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26 SOCIO-ECONOMICS 
The Project is expected to cost between $11 billion and $17 billion, based on industry trends of 
$40,000 to $60,000 capital investment per flowing barrel of synthetic crude oil. It will be built in 
multiple phases, with construction starting in 2008 and completion for all phases scheduled for 
2015. Phase 1 is expected to be completed in 2011 and will have a bitumen-processing 
capacity of approximately 1100 m3/h (165,000 barrels per day [BPD]). In subsequent phases, 
bitumen-processing capacity will reach 2250 m3/h (340,000 BPD), which will result in an output 
of 1850 m3/h (280,000 BPD) of synthetic crude oil (SCO). The construction phase of the Project 
will create an estimated 84.2 million person-hours of employment for construction workers, 
supervisors and engineers. Post construction, the Project will create nearly 500 long-term 
operations jobs (i.e., company personnel and contractors). 

26.1 Setting 
The Project is in Alberta’s Industrial Heartland (the Heartland), a 194 km2 area northeast of 
Edmonton, which includes portions of Sturgeon County, the City of Fort Saskatchewan, 
Strathcona County and Lamont County (Figure 26-1). The Heartland area, one of Canada’s 
largest processing centres for petroleum, petrochemicals and chemicals, provides an important 
processing link from the Athabasca Oil Sands in northeastern Alberta to market destinations in 
North America and overseas. 

The Project will be built in an area zoned for heavy industrial development, in the eastern half of 
Section 13, Township 22, Range 56, West of the Fourth Meridian (E 13-22-56-W4M). Road 
access to the Project will be on Highway (Hwy) 643, which runs east to west through the 
principal development area (PDA) with a 300-m buffer zone on either side of the highway. The 
Upgrader will be constructed on the north side of the highway. Rail access for the Project will be 
on the Canadian National Railway Company (CN) Beamer Spur to the southeast portion of the 
PDA, south of Hwy 643. During construction, a rail construction spur is planned for the northern 
portion of the site, requiring the construction of a rail crossing on Hwy 643.  

The nearest urban centre to the PDA is Fort Saskatchewan, about 6 km south of the Project. 
Other population centres of Gibbons, Bon Accord and Redwater are nearby. 

The only bitumen upgrader currently operating in the Heartland is the Scotford Upgrader. In 
addition, BA Energy’s Heartland Upgrader is under construction and the following three are 
planned: 

• North West Upgrading Inc.’s North West Upgrader 
• Synenco Energy Ltd.’s Northern Lights Upgrader 
• the Project 

Other oil companies with land holdings in the Heartland include North American Oil Sands 
Corporation, a privately held oil sands developer, and Total E&P Canada Limited, a subsidiary 
of Total, an international integrated oil company. 
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26.2 Study Methodology 

26.2.1 Assessment Focus 
The socio-economic impact assessment (SEIA) addresses the following key issues related to 
the Project:  

• the potential effects of the Project on regional and provincial employment (Alberta 
Environment [AENV] Terms of Reference [TOR], Section 8.0[a], [c], [h], [i]) 

• the potential effects of the Project on the regional and provincial economy and municipal 
and provincial taxes (AENV TOR, Section 8.0[b], [c], [e], [g]) 

• the potential effects of the Project on infrastructure and services (e.g., traffic, housing, 
municipal infrastructure emergency services, health services, social services, recreation) 
(AENV TOR, Section 8.0[c], [d], [j], [j]) 

These issues are based on the TOR prepared by AENV (AENV 2006) based on the 
professional judgement of the authors (see Authors Page).  

26.3 Study Areas 
Some Project effects are expected to be localized, but most will be diffused throughout the 
region as defined in Section 26.3.2. A local study area (LSA) was chosen to cover the potential 
effects of the Project near the PDA. The regional study area (RSA) was chosen based on where 
most of the population and services could be affected by the Project. In some cases, where 
relevant, the SEIA extends beyond the RSA boundaries. For example, the analysis of the 
effects of the Project on economic and fiscal conditions considers the whole province of Alberta. 

26.3.1 Local Study Area 
The LSA for the SEIA extends 2.5 km on either side of Hwy 643 (east of Hwy 825 and north to 
Hwy 38) and Hwy 38 (east of Hwy 643 and west to Hwy 830) (Figure 26-2). It focuses the 
assessment on the effects of the Project near the PDA, particularly on traffic, and is not 
intended to exclude any stakeholder. It was chosen based on: 

• the experience of other large-scale industrial projects  
• the effects of other nearby planned major construction 
• concerns expressed by nearby residents 

26.3.2 Regional Study Area 
The RSA for the SEIA (Figure 26-2) includes: 

• the cities of Edmonton, Fort Saskatchewan, St. Albert, Spruce Grove and Leduc 

• the counties of Sturgeon, Strathcona, Thorhild, Westlock, Leduc, Parkland, Beaver, Lamont 
and Smoky Lake 

• the following urban municipalities within the boundaries of the rural municipalities: Redwater, 
Gibbons, Bon Accord, Morinville, Stony Plain, Devon, Calmar, Beaumont, Thorhild, Lamont, 
Waskatenau, Clyde and Chipman 



FIGURE

FIGURE ID

PROJECT SCALE

CHECKED APPROVED

DRAFT DATE

REVISION DATE

PREPARED BY

DRAWN
AO

26/11/2006 OS1589

26-2
AXYS-CAL-092-000Acknowledgements:

Original Drawing by: Jacques Whitford-AXYS
Sources: Alberta Government, NRN

15 0 15 30 45

Distance in Kilometres

STURGEON UPGRADER

Socio-Economic
Local and Regional

Study Areas
Projection:

UTM 12 NAD 83 1:1,500,000

Jacques Whitford-AXYS

PREPARED FOR

Elk Island
National Park

Redwater
Natural Area

38

28

15

643

North Saskatchewan River

Beaverhill
Lake

Wabamun
Lake

Lac le Biche

Buffalo
Lake

Gull
Lake

Calling
Lake

16

2

16

Edmonton

Leduc

Wetaskiwin Camrose

Spruce
Grove

Devon

Morinville

Bon Accord

Gibbons

Fort
Saskatchewan

Redwater

Lamont
Chipman

Clyde Thorhild

Waskatenau

St Albert

Beaumont

250000

250000

300000

300000

350000

350000

400000

400000

450000

450000

58
50

00
0

58
50

00
0

59
00

00
0

59
00

00
0

59
50

00
0

59
50

00
0

60
00

00
0

60
00

00
0

60
50

00
0

60
50

00
0

61
00

00
0

61
00

00
0

Paved Access
Railway
Principal Development Area
Local Study Area
Regional Study Area
Protected Area
Natural Area
Urban Area

DB DB



Volume 2: Environmental and Sturgeon Upgrader Project
Socio-economic Impact Assessment Section 26: SEIA
 

 December 2006

  Page 26-5
 

The RSA largely coincides with the Edmonton Census Metropolitan Area (CMA) defined by 
Statistics Canada (Statistics Canada 2001). Some of the previously listed counties and urban 
municipalities are not part of the Edmonton CMA. When possible, analyses of key 
socio-economic parameters in these surrounding regions are isolated to focus on the 
communities that fall within the RSA.  

The RSA was defined based on the following: 

• Construction workers for the Project will primarily come from the workforce residing in the 
Greater Edmonton Area. Some construction workers might, however, come from other parts 
of the province, across the country and perhaps internationally.  

• It is expected most operations workers at industrial facilities near the Project live within the 
area defined by a 50-minute home-to-work commute, including: 

• northeast, northwest and southeast Edmonton 
• Fort Saskatchewan, Sherwood Park, Morinville, St. Albert, Redwater and Gibbons 
• parts of Strathcona County, Lamont County and Sturgeon County 

• Offsite fabrication for the Project will primarily occur in the Greater Edmonton Area. 

• Project activities may also affect smaller nearby communities, primarily to the north and east 
(e.g., effects on traffic and economic growth). 

26.4 Baseline Conditions 

26.4.1 Local Study Area 
The LSA is located within Alberta’s Industrial Heartland, a heavy industrial zone. Existing 
industrial facilities in the immediate area include: 

• Agrium Products Inc.’s Redwater Nitrogen Operations 
• Degussa Canada Inc.’s Gibbons Hydrogen Peroxide Plant 
• Williams Energy and Provident Energy Ltd.’s gas fractionation and storage facilities 
• W4 Heavy Industrial Park 

Other industrial facilities proposed or under construction in the area include: 

• the North West Upgrader (proposed) 
• the Northern Lights Upgrader (proposed) 
• the Access Pipeline and Trim Blend Facility (under construction) 

The area also supports agricultural operations and has several rural residential subdivisions, 
including Juniper Hills and Waterdale Park, just south of Redwater and a number of 
developments near Gibbons. 

Across the North Saskatchewan River (NSR) is the heavy industrial area of Fort Saskatchewan 
and Strathcona County, which includes Shell Canada Limited’s Scotford Refinery and Scotford 
Upgrader, Shell Chemicals, Air Liquide Canada Inc.’s industrial gases and utilities complex and 
OxyVinyls Canada Inc.’s plant. Also in the general area, BA Energy’s Heartland Upgrader is 
currently under construction and other projects are proposed, including the Scotford Upgrader 
Expansion Project. 
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26.4.2 Regional Study Area 

26.4.2.1 Economy 
The Greater Edmonton Area represents a large and diversified economy. The gross domestic 
product (GDP) of the Edmonton CMA was estimated to be $42.4 billion in 2006, 3.6 percent 
more than in 2005 and accounting for about 20 percent of Alberta’s total GDP. Table 26-1 
shows this area’s GDP by industry; manufacturing and construction represents over 22 percent. 

Table 26-1: Greater Edmonton Area Gross Domestic Product by Industry 
Industry 

 
Share of Regional GDP

(%) 
Finance, insurance and real estate 18.4 
Wholesale and retail trade 12.6 
Commercial services 12.3 
Manufacturing 12.1 
Construction 10.1 
Non-commercial services 9.6 
Transportation and warehousing 9.2 
Primary 6.9 
Public administration 6.2 
Utilities  2.5 
Total 100.0 

SOURCE: Edmonton Economic Development Corporation (2006a) 

The economic growth rate of the Greater Edmonton Area was estimated at over 5 percent in 
2005 and was forecast to increase by another 3.6 percent in 2006. The medium-term forecast 
calls for continued growth close to or at 3 percent through to 2010 (Edmonton Economic 
Development Corporation 2006b; City Forecast Committee 2006).  

The Greater Edmonton Area has become a focus for development of oil sands industry facilities. 
Oil sands have been commercially developed since the mid-1960s in the Wood Buffalo region of 
northeast Alberta. Other oil sands production occurs in the Bonnyville–Cold Lake and Peace 
River regions. Most of the upgrading facilities are near the production sites and most of the 
industry still follows this pattern, including Suncor Energy Inc., Syncrude Canada Ltd., Canadian 
Natural Resources Limited, and joint venture partners Nexen Inc. and OPTI Canada Inc.  

The Athabasca Oil Sands Project—owned by Shell Canada Limited, Chevron Canada Limited 
and Western Oil Sands—was the first oil sands project to locate its upgrader facilities in the 
Greater Edmonton Area, closer to markets and pipeline hubs. The Project and the Synenco’s 
Northern Lights Upgrader are now reinforcing this alternative upgrader-location siting. BA 
Energy’s Heartland Upgrader and the North West Upgrader—both merchant upgraders—are 
also planned for the Greater Edmonton Area. 

The Greater Edmonton Area has the opportunity to serve as the marshalling point for oil sands 
production facilities (e.g., open pit mining or in-situ operations) in the Wood Buffalo region that 
use fly-in operations. Currently, most corporate flights shuttle managerial and engineering 
workers between Calgary and the Wood Buffalo region. However, in time, operations workers of 
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some production facilities being planned outside current commuting distance of Fort McMurray 
are expected to fly to the Wood Buffalo region on a shift rotation basis. The Greater Edmonton 
Area is well positioned to capture the economic benefits of becoming the service centre for such 
flights and the residential community of choice for those personnel and their families. 

Sub-Regions 
There is some spatial organization to the economy of the region, for example, most heavy 
industry, including industries that support oil and gas and other natural resource extraction and 
processing, tend to be in urban fringe lands: 

• oil refining and associated industries in the northeastern quadrant of the region 
• metal manufacturing in the southeast of the region 
• oil service industries cluster in the southern part of the region including Nisku 
• transportation and logistics industries in the western fringe 

26.4.2.2 Major Projects 
Table 26-2 provides a summary of major projects by industry in the Greater Edmonton Area, 
including projects totalling over $5 billion from 2003 to 2006, an average of $1.33 billion per 
year. Based on these values, investment over the next five years is set to be over $30 billion, an 
average of approximately $6 billion per year. Oil sands projects—mainly upgraders—accounted 
for about one-third of investments recently and are anticipated to account for over 75 percent (or 
$22.9 billion) between 2006 and 2011. The Project is estimated to be nearly 35 percent of the 
anticipated oil sands industry investment in the area.  

Table 26-2: Major Projects – Edmonton Region 
Underway 
2003–2006 

Approved or Proposed
2006–2011 

Total 
Value Industry 

 ($ million) 
Agriculture and related 40 10 50 
Residential 567 215 782 
Commercial, retail and institutional 402 3,545 3,946 
Tourism and recreation 243 854 1,097 
Infrastructure 910 1,505 2,415 
Manufacturing and mining 0 304 304 
Chemicals and petrochemicals 65 0 65 
Oil and gas 0 398 398 
Oil sands 2,000 22,900 24,900 
Pipelines and power 1,022 45 1,067 
Other industrial 106 303 409 
Total Edmonton CMA 5,355 30,078 35,433 

NOTES:  
1 Major project is defined as larger than $2 million. 
2 Oil sands “Approved/Proposed” includes proposed $5 billion Total Energy Upgrader; however, 

location has not been finalized. 
3 Totals might not add precisely due to rounding. 

SOURCE: Alberta Economic Development (2006)  
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Table 26-3 summarizes known heavy industrial projects in Sturgeon and Strathcona counties. It 
shows that the Project’s total construction capital cost represents approximately 40 percent of 
the value of heavy industrial projects in the Heartland and approximately 62 percent of the value 
of heavy industrial projects in Sturgeon County. 

Note also that Petro-Canada is converting its Edmonton refinery. The work force engaged in this 
project is likely to be a valuable resource for the Project. 

Table 26-3: Heavy Industrial Major Projects, Sturgeon and Strathcona Counties 

County 
 

Company Name and Project Description 
 

Construction 
Schedule 

 
Cost  

($ million) 
Agrium Products Inc. – Redwater Gypsum Stack Extension, 
Phases 1 and 2 

2005–2010 65 

Canadian Bioenergy – biodiesel refinery – 65 
North West Upgrading Inc. – North West Upgrader (bitumen) 2007–2015 4,500 
Northern Lights Partnership (Synenco Energy Ltd. and 
SinoCanada Petroleum Corporation) – Northern Lights 
Upgrader (bitumen) 

2008–2010 3,600 

Fort Hills Energy L.P. (Petro-Canada, UTS Energy Corporation, 
Teck Cominco Ltd., and Fort Hills Energy Corporation) – 
Sturgeon Upgrader Project (bitumen) 

2008–2015 14,000 

Sturgeon 

Access Pipelines Inc. (MEG Energy Corp and Devon ARL 
Canada Corporation) – Access Pipeline Project (for bitumen 
and diluent) and Trim Blend Facility 

2005–2006 400 

Total for Sturgeon County  22,630 
Sherritt International Corporation facility expansion 2006–2008 200 
Kinder Morgan Canada Inc. crude oil storage terminals 2006–2007 133 
BA Energy Inc. – Heartland Upgrader (bitumen, Phases 1, 2 
and 3) 

– 2,000 

Petro-Canada – Edmonton Refinery conversion to upgrade 
bitumen 

2004–2008 2,000 

Shell Canada Limited – Scotford Upgrader Complex Expansion 2006–2010 2,700 
Total E&P Canada Limited – bitumen upgrader – 5,000 
Enbridge Pipelines (Athabasca) Inc. – oil pipelines and storage 
tanks - Waupisoo Pipeline Project  

– 80 

Strathcona 

Strathcona County – Waterline from Canadian Utilities Limited 
(CU) pipeline to Northern Bear Golf Course 

– 2 

Total for Strathcona County  12,115 
Total 34,745 

NOTE:  
1 Includes approved and proposed projects. 
A preliminary capital cost estimate for the Project will be available by mid 2007. For illustrative purposes, the 
current industry trend for oil sands upgrading in the range of $40,000 to $60,000 per daily barrel of synthetic 
crude capacity was used. 

SOURCE: Based on Alberta Economic Development (2006) 
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26.4.2.3 Population 
The population of the RSA is estimated at 1,043,724 with most people living in urban centres. 
Table 26-4 shows a breakdown of the population. 

Table 26-4: Regional Study Area Population by Community 
Community  2005 Estimate 

Redwater 2,250  
Gibbons 2,886  
Bon Accord 1,628  
Sturgeon County 18,864  
Strathcona County 80,232  
Fort Saskatchewan 14,685  
St. Albert 56,310  
Edmonton 712,391  
Lamont, Thorhild, Smoky Counties 11,704  
All other communities in RSA 142,774  
Total  1,043,724  

SOURCES: Based on Alberta Municipal Affairs (2005), City of Edmonton (2006a) 

Where possible, the data presented in Table 26-4 reflects the latest municipal or federal census 
estimates. However, for communities near the Project, such as Bon Accord, Redwater and 
Gibbons, anecdotal evidence regarding increased economic activity and information on housing 
starts suggests that these communities have been experiencing higher rates of growth in recent 
years. In the case of Gibbons, there has been an increase in population after showing a 
declining rate between 1996 and 2001. Based on this information, the adjusted population 
estimate for the communities closest to the Project (Redwater, Bon Accord, Gibbons and rural 
Sturgeon County) is approximately 25,630. 

Comparing the latest municipal census results to the 2001 national census generates an annual 
growth rate that shows a wide variation within the Greater Edmonton Area. Edmonton 
(1.7 percent), St. Albert (1.5 percent) and Sturgeon County (1.1 percent) had population growth 
rates below the provincial average (2.2 percent). Strathcona County (2.7 percent), 
Fort Saskatchewan (2.9 percent) and Spruce Grove (3.6 percent) were above the provincial 
average. The population of the region under baseline conditions is expected to be 1.15 million in 
2013 when the Project is fully operational and 1.18 million in 2015 when all projects are fully 
operational. These estimates assume that the recently experienced growth rate continues from 
2006 to 2015. In view of the anticipated economic growth in the province and the start of both 
the BA Heartland Upgrader and Scotford Upgrader Expansion projects, this is a plausible 
assumption. More recent information on inter-provincial migration and housing starts in the 
region indicate that these forecasted population growth rates might even be exceeded. 
Population and economic forecasts for the Greater Edmonton area are dynamic and subject to 
change. 

Recent population growth in the RSA is primarily the result of net in-migration. Recent data from 
Statistics Canada indicates that migration into the Edmonton CMA is growing. In 2004/05, there 
was a net migration of 14,417 people. That represents a net rate of 14.4 migrants per 1000 
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population, a substantial increase from a net rate of 6.8 migrants per 1000 population in 
2003/04 (Statistics Canada 2006a). 

26.4.2.4 Labour Market 
The region’s unemployment rate in 2005 was 4.5 percent, a slight decrease from 4.8 percent in 
2004. This rate was below the national average of 6.8 percent but higher than the provincial 
average of 3.9 percent during 2005. The province posted the lowest unemployment rate in the 
country (Statistics Canada 2006b). While unemployment rates vary among occupational groups, 
sectors, and regions, the labour market is generally tight throughout the province with an 
increasing number of employers reporting that they are experiencing difficulty hiring workers 
with needed skills (Alberta Human Resources and Employment 2005). 

The Edmonton CMA labour force was estimated to be over 571,000 people in 2005, of which 
546,000 were employed (Statistics Canada 2005). Table 26-5 shows employment breakdown 
by industry for the Edmonton CMA and the province. The manufacturing and construction 
workforce is estimated at 98,200 people or 18 percent of the total workforce of the Edmonton 
CMA and about one-third of the total labour force in manufacturing and construction in Alberta. 

Table 26-5: Labour Force by Industry 
Industry Classification Edmonton CMA Alberta 

Trade, transport and warehousing 125,100 385,300 
Manufacturing and construction  98,200 290,600 
Health and education  97,600 292,900 
Information, accommodation and other 84,600 262,400 
Business and professional services  57,000 193,700 
Finance and real estate  30,500 95,200 
Public administration  29,400 67,800 
Agriculture, utilities and resource-based  23,500 196,400 
Total employment  545,900 1,784,400 

SOURCE: Statistics Canada (2005) 

The total number of people employed in the region has increased by 8 percent or 38,300 
individuals between 2001 and 2005. The manufacturing and construction sectors added an 
additional 8300 workers, or 9 percent, to their workforces in the past five years.  

Edmonton is home to an estimated 7500 skilled workers who tend to work in heavy industrial 
construction.1 Key trades include welders, pipe fitters, iron workers and electricians. Heavy 

                                                      
 
1  The estimated number of workers on large projects (i.e., $50 million or more in construction capital 

costs) is estimated at between 20,460 and 24,050 from 2006 to 2008 (Construction Owners 
Association 2005). Acording to the same report, the supply of construction workers has typically been 
slightly in excess of the demand levels in the province. This trend is forecast to continue; however, for 
certain industrial trades, some shortages are forecast in the near term. This information suggests that 
the industrial workforce in the Edmonton region is approximately 7500, based on the approximate 
distribution of construction workers in the province. An Edmonton proportion of approximately 
one-third of Alberta is also confirmed by discussion with union representatives (Union Representatives 
2006). 
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industrial projects in the Edmonton region, such as the Scotford Upgrader Expansion and 
EPCOR Utilities’ Genesee Generating Station Phase 3 (G3), have tended to draw from this 
labour pool. 

When needed, industrial projects have also drawn on a mobile workforce. For example the 
Scotford Upgrader Expansion Project faced challenges recruiting workers when the onsite 
workforce peaked at over 10,000 workers in the later stages of the project. 

26.4.3 Provincial Economy 

Economic Growth 
Alberta experienced strong economic growth in 2005 and this trend is expected to continue in 
2006 and 2007. Employment is increasing, while the province’s seasonally unadjusted 
unemployment rate dropped in October 2006 to 3.0 percent, its lowest level in 30 years and the 
lowest in Canada (Alberta Human Resources and Employment 2006).  

High commodity prices, especially for oil, are a key driver behind these high levels of economic 
activity in the region and the province in general. Oil sands industry investment in Alberta—
currently representing $84 billion or approximately 61 percent of the value of all major projects 
in the province (Alberta Economic Development 2006)—is itself a response to these high 
commodity prices and other drivers. Oil sands industry investment reinforces the general 
commodity-price driven economic growth of the province, further increasing the demand for 
skilled workers, fabrication capacity, equipment, materials and machinery sales, and demand for 
goods and services.  

Inflation 
The high level of economic activity in the province is reflected in increasing prices, with Alberta’s 
consumer price index increasing by 4.3 percent for the period of July 2005 to July 2006. The 
corresponding number for Canada is 2.4 percent (Statistics Canada 2006c). The province has 
recently had to allocate additional funds to cover cost escalations for highway and 
post-secondary school projects (Alberta Finance 2006).  

Oil sands industry development contributes to, but is not the underlying reason for, the high 
levels of economic activity and inflation. High oil and steel prices, two components of cost 
inflation, are more related to broad economic and political forces. These include the emergence 
of China and India as major suppliers of manufactured goods and sources of demand for raw 
materials and the continued instability in the Middle East.  

Wage costs, inflation and skilled shortages are similarly influenced by oil sands industry 
investment. They are also influenced by large demographic forces, such as the general aging of 
the workforce. 

Population Growth 
Alberta’s population grew by over 98,000 in the year up to July 1, 2006, a rate of 29.5 per 
1000—the fastest in the country and almost three times the national average (Statistics Canada 
2006a).  



Sturgeon Upgrader Project Volume 2: Environmental and
Section 26: SEIA Socio-economic Impact Assessment
 

December 2006  
Page 26-12  
 

26.5 Project Design and Mitigation to Reduce Effects 
The Project can be characterized as a: 

• labour- and capital-intensive construction project, with an onsite construction workforce from 
2008 to 2015, averaging 3000 workers and peaking at 4500 workers in 2011 

• capital intensive operation, with a small permanent workforce of less than 500 company and 
contractor workers and a 30-year or more operating life  

As discussed in detail in the following section, the Project’s operations constitute a clear benefit 
for the economy of the region, as evidenced by the following: 

• The operating workforce will be relatively small and will be hired over a number of years. 
Therefore, effects of the Project on the population, service providers and infrastructure are 
expected to be small relative to the size of the region. 

• The Project, if approved, will provide tax revenue to Sturgeon County, offsetting increases in 
municipal costs associated with planning, road and emergency services cost increases. 

• The Project will provide contracting opportunities associated with operating and periodic 
maintenance of the facilities and further strengthen the regional economy that has 
well-developed capacity in heavy industrial construction and maintenance. 

Once operational, the Project is not expected to create multi-jurisdictional socio-economic 
issues, such as traffic and emergency services. Existing regional cooperation initiatives, such as 
the Northeast Capital Industrial Association (NCIA) and the Northeast Region Community 
Awareness and Emergency Response (NRCAER) partnership address these operations-related 
issues. 

The Project’s construction phase is anticipated to raise a number of issues and challenges 
related mostly to the number of onsite workers required for an extended construction period. 
Given the size of the Project, these construction issues and challenges would be apparent if this 
Project were the only one to proceed. Cumulatively, the issues will be greater as information 
available in October 2006 suggests that the Project’s construction period will overlap with a 
number of other large industrial projects, including the North West Upgrader and the Northern 
Lights Upgrader. As discussed in more detail in the following section, these issues and 
challenges include:  

• anticipated tight labour market for skilled workers and the need to bring in construction 
workers from outside the region and the province to meet the cumulative demands 

• pressure on the fixed-roof accommodation industry and the rental accommodation sector to 
meet the accommodation needs of out-of-region construction workers and the possible 
emergence of construction camps in the region for other large-scale industrial developments 
(note that PCOSI is not considering this option) 

• effects of out-of-region construction workers on health facilities, including emergency rooms 

• effects of the projects on municipalities in terms of planning, infrastructure and service 
provision in advance of property tax income increases 

• increased traffic volumes on the local road network near the project sites and on the wider 
highway networks in the northeast portion of the RSA 
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Construction effects will be felt across a number of municipal jurisdictions, suggesting the need 
for effective planning on a regional level. Experiences with regional planning in Fort McMurray 
suggest the most effective regional initiatives are ones which bring together both industry and 
municipal representatives to address cumulative socio-economic issues in the region. 

The region’s ability to meet the construction-related challenges might well influence whether 
potential future upgraders and refineries select the Greater Edmonton Area over other possible 
locations in Alberta or other jurisdictions. 

26.5.1 Project-Specific Design and Mitigation 

26.5.1.1 Labour Market Issues 
Slow labour force expansion and strong economic growth are creating labour market challenges 
both provincially and nationally. These challenges, including an aging workforce and increasing 
educational requirements for workers, could constrain future economic growth if not addressed. 
The Fort Hills Partners recognize these challenges and are committed to: 

• addressing labour market issues such as the attraction and retention of workers 

• evaluating its recruitment, leadership and succession planning to improve the attraction and 
retention of workers 

• investing in post-secondary education projects that increase student opportunities in the 
trades and technologies related to the oil and gas sector 

• providing support to both secondary and post-secondary scholarship programs 

• supporting secondary school youth development programs such as Careers: The Next 
Generation 

• operating a “Managed Open-Site Project” for the Project, which would allow for the use of 
union and non-union contractors 

• managing the transition of Petro-Canada’s existing workforce from the Edmonton refinery 
(up to approximately 2000 people) 

26.5.1.2 Traffic 
Proposed upgrader projects in Sturgeon and Strathcona counties might increase the volume of 
traffic on local roads, particularly during construction. This could lead to a decrease in the level 
of service on the road network and could create congestion, particularly during peak hours near 
plant entrances. In view of these effects, PCOSI plans to institute the following mitigation 
measures: 

• provide busing for onsite construction workers 

• schedule material and equipment deliveries during off-peak hours 

• schedule, wherever practical, staggered shift changes with other operations in the LSA  

• participate in industry group discussions and monitor the situation 

• minimize allowances for onsite construction workforce parking 
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26.5.1.3 Emergency Services 
The Project will meet and conform to the standard industrial health and emergency 
preparedness practices during construction and operations. PCOSI is also committed to: 

• onsite basic emergency medical services 

• first aid training for personnel 

• an emergency response plan 

• appropriate emergency equipment 

• emergency response staff 

• emergency response exercises and drills 

• close cooperation with other industrial operators nearby and the emergency services 
department of Sturgeon County 

26.5.1.4 Effects on Service Providers 
The Project will increase the population in the region which, in turn, will increase demands on 
some service providers. Fort Hills partners are committed to supporting programs and initiatives 
aimed at ameliorating Project effects on local service providers. Fort Hills Partners will be 
guided by other operators in the region to determine the appropriate community support. In 
particular, guidance will be taken from Petro-Canada’s refinery in nearby Strathcona County.  

Activities could include: 

• investing in community needs through programs like Petro-Canada's Community 
Partnerships Program, which is a proactive strategy to provide community support in 
key active business locations.  Funding is directed to: education, with a focus on post 
secondary and high school studies in engineering, science and business; environment with 
a water theme; and local community support, which includes community infrastructure, youth 
programs and cancer prevention.  

• encouraging and supporting employees and retirees to contribute to and get involved 
with non-profit organizations through the company's Petro-Cares Program. Employees and 
retirees can apply for grants payable to non-profit organizations with which they volunteer; 
they can receive matching corporate funds for contributions they made to post-secondary 
institutes; and they can receive grants to help top up pledges they raise, individually or in 
teams, for charity fundraising events. 

• actively participating in United Way campaigns across the country, with combined employee 
and corporate contributions totalling more than $1 million annually 

• providing disaster relief assistance in Canada and globally by matching employee 
contributions to the Red Cross 

• providing an Employee Assistance Program (EAP) to minimize effects on publicly funded 
health and social service providers (subject to confirmation) 
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26.5.1.5 Housing 
Fort Hills Energy Corporation is committed to developing a construction personnel housing 
strategy to minimize the effect of the Project and its construction personnel on housing, 
including affordable housing, in the RSA. This strategy might include discussions and 
coordinated actions with: 

• municipalities in the RSA  
• private-sector providers of fixed roof, rental, and/or camp accommodation  
• other heavy industrial project proponents in the area 

26.5.2 Cumulative Effects Mitigation 

26.5.2.1 Effects on Socio-Economic Conditions 
All socio-economic effects discussed in this SEIA are essentially of a cumulative nature and 
many project-specific mitigation measures are conceived of in the context of cumulative effects.  

26.5.2.2 Regional and Industrial Cooperation 
FHELP is committed to participate in industry and regional initiatives for appropriate local and 
regional planning (e.g., road network planning, emergency services). It is anticipated that the 
Fort Hills partners will participate in regional initiatives such as: 

• NCIA 
• Sturgeon County Industrial Heartland Ad Hoc Committee 
• North Saskatchewan River Watershed Alliance, which is chaired by a PCOSI employee 
• Fort Air Partnership 
• NRCAER partnership 

26.6 Project Residual and Cumulative Effects 

26.6.1 Assessment Cases  
The following three cases were used to assess the residual and cumulative effects of the 
Project: 

• Base Case – existing and approved projects only, which includes the current and anticipated 
general economic activity in the LSA and RSA, including Agrium Products Inc.’s Redwater 
Nitrogen Operations, Degussa Canada Inc.’s Gibbons Hydrogen Peroxide Plant, Williams 
Energy and Provident Energy Ltd.’s gas fractionation and storage facilities, the W4 Heavy 
Industrial Park, the Scotford Refinery, Scotford Upgrader, and recently approved Scotford 
Upgrader Expansion, and BA Energy’s Heartland Upgrader 

• Application Case – all of the above existing and approved projects plus the Project 

• Future Case – existing and approved projects, plus the Project and other major projects 
announced for the region, namely the North West Upgrader and Northern Lights Upgrader 
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26.6.2 Methods 
Socio-economic effects were assessed using a number of different methods depending on the 
availability of data and the importance placed on various issues by stakeholders. These 
methods included: 

• economic input–output modelling of the Alberta economy to determine Project effects:  

• in terms of total employment 
• on the provincial GDP 

• municipal fiscal effects analysis to address Project effects on the fiscal health of the host 
communities 

• labour market analysis to relate the construction workforce demands to the availability of 
workers in light of other anticipated heavy industrial construction in the region and in the 
province 

• key respondent interviews and analysis of historical performance to gauge the capacity of 
education, health and other systems to respond to an influx of workers during the 
construction and operations phases of the Project 

• detailed review of traffic and accident statistics in the region, including an analysis of the 
effects of the projects in the region on traffic  

• detailed review of recent socio-economic impact assessments, and relevant appendices, for 
similar heavy industrial projects in the RSA, including the Scotford Upgrader Expansion, BA 
Energy Heartland Upgrader, North West Upgrader, and Synenco Northern Lights Upgrader. 

26.6.3 Economic and Fiscal Conditions 

26.6.3.1 Income 

Construction Phase 

Construction of the Project is expected to provide economic benefits to both the provincial and 
regional economies by: 

• paying wages and salaries that will be used to purchase goods and services in the RSA and 
elsewhere in Alberta 

• engaging the services of engineering, environmental and other professionals 

• buying where practical equipment modules and structural steel elements from Alberta steel 
fabricators, many of whom are located in the RSA 

A preliminary capital cost estimate for the Project will be available by mid 2007. To illustrate the 
estimated expenditures by type and region, the current industry trend for oil sands upgrading in 
the range of $40,000 to $60,000 per daily barrel of synthetic crude capacity was used. 
Table 26-6 provides a breakdown of this estimated expenditure by type and region. The table 
indicates that 54 percent of the total expenditure accrues to Alberta, with 22 percent accruing to 
the RSA and 32 percent to the rest of Alberta. This estimate is due largely to the importance of 
the supply of labour. Other parts of Canada are also likely to experience economic benefit 
resulting from labour expenditures as the province’s tight labour market will likely mean some 
workers will need to be attracted from outside the province. Expenditures relating to materials 
and equipment are more likely to accrue internationally. 
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Table 26-6: Expected Construction Capital Expenditures by Region 
Expenditure 

($ million) 

Functional Area RSA 
Other 

Alberta 
Other 

Canada Foreign Total 
Labour 1,898 1,484 1,484 0 4,866 
Materials and equipment 860 1,842 870 4,054 7,626 
Engineering 377 1,131 0 0 1,508 
Total 3,135 4,457 2,354 4,054 14,000 
As percent of total (%) 22 32 17 29 100 

NOTE:  
1 Numbers might not calculate precisely due to rounding. 

These data need to be interpreted with caution in that the analysis relies in part on general 
procurement patterns as captured in the input–output model of the provincial economy (Alberta 
Finance 2005). With the current and expected level of economic activity, procurement patterns 
might change to reflect capacity constraints. In addition, as other large projects start or complete 
construction between 2007 and 2015, the Project might have varying success in procuring local 
or Albertan resources, including skilled heavy-industrial construction workers. 

In finding labour for the Project, PCOSI will make reasonable efforts to employ and procure 
Canadian subcontractors and goods to the extent they are available on a competitive technical 
and commercial basis. 

The construction capital costs of the Project constitute income for contractors, suppliers and 
workers. In turn, these recipients spend part of this income on supplies and services, 
compounding the income effect of the Project. 

Table 26-7 provides estimates of the direct, indirect and induced effects of the Project in terms 
of GDP and household income, based on published statistics from Alberta Finance (2005). The 
effect of the Project on GDP and labour income is estimated at $11.3 billion and $7.3 billion, 
respectively. 

Table 26-7: Construction-Related Effects on Income 
Direct, Indirect and Induced Effect 

($ million) 
Direct Effect 

($ million) 
GDP 

 
Labour Income 

 
14,000 11,287 7,338 

Operations Phase 
The Project’s average annual operations expenditure is estimated at $443 million. Operations 
expenditures will likely vary year-by-year, depending on plant turn-around, sustained production 
levels and variations in the price of inputs.  
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Table 26-8 provides the estimated breakdown of the operations expenditure by type and region. 
This breakdown relies in part on published supply ratios by industry from Alberta Finance 
(2005). The table indicates that more than three-quarters (79 percent) of operations expenditure 
accrues to Alberta, with 55 percent accruing to the region and 24 percent to the rest of Alberta.  

Table 26-8: Operations Expenditure by Region 
Expenditure 

($ million) 

Functional Area RSA 
Other 

Alberta 
Other 

Canada Foreign Total 
Labour 108.7 9.4 4.1 11.8 134.0 
Fuel 0.0 54.5 0.0 0.0 54.5 
Goods and services 136.4 44.0 19.1 55.0 254.5 
Total 245.1 107.9 23.2 66.8 443.0 
As percent of total (%) 55 24 5 15 100 

NOTE: 
1 Numbers might not calculate precisely due to rounding. 

Table 26-9 provides estimates of the direct, indirect and induced effects of the Project on GDP 
and household income, capturing the total effect of operations spending as it circulates through 
the economy. The estimates are based on published statistics (Alberta Finance 2005). The GDP 
and labour income effect of the Project is estimated at $354.4 million and $114.3 million, 
respectively. 

Table 26-9: Operations-Related Effects on Income 
Direct, Indirect, and Induced Effect 

($ million) 
Direct Effect 

($ million) 
GDP 

 
Labour Income 

 
443.0 354.4 114.3 

26.6.3.2 Municipal Fiscal Conditions 
The Project is expected to provide many benefits to Sturgeon County such as increasing the 
assessment base and therefore property tax payments. Subject to regulatory approval, the 
Project is expected to begin paying municipal property taxes in 2012 after Phase 1 becomes 
operational. From 2012 to 2015, property tax payments to the county are estimated at nearly 
$29 million annually. After the Project becomes fully operational in 2015, property tax payments 
are expected to increase to approximately $50 million annually. This is based on a preliminary 
estimate that the Project would increase the assessment base of the county by $6.1 billion, 
almost tripling the county’s total 2005 assessment base of $2.2 billion. 

Based on the county’s 2006 budget estimates, property tax payments from the Project would 
represent a more than threefold increase in property tax revenue, from $14.5 million to 
$64.5 million, and more than double the total county revenue, from $29.7 million to 
$78.8 million.  
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The estimate for the Project’s property tax payment is based on current assessment standards 
and tax rates. The estimate is open to much uncertainty as assessment standards and tax rates 
when the Project becomes fully operational are not yet known. 

Planned industrial development in Sturgeon County would further increase property tax revenue 
for the municipality. The effects of the three planned upgrader projects in Sturgeon County (e.g., 
North West Upgrader, Northern Lights Upgrader and the Project) on property taxes is estimated 
at $75 million, increasing the municipality’s total revenue by as much as 250 percent. The 
Project alone is expected to account for two-thirds of this increase in tax revenue.  

The cumulative effects of these projects on municipal revenue will also lead to increased 
demand for municipal infrastructure and services, including: 

• increased pressures on the local road network (described further in Section 26.6.7.1) 
• increased demand for municipal planning and development services 
• potential upgrades needed to municipal emergency services 
• potential land use issues that might require municipal involvement 

Future industrial development might also affect demand for municipal infrastructure and 
services due to the associated population increase. As more people move into the county, 
municipal services, such as waste and water, might be affected. However, these new residents 
also bring economic benefits to the county including demand for housing and increased 
residential property tax payments.  

A review of its current corporate plan suggests that the county is well aware of the challenges it 
faces. In fact, a number of studies have been undertaken by the county, including a 
Transportation Master Plan, to address the challenges and issues associated with planned 
industrial development. 

26.6.3.3 Provincial Fiscal Conditions 
During operations, the Project will provide economic benefits to the provincial and federal 
government via corporate tax payments. Annual corporate tax payments for the Project are 
estimated at approximately $280 million provincially and $532 million federally once the Project 
is fully operational and the loss carry-forward pools have been exhausted.  

With corporate tax payments expected to continue until 2050, the total provincial and federal 
corporate taxes are estimated at $8.9 billion and $16.9 billion, respectively. Using an 8 percent 
discount rate, the net present value for provincial and federal corporate tax payments will be 
approximately $0.78 billion and $1.46 billion respectively. 

The key assumptions behind this analysis are: 

• a real average Brent crude oil price of US $40 per barrel 
• a real average AECO (Alberta Energy Company) natural gas price of C$7.00 per gigajoule 
• an exchange rate of $0.80 per U.S. dollar 
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26.6.4 Employment 

26.6.4.1 Construction Phase 

Project Labour Force Requirements 
The total construction labour force requirement for the Project is estimated at 84.2 million 
person-hours (or 36,200 person-years). The construction labour force will include: 

• onsite construction workers (including supervisory): approximately 57.3 million person-hours 
(23,900 person-years) 

• offsite construction workers (including supervisory): 14.3 million person-hours 
(6000 person-years) 

• engineering personnel: approximately 12.6 million person-hours (6300 person-years) 
The Project will likely draw on the full complement of building trades: 

• mechanical and electrical will account for about 50 percent of the total workforce 
• ironworkers are expected to account for another 20 percent 
• carpenters, labourers and other trades will comprise the remaining 30 percent 

Subject to regulatory approval, onsite construction will begin in 2008 and continue through to 
the completion of Phase 2/3 in 2015.  

Of the 23,900 person-years required for onsite construction workers, approximately 2900 
person-years are predicted for supervisory staff. Figure 26-3 shows the distribution of this 
employment and shows that the onsite workforce stays above 2500 workers for almost six 
years, between the second quarter of 2009 and the fourth quarter of 2014, reaching a peak of 
approximately 4500 workers in the fourth quarter of 2011 before the start up of Phase 1. The 
onsite construction workforce for Phase 2/3 reaches its high of about 4000 in the second quarter 
of 2014. The average onsite workforce during the entire construction phase is 3000. 
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Figure 26-3: Onsite Construction and Supervisory Workforce 
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Along with onsite construction, the Project is likely to also generate work offsite in fabrication 
yards in the Edmonton area and elsewhere (6000 person-years) and in engineering companies 
in Edmonton, Calgary and beyond (6300 person-years). 

Cumulative Labour Force Requirements 
The Project is not the only heavy industrial project planned in the RSA or in Sturgeon County. 
The five upgrader projects currently announced, approved or under construction in the regional 
study are expected to follow the construction schedules shown in Table 26-10. 

Table 26-10: Construction Schedules for Planned Upgraders in the 
Regional Study Area 

Year 
Planned Upgraders County 

Capacity 
(bpd) 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 

Scotford Upgrader 
Expansion (Alberta  

Strathcona 90,000           

Heartland Upgrader 
(BA Energy Inc.) 

Strathcona 160,000           

North West 
Upgrader (North 
West Upgrading Inc.) 

Sturgeon 150,000           

Northern Lights 
Upgrader (Synenco 
Energy Ltd.) 

Sturgeon 100,000           

Sturgeon Upgrader 
Project, Phase 1, 2/3 

Sturgeon 340,000           

Also, there are a further estimated $7 billion in major infrastructure projects in the RSA, either 
approved or proposed for construction between 2006 and 2011. 

The timing of the construction stages of the five upgrader projects is subject to uncertainty 
because of: 

• timelines of regulatory processes 
• availability of construction workers and materials 
• availability and capacity of fabrication yards 
• changing input costs (labour and materials) 
Cost escalation is an increasing concern for many oil sands projects in the province. While this 
SEIA uses currently reported construction schedules and estimated costs for approved and 
proposed upgrader projects in the Heartland, if costs for inputs (materials and labour) continue 
to rise, a number of upgrader projects might experience delays in project execution, affecting 
project scope and timelines. 

Based on information available in September 2006, Figure 26-4 presents an estimate of 
cumulative construction workforce requirements. The graph indicates that the number of 
workers needed for the five upgrader projects might exceed 7000 workers for 19 consecutive 
quarters between the second quarter of 2008 and the fourth quarter of 2012. The cumulative 
onsite construction workforce remains above 11,000 in late 2008, peaking at 12,100 in early 
2009.  
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Figure 26-4: Cumulative Upgrader Onsite Construction Workforces 
The Project represents a large portion of the cumulative construction workforce. Between 2010 
and 2011, it accounts for more than 40 percent of the cumulative onsite construction workforce. 
Between 2013 and 2015, it accounts for between 50 percent and 72 percent of the total 
workforce. 

These projects will be competing for workers with other large industrial projects elsewhere in the 
region, in the province and beyond. The oil sands region around Fort McMurray is also expected 
to see a number of industry projects proceeding between 2007 and 2012. 

Competition for Industrial Workforces 

Alberta 

Table 26-11 shows annual market rankings for selected trades and occupations in Alberta 
between 2006 and 2014. The ranking ranges from 1 (excess supply) to 5 (intense competition 
for qualified workers). The information, based on industry input and analysis of labour 
requirements, supply features, retirements and training systems, shows that most trades of 
relevance to the Project received annual market ratings of 3 (employers might need to compete 
to attract additional workers). The Construction Sector Council has indicated that labour market 
conditions for trades in Alberta are likely to remain tight later in the forecast period as older 
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workers retire and fewer workers are recruited from outside the province (Construction Sector 
Council 2006). 

Table 26-11: Market Rankings for Trades and Occupations in Alberta 
Market Ranking 

Trades 2006 2007 2008 2009 2010 2011 2012 2013 2014 
Boilermakers 4 4 3 3 3 3 3 3 3 
Bricklayers 3 3 3 3 3 3 3 3 3 
Carpenters 5 3 3 3 3 3 3 3 3 
Construction managers 5 4 3 3 3 3 3 3 3 
Construction millwrights and 
industrial mechanics (except 
textile) 

4 3 3 3 2 2 3 3 3 

Contractors and supervisors 5 4 3 3 3 3 3 3 3 
Electricians (including industrial 
and power system) 

5 4 3 2 3 3 3 3 3 

Heavy equipment operators 
(except crane) 

4 4 4 3 3 3 3 3 3 

Insulators 5 4 3 3 2 3 3 3 3 
Ironworkers and structural 
metal fitters 

5 4 3 2 2 2 3 3 3 

Plumbers 5 4 3 3 3 3 3 3 3 
Sheet metal workers 5 4 3 3 2 2 2 2 3 
Trades helpers and labourers 4 4 3 3 3 2 2 2 3 
Welders and related machine 
operators 

5 4 3 2 2 2 3 3 3 

NOTES: 
1 Definition of market rankings: 
1 – Workers meeting employer qualifications are available in the local markets to meet an increase in 

demand at the current offered rate of compensation and other current working conditions. Excess 
supply is apparent and there is a risk of losing workers to other markets. 

2 – Workers meeting employer qualifications are available in local or in adjacent markets to meet an 
increase in demand at the current offered rate of compensation and other working conditions. 

3 – The availability of workers meeting employer qualifications in the local market might be limited by 
large projects, plant shutdowns or other short term increases in demand. Similar or weaker conditions 
exist in adjacent markets, so that mobility is an option. Employers might need to compete to attract 
needed workers. Established patterns of recruiting and mobility are sufficient to meet job 
requirements. 

4 – Workers meeting employer qualifications are generally not available in local and adjacent markets to 
meet any increase in demand. Employers will need to compete to attract additional workers. 
Recruiting and mobility might extend beyond traditional sources and practices. 

5 – Needed workers meeting employer qualifications are not available in local or adjacent markets to 
meet current demand so that projects or production might be delayed. There is excess demand. 
Competition is intense and recruiting reaches to remote markets. 

SOURCE: Construction Sector Council (2006) 
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Greater Edmonton Area 

The Greater Edmonton Area has an estimated heavy-industrial labour force of 7000 to 8000, of 
which a number are mobile, moving among projects in other centres, such as Fort McMurray, 
Grande Prairie and Cold Lake. For this SEIA, it is assumed that the location of the Project and 
other upgraders planned for Sturgeon County and Strathcona County will be a factor in 
attracting those currently working mobile, but residing in the Greater Edmonton Area. 

The analysis presented here suggests that the cumulative demand for industrial construction 
workers, estimated at 12,100, will exceed the estimated 7000 to 8000 industrial workers 
resident in the Edmonton region. This means that even if these projects are successful in 
attracting virtually all the industrial workers resident in the Edmonton region, the cumulative 
construction workforce demand will need to be met by additional mobile workers from outside 
the region. 

26.6.4.2 Operations Phase 

Project Labour Force Requirements 
Hiring full-time operations-related employees will begin in 2007. The first phase of operations for 
the Project in 2011 will require an estimated 373 full-time operational employees. The full direct 
operations workforce for the Project is expected to reach 431 by 2013. Operators (shift) and 
technical staff will account for approximately 70 percent of operational workers. Other functional 
groups of operational workers include maintenance, laboratory technicians, service staff and 
management. 

There will also be an average of 64 additional contractors onsite during operations. Including 
contractors, the total number of onsite operations workers is estimated at 495. 

Cumulative Labour Force Requirements 
The Project is one of several large upgrader developments in the RSA. Table 26-12 presents 
the operations workforce associated with each of the five upgrader projects that are currently 
approved, planned or underway in the Greater Edmonton Area. Once at full production, these 
upgraders will require a direct operations workforce estimated at 1281. These operational 
workers will be supported by an estimated 323 contractors. The Project represents about one-
third of the total direct workers needed for the five upgraders. 

By 2015, the direct full-time operations workforce required by upgraders in Sturgeon County 
(North West, Northern Lights and the Project) is estimated at approximately 920. There also 
might be approximately 219 contractors on the different upgrader sites in Sturgeon County at 
any one time. 

Table 26-13 shows the Greater Edmonton Area workforce in occupations to which most 
upgrader operations workers belong. It follows that the over 1600 operations workers and 
contractors required cumulatively by the five upgraders will represent a small portion of the 
Greater Edmonton Area labour force in these selected occupations. 

Upgraders in the Greater Edmonton Area will compete for workers with other planned facilities 
in the Regional Municipality of Wood Buffalo. The ability of upgraders in Sturgeon and 
Strathcona Counties to compete for workers is enhanced by their location near Edmonton.  
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Table 26-12: Cumulative Operational Workforce Requirements 

Planned Upgraders 

Direct 
Operations 

Workers Contractors 

Total 
Operations 
Workforce1 Startup 

Scotford Upgrader Expansion 180 50 230 Startup – 2009 
Heartland Upgrader 180 54 234 Phase 1 – 2006 

Phase 2 – 2009 
Phase 3 – 2011 

North West Upgrader 190 55 245 Phase 1 – 2010 
Phase 2 – 2012 
Phase 3 – 2015 

Northern Lights Upgrader 300 100 400 Phase 1 – 2010 
Phase 2 – 2012 

Sturgeon Upgrader 431 64 495 Phase 1– 2011 
Phase 2/3 – 2015 

Total 1,281 323 1,604  

NOTE: 
1 Including contractors 

Table 26-13: Greater Edmonton Area Workforce by Selected Occupation 

Selected Occupation 
 

Number of 
Workers 

 

Percentage of Total 
Employed 

(%) 
Management 45,900 8.4 
Business, finance and administration 102,700 18.8 
Trades, transport and equipment operators, and related 92,800 17.0 
Unique to processing, manufacturing and utilities 20,800 3.8 
Total employed 545,900 100.0 

SOURCE: Statistics Canada (2005) 

26.6.4.3 Total Employment Requirements 

Construction Phase 
The effect of the Project on total direct employment includes the onsite and offsite workforces 
discussed in the previous sections and the engineering workforce. The total direct construction 
employment is estimated at nearly 36,200 person-years over the entire construction period. Part 
of this workforce will be met through the transfer of up to approximately 2000 contractors 
currently working on the Edmonton Refinery. 

The direct employment will generate employment among suppliers to the Project (indirect 
employment) and in the general economy (induced employment), which can be estimated using 
published multipliers (Alberta Finance 2005). The total direct, indirect and induced employment 
is estimated at 76,700 person-years over the entire construction period.  
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Operations Phase 
As discussed in Section 26.6.4.2, the Project’s direct operations workforce is estimated at 431 
full-time persons. As with construction, direct operations will create work for suppliers and in the 
general economy. Using published multipliers (Alberta Finance 2005), the total direct, indirect 
and induced employment is estimated at 785 person-years annually. This number includes the 
estimated 64 contractors who will be linked to the Project. 

26.6.5 Population 
Potential effects of the Project on population are related to the need for workers during the 
Project’s construction and operations phases. The analysis takes into consideration direct hires, 
as well as indirect and induced employment created by the Project. 

26.6.5.1 Construction Phase 
At its peak, the Project’s construction phase is expected to require 4500 direct onsite workers. 
The annual average onsite workforce is about 3000 workers. Because of the tight labour market 
and the anticipated strong competition for skilled workers in the region, some construction 
workers might come from outside the region to work on the Project.  

However, the construction phase of the Project is not expected to have a substantial effect on 
the permanent population of the RSA for the following reasons: 

• The Greater Edmonton Area already has a large industrial labour force (approximately 7000 
to 8000) from which the Project can draw a substantial portion of their construction 
workforce. 

• Any potential population increases resulting from the Project’s construction phase will be 
small compared with the RSA population, estimated in 2005 at over 1,043,000 people.  

• Based on past experience, construction workers coming from outside the region are unlikely 
to permanently relocate to the region. They will most likely be in the region for a relatively 
short period and likely without their families. 

Cumulatively, the peak construction workforce required is approximately 12,100. Even if all 
direct construction workers were from outside the region, and assuming they leave their families 
in their home communities, the effect of an additional 12,100 people on the RSA is only 
1.2 percent. 

However, should further large-scale industrial projects be announced for the Greater Edmonton 
Area, creating continuous large-scale industrial construction activity for the foreseeable future, it 
is possible that some workers and their families will relocate permanently to the RSA.  

26.6.5.2 Operations Phase 

Changes in Population due to the Project 
The Project is estimated to increase the total population by a maximum of 2510 people. This 
assumes that all 431 of the Project’s direct operations workers, plus workers filling indirect and 
induced employment created by the Project, are new to the area and have an average family 
size of 3.2 persons. Even under this conservative effect scenario, this increase represents only 
a 0.2 percent change to the RSA’s population of 1.15 million in 2013 or approximately 
5.4 percent of the total in-migration into the Greater Edmonton Area in 2004/05 (Statistics 
Canada 2006). 
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It is unlikely that the estimated maximum population increase will occur because there is: 

• an existing workforce in the Edmonton CMA for petroleum and chemical manufacturing 
estimated at 5400 workers in 2001 (Statistics Canada 2001) 

• a growing labour force in the petroleum and chemical manufacturing industry as a result of 
increasing post-secondary graduates from institutions in the Edmonton region.  

Hiring of operations workers for the Project is set to begin in 2007 and continue until 2013, 
which will distribute the effects associated with the population increase over a seven-year 
period. 

The experience of industrial facilities in the LSA suggests that the residence patterns of the 
operations workforce of the Project will be widely dispersed in a radius around the plant, with a 
fairly equal spread between larger and smaller centres. Assuming this residence pattern, 
Table 26-14 examines a plausible scenario of workforce settlement and the resulting effects on 
population. 

Table 26-14: Application Case – Population Effects  

Community or Region 
 

Project 
Workforce 

per 
Community 

(%) 

Total 
Employment1

 

Population 
Increase 

 

Project 
Contribution2 

(%) 

Projected 
Population 

in 20133 

 
Redwater 8 63 201 8.0 2,813 
Gibbons 8 63 201 6.0 3,552 
Bon Accord 5 39 125 7.0 2,016 
Sturgeon County 9 71 226 1.0 22,130 
Strathcona County 10 78 251 0.3 89,685 
Fort Saskatchewan 20 157 502 3.0 16,871 
St. Albert 5 39 125 0.2 62,894 
Counties of Lamont, 
Thorhild and Smoky 

15 118 376 3.0 13,241 

Edmonton and 
remaining CMA 

20 157 502 0.05 941,134 

Total  100 785 2,509 0.2 1,154,336 

NOTES: 
1 Refers to direct, indirect and induced employment generated by the Project. 
2 Estimated population in 2013 including the Project as a percentage increase in estimated population 

without the Project. 
3 Annual population growth estimated at 1.9% for Redwater, Gibbons, Bon Accord and Sturgeon County; 

1.4% for Strathcona County, Fort Saskatchewan, St. Albert; and 1.2% for the remaining. 

SOURCES: Based on Statistics Canada (2001), City of Edmonton (2006b) 



Sturgeon Upgrader Project Volume 2: Environmental and
Section 26: SEIA Socio-economic Impact Assessment
 

December 2006  
Page 26-28  
 

As shown in the table, the potential effects of the Project on population varies across centres 
based on their existing sizes, with the small centres near the Project experiencing a population 
increase in the range of 6 to 8 percent. The surrounding counties of Lamont, Thorhild and 
Smoky could plausibly see a population increase of 3 percent. The larger centres would 
experience a smaller relative increase, ranging from 0.05 percent for Edmonton to 3 percent for 
Fort Saskatchewan. The estimated growth in population includes the direct, indirect and induced 
workforce associated with the Project and their respective families. 

The Project presents only one possible settlement pattern. The decision of where to settle rests 
with the individual worker and involves the consideration of a number of dynamic factors, such 
as community amenities and services, perceived quality of life, spousal work opportunities and 
commuting options. Whether actual settlement patterns follow the settlement pattern outlined 
above will depend largely on the decisions of individual communities in the RSA to ensure 
appropriate amenities (e.g., housing) are available to attract these workers. 

Cumulative Effects on Population 
As discussed, the population of the region is anticipated to grow to 1.18 million under baseline 
assumptions. In the Future Case, this population forecast is estimated to increase to 
1.186 million or a 0.5 percent increase. 

Assuming a similar settlement pattern to the Project, Table 26-15 presents a plausible scenario 
of workforce settlement and the effects of the three upgrader projects planned for Sturgeon 
County (e.g., North West Upgrader, Northern Lights Upgrader and the Project) on population. 

Table 26-15: Effects of Upgraders in Sturgeon County on Population  

Community or Region 
 

Total 
Employment1

 

Population 
Increase 

 

Cumulative 
Effect2 

(%) 

Projected Population
in 20153 

 
Redwater 140 446 16 3,158 
Gibbons 140 446 13 3,925 
Bon Accord 87 269 14 2,241 
Sturgeon County 157 502 2 23,240 
Strathcona County 174 558 0.6 92,453 
Fort Saskatchewan 349 1,115 7 17,935 
St. Albert 87 269 0.4 64,774 
Counties of Lamont, Thorhild 
and Smoky 

262 836 6 14,008 

Edmonton and Remaining CMA 349 1,115 0.1 964,417 
Total  1,744 5,576 0.5 1,186,151 

NOTES: 
1 Refers to direct, indirect and induced employment generated by the three upgrader projects planned for 

Sturgeon County. 
2 Estimated population in 2015 including the projects as a percentage increase in estimated population 

without the projects. 
3 Cumulative effects during operations is calculated in 2015 to capture the full operations implementation 

of the projects. 

SOURCES: Based on Statistics Canada (2001), City of Edmonton (2006b) 
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The cumulative effect of the three upgrader projects planned for Sturgeon County could result in 
the creation of approximately 1740 full-time equivalent jobs in the RSA. This represents a 
population increase of 0.5 percent, based on the projected population growth of the region by 
2015. Small centres near the Project could potentially see a population increase of 
approximately 13 to 16 percent per community. Actual settlement patterns will differ and will be 
influenced by availability of housing, schools and amenities. 

26.6.6 Land Use 
Strathcona County and Fort Saskatchewan have traditionally been the locations of choice for 
large-scale petrochemical refining and related industries. However, Sturgeon County has 
recently become a focus of planned upgrader development as another option. 

The further development of heavy industry in Sturgeon County includes the potential for land 
use conflicts. Generally, recent experience of industrial development applications indicates that 
there is a basic incompatibility between heavy industry and residential development close to one 
another. For example, the Natural Resources Conservation Board (NCRB) notes that: “the 
Board is satisfied that the effect of the location of intensive large industrial facilities in the area 
has resulted in effects on residential and agricultural landowners” (NRCB 2004).  

This basic incompatibility is the main reason that the Alberta’s Industrial Heartland Association 
has spearheaded the Voluntary Property Purchase Program, to allow affected residents who do 
not want to live near planned facilities a mechanism for selling their property. The necessity of 
this program is however in question because land values in the area have appreciated 
significantly. The program is still in its initial stage and has undergone a first round of property 
appraisals. Alberta’s Industrial Heartland Association also has conducted some research 
indicating that properties immediately outside its policy area have been selling on par or higher 
than other comparable properties in the County (Wall 2006, pers. comm.). 

The incompatibility of industrial and residential and agricultural land use also plays a role in land 
zoning consultation and decisions. In the fall of 2006, Sturgeon County began work on a new 
Area Structure Plan to address uncertainty regarding the land zoning process and about the 
definition of classifications that the County uses.2  

26.6.7 Infrastructure 

26.6.7.1 Traffic 
The assessment of Project and cumulative traffic on the LSA road network focuses on 
segments of Hwys 38, 643 and 825.3 

                                                      
 
2 For further discussion on land use issues please refer to Section 24: Land Use  
3 The Hwys analyzed in this section consist of the following specific segments: Hwy 643, east of Hwy 825, 
north to Hwy 38 (Hwy 643: CS 2: TCS 8); Hwy 38, south of Redwater, west of Hwy 830 
(38:CS 10:TCS 4,8); Hwy 825, north of Hwy 37, south of Hwy 643 (Hwy 825, CS 2, TCS 4). 
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Site Access 
The PDA will be located north of Hwy 643, just east of Hwy 825, between Range Roads (RR) 
223 and 220. Other elements of the Project, upgrader rail and third-party facilities, will be in the 
same area but south of Hwy 643. There are two access routes to the PDA: 

• the main site entrance is designed to be off Hwy 643 at the west end of the property along 
RR 222  

• a secondary site entrance is planned from Hwy 643 at the east end of the property between 
RR 221 and RR 220 

Major Project Routes 
The Project’s construction and operations workforces are expected to reside throughout the 
RSA. Many of the supplies and fabricated modules required for the Project will also come from 
the Greater Edmonton Area, especially from East Edmonton, where many of the region’s metal 
fabrication yards are located. 

Workers and materials travelling to the PDA from elsewhere in the RSA are expected to 
approach the work site on four major routes: 

• from the north on Hwy 38, connecting with Hwy 643 
• from the east on Hwy 38, connecting with Hwy 643 
• from the west on Hwy 643 
• from the south on Hwy 825, connecting with Hwy 643 

Existing Traffic Conditions 
Segments of all three highways in the LSA have experienced relatively steady traffic volume 
levels over the past five years. Table 26-16 shows the Weight Average Annual Daily Traffic 
(WAADT)4 counts for traffic volume on the highways segments near the PDA. 

Table 26-16: Weighted Average Annual Daily Traffic (WAADT), Selected Highway 
Sections, 2001-2005 

Highway Section 2001 2002 2003 2004 2005 

Average 
Annual 
Change 

(2001-05) 
Hwy 38, CS110, TCS2 08 1,120 1,150 1,090 1,030 1,040 -1.8% 
Hwy 643, CS 02, TCS 08 1,960 2,020 2,010 2,030 2,040 1.0% 
Hwy 825, CS 02, TCS 04 2,880 3,000 2,960 2,860 2,980 0.9% 

NOTES: 
1 Control Section (CS) 
2 Traffic Control Section (TCS) 

SOURCE: Alberta Infrastructure and Transportation (2006a) 

                                                      
 
4 WAADT is a weighted average of daily two-way traffic volumes for a section of highway with significant 
variance between traffic control sections along its length. 
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Of the three highway segments near the PDA, Hwy 825 north of Fort Saskatchewan to Hwy 643 
is the busiest at 2980 vehicle movements. The segment of Hwy 643 which runs east to west 
through the PDA is the next busiest with a vehicle movement count of 2040. 

Table 26-17 provides a summary of traffic collision statistics for the most recent five-year period, 
2000 to 2004. 

Table 26-17: Highway Collision Statistics – 2000 to 2004 
Collision Indicators Hwy 825 Hwy 643 Hwy 38 

Number of collisions 77 52 24 
Number of fatalities 0 0 0 
Collisions from animal strikes (%) 61 56 50 
Collision rate (per MVKM) 103 103 140 
Compared to 2004 provincial rate (%) 95 96 130 

NOTE: 
1 MVKM – million vehicle kilometres 

SOURCE: Alberta Infrastructure and Transportation (2006b) 

Highways 825 and 643 have collision rates of 103 per million vehicle kilometres for the past 
five-year period, which is slightly below the 2004 provincial collision rate of 108. Hwy 38 has a 
higher rate of 140, which is 30 percent above the 2004 provincial rate. The majority of collisions 
on Hwy 38 have occurred near the intersection of Hwy 830 and outside the LSA. 

Project Construction Traffic 
The average number of daily trips generated during the construction phase is estimated at 
3870, reaching a maximum volume of 4997 during the peak of the construction phase 
(second quarter of 2011). Table 26-18 provides a breakdown of the average and peak traffic 
associated with construction of the Project. 

Table 26-18: Project Construction Traffic 
Number of Daily Trips (Q2 2014) 

Vehicles Average Peak 
Passenger vehicles 2,840 3,743 
Buses 119 160 
Delivery vehicles 911 1,094 
Total 3,870 4,997 

These estimates assume: 

• on average, 60 percent of the onsite construction workforce is bused to and from the site 

• 1.2 people per vehicle for the onsite construction workforce that is not bussed. 

• operations-related workers already working onsite during the construction phase are not 
bused to the site and travel in passenger vehicles (one people per vehicle) 
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Traffic during the construction phase will be dispersed over the various highways that run past 
the PDA and link into a number of major highways. Table 26-19 shows the estimated Base 
Case traffic volumes in the LSA and increases related to the Project in 20145.  

Table 26-19: Application Case – Construction Traffic in the  
Local Study Area 

Highways 
 

Highway Section1 
Experiencing Highest Traffic 

Volume 
 

Base Case 
Traffic 

(Estimated 
2014 AADT2,3)

 

Peak 
Project 

Increase4

 

New 
AADT 

Including 
Project 

 

Project 
Contribution5

(%) 
38 South of Hwy 644 at Redwater 2,211 316 2,527 14 

643 West of Boysdale Road 3,143 4,022 7,165 128 
825 North of Hwy 37, West of Fort 

Saskatchewan 
4,792 2,578 7,370 54 

NOTES: 
1 Categorized by Traffic Control Section 
2 AADT: Average Annual Daily Traffic 
3 Assumes an average Base Case growth rate of 2% per annum. 
4 The origin of trips is assumed on the basis of the proportionate share that each community/region has of 

the total onsite workforce of the RSA. 
5 Defined as the percentage increase in traffic over the anticipated AADT in 2014 under Base Case 

conditions. 

The information indicates variations in potential increases in AADT within specific traffic control 
sections of the LSA highway network resulting from the Project. For the control section on 
Hwy 643, next to the Project’s main entrance, the increase over baseline volumes is expected to 
be 128 percent. 

These estimates all refer to the peak construction period in the second quarter of 2014 and 
reflect a maximum impact scenario. The average construction traffic volumes for the Project are 
estimated to be nearly 23 percent lower. 

Construction – Cumulative Effects on Traffic 
Table 26-20 presents the estimated peak traffic volumes assuming that the direction of traffic 
flow for the North West Upgrader and Northern Lights Upgrader projects are similar to those 
used for the Application Case. 

The cumulative construction analysis estimates that traffic volumes will increase substantially 
above Base Case levels on segments of all three highways, especially on Hwy 643. High traffic 
volumes are predicted to substantially decrease levels of service and likely create congestion 
issues, particularly during peak hours and at highway intersections. The estimated vehicle 
movements in the Future Case for Hwys 643 and 825 involve levels above desirable standards 
for these types of highways. This suggests the need for a more detailed traffic study to identify 
any road network enhancements that might be required. Sturgeon County commissioned such a 
study in mid-2006, and the results are expected in the first quarter of 2007. 
                                                      
 
5  Note: Individual segment impacts are not strictly additive to the average or peak impact, due to 

dispersion of traffic and overlaps between segments. 
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Table 26-20: Future Case Construction Traffic 

Highways 
(LSA) 

 

Highway Section1 
Experiencing Highest 

Traffic Volume 
 

Base Case 
Traffic 

(Estimated 
2012 

AADT2,3) 
 

Peak 
Cumulative 
Increase4 

 

New AADT 
Including 
Project 

 

Cumulative 
Effect5 

(%) 
38 East of 643, west of Amelia 1,137 3,280 4,417 288 
643 West of Boydsdale Road 3,021 7,646 10,667 253 
825 North of Hwy 37, West of 

Fort Saskatchewan 
4,606 4,910 9,517 107 

NOTES: 
1 Categorized by Traffic Control Section.\ 
2 AADT: Average Annual Daily Traffic 
3 Assumes an average Base Case growth rate of 2% per annum. 
4 The origin of trips is assumed on the basis of the proportionate share that each community/region has of 

the total onsite workforce of the RSA. 
5 Defined as the percentage increase in traffic over the anticipated AADT in 2012 under Base Case 

conditions. 

Busing 
Worker busing will be used for onsite construction workers for the Project. This preliminary 
assessment indicates the importance of busing for all planned upgrader projects in Sturgeon 
County because of their overlapping construction periods and geographic proximity. A 
cooperative approach to busing is required, along with coordination of shift changes and 
construction schedules among projects. If busing were not used, the cumulative effect of the 
three upgrader projects in Sturgeon County would be nearly two times (90 percent) greater, 
substantially reducing levels of service across the road network.  

Increased traffic on the wider highway network because of industrial construction near the LSA 
further enhances the case for busing. For example, construction activity for BA Energy’s 
Heartland Upgrader and Scotford Upgrader Expansion planned directly across the NSR from 
the Project, represent additional cumulative effects on the wider highway network in the region, 
particularly regarding the various connections to the City of Edmonton.  

Operations – Project and Cumulative 
Operations traffic related to the Project begins during the construction phase and peaks in 2013 
when the full complement of operational workers has been hired. Once the Project is fully 
operational and the construction phase is completed, operations-related traffic will consist of 
approximately 1246 vehicle trips daily, which can be broken down as follows: 

• 1076 vehicle movements associated with operations personnel and contractors 
• 170 truck movements, ranging from couriers to semi-trailer trucks 

Table 26-21 shows the potential effects of operations traffic on roads in the LSA. The year 2016 
was chosen for analysis as this is the first year of full operations after construction has been 
competed. The estimated volume of traffic in the Application Case is below the volumes 
estimated during the Project’s construction phase and remains below traffic volumes 
experienced by similar highways in the region in 2005.  
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Table 26-21: Application Case – Operations Traffic 

Highways 
(LSA) 

 

Highway Section1 
Experiencing Highest 

Traffic Volume 
 

Base Case 
Traffic 

(Estimated 
2016 AADT2,3)

 

Project 
Increase4 

 

New 
AADT 

Including 
Project 

 

Project 
Contribution5

(%) 
38 South of 644 at Redwater 2,300 250 2,551 11 

643 West of Boydsdale Road 3,270 761 4,031 23 
825 North of Hwy 37, West of 

Fort Saskatchewan 
4,986 522 5,508 10 

NOTES: 
1 Categorized by Traffic Control Section 
2 AADT: Average Annual Daily Traffic 
3 Assumes an average Base Case growth rate of 2% per annum. 
4 The origin of trips is assumed on the basis of the proportionate share that each community/region has of 

the total onsite workforce of the RSA. 
5 Defined as the percentage increase in traffic over the anticipated AADT in 2016 under Base Case 

conditions. 

Table 26-22 shows the predicted effects of cumulative operations on traffic volume in the LSA 
when construction has been completed and full operations are underway for all three planned 
upgraders planned in Sturgeon County. 

Table 26-22: Future Case Operations Traffic 

Highways 
(LSA) 

 

Highway Section 1 
Experiencing Highest 

Traffic Volume 
 

Base Case 
Traffic 

(Estimated 2016 
AADT2,3) 

 

Cumulative 
Increase4 

 

New AADT 
Including 
Project 

 

Cumulative 
Contribution5

(%) 
38 East of Hwy 643, west 

of Amelia 
1,231 1,393 2,624 113 

643 East of Boydsdale Rd 3,183 2,476 5,659 78 
825 North of Hwy 37, west 

of Fort Saskatchewan 
4,986 1,486 6,472 30 

NOTES: 
1 Categorized by Traffic Control Section 
2 AADT: Average Annual Daily Traffic 
3 Assumes an average Base Case growth rate of 2% per annum. 
4 The origin of trips is assumed on the basis of the proportionate share that each community/region has of 

the total onsite workforce of the RSA. 
5 Defined as the percentage increase in traffic over the anticipated AADT in 2016 under Base Case 

conditions. 

These increases are well below the levels experienced during peak construction of the three 
upgrader projects. However, they do represent a decrease in the level of service of the 
roadways because of increased volumes and slowdowns, particularly during peak hours and at 
the additional intersections related to the plant entrances. Long-range traffic planning to address 
these issues is underway as part of the development of the County’s Transportation Master 
Plan. 



Volume 2: Environmental and Sturgeon Upgrader Project
Socio-economic Impact Assessment Section 26: SEIA
 

 December 2006

  Page 26-35
 

Rail 
The CN Beamer spur serves industrial clients in Sturgeon County from its downtown Edmonton 
rail yard. Current rail traffic consists of an average of one train per day, terminating at 
approximately 10:30 a.m. at the Agrium Redwater facility and departing for Edmonton at 
approximately 1:30 p.m. This train averages 115 cars and serves the Agrium Redwater facility, 
Degussa Canada and Provident Energy.  

During construction, a rail construction spur is planned for the northern portion of the site, 
requiring the construction of a rail crossing on Hwy 643. There are discussions of other 
upgrader projects in the county also requiring a north–south rail crossing over Hwy 643 and 
possibly a second east–west crossing over Hwy 643 to the northeast of the Project. Trains 
crossing Hwy 643 might affect traffic flow and might cause delays in traffic of about five to 
10 minutes each. New rail crossings and increased project-related traffic in the area might lead 
to further congestion and a continuing reduction in levels of service along Hwy 643. Preliminary 
discussions of road network changes to address these issues include the possible redesignation 
of Hwy 643 to reduce the speed limit and encourage traffic along an upgraded Township 
Road 570 and Opal Road to Hwy 825. This change is intended to reduce the effects of rail 
movements on traffic. 

During operations, rail access to the PDA is proposed to be via the CN Beamer Spur to the 
south east of the PDA on the south side of Hwy 643. A rail loop will be constructed to handle 
sulphur and coke rail cars. Long-term coke and sulphur production is expected to require about 
110 rail cars per day—90 cars for coke and 20 cars for sulphur. That is equivalent to 
approximately five to six unit trains every five days.  

26.6.7.2 Housing 
In mid-2006 the demand for ownership and rental housing was strong in Edmonton and 
surrounding areas, as evidenced by rising house prices and rents and low vacancies rates. 

Construction – Project 
Edmonton has a large supply of temporary lodging, primarily consisting of hotels and motels. 
There are approximately 11,500 hotel rooms available in the Greater Edmonton Area, with an 
average occupancy rate in the range of 65 percent (Edmonton Economic Development 2004; 
Alberta Hotel and Lodging Association 2006). There is also a large supply of apartments in the 
region, approximately 66,000 with a vacancy rate in 2005 of 4.5 percent (Canadian Mortgage 
and Housing Corporation 2006). Vacancy rates were lower in 2006. 

The Project has an estimated peak workforce demand of nearly 4500 in the second quarter of 
2011 and averages approximately 3000 throughout the construction phase. For this analysis 
and in view of the anticipated competition for construction labour forces, it is estimated the 
Project will be successful in attracting one-third of its workforce locally. Therefore, the Project 
will need to hire an estimated 3000 workers from outside the region and house them for the 
duration of their work tasks. Standard industry practice in the Greater Edmonton Area has been 
to house workers principally in hotels and motels near the worksite, with some workers electing 
to rent apartments if they are scheduled to be onsite longer. 

Table 26-23 summarizes the current supply of housing in the Greater Edmonton Area and the 
Project’s estimated effects on housing. The table shows that during the peak construction 
period, the Project will create enough temporary housing demand to occupy all available hotel 
rooms (based on two construction workers per room) in the northeast of the RSA. There is 
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sufficient supply of lodging in the RSA, where the Project would absorb approximately 
37 percent of the average number of free hotel rooms in the entire region. 

Table 26-23: Application Case – Construction Phase Effects on Housing 

Location of Lodging 
 

Average Available 
Hotel Rooms (2006)  

 

Project Peak 
Demand 

 

Project Demand 
as Percentage of 

Supply 
(%) 

Proximity to Project (within 50 km) 832 1,500 180 
Greater Edmonton Area 4,035 1,500 37 

NOTES: 
1 Includes Edmonton northeast, Fort Saskatchewan, St. Albert, Sherwood Park, Redwater, Gibbons, 

Morinville, Lamont. 
2 Assumes hotels rooms in excess of 65 percent average occupancy are available to lodge 

construction workers. 
3 Assumes double occupancy of available rooms by construction workers. 

The analysis presented here is based on an average occupancy rate. However, during busy 
times, hotels have occupancy rates well above the average of 65 percent. Therefore, the level 
of demand created by the Project could compete with the needs of the tourism industry, 
especially during major city events that are intended to attract out-of-town visitors. 

The effect of construction activities from the Project on temporary lodging might be mitigated 
somewhat by plausible future growth in the number of hotel rooms in the Greater Edmonton 
Area. Should growth in hotel rooms in the Greater Edmonton Area follow similar trends as 
previous years, a further 1800 hotel rooms could be added to the region by 2011 when the 
Project reaches its onsite construction workforce peak.  

Construction – Cumulative  
The cumulative onsite construction workforce for the five approved and proposed upgrader 
projects is forecast to average 7000, with a predicted peak of 12,100 in the first quarter of 2009. 
Assuming all construction workers currently residing in the region will work on these projects, 
the worker forecast suggests that up to 5000 or 6000 workers will need to be recruited from 
outside the region during peak construction. If this level of mobile workers were to be reached, 
the existing hotels and rental housing market will be challenged to accommodate their housing 
needs.  

This degree of accommodation pressure poses concerns regarding the available supply of 
lodging and rental properties, including displacement of other events, such as fairs and 
conventions, and lodging and rental housing price inflation. As mentioned above, the severity of 
this effect will be somewhat mitigated by plausible future growth in temporary lodging 
accommodations in the region.  

Operations 
As discussed above, the Application Case is estimated to result in a maximum population 
increase of approximately 2510 people, requiring approximately 995 additional dwellings 
depending on family size.  
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An estimated 2200 dwellings will be required to address the population increase caused by the 
three upgrader projects planned for Sturgeon County. These estimates of housing demand are 
well within the capability of the real estate development industry, noting that the five-year 
average annual average of housing starts in the Edmonton CMA (2001 to 2005) was over 
11,500 (Canadian Mortgage and Housing Corporation 2005). It is estimated that hiring of 
operations workers for these projects will occur between 2007 and 2015. Therefore, the effects 
on housing because of the population increase will be distributed over a seven-year period. The 
projects have long lead times, which will ensure information regarding housing demand is 
available well in advance of the need for housing for operations workers.  

The housing demand generated by the Project represents only 9 percent of the current annual 
housing starts in the region. The cumulative demand accounts for 19 percent of annual regional 
starts.  

Communities close to the Project will potentially experience a significant increase in demand for 
housing. Table 26-24 shows the prediction that Redwater, Bon Accord and Gibbons will see 
annual demand for new housing increase 345 percent, 347 percent and 590 percent over the 
2001 to 2005 level of average annual housing starts. For Sturgeon County and Fort 
Saskatchewan, the possible increase in housing demand might be about one-third of their 
current annual supply. For the remaining communities and regions, adequate supply does not 
appear to be an issue. 

Table 26-24: Future Case Housing Demand, Northeast Communities 

Community or Region 
 

Average Annual Housing 
Starts (2001–05) 

 

Future Case Housing 
Demand as Percentage of 

Average Starts1 

(%) 
Redwater 30 590 
Gibbons 51 347 
Bon Accord 32 345 
Sturgeon County 646 31 
Fort Saskatchewan 1,160 38 
Strathcona County 5,127 4 
St. Albert 1,160 10 

NOTE: 
1Assumes current experience of the distribution of operations workers. Distribution might change over 
time and will be influenced by availability of housing and amenities. 

This analysis is indicative rather than predictive of what will take place. It is intended to portray a 
potential scenario of housing demand in the region, based on the experience of other existing 
industrial operations. Having an adequate supply of available housing will be an asset that a 
community can use to promote itself as a location of choice. As the majority of operations hiring 
is not set to take place for a few years, communities have an opportunity to formulate housing 
strategies to match their growth plans. Housing construction could potentially bring considerable 
economic benefits and costs to these communities. 
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26.6.8 Service Providers 

26.6.8.1 Emergency Services 
The Sturgeon County Fire Department currently has two full-time firefighters plus an additional 
200 volunteers in seven stations throughout the county. Other fire, rescue and medical 
response resources are available from neighbouring communities in Strathcona County, Fort 
Saskatchewan and the City of Edmonton.  

The Redwater and Gibbons stations of the Sturgeon County Fire Department are responsible 
for providing services to industrial facilities in eastern Sturgeon County. The construction and 
operations phases of the Project and other proposed large-scale industrial development in the 
County will increase the demands on the county’s emergency services.  

Issues the department faces in meeting these increased demands include: 

• traditionally focused on rural residential and farm fire services 
• staffing challenges with an annual turnover rate of 40 percent 
To address these issues, Sturgeon County has identified the need to develop a fire department 
with increased number of full-time staff with residential, commercial and industrial firefighting 
capacity. The county has purchased land near the Project with the intention of establishing a fire 
hall to serve industrial facilities in the eastern part of the county. The town of Redwater has also 
identified the need to construct a new fire hall in the future to accommodate growth. 

Police services in the region are supplied from RCMP detachments in Redwater, Morinville, Fort 
Saskatchewan and Strathcona County, with a combined complement of 127 regular members. 
The detachment closest to the Project, Redwater, has seven regular members with an 
additional three officers from the Eastern Alberta traffic services unit stationed there.  

Over the past five years, all four of the detachments have experienced average crime rates 
below the provincial average, and all detachments, except Morinville, have a ratio of criminal 
code cases per member that is below the provincial average. 

During construction of the Shell Scotford Complex, traffic offences (e.g., speeding and 
dangerous driving) were identified as the main affects on policing in the region. According to 
RCMP in Strathcona County, there were no major increases in other types of crime during the 
construction stage. 

Increased traffic volume during construction might result in increased numbers of traffic offences 
and potentially the need for increased numbers of traffic officers to ensure safe and efficient 
traffic flows, especially during peak times. Also, the presence of a large-scale cumulative 
industrial workforce in the region does bring with it the potential of increased drug and alcohol 
use. 

During operations, the Project and other large industrial developments in the region might lead 
to increases in population that in turn, will require additional policing and other emergency 
response resources. The number of crimes, although not necessarily the crime rates, is 
expected to increase as the population grows. Likewise, the number of requests for assistance 
for fire and emergency medical services is expected to increase. 
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26.6.8.2 Health  
Like many other jurisdictions in Canada, Alberta’s health regions are facing a number of 
challenges including: 

• recruitment and retention of physicians, nurses and allied health professionals 
• increasing demand for services from an aging and growing population 
• increasing public expectations on the health system 
For Albertans, concerns are still expressed regarding waiting times for procedures and 
emergency room visits, as well as access to primary care (e.g., finding a family physician). 

The majority of the RSA, including the counties of Sturgeon and Strathcona, is serviced by the 
Capital Health Region, one of the largest integrated health regions in Canada operating 13 
hospitals with 2800 beds. Other parts of the RSA are serviced by the Aspen Health Region in 
the north and the East Central Health Region in the east. 

Construction 
The construction phase of the Project can be expected to place increased pressure on the 
health system near the Project. Past experience has shown that the number of emergency and 
walk-in medical facilities does increase during the construction of large-scale industrial projects. 
This effect would most likely be felt at walk-in clinics and emergency rooms at facilities near the 
Project.  

Table 26-25 provides a listing of the health facilities near the Project along with a brief summary 
of their services: 

Table 26-25: Primary Health Centres near the Project 
Facility Location Services 

Fort Saskatchewan Health Centre Fort 
Saskatchewan 

• 32 bed 
• 24 hour emergency 
• active general surgery 

Edmonton Northeast Community Health 
Centre 

Northeast 
Edmonton 

• 24 hour emergency 
• other general medical 

Health First Strathcona Primary Care 
Centre 

Sherwood Park • After hour care for injuries and illness 

Redwater Health Centre Redwater • 13 bed 
• 24 hour emergency 
• Other general medical 

Lamont Health Centre Lamont • 14 bed 
• 12 hour emergency 
• general surgery 

Strathcona County Hospital Sherwood Park • 72 beds 
• 24-hour service 
• general medical services 

SOURCE: Capital Health (2006a) 
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Capital Health is planning to replace the existing acute care facility in Fort Saskatchewan with a 
new hospital featuring expanded, modernized emergency and outpatient departments. The 
facility, which is scheduled to open in 2008/09, will also serve the communities of Lamont, 
Gibbons and Bon Accord. 

Along with these primary health facilities, PCOSI plans to provide basic emergency medical 
services onsite to attend to the initial treatment of minor injuries. 

The cumulative effects of construction of all five proposed upgraders in Sturgeon and 
Strathcona counties on the health care system will depend largely on where onsite construction 
workers choose to seek medical treatment. The cumulative number of onsite construction 
workers needed is expected to average over 7000 workers for 19 consecutive quarters between 
the second quarter of 2008 and the fourth quarter of 2012, peaking at 12,100 in early 2009.  

The capacity of individual health facilities near the projects to handle increased demand varies 
based on their capacity. Table 26-26 presents a five-year average for emergency visits to 
primary health facilities serving the Industrial Heartland. 

Table 26-26: Emergency Visits, Primary Health Facilities Serving Alberta’s 
Industrial Heartland 

Facility 5-Year Average (2001/02 to 2005/06) 
Sturgeon Community Hospital 47,419 
Northeast Community Health Centre 47,014 
Fort Saskatchewan Health Centre 19,051 
Redwater Health Centre 6,057 
Total 119,541 

SOURCE: Capital Health (2006b) 

Depending on where onsite construction workers seek medical treatment, different facilities 
might experience proportionally greater effects than others. For example, if a high number of 
workers chose to visit the smaller Redwater Health Centre which is close to the PDA, this could 
create a major increase in emergency visits for that facility. 

Operations 
The Redwater Hospital Emergency Room has a 5-year average number of visits of over 6000, 
with a variation from year to year of about 300 visits. Assuming the town’s population 
experiences an approximate 8 percent increase due to the Project, this might result in a slight 
increase over normal fluctuations in service demand at the hospital. The town is reportedly 
gaining a new private practice physician to complement the three existing physicians.  

Much of the population of Bon Accord, Gibbons and Sturgeon County elect to head south to 
Edmonton for hospital treatment. The operation of all three upgrader projects planned for 
Sturgeon County might lead to a maximum population increase of 5576 people. Given that 
Capital Health currently serves approximately one million people, it is not envisioned that the 
system will have much difficulty absorbing the additional demand.  
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26.6.8.3 Education 
Despite additional funding commitments from the provincial government, primary and secondary 
school systems continue to raise issues with regard to under-funding of capital projects and 
aging facilities. 

Construction 
The majority of out-of-region construction workers are not expected to settle permanently, nor 
relocate their spouses and families to the region on a temporary basis. Therefore, it is assumed 
that the construction phase will have a minimal effect on the school system in the RSA. 

Operations 
The RSA consists of a variety of primary/secondary school divisions, with a combined ability to 
serve over 200,000 students and currently operating at 72 percent capacity. Individual utilization 
rates vary among school divisions within the RSA from 82 percent for the Greater St. Albert 
Catholic School Division to 55 percent for the Greater North Central (G.N.C.) Francophone 
School Division. In school divisions serving the north and east regions of the RSA, enrolment 
trends have been maintaining a relatively flat trend. 

Hiring of operations workers for the three proposed upgrader projects for Sturgeon County 
represents only a 0.4 percent impact on the education system in the RSA.  

Table 26-27 presents a summary of current primary and secondary school capacity levels in 
communities near the LSA and the potential effects of the Project alone (Application Case) and 
the three upgrader projects on those levels, based on the population impact discussed 
previously. 

Table 26-27: Effects on Primary and Secondary School Capacity 

Community or Region 
 

Current Capacity 
Level  

(2005–2006 
Enrolment) 

(%) 

Application 
Case 
(%) 

Three Sturgeon 
County Upgraders

(%) 
Redwater 72 9 14 
Gibbons 64 5 7 
Bon Accord 68 4 6 
Sturgeon County 75 2 3 
Strathcona County 81 0.3 0.5 
Fort Saskatchewan 76 3 4 
St. Albert 82 0.15 0.3 
Lamont, Bruderheim, Thorhild 51 6 7 
Edmonton 70 0.07 0.1 

SOURCES: Based on Alberta Education (2006), Alberta Infrastructure and Transportation (2006c), 
Statistics Canada (2001) 
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Based on the assumed distribution of the Project and cumulative workforces, current school 
capacities in the nearby communities can accommodate the probable resultant increase in 
school-aged children. However, excess capacity within a given community does not guarantee 
spare capacity at the individual school level. Depending on the settlement pattern of anticipated 
workers, some specific schools might face capacity constraints. The availability of schools with 
capacity for new students, like the availability of housing, will be a factor in the choices 
operations workers will make regarding their place of residence. 

The RSA is also home to numerous continuing and higher education facilities that are currently 
serving a regional population of over one million and can accommodate any extra demand from 
the Project and cumulative activity in terms of overall system capacity.  

26.6.8.4 Social Services 
The Greater Edmonton Area has an extensive system of public and private social service 
agencies providing an array of services to address issues such as alcohol and drug abuse, 
family violence, gambling addiction, seniors’ abuse, suicide and mental health issues among 
others. These agencies struggle with limited resources to meet the increasing demand for 
services from Alberta’s growing population. 

Construction  
The cumulative construction workforce will likely result in increased participation in support 
programs offered by groups such as: Alcoholics Anonymous, Alberta Alcohol and Drug Abuse 
Commission (AADAC), and Gamblers Anonymous. Programs offered in the northeast part of the 
RSA, near where workers will be housed, will likely experience the greatest effects. 

Concern was expressed by representatives of the towns of Redwater and Gibbons regarding 
the possible influx of temporary workers, and the effect this might have on family-oriented 
communities. 

Operations 
Redwater and Gibbons, the communities closest to the Project, are not large enough to qualify 
for their own AADAC offices and full time social workers and counsellors. While they do fund 
some social services positions with support from the Province, they face a challenge in being 
able to deliver all the services needed by the communities. There is concern that increased 
population growth will bring added pressure to the existing programs in these towns. 

Population growth can present a two-sided effect—on one hand it places increased pressure on 
existing services; on the other hand it can help the community to qualify for more outside 
support and increase the tax base to generate more resources internally to pay for the 
increased services. Also, the community investment programs of large industrial companies 
might provide an additional source of Project funding for social, sports and other agencies. 

26.6.8.5 Recreation 
There is a large and diverse supply of recreational facilities and programs throughout the RSA. 
In the northeast part of the RSA, Strathcona County, the City of Fort Saskatchewan and the 
City of St. Albert each offer a combination of indoor and outdoor recreational facilities.  

Near the Project, the town of Redwater is in the process of undertaking major renovations to its 
multiplex recreational center, which includes a banquet facility, ice arena, curling rink, and youth 
center. The City of Fort Saskatchewan also has the Dow Centennial Centre, a culture and 
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recreation complex with a 550-seat performing arts theatre, an ice arena, an indoor soccer field, 
a fitness area and a jogging track.  

Construction 
During construction, the cumulative construction workforce might result in an increase in usage 
of recreation facilities, particularly in Edmonton northeast, Fort Saskatchewan and Strathcona 
County. The existing supply of recreational facilities and programs in the RSA should be able to 
accommodate the expected demands generated during the construction period. 

Operations 
The extensive range of indoor and outdoor recreation facilities and programs available in the 
RSA will likely accommodate the recreation needs of the population changes associated with 
the Project. In smaller centres closer to the Project, the effects of the Project on recreation 
facilities and programs might experience effects in line with those described for population 
(Section 26.6.4.2). 

Also, the community investment programs supported by industry might provide an additional 
source of funding for recreational facilities and programs. 

26.6.8.6 Municipal 

Construction 
The construction phases of planned upgrader projects in Sturgeon County might increase the 
demands on municipal staff of the county and surrounding towns to address traffic and other 
planning issues. Sturgeon County already has planning initiatives underway, including a traffic 
impact study for the transportation master plan to address future demands. 

Operations 
Increased population growth equates to more demands for the municipal services and 
infrastructure. Various communities in the RSA have expressed concerns regarding the 
challenge of finding workers for public works, wage increase demands and staff turnover. 

These challenges mostly reflect the current strong provincial economy, where staffing shortages 
and cost escalations are being experienced across all industries. Considering the long lead time 
of the Project and other industrial facilities in Sturgeon County, the affected municipalities have 
some time to address their issues before the operations phase of these projects begin. 
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