

outside of Toronto and Vancouver, such as Alberta, 

where the slumping economy is already hurting home 

sales and prices.

As shown below, Intelligence House estimates that 

the implementation of the “stress test” resulted in an 

18% drop in housing affordability (with every additional 

25 basis point increase negatively impacting another 

1.8%). A household’s power of purchase would only be 

compensated by a significant increase in income. 

The goal of the new policies is to ensure that 

households are able to pay their debts in a higher 

interest rate environment or if they are faced with 

a reduction in income. The stress test reduces the 
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figure 22: 
INTEREST RATES

figure 23a: 
IMPACT OF INCREASED INTEREST RATES (ASSUMING A 10% DOWN 
PAYMENT) - CHANGE IN MAXIMUM AFFORDABILITY

maximum loan value that borrowers in Edmonton 

can get by approximately 18.2%, affecting housing 

affordability. 

The rate increase will impact household finances, as 

borrowing will become more expensive. As mentioned, 

the increase of 25 basis points to the BoC’s benchmark 

rate led to an additional reduction of 1.8% in the 

maximum housing value that can be afforded. This 

compounds to a 20% decrease in housing purchase 

power. The rate increase will mean a higher financial 

cost for Edmontonians along with a reduction in housing 

affordability, particularly for first time buyers and those 

with lower down payments. 

The new regulations will cause many households 

to re-evaluate their housing prospects. Some will 

have to lower their expectations (shifting from the 

dream of owning a single-detached home to a duplex, 

townhome or condo) or searching for a home outside 
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of their desired area. Other families will put house hunting on hold 

until they have saved more for a down payment or decide to do 

renovations on their existing property instead. Many will be forced 

out of homeownership and, instead, remain part of the rental market, 

which represents 29% of the city’s housing tenure. Low interest rates 

during the past few years pushed ownership costs to historical lows 

– owning a home was only 15% more expensive than renting in 2016, 

down from over 30% in 2006. However, as interest rates begin to rise 

and affordability decreases, renting will remain the only viable option 

for many households, including those who cannot purchase a home 

and those wishing to have a larger down payment.
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$75,192
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$71,365
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$59,818
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BoC 100 bps rate hike (rate 5.64%)
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CMHC Stress test (rate 4.64%)

Prior to October 2016 (rate 2.44%)

figure 23b: 
REQUIRED INCOME FOR A $350,000 HOME 
(ASSUMING A 10% DOWN PAYMENT)

The stress test 
reduces the 
maximum loan value 
that borrowers in 
Edmonton can get by 
approximately 18.2%, 
affecting housing 
affordability. 

Source: Intelligence House



1.5 AFFORDABILITY
As previously discussed, affordability in Edmonton is decreasing as 

stricter mortgage regulations have been implemented and interest 

rates are slowly rising. However, Edmontonians still, on average, 

earn higher incomes relative to the rest of Canada, and have one of 

the largest shares of homeownership across major cites, according 

to Statistics Canada. Furthermore, with 15.8%, Albertans have the 

highest household savings rate in the country (much higher than the 

national average of 5%). 

Over the past few years, Canadians have embraced credit at 

unprecedented levels as the BoC kept interest rates at historically 

low levels in an effort to support the economy. Interest rates are, 

however, slowly climbing as central banks across the globe roll back 

on stimulus programs, which will translate into more expensive and 

limited borrowing. 

Edmonton’s housing affordability has experienced a decline for low- 

and middle-income households, particularly for immigrants and first 

time buyers. This is due to a long period of housing price inflation. 

According to the CMHC, the average price for a new home in Edmonton 

increased roughly 75% to $518,101 in 2016, compared to $296,277 in 

2006. However, in the resale market, Edmonton’s average price is the 

second lowest amongst the six major cities. 

Another way to look at affordability and purchase power is to calculate 

a ratio that divides the average home price by the average household 

income. The resulting ratio puts Edmonton in the best possible position 

amongst the six major Canadian cities (figure 25). Combine this 

with Edmonton’s high household savings rate, and it would take an 

Edmonton family an average of 29.5 months to save for their down 

payment. 
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figure 24: 
2017 YEAR TO DATE (YTD) AVERAGE MLS RESALE HOME PRICE

figure 25: 
HOUSEHOLD INCOME TO MLS HOME PRICE RATIO

figure 26: 
TIME NEEDED TO SAVE FOR A DOWN PAYMENT (MONTHS)

Source: Intelligence House

Source: Intelligence House

Source: Intelligence House



POWER OF PURCHASE (MORTGAGE AFFORDABILITY) AND PRICES
Figure 27 shows housing affordability by income distribution, assuming a 10% down payment, based on CMHC loan 

amounts. Results show that roughly 59% of Edmonton households could purchase a home for $359,468 – the 

average home price in Edmonton. Further details about how to interpret figure 27 are included below the figure. 

According to figure 27, household income and maximum affordability are as follows:

 � Income up to $29,999: $83,000 maximum affordability

 � Income up to $59,999: $249,000 maximum affordability

 � Income up to $99,999: $470,000 maximum affordability

 � Income up to $149,999: $747,000 maximum affordability

 � Income of $150,000+: $747,000+ maximum affordability
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figure 27: 
MORTGAGE AFFORDABILITY BY HOUSEHOLD INCOME BRACKET DISTRIBUTION

Note to the reader: In the above chart, household income brackets are along the x-axis, while the y-axis (left side) is the % of households within that particular income 
bracket (e.g. 25.82% of households earn between $60,000-$79,999). Maximum housing affordability is represented by the orange boxes. In the paragraph above, we 
indicated “roughly 59% of Edmonton households could purchase a home for $359,468.” This 59% calculation is obtained by adding together the income distributions 
that have an orange box (affordability) that touches, or is above, the red horizontal purchase price line of $359,468 (i.e. 25.82 + 11.97 + 7.63 + 13.67 = 59.09%).
Source: Intelligence House
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When analyzing current market availability by price and dwelling type, the housing market in Edmonton presents 

itself as relatively dynamic and well balanced. Figure 28 shows the distribution of the population by income and the 

percentage of inventory currently available by dwelling type that they could afford. From an ownership perspective, 

there is one group that can be considered currently out of the ownership market, and rental would be their only 

option. This group contains 16.1% of Edmontonians who make up to $30,000 per year. They can only afford 0.7% of 

the available inventory in the market, and only have one dwelling option (apartments, with limited choice of 2.2% of 

its available inventory). For incomes of $30,000 per year and above, Edmonton families have a variety of options in 

the rental or owner market to satisfy their housing needs.

Figure 29 below shows an estimate of the number of sales in the last five years by dwelling type and household 

income bracket. As expected, virtually 100% of the families earning up to $29,999 per year would only be able to 

afford an apartment. On the other hand, incomes of $60,000+ tend to gravitate towards single-detached dwellings.

Income 
Group Population Apartment Row House Duplex Single-Detached All Housing Types

$0-30k 16.1% 2.2% 0.0% 0.0% 0.0% 0.7%
$30-60k 24.8% 65.6% 54.1% 6.8% 2.7% 29.0%
$60-80k 25.8% 87.6% 91.2% 65.7% 21.8% 55.7%
$80-100k 12.0% 95.0% 97.2% 86.5% 55.6% 76.3%
$100-150k 7.6% 98.5% 99.5% 98.9% 87.2% 93.4%
$150k+ 13.7% 100.0% 100.0% 100.0% 100.0% 100.0%

figure 28: 
HOUSING AVAILABILITY BY DWELLING TYPE AND HOUSEHOLD INCOME

$0-29k $30-59k $60-99k $100-124k $125-149k $150k+
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figure 29: 
2012-2017 SALES BY DWELLING TYPE AND HOUSEHOLD INCOME

Source: Intelligence House

Source: Intelligence House



1.6 GAP ANALYSIS 
SUPPLY AND DEMAND GAP IN DWELLING TYPE AND 
PRICE POINTS

RESIDENTIAL 
When evaluating potential market gaps by 

neighbourhood, the methodology we employed 

involved using the number of housing transactions 

(actual sales) in a neighbourhood compared to how this 

neighbourhood was expected to perform (expected 

sales) given the potential purchase power of the 

households that live in that neighbourhood. 

For example, if 20% of households in a neighbourhood 

earn $60,000 to $99,999 per year, we would expect 

the same percentage (20%) of housing sales would 

happen in a price range that these households could 

afford. Therefore, if this neighbourhood had a total of 

500 sales per year, we would expect that 100 sales 

(20%) would happen in a price range of $249,000 to 

$470,000 (the affordability bracket of households 

earning $60,000 to $99,999 per year). If, however, the 

actual sales in this neighbourhood were 110 (instead of 

the expected 100), a positive number will be generated 

(as shown in blue boxes in figure 30 and figure 31). 

A positive number of +10 (110-100), in this example, 

indicates demand. For the full version of figure 30, 

please see the Appendix. 

This same methodology can be used by dwelling 

type (instead of neighbourhood), as shown in figure 

31. Again, a positive number shows that actual sales 

exceeded expected sales. For example, in figure 31, 

single-detached homes from $249,000 to $470,000 

(affordability bracket of households earning $60,000 

to $99,999) exceeded sales expectations by 17,174 

over the last five years (largest demand in the city). 

However, single-detached prices up to $470,000 are 

typically only seen in the new housing market in a 

developing area (or in the resale market in all areas). 

As stated, positive numbers are highlighted in blue 

(indicates demand). These are areas where demand 

exceeded expectations. When analyzing the negative 

numbers (where demand was below expectations), 

there are two possible reasons for this: lack of demand 

or lack of supply. Our hypothesis indicates that 

negative numbers to the right of the blues show a 

lack of demand (a reflection of buying behaviour or 

consumer preference). Negative numbers to the left 

of the blues show a lack of supply (can indicate market 

gap potential or unrealistic expectations that cannot 

be built by a builder). For example, in figure 31, the 

largest untapped demand for single-detached homes 

shows a negative number (-8,087) for households 

figure 30:
2012-2017 Supply and Demand Deficit by Neighbourhood and Household Income (Sin-
gle-Detached, Neighbourhoods with Average Incomes from $60,000 to $99,999) 

$0-$29k $30-$59k $60-$99k $100-
$124k

$125-
$149k $150k+

ALLENDALE -34 -58 130 -11 -1 -26

ARGYLL -9 -12 42 -4 -10 -7

ATHLONE -28 -16 97 -21 -15 -17

AVONMORE -28 -41 93 -6 -2 -16

ALBERTA AVENUE -180 157 106 -42 -19 -23

BALWIN -63 -11 96 -10 -7 -5

BEACON HEIGHTS -46 22 65 -20 -11 -11

Source: Intelligence House
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earning $30,000 to $59,999 (affordability bracket of 

$249,000 or less). This is a negative number because 

it is unrealistic for a builder to build a single-detached 

home for $249,000 or less. With this same affordability 

bracket in mind ($249,000 or less), duplexes (-1,101) 

would be a more likely product choice for this income 

bracket, while townhomes (2,638) show even greater 

demand potential. 

Please note, for a full set of average sold prices from 

2012-2017 by neighbourhood, dwelling type, and year 

of construction, refer to charts A4-A8 in the Appendix. 

The Appendix also contains a collection of charts 

broken down by dwelling type, geography, city cluster, 

and dwelling price.

figure 31: 
2012-2017 SUPPLY AND DEMAND DEFICIT BY DWELLING TYPE AND HOUSE-
HOLD INCOME 

$0-29K $30-59K $60-99K $100-124K $125-149K $150K
SF 6,555-       8,087-       17,174       2,123        876-            3,778-       
Dplx 1,024-       1,101-       3,722          374-            378-            845-           
TH 1,232-       2,638       1,014          820-            566-            1,034-       
Aptm 1,774-       5,012       902             1,397-        961-            1,783-       

Source: Intelligence House



1.7 RENTAL MARKET
Higher unemployment and lower net migration 

compared to recent years, along with a recent spike in 

the construction of purpose-built rental buildings, have 

all contributed to lower rental rates.

Edmonton’s rental market has grown strongly as over 

11,000 purpose-built rental units have been added to 

the market over the past five years. The city’s overall 

rental universe has expanded to 65,000 units, back to 

peak levels not seen since 2003. Apartment buildings 

comprise 89% of the city’s rental inventory, with 

low-rise apartments accounting for 56%. Townhomes, 

which are street-level homes, represent only 11% of the 

total inventory. It is important to note that the existing 

stock of townhomes has dramatically diminished to 

almost half of 1990 levels as the inventory aged or was 

converted into condo housing. 

According to Intelligence House data, the wave of new 

rental construction is not over. Between 2017 and 2020, 

roughly 3,738 more units are expected to be added to 

the rental market. Furthermore, secondary rental units 

(investor-owned) will also add competition to both new 

housing and purpose-built rental units. 

In terms of rental vacancy in Edmonton, it increased 

from 1.3% in 2013 to 6.9% in 2016. The large influx of 

supply in the rental market, coupled with lower demand 

from slower migration and a sluggish economy, has put 

upward pressure on vacancy. 

11%

50%

33%

6%

Row House
Low Rise
Mid Rise
High Rise

Rental Universe

 

65,676 units 

figure 32: 
EDMONTON’S RENTAL UNIVERSE, 2016

Source: CMHC Rental Market Survey
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Market conditions have forced landlords to lower 

their average rental rates (by 2% between 2015 and 

2016) and add incentives to attract and retain tenants. 

Although demand is expected to pick up, vacancy 

will remain above 3%, which is considered a balanced 

market over the coming years. These factors will likely 

continue to push average rental rates down.  

The rental market is an important component of the 

Edmonton housing system. Strong economic growth 

throughout the early 2010’s led to an increased share 

of homeownership in Edmonton. However, 29% of 

Edmonton’s population rents. This includes youth 

and most migrants who tend to be renters before 

purchasing a home. 

The stigma of homeownership as a measure of 

personal and financial success is historical, but is fading 

as renting offers flexibility and lower risk without 

the long-term financial commitments. A silver lining 

of the recent high levels of vacancy is an increase in 

affordability and more options for households in the 

rental market. This is welcome relief for some families 

following the blow caused by the CMHC stress test 

and by interest rate hikes. At the same time, increased 

housing demand by these families will likely help 

balance the rental market, as more families seek quality 

rental products. 

In terms of infill development, the rental market may be 

a viable option to increase housing density in the city’s 

core and mature areas, particularly given the age of 

the existing rental inventory. According to CMHC, 85% 

of Edmonton’s rental inventory was built before 2000, 

with almost 65% built between 1960 and 1979 (figure 

36). As opposed to homeownership, access to rentals 

is much easier as one does not need bank approval. 

Additionally, an ample rental sector provides a cushion 

for population growth spikes driven by our boom-bust 

resource-based economy.
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Source: Conference Board of Canada



In the short term, it is possible to have an unbalanced market 
(peaking at 7% vacancy according to Intelligence House’s 
moderate scenario), market dynamics typically prevail in the 
long run and developers adjust supply to match demand. A 
potential hypothesis of the most recent market dynamic and 
the much-needed renovation of the primary rental market, is 
a vacancy increase in B-grade and C-grade rental properties, 
as consumers move to more expensive and better quality new 
rental buildings. 
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figure 35: 
2007-2016 EDMONTON RENTAL RATES

Source:CMHC Rental Market Survey

figure 36: 
RENTAL UNIVERSE BY YEAR OF CONSTRUCTION AND DWELLING TYPE

Year of Construction Apartment Row Home TOTAL

Before 1960 5% 20% 7%

1960-1979 66% 47% 64%

1980-1999 13% 25% 15%

2000 or Later 16% 8% 15%

A potential consequence of this “flight for quality” is 

to force old inventory to decrease rental rates further 

or even convert to condos, supplying the market 

with lower price points. Public policies, such as land 

use designations or servicing, will impact the speed 

at which developers can increase supply. However, 

strategies that fail to recognize that households in 

Edmonton continue to demonstrate a strong preference 

for single-detached homes, rather than high-density, 

might disrupt the housing sector. 

Government agencies can only create development 

conditions and the private industry will produce the 

supply driven by consumer demand. 

Source:CMHC Rental Market Survey



1.8 RESIDENTIAL ANALYSIS FINDINGS
The following conclusions are based on findings from 

the residential analysis and the qualitative focus groups 

conducted by Banister (indented bullet points). Some 

conclusions are more general economic conclusions, 

while others are more specific. 

Despite the continued challenges in Alberta’s energy 

sector, the overall housing market in Edmonton is still 

relatively healthy and affordable for most middle-

income families. The overall housing industry in 

Edmonton is fairly well balanced in terms of supply and 

demand, and is able to generally accommodate ups and 

downs in the economy due to its stable and diversified 

job sectors such as government, health care, and 

education. 

Qualitative data, from the focus groups conducted by 

Banister, backs up the notion that housing in Edmonton 

is generally affordable for most families, as the majority 

of “homeowners felt that there were affordable options 

during their (home) search”.

Natural periods of oversupply and undersupply will 

always happen in housing, as supply cannot be adjusted 

as rapidly as demand can dictate. An imbalance in 

supply and demand will always affect consumer 

affordability. 

External affordability factors that the housing industry 

cannot dictate (economic conditions, government 

policies, interest rates, incomes, mortgage rules, etc.) 

will always exist and fluctuate – either increasing 

or decreasing affordability. The majority of builders 

in Edmonton can accommodate a certain degree of 

change, and are capable of building a variety of home 

types for all income brackets. The rental market is also 

playing an important factor in the affordability equation, 

as many first time homebuyers are waiting longer 

before purchasing their first home. 

During the focus groups, a couple of renters even 

indicated a preference for continuing to rent long-term 

(20 years or more) in order to have the flexibility to 

travel and move around.

Consumer demand and preferences continue to show 

that most families desire a single-detached home; 

however, this home type is difficult to find in an infill 

neighbourhood at an affordable price. Generally, infill 

single-detached homes are too costly for most average 

income families, given the higher upfront costs (land), 

limited financing options, permits, and overall carrying 

costs. 

Qualitative findings indicated that approximately 

half of the infill homeowners searched for a single-

detached home, while approximately three-quarters 

of infill homeowners searched for a street-oriented 

home (single-detached, duplex, or townhome). Less 

than one-quarter of infill homeowners searched for an 

apartment condo. 

For renters who would consider buying a home in the 

near future, they indicated they would be most likely to 

look for a single-detached home (just under half of the 

respondents), followed by a semi-detached home (a 

few respondents).

Opportunities for infill construction do exist if the 

proper product is matched with a household’s purchase 

power and desired product. As presented in the 

residential portion of this study, there is a potential 

opportunity for infill townhomes and duplexes given 

their reasonably close price points compared to the 

resale market, as well as their relatively high consumer 

preference (but not as high as single-detached homes), 

while still achieving a certain degree of density. 
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As a secondary infill option, instead of townhomes and duplexes, low-

rise and mid-rise apartments could present a strong high-density 

opportunity; however, these products are the least favourite housing 

types, as shown in numerous charts throughout this section, as well 

as in qualitative findings from the focus groups. 

City by-laws and processes must be evaluated in order to make infill 

construction more efficient, and less expensive in terms of carrying 

costs. The trifecta of “affordability-infill-density” is not necessarily as 

linear as policy makers would hope. Facilitating supply (through more 

flexible regulations, reduced costs and risks, and less “red tape”) is the 

best solution for finding equilibrium in the market.   

Qualitative findings indicated that one of the significant barriers to infill 

was the high cost or lack of affordability.

As much as possible, the City should evaluate the potential of 

allocating infill public land for street-oriented dwellings, and more 

specifically, for single-detached homes at prices comparable to 

developing areas. 

The City should facilitate easier lot assembly and reduce the current 

barriers that are preventing major land developers from participating 

in infill, as the majority of current infill projects are “one-offs” by small-

scale builders, and are often on a single lot. By relaxing current by-laws 

and regulations (and allowing for larger-scale projects), it would 

encourage major developers to participate in infill, resulting in more 

competition, better quality, and lower purchase prices for consumers. 

Big developers are typically not interested in small-scale projects, as 

they gain efficiency and higher profit margins from larger, scalable 

projects. 

Opportunities for infill 
construction do exist 
if the proper product 
is matched with a 
household’s purchase 
power and desired 
product. 



2. COMMERCIAL 
ANALYSIS
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2.1 COMMERCIAL REAL ESTATE 
OVERVIEW

Findings from Intelligence House suggest the best 

opportunity for infill development may be townhomes 

and duplexes, as they are the most affordable infill 

products compared to their respective prices in the 

resale market, and have reasonable high consumer 

preference that is indicated in qualitative findings 

(although single-detached homes still have the highest 

consumer preference). As a secondary option, instead 

of townhomes and duplexes, apartments will increase 

density at a faster rate, however, there are concerns 

over the lack of strong consumer demand, and lack of 

affordability regarding this type of infill product when 

compared to apartments in the suburbs. We agree with 

their findings that townhomes and duplexes may be 

the best opportunity for infill development. In the case 

where townhome and duplex infill developments are not 

sufficient to achieve density goals, it may be advisable 

to construct higher-density low-rise and mid-rise 

apartments near existing commercial and transit nodes. 

Since low-rise and mid-rise apartments are not the 

preferred product type for consumers, it is important 

that other key factors (like commercial, transit options, 

and existing infrastructure) are already in place in order 

to aid demand for this particular product.

Commercial properties, and uses, are not the primary 

driver behind residential infill development, however, 

they can play a role in creating preferred areas to live 

by due to the amenities they provide. For this reason, 

our research has focused on strategies for approaching 

infill neighbourhoods to introduce low-rise and mid-

rise apartment development, if townhome and duplex 

infill developments are exhausted, or insufficient for 

achieving density targets. 

The Municipal Development Plan outlines a key target 

of 25% of annual housing to be developed in mature 

areas. With the Infill 2.0 goal primarily focused on 

how to increase density in mature neighbourhoods 

in an affordable and sustainable (supply and demand 

equilibrium) way, densification through low-rise 

and mid-rise apartments effectively contribute to 

achieving this objective, but the method for achieving 

this development is what we have explored. Low-rise 

and mid-rise apartments are highly efficient (in terms 

of dwellings per hectare) ways to achieve the goal 

of densification, and while we are slowly shifting the 

needle toward these higher density uses in mature 

neighbourhoods, the development of low-rise and mid-

rise apartments in these neighbourhoods is stifled by a 

lack of demand and lack of affordability.

As highlighted by Intelligence House, “roughly 67% 

of Edmontonians gravitate toward living in single-

detached homes with street access”; furthermore, 

“Household demand and loyalty to low-density, 

single-detached homes continues to be the highest 

preference, while high-density properties have the 

lowest demand” (Residential Analysis, page 15). To 

build and absorb low-rise and mid-rise apartments 

we must find a way to increase consumer preference 

for these units by identifying and increasing the value 

proposition that makes these developments appealing, 

such as close proximity to amenities and transit. A 



PURPOSE

The purpose of the following Commercial Real Estate 

Scope section is to:

1. Provide insight regarding the interaction between 

different commercial products and residential uses 

and our areas of focus;

2. Summarize the distinction between developing 

areas and mature neighbourhoods and explore 

the pursuit of balance between residential and 

commercial uses;

3. Highlight the role of retail in the shifting livability 

equation; and

4. Summarize what mixed use development has 

been taking place

Once these aspects have been addressed we will 

explore the forces at work in the retail market and the 

two principal strategies to achieve increased density 

in mature neighbourhoods that have the highest 

probability for success, namely infill development that 

is:

1. Retail centre focused; and

2. Boundary road focused.

shift by residents to smaller dwellings 

(i.e. 900 SF apartments instead of 

1,800 SF single family homes with a 

yard) goes hand in hand with a focus 

on the area surrounding the dwelling 

and a pursuit of entertainment, social 

interaction and services.  The other value 

proposition that we expect will appeal 

to these consumers is the opportunity 

to reside in a neighbourhood that 

would otherwise be unaffordable with 

shorter commutes to the central core 

and as well as nearby transit access.  

Identifying areas that meet the priorities 

of consumers through transit and retail 

amenities as well as neighbourhood 

attributes can provide locations upon 

which to focus the implementation of 

this additional density.   It is this aspect 

that drives us to recommend that the 

pursuit of feasible locations for low-rise 

and mid-rise apartment development 

consider the proximity to retail centres, 

especially those with strong public 

transit options as well as brand new retail 

development, in mature neighbourhoods 

along boundary roads. 
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2.2 COMMERCIAL BACKGROUND
COMMERCIAL PRODUCT
Commercial real estate includes many types of 

properties which accommodate businesses and 

commercial activity.  The three primary categories 

of commercial real estate are commonly held to be 

industrial, office and retail, and of these three categories 

it is the retail segment that has the greatest amount of 

interaction with residential development. 

The City of Edmonton, like all cities grew over time 

and as such it found a balance between use types 

(namely residential and commercial) at each stage of 

its growth.  As the City continues to grow and densify 

infill locations, some uses (industrial for example) are 

no longer the highest and best use for their locations, 

however many still function as their historical uses 

today.  Despite increasing land prices in mature 

neighbourhoods and availability of land in newer 

industrial areas on the outskirts of the City for industrial 

uses, many groups have elected to not relocate which 

in some ways restricts the rejuvenation of these 

areas.  Industrial properties are a strong deterrent 

for residential development generally so removal of 

industrial is one of the precursors to introduction of 

residential generally.  As industrial is a simple deterrent 

for residential development the interaction between 

the two is not explored further.  Office space is 

generally able to coexist with residential harmoniously, 

however office also tends to cluster independently of 

residential and as such the interaction between office 

and residential is not a focus of this report. It is retail 

that has a strong symbiotic relationship with residential 

development whereby they are both dependent upon 

each other to a large extent.

The City has implemented Business Improvement 

Areas (BIA) as well as special overlays for many areas 

of the City that have significant amounts of commercial 

real estate which often have the general intention 

of rejuvenating these areas over time, however 

these areas are not a part of the majority when we 

are contemplating the mature neighbourhoods in 

Edmonton.  Our focus is directed towards the typical 

residential neighbourhoods in the City that are 

comprised almost exclusively of single family homes 

and some with minor retail along their boundary 

roads (roads that form the perimeter boundary of a 

neighbourhood).

The scope of our report does not include the Core 

areas of the City as defined in the Neighbourhood 

Classification (Residential Analysis, page 18) as 

there are higher density residential and commercial 

uses in place in these areas. As well, as mentioned 

above, there are specific plans in place such as BIAs 

for the majority of these core neighbourhoods with 

different fundamentals at work compared to mature 

neighbourhoods that are primarily single family today.

DEVELOPING VS. MATURE 
NEIGHBOURHOODS

New retail centres can be built as populations grow into 

developing areas on the perimeter of the City, but in 

mature neighbourhoods where land is scarce, achieving 

the balance between retail and residential while 

increasing density is a more challenging task. Because 

new larger scale retail centres can rarely be developed 

in mature areas due to land scarcity (typical anchored 

retail centres utilizing 5 to 7 acres), efficient use of 

existing retail infrastructure is paramount.



Presumably when all the neighbourhoods in Edmonton were developed they were planned with the adequate quantity of retail 

amenities for that period of time and the residents within a certain radius, however as the City has grown, central core areas have 

densified, the populations commuting through, to and from these areas have increased and the consumer demands have also 

changed.  As such, it is important to revisit these retail elements in mature neighbourhoods as these areas grow. Maintaining a 

proper balance of retail uses requires greater creativity than in the newly establishing neighbourhoods in other parts of the City.  

In mature areas where land is scarce, retail properties are effectively “created” by reinvesting in and reimagining existing property 

and doing so can bring new tenants that change the profile of a property or even a neighbourhood.

As we move inwards from developing areas to mature areas, our research indicates that the type of building permits being applied 

for changes materially. In developing areas, over 75% of retail permits since 2009 have been for new construction (fig. C1); this 

percentage decreases to roughly 14% for established areas (fig. C2) and 8% for mature areas (fig. C3) which is not surprising 

as new retail development is challenging in central areas that are already built-up. The commercial mix also changes across 

neighbourhoods: in developing areas nearly 75% of retail activity is for Retail and Shops (fig. C4), whereas in mature areas nearly 

50% of the retail activity is from Malls (fig. C5) which reinforces the fact that the product type within new developing areas is also 

different than the malls that remain the commercial hubs in the mature neighbourhoods. 
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lose some of their priority and necessity for everyday 

tasks, with public transit playing a more significant 

role and retail amenities being within walking distance.  

Within infill neighbourhoods with higher density there 

is a greater sense of a social community that often 

thrives in retail environments with neighbours meeting 

at the local restaurant/pub for example.  It is for this 

reason that densification requires retail in relatively 

close proximity and why the pursuit of low-rise and 

mid-rise apartment construction should have a focus 

on retail amenities as well as an integration of main 

floor retail into residential projects creating mixed-use 

developments.

LAND-USE DEVELOPMENT ACTIVITY

According to our analysis of building permits since 

2009, $187,236,750 has been spent building nine 

new mixed-use buildings across Edmonton, three of 

which are located in mature areas (Station on Whyte, 

109 Street Apartments, and Peli at Scona). As part 

of the MDP, the goal of policy 4.1.1.1. is to encourage 

“higher density mixed-use development where an 

LRT station or transit centre is to be located”, however 

only one (Mayfair North) of the 9 mixed-use projects 

developed since 2009 are located near an LRT station. 

Mixed-use development still represents a very small 

amount of overall multi-family development. Since 

2009, $2.7 billion1 of multi-family product has been 

developed in Developing, Core, Established and Mature 

neighbourhoods, but mixed-use developments 

have only accounted for 6.9% of this total. This lack 

of development could be an opportunity to increase 

density by adding mixed-use apartment buildings near 

both LRT station/transit centers and major shopping 

centers. Developing mixed use projects along the 

boundary roads of a neighbourhood is an effective way 

to introduce amenities to neighbourhoods that are 

currently deficient in commercial amenities or where 

developing larger format retail is a challenge, both of 

which are typical of most mature neighbourhoods. 

LIVABILITY AND BACKYARD
The balance between residential and commercial 

development in mature areas contributes to livability. 

While residential developments provide places for 

people to live, commercial developments provide 

amenities required for day-to-day living, along with 

employment. As the city grows it is important that a 

balance is achieved between residential and commercial 

forms to create livable and desirable neighbourhoods. 

The concept of livability includes elements such as 

walkability as well as conveniently located amenities 

such as grocery, restaurants and other services.  

The difference between a developing neighbourhood 

and reimagining Edmonton’s typical mature residential 

neighbourhoods is that there needs to be shift away 

from having a larger home with a yard, two vehicles, and 

driving to leave your home to a more urban philosophy 

of a smaller dwelling within a walkable neighbourhood 

with services in close proximity and a focus on public 

transit.  Single-family vehicle oriented developing 

areas function with everything being a car ride away, 

however in densifying mature neighbourhoods there 

is a different interaction that is desired and it is one 

of renting or owning a smaller unit and having the 

immediate surrounding area acting as the “extended 

backyard”.  Within infill neighbourhoods vehicles should 

figure C5: 
TYPES OF COMMERCIAL CONSTRUCTION

Source: City of Edmonton Building Permits
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1, 2009 to September 20, 2017.



2.3 RETAIL MARKET OVERVIEW
VACANCY AND RATES
Strong population growth in Alberta and Edmonton, 

along with sustained retail spending, has helped bolster 

demand for retail goods and services in our City. 

Although declining oil prices slowed retail spending in 

2015, Alberta has consistently remained above the 

national average of $14,673.11 per capita. In 2016, the 

average retail spending per capita was $17,290.19, 

adding up to nearly $74 billion of retail trade in Alberta 

recorded by Statistics Canada.

According to Colliers International 2017 Retail Survey 

Market Data, enclosed regional shopping centres 

continued to have the lowest vacancy rates (low of 

1%, high of 3%) and the highest net rental rates (low 

of $45 and high of $65 per square foot per year). 

Neighbourhood shopping centres had the most 

affordable net rental rates (low of $18 and high of $25 

per square foot per year) and vacancy between 2% to 

4%.  Generally, retail properties are among the most 

sought after assets of all of the commercial real estate 

categories for real estate investors due to the strong 

historical performance of both the tenants and the 

properties in our market.

Despite these strong fundamentals there are areas of 

Edmonton with retail properties that still have chronic 

vacancy or that are not being utilized for their highest 

and best use, which serves to restrict the vibrancy and 

the growth of these areas.  The nature of commercial 

real estate is that ownership is generally fragmented 

(different properties all have different owners) and there 

are varying degrees of attention, pride and vision being 

demonstrated by these owners.  While this means that 

some properties receive great attention and perform 

at a very high level, others are not reinvested in despite 

being beyond due, and ultimately there is little that can 

be done from a planning perspective to improve these 

properties.  Initiatives such as the creation of the BIA’s 

along with grant programs and architectural controls 

implemented through the Edmonton Design Committee 

can be effective methods for inducing change, however 

this change is dependent on the commitment of 

landlords.  As the situations contributing to the state 

of properties not currently reflecting the highest and 

best use are so diverse and property specific, we will 

not be focusing on strategies to address underutilized 

commercial properties in mature neighbourhoods.  In 

theory these situations sort themselves out in the 

fullness of time as under-performance often leads to 

ownership changes which often leads to reinvestment.  

As the fundamentals of the retail market in Edmonton 

remain strong it stands to reason that the motivation 

to maintain properties at a high level should be there as 

those who do will be rewarded.
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DRIVERS FOR TENANTS
Commercial centre demand is ultimately driven by the 

customers which either reside in a neighbourhood 

or commute through a neighbourhood.  It is only a 

small segment of the tenants that are larger retailers 

which are considered destination retail which are less 

dependent upon location, whereas the fundamentals of 

exposure and convenience play a key role in the success 

of most retail businesses.  Most commercial users 

require exposure and the right mix of area residents and 

demographics of potential customers within a certain 

radius.  The recipe for success for these users on the 

demographic side can vary based on the nature of 

the business, however the general rule is that greater 

population with higher incomes within the surrounding 

area, will contribute to better sales numbers for the 

businesses.  Therefore, the demand for retail property 

from tenants looking to operate in an area is largely 

governed by population, job growth and spending 

patterns.

The symbiotic nature of the relationship between retail 

and residential is also evidenced by the somewhat 

“chicken and egg” evaluation criteria at play for both 

sides.  Retailers want to locate in areas with dense 

populations and generally residents (specifically those 

considering a multi-family dwelling) want to live in 

an area with strong retail amenities.  In the case of 

mature neighbourhoods, retailers have a good base 

of population to draw from, however they have to be 

selective and choose the neighbourhoods with the 

right mix of quantity and demographic of potential 

customers.  We will further explore this relationship in 

the sections that follow.

RETAIL TRENDS
ONLINE RETAILING AND EXPERIENTIAL RETAILING

A retail trend that has been impacting retailers in 

Edmonton is the consumer shift to e-commerce. 

Product-based retailers, such as BCBG Max Azaria who 

earlier this year closed all retail stores across Canada 

including three in Edmonton, have been pushed out 

of the market due to more convenient and affordable 

competitive product available online. Online retailing 

has been expected to impact retail categories such 

as clothing and electronics more heavily than other 

uses such as grocery; however, even grocery has been 

recently innovated with new services such as Amazon 

Fresh, Amazon’s new fresh produce and grocery 

delivery service. The proliferation of e-commerce 

has also guided retailers to focus on the experiential 

element of visiting their stores. Some retailers that 

are experience-based such as restaurants, cafes, and 

entertainment are insulated as their offerings cannot 

be replicated online. This trend is important to note as 

the characteristics of retailers are changing, along with 

the purchasing decisions of consumers. According to 

GlobalData consumer spending data in 2006, 23.7% 

of spending by those under 25 was channeled to 

experience-based retailers such as cafes, restaurants, 

and entertainment. In 2016, that figure increased 

to 38.8%. Taking this trend into account for infill 

development, the strategic and conscious placement 

of experiential retail around residences, or at the 

base of them in the case of mixed-use, may help with 

increasing attractiveness of an area for homebuyers in 

the future.



INCREASING LOCAL RETAIL NETWORK 

Another trend has been changing the retail landscape 

is the departure of large department stores, and 

the introduction of local small businesses. Shopping 

centres across Canada have seen large department 

retailers closing such as Sears Canada Inc. whom 

recently announced the closing of roughly one-

third of its retail locations in Canada, including four in 

Edmonton. The departure of these department stores, 

in combination with the reinvestment in shopping 

malls, has created increasing opportunity for local 

retailers. Londonderry Mall has announced a campaign 

encouraging customers to shop Canadian and will bring 

in eight Alberta-based businesses to compliment a 

new Simon’s store.  Southgate also made a significant 

announcement regarding the opening of the flagship 

store for the Edmonton-based business Poppy & 

Barley; the excitement in part behind this store opening 

stems from the fact that this store has only operated 

online and through pop-up locations until now and have 

escalated to a storefront retail location.  Two new local 

retailers have also recently opened in Kingsway Mall, 

and West Edmonton Mall has recently revealed a brand-

new retail concept called RAAS (an acronym for retail-

as-a-service which uses underutilized mall space to 

host small-businesses for short-term leases). The 

redevelopment of shopping malls, not only indicates 

retail activity, but also reimagination of the retail uses 

within them that continually create new amenities for 

surrounding residents.  

Online retailing 
has been expected 
to impact retail 
categories such 
as clothing and 
electronics more 
heavily than other 
uses such as grocery
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2.4 RETAIL CENTRE FOCUS
REDEVELOPMENT TRENDS
The changing demands of customers combined with 

trends in retailing force change within retail properties, 

especially larger format retail centres such as shopping 

malls.  These changes enable and encourage owners 

of shopping malls to reimagine their property and can 

lead to additions of alternate uses such as residential 

property within what was traditionally a pure retail 

property.  In our Spring 2017 National Retail Report, 

Colliers International highlighted the redevelopment 

of malls into mixed-use town centres in the following 

excerpt: “Malls are in a constant state of evolution, 

reacting to competition, adapting to a revolving door of 

local and international tenants, and trying to maintain 

the interest of a consumer who has a near-infinite 

range of ways and places to spend their money. More 

so than any other land use, retail spaces are reinvested 

in, rebuilt, remodeled, or somehow reinvented, on a 

regular basis. Take the example of Calgary’s Chinook 

Centre, which has completed a major redevelopment 

or addition every decade since 1960 when it was a 

Chinook Drive-In Theatre and driving range. Most 

recently, in 2010, it expanded by adding 180,000 

square feet of new retail space in a two-level wing 

accommodating 60 new retailers. It is now planning 

yet another redevelopment that could add residential 

tower, a structured parkade and outward-facing 

storefronts.”  It is this reinvestment into retail centres 

that contributes significantly to putting them in the 

best position to attract the most exciting and desirable 

new retailers that consumers may prefer.

Further, “regional shopping centres near major 

markets are particularly well-positioned for future 

development, occupying 50 to 100 acres in urban 

areas, on major arterial roadways or intersections, 

and centrally located within municipalities that have 

added population, civic and institutional land uses, and 

infrastructure over the decades since the mall was 

built. In most cases, shopping centres were built at the 

fringe of urban areas where large tracts of land could be 

acquired or assembled. After decades of urban growth, 

relatively low-density regional shopping centres can 

be found in city centres [and serve as great areas for 

adding density].” As the trend of urban centres is at 

an early stage in our city, we are not able to point to 

any successful precedents in the Edmonton market 

yet; however current proposals such as the Mill Woods 

Station Area Redevelopment Plan are paving the 

way for this type of redevelopment.  Due to the vast 

offerings of amenities (often including restaurants, 

bars, movie theatres, shopping, etc.) it is forecast that 

retail centres will become even stronger attractors 

of multi-family development in and around their sites 

moving forward.



EDMONTON MALLS AND PERMITS
On the basis that the most attractive retail centres 

are those that have invested heavily in the properties, 

the projects that may have the highest probability 

of success for attracting residents are those that 

are in the immediate vicinity of significant upgraded 

retail centres.  “The Way We Grow” annual progress 

reports published by the City of Edmonton use 

building permit data to track evolution of our city in 

relation to targets set out in land use plans such as 

the Municipal Development Plan. For the purposes 

of analyzing relationships between commercial and 

residential growth, we will continue using building 

permits as the source of data as much as possible to 

create transparency and reproducible research. For the 

purposes of this study, retail building permits include 

permits for Malls, Office/Retail, Retail and Shops, 

and Restaurants and Bar building types. By analyzing 

retail permit values, varying hot spots of activity arise 

among mature neighbourhood nodes. 

$22M Northtown Mall/Northgate Centre 
NORTHMOUNT/GLENGARRY

$77M Kingsway Mall  
SPRUCE AVENUE

$82M Londonderry Mall  
KILDARE

$16M Westmount Shopping Centre 
WOODCROFT

$31M Southgate Mall  
EMPIRE PARK

$19M Capilano Mall 
OTTEWELL

figure C6: 
Retail Building Permits Issued in Mature Neighbourhoods
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As can be seen from the heatmap of Retail Building 

Permits Issued in Mature Neighbourhoods (fig. C6) 

which demonstrates values of commercial permits 

issued, there has been significant reinvestment into 

the City’s largest shopping malls located in the mature 

areas. 

The most prominent nodes, represented by the highest 

aggregate permit construction values, in the mature 

areas consist of (in no particular order):

1.  Londonderry Mall (Kildare)

2.  Northtown Mall/Northgate Centre (Northmount/

Glengarry)

3.  Kingsway Mall (Spruce Avenue)

4.  Capilano Mall (Ottewell)

5.  Southgate Mall (Empire Park)

6.  Westmount Shopping Centre (Woodcroft)

For visualized retail permit trends in each node 

highlighted, please see fig. C9-C14 in the appendix. 

According to our analysis of permits from January 

1, 2017 to September 20, 2017, retail activity has 

totaled nearly $108M. Although retail activity has 

slowed compared to the same time horizon in 2016, 

the percentage share of mature area building permits 

has increased: out of all areas, the mature area has 

accounted for 27.5% of retail activity which is a 7% 

improvement over 2016 (fig. C7).  Among all mature 

area commercial nodes, Londonderry mall has 

seen the highest retail activity, totaling $82M since 

2009. A majority of the activity began in 2014 with 

a substantial redevelopment plan; a $21.5M permit 

was issued in August 2014 for main and second 

floor corridor remodels and retailer space retrofits. 

Development continued in 2015 when a $27.5M permit 

was issued for a new additions and new full-service 

dining experience. Retail investment is expected to 

continue at Londonderry Mall, as their plan initially 

outlined a renovation and redevelopment budget of 

$130M. Londonderry Mall currently houses over 150 

shops including large departments and grocery stores 

such as Hudson Bay, Winners, Save-On Foods and 

Shoppers Drugmart; all of which are key amenities for 

surrounding residents. 

Londonderry Mall (fig. C8) is an example of a 

redeveloping mall that represents a location with a high 

probability of success for both increased density in the 

surrounding area and even transformation into a mixed-

use town centre through the addition of residential 

product within the property. With an increasing 

number of amenities offered, this major commercial 

node could not only sustain, but thrive with increased 

density nearby and serve as an optimal location for 

new developments such as apartments, especially as 

the area is transit-oriented.  It is important to note that 

the concept of multi-family development surrounding 

retail centres and shopping malls is not a new concept 

as most of the major retail centres in Edmonton have an 

inventory of properties ranging from RF4 to RA9 zoning 

within their immediate vicinity, which lends support to 

the viability but leaves an opportunity for it to be done 

to a much greater extent and potentially to greater 

density levels than simply row housing or townhouses.

RIPPLE
The density surrounding commercial centres can be 

paralleled to the ripple effect of dropping a pebble 



into water. The larger the pebble, the larger the ripple; 

in other words, the larger the commercial node or 

corridor, the more density that can likely be supported. 

Additionally, the further away from a commercial 

node or corridor, the lower the density becomes.  

This methodology also provides the most natural and 

elegant transition from the commercial nexus through 

to the single-family housing that surrounds it.   

Existing major commercial centres should be focused 

on as the areas most readily developable for mid-

rise and low-rise multi-family development with the 

greatest densities located immediately adjacent to the 

commercial projects and declining the further you move 

away.  Focusing on LRT stations as well as retail centres 

that have LRT or major bus service provides an area to 

focus efforts that will leverage this infrastructure and 

provide a higher probability of adoption by the three key 

participants required for success (developers, residents, 

and retailers).

We recognize that although it sounds very eloquent 

to describe a ripple effect and a smooth natural 

transition from retail to medium to low to single 

family development, it is not possible to achieve 

even concentric rings given the nature of mature 

neighbourhoods and existing properties.  However, this 

is an approach that can be applied on a case by case 

basis to evaluate uses and achieve additional density 

in areas which are conducive and will have a stronger 

appeal to potential residents.

RETAIL CENTRE FOCUS 
RECOMMENDATIONS
The most logical areas to focus energies and try and 

achieve additional density are prioritized below:

1. Major commercial nodes and corridors that are 

transit-oriented

2. Major commercial nodes and corridors

3. LRT Stations

4. Minor commercial nodes and Convenience centres .

figure C7: 
8-year trailing retail permit activity (2017 data as of September 20th)

Source: City of Edmonton Building Permits
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2.5 BOUNDARY ROAD FOCUS
ALONG BOUNDARY ROADWAYS
Introducing additional low-rise and mid-rise apartment 

construction at the previously noted nodes is one 

implementation strategy that can increase density 

in mature neighbourhoods, however there is an 

opportunity as well to introduce additional apartment 

construction within the respective communities.  A 

typical residential community represents roughly 2.5 

square kilometers, is bounded on each of its four sides 

by a boundary road which are typically secondary 

roads (ex. 109 Street, 142 Street, 111 Ave, 75 Street, 

63 Ave, etc.), and has a school/park near its centre.  

Depending upon the neighbourhood there is often a 

neighbourhood commercial centre along one or two 

of the boundary roads and sometimes there is a major 

retail centre at one of the four corners.  The balance of 

the area in these neighbourhood is often comprised 

of single family development.  To increase density 

throughout the mature neighbourhoods a strategy 

is required for introducing more density within these 

neighbourhoods as well. 

Commercial is very complimentary with relatively 

undesirable residential development as the attributes 

that do not work well for residential units are key 

contributors to the success of commercial units.  Main 

floor residential units are less attractive, especially 

on major arterials due to concerns regarding noise, 

traffic and security and when main floor units are 

developed for residential purposes they often use a 

grade separation to create privacy that detracts from 

an active street front.  From a commercial perspective 

however, main floor units with the highest exposure 

to traffic and position next to a major intersection are 

the most valuable; this forms a part of the equation as 

to how mixed-use development may make financial 

sense to developers.  There have been many projects 

developed along the boundary roads between 

residential neighbourhoods that have introduced 

low-rise development, however the majority of 

these are not a mix of residential and commercial and 

instead have been homogenous (all residential or all 

commercial).

109 Street is a prime example of a secondary road 

that forms the boundary between residential 

neighbourhoods from 72 Avenue to 82 Avenue 

(specifically McKernan and Queen Alexandra) and 

along this stretch there has been an increasing number 

of new developments that have replaced older 

residential inventory with four-storey buildings of 

increased density.  One such project is the University 

Properties at 79 Ave and 109 Street.  This development 

consists of four storeys of multifamily development 

with no retail on the main floor and instead created 

an elevated main floor grade to create separation 

from the street level.  Another project just a couple 

of blocks down at 76 Ave and 109 Street is the United 

Health Centres Building which is four storeys of strictly 

commercial development (office on top of retail) 

which also significantly increased density but did not 

include any residential development.  Both of these 

projects effectively increased density and replaced 

less attractive lots for single family with low-rise 

development that increased density.  Although they 

did not incorporate retail below residential they do 

provide good precedents for the viability of retail 

and low-rise residential along the boundary road of 



a primarily single-family home neighbourhood.  The 

commercial building contributes to a more active 

streetscape through the interaction of a patio as well 

as retail unit entrances at the sidewalk level which 

does not exist when homes are located along these 

boundary roads.  It should be noted that the zoning 

along 109 Street is primarily a combination of RF6 

and RA7 which is conducive to this sort of increased 

density development and it is likely a combination of 

deteriorating utility of the existing homes (some along 

this stretch of road have been condemned for years) 

and increased demand for diverse housing types 

in mature neighbourhoods that has prompted the 

increasing number of residential developments along 

109 Street.  

Although we are not certain why in the subject stretch 

of 109 Street the projects being developed do not 

include residential above retail, one theory is that it is 

a unique developer that has a strong skill set in both 

residential development and commercial development 

as most developers have a much higher aptitude in 

either one of these disciplines or the other, but not 

typically for both.

Planning for redevelopment along boundary roads 

to accommodate low-rise and mid-rise apartments 

with main floor commercial will be more practical than 

locating similar developments within the centre of 

mature residential neighbourhoods due to exposure.  

The commercial in these projects will benefit from the 

exposure of being along the boundary road and the 

upper levels will be more insulated to the passing traffic 

by being at an elevation above the roadway (compared 

to existing homes located at ground level).

Although most of the commercial uses that will 

occupy the main floors of mid-rise developments will 

not be large scale grocery or drug uses, the smaller 

businesses such as quick serve retail, pubs, and 

professional services that will be attracted to these 

properties will provide additional amenities to both the 

residents of the subject mixed-use project as well as 

the residents within the neighbourhood surrounding 

the development.  The previously mentioned trend of 

consumer preferences towards local and experiential 

retailers is very synergistic with the smaller local retail 

locations that would be created in these projects.

Although site-specific research would have to be 

done regarding transportation impacts, servicing 

capacities, etc. we are providing the an image of the lots 

and zoning along a section of 75 Street (fig. C15) as a 

representation of intersection locations along boundary 

roadways that embody some of the necessary 

fundamentals for successful low-rise apartment with 

main floor retail development where detached single-

family homes stand today.

Potential Low-rise 
apartment devel-
opment locations

figure C15:  
Example location for low-rise apart-
ment development
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2.6 COMMERCIAL REAL ESTATE 
FINDINGS

In the case where townhome and duplex infill 

developments are not sufficient to achieve density 

goals, it may be advisable to construct higher-

density low-rise and mid-rise apartments near 

existing commercial and transit nodes. Low-rise and 

mid-rise apartments are attractive “missing middle” 

development types since they are the most efficient 

(in terms of dwellings per hectare) for achieving 

densification targets. However, while we are slowly 

shifting the needle toward these higher density uses in 

mature neighbourhoods, the development of low-rise 

and mid-rise apartments in these neighbourhoods has 

not taken place due to a lack of consumer preference 

as referenced by Intelligence House findings. Since 

low-rise and mid-rise apartments are not the preferred 

product type for consumers, it is important that other 

key factors (like commercial, transit options, and 

existing infrastructure) are already in place in order to 

aid demand for this particular product. 

The challenge for developers in pursuing projects of this 

nature is three-fold:

1. There have been many public expressions 

of resistance to densification in mature 

neighbourhoods which has made it a contentious 

political issue and whether merely perceived or real 

can add to the complexity of redevelopment.

2. It is very challenging to assemble sites of this 

nature (3-6 single family homes) as the current 

owners will often negotiate aggressively if they 

know that an assembly is being worked on to try 

and achieve a value well above market for the 

existing home.  In theory, the existing homes 

along major arterials (especially those located at 

an intersection) should be the most economical 

to purchase which should facilitate such 

developments, however if the current owners have 

no strong motivation to sell they may easily stand 

in the way of development by demanding above 

market pricing.

3. A developer trying to conduct an assembly of 

this nature in an area that is currently zoned RF1 

for example, perceives that they will be taking on 

a significant amount of risk from potentially not 

being able to attain the required zoning to develop 

the type of project desired.  Without a plan from 

the City outlining what will be approved or without 

some level of certainty from the development 

officers (often not achievable until everything 

is owned and a full proposal is submitted) there 

is more risk in this proposition than a prudent 

developer would be prepared to take on and as 

such these assemblies are not commonplace.



Similar to the comments made for the Retail Centre 

Focus section, development of low-rise apartments 

and mid-rise apartments on the periphery of 

residential neighbourhoods is not a new phenomenon, 

however it is the logical area to focus and the type of 

product to promote as it works to introduce greater 

density into neighbourhoods that are primarily 

comprised of single family homes while also, in the case 

of mixed-use, activating the street front and adding 

amenities to the surrounding neighbourhoods.

To facilitate the above strategies there are various 

methods that could be employed which would require 

alignment with other City priorities, however the 

following are some concepts for consideration:

1. Grant or incentive programs for encouragement of 

the forms of development desired;

2. Rezoning for locations that are not currently zoned 

for low-rise or mid-rise development based upon 

the site identification metrics outlined herein;

3. Taxation programs targeted at motivating 

redevelopment and rejuvenation of areas that 

require changes to align with City objectives;

4. Project specific parking calculation methodologies 

which consider aspects such as proximity to 

transit, counter-cyclical parking (different use 

types driving parking demands at different times), 

and residents/consumers within walking distance 

who are not likely to utilize parking;

5. Engagement with major retail centres prior 

to redevelopment initiatives with an intention 

of highlighting opportunities for mixed use 

development.

Since low-rise and 
mid-rise apartments 
are not the preferred 
product type for 
consumers, it is 
important that other 
key factors are 
already in place in 
order to aid demand 
for this particular 
product. 



56



3. CONCLUSIONS
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SHARED CONCLUSIONS 
INTEGRATION OF RESIDENTIAL, COMMERCIAL & 

QUALITATIVE FINDINGS

The following shared conclusions are based on findings 

from the residential analysis, commercial analysis, and 

qualitative focus groups. Some conclusions are more 

general economic conclusions, while others are more 

specific. The indented bullet points provide qualitative 

data shared during the Banister focus groups. The 

overwhelming majority of the following shared 

conclusions are based on the residential portion of this 

report (and closely resemble the findings from Part 2). 

 � Despite the continued challenges in Alberta’s 

energy sector, the overall housing market in 

Edmonton is still relatively healthy and affordable for 

most middle-income families. The overall housing 

industry in Edmonton is fairly well balanced in terms 

of supply and demand, and is able to generally 

accommodate ups and down in the economy due 

to its stable and diversified job sectors such as 

government, health care, and education. 

 �  Qualitative data, from the focus groups 

conducted by Banister, backs up the notion 

that housing in Edmonton is generally 

affordable for most families, as the majority of 

“homeowners felt that there were affordable 

options during their (home) search”.

 � Natural periods of oversupply and undersupply 

will always happen in housing, as supply cannot 

be adjusted as rapidly as demand can dictate. An 

imbalance in supply and demand will always affect 

consumer affordability. 

 � External affordability factors that the housing 

industry cannot dictate (economic conditions, 

government policies, interest rates, incomes, 

mortgage rules, etc.) will always exist and fluctuate 

– either increasing or decreasing affordability. The 

majority of builders in Edmonton can accommodate 

a certain degree of change, and are capable of 

building a variety of home types for all income 

brackets. The rental market is also playing an 

important factor in the affordability equation, as 

many first time homebuyers are waiting longer 

before purchasing their first home. 

 � During the focus groups, a couple of renters 

even indicated a preference for continuing to 

rent long-term (20 years or more) in order to 

have the flexibility to travel and move around.

 � Consumer demand and preferences continue to 

show that most families desire a single-detached 

home; however, this home type is difficult to find 

in an infill neighbourhood at an affordable price. 

Generally, infill single-detached homes are too 

costly for most average income families, given 

the higher upfront costs (land), limited financing 

options, permits, and overall carrying costs. 

 � Qualitative findings indicated that 

approximately half of the infill homeowners 

searched for a single-detached home, 

while approximately three-quarters of infill 

homeowners searched for a street-oriented 

home (single-detached, duplex, or townhome). 

Less than one-quarter of infill homeowners 

searched for an apartment condo. 

 � For renters who would consider buying a home 

in the near future, they indicated they would 

be most likely to look for a single-detached 

home (just under half of the respondents), 

followed by a semi-detached home (a few 

respondents).

 � Opportunities for infill construction do exist if the 



proper product is matched with a household’s 

purchase power and desired product. As presented 

in this study, there is a potential opportunity for infill 

townhomes and duplexes given their reasonably 

close price points compared to the resale market, 

as well as their relatively high consumer preference 

(but not as high as single-detached homes), while 

still achieving a certain degree of density. As a 

secondary infill option, instead of townhomes and 

duplexes, low-rise and mid-rise apartments could 

present a strong high-density opportunity if they 

are built near existing infrastructure like commercial 

and transit nodes. Since low-rise and mid-rise 

apartments are the least favourite housing types 

(as indicated in a number of residential charts, 

and reiterated in the qualitative focus groups), it 

is important that attractive commercial areas and 

convenient transit options already exist in mature 

areas in order to help boost consumer demand for 

these types of products. 

 � City by-laws and processes must be evaluated 

in order to make infill construction more efficient, 

and less expensive in terms of carrying costs. 

The trifecta of “affordability-infill-density” is 

not necessarily as linear as policy makers would 

hope. Facilitating supply (through more flexible 

regulations, reduced costs and risks, and less “red 

tape”) is the best solution for finding equilibrium in 

the market.   

 � Qualitative findings indicated that one of the 

significant barriers to infill was the high cost or 

lack of affordability.

 � As much as possible, the City should evaluate the 

potential of allocating infill public land for street-

oriented dwellings, and more specifically, for single-

detached homes at prices comparable to developing 

areas. 

 � The City should facilitate easier lot assembly and 

reduce the current barriers that are preventing 

major land developers from participating in infill, as 

the majority of current infill projects are “one-offs” 

by small-scale builders, and are often on a single 

lot. By relaxing current by-laws and regulations 

(and allowing for larger-scale projects), it would 

encourage major developers to participate in 

infill, resulting in more competition, better quality, 

and lower purchase prices for consumers. Big 

developers are typically not interested in small-

scale projects, as they gain efficiency and higher 

profit margins from larger, scalable projects. 
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Total Development: $82M

# of Permits: 113

C9: Londonderry Mall

Notable Developments



Total Development: $22MTotal Development: $22M

# of Permits: 71

C10: Northtown Mall

Notable Developments



C11: Kingsway Mall

Total Development: $77M

# of Permits: 182

Notable Developments



C12: Capilano Mall

Notable Developments

Total Development: $19M

# of Permits: 42



Total Development: $31M

# of Permits: 179

C13: Southgate Mall

Notable Developments



C14: Westmount Shopping Centre

Total Development: $16M

# of Permits: 38

Notable Developments
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