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EXECUTIVE SUMMARY
The Residential Infill Working Group (RIWG), a group of community volunteers, is exploring ways
to improve the experience for neighbours of infill construction. The City of Edmonton last
surveyed neighbours of infill in the 2016 Neighbours of Infill Survey . The purpose of that survey
was to find ways to improve communication with neighbours of infill. In the survey, respondents
were asked to select specific items and concerns they might have about construction. Fifty-seven
percent (57%) of respondents indicated that damage to their property was a concern, but the
survey report did not describe the types of damage. Data on infill construction damage and
impacts to private property since then have not been collected.
RIWG conducted the 2020 Neighbours of Infill Survey to get a more in-depth understanding of
the types and frequency of damage and impacts experienced by neighbours of construction,
what was done to resolve the concerns of neighbours, and if concerns were eventually resolved.
The survey also asked respondents for recommendations to improve the infill experience of
neighbours.
An online survey link was distributed in mature neighbourhoods through some community league
communications and the Edmonton Federation of Community Leagues e-news. The survey was
completed by 175 people from 41 mature neighbourhoods. The results were summarized and
analyzed to identify trends related to damage and impacts of infill construction experienced by
respondents.

PRIVATE PROPERTY DAMAGES & IMPACTS
⮚ Seventy-nine percent (79%) of the respondents indicated that construction activity
caused damage or other impacts to their property.
Respondents reported damage and/or risk of damage related to demolition and excavation that
included: vibrations to their home (47%), excavation soil or debris spilling onto their property
(45%), excavations not being entirely enclosed by secure fencing (40%), and excavations on or
beyond the property line (26%).
Drainage of storm water from the infill site onto their property was reported by 24% of all
respondents, and by 30% of respondents next to completed construction projects. The most
common problems involved flooding, which had not been experienced prior to construction and
final grading.
Respondents indicated evidence of soil movement resulting in settlement or movement toward
the excavation of fencing (30%), landscaping (22%), and sidewalks (9%). Respondents
observed new cracks in the interior and/or exterior of the house (26%), floors were no longer
level and doors/windows stuck (13%), foundations were exposed (3%), and houses tilted
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towards the excavation (3%). If structural damage occurred, neighbours found it difficult to
prove. If repair was possible, it was costly and therefore it was challenging to resolve damage.
Respondents also reported impacts to their property from trespassing of construction workers
(40%), building materials or equipment being stored on their property (35%), and construction
fencing being placed on their property (27%). The trespassing often resulted in damage or
created barriers to using and enjoying their property.
⮚ Open-ended responses describing other damages or impacts to private property
Damage to landscaping was the most common type of damage described. It most frequently
involved the removal of mature trees or other vegetation on their property to make room for
construction next door. Often neighbours were not compensated for the cost of removal or the
value of the landscaping. The impact was described as not just the loss of landscaping, but also
loss of privacy and reduced shade and shelter.
Respondents also provided further details about damage and safety hazards experienced during
the demolition and excavation. This included reports of vibration that resulted in new cracks in
walls or foundations that did not previously exist; movement of retaining material around the
foundation; movement of fencing, sidewalks and landscaping toward the excavation and
movement of the building so that windows and doors no longer function properly. Two incidents
of excavation failure were described that included worksite safety concerns that were reported to
OH&S. Incidents of tools, ladders and construction equipment falling onto neighbouring property
were also reported along with concerns about the quality of construction or questioned whether
the construction was to code. Others described impacts to private property including damage to
siding and broken windows and damage to driveways, sidewalks or fences which often left
neighbours with costly repairs. There were complaints of public urination in the absence of
portable toilets on the worksite.
The most frequent open-ended response describing “other impacts” involved the Neighbours of
Infill directly involved stress and loss of use and enjoyment of their property that included impacts
from shadowing and massing and loss of privacy. This increased with the cumulative effects if
multiple or successive infill redevelopments surround their property or occur on their street. They
also reported being burdened with the responsibility to resolve problems with the builder or
owner. Many neighbours reported trespass and use of their utilities without permission. A few
were exposed to threats of violence or reprisal and the use of vulgar language and intimidation if
the neighbour complained. This caused feelings of distress and made them feel unsafe.
The second most reported category of impact was to community amenities. Many complained
construction vehicles took up limited parking, blocked access to roads, sidewalks and lanes, or
obstructed access to their properties. Many respondents commented on the loss of mature green
landscaping, poorly maintained vacant sites or unfinished developments that attracted squatters
and made their neighbourhood unattractive and unsafe. Other comments related to poor
worksite conduct including improper disposal of waste onto the neighbouring property,
construction noise, debris, sites covered with noxious weeds which move onto their property, icy
sidewalks in winter and work outside construction hours.
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PUBLIC PROPERTY DAMAGES & IMPACTS
Half of the respondents observed littering, 41% observed compaction or ruts in boulevard from
vehicles crossing, 38% noted lack of continuous fencing of the construction site, 30% saw
materials spilled on public property, and 15% observed damage to boulevard trees. A mere 16%
observed no damages to public property.
Some commented that little was done by builders to protect public property from damage. This
was of particular concern if they also mentioned they were already paying for infrastructure
upgrades following Neighbourhood Renewal. Some commented that builders seemed to not be
concerned about consequences if the neighbour reported damage to the City.
⮚ Open-ended response describing other damage or impacts to public property
Most common were reports of mud and debris on roadways, lanes and sidewalks, obstruction of
roadways or sidewalk and blocking access to private property. This was followed by observed
damage to public property that included damage to roads and lanes from heavy vehicles and
equipment. Heavy trucks crossing boulevards caused ruts and compaction of boulevards, and
damage to sidewalks. Lack of secure fencing around the construction site created risks to public
safety particularly to neighbourhood children and pets. Finally, the most frequent complaints of
littering involved Styrofoam debris being released into the environment that will never break
down and pose risks to wildlife.

RESOLUTION OF CONCERNS
Fourteen percent of the respondents had no or few concerns about the nearby infill construction.
The respondents who had private property damages or other impacts tried to resolve the
problems by discussing them with the builder (52%), the property owner (42%), and/or 311
(41%). Based on comments from respondents, 311 operators told complainants of private
property damage the City could not do anything. Some respondents spoke with their Councillor
(20%) and/ or community league (20%). A few managed to connect with a Safety Codes Officer
(13%), while others resorted to retaining legal counsel (4.5%) and/or mediation services (4.5%)
or contacting a variety of City departments and external experts (15%). Some (13%) did nothing,
largely because they did not know what to do or didn’t believe it would make a difference.
Respondents were less likely to take any action with regard to public property damages. If they
took any action, they most frequently made a complaint through 311 (31%), or spoke with the
builder (27%), or property owner (19%).
Despite efforts to resolve concerns, 68% of respondents did not have their concerns resolved to
their satisfaction. Only 16% had damages or other problems resolved by the builder
satisfactorily, while 7% said things were resolved through City or OHS intervention.
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Half the respondents said there was no intervention by the City or action by the builder/owner.
The burden was placed on neighbours to resolve the problems. Neighbours spent money, time
and emotional energy on attempts to fix damage and other problems created by construction
activity.
When asked why concerns were not resolved, over half blamed the City for not responding
adequately, 28% blamed the builders, while 7% blamed barriers to legal action -- costly, and
difficult to prove cause of damage. Others said they gave up due to the great effort and mental
stamina required.

TOP RECOMMENDATIONS OF SURVEY RESPONDENTS
The 143 recommendations from respondents were categorized into four emerging themes:
1. Improve inspections and enforcement
2. Ensure City policies and laws protect neighbours of construction
3. Provide supports to neighbours
4. Require higher standards for builders
A comprehensive list of recommendations is provided in the full survey report. The full report
also provides a more detailed analysis and quotes from respondents.
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2020 NEIGHBOURS OF INFILL SURVEY REPORT
SURVEY DESCRIPTION
INTRODUCTION
In 2016, a survey of property owners adjacent to infill redevelopment was conducted by the City
of Edmonton, the 2016 Neighbours of Infill Survey. The purpose of this survey was to find ways
to improve communication with neighbours of infill. The following question was asked, “Thinking
about construction next door to you, which of the following items did you have questions or
concerns about, if any?” [emphasis added] Respondents to the survey were provided a list of
infill-related construction concerns including construction debris, vibration, drainage and damage
to your property. Fifty-seven percent (57%) of respondents indicated damage to their property
was a concern. However, the 2016 survey report did not describe the types of damage they
experienced. Since then, data on infill construction damage and impacts to private property,
including reports of drainage problems, have not been collected.
The RIWG 2020 Neighbours of Infill Survey was conducted to get a more in-depth understanding
of the types and frequency of damage and impacts experienced by neighbours of construction,
what was done to resolve the concerns of neighbours, and if concerns were eventually resolved.
The survey also asked respondents for recommendations to improve the infill experience of
neighbours.
The RIWG 2020 survey asked the question, “Which, if any, of the following damage or impacts
occurred resulting from these construction activities?” along with a list of specific types of
damage and impacts to private property, including the option nothing happened. Opportunity
was also provided for open- ended responses describing other types of damage or other types of
impacts.
Respondents were also asked the question “Did construction activities cause damage or other
impacts to public property near your home?” with a descriptive list that included construction
debris, building materials on public property, damage to boulevards, damage to boulevard trees,
damage to roadways, lanes and sidewalks, no damage observed and an opportunity to describe
other impacts or damage observed.

SURVEY DESIGN
The 2020 Neighbours of Infill Survey was designed with the assistance of Dr. Diane Dennis, an
experienced researcher with comprehensive training and practice in qualitative and advanced
quantitative methods. Dr. Gillian Stephens, UofA Professor of Sociology, also provided feedback
to the survey design along with students from her “Introduction to Social Methodology” class.
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An online survey link was distributed in mature neighbourhoods through some league
communications and the Edmonton Federation of Community Leagues e-news. Flyers that
included the survey link were also hand delivered in McKernan, Belgravia, Allendale and parts of
Westmount, Glenora and Queen Alexandra. The survey was open March to September 2020.
SURVEY QUESTIONS
The purpose of the survey was to address the following questions:
•
•
•
•
•

How many Neighbours of Infill experienced damage or impacts to their private property?
Which infill construction practices pose greatest risk of damage or impact to adjacent private
public property, Neighbours of Infill and communities where redevelopment is occurring?
Which infill construction practices pose greatest risk of damage or impact to adjacent public
property?
Challenges neighbours of infill encounter in reporting and resolving infill-related private
property damage.
What contributes to a positive Neighbours of Infill experience?

See Appendix 2 for the RIWG 2020 Neighbours of Infill Survey questionnaire.

SURVEY RESPONDENTS
The survey was completed by 175 people from 41 mature neighbourhoods. Ninety percent (158)
had infill construction next door to them.
Slightly over half of the respondents were female (55%) and 35% were male, with the remaining
unknown. There was equal representation of respondents in the following age groups: 30-45
(29%), 45-60 (29%) and 60-75 (30%), while 3.5% were 18-30 years old, 2% were over 75, and
6% preferred not to answer the question.
Respondents indicated they learned about the infill construction before mid-2016 (22%), after
mid-2016 (59%), or failed to provide a date (19%).
SURVEY ANALYSIS
The results were summarized and analyzed to identify trends related to damage and impacts of
infill construction experienced by respondents.
The survey consisted of fixed response and open-ended question. Results are reported below,
with frequencies for fixed-response items being followed by summaries of related open-ended
responses.
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SURVEY RESULTS
DAMAGE & IMPACTS TO PRIVATE PROPERTY

Did construction activity cause damage or other impacts to your property?
Yes

79%

No

21%

Which, if any, of the following damage or impacts occurred resulting from these
construction activities?
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Survey respondents were asked fixed response questions to identify specific damages and
impacts of construction on their property (chart above), and were able to provide additional
details through open-ended response options. About a third of the respondents to the open
ended “other” questions reported “other types of damage” and a third reported they experienced
“other impacts” (see below). Respondents’ comments provided descriptive detail about what they
experienced or observed. These comments were coded and grouped into main categories
describing the type of damage or impact and how it affected property, the neighbour, or the
community. These main categories are presented in order of the frequency of comments
provided. The bulleted list below each main heading are subcategories outlining specific
damage or impacts, which are also presented in order of frequency. Selected comments are
provided as examples.

⮚ RESPONDENT COMMENTS – OTHER DAMAGE EXPERIENCED

Damage to Landscaping on Private property (98 comments)
●

Damage to trees on adjacent private property

●

Damage to other vegetation (other than trees) on adjacent private property

●

Damage to non-living landscaping
Sample Comments:
“Eight trees on my property had to be cut down and three others severely trimmed
to make room to erect construction scaffolding.”
“Excavation too close to roots of a large 80-year-old tree on my side of the
property line which had to be cut down.”
“Contractor failed to properly identify the property line and ripped out 30 feet of
mature hedge on our property.”
“There will be unnecessary expenses to restore our landscaping, fencing and safe
access [to our side yard.”
“Fence was removed without my permission.”
“Fence damaged by skid-steer operator and dirt piled up against it.”
“Truck backed over our property cracking the sidewalk and damaging our lawn.”
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Drainage problems resulting in Surface Flooding or Ponding (76 comments)
●

Release of storm water onto adjacent property to create a nuisance, hazard or damage
from surface flooding.

●

Drainage to City ROW not provided as shown on Infill Lot Grading Plan during and after
infill construction.

●

Alteration of surface grade within City ROW
Sample Comments:
“Grade completed higher than my property, but [internal] swale was not
constructed, so all the water is directed at the side of my house and my
basement flooded. The neighbour on the other side of the infill also had
basement flooding.”
“Poor grading created unacceptable risk of surface flooding that did not previously
exist. Every time it rains, we worry.”
“Eavestroughs drain across infill sidewalks and directly onto my property.”
“Our garage and yard floods due to water from infill lot which has caused damage
to our garage.”
“Lot grading insufficient. Water flows onto my property, City Grading department
very dismissive.”
“I never had problems with water or flooding in my home until after the infill.”

Structural damage to adjacent private buildings (24 comments)
●

New cracks in interior or exterior walls or foundation

●

Footings moved impacting structural integrity of building – not plumb or level

●

Impacts to function of windows and doors; shifts or gaps in flooring, shingles, siding

●

Foundation exposed

Sample Comments:
“New cracks in my foundation and improperly fitting doors have made easy
access for mice to enter my home and I have had issues ever since.”
“When our house shifted, it created a gap between our house and sidewalk.”
“My garage shifted, and I had to replace the door.”
“Brick foundation has shifted, cracks in walls where none before. Floor tilts.
Windows and doors do not open and close properly.”
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“Concerning overall for homeowners with old foundations.”
“Our entire foundation was exposed, and we thought our foundation may be
destabilized. We called 311 to no avail.”

Safety Hazard & Increased Risk of Damage (24 comments)
●

Falling object onto private property or facilities

●

Vibration of house

●

Excavation failure, sloughing of walls, partial or complete failure of excavation
Sample Comments:
“Power saw fell from roof onto my side deck.”
“Dropped equipment ruined 20 feet of fencing.
“Siding damage by a falling ladder.”
“Deck was damaged by excavator bucket.”
“Vibration caused bottles to fall from basement shelves and break on the floor.
New foundation cracks, new floor creaking.”
“Picture frame smashed when shaken off the wall, plaster debris falling from
ceiling damaged furniture and flooring.”
When the old house was being torn down, our china cabinet was shaking so much
I had to hold onto it, to keep it steady.”
“Sealed window units in my house have since failed.”
“Excavation collapsed during rain and for days we thought we might lose our
house as more earth and landscaping fell into the excavation.”
“Neighbour to the north, on the other side of the infill, had extensive property
damage [from excavation failure], unsatisfactory reparations and
consequently sold his home and moved.”
“Our landscaping started to fall into the excavation.”
“Our sidewalk collapsed along that side . . .unsafe to walk along [the infill side] of
our property because of unstable ground.

Non-structural damage to adjacent private buildings (16 comments)
●

Damage to exterior cladding

●

Damage to windows or doors, (not from vibration)
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Sample Comments:
“Siding on garage was damaged. Infill owner said they would repair it but never
did.”
“Demolition damage siding and bent the window well.”
“Broken upstairs window.”

Damage to other property (12 comments)
●

Damage to driveway from settlement or movement

●

Damage to sidewalk from settlement or movement

●

Damage to fencing from settlement or movement
Sample Comments:
“Heavy equipment ran over my driveway. It is now uneven. Now I have to put in a
new driveway.”
“Concrete driveway was damaged by heavy trucks during demolition and further
during pouring of the foundation.”
“Excavating equipment caused the alleyway to sink which resulted in damage to
my driveway.”
“Fence damage by dirt piled against it and from skid-steer operator.”
“Fence fell into the excavation. The fence will have to be replaced. Who is going
to pay for it?”
“Fence is damage and our dogs have been escaping.”
“The retaining wall between our property was removed and our landscaping
sloughed onto their yard. After construction it was not replaced.”

Health & Safety Hazards (11 comments)
●

Public urination, no toilet on site

●

Worksite Safety

Sample Comments:
“Builder did not follow OHS protocols for fall protection”
“OH&S came out, as there were workers in the excavation trying to shore up [the
excavation], and their bracing kept collapsing.”
“No outdoor privy was provided for workers.”
“Workers peeing on my shed.”
“Street people using the outhouse that is not in the fenced area.”
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⮚ RESPONDENT COMMENTS – OTHER IMPACTS EXPERIENCED

Impact to adjacent property owners (303 Comments)
●

Stress, loss of use and enjoyment

●

Had to resolve damage themselves, financial & time burden.

●

Transfer of risk and responsibility to resolve problems with builder or owner.

●

Loss of privacy, shadowing & massing

●

Unreasonable length of project, site left vacant or incomplete for extended
period

●

Noise from mechanical, sump pump and venting located in the side yard

Sample Comments:
“Constant stress and hypervigilance every time I hear a noise outside, I feel the
need to be monitoring and verifying no damage is occurring. Takes
energy and time. Unable to let my kids play outside with hazardous work
and danger of falling materials. We bought a new house and are moving.
If a developer buys next door to our new house, we will list immediately
and move as soon as possible.”
“In the last five years we have suffered continual infill. First to the south – it took 3
years. Then across the lane to the west – it is ongoing and into the third
year. Then to the north which is ongoing and in its second year” . . .
“Unhappy about this whole experience and process.”
“We let contractors use our power and they never paid us for it.”
“Built a new fence without consulting me and then charged me half. Builder was
rude when I brought up issues.”
“Insurance company sent an adjuster to inspect. No actual claim was filed, but
our premiums increased 63%.”
“They built a back deck that directly overlooks our yard, so we have no privacy
whatsoever.”
“The building is too large and tall. We no longer get sun in our yard. Cut off light
and air movement.”
“The house is so tall it shadows my bungalow and limits solar panel efficiency.”
“I had to spend (waste) a lot of time and effort in an attempt to document
conditions before and after in case major damage occurred.

12

“Noise and exhaust from furnace and water heater venting under my bedroom
window. Had to add sound barrier insulation to mitigate vibrational noise
from air conditioner.”

Impacts to community amenities (119 comments)
●

Concerns about parking, obstruction to safe access

●

Concerns about removal & loss of trees, vegetation & soil

●

Vacant sites that are not maintained and sit undeveloped for years

●

Projects take too long to complete

●

Impact to public realm infrastructure: damage to recently renewed infrastructure,
capacity of storm water drainage system and landfill accepting infill debris
Sample Comments:
“Parking issues with unofficial fourplex, resulting in more vehicles than available
parking spaces.”
“Abuse of parking permit issued to builder who stored his company vehicles on
the street for weeks on end.”
“All the tree canopy on six lots around us were taken down.”
“There is less green. Makes the street, and the neighborhood less attractive. If I
wanted to live in a dense area, I would not have purchased a home in [this
community].”
“There is no longer room for trees on the infill property.”
“No trees can be planted [on the infill property] as there is no space. There are
numerous pluses for trees being a part of the community – privacy, water
absorption, beauty.”
“Loud, cursing, inconsiderate workers.”
“Poor property management prior to and after demolition of existing buildings
(weeds, squatters, graffiti). Large empty pit left for years”
“Took over four years from demolition to completion. We ended up with squatters
next door.”
“Partly finished house left vacant for two years with squatter problems.”
“New infills do not fit with character of existing neighbourhood.”
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Worksite conduct and impacts to private property (112 comments)

●

Improper disposal of waste on private property

●

Construction noise

●

Poor site maintenance

●

Work outside construction hours
Sample Comments:
“Construction debris not cleaned up and blowing into my yard.”
“Nails on our property that were a hazard for our children.”
“Constant noise, constant dirt and debris, walkways not kept clean, road dirty,
noxious weeds on property spreading to ours and neighbourhood, damage
to existing landscaping and trees, unsafe areas on our property due to
spillage, lack of security led to problems with squatters and crime.”
“Infill property is unsightly with open, non-fenced excavation hole, demolition
debris left in piles on property and wind blowing material around the
neighbourhood.”
“Uncontrolled noxious weeds on construction site spreading onto our property and
throughout the neighbourhood – very unappealing.”
“No snow or ice removal throughout the winter.”
“Builders several times worked well after the cut-off time for construction and I had
to complain to 311 several times.”

Impacts to Security of Property and Person (42 comments)
●

Petty Trespass Act violations

●

Criminal Code violations
Sample Comments:
“Property not fenced. Had to phone police to report trespassers in the house.”
“Construction crews used water and power from my property without permission.”
“Theft of electricity.”
“Fence was removed without my permission.”
“Threats of violence from the contractor.”
“[The builder] was incredibly rude and threatening saying, ‘You’d better be nice to
us, or we are not going to be nice to you.’“
“Workers were lewd and disrespectful to [women] of the house, which caused
distress and a general feeling of being unsafe.”
“Threats of violence from the contractor. Construction worker doing a drug deal in
front of the house.”
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Non-compliant Development (15 comments), also an impact to the public
●

Landscaping Bylaw

●

Non-compliance with Development Permit

●

Window placement overlook

Sample Comments:
“The back and front yard has never been landscaped.”
“House is still not landscaped.”
“Landscaping is still not complete, ongoing complaints about noxious weeds.”
“Bedroom window of new house can into my son’s bedroom window.”
“Property built closer to the property line than proposed, exceeds bylaw height
because foundation poured to high.”
“House ended up too close to the property line.”
“Large invasive window looking directly into my home.”

DAMAGE & IMPACTS TO PUBLIC PROPERTY
Did construction activities cause damage or other impacts to public property
near your home?
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➢ RESPONDENT COMMENTS – OTHER DAMAGE & IMPACT PUBLIC PROPERTY

Impacts to Public Property (60 comments)
●

Material on roadway or sidewalk

●

Obstructing roadway or sidewalk

●

Blocking access to private driveway or property
Sample Comments:
“Alley covered with mud and clay from excavation.”
“Mud and dirt on walkways and public roads.”
“Nails, screws, rocks and plenty of mud are present since construction.”
“Vehicles delivered goods sometimes crossing over our newly renovated
sidewalks.”
“Public sidewalks often blocked.”
“Garbage bin blocked public sidewalk and later was parked on the street later
without a permit.”
“Heavy equipment left unattended in an unsafe fashion, with trucks and
equipment left running for several hours with no workers around.”
“Obstructed access to my garage”
“Trailer full of siding material was driven over my front lawn.”
“Abuse of parking permit issued to builder who stored his company vehicles on
the street for weeks on end.”
“Parking issues with unofficial fourplex, resulting in more vehicles than available
parking spaces.”

Damage to public property (47 comments)
●

Damage to roads & lanes

●

Damage to boulevard & boulevard trees resulting from crossing to access infill
property

●

Damage to sidewalks

Sample Comments:
“Damage to newly replaced public sidewalk and roads.”
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“As a result of heavy vehicles, the roads are full of cracks and potholes, but it’s
difficult to pin the problem on one particular building site. I assume the
builder will be repairing this.”
“Alleyway has noticeable low spots from heavy equipment. Deterioration of back
alley, resulting in many potholes.”
“Boulevard was destroyed. Proper protection of boulevard not applied - a small
piece of plywood was insufficient. . . trucks parked on boulevard
compacting the roots of trees with deep ruts.”
“Developer actively ignored existing bylaws on tree protection for city trees in front
of the [infill] property. Resisted bylaw officials and urban forestry
department attempting to protect these trees.”
“Deep ruts in the front boulevard from large trucks; sidewalk crushed from weight
of the trucks.”

Safety Hazards to the public (35 comments)
●

Lack of secure fencing around infill site to protect the public

●

Release of prohibited materials / pollutants: asbestos

Sample Comments:
“Unfenced excavation next door, open to neighbourhood children. Called 311 to
no avail.”
“Demolished house left unfenced for days.
“Fencing was not in place and dangerous for small children.”
“Trenching to install new utility connection in rear alley was not adequately
backfilled, leaving a significant, unbarricaded hazard to vehicles.”
“Builder bull dozed existing house and did nothing about the asbestos [which]
blew onto my home, property and around the community where there are
young children. No fines for this.”

Impacts and hazards to the environment - (34 comments)
●

Toxic or hazardous materials or pollutants entering the environment and/or
watershed through drainage system

Sample Comments:
“Pollution from sanding Styrofoam without improper mesh containment – it was
snowing this material for two days before I complained to the contractor
who screamed, (expletive) go ahead! He was fully aware, by the time the
city would respond, his job would be done and there would be no cleanup
17

other than the wind. There appears to be no bylaw regarding pollution of
this kind.”
“Didn’t [hoard] . . . we have Styrofoam all over the yard.”
“Stucco process not contained, so it looked like it snowed polystyrene in our yard
and alleyway, it will be in my garden forever.”
“Truck broke a hydraulic line and we had to call the City for cleanup as the toxic
fluid spilled into the storm sewer.”
“Consistent disturbance of soil, allowing the sediment to flow offsite into the
stormwater system. Clogging up gutters and making the street muddy.”
“Excavated into the river valley.”

WHAT THE NEIGHBOUR DID
If construction activities caused damage or impacts to your property, what did you do?

*Respondents could choose more than one response, so total will not add to 100%.

⮚ If you did nothing, why?
Most stated reasons:
-

Didn’t know what to do
Why bother, it would not make a difference
18

-

Learned of problem too late; or hard to prove cause of problem
Trying to avoid conflict with the neighbour and retaliation of intimidating builder

Other reasons:
- Minor problem
- Builder always available and responsive
Sample Comments:
“We tried 311 and spoke with a belligerent individual who made it clear that he
would be of no assistance whatsoever and that his role was to discourage
311 calls and complaints.”
“City told me they are not responsible to get involved if it was damage [to private
property].”
“Discussed concerns with the builder; discussed concerns with the property
owner; reported concerns to 311; didn't matter who I talked to, no one was
willing to help or come and look at the property. Very disappointed with the
city.”
“I had no reasonable expectation of a satisfactory response.”
“Not enough time or knowledge to dispute what the builder was doing. Didn’t know
what my options were, and I fear angering the neighbours.”

If construction activities caused damage or impacts to public property, what did you
do?
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⮚ If you did nothing, why?
Most common reasons:
- Didn’t know what to do
- Why bother, won’t change anything
- Anticipated builder or City would take care of it
- Minor problem: temporary mud or nuisance traffic blocking
- Neighbours already reported problem
Sample Comments:
“The city is encouraging infill to the point of ignoring ALL issues, so at this stage I didn’t
really see the point”
“Complete loss of faith in City Planners.”
“I assumed the City would take care of it.”

RESOLVING CONCERNS
Level of agreement with statement: I had no concerns about the new infill construction.

Seventy-six percent (76%) of the respondents had construction concerns, while 14% had no
concerns.
Those with no concerns, reported no or very little damage to adjacent public property or their
property. Minor damage to some fence panels were the only private property damages reported,
and noise was the only temporary impact mentioned by the respondents satisfied with the
construction.
⮚ Positive neighbour of infill construction experience
A few respondents described a positive experience with no damage or impacts. The comments
below reflect the experiences that should be the standard for the majority of neighbours of infill
construction
Sample comments:
“The construction was well managed; the builder was always available to answer
questions.” If there was to be some inconvenience, we were given notice well in
advance and thanked for our cooperation.”
“Our property value increased due to the higher quality residences adjacent to our
property.”
“It was a very positive infill experience; the property owner was very open and
communicative. The builder was also available and receptive to our concerns.
Other than the standard noise and disturbance of construction we had no real
issues. The damaged fence was acknowledged even before we saw it and fixed
as soon as construction was complete. Now we have great neighbors next door. I
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wouldn't want to go through it again, but it was as positive an experience as infill
can be.”
When I got my first notification several years ago from the city of Edmonton about the
proposed demolition and construction plans, I arranged for an interview with a city
infill person to share my concerns. I was politely accommodated. One of my
concerns was fairly addressed, maintaining a proper distance from the front and
back roadways so that daylight can illuminate our front and back yards. I
appreciate this. We love our garden.

Level of agreement with statement: I had concerns about the new infill construction,
but they were resolved to my satisfaction.

Sixty-eight percent (68%) did not have their concerns resolved to their satisfaction.
The vast majority of construction problems for the neighbour were not resolved at the time of the
survey.
In the chart below, it is apparent that the burden was placed on neighbours to resolve the
problems. Even for the relatively rare occasions, where the builder fixed the problems
satisfactorily, this was seldom done without the neighbour making a request, sometimes many
requests. Neighbours spent money, time and emotional energy on attempts to solve problems
created by construction activity.
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If you had concerns about the new construction and attempted to resolve them, what
happened?

The chart below compares the neighbors’ satisfaction with resolution of issues depending on
whether the construction project was completed or uncompleted.
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A higher proportion of neighbours of uncompleted projects were dissatisfied with the resolution of
issues. This makes sense given that some concerns created by construction activity disappear
when the construction is over. The garbage and mud are cleaned up, the safety hazards are
over, and the workers are no longer there to block traffic, trespass, or make noise after
construction hours.
Nevertheless, 61% of the neighbours of completed construction projects were not satisfied with
the resolution of their concerns. Some problems persist beyond the construction time. For many,
damages to their property were not resolved to their satisfaction, drainage problems continued,
lost mature trees and vegetation will take many years to replace, neighbours are still not on
speaking terms, and the feeling of being abandoned by the City still persists.
Sample comments:
“Concerns at the time of construction were never addressed because no one at the city
would help and the owners and builder would not give me the time of day. It was
the most frustrating experience I have ever been through.”
“Contact on the sign is not responsive. We have been unable to get an update, but other
properties in the neighbourhood (same builder) are abandoned, unfinished,
unsightly mess.”
“A panel of my fence was damaged, but the builder replaced it when the construction was
complete at their cost.”
“For over 3 years I have tried to get resolution from the builder and failed. The City told
me they are not responsible to get involved.”
“Time lost to weeks of research and work to address rezoning and issues at city council.”
“Many contacts with city employees. They responded but did very little. Seemed apparent
they are more on the side of developers.”
“Neighbours did not want to talk with us and ignored mediation requests.”
“I was told by the city to try and resolve it amicably with the property owner. His first
response to the flooding in my basement was to give me a used shop vac.”
“I did discuss the problems with the builder who said he would fix my fence, but he never
did.”
“Damaged siding, damage to my new sidewalk, large ruts between fence and alley. All I
heard was “we fix, we fix,” but nothing was ever fixed.”
“We notified a DO (development officer) through 311 about the illegal excavation which
threatened our property and the river valley BEFORE it occurred. The DO
incorrectly said there was nothing they could do. Later, after further prompting, the
City acted and shut construction down as it was all occurring without any permits.
The City, however, declaimed any responsibility for fixing the issues. We hired a
lawyer who contacted the City's legal department directly. The City then became
very involved and issues were eventually resolved to our satisfaction.”
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If you had concerns about the new construction and attempted to resolve them and
they were not resolved, why were they not resolved.

City response is inadequate (43 comments)
●

City did nothing; more concerned about infill than the neighbours, City refuses to address
damage to neighbours

●

City does not adequately enforce laws and hold builders/owners accountable

●

Drainage problems not adequately addressed

●

Zoning Bylaw allows projects with high risks to adjacent property. Narrow side setbacks
contribute to risky excavations and drainage challenges, and guarantee fence destruction
during construction.

●

City organizational problems: slow; many departments and poor communication, 311
does not take all complaints

Builder response is inadequate (23 comments)
●
●

Non-responsive, belligerent, unethical, no interest in community, poor work, empty
promises, blames subcontractors rather than taking responsibility
Damages to adjacent property fixed only after the infill construction is completed, if ever
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Barriers to legal action (6 comments)
●

Confrontation and legal action are the most effective options, but unpleasant options

●

Costly

Difficult to prove cause, Difficult to fix (3 comments)
●

Ecological destruction is not easily fixed

●

Destroyed mature vegetation is irreplaceable

●

Structural damages due to an excavation collapse are difficult and costly to fix

Too late to do anything (4 comments)
●

Problems noticed too late, or unable to contact builder until it was too late

Neighbour Fatigue (3 comments)
●

Requires a huge effort and mental stamina of the neighbour to solve any problems.

Sample Comments:
“Builders/owners are not held accountable. There is nothing to compel them to resolve a
situation with a neighbour. It seems that the regulation in place is not sufficient or
not enforced.”
“City of Edmonton enforcement and inspection is poor and often unresponsive. There are
too many departments managing too many parts of the file with poor
communication about problem properties.”
“Owner does not seem motivated to fix the drainage/flooding issues. The neighbour on
the other side is having the same experience.”
“This experience has been an absolute nightmare. I have become so exhausted by it that
I have largely given up on it ever being resolved and have considered moving. I
am supportive of the idea of infill, but nightmare projects like this are why so many
citizens are opposing infill in my community.”

RECOMMENDATIONS OF SURVEY RESPONDENTS
A total of 143 recommendations were submitted by respondents. Each recommendation was
sorted by similarity and counted, similar recommendations were combined and then organized
under four emerging themes. The most frequent recommendation within each theme is listed first
under the theme heading below.
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⮚ Improve Inspections and Enforcement (43 recommendations)
●

Fewer warnings and more fines, higher fines, more proactive inspections and more
enforced stop work orders

●

Enforce the Building Code - prevent/stop damages to adjacent buildings and facilities.
Prevent excavations close to the property line or require shoring and on-site risk
assessments

●

Require fencing around the construction site at all times

●

Enforce no trespassing onto adjacent private property

●

Enforce the Drainage Bylaw- water must not be directed toward adjacent property

●

Give the Infill Compliance Team more powers and improve communication between
disciplines.

●

Police should take threats of violence or crime on vacant sites more seriously.

●

7 day/week inspection and enforcement service

⮚ Ensure City Policies and Laws protect Neighbours of Construction
(41recommendations)
●

Ensure the Zoning Bylaw protects neighbours; ensure adequate side setbacks for
construction activity that will not damage adjacent property. Maintain contextual
regulations which ensure adjacent buildings are compatible in size and somewhat align to
retain sun access, some privacy, and open space.

●

Do not allow noisy side yard air conditioners venting hot air into side yard windows of the
neighbour

●

Do not allow downspouts and sump pumps draining directly into alley causing icing

●

City should consider the risks to neighbouring property when reviewing applications in
order to uphold the spirit of property law to protect adjacent neighbours.

●

Reduce likelihood of abandoned sites: a) put a strict time limit on permits, b) include a
sunset clause for Direct Control sites. Revert to previous zoning if there is no
development after a specific time, c) increase taxes for empty lots or incomplete
construction sites.

●

Protect Edmonton’s tree canopy: prevent damaging roots of trees on adjacent public or
private property; introduce penalties for taking down mature trees, require the
builder/owner to pay for the trees that must be removed or pruned on adjacent property.
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●

Set rules and fines for damaged fences, in addition to having to replace or fix damaged
fences. Fines should increase with the length of time the fence is damaged.

●

Change City approval process to marry together rezoning and building plans so their
viability is considered at the same time.

●

Provide better training of Development Officers to recognize impacts to neighbours and
neighbourhood.

●

Halt oversaturation of infill construction in some neighbourhoods; neighbourhoods need
breaks from construction, and don’t want to rapidly lose affordable old housing.

●

Require parking permits for construction vehicles.

⮚ Provide Supports to Neighbours (39 recommendations)
●

City should provide services to neighbours who are dealing with construction problems.
Recommended services:

●

311 receives all complaints and makes appropriate referral(s)

●

Mediation services made available,

●

Professional expert advice on how to prevent or remedy damage to neighbour’s property
is available to builder and neighbour,

●

City intervenes to stop construction until damages to neighbour’s property has been
satisfactorily fixed,

●

Occupancy permit is denied until neighbour has been fairly compensated

●

Provide a recourse if damage is severe; for example, if neighbour’s foundation is
damaged.

●

Inform neighbours of their rights, responsibilities of builders, and who to contact for help if
needed, and when to contact insurer and lawyers.

●

Before redevelopment begins, inform neighbours of demolition and construction dates,
plus provide plans: site plans, drainage plan, elevation drawings, including building
placement and windows in relation to adjacent property.

●

Educate builders, owners and neighbours about drainage risks and ensure they
understand the onus of preventing surface flooding to neighbours lies with the builder and
owner.

●

Provide incentives for the neighbour to work with the infill owner to develop a common
swale and develop plans to address potential drainage problems.
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●

Create notifications and communications to neighbours that are easier to understand.

●

Consult with neighbours and allow feedback to Class A and B applications; allow
anonymity for neighbours.

●

Develop advocates for neighbours (leagues, EFCL, industry, Council, IDEA)

⮚ Require Higher Standards for Builders (20 recommendations)
●

Require a security bond from builders for private property damages, or

●

Before granting permits, require builders to prove they have sufficient insurance to pay for
major damages to adjacent private properties

●

Ensure demonstrable builder competency and solvency prior to being allowed to apply for
permits.

●

Require builders to pay for the pre- and post-inspections of adjacent properties

●

Deny permits to “bad” builders; or closely monitor their construction sites

●

Closely monitor first time license holders because they may be inexperienced or builders
hiding their track record.

●

Provide incentives for builders to complete construction in a timely manner before starting
another project. Maybe require a deposit which is returned upon project completion.

●

Instruct builders and owners to communicate with neighbours from the time of a
development application to the end of construction.

●

Require clean-up of construction sites at the end of every day.

HAVE EXPERIENCES OF NEIGHBOURS IMPROVED?
The City of Edmonton’s 2016 Neighbours of Infill Survey included a list of specific issues related
to infill construction, including items such as construction debris, vibration, damage to property,
etc., and asked the following question: “Thinking about construction next door to you, which of
the following items did you have questions or concerns about, if any?” [emphasis added]
The RIWG 2020 Neighbours of Infill Survey included the question: “Which, if any, of the following
damage or impacts occurred resulting from these construction activities?” and included a
list of specific types of damage and impacts to private property. The survey also included the
question “Did construction activities cause damage or other impacts to public property near
your home?”, which listed specific types of damage and impacts to public property.
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Although the questions are not equivalent, selected responses from the 2016 survey and 2020
survey are compared in the table below.

2016 and 2020 Survey Comparisons- Concerns of Neighbours of Infill Construction
Concerns or questions 2016

2016

2020

Damages or Impacts 2020

Vibrations

59%

46%

Vibration to your home

Materials stored on your property
or public property

36%

35%

Building materials or equipment
stored on your property

Water runs off from finished
development

57%

30%

Water runs off from finished
development to your property*

Garbage or debris on sidewalks,
boulevards and alleys

64%

50%

Littering with debris on public
property

Damage to sidewalks, boulevards
or alleys

42%

36%

Damage to roadway, lane, curb or
public sidewalk

Damage to public trees

33%

15%

Damage to boulevard trees

*Of the completed construction projects 30% caused drainage problems vs. 24% for all projects

There are indications that some things are improving. A slightly lower percentage of 2020 survey
respondents had concerns with debris on public property, damage to public property, and
damage to public trees.
A slightly lower percentage of 2020 survey respondents identified problems with vibration than in
2016, but this remains a top concern. Respondents provided open-ended comments about
vibrations causing new cracks in the foundation or walls.
In the 2016 survey, 57% of respondents had damage to private property, but the type of damage
was not specific. The 2020 survey respondents reported settlement and/or movement toward
the excavation of fencing (30%), landscaping (22%), sidewalks (9%) and the house itself (3%)
which indicates some degree of excavation failure may be occurring.
It was notable that while 57% of 2016 survey respondents expressed concerns about drainage
from the finished [infill] development, 30% of respondents of the 2020 RIWG survey were
concerned about drainage to the finished development. There appears to be significant
improvements in drainage. Still, nearly a third of the 2020 respondents reported drainage
problems.
In conclusion, although there are some improvements, damages and other impacts to private
and public property remain a significant issue for infill development.

29

APPENDIX 1 – PERCENTAGE RESPONSE BY NEGHBOURHOOD

Community

Percent

Community

Percent

Alberta Avenue

1.1%

Laurier Heights

1.1%

Allendale

7.4%

Lendrum

1.1%

Avonmore

2.3%

McKernan

Belgravia

10.9%

10.3%

Newton

.6%

4.6%

Norwood

.6%

Crestwood

.6%

Parkallen

8.0%

Delton

.6%

Parkdale-Cromdale

2.3%

Delwood

.6%

Parkview

2.9%

Forest Heights

.6%

Pleasantview

1.7%
3.4%

Bonnie Doon

Garneau

1.7%

Queen Alexandra

Glenora

1.7%

Quesnell

Gold Bar

.6%

Ritchie

Greenfield

.6%

Sherbrooke

Grovenor

2.9%

Spruce Avenue

1.1%

Hazeldean

1.7%

Strathcona

1.7%

Highlands

1.1%

Strathearn

.6%

Holyrood

1.1%

Westbrook

1.1%

Idylwylde

4.6%

Westmount

5.7%

Inglewood

3.4%

Westwood

.6%

Jasper Park
King Edward Park

.6%

Windsor Park

.6%
2.9%
.6%

3.4%

1.1%
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APPENDIX 2 - RIWG 2020 NEIGHBOURS OF INFILL SURVEY
Only one survey response per email was included in the analysis.
1. What is the name of the Community you live in? (* Required)
Your answer
2. What is your postal code? (Format e.g. T2H2P9)
Your answer
3. What date did you learn new construction would occur next door? (If day unknown, use the first of the
month. Enter date mm.dd.yyyy)
Date
4. How did you first learn new construction would occur next door?

🢭

Signage was posted on the property

🢭

The City of Edmonton contacted me

🢭

The builder contacted me

🢭

The property owner contacted me

🢭

Someone else in my community told me

🢭

I didn't know until the building came down

🢭

Other:

🢭

If someone contacted you about the new construction, who was it and what information

did they provide? (Optional)
5. Did construction activities cause damage or other impacts to your property or buildings on your
property? *

🢭

Yes , Proceed to Q.6

No, Proceed to Q.8
🢭
6. Which, if any, of the following damage or impacts occurred resulting from these construction activities?
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🢭

Excavation up to or beyond the property line

🢭

Construction fencing on your property

🢭

Building materials or equipment on your property

🢭

Excavation material or construction debris on your property

🢭

Construction workers on your property

🢭

Your fence tilted toward or sank into the excavation

🢭

Your landscaping tilted toward or sank into the excavation

🢭

Your sidewalk tilted toward or sank into the excavation

🢭

Part of your house tilted toward or sank into the excavation

🢭

Your foundation was exposed

🢭

Your home vibrated

🢭

New cracks appeared in your home’s foundation or interior walls

🢭stick

The floors in your home are no longer level, walls are not straight, or doors or windows

🢭

Water runs off the infill site to your property

🢭

The excavation was not completely enclosed by fencing at all times

🢭

I experienced other types of private property damage (Describe below)
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🢭

I experienced other impacts resulting from infill construction next door (Describe below)

🢭

Nothing happened to affect my property or home

🢭

Describe what other types of private property damage was experienced:

Your answer

Describe what other types of impacts resulted from infill construction next door:
🢭Your answer

7. If construction activities caused damage or impacts to your property or buildings on your property, what
did you do? (Check all that apply)

🢭

Discussed concerns with the builder

🢭

Discussed concerns with the property owner

🢭

Contacted your insurance company

🢭

Reported concerns to 311

🢭

Reported concerns to a municipal Safety Codes Officer

🢭

Reported concerns to Occupational Health and Safety

🢭

Reported concerns to your City Councillor
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🢭

Reported concerns to your Community League

🢭

Reported concerns to the Edmonton Federation of Community Leagues (EFCL)

🢭

Retained legal counsel

🢭

Reported concerns to the Mediation and Restorative Justice Centre

🢭

Did nothing

🢭

Other:

If you did nothing, was there a specific reason why not?
🢭Your answer

8. Did construction activities cause damage or other impacts to public property near your home?

🢭

Damage to the roadway, lane, curb, or public sidewalk

🢭

Spills of any material on the roadway, lane, curb, boulevard, public sidewalk

🢭

Vehicles or equipment drove over the boulevard, resulting in compaction or ruts

🢭

Damage to boulevard trees

🢭

Littering with construction debris

🢭

Building materials or bins placed on public property

🢭

Lack of continuous fencing to protect the public from site hazards
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🢭

I observed other types of impacts or damage to public property (Describe below)

🢭

I did not observe any public property damage

🢭

Describe what other types of impacts or damage you observed to public property:

(Describe below)
Your answer

9. If construction activities caused damage or impacts to public property, what did you do? (Check all that
apply)

🢭

Discussed concerns with the builder

🢭

Discussed concerns with the property owner

🢭

Reported concerns to 311

🢭

Reported concerns to the City's Infill Compliance Team

🢭

Reported concerns to your City Councillor

🢭

Reported concerns to your Community League

🢭

Reported concerns to the Edmonton Federation of Community Leagues (EFCL)

🢭

Did nothing

🢭

Other:

🢭

If you did nothing, was there a specific reason why not?
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Your answer
(Describe below)

10. Has the new construction been completed?

🢭

Yes - Please provide date below, Go to Question 12

🢭

No - go to Question 11

completed (If day unknown, use first of month. Enter date mm/dd/yyyy. Go to
🢭QuestionDate
12) Date
11. If the new construction is not complete, what stage is it at?

🢭

Former building(s) still standing, signage in place

🢭

Former building(s) demolished, excavation filled in, fenced

🢭

Excavation in progress or complete

🢭

Footings and foundation construction in progress or complete

🢭

Framing construction in progress or complete

🢭

Installation of roofing, windows and doors in progress or complete

🢭

Finishing of building envelope in progress or complete

🢭

Lot grading in progress or complete

🢭

Landscaping in progress or complete

🢭

Construction was abandoned
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🢭

Other:

🢭now?

If construction was abandoned, when did that occur and what stage is the construction at

Your answer
12. I had no concerns about the new infill construction. (Indicate your level of agreement)
1
2
3
4
Strongly Disagree

5
Strongly Agree

13. I had concerns about the new infill construction, but they were resolved to my satisfaction. (Indicate
your level of agreement)
1
2
3
4
5
Strongly Disagree

Strongly Agree

14. If you had concerns about the new construction and attempted to resolve them, what happened to
resolve them? (Describe below)
Your answer

15. If you had concerns about the new construction and attempted to resolve them and they were not
resolved, why were they not resolved?
(Describe below)
Your answer

16. If you would like to provide more information about your infill experience, please describe below or
send your story by email to the address provided at the end of this survey:
(Describe below)
Your answer
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17. If you have any recommendations on how to improve the infill experience for everyone, please
describe below or email us at the address found at the end of this survey:
(Describe below)
Your answer
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APPENDIX 3 – COE - 2016 NEIGHBOURS OF INFILL SURVEY
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