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Scope of Data and Analysis 

Identification of Model 

A residential dwelling is typically designed and constructed for the accommodation and use of one family. 

Limited structural modifications may allow for the use of these dwellings by more than one family. 

A residential dwelling designed and constructed for the accommodation of two or three families is still 

valued based on this model. Each family living area is a separate unit with exterior entries and interior 

layouts arranged to provide security and privacy for each unit. 

Valuation Approach 

The sales comparison approach is based on the assumption that a purchaser would not pay any more to 

purchase a property than for comparable properties of similar utility. This approach is based on the theory 

that the market value of a property is directly related to the sale prices of similar properties. Then property 

types are relatively similar, the sales comparison approach provides a dependable indication of market 

value.  

This approach is best suited to value residential properties as they sell frequently on the open market or 

where there are sufficient sales to use this approach. This approach is appropriate for determining 

property assessments for locations and property types with active sales markets, such as residential 

property in medium to large cities.  

Multiple regression analysis (MRA) techniques are commonly used in developing these valuation models. 

MRA is a statistical mass appraisal technique that is available to assessors to use in the application of the 

three approaches to value, subject to having adequate sales and income related data for its application. 

MRA is used for estimating unknown data on the basis of known and available data.  

For assessment purposes, the dependent variable is the predicted adjusted sale prices whereas, 

independent variable; for example, property characteristics such as age, size and quality. MRA quantifies 

the relationship among multiple independent variables and a dependent variable. This technique is used 

in mass appraisal to estimate market values based on property characteristics and location data.  
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Model Specification 
The 2025 Residential Model is based on the Sales Comparison Approach and is utilized for determining 

assessment values for all residential properties except condominiums. The Sales Comparison Approach, 

as defined by the Saskatchewan Assessment Management Agency (SAMA) is: 

“An approach for estimating market value-based assessments that estimates market value of the 

property being assessed by comparing it to similar properties that have recently sold. The sales 

comparison approach is appropriate for determining property assessment for areas of 

homogenous property types with active sales markets, such as residential property in cities and 

larger towns.” 

The 2025 Residential Model is a hybrid model in that has both additive and multiplicative components. 

Additive Variables 

The variables in the table below represent the dollar value per square foot for each variable that goes 

into determining the cost value for each property. 

Variable Measurement Rate 

Floor Area $/Square Foot  $ 219.93  

Basement Area $/Square Foot  $   42.75  

Basement Finish Area $/Square Foot  $   50.51  

Attached Garage Area $/Square Foot  $   92.51  

Detached Garage Area $/Square Foot  $   69.81  

Built in Garage Area $/Square Foot  $ 107.78  

Deck Area $/Square Foot  $   45.79  

Veranda Area $/Square Foot  $   34.98  

Solarium Area $/Square Foot  $   34.98  

Swimming Pool Area $/Square Foot  $   79.63  

 

The cost value is then adjusted by the factor adjustment variables outlined below. 

Multiplicative Variables 

Structure Type 

Through the modelling process, it was determined that the following structure types were relevant in 

determining value.  

Structure Type Factor Adjustment 

1 Storey  1.000 

1 1/2 Storey 1.017 

2 Storey 1.005 

Split Entry 1.032 

Split Level 1.042 
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Quality 

The Quality factor is determined from the seven (7) quality types typical to assessment in Saskatchewan.  

Quality Factor Adjustment 

Economy 0.650 

Sub-Standard 0.905 

Fair 0.989 

Standard 1.000 

Semi-Custom 1.060 

Custom 1.114 

Expensive 1.114 

 

Condition Rating 

Condition Rating is determined by application of the following eight (8) condition ratings found in 

SAMA’s 2023 Cost Guide Version 1.0. 

Condition Rating Factor Adjustment 

Poor 0.500 

Below Average 0.750 

Average 1.000 

Above Average 1.022 

Good  1.081 

Very Good 1.174 

Superior  1.242 

Excellent 1.405 
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Neighbourhood 

The Neighbourhood adjustments reflect how the sale market behaves differently between the residential 

neighbourhoods in Prince Albert.  

 

Neighbourhood Factor Adjustment 

Adanac Pointe 1.097 

Carlton Park 1.003 

Crescent Acres 1.000 

Crescent Heights - Market Area 1 0.922 

Crescent Heights - Market Area 2 0.782 

East Flat 0.828 

East Hill - Market Area 1 0.845 

East Hill - Market Area 2 0.845 

Goshen 0.855 

Hamilton 0.920 

Hazeldell 0.797 

Lakeview 1.097 

Midtown - Market Area 1 0.685 

Midtown - Market Area 2 0.743 

Midtown - Market Area 3 0.743 

Nordale 0.808 

North East/West PA - Acerages 1.094 

Riverview 0.842 

River Heights 0.934 

River Street East 1.009 

Southwood 0.931 

South Industrial 0.807 

West Flat - Market Area 1 0.629 

West Flat - Market Area 2 0.688 

West Flat - Market Area 3 0.462 

West Hill - Market Area 1 0.986 

West Hill - Market Area 2 0.865 

West Hill - Market Area 3 0.803 

Westview 0.701 
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Depreciation 

Through the modelling process, depreciation resulted in the following effective age stratification based 

on the sales data. This is calculated from the base date of January 1, 2023.  

  

Effective Age Factor Adjustment 

0 - 9 1.000 

10 - 19 0.907 

20 - 29 0.807 

30 - 39 0.702 

40 - 49 0.654 

50 - 59 0.653 

60 - 69 0.641 

70 - 89 0.604 

90 Plus 0.565 

 

Size Adjustment 

The following size groupings were determined to best represent the sales data. The size adjustment is 

determined from only finished living area above grade.  

 

Total Area Factor Adjustment 

0 - 899 1.113 

900 - 1099 1.000 

1100 - 1299 0.938 

1300 - 1499 0.873 

1500 - 1699 0.858 

1700 - 1899 0.781 

1900 Plus 0.683 

 

Land to Building Ratio 

The following land to building ratio groupings were determined to best represent the sales data 

regarding land size.  

Land to Building Ratio Factor Adjustment 

0 - 2.99 0.935 

3 - 6.99 1.000 

7 Plus 1.041 
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Air Conditioning 

Air Conditioning Factor Adjustment 

None 1.000 

Present 1.024 
 

Plumbing Fixtures 

Plumbing Fixtures Factor Adjustment 

0 - 6 1.000 

7 Plus 1.066 
 

Adjacent to Railway 

Adjacent to Railway Factor Adjustment 

No 1.000 

Yes 0.784 
 

Adjacent to Multi-Family 

Adjacent to  
Multi-Family 

Factor Adjustment 

No 1.000 

Yes 0.927 
 

High Arterial 

High Arterial Factor Adjustment 

No 1.000 

Yes 0.933 
 

Medium Arterial 

Medium Arterial Factor Adjustment 

No 1.000 

Yes 0.983 
 

Greenspace 

Greenspace Factor Adjustment 

No 1.000 

Yes 1.022 
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Example Assessment Calculation 

Provided below is an example of how an assessment value is calculated based on the variables determined 

in the 2025 Residential Model.  

In this example, the house is an average quality, 1200 square foot bungalow built in 1970, with an attached 

garage, deck, and air conditioning. This property has a two-piece ensuite bathroom for a total of seven (7) 

plumbing fixtures in the home. It is located along 28th Street East in the Crescent Heights – Market Area 1 

neighbourhood.  

 

Main Floor Area:    $219.93 x 1200 square feet = $263,916.00 

Basement Area:   $42.75 x 1200 square feet = $51,300.00 

Basement Finish Area:  $50.51 x 800 square feet =  $40,408.00 

Attached Garage Area:  $92.51 x 484 square feet =   $44,774.84 

Deck Area:   $45.79 x 200 square feet =  $9,158.00 

           Unadjusted Cost Value =  $409,556.84 

Variable:   Grouping   Factor 

Structure Type:   1 Storey   1.000 

Quality:   Standard   1.000 

Condition Rating:  Average   1.000 

Neighbourhood:  Crescent Heights – MA 1 0.922 

Age:    50 – 59    0.653 

Size:    1100 - 1299   0.938 

Land to Building Ratio:  3 – 6.99    1.000 

Air Conditioning:  Yes    1.024 

Plumbing Fixtures:  7 Plus    1.066 

Adjacent to Railway:  No    1.000 

Adjacent to Multi-Family: No    1.000 

High Arterial:   No    1.000 

Medium Arterial:  Yes    0.983 

Greenspace:   No    1.000 

Overall Factor       0.606 

Assessment Value = $409,556.84 x 0.606 = $248,191 
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Sales 

The residential model for the 2025 revaluation used 1581 valid sales.  

The sales were verified by various means including sending a sales verification form to the property 

owners, follow-up conversations, inspections, and/or information from public records. 

Time Adjusted Sale Price 

The sales examined for the 2025 Residential Revaluation Model took place between January 1, 2019 and 

December 31, 2022.  These sales are analyzed to determine if the sale prices need a time adjustment due 

to the potential of market change to reflect the base date of January 1, 2023.   

As shown in the scatterplot below, when reviewing the sale prices for the properties used in the final 

residential sales model by each month, there was an upward trend of sales prices over the four year period 

of time. 

 

Data and Analysis 
A total of 1581 residential sales analyzed from January 1, 2019 to December 31, 2022.  

Through the MRA modeling process, the following is the model stratification of the additive variables and 

multiplicative adjustment factors determined to be significant. 

Additive Variables 

These variables are a dollar value per square foot. An explanation of each variable is provided below. 

Floor Area 
The floor area is the total square footage of the main and upper floors above grade of the residential 

dwelling.  This does not include basement or garage area. 

Basement Area 
The basement rates include only the basement foundation walls and floor.  Basement area is usually 

located under the main floor area of the residential dwelling and is below or partially below ground level.  

There are a few variations for the basement area: 
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 A typical basement is set 6 to 7 feet in the ground and has a few small windows.   

 The basement of a bi-level residence is set 3 to 4 feet in the ground and has full size windows. 

 For a split-level residence, part of the basement is set 6 to 7 feet in the ground and has a few small 

windows and the other part of the basement is set 3 to 4 feet in the ground and has full size 

windows. 

 A capped basement is a basement with a roof that has no house on top of it.  It is covered with 

roofing material and a basement entry has been built. 

The above information is from Section 5.11 of SAMA’s 2023 Cost Guide Version 1.0, provided by the 

Saskatchewan Assessment Management Agency. 

Basement Finish 
Basements are determined to be finished if there are at least two of the three following components are 

present: finished ceiling, finished walls/partitions, and floor covering.  The finished basement area is 

calculated as a percentage of the total basement area in the five finish ranges: 

 

If the basement finish area is less than 10% it is not included in the assessed value. 

The above information is from Section 5.12 of SAMA’s Cost Guide Version 1.0, provided by the 

Saskatchewan Assessment Management Agency. 

Garage Types 
A garage is a building for the storage of cars, trucks or other light vehicles and the three types are:  

 Attached Garage which shares a common wall with the main dwelling; 

 Detached Garage which is a freestanding building with independent structural systems; and 

 Built-In Garage which has a main dwelling living area both adjacent to and above the garage. 

The above information is from Section 6.2 of SAMA’s 2023 Cost Guide Version 1.0, provided by the 

Saskatchewan Assessment Management Agency. 

 

 

 

 

 

Percentage 

Title

Percentage 

Range

Percentage 

Applied to Rate

1 Minimal Finish 10% to 19% 10%

2 1/4 Finish 20% to 39% 20%

3 1/2 Finish 40% to 59% 40%

4 3/4 Finish 60% to 79% 60%

5 Full Finish 80% to 100% 80%
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Deck 
A deck is an outdoor wood (or equivalent) floor structure that is typically supported by posts or columns, 

but can also be directly on the ground.  It may also have railings and benches integrated into the structure 

or in the case of a covered deck, a roof structure.  A deck must be greater than 100 square feet to be 

added to the assessed value. A deck does not need to be attached to the house to be assessed. 

The above information is from Section 6.8 of SAMA’s 2023 Cost Guide Version 1.0, provided by the 

Saskatchewan Assessment Management Agency. 

Veranda/Solariums 
Closed Veranda 

A closed veranda is an extension attached along the exterior of a building or structure of sufficient size to 

provide both a sheltered entry to the building or structure and to accommodate some leisure activities.  

Closed verandas are usually composed of a roof, foundation, floors and walls with the lower portion of 

the walls typically constructed of wood frame or masonry and the upper portion being windows or 

screens.  A closed veranda is not typically heated. 

Open Veranda 

An open veranda is an extension attached along the exterior of a building or structure of sufficient size to 

provide both a sheltered entry to the building or structure and to accommodate some leisure activities.  

Open verandas are usually composed of a roof, foundation, floors and railings.   An open veranda is “open” 

to the elements and not walled or screened in. 

Solarium 

Solariums are an extension attached along the exterior of a main dwelling or structure, with the exterior 

cover predominantly of glass or acrylic, of sufficient size to accommodate some leisure activities.  

Solariums are generally designed for the exposure to the sun and may enclose whirlpools or hot tubs.  

Solariums are generally not heated or cooled. 

The above information is from Section 6.5, 6.6 and 6.7 of SAMA’s 2023 Cost Guide Version 1.0, provided 

by the Saskatchewan Assessment Management Agency. 

Swimming Pool Area 
The area of a permanent in-ground swimming pool constructed primarily for low-intensity private use. 

The above information is from Section 6.10 of SAMA’s 2023 Cost Guide Version 1.0, provided by the 

Saskatchewan Assessment Management Agency. 
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Multiplicative Variables 

These variables are a factor adjustment in the value calculation. An explanation of each variable is 

provided below. 

Structure Type 
The following descriptions of the structure types are from Section 4.4 of SAMA’s 2023 Cost Guide Version 

1.0, provided by the Saskatchewan Assessment Management Agency. 

 

1-Storey  

A dwelling with one level of living area, typically one or two feet 

above grade, with the entrance on the main level and an 

unfinished attic. 

 

 

 

1 ½-Storey 

A dwelling similar to a 1-Storey, except it has adequate ceiling height 

in the finished second level. These properties usually have a steep 

roof and dormers with the upper level being approximately 40% to 

90% of the size of the main level.   

 

 

2-Storey 

A dwelling with two levels of living space with full ceiling heights, 

one level at grade and one level above grade.  Both levels of living 

space are approximately the same size, and there is an unfinished 

attic. 
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Split Entry (Bi-Level) 

A dwelling with two levels of living are with a lower level that may 

be partially unfinished.  A distinguishing characteristic of this 

dwelling type is the split-foyer entry, with the entry at grade level. 

 

 

 

 

Split Level 

A dwelling with three levels of living area: the lower level is 

immediately below the upper level as in a 2-storey, and the 

intermediate level, adjacent to the other levels, is built on a 

grade approximately four feet higher than that of the lower 

level. 

 

 

 

Quality 
The overall square footage of a dwelling can help define the quality of a dwelling, but is not the only 

consideration.  Generally a larger dwelling will be of a higher quality because there will be room for more 

amenities and larger living spaces, where smaller properties are usually a more simple design and will 

include the basic requirements for a dwelling. 

Quality Low End High End Median 

7 (Expensive) 2,400 6,900 5,400 

6 (Custom) 1,300 3,900 2,500 

5 (Semi-Custom) 1,300 2,300 1,600 

4 (Standard) 1,100 1,600 1,300 

3 (Fair) 800 1,300 1,000 

2 (Substandard) 500 1,000 700 

1 (Economy) 400 600 500 

 

The following descriptions of the different qualities are based off direction from Section 5.3 of SAMA’s 

2023 Cost Guide Version 1.0. 
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Economy 

Economy quality residences have a very low quality of construction and may not meet current minimum 

building code requirements.  The materials and workmanship will be of poor quality.  The residence may 

lack a proper foundation. Partitions, if any, will be of very light construction, often finished on one side 

only. Simple box shape overall.  

Substandard 

Substandard quality properties are of low-cost construction, with plain and inexpensive interior and 

exterior finishes with little or no attention to detail. The design is concerned with function, not 

appearance. Minimum roof pitch, roof overhang and fenestration will be encountered. Straight walls only, 

without indentations, simple box shape overall.  

Fair 

Fair quality are frequently mass produced with low-cost production as a primary consideration. Although 

overall quality of materials and workmanship is below average, these houses are not necessarily 

substandard. Interior finish is plain with few refinements. Design is from stock plans, and ornamentation 

is usually limited to the front elevation. Designs are simple rectangular shapes, windows and doors are 

few and low cost, roof lines are plain and typically gable.  

Standard 

Residences of standard quality are usually mass produced. By most standards, the quality of materials and 

workmanship meets or exceeds standards, but does not reflect custom craftsmanship. Cabinets, doors, 

hardware and plumbing are usually stock items. Architectural design will include ample fenestration and 

some ornamentation on the front elevation. Roof slopes will increase, as well as the overhangs and 

complexity of the roof style, relative to lower quality residences. House shapes will be rectangular to "L" 

shaped with some corners and indentations that add to the cost.  

Semi-Custom 

Semi-Custom residences may be mass produced or be individually designed.  Good quality materials will 

be used on the exterior and interior.  There will be more attention to detail and higher quality materials 

than in standard quality residences.  Exteriors will have good fenestration and ornamental materials and 

interiors will have good quality materials and will be well finished.  The exterior and interior not be as 

elaborate as a custom quality residence. 

Custom 

Custom quality dwellings are of high quality and usually have architecture that is individually designed.  

The quality is reflective of the high attention to detail that is paid to both the interior and exterior finishes.  

The exteriors will have good fenestration with some custom ornamentation that shows in the presence 

of irregular shapes and angles as well as larger eaves and overhangs. 

Expensive (Excellent) 

An Excellent quality dwelling is a very elaborate residence. Residences of Excellent quality are usually 

architecturally and custom designed with considerable attention to detail. They are characterized by high 
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quality of workmanship, finishes, materials and built-in features. Special attention is given to both the 

quality and the quantity of exterior and interior ornamentation. High-quality floor and wall coverings are 

evident.  

Condition Rating 
The condition rating of buildings and structures is determined taking into consideration the remaining 

economic life of both short-lived and long-lived items. 

Short-lived items have a shorter life than the basic structure, for example, roofing, interior finish, floor 

coverings, heating system and plumbing fixtures. 

Long-lived items are in the basic structure of the building and are not usually replaced during the economic 

life of the building. Long-lived items include such things as the foundation, frame, floor and roof structure, 

piping, heat ducts, insulation and electrical wiring.  

The following descriptions of the condition ratings are from Section 3.8 of SAMA’s 2023 Cost Guide. 
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Neighbourhood 
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The neighbourhoods within the City of Prince Albert were reviewed and tested by the sales evidence to 

determine how the different areas of the City are reacting in the open market.  These descriptions below 

are provided to give a general understanding of the development uses and amenities within each 

neighbourhood. These neighbourhood boundaries are specific to the residential assessment model and 

are used for municipal assessment purposes only. The sales evidence determine the stratification 

groupings for our neighbourhood boundaries.      

Adanac Pointe 

Adanac Pointe is accessed off of Highway 302 East and 

includes the properties on Glass Drive and Gurney Crescent.   

The zoning for this neighbourhood includes: 

 R1 – Large Lot Residential  

 R4 – High Density Residential 

 P – Park  

The effective year built of the residential dwelling in Adanac Pointe range from 2008 to 2023 with the 

median effective year built being 2013. 

 

Carlton Park 

Carlton Park is located between Marquis Road, 6th Avenue 
East, 28th Street East and 15th Avenue East.  
 
The zoning for this neighbourhood includes: 

 R1 – Large Lot Residential 

 R4 – High Density Residential 

 C4 – Highway Commercial  

 I1 – Institutional General 
o Carlton Comprehensive Public High School 

 P – Park 
o Art Hauser Center 
o Prime Ministers’ Park 
o Carlton Park Community Club 

 
The effective year built of the R1 properties range from 1959 to 1999 with the median effective year built 
being 1979.   
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Crescent Acres 

Crescent Acres includes properties to the east of 15th Avenue East 

(excluding Helme Crescent) and south of 15th Street East/HWY 302 East 

with city limits to the east and south.   

The zoning for this neighbourhood includes: 

 R1 – Large Lot Residential 

 R2 – Small Lot Residential 

 R3 – Medium Density Residential 

 R4 – High Density Residential 

 I1 - Institutional; 

o École Vickers Public School 

o St. Francis School 

 P – Park 

 CMU – Commercial Mixed Use 

 FUD – Future Urban Expansion 

The effective year built of the residential properties in Crescent Acres 

range from 1976 to 2024 with the median effective year built being 1995. 

 

Crescent Heights - Market Area 1 

Crescent Heights – Market Area 1 is located between 15th Street 

East, 15th Avenue East and Helme Crescent, 28th Street East, and 

6th Avenue East (with the exclusion of Hamilton and Crescent 

Heights – Market Area 2). 

The zoning for this neighbourhood includes: 

 R1 – Large Lot Residential 

 I1 – Institutional General  
o John Diefenbaker Public School 
o St. Catherine Catholic School 
o École Holy Cross 

 P – Park  (7) The largest of which is the Cooke Municipal Golf Course 

 C3 – Large Lot Arterial Commercial 

 CMU – Commercial Mixed Use 

 M2 – Small Lot Light Industrial 
 
The effective year built of the residential properties in Crescent Heights – Market Area 1 range from 1961 

to 2008 with the median effective year built being 1969. 
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Crescent Heights – Market Area 2 

Crescent Heights - Market Area 2 is a small neighbourhood 

that located between Branion Drive and 28th Street East with 

10th Avenue East and 12th Avenue East on either side.  

The zoning for this neighbourhood includes: 

 R1 – Large Lot Residential 

 R4 – High Density Residential 

The effective year built of the residential properties in Crescent Heights – Market Area 2 range from 1967 

to 1979 with the median effective year built being 1972. 

 
East Flat 

East Flat is located between 1st Street East and 15th Street 
East with 8th Avenue East/ 6th Avenue East (changing along 
Exhibition Drive) as the western edge and 15th Avenue 
East (with the exclusion of Goshen) to the east. 
 
The zoning for this neighbourhood includes: 

 R2 – Small Lot Residential 

 R3 – Medium Density Residential 

 R4 – High Density Residential 

 I1 - Institutional General 
o St. John Community School 
o Princess Margaret Public School 
o Saskatchewan Polytechnic, Prince Albert Campus 
o Prince Albert Exhibition Grounds  

 C3 – Large Lot Arterial Commercial 
o Cornerstone Shopping Centre 

 CMU – Commercial Mixed Use 

 M2 – Small Lot Light Industrial 
 
The effective year built of the residential properties in the East Flat range from 1887 to 2024 with the 

median effective year built being 1970. 
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East Hill – Market Area 1 

East Hill – Market Area 1 is a large neighbourhood located 
between 2nd Avenue West and 6th Avenue East with parts of 
the neighbourhood extending from 15th Street East all the way 
to the southern city limits  
 
The zoning for this neighbourhood includes: 

 R2 – Small Lot Residential 

 R3 – Medium Density Residential 

 R4 – High Density Residential 

 I1 – Institutional  General  
o Prince Albert Collegiate Institute (P.A.C.I) 
o King George Public School 
o Vincent Massey Public School 
o Victor Thunderchild High School 
o South Hill Cemetery 
o Prince Albert Correctional facility 

 P – Park  
o Kinsmen Park which includes Kinsmen Water 

Park, Kinsmen Spray Park and Kinsmen Arena 

 M2 – Small Lot Industrial 

 C1 – Downtown Commercial 

 C2 – Small Lot Arterial Commercial 

 C4 – Highway Commercial 
 

The effective year built of the residential properties in East Hill – Market Area 1 range from 1904 to 2023 

with the median effective year built being 1957. 

 
East Hill – Market Area 2 

East Hill Market - Area 2 is a smaller neighbourhood located 
between 15th Street East on the north and 19th Street on the south, 
with Central Avenue to the west and 6th Avenue East to the east.   
 
The zoning for this neighbourhood includes: 

 R3 – Medium Density Residential 

 R4 – High Density Residential 

 C3 – Large Lot Commercial 

 C1 – Downtown Commercial 

 C – Contract 

 M2 – Small Lot Light Industrial 

 P – Park 
 
The effective year built of the residential properties in East Hill – Market Area 2 range from 1895 to 2015 

with the median effective year built being 1955 and 1956. 
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Goshen 

Goshen is located roughly located between 2nd Street East on the 

north and 7th Street East to the south (with some variance), and 

between 13th Avenue East on the west and 15th Avenue East to the 

east.  

The zoning for this neighbourhood includes: 

 R2 – Small Lot Residential 

 R3 – Medium Density Residential 

 R4 – High Density Residential 

 CMU – Commercial Mixed Use 

The effective year built of the residential properties in Goshen range from 1932 to 1987 with the median 

effective year built being 1965. 

 

Hamilton 

Hamilton is a small neighbourhood that is located between 19th 

Street East and 22nd Street East with 6th Avenue East to one side 

and Cooke Municipal Golf Course on the other.   

The entire Hamilton neighbourhood is zoned R3 – Medium 

Density Residential. 

The effective year built of the residential properties in Hamilton 

range from 1912 to 2024 with the median effective year built 

being 1960. 

 

Hazeldell 

Hazeldell is located between the 2nd Avenue West on the east and city 

limits to the west, the North Saskatchewan River to the south and 

Highway 3 and city limits to the north.   

The zoning for this neighbourhood includes: 

 R2 – Small Lot Residential 

 CR2 – Low Density Country Residential 

 P – Park 

The effective year built of the residential properties in Hazeldell range from 1902 to 2015 with the median 

effective year built between 1954 and 1955. 
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Lakeview 

Lakeview is a part of the larger West Hill – Market Area 1 

neighbourhood and includes the more newly developed properties in 

the area.  This neighbourhood is specific to the properties on Lakeview 

Drive, Kerr Cove, and a small portion of 32nd Street West.    

The zoning for this neighbourhood includes: 

 R1 – Large Lot Residential 

 R3 – Medium Density Residential 

 P – Park 

The effective year built of the residential properties in Lakeview range from 2011 to 2022 with the median 

effective year built being 2015. 

 

Midtown – Market Area 1 

Midtown – Market Area 1 is located between 2nd Avenue West and 

6th Avenue East (excluding Midtown Market – Area 2), with the 

North Saskatchewan River to the north and 15th Street to the south.  

The zoning for this neighbourhood includes: 

 R4 – High Density Residential 

 RMU – Residential Mixed Use 

 C1 – Commercial Downtown 
o Prince Albert Downtown Business Improvement 

District  
o Gateway Mall 
o Prince Albert City Hall 
o First Nations University – Prince Albert Campus 
o University of Saskatchewan – Prince Albert Campus 

 C2 – Small Lot Arterial Commercial 
o E.A. Rawlinson Centre of the Arts 

 C3 – Large Lot Arterial Commercial 

 CMU – Commercial Mixed Use  

 C – Contract zone 

 M2 – Small Lot Light Industrial 

 I1 - Institutional General 
o École Valois 
o Riverside Community School 

 P – Park 
o Prince Albert Historical Museum 

 
The effective year built of the residential properties in Midtown - Market Area 1 range from 1892 to 2020 
with the median effective year built being 1942. 
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Midtown – Market Area 2 

Midtown – Market Area 2 is located between River Street East on the north, 9th 

Street East on the south, and between 5th and 6th Avenue East.    

The zoning for this neighbourhood includes: 

 R4 – High Density Commercial 

 C – Contract 

 P – Park  

The effective year built of the residential properties in Midtown - Market Area 2 

range from 1905 to 2018 with the median effective year built being 1949. 

 

Midtown – Market Area 3 

Midtown – Market Area 3 is located between 6th Avenue East and 8th Avenue 

East, with the North Saskatchewan River to the north and Exhibition Drive to 

the south.   

The zoning for this neighbourhood includes: 

 R3 – Medium Density 

 CMU – Commercial Mixed Use 

 C3 – Large Lot Arterial Commercial 

 M2 – Small Lot Light Industrial 

 I1 - Institutional General  

 P – Park 

The effective year built of the residential properties in Midtown - Market Area 3 range from 1902 to 2014 

with the median effective year built being 1954. 
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Nordale 

Nordale is located between 15th Street NW on the north, 

Highway 3 to the south, and between 8th Avenue NW on 

the west and 2nd Avenue West/ Highway 2 on the east.  

The zoning for this neighbourhood includes: 

 CR2 – Low Density Country Residential 

 CMU – Commercial Mixed 

 C – Contract 

 P – Park 

The effective year built of the residential properties in Nordale range from 1928 to 2016 with a median 

effective year built between 1977 and 1978. 

 

North East/West PA – Acreages 

This residential neighbourhood stratification is a 

combination of two location areas of Prince Albert 

that are specific to a zone exclusively on the north 

side of the North Saskatchewan River.   

The acreages on the northeastern side of Prince 

Albert are located north of Prince Albert (Glass Field) 

Airport and are accessed off of Highway 55.  

 

The acreages on the northwestern side of Prince Albert are 

located along the North Saskatchewan River and are accessed 

off of Riverside Drive.   

 

 

The zoning for this neighbourhood includes: 

 C1 – High Density Country Residential properties 

 C – Contract 

 P – Park 

 CON – Conservation 

 AG – Agricultural 

The effective year built of the North East/West PA – Acreages residential properties range from 1948 to 

2016 with a median effective year built between 1993 and 1994. 
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Riverview 

Riverview is roughly located between 15th Avenue East to the 
west and city limits on the east, with the North Saskatchewan 
River to the north and extending from approximately 7th Street 
towards the eastern edge of city limits on the south.   
 
The zoning for this neighbourhood includes: 

 R2 – Small Lot Residential 

 R4 – High Density Residential 

 I1 - Institutional General 
o W. J. Berezowski Public School 

 AG – Agriculture 

 P – Park 
 
The effective year built of the Riverview residential properties range from 1917 to 1998 with a median 

effective year built of 1976. 

 

River Heights 

 River Heights Is located roughly from 15th Avenue East 

to the east city limits (excluding Adanac Pointe area), 

and from 15th Street East to 7th Street East. 

The zoning for this neighbourhood includes: 

 R2 – Small Lot Residential (most predominant) 

 R1 – Large Lot Residential 

 R3 – Medium Density Residential 

 R4 – High Density Residential 

 CMU – Commercial Mixed Use 

 P – Park (3) 

 AG – Agricultural 

The effective year built of the River Heights residential properties range from 1978 to 2012 with a median 

effective year built of 1985 
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River Street East 

Running along River Street East from 8th Street East to 

the end of the 1500 block, this neighbourhood only 

includes the single row of river facing properties. 

The zoning for this neighbourhood includes: 

 R2 – Small Lot Residential (most predominant) 

 R3 – Medium Density Residential 

 P – Park (3) River front parks 

The effective year built of the River Street East residential properties range from 1895 to 2020 with a 

median effective year built of 1983. 

 

Southwood 

Southwood is a smaller neighbourhood roughly located 

between Central Avenue to the west and 5th Avenue East, with 

31st Street East to the north and the Rotary Trail to the south 

and including Myron Kowalsky Park. 

The zoning for this neighbourhood includes: 

 R2 – Small Lot Residential (most predominant) 

 R4 – High Density Residential 

 P – Park (2) 

The effective year built of the Southwood residential properties range from 1958 to 2014 with a median 

effective year built of 2006. 

 

South Industrial 

South Industrial roughly from South Industrial Road down to 48th 

Street East and Hwy 3 to Central Avenue 

The zoning for this neighbourhood includes: 

 M1 – Heavy Industrial 

 M3 – Large Lot Light Industrial 

The effective year built of the South Industrial residential 

properties range from 1920 to 1967 with a median effective year 

built of 1953. 
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West Flat – Market Area 1 

 West Flat – Market Area 1 Is roughly located 

from the Riverbank to the railroad tracks and 

from 5th Avenue West/Bishop Pascal Place to 

20th Avenue West with a smaller area from 15th 

Street West to the rail road tracks over to 2nd 

Avenue West. 

The zoning for this neighbourhood includes: 

 R3 – Medium Density Residential (most predominant) 

 R4 – High Density Residential 

 C2 – Small Lot Arterial 

 CMU – Commercial Mixed Use 

 M2 – Small Lot Light Industrial 

 I1 – Institutional General 

o Elevation Academy of Prince Albert 

o Queen Mary Community School 

 P – Park (5) and the Riverbank consists of another (4) 

The effective year built of the West Flat – Market Area 1 residential properties range from 1890 to 2023 

with a median effective year built of 1958. 

 

West Flat – Market Area 2 

West Flat – Market Area 2 is located between the river bank and 15th 

Street West, and 2nd Avenue West to Bishop Pascal Place/5th Avenue 

West. 

The zoning for this neighbourhood includes: 

 R4 – High Density Residential (most predominant) 

 C2 – Small Lot Arterial Commercial 

 CMU – Commercial Mixed Use  

 I1 – Institutional General 

o École St. Mary High School 

 P – Park (1) 

The effective year built of the West Flat – Market Area 2 residential properties range from 1905 to 2018 

with a median effective year built of 1945. 
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West Flat – Market Area 3 

West Flat – Market Area 3 is located 

south of the railroad tracks to 18th street 

West and from Wesmor Community 

High School to 6th Avenue West, with a 

smaller area roughly between 2nd Avenue West and 6th Avenue West 

The zoning for this neighbourhood includes: 

 R3 – Medium Density Residential (most predominant) 

 CMU – Commercial Mixed Use 

 C2 – Small Lot Arterial Commercial 

 M2 – Small Lot Light Industrial 

 I1 – Institutional General  

o Wesmor Public High School 

 FUD – Future Urban Expansion 

The effective year built of the West Flat – Market Area 3 residential properties range from 1922 to 2019 

with a median effective year built of 1955. 

 

West Hill – Market Area 1 

West Hill – Market Area 1 is located between 16th Avenue West 

and 2nd Avenue West, and between 28th Street West and 44th 

Street West. 

The zoning for this neighbourhood includes: 

 R1 – Large Lot Residential 

 R4 – High Density Residential 

 C4 – Highway Commercial 

 CMU – Commercial Mixed Use 

 FUD – Future Urban Expansion (Most predominant) 

 P – Park (2) 

The effective year built of the West Hill – Market Area 1 residential properties range from 1942 to 2019 

with a median effective year built of 1972. 

 

 

 

 

 

City
 of

 Prin
ce

 Albe
rt 



R e s i d e n t i a l  A s s e s s m e n t  M o d e l  P a g e  | 30 

 

 

West Hill – Market Area 2 

West Hill – Market Area 2 is located between 16th 

Avenue West and 2nd Avenue West, and roughly 

between 19th Street West to 28th Street West. 

The zoning for this neighbourhood includes: 

 R1 – Large Lot Residential. 

 R3- Medium Density Residential (most 

predominant) 

 R4 – High Density Residential properties 

 CMU – Commercial Mixed Use 

 C4 – Highway Commercial areas 

 I1 – Institutional General  

o École St. Anne School 

o Arthur Pechey School  

o Chief Joseph Custer Reserve 

 I2 – Institutional Medical Service 

o Royal Victoria Hospital 

o Herb Bassett Home 

 P – Park (2)  

 FUD – Future Urban Expansion 

The effective year built of the West Hill – Market Area 2 residential properties range from 1883 to 2024 

with a median effective year built of 1958. 

 

West Hill – Market Area 3 

This is the smallest of the 3 market areas for the West Hill 

neighbourhood.  The northern edge runs along 17th and 

18th Street West, and the southern edge runs roughly 

along 20th and 19th Street West and is set between 2nd 

Avenue West on the east and 9th Avenue West on the West. 

The zoning for this neighbourhood includes: 

 R3 - Medium Density Residential (most predominant) 

 C2 – Small Lot Arterial Commercial 

 M2 – Small Lot Light Industrial 

 P – Park (mainly used as a buffer between industrial and residential) 

The effective year built of the West Hill – Market Area 3 residential properties range from 1906 to 1989 

with a median effective year built of 1972. 
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Westview 

Westview is a smaller neighbourhood that runs south of 15th Street 

West to the Railroad tracks to the south, and between approximately 

16th Avenue West to the currently undeveloped land on the east. 

The neighbourhood is mostly residential but includes: 

 R2 – Small lot residential (Most predominant) 

 R3 - Medium Density Residential 

 CMU – Commercial Mixed Use 

 I1 – Institutional General 

o Westview Public School 

o St. Michael Community School 

 P – Park (3) 

The effective year built of the Westview residential properties range from 1944 to 2015 with a median 

effective year built of 1973. 

 

Depreciation 
Depreciation is stratified between 9 groups defined by ranges of years representing the effective age of 

the dwelling.  For example, if a home was built in 2002, and has an effective age of 21 years as of January 

1, 2023 (2023 – 2002 = 21), the adjustment factor for the 20 – 29 range applied.  The depreciation is based 

on the base date of January 1, 2023 and does not change throughout the 4 year revaluation cycle. 

Size Adjustment 
The size adjustment is based on the total square footage of the dwelling. 

Land to Building Ratio 
To calculate the land to building ratio: 

Divide the square footage of the land parcel by the footprint square footage of building(s) 

Parcel square feet / footprint(s) square feet = Ratio 

Central Air Conditioning 
This factor is applied when the dwelling has central air conditioning.  Window air conditioning units are 

not applicable in this model. 

Plumbing Fixtures  
The plumbing fixtures that are included in the count for the dwelling are: sinks, toilets, shower stalls, tubs, 

and water heaters.  In the case of a combination tub/shower it is only counted as one plumbing fixture.  

Adjacent to Railway 
Residential properties that directly abut the railway line, including those with a small grass or crushed 

rock buffer between the property and the rail line will have this adjustment factor applied. 
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Adjacent to Multi-Residential 
Residential properties that directly abut a multi-unit residential property will have this adjustment factor 

applied.    

Please note that condominiums, townhouse style condominiums, or condominium land with single-family 

dwellings are not multi-unit residential properties.  

High Arterial 
A high arterial road is a high capacity urban road and the primary function is to deliver traffic from collector 

roads.  A property that directly abuts a major traffic artery qualifies for this adjustment.   

The high arterial roads are: 

 2nd Avenue West from Marquis Road to 15th Street West 

 15th Street West from 2nd Avenue West to 6th Avenue East 

 6th Avenue East 15th Street E to Marquis Road 

 Marquis Road from 6th Avenue East to 2nd Avenue West 

The adjustment is not applied if there are any buffers present to mitigate the effect of heavy traffic. 

Medium Arterial 
Medium arterial roads are those with a medium amount of traffic.  The factor adjustment is applied to 

properties with a frontage or length that directly abuts a medium traffic artery.  There must be no buffers 

present to mitigate the effect of medium traffic. 

The medium arterial roads are: 

 River Street East from 6th Avenue West to 6th Avenue East; 

 4th Street East from 6th Avenue East to 15th Avenue East; 

 15th Avenue East from 4th Avenue East to Marquis Road; 

 28th Street East from 10th Avenue West to 15th Avenue East; 

 22nd Street  East from 2nd Avenue West to approximately 12th Avenue East; and 

 15th Street West from 16th Avenue West to 2nd Avenue West. 

Greenspace 
Greenspace is defined as any area that has been zoned for park and/or recreation use, and is maintained 

for that use.  The greenspace adjustment factor is applied when greenspace directly abuts the width or 

length of the residential property.   

This adjustment is specific to the park like entities such as trees, grass, walking paths, playgrounds, etc., 

and is not applied to buildings, outdoor rinks and parking lots located within that space.   It is also not 

applied in CR1 and CR2 properties. 
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Ratio Study 

The following are the statistical results based on the development of the model. 

Ratio Statistics based on Assessment to Sales Ratio (ASR)  

Statistic Value 

Number of Sales 1581 

Median ASR  0.99 

Coefficient of Dispersion (COD)  13.88% 

Coefficient of Determination (R2)  92.19% 

 

Number of Sales - The total number of verified/valid residential property sales from within the boundaries 

of the City of Prince Albert that occurred between January 1, 2019 and December 31, 2022. These sales 

are used in the statistical analysis and development of the 2025 Revaluation Residential Assessment 

Model.  

Assessment to Sale Ratio (ASR) - The assessment to sale ratio measures how closely the assessed values 

align with the sale prices of the properties.  The median ASR is determined by calculating the ASR for each 

property, and then taking the median of all the ASRs together.  The median is the middle value of the list 

of values, or in the case of an even numbered data set, the arithmetic mean of the two middle values. 

Coefficient of Dispersion (COD) - The coefficient of dispersion expresses as a percentage the average 

deviation of the ratios from the median. The COD is used throughout the property assessment field as a 

measure of appraisal uniformity. 

Coefficient of Determination (R2) – The proportion of the variation in the dependent variable accounted 

for by the variation in the independent variables. R2 varies between zero (no linear relationship) and one 

(perfect linear relationship). 

 

 

 

 

 

 

Please contact the Assessment Division at assessment@citypa.com or by calling 306-953-4320 ext. 2 for 

Assessment if you have any further questions. 
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Residential Sales 2019 to 2023 
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