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Heartland Housing Foundation (HHF) is a not-for-profit housing management body that 

provides affordable and near market housing for over 800 residents of Strathcona 

County and Fort Saskatchewan. The organization currently operates twelve (12) 

affordable housing and near-market housing sites, which includes four (4) seniors 

lodges and eight (8) affordable and near-market apartments.  

 

101 STREET DEVELOPMENT VISION 

 

The site vision for 101 Street is composed of four (4) guiding principles:  

• Provide affordable and accessible housing options for a range of community 

members 

• Establish an inviting and inclusive public realm that supports a range of housing 

choices 

• Incorporate a holistic housing development with local services that support 

livability and convenience  

• Sensitively integrate new development within the existing neighbourhood 

context 

 

COMMUNITY ENGAGEMENT 

 
Open House. An Open House was held on the evening of June 10th at the Lions 

Banquet Hall in the Dow Centennial Centre. Four members of the HHF project team 

were on hand to answer zoning questions, and two City of Fort Saskatchewan staff were 

on hand to answer procedural questions.  

In total, 14 persons attended the session over two hours. Display boards 

were available for attendees to review, and the same boards were also made 

available on the HHF website for viewing by those unable to attend in 

person. In total, we received 34 comment forms, with 16 responses from 

persons who attended the Open House in Person (exceeding the number 

counted at the door and on the sign in sheet) and 17 responses from 

persons who did not attend. 

Comment Form. A comment form was provided at the Open House in paper format and 

online. Some attendees chose to complete the form online, while others chose to 

complete the online comment form.  The Open House display materials and the link to 

complete the comment form were made available on the project website from June 10th 

to June 15th to ensure interested parties had an opportunity to offer feedback to be 

included in this submission. 
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Entries for “Other” in response Q5. Who do you feel will benefit from 

this development? 
 

• whoever is profiting 

• This is not a benefit for pre-existing residents 

• If the costs are reasonable, persons requiring affordable housing should benefit. 

• Not anyone that already lives in this area 

• No more low income in downtown Fort Saskatchewan. 

• Low income families 

• None. You are trying to rezone beside residential. The scale and character is 

incompatible. 

• No one who already lives in this neighborhood will benefit - they will actually 

suffer 

• No resident already living in this area will benefit from this 

• Nobody 

• What a leading question this is, how about all the people it will not benefit WHO 

CURRENTLY LIVE HERE 

• why would you do this? why keep ripping out all green spaces? you just built 

down the road 

• City Council 

• City of fort saskatchewan property taxes 

• People on ADAP 

• Our family. We will only a ten min walk from my daughter who lives in a PDD 

funded group home, my mom’s place plus to attend our Church. Buses dont run 

in weekends or holidays. As well as heartland housing is the only place that 

accepts people receiving Aish support. 

• marginalized people, newcomers, but not in the best impactful way 

• While I support the need for housing, I do not believe this location is appropriate 

for a development of this size. The loss of green space and increased traffic, 

parking, and density will negatively impact the surrounding neighbourhood with 

little benefit to existing residents. 

• I do not believe this development will benefit anyone. It removes valuable green 

space and replaces it with a large apartment building and extensive parking lot 

directly adjacent to existing residential homes, negatively impacting the character, 

privacy, and livability of the surrounding neighbourhood. 

• Low income people 

• this project only benefits your shareholders. not a single neighbour to the site as it 

is an eyesore and ruins the aesthetic of the neighbourhood with its unsightly 

height and construction 
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Summary of Top 5 Topics in Open Comment Fields  

Disclosure: This summary was generated by CoPilot AI from the exact text 

entered in the comment forms. 

 

1. Scale, Height, and Density Concerns 

• Opposition to the 4-storey height and high unit count (80–90 units) 

• Perception that the development is too large and out of proportion with the 

surrounding neighborhood 

• Preference for smaller-scale alternatives (e.g., 1–2 storeys, townhouses, seniors-

style housing) 

• Concerns that the proposal represents overdevelopment of the site 

2. Neighbourhood Character and Compatibility 

• Frequent concern that the project does not fit the existing “Old Fort” character 

• Current area described as:  

o Low-density 

o Green, mature, and residential 

• The proposed building is perceived as:  

o A significant departure from historical land use 

o Incompatible with surrounding homes, especially due to proximity 

• Desire to maintain the existing charm, aesthetics, and community feel 

3. Privacy, Light, and Shadow Impacts 

• Concerns about:  

o Loss of privacy from windows and balconies overlooking adjacent homes 

o Shadowing and reduced sunlight affecting nearby properties 

o Light pollution from parking lots, headlights, and building lighting 

• Suggestions include:  

o Reducing height 

o Adding privacy fencing or buffers 

4. Traffic, Parking, and Access Issues 

• Concern about increased traffic volume, especially:  

o Around school drop-off and pick-up times 

o Along 101 Street and Johnson Alley 

• Issues raised:  

o Insufficient parking  

o Overflow parking impacting nearby streets 

o Safety risks for pedestrians and children 

o Snow removal, garbage collection, and service vehicle congestion 
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5. Loss of Green Space and Mature Trees 

• Concern about:  

o Removal of mature trees (some described as decades old) 

o Loss of a valued green space 

• Calls to:  

o Preserve trees and integrate them into the design 

o Maintain environmental and aesthetic benefits (shade, wildlife, community 

identity) 

• Some residents prefer relocating development to other available lands rather than 

removing green space 

Additional Recurring (Secondary) Concerns 

• Safety and security: fears of increased crime, need for policing and supports 

• Infrastructure capacity: water systems, roads, and services questioned 

• Noise and disruption: during both construction and ongoing operations 

• Process concerns: perception of inadequate consultation or unclear planning 

details 

• Property values: concern about potential negative impacts 

For the full text of the comment forms, including any drawings provided, please 
see Appendix A (All Responses) and Appendix B (Open House Paper Comments). 
Please note that the paper submissions have been transcribed and included in the 
Appendix A document. 

 

ACTIONS TAKEN IN ZONING APPLICATION 

 

Based on the comments received, the following actions have been taken for the July 7th 

submission package: 

• Amendment of the draft Direct Control District to reduce in the proposed height 

from 20m to 16m. 

• A Traffic Impact Assessment has been commissioned (to be completed by July 

31st ). 

• A shadow study is being completed for the site (to be completed by July 31) 

• Additional consideration around screening and perimeter barriers is being 

contemplated for next phase of design. 

• An arborist will be contracted to assess the health of the trees on the site to 

support any preservation opportunities (completion date to be determined). 

• A 45-Degree Angle study has been commissioned. 

























Appendix B - Scanned Paper Comment Forms








































































