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24 LAND USE 

24.1 Setting 
The Project is located in Sturgeon County within Alberta’s Industrial Heartland. The nearest 
population centre is Fort Saskatchewan, about 6 km south of the principal development area 
(PDA). Development will occur on lands owned by Fort Hills Energy Corporation (FHEC) and 
currently zoned for heavy industrial use, as defined by the following area structure plans and 
bylaws: 

• Alberta’s Industrial Heartland Area Structure Plan – Sturgeon County Bylaw 900/00 
• Sturgeon County Municipal Development Plan Bylaw 818/96 
• Sturgeon County Land Use Bylaw 819/96 

24.2 Assessment Focus 
Table 24-1 lists the key land use issues related to the Project. These issues are based on the 
Terms of Reference (TOR) prepared by Alberta Environment (AENV) (AENV 2006), previous 
EIAs, public input and the professional judgement of the author (see Author Page).  

These issues are assessed in the context of land use, whether for human or natural use such as 
to support native vegetation or wildlife. Assessments of the Project effects on vegetation and 
wildlife, rather than on use of the land for vegetation and wildlife, are presented in other sections 
in Volume 2. 

Table 24-1: Key Issues for Land Use 
Project Phase Key Issue Source Relevance to Project 

Compliance of the 
Project with local 
and regional land 
uses and land use 
management 

AENV TOR, 
Section 4.8(a), (b) 

The Project must conform to all local and 
regional bylaws, development plans and 
area structure plans. 

Changes in 
residential land use 

AENV TOR, 
Section 4.8(b) 

Air emissions, noise, nighttime facility, as 
well as changes to aesthetics could 
affect residential land use near the 
Project.  

Construction 
and Operations 

Changes in 
agricultural land use  

AENV TOR, 
Section 4.8(b) 

The construction support area will 
temporarily alter some areas that 
currently support agricultural activities 
The Project might increase levels of 
acidifying emissions in the airshed (e.g., 
nitrogen oxides and sulphur dioxide), 
which might alter chemical properties of 
soil, leading to changes in agricultural 
capability. (Section 17: Soils and Terrain) 
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Table 24-1: Key Issues for Land Use (cont’d) 
Project Phase Key Issue Source Relevance to Project 

Changes in 
recreational land 
use 

AENV TOR, 
Section 4.8(b) 

Air emissions, noise, nighttime facility 
lighting, or changes to aesthetics, 
vegetation or wildlife could affect 
recreational land use near the Project.  

Conflicts with or 
changes in other 
industrial land uses  

AENV TOR, 
Section 4.8(b) 
AENV TOR (c), (i) 
and (d)  

Increased traffic from the Project, in 
combination with that from nearby 
industrial developments could impede 
current industrial traffic on local roads.  
Increased demand for construction and 
operations workers could result in higher 
competition for personnel for other 
industrial developments. (Section 27: 
Socio-economic Impact Assessment) 

Construction 
and Operations 
(cont’d) 

Changes in natural 
land use (native 
vegetation and 
wildlife habitat) 

AENV TOR, 
Section 4.8(b) 

Site preparation will involve clearing 
existing vegetation, surface grading and 
excavation. This will affect the existing 
vegetation and wildlife habitat in the 
PDA. 

24.3 Study Area 

24.3.1 Local Study Area 
The local study area (LSA) for the land use assessment consists of the PDA, the right-of-way for 
the source water and treated effluent pipelines, and the proposed location of the water intake 
and pump house (Figure 24-1). The total area of the LSA for land use is 1267 ha (includes the 
PDA [1253 ha], water intake and pump house location [8 ha] and right-of-way [6 ha]).  

24.3.2 Regional Study Area 
The regional study area (RSA) for the land use assessment comprises the Sturgeon County 
portion of the Industrial Heartland Area Structure Plan plus two-and-one-half quarter sections to 
the east of this zoned land (Figure 24-1). Sturgeon County has dedicated its zoned lands to 
Alberta’s Industrial Heartland for processing, manufacturing and eco-industrial development. 

The North Saskatchewan River (NSR) borders the eastern portion of the RSA. The nearest 
population centre is Fort Saskatchewan, about 6 km south of the Principal Development Area 
(PDA). The Project is also near such communities as Gibbons, Bon Accord and Redwater.  

24.4 Project Effects Characterization 
The effects of the Project on land use are characterized by whether or not the Project will meet 
the planning guidelines and bylaws of the land jurisdiction governing the Project area. These 
guidelines embody the land use planning requirements deemed to be adequate in protecting the 
planned land uses for the area. 
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24.5 Baseline Conditions 
The description of the baseline conditions includes a review of the Planning Parameters and 
Development Framework applicable to the Project. In addition, the residential, agricultural, 
recreational and other industrial land uses in the LSA and RSA are discussed. Uses of the land 
in its natural state as native vegetation and wildlife habitat are also described. 

24.5.1 Baseline Methods 
Research on baseline land use data involved: 

• collecting baseline information through literature reviews and previous land use 
assessments, web searches for government and non-government documents, and searches 
of government data bases (e.g., Land Status Automated System)  

• reviewing planning parameters and development frameworks, including regulations, policies, 
bylaws and plans relevant to the Project 

• consulting existing literature, including past and concurrent EIAs 

24.5.2  Planning Parameters and Development Frameworks 
Industrial activities in Sturgeon County are regulated by municipal, provincial and federal 
government legislation and planning frameworks, including: 

• area structure plans 
• municipal and county development plans 
• provincial and federal acts 

Alberta’s Industrial Heartland Area Structure Plan 
Sturgeon County is one of four member municipalities of the Alberta’s Industrial Heartland 
Association that dedicated land to form one contiguous area for future industrial development. 
The association was established with intergovernmental and industrial cooperation to “develop 
and promote the Heartland region as a global leader in process, manufacturing and eco-
industrial development” (Sturgeon County 2001).  

The Association’s Area Structure Plan boundary is shown in Figure 24-1. 

Sturgeon County Area Structure Plan 
Each municipality member of Alberta’s Industrial Heartland Area Structure Plan developed a 
detailed area structure plan under which smaller policy areas were defined. The 1994 Municipal 
Government Act and the 1997 Municipal Development Plan Bylaw 818/96 governs the land use 
concepts defined in the Sturgeon County Area Structure Plan. The LSA falls within the Sturgeon 
Heavy Industrial Policy Area Bylaw 900/00 2001. The majority of the RSA also lies within this 
designated area, but a portion falls in the NSR Environmental Policy Area. The policies for these 
two areas are the main reference documents for the Project’s land use objectives and planning 
parameters. 

There are four objectives proposed for the Sturgeon Heavy Industrial Policy Area 
(Sturgeon County 2001) are: 

• accommodate heavy industry in an environmentally sound and economically efficient way 

• maintain appropriate setbacks between industrial activities and other activities in the area 
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• encourage maintenance and incorporation of agricultural activities with heavy industrial 
activities in mutually compatible ways 

• discourage the intensification of residential development 

The objectives of the NSR Environmental Policy Area (Sturgeon County 2001) are: 

• conserve environmentally sensitive areas (ESAs) 

• conserve and enhance the integrity of the NSR valley 

• conserve wildlife habitat and corridors 

• conserve recreational and educational opportunities consistent with the setting while 
conserving and enhancing the river valley character 

• allow current land uses to continue where and as appropriate 

24.5.2.1 Municipal and County Development Plans 
In accordance with the Municipal Government Act, statutory planning mechanisms applicable to 
Sturgeon County include: 

• Municipal Development Plan Bylaw 818/96 (updated October 1, 2004) 
• Land Use Bylaw 819/96 (updated October 1, 2004) 

Municipal Development Plan Bylaw 818/96 
The Sturgeon County Municipal Development Plan (MDP) (amended October 1, 2004) 
“encourages and provides for continued business and industrial growth.” The LSA falls within 
the MDP Heavy Industrial Area.  

Land Use Bylaw 819/96  

The Sturgeon County Land Use Bylaw (amended October 1, 2004) establishes the regulations 
that determine how land can be used, and where and how buildings, structures and signs can 
be developed (Sturgeon County 2001). The LSA is in the Industrial Heavy (I-H) zone. The RSA 
also includes an Agricultural (AG) land use zone and, along the NSR and Sturgeon River, 
Agricultural Nature Conservation (A-NC) land use zones.  

The purpose of each land use zone is as follows: 

• I-H, Industrial – Heavy District (Bylaw 819/96) – provide for large-scale major industrial uses 
that, because of their appearance, noise, odour, risk of toxic emissions, or fire and explosion 
hazards, are incompatible with residential and other land uses for large-scale industrial 
manufacturing or processing activity  

• AG, Agricultural – accommodate agricultural land uses while considering the rural, 
agricultural character of the area. Soil capability for agriculture is identified by the Farmland 
Assessment sheets filed with Sturgeon County; soil capability can also be identified on the 
Canada Land Inventory maps 

• A-NC Agricultural – Nature Conservation District – protect unique natural areas and 
environmentally sensitive areas and provide for the development of recreational uses 
according to the policies set out in the MDP 
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24.5.2.2 Provincial and Federal Requirements 
Although the Municipality of Sturgeon County has jurisdiction over the land use planning and 
development within its boundary, the provincial and federal government have jurisdiction over 
resource use and environmental matters. These requirements are addressed in other sections 
of Volume 1 and 2.  

24.5.3 Existing Land Use within the Local Study Area 

24.5.3.1 Residential Land Use 
Lands within the LSA are owned by FHEC. There are 12 single-family residences in the LSA 
whose inhabitants are leasing the residences from FHEC and will vacate permanently before 
the construction phase (Figure 24-2). 

24.5.3.2 Agricultural Land Use 

The majority, 89 percent, of the land in the LSA is in agriculture, as shown in Table 24-2. 

These land units were mapped as part of the vegetation baseline investigation 
(Section 18: Vegetation). Descriptions of the vegetation and biophysical attributes of each land 
unit are provided in Section 18. 

Table 24-2: Land Units and Descriptions in the Local Study Area 
Unit 
No. 

 
Land Unit 

 
Area 
(ha)  

Area 
(% of 
LSA) 

Upland 
1 Balsam poplar / wild red raspberry woodland (Populus balsamifera – Rubus idaeus 

woodland)  
4.5 <1 

2 Trembling aspen - balsam poplar woodland alliance (Populus tremuloides - Populus 
balsamifera woodland alliance) 

39.1 2 

3 Trembling aspen - balsam poplar - white spruce / wild red raspberry forest 
community (Populus tremuloides - Populus balsamifera - Picea glauca / Rubus 
idaeus forest community)1 

0.3 <1 

Subtotal 43.9 2 
Riparian 
4 Silverberry shrubland alliance (Eleagnus commutata shrubland alliance) 3.0 <1 
Subtotal 3.0 <1 
Wetland 
5 Willow - grasses alliance (Salix spp. – graminoid alliance) 2.4 <1 
6 Willow / marsh reed grass - awned sedge community (Salix spp. / Calamagrostis 

canadensis - Carex atherodes community) 
4.0 <1 

7 Willow - awned sedge alliance (Salix spp. - Carex atherodes alliance) 10.1 <1 
8 Awned sedge - spangletop / duckweed community (Carex atherodes - Scholocloa 

festucacea - Lemna minor community) 
0.6 <1 

9 Awned sedge - duckweed community (Carex atherodes - Lemna minor community)1 0.9 <1 
10 Bulrush alliance (Scirpus spp. alliance) 1.0 <1 
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Table 24-2: Land Units and Descriptions in the Local Study Area (cont’d) 
Unit 
No. 

 
Land Unit 

 
Area 
(ha)  

Area 
(% of 
LSA) 

Wetland (cont’d) 
11 Ephemeral / temporary ponds 24.4 1 
Subtotal 43.4 2 
Agricultural 
12 Pasture – prairie community 6.2 <1 
13 Cultivated lands 1,876.8 89 
Disturbed   
14 Disturbed lands (includes roads, farm buildings, and industry) 125.8 6 
Total  2,099.1 100 

NOTES:  
The total is based on the vegetation LSA (Section 18: Vegetation). 
1Community nomenclature follows Wheatley and Bentz (2002). 

24.5.3.3 Recreational Land Use 
There are no recreational facilities, parks or protected areas in the LSA.  

24.5.3.4 Industrial Land Use 
Industrial activity is limited to oil and gas leases and mineral leases within the LSA. Table 24-3 
provides information on the active surface and subsurface dispositions in the LSA. 

Table 24-3: Active Surface and Subsurface Dispositions in the Local Study Area 
Owner Disposition Type Location 

Unavailable* Special Mineral Lease -  
Underground Storage Caverns 

4-22-056:12N, SW 

MEG Energy Corp. Special Mineral Lease -  
Underground Storage Caverns 

4-22-056:10W 

Scott Land & Lease 5 year Plains PNG Lease - 
Petroleum and Natural Gas  

4-22-056:11 

Baytex Energy Ltd. 5 year Plains PNG Lease - 
Petroleum and Natural Gas  

4-22-056:10, 12,14,22, 23SW 

Greenfield Resources Ltd. 5 year Plains PNG Lease - 
Petroleum and Natural Gas  

4-22-056:23SE 

Provident Energy Ltd. Special Mineral Lease -  
Underground Storage Caverns 

4-22-056:12SE 

NOTE: 
* Land Status Mineral Agreement Search warning stated the data were currently involved in the update process. 
Once the activity is through the verification procedure, the warning will be removed.  
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The LSA also contains other linear disturbances, such as pipelines, electrical transmission lines 
and miscellaneous rights-of-way (Table 24-4).  

Table 24-4: Linear Disturbances in the Local Study Area 

Linear Disturbance Type 
 

Length 
(km) 

Cutline-Trail 2 

Major Pipeline 11 

Minor Pipeline 17 

Secondary Road 3 

Tertiary Road 8 

Total 41 

24.5.3.5 Natural Land Use 
Native plant communities cover about 97 ha or 4 percent of the LSA. 

Of this area, a small portion of the proposed location for the water intake and pump house lies 
within the NSR valley. Alternative sites for the water intake, pump house and right-of-way are 
being evaluated. Siting considerations will include minimizing effects on vegetation. Once the 
preferred sites are selected, a supplemental report will be prepared to provide updated 
vegetation information at the selected location. 
 The NSR valley is an ESA where land use is directed by NSR Environmental Policy Area 
(Sturgeon County 2001). See Section 24.5.4.5 for a discussion of this area. 

24.5.4 Regional Study Area 

24.5.4.1 Residential Land Use 
Most residences in Sturgeon County are single-family dwellings associated with agricultural 
operations (Figure 24-2). The 2001 Census reported the county had 18,067 residents with a 
population density of 8.6 percent per square kilometre (Sturgeon County 2006a, Internet site).  

24.5.4.2 Agricultural Land Use 
In the Sturgeon County portion of the Alberta’s Industrial Heartland, a portion of land is privately 
owned and used for mixed agriculture, such as potato and grain farming and pasture 
(AIHA 2002) (Figure 24-1). Soil conditions for growing crops vary across the RSA from lands 
that have few or only moderate limitations to sandy soils south of the NSR. Sandy soils present 
severe limitations for growing crops or permanent pasture (AIHA 2002; AAFC 2004, 
Internet site). 

24.5.4.3 Recreational Land Use 
Sturgeon County has extensive areas available for recreation and offers facilities or services 
that support many recreational activities, including golfing, camping, hiking, cycling, bird 
watching, wildlife viewing, skiing, snowshoeing and snowmobiling. Most of these areas and 
facilities are outside the RSA, with the exception of the NSR and Redwater valleys, which offers 
hiking, cross-country skiing, bird watching and wildlife viewing.  
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24.5.4.4 Industrial Land Use 
Industrial activities within the RSA include fertilizer, chemical processing, and oil and gas related 
plants and facilities (Table 24-5). The locations of these activities are shown on Figure 24-3. 

Table 24-5: Existing and Future Industrial Activity in Alberta’s Industrial Heartland 
and Sturgeon County 

Industrial or 
Activity Type Status 

Company/ 
Operator Name Project Name and Description 

Fertilizer  Existing Agrium Inc.  Redwater Fertilizer Plant (and Gypsum 
Stack Extension)  

Existing Provident Energy Ltd. 
(formerly Williams Energy 
Services) 

Provident Energy Redwater Fractionation 
and Storage Plant 

Future North West Upgrading Inc. North West Bitumen Upgrader Phase 1 – 
Pending approvals expected by early 2007. 
Application filed in January 2006. 
North West Bitumen Upgrader Phases 2 
and 3 – Proposed for 2008 to 2010 

Oil and gas related 
plants and facilities 

Future Synenco Energy Inc. 
/SinoCanada Petroleum 
Corp. 

Northern Lights Bitumen Upgrader – 
Proposed for 2008-2010. Application to be 
filed late 2006.  

Chemical 
manufacturing and 
processing 

Existing Degussa Canada Inc. Gibbons Hydrogen Peroxide Plant 

SOURCE: Alberta Economic Development (2006, Internet site) Sturgeon County (2006b, Internet site) 

 

The main access routes through the RSA are Highway 643 (from the west and north), 
Highway 825 (from the south) and the Canadian National and Canadian Pacific Railway lines. 
The area is served by several pipelines and transmission lines and by water and wastewater 
systems (AIHA 2002). The majority of the linear disturbances in the RSA are pipelines, cutline-
trail and tertiary roads (Table 24-6).  

Table 24-6: Linear Disturbances in the Regional Study Area 

Linear Disturbance Type 
 

Length 
(km) 

Cutline-trail 84 

Major pipeline 102 

Major transmission lines 19 

Minor pipeline 20 

Railway active 15 

Secondary road 11 

Tertiary road 83 

Total 334 
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24.5.4.5 Natural Land Use 
Areas considered important and unique and that have sensitive natural features and landscapes 
are classified as ESAs in Alberta (Infotech 1989; Saxena et al. 1997; Westworth and Knapik 
1987). ESAs are landscape elements or places that are important to the long-term maintenance 
of biological diversity, soil, water or other natural process, both onsite and in a regional context 
(Jennings and Reganold 1991; Geowest 1996). Unlike parks and natural areas, ESAs are not 
protected by provincial legislation.  

There are five ESAs (Figure 24-2) within or overlapping the RSA (Westworth and Knapik 1987; 
Infotech 1989; AIHA 2002): 

• NSR Valley ESA 
• Redwater Bridge Islands ESA 
• Redwater ESA 
• Redwater River ESA 
• Sturgeon River ESA 

The NSR Valley ESA is located within the RSA and encompasses the adjacent river valley in 
Townships 55 to 57, Ranges 20 to 22, West of the Fourth Meridian (W4M) (Figure 24-2). It 
defines the eastern boundary of the RSA and is considered an important wildlife corridor 
(Section 19: Wildlife) and is an interprovincially important waterway that provides diverse 
riparian and valley habitats and key wintering habitat for white-tailed deer. It also supports 
various fish populations and is a regionally important nesting area for migratory waterfowl. 

The Sturgeon County Area Structure Plan also defines the NSR Valley as a significant area with 
natural features that add value to society and with ecosystems worth preserving, but are 
susceptible to further disturbance (Sturgeon County 1998, AIHA 2002).  

The Redwater Bridge Islands ESA, which is found in the NSR in the northeast corner of the 
RSA, is also considered locally significant habitat (InfoTech 1989).The Redwater ESA is 
identified as regionally significant (Infotech 1989). It has high habitat value and corridor 
attributes for wildlife due to its proximity to the North Saskatchewan River and Redwater River 
valleys.  

Sturgeon County MDP also identifies the Redwater and Sturgeon rivers as ESAs 
(Sturgeon County 1998; AIHA 2002). The Redwater River ESA is located within the RSA in 
Township 57, Range 21. The Sturgeon River is located within the RSA in Township 55, 
Range 22. No specific boundaries were identified for these ESAs.  

24.6 Project Design and Mitigation to Reduce Effects 
Design and mitigation measures to minimize Project effects on land use include: 

• use of separation distances, screens and buffers (e.g., setback from river, retention of buffer 
zone and vegetation) between development and surrounding land uses, wherever practical 

• adherence to all municipal, provincial and federal safety, risk and environmental protection 
requirements and policies, and subsequent health, safety and emergency response plans 

• consultation with emergency services and adjacent industries regarding the development of 
the Project adjacent to the river valley 
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To mitigate against any land use concerns, FHEC will adhere to all land use planning 
requirements applicable to the Project. The following tables present the steps FHEC proposes 
to address the following documents: 

• Table 24-7: Guidelines for the Sturgeon Heavy Industrial Policy Area 
• Table 24-8 Sturgeon County Area Structure Plan Development Framework Matrix 
• Table 24-9: Municipal Considerations for Planning an Industrial Development 

Table 24-7: Guidelines for the Sturgeon Heavy Industrial Policy Area 
Policy Guideline Consideration During Project Development 

Comply with all 
municipal bylaws and 
provincial and federal 
act requirements 

All Project activities will be conducted in accordance with municipal bylaws and applicable 
provincial and federal acts and regulations. Relevant documentation includes, but is not 
limited to: 
• MDP Bylaw 818/96 (and associated Area Structure Plan Bylaw 900/00) 
• Land Use Bylaw 819/96 
• the Environmental Protection and Enhancement Act and its associated codes of 

practice and regulations 
• the Water Act 
• Alberta Energy and Utilities Board directives and policy requirements 
• the Navigable Waters Protection Act  
• the Fisheries Act 

Develop Project on 
lower capability land, 
and retain good 
agricultural land as a 
buffer  

There are no Class 1 soils in the LSA. The effect of the Project on soil quality is expected 
to be low in magnitude, short term, reversible and have no environmental consequence to 
agricultural capability and production (Section 17: Terrain and Soils). The effects of 
emissions on agricultural lands will be negligible (Section 21: Emissions Effects). 

Comply with all AENV 
and EUB regulations 
pertaining to noise, 
surface water quality, 
wastewater disposal, 
discharge to NSR, and 
maintenance of airshed 

All provincial legislation, Acts, regulations, codes of practice and directives will be 
adhered to during the construction and operation of the Project. As a result, legislated 
requirements for noise, surface water quality, water disposal and discharge will be 
addressed, and standards will be followed.  

Establish and maintain 
necessary rights-of-ways 
and setbacks for all lines 
according to set 
standards. 

All provincial legislation, regulations, codes of practice and directives will be adhered to 
during the construction and operation of the Project. Standard environmental setbacks 
will be followed.  
An application for an exception to the 50-m setback from the NSR top bank will be 
submitted to Sturgeon County for the right-of-way for the source water and treated 
effluent pipelines and the proposed location of the water intake and pump house. No 
other development will occur within the 30-m development setback dedicated as 
Environmental Reserve for the Sturgeon and Redwater rivers in the RSA. 

Provide a Conservation 
and Reclamation Plan to 
provincial government 

A site reclamation plan is provided in Volume 1: Project Application.  

Stockpile and reuse 
good capability soils  

Measures designed to salvage and stockpile soil, prevent erosion and reclaim the area 
after decommissioning are outlined in Section 17: Terrain and Soils. Details are in the 
Conservation and Reclamation Plan in Volume 1: Project Application. 

Retain a vegetated 
buffer around the facility 

The majority of the lands within the PDA are disturbed or developed for agriculture, and 
vegetation is not currently present to retain as a buffer around the facility. 

Explore methods of 
sharing infrastructure, 
such as pipelines and 
transmission lines 

Opportunities and methods for sharing infrastructure are discussed in Volume 1: Project 
Application. 
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Table 24-7: Guidelines for the Sturgeon Heavy Industrial Policy Area (cont’d) 
Policy Guideline Consideration During Project Development 

Send an Emergency 
Response Plan to 
Sturgeon County 

The emergency response plans are discussed in Volume 1: Project Appliation. FHEC will 
submit these plans to Sturgeon County. 

Consider existing NSR 
access, which is to be 
maintained wherever 
possible 

Existing access to the NSR will be maintained, whenever practical. 

Identify and protect 
ESAs (e.g., native flora, 
fauna or habitat) 

Facilities or permanent structures are not planned for the ESAs, except for the water 
intake and pump house in the NSR ESA. Mitigation measures will be undertaken to 
protect vegetation, terrain stability, wildlife and aquatic habitat as discussed in Section 14: 
Aquatic Resources; Section 17: Terrain and Soils; Section 18: Vegetation and Section 19: 
Wildlife. 
An application for an exception to the 50-m setback from the NSR top bank will be 
submitted to Sturgeon County for the right-of-way for the source water and treated 
effluent pipelines and the water intake and pump house. No other development is 
planned for within the 30-m development setback dedicated as Environmental Reserve 
for the Sturgeon and Redwater rivers in the RSA. 

NOTE: 
Only guidelines relevant to the Project are listed. 

Table 24-8: Sturgeon County Area Structure Plan Development Framework Matrix 
Performance Criterion 

(Consideration) 
General Detail Project Information 

Access to river valley Existing access will be maintained to the NSR, whenever practical. 
Flexible zoning for interim 
use 

The Project does not require flexible zoning for interim use. 

Internal buffers (lights, 
noise, visual) 

Project design features will be used to reduce Project noise effects 
(i.e., berms and stockpiles will be used to reduce effects of noise on 
nearby receptors) (Section 6: Noise). Terrain and vegetation outside 
the PDA will buffer light effects from residences (Section 7: Light) 

Preservation and 
integration of agricultural 
lands 

There are no Class 1 soils in the LSA. The effect of the Project on soil 
quality will be low in magnitude, short term, reversible and have no 
environmental consequence to agricultural capability and production as 
outlined in Section 17: Terrain and Soils. The effects of emissions on 
agricultural lands will be negligible (Section 21: Emissions Effects) 

Corridors for transportation 
and pipelines 

The Project does require new pipelines and transmission lines. A 
construction traffic plan will be developed as part of the Project 
Implementation Plan. Transportation information is addressed in 
Section 26: Socio-economic Impact Assessment.  

Public 

Greenbelt along river The PDA will be more than 850 m from the river greenbelt. There will 
be minimal disturbance of the greenbelt (Section 18: Vegetation). 
An application for an exception to the 50-m setback from the NSR top 
bank will be submitted to Sturgeon County for the water and effluent 
pipelines right-of-way and the water intake and pump house location. 
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Table 24-8: Sturgeon County Area Structure Plan Development Framework Matrix 
(cont’d) 

Performance Criterion 
(Consideration) 

General Detail Project Information 
Public 
(cont’d) 

Protection of natural 
features 

Facilities or permanent structures are not planned for the ESAs, except 
for the water intake and pump house proposed for the NSR ESA. 
Mitigation measures will be undertaken to reduce potential effects on 
vegetation, terrain stability, wildlife and aquatic habitat as discussed in 
Section 14: Aquatic Resources; Section 17: Terrain and Soils; Section 
18: Vegetation and Section 19: Wildlife. 
An application for an exception to the 50-m setback from the NSR top 
bank will be submitted to Sturgeon County for the right-of-way (source 
water and treated effluent pipelines) and water intake and pump house. 
No other development is proposed within the 30-m development 
setback dedicated as Environmental Reserve for the Sturgeon and 
Redwater rivers in the RSA. 

Existing transportation 
Infrastructure 
Hydrology 
Pipelines and well sites 
Vegetation 

Resource 
composite 

Soils 

For details, refer to Section 12: Hydrology, Section 17: Terrain and 
Soils, Section 18: Vegetation and Volume 1: Project Application.  

Noise bylaw Results of the noise impact assessment are discussed in Section 6: 
Noise. Noise mitigation and follow-up and monitoring requirements are 
also provided. 

Watercourse setbacks An application for an exception for to the 50-m setback from the NSR 
top bank will be submitted to Sturgeon County for the right-of-way 
(source water and treated effluent pipelines) and the water intake and 
pump house. No development is proposed within the 30-m 
development setback dedicated as Environmental Reserve for the 
Sturgeon and Redwater rivers in the RSA.  

Permitted Uses  The Project is within the Heavy Industrial Zone as directed by the Land 
Use Bylaw 819/96.  

Discretionary uses The Project is in the Heavy Industrial Zone (under Land Use Bylaw 
819/96), which provides for large-scale and major industrial uses. 
Discretionary uses within this zone include general and heavy industrial 
activities, such as the Project. 

Local requirements Project activities will be conducted in accordance the land use bylaw 
and MDPs (Section 24.6: Project Design and Mitigation to Reduce 
Effects). 

Confined feed operation 
setbacks 

NA 

Subdivision standards NA 
Intersection spacing NA 
Development standards Project facilities and activities will be conducted in accordance with the 

land use bylaw and MDPs (Section 24.6: Project Design and Mitigation 
to Reduce Effects). 

Municipal 

Buffers The majority of the lands within the PDA are disturbed or developed for 
agriculture, and vegetation is not currently present to retain as a buffer 
around the facility. 
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Table 24-8: Sturgeon County Area Structure Plan Development Framework Matrix 
(cont’d) 

Performance Criterion 
(Consideration) 

General Detail Project Information 
Servicing standards (water 
and sewer) 

Servicing requirements and options for the Project are discussed in 
Volume 1: Project Application. 

Nonconforming uses NA 
Municipal Environmental 
Impact Assessment (EIA) 
requirements 

An EIA is a mandatory requirement for this Project, pursuant to the 
Environmental Protection and Enhancement Act. The County of 
Sturgeon can also, at its discretion, require an EIA. 

Municipal 
(cont’d) 

Emergency preparedness The emergency response plans are provided in Volume 1: Project 
Application. 

Maintenance of ecological 
functions 
Lowering of overall level of 
material use 
Reduction of toxic and 
hazardous materials 
Use of renewable and 
reusable  
Waste prevention 
Diversification of industries 
within the capacity of the 
natural systems 
Creation of infrastructure 
for recycling of waste 
materials 

Eco-
industrial 

Encouragement of 
products and services that 
have no environmental 
effects 

The objective of the eco-industrial criteria is to encourage developers of 
heavy industry to implement environmentally or ecologically sound 
practices during project planning, construction and operations. Methods 
used to lower the use of resources, recycle resources and integrate the 
Project within the capacity of the natural system are outlined in 
Volume 1: Project Application.  
Mitigation measures for the maintenance of ecological functions are 
provided in Section 17: Terrain and Soils, Section 18: Vegetation and 
Section 19: Wildlife.  

Airshed  
Surface water 
Groundwater 
Energy and Utilities Board 
Pipeline setbacks 

Provincial 

Energy and Utilities Board 
noise standards 

All applicable provincial legislation, regulations, codes of practice and 
directives) will be adhered to during the construction and operation of 
the Project. Legislated requirements for the airshed, surface water and 
groundwater will be addressed and setback requirements and 
standards will be followed.  

Department of Fisheries 
and Oceans  

An application will be submitted to Fisheries and Oceans Canada to 
construct and operate the water intake and pump house, under the 
Fisheries Act, section 35(2).  

Canadian Coast Guard An application will be submitted to Transport Canada to construct and 
operate the water intake and pump house under the Navigable Waters 
Protection Act.  

National Energy Board NA 

Federal 

Environment Canada NA 
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Table 24-8: Sturgeon County Area Structure Plan Development Framework Matrix 
(cont’d) 

Performance Criterion 
(Consideration) 

General Detail Project Information 
Canadian Transportation 
Agency 

An application will be submitted to Transport Canada to construct and 
operate the water intake and pump house under the Navigable Waters 
Protection Act.  

Federal 
(cont’d) 

Canadian Environmental 
Assessment Agency 

NA 

NOTE: 
NA = not applicable 

Table 24-9: Municipal Considerations for Planning an Industrial Development 
Factor for Consideration Project Notes and Section References 

Industrial Development Policy 
Contribution to the municipal tax base 
and creation of local employment 
opportunities 

Subject to receipt of regulatory approvals, onsite construction will begin in 
2008 and continue through to 2013.  
Approximately 12,900 person-years will be required on site during that time. 
On site workforce averages just under 3000 workers on site between 2009 
and 2010, before increasing to a peak of approximately 6100 workers in the 
second quarter of 2011.  
There will be 431 operations workers plus 65 contractors (approximately 495 
full-time personnel and contractors) over the life of the Project.  

Compatibility with surrounding land 
uses 

The Project conforms to the policy statements for Heavy Industrial Policy 
Area and the Conservation Policy Area of the MDP. 

Consideration of effects on nearby 
land uses, the environment, 
transportation issues and effects, 
groundwater supply, potable water 
supplies, access to transportation 
networks and other infrastructure 

All provincial legislation, regulations, codes of practice and directives will be 
adhered to during the construction and operation of the Project. Legislated 
requirements for noise, surface water quality, water disposal and discharge 
will be addressed and standards will be followed.  
The Project does require new pipelines and transmission lines. A 
construction traffic plan will be developed as part of the Project 
Implementation Plan. Transportation information has been addressed in 
Section 26: Socio-economic Impact Assessment. 

Municipal, provincial and federal 
safety, risk and environmental 
investigation and review processes 

All PDA activities will be conducted in accordance with municipal bylaws and 
provincial and federal regulations. Relevant documentation includes, but is 
not limited to: 
• MDP Bylaw 818/96 (and associated Area Structure Plan Bylaw 900/00) 
• Land Use Bylaw 819/96 
• the Environmental Protection and Enhancement Act and its associated 

codes of practice and regulations 
• the Water Act 
• Alberta Energy and Utilities Board directives  
• Navigable Waters Protection Act  
• Fisheries Act  

Heavy Industrial Policy Area 
Developments are to be directed to 
the area zoned to Heavy Industrial 

The Project is in the Heavy Industrial Zone (under Land Use Bylaw 819/96), 
which provides for large-scale and major industrial uses that might have 
some nuisance effects on nearby sites. Discretionary uses within this zone 
include general and heavy industrial activities, such as the Project. 
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Table 24-9: Municipal Considerations for Planning an Industrial Development 
(cont’d) 

Factor for Consideration Project Notes and Section References 
Environmental Protection  
Environmentally significant and 
sensitive areas will be identified 

Facilities or permanent structures are not proposed to be developed in the 
ESAs, except for the water intake and pump house, proposed for the NSR 
ESA. Mitigation measures are proposed to minimize the potential effects on 
vegetation, terrain stability, wildlife and aquatic habitat as discussed in 
Section 14: Aquatic Resources; Section 17: Terrain and Soils; Section 18: 
Vegetation and Section 19: Wildlife. 

Maintenance of a buffer to protect 
lands within 50 m of the top of the 
NSR bank 

An application for an exception to the 50-m setback of the NSR top bank will 
be submitted to Sturgeon County for the right-of-way (source water and 
treated effluent pipelines) and the water intake and pump house. Required 
mitigation measures will be followed.  

Maintenance of a buffer to protect 
lands within 30 m of the top of a bank 
of named lakes and other 
watercourses 

No development is proposed within the 30-m development setback 
dedicated as Environmental Reserve for the Sturgeon and Redwater rivers in 
the RSA.  

NOTE: 
Only those factors relevant to the Project are listed. 

SOURCE: Sturgeon County (1998)  

24.7 Project Residual Effects 

24.7.1 Analyses 
The effects on land use issues remaining after mitigation were analyzed qualitatively where 
possible, using analyses from other sections of the EIA. Qualitative evaluations were used 
where quantitative data was not available. 

24.7.2 Compliance with Local and Regional Land Use and Land Use 
Management 

The PDA is in the Heavy Industrial Zone and will conform to guidelines and objectives set out 
for the Sturgeon Heavy Industrial Policy Area, Sturgeon County MDP and the Sturgeon County 
Land Use Bylaw 819/96. An application for an exception to the 50-m setback of the NSR top 
bank will be submitted to Sturgeon County for the right-of-way (source water and treated 
effluent pipelines) and the proposed location of the water intake and pump house. With strict 
adherence to the mitigation measures for this allowance, there will be no effects from the 
Project on local or regional land use management. 

24.7.3 Changes in Residential Land Use 
The Sturgeon County Area Structure Plan residential development guidelines (i.e., Heavy 
Industrial Zone) state existing residences and their ancillary structures are to be maintained but 
cannot be expanded. New residential subdivisions or residences in this area will not be 
permitted, unless to replace a single dwelling that existed. There are twelve residences, which 
are currently being leased from FHEC in the LSA, all of which are expected to be permanently 
vacated prior to the construction phase.  
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There are no urban centres in the RSA, although there are some local service areas and 
scattered rural single dwellings. Since 1994, the development of additional dwellings 
immediately surrounding the PDA has not been permitted due to the land use designation as 
Heavy Industrial.  

In consideration of development restrictions enforced under the land use bylaw, the Project is 
not expected to affect current or future residential land use in the LSA or RSA. 

24.7.4 Changes in Agricultural Land Use 
The dominant land use in the RSA is agriculture. 

A suite of mitigation measures are proposed to mitigate potential Project effects on agricultural 
capability. Successful conservation of soil resources and reclamation of the PDA following 
closure is projected to return the agricultural capability of disturbed soil series to a land 
capability comparable to that existing before Project initiation (Section 17: Terrain and Soils). 
The residual effects of Project construction on agricultural capability of soils in the LSA will be 
low in magnitude, short term, reversible and have low environmental consequence. Projects 
effects will not contribute measurably to cumulative effects on agricultural capability. 

The majority of soils series occurring in the RSA were rated as having low sensitivity to acid 
deposition (Section 21: Emission Effects). Most of the soils are Chernozems, which are well 
buffered against the effects of acid deposition. The effect of an acid deposition on agricultural 
land is considered to be negligible because the magnitude of acid deposition effects from the 
Project and other future development is minor relative to acidification derived from fertilizer 
nitrification on agricultural lands. As a result, the deposition of acid-generating substances on 
agricultural lands is considered to be of low environmental consequence. Acidification of 
agricultural soils is also considered reversible through the use of lime amendments, a 
recommended agronomic practice in Alberta. 

24.7.5 Changes in Recreational Land Use 
There are no recreational facilities, parks or protected areas in the local or RSA. The Project will 
not affect maintenance of corridors through the river valley, which could accommodate a series 
of trails for hiking and biking as well as connecting with other corridors within the County and 
adjacent to the County (Bylaw 900/00). Noise levels will be within regulated levels 
(Section 6: Noise) and light effects will be negligible (Section 7: Light). 

24.7.6 Conflicts with or Changes in Industrial Land Use 
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. 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. 
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As discussed in detail in Section 26: Socio-Economic Impact Assessment, the region around the 
Project already supports a number of petrochemical and hydrocarbon upgrading facilities, and 
several new upgrading facilities are currently under construction. The Project is one of several 
proposed hydrocarbon-processing projects proposed for the area. Potential effects of these 
various new projects, including the Upgrader, on existing and proposed developments include: 

• competition for skilled labour and associated challenges in training and retaining appropriate 
skills during construction and operations 

• increasing need and competition for accommodations for employees and contractors, 
including short-term accommodations for short-term employees and housing for longer-term 
and permanent employees 

• increasing need for services for employees and contractors, including emergency, health, 
education, social services, and recreation 

• increased traffic, particularly during construction phases and associated needs to modify 
and upgrade the regional transportation system 

• increasing demands on infrastructure services such as electrical, natural gas, potable water 
and sewage treatment 

As development proceeds, the petrochemical and hydrocarbon industries will also face 
increasing requirements to manage water use, emissions and effluent discharge. 

FHEC is committed to fulfilling all of the regulatory and planning requirements for development 
within the Alberta’s Industrial Heartland region. FHEC is also committed to working with other 
industrial partners, all levels of government and stakeholders to identify and implement 
appropriate solutions to achieve sustainable development within the region. 

24.7.7 Changes in Natural Land Use 
The Project is located within a region that has been modified substantially by agricultural use, 
industrial structures and urban centres. Within the LSA, only 4 percent of the total area consists 
of remnant natural habitat. The remaining 96 percent of the total area has been modified for 
agricultural use, residences, roadways and industry. 

The Project will result in the direct loss of 96 ha of natural vegetation, consisting largely of a 
number of remnant patches of natural vegetation with the PDA. Some additional natural 
vegetation will be removed for the construction of the right-of-way and water intake and pump 
house. 

Past, current and proposed activities and development in the region have resulted in substantial 
reductions and alterations to vegetation communities in the region. While losses of and 
alterations to natural vegetation as a result of the Project will add to these cumulative changes, 
Project effects will be negligible for several reasons. First, the magnitude and geographic extent 
of Project-associated changes are negligible relative to the existing regional availability and 
diversity of natural vegetation communities, and will not substantially alter the sustainability of 
these communities in the region. Second, the lands adjacent to and including the Project site fall 
within Alberta’s Industrial Heartland Area. The area is intended to accommodate heavy industry 
in an environmentally sound and economically efficient way, while also encouraging the 
integration of agricultural activities with heavy industry. 

Even though residual effects on natural land use will be negligible, FHEC has included a 
number of measures to minimize project-specific environmental effects during construction, 
operations and reclamation. FHEC is also prepared to work with government, industry and other 
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stakeholders in the region to manage project residual and cumulative environmental effects 
within the context of existing land use policies for Alberta’s Industrial Heartland Area. 

24.7.8 Summary of Project Residual Effects 
The PDA is within Alberta’s Industrial Heartland Area, an area zoned specifically for heavy 
industry. The Project will be in compliance with all local land use policies, as well as applicable 
provincial and federal legislation. Given this planning context, effects on residential, agricultural, 
recreational, industrial and natural land use will be negligible and of low environmental or social 
consequence. Regional effects such as effects of emissions on agricultural soil capability will be 
negligible due to the magnitude of acid deposition effects from the Project and other future 
development and the buffering capacity of these soils against the effects of acid deposition. 

24.8 Cumulative Effects Assessment 
As there are no project-specific land use conflicts, a cumulative effect is not created. 

24.9 Follow-up and Monitoring 
There are no follow-up and monitoring plans related to land use planning adherence.  
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