6.0 PROJECT SCOPE AND OBJECTIVES
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6.2 ASSUMPTIONS

After a thorough review of the Lacombe community The following assumptions have been discussed with
context, demographics, and statistics, the existing the Stakeholders and form the basis of this Feasibility
Parkview Manor and Lacombe Senior Citizens Lodge Study:
were assessed on the basis of current capacity,
• The Lodge replacement must be located on the
supportive services, building code compliance,
existing site, as there is limited land availability
age and future generational need. HFKS Architects
within the City of Lacombe. The existing site is
toured both buildings and interviewed staff and Lodge
considered to be an excellent location due to its
residents. All the information gathered, provided as
existing zoning (R6), proximity to the hospital and
estimated need for future units and facility support
the potential for a phased site redevelopment.
spaces.
• In order for the site redevelopment to be possible,
the Seniors Self Contained must be built first.
Relocating Parkview Manor residents to another
The research suggests there is a significant shortage of
location was not considered.
affordable housing for seniors. The number of seniors
requiring affordable or subsidized housing will continue
• The replacement of Parkview Manor should follow
to increase in parallel with the growth of the seniors’
the Provincial Affordable Housing Strategy that
population. There have been no additions to Seniors
includes a mixed model housing approach of Senirs
Self Contained housing since 1992, and all existing
Self Contained units and units for more moderatebuildings are between 27 and 49 years old. Due to site
income seniors.
constraints, it is estimated that approximately 60 units
• Given the age and condition of both the Parkview
could replace the existing 40 Parkview Manor units.
Manor and Senior Citizens Lodge, it is not a viable
option to upgrade or renovate either building.
The projected number of Supportive Living units was
• A maximum 3 storey development on the site is
based upon a percentage of the estimated seniors’
preferred as it will provide better urban building
population for the years 2021, 2026, 2031, and 2036
cohesion.
and 2041. It is likely that there will be a significant
• All Seniors Self Contained and Supportive Living
demand for Supportive Living units by 2031 when the
units must have full barrier free designs.
baby boomers begin to turn 85. Since the estimated
• One common dining room is preferred with adjacent
shortage of future units is conservative (Refer to page
private family dining rooms.
20-21), a suggested 40 additional Supportive Living
• Design options for Supportive Living include
units should be built in conjunction with replacing the
adjoining doors between units to accommodate
existing 97 Lodge units. This will help meet both current
couples.
demand and waitlists, as well as future demand, which
• Approximately 10% of units within the Seniors
will likely result in a minimum shortage of 85 units by
Self Contained will include two-bedroom units,
2041.
specifically for couples, or for persons with a
dependent.
• The design should include at least one area that
can be converted into Designated Supportive
Living, including approximately 10-15 units.
• Provide flexible or unprogrammed space, to allow
residents to define their own activities.
• Space to accommodate Home Care.

Fig. 6.1-1 Satellite Image of Existing Site Area

Imagery ©2019 Google, Map data ©2019 Google

100 m

• Larger kitchen area.
• Installation of energy efficient building systems.
• Improved staff areas, such as showers, offices and
lounge.
• Better planned outdoor living spaces for residents
which are sheltered from wind and sun, as well as
paved outdoor wandering paths.
• Relocating the Lacombe Foundation into the
development of the new Supportive Living building,
thereby sharing Lodge staff support spaces such
as meeting rooms and board rooms with the
Lacombe Foundation.
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6.1 CURRENT AND FUTURE NEEDS
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6.3 SCHEDULE OF ACCOMMODATIONS
The Schedule of Accommodations (SOA) was
created based on discussions with the Stakeholders,
market research and site visits to existing and new
facilities (Refer to Appendix K). The Schedule of
Accommodations is a summary of the units and support
spaces. A vital component of the research, is ensuring
that the Seniors Apartments are built to Universal Barrier
Free Standards. During site visits, it was clear that
creating unprogrammed spaces for Supportive Living
residents to define its use was an important component
of residents feeling at home. Unprogrammed spaces
also help to promote opportunities for community day
programs and generational activity spaces.

The Schedule of Accommodations was created
using the qualitative and quantitative information
gathered from the market research, community survey,
community engagement sessions and the existing
Lodge residents. The objective is to help meet the future
needs of the seniors housing community in Lacombe
County, including all its urban and rural municipalities.
Based on the research and discussions with the
Stakeholder group, the target number of units is as
follows:
• Seniors Self Contained		 60 Units
• Supportive Living					135 Units

Supportive Living, Floor Support
Aside from all necessary floor support that is required,
such as resident laundry, clean and soiled utility
rooms, tub rooms, etc., additional floor support for
future Designated Supportive Living (DSL) should
be included for an area of 10-15 Studio Suites. Floor
support areas required for DSL include a dining room,
nursing station, medication room, and interdisciplinary
space. These support areas for future DSL can be
used as flex space for interim use.
Supportive Living, Facility Support
Based on Facility Assessments and the number of
units for the new Supportive Living development a list
of necessary and recommended support spaces was
created. This includes an appropriate sized kitchen and
servery and dining area to accommodate all residents,
plus additional dining space for events or private family
dining. Both the dining area and living room areas
require visible washrooms for residents, as stated
within the Alberta Building Code and Continuing Care
Guidelines. Additional amenity spaces for residents

include a bistro, fitness centre, den, wellness centre,
scooter garage and a variety of sizes in unprogrammed
spaces. The unprogrammed spaces allow residents
to define the use of their home through different daily
activities.
Supportive Living, Staff & Support Area
The staff support areas include offices for the site
manager, recreation coordinator, care delivery room
and nutrition manager, as well as staff washroom
equipped with a kitchen, lockers, washroom and
showers.
The Lacombe Foundation currently leases a building
on the north neighboring plot along C&E Trail. The
Lacombe Foundation could move into the new
Supportive Living facility, to share the use of board
rooms, meeting rooms, and storage areas. This would
provide the Lacombe Foundation with a permanent
location within the community.
Supportive Living, Basement
The basement includes the mechanical, electrical,
and data rooms. These areas should be centrally
located within the building, to support building
additions. Facility laundry and facility storage for both
the Lodge and the Lacombe Foundation are to be
located in the basement.
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The Lacombe Lodge currently accounts for 97 of 122
Supportive Living units (80%). By 2031, assuming all
known future developments are built, the existing Lodge
with account for 97 of 270 Supportive Living units (36%).
Even with future developments, it is expected in 11
years there will be a minimum waitlist of 44 individuals.
This does not take into account the further aging of
the Lodge building or the small and below standard
existing Lodge units (Refer to Section 4.1). To ensure
that seniors in Lacombe County will continue to have
fair access to affordable Supportive Living options, a
minimum of 135 units is recommended.

Supportive Living, Lodge Units
The Lodge units of the site are divided into four primary
unit types: (1) Studio Suits and Bariatric Studio Suits;
(2) One-Bedroom Suits; (3) One-Bedroom plus Den
Suits; (4) Guest / Respite Suits. Currently, the Lodge
has no One-Bedroom Suites. This means that couples
must choose to live together in an undersized unit, or
can live separately in side-by-side units (if possible). It
is recommended that the new development provide a
number of “communication doors” between studio suits
to allow for flexibility of couples. Approximately 20% of
the new Supportive Living facility should include OneBedroom Suits. This is done for two main reasons.
Firstly, there is expected to be an increased number
of couples within the seniors community over the next
20 years. Secondly, 20-25% of current residents are
above the income threshold, and may wish to have a
slightly larger unit.
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7.1 SITE ANALYSIS

HOSPITAL

P
P

P

P

P

Public / Private Road
Rear Laneway
Sidewalk Existing
Entrance
Parking

Existing Site Challenges
A major challenge of the site is access. The site is
approximately 230m long by 82m deep. This is roughly
equivalent to 25 nearby residential lots. In order to
reach the existing lodge and Parkview Manor, one
must enter by the laneways to the north or south. These
are paved access roads with a sidewalk only on the
east side, making it difficult for seniors to easily access
the surrounding community, especially during winter
months. Additionally, the gas and electrical lines need
to be considered during any new construction which
occur above and below ground.

Public / Private Road
Paved Rear Laneway New
Sidewalk Existing
Sidewalk New
Building Frontages
View Corridor
Land free for Development

Existing Opportunities
While the location of the site has some difficult
challenges, these can also be turned into opportunities.
Due to the large area of the site, internal pathways of the
site could provide excellent wandering opportunities
for seniors and the community. By improving the paved
surface of the south laneway and turning it into a proper
avenue, general access to the entire site would be
improved. A new development can also better address
street frontages to 58th Street and C&E Trail, as well as
views, and sunlight.

Kitchen & Dining Area
Building Services
Laundry
Offices
Staff Spaces
Resident Areas

Existing Site Considerations
It is important to consider the existing building services
in the partial demolition of the existing Parkview
Manor or the Lacombe Senior Citizens Lodge. A new
phased development would be needed to account for
maintaining existing systems for phased demolition of
either building, should it severely limit the residents
living conditions or prevent the building from operating.
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Existing Site
The existing site is located between 58th Street on the
west, and C&E trail on the east. Both Parkview Manor
and the Lodge are accessible via the laneways on the
north and south side.

P

Public / Private Road
Rear Laneway
Sidewalk Existing
Entrance
Parking
Gas & Electricity
Right of Way
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7.2 LAND PARCEL ANALYSIS

MAX DENSITY				 80 dwelling units/ha
										approx. 350 Units
PARCEL #4508				10,491 m
PARCEL #4510				 8,956 m2

(112,900 ft )
(96, 400 ft2)

TOTAL								19,447 m2
										 1.9 ha

(209,300 ft2)

2

2

FRONT SETBACK			7.5m
REAR SETBACK				 7.5m (3 Storeys)
SIDE SETBACK				3.0m
MAX AREA						14,486m2 (155,900 ft2)

Fig. 7.2-3 Prairie Pattern

MAX HEIGHT 				 4 Storeys / 17.0m
MAX COVERAGE		
75%
										 14,585m2 (155,700 ft2)

Pattern Interruptions, City of Lacombe
The “Prairie Pattern” is interrupted by three major
thoroughfares. Highway 2, Highway 2A and C&E Trail
trisect the City of Lacombe and offer a skew to the rigid,
perpendicular pattern riddling the landscape. (Refer to
Figure 7.2-4).

Fig. 7.2-4 Pattern Interruptions, City of Lacombe

Pattern Interruptions, Site
The major road interruptions can be seen throughout
the City of Lacombe. Their influence reveals itself in
the Flatiron Building, the infamous 5-Way intersection
and the Lacombe Research and Development Centre.
It is also an influential force on the existing Parkview
Manor and Lodge site as the east boundary of the site
is C&E Trail (Refer to Figure 7.2-5).

Fig. 7.2-5 Pattern Interruptions, Site
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Although the site allows for a maximum 4 storey building
(maximum 17m), a new building on the site is not
recommended to exceed 3 storeys. This is to ensure
that the solar shading is reduced on neighboring
properties.
Prairie Pattern
Through the site analysis, clues from the landscape,
culture and immediate surroundings were observed
to develop the project’s concept. When looking at the
rural context, there is a rich tapestry of history in the
agricultural landscape. The prairie grid is overlaid
throughout the province and Lacombe County. (Refer
to Figure 7.2-3).

Fig. 7.2-1 Land Parcel Size

Fig. 7.2-2 Available Land for Construction

A site analysis was completed based on the City of
Lacombe Land Use Bylaws. The zoning conditions
of the site (R6) were applied to identify the maximum
density, setback areas, and maximum site coverage
(Refer to Figure 7.2-1 and Figure 7.2-2 for the site
zoning condition diagrams).
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7.4 CONCEPT EVOLUTION

The Schedule of Accommodations and the site analysis
were used to create an initial phased Test Fit. The focus
of the Test Fit was to determine if the target number of
units and support spaces were feasible on the existing
site with the imposed phasing constraints. While it was
not the focus, it considered building access, views,
daylight, and parking.

The transition from the Test Fit to a building form took
into account the site context and opportunities as those
listed on pages 50-53. This was made possible by
rotating the building to reflect the angular interruptions
that can be seen by the major thoroughfares that
transect Lacombe. On a human scale, the building
rotation creates better views for residents access to
sunlight, as well as an inviting entrance that is more
visible from C&E Trail.

increase distance
from laneway

Following the Phase I resident relocation, the existing
Parkview Manor can be demolished. This will create
a large enough area for the construction of the new
Supportive Living facility. The Test Fit made it clear
that In Phase II, the Supportive Living facility requires
a temporary main entrance and a central area with
all necessary amenity spaces. Phase III should then
be designed to link to the Phase II amenity area and
provide an entrance that is more visible and inviting for
residents and the community.
Once Phase II construction is completed, the existing
Lodge residents can move into the new building. This
should be followed by the immediate demolition of
the existing Lodge leaving the eastern portion of the Fig. 7.3-2 Test Fit - Phase III
property open for new development, parking, green
space and/or storm water retention.

Fig. 7.3-1 Site Test Fit

Fig. 7.4-1 Concept Evolution

Improve
access and
visibility
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While considering site phasing possibilities, it became
evident the Lodge cannot be replaced in Phase I. The
west vacant portion of the property is too small for the
development area needed of a new Supportive Living
facility. Demolishing a portion or all of Parkview Manor
was not considered a viable option, as this would result
in displacing at least 16 - 40 residents for a significant
period of time. Therefore, all the units of the Seniors
Self Contained must be built in Phase I. This allows for
the decanting of Parkview Manor residents into the new
building, plus additional units for the increased seniors
affordable housing demand.

Rotate

7.3 SITE TEST FIT
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PHASE I

DEMOLITION

EXISTING

PHASE I

PHASE II

DEMOLITION

+54
SSC UNITS

-40
SSC UNITS
-10
LODGE UNITS

87
LODGE UNITS

+54
SSC UNITS

+87
SL UNITS

-87
LODGE UNITS

Phase I
During Phase I the new Seniors Self Contained is
constructed on the west vacant portion of the property.
In this Phase, the maintenance shed would need to
be temporarily relocated. Parkview Manor residents
can move into the new building when construction is
completed, with 14 additional dwelling units.
By the end of Phase I, the existing Parkview Manor
can be demolished (40 units), as well as 10 Lodge
units. The remaining portion of the Lodge can continue
with normal facility living and operations during the
construction of the new SSC and the demolition of
Parkview Manor. Ideally, the extra 14 SSC units could
be used to accommodate more independent seniors,
who would otherwise move into the Lodge, during the
short-term reduction of units.

Phase II
When Phase II construction is completed, all existing
87 Lodge units can be moved into the new facility, with
all core facility and resident support spaces in place.
This includes the kitchen, laundry, dining area, offices,
and resident living areas.
At the end of Phase II, the existing Lodge can be
demolished.

PHASE I

PHASE II

PHASE III

+54
SSC UNITS

+87
SL UNITS

+47
SL UNITS

134
TOTAL SL UNITS

Phase III
Phase III includes the 3-storey addition of 47 Supportive
Living Units, community support spaces and the
relocation of the Lacombe Foundation. The Phase II
main entrance of the Supportive Living facility is moved
to the east side of the building to provide better access
and visibility for residents and the community.

PHASE I

PHASE II

PHASE III

+54
SSC UNITS

+87
SL UNITS

+47
SL UNITS

FUTURE

Phase IV
Based on the construction and demolition of Phases
I, II, and III, the east portion of the site now becomes
vacant for any future development. This portion of the
site could accommodate approximately 45-60 units
(based on similar configurations of previous phases)
in the future. At the end of Phase III, the east end of the
site will provide parking for the development and need
to be used for storm water management due to civil
engineering restrictions noted in Section 8.4.
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7.5 PHASING DIAGRAMS
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Solar
The diagonal orientation of the building allows for
increased natural daylight to penetrate the building,
the dwelling units and the developed courtyards.

December Shadow Diagram
Above is a shadow progression image of the new 3
storey development on the existing site on the shortest
day of the year. During the winter months it can be
expected, that shadows will be longer, but reduced
with a 3 storey development.

Views
The building orientation helps to maximize the number
of units and amenity spaces that have views towards
the south, east, or west, and reduce northern view or
views directly into another unit.

Frontages
By placing the buildings on an angle, a “visual”
and physical is avoided. Instead, different property
setbacks become an invitation for building entrances,
outdoor uses, or opportunity for landscaping.

Micro Climates
The rotation of the building creates inner courtyards
with more access to sun, and become more usable
spaces with their own microclimates.

June Shadow Diagram
Above is a shadow progression image of the new 3
storey development on the existing site on the longest
day of the year. During summer months, the properties
on the north side are not affected by the shadows
created by the new development.

Access
The angular placement of the building provides better
access points to C&E Trail, and the south laneway.

Embracing Community
The farthest east and west building frontages open the
site to 58th Street and C&E Trail making the buildings
more visually accessible to both visitors and residents.
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7.6 CONCEPT DIAGRAMS
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7.7 GROUND FLOOR CONCEPT

Main Street
One of the highlights for residents and visitors of the City
of Lacombe is the character of the city’s Main Street.
This concept was used for the internal configuration
of the new development. The ground floor layout has
been organized to optimize access to the building from
the outside, as well as organizing interior access to all
the main amenities. This includes reception, building
elevators, the wellness center, dining, the living room,
activity rooms and more. The Main Street is the core
activity and service center of the both the Seniors Self
Contained and Supportive Living.

MAIN S

TREET

Avenue / Home
Similar to a city or town, the residential areas are
located on avenues, directly off the Main Street. Along
the residential avenues, are “parks” or “commercial”
spaces”. This comes in the form of breakout seating
areas, laundry facilities or tub rooms.

AVENUE

/ HOME

N

MAIN S

TREET

Fig. 7.7-1 Site Plan, Building Footprint, 1:2000

Fig. 7.7-3 Avenue / Home Floor Plan Concept
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Fig. 7.7-2 Main Street Floor Plan Concept
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7.8 FLOOR PLANS

7.8.1. Phase II Ground Floor
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7.8.2. Phase III Ground Floor
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Phase II Floor Plan Considerations
As mentioned in Section 7.5, the
construction of 87 Supportive Living
units in Phase II allows all residents
within the existing Lodge to relocate into
the new facility. This also means that
all necessary floor support and facility
support spaces are built. This includes
tub rooms, laundry rooms, mechanical
rooms, staff rooms, kitchen, dining
area, and amenity spaces. In Phase II,
a temporary main entrance, reception
and living area are located off the south
laneway. In Phase III, the dining area
expands from 104 available seats to
135 available seats by relocating the
entrance and living room. All other
amenity spaces remain unchanged, as
to avoid further disruption to residents.
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Terrace

7.8.3. Phase III Level 2
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7.8.4. Phase III Level 3
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Terrace
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7.9 FUTURE DESIGNATED
SUPPORTIVE LIVING
Within the Feasibility Study floor plans, considerations
for Future Designated Supportive Living (DSL) or
DSL4D, with dementia care have been made.
On the ground floor, an area with 10 studio (bachelor)
units, unprogrammed area and future facility support
spaces could be built from the onset of the project.
When there is an increased need, the use of the seating
areas or laundry rooms can be changed.
The DSL area is located next to the enclosed courtyard.
This is ideal for DSL4D residents and provides an
outdoor space for all seniors that is sheltered from
the elements, while also providing an area to wander
between indoor and outdoor spaces.

Dementia care is a consideration of this project to
accommodate only a limited population. Since the
facility is not health funded or private, dementia care
is not a focus for this development. The dementia care
wing shown is to identify the possibility of offering this
type of service if public health funding is provided to the
Lacombe Foundation and The Bethany Group. Also,
Alberta Health Services has not identified a pressing
need for dementia care in Lacombe.

7.8.5. Phase III Basement
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In addition to the ground floor, the second and third
floor could also be converted into DSL areas. This
would allow for a total of approximately 30 DSL units.
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7.10 UNIT FLOOR PLANS

Barrier Free
Washroom

Storage

Bedroom

Kitchen & Entrance
Living Room &
Dining Room

Kitchen & Entrance

Living Room &
Dining Area

Barrier Free
Washroom

Storage

7.10.1. Seniors Self Contained, One-Bedroom Unit

7.10.2. Seniors Self Contained, One-Bedroom + Den Unit
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Bedroom

Den

70

71

Bedroom & Seating
Area

Bedroom & Seating
Area

Kitchenette &
Dining Area

Kitchenette

Kitchenette

Barrier Free
Washroom

Bedroom

Barrier Free
Washroom

7.10.3. Supportive Living, Two Adjoining Studio Suits (aka. “communication doors”)

7.10.4. Supportive Living, One-Bedroom Unit
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Barrier Free
Washroom

Living Room

8.0 DESIGN CONSTRAINTS & CONSIDERATIONS
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TABLE 8.1 PARKING STALL CALCULATIONS
Phase I - Seniors Self Contained / Seniors Apartments
Estimated Number of Units
Summary of Parking Requirements

54

8.1 SITE PARKING CONSTRAINTS
AND CONSIDERATIONS

Parking No.

No. of Resident Parking Stalls - 1 Stall / 1 Bedroom Unit
No. of Resident Parking Stalls - 1.5 Stall / 2 Bedroom Unit
No. of Barrier Free Parking Stalls (min. 4 stalls)
No. of Visitor Parking Stalls - 1 for every 5 units

44
*9
4
11

Lacombe Land Use Bylaws (p.87): 1.0 space/studio or 1-bedroom unit
Lacombe Land Use Bylaws (p.87): 1.5 space/studio or 2-bedroom unit (*proposed leniency of 1.0 spaces)
Alberta Building Code 3.8.2.2.: min. 4 barrier free parking stalls required per 51 - 100 parking stalls
Lacombe Land Use Bylaws (p.87): PLUS 1.0 guest space/5 dwelling units

Currently, there are on site parking constraints and
limitations. HFKS Architects has been in discussion
with the City of Lacombe Planning Department to
provide possible parking leniency.

No. of Scooter / Bicycle Parking Stalls

17

Lacombe Land Use Bylaws (p.93): 1 stall per dwelling unit for the first four units plus 0.25 stall per dwelling
unit for all units over 4 units

A Master Development Permit submission would
require plans for each phase of development, including
construction and demolition. Leniency may be provided
during the construction phases, with the intention that
the final phase meets the site objectives within a set
period of time. Further discussions on parking leniency
will need to take place during the Design Phase with
the City of Lacombe Planning Department.

28
4
15

Lacombe Land Use Bylaws (p.87): A minimum of 2.0 spaces; plus 1.0 spaces/three beds
Alberta Building Code 3.8.2.2.: min. 3 barrier free parking stalls required per 51 - 100 parking stalls
Lacombe Land Use Bylaws (p.87): Care Residence - 1.0 space/staff at maximum capacity

25

Lacombe Land Use Bylaws (p.93): 1 stall per dwelling unit for the first four units plus 0.25 stall per dwelling
unit for all units over 4 units

An option for underground staff parking was considered
in the Phase II construction of the Supportive Living.
While this option would likely provide more future
opportunities for on site development compared to the
possible cost of future land acquisition, it would fall
outside the parameters of project modesty in affordable
housing.

Phase II - Supportive Living / Lodge
Estimated Number of Units
Summary of Parking Requirements
No. of Resident / Visitor Parking Stalls
No. of Barrier Free Parking Stalls (min. 4 stalls)
No. of Supportive Living Staff and Home Care Parking
Stalls
No. of Scooter / Bicycle Parking Stalls

87
Parking No.

Phase III - Supportive Living / Lodge
Estimated Number of Units

Parking No.

No. of Resident / Visitor Parking Stalls
No. of Barrier Free Parking Stalls (min. 3 stalls)
No. of Lacombe Foundation Staff Parking Stalls

15
3
9

Lacombe Land Use Bylaws (p.87): A minimum of 2.0 spaces; plus 1.0 spaces/three beds
Alberta Building Code 3.8.2.2.: min. 3 barrier free parking stalls required per 26 - 50 parking stalls
Lacombe Land Use Bylaws (p.87): Care Residence - 1.0 space/staff at maximum capacity

No. of Scooter / Bicycle Parking Stalls

15

Lacombe Land Use Bylaws (p.93): 1 stall per dwelling unit for the first four units plus 0.25 stall per dwelling
unit for all units over 4 units

TOTAL PARKING, PHASE I - III
Phase I Parking
Phase II Parking
Phase III Parking
																			Total Parking

68
47
27
142

It is likely that a Phase IV development of the site
would require underground parking to accommodate
the increased parking demand of additional units. Due
to site grading on the east side, this could be a more
costly future investment.

LACOMBE SENIORS COMMUNITY FEASIBILITY STUDY

LACOMBE SENIORS COMMUNITY FEASIBILITY STUDY

Summary of Parking Requirements
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8.2 LAND USE BYLAW COMPARISON

8.3 LACOMBE PLANNING
DEPARTMENT

Table 8.2 Comparison of Landuse Bylaws Allowance and Design Option
Max. Site Allowance

Design Option

Front Setback

7.5m

7.5m

Rear Setback
				
Side Setback
						
Building Height

7.5, 9.5m (4 Storey)

7.5m (3 Storey)

3.0m

3.0m

4 Storeys, 17.0m

3 Storeys

Site Coverage

75%
14,585m2 (155,700 ft2)

31%
5,658m2		 (60,900 ft2)

Density

80 dwelling units/ha
approx. 350 units

188 units
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Fig. 8.2-1 Site Plan

Land Use Req.

During the Schematic Design Phase, HFKS Architects Documents constituting the Master Development
has been in discussion with both the community Agreement would be as follows:
and the City of Lacombe Planning Department. The
• A master development permit
primary focus of these discussions were regarding
• Certificate of title to developer’s lands
the optimization of future development of the site.
• Development costs
Particularly, the entrance to the site and paving the
• Construction schedule
south laneway so it can act as a proper “avenue”.
• Summary of construction
costs and security
Additionally, there are challenges is meeting the parking
amounts
requirements during the phases of construction.
• Sample irrevocable letter of credit
Parking leniency during phasing and/or completion is
• Fire Safety Plan Guidelines
being explored (Refer to Section 8.1).
In order for the project to proceed, a Master
Recommendations from the City of Lacombe were Development Permit application would need to be
provided to the team through a series of pre- submitted for the entire project. This would be reviewed
application information gathering meetings between by the City of Lacombe to determine applicable permit
HFKS Archtiects, Al Terra, and the City of Lacombe. fees and expectations. The applicant will then be
The City recommended that the project pursue a required to enter into a Development Agreement with
Master Development Plan that would function as the City of Lacombe for each phase of development.
a master development permit linked to a master Additionally, the agreements will address the need
development agreement of the entire project between for hard surfacing and landscaping estimates, a
the developer (Lacombe Foundation and The Bethany development permit approval will be required prior
Group) and the City. Separate development permits to construction of each building on the property. Any
(and accompanying agreements) will be required for variances to the requirement of the Land Use Bylaw
each phase. Separate building permits will be required and/or any proposed amendments to the Master
for each building and each demolition stage of work.
Development Plan/Permit may require Municipal
Planning Commission approval.
Apartments (Seniors Self Contained - Parkview Manner
replacement) are considered a permitted use within the
R6 District. However, a Care Residence is considered
a discretionary use in the R6 District. The proposed
development consists of both apartment and care
facility developments, so the entire plan will need to
be presented to the Municipal Planning Commission
for consideration. This is a potential risk to the project
of not receiving acceptance by MPC. However, given
that an existing Care Residence exists on the site,
there are strong arguments that this development is not
elevating any community concerns as none are known
to have been raised at the time of this study.
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8.4 CIVIL ENGINEERING SITE
EVALUATION
Stormwater Management
Likely there will need to be between 950 and 1030
cubic metres of stormwater detention on the final buildout of the site, depending on the construction of a built
Phase IV building and perimeter sidewalk (2m wide
allowance). This is calculated at the prescribed 2 litres
per second per hectare allowable release rate into
Wolf Creek. If the release rate were twice as high, only
one quarter of the required storage is saved. However,
further investigation of water flows indicated that there
is a low flow rate allowable in the area.

≈

≈
≈

≈

≈

Fig. 8.4-1 Existing Site Conditions, Al-Terra

Water
It is unknown where the Lodge and Parkview Manor are
serviced from with water. The water on the west side of
the site is located on the western half of 58th Street. It
is a 150mm Asbestos Cement main. There are valves
located on 48th Street and 45th Street. Phase I would
need to be serviced from this line, with a total of three
valves on the new tee.

An evaluation of the required water flows for fire
suppression will need to be conducted. Mechanical
engineering was not involved for this feasibility study
and will need to be engaged for further design stages
Access to the site at the southeast corner has of this project once it receives funding and approvals.
been flagged by the City of Lacombe and it was
recommended that a traffic study of the area be
completed prior to development permit applicaiton.

The current northeast pond shown on the grading plan
has been shown with the assumption that the Phase IV
building is not built and provides approximately 1,000
cubic metres of storage available on the east portion of
the site. The site could be regraded for overland water
flow from the south lane to the pond area. This would
Sanitary Sewer
allow for approximately 1m of water storage depth.
The existing 200mm sanitary sewer service is located
Conversely, if the Phase IV building is built, rooftop on the southeast corner of the site. It is considered to
or cistern storage would need to be introduced. This be of sufficient depth to service the new development.
may post other challenges, such as getting the water Phase I should be serviced from the 200mm main
to drain to the pond areas on the east side of the site. service line located in the middle of 58th Street to the
Given the size of the new development and site, as well west, otherwise the entire south side of the existing
as the lack of storm sewers, the laneways may need to parking lot would have to be dug up prematurely.
Additional sanitary models would need to be reviewed
be used for runoff.
with the City of Lacombe and a Mechanical Engineer
to ensure there are no issues further downstream. It is
assumed that post construction peak flows would be
used to determine impacts to existing utilities.
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≈

≈

Lanes
The existing south laneway is approximately 4.8m wide,
and the north laneway is approximately 3.6m wide.
The existing lanes on the north have different paving
treatments, including asphalt, gravel, and asphalt
millings. It is assumed this will be sufficient for the
proposed project, as there are minor changes to the
existing parking on the north side of the building. If a
connection between Phase I and II is perceived to have
additional traffic on the west lane, the City of Lacombe
may require the west 130m of the north laneway to be
paved with hot mix asphalt.
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NOT FOR
CONSTRUCTION

Fig. 8.4-2 Site Servicing Plan, Al-Terra

NOT FOR
CONSTRUCTION

Fig. 8.4-3 Site Grading Plan, Al-Terra
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9.0 COST ESTIMATE
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9.1 ALTUS GROUP COST ESTIMATE

TABLE 9.1 ALTUS GROUP COST ESTIMATE
COMPONENT
Construction Cost
1. Building Cost
2. Site Development
3. Demolition of Existing Building & Site
4. Allowance for Hazardous Materials Abatement
5. Remediation of Contaminated Soil
Net Construction Cost ($)
Phasing
General Requirements (8%)
Fees (2%)
Total Construction Cost
Design and Pricing Contingency (5%)
Escalation Contingency - Excluded
Construction (Change Order) - Excluded
TOTAL CONSTRUCTION COST
(Including Allowances)
Goods Services Tax (GST)

GFA (m2)
Site Area (m2)
Suite Unit Counts
Cost/GFA ($/m2)

PHASE I
SSC (54 UNITS)

DEMOLITION OF
PARKVIEW MANOR

PHASE II
SL (87 UNITS)

DEMOLITION OF
SENIORS LODGE

PHASE III
SL (47 UNITS)

TOTAL
($)

$9,669,651
$650,413
$38,897
$10,000
Excluded

N/A
N/A
$362,646
$100,000
Excluded

$17,446,712
$955,300
N/A
N/A
Excluded

N/A
N/A
$549,202
$155,000
Excluded

$7,643,499
$1,524,375
N/A
N/A
Excluded

$34,759,862
$3,130,088
$950,745
$265,000
Excluded

$10,368,961

$462,646

$18,402,012

$704,202

$9,167,874

$39,105,695

Incl. Above
$829,517
$223,970

Incl. Above
$37,012
$9,993

Incl. Above
$1,472,161
$397,483

Incl. Above
$56,336
$15,211

Incl. Above
$733,430
$198,026

Incl. Above
$3,128,456
$844,683

$11,422,448

$509,651

$20,271,656

$775,749

$10,099,330

$43,078,834

$571,122
Excluded
Excluded

$25,483
Excluded
Excluded

$1,013,583
Excluded
Excluded

$38,787
Excluded
Excluded

$504,967
Excluded
Excluded

$2,153,942
Excluded
Excluded

$11,994,000

$535,000

$21,285,000

$815,000

$10,604,000

$45,233,000

Excluded

Excluded

Excluded

Excluded

Excluded

Excluded

$11,994,000

$535,000

$21,285,000

$815,000

$10,604,000

$45,233,000

4,549 m2
3,911 m2
54 no.
$2,636.62 /m2

N/A
6,009 m2
N/A
$83.54 /m2

7,801 m2
6,404 m2
87 no.
$2,728.50 /m2

N/A
10,499 m2
N/A
$77.63 /m2

3,530 m2
10,499 m2
47 no.
$3,003.97 /m2

15,880 m2
20,814 m2
188 no.
$2,848.43 /m2

*The cost estimate above is a function of the key assumptions and exclusions
highlighted in the Altus Group Cost Estimate Report (Appendix L). Should
this project proceed to the design stage, the development of a full Class C
cost estimate may indicate cost discrepancies not apparent during the course
of this Feasibility Study.

The full Cost Estimate Report completed by Altus Assumptions
Group can be found in Appendix L. Below is a Below highlights some of the assumptions or inclusions
summary of information provided within the report and within the cost estimate:
• Sanitary, storm, and domestic piping
the associated costs listed in Table 9.1 (p. 78).
• Mechanical site services such as water, storm, and
sanitary system (gas incoming services excluded)
General
• Concrete pathways, asphalt paving, curbs and
From the information provided, we have measured
gutters, pavement markings, and site furnishings
quantities where possible and applied unit rates
• Site lighting and drainage
considered competitive for a project of this nature,
• Incoming M & E services from property line to
based on historical and current cost data for this type of
building locations (gas incoming services by Utility
project. Where design information was limited, we have
provider)
had discussions with the relevant design disciplines
• Demolition of existing wood frame buildings and site
and/or made assumptions based on our experience
and allowance for hazardous materials abatement
with projects of a similar type, size, and standard of
quality.
Exclusions
Below highlights some of the exclusions within the cost
Measurement and Pricing
The estimate has been derived using generally estimate (For the full list refer to Appendix L):
• Future building expansion at far east of Phase III
accepted principles on method of measurement as per
• Utility connection costs/charges
the Canadian Institute of Quantity Surveyors Elemental
• Emergency generator (separate price item)
Cost Analysis and/or Method of Measurement of
• Extensive site/cut fill works
Construction Works. The rates used and developed
• Site development works outside property line
for this estimate where applicable include labour and
• Municipal off site services connection
material, equipment, and subcontractor’s overheads
and profit. Pricing is based on our experience with
similar project. This estimate is not intended to be a General Contingencies
prediction of the lowest bid and assumes competitive The effective use of contingencies in construction
cost planning requires a clear understanding of
bidding for all aspects of the work.
estimating risks in both a project specific and general
construction market sense. The appropriate level of
Schedule / Phasing
The project has been priced to be completed in five contingency is dependent on the amount of information
(5) phases under one contract. The unit rates in our available, knowledge of the design teams’ methods
estimate are based on construction activities occurring and philosophy, the timing of the estimate preparation
during normal working hours and proceeding within a relative to the project design and construction schedule,
and the anticipated complexity of the construction
non-accelerated schedule.
work.

Design and Pricing Contingencies
A design and pricing contingency of 5% has been
included in the estimate. This contingency covers the
design and pricing evolution during the remaining
design stages of the project. Please note this
contingency is not intended to cover additional scope
or additional functional program requirements.
Escalation Contingencies
An escalation contingency has been excluded from
the estimate. We recommend that the client carry
a separate allowance of 2% per annum for this item
(from the date of this estimate to tender date) to cover
anticipated changes in construction costs due to
market fluctuations between the date of this report and
the anticipated tender date.
Construction Contingency (Post-Contract)
A construction contingency has been excluded from
the estimate. We recommend that the client carry a
separate allowance of 5% for this item to cover postcontract change orders during the construction stage.
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TOTAL PROJECT COST (Excluding GST)
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10.0 CONCLUSION
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9.2 CONSTRUCTION TIMELINE
MONTHS

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42 43 44 45 46 47 48 49 50 51 52 53 54 55 56 57 58 59 60

DESIGN OPTION

Phase I

Design / CD’s
Tender
Construction
Facility Operational
Site Works
Resident Relocation

a.

Assumptions:
Assumption #1 - All funding approvals have been received
Assumption #2 - Site works to be included in all Phases
Assumption #3 - All Regulatory Approvals have been received
Notes:
a. All Parkview Manor residents relocate into new building.
b. All Lacombe Senior Citizens residents relocated into new building
The phasing of the construction timeline above is an estimate that
includes both the new construction and the demolition. However,
this timeline may shrink or expand due to resident relocation and
abatement.

b.

Phase III

The housing inventory, market research, interviews
with various stakeholders, and engagement sessions
provided extensive quantitative support and community
support for the redevelopment of Parkview Manor and
the Lacombe Senior Citizens Lodge. Many community
members feel the redevelopment of the Lodge is long
overdue. Parkview Manor is often overlooked, but it too
is in desperate need of redevelopment.

Without taking into consideration building use, the
average service life of most buildings in North America
is less than 50 years. Theoretically, a steel or concrete
building could have an expected service life of up to
87 years, while a wood structure is typically 50 years,
at which point it will likely begin to incur structural and/
or structural deficiencies (O’Connor, 2004). The oldest
portions of Parkview Manor and the Lacombe Senior
Citizens Lodge are between 49 and 56 years old. In the
past 50 years the Lacombe County senior’s population
has quadrupled, and the standards in senior living
and care have significantly changed or evolved. The
Lacombe County community is in immediate need
of new affordable seniors housing. The community
anxiously awaits a new development that is meets their
needs and future demand.

Included in the submission of this Feasibility Study
is The Bethany Group’s Business Plan and their
ongoing strategy for providing affordable housing to
the community. The Lacombe Foundation and The
Bethany Group have completed building and site
assessments, and a previous needs assessment, to
ensure that a complete redevelopment of the existing
site is the most viable and logical option. It is the goal of
both the Lacombe Foundation and The Bethany Group
to continue to provide affordable housing and care for
seniors, their families, and the entire Lacombe County
community.
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Phase II

The execution of the objectives that were set out
within this Feasibility Study show that there is both
an immediate and future need to replace Parkview
Manor and the Lacombe Senior Citizens Lodge. The
test fit and design option created by HFKS Architects
demonstrate that a phased development on the site
is not only possible, but it can also provide additional
seniors housing and shared spaces for the community.
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APPENDICES
For the full compilation of supporting documents listed below, refer to the separate
document titled “Feasibility Study: Lacombe Seniors Community - Appendices”.
A. Seniors Housing Needs Assessment Study, IBI Group 2011
B. Redevelopment Plan, IBI Group 2011
C. Population and Housing Predictions Summary
D. Community Survey Results, March 2019
E. Community Engagement Presentations No.1
F. Community Engagement Presentations No.2 and Feedback
G. Phase I Environmental Site Assessment, Pinchin Ltd.
H. Hazardous Building Materials Assessment, Pinchin Ltd.
I. Lacombe Seniors Lodge Energy and Water Audit, 3 Point Environmental Inc.
J. Mountain View Lodge Facility Tours, Olds and Sundre
K. Schedule of Accommodations (SOA)
L. Altus Group - Cost Estimate
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M. Meeting Minutes
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