
BYLAW 1555/21 
STURGEON VALLEY SOUTH AREA STRUCTURE PLAN 

STURGEON COUNTY, MORINVILLE, ALBERTA 

A BYLAW OF STURGEON COUNTY, ALBERTA, FOR THE PURPOSE OF ADOPTING THE STURGEON 
VALLEY SOUTH AREA STRUCTURE PLAN. 

WHEREAS, section 633 of the Municipal Government Act, RSA 2000 c. M-26 (“MGA”), as amended 
from time to time, authorizes Council to adopt area structure plans; 

AND WHEREAS, the Council of Sturgeon County has deemed it desirable to adopt the Sturgeon Valley 
South Area Structure Plan Bylaw 1555/21; 

NOW THEREFORE, the Council of Sturgeon County, in the Province of Alberta, duly assembled, hereby 
enacts as follows: 

1. Title
1.1. This Bylaw may be referred to as the “Sturgeon Valley South Area Structure Plan” or

“Sturgeon Valley South ASP”. 

2. Purpose

2.1. The purpose of this Bylaw is to adopt the Sturgeon Valley South Area Structure Plan.

3. Definitions

3.1. In this Bylaw:

i. “Bylaw” means this area structure plan Bylaw;

ii. “County” means the Municipality of Sturgeon County;

iii. “County Commissioner” means the person appointed as the County Commissioner for
Sturgeon County.

4. General

4.1. The Sturgeon Valley South Area Structure Plan, attached to this Bylaw as Schedule “A” is
hereby adopted. 

5. Severability

5.1. If any portion of this Bylaw is declared invalid by a court of competent jurisdiction, then the
invalid portion must be severed and the remainder of the Bylaw is deemed valid. 



BYLAW 1555/21 PAGE 2 

6. Effective Date

6.1. This Bylaw shall come into force and take effect upon being passed. 

Read a first time this 8th day of June, 2021. 

Read a second time this 13th day of July, 2021. 

Read a third time this 14th day of September, 2021. 

Alanna Hnatiw 
MAYOR 

Reegan McCullough 
COUNTY COMMISSIONER (CAO) 

_______________ 
DATE SIGNED 
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FOREWORD 
In spring 2019, the Edmonton Metropolitan Region Board (EMRB) amended the Edmonton Metropolitan Region Growth 
Plan (EMRGP) to add in special policies relating to the Sturgeon Valley area of Sturgeon County. The area, deemed as the 
“Sturgeon Valley Special Study Area” (SVSSA) within the EMRGP, borders existing residential development in Sturgeon 
County, CFB Edmonton, the City of St. Albert, and the City of Edmonton.

To meet the goals, objectives, policies, and aspirations of the EMRGP, specifically those contained within the SVSSA, and 
to align with other County policy documents, Sturgeon County undertook a comprehensive review and rewrite of its 
existing Sturgeon Valley Area Structure Plan (ASP) with the creation of a new ASP for the “Sturgeon Valley Special Study 
Area”. This new ASP has been called “Sturgeon Valley South Area Structure Plan”. The framework provided in this new 
ASP is both visionary and tangible, containing innovative and agile approaches to land use planning and development 
married to objectives and policies that contain clear tools for monitoring and implementation. 
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1.  INTRODUCTION

1.1 PURPOSE

The purpose of the Sturgeon Valley South Area Structure Plan (herein referred to as “the Plan”) is to guide the development 
of the Plan area in an orderly and phased manner, and in a direction that provides a framework for complete communities. 
The Plan is intended to drive development in the Sturgeon Valley in a contiguous, compact manner, with transitions that 
are sensitive to existing landowners, surrounding agricultural areas, and the metropolitan boundaries.

The Plan focuses on strategic priority areas as outlined in the Municipal Development Plan with a focus on the build out 
of Planning Areas 1 & 2 with the remaining Planning Areas 3, 4 & 5 recognized as future planning phases (Figure 1). This is 
to enable the municipality to manage infrastructure requirements for the ongoing development of the Plan area along 
with aligning with the policies and objectives of the Edmonton Metropolitan Region Growth Plan (EMRGP). As additional 
Planned Areas are considered they will be required to update the Plan in relation to servicing to accommodate for 
water, wastewater and stormwater.  Key elements to be retained for the overall build out will be meeting the required 
minimum densities and understanding the importance of protecting future transportation corridors.
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▼ FIGURE 1: Planning Areas | V3 Companies of Canada
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1.2 INTERPRETATION

Figures
All symbols, locations, and boundaries shown in the figures of this Plan are intended to be interpreted as conceptual 
unless otherwise stated in the document, or where they coincide with clearly recognizable physical or fixed features 
within the Plan area.  Locations of infrastructure and other fixed elements should be independently confirmed. 

Policies
All policy statements containing “shall” are mandatory and must be implemented.  Where a “shall” policy proves impractical, 
an applicant may apply to amend the Plan.  All policy statements containing “should” are an advisory statement and 
indicate the preferred objective, policy and/or implementation strategy of the County.  If the “should” statement is not 
followed because it is impractical or impossible, the intent of the policy may be met through other agreed-upon means.  
Where “may” is used in a policy it denotes a choice in applying the policy, creating discretionary compliance or the ability 
to vary the requirements to achieve the intent of the vision and objective of the Plan. 

Definit ion
With the exception of those words, terms outlined in the definitions section of the Plan, all other words, terms and 
phrases shall retain the definition from the County’s Municipal Development Plan, the Land Use Bylaw, the Municipal 
Government Act, or any other provincial legislation.

1.3 PL AN AREA

The Plan area covers approximately 1,750 hectares (Figure 2) of land, all completely contained within Sturgeon County.  
It is geographically positioned to the west of the Highway 28 and the Canadian Forces Base (CFB); to the north of 
the City of Edmonton; to the north east of the City of St Albert and to the south of the established Sturgeon Valley 
residential development. The Plan area already contains a level of water and sanitary services generally located east of 
Sturgeon Road along with plans for future upgrades.

The Plan provides the structure and policy to guide the development of Neighbourhood Area Structure Plans (NASPs) for 
the Planning Areas identified in Figure 1. As part of the Plan process, County Council provided initial direction on future 
development of residential/mixed-use and non-residential Planning Areas (Planning Areas 1 and 2). While the Plan’s 
primary focus is on these two Planning Areas, the Plan serves as a framework for all other areas to ensure that development 
can be responsive to future servicing needs, market demands, changes in technology and growth opportunities. The 
reasons behind the two approved Planning Areas proceeding are based on the following factors in order of priority:

1. Transportation infrastructure needs, especially the development of future 127 Street connecting to the Anthony 
Henday to accommodate for growth and to reduce traffic pressures on other adjoining communities.

2. The identification through the County’s Commercial Development Analysis (2020) and engagement with CFB of the 
opportunity for development of non-residential along Highway 28.

3. The ability for new residential and mixed-use growth in Planning Area 1 to accommodate the projected population 
for the County as outlined in the Edmonton Metropolitan Region Growth Plan.

4. Access to existing water and sanitary services and stormwater management.

The remaining areas will be considered as future Planning Areas that will require an amendment to this Area Structure 
Plan and meeting the criteria outlined in the implementation section prior to moving forward with the development of 
a Neighbourhood Area Structure Plan (NASP).
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1.4 REGIONAL INFLUENCES

There are a number of statutory acts and documents which the Plan needs to adhere to or be consistent with, which 
are listed below. 

1.4.1  Municipal Government Act 

The Municipal Government Act (MGA) is the provincial legislation that all municipalities are required to follow; it provides 
a framework for how municipalities are empowered to shape their individual communities. Section 633 of the MGA 
regulates the contents of an Area Structure Plan, stating that they must describe the proposed land uses and density, the 
location of transportation routes and public utilities, and the sequence of development, and they may also contain other 
provisions as deemed appropriate by a municipality’s Council. 

The MGA also states that an ASP must be consistent with other high-level planning documents, such as any Intermunicipal 
Development Plan (IDP) that the Plan area falls within, and the municipality’s Municipal Development Plan (MDP). In 
the case of this Plan, the contents are required to be consistent with the Edmonton Metropolitan Region Growth Plan 
(in lieu of the IDP), and the Sturgeon County MDP (2014).

1.4.2  Alberta’s Land Use Framework

Alberta’s Land Use Framework (LUF), enabled through the Alberta Land Stewardship Act (ALSA), sets an approach to plan 
for and manage the cumulative impacts on the environment and natural resources, while supporting Alberta’s long-term 
goals of economic growth, vibrant community development, and a healthy environment. The LUF establishes seven (7) 
land use regions across Alberta, requiring a regional plan for each; this Plan falls within the North Saskatchewan Region. 

At the time this Plan was prepared, the Government of Alberta had not formally adopted the North Saskatchewan 
Regional Plan.

1.4.3  Edmonton Metropolitan Region Growth Plan

Established through Section 708 of the MGA, growth management boards are required for the Edmonton region. In 
compliance with this, the Edmonton Metropolitan Region Board (EMRB) was established in 2017 and includes thirteen 
(13) member municipalities. Through intermunicipal collaboration, the EMRB created the Edmonton Metropolitan Region 
Growth Plan (EMRGP), which contains six interrelated policy areas to support and manage growth within the region – 
economic competitiveness and employment; natural living systems; communities and housing; integration of land use 
and infrastructure; transportation systems; and agriculture. 

The Plan area is subject to specific policies contained within Appendix G: Negotiated Policies for the Sturgeon Valley 
Special Study Area (SVSSA), of the EMRGP. The guiding principle of the SVSSA is stated as follows: 

Sturgeon County, in collaboration with the City of St. Albert and City of Edmonton, will plan for the completion of the 
Sturgeon Valley in a contiguous, compact manner with transitions that are sensitive to existing established communities, 
surrounding agricultural area and metropolitan boundaries.

The Plan area falls within areas A, B1 and B2 as outlined in Schedule 12: Sturgeon Valley Special Study Areas.
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Objectives and Planning Policies that pertain specifically to the Plan area are as follows:

OBJECTIVE 3.1

 » Plan and develop greenfield areas of the Metropolitan Tier and the Sturgeon Valley Growth Area (Areas A and B) 
in an orderly and phased manner that also provides for complete communities.

POLICIES 

3.1.1: While negotiated Policies relating to the Sturgeon Valley Special Study Area (SVSSA) shall take precedence over 
the EMRB Growth Plan Policies Tiers and density targets, all other Growth Plan policies will continue to apply.

3.1.2: Area structure plans(s), led by the jurisdictional municipality, for Areas A and B require consideration of 
the following:

a.  Density of development in Areas A and B shall achieve an overall minimum of 35 du/nrha. This is comprised of 
minimum densities of 35 du/nrha in Areas A and B2, 20 du/nrha in Area B1, and up to 125 du/nrha around a proposed 
transit centre (see policy 3.1.3). Plan developments will vary in density but will be managed to ensure that overall area 
minimums are maintained or surpassed.

b.  Within the overall density target above, development will demonstrate a gradient/ transitioned approach. This 
ensures that:

i. The character and built form of the established Sturgeon Valley community (Area C) is protected, such that higher 
densities shall be applied progressively between that community and the urban areas of Edmonton and St. Albert 
(areas E and F); and

ii. Higher densities are available to provide fiscal support for required infrastructure investments.

c.  The future extension of 127 Street will be in general accordance with the outcomes of the Edmonton Metropolitan 
Region Board’s Integrated Regional Transportation Master Plan. The future corridor for the extension of 127 Street will be 
further refined and protected as determined by Area Structure Planning across the entire Planning Area with input from 
Edmonton, St. Albert, and Sturgeon County.

d. A variety of non-residential developments will be incorporated within the Planning Areas to provide diverse employment 
opportunities.

e. Community amenities will be positioned within a hierarchy of mixed-use centres. Development of mixed-use areas will 
be consistent with other policies contained within the EMRB Growth Plan.

f. Greenspace and protection of natural areas will be incorporated to contribute to an open and connected environment 
that can be actively used by residents of the community and also may assist with the transitional gradient.

g. Sustainable and innovative design techniques will be promoted to enhance the environment and seek to minimize 
required capital and operating infrastructure costs.

h. Inclusion of a comprehensive Fiscal Impact Assessment that illustrates the full, life-cycle development costs.

i. Collaboration with neighbouring planning partners on issues of common interest.

3.1.3: A transit centre (a location where multiple transportation modes, excluding light rail transit, can stop 
simultaneously to allow transfers between routes) will be located in Area B that could enable development 
densities between 42 du/nrha and 125 du/nrha. The increased densities in proximity to the transit centre provide 
the opportunity for the development of a mixture of residential and non-residential uses.
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1.5 STURGEON COUNT Y PL ANNING DOCUMENTS

The following provides a summary of key County documents that have guided and influenced the development of 
the Plan.

1.5.1  Sturgeon County Municipal Development Plan 2014 

The Sturgeon County Municipal Development Plan was adopted in April of 2014. In accordance with the Edmonton 
Metropolitan Region Board the County’s Municipal Development Plan is also required to be updated to reflect the 
Edmonton Region Growth Plan.  This update has been carried out concurrently with the development of the Plan.

1.5.2  Sturgeon County Strategic Plan 2018 - 2027 

The County’s Strategic Plan provides direction for Planned Growth and Prosperity that includes a number of goals that 
relate to how development proceeds within the Sturgeon Valley. This includes maximizing development around existing 
County infrastructure and identified future growth areas (Goal 1.3).

1.5.3  Sturgeon County Open Space Plan 2016 

The Open Space Plan covers the entire County, but recognizes reserves and key environmental features within the Plan 
area, including River Lot 56 and the Sturgeon River.  The Plan outlines short and long term recommendations for creating 
a trail system along Range Road 520, Township Road 542 and adjacent to Bellerose Drive. The Plan recognizes the strong 
desire by the community for trail development and the need for neighbourhood level open spaces and County wide 
recreational facilities along with the role of environmental stewardship within an open space network. 

1.5.4  Sturgeon County Infrastructure Master Plan 2019 

The Sturgeon County Infrastructure Master Plan (IMP) covers the entire County, including portions of the Sturgeon Valley 
based on previous growth expectations. It provides a framework in providing guidance on servicing of the Sturgeon 
Valley South Area Structure Plan. ISL completed additional analysis in June 2021 to update the work they had carried out 
in the IMP to reflect the change in population (refer to Appendix H).

1.5.5  127 Street Functional Planning Study (Designation of ROW)

127 Street extension is recognized in the EMRGP as a Regional Arterial Road that extends from the City of Edmonton 
boundary to Highway 2 that involves crossing a railway line and the Sturgeon River. In August of 2012 a 127 Street 
Functional Planning Study was prepared by ISL and outlines the staging for the construction of the road based on traffic 
needs within the County and as necessitated by development. The study defines the alignment of the road to enable 
protection of the right-of-way and long-term access locations.
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1.5.6  Traffic Impact Analysis

As part of the Growth Analysis for the Plan area, Bunt & Associates completed a Traffic Review based on a number 
of development scenarios.  The analysis identified potential major road/infrastructure upgrades as the development 
increased over time. The scenarios were based on a 30 year projected build out, a 60 year build out and a full build out of 
the Plan area.  It also identified potential traffic generated based on high level concept plans provided by developers. At 
varying development stages the traffic demand is projected to require additional accesses, bridge crossings and flyovers.  
This includes additional accesses to Highway 28 to service the future light industrial lands. The Traffic Review for the Plan 
area was further updated to reflect the full build out and projected traffic volumes for Planning Areas 1 & 2 along with 
the development of the road network for the overall Plan area. The development of the 112 Street flyover; extension 
of the 127 Street to Highway 2. These key infrastructure requirements will be required at critical thresholds prior to 
proceeding with adopting, or at critical development phases of implementing, a new Neighborhood Area Structure 
Plan. The Sturgeon Valley Offsite Bylaw for the Plan will be updated to pay for the capital costs of new and expanded 
transportation infrastructure required to service the Plan area.

1.5.7  Stormwater Analysis Study

The County’s Infrastructure Master Plan 2019 provides future planning for stormwater infrastructure based on previous 
stormwater studies carried out by Sameng Inc. The majority of stormwater within the Plan drains to the west towards 
Sturgeon River, however, a north-south ridge located towards Range Road 250 results in stormwater collecting in the 
eastern area that is limited in its ability to discharge, potentially resulting in the numerous wetland areas in the area.  
Where possible, naturalized wetland systems are recommended to be used for stormwater management.

1.5.8  Environmental Study

Spencer Environmental in 2019 completed an environmental features and natural areas mapping analysis of the lands 
contained within the Plan area.  This involved mapping previously identified and newly recognized environmental 
features and natural areas within the Plan area along with a literature review and developed a criteria to determine 
key features of influence. In total 67 natural features were identified within the Plan area with most clustered near the 
west, south and eastern boundaries.  Three features were formally recognized by Sturgeon County as Environmentally 
Sensitive Areas that include:

 » Sturgeon Valley– Sturgeon River.

 » Lancaster/Cutbank Lake and has potential to be a Crown-owned body of water.

 » River Lot 56 which is provincially owned and managed as Natural Area.

In addition to the above the study supports the following natural areas as potential Environmentally Sensitive Areas:

 » Eastern portion of the study area contains three water bodies (likely wetlands) with high potential to be 
Crown claimed.

 » Several relatively large natural areas previously identified as woodlands and wetlands are scattered throughout 
the study area, mainly to the south of which some have been recognized to have a local core area ecological 
connectivity function.

Since the Spencer desktop study was completed, Green Plan Ltd have carried out greater detailed field investigations 
pertaining to Planning Area 1.  This confirmed that the uncategorized Natural areas were not considered of environmental 
protection value and therefore the Environmental Constraints plan has been updated to reflect this more recent analysis.
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1.5.9  Sturgeon Valley Fiscal Impact Assessment 2020

Prior to proceeding with the development of the Plan, a comprehensive analysis was completed that involved 
working with developers and landowners on potential development scenarios. These scenarios were further analyzed 
to understand population growth, demand on servicing and the transportation infrastructure.  Three scenarios were 
eventually developed and further analyzed which included carrying out a fiscal impact assessment for the County to 
understand the impacts of development on capital and operational budgets.   The fiscal analysis was updated to reflect 
this current Plan.

1.5.10 Sturgeon County Commercial Development Analysis

In January of 2020 the County carried out a commercial development analysis within the County. This identified areas 
within the Plan area that could accommodate upscale, boutique retail node with a focus on food and beverage and 
shopping concepts, personal services, health and wellness and small-scale medical offices.  Retail node PA4 is viewed as 
a retail and service node that includes grocery, convenience retail, a gas bar, grab and go food and beverage, personal 
services as well as institutional and recreational amenities.

Retail nodes PA6, PA7 and PA8 are areas considered appropriate to provide light industrial services that would complement 
CFB operations and other markets based on the area’s location to major transportation connections, such as the Anthony 
Henday and Highway 28.

1.5.11 Growth Framework Land Use Analysis

From 2019 to 2020, the County carried out a comprehensive Growth Framework Land Use Analysis of the Plan Area to 
understand the potential growth scenarios and how development could proceed based on infrastructure demands 
and its fiscal implications.  This analysis was based on meeting the minimum overall density requirement of 35du/nrha 
and working on what a transitional gradient could look like while meeting other policy contained within the EMRGP.  
This analysis enabled the County to identify key infrastructure upgrades, particularly transportation connections, and 
understand the fiscal implications of moving forward with varying scenarios.  The Growth Framework also guided 
Council on how to proceed with developing the Plan in alignment with the Special Study Policy Area. This resulted 
in identifying Planning Areas that could proceed in developing a NASP and enabling future NASPs to be developed 
through an amendment to the Plan.   

1.5.12 Agricultural Impact Assessment

In May of 2021, Serecon completed an Agricultural Impact Assessment on the Plan area that recognises that large-scale 
agriculture at full build out in the Plan area will be unsustainable.  However, it also recognises that the build out of the 
Plan area will occur over a considerable period of time and recommends implementing mitigation through avoiding 
agricultural parcels from being isolated that could cause access and land use conflicts.

While some of the land within the ASP is highly suitable for annual crop production or pasture, it is not dissimilar to land 
surrounding the Sturgeon County or the greater Edmonton area.  Overall, the Agricultural Impact Assessment concludes 
that the development of the Plan will not unduly impact the overall viability of either the local agricultural community in 
the County or its surrounding areas.
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Section 1: Introduction

1.6 ALBERTA ENVIRONMENT AND PROTECTION OF STURGEON 
RIVER FLOOD HAZ ARD STUDY

The purpose of the St. Albert Flood Hazard Study is to assess and identify flood hazards along Sturgeon River through the 
City of St. Albert and adjacent areas of Sturgeon County. The study will be completed under the provincial Flood Hazard 
Identification Program (FHIP), the goals of which include enhancement of public safety and reduction of future flood 
damages through the identification of flood hazards.

Hydraulic modelling and flood mapping are required for approximately 31 km of the Sturgeon River, extending from the 
outlet of Big Lake to approximately 1 km downstream of the Highway 37 crossing at SW 5 55 24 W4M. Mapping along the 
shore of Big Lake is part of the scope of work, but mapped lake elevations may not correspond to Sturgeon River model 
boundary conditions. Modelling along Big Lake tributaries is not required, including along the Sturgeon River upstream 
of Big Lake. A provincial flood hazard study for St. Albert was completed in 1986 and revised in 1990, and the new study 
will replace and expand hydraulic model and flood mapping coverage.

The County will update the flood risk mapping upon completion of this study and policy is included for Planning Areas 
2 & 5 to confirm the flood boundary at the time of developing a NASPs.
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2.  STURGEON VALLEY SOUTH PLANNING 
PROCESS

2.1 PROCESS OVERVIEW

The preparation of this Plan was extensive and multi-faceted; it involved working collaboratively with the EMRB, 
stakeholder engagement with area land owners, and an intensive analysis that resulted in the creation of a Growth 
Framework that was unanimously supported by Council in August 2020. The diagram below indicates the many stages 
that have influenced the development of this Plan.

▼ FIGURE 3: PROCESS CHART | V3 Companies of Canada

2.2 TRI-PART Y COLL ABORATION

This Plan has been developed to reflect the Edmonton Metropolitan Region Growth Plan (EMRGP) “Appendix G: Negotiated 
Policies for the Sturgeon Valley Special Study Area”. The development of the policy was created in collaboration with the 
City of Edmonton, City of St. Albert, and Sturgeon County. The Cities had representation from their respective planning 
departments that were involved in regular meetings where each party identified their concerns.  Subsequently, policies 
were jointly developed that addressed their concerns, with direct collaboration between the Mayors of the respective 
municipalities to finalize the Sturgeon Valley Special Study Area Policy. This policy was brought before the EMRB for 
adoption in December 2018 and was subsequently approved by the Province in March 2019. The outcomes of the 
Tri Party Committee and the intermunicipal collaboration is now known as Appendix G of the EMRGP.

Adoption of Special Policy Area

Edmonton Metropolitan Region 
Growth Plan

2017-2019

Development of Growth 
Framework

2019-2020

Development of Area Structure 
Plan 

2020-2021
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2.3 COMMUNIT Y CONSULTATION

Engagement for the 2021 Plan was completed in collaboration with the public consultation efforts for both the Sturgeon 
Valley Core (Area C), amending ASP and the Sturgeon County MDP amendment. Engagement for all three projects was 
completed under the Our Future Valley Project Planning process. Due to COVID-19 pandemic, public consultation for the 
Our Future Valley project(s) was completed virtually. As identified below, public consultation efforts for the Our Future 
Valley Project consisted of the following:

• Our Future Valley Email Launch

• Our Future Valley Website Launch

• 4 Public Information session(s) via Zoom

• 2 Developer Information session(s) via Zoom

• Developer Survey via online survey

• 4 Call-a-planner sessions via Zoom

• 2 Our Future Valley Workbook Consultation via Zoom

• 1 public engagement session to outline proposed policy for the MDP and ASP.

• Our Future Valley Homeowners Association Information and Workbook Consultation session via Zoom

• Meetings with neighbouring Municipalities

• Meetings with appropriate regional bodies

• Council sessions 

Details regarding the key timelines of the engagement completed as part of the Plan is found in Appendix J. The “Our 
Future Valley - What We Heard Report” is available under seperate cover.
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3.  STURGEON VALLEY SOUTH: CONTEXT

3.1 TOPOGRAPHY

The topographical plan is indicated in Figure 4 outlines the contours of the Plan area which influence the drainage areas 
indicated in Figure 5.

▼ FIGURE 4: TOPOGRAPHICAL PLAN | V3 Companies of Canada
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3.2 DRAINAGE

The study area is divided by the Sturgeon River that effectively creates three catchment areas within the Plan as indicated 
in Figure 5 below. Drainage Area 1 encompasses the lands to the west of the Sturgeon River Valley and generally 
encompasses most of the lands within Planning Area 5; Drainage Area 3 covers those lands to the east of the Sturgeon 
River Valley that flow into the river and generally encompasses most of the lands within the Planning Area 1; and further 
to the east is Drainage area 5 that covers Planning Areas 2, 3 & 4.

▼FIGURE 5: Drainage Basins | V3 Companies of Canada
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Figure 6, provides further breakdown of the drainage areas within predominantly Planning Area 1:

▼FIGURE 6: Drainage Basin Area 3 | V3 Companies of Canada
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3.3 AGRICULTURAL

Through the development of the Sturgeon Valley Special Study Area (SVSSA), over 25 quarter sections of land (Area D of 
the SVSSA) were protected for long term agricultural purposes. The lands included within this Plan focus on an area of 
over 30 quarter sections in between the Sturgeon Valley community and the cities of Edmonton and St Albert.  

Planning Areas 1 & 2 are anticipated to accommodate near term growth. The remaining lands will be retained for 
agricultural purposes until such time as development brings forth amendments to the Plan to accommodate additional 
growth opportunities. 

3.4 EXISTING L AND USE AND DEVELOPMENT

The Plan area is currently comprised of small pockets of established residential areas with the remaining land predominantly 
being used for agricultural purposes. There are a number of environmentally significant features with wetlands located 
to the east and the Sturgeon River to the west. The lands are effectively surrounded by existing development with the 
City of St. Albert, City of Edmonton bordering to the south and south west, the established Sturgeon Valley residential 
communities to the north, and the Canadian Forces Base (CFB) to the east (Refer to Figure 8). With urban development 
predominantly surrounding the lands, it makes the Plan area a logical extension to accommodate growth and additional 
urban development over the long term.  

3.5 EXISTING MUNICIPAL INFRASTRUCTURE

Figures 7 shows the existing Municipal Infrastructure that is located within the Plan area, including a north-south railway 
line and high-tension power lines running north-south along Range Road 251. The roads are laid out in a grid formation, 
generally aligning with quarter sections. Sturgeon Road, Valor Road (Township 542), and Range Roads 251, 250 and 245 
are located to the east of Sturgeon River and Bellerose Drive and Old Coalmine Road located to the west of the river.   
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▼FIGURE 7: Existing Municipal Infrastructure | V3 Companies of Canada
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3.6 PROTECTIVE AND EMERGENCY SERVICES

Currently no Protective Emergency Services are located within the Plan area, however, located in the established 
residential community of Sturgeon Valley to the north is a new fire hall. This community in 2017 also received additional 
fire protection rating and accreditation as per the Fire Underwriters Survey resulting in the community being considered 
to be hydrant protected.

3.7 DEVELOPMENT CONSTRAINTS

The development of the Plan area is driven by key aspects predominantly relating to transportation infrastructure and 
servicing. There are some significant natural features within the Plan area that also place limitations on development as 
shown in Figure 8. As development proceeds, further detailed analysis of these areas will need to be carried out.

▼FIGURE 8: ENVIRONMENTALLY SIGNFICANT LANDS | V3 Companies of Canada
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4.  STURGEON VALLEY SOUTH: VISION

The Sturgeon Valley South Area Structure Plan (the Plan) details unique 
development guidance that is sensitive to the surrounding natural environment, 
whilst being cognisant of the various urban and rural neighbours.  Sturgeon Valley 
South is a place where identity is maintained and strengthen through showcasing 
its history, while capitalizing on innovative emerging technologies and embracing 
different approaches throughout the many years of the Plan’s implementation.  
The Plan will be developed in a fiscally responsible manner that creates long term 
resilience through managing the varying phases of development.  

The Sturgeon Valley South Plan area is a place where people want to visit, 
play, work, live and be part of a strong community.
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▼FIGURE 9: Concept Plan | V3 Companies of Canada
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▼FIGURE 10: Planning Areas | V3 Companies of Canada
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5.  STURGEON VALLEY SOUTH: POLICIES

5.1 OVERVIEW

The following tables provide two statistical breakdowns on the potential land uses and residential densities related to 
the full build out and build out of Planning Areas 1 & 2. Figure 11 is based on a projected build out of the entire area with 
the main purpose to establish the projected population over the long term and how this influences transportation in 
the area. Overall, the Plan has been broken down into five Planning Areas; each area will require a Neighbourhood Area 
Structure Plan (NASP) to be completed. Figures 12 & 13 indicates the Planning Areas 1 & 2 where a Neighbourhood Area 
Structure Plans will be required to provide greater detail on how development will proceed and is consistent with the 
policies contained within this Plan. This Plan recognizes the overall development of the Plan area is projected to occur 
over a significant period and that changes will occur over this time. The core focus has been related to the Planning Areas 
1 and 2 with the remaining Planning Areas 3, 4 & 5 requiring an amendment to this Area Structure Plan.   

L A N D  U S E S A R E A 
( H a )

D E V E LO P M E N T 
A R E A  ( Ha)****

A R E A 
( nrHa)***

P E R C E N TAG E 
( % )

U N I T S / 
nrHa

P O P U L AT I O N  /
nrHa

Gross Area 1700.00

Existing Railroad ROW 7.50

Future 127 Street 
Extension

45.00

ROW (Existing Roads, etc.) 52.84

Potential Significant 
Natural Features & 
Potential Environmental 
Reserve*

243.67

Existing Open Space 21.40

Existing Residential 71.51

Agriculture Holdings 68.73

Gross Developable Area 
(GDA)** 1189.35 100%

Commercial 25.72 7.716 2.16

Light Industrial 178.62 53.59 15.02

Residential (20 du/nrha) 71.51 50.057 6.01 1001 2503

Residential (35 du/nrha) 637.40 446.18 53.59 15616 39041

Residential (40 du/nrha) 195.60 136.92 16.45 5477 13692

Residential (42 du/nrha) 68.90 48.23 5.79 2026 5064

Mixed Use (42 du/nrha) 11.60 8.12 0.98 341 853

Subtotal 1189.35 61.30 689.50 100.00 24461 61152

Notes:
*        Potential Environmental Reserve areas currently excludes the 1970 floodplain areas and requires formal in-field analysis.
**      Gross Developable Area excludes the following areas: Existing Railroad ROW, Future 127 Street ROW, Existing Roads/Other ROW, Potential 

Environmental Reserve, Existing Open Space, Existing Residential and Agriculture Holdings.
***    Net Residential Ha (nrha) excludes the 10% of Municipal Reserve and 15% Roads Area and 5% PUL and Stormwater Management Areas from the 

Developable Residential Land Area.
****   Light Industrial and Commercial area excludes the 10% of Municipal Reserve and 15% Road Area and 5% PUL to accommodate Stormwater 

Management and utilities.

Overall density in this scenario (All Planning Areas) is 35 du/nrha.

▼FIGURE 11: Full Build Out | V3 Companies of Canada
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L A N D  U S E S A R E A 
( H a )

DE VELOPMENT 
AREA (Ha)****

A R E A 
( nrHa)***

P E R C E N TAG E 
( % )

U N I T S / 
nrHa

P O P U L AT I O N  /
nrHa

Gross Area 410.05

Existing Railroad ROW 7.50

Future 127 Street 
Extension

20.33

ROW (Existing Roads, etc.) 9.98

Potential Significant 
Natural Features & 
Environmental Reserve*

13.60

Gross Developable Area 
(GDA)**  358.64 100%

Commercial 9.70 2.91 2.70

Residential (20 du/nrha) 38.50 26.95 10.73 539 1348

Residential (35 du/nrha) 206.11 144.277 57.47 5050 12624

Residential (40 du/nrha) 101.73 71.211 28.37 2848 7121

Residential (42 du/nrha) 2.60 1.82 0.72 76 191

Subtotal 358.64 2.91 244.30 100.00 8514 21284

L A N D  U S E S A R E A 
( H a )

DE VELOPMENT 
AREA (Ha)****

A R E A 
( nrHa)***

P E R C E N TAG E 
( % )

U N I T S / 
nrHa

P O P U L AT I O N  /
nrHa

Gross Area 327.92

ROW (Existing Roads, etc.) 6.84

Potential Significant 
Natural Features & 
Environmental Reserve*

111.96

Existing Open Space 8.70

Gross Developable 
Area (GDA)** 200.42 100%

Commercial 15.86 4.76 7.91

Light Industrial 178.62 53.59 89.12

Residential (35 du/nrha) 5.94 4.20 2.96 146 364

Subtotal 200.42 58.35 4.20 100.00 146 364

Notes:
**      Gross Developable Area excludes the following areas: Existing Railroad ROW, Future 127 Street ROW, Existing Roads/Other ROW, and Potential 

Environmental Reserve.
***    Net Residential Ha (nrha) excludes the 10% of Municipal Reserve and 15% Roads Area and 5% PUL and Stormwater Management Areas from the 

Developable Residential Land Area.
****   Light Industrial and Commercial area excludes the 10% of Municipal Reserve and 15% Road Area and 5% PUL to accommodate Stormwater 

Management and utilities.

 Overall density in this scenario (Planning Area 1) is 35 du/nrha.

▼FIGURE 12: Planned Area 1 | V3 Companies of Canada

▼FIGURE 13: Planned Area 2 | V3 Companies of Canada

Notes:
**      Gross Developable Area excludes the following areas: Existing Roads/Other ROW, Potential Environmental Reserve, and Existing Open Space.
***    Net Residential Ha (nrha) excludes the 10% of Municipal Reserve and 15% Roads Area and 5% PUL and Overall density in this scenario (Planning 

Area 2) is 35 du/nrha.
****   Light Industrial and Commercial area excludes the 10% of Municipal Reserve and 15% Road Area and 5% PUL to accommodate Stormwater 

Management and utilities.

Overall density in this scenario (Planning Area 2) is 35 du/nrha.
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5.2 TRANSITIONAL DEVELOPMENT

The urban form of development within the Plan area is being driven by the minimum density requirements outlined in 
the Edmonton Metropolitan Region Growth Plan (EMRGP). The policy contained within the EMRGP also recognizes the 
need to transition from a higher density to a lower density at the interface with the established residential development 
indicated as Sturgeon Valley Core (Figure 9) in the Plan. The development of light industrial on the eastern border 
also requires careful consideration of the interface between residential and the Canadian Forces Base (CFB). It should 
be recognized that light industrial development has evolved to be relatively nuisance-free and high-tech operations 
combined with natural and man-made features can mitigate the potential impacts. The light industrial area includes 
existing wetlands that have been identified as potentially Crown claimable and Highway 28, both of which create 
significant buffers between the residential uses on the CFB base and higher density residential development to the west.  

5.2.1  O bjec tive:
 » To be sensitive of the density and urban form within the Plan areas that border the existing Sturgeon Valley 
Core community.

Policies:
5.2.1.1  Transitional density levels shall be in general accordance with Figure 9.

5.2.1.2 Where possible, the development of roads, parks and/or green corridors may be used to offset the built form of 
varying densities. 

5.2.1.3 Landscaping, the use of berms and existing natural features may be leveraged as an important tool to assist with 
transitioning from higher to lower urban densities through buffering.

5.2.2  O bjec tive:
 » To be sensitive of the potential impacts light industrial development may have on residential development 
and the operations within CFB.

Policies:
5.2.2.1 The development of the Neighbourhood Area Structure Plan (NASP) for Planning Area 2 (Light Industrial) shall 

be carried out in consultation with CFB to avoid any potential conflicts relating to operations.

5.2.2.2 The development of the NASP for Planning Area 2 should seek to protect wetlands and natural water features 
indicated in Figure 9 as Environmental Reserve based on the recommendations of the detailed biophysical 
assessment. Any alteration or removal of wetlands or watercourses must be in compliance with Provincial and 
Federal Legislation.
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5.3 RESIDENTIAL

The majority of the planned development within the Plan is to accommodate for residential development of varying 
densities that will provide a range of choices for housing. The densities will also be able to support non-residential 
services located within the Plan area where people can live, work and play. Development has been structured in a 
manner to enable contiguous development to avoid fragmentation of existing agricultural lands and maintain existing 
operations until such time as there is demand for development.

5.3.1  O bjec tive:
 » To create a residential community that meets the overall 35du/nrha within the Plan while respecting 
established communities by creating transitional densities.

Policies:
5.3.1.1 Density levels shall be in general accordance with Figure 9 with each NASP for Planning Areas 1, 3, 4 & 5 

demonstrating compliance with meeting the overall average density of 35du/nrha.

5.3.1.2 Alternative/innovative housing should be encouraged.

5.3.1.3 Clustering together of more than four multi unit residential dwellings shall be encouraged, only if integrated 
within a mixed-use area, adjoining a commercial area or located along a public transit route. This excludes 
triplex, fourplex and/or townhouses.

5.3.1.4 Sturgeon County shall record and monitor the densities as development unfolds to confirm compliance with 
the EMRGP density policies.

5.3.2  O bjec tive:
 » To create a residential community that is unique and consists of character that reflects the history of 
the Plan area while incorporating innovative emerging technologies that create a modern, resilient, and 
functioning community.

Policies:
5.3.2.1 The NASP’s should be designed in a manner that reflects the Sturgeon Valley’s unique character through design 

elements of dwellings, street signage, and community public spaces. 

5.3.2.2 Development within the Plan should incorporate Smart City concepts.
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5.4 COMMERCIAL/MIXED USE DEVELOPMENT

To create a complete community there needs to be opportunities for commercial uses as standalone development and/
or through mixed use development. This includes enabling small corner stores and restaurants that are within walking 
distance of residential communities. Commercial sites present an opportunity of creating attractive and interesting 
spaces for people to gather and socialize with design and massing becoming an important element that contributes 
to the identity of an area. Commercial development also creates employment opportunities that are within close 
proximity to employees.  

5.4.1  O bjec tive:
 » To create a unique commercial destination that focuses on small to medium sized boutique businesses.

Policies:
5.4.1.1 Community architectural design standards shall be established through the development of NASPs for the 

commercial/mixed use areas indicated in Figure 9. These design standards should include accommodating 
winter design principles. The design character and elements for these areas should be based around linking to 
the agricultural heritage of the community.

5.4.1.2 Commercial nodes, as generally indicated in Figure 9, should be enabled through the Land Use Bylaw the ability 
to incorporate offices or residential development above ground level.

5.4.1.3 Commercial nodes should look to create spaces that enable programming of indoor/outdoor community 
activities, such as community markets. 

5.4.2  O bjec tive:
 » To enable the ability to develop local corner commercial stores within residential communities.

Policies:
5.4.2.1 The NASPs should identify locations within residential communities that could provide for small local corner 

stores and services which are within walking distance of residential land uses. 

5.4.2.2 Small local corner stores should be enabled through the Land Use Bylaw to include offices and/or residential 
above ground level. 

5.4.3  O bjec tive:
 » To create a commercial node that is focused on servicing highway traffic and the surrounding community.

Policies:
5.4.3.1 The lands located on the corner of Sturgeon Road and Highway 28 shall be developed for the purpose of 

providing highway commercial or civic related services (Figure 9). 

5.4.3.2 The highway commercial area, through the Land Use Bylaw, should allow for above ground offices and inclusion 
of civic facilities such as libraries/recreational facilities/fire stations/ambulance that service the wider community.

5.4.3.3 The development of a NASP shall involve engagement with Alberta Transportation and CFB. 
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5.4.4  O bjec tive:
 » To create mixed use nodes comprised of small to medium sized retail stores. 

Policies:
5.4.4.1 Community architectural and landscape design standards shall be established through the development of the 

NASP for Planning Areas 1 & 3 for the mixed-use nodes (Figure 9), that includes complete streets and winter 
design principles. The design of the character and elements shall be established through engagement with the 
community at the time of preparing the NASP.

5.4.4.2 All office and residential should be located above the first-floor level within mixed use nodes when the building 
is orientated towards the public road to encourage active street frontage. 

5.4.4.3 The design of mixed-use nodes within the Planning Areas 1 & 3 should focus the building orientation towards 
the public road with parking being encouraged to be accommodated underground, at the rear of the building 
and/or within the public right-of-way.  These design features shall be further developed in accordance with 
policy 5.4.4.1 of this Plan.

5.4.4.4 The development of the NASP’s for Planning Areas 1 & 3 should create spaces that enable programming of 
indoor/outdoor community activities, such as community markets. 

5.4.4.5 The future design of mixed-use nodes should incorporate pocket parks if not located within a five-minute 
walking distance of a public park. These parks shall be considered as part of the municipal reserve contribution 
in accordance with the Municipal Government Act.

5.4.4.6 The mix use node in Planning Area 3 should incorporate civic facilities, including the provision of a public bus 
transit hub or other modes of public transportation appropriate at the time of development.

5.5 LIGHT INDUSTRIAL

Highway 28 is a major corridor through to the north that connects into the Anthony Henday, providing excellent 
opportunities to capitalize on existing infrastructure. To the west of the Plan area is the Canadian Forces Base (CFB) which 
is one of the largest army bases in Canada. The development of the Plan will support CFB in providing opportunities 
for accommodation, services and employment that is within close proximity that is easy to access. The light industrial 
development will be focused on providing a location for off-site light industrial services that support the CFB operations.   
Through a Commercial Development Analysis carried out by the County, the land was identified as most suitable for light 
industrial purposes. 

5.5.1  O bjec tive:
 » To enable the light industrial development that could include warehousing, logistics, flex industrial and light 
manufacturing activities along Highway 28.

Policies:
5.5.1.1 Light industrial development shall occur on the lands designated as Light Industrial in Planning Area 2 (Figure 9).

5.5.1.2 Development within the light industrial area shall be carried out in consultation with Alberta Transportation 
and CFB.
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5.5.1.3 The lands should be developed to accommodate light industrial activities that support CFB operations. 

5.5.1.4 The NASP for Planning Area 2 shall include community architectural and landscape design standards that focus 
on mitigating the visual impact of the lands when viewed from Highway 28, CFB and surrounding residential 
areas.

5.5.1.5 The development of the industrial lands shall comply with all requirements regarding aerodromes in consultation 
with CFB at the time of preparing the NASP for Planning Area 2. 

5.6 AGRICULTURE

The land surrounding the City of Edmonton is recognized as containing prime agriculture lands. As guided by the EMRGP, 
municipalities are seeking to reduce the impact of urban development on prime agricultural areas within the Metropolitan 
Tier of the EMRGP until the market compels development on those lands. The Plan area has been recognized for future 
growth that will develop over time in a cohesive manner through a series of subsequent NASP(s) within defined Planning 
Areas. The lands will remain protected for agricultural purposes until such time as the County approves the NASP that 
will lead to subsequent development.    

5.6.1  O bjec tive:
 » To continue the productive use of agricultural lands until the market determines the lands are needed for 
development.

Policies:
5.6.1.1 Existing agricultural lands within the Plan area should remain as agricultural until development is approved by 

the County. 

5.6.1.2 In preparing a NASP, development staging shall be carried out in a manner to avoid impacts on agricultural 
operations so as not to constrain, or restrict, existing agricultural lands until the demand requires the lands to 
be developed.

5.6.1.3 In preparing a NASP, areas of land may be retained for urban agriculture. The development of a NASP should 
identify opportunities to incorporate agricultural elements into new development, examples include: 
community gardens, greenhouses etc. 

5.6.1.4 The development of a NASP located within the Planning Areas 3 through to 5 (Figure 10) shall require an 
amendment to this Plan in accordance with the criteria outlined in section 6.1.

5.7 PARKS,  SCHOOL, OPEN SPACE AND ENVIRONMENTAL RESERVE

The development of any residential community requires lands to accommodate schools, parks and areas of open space. 
The Municipal Government Act provides municipalities with the ability to capture 10% of land for this purpose or the 
equivalent cash value at the time of subdivision, however, it is important in the development of the NASPs to clearly 
delineate those areas where schools may be developed in the long term which form part of the 10% reserve contribution. 
This includes potential parks and open spaces that are interconnected with Environmental Reserves. Environmental 
Reserves are not recognized as part of the 10% contribution but are critical in protecting key environmental features, 
such as wetlands and watercourses, and can play an integral part of the parks, schools and open spaces system.  
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▼ FIGURE 14: Key Trail Connections | V3 Companies of Canada
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5.7.1  O bjec tive:
 » To designate lands to accommodate future schools.

Policies:
5.7.1.1 The development of a NASP shall be carried out in consultation with the local School Boards to determine future 

school requirements. 

5.7.1.2 A NASP shall define the land area for future schools based on the recommendations of the local School Boards 
that is supported by the County.

5.7.1.3 The County shall encourage innovative, mixed use developments of school facilities, which may include joint 
recreation and library facilities and the use of school facilities for the overall enjoyment of the community. 

5.7.1.4 Where possible, school lands should be designed to integrate with the overall NASP(s) trail systems.

5.7.2  O bjec tive:
 » To create an interconnected network of green corridors, naturalized open spaces and parks that provide for 
the enjoyment of the community and protection of areas of ecological value.

Policies:
5.7.2.1 The development of a NASP shall include an interconnected multipurpose trail system that provides connections 

to key destinations as indicated in Figure 14. 

5.7.2.2 Notwithstanding policy 5.7.2.1, the development of a NASP that contains Bellerose Drive and Sturgeon Road 
(Planning Area 1) should have a multi-purpose trail developed within the right-of-way in accordance with 
County standards.

5.7.2.3 The trail system developed with a NASP should interconnect with parks, environmental reserve, schools, 
established utility easements, retail locations, transit nodes and enable connection through to the adjoining 
NASP Planning Area(s).

5.7.2.4 The development of trails may be used as a buffer to transition to other forms of residential or commercial 
development. 

5.7.2.5 The creation of open spaces and parks within the Plan area should be focused on creating naturalized spaces 
that require low maintenance.

5.7.2.6 The planting of new plant species should incorporate species that are native to Alberta.

5.7.2.7 The design of naturalized opens spaces, parks and trails should incorporate Crime Prevention Through 
Environmental Design (CPTED) principles. 

5.7.2.8 The development of parks, trails and recreational facilities shall be in accordance with County standards and per 
conditions of subdivision / development approvals.

5.7.2.9 The County shall encourage the protection of the potentially significant Natural Areas shown on Figure 14 
through municipal reserve contribution, the creation of conservation reserves or other methods to protect the 
natural features that contribute to the character of the Sturgeon Valley.
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5.7.3  O bjec tive:
 » To champion the protection of key environmental and heritage sensitive areas within the Plan.

Policies:
5.7.3.1 Environmental Reserve areas shall include any identified flood prone areas; watercourses and significant 

wetlands as defined by the outcomes of the biophysical and wetland assessment prepared for as part of a NASP, 
unless a matrix criterion is established by the County for determining environmental reserve lands.

5.7.3.2 The development of a NASP should seek to retain all naturalized features identified from the biophysical and 
wetland assessment where possible and create appropriate buffers around wetlands and natural water systems.

5.7.3.3 The development of a NASP should seek to retain and protect any historical features arising from a Heritage 
Impact Assessment. Any required Provincial or Federal approvals, or protections, shall be the responsibility of 
the developer. 

5.7.3.4 The development of a NASP should be designed to maintain key visual corridors of natural areas, the Sturgeon 
River and other identified key visual perspectives in the development of the trail network.

5.7.3.5 Any alteration or removal of wetlands or watercourses must be in compliance with Provincial and Federal 
legislation.

5.8 COMMUNIT Y SERVICES

The development of the Sturgeon Valley Special Study Area will require community service facilities to accommodate 
the needs of future residents. This includes emergency services, such as policing, fire and emergency responses along 
with medical support. Other soft services that future residents are likely to seek are libraries, recreational facilities and 
community halls. 

5.8.1  O bjec tive:
 » To work cooperatively with neighbouring municipalities, CFB, private, public, and non-profit groups to 
provide community services in the most cost-effective manner possible.

Policies:
5.8.1.1 The County shall require future subdivision and development in the Plan area to meet all fire protection 

requirements as outlined in the National Building Code – Alberta Edition & National Fire Code – Alberta Edition.

5.8.1.2 The County shall encourage homeowners to install and/or implement additional fire protection parameters 
if required.

5.8.1.3 The County shall use the RCMP to provide policing services in the Plan area, until such a time other services 
are needed.
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5.8.1.4 The County shall continue to use the County’s bylaw enforcement officers to enforce municipal bylaws within 
the Plan area.

5.8.1.5 The County shall continue to work with Alberta Health Services to provide ambulance and other medical 
support services to the Plan area.

5.8.1.6 The County should continue to identify opportunities for providing shared protective and preventative services 
with neighbouring municipalities, other groups, or on their own.

5.8.1.7 The County shall, through the NASP process, identify if any community facilities, such as libraries, community 
halls, police, fire or recreational facilities that are needed to service the overall community. This may be achieved 
through negotiations with the developer via land acquisition, construction of such facilities and/or collection of 
off-site levies in accordance with the Municipal Government Act (Section 648).    

5.9 GREEN DEVELOPMENT

Sturgeon County recognizes the challenges and impacts development can have on the environment and beyond 
in protecting the natural water systems, wetlands and important ecological systems. The County also recognize the 
importance of championing innovative development and new technologies that reduce our human footprint on the 
land and build in climate resiliency.  

5.9.1  O bjec tive:
 » To provide leadership in the incorporation of green development techniques and technologies that reduce 
the overall impact on the natural environment.

Policies:
5.9.1.1 The County shall encourage the installation of energy efficient technology (e.g. LED lighting). 

5.9.1.2 The County shall encourage the inclusion of low impact design into the development of the Plan area.

5.9.1.3 The County shall encourage the development of net zero carbon buildings. 

5.9.1.4 The County shall support the ability to utilize greywater for other household and business uses subject to 
compliance with provincial and federal health regulations.

5.9.1.5 The County shall work with developers on incorporating climate adaptation design standards and initiatives.

5.9.1.6 The development of a NASP should consider EV charging stations and other alternative energy charging facilities 
to support the transportation network.

5.9.1.7 The County shall encourage the incorporation of solar and other emerging technologies.
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5.10  TRANSPORTATION

Transportation connections are critical to the movement of people, goods and services within the Plan area and beyond.  
This will involve working with Alberta Transportation to obtain access to key corridors, such as Highway 28, along with 
identifying funding to support the construction of new infrastructure. Providing choice in the modes of transportation 
is also important, including creating a safe transportation corridor for non-motorized forms of transportation that 
contribute to the health and wellness of a community. It is also important to build in resiliency through protecting 
transportation corridor rights-of-ways that can accommodate future transportation demands based on the long-term 
projection of the full built out of the area. Transportation infrastructure requirements within and beyond the County is 
one of the key elements on how development moves forward within the Plan area.  

▼ FIGURE 15: Transportation Plan | V3 Companies of Canada
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5.10.1 O bjec tive:
 » To create a safe and efficient road network system that ties into the surrounding road network.

Policies:
5.10.1.1 A NASP road network shall be in general conformance with the arterial and collector road network shown 

in Figure 15. 

5.10.1.2 A NASP shall accommodate for the width of road rights-of-way and intersections based on accommodating 
for a projected full build out of the Plan area.

5.10.1.3 A NASP should accommodate for the inclusion of a public bus transit system in consultation with the County 
and in accordance with Edmonton Metropolitan Region policy.

5.10.1.4 In preparing a Traffic Impact Assessment for a NASP application, it shall be required to consider the downstream 
impacts on adjoining municipalities roading network and collaborate with those municipalities in carrying out 
the required upgrades to address the additional increase in demand arising from the developments traffic.  

5.10.1.5 A Traffic Impact Assessment shall need to confirm what transportation infrastructure is required to support 
the varying phases of development when creating a NASP.  Where new major infrastructure is required, as 
indicated in policy 5.10.1.8, the County shall identify the availability for funding, timing of construction and 
determine what level of development may or may not occur.

5.10.1.6 The County shall develop transportation engineering design standards that are in alignment with complete 
street design principles consistent with the policies within the Plan.

5.10.1.7 The County may consider alternative forms of design standards that meet the intent of the services being 
required where there is a demonstrated capital or operational cost efficiencies.

5.10.1.8 The County shall work with the development community on updating its off-site development levies bylaw 
to support future major road infrastructure (refer to Figure 14) that will service the Plan area. This will include:

• 127 Street Extension

• Upgrades to Highway 28

• Extension of 112 Street overpass

• Other arterial road infrastructure identified to benefit multiple areas of the Plan.

5.10.1.9 The design and construction of the portion of 127 Street that crosses the railway line and power easement 
within Planning Area 1 shall be carried out in consultation with Canadian National Railway and the appropriate 
power utility agency.

5.10.1.10 The developer shall collaborate with the County and City of Edmonton in determining the number of lanes 
and design parameters for the eventual development of 127 Street extension prior to approval of the NASP 
for Planning area 1 and the 112 Street overpass prior to approval of the NASP for Planning area 3. The NASP 
shall require policy to accommodate the need for completing a concept plan for the road ways to confirm 
right-of-way requirements.
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5.10.2 O bjec tive:
 » To work with other government agencies on funding support and collaboration relating to major 
transportation infrastructure that benefits the Plan area and other communities.

Policies:
5.10.2.1 The County shall collaborate with benefiting neighbouring municipalities and the Province relating to the 

construction of major road infrastructure within the Plan area. 

5.10.2.2 The County should work with Municipal and Regional partners to obtain infrastructure funding for major 
projects in the Plan area from the province and federal governments that supports major transportation 
projects that benefits those municipalities. 

5.10.3 O bjec tive:
 » To create a higher density mixed use hub within the Plan area that would support transit orientated 
development when determined necessary.

Policies:
5.10.3.1 The development of a NASP for Planning Area 3 should include a bus transit centre in the general area indicated 

in Figure 15, if applicable at the time of development.

5.10.3.2 The incorporation of complete street design principles should be adopted in the development of the 
road network.

5.10.3.3 The County shall consider other modes of public transportation should the nature of transportation systems 
change at the time of preparing a NASP. 

5.10.3.4 The County shall work with the Municipal, Regional, and Provincial partners on the planning and implementation 
of local service transit facilities linking the Plan area to the planned Light Rail Transit (LRT) extension in 
Edmonton and St. Albert.

5.10.4 O bjec tive:
 » To create an active transportation network system that is attractive, functional, and useable.

Policies:
5.10.4.1 A NASP shall include an active transportation network that connects into parks, environmental reserve, schools, 

and commercial nodes. 

5.10.4.2 NASPs shall demonstrate active mode connections between different NASP areas.  



36 Sturgeon Count y

Section 5: Sturgeon Valley South: Policies

S T U R G E O N  VA L L E Y  S O U T H  |  S T U R G E O N  CO U N T Y

5.10.5 O bjec tive:
 » To balance the interface of residential development around the existing railway corridor that passes through 
the Plan area. 

Policies:
5.10.5.1 The development of the NASP for Planning Area 1 should include policy that is in general alignment with 

the Guidelines for New Development in Proximity to Railway Operations (May 2013) or subsequent updated 
version. 

5.10.5.2 All railway crossings within Planning Area 1 shall obtain the approval of the appropriate railway operator and 
carry out the design in accordance with these standards.

5.11  UTILIT Y SERVICES

The Plan covers a significant area that is bounded by established residential subdivisions to the north, two Cities to 
the south and south west, and a major army base to the east that all have varying degrees of infrastructure servicing.  
Naturally, the development within the Plan area will build upon the existing infrastructure that over the long term will 
require upgrades to accommodate for the full build out. This Plan focuses on providing direction for utility services for 
Planning Areas 1 & 2.  Future NASPs (Planning Areas 3 through to 5) will need to meet the implementation criteria and 
amend this Plan prior to proceeding. This will involve confirming how servicing will be carried out for their specific areas 
guided by infrastructure studies already completed and the policy of this Plan.  

WATER DISTRIBUTION

5.11.1 O bjec tive:
 » To provide sufficient water supply to the Plan area to meet the needs of development in a cost-efficient manner.

Policies:
5.11.1.1 The NASP Planning Areas 1 & 2 water network should be in general accordance with Figure 16 and shall 

provide future connections based on the overall network to accommodate future development as projected 
by this Plan.

5.11.1.2 Development of the water distribution system shall be in general accordance with Sturgeon County’s 
engineering design standards and shall provide a level of service that meets the Fire Protection standards.

5.11.1.3 The water distribution system shall comply with all Provincial and/or Federal regulations and standards.

5.11.1.4 The County may consider alternative options that demonstrate cost efficiency to the County without 
undermining the service delivery for the overall planned development of the Plan area. Where initiatives involve 
cross boundary solutions, the County shall work with the neighbouring municipality to identify existing water 
services that could be extended to service the development area.
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5.11.1.5 The design of water services through the development of the NASPs (Planning Areas 1, 2, 3, & 4) in the Plan 
area should include extending the services to the boundary of existing residential areas and providing them 
the opportunity to connect (refer to Figure 16).

5.11.1.6 The connection of services to existing residential areas shall be determined through engagement with the land 
owners.  The County may work with land owners to assist with repayment of the services through a tax levy. 

5.11.1.7 Development of the overall water distribution system for each NASP shall be guided by the Sturgeon County 
Infrastructure Master Plan (July 2019, prepared by ISL Engineering and Land Services Ltd.) and any subsequent 
approved County studies. 

▼ FIGURE 16: Water Distribution | V3 Companies of Canada
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5.11.2 O bjec tive:
 » To provide adequate wastewater servicing to the Plan area to meet the needs of development in a 
cost-efficient manner.

Policies:
5.11.2.1 The NASP Planning Areas 1 & 2 should be in general accordance with Figure 17 and shall provide future 

connections based on the overall road network to accommodate additional development as projected 
by this Plan.

5.11.2.2 Development of the wastewater distribution system shall be in general accordance with Sturgeon County’s 
engineering design standards.

5.11.2.3 The wastewater distribution system shall comply with all Provincial and/or Federal regulations and standards.

5.11.2.4 Sturgeon County may consider alternative options that demonstrate cost efficiency to the County without 
undermining service delivery for the overall planned development of the Plan area. Where initiatives involve 
cross boundary solutions, the County shall work with the neighbouring municipality to identify existing 
wastewater services that could be extended to service the development area.

5.11.2.5 The design of wastewater services through the development of the NASPs (Planning Areas 1, 2, 3, & 4)  should 
include extending the services to the boundary of existing residential areas as shown on Figure 17, providing 
them the opportunity to connect.

5.11.2.6 The connection of services to existing residential areas shall be determined through engagement with the land 
owners.  The County may work with land owners to assist with repayment of the services through a tax levy. 

5.11.2.7 Development of the overall wastewater distribution system for each NASP shall be guided by the Sturgeon 
County Infrastructure Master Plan (July 2019, prepared by ISL Engineering and Land Services Ltd.) and any 
subsequent approved County studies. 
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▼ FIGURE 17: Wastewater Distribution | V3 Companies of Canada
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STORMWATER MANAGEMENT

5.11.3 O bjec tive:
 » To provide adequate stormwater servicing to the Plan area to meet the needs of development in a 
cost-efficient manner.

Policies:
5.11.3.1 The NASP Planning Areas 1 & 2 should be in general accordance with Figure 18 and, where applicable, needs 

to accommodate for future development as projected by this Plan.

5.11.3.2 Development of the stormwater distribution system shall be in general accordance with Sturgeon County’s 
engineering design standards.

5.11.3.3 Stormwater Management system shall comply with all Provincial and/or Federal regulations and standards.

5.11.3.4 Sturgeon County may consider alternative options that demonstrate cost efficiency to the County without 
undermining service delivery for the overall planned development of the Plan area.

5.11.3.5 Development of the overall stormwater management system for each NASP shall be guided by the Sturgeon 
County Infrastructure Master Plan (July 2019, prepared by ISL Engineering and Land Services Ltd.) and any 
subsequent approved County studies.

5.11.3.6 Sturgeon County may consider alternative options that demonstrate cost efficiency to the County without 
undermining service delivery for the overall planned development of the Plan area. Where initiatives involve 
cross boundary solutions, the County shall work with the neighbouring municipality to identify existing 
stormwater water services that could be extended to service the development area.
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▼ FIGURE 18: Stormwater Management | V3 Companies of Canada
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UTILITIES

5.11.4 O bjec tive:
 » To enable the provision for telecommunications, gas and power services to be provided to the residents and 
businesses located within the Plan area.

Policies:
5.11.4.1 The development of new urban engineering design standards should include provisions for integrated utility 

services within the right-of-way or easement to avoid requiring additional land area for one utility operator.

5.11.4.2 Development of a NASP should be carried out in consultation with utility operators. The County recognizes 
the importance of telecommunications and may work with developers and utility providers to incorporate the 
latest technology throughout the Plan area.

OIL AND GAS INFRASTRUCTURE

5.11.5 O bjec tive:
 » To manage the transition of development throughout the Plan area with the phasing out of existing oil and 
gas infrastructure.

Policies:
5.11.5.1 A NASP may require the completion of a decommissioning strategy relating to any oil and gas infrastructure.

5.11.5.2 At a minimum, the existing oil and gas facilities shall be separated from development in accordance with the 
Alberta Energy Regulator setbacks requirements.
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▼ FIGURE 19: Oil and Gas | V3 Companies of Canada
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5.12  INTER-MUNICIPAL COORDINATION

Throughout the development of the Plan, there has been ongoing dialogue with the County’s bordering Municipalities, 
the City of Edmonton and the City of St. Albert. Throughout the implementation of the Plan, it is anticipated there will be 
continued inter-municipal coordination regarding services and transportation networks to create cost efficiencies that 
benefit all while avoiding any downstream conflict points that may arise from increased servicing infrastructure. These 
factors have also influenced how development has been planned within the Plan area.

5.12.1 O bjec tive:
 » To enable development of the Plan area in coordination and collaboration with adjoining municipalities 
where services, and the benefits, may extend across boundaries.

Policies:
5.12.1.1 A NASP shall be referred to the adjoining municipalities for review and comment, including all supporting 

technical studies and reports.

5.12.1.2 Where applicable, a NASP shall include a referral policy for amendments to the NASP.  

5.12.1.3 The County shall continue to work with neighboring municipalities to identify opportunities that provide cost 
efficiencies to development and ongoing servicing of the Plan area.

5.12.1.4 The County shall work with regional partners in identifying funding sources and establishing a cost sharing 
framework for the development of 127 Street across the Sturgeon River when traffic demand identifies its need.
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6.  STURGEON VALLEY SOUTH: IMPLEMENTATION

6.1 AMENDMENT TO THE AREA STRUCTURE PL AN

The Plan covers a large area of land that will take time to be fully developed. The Plan has focused on two initial areas 
to proceed with developing NASPs (Planning Areas 1 & 2) in accordance with the policy contained within this Plan. The 
development of NASP’s for Planning Areas 3, 4 & 5 will require an amendment to this Plan to update servicing, projected 
population and infrastructure requirements. In addition, there may be situations that arise where the objectives and 
policies within this Plan may also require amending.

6.1.1  O bjec tive:
 » To accommodate for the future development of NASPs that are located within the Planning Areas 3, 4 & 5.

Policies:
6.1.1.1 Prior to the adoption of a NASP within those areas designated within the Planning Areas 3, 4 & 5 outlined in 

Figure 10, the applicant shall be required to make an amendment to this Plan.

6.1.1.2 An amendment to the Plan shall be in accordance with the Municipal Government Act and consistent with the 
policy contained within the County’s Municipal Development Plan and the Edmonton Metropolitan Region 
Growth Plan.

6.1.1.3 An application to amend this Plan to enable a NASP within the Planning Areas 3, 4, & 5 must outline how the 
proposed amendments to the Plan, and the establishment of the new NASP, will:

I. Contribute to the orderly and logical development pattern to Planning Areas 1 & 2 through:

a. Connections to existing and planned infrastructure (water, wastewater, and stormwater) upgrades;

b. The extension of the Plan’s collector and arterial roadway network using the County’s traffic impact 
assessment methodology; 

c. The extension of the Plan’s open space and active transportation network; and

d. Potential impacts the future development could have on approved NASPs in the Plan areas, and the 
transition to existing development areas.

II. Consider the financial impact on the County using the County’s fiscal impact assessment methodology, and 
the Off-site Development model; and

III. Align with the existing policies in the Plan and Edmonton Metropolitan Region Growth Plan.
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6.1.2  O bjec tive:
 » To enable amendments to the objectives and policies contained within this Plan.

Policies:
6.1.2.1 An amendment application shall present reasons why an amendment is required and recommended wording 

on any new, or changes, to objectives and/or policies. 

6.1.2.2 Any Plan amendment shall be in alignment with the County’s Municipal Development Plan.

6.1.2.3 Any Plan amendment shall be in alignment with the Edmonton Metropolitan Region Growth Plan and, if 
applicable, shall be required to go through the REF process. 

6.1.2.4 An amendment to the Plan shall be in accordance with Section 633, 636 and 638 of the Municipal Government Act.

6.2 NEIGHBOURHOOD AREA STRUCTURE PL ANS (NASPS)

The Plan covers a large area that is identified as being suitable for residential, mixed-use and light industrial development 
within Sturgeon County. The Plan is the focus of providing development opportunities within the County and limiting 
additional development pressure on other parts of the County’s agricultural resources. The lands are already surrounded 
by development to the south, north, and east and contain infrastructure making it ideal for accommodating the County’s 
future growth. While this Plan provides general direction to the overall area for development, it is recognized that more 
detailed planning is required through the development of Neighbourhood Area Structure Plans (NASPs). Effectively, this 
Plan provides the geographical boundaries for the development of two NASPs (Planning Areas 1 & 2) and a future three 
additional NASPs (Planning Areas 3, 4 & 5) as indicated in Figure 10. 

6.2.1  O bjec tive:
 » To enable development to occur in a contiguous manner within the Plan area that aligns with the policy.

Policies:
6.2.1.1 A NASP shall include at least the following:

I.  Show the layout of the road network and varying land uses that generally aligns with this Plan.

II. General identification of potential transit routes and stops, if applicable.

III. Show the location of a multipurpose trail system that is connected to parks, schools, and other key 
destinations and other NASP areas.

IV. Show the location of any lands to provide community services such as emergency services, libraries and/
or recreational facilities. 

V. Show the locations of local commercial nodes to accommodate convenience stores and other service 
industry activities. 

VI. Identification of all setbacks from utilities, railway lines, landfills etc. in accordance with Provincial and/or 
Federal standards.
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VII. Completion of the following studies: 

a. Traffic Impact Assessment, 

b. Phase 1 Environmental Site Assessment, 

c. Biophysical and Wetland Assessment; and 

d. Historical Resource Overview and based on outcomes the potential for a Heritage Impact Assessment,

e. Fiscal Impact Assessment

VIII. Servicing study (stormwater, sanitary and water) and drawings showing how the development will provide 
services consistent with the objectives and policies of this Plan.   

IX.  An outline of the staging of development.

X.   Community architectural and landscaping design guidelines for commercial and mixed-use lands as 
outlined by policy within this Plan.

XI.  Report demonstrating how the NASP is consistent with the objectives and policies of this Plan, including 
demonstration of compliance with meeting the minimum average overall density of 35 du/nrha.

XII. Planning Areas 1 & 5 shall be required to show the flood mapping in accordance with the latest Provincial 
Flood Hazard Mapping.

XIII. Any other items as determined necessary by the County upon submission of the NASP.

6.2.1.2 The NASPs should proceed in the general direction of development as indicated in Figure 20.
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6.3 REDISTRICTING AND SUBDIVISION

The Plan provides a framework to guide the development of NASPs that will provide greater detail and context to 
development that will influence the nature and type of new districting and subdivision provisions required in the 
County’s Land Use Bylaw.

6.3.1  O bjec tive:
 » To develop new standards to enable the implementation of the residential densities required by the Plan.

Policies:

6.3.1.1 The County shall work with landowners/developers to create new land use districts and regulations within the 
Land Use Bylaw that accommodate the required densities.

6.3.1.2 The County shall work with landowners/developers to create new subdivision regulations within the Land Use 
Bylaw that accommodate the required densities.

6.3.1.3 The County shall work with landowners/developers to create engineering design standards that accommodate 
for urban development.  In the absence of engineering design standards, the County may use as a guide best 
practice design standards from neighbouring municipalities.

6.4 OFFSITE LEVY REQUIREMENTS

The Municipal Government Act provides the County with the ability to establish development levies towards the 
contribution of infrastructure, including fire halls and libraries, that benefit the wider community.

6.4.1  O bjec tive:
 » To establish levy options and arrangements between benefitting municipalities for intermunicipal, regional, 
and provincial infrastructure projects, where mutual benefit is determined.

 Pol ic ies:

6.4.1.1 The County shall identify key infrastructure that benefits all new development and amend the development 
levy bylaw accordingly.

6.4.1.2 The County shall work with neighbouring municipalities in the development of levy options where mutual 
benefit is determined.
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With the exception of those words outlined below, all other words, terms and phrases shall retain the definition 
from the County’s Municipal Development Plan, the Land Use Bylaw, the Municipal Government Act, or any 
other provincial legislation.

Active Transportation: means using your own power to get from one place to another and may include 
walking, biking, jogging, skateboarding, etc. 

Agricultural Impact Assessment: means a study carried out that evaluates the potential impacts on 
agricultural operations and Agricultural System and recommend ways to avoid or, if avoidance is not possible, 
minimize and mitigate the adverse impacts. 

Alternative/Innovative Housing: means housing that meets the Canada Building Code – Alberta Edition 
and incorporates design elements that are not traditional to housing construction.  This may include net zero 
housing, affordable housing, tiny homes or 3-D printed dwellings.

Biophysical Assessment: means an assessment and evaluation of the identified biological and physical 
elements of an ecosystem relating to a planned area for development.

Contiguous: Being in actual contact, sharing common border, touching or connected through an unbroken 
sequence. Adjacent to a built-up urban area or planned area approved for urban development through a 
statutory plan.

Complete Streets: is a transportation policy and design approach that requires streets to be planned, 
designed, operated and maintained to enable safe, convenient and comfortable travel and access for uses 
of all ages and abilities regardless of their mode of transportation. This includes but is not limited to walking, 
cycling, driving automobiles, public transportation and delivery of goods. 

Crime Prevention Through Environmental Design (CPTED): is a multi-disciplinary approach of crime 
prevention that uses urban and architectural design and management of the built and natural environments 
to reduce victimization, deter offenders and build a sense of community so they gain territorial control of 
areas.  Design of a space plays a key role in how people feel about entering and participating in a safe manner 
within the space. 

EV Charging Station: means a structure that provides electric power to vehicles that operate through a 
battery supply system. 

Fiscal Impact Assessment (FIA): means an analysis completed by a professional economist/accountant 
that assesses the potential impact of a development on the municipalities current and future capital and 
operating costs.  The assessment also identifies whether over time how the development may positively or 
negatively influence the municipalities taxes.

7.  DEFINITIONS
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Flex Industrial: means light industrial buildings that are designed to enable their internal structural walls 
to be changed easily to accommodate varying sizes of space for a tenant.

Gross Area (GA): means the total land area being considered for development.

Low Impact Design (LID): is the process in which the design of developments promotes increased 
evapotranspiration, infiltration and groundwater recharge, and lower the impermeable surface runoff 
volume and flow rates.

Mixed Use Development: means the development of a combination of uses such as residential, office 
and retail.

Naturalization: is an ecologically-based approach to landscape management used to transform highly 
maintained land to a more natural condition.

Net Residential Hectare (nrha): means the developable land area minus public roads and other non-
residential lands upon which the density calculation will be measured against.  

Net Zero Carbon Building: is a building with net zero energy consumption, meaning the total amount 
of energy used by the building on an annual basis is equal to the amount of renewable energy created, 
that can include heat pumps, high efficiency windows and insultation and solar panels.

Node: is a specific location that becomes a destination that often includes a mix of uses and activities 
such as shops, transportation and other services within the same area.

Planned Area: The boundary area within the Plan that requires a Neighbourhood Area Structure Plan 
(NASP) to be completed prior to proceeding with subdivision and development.

Smart City concepts: is an urban area that uses different technology to collect data and to assist in 
managing services such as traffic, collection of waste etc.  

Transitional Development: means creating a range of residential land uses which provide varying 
density levels from areas that are planned or developed for high densities through to lands that are 
developed or planned for lower densities.

Winter Design Principles: is an urban design approach relating to accommodate in the function and 
design of transportation, buildings and recreational areas that encourages people to use the infrastructure 
for all four seasons of the year. 
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May 28, 2021  

03-20-0038 

Nick Pryce 

V3 Companies of Canada 

Suite 130, 2899 Broadmoor Blvd 

Sherwood Park, AB  T8H 1B5 

Dear Mr. Pryce: 

Re:  Sturgeon Valley South ASP  

 Traffic Review 

 

V3 Companies of Canada (V3), on behalf of Sturgeon County, is preparing an Area Structure Plan (ASP) for 

Sturgeon Valley South, which includes the lands south of Sturgeon Road between Highway 28 and the 

future 127 Street and the lands north of the Sturgeon River east of the future 127 Street in Sturgeon 

Valley. As part of the overall planning process, Bunt & Associates updated traffic estimates initially 

generated for the Growth Framework to help guide the identification of the ultimate roadway network 

within the plan area and the identification of transportation related policies in the ASP.  It is noted that 

Select Engineering Consultants (Select) is concurrently developing a Neighbourhood Area Structure Plan 

(NASP) for the west-central portion (Planning Area 1) of the ASP; therefore, more detailed information is 

available for this portion of the plan area.  

In addition to the ASP/NASP, Sturgeon County is currently planning for low-density residential lands 

outside the ASP within Sturgeon Valley (Area C). These lands were also included in the traffic review. 

The following outlines the land use assumptions, trip generation assumptions, and findings of the traffic 

review.  

1. LAND USE CONCEPT & STATISTICS 
The ASP is planned to include a combination of residential, commercial, and industrial land uses as shown 

in Exhibit 1.1. A copy of the proposed Planning Area 1 NASP and Area C land use plans are also attached 

for reference.  
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1.1 Residential Land Uses 

1.1.1 ASP – Excluding Planning Area 1 

The plan identifies a range of residential density targets ranging from 20 du/ha up to 42 du/ha. To 

determine the number and type of dwellings within each density target area, the following assumptions 

were used: 

• Low Density Residential 1 – 20 du/ha 

• Low Density Residential 2 – 25 du/ha 

• Row Housing – 45 du/ha 

• Medium Density Residential 1 – 90 du/ha 

• Medium Density Residential 2 – 125 du/ha 

Table 1.1 summarizes the calculation of total units by type for use in the assessment.  

Table 1.1: ASP (Excluding Planning Area 1) Residential Trip Generating Land Uses 

RESIDENTIAL  
LAND USE 

DENSITY 
NET 20 NET 35 NET 40 NET 42 TOTAL 

AREA UNITS AREA UNITS AREA UNITS AREA UNITS AREA UNITS 
LDR 1 20 22.4 449 0.0 0 0.0 0 0.0 0 22.4 449 
LDR 2 25 0.0 0 186.2 4,655 23.8 596 31.9 799 241.9 6,050 

Row Housing 45 0.0 0 75.9 3,415 16.5 745 21.5 970 113.9 5,130 
MDR 1 90 0.0 0 20.0 1,803 5.5 491 3.6 323 29.1 2,617 
MDR 2 125 0.0 0 0.0 0 0.0 0 3.6 456 3.6 456 
TOTAL  22.4 449 282.1 9,873 45.8 1,832 60.6 2,548 410.9 14,702 

 

As shown in Table 1.1, the ASP, excluding Planning Area 1, has the potential to include up to 14,702 

dwelling units.  

1.1.2 Planning Area 1 

Planning Area 1 is anticipated to include a mix of low, medium, and high-density residential land uses. As 

shown in Table 1.2, Planning Area 1 has the potential to include up to 7,595 dwelling units. 

Table 1.2: Residential Housing Units 

HOUSING TYPE AREA (HA) 
DENSITY 

(UNITS/HA) 
UNITS (DU) 

Estate Residential 12.94 20 259 
Low Density Residential 163.77 27 4,422 

Medium Density Residential 25.29 90 2,276 
High Density Residential 4.56 140 638 

TOTAL 206.56 - 7,595 

1.1.3 Area C 

Area C is anticipated to include up to 2,482 low-density residential units based on a density of 20 

units/ha.  
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1.1.4 Total Study Area 

Based on the above, the overall study area is projected to include 24,779 residential units, including: 

• 13,662 low-density residential units 

• 5,130 townhouse units 

• 5,987 medium/high density residential units 

1.2 Non-Residential Land Uses 

1.2.1 Commercial 

Within the study area, 10 commercial sites have been identified; however, an additional two 

neighbourhood commercial sites were assumed within the study area to account for smaller commercial 

sites that may be identified through future NASP processes. The location of the commercial sites is 

illustrated in Exhibit 1.1. Commercial sites 1 to 4 are located within Planning Area 1, sites 5 to 8 are 

located within the mixed-use centre of the ASP, site 9 is assumed within the industrial lands south of 

Valour Avenue, site 10 is assumed within Area C south of Sturgeon Road, and sites 11 and 12 are located 

within the northeast corner of the ASP. For the purposes of this assessment a Floor Area Ratio (FAR) of 

0.25 was used to estimate the potential Gross Floor Area (GFA) that may be developed. A FAR of 0.25 is 

anticipated to be typical for commercial sites with at-grade parking. As shown in Table 1.3, the 

commercial sites are anticipated to accommodate between 40,000 SF and 108,000 SF of GFA. 

To be consistent with previous traffic work completed as part of the Sturgeon Valley Growth Framework, 

Commercial Site 12 is assumed to include commercial employment land uses that are not anticipated to 

generate the same intensity of traffic as the other commercial sites. Therefore, an employment density of 

35 employees/ha was assumed to generate a potential employment base for Commercial Site 12. Based on 

4.80 ha, Commercial Site 12 is assumed to accommodate 170 employees.  

Table 1.3: Commercial GFA Estimates 

SITE SIZE (HA) 
FAR/EMPLOYEE 

DENSITY) 

GFA (SF)/ 
NUMBER OF 
EMPLOYEES 

Commercial Site 1 1.67 0.25 40,000 
Commercial Site 2 1.58 0.25 40,000 
Commercial Site 3 1.93 0.25 50,000 
Commercial Site 4 3.60 0.25 100,000 
Commercial Site 5 3.00 0.25 81,000 
Commercial Site 6 3.00 0.25 81,000 
Commercial Site 7 3.00 0.25 81,000 
Commercial Site 8 3.00 0.25 81,000 
Commercial Site 9 1.62 0.25 44,000 

Commercial Site 10 1.62 0.25 44,000 
Commercial Site 11 4.00 0.25 108,000 
Commercial Site 12 4.80 35 employees/ha 170 employees 
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1.2.2 Light Industrial  

The ASP concept identifies approximately 178.45 gross ha of light industrial land uses in the eastern 

portion of the plan area immediately west of Highway 28. For the purposes of this assessment, the net 

developable area for industrial land uses is assumed to represent 75% of the gross area and are assumed 

to generate employment at a rate of 35 employees/net ha. Therefore, the light industrial lands are 

projected to accommodate about 4,690 employees. 

1.2.3 School 

One school site is planned to be located centrally within Planning Area 1. For the purposes of this 

assessment, the school site is assumed to accommodate an elementary/junior high school (K-9) with up to 

900 students.  

2. TRIP GENERATION ESTIMATES 

2.1 Trip Generation Rate Assumptions 

The daily trip generation rates used in the assessment are based on trip generation rates published in the 

Institute of Transportation Engineer’s (ITE’s) Trip Generation Manual, 10th Edition and are summarized in 

Table 2.1.   

Table 2.1: Trip Generation Rates 

LAND USE SOURCE DAILY 
Estate Residential / Low Density 
Residential 

ITE LUC 210 
9.44 trips/du 

(50% in/50% out) 

Townhouse ITE LUC 220 
7.32 trips/du 

(50% in/50% out) 

Medium / High Density Residential ITE LUC 221 
5.44 trips/du 

(50% in/50% out) 

Commercial Sites 1 & 2  
ITE LUC 820 
Fitted Curve 

80.60 trips/1,000 SF 
(50% in/50% out) 

Commercial Site 3 
ITE LUC 820 
Fitted Curve 

75.05 trips/1,000 SF 
(50% in/50% out) 

Commercial Site 4 
ITE LUC 820 
Fitted Curve 

60.12 trips/1,000 SF 
(50% in/50% out) 

Commercial Site 5, 6, 7 & 8 
ITE LUC 820 
Fitted Curve 

64.31 trips/1,000 SF 
(50% in/50% out) 

Commercial Site 9 & 10 
ITE LUC 820 
Fitted Curve 

78.18 trips/1,000 SF 
(50% in/50% out) 

Commercial Site 11 
ITE LUC 820 
Fitted Curve 

58.66 trips/1,000 SF 
(50% in/50% out) 

Commercial Site 12 ITE LUC 820 
16.11 trips/employee 

(50% in/50% out) 

Light Industrial ITE LUC 130 
2.91 trips/employee 

(50% in/50% out) 

Elementary/Jr. High School 
ITE LUC 520 

1.89 trips/student 
(50% in/50% out) 

ITE LUC 522 
2.13 trips/student 
(50% in/50% out) 
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2.2 Gross Trip Generation Estimates 

Table 2.2 summarizes the projected two-way daily vehicle trips anticipated to be generated by the study 

area at full build-out. As shown in Table 2.2, the study area is projected to generated in the order of 

267,552 two-way trips on a daily basis. 

Table 2.2: Trip Generation Estimates 

LAND USE INTENSITY 
DAILY 

IN OUT 
Estate Residential / Low Density Residential 13,662 du 64,484 64,484 
Townhouse 5,130 du 18,776 18,776 
Medium/High Density Residential 5,987 du 16,285 16,285 
Commercial Site 1 40,000 SF 1,612 1,612 
Commercial Site 2 40,000 SF 1,612 1,612 
Commercial Site 3 50,000 SF 1,876 1,876 
Commercial Site 4 100,000 SF 3,006 3,006 
Commercial Site 5 81,000 SF 2,605 2,605 
Commercial Site 6 81,000 SF 2,605 2,605 
Commercial Site 7 81,000 SF 2,605 2,605 
Commercial Site 8 81,000 SF 2,605 2,605 
Commercial Site 9 44,000 SF 1,720 1,720 
Commercial Site 10 44,000 SF 1,720 1,720 
Commercial Site 11 108,000 SF 3,168 3,168 
Commercial Site 12 170 employees 1,369 1,369 
Light Industrial 4,690 employees 6,824 6,824 
Elementary/Jr. High School 900 students 904 904 

TOTAL 133,776 133,776 

 

2.3 Net Trip Generation Estimates 

The gross trip generation estimates summarized in Table 2.2 represent the total trips anticipated to 

access each land use within the plan area. The gross trips were adjusted to account for internal trips and 

pass-by trips to determine the potential net new trips on the roadway network. 

2.3.1 Non-Residential Trips 

Pass-by Trips 

For the purposes of this assessment, external commercial trips have been divided into pass-by and 

primary trips. Primary trips have a destination that is the primary purpose of the trip, while pass-by trips 

represent an intermediate stop along the way from an origin to a primary destination.  

Pass-by trip percentages published in the ITE Trip Generation Handbook were reviewed to identify the 

potential magnitude of pass-by trips that could be generated by the commercial land uses. Where 

information is not available, engineering judgement was used to estimate pass-by trip percentages.  Based 

on the review, a pass-by percentage of 50% was assumed for site ≥50,000 SF and a pass-by percentage of 

30% was assumed for sites >50,000 SF.   
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Internal Trips 

Where both the origin and destination of a trip are within the study area, there is the potential to double 

count the trip. For example, a trip from a residence to the school site is generated by both land uses, but 

ultimately represents only one trip on the network. The percentage of internal trips associated with the 

non-residential land uses was established based on a review of the potential catchment areas that may be 

associated with the different land uses as follows: 

• For commercial site 1, it was assumed that about 90% of the trips would stay within the study 

area, while 10% of trips would be drawn from existing Sturgeon Valley and eastern St. Albert. 

• For commercial site 2, it was assumed that about 80% of the trips would stay within the study 

area, while 20% would be drawn from existing Sturgeon Valley, eastern St. Albert, and the 

Goodridge Corners neighbourhood in Edmonton. 

• For commercial site 3, it was assumed that about 85% of the trips would stay within the study 

area, while 15% of the trips would be drawn from existing Sturgeon Valley and the Goodridge 

Corners neighbourhood in Edmonton. 

• For commercial site 4, it was assumed that about 50% of the trips would stay within the study 

area, while 50% of the trips would be drawn from existing Sturgeon Valley, eastern St. Albert, 

and northwest Edmonton. 

• For commercial sites 5, 6, 7 and 8 it was assumed that about 30% of the trips would stay within 

the study area, while 70% of the trips would be drawn from existing Sturgeon Valley, Edmonton 

Garrison, eastern St. Albert, and north Edmonton. 

• For commercial site 9, it was assumed that 70% of trips would stay within the study area, while 

30% of the trips would be drawn from north Edmonton. 

• For commercial site 10, it was assumed that 95% of the trips would stay within the study area, 

while 5% would be drawn from existing Sturgeon Valley.  

• For commercial sites 11 and 12, it was assumed that 75% of trips would stay within the study 

area, while 25% of trips would be drawn from existing Sturgeon Valley, Sturgeon County, and 

Edmonton Garrison. 

• It was assumed that about 20% of the light industrial trips would stay within the study area, 

while 80% of the trips would be drawn from the surrounding metropolitan area. 

• It was assumed that about 70% of the school trips would stay within the study area, while 30% of 

the trips would be drawn from existing Sturgeon Valley, Edmonton Garrison, and northwest 

Edmonton. 
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It is noted that the above percentages were applied to the total primary trips, i.e., pass-by trips were 

already removed from the gross trip generation estimates. 

Mode Split 

For the purposes of this assessment, it was assumed that 5% of the light industrial trips and 15% of trips 

generated by commercial sites 5-8 would use active modes or public transit. 

Net Non-Residential Trips 

Table 2.3 summarizes the net non-residential site generated traffic upon application of the above noted 

pass-by, internal trip, and mode split percentages. 

Table 2.3: Non-Residential Net Trip Generation 

TRIP COMPONENT 
DAILY 

IN OUT 
Total Gross Trips 34,231 34,231 

Total Pass-by Trips 9,248 9,248 
Total Internal Trips 11,118 11,118 

Total Model Shift Trips 1,435 1,435 
TOTAL EXTERNAL TRIPS 12,430 12,430 

 

2.3.2 Residential Trips 

Mode Split 

To be consistent with Sturgeon County’s Infrastructure Master Plan (July 2019), Final Report, it was 

assumed that 15% of residential trips generated within the ASP would use active modes or public transit. 

As Area C is not anticipated to have the same level of transit service, 5% of residential trips within Area C 

were assumed to use active modes or public transit. 

Internal Trips 

The internal vehicle trips generated by the non-residential land uses are assumed to access the residential 

land uses within the study area. As can be determined from Table 2.5, the non-residential land uses are 

anticipated to generate in the order of 22,236 two-way daily internal vehicle trips. The allocation of non-

residential trips to the residential areas was based on the potential trip generating characteristics of the 

different residential land uses. 

Net Residential Trips 

The net external vehicle trips generated by the residential land uses were determined by subtracting the 

mode split and internal trips from the gross residential trips. Table 2.4 summarizes the number of 

external residential trips anticipated to be generated by the study area. 
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Table 2.4: Residential Net Trip Generation 

TRIP COMPONENT 
DAILY 

IN OUT 
Total Gross Trips 99,545 99,545 
Mode Split Trips 13,760 13,760 

Internal Trips 11,118 11,118 
TOTAL EXTERNAL TRIPS 74,667 74,667 

 

2.3.3 Total Trips 

As shown in Table 2.5, the study area is anticipated to generate in the order of 174,194 external two-way 

vehicle trips on a typical weekday. 

Table 2.5: Total Net Trip Generation 

TRIP COMPONENT 
DAILY 

IN OUT 
Total External Non-Residential Trips 12,430 12,430 

Total External Residential Trips 74,667 74,667 
TOTAL EXTERNAL TRIPS 87,097 87,097 

 

2.4 Trip Distribution 

2.4.1 External Non-Residential Trip Distribution 

The distribution of external non-residential vehicle trips was primarily based on a review of population 

estimates within the assumed catchment areas for each specific land use.  

2.4.2 External Residential Trip Distribution 

The external trips anticipated to be generated by the study area were distributed based on a review of 

origin-destination information for the Edmonton Region in the 2050 horizon from the City of Edmonton’s 

regional travel model. As the proposed land use concepts for Sturgeon Valley South are based on urban 

development characteristics, the potential trip distribution was assumed to reflect the characteristics of 

neighbouring urban development within the City of Edmonton and St. Albert in addition to Sturgeon 

County. Therefore, the assumed distribution reflects an average of the origin -destination tables for 

Sturgeon County, northeast Edmonton, and St. Albert. The aggregate distribution of trips is calculated as 

follows: 

• Remainder of Sturgeon County – 20% 

• St. Albert – 25% 

• Edmonton and Remaining Region – 55% 
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2.4.3 Internal Distribution 

The distribution of internal vehicle trips was based on the location of non-residential land uses in relation 

to residential land uses within the study area. 

2.5 Trip Assignment 

The internal and external vehicles trips were assigned to the roadway network using the above noted 

distributions, the availability of collector and arterial accesses, and the location of land uses in relation to 

the collector and arterial roadways. Exhibit 2.1 illustrates the daily site generated traffic volume estimates. 

3. TRAFFIC ANALYSIS 
A review of future daily volumes was completed for roadways within the Sturgeon Valley South ASP and 

Area C to identify recommended roadway classifications and a high-level identification of future cross-

section requirements (number of lanes). Identifying the network components as part of the ASP ensures 

that network connectivity between future NASPs and external access points are protected as the study area 

lands develop.   

3.1 Background Traffic 

Background traffic is the traffic that would utilize the roadway network regardless of development 

occurring in Sturgeon Valley South. Typically for large scale ASPs, background traffic is derived from 

regional travel models. New regional roadway links, such as the 127 Street extension between Sturgeon 

County’s southern boarder and Highway 2, will draw traffic from outside the study area and will 

significantly change existing traffic patterns; therefore, estimating background traffic based on existing 

volumes is not practical. 

As the development of future traffic volume projections on the complete roadway network requires 

consideration for growth within each of these communities and an understanding of how development 

within the different jurisdictions will support and influence each other, this traffic review uses projected 

site generated traffic and existing traffic volumes, where available, to estimate the number of travel lanes 

required within the study area. Table 3.1 summarizes the existing traffic volumes available in the study 

area. 
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Table 3.1: Existing Traffic Volumes 

LOCATION DAILY VOLUME 

Sturgeon Road – East of St. Albert 4,465 
Sturgeon Road – West of Starkey Road 4,425 
Sturgeon Road – East of Starkey Road 6,815 
Sturgeon Road – West of Highway 28 3,120 

Bellerose Drive – East of St. Albert 5,310 
Bellerose Drive – West of RR 252C 4,425 
Bellerose Drive – East of RR 252C 3,635 

Bellerose Drive – West of Starkey Road 2,805 
Coal Mine Road – East of St. Albert 680 
Coal Mine Road – East of RR 252C 695 

 

3.2 Roadway Network 

The roadway network was evaluated based on the projected daily volumes identified in Exhibit 2.1 in 

combination with existing traffic volumes in Table 3.1. Table 3.2 summarizes the daily volume thresholds 

assumed for the review. The thresholds are based on the City of Edmonton’s thresholds for urban 

arterials; however, they have been increased by 15% to account for the potential for roadway capacity to 

increase in the long term through technological advances in traffic signal operations and connected 

vehicle operations as per Sturgeon County’s Infrastructure Master Plan.   

Table 3.2: Arterial Roadway Thresholds 

ROADWAY CROSS-SECTION PROJECTED VOLUMES 

Two-Lane Undivided Arterial up to 13,800 vpd 
Four-Lane Undivided Arterial up to 23,000 vpd 
Four-Lane Divided Arterial up to 46,000 vpd 
Six-Lane Divided Arterial up to 69,000 vpd 

 

Exhibit 3.1 illustrates the recommended roadway classifications within the study area.   

3.2.1 127 Street, Highway 28, and Highway 37 

As noted, 127 Street, Highway 28, and Highway 37 represent regional roadways that are influenced by 

land use planning and transportation decisions within multiple regional partners. Sturgeon County and the 

City of St. Albert are currently collaborating on a transportation study that examines the transportation 

network needs and opportunities for both jurisdictions. This study includes the expansion of the City’s 20-

year traffic model to include updated land use information for Sturgeon County. As well, the Edmonton 

Metropolitan Region Board recently tabled their Integrated Transportation Master Plan which identifies 

Highway 28 and Highway 37 as Existing/Future Expressways or Freeways, and 127 Street as a regional 

arterial. The ultimate cross-sections identified for these roadways are anticipated to be defined through 

additional studies that consider the regional implications in addition to access and service to Sturgeon 

Valley South.   
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4. STAGING 
The recommended roadway network outlined in Exhibit 3.1 is based on the potential long term full build 

out of the ASP area plus Area C, however, roadway construction will be staged as development progresses. 

NASP Transportation Impact Assessments (TIAs) will be prepared for the different plan areas to identify 

how the NASPs meet the network objectives of the ASP and identify network elements in more detail.   

Work has been initiated on the first NASP TIA (Planning Area 1), and preliminary traffic estimates are 

available for a Stage 1 development program that generally aligns with the Consolidated Plan – 30 Years 

outlined in Sturgeon Valley, The Growth Framework (July 2020), which focuses on leveraging existing 

municipal infrastructure and the extension of 127 Street to Sturgeon Road. Exhibit 4.1 illustrates the 

Stage 1 traffic volumes for information. Additional information will be provided via the TIA for Planning 

Area 1.   

5. CONCLUSIONS  
The traffic review considered the potential trip generation characteristics of Sturgeon Valley under full 

build-out. Based on the traffic review, the following conclusions are advanced based on the full build out 

of the study area: 

• The order of magnitude traffic projections are consistent with the level and intensity of 

development proposed under an urban design framework; 

• Additional access to the plan area is required from Highway 28; 

• The development of the 112 Street flyover is required to support development in the basin;  

• The extension of 127 Street to Highway 2 is required to support the full build out of the basin; 

• Investment in transit infrastructure and operations, including opportunities to connect 

residential, commercial, and employment land uses within Sturgeon Valley South via transit and 

active modes and the development of a specific strategy to provide connections within the 

Region based on desire lines, will be required to achieve a mode split to transit of 15%; and 

• The roadway network can be staged and expanded as development progresses. 
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In addition to the above, the following should be considered during the completion of the ASP TIA.   

• Additional study is required to determine appropriate background traffic volumes along 

127 Street; 

• Development within Sturgeon Valley South may alter traffic patterns associated with Goodridge 

Corners as additional employment and service opportunities would be provided north of 

Anthony Henday Drive; and 

• The addition of community uses, such as schools, play fields, or other civic uses within Sturgeon 

Valley South would further reduce the need for residents to leave the area. 

Yours truly, 

Bunt & Associates 

 

Janelle Willis, P.Eng. 

Associate | Sr. Transportation Engineer 

Attachments (2) 

This electronic document includes a digital signature and represents the original document retained on file. Any printed 

versions of this report are considered copies and can be confirmed by referring to the original electronic document. 







 

 

MEMO 

DATE: June 3, 2020 

PROJECT NO: 03-19-0060 

PROJECT: Sturgeon Valley Growth Framework 

SUBJECT: Traffic Review v2.0 

TO: Nick Pryce, V3 Companies of Canada 

Michael Klassen, Sturgeon County 

FROM: Catherine Oberg 

 

V3 identified five development concepts for the review of the potential build out roadway network required 

to support the development.  The following outlines the land use assumptions, trip generation 

assumptions, and initial findings of the traffic review.  

1. DEVELOPMENT CONCEPTS 

V3 provided land use concepts (attached) and associated preliminary statistics for the following 

development concepts: 

Consolidated Option – 30 Years (CO30) 

Identifies the development of residential and commercial land uses in the western portion of Sturgeon 

Valley along 127 Street and the development of commercial and industrial land uses on the southwest 

corner of the Sturgeon Road/Highway 28 intersection.   

Consolidated Option – 60 Years (CO60) 

Expands CO30 to extend residential development east approximately 800m east of RR 250 and industrial 

development south to the northern boundary of the City of Edmonton.   

Consolidated Option – Full Build Out (COFB) 

Builds on CO60 to illustrate the full build out of Sturgeon Valley from Sturgeon Road south to the City of 

Edmonton.   

Consolidated Option – Landowners/Developers Input (COLD) 

Identifies a build out concept for Sturgeon Valley based on input from area landowners/developers.   
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Consolidated Option – Net Neutral (CONN) 

Identifies a land use concept that presents an option where the non-residential to residential tax base 

could potentially be balanced.   

2. TRIP GENERATING LAND USES 

The preliminary land use concepts provided by V3 were further refined to provide estimates of trip 

generating land uses for use in the traffic review.  The following outlines the approach to identifying the 

trip generating land uses. 

2.1 Residential Land Uses 

Residential trip generation rates vary by housing type.  In the Edmonton region, separate trip rates are 

typically applied to low density residential land uses (single family and semi-detached units), row housing, 

and apartment units.   

V3 identified a range of target densities by location for CO30, CO60, and COFB.  These were further 

separated into the above unit types based on the following assumptions: 

• Low Density Residential 1 – 20 du/ha 

• Low Density Residential 2 – 25 du/ha 

• Row Housing – 45 du/ha 

• Medium Density Residential 1 – 90 du/ha 

• Medium Density Residential 2 – 125 du/ha 

The COLD land use concept is similar to new neighbourhoods in Edmonton, which typically include a mix 

of single family, row housing, and apartment units.  The COLD land use concept also identifies a central 

mixed-use area that is anticipated to act as a town centre, where higher density land uses are anticipated 

to be concentrated.  Overall, an average target density of 35 du/ha was identified for COLD.   

The CONN land use concept reflects a smaller residential footprint, which is identified to meet the 

minimum residential density target of 35 du/ha.   

Table 1 on the following page summarizes calculation of total units by unit type for use in the 

assessment.   

  



Table 1: Residential Trip Generating Land Uses 5/31/2020

Residential Land Use Density Area Units Area Units Area Units Area Units Area Units

LDR 1 20 84.5 1690 0.0 0 0.0 0 0.0 0 84.5 1690

LDR 2 25 0.0 0 77.4 1935 19.8 495 0.0 0 97.2 2430

Row Housing 45 0.0 0 33.3 1499 15.4 693 0.0 0 48.7 2192

MDR 1 90 0.0 0 8.3 747 8.8 792 0.0 0 17.1 1539

MDR 2 125 0.0 0 0.0 0 0.0 0 0.0 0 0.0 0
Total 84.5 1690 119.0 4181 44.0 1980 0.0 0 247.5 7851

Residential Land Use Density Area Units Area Units Area Units Area Units Area Units

LDR 1 20 143.9 2878 0.0 0 0.0 0 0.0 0 143.9 2878

LDR 2 25 0.0 0 133.9 3348 45.9 1148 18.3 458 198.1 4954

Row Housing 45 0.0 0 57.7 2597 35.7 1607 21.2 954 114.6 5158

MDR 1 90 0.0 0 14.4 1296 20.4 1836 12.1 1089 46.9 4221

MDR 2 125 0.0 0 0.0 0 0.0 0 9.1 1138 9.1 1138
Total 143.9 2878 206.0 7241 102.0 4591 60.7 3639 512.6 18349

Residential Land Use Density Area Units Area Units Area Units Area Units Area Units

LDR 1 20 184.4 3688 0.0 0 0.0 0 0.0 0 184.4 3688

LDR 2 25 0.0 0 186.9 4673 60.4 1510 18.3 458 265.6 6641

Row Housing 45 0.0 0 80.5 3623 47.0 2115 21.2 954 148.7 6692

MDR 1 90 0.0 0 20.1 1809 26.9 2421 12.1 1089 59.1 5319

MDR 2 125 0.0 0 0.0 0 0.0 0 9.1 1138 9.1 1138
Total 184.4 3688 287.5 10105 134.3 6046 60.7 3639 666.9 23478

Residential Land Use Density Area Units Area Units Area Units

LDR 1 20 0.0 0 0.0 0 0.0 0

LDR 2 25 564.5 14113 0.0 0 564.5 14113

Row Housing 45 209.6 9432 8.3 374 217.9 9806

MDR 1 90 24.2 2178 8.3 747 32.5 2925

MDR 2 125 8.1 1013 11.0 1375 19.1 2388
Total 806.4 26736 27.6 2496 834.0 29232

Residential Land Use Density Area Units Area Units Area Units Area Units Area Units

LDR 1 20 0.0 0 0.0 0 0.0 0 0.0 0 0.0 0

LDR 2 25 0.0 0 53.6 1340 0.0 0 0.0 0 53.6 1340

Row Housing 45 0.0 0 23.1 1040 0.0 0 0.0 0 23.1 1040

MDR 1 90 0.0 0 5.8 522 0.0 0 0.0 0 5.8 522

MDR 2 125 0.0 0 0.0 0 0.0 0 0.0 0 0.0 0
Total 0.0 0 82.5 2902 0.0 0 0.0 0 82.5 2902

NET 60 TOTAL

NET 60 TOTAL

RESIDENTIAL MIXED USE TOTAL

NET 20 NET 35 NET 45 NET 60 TOTAL

CONSOLIDATED OPTION - 60 YEARS

CONSOLIDATED OPTION - 30 YEARS

CONSOLIDATED OPTION - 

LANDOWNERS/

DEVELOPERS INPUT

NET 35 NET 45NET 20

NET 20 NET 35 NET 45

CONSOLIDATED OPTION - FULL 

BUILDOUT

TOTAL

CONSOLIDATED OPTION - NET 

NEUTRAL NET 20 NET 35 NET 45 NET 60



 

Sturgeon Valley Growth Framework | Traffic Review v2.0 4 
bunt & associates | Project No. 03-19-0060 | June 3, 2020 

2.2 Commercial Land Uses 

2.2.1 Commercial Retail Land Uses 

All five development concepts include a major commercial area on the southwest corner of the Sturgeon 

Road/Highway 28 intersection and a second commercial node along 127 Street south of Sturgeon Road.  

CO60, COFB, and COLD introduce a mixed-use area within the central portion of the plan area and COLD 

also identifies another four commercial nodes throughout Sturgeon Valley.  No additional commercial 

areas are identified within CONN.   

The Sturgeon County Commercial Development Analysis was reviewed to gain an understanding of the 

potential magnitude and type of commercial retail uses that could be developed within Sturgeon Valley.  

The study identified the following within the valley: 

• Highway 28 Retail Service Node – 70,000 SF – fuel station, commercial/retail, food and beverage, 

personal services, and grocery store 

• Sturgeon Valley Retail (127 Street) – 80,000 SF – food and beverage, specialty retail, health & 

wellness, medical office, professional services, and grocery anchored retail 

The above was based on a detailed analysis that included the potential for an additional 14,202 people 

within Sturgeon Valley.  Four of the development concepts identified include population estimates in the 

order of 19,576 (CO30), 45,797 (CO60), 58,584 (COFB), and 72,976 (COLD) people, which are anticipated 

to support additional commercial uses.  CONN identifies an additional 7,220 people; therefore, the retail 

estimates were reduced to reflect the reduced population estimates.   

The population under CO30 is slightly higher than the population estimate for Sturgeon Valley used in the 

Commercial Development Analysis.  The increase in population as compared to the Commercial 

Development Analysis is not anticipated to warrant additional commercial sites but may increase the 

potential development within the two areas identified above.  Each of the two commercial retail sites is 

assumed to be about 4.0ha in size, accommodating 108,000 SF of retail land uses based on a Floor Area 

Ratio of 0.25.   

CO60 expands the development basin, including the expansion of the commercial land uses on the 

southwest corner of Sturgeon Road and Highway 28 and the introduction of the mixed-use area in the 

centre of the plan area.  The population under CO60 is more than double the population identified for 

CO30; therefore, additional commercial development is anticipated to be viable; however, it is anticipated 

to be located within the mixed use area in the centre of the plan area and is not anticipated to draw from 

the commercial area identified in the statistics.  An additional 216,000 SF of commercial retail uses was 

added to the analysis.   
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The full build out of Sturgeon Valley south of Sturgeon Road is anticipated to further increase the 

population, increasing the potential for commercial retail sites to be developed.  An additional 107,000 SF 

of commercial retail land uses, over and above the commercial retail land uses identified in CO60, were 

added to the mixed-use area in the centre of the plan area, for a total commercial retail area of 

539,000 SF.   

In addition to the northeast and northwest commercial sites identified in CO30, CO60, and COFB, COLD 

identifies five additional commercial retail sites in the study area.  Of these, one is located in the central 

mixed-use area and is anticipated to be integrated with residential uses in the mixed-use area.  The other 

four sites are assumed to include a mix of grocery anchored commercial sites and smaller convenience 

commercial sites.  In total, 633,000 SF of commercial retail land uses are assumed to be developed under 

COLD.   

Commercial retail opportunities under CONN are anticipated to be less than identified in the Sturgeon 

County Commercial Development Analysis; however, it is recognized that existing residents within 

Sturgeon Valley and residents and employees at the Canadian Forces Base (CFB) Edmonton would also 

support new commercial retail land uses in Sturgeon Valley.  For the purposes of this assessment, it is 

assumed that the northeast and northwest commercial sites will each accommodate 50,000 SF of 

commercial retail development.   

2.2.2 Commercial Employment Land Uses 

Based on the development statistics provide by V3, the gross commercial area identified for each 

development concept exceeds the anticipated land required to meet the commercial retail needs of the 

community and surrounding catchment areas.  The commercial employment land area was calculated by 

removing 10% of the gross commercial area for municipal reserve and 15% of the gross commercial area 

for internal roadways and subtracting the assumed land area identified for the commercial retail sites.  

The remaining commercial lands are not anticipated to generate the same intensity of traffic as the 

commercial retail sites; therefore, an employment density of 35 employees/ha was assumed to generate a 

potential employment base for the remaining commercial lands.   

2.3 Light Industrial  

All four development concepts identify light industrial land uses in the eastern portion of the plan area 

abutting Highway 28.  For the purposes of this assessment, industrial land uses are assumed to generate 

employment at a rate of 35 employees/ha.   

Table 2 on the following page summarizes the assumed non-residential trip generating land uses for each 

of the four development scenarios.   
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Table 2: Non-Residential Trip Generating Land Uses 

LAND USE 
GROSS AREA 

(HA) 
NET AREA 

(HA) 

TRIP 
GENERATING 

AREA (HA) 
FAR/DENSITY 

TRIP 
GENERATING 

VARIABLE 

Consolidated Option – 30 Years 

Commercial Retail 
27.7 20.8 

8.0 FAR 0.25 216,000 SF 

Commercial Employment 12.8 35 emp/ha 450 employees 

Mixed Use Commercial Retail 0.0 0.0 0.0 FAR 0.25 0 SF 

Industrial  69.2 51.9  35 emp/ha 1,820 employees 

Consolidated Option – 60 Years 

Commercial Retail 
27.7 20.8 

8.0 FAR 0.25 216,000 SF 

Commercial Employment 12.8 35 emp/ha 450 employees 

Mixed Use Commercial Retail   9.0 FAR 0.22 216,000 SF 

Industrial  178.5 133.9 133.9 35 emp/ha 4,690 employees 

Consolidated Option – Full Buildout 

Commercial Retail 
27.7 20.8 

8.0 0.25 216,000 SF 

Commercial Employment 12.8 35 emp/ha 450 employees 

Mixed Use Commercial Retail   9.0 FAR 0.33 323,000 SF 

Industrial  178.5 133.9 133.9 35 emp/ha 4,690 employees 

Consolidated Option – Landowners/Developers Input 

Commercial Retail 
64.7 48.5 

23.5 FAR 0.25 633,000 SF 

Commercial Employment 25.0 35 emp/ha 880 employees 

Mixed Use Commercial Retail 36.8 27.6 0.0 FAR 0.25 0 SF 

Industrial  68.4 51.3 51.3 35 emp/ha 1,800 employees 

Consolidated Option – Net Neutral 

Commercial Retail 
27.7 20.8 

4.0 FAR 0.25 100,000 SF 

Commercial Employment 16.8 35 emp/ha 590 employees 

Mixed Use Commercial Retail 0.0 0.0 0.0 FAR 0.25 0 SF 

Industrial  69.2 51.9 51.9 35 emp/ha 1,820 employees 

 

3. TRIP GENERATION ESTIMATES 

3.1 Trip Generation Rate Assumptions 

The daily trip generation rates used in the assessment are based on trip generation rates published in the 

Institute of Transportation Engineer’s (ITE’s) Trip Generation Manual, 10th Edition.   

3.1.1 Residential Land Uses 

The rates assumed for residential land uses are based on the following: 

• Low Density Residential 1 and 2 – ITE Land Use Code (LUC) 210 – Single Family – Average Rate 

• Row Housing – ITE LUC 220 – Multifamily Housing (Low-Rise) – Average Rate 

• Medium Density Residential 1 and 2 – ITE LUC 221 – Multifamily Housing (Mid-Rise) – Average 

Rate 
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3.1.2 Non-Residential Land Uses 

The rates assumed for non-residential land uses are based on the following: 

• Commercial Retail – ITE LUC 820 – Shopping Centre – Fitted Curve Equation based on 1,000 SF  

• Commercial Employment – ITE LUC 820 – Shopping Centre - Average Rate based on employees 

• Light Industrial – ITE LUC 130 – Industrial Park – Average Rate based on employees 

Table 3-1 summarizes the assumed trip generation rates used in the assessment. 

Table 3-1: Trip Generation Rates 

LAND USE SOURCE DAILY RATE 

Low Density Residential 1 and 2 ITE LUC 210 9.44 trips/du 

Row Housing ITE LUC 220 7.32 trips/du 

Medium Density Residential 1 and 2 ITE LUC 221 5.44 trips/du 

Commercial Retail ITE LUC 820 
58.66 trips/1,000 SF to 

80.60 trips/1,000 SF 

Commercial Employment ITE LUC 820 16.11 trips/employee 

Light Industrial ITE LUC 130 2.91 trips/employee 

 

3.2 Trip Generation Adjustment Factors 

The trip generation rates summarized in Table 3-1 are used to provide estimates of traffic activity 

anticipated to access the individual land uses.  In order to estimate the potential number of trips on the 

roadway network, adjustments to the gross trip generation estimates are made to reflect non-primary trips 

associated with commercial retail land uses and the identification of trips between land uses within the 

plan area (internal trips).  For the purposes of this assessment, non-primary trips are assumed to 

represent 30% of the trips generated by the commercial retail uses.   

The estimation of internal trips associated with commercial retail land uses is typically determined based 

on an assumed catchment area.  For the purposes of this assessment, commercial retail sites on the 

periphery of the area are assumed to generate 60% of the primary trips from residents and employees 

within the new Sturgeon Valley development, and commercial retail sites located centrally within the plan 

are assumed to generate 80% of the primary trips from residents and employees within the new Sturgeon 

Valley development for CO30, CO60, COFB, and COLD.  It was assumed that 30% of the primary trips 

would be generated by new residents and employees within Sturgeon Valley for CONN.   

The commercial and industrial employment areas are also anticipated to generate trips from within 

Sturgeon Valley.  For the purposes of this assessment, 20% of the commercial and industrial employment 

trips are assumed to be generated by new residents within Sturgeon Valley for CO30, CO60, COFB, and 

COLD.  It was estimated that 5% of the commercial and industrial employment trips would be generated by 

new residents within Sturgeon Valley under CONN.   
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In addition to the above, the Sturgeon County Infrastructure Master Plan identified the potential to reduce 

automobile trips by 15% based on the provision of a transit station and regional transit service within 

Sturgeon Valley.  Therefore, a mode split of 15% was applied to CO60, COFB, and COLD.  CO30 and CONN 

are not anticipated to have sufficient residential development to support a robust transit system; 

therefore, no mode split was assumed for these options.   

3.3 Total External Trip Generation 

Table 3-2 summarizes the total trips anticipated to be generated by the five land use concepts. 

Table 3-2: External Trip Estimates 

TRIP COMPONENT CO30 CO60 COFB COLD CONN 
Total Gross Trips 88,500 vpd 184,500 vpd 228,500 vpd 292,000 vpd 45,500 vpd 

Non-Primary 4,000 vpd 7,000 vpd 8,000 vpd 11,500 vpd 2,500 vpd 

Alternate Modes 12,500 vpd 26,500 vpd 33,000 vpd 42,000 vpd 0 vpd 

Internal Trips 13,500 vpd 26,000 vpd 29,000 vpd 39,500 vpd 7,500 vpd 

TOTAL EXTERNAL TRIPS 58,500 VPD 125,000 VPD 158,500 VPD 199,000 VPD 35,500 VPD 

 

As shown in Table 3-2, COFB and COLD are projected to generate between 155,000 vpd and 200,000 vpd 

external trips on a typical weekday.  This magnitude of traffic activity is consistent with traffic projections 

for urban growth areas in Edmonton, based on net residential densities of 30 du/ha to 35 du/ha.   

3.4 Trip Distribution and Assignment 

The external trips anticipated to be generated by the study area were distributed based on a review of 

origin-destination information for the Edmonton Region in the 2050 horizon City of Edmonton’s regional 

travel model.  As the proposed land use concepts for Sturgeon Valley are based on urban development 

characteristics, the potential trip distribution was assumed to reflect the characteristics of neighbouring 

urban development within the City of Edmonton and St. Albert in addition to Sturgeon County.  Therefore, 

the assumed distribution reflects an average of the origin -destination tables for Sturgeon County, 

northeast Edmonton, and St. Albert.  The aggregate distribution of trips is calculated as follows: 

• Remainder of Sturgeon County – 10% 

• St. Albert – 30% 

• Edmonton and Remaining Region – 60% 

A preliminary assignment was completed to estimate the potential number of trips by direction.  The 

assignment assumed that all existing roadways would continue to be available and the following new 

roadways and accesses would be constructed: 
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CO30 and CONN 

• 127 Street would be constructed between Anthony Henday Drive and Sturgeon Road; and 

• A new all-directional access would be constructed along Highway 28 between Anthony Henday 

Drive and Sturgeon Road.   

CO60, COFB and COLD 

• Network improvements identified under CO30 and CONN would be implemented; 

• 127 Street would be constructed between Sturgeon Road and Highway 2; and  

• The 112 Street flyover would be constructed. 

Table 3-3 summarizes the site generated traffic anticipated to travel to/from the City of Edmonton, the 

City of St. Albert, and Sturgeon County (north and east).   

Table 3-3: External Trips by Direction 

TO/FROM CO30 CO60 COFB COLD CONN 
City of Edmonton 32,000 vpd 69,500 vpd 89,000 vpd 110,000 vpd 17,500 vpd 

St. Albert 17,000 vpd 37,000 vpd 47,000 vpd 56,000 vpd 9,500 vpd 

Sturgeon County North 7,750 vpd 12,500 vpd 15,000 vpd 23,000 vpd 8,000 vpd 

Sturgeon County East 1,750 vpd 6,000 vpd 7,500 vpd 10,000 vpd 500 vpd 

TOTAL 58,500 VPD 125,000 VPD 158,500 VPD 199,000 VPD 35,500 VPD 

4. TRAFFIC ANALYSIS 

4.1 Background Traffic 

Background traffic is the traffic that would utilize the roadway network regardless of development 

occurring in Sturgeon Valley.  Typically for large scale Area Structure Plans, background traffic is derived 

from regional travel models.  For the purposes of this high-level review, measured volumes on existing 

roads (Alberta Transportation Average Annual Daily Traffic (AT AADT), City of St. Albert Average Daily 

Volumes (ADV)) have been identified to understand available capacity within the existing network. Table 

4-1 summarizes the available existing traffic information and the relevant source. The existing roadway 

network includes primarily two-lane rural roadways that are accommodating volumes within the typical 

range for these types of roadways.   

Table 4-1: Existing Traffic Volumes 

ROADWAY LINK SOURCE 
EXISTING 
VOLUME 

97 Street North of Anthony Henday Drive AT 2019 AADT 13,560 vpd 

127 Street North of Anthony Henday Drive AT 2019 AADT 8,250 vpd 

Sturgeon Road East of St. Albert St. Albert 2019 ADV 4,484 vpd 

Bellerose Drive East of St. Albert St. Albert 2019 ADV 4,353 vpd 

Starkey Road South of Highway 37 AT 2019 AADT 1,920 vpd 

Highway 28 North of Sturgeon Road AT 2019 AADT 10,930 vpd 

Sturgeon Road East of Highway 28 AT 2019 AADT 3,570 vpd 
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Traffic will increase on these roadways as development occurs outside the Sturgeon Valley.  For example, 

the St. Albert TMP identifies future volumes along 127 Street assuming it is constructed between Anthony 

Henday Drive and Highway 2 within the 2042 horizon.  As well, the Goodridge Corners Neighbourhood 

Area Structure Plan Transportation Impact Assessment (Goodridge NASP TIA) assumes the majority of 

traffic generated by the NASP area would utilize 127 Street south to Anthony Henday Drive.   

As the development of future traffic volume projections on the complete roadway network requires 

consideration for growth within each of these communities and an understanding of how development 

within the different jurisdictions will support and influence each other, this high level review uses the 

projected external traffic volumes identified in Table 3-3 to estimate the number of travel lanes that may 

be required to support urban development within Sturgeon Valley.   

4.2 Build Out Roadway Network 

The potential build out roadway network is based on the traffic projections for COFB, which represents the 

build out of Sturgeon Valley south of Sturgeon Road, and the traffic projections for COLD, which 

represents the build out of Sturgeon Valley south of Sturgeon Road plus the area east of the future 127 

Street north of the Sturgeon River.   

The City of Edmonton identifies the following volume thresholds for urban arterials within their TIA 

Guidelines: 

• Two-Lane Undivided Arterial – up to 12,000 vpd; 

• Four-Lane Undivided Arterial – up to 20,000 vpd; 

• Four-Lane Divided Arterial – up to 40,000 vpd; and 

• Six-Lane Divided Arterial – up to 60,000 vpd.   

The Sturgeon County Infrastructure Master Plan identified the potential for roadway capacity to increase by 

15% in the long term through technological advances in traffic signal operations and connected vehicle 

operations.   

As noted above, existing roadways in the study area are primarily two-lane rural roadways.  It is assumed 

that the expansion of these roadways, or the construction of new roadways (e.g. 127 Street) will result in a 

network of 4-lane divided arterials or greater.  Therefore, the number of additional travel lanes was 

estimated based on a per lane volume range of 10,000 vpd to 11,500 vpd (15% capacity increase).  Table 

4-2 summarizes the new lanes anticipated to be required to support the build out network. Although new 

roadways would typically include the construction of an even number of lanes, there is the potential that 

existing available capacity could be utilized to support future development and the ranges shown in Table 

4-2 are solely based on the projected traffic volumes by direction divided by the projected per lane 

capacity.    
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Table 4-2: Additional Lanes by Direction 

ROADWAY LINK 
TOTAL TRAFFIC ROADWAY LANES 

COFB COLD COFB COLD 

City of Edmonton 89,000 vpd 110,000 vpd 8-9 lanes 10-11 lanes 

St. Albert 47,000 vpd 56,000 vpd 5 lanes 5-6 lanes 

Sturgeon County North 15,000 vpd 23,000 vpd 2 lanes 2 lanes 

Sturgeon County East 7,500 vpd 10,000 vpd 1 lane 1 lane 

TOTAL 158,500 VPD 199,000 VPD 16-17 LANES 18-20 LANES 

 

4.3 Staged Roadway Network 

CO30 and CO60 provide traffic projections based on the staging of development within Sturgeon Valley.  

Table 4-3 summarizes the potential number of lanes by direction based on the staged development of the 

roadway network.   

Table 4-3: Staged Roadway Network 

ROADWAY LINK 
TOTAL TRAFFIC ROADWAY CROSS-SECTIONS 

CO30 CO60 CO30 CO60 

City of Edmonton 32,000 vpd 69,500 vpd 3 lanes 6-7 lanes 

St. Albert 17,000 vpd 37,000 vpd 1-2 lanes 3-4 lanes 

Sturgeon County North 7,750 vpd 12,500 vpd 1 lane 1 lane 

Sturgeon County East 1,750 vpd 6,000 vpd 0 lanes 1 lane 

TOTAL 58,500 VPD 125,000 VPD 5-6 LANES 11-13 LANES 

 

The traffic volume projections and cross-sections under CO60 support the extension of 127 Street north 

of Sturgeon Road to provide additional access opportunities to/from St. Albert.  The construction of the 

112 Street flyover under CO60 would be a strategic network improvement to allow shifts in traffic 

patterns, prior to full build out of the neighbourhood.  As well, the construction of the 112 Street flyover 

could provide a strategic transit connection to the future Castledowns Station at 153 Avenue.   

4.4 Net Neutral Roadway Network 

As shown in Table 4-4, the CONN option requires minimal roadway upgrades to support future 

development.   

Table 4-4: CONN Roadway Network 

ROADWAY LINK 
TOTAL 

TRAFFIC 

ROADWAY 
CROSS-

SECTIONS 

CONN CONN 
City of Edmonton 17,500 vpd 2 lanes 

St. Albert 9,500 vpd 1 lane 

Sturgeon County North 8,000 vpd 1 lane 

Sturgeon County East 500 vpd 0 lanes 

TOTAL 35,500 VPD 4 LANES 
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5. CONCLUSIONS  

The traffic review considered the potential trip generation characteristics of Sturgeon Valley under five 

land use concepts: CO30, CO60, COFB, COLD, CONN.  CO30, CO60, and COFB represent the staged 

development of residential land uses from west to east and the development of commercial and industrial 

land uses from northeast to southeast, while COLD provides an alternate build out development concept 

and CONN represents a balance of residential and non-residential uses that are anticipated to support a 

net neutral tax condition.   

Based on the preliminary traffic review, additional arterial roadway network capacity is anticipated to be 

required to the south, west, and north to accommodate the potential external traffic generated by the 

build out of Sturgeon Valley based on COFB and COLD.   

Based on the preliminary traffic review completed, the following conclusions are advanced based on the 

full build out of the study area under either COFB or COLD: 

• The order of magnitude traffic projections are consistent with the level and intensity of 

development proposed under an urban design framework; 

• Additional access to the plan area is required from Highway 28; 

• The development of the 112 Street flyover is required to support development in the basin;  

• The extension of 127 Street to Highway 2 is required to support the full build out of the basin; 

• Investment in transit infrastructure and operations, including opportunities to connect 

residential, commercial, and employment land uses within Sturgeon Valley via transit and active 

modes and the development of a specific strategy to provide connections within the Region 

based on desire lines, will be required to achieve a mode split to transit of 15%; and 

• The roadway network can be staged and expanded as development progresses. 

In addition to the above, the following should be considered during the completion of the ASP TIA.   

• Additional study is required to determine appropriate background traffic volumes along 

127 Street; 

• Development within Sturgeon Valley may alter traffic patterns associated with Goodridge 

Corners as additional employment and service opportunities would be provided north of 

Anthony Henday Drive; and 

• The addition of community uses, such as schools, play fields, or other civic uses within Sturgeon 

Valley would further reduce the need for residents to leave the area. 
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May 31, 2021

V3 Companies of Canada Ltd.
Suite 130, 2899 Broadmoor Blvd
Sherwood Park, AB T8H 1B5

Attention: Nick Pryce, MCIP, RPP - Director, Planning Group
Subject: Sturgeon Valley South ASP Fiscal Impact Analysis (FIA) -  Addendum

Please find attached the fiscal impact analysis of the proposed Sturgeon Valley South Area Structure Plan 
to support the County’s plans to guide future development in Areas A and B of the Sturgeon Valley 
Special Study Area.  

This report serves as an Addendum to the FIA report (Fiscal Impact Analysis of Developing Sturgeon Valley) 
included in Appendix F of the Sturgeon Valley: The Growth Framework report dated July 2020.

Do not hesitate to contact us if you have any questions on the analysis or information provided.

Sincerely,

Applications Management Consulting Ltd.

Per :

Drina Schneider

Associate

Encl. 

Suite 2220 Sun Life Place
10123 - 99 Street

Edmonton, Alberta  T5J 3H1
T 780-425-6741
F 780-426-3737

applications@mac.com
www.think-applications.com



Sturgeon Valley South ASP: 
Fiscal Impact Analysis - Update

1.Introduction
Further to the analysis undertaken to support Sturgeon County’s growth framework for Sturgeon Valley 
(Sturgeon Valley: The Growth Framework , June 2020),  the fiscal impact analysis presented in this report 
evaluates the impacts of development of the proposed Sturgeon Valley South ASP on the financial 
operations of Sturgeon County.

The analysis considers the municipal property tax revenues generated from the proposed development, 
as well as the operating revenues and costs associated with providing municipal services to the 
development.  While the costs of constructing the linear infrastructure (roads, utilities) required to service 
the proposed development will be primarily funded by developers directly or through off-site 
development levies, the analysis includes the capital costs that would be incurred by the County to 
provide any additional infrastructure (not funded from developers) as well as the costs incurred by the 
County to maintain and replace any new and/or enhanced assets that are added to the County’s asset 
base.  

The fiscal impact analysis presented in this report builds on the fiscal impact methodology, modelling, and 
baseline forecasts developed in The Growth Framework study.   The analysis reflects the land use statistics 
in the proposed Sturgeon Valley South ASP,  along with selective updated assumptions regarding 
assessment yields and neighbourhood level infrastructure costs.

The assumptions incorporated into the fiscal impact analysis are based on the best information available 
at the time of completing the analysis.  The assumptions and results of the fiscal impact analysis that has 
been undertaken serve as a starting point for further discussions and subsequent refinements to the 
analysis as more detail becomes available.  This includes refining the fiscal impact analysis to reflect the 
more detailed land use and servicing information that would be developed at the Neighbourhood Area 
Structure Plan level.   It is also expected that refinements and updates to the fiscal impact analysis 1

 In the proposed Sturgeon Valley South ASP, Policies 6.1 (Amendment to the Area Structure Plan) and 6.2 (Neighbourhood Area Structure Plans) outline 1

the requirement or consideration of undertaking fiscal impact analyses  (using the County’s fiscal impact assessment methodology) to evaluate the 
financial impacts of proposed development on the County’s municipal operations.
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methodology, model data and base assumptions will be made further to on-going County review and 
input.

1.1. DEVELOPMENT ASSUMPTIONS
The analysis is based on the following development assumptions.

Table 1:  Sturgeon Valley South ASP:  Residential Development Assumptions 
2

Table 2:  Sturgeon Valley South ASP:  Non-Residential Development Assumptions 
3

The fiscal impact analysis includes a 60-year forecast period (2020-2079).  All growth in the ASP area is 
assumed to start in 2026 and develop at a constant rate over the forecast period to full build-out by 
2079.

1.2. MUNICIPAL COST/REVENUE ASSUMPTIONS
The financial analysis for this scenario is based on the following assumptions.

Net Area 
(ha)

Units / 
ha

Number of 
Units

People / 
Unit Population Assessment / 

Unit

20 du/nrha 50.06 20 1,001 2.50 2,503 500,000

35 du/nrha 446.18 35 15,616 2.50 39,041 425,000

40 du/nrha 136.92 40 5,477 2.50 13,692 350,000

42 du/nrha 48.23 42 2,026 2.50 5,064 325,000

42 du/nrha (Mixed Use) 10.44 42 438 2.50 1,096 250,000

Total 691.83 24,558 61,396

Net Area 
(ha) Assessment / ha

Commercial / Retail 23.15 6,500,000

Industrial 148.25 3,000,000

Total 171.40

 Source:  Land Use Statistics -  V3 Companies of Canada Ltd. (V3),  Assessment  - Applications Management Consulting Ltd. (Applications).  The 2

conversation of gross land areas to net developable land areas was provided by V3.

 Source:  Land Areas -  V3,  Assessment  - Applications.   Table 2 does not include the 10.44 net hectares of Mixed Use lands that would include 3

commercial / retail development.   However, projected commercial assessment from these lands is incorporated in the fiscal impact analysis.  The 
conversation of gross land areas to net developable land areas was provided by V3.
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1.2.1. MUNICIPAL OPERATING EXPENDITURES

To estimate the annual operating expenditures for the ASP, historic operating expenditures for 18 Alberta 
municipalities with populations that are within the range of the ASP options were analyzed.  These 
municipalities include towns, cities and specialized municipalities that have a current population of 15,000 
to 102,000.  Based on this analysis, operating expenditures have been grouped into three tiers that 
correspond to the population of the municipalities.  Using historic average municipal operating 
expenditures per capita, these estimates provide a reasonable proxy for the annual per capita operating 
costs of providing municipal services to the ASP within each of the three tiers.  

Table 3:  Operating Expenditures Per Capita by Growth Tier


The municipalities included in each Tier are as follows:

Tier 1 Tier 2 Tier 3

Population Threshold Less than 30,000 Less than 60,000 More Than 60,000
airport 0 0 0
ambulance_first_aid 0 0 0
bylaws_enforcement 37 40 44
cemeteries_crematoriums 2 3 5
common_and_equipment_pool 30 115 99
convention_centers 0 0 0
council_and_legislative 32 17 12
culture_libraries_museums 93 132 128
daycare 13 0 0
disaster_emergency 3 10 4
economic_agricultural_development 13 4 14
electric 0 0 0
family_community_support 57 50 57
fire 112 200 243
gas 0 0 0
general_administration 254 300 397
land_building_rentals 3 0 0
land_use_planning 93 67 54
other 16 0 2
other_environment 5 6 1
other_general_government 3 47 0
other_planning_development 4 6 0
other_protective_services 8 0 7
other_public_welfare 0 0 0
other_recreation_culture 1 8 0
other_transportation 0 0 0
parks_and_rec 317 351 380
police 198 258 291
public_housing 0 11 28
public_transit 15 110 166
recreation_boards 2 11 8
roads_streets_walks_lighting 162 173 169
sewers_drainage 4 16 9
subdivision_land_development 8 16 18
waste_management 82 68 88
wastewater_treatment 108 111 132
water_distribution 157 130 131
Total 1,835 2,264 2,488
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Tier 1 (Seven municipalities - Population between 15,000 - 30,000):

Brooks 
Stony Plain
Camrose
Beaumont
Chester mere
Fort Saskatchewan
Okotoks

Tier 2 (Seven municipalities - Population between  30,000 - 60,000): 

Cochrane
Lloydminster
Leduc
Spruce Grove
Medicine Hat
St Albert
Grande Prairie
Airdrie

Tier 3 (Population greater than 60,000):4

St Albert
Grande Prairie
Airdrie
Strathcona County
Red Deer
Lethbridge

It should be noted that some municipal functions that are part of the operations of some municipalities 
have been excluded to reflect the scope of operations that can be expected in the ASP area.  Those 
functions excluded from the analysis include the following:

Airport
Ambulance
Electric
Gas
Other Transportation

Further, it is noted that while Municipal Affairs attempts to encourage municipalities to provide a 
consistent set of data across municipalities and over years, the data is sometimes uneven.  As a result, 
there will be figures in some municipal functions in some years and not others due to reclassification of 
information.
It can be expected that these annual operating expenditures per capita will reflect the average costs of 
delivering services for the municipalities included.  As a result, the services delivered and associated 
operating expenditures will be reflective of the average of the municipalities included in each category.
Further, it is noted that the average cost of services generally increases with the size of the 
municipalities in each tier.  This reflects the reality that the range of services provided by municipalities 
generally expands as the population grows.  Using this approach will be reflective of this reality for the 
ASP financial analysis.  As seen from the table above, average cost per capita increases from 

 For the purposes of calculating average annual operating expenditures that would be a reasonable proxy for the development in the ASP area, some 4

municipalities have been included in both the Tier 2 and Tier 3 categories.  
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approximately $1,800 per capita in Tier 1 to approximately $2,300 per capita in Tier 2 and $2,500 per 
capita in Tier 3.  The increase from Tier 2 to Tier 3 is not as great in part because of the overlap of 
municipalities included in both tiers.

1.2.2. CAPITAL EXPENDITURES

The investment in infrastructure and facilities to support the growth proposed in the ASP has been 
estimated based on the type of development assumed in the ASP scenario, the total amount of growth 
and services that would be provided.  Detailed assumptions have been made regarding the infrastructure 
that would be required and associated investment for each of the following categories:

Neighbourhood Water Lines
Neighbourhood Wastewater Lines
Neighbourhood Drainage
Local and Collector Roads
Arterial Roads
Regional Infrastructure (Roads, Water, Wastewater)
Other Infrastructure (Recreation, Police, Fire, Equipment, Library, Transit, Maintenance Facilities, 
Administration Facilities)

For this analysis, the cost profiles for the neighbourhood level infrastructure where updated to align 
with the proposed land uses in the ASP and to bring estimated costs to current dollars.
The capital requirements for each investment in new infrastructure totals an estimated $1.3 billion by 
2079.

1.2.3. FINANCING CAPITAL 
The source of investment in infrastructure has been assumed as follows:

Developer Contributed Assets

Neighbourhood Water Lines
Neighbourhood Wastewater Lines
Neighbourhood Drainage
Local and Collector Roads

Development Levy Funded

Arterial Roads
Fire Stations
Police Stations
Major Recreation Facilities including:  arenas, pools, indoor soccer fields, specialty recreation 
facilities.

Tax Supported

Neighbourhood Recreation Facilities (e.g. playgrounds, outdoor rinks, etc.)
Library
Transit 
Vehicles
Maintenance Facilities
Administration Facilities

Tax supported infrastructure included in this ASP option includes the following:
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Playgrounds
Outdoor Rinks
Transit Buses
Municipal Vehicles & Equipment

All major infrastructure associated with water, wastewater and transportation have been assumed to be 
funded through either utility rates, grants or development levies.  

1.3. FISCAL IMPACT ANALYSIS RESULTS

1.3.1. POPULATION GROWTH

The population of the County is projected to increase to approximately 36,000 by 2079 (60 year 
forecast period) without development of the ASP.  With the proposed Sturgeon Valley South ASP, the 
total population of the County is projected to increase to over 97,000 by 2079.
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1.3.2. ASSESSMENT

The assessment base of the County is projected to increase to almost $9.7 billion by 2079 (60 year 
forecast period) without development of the ASP.  With the proposed Sturgeon Valley South ASP, the 
assessment base of the County is projected to increase to $20.2 billion by 2079. 
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1.3.3. OPERATING EXPENDITURES

Total operating expenditures for the County without the ASP development are projected to increase 
to $69.3 million by 2079.  With the proposed Sturgeon Valley South ASP, these expenditures are 
projected to increase to just over $148 million by the end of the forecast period.  
There is an adjustment in operating expenditures in 2052 as this is the year that development in the 
ASP plan area exceeds 30,000.  This is when the Tier 2 operating expenditures take effect.  In 2078, as 
the ASP plan area reaches a projected population of 60,000, this triggers the Tier 3 operating 
expenditures cost profile.  In reality, this would happen gradually over time and not as a single year 
adjustment.  
Note that all financial forecasts are in real 2019 dollars, and thus do not include inflation.  
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On a per capita basis, operating expenditures are projected to decrease with growth in the County.  
Without the ASP, these decreases in operating expenditures per capita reflect the benefit of economies 
of scale without any change in the scope of services provided.  
When development in the proposed Sturgeon Valley South ASP is included, operating expenditures per 
capita decrease further.  This is a result of operating expenditures per capita being generally lower for 
urban communities.  In this analysis, the Tier 1 average costs per capita are applied to growth until 2052.  
The slight increases in per capita costs in 2052 and 2078 illustrate the application of the Tier 2 and Tier 
3 average operating cost per capita profiles to the analysis. 
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1.3.4. OPERATING REVENUES

Total operating revenues (non-tax revenues) for the County without the ASP development are 
projected to increase to $12.7 million by 2079.  With the proposed Sturgeon Valley South ASP, these 
expenditures are projected to increase to $38.4 million by the end of the forecast period.  
The adjustment in operating expenditures to Tier 2 levels in 2052 and Tier 3 levels in 2078 also affect 
operating revenues as the cost recovery rates are based on operating expenditures by function area.
Note that all financial forecasts are in real 2019 dollars, and thus do not include inflation.  
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On a per capita basis, operating revenues are projected to largely remain the same for the County in 
both sets of forecasts until the operating expenditure adjustments to Tier 2 levels in 2052 and Tier 3 
levels in 2078.  From 2052 to 2079, operating revenues per capita increase with the proposed Sturgeon 
Valley South ASP based on the results for the Tier 2 and Tier 3 municipalities. 
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1.3.5. CAPITAL EXPENDITURES

Total capital expenditures for County without the ASP development reflect the County’s five year 
capital plan (2020-2025) plus future capital expenditures on a per capita basis consistent with historical 
capital investment.  Total capital expenditures for the County without the ASP development are 
projected to increase to $35.6 million by 2079.  With the proposed Sturgeon Valley South ASP, capital 
expenditures are expected to increase significantly.  Further, there are spikes in capital expenditures 
associated with required investment in major infrastructure.  Note that all financial forecasts are in real 
2019 dollars, and thus do not include inflation.

  

Contributing to the increase in capital expenditures for the ASP option are the following:
Major water, wastewater and road infrastructure ($224 million)
Fire Stations (4)
Police Stations (4)
Arenas (4)
Pools (2)
Indoor Soccer (2)
Specialty Recreation Facilities (Spray Park, Skateboard Park)
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On a per capita basis, capital expenditures with the proposed Sturgeon Valley South ASP are generally 
higher than for the County in the Base Case scenario.   In addition, there are seven periods where 
significant capital investments are projected to be required. 
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1.3.6. TAX SUPPORTED CAPITAL EXPENDITURES

Tax supported capital expenditures include those that are funded from the County’s operating budget, 
including pay-as-you-go (contributions from operating budget) and principal repayments on debt 
financed projects.  This excludes funding that is from third party sources as well as donated assets 
acquired through development.
Net capital expenditures without development in the ASP area are projected to increase modestly to 
almost $17 million by 2079.  When the tax supported expenditures associated with the proposed 
Sturgeon Valley South ASP are included, these expenditures increase significantly to $71.7 million by the 
end of the forecast period.  
Note that all financial forecasts are in real 2019 dollars, and thus do not include inflation.  
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Even when net capital expenditures are normalized on a per capita basis, the annual expenditures 
increase significantly for the County with the proposed Sturgeon Valley South ASP.  This is a result of a 
general increase in expenditures as well as share of these expenditures that will be funded by rate 
payers through taxes or utility rates.  
It should be noted that it is assumed that development levies would be applied to not only the 
traditional infrastructure investments (major roads and utilities), but also police, fire and major 
recreation infrastructure.  It should also be noted that the forecast that includes the proposed Sturgeon 
Valley South ASP assumes that life cycle costs associated with acquired assets (donated or purchased) 
is 100% funded.  While the analysis assumes that a greater proportion of life cycle costs will be also be 
funded in the Baseline Forecast, it likely does not include 100% of these costs.  
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1.3.7. MUNICIPAL TAX RATES

Municipal tax rates have been calculated based on the annual shortfall between total expenditures and 
operating (non-tax revenues).   
In the Baseline Forecast, real municipal residential tax rates (without inflation) are projected to gradually 
increase over the forecast period.  When the proposed Sturgeon Valley South ASP is included, 
residential municipal tax rates are projected to increase (in real terms) by approximately 1.44 mills by 
2079.  This increase is significant.
Note that all financial forecasts are in real 2019 dollars, and thus do not include inflation.  
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Over the forecast period, in the Blended Scenario where all municipal expenditures and revenues are 
considered in developing a single set of municipal tax rates for residential and other assessment classes 
(based on the 2019 tax rate splits), tax rates are projected to increase when the proposed Sturgeon 
Valley South ASP is included.  The magnitude of this increase builds to 44% by the end of the forecast 
period.  This increase is the same for both residential and non-residential tax rates as the split between 
rates has been assumed to remain constant over the forecast period. 
Of concern for existing Sturgeon County ratepayers is the increase in taxes paid to support additional 
infrastructure and investment in services that they may perceive as not providing a direct benefit to 
them.  
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1.3.8. MUNICIPAL DEBT

Contributing to the higher projected municipal tax rates is an increase in capital investment and 
municipal debt.  On a per capita basis, the change in municipal debt levels decline in the mid term for 
the Baseline Forecast, and then increase to over $2,100 per capita by the end of the forecast.  This 
increase is a result of the catch up in life cycle costs assumed for the Baseline Forecast.
The total debt per capita increases dramatically when the proposed Sturgeon Valley South ASP is 
included.  Notably significant increases occur at points where significant infrastructure investments are 
required (see capital expenditures presented earlier in this section).
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The increased debt levels with the proposed Sturgeon Valley South ASP also results in an increase in 
the usage of the County’s debt limit.  While remaining below the MGA prescribed debt limit, the 
County’s debt limit is violated about half way through the forecast. 
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1.3.9. FISCAL CAPACITY

The County currently benefits from a favourable fiscal capacity by most measures.  Based on the 
development in the proposed Sturgeon Valley South ASP, this fiscal capacity is projected to deteriorate 
compared to that for the Baseline Forecast.  
Using assessment per capita, there is a significant decline in the County’s fiscal capacity when 
development in the ASP plan area is included.  This represents a decline of approximately 23% at the 
end of the forecast period.  
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A similar pattern is revealed using share of non-residential assessment that contributes to the total 
assessment base of the County.  As with assessment per capita, the share of non-residential assessment 
also declines when development in the ASP plan area is included in the analysis.  

The amount of non-residential development included in proposed Sturgeon Valley South ASP is not 
sufficient to maintain the County’s current favourable fiscal capacity.  It is recognized that as the County 
embarks on developing the Sturgeon Valley Special Study Area in accordance with the Edmonton 
Metropolitan Region Growth Plan,  the residential / non-residential assessment split is expected to shift 
to reflect an increased residential assessment base.  However, to ensure that the County continues to 
have a favourable residential / non-residential assessment split,  the County will need to balance future 
residential growth with increased non-residential development opportunities either within the Sturgeon 
Valley South ASP plan area or elsewhere in the County.
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June 10, 2013          File: 1107 
 
 
 
Sturgeon County 
9613 – 100 Street 
Morinville, Alberta 
T8R 1L9 
 
Attention:  Yao Kouadio, M.Eng., P.Eng., PMP - Engineering Services 
  
   
Re:   Sturgeon Valley Stormwater Update 
 Final Report 
 
 
Dear Mr. Kouadio, 
 

Enclosed is a copy of the engineering report entitled “Sturgeon Valley Stormwater Update”.  This 
report provides a summary of Sturgeon Valley’s existing drainage patterns and stormwater 
infrastructure as well as a preliminary stormwater management plan for the undeveloped land along 
the west boundary of the study area. 

On behalf of the project team, I would like to thank you for providing guidance and support over the 
course of this study. It has been a privilege to be involved with the preliminary stormwater analysis 
for the Sturgeon Valley area and we have particularly enjoyed working with you on this project.   

Should you have any questions or wish to discuss any aspect of this document, please contact me 
at 482-2557.   

Sincerely, 
 
 
 
 

David Yue, P. Eng.  
Project Manager  
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Executive Summary 
Sturgeon Valley is located on the south-central region of Sturgeon County. The area borders 
the City of Edmonton to the south and the City of St. Albert to the west. Sturgeon Valley 
currently has a mix of country residential and agricultural land uses. Figure 1 outlines the 
Study Area location, which has an area of 5,880 ha.  

The existing stormwater system in the study area primarily consists of a system of drainage 
ditches, swales and culverts. The system also includes sewer pipes in some residential 
subdivisions, and a few stormwater management facilities. Most drainage from the Sturgeon 
Valley flows into the Sturgeon River (River) and the majority of the existing residential 
developments rely on road ditches, drainage channels and natural swales to convey runoff 
to the River. 

Some developments in the Valley that have incorporated storm sewer systems include; 
Greystone Manor, Pinnacle Ridge, Riverstone Pointe, Bristol Oaks, and Tuscany Hills.  Of 
those, only Greystone Manor and Tuscany Hills utilize stormwater management facilities.  
Figure 2 outlines the Valley’s main drainage divides and existing stormwater infrastructure, 
which includes culverts, major drainage channels and outfalls.  It should be noted that only 
those culverts located at major crossings were identified and analyzed in this Study.   

A hydrologic and hydraulic study completed in May 2004, on the Big Lake Basin concluded 
that developing lands in the basin must control stormwater runoff to a rate of no more than 
2.5 L/s/ha.  As such, this study complies with the Big Lake Basin’s post development runoff 
rate. This recommendation on post development rate control is thus adopted for the current 
study area.  The capacities of all of the culverts that were identified exceed the 2.5 L/s/ha 
release rate control criteria.  The existing culverts have been in use for some time with no 
apparent flood concerns. Therefore, no culvert capacity upgrades are required for the study 
area. 

Stormwater management facilities and piping for existing developments were reassessed. 
These developments have implemented stormwater management plans and already control 
runoff to rates approved at the time of development. As the developing lands will not drain 
though the existing developments, no major improvements to the existing system are 
anticipated. 

In developing the stormwater management plan, the Sturgeon Valley area was divided into 
the West and East Areas of the Sturgeon River. Two drainage options were evaluated  for 
the West Area and  three drainage options were evaluated for the East Area. The evaluation 
of each option considers the overall run off rate control as well as their potential to address 
environmental stewardship aspects. 
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Drainage Options for West Study Area 

The western part of the study area currently discharges primarily to Carrot Creek.  The 
watershed for Carrot creek is approximately 3,272 hectares, which has been developed for 
agricultural purposes. Carrot Creek has been a managed watercourse since the early 
1900’s, but there are concerns with erosion caused by increased runoff from development. 
The recommended improvements will direct about half of this watershed to a new system, 
away from Carrot Creek.  Most of the watershed outside the study area will continue to drain 
to Carrot Creek through a licensed ditch.  

The options for this area are shown in Figure 3. 

Drainage Option 1 

Under this option, 1,278 hectares will be directed into a new trunk along Range Road 253.  
This new trunk will start at Highway 37 to the north, where it will provide drainage to an 
additional 594 hectares upstream of the study area, for a total drainage basin of 1,872 
hectares.  The trunk continues south to the St. Albert City limits, where it turns southeast to 
discharge into the Sturgeon River through a new river outfall.  Developers in this area would 
be required to control runoff discharges to the trunk to 2.5 litres per second per hectare. 

A total of 5,550 meters of trunk will be required for this option, ranging in diameter from 1350 
mm to 1800 mm. Improvements to an existing drainage channel will provide service to an 
additional 200 hectares. The total estimated cost of all these improvements is $39,451,619, 
or $19,040 per gross hectare. 

Drainage Option 2 

This option also calls for a new trunk sewer along Range Road 253, however the trunk will 
continue only to Township Road 544, where turns east and discharges into a ditch at Range 
Road 252C.   

This option serves a slightly smaller area than the first option, only 1,992 hectares.  The 
excluded area is in the proposed alignment of 127th Street, however, and will likely have 
different drainage needs than the rest of the area. The drainage for this area should be 
considered in the drainage plan for 127th Street,  

This option will require 4,300 meters of trunk sewer, as well as improvements to 1,100 
meters of existing ditch. The pipe diameters for this option ranging from 1350 mm to 1800 
mm. 

The discharges from this area will be accommodated in existing ditches managed by the 
County.  The existing outfall for these ditches into Sturgeon River may need to be upgraded, 
but the location will be unchanged.  As a significant portion of the outlet channel will be 
located within the flood plain of Sturgeon River, there is a good opportunity to implement 
storm water quality improvement wetlands immediately prior to discharge into the river. This 
option also requires improvements to the existing drainage channel. The total estimated cost 
of these improvements is $ $21,459,357, or $10,793 per gross hectare. 
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Comparison of Options for West Study Area 

The first option will require the construction of a new outfall, south of the proposed service 
area, before any other parts of the trunk can be finished, while the second option requires no 
new outfall, and the construction can start immediately at the south part of the service area. 

Both options will require improvements to existing culverts, and existing drainage paths, and 
both options will work best if development occurs contiguously from south to north to allow 
staging. 

Option 2 is selected because it can be completed for the lowest overall cost, and 
significantly less initial costs for the first phase of construction. This option also provides the 
best opportunity for a constructed wetland to improve water quality prior to discharge into 
Sturgeon River.  

Drainage Options for East Study Area 

The East part of the study area, shown in Figure 4, drains primarily to the northeast through 
a series of ill-defined channels and natural waterbodies.  Of particular note in the area is 
Cutbank Lake.  This lake has a variable area, dependent on annual rainfall volumes.  The 
size of the lake has been observed to be as small as 1 hectare, and as large as 9 hectares 
during wet years.  This lake can be managed to provide consistent storage and water-quality 
management, and also provide an opportunity for the shore of the lake to be developed. 
Managing this wetland may also reduce potential impacts of waterfowl on the nearby airfield.  
It is recommended that the area north of Sturgeon Road (192 hectares) continue to drain 
across Highway 28 towards the existing unnamed watercourse.  Three options were 
developed to drain the area south of Sturgeon Road. 

Drainage Option 1 

For this option, runoff will be directed towards Cutbank Lake through a planned channel 
along Range Road 245. This ditch, as well as a new outlet on the south side of Cutbank 
Lake, will drain through a trunk sewer to a new outfall on an existing drainage channel north 
of Sturgeon Road. 

The total service area for this option is 1,120, and includes 80 hectares east of Highway 28. 
The northern part of the area, approximately 195 hectares, is not served by this option, but 
will discharge across Highway 28 as it does presently.  

This option requires the construction of 2,450 meters of drainage channel, 1,550 meters of 
1650 mm diameter pipe, and 1,400 meters of 900 mm diameter pipe.  The estimated total 
cost for these improvements is $16,339,202, or $14,600 per gross hectare served. 

Drainage Option 2 

Under this option, the area served is 1,120 hectares, the same as in Option 1. A planned 
channel along Range Road 245 would discharge directly into Cutbank Lake.  An outlet on 
the west side of Cutbank lake would discharge through a forcemain towards the Sturgeon 
River, discharging into the same natural channel as Option 1.  The forcemain could operate 
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as a syphon in most cases, but would require a suction pump for priming.  Using a 
forcemain allows for a more direct route for the drainage of Cutbank Lake.   

This option will require the construction of 2,640 meters of drainage channel and about 2000 
meters of forcemain, which can be laid in stages. The first phase will require a forcemain 
pipe with a diameter of 675mm, with two additional 825mm diameter pipes installed as 
needed. These improvements will cost an estimated $9,366,709 million for the completion of 
the first phase, with an additional $6,098,960 for the subsequent phases, for a total cost of 
$15,465,669, or $13,808 per gross hectare served.   

Drainage Option 3 

This option calls for a channel along Range Road 245 to Cutbank Lake.  Under this option, 
an outlet and control facility will be constructed on the northeast side of the lake.  An existing 
drainage path to the northeast would be modified to flow away from Cutbank Lake, towards 
Highway 28.  A new channel would convey flows from Highway 28 to the existing unnamed 
creek to the northeast. Improvements to a section of this watercourse would also be 
required to accommodate the increased flows. 

This option serves a total gross area of 1,185 hectares, as it includes part of the northern 
area excluded by the other options. 

A total of 5,800 meters of new and upgraded drainage channel would be required for this 
option, as well as an additional 900 meters of incidental piping. The total estimated cost of 
these improvements is $13,080,089 or $11,038 per gross hectare served. 

Comparison of Options for the East Study Area 

For the East Study Area, Option 1 is the most conventional, but is also the most expensive.  
The downstream pipe would need to be completed prior to any development, and carried 
potentially high volumes to an existing area of development.  Option 2 uses a syphon 
forcemain, which is uncommon in the Edmonton Region.  It provides cost savings in both 
initial construction, and final staging, and provides the best fit for current development plans. 
The third option has the lowest overall estimated cost, but involves several unknowns 
related to land acquisition and right-of-ways, which may increase the final cost. The option 
has technical challenges and potential environmental impacts which would require addition 
design, and may not fit well with current development plans.  The estimated capital cost for 
this option is the lowest of the three, but the unknown factors may escalate this cost. 

Option 2 is the recommended option for the East side of the study area, due the lower initial 
cost, and the flexibility in routing of the outlet pipe. 
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1.0 Introduction 
1.1 Project Overview 

Sturgeon Valley is located on the south-central edge of Sturgeon County. The area borders 
the City of Edmonton to the south, and the City of St. Albert to the southwest. Sturgeon 
Valley currently has a mix of country residential and agricultural land use. 

The existing stormwater system primarily consists of a system of drainage ditches, swales 
and culverts. The system also includes sewer pipes in some residential subdivisions, and a 
few stormwater management facilities. Most drainage from the Sturgeon Valley flows into 
the Sturgeon River (River) and keeping in consideration the existing natural drainage, the 
outlet for the drainage to the northwest and to the southeast is the Sturgeon River. 

 

1.2 Project Background 

In 2008, Sameng completed the Sturgeon Valley Utility Servicing Update, followed by the 
Sturgeon Valley Preliminary Stormwater Analysis in 2011. The latter study provided an 
assessment of the existing drainage in the Sturgeon Valley for Drainage Areas 1, 2 and 3 
(immediately adjacent to Sturgeon River), and presented a stormwater management plan for 
some basins to the northwest of the existing Valley developments where development is 
planned for the immediate future.. 

 

1.3 Project Objectives 

The key objectives of this study are to: 
1. Delineate the Valley’s existing drainage basins, 
2. Identify and analyze the existing stormwater infrastructure, including culverts, outfalls 

and drainage channels for the entire Sturgeon County Study Area, 
3. Develop a stormwater management plan for the undeveloped land along the west 

boundary of the Valley, adjacent to the City of St. Albert, and on the north side of the 
City of Edmonton, 

4. Recommend a stormwater levy and provide detailed cost estimates, and 
5. Identify phasing options and potential conflicts with future road plans. 
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2.0 Data Collection, Previous Studies and Design Criteria 
2.1 Overview 

This section contains the key information that was collected and reviewed for technical 
evaluation of the stormwater system. The collected information consisted in relevant reports 
and drawings, existing drainage studies, stormwater management plans, cadastral and air 
photos for the existing and future developments. 

 

2.2 Data Collection 

The following identifies the key information that was collected and reviewed for this project 

 General Topographic, Cadastral and Air Photo –Updated topographic, cadastral 
information and air photos of the study area were provided to Sameng by Sturgeon 
County. 

 Site Investigation – Sameng conducted a stormwater study in January 2011 where 
several culverts were measured and creeks were surveyed. To expand upon this 
study, our team conducted additional field surveys, site investigations to identify and 
measure other culverts and watercourses, as well as identify suitable drainage 
outlets for some drainage basins. 

 Big Lake Stormwater Management Plan (Associated Engineering, 2004) 

 City of St. Albert Utility Master Plan (2007)  

 Sturgeon Valley Utility Servicing Update (Sameng, 2008) 

 Sturgeon Valley Preliminary Stormwater Analysis (Sameng, 2011) 

 "Stormwater Management Benefitting Lands Proposed Schedule N”  - Drawing 

prepared by ISL Engineering in November 2012 

 Cadastral 

 Aerial Photos 

 Google Street View 

 LIDAR imagery 

 Record drawings 

A summary of relevant reports is presented below.. 
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2.3 Previous Reports and Documentation 

2.3.1 General 

This section contains a brief description about the previous reports and documentation 
reviewed for the study area. Most of this information is related to stormwater management in 
the Sturgeon Valley Area. The following previous reports and documentation relevant to the 
study area were reviewed. 

 
2.3.2 Big Lake Stormwater Management Plan (2004) 

The Big Lake Basin Task Force (which Sturgeon County is a member) completed a 
hydrologic and hydraulic study of the Big Lake Basin in May 2004.  This report, entitled “Big 
Lake Stormwater Management Plan” was prepared by Associated Engineering and was 
commissioned to investigate drainage problems within the basin. The Big Lake Basin is part 
of the Sturgeon River watershed, which includes the Sturgeon Valley study area.  The study 
recommended that developing lands within the study area control their stormwater runoff to 
a rate no more than 2.5 L/s/ha.  This recommendation on post development discharge rates 
has been adopted for the current study. 

 
2.3.3 City of St. Albert Utility Master Plan (2007) 

This report was completed by Stantec Consulting Company in 2007. For this study, three 
areas of the City of St. Albert were identified as having surface drainage issues in the 
existing system, which would need to be addressed.  

The report also presented a recommended future servicing strategy to accommodate future 
growth within the City.  This strategy includes construction of a gravity sewer network and 
some stormwater management facilities to be constructed by developers of the new areas.  
It also recommends the construction of a new storm outfall to Carrot Creek, and upgrades to 
the Deer Ridge Outlet structure in the North Central region. 

 
2.3.4 Sturgeon Valley Servicing Update (2008) 

In September 2008, Sameng Inc completed a Utility Servicing Update for the Sturgeon 
Valley Area as part of the overall Area Structure Plan. This Utility Servicing Update was a 
component of a larger initiative that includes Land Use Planning and Transportation. Utility 
Servicing includes the potable water distribution system, the sanitary sewer system, and the 
stormwater system. The purpose of this project was to analyze the existing utility systems 
and provide an effective plan for servicing future developments in the Sturgeon Valley Area.  

It was recommended that the County regard the stormwater collection, transport, and 
discharge system as a utility.  
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2.3.5 Sturgeon Valley Preliminary Stormwater Analysis (2011) 

The preliminary stormwater analysis presents an inventory of the Valley's existing 
stormwater infrastructure and a preliminary stormwater plan for the lands bordering the City 
of St. Albert to the west. The purpose of the preliminary stormwater plan was to establish a 
framework around which a comprehensive stormwater system can be designed for the 
subject lands.  

A preliminary stormwater management plan (SWMP) was developed for the west portion of 
the Valley due to anticipated development in both Sturgeon Valley and the City of St. Albert 
to the west. Six post development basins were identified and each basin contains a SWMF, 
which were sized based on a release rate of 2.5 L/s/ha.  The SWMF’s shape, size and 
location may be significantly altered as development of the land and its stormwater 
management facilities is ultimately the responsibility of the developer.    

Costs for the improvements to the unnamed watercourse, erosion protection and culvert 
replacement were estimated to be $2,500,000. Upgrades to the common outlet and outfall 
facility for Basin # were estimated to cost $1,020,000. 

 
2.3.6 Stormwater Management Benefitting Lands Proposed Schedule “N”  

This a figure prepared by ISL Engineering and Land Services Ltd in November 2012, that 
proposes to join 269 ha of Sturgeon County to City of St. Albert storm water management 
infrastructure. The Sturgeon County land is located immediately north of St. Albert. 

 

2.4 Design Criteria 

The stormwater distribution system has been analyzed using available design standards. 
Where applicable, Sturgeon County Design Standards were utilized. However, through 
consultation with the County, standards that were not available were adopted from the City 
of Edmonton Design and Construction Standards.   Should Sturgeon County release new 
standards, the most current standards should always be used unless directly specified by 
the County. 

The design criteria used for this study are summarized below. 

 
2.4.1 Release Rate 

A maximum release rate of 2.5 L/s/ha is the recommended stormwater release rate for the 
Big Lake Basin (Associated Engineering, 2004).  This release rate is consistent with pre-
development flows in the basin, as well as other basins of similar size in the Capital region. 
This release rate also conforms to standards published by Alberta Environment and 
Sustainable Resource Development for controlling water quality.  The controlled release rate 
will also protect downstream waterways. 
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2.4.2 Stormwater Management Facility and Wetlands 

Stormwater management facilities should be designed to satisfy the level-of-service 
requirements for major system storage elements as indicated below 

 Avoid all property damage and flooding and to minimize inconvenience to the public 
due to runoff from 1 in 5 year and more frequent rainfall events; 

 Avoid significant property damage from a 1 in 100 year return frequency rainfall 
event; 

 Avoid loss of life and injuries and minimize damage to property, through control of 
runoff during unusual or infrequent storm events with high-intensity rainfall and large 
runoff volume; 

 Avoid degradation of receiving watercourses, by implementing the requirements of 
the ESC Guidelines; 

 Constructed Wetlands are typically designed according to the following guidelines: 

  A minimum drainage area of 5 ha is required to generate constant or periodic flow to 
the constructed wetland; 

 The smallest practical drainage area is considered to be 20 ha. For drainage areas 
between 5 and 20 ha in size, the Sturgeon County may approve the use of 
constructed wetlands on a site-specific basis; 

 To determine that a permanent pool can be maintained in a constructed wetland, 
hydrological studies are to be conducted using the size and characteristic of the 
drainage area; 

 The wetland surface area is typically about 5% of the watershed area; 
 Sameng recommends that larger wetlands be constructed rather than a series of 

smaller constructed wetlands. 
 From 0.1 m to 0.6 m with an average permanent water depth of 0.3 m, to encourage 

emergent vegetation; 
 Deep water areas, i.e. greater than 2 m, are to be limited to less than 25% of wetland 

surface area; 
 Water level fluctuation in excess of 1 m above NWL should be infrequent to prevent 

killing of the vegetation. 

Stormwater management facilities are required to meet the following criteria for suspended 
solids removal 

 The minimum design requirement for total suspended solids removal is 85% of 
particle size 75μm or greater, as recommended by Alberta Environment, April 2001; 

 Constructed wetlands are considered to be the most effective treatment for sediment 
control and it is expected that this recommended criteria for reduction of total 
suspended solids will be achieved; 

 The Developer is required to implement the ESC Plan during development in the 
drainage area to minimize sediment loading to the forebay and wetland during the 
construction phase. 
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2.4.3 Manholes 

Manholes are to be installed at the end of each sewer, at all changes in sewer size, grade, 
or alignment and at all junctions. Manholes are placed following these guidelines: 

 The maximum permitted manhole spacing for all sewers less than 1200 mm in 
diameter is 150 meters; 

 All manholes shall be 1200 mm minimum inside diameter and constructed to the 
Construction Specifications; 

 Manholes are required to be 1500 mm diameter or larger when connecting sewers 
750 mm or larger; 

 The maximum permitted manhole spacing for all sewers less than 1200 mm in 
diameter is 150 m.  For sewers 1200 to 1650 mm in diameter the access manholes 
were spaced at a maximum of 500 m.  For sewers 1800 mm in diameter or larger the 
access manholes were spaced at a maximum of 800 m. 

 
2.4.4 Storm Sewer Pipes 

An urban area will have two separate storm drainage systems; a minor system composed of 
underground sewer pipes, and a major system composed of overland drainage paths, 
channels, ponds and wetlands. 

The minor storm system is designed should provide at least a 5-year level of service, with 
more intense storm events being carried by the major system.  The storm sewer system is 
designed according to the following criteria: 

 Storm mains which service areas of 30 hectares or less are to be designed to convey 
runoff from 1 in 5 year and more frequent rainfall events. Mains servicing areas 
greater than 30 hectares are to be designed to convey 1.25 times the rate of runoff 
which would occur in a 1 in 5 year rainfall event; 

 All storm sewers should be designed and constructed to give mean velocities, when 
flowing full, of greater than 0.6 m/s based on Manning's Formula. The sewer should 
be designed to keep flow velocities between 0.6 and 3.0 m/s; 

 The sewer should be designed such that supercritical flow does not occur where 
steep grades are utilized; 

 All storm sewers should be designed with a minimum slope of 0.1% or greater; 
 Catchbasin leads must be installed at a minimum grade of 1.0%; 
 A minimum of 2.8 m of cover, measured from the pipe top, should be provided for all 

storm sewer main lines. Where storm sewer services are to be provided to the 
properties, the storm mains must be installed at adequate depth to permit the storm 
sewer services to be 2.74 m deep (to invert) at the property line; 

2.4.5 Storm Sewer Outfall Structures 

At the end of an outfall sewer, energy dissipaters are often necessary to avoid downstream 
erosion and damage of creeks, ravines or river banks from high exit flow velocities. Outfall 
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structures are required to convert supercritical flow to subcritical, to dissipate flow energy, 
and to establish suitably tranquil flow conditions downstream. 

 When sewers discharge at subcritical flow, then smaller concrete structures with 
suitable baffles, aprons and rip-rap will be acceptable. For all outfalls, it is required 
that a rigorous hydraulic analysis be completed, to ensure that the exit velocities will 
not damage natural watercourses; 

 The final exit velocities, where the flow passes from an apron or erosion control 
medium to the natural channel, shall not exceed 1.0 m/s; 

  Appropriate erosion control measures should be provided at and downstream of the 
outfall to prevent erosion in the downstream channel; 

 All sewer outlets shall be constructed with provisions to prevent the entrance of 
children or other unauthorized persons. A grate with vertical bars spaced at no more 
than 150 mm shall be installed with adequate means for locking in a closed position. 

 
2.4.6 Drainage Ditch and Culverts 

Channels and ditches are designed along with each proposed development according to 
proposed land use characteristics and required channel capacity. To allow for the drainage 
of future stormwater retention ponds into the conveyance channel, the recommended 
dimension of the proposed ditches are as follows: 

 Minimum Ditch Depth: 1.3 m 

 Minimum Bottom Width: 1.2 m 

 Side Slope: 3H:1V  

The retention capacity of the proposed ditches should be enough to provide retention for a 
1:100 year - 24 hour rainfall event. 

 

2.5 Rainfall-Runoff Analysis 

Pre and post development runoff analysis was done using HEC-HMS, a hydrological 
modeling program developed by the US Army Corps of Engineers. The runoff analysis was 
used to analyze existing culvert capacities in each basin and to develop a preliminary 
stormwater management plan for the anticipated residential development. A simulated 24-
hour storm event is used to design storage facility sizing because of its relatively long 
duration and large rainfall volume.  A 4-hour event is used for the analysis of both major and 
minor conveyance systems (i.e. storm sewers, roads, ditches, etc.) because of its high 
intensity over a short period of time.  By modeling both high-intensity and high-volume 
events, the limits of storage facilities and conveyance systems can be assessed. 



Sturgeon Valley Stormwater Update Sturgeon County 

 
Sameng Inc.  3.1 

3.0 Existing Drainage and Sewer Systems 
3.1 Overview 

This section provides an overview of drainage patterns for all the lands within the study area 
and includes a brief description of its basin characteristics, drainage channels, culverts, etc.  

3.2 Major Watercourses 

3.2.1 Sturgeon River 

The Sturgeon River is a major Tributary of the North Saskatchewan River, and runs through 
the study area from the south to the North. Sturgeon River follows a meandering course 
through the sturgeon valley area, and its floodplain is reserved from development as a 
natural feature of the community.  The sturgeon river is the primary discharge point for 
stormwater in the Sturgeon Valley. 

As a major watercourse, Sturgeon River is subject to strict regulations for things that may 
disturb the natural characteristics of the river.  As the sturgeon river is one of the defining 
features of the Sturgeon Valley Area, observing these regulations is important to the quality 
of the area. 
3.2.1 Carrot Creek 

Carrot Creek is a natural seasonal watercourse that lies a few kilometers west of the Study 
Area.  This creek feeds into Big Lake, which is the source of Sturgeon River.  There is a 
licensed ditch that conveys runoff from Highway 2 to Carrot Creek.  The known tributary 
area of Carrot Creek includes part of the Study Area. 

Carrot Creek, and the ditch from Highway 2, have been used for over 100 years as the 
primary drainage channel for the farms and homes within its basin.  As development has 
increased, there have been rising concerns of erosion and water quality.  Reducing the 
runoff to Carrot Creek will therefore be beneficial to the County. 
3.2.1 Unnamed Creek 

An unnamed watercourse begins just west of Highway 28, and serves as a tributary of 
Sturgeon River.  This is the largest watercourse in the immediate area, and serves an 
unknown drainage area. Though this watercourse has not been subject to the same level of 
study as the previous watercourses, it is thought to be important for a significant area, 
including part of the study area. 

3.3 Drainage Divides 

Drainage divides and catchment areas were delineated using air photos, cadastral 
information, contours provided by the County and a site visit. Three major drainage divides 
exist in the Valley’s study area as shown in Figure 3-1.  From the three drainage divides, 
seven drainage basins were delineated. A brief description of the drainage patterns and 
basin characteristics is presented below.  



Sturgeon Valley Stormwater Update Sturgeon County 

 
Sameng Inc.  3.2 

The first divide starts at Highway 2, at the west boundary of the study area and runs north-
northeast towards Highway 37.  West of the divide, designated as Drainage Area 4, is part 
of the Carrot Creek watershed.  East of the divide is in the Sturgeon River watershed. 

The second divide bisects the northwest portion of the study area, as seen in Figure 3-1.  
Stormwater runoff on both sides of the drainage divide is conveyed to the Sturgeon River; 
The land north of the divide, designated as Drainage Area 2, drains northeast.  Land to the 
south of the divide, designated as Drainage Area 1, drains to the southeast.  

The east side of the Sturgeon River has a drainage divide starting at the south boundary of 
the study area in section NW12 54-25-4.  The divide follows the top of the river valley 
northeast to the intersection of Highway 37 and Highway 28 at the northeast corner of the 
study area.  The land to the west of the divide is part of the Sturgeon River watershed and is 
designated as Drainage Area 3.  Land to the east of the divide drains in a southeasterly 
direction and collects in low-lying areas at the southeast corner of the study area and has 
been designated as Drainage Area 5. 

The next section describes the designated drainage in more detail. 

3.4 Existing Drainage Basin Characteristics 

3.4.1 General 

Sturgeon County’s existing stormwater conveyance system is mainly comprised of a 
network of natural drainage channels, ditches and culvert crossings. Some pipe networks 
have been incorporated in the newer developments. A summary of each drainage basin is 
provided below with descriptions of associated catchment areas and existing conveyance 
systems. The drainage basins are illustrated and summarized on Figure 3-2. 
3.4.2 Drainage Area 1 

Drainage Area 1, shown in Figure 3-3, is bounded by a natural drainage divide to the west 
and north, and the Sturgeon River and City of St. Albert to the south.  The total area of the 
basin is 1,042 hectares, and includes about 100 hectares within the City of St. Albert, 
outside the study area. Much of Drainage Area 1 has already been developed and can be 
further divided into twelve sub-basins.  The remaining undeveloped land is mainly used for 
agricultural purposes and livestock.  The specific land usage for each basin is detailed in 
Table 3-1.  Runoff in Drainage Basin 1, west of Starkey Road, collects in drainage channels 
that convey the flow south through culverts along Bellerose Drive to the Sturgeon River. 
East of Starkey Road contains relatively new development that utilizes storm sewers and 
they have more pronounced outfalls that discharge into natural drainage paths out letting 
into the Sturgeon River. 

The residential developed areas in this basin are located mainly between Township Road 
544 and Bellerose Dr. and between Range Road 252C and Range Road 251. 
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Table 3-1: Drainage Area 1 – Basin Land Use 
Sub-basin 

No. Area (ha) Imperviousness 
(%) Current Land Use 

Basin A 81.8 65 100% Residential 
Basin B 134.9 10 100% Agricultural 
Basin C 76.7 10 100% Agricultural 

Basin D 301.4 21 35% Residential 
65% Agricultural 

Basin E 124.9 40 100% Residential 
Basin F 55.8 34 79% Residential 

Basin G 78.0 26 
52% Residential 
48% Agricultural 

Basin H 30.0 40 100% Residential 

Basin I 53.2 31 69% Residential 
31% Agricultural 

Basin J 25.2 40 100% Residential 

Basin K 63.8 17 23% Residential 
77% Agricultural 

Basin L 16.4 40 100% Residential 

An imperviousness of 40% was used for rural residential development, 65% for residential 
and 10% for agricultural lands.  Imperviousness of basins that contain various land use 
types was calculated using a weighted average based on the impervious values specified 
above and the associated land use areas. 

Sub-basin D and Sub-basin I contain a significant unnamed natural watercourse which 
collects runoff for over 350 hectares of land. Upstream of Bellerose Drive, the watercourse is 
in the form of vegetated ravine while downstream of Bellerose Drive the watercourse 
becomes a man-made drainage ditch located along a county road right-of-way. The 
unnamed watercourse is well defined and segments of the channel do exhibit relatively 
steep grades in excess of 5%. The characteristics of this channel are highlighted as future 
development of the basin and will increase its erosion potential which should be addressed. 

There are several culvert crossings located in this area.  All culverts appear to have capacity 
to convey the defined maximum runoff rate from their upstream basins. 

The unnamed natural watercourse in Drainage Area 1 has a peak discharge of 
approximately 2.4 m3/s during the 1:100 year storm.  In a post development condition, the 
peak flows are expected to reduce to 1.35 m3/s. Under either flow conditions, the expected 
channel velocity is estimated to be higher than the maximum permissible for non-erosion 
protected channels in northern Alberta. On this basis, some erosion protection works should 
be anticipated for the steepest sections of this channel. 
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3.4.3 Drainage Area 2 

Drainage Area 2 is generally bounded by natural drainage divides to the west and south, 
Highway 37 to the north and Sturgeon River to the East.  Some of the land to the north of 
Highway 37 drains south across the highway and into the Sturgeon County study area.  
There are three drainage sub-basins, illustrated in Figure 3-4, that drain in a northeasterly 
direction through a series of channels and culverts to the Sturgeon River.  The majority of 
the land in Drainage Area 2 is undeveloped.  Approximately 7% of the total area is 
residential developed area and a specific land usage for each sub-basin is detailed in Table 
3-2. 

 

Table 3-2: Drainage Area 2 – Basin Land Use 
Sub-basin 

No. Area (ha) Imperviousness 
(%) Current Land Use 

Basin A 51.0 10 100% Agricultural 

Basin B 567.7 12 93% Agricultural 
7% Residential 

Basin C 90.6 10 100% Agricultural 
 

There are three major culvert crossings located in Drainage Area 2 as shown in Figure 3-4.  
The level of service provided by these culverts is greater than 2.5 L/s/ha for their upstream 
areas. 

 
3.4.4 Drainage Area 3 

Drainage Area 3, shown in Figure 3-5, is bounded by Sturgeon River to the west, Highway 
37 to the north, a natural drainage divide to the east and the City of Edmonton to the south.  
The Canadian National (CN) Railway runs parallel to the River within these drainage areas.  
Residential development is centrally located within the Drainage Area 3 and the land to the 
south of this basin is mostly undeveloped. 

Runoff is conveyed via channels and ditches through a series of culvert crossings, located 
along the CN Rail and Sturgeon Road.  The neighborhoods of Tuscany Hills, Bristol Oaks 
and Allin Ridge Pointe use storm sewers for their stormwater management, which discharge 
into management facilities before being outlet into natural channels. The Tuscany Hill’s 
stormwater management facility was designed to accommodate runoff from the 30 ha parcel 
of land (Section NE13-54-25-4) to the south of Tuscany Hills. Specific land usage for each 
sub-basin is detailed in Table 3-3. 
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Table 3-3: Drainage Area 3 – Basin Land Use 

Sub-basin No. Area (ha) Imperviousness 
(%) Current Land Use 

Basin A 339.9 10 100% Agricultural 
Basin B 53.7 10 100% Agricultural 

 

Basin C 

 

75.3 

 

13 

10% Residential 
90% Agricultural 

Basin D 323.9 24 47% Residential 
53% Agricultural 

Basin E 23.0 40 100% Residential 
Basin F 17.1 40 100% Residential 
Basin G 

 

89.3 

 

40 100% Residential 
Basin H 82.7 40 100% Residential 
Basin I 

66.7 19 31% Residential 

69% Agricultural 
Basin J 

45.9 27 58% Residential 
42% Agricultural 

Basin K 
539.2 11 2% Residential 

98% Agricultural 

 

There are six significant culvert crossings within Drainage Area 3, operating as road 
crossing for natural channels within the basin. These culverts appear to be sized 
appropriately to their corresponding channels.   

 
3.4.5 Drainage Area 4 

Drainage Area 4, shown in Figure 3-6, is part of the Carrot Creek watershed, and 
stormwater generally drains in a southwesterly direction through culvert crossings along 
Range Road 253 into the licensed ditch at Highway 2, which leads to Carrot Creek.   

Drainage Area 4 covers 985 hectares and is bounded by Highway 2 to the east, City of St. 
Albert to the south, Highway 37 to the north, and a natural drainage divide to the West. 
Approximately 2,290 hectares of the lands north of Highway 37 drain across the Highway 
into Drainage Area 4. Most of this runoff (from 1,693 hectares), drains directly into the 
Highway 2 ditch, without affecting the study area.  The remainder of these flows (from 594 
hectares) drains through the study area, and must be routed as part of any stormwater 
management plan. The drainage Area also includes about 140 hectares within the City of St. 
Albert, outside of the study area. 

There are twelve drainage sub-basins, that generally drain in a northwesterly direction 
through a series of channels and culverts to the Carrot Creek. The majority of the land in 
Drainage Area 4 is undeveloped and a specific land usage for each sub-basin is detailed in 
Table 3-4. 
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Table 3-4: Drainage Area 4 – Basin Land Use 

Sub-basin No. Area (ha) Imperviousness 
(%) Current Land Use 

Basin A 136 10 100% Agricultural 
Basin B 86 10 100% Agricultural 
Basin C 71 10 100% Agricultural 
Basin D 70 10 100% Agricultural 
Basin E 68 10 100% Agricultural 
Basin F 65 10 100% Agricultural 
Basin G 128 10 100% Agricultural 
Basin H 79 10 100% Agricultural 
Basin I 152 10 100% Agricultural 
Basin J 60 10 100% Agricultural 
Basin K 54 10 100% Agricultural 
Basin L 16 10 100% Agricultural 

 

There are seven major culvert crossings within the study area.  These crossings correspond 
to natural channels at existing roadways, and appear to be sized appropriately for their 
respective channels. 

 
3.4.6 Drainage Area 5 

Drainage Area 5, shown in Figure 3-7, is located on the east side of the study area, and is 
bounded by Highway 28 to the east, the City of Edmonton to the south, and a natural 
drainage divide to the northwest. Most of the 1,493 hectares in this drainage area are 
undeveloped, and are mainly used for agricultural purposes. The existing developed area is 
composed of a country-residential development occupying about 18% of the total area of the 
basin.  

Drainage in this basin is split into ten sub-basins, three of which are located outside the 
study boundary. For the northern sub-basins, runoff is generally directed towards the 
northeast, crosses Highway 28 through culverts and ultimately reaches a large natural 
watercourse which connects to Sturgeon River in the northeast. Cutbank Lake is a major 
feature of this part of the basin, and collects and stores runoff from sub-basin ‘B’. 

For the southern sub-basins, runoff flows south toward the City of Edmonton boundary and it 
collects in the Lakeshore Golf Course and low lying areas in the southwest corner of the 
study area as shown in Figure 3-7. This part of the watershed has an area of 501.6 ha in 
which 288.9 ha are within the study area. These southern sub-basins contain two natural 
drainage paths, and runoff conveys to the Lakeshore Golf Course from northwest using this 
path.   
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The majority of the land in Drainage Area 5 is undeveloped and a specific land usage for 
each sub-basin is detailed in Table 3-5. 

 
Table 3-5: Drainage Area 5 – Basin Land Use 

Sub-basin No. Area (ha) Imperviousness 
(%) Current Land Use 

 

Basin A 249.2 10 100% Agricultural 
Basin B 307.8 10 100% Agricultural 

Basin C 232.4 20 
65% Agricultural 

35 Residential  
Basin D 97.2 10 100% Agricultural 
Basin E 151.4 10 100% Agricultural 
Basin F 92.5 10 100% Agricultural 
Basin G 84.7 10 100% Agricultural 
Basin H 51.2 10 100% Agricultural 
Basin I 104.8 10 100% Agricultural 
Basin J 121.8 10 100% Agricultural 

 

Information for the eight significant culvert crossings within Drainage Area 5 was obtained as 
part of this study as shown in Figure 3-7. It appears that these culverts have sufficient 
capacity to provide adequate drainage for the area, and will not need to be upgraded at this 
time. 

 

3.5 Existing Drainage Infrastructure 

The existing infrastucture of the sturgeon valley area consists of storm sewers, ditches, 
stormwater management facilities, natural channels, and culvert crossings. In the developed 
areas of Sturgeon Valley, runoff is collected in storm sewers or ditches, conveyed to local 
stormwater management facilities, and discharged via natural channels into Sturgeon River. 
Controlling discharge into these channels to 2.5l/s/ha should limit flows in these channels to 
pre-development rates.  As long as the outlets are designed properly, the risk of erosion 
should be unchanged. 

The level of service provided by the culverts in the Sturgeon County study area is not 
consistent.  However, it appears that all of the culverts examined have been in operation for 
some time and no concerns of flooding have been reported in any of them. Since 
stormwater management will aim to keep runoff rates at pre-development levels, the culvert 
should not require upgrading unless the basin areas change. 

An existing ditch along Highway 2 serves as the main drainage channel for approximately 
3,272 hectares, including Basin 4.  This ditch drains across Highway 2 into a licensed ditch 
that flows into Carrot Creek, a tributary of Sturgeon River.  This drainage system has served 
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the area for over 100 years, but as development increases runoff rates, erosion has become 
a concern in both the ditch and the creek. 

A number of permanent ponds and wetlands were identified within Basin 5.  These ponds 
and wetlands have a total permanent area of 16.7 hectares, and a seasonal flooding area of 
over 27 hectares.   
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4.0 Proposed Stormwater Management Plan 
4.1 Overview 

The Stormwater Management Plan has been developed using available design standards, 
existing topography and drainage patterns.  Each sub-basin will require at least one 
stormwater management facility (SWMF), and in some cases more than one. The actual 
configuration may vary from basin to basin to suit the individual needs of each development. 

Each of the proposed drainage basins is assumed to be graded such that the runoff is 
directed towards a stormwater management facility, or else designed with a storm sewer 
system that will do the same. Proposed locations of stormwater management facilities were 
identified based on the natural topography of the undeveloped lands, within local 
depressions where runoff will naturally collect already. 

Stormwater management facilities and piping for existing developments, as outlined in 
Section 3, were not reevaluated. These developments have implemented stormwater 
management plans and already control runoff to rates approved at the time of development.  

Other areas that were not included in the stormwater management plan are the existing golf 
courses and environmental natural areas. The existing golf courses are assumed to store all 
surface runoff on-site; utilizing it for irrigation purposes. Environmental lands are not 
developed areas and are mostly located close to Sturgeon River and at the southwest side 
of the study area. As such, the runoff generated by these areas will remain at pre-
development rates or lower, and do not need to be controlled or stored. 

The post development release rate for all study areas is to be kept at 2.5 L/s/ha. This is 
done to conform to the control criteria established by the Big Lake Drainage Study. 

Six post development drainage basins have been developed with two drainage options for 
the west study area “West of Sturgeon River” and three drainage options for east side of the 
study area “East of Sturgeon River”. 

 

4.2 General Design Criteria 

The following design criterion has been used in the development of the overall Stormwater 
Management Plan. Additional criteria should be required for the design of individual 
stormwater management facilities 

 Stormwater management facilities shall be designed to contain a 100-year rainfall event. 

 Areas North of Highway 37 will provide storage for 100% of the surface runoff from the 
100-year rainfall event, once the piped storm system is constructed. 

 The maximum allowable discharge rate of stormwater management facilities is 2.5 
L/s/ha. L/s/ha. This is done to conform to the control criteria established by the Big Lake 
Drainage Study. 
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4.3 Post-Development Stormwater Management Plan 

4.3.1 General 

The proposed stormwater drainage basins were delineated based on natural contours as 
well as land ownership. Upstream drainage basins outside of the study area were delineated 
where topographical information was available and external runoff is considered to be an 
important factor. As future development occurs, any contributing upstream development 
drainage areas will need to be considered in the design of the stormwater management 
plan. The collection system has been sized to accommodate future development of these 
upstream areas only for the western area of Sturgeon River. Any additional external 
stormwater runoff will need to be stored and discharged until after the proposed facilities of 
the study area have drained. 

The ultimate drainage plan for Sturgeon County Study Area was developed around natural 
drainage patterns as much as possible. However, this was not always feasible for various 
reasons, such as the concern over the capacity of Carrot Creek, and areas located along 
Range Road 245, which generally do not have a definable drainage route. Other external 
factors impacted the development of the ultimate drainage plan as well, such as St. Albert 
boundaries, existing residential areas, and limitations of the existing drainage system. 

The basin areas and the proposed land use for each of the proposed SWM facilities are 
presented below.  

 
4.3.2 Drainage Improvements for the West Study Area 

The West Study Area is bounded by Highway 2 to the West, Highway 37 to the north, 
Sturgeon River to the east, and City of St. Albert to the south. The west drainage area is 
approximately 1,872 ha with 594 ha located in the north side of Highway 37 and 1278 ha are 
located within the study area. 

For current planning purposes, it is assumed that the lands (594 ha) located on the north 
side of Highway 37 currently draining through the area will continue to drain southerly, and 
will be managed with similar post development criteria as set-forth in this document. A series 
of SWMFs can provide runoff retention for individual developments, as shown in Figure 4-1. 
Each facility would likely occupy about 6% of the total development area. 

In order to drain this area, two potential improvement options have been identified; both 
would include sewers directing water south along Range Road 253. 

The two potential outlet locations are shown in Figure 4-1 and Figure 4-3, which will 
discharge to the Sturgeon River. It is proposed that a piped outlet facility with an outlet 
structure on the Sturgeon River be implemented for this purpose. Currently, there are no 
well-defined drainage courses and the majority of the runoff drains across private property 
towards the Sturgeon River or Carrot Creek. 
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It is assumed that the flows along the Highway 2 Ditch will continue discharging into Carrot 
Creek and will not be diverted to the proposed sewer system.  Five post development 
drainage basins have been delineated for the west study area. The basins were delineated 
based on the existing topography and drainage patterns. The configuration may vary to suit 
future development. Two drainage options were developed to drain the proposed basins. 

 
Drainage Option 1 

For this option, shown in Figure 4-1 and Figure 4-2, runoff from basin ‘B’ will drain along 
Range Road 253 from Highway 37 to Sturgeon River where it collects in future pipes and 
discharges into the Sturgeon River through a main sewer system, which would have an 
approximate length of 5,550 m. This option will require at least 15 manholes and pipe 
diameters ranging from 1350 mm to 1800 mm. Culvert improvements at Coalmine Road and 
Bellerose Drive are also recommended. The proposed outlet for this option is located at 
53.671099oN and 113.599862oE, and an elevation of 650.8 m.  

This pipe does not serve sub-basin ‘D’, which will continue to drain through a natural 
channel. Although this channel is capable of conveying flows in its present condition, the 
velocities associated with the steep grade of the channel mean that the channel is unstable, 
and must be reinforced to serve as permanent drainage for the area. 

A cost breakdown for this option is shown in Table 4-1. The estimated cost for the piping 
and new outfall facility is $37,478,450, and serve a gross area of 1,872 hectares, for a per 
gross hectare cost of $20,000. The estimated cost for erosion protection of the creek, 
including replacement of the existing culverts, is $1,973,169, and serves a gross 
undeveloped area of 200 hectares, at a cost of $9,900 per gross hectare.  If taken together, 
the per hectare cost is $19,000 per hectare. 

Each future developer will be required to construct a stormwater management facility to 
ensure the rate of discharge from the developed area is less than 2.5 L/s/ha. Each 
developer is also required to manage stormwater quality, as there is no opportunity for 
treatment between the developers and the River. 
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Table 4-1: Cost Estimate for West Study Area - Option 1 
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Drainage Option 2 

Option 2, shown in Figure 4-3, collects runoff through a main pipe system located along 
Range Road 253 from Highway 37 to Township Road 544.  At this point, a new pipe along 
Township Road 544 will convey flows to where they can be discharged to the Sturgeon 
River via the existing channel at Range Road 252C. The benefiting area of this trunk would 
be about 1,792 hectares. 

This drainage option requires the installation of about 4,300 m of pipe, and 1,100 meters of 
ditch improvements. This option will require at least 10 manholes and pipe diameters will 
range from 1350 mm to 1800 mm. This option also includes improvements to culverts at 
Coal mine Road and Bellerose Drive.  This option does not require a new outfall at the river, 
but there is a good opportunity to implement stormwater quality improvement wetlands 
where the existing ditch reaches the river.  

In this option, the upgrades to the existing channel are an integral component of the storm 
trunk system, so basin ‘D’ is included in the benefiting area.  Sub-basin B-10, however, is 
not included in the benefiting area, and would require a separate outlet to Sturgeon River. 
The benefiting area of this option is therefore approximately 1,992 hectares, plus 87.5 
hectares of already developed land.  

The estimated cost for the piping, ditch improvements, and outlet facility is $21,459,357, or 
$10,793 per gross hectare. The details of this estimate are presented in Table 4-2.  

 
Comparison of Options for West Study Area 

The first option will require the construction of a new outfall, south of the proposed service 
area, before any other parts of the trunk can be finished, while the second option requires no 
new outfall, and the construction can start immediately at the south part of the service area. 

Both options will require improvements to existing culverts, and existing drainage paths, and 
both options will work best if development occurs contiguously from south to north to allow 
staging. 

Option 2 provides no benefit to about 80 hectares of the west area.  However, this excluded 
area is the planned route of the future 127th Street alignment, and will likely have different 
drainage requirements than the other areas. Option 2 also allows the opportunity of water 
quality improvement  prior to discharge to the river. 

Option 2 is selected because it can be completed for the lowest overall cost, and 
significantly less initial costs for the first phase of construction.   
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Table 4-2: Cost Estimate for West Study Area - Option 2 
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Improvements to the West of Highway 2 

Sameng evaluated the options included in the “Stormwater Management Benefitting Lands 
Proposed Schedule N” drawing proposed by ISL Engineering. The ISL proposal suggests 
collecting the runoff from the west and east sides of Highway 2 that falls into St. Albert 
territory along with the runoff that falls into Sturgeon County. 

The presented options could manage inflow west of Highway 2 into our study area; however, 
this may require the construction of a deeper/larger storm sewer. For the Option 1, the 
connection point will be located on the intersection of range Road 253 and Coal Mine Road. 
For Option 2, the connection point will be located on the intersection of Range Road 253 
and Township Road 544. The estimated costs for Option 1 and Option 2 are revised to 
$42,455,619 and $23,852,157 respectively, in order to collect inflow west of Highway 2. 

 
4.3.1 Drainage Improvements for the East Study Area 

The East Study Area is bounded by Sturgeon River to the West, Highway 28 to the East, 
Highway 37 to the North, and the City of Edmonton to the South. This area roughly 
encompasses the existing Drainage Area 5, but excludes some areas at the fringe so that 
the basin can be delineated following section boundaries.  The post-development drainage 
basins, as shown in Figure 4-6, have a total area of 1,315 hectares. 

As mentioned in §3.4.6, the existing flow pattern of the runoff in this Drainage Area has two 
types. In the northern section of the drainage area, runoff crosses Highway 28 through 
culverts and ultimately reaches the unnamed creek which connects to Sturgeon River in the 
northeast.  

In the southern part of the drainage area, drainage tends to collect in various trapped low 
areas, some of which are continually wet.  Of particular note in the area is Cutbank Lake.  
This lake has a variable area, dependent on annual rainfall volumes.  The size of the lake 
has been observed to be as small as 1 hectare, and as large as 9 hectares during wet 
years.  This lake can be managed to provide consistent storage and water-quality 
management, and also provide an opportunity for the shore of the lake to be developed. 
Managing this wetland may also reduce potential impacts of waterfowl on the nearby airfield.  
It is recommended that the area north of Sturgeon Road (192 hectares) continue to drain 
across Highway 28 towards the existing unnamed watercourse.  Three options were 
developed to drain the area south of Sturgeon Road, encompassing about 1,150 hectares. 

Taking into account the existing flow pattern, six post development drainage basins were 
developed with 12 stormwater management facilities for the study area as is shown in 
Figure 4-6. Each basin will likely require at least a stormwater management facility due to 
topography. However; the actual configuration may vary to suit development proposals. 

In order to drain each drainage basin, three drainage options were developed. 
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Drainage Option 1 

For this option, shown in Figure 4-7, runoff from the southern basins will drain along Range 
Road 245 towards Cutbank Lake through a new channel starting at the Lakeshore Golf 
Course in the south.  The channel, as well as a new outlet on the south side of Cutbank 
Lake, will drain west to a pipe inlet to be installed in SE19-54-24 W4.  This pipe will convey 
flows to a natural drainage channel north of Sturgeon Road East.  

This option will require the construction of 2,450 meters of new drainage channel, as well as 
1,550m of new 1650 mm diameter storm trunk.  An additional 1,400 meters of smaller 900 
mm diameter trunk will be required to convey flows to the ditch. At least 11 manholes will be 
required for this option. The outfall for this option can be located at 53.684304o N, 
113.541095o E, at an elevation of 664m.  

This option serves a total drainage area of 1,120 hectares, including about 80 hectares East 
of Highway 28 (sub-basin D-3), which naturally drains through the area.  Sub-basin ‘A’ is not 
served by this option. 

The estimated cost for the piping, ditch and outlet facility is $16,339,202 ($14,600 per gross 
hectare). Details of this cost estimate are shown in Table 4-3. 

 
Drainage Option 2 

For this option, shown in Figure 4-8, runoff will drain along Range Road 245 from the 
Lakeshore Golf Course to Cutbank Lake, using a future ditch with an approximate length of 
2640 m and an average depth of 2.8m. From Cutbank Lake, a forcemain and liftstation 
would be required to pump water over a ridge, as shown in Figure 4-8.  This forcemain 
would able to operate as a syphon, without the need of active pumping, once the pipe 
reaches minimum pressure. The discharge from this pipe is then released into a natural 
ditch towards Sturgeon River. This option uses the same outfall location presented in Option 
1. 

The forcemain can be staged to provide capacity as the service area develops.  The initial 
phase would require the installation of a 675 mm diameter forcemain. Two additional 825 
mm diameter mains would be required to service the ultimate development of the area. 

The estimated total cost for the piping, ditch and outlet facility is $15,465,669 ($13,808 per 
gross hectare served), but phases of the forcemain/syphon that comprise $6,098,960 of this 
cost, these can be delayed until development progresses.  Details of this cost estimate are 
shown in Table 4-4.  
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Table 4-3: Cost Estimate for East Study Area - Option 1 
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Table 4-4: Cost Estimate for East Study Area - Option 2 
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Drainage Option 3 

For this option, shown in Figure 4-9, runoff will drain through a future ditch along Range 
Road 245 from the Lakeshore Golf Course to Cutbank Lake.  A new channel from Cutbank 
Lake will be constructed to the East, crossing Sturgeon Road and Highway 28, and 
ultimately discharging into a natural water course. 

This option will have a main outfall located in the unnamed creek. The final location of the 
outfall may vary to suit future development needs.  

This option involves substantial modifications to an existing watercourse, which may alter 
the characteristics of that creek in unknown ways.  Even with flows limited to 2.5l/s/ha, the 
discharge to the existing creek may be significantly changed from existing patterns. 

This option provides direct benefit to part of sub-basin ‘A’, for a total area of 1,185 hectares. 

The estimated cost for the, channel upgrades, ditch and outfall is $13,080,089 ($11,400 per 
gross hectare). Details of this estimate are shown in Table 4-5. 

 
Table 4-5: Cost Estimate for East Study Area - Option 3 
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Comparison of Options for the East Study Area 

For the East Study Area, Option 1 is the most conventional, but is also the most expensive.  
The downstream pipe would need to be completed prior to any development, and carried 
potentially high volumes to an existing area of development.  Option 2 is more innovative, as 
this type of syphon forcemain is rarely used in the Capital Region.  It provides cost savings 
in both initial construction, and final staging, and provides the best fit for current 
development plans. The third option has the lowest overall estimated cost, and serves a 
slightly larger area than the other options; however, it involves several unknowns related to 
land acquisition and right-of-ways, which may increase the final cost. The option has 
technical and environmental challenges, and may not fit well with current development 
plans. 

Option 2 is regarded as the best option for serving the East Study Area, due to a lower initial 
cost, greater flexibility in alignment and staging, and opportunities for environmental 
enhancement. 

4.4 Storm Water Retention Ponds  

The possible stormwater management facilities are shown in Figure 4-1 and Figure 4-6. As 
these facilities are ultimately the responsibility of the individual developers, their final 
location, number and shape are subject to change. Regardless of final design, all 
stormwater management facilities should have storage necessary to achieve the 2.5 L/s/ha 
post development release rate.   

Table 4-6 presents a summary of the delineated basins, their estimated storage required 
and the anticipated peak discharge rates. These estimates are based on the 100-year, 24-
hour storm event. 

In the west area, the storm ponds will connect by outlet pipe to the storm trunk through 
designated connection points.  These connections will be the responsibility of the developer.  
In the East area, connections from existing ponds, that will serve as management facilities 
will be part of the main system.  Figure 4-10 shows potential connection profiles from 
existing ponds.  For the recommended option, an additional pipe from Cutbank Lake is not 
required, as flows will be directed through the lake as part of the system. 
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Table 4-6: Post Development Retention Ponds 

Basin No. Basin 
Area (ha) 

Imperviousness 
(%) 

Water Retention Pond 

Outflow Release 
Rate 

Storage 
Capacity  

(L/s/ha) (m3/s) (m3) 

West Study Area 
Basin B-1 64.8 40 2.5 0.162 38000 
Basin B-2 64.4 40 2.5 0.161 39000 
Basin B-3 64.5 40 2.5 0.162 38000 
Basin B-4 65.0 40 2.5 0.165 74000 
Basin B-5 126.2 40 2.5 0.316 75000 
Basin B-6 131.8 40 2.5 0.330 78000 
Basin B-7 131.7 40 2.5 0.329 78200 
Basin B-8 135.1 40 2.5 0.338 79900 
Basin B-9 134.8 40 2.5 0.340 80400 
Basin B-10 79.5 40 2.5 0.199 49360 
Basin D-1* 87.5 N/A N/A N/A N/A 
Basin D-2 73.8 40 2.5 0.185 45330 
Basin D-3 59.1 40 2.5 0.148 36060 
Basin D-4 60.9 40 2.5 0.152 37560 

East Study Area 
Basin A-1 64.7 40 2.5 0.162 40090 
Basin A-2 64.8 40 2.5 0.162 40100 
Basin A-3 64.6 40 2.5 0.162 40090 
Basin B-1 64.7 40 2.5 0.162 40090 
Basin B-2 55.5 40 2.5 0.139 33280 
Basin B-3 65.5 40 2.5 0.164 40560 
Basin B-4 64.7 40 2.5 0.162 40560 
Basin C-1 55.2 40 2.5 0.138 32600 
Basin C-2 248.7 40 2.5 0.622 150180 
Basin D-1 78.1 40 2.5 0.195 47500 
Basin D-2 74.8 40 2.5 0.187 45830 
Basin D-3 106.7 40 2.5 0.267 64300 
Basin E-1 97.2 40 2.5 0.243 59200 
Basin E-2 98.8 40 2.5 0.247 59190 
Basin E-3 54.8 40 2.5 0.137 33620 
Basin F 80 40 2.5 0.200 48285 

*Developed Basin - Existing Residential Area 
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4.5 Potential Conflicts With 127th Street Alignment 

Shape files of the 127th Street alignment were obtained from Sturgeon County, which show 
the outline and features for this future roadway.  

In accordance with the street alignment planes there will be no apparent conflicts with the 
Proposed Stormwater Management Plan. The alignment starts at Township Road 544 (West 
Study Area) and continues over Sturgeon River. It reaches the Anthony Henday  Freeway 
on the East Study Area, as show in Figure 4-11. 

The 127th street alignment was overlaid on the drainage plane of proposed options and it 
was observed that Drainage Option 1 of the West Study Area goes beside (underground 
pipe) the 127th Street alignment a boundary, and should have no impact on this option. 

 

4.6 Development of Existing Ponds 

Within the East area there are several ponds and lakes.  These ponds provide runoff 
collection, and are generally beneficial to agriculture in the area.  However, the location of 
these ponds can be problematic to developers and residents, and are a dangerous nuisance 
to the nearby CFB airfield in Namao.  These ponds will be developed in such a way as to 
maximize the benefits provided by them, while minimizing the negative impacts. 

The wetland on Lakeshore Golf Course occupies an area of 7.9 hectares.  As this wetland 
serves as part of the landscape of the Golf Course, it is unlikely to change in any substantial 
way.  The presence of human activity and maintenance should minimize any negative 
impacts from the wetland. Similarly, the pond immediately north of the Golf Course will not 
be substantially altered, but will serve as the primary stormwater management facility for the 
surrounding development.  Maintenance and minor modifications will minimize negative 
impacts. 

There is a wetland located in the center of sub-basin C-2 (See Figure 4-6) that serves as the 
primary drainage feature of the existing development.  This wetland will also be left mostly 
unchanged, but providing an outlet to the proposed ditch, and maintaining the wetland will 
enhance the neighborhood, without  causing additional problems. 

Cutbank Lake will be substantially developed.  Although the main basin of the lake covers 
only 1 hectare, the flood plain of the lake is approximately 10 hectares.  This region is 
flooded by shallow water during wet years, but is usually dry.  This is a prime breeding 
location for mosquitos, and attracts other wildlife that are a nuisance to aircraft landing 
nearby.  It is proposed that the floodplain be filled, and the lake controlled and managed as 
a stormwater storage facility. 
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5.0 Conclusions and Recommendations 
5.1 Conclusions 

The following are the key conclusions of the study: 

 Approximately 1500 ha of the land within Sturgeon Valley Region is residential and 
4,380 ha is currently used for agricultural purposes. It is anticipated that all of the 
lands in the Sturgeon County Study Area will be developed eventually. The dominant 
future land use of the valley area is residential. 

 The Sturgeon River bisects the Sturgeon County Study Area, originating at the 
southwest corner and flowing northeast approximately 35 km to the North 
Saskatchewan River.  The 1974 Sturgeon River flood zone has been used as the 
development limit for the Sturgeon Valley. 

 Sturgeon River and Sturgeon Valley are an integral part of the Big Lake Basin.  A 
report entitled “Big Lake Stormwater Management Plan” concluded that developing 
areas within the Big Lake Basin must control their stormwater discharge rate to 2.5 
L/s/ha in order to prevent flooding of Big Lake and surrounding areas.  

 About 60% of the Sturgeon Valley area drains directly into the Sturgeon River.  

 The western part of the Study Area – about 985 hectares – drains west across 
Highway 2 towards Carrot Creek, a tributary of Sturgeon River.  

 The eastern part of the study area (1,490 ha) collects in local wetlands, or drains 
east across Highway 28 towards an unnamed tributary of Sturgeon River. 

 Runoff within the Sturgeon River watershed flows overland and through natural 
channels and defined ditches to the Sturgeon River. Most of the older developments 
have grading typical of rural developments and utilize natural creeks and swales as 
sub-division outlets.  

 Newer developments employ curb and gutter design, and are expected to use 
stormwater ponds to buffer peak flow into the Sturgeon River. 

 Most of the major culvert crossings were inspected as part of this study, and their 
estimated capacity are more than the 2.5 L/s/ha of post development control target. 
There are no reported flooding problems resulting from small culverts. 

 All of the culverts inspected in the valley area are made of corrugated steel. As these 
culverts become due for replacement in the future, the County should consider other 
pipe materials, with preference to materials that have longer service life, such as 
reinforced concrete. 
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 North of the west side of the study area, a portion of the lands located at north of 
Highway 37 within Sturgeon County currently drain across the Highway 2 ditch and 
outlets to Carrot Creek. It is probable that future development within Sturgeon 
County will continue this drainage pattern.  

 The Sturgeon County Study Area was divided into two parts, West Area and East 
Area of the Sturgeon River. Two drainage options for the West Area and three 
options for the West Area were assessed.  

 Option 1 for the West Study Area would require about 5,550 m of pipe, while Option 
2 would require 4300 m of pipe and approximately 1,100 m of ditch. Both options 
include improvements to an existing natural channel. 

 The estimated costs for Option 1 and Option 2 of the West Study Area, including 
piping, improvements to the existing channel, and outfall facility, are $39,451,619 
and $21,459,357, respectively. 

 Option 2 has more flexibility in construction, provides better service to a larger area, 
and has more opportunity for water quality improvements. 

 The Options for the east study area include mostly construction of future ditches, and 
utilizes existing wetlands for stormwater retention. 

 The estimated cost for the East Drainage Area Options One and Two are 
$16,339,202 and $15,465,669, respectively.  Drainage Option Three has an 
estimated cost of $13,080,089. 

 Option 3 for the East Area has serious technical and environmental challenges would 
make implementation difficult. 

 

5.2 Recommendations 

 Sameng recommends building the option #2 for the west study area and option #2  
for the east study area, which have an estimated cost of $21,459,357 and 
$15,465,669, respectively. 

 Future development in the valley will require a wide range of infrastructure to convey 
and control stormwater runoff. It is recommended that the County complete the 
stormwater management plan for the entire valley area so that development can be 
managed for sustainability and economy. 

 Sameng recommends that the Sturgeon County continue to work towards reducing 
the discharge of sediment to the Sturgeon River before removing the sediments that 
have already accumulated. In this regard these are the recommendations: 

 Install oil/grit separators at storm sewer outfalls to reduce the discharge of sediment 
to the river; 
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 Require stormwater management (wet ponds or wetlands) for new development 
areas. It is possible to design some of these settling ponds close or adjacent to 
Sturgeon River but out of flood area; 

 Continued vigilance in regulating construction practices which generate sediment; 

 Ponds need to be designed to limit outflow at 2.5/L/ha for all new developments in 
the Sturgeon Valley Area and should provide sufficient storage to retain rainfalls 
associated with a 100yr 24hour rainfall event. 

 In the western portion of the study area, the current study has identified a number of 

infrastructure improvements to preserve an existing natural channel. As this channel 

is part of the assessed drainage options for the area, the costs to do so have been 

included in the cost estimates for those options. 

 It is recommended that a regular maintenance program be developed to maintain the 
existing stormwater management infrastructure, especially catch basins, outfalls, and 
culverts. Such a maintenance program is essential to ensure the adequate function 
of the stormwater management system to reduce the risk of flood. In addition, regular 
maintenance will help protect the downstream receiving environment from water 
quality and erosion issues. 

 It is recommended that the County regard the stormwater collection, transport, and 
discharge system as a utility. This would mean that the system is managed in a 
comprehensive manner and that utility levy costs are collected from future 
developers. This financing of the system will become more important as 
development moves further from the Sturgeon River and therefore the stormwater 
management system increases in complexity. 
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Appendix A: Hydraulic Assessment Results 
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Appendix B: Detailed Cost Estimates 
 

Table 4 -1: Estimating Cost for West Study Area - Option 1 

Table 4 -2: Estimating Cost for West Study Area - Option 2 

Table 4 -3: Estimating Cost for East Study Area - Option 1 

Table 4- 4: Estimating Cost for East Study Area - Option 2 

Table 4 -5: Estimating Cost for East Study Area - Option 3 
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Table 4-1

Estimating Cost for West Study Area - Option 1

Item Description Quantity Unit Unit Price Cost

1 General Requirements $180,000

1.1 Mobilization & Demobilization 1.0 L.S. 150,000$        150,000$       

1.2 Site Office Trailers 1.0 L.S. 15,000$          15,000$         

1.3 Site Engineering & Surveys 1.0 L.S. 11,000$          11,000$         

1.4 Project and Safety Signs 1.0 L.S. 4,000$            4,000$            

2 Gravity Main along Range Rd 253 from HWY 37 to TWS Rd 544 $11,286,715

2.1 Land Acquisition - 5m wide easement 1.61 ha 148,000$        238,650$       

2.2 1350mm Pipe (0m to 4m) 150.0 m 1,650$            247,500$       

2.3 1350mm Pipe (4m to 5m) 650.0 m 1,900$            1,235,000$    

2.4 1500mm Pipe (5m to 6m) 550.0 m 2,650$            1,457,500$    

2.5 1500mm Pipe (6m to 7m) 250.0 m 3,200$            800,000$       

2.6 1650mm Pipe (5m to 6m) 400.0 m 2,850$            1,140,000$    

2.7 1650mm Pipe (6m to 7m) 400.0 m 3,400$            1,360,000$    

2.8 1800mm Pipe (6m to 7m) 300.0 m 4,250$            1,275,000$    

2.9 1800mm Pipe (7m to 8m) 225.0 m 5,350$            1,203,750$    

2.10 1800mm Pipe (8m to 9m) 300.0 m 6,450$            1,935,000$    

2.11 2400mm Manhole 22.6 m 4,350$            98,310$         

2.12 2400mm Drop manhole 7.9 m 10,000$          79,000$         

2.13 3000mm Manhole 39 m 5,550$            217,005$       

3 Gravity Main along Range Rd 253 fromTWS Rd 544 to Coal Mine Rd $4,526,138

3.1 Land Acquisition - 5m wide easement 0.41 ha 148,000$        61,050$         

3.2 1800mm Pipe (7m to 8m) 825.0 m 5,350$            4,413,750$    

3.3 3000mm Manhole 9.25 m 5,550$            51,338$         

4 Gravity Main from Coal Mine Rd to Sturgeon River $11,809,7664 Gravity Main from Coal Mine Rd to Sturgeon River $11,809,766

4.1 Land Acquisition - 20m wide easement 2.94 ha 148,000$        435,416$       

4.2 1800mm Pipe (7m to 8m) 494.0 m 5,350$            2,642,900$    

5.2 1800mm Pipe (8m to 9m) 399.0 m 6,450$            2,573,550$    

4.3 1800mm Pipe (9m to 10m) 578.0 m 7,550$            4,363,900$    

4.4 3000mm  Drop manhole 79.4 m 10,000$          794,000$       

4.5 Outfall (1800mm, sedimenter, power dissipation, wetland) 1 L.S. 1,000,000$    1,000,000$    

5 Unnamed Creek Improvements $377,000

Culvert #40

5.1 Concrete Pipe: Supply and Install, 900mm diam, Class III 23.0 m 1,100$            26,000$         

5.2 Roadway Reclamation 1.0 Lump Sum 40,000$          40,000$         

5.3 Culvert End Treatment (Flared Ends, Riprap, etc.) 2.0 ea. 15,000$          30,000$         

Culvert #41

5.4 Concrete Pipe: Supply and Install, 900mm diam, Class III 23.0 m 1,100$            26,000$         

5.5 Roadway Reclamation 1.0 Lump Sum 40,000$          40,000$         

5.6 Culvert End Treatment, Flared Ends, Riprap, etc. 2.0 ea. 15,000$          30,000$         

Culvert #50

5.7 Concrete Pipe: Supply and Install, 1000mm diam, Class III 46.0 m 1,400$            65,000$         

5.8 Roadway Reclamation 1.0 Lump Sum 60,000$          60,000$         

5.9 Culvert End Treatment, Flared Ends, Riprap, etc. 4.0 ea. 15,000$          60,000$         

6 Erosion Protection $1,085,000

6.1 Gabion Mat 500 m 2,000$            1,000,000$    

6.2 Gabion Mat Under Drain, Gravel 500 m 120$               60,000$         

6.3 Environmental Approvals 1 Lump Sum 25,000$          25,000$         

Total $28,179,619
Contingency 25% $7,045,000

Engineering 15% $4,227,000
Grand Total $39,451,619
Note: Manhole spacing is based on City of Edmonton Standards
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Table 4-1A

Estimating Cost for West Study Area and ISL Proposal- Option 1A

Item Description Quantity Unit Unit Price Cost

1 General Requirements $180,000

1.1 Mobilization & Demobilization 1.0 L.S. 150,000$      150,000$       

1.2 Site Office Trailers 1.0 L.S. 15,000$         15,000$         

1.3 Site Engineering & Surveys 1.0 L.S. 11,000$         11,000$         

1.4 Project and Safety Signs 1.0 L.S. 4,000$           4,000$           

2 Gravity Main along Range Rd 253 from HWY 37 to TWS Rd 544 $11,286,715

2.1 Land Acquisition - 5m wide easement 1.6 ha 148,000$      238,650$       

2.2 1350mm Pipe (0m to 4m) 150.0 m 1,650$           247,500$       

2.3 1350mm Pipe (4m to 5m) 650.0 m 1,900$           1,235,000$   

2.4 1500mm Pipe (5m to 6m) 550.0 m 2,650$           1,457,500$   

2.5 1500mm Pipe (6m to 7m) 250.0 m 3,200$           800,000$       

2.6 1650mm Pipe (5m to 6m) 400.0 m 2,850$           1,140,000$   

2.7 1650mm Pipe (6m to 7m) 400.0 m 3,400$           1,360,000$   

2.8 1800mm Pipe (6m to 7m) 300.0 m 4,250$           1,275,000$   

2.9 1800mm Pipe (7m to 8m) 225.0 m 5,350$           1,203,750$   

2.10 1800mm Pipe (8m to 9m) 300.0 m 6,450$           1,935,000$   

2.11 2400mm Manhole 22.6 m 4,350$           98,310$         

2.12 2400mm Drop manhole 7.9 m 10,000$         79,000$         

2.13 3000mm Manhole 39.1 m 5,550$           217,005$       

3 Gravity Main along Range Rd 253 fromTWS Rd 544 to Coal Mine Rd $4,526,138

3.1 Land Acquisition - 5m wide easement 0.4 ha 148,000$      61,050$         

3.2 1800mm Pipe (7m to 8m) 825.0 m 5,350$           4,413,750$   

3.3 3000mm Manhole 9.3 m 5,550$           51,338$         

4 Gravity Main from Coal Mine Rd to Sturgeon River $13,955,766

4.1 Land Acquisition - 20m wide easement 2.9 ha 148,000$      435,416$       

4.2 2100mm Pipe (9m to 10m) 494.0 m 6,350$           3,136,900$   

4.3 2100mm Pipe (10m to 11m) 399.0 m 7,450$           2,972,550$   

4.4 2100mm Pipe (11m to 12m) 578.0 m 8,550$           4,941,900$   

4.5 3000mm  Drop manhole 96.9 m 10,000$         969,000$       

4.6 Outfall (2100mm, sedimenter, power dissipation, wetland) 1.0 L.S. 1,500,000$   1,500,000$   

5 Unnamed Creek Improvements $377,000

Culvert #40

5.1 Concrete Pipe: Supply and Install, 900mm diam, Class III 23.0 m 1,100$           26,000$         

5.2 Roadway Reclamation 1.0 Lump Sum 40,000$         40,000$         

5.3 Culvert End Treatment (Flared Ends, Riprap, etc.) 2.0 ea. 15,000$         30,000$         

Culvert #41

5.4 Concrete Pipe: Supply and Install, 900mm diam, Class III 23.0 m 1,100$           26,000$         

5.5 Roadway Reclamation 1.0 Lump Sum 40,000$         40,000$         

5.6 Culvert End Treatment, Flared Ends, Riprap, etc. 2.0 ea. 15,000$         30,000$         

Culvert #50

5.7 Concrete Pipe: Supply and Install, 1000mm diam, Class III 46.0 m 1,400$           65,000$         

5.8 Roadway Reclamation 1.0 Lump Sum 60,000$         60,000$         

5.9 Culvert End Treatment, Flared Ends, Riprap, etc. 4.0 ea. 15,000$         60,000$         

6 Erosion Protection $1,085,000

6.1 Gabion Mat 500.0 m 2,000$           1,000,000$   

6.2 Gabion Mat Under Drain, Gravel 500.0 m 120$              60,000$         

6.3 Environmental Approvals 1.0 Lump Sum 25,000$         25,000$         

Total $30,325,619
Contingency 25% $7,581,000

Engineering 15% $4,549,000
Grand Total $42,455,619
Note: Manhole spacing is based on City of Edmonton Standards
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Table 4-2

Estimating Cost for West Study Area - Option 2

Item Description Quantity Unit Unit Price Cost

1 General Requirements $180,000

1.1 Mobilization & Demobilization 1.0 L.S. 150,000$      150,000$       

1.2 Site Office Trailers 1.0 L.S. 15,000$        15,000$         

1.3 Site Engineering & Surveys 1.0 L.S. 11,000$        11,000$         

1.4 Project and Safety Signs 1.0 L.S. 4,000$           4,000$           

2 Gravity Main along Range Rd 253 from HWY 37 to TWS Rd 544 $11,286,715

2.1 Land Acquisition - 5m wide easement 1.61 ha 148,000$      238,650$       

2.2 1350mm Pipe (0m to 4m) 150.0 m 1,650$           247,500$       

2.3 1350mm Pipe (4m to 5m) 650.0 m 1,900$           1,235,000$   

2.4 1500mm Pipe (5m to 6m) 550.0 m 2,650$           1,457,500$   

2.5 1500mm Pipe (6m to 7m) 250.0 m 3,200$           800,000$       

2.6 1650mm Pipe (5m to 6m) 400.0 m 2,850$           1,140,000$   

2.7 1650mm Pipe (6m to 7m) 400.0 m 3,400$           1,360,000$   

2.8 1800mm Pipe (6m to 7m) 300.0 m 4,250$           1,275,000$   

2.9 1800mm Pipe (7m to 8m) 225.0 m 5,350$           1,203,750$   

2.10 1800mm Pipe (8m to 9m) 300.0 m 6,450$           1,935,000$   

2.11 2400mm Manhole 22.6 m 4,350$           98,310$         

2.12 2400mm Drop manhole 7.9 m 10,000$        79,000$         

2.13 3000mm Manhole 39 m 5,550$           217,005$       

3 Gravity Main along Range Rd 253 from Coal Mine Rd to TWS Rd 544 $1,883,550

3.1 Land Acquisition - 5m wide easement 0.41 ha 148,000$      61,050$         

3.2 750mm Pipe (5m to 6m) 825.0 m 2,100$           1,732,500$   

3.3 1500mm Manhole 30.0 m 3,000$           90,000$         

4 Gravity Main along TWS Rd 544 from Range Rd 253 to Range Rd  252C $6,504,013

4.1 Land Acquisition - 20m wide easement 0.91 ha 148,000$      134,088$       

4.2 1800mm Pipe (6m to 7m) 251.0 m 4,250$           1,066,750$   

4.3 1800mm Pipe (8m to 9m) 808.0 m 6,450$           5,211,600$   

4.4 3000mm Manhole 16.5 m 5,550$           91,575$         

5 Ditch $1,552,0925 Ditch $1,552,092

5.1 Land Acquisition (10m wide easement) 0.6 ha 148,000$      87,468$         

5.2 Topsoil - Stripping (30cm thickness) 1329.8 m3 7$                   9,308$           

5.3 Subsoil - Stripping (30cm thickness) 1010.6 m3 7$                   7,074$           

5.4 Subsoil - Disposal 1010.6 m3 7$                   7,074$           

5.5 Overburden - Excavation 822.6 m3 7$                   5,758$           

5.6 Overburden - Disposal 822.6 m3 7$                   5,758$           

5.7 Topsoil  - Placement 1010.6 m3 7$                   7,074$           

5.8 Landscaping and Enhancements 0.6 ha 33,000$        19,503$         

5.9 Hydro - Seeding 0.6 ha 5,200$           3,073$           

5.10 Erosion Protection for natural ditch(400m) 1 L.S. 400,000$      400,000$       

5.11 Outfall (sedimenter, power dissipation, wetland) 1 L.S. 1,000,000$   1,000,000$   

6 Unnamed Creek Improvements $426,000
Culvert #40

6.1 Concrete Pipe: Supply and Install, 900mm diam, Class III 23.0 m 1,100$           26,000$         

6.2 Roadway Reclamation 1.0Lump Sum 40,000$        40,000$         

6.3 Culvert End Treatment (Flared Ends, Riprap, etc.) 2.0 ea. 15,000$        30,000$         

Culvert #41

6.4 Concrete Pipe: Supply and Install, 900mm diam, Class III 23.0 m 1,100$           26,000$         

6.5 Roadway Reclamation 1.0Lump Sum 40,000$        40,000$         

6.6 Culvert End Treatment, Flared Ends, Riprap, etc. 2.0 ea. 15,000$        30,000$         

Culvert #50

6.7 Concrete Pipe: Supply and Install, 1950mm diam, Class III 23.0 m 5,800$           134,000$       

6.8 Roadway Reclamation 1.0Lump Sum 60,000$        60,000$         

6.9 Culvert End Treatment, Flared Ends, Riprap, etc. 2.0 ea. 20,000$        40,000$         

7 Erosion Protection $1,085,000

7.1 Gabion Mat 500.0 m 2,000$           1,000,000$   

7.2 Gabion Mat Under Drain, Gravel 500.0 m 120$              60,000$         

7.3 Environmental Approvals 1.0Lump Sum 25,000$        25,000$         

Total $15,328,357
Contingency 25% $3,832,000

Engineering 15% $2,299,000
Grand Total $21,459,357
Note: Manhole spacing is based on City of Edmonton Standards
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Table 4-2A

Estimating Cost for West Study Area and ISL Proposal- Option 2A

Item Description Quantity Unit Unit Price Cost

1 General Requirements $180,000

1.1 Mobilization & Demobilization 1.0 L.S. 150,000$       150,000$       

1.2 Site Office Trailers 1.0 L.S. 15,000$         15,000$         

1.3 Site Engineering & Surveys 1.0 L.S. 11,000$         11,000$         

1.4 Project and Safety Signs 1.0 L.S. 4,000$            4,000$           

2 Gravity Main along Range Rd 253 from HWY 37 to TWS Rd 544 $11,286,715

2.1 Land Acquisition - 5m wide easement 1.61 ha 148,000$       238,650$       

2.2 1350mm Pipe (0m to 4m) 150.0 m 1,650$            247,500$       

2.3 1350mm Pipe (4m to 5m) 650.0 m 1,900$            1,235,000$   

2.4 1500mm Pipe (5m to 6m) 550.0 m 2,650$            1,457,500$   

2.5 1500mm Pipe (6m to 7m) 250.0 m 3,200$            800,000$       

2.6 1650mm Pipe (5m to 6m) 400.0 m 2,850$            1,140,000$   

2.7 1650mm Pipe (6m to 7m) 400.0 m 3,400$            1,360,000$   

2.8 1800mm Pipe (6m to 7m) 300.0 m 4,250$            1,275,000$   

2.9 1800mm Pipe (7m to 8m) 225.0 m 5,350$            1,203,750$   

2.10 1800mm Pipe (8m to 9m) 300.0 m 6,450$            1,935,000$   

2.11 2400mm Manhole 22.6 m 4,350$            98,310$         

2.12 2400mm Drop manhole 7.9 m 10,000$         79,000$         

2.13 3000mm Manhole 39 m 5,550$            217,005$       

3 Gravity Main along Range Rd 253 from Coal Mine Rd to TWS Rd 544 $3,071,350

3.1 Land Acquisition - 5m wide easement 0.4 ha 148,000$       61,050$         

3.2 1200mm Pipe (8m to 9m) 825.0 m 3,500$            2,887,500$   

3.3 2100mm Manhole 8.2 m 4,000$            32,800$         

3.4 2100mm Drop manhole 9.0 m 10,000$         90,000$         

4 Gravity Main along TWS Rd 544 from Range Rd 253 to Range Rd  252C $7,856,338

4.1 Land Acquisition - 20m wide easement 0.91 ha 148,000$       134,088$       

4.2 1950mm Pipe (9m to 10m) 251.0 m 6,850$            1,719,350$   

4.3 1950mm Pipe (10m to 11m) 808.0 m 7,300$            5,898,400$   

4.4 3000mm Manhole 19.0 m 5,500$            104,500$       

5 Ditch $2,052,0925 Ditch $2,052,092

5.1 Land Acquisition (10m wide easement) 0.6 ha 148,000$       87,468$         

5.2 Topsoil - Stripping (30cm thickness) 1329.8 m3 7$                   9,308$           

5.3 Subsoil - Stripping (30cm thickness) 1010.6 m3 7$                   7,074$           

5.4 Subsoil - Disposal 1010.6 m3 7$                   7,074$           

5.5 Overburden - Excavation 822.6 m3 7$                   5,758$           

5.6 Overburden - Disposal 822.6 m3 7$                   5,758$           

5.7 Topsoil  - Placement 1010.6 m3 7$                   7,074$           

5.8 Landscaping and Enhancements 0.6 ha 33,000$         19,503$         

5.9 Hydro - Seeding 0.6 ha 5,200$            3,073$           

4.10 Erosion Protection for natural ditch(400m) 1 L.S. 400,000$       400,000$       

5.11 Outfall (sedimenter, power dissipation, wetland) 1 L.S. 1,500,000$    1,500,000$   

6 Unnamed Creek Improvements $447,000

Culvert #40

6.1 Concrete Pipe: Supply and Install, 900mm diam, Class III 23.0 m 1,100$            26,000$         

6.2 Roadway Reclamation 1.0 Lump Sum 40,000$         40,000$         

6.3 Culvert End Treatment (Flared Ends, Riprap, etc.) 2.0 ea. 15,000$         30,000$         

Culvert #41

6.4 Concrete Pipe: Supply and Install, 900mm diam, Class III 23.0 m 1,100$            26,000$         

6.5 Roadway Reclamation 1.0 Lump Sum 40,000$         40,000$         

6.6 Culvert End Treatment, Flared Ends, Riprap, etc. 2.0 ea. 15,000$         30,000$         

Culvert #50

6.7 Concrete Pipe: Supply and Install, 2100mm diam, Class III 23.0 m 6,300$            145,000$       

6.8 Roadway Reclamation 1.0 Lump Sum 60,000$         60,000$         

6.9 Culvert End Treatment, Flared Ends, Riprap, etc. 2.0 ea. 25,000$         50,000$         

7 Erosion Protection $1,085,000

7.1 Gabion Mat 500.0 m 2,000$            1,000,000$   

7.2 Gabion Mat Under Drain, Gravel 500.0 m 120$               60,000$         

7.3 Environmental Approvals 1.0 Lump Sum 25,000$         25,000$         

Total $17,037,157

Contingency 25% $4,259,000

Engineering 15% $2,556,000
Grand Total $23,852,157

Note: Manhole spacing is based on City of Edmonton Standards
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Table 4-3

Estimating Cost for East Study Area - Option 1

Item Description Quantity Unit Unit Price Cost

1 General Requirements $145,000

1.1 Mobilization & Demobilization 1 L.S. $120,000 $120,000

1.2 Site Office Trailers 1 L.S. $13,000 $13,000

1.3 Site Engineering & Surveys 1 L.S. $8,000 $8,000

1.4 Project and Safety Signs 1 L.S. $4,000 $4,000

2 Main Ditch From Long Lake (1m to 4m Depth, 2450m long) $2,546,306

2.1 Easement Acquisition (25m wider) 6.1 ha $148,000 $906,500

2.2 Topsoil - Stripping (30cm thickness) 13547 m
3

$7 $94,831

2.3 Subsoil - Stripping (30cm thickness) 12224 m
3

$7 $85,570

2.4 Subsoil - Disposal 12224 m
3

$7 $85,570

2.5 Overburden - Excavation 51879 m
3

$7 $363,155

2.6 Overburden - Disposal 51879 m
3

$7 $363,155

2.7 Culvert Disposal (900mm) 26 m $170 $4,420

2.8 900 mm Culvert 26 m $550 $14,300

2.9 Topsoil  - Placement 13547 m
3

$7 $94,831

2.10 Landscaping and Enhancements 6.1 ha $33,000 $202,125

2.11 Hydro - Seeding 6.1 ha $5,200 $31,850

2.13 Erosion Protection 1 L.S. $300,000 $300,000

3 $7,226,503

3.1 Easement Acquisition (5m Wide) 0.8 ha $148,000 $118,400

3.2 1650mm Pipe (0m to 4m) 59 m $2,700 $158,706

3.3 1650mm Pipe (4m to 6m) 365 m $2,850 $1,040,051

3.4 1650mm Pipe (6m to 7m) 83 m $3,400 $283,390

Main Pipe

3.4 1650mm Pipe (6m to 7m) 83 m $3,400 $283,390

3.5 1650mm Pipe (7m to 10m) 472 m $4,000 $1,886,920

3.6 1650mm Pipe (>10m) 562 m $4,600 $2,583,636

3.7 3000 mm Manhole 28 m $5,550 $155,400

3.8 Outfall (sedimenter, power dissipation, wetland) 1 L.S. $1,000,000 $1,000,000

4 $797,590

4.1 Easement Acquisition (5m Wide) 0.3 ha $148,000 $37,000

4.2 900mm Pipe (0m to 4m) 97 m $1,000 $97,470

4.3 900mm Pipe (4m to 6m) 394 m $1,500 $590,520

4.4 1800 mm Manhole 22 m $3,300 $72,600

5 $955,460

5.1 Easement Acquisition (5m Wide) 0.2 ha $148,000 $36,260

5.2 900mm Pipe (0m to 4m) 840 m $1,000 $840,000

5.3 1800mm Manhole 24 m $3,300 $79,200

Total $11,670,858

25% $2,917,715

15% $1,750,629
Grand Total $16,339,202

Cutbank Lake Pipe

Minor Pipe Connects to Main Ditch

Contingency

Engineering
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Table 4-4

Estimating Cost for East Study Area - Option 2

Item Description Quantity Unit Unit Price Cost

1 General Requirements $160,000

1.1 Mobilization & Demobilization 1 L.S. $130,000 $130,000

1.2 Site Office Trailers 1 L.S. $15,000 $15,000

1.3 Site Engineering & Surveys 1 L.S. $11,000 $11,000

1.4 Project and Safety Signs 1 L.S. $4,000 $4,000

2 Main Ditch From Long Lake (1m to 4m Depth, 2450m Long) $3,725,239

2.1 Easement Acquisition (25m wider) 6.6 ha $148,000 $973,100

2.2 Topsoil - Stripping (30cm thickness) 14697 m
3

$7 $102,882

2.3 Subsoil - Stripping (30cm thickness) 13277 m
3

$7 $92,941

2.4 Subsoil - Disposal 13277 m
3

$7 $92,941

2.5 Overburden - Excavation 57047 m
3

$7 $399,330

2.6 Overburden - Disposal 57047 m
3

$7 $399,330

2.7 Culvert Disposal (900mm) 26 m $170 $4,420

2.8 900 mm dia. Culvert 26 m $550 $14,300

2.9 Topsoil  - Placement 13547 m
3

$7 $94,831

2.10 Landscaping and Enhanment 6.6 ha $33,000 $216,975

2.11 Hydro - Seeding 6.6 ha $5,200 $34,190

2.12 Outfall (sedimenter, power dissipation, wetland) 1 L.S. $1,000,000 $1,000,000

2.13 Erosion Protection 1 L.S. $300,000 $300,000

3 $1,724,418

3.1 Easement Acquisition (5m Wide) 0.8 ha $148,000 $114,700

3.2 675mm Pipe (0m to 4m) 2000 m $500 $1,000,000

3.3 MH 3m Slab Top/Base (2.45m Depth) 1 each $5,000 $5,000

Siphon Pipe (Phase 1)

3.3 MH 3m Slab Top/Base (2.45m Depth) 1 each $5,000 $5,000

3.4 MH Vertical Tunneling Excavation 18 m $2,000 $36,000

3.5 3m MH Installation&Grovel Base&Back Fill 2.5 m $5,000 $12,500

3.6 MH 2.1m Slab Top/Base (2.45m Depth) 1 each $3,000 $3,000

3.7 1.2m x 1.22m Barrel 18 m $807 $11,907

3.8 1.2m x 1.22m Barrel Installation 18 m $2,800 $41,311

3.9 Vacuum Pump 1 each $500,000 $500,000

4 $124,650

4.1 Lake Surface Easement Acquisition 0.2 ha $148,000 $33,300

4.2 Lake Excavation 13050 m
3

$7 $91,350

5 $956,200

5.1 Easement Acquisition (5m Wide) 0.3 ha $148,000 $37,000

5.2 900mm Pipe (0m to 4m) 840 m $1,000 $840,000

5.3 1800mm Manhole 24 m $3,300 $79,200

6 $4,356,400

6.1 825mm Pipe (0m to 4m) (Phase 2) 2000 m $750 $1,500,000

6.2 Vacuum Pump 1 each $500,000 $500,000

6.3 825mm Pipe (0m to 4m) (Phase 3) 2000 m $750 $1,500,000

6.4 Vacuum Pump 1 each $500,000 $500,000

6.5 1800mm Manhole 108 m $3,300 $356,400

Total $11,046,907

25% $2,761,727

15% $1,657,036
Grand Total $15,465,669

Engineering

Cutbank Excavation (2m Live, 2m Dead)

Siphon Pipe (Phase 2 and 3)

Minor Pipe Connects to Main Ditch

Contingency
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Table 4-4

Estimating Cost for East Study Area - Option 3

Item Description Quantity Unit Unit Price Cost

1 General Requirements $145,000

1.1 Mobilization & Demobilization 1 L.S. $120,000 $120,000

1.2 Site Office Trailers 1 L.S. $13,000 $13,000

1.3 Site Engineering & Surveys 1 L.S. $8,000 $8,000

1.4 Project and Safety Signs 1 L.S. $4,000 $4,000

2 Main Ditch From Long Lake $8,242,461

2.1 Easement Acquisition 14.6 ha $20,000 $292,500

2.2 Topsoil - Stripping (30cm thickness) 33233 m
3

$7 $232,631

2.3 Subsoil - Stripping (30cm thickness) 30004 m
3

$7 $210,026

2.4 Subsoil - Disposal 30004 m
3

$7 $210,026

2.5 Overburden - Excavation 133946 m
3

$7 $937,623

2.6 Overburden - Disposal 133946 m
3

$7 $937,623

2.7 Culvert Disposal (900mm) 66 m $170 $11,220

2.8 900 mm dia. Culvert 26 m $550 $14,300

2.9 Topsoil  - Placement 33233 m
3

$7 $232,631

2.10 Hydro - Seeding 14.6 ha $5,200 $76,050

2.11 Highway 28 Crossing 1 each $2,000,000 $2,000,000

2.12 Culvert (Microtunnelling) 80.0 m $13,000 $1,040,000

2.13 Detail Field Survey 144 hour $103 $14,832

2.14 Erosion Protection 1 L.S. $1,000,000 $1,000,000

2.15 Landscaping and Enhancements 1.0 ha $33,000 $33,000

2.16 Outfall (sedimenter, power dissipation, wetland)1.0 L.S. $1,000,000 $1,000,000

3 $955,460Minor Pipe Connects to Main Ditch3 $955,460

3.1 Easement Acquisition (5m Wide) 0.2 ha $148,000 $36,260

3.2 900mm Pipe (0m to 4m) 840 m $1,000 $840,000

3.3 1800mm Manhole 24 m $3,300 $79,200

Total $9,342,921

25% $2,335,730

15% $1,401,438
Grand Total $13,080,089

Contingency

Engineering

Minor Pipe Connects to Main Ditch
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Suite 402, 9925 – 109 Street 
Edmonton, Alberta T5K 2L9 

Phone (780) 429-2108 Fax (780) 429-2127 
 

Memorandum 
 
To: Nick Pryce, V3 Companies of Canada  Date:  23 July 2019 

                
From: Lynn Maslen, M.Sc., P. Biol.               Our file: EP 853 

   Spencer Environmental       
         

 

Re: Sturgeon Valley Growth Framework and Area Structure Plan, Phase 1 - Influencing 

Environmental Features/Natural Areas Mapping 

 

Introduction 

 

In support of the Sturgeon Valley Growth Framework study, we have prepared a natural features 

map showing all potential Environmentally Significant Lands within the project’s study area. The 

map is intended as a preliminary step in identifying environmental features that are potentially 

undevelopable lands and/or are suitable for conservation and/or incorporation into parks and open 

space. This memo sets out the mapping methods used and identifies those mapped natural features 

that have the greatest potential to influence the growth framework and ultimately the ASP.  

 

Methods 

 

We undertook the following tasks to prepare this memo and the attached map: 

• Mapped previously identified and newly recognized environmental features and Natural 

Areas within Sturgeon Valley. 

• Conducted a literature review of other relevant planning and environmental reports. 

• Developed criteria to determine key features of influence. 

 

Mapping Data and Methods 

This study maximized the use of existing databases. The following open databases were searched 

for records in the study area: 

• The Alberta Conservation Information Management System (ACIMS; AEP 2019a) was 

searched on 8 July 2019 for recorded special status plant species and protected areas within 

the study area.  
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• The Fish and Wildlife Management Information System (FWMIS; AEP 2019b) was 

searched using the Fish and Wildlife Internet Mapping Tool (FWIMT) on 08 July 2019 to 

identify special status wildlife species records specific to the study area. 

• FWMIS mapped hydrological layers were downloaded and used to identify water 

bodies/wetlands on the final map. 

 

Other databases used to map environmental features included:  

• Previously identified Natural Areas from the City of St. Albert Growth Management Study 

(2019) within and bordering the study area. 

• The 1974 flood level data from Sturgeon County to describe the floodplain within and 

bordering the study area. 

 

Mapping efforts extended 100 m beyond the study area boundary to provide context and account 

for ecological connectivity. City of St. Albert Growth Management Study (GMS) data provided 

natural area mapping for approximately 1/3 of the Sturgeon Valley Growth Framework study area 

(and into the 100m buffer). We overlaid that GIS data on the study area and retained the natural 

area designations assigned during that study (ESA or Uncategorized NA).   

For the remainder of the lands, we reviewed 2017 high resolution color aerial photography and 

identified and delineated all areas meeting the following definition of a Natural Area: an area of 

naturally occurring land and/or surface water that is dominated by native plant species and subject 

to natural processes (e.g., succession) that result in naturally occurring vegetation patterns. The 

character of each natural area was not described. Natural areas may consist of ravines, floodplains, 

woodlands, wetlands or more open grassland/shrubland areas.  Any information regarding 

woodland or wetland Natural Area components available in reports was included on the map as 

notations.  

 

For the most part, wetlands forming part of a Natural Area were not separately delineated. 

However, FWMIS has records of delineated water bodies and these were considered likely to be 

wetlands.  To further explore the potential for those water bodies identified to be permanent 

wetlands, aerial photography from 2005, 2008, 2010, 2012 and 2015 was reviewed. Those mapped 

water bodies that displayed evidence of a potential Crown claimable bed and shore were carried 

forward and are displayed on the map as ‘prominent water bodies’ and probable wetlands.  

All FWMIS mapped watercourses are shown on the map, unmodified.  Imagery interpretation 

suggests that many of those watercourses are either ephemeral, rather than permanent, or historical.  

All watercourses are nevertheless displayed on this map for future ground truthing.  

Contours were not included in this mapping exercise to allow the Natural Areas to show 

prominently on the map. Additional, unmapped disturbed wetlands not associated with natural 

vegetation were visible on the imagery, scattered throughout the study area. These disturbed 

wetlands were not mapped as natural areas as they presented as frequently tilled/cultivated/hayed 

and therefore are not “subject to natural processes that result in naturally occurring vegetation 

patterns”.    

 

For this study, mapped Natural Areas were categorized as follows: 

 

Environmentally Sensitive Area (ESA): areas previously mapped as ESAs in Infotech 

(1989) and areas previously mapped as ESAs by City of St. Albert.  
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Infotech (1989) defined ESAs as follows: Lands that embody several dominant diagnostic 

attributes, including (1) hazard lands and areas which are unsuitable for development; (2) 

areas which perform a vital environmental, ecological or hydrological function; (3) areas 

which contain unique geological or physiographic features; (4) areas which are important 

for cultural or historic reasons; (5) areas which contain significant, rare or endangered 

species; (6) areas which are unique habitats with limited representation in the region or are 

a small remnant of once larger habitats which have virtually disappeared.  St. Albert (2015) 

defined ESAs as follows: an undisturbed or relatively undisturbed natural area equal to or 

greater than 0.5 ha which, because of its features, characteristics or ecological functions is 

significant and is highly sensitive to most forms of disturbance (i.e., its values and 

functions would be susceptible to significant alteration by natural or human-caused 

disturbance such as development of surrounding lands or human use of the site). 

 

Uncategorized NA (UNA): Areas mapped as UNA by St. Albert and all other areas 

meeting the definition of Natural Area and delineated in this study through desktop efforts.  

 

Prominent FWMIS Water Bodies - likely permanent, delineated wetlands  

 

Literature Review 

The following reports were reviewed for information on natural features identified on our map.   

Sturgeon County Municipal Development Plan (Bylaw 1313/13) (Sturgeon County 2014): 

• Edmonton Metropolitan Region Growth Plan (Edmonton Metropolitan Region Board 

2017). 

• Sturgeon Valley Area Structure Plan (Bylaw 882/99) (Armin A. Preiksaitis & Associates 

Ltd. 1999). 

• Open Space Plan for Sturgeon County (EDA Collaborative Inc. & Sierra Planning and 

Management 2016). 

• Natural Area Mapping for the Sturgeon River Watershed (ALCES Landscape and Land 

Use Ltd. 2019) 

• Environmentally Sensitive Areas Study – Phase two Report: Technical Report (InfoTech 

Services and Associates 1989). 

• City of Edmonton Environmental Sensitivities Project (Solstice 2017), where the study 

area expands into Sturgeon Valley. 

• Sturgeon Valley Vision – Draft Development Concept (Sturgeon County 2009). 

• Sturgeon Watershed Riparian Area Assessment (Fiera Biological Consulting 2018). 

• Breathe: Edmonton’s Green Network Strategy (City of Edmonton 2017). 

• 127th Street, Sturgeon County, Functional Planning Study Environmental Overview 

(Spencer Environmental 2012). 

 

Additional information in these reports was added to the map if the feature described was still 

present on the imagery. 
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Results 

 

In total, we identified 67 natural features within the study area. Most of these features are clustered 

near the west, south and east boundaries of the study area. There are several small natural features 

scattered throughout the middle portion of the study area.   

 

Only three features have been formally recognized by Sturgeon County as Environmentally 

Sensitive Areas (ESAs) in their documented county-wide inventories (Infotech 1989; EDA 

Collaborative Inc. & Sierra Planning and Management 2016). Because of the large area covered, 

those inventories focused on prominent (large) natural features. The three ESAs are: 

 

• Sturgeon Valley Namao - Sturgeon River reach between St. Albert city limits and Highway 

37. This area was first recognized as an ESA in InfoTech (1989) because of its diverse 

valley habitats. The Sturgeon River Valley is also noted as an important conservation area 

in the Edmonton Metropolitan Regional Growth Plan (EMRGP). Fiera Biological 

Consulting (2018) notes this area as having a low to very low bank intactness but marks it 

as a high restoration priority. Sturgeon Valley Namao was also identified as an important 

regional ecological corridor in the City of St. Albert’s GMS. 

 

• Lancaster/Cutbank Lake was also identified in InfoTech (1989). This wetland has remained 

on the landscape since that time and has potential to be a Crown-owned body of water. The 

lake and adjacent lands have been incorporated into design maps in the County’s Municipal 

Development Plan (MDP), in Sturgeon Valley’s Area Structure Plan (ASP) and Sturgeon 

Valley Vison map as part of a greenbelt. This area is also recognized by Edmonton’s 

Environmental Sensitivities Project as being of high value.  

 

• River Lot 56 is a provincially owned and managed Natural Area. The most sizeable features 

are an ephemeral tributary of the Sturgeon River and complex river valley habitats. It is 

mapped on all municipal planning documents, is recognized as an area of high to very high 

value in Edmonton’s Environmental Sensitivities Project. The City of St. Albert’s GMS 

also identifies River Lot 56 as having a local core area ecological connectivity function. 

 

The study area supports several other notable/sizeable natural features many of which have been 

previously mapped, but not named, by more recent studies: 

 

• The east portion of the study area supports three other water bodies with high potential to 

be Crown claimed. These are all likely wetlands, rather than true lakes, which must have 

depths  >2 m deep. These features and various extents of adjacent lands have been mapped 

by the County’s MDP, Sturgeon Valley ASP and the Sturgeon Valley Vision map. They 

are recognized as areas of high to very high value in Edmonton’s Environmental 

Sensitivities Project. Combined, these areas create a sizable ecological corridor connecting 

the northernmost portions of the City of Edmonton (e.g., Goodridge Corners 

Neighborhood) to natural areas north of the Sturgeon Valley study area. 

 

• Several relatively large natural areas previously identified as woodlands and wetlands are 

scattered throughout the study area, but mainly in the south. These areas have been 
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described by Spencer Environmental (2012) as being of high conservation value. A few of 

the woodlands have also been recognized to have a local core area ecological connectivity 

function by the City of St. Albert’s GMS. 

 

ACIMS and FWMIS searches did not result in any records of rare plants or wildlife species of 

management concern within the study area. 

 

Environmental policy in Sturgeon County’s Municipal Development Plan (MDP) states that the 

County “Should ensure that settlement patterns, new subdivisions and development avoid 

Environmentally Significant Lands unless there is potential for significant net positive Countywide 

municipal, community and environmental gain” (Sturgeon County 2014). This responsibility is 

mentioned in several County and regional planning documents including the Open Space Plan for 

Sturgeon County (OSP), the Sturgeon Valley ASP and the EMRGP.  

 

Sturgeon County’s MDP defines Environmentally Significant Lands as “All lands in Sturgeon 

County that are: (a) a swamp; (b) a gully, ravine or coulee; (c) an escarpment; (d) a natural 

drainage course; (e) riparian lands adjacent to the beds and shores of rivers, streams, creeks, 

watercourses and natural drainage courses; (f) wetlands; (g) lands subject to flooding, including 

Flood Risk Areas, floodways and flood fringes; (h) unstable lands; (i) natural areas including 

forests, woodlands, meadows and prairies; or (j) contaminated lands” (Sturgeon County 2014). 

Accordingly, we have collectively named the mapped features Environmentally Significant Lands.  

The MDP and other planning documents indicate that all of the mapped features merit 

consideration during planning exercises; however, some features are more noteworthy than others 

and will have greater potential to influence development.  

 

Areas having the greatest potential to influence planning decisions meet one or more of the 

following five criteria: 

 

• The feature is a previously recognized ESA 

• The feature is or has high potential to be a Crown claimable water body 

• The feature is potentially subject to flooding 

• The feature has been previously noted in a planning document as important 

environmentally 

• The feature provides structural or functional connectivity to other influencing features  

 

 

Key Influencing Environmental Features 

Table 1 lists this study’s key influencing environmental features, the above established criteria 

they meet, and which reviewed documents support our findings. 
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Table 1. Key Influencing Environmental Features within the Study Area. 
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Supporting Documents 

                                             Influencing Feature Criteria 

River Lot 56 ✓  ✓ ✓ ✓ 
GMS, Infotech, OSP, EMRGP, Sturgeon Valley 

Vison, SVASP, MDP, ALCES, Solstice, Spencer 

Sturgeon Valley 

Namao 
✓  ✓ ✓ ✓ 

GMS, Infotech, OSP, EMRGP, Sturgeon Valley 

Vision, SVASP, MDP, ALCES, Solstice, Fiera 

Lancaster/Cutbank 

Lake 
✓ ✓  ✓ ✓ 

Infotech, OSP, Sturgeon Valley Vison, SVASP, 

Solstice 

Labelled 

Woodlands 
   ✓ ✓ Spencer, GMS 

 

 

Additional Regulatory Influences 

A sizeable portion of the study area falls within the Canadian Forces Base (CFB) Edmonton Bird 

Hazard Area, which was established by the Department of National Defense (DND) pursuant to 

the Aeronautics Act and the Edmonton Garrison Heliport Zoning Regulations (EGHZR). The Bird 

Hazard Area delineates a zone in which DND deems there to be a higher risk of birds colliding 

with aircraft using CFB Edmonton. The EGHZR specify land use conditions, built structure 

conditions and prohibitions for lands within the Bird Hazard Area. Construction of any new open 

water reservoirs within that area requires approval from DND. DND will only approve new open 

water reservoirs that are designed to be unattractive to large flocking waterbirds, such as gulls, 

geese and ducks, on the basis that an increase in open water area may increase local bird 

populations and thus the risk of aircraft/bird strikes. 

 

This mapping exercise only delineated wetlands with a high probability of being Crown claimable. 

Other mapped Natural Areas also support smaller wetlands, many of which are not yet identified. 

In addition, there are numerous other unmapped, disturbed wetlands that are not associated with 

natural uplands and have been cultivated. All wetlands, including disturbed wetlands, remain 

subject to assessment and approval pursuant to the Water Act and the Alberta Wetland Policy if 

they are identified for disturbance or removal during planning. 
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1. Introduction
Sturgeon County is considering the potential development of lands in the Sturgeon Valley area of the 
County.  The potential for development of this area creates some significant financial issues that require 
careful consideration.  This analysis is intended to provide an initial financial evaluation of each of three major 
development options.  Based on a review of these results, it is intended that the development options and 
financial analysis may be modified to determine how best to frame this development.  

1.1. PURPOSE OF THIS ANALYSIS
The financial impacts of develop proposed in the Sturgeon Valley ASP.  This includes consideration of three 
general scenarios. 

Option 1 - Consolidated Option 30:  Includes residential and non-residential development to a 
build out density of 32 units per NRHA over a 30 year forecast timeframe to 2049.
Option 1a - Consolidated Option 60  Includes residential and non-residential development to a 
build out density of 35 units per NRHA over a 60 year forecast timeframe to 2079.  This also 
includes a variation that considers the full build out of the ASP planning area.  
Option 2 - Landowners/Developers Concept:  Includes residential and non-residential development 
as proposed by developers with land holdings in the ASP area.  This includes both residential and 
non-residential development to a build out density of 35 units per NRHA over a 60 year forecast 
timeframe to 2079.

1.2. APPROACH TO THE ANALYSIS
The analysis of each development option has been considered in the context of a Baseline Financial Forecast.  
This Baseline Forecast provides a 30 and 60 projection of the County’s financial picture.  The results for each 
of the development options has been compared against this Baseline Forecast to provide context regarding 
the impact of the development option on the financial position of the County.  

As would be expected, incorporating the development of a significant urban node in the County results in a 
fundamental change in its approach to service delivery, including the types of services provided, and 
importantly, in some instances the nature of funding these services (e.g.  police).  While these changes are 
things the County will face to some degree in the future with additional growth, they are clearly a marked 
departure from what is both the status quo and a likely evolution of municipal services provided by the 
County.  

In recognition of this fundamental change, two scenarios for each option have been evaluated.  These are as 
follows:
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Blended Scenario:  In this scenario the financial implications of each development option are 
‘blended’ into the Baseline Forecast for the County, resulting in a combined service delivery approach 
and a single tax rate for each assessment class across the County.  This is similar to how Strathcona 
County delivers services and sets municipal tax rates.
Urban Services Area (USA) Scenario:  Because the nature and cost of services delivered are 
different in the ASP area than what is typical of the County, there is a spillover of the financial impacts 
of development in the ASP area to the ratepayers in the rest of the County.  In some instances, these 
spillover effects are significant, resulting in existing County ratepayers subsidizing the cost of services 
provided to the ASP area.  To shield existing ratepayers from these spillover effects it is possible to 
establish an Urban Services Area which would encompass development in the ASP area, and for the 
County to establish separate tax rates for the ASP area.  This would ensure that development in the 
ASP area paid for all the services received and protect existing ratepayers from subsidizing the costs.  
This is similar to how the Regional Municipal of Wood Buffalo treats the Urban Services Area of Fort 
McMurray.  
‘Net Neutral’ Scenario:  As a result of the financial implications of the Blended and USA Scenarios, 
additional analysis has been done to evaluate the potential for creating a better balance in residential 
and non-residential development.  In some instances, this involves reducing the amount of residential 
development while keeping the non-residential development whole, and in others it involves 
increasing the amount of non-residential development and keeping the residential development as 
defined in the original scenario.  

The analysis provided includes results for each of these scenarios.  It is noted that there are options that 
lie between these to options that could be explored as a part of refinement of the development options 
and the associated financial analysis.
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2. Baseline Financial Forecast
The Baseline Financial Forecast has been developed to consider how the financial picture of the County will 
evolve without development in Sturgeon Valley.  This forecast includes the following assumptions:

Population Growth:  Outside of Sturgeon Valley, the population growth in the rest of the county is 
expected to be modest and limited to growth in the hamlets in the County, country residential infill 
development and some additional subdivision of farm parcels.  On average, population in the 
Baseline Scenario is projected to increase at 0.75% per year.  This is below the long term population 
growth of the County which averaged approximately 0.85% per year between 2001 and 2016.
Density (Dwelling Unit occupancy):  Average occupancy per occupied dwelling unit is currently 2.98.  
This has been assumed to continue over the forecast period.  The number of unoccupied dwelling 
units has been assumed to remain constant.
Assessment Per Dwelling Unit:  Currently the average assessment per dwelling units is 
approximately $475,000.  It is projected this average would decrease to $450,000 per units by the 
end of the forecast period.
Non-Residential Assessment Growth:  Non-residential assessment growth in the Baseline Forecast 
has been limited to the equivalent of completion of the Integrated Propane Dehydrogenation and 
Polypropylene Plant.  This includes additions to the County’s non-residential, machinery and 
equipment and linear assessment categories.  NOTE:  The forecast does not assume this particular 
project proceeds, but rather a project similar in scope and assessment to this project would be 
completed over the forecast period.1

Operating Expenditures:  Each municipal service delivery has been evaluated to determine a fixed 
and variable portion of operating expenditures.  Based on this analysis, the growth in the County has 
been applied to the variable portion of these expenditures to project future operating expenditures.  
This assumes that the current levels of funding and services levels would largely remain in the 
Baseline over the forecast period.2

Operating Revenues:  Operating (non-tax) municipal revenues have been estimated based on the 
historic cost recover rates.  This compares the operating revenues of a function area against annual 
operating expenditures.  The level of cost recover (operating revenues divided by operating 
expenditures) has been assumed to remain constant over the forecast period.  This reflects a 
continuation of current rates and fees established for municipal services provided would remain over 
the forecast period.3

Operating Grants:  Operating grants have been assumed to increase with population growth, but at 
a decreasing rate.  It has been assumed that operating grants would increase only 10% of the 2019 
per capita rate for all future growth.  
Capital Expenditures:  The County’s 5 year capital plan has been incorporated into the Baseline 
Financial Forecast (2021- 2025).   Following this it has been assumed that County capital 4

expenditures would be consistent with the per capita levels of spending over the period 2009 to 
2018.  This ranges from approximately $850 to $950 per capita per year.

 Alberta Major Projects https://majorprojects.alberta.ca/#/  1

 Alberta Municipal Affairs https://open.alberta.ca/opendata/municipal-financial-and-statistical-data  2

 Alberta Municipal Affairs https://open.alberta.ca/opendata/municipal-financial-and-statistical-data  3

 Sturgeon County Approved Operating and Capital Budget 2020 - 2021-2025 Financial Forecast4
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Life Cycle Costs:  It is estimated that the County is not currently keeping up with a full investment 
required to fully cost the refurbishment and replacement of infrastructure.  Over the forecast period 
capital investment in life cycle costs has been increased by 30%.
Capital Grants:  It is assumed that capital grants available to finance future investment in 
replacement of existing assets and purchase of new assets would be half of the historic levels 
between 2009 and 2018.  
Other Capital Financing:  It is assumed that capital financing from non-grant sources would be 
shared based on historic levels observed between 2009 and 2018.  As grants have been reduced, 
capital financing from all other sources has been increased on a pro-rata basis.  

The results of the Baseline Financial Forecast are presented in the results for each of the development 
options, presented in the next sections of the Working Paper.
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3. Option 1 - Consolidated Option 30
The analysis  provided below includes a preliminary analysis of the Consolidated Option 30 development 
scenario.  This analysis should be considered preliminary and subject to revision upon review of the financial 
results and assumptions contained therein.  

3.1. DEVELOPMENT ASSUMPTIONS
The analysis is based on the following development assumptions.

Table 1:  Option 1 - Consolidated Option 30:  Residential Development 
Assumptions 
5

Table 2:  Option 1 - Consolidated Option 30:  Non-Residential Development 
Assumptions 
6

All growth in the ASP area is assumed to start in 2026 and develop at a constant rate over the forecast 
period.

Area (ha) Units / ha Number of 
Units People / Unit Population Assessment / 

Unit

LDR 1 84.21 20 1,684 2.60 4,379 400,000

LDR 2 97.20 25 2,430 2.60 6,318 375,000

Row Housing 48.70 45 2,192 2.60 5,698 325,000

MDR 1 17.10 90 1,539 2.20 3,386 250,000

MDR 2 0.00 125 0 2.20 0 250,000

Total 247.21 7,845 19,781

Area (ha) Assessment / ha

Commercial / Retail 20.8 6,500,000

Industrial 51.9 2,500,000

Total 72.7

 Source:  Area and Units V3, Population and Assessment Applications 5

 Source:  Area V3, Assessment Applications 6
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3.2. MUNICIPAL COST/REVENUE ASSUMPTIONS
The financial analysis for this scenario is based on the following assumptions.

3.2.1. MUNICIPAL OPERATING EXPENDITURES

To estimate the annual operating expenditures for the ASP historic operating expenditures for 18 Alberta 
municipalities with populations that are within the range of the ASP options.  These municipalities include 
towns, cities and specialized municipalities that have a current population of 15,000 and 102,000.  Based on 
this analysis, operating expenditures have been grouped into three tiers that correspond to the population 
of the municipalities.  Using historic average municipal operating expenditures per capita, these estimate 
provide a reasonable proxy for he annual per capita operating costs of providing municipal services to the 
ASP within each of the three tiers.  

Table 3:  Operating Expenditures Per Capita by Growth Tier


Tier 1 Tier 2 Tier 3

Population Treshold Less than 30,000 Less than 60,000 More Than 60,000

airport 0 0 0

ambulance_first_aid 0 0 0

bylaws_enforcement 37 40 44

cemeteries_crematoriums 2 3 5

common_and_equipment_pool 30 115 99

convention_centers 0 0 0

council_and_legislative 32 17 12

culture_libraries_museums 93 132 128

daycare 13 0 0

disaster_emergency 3 10 4

economic_agricultural_development 13 4 14

electric 0 0 0

family_community_support 57 50 57

fire 112 200 243

gas 0 0 0

general_administration 254 300 397

land_building_rentals 3 0 0

land_use_planning 93 67 54

other 16 0 2

other_environment 5 6 1

other_general_government 3 47 0

other_planning_development 4 6 0

Population Treshold
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The municipalities included in each Tier are as follows:

Tier 1 (Seven municipalities - Population between 15,000 - 30,000):

Brooks 
Stony Plain
Camrose
Beaumont
Chestermere
Fort Saskatchewan
Okotoks

Tier 2: (Seven municipalities - Population between  30,000 - 60,000): 

Cochrane
Lloydminster
Leduc
Spruce Grove
Medicine Hat
St Albert
Grande Prairie
Airdrie

other_protective_services 8 0 7

other_public_welfare 0 0 0

other_recreation_culture 1 8 0

other_transportation 0 0 0

parks_and_rec 317 351 380

police 198 258 291

public_housing 0 11 28

public_transit 15 110 166

recreation_boards 2 11 8

roads_streets_walks_lighting 162 173 169

sewers_drainage 4 16 9

subdivision_land_development 8 16 18

waste_management 82 68 88

wastewater_treatment 108 111 132

water_distribution 157 130 131

Total 1,835 2,264 2,488

Tier 1 Tier 2 Tier 3

Less than 30,000 Less than 60,000 More Than 60,000Population Treshold
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Tier 3 (Population greater than 60,000):7

St Albert
Grande Prairie
Airdrie
Strathcona County
Red Deer
Lethbridge

It should be noted that some municipal functions that are part of the operations of some municipalities, 
have been excluded to reflect the scope of operations that can be expected in the ASP area.  Those 
functions excluded form the analysis include the following:

Airport
Ambulance
Electric
Gas
Other Transportation

Further, it is noted that while Municipal Affairs attempts to encourage municipalities to provide a 
consistent set of data across municipalities and over years, the data is sometimes uneven.  As a result, 
there will be figures in some municipal functions in some years and not others due to reclassification of 
information.
It can be expected that these annual operating expenditures per capita will reflect the average costs of 
delivering services for the municipalities included.  As a result, the services delivered and associated 
operating expenditures will be reflective of the average of the municipalities included in each category.
Further, it is noted that the average cost of services generally increases with the size of the municipalities 
in each tier.  This reflects the reality that the range of services provided by municipalities generally expands 
as the population grows.  Using this approach will be reflective of this reality for the ASP financial analysis.  
As seen from the table above, average cost per capita increases from approximately $1,800 per capita in 
Tier 1 to approximately $2,300 per capita in Tier 2 and $2,500 per capita in Tier 3.  The increase from Tier 
2 to Tier 3 is not as great in part because of the overlap of municipalities included in both tiers.  

3.2.2. CAPITAL EXPENDITURES

The investment in infrastructure and facilities to support the growth proposed in the ASP has been 
estimated based on the type of development assumed in the ASP scenario, the total amount of growth and 
services that would be provided.  Detailed assumptions have been made regarding the infrastructure that 
would be required and associated investment for each of the following categories:

Neighbourhood Water Lines
Neighbourhood Wastewater Lines
Neighbourhood Drainage
Local and Collector Roads
Arterial Roads

 For the purposes of calculating average annual operating expenditures that would be a reasonable proxy for the development in the ASP area, some 7

municipalities have been included in both the Tier 2 and Tier 3 categories.  
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Regional Infrastructure (Roads, Water, Wastewater)
Other Infrastructure (Recreation, Police, Fire, Equipment, Library, Transit, Maintenance Facilities, 
Administration Facilities)

The detailed assumptions regarding costing of each asset category is provided in Appendix A.  The capital 
requirements for each investment in new infrastructure totals an estimated to total $370 million by 2049.  

3.2.3. FINANCING CAPITAL 
The source of investment in infrastructure has been assumed as follows:

Developer Contributed Assets

Neighbourhood Water Lines
Neighbourhood Wastewater Lines
Neighbourhood Drainage
Local and Collector Roads

Development Levy Funded

Arterial Roads
Fire Stations
Police Stations
Major Recreation Facilities including:  arenas, pools, indoor soccer fields, specialty recreation 
facilities.

Tax Supported

Neighbourhood Recreation Facilities (e.g. playgrounds, outdoor rinks, etc.)
Library
Transit 
Vehicles
Maintenance Facilities
Administration Facilities

Tax supported infrastructure included in this ASP option includes the following:

Playgrounds
Outdoor Rinks
Transit Buses
Municipal Vehicles & Equipment

All major infrastructure associated with water, wastewater and transportation have been assumed to be 
funded through either utility rates, grants or development levies.  
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3.3. BLENDED SCENARIO RESULTS

3.3.1. POPULATION GROWTH

The population of the County is projected to increase to just over 29,000 by 2049 (30 year forecast 
period) without development of the ASP.  With the ASP scenario, the total population of the County is 
projected to increase to almost 49,000 by 2049.

3.3.2.
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3.3.3. ASSESSMENT

The assessment base of the County is projected to increase to almost $8.5 billion by 2049 (30 year 
forecast period) without development of the ASP.  With the ASP scenario, the assessment base of the 
County is projected to increase to almost $11.4 billion by 2049.  
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3.3.4. OPERATING EXPENDITURES

Total operating expenditures for the County without the ASP development are projected to increase to 
approximately $61.4 million over the forecast period.  With the growth defined for the ASP area, these 
expenditures are projected to increase to just over $80 million by the end of the forecast period.  Note 
that all financial information is in real 2019 dollars, and thus do not include inflation.  
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On a per capita basis, operating expenditures are projected to decrease with growth in the County.  
Without the ASP these decreases in operating expenditures per capita reflect the benefit of economies of 
scale without any change in the scope of services provided.  
When development in the ASP area is included operating expenditures per capita decrease further.  This 
is a result of operating expenditures per capita being generally lower for urban communities.  In this ASP 
option, the Tier 1 average cost per capita are applied to all growth.  The estimated operating expenditures 
per capita of delivering services to the municipalities included in this Tier is approximately $1,800 versus 
the current expenditure in the County of just over $2,300 per capita.  

2,
33

8 

2,
32

8 

2,
31

8 

2,
30

7 

2,
29

8 

2,
28

8 

2,
27

8 

2,
26

9 

2,
26

0 

2,
25

1 

2,
24

2 

2,
23

3 

2,
22

5 

2,
21

6 

2,
20

8 

2,
20

0 

2,
19

2 

2,
18

4 

2,
17

6 

2,
16

8 

2,
16

1 

2,
15

4 

2,
14

6 

2,
13

9 

2,
13

2 

2,
12

5 

2,
11

8 

2,
11

2 

2,
10

5 

2,
09

8 

2,
09

2 

0

500

1,000

1,500

2,000

2,500

2019 2024 2029 2034 2039 2044 2049

Operating Expenditures Per Capita - Sturgeon County - (Real 2019 $)

Base Case Without Sturgeon Valley With Sturgeon Valley  - Consolidated Option 30 - Blended

Fiscal Impact Analysis of Developing Sturgeon Valley - DRAFT Working Paper 13



Applications Management Consulting Ltd.

3.3.5. OPERATING REVENUES

Total operating revenues (non-tax revenues) for the County without the ASP development are projected 
to increase to approximately $11.3 million over the forecast period.  With the growth defined for the ASP 
area, these expenditures are projected to increase to just over $17.7 million by the end of the forecast 
period.  Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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On a per capita basis, operating revenues are projected to largely remain the same in both the Baseline 
Forecast at that for the County including the ASP area.  This is an expected result given that the cost 
recovery rates (operating revenues per expenditure) remain constant over the forecast period.  
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3.3.6. CAPITAL EXPENDITURES

Total capital expenditures for County without the ASP development reflect the County’s five year capital 
plan plus future capital expenditures on a per capita basis consistent with historical capital investment.  
With the growth defined for the ASP area, capital expenditures are expected to increase significantly.  
Further, there are spikes in capital expenditures associated with required investment in major 
infrastructure.  Note that all financial information is in real 2019 dollars, and thus do not include inflation.  

Contributing to the increase in capital expenditures for the ASP option are the following:
Major water, wastewater and road infrastructure
Fire Station
Police Station
Arenas (2)
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On a per capita basis, capital expenditures with the ASP option are similar to that for the County generally 
with the exaction of the spikes in investment required for major infrastructure projects noted above.  

1,
64

6 

1,
20

2 

86
0 

79
9 

76
4 

75
0 80

9 

91
3 

91
8 

92
2 

92
6 

93
0 

93
5 

93
9 

94
3 

94
8 

95
2 

95
6 

96
1 

96
5 

97
0 

97
4 

97
9 

98
3 

98
8 

99
2 

99
7 

1,
00

1 

1,
00

6 

1,
01

1 

1,
01

5 

0

200

400

600

800

1,000

1,200

1,400

1,600

1,800

2019 2024 2029 2034 2039 2044 2049

Total Capital Expenditures Per Capita - Sturgeon County - (Real 2019 $)

Base Case Without Sturgeon Valley With Sturgeon Valley  - Consolidated Option 30 - Blended

Fiscal Impact Analysis of Developing Sturgeon Valley - DRAFT Working Paper 17



Applications Management Consulting Ltd.

3.3.7. TAX SUPPORTED CAPITAL EXPENDITURES

Tax supported capital expenditures include those that are funded from tax or utility rate sources.  This 
excludes funding that is from third party sources as well as donated assets acquired through development.
Net capital expenditures without development in the ASP area are project to increase modestly to almost 
$13 million to the end of the forecast period.  When the tax supported expenditures associated with the 
growth in the ASP area are included, these expenditures increase significantly, to over $30 million by the 
end of the forecast period.  Note that all financial information is in real 2019 dollars, and thus do not 
include inflation.  
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Even when net capital expenditures are normalized on a per capita basis, the annual expense increases 
significantly when development in the ASP area is included.  This is a result of a general increase in 
expenditures as well as share of these expenditures that will be funded by rate payers through taxes or 
utility rates.  
It should be noted that this assumes that development levies would be applied to not only the traditional 
infrastructure investments, but also police, fire and recreation infrastructure.  It should also be noted that 
the forecast that includes the ASP development assumes that life cycle costs associated with acquired 
assets (donated or purchased) is 100% funded.  While the analysis assumes that a greater proportion of 
life cycle costs will be funded in the Baseline Forecast, it likely does not include 100% of these costs.  
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3.3.8. MUNICIPAL TAX RATES

Municipal tax rates have been calculated based on the annual shortfall between total expenditures and 
operating (non-tax revenues).  In the Blended Scenario, the base year municipal tax rate split between 
residential and other tax rates has been assumed throughout the forecast.
In the Baseline Forecast, real municipal residential tax rates (without inflation) are projected to remain 
relatively constant over the forecast period.  When growth in the ASP area for this scenario is included, 
residential municipal tax rates are projected to increase (in real terms) by approximately a half mill.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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Over the forecast period, in the Blended Scenario where all municipal expenditures and revenues are 
considered in developing a single set of municipal tax rates for residential and other assessment classes 
(based on the 2019 tax rate splits), tax rates are projected to increase when the ASP area development is 
included.  The magnitude of this increase builds to just over 15% by the end of the forecast period.  This 
increase is the same for both residential and non-residential tax rates as the split between rates has been 
assumed to remain constant over the forecast period. 
Of concern for existing Sturgeon County ratepayers is the increase in taxes paid to support additional 
infrastructure and investment in services that they may perceive as not providing a direct benefit to them.  
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3.3.9. MUNICIPAL DEBT

Contributing to the higher tax rates including development in the ASP area is an increase in capital 
investment and municipal debt.  On a per capita basis the change in municipal debt levels is evident for 
most of the forecast period, with some significant increases with major infrastructure investments.
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The increased debt levels with the ASP area development also results in an increase in the usage of the 
County’s debt limit.  While remaining well below the MGA and County prescribed debt limits the use of 
debt capacity increases significantly with development in the ASP area.
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3.3.10.FISCAL CAPACITY

The County currently benefits from a favourable fiscal capacity by most measures. Based on the 
development assumed for the ASP area, this fiscal capacity is projected to deteriorate compared to that 
for the Baseline Forecast.  
Using assessment per capita, there is a significant decline in the County’s fiscal capacity when development 
in the ASP area is included.  This represents a decline of approximately 18%.  
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A similar pattern is revealed using share of non-residential assessment that contributes to the total 
assessment base of the County.  As with assessment per capita, the share of non-residential assessment 
also declines when development in the ASP area is included in the analysis.  

Clearly the assessment included in the ASP area development is not as rich as that for the County’s 
current assessment base.  For the County to maintain its currently favourable fiscal capacity with the ASP 
development would require a greater proportion of non-residential development.  
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3.4. URBAN SERVICES AREA SCENARIO
As noted above, when the financial implications of development in the ASP area is blended into the 
County’s overall financial position, there are spillover implications for existing ratepayers in the County.  To 
protect existing County ratepayers from these implications, an alternative scenario has been constructed 
whereby the development in the ASP area would be a stand alone Urban Services Area where all related 
costs and revenues would be contained within the ratepayers in the area. 
The assumption regarding the services, municipal cost of services, capital investment and financing of this 
investment in this scenario are the same as those in the Blended Scenario, except separate tax rates have 
been calculated for the development in the ASP area.  The tax rates and financial implications for existing 
ratepayers in the County would follow the Baseline Forecast.  
It is noted that there would be some savings associated with scope economies and sharing of facilities and 
infrastructure.  All of these benefits have been assumed to flow to ratepayers in the ASP area.  
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3.4.1. RESIDENTIAL MUNICIPAL TAX RATES

The Urban Services Area (USA) Scenario residential municipal tax rate results are presented in the 
context of the Blended Scenario results, as well as the 2019 residential municipal tax rates for all the 
municipalities included in the analysis of municipal operating expenses and revenues.  
To provide a comparable municipal tax rate comparison for the USA Scenario results with other urban 
municipalities, the tax rate split for the USA Scenario is assumed to be 1.6.  This is significantly smaller than 
the currently County tax split of 2.8.  It is thought that for an urban area, a tax rate split more consistent 
with that currently used by the comparable urban’s would be appropriate.  
As seen in the figure below, the 2049 (real 2019 $) Blended Scenario municipal tax rate result is higher 
than the existing rate for Sturgeon (approximately 15% higher).  When development in the ASP area is 
required to pay for itself, without subsidization of the County’s existing tax base, and with the shift of tax 
burden to the residential rate, the USA Scenario residential tax rate is significantly higher than the existing 
County rate (almost double).  In spite of this, the residential tax rate for the USA Scenario is lower than 
that for 5 of the comparable municipalities included in the analysis.
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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3.4.2. NON-RESIDENTIAL MUNICIPAL TAX RATES

As noted above, to provide a comparable municipal tax rate comparison for the USA Scenario results 
with other urban municipalities, the tax rate split for the USA Scenario is assumed to be 1.6.  This is 
significantly smaller than the currently County tax split of 2.8.  It is thought that for an urban area, a tax 
rate split more consistent with that currently used by the comparable urban’s would be appropriate.  
As seen in the figure below, the 2049 (real 2019 $) Blended Scenario municipal tax rate result is similar to 
that estimated for the Blended Scenario.  This is largely a result of adjusting the tax rate split for the USA 
Scenario.  Based on this, the USA Scenario non-residential tax rate in 2049 would be below seven of the 
comparable municipalities included in the operating expenditure and revenue analysis.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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3.4.3. DEBT LIMIT USED

As noted above, development in the ASP area will require a significant capital investment.  This puts some 
additional strain on the share of available debt limit used.  The results for the Blended and USA scenarios 
is provided in the figure below.  
When all the debt associated with development in the ASP area is attributed to the area (USA scenario), 
this urban area would be using the highest proportion of available debt limit by a significant margin (69% 
by 2049).  This compares to the Blended Scenario result of 48%, which is among the highest of the 
comparable municipalities.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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3.4.4. RESIDENTIAL ASSESSMENT

As noted above, when the ASP area development is blended into the County’s current assessment base, 
the share of non-residential assessment declines.  This is reflected by an increase in the share of residential 
assessment as noted in the figure below.  When the ASP area assessment is considered in isolation of the 
rest of the County, the share of residential assessment increases to almost 91% in 2049.  This is among the 
highest of those municipalities included in the comparable analysis, being higher than only two of these 
municipalities.
This relatively poor mix of assessment in the ASP area contributes to the financial drag development in 
the area has on the fiscal performance of the County in the Blended Scenario.  

3.5. NET NEUTRAL ALTERNATIVE
As noted in both the Blended and USA Scenarios, the fiscal capacity of the County deteriorates with 
development in Sturgeon Valley as defined.  This contributes to a relatively smaller tax base against which 
the costs of providing municipal services can be recovered, leading to higher municipal tax rates.  In this 
Consolidated Option 30 the scale of residential development has been reduced to produce a fiscal 
capacity result that is ‘roughly’ average when compared to the 18 ‘comparable’ municipalities used to 
develop a municipal service profile and associated operating costs and revenues associated with delivering 
municipal services.  
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To achieve a roughly ‘average’ fiscal capacity result at the end of the 30 year forecast period, the residential 
development of this assumption has been reduced to be 25% of that assumed in both the Blended and 
USA analysis presented above.  The resulting share of residential assessment in the Urban Services Area is 
71.6% which just below the average for the 18 ‘comparable’ municipalities. 

Note that the share of residential assessment for Sturgeon County in the Blended Scenario is 57.7% 
which is somewhat higher than the Base Year level of 55%.  
The resulting financial implications of Sturgeon Valley on the County’s financial position are moderated 
dramatically.  For the Blended Scenario, the net impact on municipal tax rates is negligible.  As noted in the 
figure below, until the end of the forecast, the municipal tax rate impacts are effectively nil until the last 
two years of the forecast where there is an infrastructure investment required as population growth 
threshold of 10,000 people triggers the need for municipal infrastructure.  8
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 It is noted that this population threshold is somewhat arbitrary and this infrastructure could be required sooner or beyond the analysis timeframe 8

depending on the decision of Council.  However, for consistency, the infrastructure thresholds have been applied consistently in each of the 
scenarios to allow for a comparison of the scenario results.  
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It is important to note that keeping the population growth in this scenario below the point where 
significant expected investment in infrastructure will be required, plus the better fiscal balance of the 
development assumptions, provides a better net financial result on the tax rates for County ratepayers.  
This result is also evident which viewing the Urban Services Area Scenario results with the reduced Net 
Neutral residential development assumptions.  Net Neutral municipal residential tax rates are projected to 
reach 5.37 (real 2019 $), which ranks the 6th lowest of the 18 ‘comparable’ municipalities.  The result for 
non-residential municipal rates is projected to reach 8.59, which also ranks 6th lowest of the 18 
‘comparable’ municipalities.  
It is noted that the USA non-residential municipal tax rate is lower than the current non-residential tax 
rate for the County.  This is a result of the residential/non-residential tax rate split assumption used in the 
USA scenario, reducing the split from the current (Base Year) rate of 2.8 to a more typical split used by 
the ‘comparable’ municipalities of 1.6.  
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4. Option 2 - Consolidated Option 60
The analysis  provided below includes a preliminary analysis of the Consolidated Option 60 development 
scenario.  This analysis should be considered preliminary and subject to revision upon review of the financial 
results and assumptions contained therein.  

4.1. DEVELOPMENT ASSUMPTIONS
The analysis is based on the following development assumptions.

Table 4:  Option 2 - Consolidated Option 60:  Residential Development 
Assumptions 
9

Table 5:  Option 2 - Consolidated Option 60:  Non-Residential Development 
Assumptions 
10

All growth in the ASP area is assumed to start in 2026 and develop at a constant rate over the forecast 
period.

Area (ha) Units / ha Number of 
Units People / Unit Population Assessment / 

Unit

LDR 1 143.90 20 2,878 2.60 7,483 400,000

LDR 2 198.00 25 4,950 2.60 12,870 375,000

Row Housing 114.60 45 5,157 2.60 13,408 325,000

MDR 1 46.90 90 4,221 2.60 10,975 250,000

MDR 2 9.10 125 1,138 2.60 2,958 250,000

Total 512.50 18,344 47,693

Area (ha) Assessment / ha

Commercial / Retail 20.8 6,500,000

Industrial 133.9 2,500,000

Total 154.7

 Source:  Area and Units V3, Population and Assessment Applications 9

 Source:  Area V3, Assessment Applications 10
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4.2. MUNICIPAL COST/REVENUE ASSUMPTIONS
The financial analysis for this scenario is based on the following assumptions.

4.2.1. MUNICIPAL OPERATING EXPENDITURES

Refer to Section 3.2.1 for the assumptions on this variable.  

4.2.2. CAPITAL EXPENDITURES

The investment in infrastructure and facilities to support the growth proposed in the ASP has been 
estimated based on the type of development assumed in the ASP scenario, the total amount of growth and 
services that would be provided.  Detailed assumptions have been made regarding the infrastructure that 
would be required and associated investment for each of the following categories:

Neighbourhood Water Lines
Neighbourhood Wastewater Lines
Neighbourhood Drainage
Local and Collector Roads
Arterial Roads
Regional Infrastructure (Roads, Water, Wastewater)
Other Infrastructure (Recreation, Police, Fire, Equipment, Library, Transit, Maintenance Facilities, 
Administration Facilities)

The detailed assumptions regarding costing of each asset category is provided in Appendix A.  The capital 
requirements for each investment in new infrastructure totals an estimated to total $353 million by 2049 
and a total of $850 million by 2079.

4.2.3. FINANCING CAPITAL 
Refer to Section 3.2.3 for the assumptions on this variable.  

Tax supported infrastructure included in this ASP option includes the following:

Playgrounds
Outdoor Rinks
Transit Buses
Municipal Vehicles & Equipment

All major infrastructure associated with water, wastewater and transportation have been assumed to be 
funded through either utility rates, grants or development levies.  

4.3. BLENDED SCENARIO RESULTS

4.3.1. POPULATION GROWTH

The population of the County is projected to increase to just over 36,000 by 2079 (60 year forecast 
period) without development of the ASP.  With the ASP scenario, the total population of the County is 
projected to increase to almost 83,500 by 2079.
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4.3.2. ASSESSMENT

The assessment base of the County is projected to increase to almost $9.7 billion by 2079 (60 year 
forecast period) without development of the ASP.  With the ASP scenario, the assessment base of the 
County is projected to increase to almost $16.2 billion by 2079.  
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4.3.3. OPERATING EXPENDITURES

Total operating expenditures for the County without the ASP development are projected to increase to 
approximately $69.3 million over the forecast period.  With the growth defined for the ASP area, these 
expenditures are projected to increase to just over $125 million by the end of the forecast period.  
There is an adjustment in operating expenditures in 2059 as this is the year that development in the ASP 
area exceeds 30,000.  This is then the Tier 2 operating expenditures take effect.  In reality, this would 
happen gradually over time and not as a single year adjustment.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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On a per capita basis, operating expenditures are projected to decrease with growth in the County.  
Without the ASP these decreases in operating expenditures per capita reflect the benefit of economies of 
scale without any change in the scope of services provided.  
When development in the ASP area is included operating expenditures per capita decrease further.  This 
is a result of operating expenditures per capita being generally lower for urban communities.  In this ASP 
option, the Tier 1 average cost per capita are applied to growth until 2059 when the Tier 2 operating 
expenditures reflecting an ASP area population of over 30,000. 
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4.3.4. OPERATING REVENUES

Total operating revenues (non-tax revenues) for the County without the ASP development are projected 
to increase to approximately $12.7 million over the forecast period.  With the growth defined for the ASP 
area, these expenditures are projected to increase to just over $33 million by the end of the forecast 
period.  
The adjustment in operating expenditures to Tier 2 levels in 2059 also affect operating revenues as the 
cost recover rates are based on operating expenditures by function area.
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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On a per capita basis, operating revenues are projected to largely remain the same in both the Baseline 
Forecast at that for the County including the ASP area until the operating expenditure adjustment to Tier 
2 levels in 2059.  From this point on operating revenues per capita increase based on the results for the 
Tier 2 municipalities. 
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4.3.5. CAPITAL EXPENDITURES

Total capital expenditures for County without the ASP development reflect the County’s five year capital 
plan plus future capital expenditures on a per capita basis consistent with historical capital investment.  
With the growth defined for the ASP area, capital expenditures are expected to increase significantly.  
Further, there are spikes in capital expenditures associated with required investment in major 
infrastructure.  Note that all financial information is in real 2019 dollars, and thus do not include inflation.  

Contributing to the increase in capital expenditures for the ASP option are the following:
Major water, wastewater and road infrastructure
Fire Stations (4)
Police Stations (4)
Arenas (4)
Pools (2)
Indoor Soccer (1)
Specialty Recreation Facilities (Spray Park, Skateboard Park)
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On a per capita basis, capital expenditures with the ASP option are generally higher to that for the County 
generally.  In addition, there are five periods where significant capital investments are projected to be 
required. 
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4.3.6. TAX SUPPORTED CAPITAL EXPENDITURES

Tax supported capital expenditures include those that are funded from tax or utility rate sources.  This 
excludes funding that is from third party sources as well as donated assets acquired through development.
Net capital expenditures without development in the ASP area are project to increase modestly to almost 
$17 million to the end of the forecast period.  When the tax supported expenditures associated with the 
growth in the ASP area are included, these expenditures increase significantly, to over $60.0 million by the 
end of the forecast period.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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Even when net capital expenditures are normalized on a per capita basis, the annual expense increases 
significantly when development in the ASP area is included.  This is a result of a general increase in 
expenditures as well as share of these expenditures that will be funded by rate payers through taxes or 
utility rates.  
It should be noted that this assumes that development levies would be applied to not only the traditional 
infrastructure investments, but also police, fire and major recreation infrastructure.  It should also be noted 
that the forecast that includes the ASP development assumes that life cycle costs associated with acquired 
assets (donated or purchased) is 100% funded.  While the analysis assumes that a greater proportion of 
life cycle costs will be funded in the Baseline Forecast, it likely does not include 100% of these costs.  
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4.3.7. MUNICIPAL TAX RATES

Municipal tax rates have been calculated based on the annual shortfall between total expenditures and 
operating (non-tax revenues).  In the Blended Scenario, the base year municipal tax rate split between 
residential and other tax rates has been assumed throughout the forecast.
In the Baseline Forecast, real municipal residential tax rates (without inflation) are projected to gradually 
increase over the forecast period.  When growth in the ASP area for this scenario is included, residential 
municipal tax rates are projected to increase (in real terms) by approximately a one and a half mills.  This 
increase is significant.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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Over the forecast period, in the Blended Scenario where all municipal expenditures and revenues are 
considered in developing a single set of municipal tax rates for residential and other assessment classes 
(based on the 2019 tax rate splits), tax rates are projected to increase when the ASP area development is 
included.  The magnitude of this increase builds to almost 41% by the end of the forecast period.  This 
increase is the same for both residential and non-residential tax rates as the split between rates has been 
assumed to remain constant over the forecast period. 
Of concern for existing Sturgeon County ratepayers is the increase in taxes paid to support additional 
infrastructure and investment in services that they may perceive as not providing a direct benefit to them.  

0.
0%

0.
0%

0.
2%

0.
3%

0.
4%

0.
5%

0.
6%

1.
1%

1.
5%

2.
1%

2.
6%

3.
1% 3.
7% 4.
3% 4.
8%

6.
9% 7.
4% 8.
0% 8.
6% 9.
1% 9.
4%

10
.0
%

10
.6
%

11
.2
%

11
.8
% 13
.7
%

14
.2
%

14
.8
%

15
.3
%

15
.9
%

16
.4
%

17
.0
%

17
.5
%

18
.2
% 20
.0
%

20
.6
%

21
.1
%

21
.7
%

22
.3
%

22
.8
%

29
.5
%

30
.0
%

30
.7
% 32
.3
%

32
.8
%

33
.4
%

33
.9
%

34
.5
%

35
.0
%

35
.5
%

36
.0
%

36
.6
% 38
.0
%

38
.5
%

38
.9
%

39
.4
%

39
.8
%

40
.2
%

40
.6
%

41
.0
%

41
.4
%

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%

30.0%

35.0%

40.0%

45.0%

2019 2024 2029 2034 2039 2044 2049 2054 2059 2064 2069 2074 2079

Tax Impact of Sturgeon Valley ASP - Sturgeon County - (Real 2019 $)

With Sturgeon Valley  - Consolidated Option 60 - Blended

Fiscal Impact Analysis of Developing Sturgeon Valley - DRAFT Working Paper 47



Applications Management Consulting Ltd.

4.3.8. MUNICIPAL DEBT

Contributing to the higher tax rates including development in the ASP area is an increase in capital 
investment and municipal debt.  On a per capita basis the change in municipal debt levels decline in the 
mid term for the Baseline Forecast, and then increase to over $2,100 per capital by the end of the 
forecast.  This increase is a result of the catch up in life cycle costs assumed for the Baseline Forecast.
The total debt per capita increases dramatically when development in the ASP area is included.  Notably 
significant increases occur at points where significant infrastructure investments are required (see capital 
expenditures presented earlier in this section).
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The increased debt levels with the ASP area development also results in an increase in the usage of the 
County’s debt limit.  While remaining below the MGA prescribed debt limit, the County’s debt limit is 
violated about half way through the forecast. 
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4.3.9. FISCAL CAPACITY

The County currently benefits from a favourable fiscal capacity by most measures.  Based on the 
development assumed for the ASP area, this fiscal capacity is projected to deteriorate compared to that 
for the Baseline Forecast.  
Using assessment per capita, there is a significant decline in the County’s fiscal capacity when development 
in the ASP area is included.  This represents a decline of approximately 28%.  
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A similar pattern is revealed using share of non-residential assessment that contributes to the total 
assessment base of the County.  As with assessment per capita, the share of non-residential assessment 
also declines when development in the ASP area is included in the analysis.  

As with the Consolidated Option 30 development option, the non-residential development included in 
the ASP area is not sufficient to maintain the County’s current favourable fiscal capacity.  The results for 
this scenario indicate that this balance deteriorates to a greater extend than those for the Consolidated 
Option 30.  For the County to maintain its currently favourable fiscal capacity with the ASP development 
would require a greater proportion of non-residential development.  
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4.4. URBAN SERVICES AREA SCENARIO
As noted above, when the financial implications of development in the ASP area is blended into the 
County’s overall financial position, there are spillover implications for existing ratepayers in the County.  To 
protect existing County ratepayers from these implications, an alternative scenario has been constructed 
whereby the development in the ASP area would be a stand alone Urban Services Area where all related 
costs and revenues would be contained within the ratepayers in the area. 
The assumption regarding the services, municipal cost of services, capital investment and financing of this 
investment in this scenario are the same as those in the Blended Scenario, except separate tax rates have 
been calculated for the development in the ASP area.  The tax rates and financial implications for existing 
ratepayers in the County would follow the Baseline Forecast.  
It is noted that there would be some savings associated with scope economies and sharing of facilities and 
infrastructure.  All of these benefits have been assumed to flow to ratepayers in the ASP area.  
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4.4.1. RESIDENTIAL MUNICIPAL TAX RATES

The Urban Services Area (USA) Scenario residential municipal tax rate results are presented in the 
context of the Blended Scenario results, as well as the 2019 residential municipal tax rates for all the 
municipalities included in the analysis of municipal operating expenses and revenues.  
To provide a comparable municipal tax rate comparison for the USA Scenario results with other urban 
municipalities, the tax rate split for the USA Scenario is assumed to be 1.6.  This is significantly smaller than 
the currently County tax split of 2.8.  It is thought that for an urban area, a tax rate split more consistent 
with that currently used by the comparable urban’s would be appropriate.  
As seen in the figure below, the 2079 (real 2019 $) Blended Scenario municipal tax rate result is higher 
than the existing rate for Sturgeon (approximately 45% higher).  When development in the ASP area is 
required to pay for itself, without subsidization of the County’s existing tax base, and with the shift of tax 
burden to the residential rate, the USA Scenario residential tax rate is significantly higher than the existing 
County rate (2.6x).  In spite of this, the residential tax rate for the USA Scenario is similar to the City of 
Grande Prairie, reporting the highest residential municipal tax rate.  This would make the residential 
municipal tax rates in the ASP area USA among the highest in the province.
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  

0.0000 2.0000 4.0000 6.0000 8.0000 10.0000 12.0000

Sturgeon County

Strathcona

Airdrie

Cochrane

Fort Saskatchewan

Okotoks

Chestermere

Stony Plain

Spruce Grove

Beaumont

Medicine Hat

Red Deer

Lloydminster

Leduc

St Albert

Brooks

Camrose

Lethbridge

Grande Prairie

Consolidated Option 60 - Blended

Consolidated Option 60 - USA

Residential Municipal Tax Rate (Real 2019 $)

2079 2049 2019

Fiscal Impact Analysis of Developing Sturgeon Valley - DRAFT Working Paper 53



Applications Management Consulting Ltd.

4.4.2. NON-RESIDENTIAL MUNICIPAL TAX RATES

As noted above, to provide a comparable municipal tax rate comparison for the USA Scenario results 
with other urban municipalities, the tax rate split for the USA Scenario is assumed to be 1.6.  This is 
significantly smaller than the currently County tax split of 2.8.  It is thought that for an urban area, a tax 
rate split more consistent with that currently used by the comparable urban’s would be appropriate.  
As seen in the figure below, the 2079 (real 2019 $) Blended Scenario municipal tax rate result is similar to 
that estimated for the Blended Scenario.  This is largely a result of adjusting the tax rate split for the USA 
Scenario.  Based on this, the USA Scenario non-residential tax rate in 2079 would be below two of the 
comparable municipalities included in the operating expenditure and revenue analysis.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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4.4.3. DEBT LIMIT USED

As noted above, development in the ASP area will require a significant capital investment.  This puts some 
additional strain on the share of available debt limit used.  The results for the Blended and USA scenarios 
is provided in the figure below.  
When all the debt associated with development in the ASP area is attributed to the area (USA scenario), 
this urban area would be above the MGA prescribed debt limit in each of the forecast years beyond 2033 
as noted by the reported rates in the two reference years (2049 and 2079).  
It should be recognized that while this analysis assumes that developer funding of all MGA allowable 
infrastructure is assumed, it is also assumed that life cycle costs are funded at 100%.  It is unlikely that the 
other municipalities noted in the figure do not have deferred maintenance.  As a result, this analysis is 
holding the ASP area to a higher standard of financial diligence than generally practiced.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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4.4.4. RESIDENTIAL ASSESSMENT

As noted above, when the ASP area development is blended into the County’s current assessment base, 
the share of non-residential assessment declines.  This is reflected by an increase in the share of residential 
assessment as noted in the figure below.  When the ASP area assessment is considered in isolation of the 
rest of the County, the share of residential assessment increases to 93% in 2079.  This is among the highest 
of those municipalities included in the comparable analysis, being higher than only two of these 
municipalities.
This relatively poor mix of assessment in the ASP area contributes to the financial drag development in 
the area has on the fiscal performance of the County in the Blended Scenario.  

4.5. NET NEUTRAL ALTERNATIVE
As noted in both the Blended and USA Scenarios, the fiscal capacity of the County deteriorates 
dramatically with development in Sturgeon Valley as defined in this development scenario.  This 
contributes to a relatively smaller tax base against which the costs of providing municipal services can be 
recovered, leading to higher municipal tax rates.  In this Consolidated Option 60 the scale of commercial 
development has been increased to produce a fiscal capacity result that is ‘roughly’ average when 
compared to the 18 ‘comparable’ municipalities used to develop a municipal service profile and associated 
operating costs and revenues associated with delivering municipal services.  
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To achieve a roughly ‘average’ fiscal capacity result at the end of the 60 year forecast period, the 
commercial development of this land use scenario has been increased by 10x of that assumed in both the 
Blended and USA analysis presented above.  While this increase over that assumed in the planning version 
of the scenario, it is consistent with the amount of commercial development on average in the 18 
comparable’ municipalities.  The resulting share of residential assessment in the Urban Services Area is 75% 
which just above the average for the 18 ‘comparable’ municipalities. 

Note that the share of residential assessment for Sturgeon County in the Blended Scenario is 66% which 
is about 20% higher than the Base Year level of 55%.  
The resulting financial implications of Sturgeon Valley on the County’s financial position still result in 
significant increases in municipal tax equivalents, but are moderated dramatically from the original planning 
scenario.  In the Blended Scenario for this land use alternative, municipal tax increases exceed 41%.  With 
the increase in non-residential development to be roughly average of the ‘comparable’ municipalities these 
tax increases reach approximately 22% over the municipal tax rates without the Sturgeon Valley 
development.
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The benefit of increasing the share of non-residential assessment to the land use scenario is also evident 
which viewing the Urban Services Area Scenario results.  Net Neutral municipal residential tax rates are 
projected to reach 7.3 (real 2019 $), which ranks the 7th lowest of the 18 ‘comparable’ municipalities.  The 
result for non-residential municipal rates is projected to reach 11.7, which also ranks 7th highest of the 18 
‘comparable’ municipalities.  
It is noted that the USA non-residential municipal tax rate is lower than the current non-residential tax 
rate for the County.  This is a result of the residential/non-residential tax rate split assumption used in the 
USA scenario, reducing the split from the current (Base Year) rate of 2.8 to a more typical split used by 
the ‘comparable’ municipalities of 1.6.  
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4.6. CONSOLIDATED OPTION 60 - FULL BUILD OUT
To test the implications of fully building out this option, additional residential development has been 
included within the 60 year timeframe. 

The analysis is based on the following development assumptions.

Table 6:  Consolidated 60 - Full Build Out:  Residential Development Assumptions 
11

Table 7:  Consolidated 60 - Full Build Out:  Non-Residential Development 
Assumptions 
12

All growth in the ASP area is assumed to start in 2026 and develop at a constant rate over the forecast 
period.

4.6.1. MUNICIPAL TAX RATES

Municipal tax rates have been calculated based on the annual shortfall between total expenditures and 
operating (non-tax revenues).  In the Blended Scenario, the base year municipal tax rate split between 
residential and other tax rates has been assumed throughout the forecast.
In the Baseline Forecast, real municipal residential tax rates (without inflation) are projected to increase 
over the forecast period.  When growth in the ASP area for this scenario is included, residential municipal 

Area (ha) Units / ha Number of 
Units People / Unit Population Assessment / 

Unit

LDR 1 184.40 20 3,688 2.60 9,589 400,000

LDR 2 265.00 25 6,625 2.60 17,225 375,000

Row Housing 148.50 45 6,683 2.60 17,375 325,000

MDR 1 59.10 90 5,319 2.60 13,829 250,000

MDR 2 9.10 125 1,138 2.60 2,958 250,000

Total 666.10 23,452 60,975

Area (ha) Assessment / ha

Commercial / Retail 20.8 6,500,000

Industrial 133.9 2,500,000

Total 154.7

 Source:  Area and Units V3, Population and Assessment Applications 11

 Source:  Area V3, Assessment Applications 12
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tax rates are projected to increase (in real terms) by approximately a two and a half mills.  This increase is 
significant.  
There are significant increases in the municipal tax rate in 2052 and 2079.  These increases occur because 
the population growth of Sturgeon Valley in this scenario reaches the thresholds of moving from Tier 1 to 
Tier 2 in 2052 and Tier 2 to Tier 3 in 2079.  At each Tier there is an operating expenditure adjustment to 
reflect an increase in the number and scope of municipal services provided.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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Over the forecast period, in the Blended Scenario where all municipal expenditures and revenues are 
considered in developing a single set of municipal tax rates for residential and other assessment classes 
(based on the 2019 tax rate splits), tax rates are projected to increase when the ASP area development is 
included.  The magnitude of this increase builds to almost 51% by 2079 and then jump to a 60% increase 
at the end of the forecast period as the municipal service levels and associated costs increase moving 
from the Tier 2 to Tier 3 municipal group.  This increase is the same for both residential and non-
residential tax rates as the split between rates has been assumed to remain constant over the forecast 
period. 

As expected, the financial results for this Full Build Out Scenario worse than for the Consolidated 60 
scenario.  This is a result of the increase in residential growth and no commensurate increase in non-
residential development.  As noted above, the financial results improve dramatically when residential 
growth is balanced with non-residential growth.  
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5. Option 3 - Landowner/Developers Option
The analysis  provided below includes a preliminary analysis of the Landowner/Developers Option 
development scenario.  This analysis should be considered preliminary and subject to revision upon review 
of the financial results and assumptions contained therein.  

5.1. DEVELOPMENT ASSUMPTIONS
The analysis is based on the following development assumptions.

Table 8:  Option 3 - Developers Option:  Residential Development Assumptions 
13

Table  :  Option 3 - Developers Option:  Non-Residential Development 
Assumptions 
14

All growth in the ASP area is assumed to start in 2026 and develop at a constant rate over the forecast 
period.

5.2. MUNICIPAL COST/REVENUE ASSUMPTIONS
The financial analysis for this scenario is based on the following assumptions.

Area (ha) Units / ha Number of 
Units People / Unit Population Assessment / 

Unit

LDR 1 0.00 20 0 2.60 0 400,000

LDR 2 564.60 25 14,115 2.60 36,699 375,000

Row Housing 218.00 45 9,810 2.60 25,506 325,000

MDR 1 32.50 90 2,925 2.60 7,605 250,000

MDR 2 19.10 125 2,388 2.60 6,208 250,000

Total 834.20 29,238 76,018

Area (ha) Assessment / ha

Commercial / Retail 76.1 6,500,000

Industrial 51.4 2,500,000

Total 127.5

 Source:  Area and Units V3, Population and Assessment Applications 13

 Source:  Area V3, Assessment Applications 14

Fiscal Impact Analysis of Developing Sturgeon Valley - DRAFT Working Paper 63



Applications Management Consulting Ltd.

5.2.1. MUNICIPAL OPERATING EXPENDITURES

Refer to Section 3.2.1 for the assumptions on this variable.  

5.2.2. CAPITAL EXPENDITURES

The investment in infrastructure and facilities to support the growth proposed in the ASP has been 
estimated based on the type of development assumed in the ASP scenario, the total amount of growth and 
services that would be provided.  Detailed assumptions have been made regarding the infrastructure that 
would be required and associated investment for each of the following categories:

Neighbourhood Water Lines
Neighbourhood Wastewater Lines
Neighbourhood Drainage
Local and Collector Roads
Arterial Roads
Regional Infrastructure (Roads, Water, Wastewater)
Other Infrastructure (Recreation, Police, Fire, Equipment, Library, Transit, Maintenance Facilities, 
Administration Facilities)

The detailed assumptions regarding costing of each asset category is provided in Appendix A.  The capital 
requirements for each investment in new infrastructure totals an estimated to total $557 million by 2049 
and a total of $1.335 billion by 2079.

5.2.3. FINANCING CAPITAL 
Refer to Section 3.2.3 for the assumptions on this variable.  

Tax supported infrastructure included in this ASP option includes the following:

Playgrounds
Outdoor Rinks
Transit Buses
Municipal Vehicles & Equipment

All major infrastructure associated with water, wastewater and transportation have been assumed to be 
funded through either utility rates, grants or development levies.  

5.3. BLENDED SCENARIO RESULTS

5.3.1. POPULATION GROWTH

The population of the County is projected to increase to just over 36,000 by 2079 (60 year forecast 
period) without development of the ASP.  With the ASP scenario, the total population of the County is 
projected to increase to almost 111,000 by 2079.
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5.3.2. ASSESSMENT

The assessment base of the County is projected to increase to almost $9.7 billion by 2079 (60 year 
forecast period) without development of the ASP.  With the ASP scenario, the assessment base of the 
County is projected to increase to almost $20.1 billion by 2079.  
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5.3.3. OPERATING EXPENDITURES

Total operating expenditures for the County without the ASP development are projected to increase to 
approximately $69.3 million over the forecast period.  With the growth defined for the ASP area, these 
expenditures are projected to increase to just over $167 million by the end of the forecast period.  
There are two adjustments in operating expenditures associated with population growth and the 
application of Tier 2 and Tier 3 costs.  The first is an adjustment in operating expenditures in 2047 as this is 
the year that development in the ASP area exceeds 30,000 when Tier 2 operating expenditures take 
effect.  The second is in 2069 when the ASP area population exceeds 60,000 when Tier 3 operating 
expenditures take effect.  In reality these operating cost adjustments would happen over time and not as a 
single year adjustment.
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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On a per capita basis, operating expenditures are projected to decrease with growth in the County.  
Without the ASP these decreases in operating expenditures per capita reflect the benefit of economies of 
scale without any change in the scope of services provided.  
When development in the ASP area is included operating expenditures per capita decrease further.  This 
is a result of operating expenditures per capita being generally lower for urban communities.  In this ASP 
option, the Tier 1 average cost per capita are applied to growth until 2047 when the Tier 2 operating 
expenditures reflecting an ASP area population of over 30,000.  A second adjustment occurs in 2069 
when the Tier 3 operating expenditures when the ASP area population exceeds 60,000.  Each of these 
adjustments result in higher average operating expenditures per capita being applied in subsequent years, 
slowing the gains in economies of scale achieved in the delivery of municipal services.
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5.3.4. OPERATING REVENUES

Total operating revenues (non-tax revenues) for the County without the ASP development are projected 
to increase to approximately $12.7 million over the forecast period.  With the growth defined for the ASP 
area, these expenditures are projected to increase to just almost $44.8 million by the end of the forecast 
period.  
The adjustment in operating expenditures to Tier 2 levels in 2047 also affect operating revenues as the 
cost recover rates are based on operating expenditures by function area.  The second adjustment in 2069 
yields a net reduction in operating revenues.  This reflects the increase in operating expenditures, but a 
greater than corresponding decrease in cost recover rates for municipalities included in Tier 3.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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On a per capita basis, operating revenues are projected to largely remain the same in both the Baseline 
Forecast at that for the County including the ASP area until the operating expenditure adjustment to Tier 
2 levels in 2047 and Tier 3 levels in 2069.  Over all operating revenues per capita are essentially flat over 
the forecast period for this development option.  
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5.3.5. CAPITAL EXPENDITURES

Total capital expenditures for County without the ASP development reflect the County’s five year capital 
plan plus future capital expenditures on a per capita basis consistent with historical capital investment.  
With the growth defined for the ASP area, capital expenditures are expected to increase significantly.  
Further, there are spikes in capital expenditures associated with required investment in major 
infrastructure.  Note that all financial information is in real 2019 dollars, and thus do not include inflation.  

Contributing to the increase in capital expenditures for the ASP option are the following:
Major water, wastewater and road infrastructure
Fire Stations (5)
Police Stations (5)
Arenas (5)
Pools (2)
Indoor Soccer (2)
Specialty Recreation Facilities (Spray Park, Skateboard Park)
Maintenance Facility
Administration Office 
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On a per capita basis, capital expenditures with the ASP option are generally higher to that for the County 
generally.  In addition, there are eight periods where significant capital investments are projected to be 
required. 
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5.3.6. TAX SUPPORTED CAPITAL EXPENDITURES

Tax supported capital expenditures include those that are funded from tax or utility rate sources.  This 
excludes funding that is from third party sources as well as donated assets acquired through development.
Net capital expenditures without development in the ASP area are project to increase modestly to almost 
$17 million to the end of the forecast period.  When the tax supported expenditures associated with the 
growth in the ASP area are included, these expenditures increase significantly, to over $90.4 million by the 
end of the forecast period.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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Even when net capital expenditures are normalized on a per capita basis, the annual expense increases 
significantly when development in the ASP area is included.  This is a result of a general increase in 
expenditures as well as share of these expenditures that will be funded by rate payers through taxes or 
utility rates.  
It should be noted that this assumes that development levies would be applied to not only the traditional 
infrastructure investments, but also police, fire and major recreation infrastructure.  It should also be noted 
that the forecast that includes the ASP development assumes that life cycle costs associated with acquired 
assets (donated or purchased) is 100% funded.  While the analysis assumes that a greater proportion of 
life cycle costs will be funded in the Baseline Forecast, it likely does not include 100% of these costs.  
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5.3.7. MUNICIPAL TAX RATES

Municipal tax rates have been calculated based on the annual shortfall between total expenditures and 
operating (non-tax revenues).  In the Blended Scenario, the base year municipal tax rate split between 
residential and other tax rates has been assumed throughout the forecast.
In the Baseline Forecast, real municipal residential tax rates (without inflation) are projected to gradually 
increase over the forecast period.  When growth in the ASP area for this scenario is included, residential 
municipal tax rates are projected to increase (in real terms) by over a two and a half mills.  This increase is 
significant.
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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Over the forecast period, in the Blended Scenario where all municipal expenditures and revenues are 
considered in developing a single set of municipal tax rates for residential and other assessment classes 
(based on the 2019 tax rate splits), tax rates are projected to increase when the ASP area development is 
included.  The magnitude of this increase builds to almost 70% by the end of the forecast period.  This 
increase is the same for both residential and non-residential tax rates as the split between rates has been 
assumed to remain constant over the forecast period. 
Of concern for existing Sturgeon County ratepayers is the increase in taxes paid to support additional 
infrastructure and investment in services that they may perceive as not providing a direct benefit to them.  
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5.3.8. MUNICIPAL DEBT

Contributing to the higher tax rates including development in the ASP area is an increase in capital 
investment and municipal debt.  On a per capita basis the change in municipal debt levels decline in the 
mid term for the Baseline Forecast, and then increase to over $2,100 per capital by the end of the 
forecast.  This increase is a result of the catch up in life cycle costs assumed for the Baseline Forecast.
The total debt per capita increases dramatically when development in the ASP area is included.  Notably 
significant increases occur at points where significant infrastructure investments are required (see capital 
expenditures presented earlier in this section).
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The increased debt levels with the ASP area development also results in an increase in the usage of the 
County’s debt limit.  While remaining below the MGA prescribed debt limit, the County’s debt limit is 
violated about half way through the forecast. 
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5.3.9. FISCAL CAPACITY

The County currently benefits from a favourable fiscal capacity by most measures.  Based on the 
development assumed for the ASP area, this fiscal capacity is projected to deteriorate compared to that 
for the Baseline Forecast.  
Using assessment per capita, there is a significant decline in the County’s fiscal capacity when development 
in the ASP area is included.  This represents a decline of approximately 35%.  
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A similar pattern is revealed using share of non-residential assessment that contributes to the total 
assessment base of the County.  As with assessment per capita, the share of non-residential assessment 
also declines when development in the ASP area is included in the analysis.  

As with the Consolidated Option 60 development option, the non-residential development included in 
the ASP area is not sufficient to maintain the County’s current favourable fiscal capacity.  In the 
Developers Option this position is worsened as a result of a significant increase in the population and a 
decline in non-residential development as compared to the Consolidated Option 60. 
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5.4. URBAN SERVICES AREA SCENARIO
As noted above, when the financial implications of development in the ASP area is blended into the 
County’s overall financial position, there are spillover implications for existing ratepayers in the County.  To 
protect existing County ratepayers from these implications, an alternative scenario has been constructed 
whereby the development in the ASP area would be a stand alone Urban Services Area where all related 
costs and revenues would be contained within the ratepayers in the area. 
The assumption regarding the services, municipal cost of services, capital investment and financing of this 
investment in this scenario are the same as those in the Blended Scenario, except separate tax rates have 
been calculated for the development in the ASP area.  The tax rates and financial implications for existing 
ratepayers in the County would follow the Baseline Forecast.  
It is noted that there would be some savings associated with scope economies and sharing of facilities and 
infrastructure.  All of these benefits have been assumed to flow to ratepayers in the ASP area.  
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5.4.1. RESIDENTIAL MUNICIPAL TAX RATES

The Urban Services Area (USA) Scenario residential municipal tax rate results are presented in the 
context of the Blended Scenario results, as well as the 2019 residential municipal tax rates for all the 
municipalities included in the analysis of municipal operating expenses and revenues.  
To provide a comparable municipal tax rate comparison for the USA Scenario results with other urban 
municipalities, the tax rate split for the USA Scenario is assumed to be 1.6.  This is significantly smaller than 
the currently County tax split of 2.8.  It is thought that for an urban area, a tax rate split more consistent 
with that currently used by the comparable urban’s would be appropriate.  
As seen in the figure below, the 2079 (real 2019 $) Blended Scenario municipal tax rate result is higher 
than the existing rate for Sturgeon (approximately 74% higher).  When development in the ASP area is 
required to pay for itself, without subsidization of the County’s existing tax base, and with the shift of tax 
burden to the residential rate, the USA Scenario residential tax rate is significantly higher than the existing 
County rate (almost triple).  By the end of the forecast period (2079) the ASP area Urban Services area 
would have the highest municipal residential mill rate by approximately 1.4 mills.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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5.4.2. NON-RESIDENTIAL MUNICIPAL TAX RATES

As noted above, to provide a comparable municipal tax rate comparison for the USA Scenario results 
with other urban municipalities, the tax rate split for the USA Scenario is assumed to be 1.6.  This is 
significantly smaller than the currently County tax split of 2.8.  It is thought that for an urban area, a tax 
rate split more consistent with that currently used by the comparable urban’s would be appropriate.  
As seen in the figure below, the 2079 (real 2019 $) Blended Scenario municipal tax rate result is similar to 
that estimated for the Blended Scenario.  This is largely a result of adjusting the tax rate split for the USA 
Scenario.  Based on this, the USA Scenario non-residential tax rate in 2079 would be below only the City 
of Grande Prairie. 
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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5.4.3. DEBT LIMIT USED

As noted above, development in the ASP area will require a significant capital investment.  This puts some 
additional strain on the share of available debt limit used.  The results for the Blended and USA scenarios 
is provided in the figure below.  
When all the debt associated with development in the ASP area is attributed to the area (USA scenario), 
this urban area would be above the MGA prescribed debt limit for most years between 2033 and 2064 
as noted by the result for 2049.  After 2064 the revenue growth for the USA catches up to the debt 
levels to keep total debt below the limit.  
It should be recognized that while this analysis assumes that developer funding of all MGA allowable 
infrastructure is assumed, it is also assumed that life cycle costs are funded at 100%.  It is unlikely that the 
other municipalities noted in the figure do not have deferred maintenance.  As a result, this analysis is 
holding the ASP area to a higher standard of financial diligence than generally practiced.  
Note that all financial information is in real 2019 dollars, and thus do not include inflation.  
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5.4.4. RESIDENTIAL ASSESSMENT

As noted above, when the ASP area development is blended into the County’s current assessment base, 
the share of non-residential assessment declines.  This is reflected by an increase in the share of residential 
assessment as noted in the figure below.  When the ASP area assessment is considered in isolation of the 
rest of the County, the share of residential assessment increases to 94% in 2079.  This is the highest rate of 
all the comparable municipalities included in the analysis.
This relatively poor mix of assessment in the ASP area contributes to the financial drag development in 
the area has on the fiscal performance of the County in the Blended Scenario.  
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JANUARY 23, 2020



PROJECT PREFACE PROJECT TEAM

Prime Consultant
Market Analysis, Development Strategy, and Land Use Planning

Sub-Consultant
Urban Planning, Infrastructure & Servicing and 
Transportation Analysis

MXD Development Strategists Ltd. (“MXD”) of Vancouver, 
Canada was commissioned by Sturgeon County Economic 
Development (“the Client”) in August 2019 to prepare a 
Commercial Development Analysis. Work was completed 
between August 2019 and January 2020. 

The first key objective of the study was to gain an understanding 
of the opportunities for commercial development in Sturgeon 
County from a market, planning and infrastructure perspective. 
The second key objective was to identify immediate and 
medium-term opportunities for commercial development in 
Sturgeon County and the optimal mix and positioning of land 
uses for these priority sites. 

The third key objective was to identify gaps in infrastructure 
and zoning that would challenge the viability of the commercial 
development areas as well as recommendations to overcome 
the identified deficiencies.   

The resulting Commercial Development Analysis document 
highlights eight recommended priority areas for immediate and 
medium-term commercial development that balances market, 
economic and planning considerations. A time-based action plan 
was created to outline how key recommendations and initiatives 
would be implemented over the immediate, medium and long-
term time frames. 
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Sturgeon County is located in the northern 
Edmonton Metropolitan Region (EMR). Parkland 
and Strathcona Counties are on the southern 
edge of the municipality as is Edmonton and 
St. Albert. The County is also home to a portion 
of Alberta's Industrial Heartland, the largest 
hydrocarbon processing region in the country.

Location Context 
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An expansive highway network connects 
Sturgeon County to a number of municipalities 
in the Edmonton Metropolitan Region. 
Sturgeon County is also within an hour driving 
distance to Edmonton International Airport 
in the Leduc-Nisku area. Outside the region, 
Sturgeon County is a few hours by car to 
Calgary, Fort McMurray, and Grande Prairie.

Location Context 
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Global economic growth has been slow 
due to trade and political uncertainty that 
has eroded investment confidence. Growth 
is projected to slow to 3% in 2020, which 
represents the weakest annual growth rate 
since the 2008 financial crisis. 1

Trade tensions between the U.S. and China 
have most heavily impacted industrial 
based sectors, particularly manufacturing. 
Investors and corporations have contracted 
due to uncertainty and reduced demand. 

The service sector has remained resilient 
as a result of continued consumer demand 
but will likely weaken with time.  This is 
due to diminished labor demand in the 
manufacturing sector and reduced household 
incomes and spending. 

Canada’s economy has remained strong 
amidst  global uncertainty. Both the housing 
market and energy sector exports are 
beginning to rebound after a weak start to 
2019. Employment growth has risen to 2% 
and real Gross Domestic Product (GDP) 
growth is expected to climb to 1.8% in 2020.2 

The energy sector continues to be 
a significant driver of the Canadian 
economy, contributing approximately 
$170 billion to the national 
GDP in 2018.3   The oil and gas 
industry provides 528,000 direct and 
indirect jobs (2017) and produces $8 
billion in average annual revenue for 
the government (2016 -2018). 4

Canada has the third-largest reserve 
of crude oil and is the fifth largest 
producer of natural gas in the world. 
Canada continues to be a top exporter 
of manufactured goods, agricultural 
products and automotive products. 

Canada’s prominence in chemical-related 
industries is growing. Investment continues 
to flow into the country due to a highly 
skilled workforce, competitive tax system, 
government subsidies, as well as plentiful 
and affordable feedstock. 

Plastics have also become a significant 
industry in Canada. As of 2019, the annual 
sale of plastics was valued at $35 billion, 
with exports accounting for 40% of the 
County’s annual domestic output. 5 

Global Economic Outlook

Canada Economic OutlookEconomic Analysis
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Alberta is a national leader in the energy 
sector due to the abundant supply of 
hydrocarbon feedstock. Alberta’s oil sands 
have a reserve of 165.4 billion barrels (bbl). 6  

However, Alberta’s economy is still 
recovering from the 2015-2016 recession 
which has been further challenged by delays 
in pipeline constriction and slowed global 
economic growth. As of November 2019, the 
Western Canadian Select (WCS) oil price was 
priced at $42.32 per barrel.7 

The economy is showing signs of 
improvement, with real GDP growth 
forecasted to grow by 2.7% as oil production 
rebounds. The unemployment rate of 6.6% 
sits above the national average, yet is 
forecasted to decline to 5.2% by 2023.8 

Manufacturing and services continue to 
provide a strong foundation for the economy, 
with manufacturing sales growing by 11% 
year over year to $7 billion. The service 
sector, which makes up more than 60% of the 
Alberta economy, continues to remain strong 
due to an uptick in industrial construction 
and sustained population growth.

As part of the 2020 Alberta Provincial 
budget cuts, the Partial Upgrading and 
Petrochemical Feedstock program that 
was established to fund new midstream 
processing facilities, has been discontinued.

While cuts to programs may present future 
challenges, the Province is still committed 
to the Petrochemical Diversification Program 
that provides royalties to companies who 
invest in the development of petrochemical 
facilities.

Alberta Economic Outlook
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Sturgeon County continues to experience 
steady economic growth despite low oil and 
gas prices. The County’s economic resilience 
is predicated on its focus on downstream 
chemicals, construction, transportation and 
logistics, as well as a strong agricultural 
sector. The County's key economic anchors 
are highlighted in Figure 1.1. 

Access to low cost hydrocarbon feedstock 
has fueled growth and development in 
downstream energy and petrochemical 
industries. The County is home to several 
major players in these sectors such as 
Pembina, CKPC, Evonik and Inter Pipeline. 

Approximately 24,700 acres of County land 
is encompassed in Alberta’s Industrial 
Heartland, which accounts for 43% of the 
nation’s chemical processing.

The County also supports a strong 
agriculture sector due to the abundance of 
fertile farmland. As of 2016, the County’s 
average farm size was 657 acres, eclipsing 
all other counties in the metro region. Total 
gross sales across all farms in 2016 was 
$230,940,000 which was significantly more 
than other metro counties.9 

Economic Analysis

Sturgeon County
Economic Overview
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Figure 1.1: Economic Anchors in Sturgeon County
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Energy production is a key economic 
driver for the EMR. The region's growing 
petrochemical and energy refining sector is 
predicated on access to an abundant supply 
of cost advantaged hydrocarbon feedstock. 
Oil and natural gas are transported to 
Alberta’s Industrial Heartland from the 
northern oil sands via the extensive network 
of pipeline infrastructure to manufacture 
$13.5 billion worth of feedstock.10

Many of Sturgeon County's top employers are 
petrochemical and energy refinery companies 
such as Pembina, Nutrien and NWR Sturgeon 
Refinery. These companies are involved in 
the processing of bitumen into diesel, natural 
gas, and other consumer ready products

The $4.5 billion dollar joint investment 
by Pembina Pipeline Corporation and 
Petrochemical Industries Company of 
Kuwait to construct an integrated propane 
dehydrogenation and polypropylene 
upgrading facility is a significant economic 
development initiative that signifies the 
County’s strength in the petrochemical 
sector.11 The facility will work synergistically 
with Pembina’s Redwater Fractionation 
complex (RFS), consuming approximately 
23,000 barrels of propane feedstock from 
RFS and other fractionation facilities in the 
region. 
 

The County is also home to Northwest 
Redwater (NWR) Sturgeon Refinery, the 
first new oil refinery constructed in Canada 
in 34 years. Phase 1 of the refinery has the 
capacity to produce 80,000 barrels per day 
of diluted bitumen used to make consumer 
ready products.12 

Advanced Energy

Economic Sector Overview
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The EMR has a strong food and agriculture 
sector that is predicated on 1.7 million 
acres of farmland that covers roughly 80% 
of region’s land area. The region supports 
the entire agriculture supply chain from raw 
production through to transportation and 
logistics. The agriculture and food sector is 
the second largest processing industry in the 
province, accounting for over 4.5 billion in 
direct annual revenue.13 

The EMR continues to be a key driver of 
growth in the province's food and beverage 
processing industry, accounting for 25% of 
the province's activities.  This generates 3.7 
billion in annual revenues, and accounts for 
over 6,000 jobs.

Continued population growth is linked to a 
growing global demand for food. Canada 
is projected to be one of six countries that 
will be a net exporter of food, with a large 
proportion of the supply coming from the 
western provinces. Accordingly, the EMR has 
designated the food and agriculture industry 
as a key economic growth sector. 

Agriculture and agribusiness continue to be 
key economic drivers in the County due 
to the abundance of productive farmland 
and supportive farming infrastructure. The 
County has experienced significant growth 
in agricultural processing, particularly in 
the alfalfa, oats, cereals, and grain handling 
markets. Major production includes beef, 

dairy, grain/oilseed and hay with many 
other businesses providing value added 
agricultural services in research and testing, 
food processing, and farm inputs

The County has experienced significant 
investment from notable agriculture and 
agribusiness companies which speaks to its 
competitiveness in the industry. Accordingly, 
the County has the infrastructure and 
investment in place to grow its primary 
grain handling capacity to one million metric 
tonnes annually.  

The expansion of G3 Canada’s grain 
origination network into the County with its 
new grain elevator is a significant economic 
win. The high-efficiency elevator will have 
the capacity to handle 42,000 tonnes and will 
move grain using CN Rail to G3’s Vancouver 
terminal, which will be operational in 2020.14

G3's planned expansion will be located 
adjacent to the Westmor Terminal, an 
existing grain handling operation in the 
County. The Westmor elevator has a concrete 
and steel bin capacity that can handle 41,840 
tonnes of grain.15 

Agriculture & Agribusiness 
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The presence of significant hydrocarbon 
processing and agriculture companies in 
Sturgeon County has fuelled growth in 
advanced manufacturing.  

The County is home to several large 
companies that provide products and support 
services to various firms involved in oil 
sands, conventional oil and gas, construction 
and agricultural industries. As of 2019, there 
are 50 businesses in the manufacturing 
sector.
 
Major contributing sectors are 
petrochemicals, agri-food, natural resources 
processing industries, food processing, 
chemicals, machinery, metal fabrication, and 
construction materials.

Evonik Industries is a global leader in 
specialty chemicals. It’s Canadian subsidiary, 
Evonik Canada, has a facility in Sturgeon 
County which manufactures and distributes 
approximately 90,000 tonnes of hydrogen 
peroxide annually.16

Hexion Inc recently completed the expansion 
of its resin coated proppant manufacturing 
plant in Sturgeon Industrial Park, which 
will provide continued support to service 
companies and operators in oil and gas. 
In addition to increasing the company’s 
manufacturing capacity, the expansion 
involved a redesign of the railyard to 
improve logistics, thereby allowing a more 
efficient response to market demand. 

Guardian Chemicals is one of Canada's top 
chemical suppliers. Located within Sturgeon 
Industrial Park, Guardian Chemicals 
is primarily involved in the research, 
development and manufacturing of specialty 
chemicals which serve a wide variety of 
industries including oil and gas, agriculture, 
mining and forestry. 

Eco-Flex is located adjacent to Legal and is 
an industry leader through an innovative 
process of recycling Canadian passenger 
car tires to manufacture high value, end use 
rubber products. The company produces rig 
mats, industrial sidewalks and access ramps 
that are used in several sectors such as oil 
and gas, construction, and mining. 

Advanced Manufacturing
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Sturgeon County is home to significant 
transportation assets that support its 
transportation and logistics sector. The 
County is serviced by 14 highways, as well 
as the Canadian National (CN) Rail network 
that provides access and connectivity to 
North American and international markets. 
The County enjoys unencumbered access 
to the Trans-Canada highway, as well as 
to the Anthony Henday Drive. The County 
features access to key east-west and north-
south corridors which allow for the seamless 
movement of goods, services and people. 

The Province of Alberta has invested in 
several infrastructure projects that will 
help to unlock economic development 
opportunities. The provincial government 
has committed $90 million to upgrade the 
Highway 38 bridge in the northern part of 
the County.17 Once completed, the bridge will 
have the capacity to accommodate heavy or 
oversized loads of over 200 tonnes and will 
become a significant part of the High Load 
Corridor. The bridge upgrade will provide 
a more direct crossing over the North 
Saskatchewan River which will save time 
and money, thus making the energy sector 
more competitive. 

The $200 million infrastructure project that 
involves renovations to the Highway 15, 37 
and 825 connection as well as the twinning 
of Highway 15 will help to improve access 
in and out of the County by alleviating 
congestion and improving connectivity.18 

Villeneuve Airport is a general aviation 
airport located in southwest Sturgeon 
County and is a significant regional asset. 
The airport houses 23 businesses that are 
involved in aviation related activities such 
as aircraft flight training, fixed-wing aircraft 
maintenance and helicopter maintenance. 
The airport is committed to establishing 
a hub for aviation, manufacturing and 
transportation and logistics activities at 
Villeneuve Airport.

The County is also home to established 
transportation and logistics companies such 
as Total Transload Services and On-Track 
Railway Operations Ltd that offer a wide 
variety of material handling, storage and 
transportation solutions. 

The construction of the Condo Sturgeon 
Terminal is a significant investment into the 
County's transportation infrastructure. With 
a projected completion in late 2020, the new 
terminal will be roughly 300 acres in size 
and will include 46 kilometers of rail track. 
It will provide value-added services such 
as material handling and rail car repair and 
cleaning.19  

This landmark project will enable growth in 
the energy sector by allowing product from 
the Industrial Heartland to reach global 
markets more efficiently. 

Transportation and Logistics
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Figure 1.2: High-Growth Prime Economic Sectors

Key Takeaways

Agriculture and petrochemicals are well 
established economic sectors that serve as 
key pillars of Sturgeon County’s economy. 
It is advantageous for the County to 
strategically target investment and economic 
development efforts on advancing and 
diversifying growth in these key economic 
sectors.

There are many sub-sectors and support 
industries that can leverage the County’s 
strength in agriculture and petrochemicals 
and present opportunities for synergistic 
growth with manufacturing and logistics 
and distribution. The various sub-sectors 
highlighted in Figure 1.2 are representative 
industries that offer opportunities for 
economic clustering and tend to take space 
in light industrial typologies that are being 
recommended in this study. 

The County should focus on traditional light 
industrial and retail development to attract 
these types of industries and ultimately 
increase employment and residential growth. 

The presence of two key institutional 
anchors, Villeneuve Airport and the Canadian 
Forces Base (CFB) Edmonton, present 
opportunities to target aerospace and 
aviation as well as defense as supplementary 
economic sectors.
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Sturgeon County has a population 
of 20,506 people. Growth in 
the County has been moderate 
compared to other jurisdictions 
in the EMR. Sturgeon Valley and 
CFB Edmonton boast the highest 
concentrations of population 
in the County, comprising 
approximately 4,300 and 1,431 
residents respectively. 

Sturgeon County has one of 
the higher median household 
incomes relative to adjacent 
jurisdictions in the region. As of 
2017, median household incomes 
in the County were $128,877. 

Sturgeon County’s labour force 
totals 11,305 people, with 
10,495 people employed.20 The 
sectors that employ the largest 
number of people in the County 
include construction (1,864), 
agriculture and forestry (937), 
transportation and warehousing 
(888) and manufacturing (588).21 

Demographic Overview

Figure 1.3: Edmonton Metropolitan Region Demographic Overview
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Population and Employment projections in 
the Edmonton Metropolitan Region Growth 
Plan provided an important input for the real 
estate market demand models developed in 
this study.

Sturgeon County is forecast to grow from 
20,600 residents in 2014 to a range of 31,000 
and 39,200 residents by 2044. An average 
of these Low and High forecasts suggest 
35,100 residents by 2044. Similarly, the 2014 
employment base of 7,555 jobs in Sturgeon 
County is forecast to grow to 12,406 jobs 
by 2044. Both population and employment 
growth rates in Sturgeon County are close to 
the Metro average.

There will be slightly fewer jobs per resident 
in Sturgeon County in 25 years, although 
this will be true for the entire Metro. These 
moderate growth rates, coupled with the 
lack of new Employment Areas slated for 
Sturgeon County, provide important inputs to 
the real estate demand models described in 
this Section.

Population and Employment projections were 
detailed on an annual basis to refine the 
real estate market demand estimates and 
planning efforts.

Population & Employment 
Projections

Table 1.1: Population and Employment Projections, 2014 to 2044

Figure 1.4: Sturgeon County Population and Employment Projections, 2014 to 2044

Source: Edmonton Metropolitan Region Growth Plan

Source: Edmonton Metropolitan Region Growth Plan
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Sturgeon County is governed by several 
levels of policies and plans. This section 
outlines the plans and policies that are 
relevant to the study of commercial priority 
areas.

EMRB Growth Plan (2017)

Sturgeon County is a member municipality 
of the Edmonton Metropolitan Region Board 
(EMRB) and falls within the growth plan 
(2017) area. This growth plan is the highest 
tier of policy within the County.

The guiding principles of the plan that align 
with the intent of this exercise include:

1. Collaborate and coordinate as a Region to 
manage growth responsibly

We will work together to create a Region 
that is well managed and financially 
sustainable with a shared commitment to 
growing responsibly and achieving long term 
prosperity.

2. Promote global economic competitiveness 
and regional prosperity

We will foster a diverse and innovative 
economy that builds upon our existing 
infrastructure and employment areas to 
achieve sustained economic growth and 

prosperity.

3. Achieve compact growth that optimizes 
infrastructure investment

We will make the most efficient use of our
infrastructure investments by prioritizing
growth where infrastructure exists and
optimizing use of new and planned
infrastructure.

4. Rural Area

The EMRB growth plan characterizes the 
County as a "Rural Area", further described 
as:
• Small urban communities;
• Existing and planned country
• residential areas;
• Major employment areas, local 

employment areas and resource 
extraction areas;

• Local and sub regional levels of service;
• Potential for lifeline transportation to 

some urban communities; and
• Rural working landscapes, natural 

resource assets, agricultural lands and 
pipeline, power and recreation corridors 
and natural living systems.

Rural Area Growth Directions are as follows:
• Encourage growth in existing towns, 

villages and in the built up urban 

Policy Context

Summary of Policies and Plans
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area and brownfield sites and plan 
and develop compact and contiguous 
greenfield areas to optimize servicing 
capacity and transportation connections;

• Plan and build rural centres and sub 
regional centres with a mix of land uses 
and higher densities;

• Support employment growth in the major 
employment areas including Alberta’s 
Industrial Heartland and regional 
airports local employment areas , within 
rural/sub regional centres and within 
agriculture, forestry, resource extraction 
and processing areas;

Rural Centres, Sub-Regional Centres & 
Major Employment Areas

Rural Centres: urban areas within the rural 
area that provide a local level of service to 
serve their own community with potential 
to accommodate higher density mixed use 
development, appropriate to the size and 
scale of the community. Rural centres include
central areas of towns, villages and some 
growth hamlets Rural centres provide level 
of service consisting of:
• local employment;
• convenience retail and small scale 

entertainment uses;

Sub-Regional Centres: centres that provides 
a sub regional level of service to meet the 
needs of their own communities and those 
in the wider area within the rural area. 
Sub regional centres have potential to 
accommodate higher density mixed
use development, appropriate to the scale 
of the community. Sub-regional centres and 
provide a local level of service consisting of:
• local employment
• convenience and major retail and 

entertainment;
• lifeline transportation services with 

potential for local or commuter transit 
service;

Major Employment Area

An area with a concentration of industrial, 
commercial and/or institutional land uses 
that have regionally significant business
and economic activities and high levels of 
employment.

Regional Policy Area 1: Economic 
Competitiveness and Employment

Guiding Principal: Promote global economic 
competitiveness and regional prosperity.

We will foster a diverse and innovative
economy that builds upon our existing
infrastructure and employment areas to
achieve sustained economic growth and
prosperity.

Policy Context
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Objective 1.2: Promote job growth and the 
competitiveness of the Region’s employment 
base

1.2.3 Within major employment areas, growth 
will be accommodated by:
• supporting employment intensive land 

uses with a range of employment types 
including commercial, industrial and 
institutional uses;

1.2.4 Regional infrastructure investment, 
including municipal services, 
telecommunications and utilities, will support 
commercial and industrial development, 
economic diversification opportunities and 
job growth in major employment areas

Sturgeon Valley Special Study (2019) 
- Amendment to EMRBGP

In 2019, an amendment to the EMRBGP was 
adopted "The Sturgeon Valley Special Study 
Area," to provide detail and clarity on the 
Sturgeon Valley. The EMRBGP alone does not 
provide detailed policy related to the ongoing 
and future development to occur within 
the Valley. The special study area has been 
divided into 4 distinct areas, each with its 
own intent and character. 

The objectives as developed by this study are 
as follows: 

Objective 3.1: Plan and develop greenfield 
areas of the Metropolitan Tier and the 
Sturgeon Valley Growth Area (Areas A and 
B) in an orderly and phased manner that also 
provides for complete communities.

Objective 3.2: Complete Area C in a manner 
consistent with the existing community and 
maintain Area D for ongoing agricultural 
use.

Relevant policies pertaining to each 
contemplated priority area are explored in 
section 5. 

Sturgeon County Municipal 
Development Plan (2014)

The Sturgeon County Municipal Development 
Plan guides the continued growth and 
development within Sturgeon County. The 
following guiding principles align with the 
intent of this exercise:

Guiding Principle #5: Economic Health

5.4.19 Shall locate new Commercial 
Development to areas as identified in Growth 
Strategy Concept Map . Type and scale of
the development shall reflect infrastructure 
capacity and support County residents.

Policy Context
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5.4.20 Should develop and incorporate a 
commercial Needs Assessment that identifies 
and attracts key retail and corporate sectors.

5.4.21 Should recognize the potential of 
Commercial Development that improves the 
facilitation of goods and associated services, 
by encouraging highway Commercial
Developments to locate in close proximity 
to the convergence of regionally significant 
roadways.

5.4.22 Shall develop and implement 
commercial retail development standards 
that promote high quality design principles , 
including both a type and scale appropriate 
to the area in which the development is 
located.

Sturgeon Valley Area Structure Plan 
(1999)

The relevancy of this plan is low given that 
an ASP update is currently underway and 
recommendations of this study are to be 
developed in alignment with the updated 
document. 

Figure 1.5: Sturgeon County Growth Strategy Concept Map

Policy Context
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Approved in 2017, the Edmonton 
Metropolitan Region Board Growth Plan 
(EMRBGP) is the highest level statutory plan, 
providing a framework for growth within 
Sturgeon County. It is the first key piece of 
policy to be considered in the identification 
of commercial priority growth areas in the 
County. 

In 2019, the Sturgeon Valley special study 
area policy was released to provide further 
detail and direction within the Sturgeon 
Valley related to the EMRBGP. The special 
study area speaks specifically to the 
Sturgeon Valley where the intended form 
reflects a denser residential growth pattern 
formed around complete communities.  

As such, the special study area delineates 
specific areas that are to be considered 
for future development. The feasibility of 
contiguous development has been evaluated 
in this policy, and is intended to shape long-
term development. In keeping with the 
directions and intent of this plan, commercial 
development is limited to areas that are 
not meant to be retained for on-going 
agricultural operations while the area builds 
out. While minor amendments to this policy 
may be considered, the likelihood of approval 
of major amendments is low. It is understood 
in the metro-Edmonton region that the policy 
directions enforced by the EMRBGP will 
prohibit or facilitate development.

It is understood that the Sturgeon Valley 
Municipal Development Plan (MDP) will be 
amended in 2020 and will require approval 
from the EMRB. As such, recommended 
amendments to facilitate development in 
specific priority areas can be encompassed 
within this round of amendments. Generally, 
the Sturgeon Valley MDP is supportive of 
future non-residential growth, provided 
that it is serviceable, accessible with 
transportation infrastructure and will directly 
benefit residents and business owners in the 
County. 

Area Structure Plans (ASP) in the County 
encompassing any identified priority areas 
will be generally in-line with the intent 
and policy directions for commercial 
development. Where an ASP does not allow 
commercial development, an amendment 
should be considered with the County, on the 
basis of growth areas identified within this 
study. 

Key Takeaways
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An overall review of the County’s servicing 
infrastructure was conducted by ISL 
Engineering and Land Services Ltd under the 
Sturgeon County Infrastructure Master Plan 
(2019). Based on the information in that report, 
the following summaries provide an overview 
of existing infrastructure in Sturgeon County. 

Sturgeon County receives most of its treated 
water supply from EPCOR either or through 
regional water systems. Direct connections 
exist to EPCOR at 127 Street south of 195 
Avenue. Transmission for the County is 
primarily through the Morinville Water Line, 
and the CRNWSC transmission system. 

A major investment into the County's water 
infrastructure has been put forward to Council. 
Bylaw-1447/19 - Debenture for Alberta 
Industrial Heartland Waterline project has 
gone through its first of three readings.22 
The proposed project, known as The Alberta 
Industrial Heartland Waterline project, would 
involve the construction of 4.8 kilometres of 
pipeline which will run along Highway 825 to 
service the Industrial Heartland. Also proposed 
as part of the project would be a 1.6 kilometre 
pipeline that would loop the water system in 
the Heartland. 

Infrastructure
Existing Conditions
Summary - Water, Sanitary 
& Storm

Figure 1.6: Sturgeon County Infrastructure Master Plan - Existing Water
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Wastewater is collected locally for residential 
and non-residential sites. Conveyance is either 
through gravity sewers leading toward central 
lift stations, or by low pressure systems. 
Disposal of wastewater is either to lagoons, or 
to ACRWC infrastructure. 

Stormwater is conveyed mainly overland 
through ditches, culverts, watercourses, and 
naturalized creeks. The stormwater drains 
towards Big Lake, Carrot Creek, the Sturgeon 
River, and the North Saskatchewan River.

Figure 1.7: Sturgeon County Infrastructure Master Plan - Existing Sanitary

Figure 1.8: Sturgeon County Infrastructure Master Plan - Existing Stormwater
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Sturgeon County’s road network consists of 
approximately 185 kilometres of secondary 
roads and 1,776 kilometres of local roads.  
Almost all of Sturgeon County's original 
roads were built over 65 years ago.  
Sturgeon County considers all Range Roads 
and Township Roads to be for local traffic, 
while highways are part of the regional traffic 
network. 

The Provincial Highways 44, 2, 28, 28A in 
the north-south direction and the Provincial 
Highways 37, 633, 642, 651, 38, 651, 642 in 
the east-west direction connects the County 
with the rest of the Province.

Sturgeon County also has a network of rail 
lines owned and operated by the CN Rail. The 
rail network supports industrial growth and 
plays a key role in movement of goods to and 
from the County.

The Villeneuve Airport, operated by 
Edmonton Airports, is a general aviation, 
recreational flying and training facility is 
in Sturgeon County, 9 km northwest of St. 
Albert.  

Priority Areas will require individual review 
likely through traffic studies to evaluate 
the intensity of use and the capacity of 
existing transportation networks to handle 
the increase in traffic. Future upgrades to 
transportation infrastructure will also be 
determined as development progresses, in 

line with existing policies and plans.

Higher AADT represents where current 
travel demand patterns exist. Highway 2 in 
particular has a high grade facility between 
St. Albert and Morinville and reflects the 
higher usage of this stretch of roadway; 
highways with lower volumes likely have 
lower grade facilities. Larger developments 
in proximity to the smaller highways might 
require upgrades for capacity and safety 
reasons, although this may also be the case 
with developments in proximity to Highway 
2 – this would depend on factors such as 
current roadway capacity, local area growth, 

assessment horizon, and development 
details such as size, function and phasing. 
This would require specific TIAs or other 
studies to occur during a further planning 
stage (such as ASP stage) to fully understand 
the effects of an commercial development on 
the road network.

Transportation

Figure 1.9: Sturgeon County Average Daily Traffic Counts 
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Stakeholder Feedback

As part of the process to identify viable 
opportunities for commercial development in 
Sturgeon County, MXD and WSP conducted 
stakeholder focus group sessions on 
September 30 and October 1, 2019. 

Key stakeholders from Sturgeon County 
and the Metro Edmonton development 
community were invited to participate in 
focus group sessions. The stakeholders were 
divided into six groups based on their areas 
of professional expertise. The six stakeholder 
groups included: Developers and Brokers; 
Economic Development Advisory Board; 
Alberta’s Industrial Heartland: Sturgeon 
County companies; Internal Staff; Mayor, 
Council and Leadership Team; and Local 
Businesses. 

MXD also conducted one-on-one focus 
group sessions with Sturgeon County’s two 
institutional anchors, Edmonton International 
Airport (Villeneuve Airport) and the 
Canadian Forces Base Edmonton, to garner 
feedback on their operations and the related 
commercial development opportunities. 

Stakeholders were provided with an 
overview of the County as well as the main 
objectives of the Commercial Development 
Analysis. Each focus group was centered 
around five key questions that were used to 
guide the discussion and garner insight into 

the strengths, challenges and development 
opportunities in the County from a variety 
of different perspectives. The feedback from 
the focus groups was synthesized into eight 
key themes. These themes provided insight 
that informed the identification of the Priority 
Commercial Development Areas as well as 
the strategic recommendations translate the 
plan into action. 

It should be noted that the bulleted items in 
the below sections are cautionary insights 
from the development community and 
other stakeholders that participated in the 
focus groups and are therefore not fully 
reflective of the experience with Sturgeon 
County. These are general comments and 
suggestions based on interactions with 
the County as well as other jurisdictions 
in the region to help the County overcome 
challenges and build on existing strengths 
to enable commercial development 
opportunities.   

Introduction



   Be realistic and have an 
open-door policy

     The planning and 
development process should 

be transparent

Opportunities need to be 
flexible and the right-size

Logistics companies want 
Henday access
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Key Themes & Takeaways

• Municipal Development Plan (MDP) focuses on heavy industrial and 
residential development with limited planned commercial growth 
nodes

• Less restrictive and transparent approvals process is needed 

• Conversion of agricultural land to commercial could be a challenge  

• The development community has limited experience with rezoning 
in Sturgeon County

• Flexible approaches to zoning are key to remaining agile to changes 
in development typologies and market demand over time 

• Time is money. A slow permitting and approvals process can kill a 
development; reduce the red-tape and increase efficiencies   

• Pre-approved zoning developed jointly with the community will 
create certainty for development community

Flexible Zoning & Transparent Development Process Proximity to the Henday is King

• 5 minutes from the Henday is the threshold for industrial 
development 

• Industrial land is priced based on distance to the Henday 

• Truck access is key to unlock development opportunities

"
" "

"

"
"

"
"



 Share the cost of servicing

Build in certainty of where 
commercial areas can be 

located in the MDP

   How much will the County 
front end in terms of 

servicing

    Upfront cost of servicing is a 
challenge
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The County Needs to Create Certainty Infrastructure Enables Investment

• The County should take the lead on creating Area Structure Plans 
in strategic development areas as there are limited precedents to 
follow

• The County should cost out the infrastructure for specific 
development sites as well as identify which group will pay for what 

• Clear and transparent guidelines and policies to guide the 
development community (development checklist)

• Reflect commercial development areas in the MDP to create 
certainty for the private development community

• Water, sewer and fibre-optics are limited in Sturgeon County

• The upfront cost of development is an issue 

• Other counties offer pad ready sites which make them competitive 
from a development standpoint 

• Front end infrastructure costs need to be shared 

• Not enough in the County's off-site levy reserve to pay for 
infrastructure and costs are being downloaded onto developers

Key Themes & Takeaways

"
"

"
"

"
"

" "



Heavy industrial comes to 
mind

The County is large and rural

   Focus on what you already 
do well

28 is the main highway 
corridor to the north
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Key Themes & Takeaways

• The County is known for farming and heavy industry 

• There is limited commercial development in Sturgeon County which 
makes investment challenging

• Currently an untested market for light industrial product

• The County should bolster the effort to create a unique brand that 
showcases the County's value proposition

Change the Rural and Industrial Perception Leverage Existing Strengths

• Cluster sectors that are already strong in the County (ie. defence, 
agriculture, chemicals)

• Value-add is a big opportunity as well as food processing  

• Gateway to the North – leverage high traffic on 28A going to/from 
Fort McMurray and Industrial Heartland  

• The County is viewed as a blank slate for opportunity

• The cost of land is more affordable than other surrounding 
jurisdictions, but not in all areas of the County

• The County has strong access to a large labour force

• Lands west of Highway 28 and below Highway 37 are conducive to 
light industrial uses due to proximity to the Henday  

"
"

" "

"
"

"
"



Joint partnerships with other 
municipalities to unlock 

opportunities 

   Location is key - development 
should be located close to 

the population base
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Key Themes & Takeaways

Create a Clustered Approach

• Consider joint efforts between the County and other municipalities 
for certain types of commercial development

• Need to foster a stronger relationship with Alberta Transportation to 
enable future infrastructure upgrades 

• Work with local landowners and developers to create plans that are 
implementable

• County departments and senior leadership must reduce “silo” effect 
to increase chance of success for commercial development

• Leverage marketing and real estate development resources of 
Edmonton International Airport to unlock development opportunities 
at Villeneuve Airport and adjacent fee simple land

• Cluster development to reduce infrastructure and servicing costs

• Each cluster of commercial development should have its own 
positioning so that each cluster is not in competition

• Employment, retail, and residential need to be closer together

• Focus on two to three priority areas rather than spreading 
development throughout the County

• Build off existing aviation activities at Villeneuve Airport to create an 
aviation and aerospace cluster 

• The introduction of employment along the west side of Highway 28 
would create demand for more retail at the Sturgeon Valley Road 
and Highway 28 intersection. 

• Demand for retail and commercial amenity node adjacent to 
CFB to support the population at the base as well as adjacent 
neighborhoods.

Collaboration to Generate Success

Villeneuve could be a hub

"
"

" 
" " "



28 STURGEON COUNTY COMMERCIAL DEVELOPMENT ANALYSIS  |  MXD DEVELOPMENT STRATEGISTS

SWOT Analysis of Sturgeon County
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02  REAL ESTATE MARKET OVERVIEW 
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A series of market analyses were conducted 
for the light industrial, retail, office, and 
hotel asset classes in the EMR to inform 
existing market conditions and the optimal 
development mix for future commercial 
development in Sturgeon County.

A detailed examination of the EMR's market 
indicators (rents, vacancy rates, cap rates, 
etc.) and its component submarkets was 
undertaken to identify the total amount of 
new development supportable in Edmonton 
over the next 20 years, and to estimate 
each submarket’s share of this future 
growth. Data was collected from a variety 
of sources including CBRE, Colliers, and 
NAI. As well, an inventory of existing and 
future supply in the Region was catalogued 
to illustrate capacity for development and 
potential opportunities.

Finally, the supportable demand over a 20 
year period for light industrial and retail 
was estimated by projecting Sturgeon 
County's achievable market share of local 
submarket demand in the Region.

Introduction
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Growth in the EMR's industrial market 
remains relatively flat due to uncertainty in 
the energy sector, with the metro vacancy 
rates growing slightly to 7.2% year over year 
as of Q2 2019.23 Sluggish performance in 
the oil and gas industry is offset by steady 
growth and expansion by transportation 
and warehousing, maintenance and service 
companies who are taking advantage of 
affordable rental rates. Rental rates remain 
steady, holding at $10.50 per square foot 
(PSF). Building sales have eclipsed land 
sales due to the perceived cost and risk 
associated with preparing land and building 
new product. 

Construction activity is business as usual, 
with 3.5 million square feet of product 
currently under construction. The majority 
of this new construction is occurring on the 
periphery where land is more affordable. The 
Nisku-Leduc submarket accounts for a large 
share of this new construction, with the 1 
million square foot Amazon fulfillment center 
currently under construction. Year-to-date 
net absorption has been strong, with over 1 
million square feet of absorption recorded as 
of Q3 2019.24

North Edmonton Market
Performance in Edmonton’s northern 
submarkets have been stable. Vacancy rates 
in Northeast and Northwest hold steady at 
1.3% and 9.3% respectively, while asking 
rates hover slightly below Metro averages at 
$9.00 per SF and $10.00 PSF.  Construction 
activity was quiet in the Northeast 
submarket, resulting in negative 52,892 SF of 
absorption. The Northwest’s 
183,958 square feet positive absorption 
can be attributed to the completion of MTE 
Logistics’ 500,000 square foot warehouse. 
Overall, land absorption in both the 
Northeast and Northwest Industrial Districts 
have been strong over the past 10 years, 
averaging an annual absorption of 40 net 
acres and 84 net acres respectively.25 
Absorption has slowed for heavy industrial 
zoned land, with demand shifting towards 
light and business-zoned industrial land. 

Acheson continues to feature strong 
performance in the Metro industrial market. 
Vacancy rates sit at 4.1%, pushing rental 
rates to $14.00 per square foot. Easy access 
to the Henday coupled with affordable land 
costs continue to bring new construction 
activity and investment interest to the 
industrial area. The recent completion of 
the 400,000 square foot Champion Pet Food 
facility helped to push absorption to 398,000 
square feet in Q3 2019.

Light Industrial Market 
Overview
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There is approximately 152 million square 
feet of industrial space in the Metro 
Edmonton market. The City of Edmonton’s 
three industrial districts comprise the 
largest proportion of industrial stock in the 
region, 79% percent of the Metro product is 
concentrated in the Northeast, Northwest and 
South/Southeast Industrial Districts. 

The Northwest Industrial District comprises 
the largest amount of industrial inventory 
in Metro Edmonton. The Northwest District 
is home to major logistics, transportation 
and warehousing companies due to its 
connectivity to the Anthony Henday Highway, 
Yellowhead Highway, and CN intermodal 
facility.  McKesson, Loblaws and the Brick 
are some large end user tenants that occupy 
warehouse and distribution space. The 
recently completed MTE Logistix warehouse 
in the Northwest District was the largest 
development to be delivered to the Metro 
Edmonton area in 2019, comprising just over 
500,000 square feet. 

The Northeast Industrial District has a 
smaller inventory of industrial product yet 
supports a number of large companies in the 
Energy sector such as Mammoet, Kiewit and 
Gibson Energy.  

Figure 2.1: Light Industrial Market Supply

Supply Analysis
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The Northeast and Northwest 
Industrial Districts comprise of 
over 800 net acres of undeveloped 
designated light and medium 
industrial land.  Approximately 70% of 
this land is considered shovel-ready 
which means these sites could be 
developed in the short-term due to 
zoning and servicing. 

Acheson is a prominent industrial 
area that also contains a significant 
amount of available land supply for 
new development. This industrial 
area continues to attract significant 
development and investment activity 
due to its relative affordable cost 
of land and access to key highway 
infrastructure. Acheson is home 
to prominent manufacturing, 
warehousing, distribution and 
construction companies such as Sysco, 
Kal Tire and the North American 
Construction Group. 

Sturgeon County currently has the 
largest supply of shovel-ready light 
and medium industrial land available 
for development in the Metro area. 
The County should leverage its large 
proportion of light and medium 
industrial zoned land to absorb the 
demand for these land uses in North 
Edmonton by actively marketing and 
promoting the development potential 
of strategic areas. 

Figure 2.2: Light Industrial Market Supply - Edmonton Metropolitan Region

Supply Analysis
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Figure 2.3: Light Industrial Market Supply (Proposed & Under Construction)

Numerous proposed and under construction 
developments are slated to expand the 
Edmonton Metropolitan Region's light 
industrial supply. This "in-the-pipeline" 
development includes over 700 acres of 
industrial land in St. Albert as well as 
several new industrial parks in the Acheson 
Industrial Area. A significant cluster of 
future industrial development is also 
underway in Nisku. Proximity to Edmonton 
International Airport and access to the QEII 
Highway are key factors that make Leduc 
and Nisku a prime location for new industrial 
development.

The proposed and under construction supply 
comprises a mix of single-use developments 
and multi-tenant sites part of larger business 
parks or industrial parks. Typologies include 
flex industrial, flex office, manufacturing, and 
logistics distribution.   

Supply Analysis
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An Industrial Demand Analysis was undertaken to estimate the 
amount of Industrial development that could be feasibly absorbed 
in Sturgeon County by 2040, and the amount of land it requires.

Estimates were based upon the overall historic absorption of 
industrial land in the Metro, the relative development momentum 
of each submarket, the amount of developable land remaining 
in each, the distance (drive time) from each submarket to 
Sturgeon County, as well as the County’s inherent strengths and 
weaknesses as a location for industrial development.

The model forecasts demand for 169 acres of industrial 
development over the next decade (2030) in the County, and 325 
acres over the next two decades, in the moderate scenario.

Demand Analysis

Table 2.1: Industrial Submarket Demand Forecast Model (Excerpt)

Table 2.2: Sturgeon County Projected Demand for New Industrial Land

2.6M SF
Light Industrial 

Demand by 2030 
(moderate scenario)

5M SF
Light Industrial 

Demand by 2040 
(moderate scenario)
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The retail market in Edmonton has remained 
resilient amidst the uncertainty in the energy 
sector due to increases in household incomes 
and disposable income levels. Vacancy rates 
are holding steady at 3.2% as of Q2 2019 and 
rents climbed to $22.70 PSF due to sustained 
retail activity.26 Much of the new development 
occurring is following the suburban big-box 
retail format and is concentrating in areas 
that are experiencing high population growth, 
such as South Edmonton. 

St. Albert’s vacancy rates mirror Metro 
trends, holding steady at 3.2%. The city 
has experienced a surge in new retail 
construction due to sustained population 
growth and high incomes. The submarket 
features approximately 1.5 million square 
feet of organized retail and notable projects 
like Urban District, Riverside Landing and 
Bellevue Village will add nearly 600,000 
square feet of new product to the market. 

The Fort Saskatchewan/Sherwood Park 
submarket’s vacancy rate of 4.7% is higher 
than the Metro Average, yet still proves to be 
very healthy. Fort Saskatchewan has grown 
into a regional retail destination with over 1.5 
million square feet of inventory and big box 
tenants such as Walmart, Canadian Tire and 
Home Depot. 

Retail Market Overview
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The supply of major organized retail product 
in the north Edmonton Metro is clustered 
along major highways and thoroughfares due 
the high degree of accessibility and visibility. 
Much of the retail supply includes big box 
retail tenants such as Costco, Walmart and 
Home Depot, that serve a large trade area. 

There is a significant concentration of large 
format retail product in St. Albert along St. 
Albert Trail (Highway 2) which serves as a 
primary shopping destination for residents 
of St. Albert and neighboring jurisdictions. 
St. Albert’s population continues to grow 
rapidly, with new shopping centers and retail 
concepts being developed as an amenity 
to support new residential neighborhoods. 
There is close to 1.5 million square feet of 
organized retail product in St. Albert. 

Fort Saskatchewan, Spruce Grove and North 
Edmonton also have a significant supply 
of retail due to their growing population 
bases. They are primarily characterized by 
Retail Power Centers and Outdoor Retail 
Center typologies that are anchored by a big 
box retailer like Canadian Tire, Winners or 
Shoppers Drug Mart. These retail centers are 
auto-oriented and therefore comprise a large 
amount of surface parking. 

Figure 2.4: Major Retail Market Supply

Supply Analysis
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Retail follows rooftops. New retail 
development is occurring in jurisdictions 
that are experiencing significant population 
growth.

New highway commercial development is 
being built along 100 Street in Morinville due 
to the development momentum stemming 
from the Westmor, Westwinds and South 
Business Commercial Area Structure Plans. 
Morinville’s population base is growing 
and therefore will continue to absorb retail 
demand as residential development builds 
out. 

New retail development in St. Albert is 
a significant part of the product mix of 
planned and under construction multi-use 
projects and master planned communities. 
The Urban District project will provide an 
amenity package to support the planned 
residential units which will include retail, 
food and beverage, as well as medical and 
professional buildings. Bellevue is another 
notable development that is currently 
under construction. Designed to be a 
complete and walkable community, it will 
provide retail, food and beverage, office and 
personal services in addition to multi-family 
residential units. 

Figure 2.5: Retail Market Supply (Proposed & Under Construction)

Supply Analysis
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Population and Employment projections were 
used to forecast demand for Retail/F&B 
space in Sturgeon County over the next 25 
years.

Based on the County’s income and retail 
expenditure profile, the average resident 
is estimated to support 25 SF of shopping, 
dining and entertainment (“Retail”) space 
across the Metro region. Of this 25 SF, 
the majority is expected to be spent in 
neighbouring jurisdictions, with just 20% 
of spending anticipated to be made in the 
County. Similarly, the local workforce is 
expected to support 4 SF of Retail per job 
based on industry averages, but with 30% 
leakage to outside the County. Based on 
these assumptions Sturgeon County could 
support nearly 200,000 SF of Retail by 2025, 
growing to 289,000 SF by 2040.

Leakage rates could be reduced further 
with strategic introduction of Retail/F&B 
nodes at interceptory locations for local-
oriented spending, including Grocery, 
Pharmacy, Personal Services, Fast Food and 
Restaurants.

Demand Analysis Table 2.3: Sturgeon County Projected Demand for New Retail/F&B Floorspace

226K SF
Retail Demand

by 2030

289K SF
Retail Demand

by 2040
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Office market conditions in Metro Edmonton 
have stagnated relative to other asset 
classes with vacancy rates and absorption 
remaining flat. Vacancy rates continue to 
hover around 20% as of Q3 2019 and net 
absorption to date was negative -270,112 
square feet.  This is due to reduced office 
footprints, lack of new supply coming online, 
a reduction of new office tenants entering the 
market, and the consolidation of business 
operations to increase efficiencies.27 

Metro rental rates continue to remain flat, 
holding at $18 per square foot. There is 
231,881 square feet of new product under 
construction, with the suburban submarkets 
proving to be more active than the 
downtown. 

Office Market Overview
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There is a minimal amount of office product 
located in the north Edmonton Metro as 
the majority of new office development 
is occurring downtown and in suburban 
markets connected by Light Rail Transit 
(LRT). The majority of office supply is housed 
in a mixed-use development and includes 
professional service and medical tenants.

Flex office is also a common format due 
to the predominance warehousing and 
logistics companies in the area.  Flex office 
is office product that contains warehouse, 
manufacturing, processing, or assembly 
facilities within the same building, however 
the office component is greater than 50% of 
the entire leasable area.   

High vacancy rates in the Metro market, 
coupled with the County's relatively rural 
nature challenges the viability of office 
development in Sturgeon County in the 
immediate term. An office demand analysis 
has not been included due to the limited 
opportunities for new office product. 

Figure 2.6: Office Market Supply

Supply Analysis
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The hotel market in the Edmonton 
Metropolitan Region has experienced 
a steady decline in performance, with 
Occupancy Rates, Average Daily Rates 
(ADR), and Revenues Per Available Room 
(RevPAR) decreasing since 2012.28 According 
to the Alberta Hotel & Lodging Association, 
Edmonton’s hotel market reported the 
following metrics as of fall 2019:
• Occupancy Rate of 58%
• ADR of $130
• RevPAR of $76

Edmonton’s Occupancy Rate, ADR, and 
RevPAR are all below the 2019 national 
average. Its RevPAR trails those of several 
major Canadian metropolitan areas including 
Vancouver, Toronto, Montreal, Ottawa, 
Calgary, and Winnipeg.

In 2018, Edmonton International Airport 

(YEG) experienced an uptick in air passenger 
volumes of 6.5%. The development of new 
visitor attractions such as Rogers Place 
has also contributed to the recent rise in 
Edmonton’s tourism.

Regardless of tourism numbers, key factor 
behind Edmonton’s declining hotel market 
can be attributed to the downturn of Alberta’s 
oil industry. Sinking prices and production 
of oil and gas has resulted in less foreign 
activity and business operations, therefore 
lowering hotel occupancies and revenues. 

Hotel Market Overview
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There are currently no hotels in Sturgeon 
County.  There are two hotels in Redwater, 
the municipality closest to Alberta's 
Industrial Heartland.  Both hotels in 
Redwater are classified as 2-star hotels. 
There is also a large supply of hotels 
south of Sturgeon County. Notably, Fort 
Saskatchewan has a significant cluster 
of hotels located off Highways 15 and 21 
adjacent to commercial uses. 

Hotels in surrounding municipalities 
are situated near regional highway 
infrastructure, suggesting that access and 
visibility are key factors in the location of 
these hotels.

Figure 2.7: Hotel Market Supply

Supply Analysis
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Hotel demand in Sturgeon County is limited 
due to the primarily rural nature of the 
County.  Hotels typically locate in high traffic 
locations where there is ample residential 
and employment density, or major anchors 
such as an international airport.  While 
there is opportunity in Sturgeon Valley due 
to the proximity to St. Albert, the recent 
construction and future planning of several 
hotels on the north side of the City negates 
the potential for hotel development in the 
near to medium term.  

Stakeholder discussions have demonstrated 
that there is interest from groups such as 
Villeneuve Airport, CFB Edmonton, and 
the Industrial Heartland in having a hotel 
outside of St. Albert, Fort Saskatchewan, 
and Edmonton.  Demand from these users 
does not quantify a new hotel, however 
collaborating with the Town of Morinville 
on a hotel within or on the edges of the 
Town’s boundaries may be feasible due to its 
central location in the County and growing 
residential population.  

A suburban resident on average supports 
0.01 hotel rooms.  Using the official 
population (2016 Census) of 9,893, the Town 
of Morinville could support 99 hotel rooms.  
The Word Economic Forum (using data from 
the UN World Tourism Organization) states 
that Canada has 1.2 hotel rooms per 100 
population.  This method calculates that the 
Town could support 119 hotel rooms.  

Including supplemental demand from the 
above noted anchors, it is recommended that 
Sturgeon County explore collaborative hotel 
opportunities with the Town of Morinville due 
to the following factors:
• Central location in Sturgeon County
• No modern 2 or 3-star hotel currently 

present in the area
• Distance is far enough from Edmonton, 

St. Albert, and Fort Saskatchewan
• Growing residential population in 

Morinville
• Will support Sturgeon County anchors                  

Demand Analysis
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Overall Development Program & Takeaways

Retail Market

Office Market

• Low vacancy rates and rising rental prices provide favorable 
conditions for new retail development in the Edmonton Metro. 
New retail construction is occurring in submarkets that are 
experiencing residential construction and population growth 
and typically follow a big box format.

• Sturgeon Valley and CFB have the largest concentrations of 
residential development in the County and therefore could 
support new retail development, if positioned correctly. 
Proposed residential development in the Sturgeon Valley 
ASP provides opportunity for a higher end retail node that is 
differentiated from the concentration of big box retail along 
St. Albert Trail and can reduce leakage from the County. 
As residential development moves east in Sturgeon Valley, 
a service commercial node code be supported along the 
Highway 28 corridor. 

• New office development is concentrated in the downtown 
market and in the south Edmonton submarket.  High vacancy 
rates that are expected to stay near 20% in the medium term 
negate speculative office development

• Supply of office product in northern Edmonton submarkets 
is minimal and therefore Sturgeon County should focus on a 
flex industrial and flex office typologies which provide a small 
percentage of in-house office space to support light industrial 
activities. 

• Edmonton’s northern submarkets continue to experience 
stable industrial performance due to sustained demand from 
end user tenants seeking space for wholesale trade and 
distribution, as well as transportation and warehousing. 

• The large proportion of shovel-ready medium industrial 
land in Sturgeon Industrial Park presents an opportunity to 
additionally target light industrial users that are aligned with 
the County’s well-established economic sectors. 

• There is demand for light industrial product in the north 
Edmonton metro submarket moving forward, and Sturgeon 
County is well positioned to capture a significant amount of 
this demand.  

Light Industrial Market

Hotel Market

• There is a large supply of hotels in St. Albert, Parkland County 
and Fort Saskatchewan which challenges the viability of hotel 
construction in the southern part of the County. 

• Morinville’s sustained population growth and distance from 
St. Albert could support a mid-scale (2.5 to 3 star) hotel as 
part of the build out of the new commercial development along 
100 Street.  The County could also explore the opportunity of 
locating a hotel on the edges of the Town.   



 

46 STURGEON COUNTY COMMERCIAL DEVELOPMENT ANALYSIS  |  MXD DEVELOPMENT STRATEGISTS

03  DEVELOPMENT DISTRICTS 
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Figure 3.1: Sturgeon County Development Districts

Sturgeon County was divided into four 
Development Districts based on an analysis 
of predominant land uses, economic anchors, 
major transportation corridors, stakeholder 
feedback and conversations with Sturgeon 
County Economic Development. 

The division of the County into four distinct 
Development Districts allowed for a more 
detailed analysis of the development realities 
of each district from a market, development, 
transportation and servicing perspective.  
This analysis has been synthesized into a  
“Strengths, Challenges, and Opportunities” 
assessment. The findings from this analysis 
informed the Priority Area identification 
as well as the land use and development 
program allocation. 

The four Development Districts are:
• West Development District
• Central Development District
• East Development District
• North Development District 

Introduction
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04  PRIORITY AREA IDENTIFICATION



53 STURGEON COUNTY COMMERCIAL DEVELOPMENT ANALYSIS  |  MXD DEVELOPMENT STRATEGISTS

The following section highlights six (6) Opportunity Areas and eight (8) Priority Areas that form the foundation for the selection of the top five 
(5) immediate term commercial development Priority Areas. The Opportunity Areas, denoted with orange on the following page, are large nodes 
that represent future opportunities for growth and development. Using the Opportunity Areas map as a guide, the team zoomed into eight 
Priority Areas that present the highest potential for immediate to medium term commercial development in the County. Figure 4.2 illustrates 
the general locations of the Priority Areas in pink. These eight Priority Areas were further evaluated to ultimately select the top five Priority 
Areas for immediate term development.

This section also includes examples of commercial development typologies that could be supported in various Priority Areas in the County. The 
recommended development typologies section serves as a guide that identifies typical sizes, floor area ratios and general characteristics of 
commercial development that are viable in targeted areas in the County.  

Introduction
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MXD and WSP have identified six (6) opportunity areas that serve as a 
blueprint for future growth in the County. These opportunity areas were 
selected due to their proximity to key institutional or economic anchors, 
precedent commercial development, and the presence of servicing or 
key transportation infrastructure.

Figure 4.1: Sturgeon County Opportunity Areas

Opportunity Areas
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Using the Opportunity Areas map as a foundation, eight (8) Priority Areas were identified which 
represent strategic opportunities for commercial development in Sturgeon County. These eight Priority 
Areas will be analyzed and tested using a set of strategic evaluation criteria to determine the five (5) 
Priority Areas that represent the greatest viability for immediate commercial development. 

The identified Priority Areas are not prescriptive locations for commercial development, and instead 
identify general areas that could support development based on the Development Opportunities 
assessment for each Development District, stakeholder feedback, market demand and positioning, the 
policy and infrastructure context, as well as discussions with Sturgeon County Economic Development.

Figure 4.2: Sturgeon County Priority Areas

Priority Development Areas
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Priority Area 1 is imagined as an upscale, boutique retail node 
with a focus on experiential food and beverage and shopping 
concepts, personal services, health and wellness and small-scale 
medical offices. It is located along Sturgeon Road in southwest 
Sturgeon Valley. This retail node leverages the proximity to an 
established population base in Sturgeon Valley that boasts high 
household incomes. 

Priority Area 1: Retail Node Priority Area 2: Light/Medium Industrial

Priority Area 2 aims to continue development momentum in 
Sturgeon Industrial Park by building upon the existing critical 
mass of medium industrial product. This priority area would be 
focused on manufacturing, processing and petrochemical support 
industries that are typically housed in light industrial commercial 
typologies. 

Priority Area 4 highest and best use is a retail and service node 
that includes grocery, convenience retail, a gas bar, grab and go 
food and beverage, personal services as well as institutional and 
recreational amenities.  This highway commercial service node 
would be located along Highway 28 on both sides of Sturgeon 
Road and would serve as a supportive amenity for future 
employment growth along the Highway 28 corridor.  

Priority Area 4: Retail ServicePriority Area 3: Retail & Light/Medium Industrial

Priority Area 3 is focused on a build out of light industrial product 
in the area of Sturgeon Industrial Park located south of Highway 
825. This priority area would also include a retail and service node 
located at the intersection of Highways 15, 37 and 825. Anchored 
by a gas station, grab and go food and beverage and convenience 
retail, this strategic commercial node would serve as an amenity 
for Sturgeon Industrial Park and the Industrial Heartland. 

The following section provides a description of the general location of the eight Priority Areas as well as the recommended commercial 
development typologies and positioning for each respective area. The County should ensure future policy frameworks are flexible enough to 
accommodate other compatible uses that may not be listed, however the primary land uses and development typologies listed below represent 
the best opportunities for commercial development in the immediate term.  

Priority Area Description
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Priority Area 7: Light Industrial

Priority Area 7 leverages connectivity to Anthony Henday Drive 
via 127 Street Northwest to create a strategic light industrial 
employment pocket that can support a diversity of activities such 
as logistics, warehousing, flex industrial and manufacturing. This 
development area is generally located between Valour Avenue 
to the north, Highway 28 to the east, Anthony Henday Drive to 
the south and 127 Street Northwest to the west. The presence 
of a large wetland and other site specific constraints may make 
future development more difficult and will need to be given careful 
consideration during future planning processes. 

Priority Area 6: Light Industrial

Priority Area 6 is positioned as a light industrial employment 
node that could include warehousing, logistics, flex industrial 
and manufacturing activities. Development would be located 
between Highway 28 to the east, Valour Avenue to the south and 
Sturgeon Road to the north. Locating light industrial product along 
Highway 28 has the potential to accommodate activities that are 
complimentary to CFB operations. 

Priority Area 5: Light Industrial/Aviation-Related

Priority Area 5 will be a light industrial and aviation related 
employment node at and around Villeneuve Airport. This 
development area is located on the east and west side of Range 
Road 270 at Highway 633 and would include both leased land on 
Villeneuve Airport as well as the fee simple, County land located 
directly east of the airport boundary.   

Priority Area 8: Light Industrial

Priority Area 8 represents another opportunity to create a light 
industrial employment node along Highway 28 that supports 
logistics, warehousing, flex industrial and manufacturing 
activities. This priority area would be located between Highway 37 
and Sturgeon Road on the west side of Highway 28. 
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Recommended Development Typologies
The following section illustrates a series of Development Typologies that are aligned with the recommended land uses for the Priority Areas. 
The table below includes a brief description of the physical form, the level of density, and general development characteristics.
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05  LAND USE & INFRASTRUCTURE ASSESSMENT OF PRIORITY AREAS
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EMRBGP | Sturgeon Valley Special 
Area Study (2019)

The location of the priority area is within area 
B of the Sturgeon Valley, which aligns with 
objective 3.1:
• Plan and develop greenfield areas of 

the Metropolitan Tier and the Sturgeon 
Valley Growth Area (Areas A and B) in 
an orderly and phased manner that also 
provides for complete communities;

and, Policy 3.1.2 (d) 
• A variety of non-residential developments 

will be incorporated within the planning 
areas to provide diverse employment 
opportunities.

As stated within the Special Area Study: 
• Area B - Are lands that are likely to be 

developed first because of access and 
ease in servicing. Area B is broken into 
Areas B1 and B2; being lands mainly 
located either north or south of Valour 
Road.

Priority Area 1: Retail Node 
SW Corner of Sturgeon Valley

Policy Alignment
Sturgeon County Municipal 
Development Plan (2014)

The MDP identifies this area as 
"Neighbourhood G" which intends that 
development is contiguous and supportive 
of surrounding communities and adjacent 
landowners. Specifically, the policy 
statement:
• Facilitating Sturgeon County’s emerging 

Non-Residential sectors, while leveraging 
diversification and opportunities with the 
University of Alberta, CFB Edmonton and 
agricultural producers; and,

• Ensuring growth coincides with 
efficient municipal service provision 
and in a manner that does not preclude 
future infrastructure expansion and 
development.

Sturgeon Valley Area Structure Plan 

The Sturgeon Valley Area Structure 
Planning process is currently underway. The 
recommendations of this priority area should 
be considered through the development of 
this statutory document. 

Sturgeon County Land Use Bylaw

The priority area is currently designated as 
AG-Agriculture. This zone is not appropriate 
for this type of development and the 
recommendation for a retail node must be 

considered in the drafting of the Sturgeon 
Valley ASP land use concept. The bylaw 
should include language that is permissive of 
service commercial or service retail to allow 
for flexibility of commercial land use in the 
Valley. 

Policy Summary

Priority Area 1 is considered generally 
in-line with the EMRBGP and the MDP to 
be developed for commercial use while 
respecting impacts on adjacent uses and 
landowners. 

It is recommended that the Sturgeon 
Valley ASP's planning process consider 
incorporating this recommendation through 
an appropriate land use designation. The 
MDP should be amended to more accurately 
reflect the specific policy directions of the 
Sturgeon Valley ASP. 

B1
Figure 5.1: Priority Area 1 - Sturgeon Valley ASP
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Water

Existing
100-200mm (thin blue lines) services exist 
for the residential zone area immediately 
adjacent to PA1, and 550-600mm services 
(thin orange lines) exist to the south 
approximately 1.5km away, as shown below.  

Proposed
There are 250-300mm (thick brown lines) 
and 400-500mm (thick green lines) proposed 
as indicated below as well as the Alin Ridge 
Supply Line. 

Sanitary

Existing
<100mm (thin dark blue lines), and 100-
200mm (thin blue lines) gravity lines exist in 
the residential zone. 100-200mm (thin dotted 
blue lines), and 250-300mm (thin dotted 
brown lines) forcemains exist to the east of 
PA1 with existing Sturgeon lift stations as 
indicated in the green squares below.

Proposed
Proposed lines include 250-300mm (thick 
brown lines) and 350-450mm (thick green 
lines) gravity lines as indicated below. A 
proposed 350-450mm (thick dotted green 
line) forcemain is also indicated below. 

Storm

Existing
Two storm lines exist (thin red lines) draining 
northeast with no existing storm ponds in 
proximity to the site. 

Proposed
There are 4 storm ponds proposed in 
proximity of PA1, as well as storm lines (thick 
red lines). 

Infrastructure Context
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Transportation

Existing
PA 1 is planned to be located along Sturgeon 
Road, which provides a critical link for 
traffic through the area destined to and from 
Highway 28 (AB-28). Sturgeon Road is an 
undivided two-lane collector road with a 
posted speed limit of 70 km/hr. 

Rail
An existing rail line is located within one-
kilometre south-east of the PA 1 Site. The rail 
line is owned and operated by CN Rail. 

Upgrades Required
A range of policies have been developed for 
the transportation network to inform the 
potential upgrades required to facilitate the 
development of PA 1- Retail Node. 

Policies
• The County’s Municipal Development 

Plan (MDP) has proposed the extension of 
127 Street Northwest to connect Anthony 
Henday Drive (AB-216) and Highway 
2 (AB-2). The proposed alignment of 
this new arterial road passes along 
the south of PA 1 and will significantly 
enhance connectivity to the retail node. 
The concept alignment of the proposed 
arterial road extension is presented in 
Figure 1.

• Permanent Access to the PA 1 will be 
provided from Sturgeon Road.

• Potential to provide a secondary access 
from the 127 Street Northwest extension 

may be evaluated in a subsequent Area 
Structural Plan (ASP) study for the Site. 

• The internal roads should be paved and 
will be developed to urban standard 
roads acceptable to Sturgeon County. 

• The Site will be developed to promote 
walkability and a bicycle-friendly 
environment. Appropriate connectivity 
will be developed with the Riverlot 56 
trail network located towards the south of 
the Site (refer to Figure 2).

• To minimize friction and potential traffic 
hazards, access to arterial roads should 
be limited to controlled intersections 
where possible. 

Implementation
• The road network within the Site should 

be developed to ensure proper access to 
Sturgeon Road and the proposed arterial.

• Development of access on arterials 
should be appropriately separated 
from roadway intersections in order to 
minimize traffic hazards.

Summary

The site is generally well serviced currently 
and has proposed service lines in close 
proximity to the site. Transportation networks 
to facilitate and service the development 
should be developed in accordance with 
the above policies. Given that internal road 
networks are undeveloped in the priority 
area, upgrades will be required prior to 
development, in addition to upgrading access 
to Sturgeon Road.

Figure 5.2: Priority Area 1 - Existing and Proposed 
Road Network

Figure 5.3: Priority Area 1 - Riverlot 56 Trail

PA1
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EMRBGP (2017)

The location of the priority area is designated 
as a "Major Employment Area". Thus - the 
proposed light industrial development 
intended for this priority area complies with 
the directions of the EMRBGP.

Sturgeon County Municipal 
Development Plan (2014)

The MDP identifies this area as “Primary 
Industry”, defined as land use activities that 
harvest or extract raw material from nature 
such as Agriculture, oil and gas extraction, 
forestry, mining , fishing and trapping. This 
designation is not supportive of a light 
industrial land use. As such, to facilitate 
development, an amendment must be 
undertaken. An amendment will be required 
to accurately reflect the intent of this priority 
area.

Sturgeon County Land Use Bylaw

The priority area is currently designated as 
I4 – Medium Industrial Serviced District. 
This district provides for a broad range of 
compatible medium intensity industrial uses 
on fully serviced parcels within planned 

Priority Area 2: Light/Medium Industrial 
Sturgeon Industrial Park (SIP)

Policy Alignment industrial park locations. These uses may 
require appropriate exterior storage or 
exterior manufacturing and processing 
activities which shall be considered 
accessory to a principal use on a parcel. Any 
nuisance factor should be of limited impact 
beyond the boundaries of the parcel. 

To accommodate light industrial within SIP, 
a land use redesignation may be required to 
accurately reflect the intended land use and 
its intensity. 
 
Policy Summary 

Priority Area 2 is located such that its intent 
aligns with the EMRBGP. The MPD and the 
Land Use Bylaw will need to be amended to 
reflect the intent of this priority area. 

Figure 5.4: Priority Area 2 



64 STURGEON COUNTY COMMERCIAL DEVELOPMENT ANALYSIS  |  MXD DEVELOPMENT STRATEGISTS

Infrastructure Context

Water

Existing
There are 100-200mm (thin blue line), 250-
300mm (thin brown lines), and 400-500mm (thin 
green lines) water lines exist up to site PA2. 

Proposed
There are 400-500mm water trunks (thick 
green lines) proposed running east-to-
west, which would connect to the existing 
network. The proposed water trunks total 
to approximately 4km of new infrastructure. 
There are 400-500mm water lines (thick 
green lines) proposed running east-to-west, 
which would connect to the existing network 
(approximately 4km of proposed service lines).
 
 
Sanitary

Existing
Discontinuous gravity mains are adjacent to 
the site: 250-300mm (thin brown lines), 750-
900mm (thin red line). The nearest continuous 
existing sanitary line to the furthest portions 
of PA2 is the 500-600mm ACRWC Northeast
Regional Trunk Sewer (solid orange line), 
approximately 3km away. 

Proposed
There are 350-450mm (thick green lines) 
and 500-600mm (thick orange lines) gravity 
trunks proposed. These proposed lines do 
not connect to the ACRWC.



65 STURGEON COUNTY COMMERCIAL DEVELOPMENT ANALYSIS  |  MXD DEVELOPMENT STRATEGISTS

Infrastructure Context

Storm

Existing
There is no existing stormwater 
infrastructure near PA2. 

Proposed
There are 5 storm ponds proposed with 
proposed drainage channels.
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Transportation

Existing
The PA 2 Site is located towards the west of 
Highway 825 (AB-825) between Township 
Road 554 on the north and Township Road 
552 located on the south of the Site.

Highway 825 is a north-south arterial class 
road. This is a two-lane road with a rural 
cross-section and a posted speed of 100 km/
hr. The Township Roads 554 and part of 552 
are two-lane collector class roads with rural 
cross-sections. Both the Township Roads 
are east-west roads parallel to each other 
connecting Highway 825 on the east and 
Highway 28 A on the west.

An existing rail line is located approximately 
three kilometres north-east of the PA 2 Site. 
The rail line is owned and operated by CN 
Rail. 

Required Upgrades
A range of policies have been developed for 
the transportation network to inform the 
potential upgrades required to facilitate the 
industrial development on the Site. 

Policies
• The PA 2 is located within the Sturgeon 

Industrial Park (SIP) area. The proposed 
access to the PA 2 will be developed to 
align with the overall master plan and 
vision of the SIP.

• Alignments of internal roads will be 
developed in the ASP in the subsequent 

planning stage.
• The internal local roads will be developed 

to industrial standard roads acceptable to 
Sturgeon County.

• Develop a multi-use trail network within 
the PA 2 to promote walkability and a 
bicycle-friendly environment.

• A transportation impact study needs 
to be completed for the PA 2 to 
highlight the impacts of the proposed 
industrial development on and 
potential improvements needed for the 
surrounding road network. 

• Feasibility and potential land availability 
to extend the existing CN Rail into the Site 
must be studied in the ASP. The proposed 
rail line will be designed and constructed 
as per the CN rail standards. 

Implementation
• The transportation network within the 

Site should be developed to ensure 
proper access to the east-west and north-
south collector roads. 

• Wherever possible, the access to the 
Site may be planned as an all moves 
signalized intersection. 

Infrastructure Summary

The transportation network internal to 
the site should be established as the site 
develops. Dependent on the intensity of use, 
intersection upgrades may be required. 

Future water and sanitary lines have been 
proposed in the area and may be established 
as development is phased. Stormwater will 
be managed through 5 future ponds to be 
phased with development.

Figure 5.5: Priority Area 2 - Existing and Proposed 
Road Network

PA2



67 STURGEON COUNTY COMMERCIAL DEVELOPMENT ANALYSIS  |  MXD DEVELOPMENT STRATEGISTS

EMRBGP (2017)

The location of the priority area is designated 
as a "Major Employment Area". Thus - the 
proposed light industrial development 
intended for this priority area complies with 
the directions of the EMRBGP.

Sturgeon County Municipal 
Development Plan (2014)

The MDP identifies this area as “Primary 
Industry”, defined as land use activities that 
harvest or extract raw material from nature 
such as Agriculture, oil and gas extraction, 
forestry, mining , fishing and trapping. This 
designation is not supportive of a light 
industrial land use. As such, to facilitate 
development, an amendment must be 
undertaken. 

Sturgeon County Land Use Bylaw

The priority area is currently designated as 
I4 – Medium Industrial Serviced District and 
AG - Agriculture. The I4 district provides for a 
broad range of compatible medium intensity 
industrial uses on fully serviced parcels 
within planned industrial park locations. 
A portion of the node west of the intersection 

Priority Area 3: Retail & Light/Medium Industrial
Hwy 15, Hwy 825 and Hwy 37

Policy Alignment

of Highway 37 and Highway 15 is designated 
Direct Control (DC4). The intent of this DC 
district is to provide for appropriate retail 
commercial and service uses within the 
context of highway commercial development.
This piece of land will likely remained zoned 
as, in line with the recommendations of this 
study.

These uses may require appropriate 
exterior storage or exterior manufacturing 
and processing activities which shall be 
considered accessory to a principal use on 
a parcel. Any nuisance factor should be of 
limited impact beyond the boundaries of the 
parcel. 

To accommodate a gas bar, retail service 
and light industrial, the area will require 
a land use redesignation. This should be 
achieved through a direct control district 
to accommodate the specifics of the 
development, or the use of a standard 
district to the land use bylaw should 
be contemplated. The direction of the 
redesigantion will be contingent on the 
specific uses to be present.

Figure 5.6: Priority Area 3 

Policy Summary

Priority Area 3 is located such that its intent 
aligns with the EMRBGP. The MDP and the 
Land Use Bylaw will need to be amended to 
reflect the intent of this priority area. 
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Water

Existing
There are 100-200 mm (blue line), 250-
300mm (brown lines), 400-500mm (green 
lines), 750mm (red lines), and 900mm (pink 
line) water lines in proximity to site PA3

Proposed
There are no indicated water lines proposed 

Sanitary

Existing
The ACRWC (red dotted line) forcemain is in 
the closest proximity to site PA3, including 
pump station, approximately 1km away

Proposed
There are no indicated sanitary lines 
proposed
 

Storm

Existing
There is no existing stormwater 
infrastructure near PA3. 

Proposed
There is no indicated proposed stormwater 
system for PA3. On-site stormwater 
management may be required, or overland 
drainage courses would be the extent of 
stormwater management.   

Infrastructure Context
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Transportation

PA 3 is located at the northeast quadrant 
of intersection of Highway 15 (AB-15), 
Highway 825 (AB-825) and Highway 37 (AB-
37), situated along the eastern portion of 
Highway 825 until it heads north.  

All the three Highways 15,825 and 37 are 
two-lane arterial class roads with rural 
cross-sections. 

An existing CN rail line runs parallel to the 
site on the east side.

A range of policies have been developed for 
the transportation network to inform the 
potential upgrades require to facilitate the 
development of PA 3- Retail Node. 

Policies
• Permanent Access to the PA 3 will be 

provided from the Highway 825.
• The internal roads should be paved and 

will be developed to urban standard 
roads acceptable to Sturgeon County. 

• The Site will be developed to promote 
walkability and a bicycle-friendly 
environment. Appropriate multi-use path 
connectivity will be provided with the SIP 
located on the west of the Highway 825 
(refer to Figure 8).

• To enhance safety and reduce friction on 
Highway 825, continuous auxiliary lane 
may be provided to safely accommodate 
the turning traffic into and out of access 
to the development.

Implementation
• The road network within the Site should 

be developed to ensure proper access to 
Highway 825.

• Development of access on arterials 
should be appropriately separated from 
the existing intersection of arterial roads 
in order to minimize traffic hazards

Infrastructure Summary 

All services will require extension into the 
site from their current extent. Storm water 
management will require additional studies 
to determine the best method for retention 
whether on-site or through other means.

The site must be developed to ensure proper 
and safe access to Highway 825. Upgrades 
may be required to this highway based on the 
intensity of the use. The site is in proximity to 
rail service. 

Figure 5.7: Priority Area 3 - Existing and Proposed 
Road Network

PA3
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EMRBGP | Sturgeon Valley Special 
Area Study (2019)

The location of the priority area is within area 
B of the Sturgeon Valley, which aligns with 
objective 3.1:
• Plan and develop greenfield areas of the 

Metropolitan Tier and the Sturgeon Valley 
Growth Area (Areas A and B) in an orderly 
and phased manner that also provides for 
complete communities;

and, Policy 3.1.2 (d) 
• A variety of non-residential developments 

will be incorporated within the planning 
areas to provide diverse employment 
opportunities.

As stated within the Special Area Study: 
• Area B - Are lands that are likely to be 

developed first because of access and ease 
in servicing. Area B is broken into Areas 
B1 and B2; being lands mainly located 
either north or south of Valour Road.

This priority area also encompasses land in 
Area D, further guided by policy 3.2.4: 
• Area D shall maintain its existing 

agricultural status  in accordance with 
the policies and regulations contained 

Priority Area 4: Retail Service 
West Highway 28, south of Sturgeon Road 

Policy Alignment within the sturgeon County Municipal 
Development Plan and Land Use Bylaw for 
agricultural development.

Sturgeon County Municipal 
Development Plan (2014)

The MDP identifies this area as 
"Neighbourhood G" which intends that 
development is contiguous and supportive 
of surrounding communities and adjacent 
landowners. Specifically, the policy statement:
• Facilitating Sturgeon County’s emerging 

Non-Residential sectors, while leveraging 
diversification and opportunities with the 
University of Alberta, CFB Edmonton and 
agricultural producers; and,

• Ensuring growth coincides with efficient 
municipal service provision and in a 
manner that does not preclude future 
infrastructure expansion and development.

Sturgeon Valley Area Structure Plan 

The Sturgeon Valley Area Structure 
Planning process is currently underway. The 
recommendations of this priority area should 
be considered through the development of 
this statutory document. 

B1

D

Figure 5.8: Priority Area 4 
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Sturgeon County Land Use Bylaw

The priority area is currently designated as 
AG-Agriculture. This zone is not appropriate 
for this type of development and the 
recommendation for a retail node must be 
considered in the drafting of the Sturgeon 
Valley ASP land use concept.

Policy Summary

The south portion of Priority Area 4 is 
considered generally in-line with the EMRBGP 
to be developed for commercial use while 
respecting impacts on adjacent uses and 
landowners. An amendment is recommended 
to the Sturgeon Valley Special Area Study to 
amend the boundary of Area B1 to facilitate 
the north portion of Priority Area 4. This will 
allow for both sides of Sturgeon Valley Road 
to be developed with commercial uses.
 
It is recommended that the Sturgeon 
Valley ASP's planning process consider 
incorporating this recommendation through 
an appropriate land use designation. The 
MDP should be amended to more accurately 
reflect the specific policy directions of the 
Sturgeon Valley ASP.
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Water

Existing
Water and sanitary service terminates at the 
residential area. The approximate distance 
between existing services and site PA4 is 
3.5km.

Proposed
There are proposed 250-300mm water lines 
(solid brown lines), and 400-500mm water 
trunks (solid green lines). 

Sanitary

Proposed
A Sturgeon lift station exists on the northern 
extents of the site. The lift station will 
connect a proposed 250-300mm (dotted 
brown line) forcemain to a 250-300mm 
gravity main, leading to a 350-450mm trunk 
(solid green line), 500-600mm trunk (solid 
orange line), and ultimately to the ACRWC 
START through an existing Sturgeon lift 
station.   

Infrastructure Context
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Infrastructure Context

Storm

Proposed
There are proposed drainage channels, 
and storm ponds, as well as a storm sewer 
connecting to the residential zone (~1,750m).   
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Transportation

Existing
Priority Area 4 is a Retail Service Node 
located on the west of  Highway 28 (AB-28), 
between Township Road 544 and Valour 
Avenue (Township Road 542).

Highway 28 is a three-lane divided road 
with two lanes in the northbound direction 
and one lane in the southbound direction. 
The 2018 traffic data indicates an AADT 
of approximately 12,000 vehicles per day. 
This is an arterial class road with a posted 
speed of 70 km/hr. The road is under the 
jurisdiction of the Province.

An existing rail line is located within three 
kilometres north-west of the PA 4 Site. The 
rail line is owned and operated by the CN 
Rail. 

Required Upgrades
A range of policies have been developed for 
the transportation network to inform the 
potential upgrades require to facilitate the 
retail development on the Site. 

Policies: 
• The MDP recommends upgrading Range 

Road 245 to a collector class road and 
implement missing road segments to 
provide a continuous road segment. This 
new road proposed on the west side of PA 
4 will be a secondary access to the Site 
(refer to Figure 5.9). 

• The main accesses to the PA 4 Site will be 
provided from Highway 28.

• Alignments of internal roads will be 
developed during the ASP stage. These 
internal roads will be implemented as 
per local road standards acceptable to 
Sturgeon County.

• Develop a multi-use paths network within 
the PA 4 to promote walkability and a 
bicycle-friendly environment. 

• A transportation impact study needs to 
be completed for the PA 4 to highlight 
the impacts of development on and 
potential improvements needed for the 
surrounding road network. 

Implementation:
• The transportation network within the 

Site should be developed to ensure 
proper access to Highway 28 and Range 
Road 245.

• To ensure safe movement of vehicles into 
and out of the development, the access 
on Highway 28 should be planned as a 
Right In Right Out (RIRO) intersection.  A 
signalized access may be considered if 
the access satisfies the signal warrants.

• Continuous auxiliary lanes may be 
provided to safely accommodate the 
turning traffic into and out of access 
points.

Infrastructure Summary

Water and sanitary service will need to be 
extended to service the site from the existing 
residential area. 

Transportation upgrades to RR 245 will be 
instrumental in allowing service to PA 4, 
while upgrading to a right-in-right-out or 
possibly signalized intersection on Highway 
28. Additional lanes may be constructed to 
allow for traffic to turn into the site from 
main access points.

Figure 5.9: Priority Area 4 - Existing and Proposed 
Road Network

PA4
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EMRBGP (2017)

The location of the priority area is designated 
as a "Major Employment Area". Thus - the 
light industrial/aviation related development 
intended for this priority area complies with 
the directions of the EMRBGP.

Sturgeon County Municipal 
Development Plan (2014)

The MDP identifies this general area as 
"Industrial Type 2" and "Commercial Type 2" 
which can be further defined as:
• Industrial Type 2: Situated on lands 

already zoned industrial, in areas with 
existing Area Structure Plans, CRB 
regional employment areas and planned 
growth areas; and, Locations include the 
Sturgeon Industrial Park, ProNorth, Legal 
Crossroads and the Villeneuve Airport. 

• Type 2 Commercial: Situated in the 
existing community of the Sturgeon 
Valley and the Villeneuve Airport

Priority Area 5: Light Industrial/Aviation-related 
SE Villeneuve Airport area

Policy Alignment Sturgeon County Land Use Bylaw

The airport lands comprised in this priority 
area are currently designated as Designated 
as AP – Airport Support District. 
General Purpose. This district is intended 
to regulate development which is not 
federally regulated at airports or helipads. 
The uses support and are compatible with 
the operations of the airport or heliport. The 
current land use designation is supportive of 
the intended development on airport lands in 
Priority Area 5.

The County lands located directly east of 
the airport boundary are currently zoned 
AG-Agriculture. A land use amendment will 
be required to support light industrial and 
aviation related activities. 

Policy Summary

Priority Area 5 is located such the EMRBGP 
and MDP are generally aligned with the 
intended commercial/light industrial use. 
An amendment to the land use bylaw will 
be required for the lands in this Priority 
Area that are located within the County's 
jurisdiction to allow for the recommended 
uses.  

Figure 5.10: Priority Area 5 
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Water

Existing
There exists a 100mm diameter water line 
up to Hwy 44 and Hwy 633 (blue) as well as 
an existing 250-300mm line (brown) built 
around the airport to the existing reservoir 
(thin lines are existing; future lines are thick). 

Proposed
There are 250-300mm lines proposed as 
indicated above (thick brown lines) to link the 
airport with existing water services.

Sanitary

Existing
There is a private lift station for the airport 
and an existing Sturgeon lift station. There 
is an existing <100mm gravity sewer line 
(solid dark blue), an existing 100-200 gravity 
line for the airport, and an existing 100-
200mm forcemain (dotted blue). The existing 
Villeneuve Lagoon is indicated below. 

Proposed
There is a proposed private lift station for the 
airport, and a proposed Sturgeon lift station, 
as well as 2 proposed 250-300mm gravity 
lines.

Storm

Existing
No lines exist, and there is only the 
Villeneuve south ditch. 

Proposed
Drainage channels are proposed for the 
airport site, and storm sewers are proposed 
for the residential as indicated below.

Infrastructure Context
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Transportation

Existing
The proposed Priority Area 5 Site is 
located towards the north-west quadrant 
of Villeneuve Road (AB-633) and Highway 
44 (AB-44). Both Villeneuve and Highway 
44 are arterial class roads under the 
jurisdiction of the Province. The intersection 
of these arterial roads is controlled by an 
unsignalized roundabout. 

Villeneuve Road is an east-west undivided 
two-lane road with a posted speed of 50 
km/hr. According to the 2018 traffic count 
program, the Annual Average Daily Traffic 
(AADT) on this road was approximately 
3,000 vehicles per day. Villeneuve Road is 
connected to Highway 2 (AB-2) on the east 
and Highway 757 (AB-757) on the west.

Highway 44 is a north-south undivided two-
lane road with a posted speed of 80 km/hr. 
The approximate AADT on this road is 5,000 
vehicles per day

Required Upgrades
A range of policies have been developed for 
the transportation network to inform the 
potential upgrades require to facilitate the 
industrial development on the Site

Policies
• Permanent Access to the PA 5 will 

be provided from Villeneuve Road. 
Alignments of internal roads will be 
developed in an Area Structural Plan 

(ASP) as the next stage of study. 
• Ensure appropriate berming, landscaping 

and fencing is provided wherever 
required in accordance with Sturgeon 
County’s Land Use Bylaw to provide 
a visual buffer from the industrial 
development.

• Develop a multi-use trail network within 
the PA 5 to promote walkability and a 
bicycle-friendly environment.

• A traffic impact study to evaluate 
the impacts of the development on 
surrounding road network will be 
conducted.

• The potential for public transit 
connectivity from major destinations will 
need to be evaluated in the subsequent 
traffic study.

Implementation
• The transportation network within the 

Site should be developed to ensure 
proper access to Villeneuve Road.

• To enhance safety and reduce friction on 
Villeneuve Road, controlled intersections 
should be implemented where possible. 
Continuous auxiliary lanes may be 
provided to safely accommodate the 
turning traffic into and out of access 
points.

• Driveways from individual industrial units 
are not generally permitted onto arterial 
roadways.

• The access and internal roads will be 
implemented as per industrial standard 
roads to ensure maneuverability of large 
trucks and trailer vehicles.

• Suitability to provide an emergency 
access to Highway 44 or Range Road 265 
may reviewed during the ASP stage.

• Ensure access to major roadways and 
highways is unencumbered to enable 
the  development of a transportation and 
logistics hub, as well as a potential flight 
school.  

Infrastructure Summary

The area is fairly well serviced, however 
storm drainage infrastructure will need 
to be upgraded upon to facilitate further 
development. Major transportation routes 
exist in proximity to the priority area, and 
upgrades to existing infrastructure will be 
mainly achieved through signalizing existing 
intersections and providing emergency 
access to and from the site.

Figure 5.11: Priority Area 5 - Existing and Proposed 
Road Network

PA5
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EMRBGP | Sturgeon Valley Special 
Area Study (2019)

The location of the priority area is within area 
B of the Sturgeon Valley, which aligns with 
objective 3.1:
• Plan and develop greenfield areas of 

the Metropolitan Tier and the Sturgeon 
Valley Growth Area (Areas A and B) in 
an orderly and phased manner that also 
provides for complete communities;

and, Policy 3.1.2 (d) 
• A variety of non-residential developments 

will be incorporated within the planning 
areas to provide diverse employment 
opportunities.

As stated within the Special Area Study: 
• Area B - Are lands that are likely to be 

developed first because of access and 
ease in servicing. Area B is broken into 
Areas B1 and B2; being lands mainly 
located either north or south of Valour 
Road.

Priority Area 6: Light Industrial 
West of Highway 28, SE Sturgeon Valley

Policy Alignment Sturgeon County Municipal 
Development Plan (2014)

The MDP identifies this area as 
"Neighbourhood G" which intends that 
development is contiguous and supportive 
of surrounding communities and adjacent 
landowners. Specifically, the policy 
statement:
• Facilitating Sturgeon County’s emerging 

Non-Residential sectors, while leveraging 
diversification and opportunities with the 
University of Alberta, CFB Edmonton and 
agricultural producers; and,

• Ensuring growth coincides with 
efficient municipal service provision 
and in a manner that does not preclude 
future infrastructure expansion and 
development.

Sturgeon Valley Area Structure Plan 

The Sturgeon Valley Area Structure 
Planning process is currently underway. The 
recommendations of this priority area should 
be considered through the development of 
this statutory document. 

Sturgeon County Land Use Bylaw

The priority area is currently designated as 
AG-Agriculture. This zone is not appropriate 
for this type of development and the 

recommendation for a retail node must be 
considered in the drafting of the Sturgeon 
Valley ASP land use concept.

Policy Summary

Priority Area is considered generally in-
line with the EMRBGP and the MDP to 
be developed for commercial use while 
respecting impacts on adjacent uses and 
landowners. 

It is recommended that the Sturgeon 
Valley ASP's planning process consider 
incorporating this recommendation through 
an appropriate land use designation. The 
MDP should be amended to more accurately 
reflect the specific policy directions of the 
Sturgeon Valley ASP.

Figure 5.12: Priority Area 6 - Sturgeon Valley ASP
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Water

Existing
Water and sanitary service terminates at the 
residential area. The approximate distance 
between existing services and site PA5 is 
2km.

Proposed
There are proposed 250-300mm water lines 
(solid brown lines), and 400-500mm water 
trunks (solid green lines). 

Sanitary

Proposed
A Sturgeon lift station exists on the northern 
extents of the site. The lift station will 
connect a proposed 250-300mm (dotted 
brown line) forcemain to a 250-300mm 
gravity main, leading to a 350-450mm trunk 
(solid green line), 500-600mm trunk (solid 
orange line), and ultimately to the ACRWC 
START through an existing Sturgeon lift 
station. 

Infrastructure Context
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Infrastructure Context

Storm

Proposed
There are proposed drainage channels, 
and storm ponds, as well as a storm sewer 
connecting to the residential zone (~1,750m). 
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Transportation

Existing
The Site for the Priority Area 6 is located on the 
west of Highway 28 (AB-28), between Township 
Road 544 and Township Road 542. 

Highway 28 is a three-lane divided road with 
two lanes in the northbound direction and one 
lane in the southbound direction. The 2018 
traffic data indicate an AADT of approximately 
12,000 vehicles per day. This is an arterial class 
road with a posted speed of 70 km/hr. The road 
is under the jurisdiction of the Province.

Rail
An existing rail line is located within three 
kilometres north-west of the PA 6 Site. The rail 
line is owned and operated by the CN Rail.

Required Upgrades
A range of policies have been developed for the 
transportation network to inform the potential 
upgrades require to facilitate the industrial 
development on the site. 

Policies
• The MDP recommends upgrading Range 

Road 245 to a collector class road and 
implement missing road segments to 
provide a continuous road segment. This 
new road proposed on the west side of 
PA 6 will be a secondary access to the 
industrial area (see Figure 4). 

• Permanent accesses to the PA 6 site 
will be provided from Highway 28, and 
the proposed collector road on the west 
(Range Road 245).

• Alignments of internal roads will be 
developed during the ASP stage.

• The internal collector and local roads will 
be developed to industrial standard roads 
acceptable to Sturgeon County.

• Ensure appropriate berming, landscaping 
and fencing is provided wherever required 
in accordance with Sturgeon County’s 
Land Use Bylaw to provide a visual buffer 
from the industrial development.

• Develop a multi-use trail network within 
the PA 6 to promote walkability and a 
bicycle-friendly environment.

• A transportation impact study needs 
to be completed for the PA 6 to 
highlight the impacts of the proposed 
industrial development on and potential 
improvements needed for the surrounding 
road network. 

• The potential for public transit connectivity 
from major destinations will need to be 
reviewed in the subsequent traffic study.

• Feasibility and potential land availability 
to extend the existing CN Rail into the 
site must be studied in the future. The 
proposed rail line will be designed and 
constructed as per the CN rail standards. 

Implementation
• The transportation network within the site 

should be developed to ensure proper 
access to Highway 28 and Range Road 
245.

• To ensure safe movement of trucks into 
and out of the development, the access on 
Highway 28 should be planned as an all 
moves signalized intersection. 

• Continuous auxiliary lanes may be provided 
to safely accommodate the turning traffic 
into and out of access points.

Infrastructure Summary

Water and sanitary service will need to be 
extended to service the site from the existing 
residential area. 

Transportation upgrades to RR 245 will be 
instrumental in allowing service to PA 6, 
while upgrading to a signalized intersection 
on Highway 28 and Sturgeon Road.

Figure 5.13: Priority Area 6 - Existing and Proposed 
Road Network

PA6
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EMRBGP | Sturgeon Valley Special 
Area Study (2019)

The location of the priority area is within area 
B of the Sturgeon Valley, which aligns with 
objective 3.1:
• Plan and develop greenfield areas of the 

Metropolitan Tier and the Sturgeon Valley 
Growth Area (Areas A and B) in an orderly 
and phased manner that also provides for 
complete communities;

and, Policy 3.1.2 (d) 
• A variety of non-residential developments 

will be incorporated within the planning 
areas to provide diverse employment 
opportunities.

As stated within the Special Area Study: 
• Area B - Are lands that are likely to be 

developed first because of access and ease 
in servicing. Area B is broken into Areas B1 
and B2; being lands mainly located either 
north or south of Valour Road.

Priority Area 7: Light Industrial 
West Highway 28, north Anthony Henday 

Policy Alignment Sturgeon County Municipal 
Development Plan (2014)

The MDP identifies this area as "Neighbourhood 
G" which intends that development is 
contiguous and supportive of surrounding 
communities and adjacent landowners. 
Specifically, the policy statement:
• Facilitating Sturgeon County’s emerging 

Non-Residential sectors, while leveraging 
diversification and opportunities with the 
University of Alberta, CFB Edmonton and 
agricultural producers; and,

• Ensuring growth coincides with efficient 
municipal service provision and in a 
manner that does not preclude future 
infrastructure expansion and development.

Sturgeon Valley Area Structure Plan 

The Sturgeon Valley Area Structure 
Planning process is currently underway. The 
recommendations of this priority area should 
be considered through the development of this 
statutory document. 

Sturgeon County Land Use Bylaw

The priority area is currently partially 
designated as AG-Agriculture, and REC - 
Recreational . These zones are not appropriate 
for this type of development and the 
recommendation for a retail node 

B2

must be considered in the drafting of the 
Sturgeon Valley ASP land use concept.

Policy Summary

Priority Area 7 is considered generally in-line 
with the EMRBGP and the MDP to be developed 
for commercial use while respecting impacts 
on adjacent uses and landowners. 

It is recommended that the Sturgeon 
Valley ASP's planning process consider 
incorporating this recommendation through 
an appropriate land use designation. The 
MDP should be amended to more accurately 
reflect the specific policy directions of the 
Sturgeon Valley ASP.

Figure 5.14: Priority Area 7 - Sturgeon Valley ASP
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Water

Existing
Water and sanitary service terminates at the 
residential area. The approximate distance 
between existing services and site PA7 is 
4km.

Proposed
There are proposed 250-300mm water lines 
(solid brown lines), and 400-500mm water 
trunks (solid green lines). 

Sanitary

Proposed
A Sturgeon lift station exists on the northern 
extents of the site. The lift station will 
connect a proposed 250-300mm (dotted 
brown line) forcemain to a 250-300mm 
gravity main, leading to a 350-450mm trunk 
(solid green line), 500-600mm trunk (solid 
orange line), and ultimately to the ACRWC 
START through an existing Sturgeon lift 
station.   

Infrastructure Context
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Infrastructure Context

Storm

Proposed
There are proposed drainage channels, 
and storm ponds, as well as a storm sewer 
connecting to the residential zone (~1,750m).
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Transportation

Existing
The Site for the Priority Area 7 is located on 
the northwest quadrant of the intersection of 
Highway 28 (AB-28) and the Anthony Henday 
Drive (AB-216), and south of Valour Avenue 
(Township Road 542). 

At this location Highway 28 is a four-lane 
divided road with two lanes each in the 
northbound and southbound directions. The 
road has an AADT of approximately 12,000 
vehicles per day. This is an arterial class 
road with a posted speed of 70 km/hr. The 
road is under the jurisdiction of the Province.
Anthony Henday Drive is a four-lane divided 
road with two lanes in either directions. 
This is a freeway class road with a posted 
speed of 100 km/hr. The road is under the 
jurisdiction of the Province.

Valour Avenue is a two-lane collector road 
with a posted speed of 80 km/hr. The road 
has a rural cross-section. 

Rail
An existing rail line is located within four 
kilometres north-west of the PA 7 Site. The 
rail line is owned and operated by the CN 
Rail. 

Required Upgrades 
A range of policies have been developed for 
the transportation network to inform the 
potential upgrades require to facilitate the 
industrial development on the Site. 

Policies
• The location of PA 7 Site poses 

considerable access challenges. 
Accesses from Highway 28 or Anthony 
Henday Drive may be limited by Alberta 
Transportation, thus impacting the 
feasibility of development, as commercial 
development will require adequate 
transportation access and connectivity to 
an arterial class road.

• The MDP recommends upgrading Range 
Road 245 to a collector class road and 
implement missing road segments to 
provide a continuous road segment. This 
new road will pass through the PA 7 Site 
along the north-south direction and will 
form the primary access to the Site (refer 
to Figure 5.15). 

• A secondary access to the Site may be 
provided from the Valour Avenue located 
on the north.

• Alignments of internal roads will be 
developed during the ASP stage.

• The internal collector and local roads will 
be developed to industrial standard roads 
acceptable to Sturgeon County.

• Ensure appropriate berming, landscaping 
and fencing is provided wherever 
required in accordance with Sturgeon 
County’s Land Use Bylaw to provide 
a visual buffer from the industrial 
development.

• Develop a multi-use trail network within 
the PA 7 to promote walkability and a 
bicycle-friendly environment.

• A transportation impact study needs 
to be completed for the PA 7 to 

highlight the impacts of the proposed 
industrial development on and 
potential improvements needed for the 
surrounding road network. 

• The potential for public transit 
connectivity from major destinations will 
need to be reviewed in the subsequent 
traffic study.

• Feasibility and potential land availability 
to extend the existing CN Rail into the 
Site must be studied in the future. The 
proposed rail line will be designed and 
constructed as per the CN rail standards. 

Figure 5.15: Priority Area 7 - Existing and Proposed 
Road Network

PA7
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Implementation
• The transportation network within the 

Site will be developed to ensure proper 
access to the Range Road 245 and Valour 
Avenue (Township Road 542).

• To ensure safe movement of trucks into 
and out of the development, the access 
on the collector roads will be planned as 
an all moves intersection.

Infrastructure Summary 

Water and Sanitary service exist in adjacent 
residential areas and are expected to be 
extended into the priority area. Stormwater 
will be managed through planned drainage 
channels. 

The transportation network internal to the 
site will be established as development 
proceeds. Access off of collector roads 
(Valour Avenue and Range Road 245 
in future) will require an all directional 
intersection for safe, efficient movement.
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EMRBGP | Sturgeon Valley Special 
Area Study (2019)

The location of the priority area is within area 
D of the Sturgeon Valley, guided by policy 
3.2.4: 
• Area D shall maintain its existing 

agricultural status  in accordance with 
the policies and regulations contained 
within the sturgeon County Municipal 
Development Plan and Land Use Bylaw 
for agricultural development.

As noted in the above policy, developing a 
light industrial node in this location would 
require an amendment to the Special Area 
Study. Given the identified node's location 
separation from existing or planned 
development, and the EMRB's position on the 
intended land use.

Sturgeon County Municipal 
Development Plan (2014)

The MDP identifies this area as 
"Neighbourhood G" which intends that 
development is contiguous and supportive 
of surrounding communities and adjacent 
landowners. Specifically, the policy 
statement:

Priority Area 8: Light Industrial 
West of Highway 28, NE Sturgeon Valley

Policy Alignment • Facilitating Sturgeon County’s emerging 
Non-Residential sectors, while leveraging 
diversification and opportunities with the 
University of Alberta, CFB Edmonton and 
agricultural producers; and,

• Ensuring growth coincides with 
efficient municipal service provision 
and in a manner that does not preclude 
future infrastructure expansion and 
development.

Sturgeon Valley Area Structure Plan 

The Sturgeon Valley Area Structure 
Planning process is currently underway. The 
recommendations of this priority area should 
be considered through the development of 
this statutory document. 

Sturgeon County Land Use Bylaw

The priority area is currently designated as 
AG-Agriculture. 
Policy Summary

Priority Area 8 would not be recommended 
for development given the policy constraints 
employed by the EMRB in the Sturgeon 
Valley Special Area Study. 

D

Figure 5.16: Priority Area 8 - Sturgeon Valley ASP
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Water

Existing
There is an existing line of unknown diameter 
that extends up to PA8. It is 3.2 km away 
from the proposed Allin ridge supply line.

Sanitary

Existing
Everything is the same as PA6 but this site is 
the full 3.2km away from the proposed 350-
450mm gravity trunk. The proposed lagoon 
that services PA4 is 1.6km away from the 
site.   
 

Infrastructure Context
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Infrastructure Context

Storm

Existing
The nearest proposed infrastructure is to 
service site PA4. PA8 would likely need 
its own storm water management facility 
because it is 1.6km away from PA4's storm 
pond.
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Transportation

Existing
The Site for PA 8 is located on the west of 
Highway 28 (AB-28), between Sturgeon Road 
and south of Highway 37. Highway 28 is a 
three-lane divided road with two lanes in 
the northbound direction and one lane in the 
southbound direction. The 2018 traffic data 
indicate an AADT of approximately 12,000 
vehicles per day. This is an arterial class road 
with a posted speed of 70 km/hr. The road
is under the jurisdiction of the Province.

Rail
An existing rail line is located approximately 
one kilometer west of the PA 8. The rail
line is owned and operated by the CN Rail.

Required Upgrades
A range of policies have been developed for the
transportation network to inform the potential
upgrades require to facilitate the industrial
development on the site.

Policies
• The MDP recommends upgrading Range 

Road 245 to a collector class road and 
implement missing road segments to 
provide a continuous road segment. This 
new road proposed on the west side of 
PA 8 will be a secondary access to them, 
industrial area.

• Permanent accesses to the PA 8 site will 
be provided from Highway 28, Highway 
37, and the proposed collector road on 
the west (Range Road 245).

• Alignments of internal roads will be 
developed during the ASP stage. The 
internal collector and local roads will be 
developed to industrial standard roads 
acceptable to Sturgeon County.

• Ensure appropriate berming, landscaping 
and fencing is provided wherever 
required in accordance with Sturgeon 
County’s Land Use Bylaw to provide 
a visual buffer from the industrial 
development.

• Develop a multi-use trail network within 
the PA 8 to promote walkability and a 
bicycle-friendly environment.

• A transportation impact study needs 
to be completed for the PA 8 to 
highlight the impacts of the proposed 
industrial development on and 
potential improvements needed for the 
surrounding road network.

• The potential for public transit 
connectivity from major destinations will 
need to be reviewed in the subsequent 
traffic study.

• Feasibility and potential land availability 
to extend the existing CN Rail into the 
site must be studied in the future. The 
proposed rail line will be designed and 
constructed as per the CN rail standards.

Implementation
• The transportation network within the site 

will be developed to ensure proper access 
to Highway 28, Highway 37 and Range 
Road 245.

• To ensure safe movement of trucks into 
and out of the development, the access 

on Highway 28 will be planned as an all 
moves signalized intersection.

• Continuous auxiliary lanes may be 
provided to safely accommodate the 
turning traffic into and out of access 
points.

Infrastructure Summary

Water and sanitary service will need to be
extended to service the site from the existing
residential area.

Transportation upgrades to RR 245 will be
instrumental in allowing service to PA 8,
while upgrading to a signalized intersection
on Highway 28 and Sturgeon Road, and 
possible intersection upgrades at Highway 37 
and Range Road 245.
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06  RECOMMENDED PRIORITY AREAS
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Figure 6.1: Sturgeon County Priority Areas
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Table 6.1: Ranking Criteria for Priority Areas

Ranking Criteria
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Ranking Criteria Table 6.2: Ranking Criteria for Priority Areas (Definitions)

MXD and WSP used the evaluation matrix (Table 6.2) to rank 
the eight priority areas against a set of strategic criteria to 
arrive at the top five priority sites that represent the best 
immediate term commercial development opportunities. 
Our team used a 1 to 3 rating system to rank the priority 
areas. The evaluation criteria considered a wide variety 
of factors including the regulatory context, infrastructure 
costing, transportation access and connectivity, proximity to 
precedent commercial development and an urban center as 
well as the presence of a supportive anchor that could help 
to facilitate development.  

Based on the above Evaluation Criteria, the top five Priority 
Areas for immediate commercial development are as 
follows:
• PA1: Retail Node (21 Points)
• PA2: Light/Medium Industrial (20 Points)
• PA3: Retail & Light/Medium Industrial (20 Points)
• PA4: Retail Service (19 Points)
• PA5: Light Industrial/Aviation Related (19 Points)

The other Priority Areas are seen as development 
opportunities in the medium term. 
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Introduction
MXD and WSP selected five Priority Areas 
that represent the best opportunity for 
immediate term commercial development 
based on market demand, transportation 
and infrastructure realities, the regulatory 
context and feedback from stakeholders. 
An investment thesis for each of the five 
immediate-term Priority Areas was created 
to identify the competitive positioning a 
strategic rationale for each respective 
development area. Each investment thesis 
includes a summary of potential land use 
allocation and economic sectors, mix of 
uses, zoning and infrastructure action 
items as well and imagery that illustrates 
representative development typologies for 
each Priority Area. 

The other three Priority Areas in this study 
have been identified as near to medium term 
opportunities and therefore the action items 
and recommendations for these areas are 
included in the Action and Implementation 
Plan in Chapter 7.  

These Priority Areas represent general 
areas for priority commercial growth. The 
boundaries of the Priority Areas are not hard 
lines; they have been loosely delineated for 
the purpose of providing guidance for future 
planning processes. More detailed planning 
work would need to be completed at the ASP 
level to address site specific development 
considerations, such as environmental due 
diligence and site access. 

Priority Area 1: 
Sturgeon Valley Retail

Priority Area 2:
SIP Medium

Industrial Area

Priority Area 4:
Highway 28 Retail 

Service Node

Priority Area 3:
Highway 825 

Employment & Service 
Commercial Node  

Priority Area 5:
Villeneuve

Employment Zone 
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Figure 6.2: Sturgeon County Selected Priority Areas

Priority Area 1:
Sturgeon Valley Retail

Priority Area 2: 
Sturgeon 

Industrial Park

Priority Area 5: 
Villeneuve

Employment
Zone

Priority Area 3:
Hwy 825 Employment & 

Service Commercial Node
Priority Area 4:

Highway 28 Retail
Service Node
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Priority Area 1:
Sturgeon Valley Retail

Strategic Rationale

• Opportunity to reduce retail leakage from 
Sturgeon Valley and keep spending in the 
County.  

• Directly adjacent to a full-time established 
and growing population base. Sturgeon 
Valley is anticipated to absorb 80% of 
projected residential growth by 2044, 
which will equate to 14,202 people.

• Alignment with the objectives of the 
EMRBGP’s Sturgeon Valley Special 
Study Area policy context, that aims to 
incorporate non-residential development 
into Area B of the Sturgeon Valley Growth 
Area. 

• The development area is included in 
Area B of the Sturgeon Valley Special 
Study Area which is expected to develop 
quickly due to relative ease of access and 
servicing. 

• Ability to attract residents from St. Albert 
and Sturgeon Valley who want to avoid St. 
Albert Trail traffic. 

• Will feature frontage onto Sturgeon Road, 
which serves as a critical access road for 
vehicles travelling to and from Highway 28 
and St. Albert Trail Road. 

• Expansion of water, sanitary and storm 
servicing will be reviewed and planned 
for through the Sturgeon Valley Area 
Structure Planning process. 

Competitive Positioning

The Sturgeon Valley Retail Node is envisioned 
as a boutique, upscale retail node that is 
strategically differentiated from the big box 
retail cluster along St. Albert trail road. 
Situated within an area in Sturgeon Valley 
that is expected to see a significant amount 
of residential development build-out in 
the near term, this Priority Area is well 
positioned to support a neighborhood-scale 
commercial node with a mix of high-quality 
retail and medical office product. The mix 
will include experiential shopping and food 
and beverage concepts, personal services, 
health and wellness and medical offices 
to create a unique amenity package that 
will accommodate demand for commercial 
development from the growing residential 
population base in the Valley. 

The Sturgeon Valley Retail Node competitively 
features land that fronts directly onto 
Sturgeon Road which makes it highly visible 
to vehicles travelling along this key collector 
road and provides an opportunity to capture 
spending from Sturgeon Valley residents. 
Residents in the Valley have some of the 
highest household income levels in the 
Metro region which enhances the viability of 
introducing an upscale retail node to the area.

"
Boutique, upscale 
retail node that 
is strategically 
differentiated 
from the big box 
retail cluster 
along St. Albert 
trail road



98 STURGEON COUNTY COMMERCIAL DEVELOPMENT ANALYSIS  |  MXD DEVELOPMENT STRATEGISTS

Priority Area 1:
Sturgeon Valley Retail

Recommended Economic Sectors & 
Land Uses

Potential Land Use Allocation
(over 10 years)

Food & 
Beverage

Health & 
Wellness

Professional 
Services

Specialty Retail Medical Office

Grocery-
anchored Retail 

80,000 SF
Retail Building Footprint

7.3 AC
Net Developable
Land Required
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Infrastructure Actions

• Water infrastructure development is 
proposed in the area. The County has 
proposed the Allin Ridge Supply Line, 
which is in proximity to the site. Water 
infrastructure exists in the residential 
area to the east of the site. Construction 
of the remaining water mains would be 
developer-led.  

• Sanitary infrastructure development 
is proposed in the area to connect to 
existing infrastructure. The County has 
proposed a future forcemain to connect 
to the ACRWC START gravity main, 
which is in proximity to the site. Sanitary 
infrastructure exists in the residential 
area to the east of the site. Construction 
of the remaining forcemains and gravity 
mains would be developer-led.  

• Storm infrastructure development is 
proposed in the area. Underground 
storm lines, drainage channels, and 3 
storm ponds are proposed to service 
the site, draining into the Sturgeon 
River. Construction of the stormwater 
infrastructure would be developer-led.  

• Transportation: Roads within this 
area should be developed to an urban 
standard. Primary access to the site will 
be achieved from Sturgeon Road, with a 
future extension of 127 Street NW from 

the Anthony Henday, SW from the site 
and may provide further access and 
increase connectivity. 

Policy & Zoning Actions
Municipal Development Plan Amendment 
This will be undertaken following the 
Sturgeon Valley ASP Planning process. The 
designation of “Neighbourhood G” should 
be replaced by the land use outcomes of 
the Sturgeon Valley ASP Planning process. 
This commercial node should be designated 
as Commercial 2 as it is located within the 
Sturgeon Valley.  It is anticipated that an 
MDP update will be undertaken by Sturgeon 
County in 2020, ultimately implementing 
these changes. 

Land Use Bylaw Amendment  
Redesignation would be required to facilitate 
development from Agriculture - AG to 
Local Commercial – C2 or Neighbourhood 
Commercial – C3 to accommodate proposed 
uses. The specific land use designation will 
depend entirely on the end user interested in 
developing within this area.

Priority Area 1:
Sturgeon Valley Retail
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Priority Area 2: Sturgeon 
Industrial Park

Strategic Rationale

• Water and sanitary services already exist, 
and the Priority Area is in proximity to 
proposed infrastructure upgrades. 

• Opportunity to build upon critical mass of 
industrial development and presence of 
economic anchors in SIP. 

• EMRB has already designated SIP as a 
Major Employment Area in the Regional 
Growth Plan which provides a supportive 
regulatory framework. 

• High degree of connectivity and proximity 
to Alberta’s Industrial Heartland and major 
employers.

• Direct access to 825 Highway corridor, 
which is the primary transportation route 
for traffic travelling to and from Alberta’s 
Industrial Heartland. 

• Upgrades to the Highway 15, 37, 825 
intersection coupled with the twinning of 
Highway 15 will improve traffic flow in and 
out of the industrial park.

• Leverages connections to the Canadian 
National Railway.

Competitive Positioning

The Sturgeon Industrial Park will target 
light and medium industrial product that 
is complimentary to existing medium and 
heavy industrial tenants in the Industrial 
Heartland, thus creating a strategic cluster of 
economic activity. This priority development 
area features development parcels that are 
conducive to the needs of end user tenants 
that require space for light manufacturing, 
agribusiness, warehousing and petrochemical 
support activities.  The proximity of SIP to 
many of the County’s major employers and 
economic anchors provides an opportunity to 
leverage the available SIP land to target end 
user tenants that work synergistically with the 
petrochemical & agricultural industry and all 
of their subsectors.

This priority area is well positioned to 
build upon the supportive regulatory and 
infrastructure framework, development 
precedent and proximity to key regional 
transportation improvements to become a key 
employment node that can grow and diversify 
the County’s well-established economic 
sectors.  

"
Target light and 
medium industrial 
product that is 
complimentary to 
existing medium 
and heavy 
industrial tenants 
in the Industrial 
Heartland 
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Priority Area 2: Sturgeon 
Industrial Park

Recommended Economic Sectors & 
Land Uses

Potential Land Use Allocation
(over 10 years)

Light 
Manufacturing

Food 
Processing & 
Distribution

Agriculture & 
Agribusiness

Value-Add 
Manufacturing 
& Distribution

Petrochemical 
Support

Plastics & 
Resins

Transportation 
& Warehousing

1.1M-1.4M SF
Light/Medium Industrial Building 

Footprint

75-90 AC
Net Developable
Land Required
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Priority Area 2: Sturgeon 
Industrial Park

Infrastructure Actions

• Establish an internal circulation and road 
network may allow for the seamless 
transportation of goods and labour.  

• Water infrastructure development is 
proposed in the area. Existing water 
services are relatively well-developed in 
proximity to the site. Construction of the 
remaining water mains and reservoirs 
would be developer-led.  

• Sanitary infrastructure development 
is proposed in the area to connect to 
existing infrastructure. The ACRWC 
Northeast Regional Trunk Sewer exists 
east of the site. Construction of the 
remaining gravity mains would be 
developer-led.  

• Storm infrastructure development is 
proposed in the area. Drainage channels 
and 5 storm ponds are proposed to 
service the site, draining into the North 
Saskatchewan River. Construction of 
the stormwater infrastructure would be 
developer-led. 

• Transportation: The transportation 
network should be developed of north-
south, east-west collector roads to 
service the site and provide connections 
to existing highways. 

Policy & Zoning Actions

Municipal Development Plan Amendment 
Although the Municipal Development Plan 
Fig 4 Growth Strategy concept map shows 
this PA as Industrial 2 designation, it is 
recommended that this map be updated 
to show the exact location where priority 
growth is permitted, delineating the 
entirety of SIP as within the Commercial 2 
designation. It is anticipated that an MDP 
update will be undertaken by Sturgeon 
County in 2020, ultimately implementing 
these changes, if required.

Area Structure Plan
An area structure plan (or similar) should 
be undertaken to guide the development of 
SIP. The area currently lacks a plan but is 
zoned for industrial development. As ASP 
will provide a comprehensive framework for 
development, based on the recommendations 
of this study. It is recommended that the 
planning area be extended south from SIP 
(as currently defined) to encompass PA3. 

Land Use Bylaw Amendment
The I4 district may be suitable to maintain 
but the full range of uses proposed should 
be evaluated against the permitted and 
discretionary uses as identified within the 
Land Use Bylaw. 
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Priority Area 3: Hwy 825 
Employment & Service 
Commercial Node 

Strategic Rationale

• Creates an important node of activity 
at the intersection of three prominent 
highways in the County. 

• Upgrades to the Highway 15, 37, 825 
intersection coupled with the twinning 
of Highway 15 will improve traffic flow in 
and out of the County as well as Sturgeon 
Industrial Park. 

• Opportunity to capture truck traffic prior 
to entering the City of Edmonton and Fort 
Saskatchewan. 

• There is currently no retail or service node 
to support the employment base at SIP 
and the Industrial Heartland. 

• EMRB has already designated SIP as a 
Major Employment Area in the Regional 
Growth Plan which provides a supportive 
regulatory framework. 

• Leverage the presence of anchors such 
as Bunge Canada to create a cluster of 
economic activity with a diversity of light 
and medium industrial land uses. 

• There are already proposed services for 
this Priority Area per the Infrastructure 
Master Plan. 

• The cost associated proposed servicing 
would likely be moderate given the 
relatively low complexity of service lines, 
and relatively small distance (approx. 1 
km) covered to reach the area.

Competitive Positioning

Strategically located at the intersection of 
three highways, the Highway 825 Employment 
and Service Commercial Node is positioned 
as the gateway into Alberta’s Industrial 
Heartland. The intersection of Highways 15, 
37 and 825 is a critical junction that is well 
positioned to support a retail and service 
commercial node due to its highly visible and 
connected location.  This node can capture 
spending from vehicles travelling in and out 
of the County into Fort Saskatchewan and 
Edmonton. The retail node will be anchored by 
a gas station, grab and go food and beverage 
concepts and convenience retail to serve 
Industrial Heartland employees as well as the 
SIP as it continues to build out. 

The SIP lands south of Highway 825 
competitively feature frontage onto Highway 
825 as well as connectivity to significant 
economic anchors in Alberta’s Industrial 
Heartland. These lands are right-sized 
and optimally located to enable growth in 
Sturgeon County’s key economic sectors 
such as agribusiness, transportation and 
warehousing, logistics, and value-add 
activities.

"
The intersection 
of Highways 15, 
37 and 825 is a 
critical junction 
that is well 
positioned to 
support a retail 
and service 
commercial 
node due to its 
highly visible 
and connected 
location
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Priority Area 3: Hwy 825 
Employment & Service 
Commercial Node 

Recommended Economic Sectors & 
Land Uses

Potential Land Use Allocation
(over 10 years)

884,000-1.1M SF
Light/Medium Industrial Building Footprint

40,000 SF
Retail Building Footprint

50 AC
Net Developable
Land Required

Light 
Manufacturing

Food 
Processing & 
Distribution

Agriculture & 
Agribusiness

Value-Add 
Manufacturing 
& Distribution

Plastics & 
Resins

Transportation 
& Warehousing
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Priority Area 3: Hwy 825 
Employment & Service 
Commercial Node 

Infrastructure Actions

• The Northside Transmission System 
and other water mains exist north of 
the site. Construction of the remaining 
water mains and reservoirs would be 
developer-led.  

• The ACRWC forcemain is in the closest 
proximity to the site, including a pump 
station, approximately 1km away. 
Construction of the remaining gravity 
mains would be developer-led.  

• Storm infrastructure does not exist 
near the site. Overland or underground 
drainage systems, and/or storm ponds 
may be required for the site to drain the 
site. 

• Transportation: Safe access should 
be established to Highway 825, and 
upgrades contemplated where required.  

  

Policy & Zoning Actions

Municipal Development Plan 
It is recommended that the SIP boundary 
and planning boundary is extended to 
encompass PA3, further requiring that the 
MDP Fig 4 Growth Strategy Concept Map is 
updated to show this node as an Industrial 
2 designation. It is anticipated that an MDP 
update will be undertaken by Sturgeon 
County in 2020, ultimately implementing 
these changes

Area Structure Plan
An area structure plan (or similar) should 
be undertaken to guide the development of 
SIP. As an ASP will provide a comprehensive 
framework for development. Based on the 
recommendations of this study, the planning 
area should be extended south from SIP (as 
currently defined) to encompass the entire 
Priority Area.   

Land Use Bylaw Amendment  
The I4 district may be suitable to maintain 
but the full range of uses proposed should 
be evaluated against the permitted and 
discretionary uses are identified within the 
Land Use Bylaw. The portion of this node that 
is designated as Agricultural – AG must be 
re-designated.  

If the intent is for uses that are not permitted 
or discretionary within the I4 district, a re-
designation of this parcel/land would be 
advisable to accommodate these uses. As a 
service station use has been proposed, an 
appropriate designation may be Highway 
Commercial – C1.  

It should be noted that an existing Direct 
Control District (DC4) exists in the SE 
corner of the intersection of Highway 15 
and Highway 37. This DC is intended to: 
accommodate appropriate retail commercial 
and service uses, within the context of 
Highway Commercial, at the intersection 
of major transportation corridors, to serve 
the surrounding industrial business parks 
and/or the travelling public. As such, 
development which supports the travelling 
public would be feasible in this corner from a 
land use designation standpoint.  
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Priority Area 4: Highway 
28 Retail Service Node

Strategic Rationale

• There is demand for more retail and 
amenities to support the CFB and 
residential base.

• Retail along the west side of Highway 28 is 
a supported land use by CFB. 

• Land located south of Sturgeon Road is 
within the boundaries of Area B1 in the 
Sturgeon Special Study Area, which is 
supportive of commercial development. 

• This retail node will reduce retail leakage 
from Sturgeon County as it provides 
a relief valve for the congested retail 
corridor along St. Albert Trail. 

• Leverage strong Average Daily Traffic 
counts along Highway 28. 

• Capture retail spending potential of 
highway traffic prior to entering City of 
Edmonton as there is currently no highway 
commercial along the Highway 28 corridor.

• Supportive amenity for future employment 
growth along Highway 28.

• Offers relative proximity to existing 
services and proposed infrastructure in 
the Infrastructure Master Plan covers the 
entire area. 

• Servicing is likely less cost prohibitive 
due to minimal distance covered by new 
infrastructure.

Competitive Positioning

The Highway 28 Retail Service Node will be 
strategically located at the intersection of 
Highway 28 and Sturgeon Road to capture 
vehicle traffic coming to and from Sturgeon 
Valley, CFB, Edmonton and northern Alberta. 
This priority development area should be 
positioned as highway commercial due to 
the high degree of visibility and accessibility. 
The provision of an amenity package that 
includes grocery, convenience retail, a gas 
bar, grab and go food and beverage, as well 
as institutional and recreational services 
could appeal to CFB employees and residents, 
as well as the surrounding residential 
neighborhoods and Highway 28 traffic.

With approximately 5,800 employees and 500 
residents on the base at a given time, the 
minimal retail currently on the base creates 
demand for a greater diversity of commercial 
development. Demand from CFB, coupled 
with continued expansion of residential 
development in the Valley eastward toward 
Highway 28 will generate the critical mass 
needed to support this strategic retail service 
node. This Priority Area would create civic-
centric amenities that will strengthen the 
brand identity and character of the Valley, 
while supporting residential and employment 
growth. 

"
Amenity package 
that includes 
grocery, 
convenience 
retail, a gas bar, 
grab & go food 
and beverage 
and personal 
services as well 
as institutional 
and recreational 
services could 
appeal to CFB 
employees and 
residents
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Priority Area 4: Highway 
28 Retail Service Node

Recommended Economic Sectors & 
Land Uses

Potential Land Use Allocation
(over 10 years)

Fuel Station Food & 
Beverage

Grocery Store

Convenience/
Retail

Personal 
Services

70,000 SF
Retail Building Footprint

6.4 AC
Net Developable
Land Required
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Priority Area 4: Highway 
28 Retail Service Node

Infrastructure Actions

• Water infrastructure development is 
proposed in the area. The County has 
proposed the Allin Ridge Supply Line, 
which connects the water infrastructure 
proposed for this site. Water 
infrastructure exists in the residential 
area to the west of the site. Construction 
of the remaining water mains would be 
developer-led. 

• Sanitary infrastructure development 
is proposed in the area to connect 
to existing infrastructure. Sanitary 
infrastructure exists in the residential 
area to the west of the site, as well as an 
existing Sturgeon lift station northeast 
of the site. Construction of the remaining 
forcemains and gravity mains would be 
developer-led.  

• Storm infrastructure development is 
proposed in the area. Underground storm 
lines, overland drainage channels and 
a storm pond are proposed to service 
the site. Construction of the stormwater 
infrastructure would be developer-led. 

• Transportation: The intersection of 
Highway 28 and Sturgeon Road should 
be upgraded, and possibly signalized 
with auxiliary lanes added. Range Road 
245 should be upgraded to a collector 
class road and the missing links of this 

thoroughfare connected to create a 
continuous north-south route.  

Policy & Zoning Actions

EMRB Sturgeon Valley Special Study Area 
Although development can be accommodated 
from a policy standpoint south of Sturgeon 
Road, an amendment to the Special Study 
Area is recommended to extend the boundary 
of Area B1 in the Sturgeon Valley Special 
Study Area to allow for commercial on the 
north side of Sturgeon Road, and maximize 
visibility and access opportunities presented 
by the intersection. This would be an 
amendment reviewed and approved by the 
EMRB. 

Municipal Development Plan Amendment 
This will be undertaken following the 
Sturgeon Valley ASP Planning process. The 
designation of “Neighborhood G” should 
be replaced by the land use outcomes of 
the Sturgeon Valley ASP Planning process. 
This commercial node should be designated 
as Commercial 2 as it is located within the 
Sturgeon Valley.  It is anticipated that an 
MDP update will be undertaken by Sturgeon 
County in 2020, ultimately implementing 
these changes. 

Land Use Bylaw Amendment  
Redesignation would be required to facilitate 
development from Agriculture - AG to 
Local Commercial – C2 or Neighbourhood 
Commercial – C3 to accommodate proposed 
uses. The specific land use designation will 
depend entirely on the end user interested in 
developing within this area.
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Priority Area 5: 
Villeneuve Employment 
Zone

Strategic Rationale

• EMRB Growth Plan designates Villeneuve 
Airport as a Major Employment Area.

• Water and sanitary mains already exist 
near the priority area and there are 
proposed plans to extend water, sanitary 
and storm. The costs associated with these 
infrastructure upgrades are less extensive 
compared to other areas in the County.

• Zoning amendments on Airport land do 
not require approval from the EMRB which 
mitigates regulatory challenges associated 
with land development.  

• The Edmonton Regional Airport Authority 
already has interest in developing land for 
light industrial development per the newly 
released Strategic Plan (2019-2023).

• Opportunity to form partnerships with 
the EIA marketing and commercial 
development team to attract end user 
tenants.

• Connectivity to Yellowhead Highway 
via Highway 44 which is already a busy 
trucking route. 

• Transportation access into the Priority 
Area already exists via Range Road 270A.

Competitive Positioning

The Villeneuve Employment Zone will 
leverage the presence of a key institutional 
anchor and multi-modal connectivity to create 
a strategic employment area that supports 
manufacturing, warehousing, transportation 
and aviation related activities. This Priority 
Area provides flexible development 
opportunities that offer adjacency to the 
largest and busiest general aviation airport in 
the region as well as Highway 44, which is a 
prominent aggregate trucking corridor.

Land parcels on Villeneuve Airport property 
have already been designated for light 
industrial development and feature a 
supportive regulatory and infrastructure 
framework that help to simplify the 
development process for end user tenants. 
The regulatory and infrastructure context 
at and around Villeneuve provides an a 
competitive value proposition to attract 
investors and development partners 
interested in developing space for 
manufacturing, aerospace, transportation and 
logistics activities. 

This Priority Area could establish Villeneuve 
Airport and Sturgeon County as a hub for 
general aviation and flight training. 

"
Flexible 
development 
opportunities that 
offer adjacency 
to the largest and 
busiest general 
aviation airport 
in the region as 
well as Highway 
44, which is 
a prominent 
aggregate 
trucking corridor
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Priority Area 5: 
Villeneuve Employment 
Zone

Recommended Economic Sectors & 
Land Uses

Potential Land Use Allocation
(over 10 years)

Flex Industrial DefenceAviation & 
Aerospace

Manufacturing

550,000-760,000 SF
Light Industrial Building Footprint

36-50 AC
Net Developable
Land Required
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Priority Area 5: 
Villeneuve Employment 
Zone

Infrastructure Actions

• Water infrastructure development 
is proposed in the area. Water 
infrastructure exists in the residential 
area to the east of the site. Construction 
of the remaining water mains and 
reservoirs would be developer-led.  

• Sanitary infrastructure development 
is proposed in the area to connect to 
existing infrastructure. The County has 
proposed upgrades to the Villeneuve 
Lagoon including a Sturgeon lift 
station. Sanitary infrastructure 
exists in the residential area to the 
east of the site. Construction of the 
remaining forcemains and gravity 
mains would be developer-led.  

• Storm infrastructure development is 
proposed in the area. Drainage channels 
and a storm pond are proposed to service 
the site. Construction of the stormwater 
infrastructure would be developer-led. 

• Transportation: The internal road 
network should be developed to 
provide safe access to Villeneuve 
Road. Controlled intersections should 
be developed on Villeneuve Road and 
auxiliary lanes added where required/
possible, and roads developed to 
an industrial standard. Emergency 
access must be established to 
Highway 44 or Range Road 265.  

Policy & Zoning Actions

The MDP and EMRBGP align with the future 
intent for development.  

Land Use Bylaw Amendment  
With the understanding that it is the County’s 
preference to develop further east towards 
Highway 44, the land directly east of land 
appropriately designated as Airport – AP, 
should be redesignated from Agriculture to 
an appropriate land use designation which 
supports the airport. This may be keeping 
in line with an AP designation, or perhaps 
a Highway Commercial designation or 
Medium Industrial (I4) designation to allow 
for aviation supportive general industrial 
activities. 
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07  ACTION & IMPLEMENTATION PLAN
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The Sturgeon County Commercial Development Action Plan provides a set of targeted and strategic recommendations to enable the 
development of the eight identified Priority Areas. The Action Plan, found in Appendix A, outlines the various initiatives the County should purse 
with respect to planning, infrastructure and servicing, marketing and governance as well as potential project partners that can help to enable 
commercial development in the Priority Areas. 

Action & Implementation Plan

The creation of a flexible and transparent 
zoning bylaw that is agile to changes in 
market conditions will play a critical role in 
enabling a competitive edge for the County 
from a development attraction standpoint. 
It is recommended that amendments be 
made to Land Use Bylaw 1385/17 to ensure 
logistics, warehousing, processing, light 
manufacturing, and assembly are clearly 
articulated as permissive land uses under 
the Medium Industrial Service District.

The County should explore the opportunity 
to take the lead on the creation of an Area 
Structure Plan for Sturgeon Industrial 
Park to build a clear and comprehensive 
framework for development in this strategic 
priority areas. Leading the entitlement 
process for Sturgeon Industrial Park would 
help to mitigate some of the perceived 
development and planning challenges 
by removing the onus of the approvals 
process from the developer. A County-led 
ASP process for Sturgeon Industrial Park 
would show the development community 
that the County is committed to building out 
this employment area and would provide 
certainty about the types of light industrial 

land uses that are being targeted. The 
County would need to reach out to existing 
landowners in Sturgeon Industrial Park 
to collaboratively develop this planning 
document.

The recommendations in this study should 
be used to guide the land use directions 
for the lands abutting the west side of 
Highway 28 as part of the Sturgeon Valley 
Special Study Area. With the creation of the 
Sturgeon Valley ASP currently underway, 
the timing is opportune to recommend land 
use bylaw amendments for Priority Area’s 
4,6,7 in conjunction with the existing planning 
process to proactively set up the policy 
framework for future development. 

A common theme that was conveyed 
during the stakeholder focus groups was 
the importance of establishing quick and 
transparent permitting and approvals 
process. A review of the County’s 
development and approvals process will help 
to identify potential challenges as well as 
opportunities to create efficiencies through 
pre-zoning and expedited approvals.    

Planning & Policy
The cost of servicing and infrastructure was 
cited by various stakeholders as a significant 
consideration for the viability of commercial 
development in Sturgeon County. It is 
recommended that the County focus on each 
Priority Area and cost out the infrastructure 
and servicing required to support the 
proposed commercial land uses as well as 
identify the amount the County will front 
end. The identification of detailed costs will 
provide certainty to developers about what 
the County will pay and what the developer is 
expected to pay. The County should explore 
the availability of grants or financing tools 
to help offset the cost of servicing and 
infrastructure. 

The County should also engage in 
discussions with Alberta Transportation to 
outline the transportation upgrades needed 
to unlock various development opportunities. 
The County can use the Commercial 
Development Analysis as a justification for 
why investment into the identified upgrades 
is necessary.   

Physical Site Preparation
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Sturgeon County is recognized locally and 
globally as a leader in petrochemicals 
and agriculture. Strength in these sectors 
manifests itself in the County's primary land 
uses, I5: Heavy Industrial and 
Ag: Agriculture, that continue to form 
the basis of the County's identity.  While 
the petrochemicals industry has allowed 
Sturgeon County to avoid the boom-bust 
cycle of oil & gas, the County should remain 
focused and diligent on branding efforts that 
highlight its strengths from a real estate and 
economic diversification perspective.  This 
will help to solidify a brand and identity that 
has its basis in petrochemicals, agriculture 
and heavy industry, but is also diversified in 
other emerging sectors such as advanced 
manufacturing, agri-business and logistics.  

The creation of a Development Marketing 
Summary Document would be a useful tool to 
generate commercial development interest. 
This document would serve as a strategic 
marketing piece that would promote 
the strategic commercial development 
opportunities outlined in this report. This 
will help to showcase the County’s ability to 
support a diversity of commercial land uses 
and economic sectors, while signaling to the 
development community that the County is 
open for business.

Marketing and Promotion
It is recommended that the County reach 
out to various stakeholders to explore 
the possibility of partnerships and joint 
development ventures. Collaboration 
will be key to unlocking the development 
potential of strategic parcels of land through 
transportation improvements, infrastructure 
upgrades and marketing efforts.  This 
includes landowners of property that is 
identified as priority areas in the report.  
There may be limited interest from certain 
landowners in generating commercial 
development on their land holdings, 
and it would be advantageous to begin 
collaboration and discussion early in the 
process.   

The County should engage in discussions 
with the Edmonton Regional Airports 
Authority to explore various tools and 
strategies to position the Villeneuve Airport 
light industrial development parcel and 
adjacent fee simple land "pad ready" for 
development. It will be advantageous for the 
County to leverage the Airport Authority’s 
commercial real estate and marketing 
expertise and resources to promote the 
development opportunities at and around 
Villeneuve Airport that can benefit both 
groups. 

The County should also continue discussions 
with developers and brokers who were 
involved in the focus group stakeholder 
process of this study.  Local commercial 

developers are the entities who will 
ultimately make this plan a reality, and real 
estate brokers can assist in bringing targeted 
end-user tenants to Sturgeon County if the 
“right fit” is present.     

Alexander First Nation occupies a large 
amount of land directly adjacent to Sturgeon 
County and therefore the County should 
explore potential opportunities to partner 
with this group for commercial development 
over a long-term phase. 

Collaboration and Partnerships
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APPENDIX A - ACTION PLAN



PA1: RETAIL 
NODE

PA2: LIGHT 
/MEDIUM 
INDUSTRIAL

PA3: RETAIL
& LIGHT/MED. 
INDUSTRIAL

PA4: RETAIL 
SERVICE

PA5: LIGHT 
INDUSTRIAL/
AVIATION
RELATED

PA6: LIGHT 
INDUSTRIAL

PA7: LIGHT 
INDUSTRIAL

PA8: LIGHT 
INDUSTRIAL

IMMEDIATE NEAR TO MEDIUM LONG PROJECT PARTNERS

• MDP Amendment (2020 update expected internally)
• ASP Inputs (SV ASP)
• Land Use Bylaw Amendment
• EMRG Sturgeon Valley Special Study Area Amendment (required only if  development 

node is to straddle Sturgeon Valley Road - extending north into Area D)

• MDP Amendment (2020 update expected internally)
• ASP Inputs (SV ASP)
• Land Use Bylaw Amendment
• EMRG Sturgeon Valley Special Study Area Amendment

Sturgeon County Development Support Services
EMRB

• Upgrade RR 245 to collector standard

• MDP Amendment
• Land Use Bylaw Amendment Sturgeon County Development Support Services

• Upgrade Hwy 633 to add auxillary lanes and provide signalized intersections 
• Establish emergency access to Hwy 44 or Range Road 265 

• Upgrade RR 245 to collector standard
• Upgrades to Township Road 542

• Signalization of Sturgeon Road/Hwy 28 intersection and possible dedicated 
deceleration lanes 

• Upgrade RR 245 to collector standard
• Valour Ave/Range Road 245 intersection upgrade required 
• Upgrades to Township Road 542

• Explore feasibility of spur line extension for CN line
• Consider overpass/underpass connection from Valour Ave to Anthony Henday

• Engage in discussions with Edmonton Regional Airports Authority Edmonton Airports (EIA), Land Dev Industry

• Extension of sanitary and water servicing from Villeneuve Airport EMRB

Alberta Transportation

Alberta Transportation

Land Development Industry

Alberta Transportation

• Development of Allin Ridge Supply Line
• Extension of servicing via land development

• Development of Allin Ridge Supply Line
• Extension of servicing via land development

• Development of Allin Ridge Supply Line
• Extension of servicing via land development

• Development of Allin Ridge Supply Line
• Extension of servicing via land development

CFB Edmonton
Land Development Industry

• MDP Amendment (2020 update expected internally)
• Land Use Bylaw Amendment

• MDP Amendment (2020 update expected internally)
• Land Use Bylaw Amendment

Sturgeon County Development Support Services

Alberta Transportation

Land Development Industry

Sturgeon County Development Support Services

Alberta Transportation

Land Development Industry

Sturgeon County Development Support Services
EMRB

Alberta Transportation

CFB Edmonton
Land Development Industry

Sturgeon County Development Support Services
EMRB

Alberta Transportation
CN
City of Edmonton 

CFB Edmonton
Land Development Industry

Sturgeon County Development Support Services
EMRB

Alberta Transportation
CN 

CFB Edmonton
Land Development Industry

Sturgeon County Development Support Services
EMRB

• Upgrade access to Highway 825

• Signalized intersection into site

• Progressive development of services by industry

• Progressive development of services by industry

• MDP Amendment (2020 update expected internally)
• ASP Inputs (SV ASP)
• Land Use Bylaw Amendment

• MDP Amendment (2020 update expected internally)
• ASP Inputs (SV ASP)
• Land Use Bylaw Amendment

• MDP Amendment (2020 update expected internally)
• ASP Inputs (SV ASP)
• Land Use Bylaw Amendment

• Extension of 127 NW Access Road

• Development of Allin Ridge Supply Line

Policy & Planning

Transportation

Infrastructure & Servicing

Collaboration & Partnership

Legend
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15: agcanada.com/daily/g3-plans-new-edmonton-area-grain-elevator
16: startinsturgeon.ca/Key-Industries/Advanced-Manufacturing
17: majorprojects.alberta.ca/details/Highway-38-Bridge/3669
18: majorprojects.alberta.ca/details/Highway-15-Twinning/2853
19: edmontonjournal.com/business/local-business/cando-rail-announcement
20: www12.statcan.gc.ca/census-recensement/2016/dp-pd/prof/details/page.
cfm?Lang=E&Geo1=CSD&Code1=4811059&Geo2=CD&Code2=4811&SearchText=sturgeon%20county&SearchType=Begins&SearchPR=01&B1=All&TABID=1&type=0 
21: www.startinsturgeon.ca/Data/Demographics 
22: sturgeoncounty.ca.legistar.com/MeetingDetail.aspx?ID=5832&GUID=3559C059-51FB-413A-B62E-BFA1C8DD20D4&Options=info&Search= 
23: www.collierscanada.com/en-CA/Research/edmonton-industrial-market-report-q2-2019
24: www.cbre.ca/en/research-and-reports/Edmonton-Industrial-MarketView-Q3-2019
25: www.edmontonindustrial.ca/documents/Edmonton_2018_Investment_Competitiveness_Study_Public.pdf
26: www.naiedmonton.com/insights_resources/marketreport_Q2-2019.pdf
27: www.cbre.ca/en/research-and-reports/Edmonton-Office-MarketView-Q3-2019
28: www.ahla.ca/wp-content/uploads/2019/05/AHLA-Alberta-Accomm-Outlook-2019-FINAL.pdf
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May 27, 2021 
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RE: AGRICULTURAL IMPACT ASSESSMENT:  STURGEON VALLEY SOUTH – AREA STRUCTURE PLAN 
 
Please find attached our review of the agricultural impact of development of the Sturgeon Valley Special Study Area 
Development Plan. We have reviewed the potential for conflict of new development with agricultural uses and 
outlined the anticipated impact on the agricultural community.  
 
We thank you for this opportunity and remain available to provide further review as required. 
 
 
 
Yours truly, 
SERECON INC. 
 
 
 
 
Markus Weber 
B.Sc.Ag, MBA, LL.B., P.Ag. 
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1.0 Introduction 
 
 

1.1 Location This agricultural impact assessment has been prepared for the area currently being 
described as “Sturgeon Valley Special South Area” and outlined below. The area is in 
the southern part of Sturgeon County, immediately north of Edmonton and 
northeast of St. Albert. This area is referred to simply as the subject area, the ASP, or 
as SVS (Sturgeon Valley South) throughout this report. 
 

F igure  1 : Genera l  L o cat i on  of  Sturg eon  V al ley  S ou th  Ar ea  Str uc ture  
P la n  

 
 
 

 The subject area is located west of Highway 28, south of Township Road 544, east of 
Range Road 253, and north of the Anthony Henday.   
 
The area includes lands designated Agriculture, Country/Country-Estate Residential, 
as well as various less significant land use districts. The County Planning documents, 
and the designations applied within the subject area will be further discussed in 
Section 2.0 of this report. 
 

1.2 Scope of the 
AIA  

We were retained to produce this Agricultural Impact Assessment (AIA) to assess the 
impact of development in the study area on agricultural production in the region. 
Since Sturgeon County does not have specific requirements for an AIA, we have 
based our analysis on other agricultural impact assessments for area structure plans 
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completed in other municipalities in the Edmonton region. We have therefore 
assumed that the minimum requirements for an AIA include the following: 

1. Review of land use planning documents 

2. Size, configuration, and accessibility of parcels 

3. Soil analysis, drainage 

4. Soil maps 

5. Suitability of proposed concept 

6. Inventory of current property 

7. Impacts on current and neighbouring lands: 
i. Fragmentation and conversion 
ii. Impact on ag lands 
iii. Loss of agricultural services 

8. Final summary, including recommendations on mitigation or qualifications 
 
 
An Agricultural Impact Assessment may on some occasions also require other 
professionally prepared reports upon request by certain parties, including 
biophysical, geotechnical, hydrogeological, environmental, floodplain, or servicing 
studies. However, under the circumstances of the current stage of development and 
consideration of the overall area structure plan, none of these additional reports 
should be required in the context of an AIA for the SVSSA. The assessment was 
conducted without accessing the said lands directly, but rather on the basis of 
existing knowledge and information. 
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2.0 Existing Planning Documents 
 
 

2.1 Sturgeon 
County 

The following section will outline the implications of current planning documents 
and bylaws on the subject area. Table 1 shows current designations from various 
Sturgeon County land use policies. Note that relevant inter-municipal policies are 
discussed in Section 2.2. These planning documents and policies are each a part of 
establishing and realizing the overall vision and strategy for the region. 
 

 

Policy Subject Designation(s) 

Land Use Bylaw Agriculture General, Country Residential, Country 
Estate Residential, Environmental Preservation, Public 
Open Space, Public Utility, Recreational, and Split 

Municipal Development Plan Neighbourhood ‘G’ 

Strategic Plan County-wide strategy document, no designations 

 
 

Land Use Bylaw The Land Use Bylaw (LUB) is the most specific of the land use planning documents 
and is used to implement the vision of the broader planning documents through 
specific land districts or zones with certain regulations for appropriate land uses. 
 
Most of the land within the subject area is zoned as AG (Agriculture General), with 
country residential being the second most common district.  
 
The purpose of the Agriculture General district is to accommodate traditional 
agricultural operations and the supportive services that are essential to grow and 
sustain the agricultural industry. This includes limited residential and home-based 
businesses tied-into or compatible with the agricultural industry 
 
There are three subdivision areas with parcels zoned R1 (Country Residential) and 
one parcel zoned R2 (Country-Estate Residential). The purpose of country residential 
is to provide for multi-lot residential subdivisions in rural areas where parcel size is 
determined through limited servicing availability. Country-Estate residential is the 
same as R1, with the added provision of municipal water and sanitary services.  
 
Country Residential lots have a minimum size of 0.8 ha (2 ac) if connected to a 
municipal sanitary line and 1 ha (2.47 ac) if not connected1.  
 
In comparison, Country-Estate Residential lots have a minimum size of 0.2 ha (0.5 
ac) and a maximum of 0.8 ha (1.98 ac)2.  
 

 
1 Sturgeon County Land Use Bylaw 1385-17. pp 93. 
2 Sturgeon County Land Use Bylaw 1385-17. pp 95. 
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One parcel is zoned Recreational (REC) which has a purpose of accommodating 
development intended to provide commercial indoor and outdoor recreational 
facilities and related land uses which are large in scale. In this case, the parcel is 
operated by a golf course.  

F igure  2 :  Lan d U se  By la w (20 17 )  La nd Use  D istr i cts  for  Sturg eon  V al ley  S ou th  A SP  

Municipal 
Development P lan 

The Municipal Development Plan (MDP) is a county level plan used to strategize 
development and plan for the future needs and vision for the County. The 
underpinning objectives to the Sturgeon County’s Integrated Regional Growth 
Strategy within its MDP are as follows: 

 Sustainable Growth
 An Industrial and Agricultural Leader
 A Regional Partner: Influence on a Regional Scale
 Understanding the Public’s Needs
 Consistency in Decision Making: Incorporating Strategic Thinking

The subject area is designated with the Neighbourhood G, with the affixed 
distinctive role to support the regional vision of growth where positive intermunicipal 
dialogue is facilitated and sustainable communities are the result3.  

3 Sturgeon County Municipal Development Plan. 2014. pp 108. 
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S trategic P lan The Sturgeon County Strategic Plan is a broad planning document that discusses 
the overall vision for the County. The following are listed as the focus areas from the 
2018-2027 Strategic Plan. 

 Planned Growth and Prosperity 
 Maintain and Enhance Strong Communities 
 Strong Local and Regional Governance 
 Community Identity and Spirit 
 Environmental Stewardship 

 
 

2.2 Edmonton 
Metropolitan 
Region 

Sturgeon County is a prominent member of the Edmonton Metropolitan Region 
Board (EMB) and there are several EMRB strategy documents whose scope covers 
the subject area. These documents will be discussed and considered in connection 
with the County documents outlined previously. 
 
 

Intermunic ipal 
Growth Plan 

The Edmonton Metropolitan Region Board Growth Plan (Growth Plan) is a 
multifaceted policy framework document with several guiding principals to be used 
to steer local governing bodies towards making development policies which are 
coherent within the region and enhance the effectiveness of individual 
municipalities’ efforts. 
 
The Growth Plan has been read as being an important strategy document, but it is 
recognized that it is broader in scope than local municipality documents and it may 
not fully reflect the nuance of a particular local area or specifically address individual 
areas the way a land use bylaw would. For this reason, we have listed all of the 
policy areas within the Growth Plan and the specific objectives on the policy areas 
deemed more relevant to the subject area for the purposes of this Agricultural 
Impact Assessment. 
 
All regional Growth Plan policies apply to the study area except for policy tiers and 
density targets, which are specified within the 2019 amendment Appendix G: 
Negotiated Policies for the Sturgeon Valley Special Study Area4. 
 
Key Growth Plan policies and principles are outlined to contextualize the intention 
of the growth plan with respect to the subject area. 
 
Policy Area 1: Economic Competitiveness and Employment 

Guiding Principle: Promote global economic competitiveness and regional 
prosperity.  

 
Policy Area 2: Natural Living Systems 

Guiding Principle: Protect natural living systems and environmental assets 
 
Policy Area 3: Communities and Housing 

 
4 Edmonton Metropolitan Region Board Growth Plan Amendment. March 14, 2019. Appendix G: Policy 3.1.1. pp.124 
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Guiding Principle: Recognize and celebrate the diversity of communities and 
promote an excellent quality of life across the Region 

Objectives: 

1. Plan and develop complete communities within each policy tier to 
accommodate people’s daily needs for living at all ages 

2. Plan for and promote a range of housing options 
3. Plan for and promote market affordable and non-market housing to 

address core housing need 
 

Policy Area 4: Integration of Land Use and Infrastructure 

Guiding Principle: Achieve compact growth that optimizes infrastructure investment 

Objectives:  

1. Establish a compact and contiguous development pattern to 
accommodate employment and population growth 

2. Enable growth within built-up urban areas to optimize existing 
infrastructure and minimize the expansion of the development footprint 

3. Plan and develop greenfield areas in an orderly and phased manner to 
contribute to complete communities  

4. Plan for and accommodate rural growth in appropriate locations with 
sustainable levels of local servicing 

5. Plan for and develop mixed use and higher density centres as areas to 
accommodate population and job growth 

6. Prioritize investment and funding of regional infrastructure to support 
planned growth 

7. Ensure compatible land use patterns to minimize risks to public safety and 
health 
 

Policy Area 5: Transportation Systems 

Guiding Principle: Ensure effective regional mobility 
 
Policy Area 6: Agriculture 

Guiding principle: Ensure the wise management of prime agricultural resources 

Objectives: 

1. Identify and conserve an adequate supply of prime agricultural lands to 
provide a secure local food source for future generations 

2. Minimize the fragmentation and conversion of prime agricultural lands for 
non-agricultural uses 

3. Promote diversification and value-added agriculture production and plan 
infrastructure to support the agricultural sector and regional food system 

 
The policies, principles, and objectives of the Growth Plan generally indicate that 
agricultural lands and uses should be managed wisely to ensure an adequate supply 
of productive land remains into the future. Soil quality and productivity tend to be 
the emphases for priority of preservation with secondary considerations for 
socioeconomic and cultural values. 
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Regional Agr icultural 
Master Plan 

Work on the Edmonton Metropolitan Region Board’s Regional Agriculture Master 
Plan (RAMP) was initiated in 2018. This regional master plan and the accompanying 
land evaluation and site assessment (LESA) tool has not yet been finalized and 
therefore the Sturgeon County Land Use Bylaw is the principal agriculture related 
planning document for the subject area. 
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3.0 Area Description 
 
 

3.1 Regional 
Influences 

 
 
 

Current Land Use Currently, there are multiple land uses within the subject area. Figure 3 shows 
remote sensing derived land uses from 2019. The remote sensing dataset is from 
Agriculture and Agri-Food Canada’s Annual Crop Inventory. The thin black parcel 
boundaries indicate Country Residential parcels (R1). This dataset has been provided 
to us by the County. 

 
 

F igure  3 : Rem ote  Se ns ing  D ata  a nd Cou ntry  Res i den t i a l  Dev e l op men t  P arce ls  S h ow ing  L an d Use  
(20 19 )  

 
 
 

 As seen in Figure 3 above, annual crop production is the dominant land use within 
the subject area with exception only for the eastern band of quarter sections which 
is primarily in pasture and forage production. The central portion is where the three 
country residential subdivisions are concentrated. 
 
The aerial imagery seen in Figure 4 displays a visual of the land use pattern noted 
above. Visual imagery indicates that the southeastern quarter section is a golf 
course. 
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F igure  4 :   Aer i a l  Im agery  a nd  20 20  Par ce l  B ou n dar ies  

 
 

 The AIA project team did visit the region to examine the various lands in question 
and to confirm that the primary use of those regions identified as “annual crops” 
and “pasture/grassland” remains for those purposes. The state of these lands was 
documented on May 23, 2021 by capturing a number of 360 panoramas using a 
small remotely piloted aircraft. These can be viewed at the URL http://tiny.cc/SVASP 
or by using the QR code below. Note that the eastern portion of the ASP cannot be 
accessed due to Class F airspace for the Department of National Defence facilities. 
 

F igure  5 : Loc at i ons  of  36 0  P an ora m as  C onf irm  Curre nt  La nd Use  (May  
23,  20 21 )  

 
 

http://tiny.cc/SVASP
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Landcover and Land 
Use Trends 

The subject area is nested between the urban periphery of the Edmonton 
Metropolitan Region to the south, the Country Residential area of Sturgeon Valley 
Core to the north, and the Canadian Forces Base Edmonton to the east. Proximity to 
places of employment, amenities, and services all bring long standing residential 
development pressures to the area.  
 
Figures 3 and 4 provide land use information for a single point in time, providing a 
view of the current agricultural land uses. Land use decisions are however inherently 
intertemporal and so it is important to also review the trends in land use for an 
accurate assessment of the state of agricultural use. 
 
Land use trends are assessed by comparing remote sensing landcover data from 
2000 (Figure 6) to the 2019 landcover data in Figure 3. The data for 2000 classified 
forage production within the annual crop land use category, and so it is best to 
compare the total agricultural landcovers from each year.  
 
From 2000 to 2019, as shown in Table 2, the total agricultural land use decreased by 
8% or 274 acres. This change appears to correspond to an increase in developed 
and exposed land uses of 321 acres. Upon review of areas of agricultural land 
conversion, the change in landcover appears to be due in part to shifting landcover 
classification techniques. For instance, within the 2019 dataset part of the southeast 
golf course as well as a 30-acre tree nursery are classified as developed/exposed 
landcover.  
 
A 40% or 146 acre decrease in water and wetland landcover corresponds closely to 
a 105 acre increase in tree and shrub landcover. These changes are likely mostly due 
to a drier soil moisture regime whereby wetlands shifted to shrublands within low 
lying areas.  
 
The increase in developed land uses indicates that the subject area has been 
undergoing a slow shift away from agricultural uses. Given the proximity to the 
Edmonton Metropolitan region urban periphery, the rate of agricultural land loss 
has been moderate through the nearly 20-year period. 
 

 

Landcover 2000 Acres 2019 
Acres 00-19 trend 

Developed/Exposed 324.3 645.3 +321 acres   
(99% increase) 

Water/Wetlands 367.0 220.6 -146.4 acres 
(40% decrease) 

Tree/Shrub cover 262.6 368.2 +105.6 acres   
(40% increase) 

Pasture/Grassland 38.5 850.2 +811.7 acres      
(2100% increase) 

Annual Crops 3212.2 2126.5 -1085.7 acres 
(34% decrease) 

Agricultural Use 3250.7 2976.7 -274 acres   
(8.4% decrease) 
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F igure  6 : Rem ote  Se ns ing  La nd c ov er  Da ta  (2 000 ) 5 

 
 
Access and 
Transportat ion 

The primary accesses to the subject area are Highway 28, which borders the subject 
area to the east, Sturgeon Road, which bisects the subject area, and Bellerose Drive, 
which bisects the northeast portion of the subject area. Additionally, access to the 
southeastern component of the subject area from the Anthony Henday (Highway 
216) is available via the 127-street exit onto Range Road 250. Township Roads 542A 
and 543A also give access along the north boundary of the subject area. Range 
Roads 251,250, and 245 each cut through the subject area at one-mile intervals. 
 
Most properties within the subject area are accessible by paved roads, with the 
remaining properties having gravel road access. The current country residential 
subdivisions within the subject area are all accessible by paved roads. 
 
The approximate driving distances and times to nearby communities are shown in 
the table below. 
 

 

Community Approx. Distance Approx. Time 
St. Albert 5 kms 5 mins 

North Edmonton 
(Hwy216) 3 kms 3 mins 

Morinville 20 kms 15 mins 
Acheson 25 km 15 mins 

Spruce Grove 30 kms 20 mins 
Gibbons 30 kms 20 mins 

Fort Saskatchewan 25 kms 20 mins 

 
5 Both Figure 3 and Figure 5 were obtained from Agriculture & Agrifood Canada’s Annual Crop Inventory dataset. 
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While the above table is approximate in times and distances, it shows the 
accessibility of the subject area to nearby communities and indicates a high 
potential for residents within the subject area to commute to these communities for 
employment and services. 
 
Public transportation within the region is shown in Figure 7 below, retrieved from 
the EMRB Servicing Plan Report. The ASP currently does not have any hamlets 
within it and under these circumstances, one would not expect any direct public 
transportation opportunities within the region. This means that the infrastructure 
which might otherwise impair agricultural traffic would not be expected to be an 
issue in this area either currently or with the envisioned future development. 

 
 

F igure  7 :   Reg i ona l  Tra ns it  R ou tes  

 
 
 

Business and 
Economic Inf luences 

There are several small to medium-sized local businesses within the subject 
boundaries and the immediate surrounding area. Businesses within the agricultural 
sector or who serve the agriculture sector include: 

 Apiary 
 Butcher and custom meat packing/wrapping 
 Commercial/custom transport services 
 Dairy production 
 Electrical services 
 Equine boarding and training facilities 
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 Equipment and automotive repair services 
 Excavation services 
 Fertilizer Distributors 
 General contracting and construction 
 Grain farming 
 Grain Elevators 
 Greenhouse Facility 
 Horticultural Operations 
 Intensive Livestock Operations 
 Metal fabrication and welding services 
 Tree Nurseries 

 
It should be noted that the majority of the businesses listed above are located in 
close proximity to the subject area, but not within the area’s boundaries. Therefore, 
the following discussion on the potential impact will focus on indirect impacts as 
opposed to direct impacts of development. 
 
Many of the businesses listed above would draw clientele from multiple sectors and 
not only from the agricultural industry. In addition, the specialized nature of these 
businesses would require them to draw from a relatively large geographic area 
(much larger than that of the subject area, including areas well beyond Sturgeon 
County’s boundaries). 
 
Considering these factors, it is unlikely that a conversion of subject lands from 
agriculture into residential or commercial development would have a noticeable 
impact on these businesses.  
 
If the entire subject area was eventually converted out of agricultural use, agri-
businesses that supply inputs would likely face relatively small decreases in business 
volumes. Input providers typically supply large regions and so the loss of the subject 
area would not have a large negative impact on these regional agribusinesses. 
 
 

Subject Area Agr i-
bus inesses 

Four agri-businesses appear to base their operations within the subject area. A dairy 
operation, an equestrian boarding and training facility, and two tree nurseries. It is 
assumed also that agricultural operations based outside of the subject area crop or 
hay portions of the area as well.  
 
 

3.2 Physical 
Features  

The aim of this section is to provide an overview of the predominant physical 
features of the subject area. As physical features inherently influence a region there 
is some overlap in concepts of this section and the previous section Regional 
Influences (3.1). These sections are meant to be taken into consideration together in 
providing an overall summary of the subject and surrounding area. 
 

Topography and 
Drainage 

Generally, land within the subject area is gently undulating with pockets of riparian 
and natural treed areas as well as shelterbelts. The exception is the Sturgeon River 
valley which is terraced with short steep slopes. The Canadian System of Soil 
Classification (CSSC) describes the subject area’s terrain as “gently undulating”. 
Figure 8 outlines the waterways and wetland areas within the subject area. 
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F igure  8 :   Wa terways  a nd Wet la n d  Are as  

 
 
 
 
 

 CSSC classifies the area’s dominant drainage as ranging from well to moderately 
well. This classification applies to approximately 90% of the surface area within the 
particular classification region. 
 
The subject area is split between the Sturgeon River and Beaverhill sub watersheds 
of the North Saskatchewan River Watershed. A regional watershed map from 
EMRGIS is shown in the map below. 
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F igure  9 : Reg i o na l  W aters he ds  

 
 
 
 
Soi l  Product iv i ty 
Rat ings 

Soil can be classified and rated using multiple metrics. The Canadian System of Soil 
Classification (CSSC) and the Land Suitability Rating System (LSRS) classifications for 
the subject area will be discussed in this section. 
 
 

Canadian System of 
Soi l  Class if icat ions 

The following description of the Canadian System of Soil Classification was retrieved 
from the Canadian Society of Soil Science. 
 
In a given area over the period of soil formation, environmental conditions cause a 
certain set of soil processes to occur, which leads to a distinctive set of soil horizons 
at the time we observe the soil. These soil horizons are the basis for classifying the 
soil in the Canadian System of Soil Classification. The Canadian System is a rigorous 
taxonomic system (taxonomy is the science of classification). The System is a 
comprehensive method for assigning pedons to the soil classes; if the system is 
correctly used, a pedon can only be assigned to one specific class. The System is 
also a hierarchical system: each group occupies a distinct position within the overall 
system. The major levels used in the classification include: Order, Great Group, and 
Subgroup. 
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The first level of categorization within the system is the Order. Which Order a given 
pedon is assigned to is based on properties of the pedon that reflect the nature of 
the overall soil environment and the effects of the dominant soil-forming process. 
There are ten Orders in the Canadian System of Soil Classification (shown in Table 
4). The system has changed through time, and the last major addition to the system 
occurred in 1996, when the Vertisolic Order was added to the system. 
 

 

Order Diagnostic 
Horizon Comments 

Chernozemic Ah, Ap, Ahe A grassland soil whose diagnostic horizon is formed 
by high levels of organic matter additions from the 
roots of grasses. 

Solonetzic Bn or Bnt A grassland soil with high sodium levels in the B 
horizon; usually associated with a clay-rich B 
horizon and often with saline C horizon material. 

Podzolic Bf or Bh A forest soil normally associated with coniferous 
vegetation on igneous-rock derived parent 
materials. High acidity in the A horizon results in 
formation of a bleached Ae horizon and deposition 
of iron and aluminum in the B horizon. 

Luvisolic Bt A forest soil found in areas with parent materials 
derived from sedimentary rocks. Dominant process 
is eluviation of clay from the Ae horizon and its 
deposition in the Bt horizon. 

Brunisolic Bm A forest soil whose properties are not strongly 
enough developed to meet the criteria for the 
Luvisolic or Podzolic Orders. 

Gleysolic Bg, Cg Found throughout Canada wherever temporary or 
permanent water saturation cause formation of 
gleyed features in the profile. 

Regosolic No B horizon Found throughout Canada wherever pedogenic 
conditions prevent the formation of B horizons 
(unstable slopes, sand dunes, floodplains etc.). 

Vertisolic Bss, or Css and 
Bv 

Associated with high clay glacio-lacustrine 
landscapes; characterized by shrinking and swelling 
of clays. 

Cryosolic By, Cy, Cz A soil of arctic and tundra regions; characterized by 
presence of permafrost. 

Organic O horizon Organic soils are associated with the accumulation 
of organic materials (peat) in water-saturated 
conditions. They are most commonly associated 
with Boreal Forest soils. 

 
Great Groups are sub-divisions of each Order. The Great Groups reflect differences 
in the strengths of the major processes or a major contribution of a process in 
addition to the major one. For example, if someone describes a Prairie soil as a Dark 
Brown Chernozem, the Order is Chernozemic (i.e., soils with rich topsoil that 
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developed under grassland vegetation) and the Great Group is Dark Brown, which 
refers to the surface colour of the soil and reflects an intermediate level of soil 
organic matter (SOM) additions relative to the lower SOM levels to the south and 
the higher SOM levels to the north. 
 
Subgroups are subdivisions of Great Groups. They are differentiated on: how closely 
they correspond to the central concept of the Great Group; intergrading towards 
soils of another Order; or additional special features within the profile. For example, 
an Orthic Dark Brown Chernozem reflects the central concept of the Dark Brown 
Great Group within the Chernozemic Order. In contrast, an Eluviated Dark Brown 
Chernozem has evidence of translocation of materials between horizons via 
eluviation and illuviation but does not meet the classification criteria of the Luvisolic 
Order. 6 
 
The subject lands are solely within the Chernozemic soil order, in the Black 
Chernozem Great Group. 
 
Soil polygon descriptions within the subject area include SC2 – Wide valley with 
one or more terraces, U1L -Undulating – Low relief, and U1h – Undulating – 
High Relief landform model classifications. Land Suitability Rating System (LSRS) 
soil ratings in the subject area are listed as: 

 80% Class 2T, 20% Class 5W in the U1l areas,  
 60% Class 2H, 20% Class 5T, and 20% Class 5W in the SC2 areas, 
 60% Class 2H, 20% Class 3, and 20% Class 5W and 100% Class 2H within the 

U1h areas. 
 
These classifications are described below. Descriptions and accompanying figures 
have been obtained through the Alberta Soils Information Viewer.7 
 
SC2: Eluviated Black Chernozem on fine textured materials water-laid sediments. 
Valley with terraces landform with slopes ranging from 1-5% on terraces and up to 
35% on the side slopes. 
 
U1l: Eluviated Black Chernozem on fine textured materials water-laid sediments. 
Undulating, low relief landform with a limiting slope of 2%. 
 

F igure  10:   Ex am ple  Im age  of  U 1l  La ndf orms  

 

 
6 Canadian Society of Soil Science, Soils of Canada. soilsofcanada.ca 
7 Alberta Agriculture and Forestry, Alberta Soils Information Viewer. soil.agric.gov.ab.ca/agrasidviewer/ 

https://soilsofcanada.ca/
https://soil.agric.gov.ab.ca/agrasidviewer/


  S t u r g e o n  V a l l e y  S o u t h  A S P   
 Agr icu l ture  Impact  Assessment   
 
 
 

 
 
 
 P a g e  | 18 

F igure  11:   La ndf orm  Mo de l  o f  U1 l  L an ds  

 
 
U1h: Eluviated Black Chernozem on fine textured materials water-laid sediments. 
Undulating, high relief landform with a limiting slope of 4%. 
 

F igure  12: Exam p le  I mage  of  U1 h La ndf orm  

 
 

F igure  13:   La ndf orm  Mo de l  U1 h L a nds  
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Land Suitabi l i ty 
Rat ing System – 
Suitabil i ty for Small  
Grains 

Land Suitability Rating System maps detail the soil types in different regions and 
rate them based on their suitability for agricultural use, using the following classes 
and subclasses.8 
 
Class 1 – there are no Class1 soils in Alberta due to climactic limitations (heat units) 
 
Class 2 land has slight limitations that may restrict the growth of the specified crops 
or require modified management practices. 
 
Class 3 land has moderate limitations that restrict growth of the specified crops or 
require special management practices. 
 
Class 4 land has severe limitations that restrict the growth of the specified crops or 
require special management practices or both. This class is marginal for sustained 
production of the specified crops. 
 
Class 5 land has very severe limitations for sustained production of the specified 
crops. Annual cultivation using common cropping practices is not recommended. 
 
Class 6 land has extremely severe limitations for sustained production of the 
specified crops. Annual cultivation is not recommended even on an occasional basis. 
 
Class 7 land is not suitable for the production of the specified crops. 
 
The subclasses are based on the kinds of limitations as outlined in Figure 14. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
8 Government of Canada, Land Suitability Rating System for Agricultural Crops 1. Spring-seeded small grains. 1995. 
https://sis.agr.gc.ca/cansis/publications/manuals/1995-lsrs/lsrs.pdf 
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F igure  14: LSR S S ub -C lass  L i m ita t i o n  Des cr ip t i o ns  

 
 
 
The location of the subject area is outlined on the Land Suitability Rating System 
map in Figure 15. The LSRS soil capability ratings within the subject area are 
generally equally productive to those in other areas of the County. The ratings and 
proportions for the SVS subject lands are listed in Table 4: LSRS Ratings for SVSSA. 
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F igure  15: Lan d Su it ab i l i ty  Rat i ng  System (L SR S )  Rat i ngs  f or  S VS  Area  an d Reg i o n  

 
 
 

  

Percentage of Subject Area LSRS Soil Class 

45.0% 80% Class 2H, 20% Class 5W 

41.4% 100% Class 2H 

12.7% 60% Class 2H, 20% Class 5T, 20% Class 5W 

0.9% Non-Rated 

 
 
 

Current Land Uses Pasture and annual cropland are currently the two predominant agricultural land 
uses with a combined coverage of 71% of the subject area. Developed/Exposed land 
cover 15% of the subject area and consist of country residential, linear infrastructure 
(roads), farm buildings and structures, tree farms, and some portions of a golf 
course. In addition, there are some natural riparian and treed areas covering the 
remaining 14% of the subject area. 
 
This section examines existing development and agricultural uses in more detail. 
 

Ex is t ing Development 
and Permanent 
Structures 

Existing residential development within the subject area is focused around three 
country residential subdivisions, Township Road 542, and the northern farm 
operation. These areas can be seen clearly in parcel boundaries and in the locations 
of residences within the area. Figure 16 shows the locations of residences (black 
squares), parcel boundaries, as well as the names of the existing residential 
developments in the subject area. The central-west portion of the subject area is 
largely devoid of residences. 
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F igure  16:  Ex is t i ng  D ev el o pme nt  an d R es ide n ces  

 
 
 
 

Current Agricultural 
Uses 

The current agricultural use of the SVS area is currently quite similar to the 
agricultural areas surrounding it. That is, there is a mix of annual crop and pasture or 
other perennial forages. The map below shows the crops grown within the ASP in 
2019. These maps are derived from data obtained from Agriculture and Agri-food 
Canada’s Annual Crop Inventory, which relies on a combination of satellite imagery 
and other metadata to estimate the crop grown across the agricultural regions of 
the country. 
 
The annual crop rotation in the subject area appears similar to areas right across 
central Alberta, dominated by the oilseed crop canola and the cereal crop wheat. It 
also appears from remote sensing data that barley and pulse crops are part of 
rotations, but to a lesser degree than canola and wheat. It appears that yellow peas 
were only grown on one field within 2019.  
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F igure  17: Crop  Inv e nt ory  in  t he  Su b jec t  Area ,  2 01 9  

 

 
 
Of the crops grown in the area, canola has historically often been the most 
profitable agricultural crop to cultivate. For this and because of canola’s agronomic 
strengths, it’s presence in a rotation can be used as an indicator of land’s crop 
growth potential. In other words, the absence of canola from the rotation on a field 
is often used to indicate considerable limitations to production. 
 
Canola is grown in the ASP area, as shown in the two maps below. The first shows 
the estimated prevalence of canola in the study area during the 2019 crop year, with 
canola acres (in 30m pixels) being shown in yellow superimposed over satellite 
imagery. The second map shows fields which had canola grown on them at some 
point in the past four crop years. 
 

F igure  18:   S V S F ie l ds  W here  Ca n ol a  was  Grow n i n  2 019  
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F igure  19: SV S  F ie ld s  W here  C an o la  was  Gr ow n a t  Le ast  O ne  Y ear  20 16-
2019  

 
 
 
These maps show that the majority of the ASP’s quarter-sections in agricultural use 
have sustained canola crops at some point in the last four years. However, the 
eastern band of quarter sections are mostly devoid of canola, which is consistent 
with their 2019 pasture/forage production use classification. For comparison, the 
map in Figure 20 of the southern portion of Sturgeon County shows on average a 
prevalence of canola similar to the annual cropland within the subject area. This 
indicates that the subject area’s eastern band of land is on average of a lower 
productivity level than the southern portion of Sturgeon County.   

 
 

F igure  20: Can ol a  F ie l ds  20 16- 201 9,  wit h in  S o uth  P ort io n of  St urgeo n C ou nty  
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Agr icultural 
Equipment Movement 

The study area is quite unique in the extent to which urban pressures have already 
surrounded this still predominantly agricultural area. It is not only residential 
development, but also industrial development and the military base that have 
largely surrounded the area.  The transportation arteries around and through the 
ASP have been developed to meet the traffic needs of those developments. 
However, access to farmland with large agricultural machines is not always eased by 
larger roads. 
 
There are primary highways either bordering or in very close proximity to the ASP:  
Highway 2 to the west, Highway 216 (Anthony Henday) to the south, and Highway 
28 to the east.  Travelling along or crossing any of these main arteries is very 
challenging for large and slow-speed agricultural equipment. While it is feasible, 
large farms would plan their travel routes carefully and plan travel times to minimize 
conflict with other traffic.   
 
There remain only two gravel roads that would not travelling along or crossing any 
of those major highways when accessing farmland in the ASP – Range Road 253 to 
access the areas west of Sturgeon Road and Range Road 245 to access the 
remainder of the ASP on the east side.  And even those two roads are only four 
miles south of primary Highway 37.  
 
One particular pinch-point that has already developed within the ASP is worthy of 
specific mention. The study area is already bisected through a combination of 
natural and transportation features. The aerial photo below, taken May 23, 2021 
near the railway underpass at Fairway Drive, shows clearly how several arteries, both 
road and rail, already bisect the ASP. 

 
 

F igure  21: Riv er  an d R oa dways  B ise c t  t he  A SP  
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 It would currently not be possible to access farmland on the two sides of Sturgeon 
Road or Bellerose Drive by simply crossing them.  This is of course partly due to the 
natural landscape features of the Sturgeon River itself.  Current roadways only cross 
the river at Sharkey Road to the north and Boudreau Road to the south.  However, 
the urban development both to the north and south of the Riverlot 56 Natural Area 
essentially make it unrealistic to travel through this area at all with any larger 
agricultural equipment. 
 
Even some routes that would appear to potentially feasible have other barriers to 
overcome, such as the railway underpass at Fairway Drive / Township Road 542A. 
Farms that have land on the two sides of Sturgeon Road but are not adjacent to the 
railway itself would have to take extreme detours to access their land for every farm 
operation, whether seeding, crop protection, or harvest activity. 
 

F igure  22: Nor th west  Por t io n of  t he  A SP I na c cess i b le  f or  Farm  
Equ ip men t  

 
 
 
Development planning will need to consider traffic patterns to agricultural areas. 
Agricultural producers in this region will need to access their fields with very large 
implements that require access particularly from the months of May to October.  
Development activity during this time will need to consider that access to some 
fields can only be had from a single side or even a single approach, either from 
gravel or paved roads. Farm implements can also be very tall in transport modes, so 
the location of temporary detours and temporary powerlines should consider this 
impact on agricultural producers both within the ASP and at crossing points across 
the four highways that surround the ASP including Highways 2, 28, 37, and 216. 
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4.0 Impact and Suitability of 
Development 

 
 

4.1 Impacts to 
Agriculture 

This section outlines the potential impact to agriculture in view of the current 
strategy and land use planning documents, and the physical and socioeconomic 
characteristics of the study area and surrounding region. 
 
The study area currently still has 3,000 acres of quality agricultural land being used 
largely for grains, oilseeds, and pasture production. Without the context of the 
many large urban developments in all directions, this land would certainly be seen 
as high-quality and desirable agricultural land not dissimilar to the areas around it.  
It is unfortunately a somewhat stranded agricultural area already due to its being 
surrounded by large arterial roadways and urban development. 
 
Our study did not include interviewing stakeholders about their intentions with the 
land, but it would certainly have been foreseen for quite some time that these lands 
would eventually be engulfed by urban development.  It is not apparent from our 
review of the information available to us that there have been any “urban 
agriculture” developments in this area, though it appears that there are some small 
horticultural operations adjacent to the ASP.  There are only few farmsteads within 
the area at all, and only two small field-side grain storage bin sites in the ASP that 
came to our attention during the review.  There is one notable operation in the 
northeast corner of the ASP, but otherwise most fields must be seeded and 
harvested by farms that have their home yard, buildings and equipment outside of 
the ASP.  
 
It is expected that as development occurs within the subject area, farmland within 
the area would consequently decrease as result. This conversion would not be 
immediate but rather take place over time as individual projects are developed 
within the Sturgeon Valley South Area Structure Plan. 
 
Those lands within the ASP that are currently being used for agricultural production 
are primarily being used for either perennial forages or annual crop production. We 
assume that the majority of the entire ASP area will eventually be used for 
residential purposes. This conversion would take place over numerous years, with 
the result that the agricultural land base would gradually be removed from 
production. The area within the soil polygon on the east side of the ASP is 
considerably less conducive to annual crop production than other surrounding areas 
in the greater Edmonton region or across central Alberta.  However, the areas 
further west appear to be generally comparable to the better farming areas around 
the city. 
 
While any loss of agricultural land should be considered carefully, we cannot see 
any particular feature of the subject area that makes these lands more favourable to 
agricultural production than the areas around it. The extent of urban development, 
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however, would already pose considerable challenges to agricultural operations with 
large equipment typical to the farms in the region.  
 
As discussed above, the majority of business activity in or supporting the agriculture 
industry is located outside the ASP boundaries in nearby communities. The overall 
impact to these businesses following the transition of subject land use away from 
agriculture is deemed to be negligible. In fact, some of the service businesses 
currently serving agricultural enterprises would be expected to become relatively 
more sustainable due to increased local business from residential and commercial 
property development.  
 
 

4.2 Mitigation 
and 
Qualification 

The extent of urban development around the ASP will eventually make large-scale 
agriculture in the plan area unsustainable. It may certainly be possible for small-
scale production or niche agricultural businesses to flourish, but access to the area 
by large equipment to the area will become increasingly challenging for farmers and 
farm operations increasingly problematic for urban neighbours. 
 
Conversion of this farmland will not be instantaneous, however, and we recommend 
that some mitigation measures are in order to ensure that unconverted land can 
continue to be farmed in the meantime. 
 
It is important, for example, to ensure that ASP lands are developed in such a 
manner that agricultural parcels are not isolated, causing access and land use 
conflict issues.  This has already occurred at a pinchpoint at Sturgeon Road, for 
example.  The Riverlot 56 Natural Area and a new residential development on the 
northwest side of Sturgeon Road have essentially separated the lands in the 
northwest side of the ASP from the remainder.   
 
Two areas of the ASP clearly have lower suitability ratings for annual crop 
production, as well as significant barriers from arterial roadways. It may be 
worthwhile considering having those lands outside these areas available for 
agricultural production longer.   
 
The band between Bellerose Drive to the northwest and the railway to the southeast 
is already quite divided and difficult to access, in addition to having more 
challenging landforms for large-scale agricultural production.  The land in the soil 
polygon on the east side of the ASP has landform and soil issues limiting annual 
crop production as well, though it does support grassland/pasture. 
 
Drainage issues will need to be considered as development, especially near the 
Sturgeon River, proceeds.  If direct drainage into the Sturgeon River is obstructed, 
there is the potential for saturation and flooding within the central agricultural area. 
Similar drainage concerns will occur if the eastern band is developed. This slow 
drainage path alteration could create significant flooding issues to the south and 
central portion of the ASP if not managed properly. 
 
Farmer access to agricultural lands is certainly already a significant issue, and this 
should be expected to be exacerbated whenever new development proceeds. An 
arterial road planned as an extension from the 127th street exit from the Anthony 
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Henday (connecting to Sturgeon Road) will reduce the risk of plugging up access 
routes for farmers operating during the buildout. However, there is no doubt that 
an increasing number of residents will still create the potential for access conflict 
over time. 

 
In order to mitigate the impact to agriculture, it is recommended that development 
occur in clusters or pockets of residential development, as has already been the 
pattern for the area. This would mean considering development projects where 
multiple residential lots have been planned out with shared access from an existing 
road rather than having individual residential lots subdivided without consideration 
for how to maximize the utility of the larger parcel with a residential land use. 
 
As the number of developments in the area increases, traffic volumes may require 
changes to traffic control and the number of lanes on all of the surrounding 
highways. The use of this infrastructure by agricultural producers must be 
considered carefully when deciding on traffic infrastructure particularly along that 
highway, but also along all of the secondary roads in the ASP.  
 
Finally, consideration must be given to drainage patterns. Water is often a limiting 
factor in central Alberta agriculture, but development in the Sturgeon River 
watershed could cause flooding if development changes drainage patterns.  In 
those circumstances, water can be damaging to crops, so diversion of that 
watershed must be considered carefully, both in terms of final outcomes and during 
transitional stages. 
 
 

4.3 Suitability Considering all the points within this report, the conclusion of this Agriculture 
Impact Assessment is that the ASP area is deemed to be suitable for development. 
While some of the land within the ASP is highly suitable for annual crop production 
or pasture, it is not dissimilar to the land surrounding it in Sturgeon County or the 
greater Edmonton area. The agricultural lands in the area are already becoming 
more difficult to access with primary highways surrounding the ASP, and this can 
only be expected to become more challenging over time as population and 
industrial development increases, even if the ASP itself were not itself developed. 
 
The development of these lands will certainly reduce the agricultural use of the 
lands themselves as one would expect it would eventually be converted to the point 
where only some urban agriculture opportunities would still be pursued.  However, 
in the larger scheme it would not unduly impact the overall viability of either the 
local agricultural community in the County or its surrounding areas.  
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7909 51 Avenue NW, Edmonton AB  T6E 5L9, T: 780.438.9000  F: 780.438.3700 

To: Sturgeon County Date: June 1, 2021 

Attention: Michael Klassen Project No.: 15965 

Cc: Nick Pryce 

Reference: Sturgeon Valley ASP Servicing Support 

From: Barry Raynard and Nancy Lai 
  
1.0 Introduction 
Sturgeon County is currently developing an Area Structure Plan (ASP) for Sturgeon Valley south of the Sturgeon 
River and ISL was retained to support the water and wastewater servicing development in the ASP specifically for 
planning area 1 to 4. The purpose of this memo is to summarize the work done on reviewing and developing the 
water and wastewater servicing concept for the planning areas.  
 
2.0 Water 
2.1 Allin Ridge Reservoir and Supply Line 

Water will be supplied to the ASP area via the existing Allin Ridge Reservoir. It has an existing reservoir capacity of 
10,000m3. The site has room for expansion and intended to supply the entire ASP area as well as virtually all of 
Sturgeon Valley. 
 
The reservoir is supplied by an existing 300mm water transmission main from EPCOR. This existing line will need 
to be twinned in the medium term (currently estimated at 15 years). Once twinning is complete, the existing 300mm 
could be used as part of the distribution system (with proper valving), at least on a long term interim basis. The 
300mm may be needed as a secondary water supply line to the reservoir for ultimate servicing. 
 
2.2 Proposed Water Servicing 

A conceptual water servicing network were developed for Planning Areas 1 to 4 as shown in Figure 2.1. 
 
For Planning Area 1, the conceptual water network follows the proposed road layout in the Neighbourhood 
Structure Plan (NSP); ISL proposed pipe diameter of 300 mm to ensure a strong network for delivering fire flow to 
high density residential area with some commercial complex. Pipe sizing is currently being refined through the 
concurrent Water & Wastewater Infrastructure Assessment study and is subject to change. It should be noted that 
the existing water distribution system adjacent to Planning Area 1 is not adequate to service any development. 
 
There is a pressure zone change along or near the railroad and PRVs are required to separate the pressure zone. 
The existing system is constrained by the small pipe sizes and cannot provide adequate fire flow to the planning 
area, therefore, ISL propose a 400 mm distribution line from the Allin Ridge reservoir feeding directly to Planning 
Area 1. The proposed 400mm main, combined with local distribution mains within Planning Area 1 will improve 
service levels (in particular fire flows) to the existing development that are connected (e.g. Manor Estates II, Rivers 
Gate). The construction costs for the 400mm are expected to be shared among developers in Planning Areas 1 and 
2, recent developments (e.g. Rivers Gate), and potential the County based on its impacts on older developments. 
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For Planning Area 2, the existing 150mm and 200mm water distribution system is not adequate to service the 
proposed commercial / industrial development. ISL proposed to twin the 150 mm pipe along Township Road 543A 
with a 350mm and a loop of 300 mm west of Highway 28 along the proposed service road to provide commercial 
and industrial fire flow of 190 L/s and 230 L/s.  
 
For Planning Area 3 and 4, ISL proposes a 300 mm main along Range Road 250 connecting the 400 mm main and 
the 300 mm main for Planning Area 1 and two east-west branches connecting Planning Area 2 with the 300 mm on 
Range Road 250. The proposed system is conceptual and should be refined based on the future detailed land use 
plans.  
 
3.0 Wastewater 
3.1 Topography 

Topography plays a key role in the development of a cost effective wastewater collection system. Existing 
topography is shown in Figure 3.1. The following topographic features are noted: 
 
• Planning Area 1 has a high spot of 696 m located just east of Township Road 542A where flow splits east, 

west, and south. The west side of Planning Area 1 falls significantly towards Sturgeon Road and the Sturgeon 
River. 

• Planning Area 2 is relatively flat at 684 m with minimal change to elevations. Wetlands are present within the 
area with lower elevation. 

• Planning Area 3 and 4 generally drains toward the east and are relatively flat to the north and south. There are 
local high points and some low areas. 

 
3.2 Existing Wastewater Infrastructure 

The existing wastewater infrastructure that has capacity to accept new wastewater flows from the ASP area are 
also shown in Figure 4.1, and include: 
• Rivers’ Gate Lift Station, located in the extreme northwest corner of Planning Area 1; and 
• Alberta Capital Region Wastewater Commission (ACRWC) START Line which runs through the south part of 

the ASP area. 
 
The Rivers’ Gate Lift Station was designed to accept flows from the proposed ASP area, especially from Planning 
Area 1. 
 
The ACRWC START Line services the north and west ACRWC municipalities and was designed as a transmission 
trunk to convey wastewater flows to the ACRWC treatment plant. Sections of this trunk are very shallow, making it 
difficult or impossible to provide gravity servicing to the adjacent lands within the ASP area. The ACRWC is 
currently upgrading sections of this trunk and will continue to do so to accommodate growth within its member 
municipalities, including Sturgeon County. 
 
3.3 Proposed Wastewater Servicing 

A conceptual wastewater servicing network were developed for Planning Area 1 to 4 is shown in Figure 3.1. 
 
For Planning Area 1, the proposed collection system follows the drainage pattern where the west section goes to 
River’s Gate Lift Station and the East section goes to ACRWC START. Servicing the east part of Planning Area 1, 
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plus the southwest part of Planning Area 2 should be serviced to START but will require a local trunk to parallel 
START and connect to START further east due to the shallow depth of START in this area. 
 
The quarter section at the southeast most of Planning Area 1 has the potential to be serviced to Goodridge Corners 
within the City of Edmonton, connecting to the EPCOR trunk on 127 Street. However, this would introduce 
significant logistical and jurisdictional challenges and is not recommended at this time.  
 
Planning Areas 2, 3 and 4 are proposed to be serviced to START. While each planning area could be serviced 
independently, it would be much more efficient to service these areas together, with a single sewer of forcemain 
conveying wastewater from the north end towards START. Planning Areas 3 and 4 should be serviced to the east 
towards Planning Area 2, utilizing the available topography.  
 
Consideration was given to utilizing a single deep trunk sewer to service these areas from Sturgeon Road south 
towards START. However, the topography within Planning Area 2 is relatively flat which will result in a deep trunk. 
This trunk would be relatively expensive and cannot be staged. 
 
It is anticipated that the preferred alternative, from an overall cost and staging perspective, will be to construct a 
central lift station approximately 1.6 km north of START to service the northern half to two-thirds of Planning Areas 
2, 3 and 4. Wastewater would be pumped directly to START via a forcemain along Range Road 245. The lift station 
could be constructed in stages and multiple forcemains utilized. This would result in dramatically lower upfront 
costs for servicing the north end of these areas. 
 
The southern half to one-third of Planning Areas 2, 3 and 4 should be serviced to START either by gravity or a lift 
station adjacent to START. There appears to be about two or three quarter sections that can be serviced by gravity, 
generally the lands above the 688m contour in Planning Areas 3 and 4. Further study is needed to determine the 
potential gravity service area and connection point to START. This will also require consultation with the ACRWC. 
 
The remaining south service areas should be serviced to a local lift station in the vicinity of Valour Avenue and 
Range Road 245. By placing this lift station at the south end of Planning Area 2, it will facilitate development within 
the south part of that area. 
 
The land north of Sturgeon Road and east of Highway 28 were not considered as they are outside the ASP area. 
This area was included in the service area in the 2019 Infrastructure Master Plan. While the wastewater 
infrastructure within Planning Area 2 could be oversized and deepened to accommodate that future development 
area, it was determined that the additional costs within Planning Area 2 could not be justified. This could be 
reviewed when more detailed planning and engineering studies are undertaken for Planning Area 2.  
 
4.0 Staging Consideration 
The following staging issues will need to be considered for water and wastewater servicing within the ASP area. 
 
• The 400 mm proposed from the Allin Ridge Reservoir to planning area 1 is required to service fire flow, without 

which the area will not have fire flow protection. 
• The 300mm main along Range Road 250 can be deferred until Planning Area 3 starts to develop. 
• Preliminary analysis indicates that Planning Area 2 will have about 80% of 230L/s industrial fire flow at the 

south end on Valour Avenue without the east-west branches. Thus, these branches can be likely be deferred 
until Planning Area 3 and 4 starts to develop. 
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• In conjunction with water servicing, it is probable that the north section of Planning Area 2 to 4 will begin first, 
therefore, the 2 proposed lift stations will be required once development start. 

 
5.0 Implementation 
The following issues need to be considered when conducting detailed planning for the water and wastewater 
systems within the ASP area: 
• The proposed conceptual servicing for water and wastewater is based on the proposed land use and road 

alignment on the ASP level. Detailed planning of water and wastewater systems to refine proposed system is 
required.  

• Detailed land use planning is needed at the NSP level prior to detailed water and wastewater system planning. 
This will establish roadway layouts and environmental reserves (e.g., wetlands), which will help define 
watermain and sewer alignments and wastewater service areas. 

• The County will need to develop a strategy for funding the 400 mm main to Planning Area 1 and the 350 mm 
main to Planning Area 2. These mains are needed to provide fire flows and development should not proceed 
without them. It is unlikely that individual developers would be able to front end these costs. 

• Depending on development staging, the County may need to work with developers to facilitate the construction 
of the lift station and forcemain servicing Planning Areas 2, 3 and 4. For example, if the north end of Planning 
Area 3 was to precede development in the north end of Planning Area 2, the lift station and forcemain to 
START may need to be cost shared rather than front-ended by the developer. 

• Any connection to START will need detail analysis to the connection inverts to ensure that there are adequate 
cover and clearance from the inverts of START. 
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 EXECUTIVE  SUMMARY 

It is challenging to look into the future to understand the financial impacts within a changing environment. 
However, to develop a reasonable projection the project team have used present day situations to gauge the 
level of the potential fiscal impact on a municipality.  Typically, the taxes derived from residential development 
do not cover the costs incurred by the municipality over the long term and is typically compensated through 
the non-residential tax base.  A key focus of this report is identifying what the various impacts might be for 
Sturgeon County (the County) through enabling different forms of development within the Sturgeon Valley Areas 
A, B1 and B2.  In developing concepts based on the adopted 2019 Sturgeon Valley Special Policy by the 
Edmonton Metropolitan Region Board (EMRB), key drivers identified are: 

» A requirement to meet an overall average minimum density of 35 du/nrha; 

» A bus transit centre located within Area B; 

» The development of a transect from the boundaries of the City of Edmonton and City of St. Albert 
towards the established Sturgeon Valley country residential located to the north; 

» Protection of the corridor for the future extension of 127 Street; and 

» Provision of non-residential development to provide employment to residents in the Sturgeon Valley.  

This report involved the development and analysis of five concepts along with additional variations based on 
responses received from stakeholders. A number of the concepts developed were influenced by previously 
completed studies that have informed future development of the Sturgeon Valley relating to servicing, non-
residential development along with information regarding the natural characteristics of the lands. Effectively, 
the concepts were created based on the following: 

1. Concept 1: Developers and landowners were invited to provide their vision of development for their 
lands.  These were woven together to understand expectations regarding future land uses.  Where no 
information was provided by land owners an assumption was made on the potential future uses of 
these lands.  To simplify the process, an overall minimum 35 du/nrha was applied to all residential land 
uses that formed the basis for carrying out the analysis. 

2. Concept 2: Taking the developers and land owners scenario, modifications were carried out that had 
a greater focus on developing a transect of varying densities to meet EMRB policy regarding higher 
densities at the existing urban limits through to lower densities while overall maintaining the minimum 
of 35 du/nrha. Greater non-residential land uses were included that was guided through discussions 
with CFB and the outcomes of the County’s Commercial Development Analysis 2019. 

3. From the overall development outlined above, the creation of varying build outs of this option based on 
the projected population growth rates were developed. This resulted in a consolidated scenario based 
on a 30-year projection and a 60-year projection. In both cases the minimum 35 du/nrha were met. 
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4. All four of the above scenarios showed a significant fiscal impact on the County and therefore a fifth 
concept was created that identified what development in the Sturgeon Valley might look like to obtain 
a “net neutral” option. The net neutral option effectively removes 75% of the residential development 
within the consolidated 30-year option while retaining all of the non-residential development. It was 
recognized that to increase the residential growth and maintain net neutrality would require an increase 
of approximately three to five times of non-residential development. As indicated in the report, how the 
non-residential development is developed could vary versus just adding additional land for commercial 
and industrial purposes.   

Alternative options on how these scenarios could be developed without placing the financial burden on the 
municipality was also researched.  This included looking at the developer taking on greater responsibility for not 
only constructing the services, but also being involved in the ongoing operation of the services (e.g. establishing 
their own utility authority for providing sanitary and water services) or, alternatively, the residents taking greater 
responsibility in the operation of the infrastructure. Opportunities were also explored regarding potential 
intermunicipal collaboration on services to reduce the financial costs. 

Throughout the process, engagement was carried out with a range of stakeholders, predominantly landowners 
within the Sturgeon Valley who all provided varying comments and input that were taken into consideration 
through the analysis process.  The analysis completed has guided the project team in formulating a 
recommendation that responds to the input received from Council, developers and landowners that has been 
incorporated into administration’s report to Council.
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 INTRODUCTION 

2 . 1  P R O J E C T  C O N T E X T  

In spring of 2019, the Edmonton Metropolitan Region Board (EMRB) amended the Edmonton Metropolitan 
Region Growth Plan (EMRGP) to add in special policies relating to the Sturgeon Valley region of Sturgeon 
County, approved by the Government of Alberta on March 14th, 2019. The area, deemed as the “Sturgeon 
Valley Special Study Area” (SVSSA) within the EMRGP, borders existing country residential development in the 
north, Canadian Forces Base (CFB) Edmonton to the east, the City of St. Albert to the south west, and the City 
of Edmonton to the south.   

To meet the goals, objectives, policies, and aspirations of the EMRGP, Sturgeon County, in collaboration with 
community stakeholders and jurisdictional neighbours, is undertaking a comprehensive study to assess and 
outline future development potentials for the SVSSA. To best define and evaluate the development potentials, 
and to determine their fiscal impact on Sturgeon County and its neighbouring municipalities, the project has 
been broken down into two phases – Phase 1: The Growth Framework and Phase 2: The Area Structure 
Plan(s).  

The purpose of this document is to outline the outcomes from Phase 1: The Growth Framework that will guide 
the second phase of the project. Ultimately, the goal is to guide the development of the SVSSA in an orderly, 
phased, and financially sustainable manner.  

  

Appendix G. Negotiated Policies for the Sturgeon Valley Special Study Area 

“Sturgeon County,  in col laborat ion wi th the Ci ty o f  St .  A lber t  and Ci ty o f  Edmonton, 
wi l l  p lan for  the complet ion o f the Sturgeon Val ley in a cont iguous, compact manner 
wi th transi t ions that  are  sensi t ive  to exis t ing establ i shed communi t ies,  surrounding 
agr icul tura l  area and metropol i tan boundar ies.”  
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▼  F IGURE 1:  Pro j ec t  Locat ion  |  V3  Compan ies  o f  Canada  
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2 . 2  W H Y  A  G R O W T H  F R A M E W O R K ?  

The purpose of the Growth Framework is to provide the foundation and business case on whether to proceed 
and if so, in what form for the development of an Area Structure Plan(s) (ASP).  The ASP(s) will provide the 
high-level policy structure to guide the growth and development of Neighbourhood Area Structure Plans within 
the Sturgeon Valley Area. The Growth Framework is comprised of three different components: 

» BASELINE EVALUATION 

The first phase in developing the Growth Framework was to review a range of policy and research 
documents that relate to the Sturgeon Valley along with preparing a baseline analysis of constraints 
that influence how development may proceed. 

» LAND USE CONCEPTS  

The final aspect of the Growth Framework is the development of land use concepts and subsequent 
analysis relating to understanding the transportation, servicing and fiscal impacts related to each of 
the options that will inform and guide Council in their decision making.  The development of these 
concepts has been influenced by the EMRGP, Council and input from varying developers/landowners 
within the Sturgeon Valley. 

» FISCAL IMPACT ANALYSIS 

The purpose of the Fiscal Impact Analysis (FIA) is to provide an indicator on the potential financial 
implications of growth that can be expected in Sturgeon Valley on affected ratepayers in Sturgeon 
County. The projections from the FIA provides Sturgeon County the ability to understand the potential 
change in costs, revenues, and taxes within the municipality as a result of changes in the scope or type 
of development, service delivery, and/or administrative or taxation policies. 

Outcomes from the Growth Framework will help Sturgeon County Council to determine on whether to proceed 
with the development of an Area Structure Plan(s) that meets the vision of Council or to pursue a different 
course of action. Specifically, the Growth Framework is a tool that is used to: 

1 Assess the potential to move forward with Phase 2: the Area Structure Plan(s) or 
proceed through a different course of action; and 

  

2 Engage with area developers, intermunicipal planning partners, and area 
stakeholders on how future, financially sustainable growth could be accommodated. 
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 PROCESS +  ENGAG EMENT 

3 . 1  P R O J E C T  P R O C E S S  
▼  F IGURE 2:  Pro j ec t  Process  |  V3  Compan ies  o f  Canada  
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3 . 2  L A N D O W N E R S  &  D E V E L O P E R S  

The County is committed to planning in collaboration with area landowners and developers as part of  
the Phase I: Growth Framework portion of the project. This has been initiated via a variety of engagement 
methods such as information requests, project information sessions and provision of opportunities for review 
and feedback of key project deliverables. Additional details of key engagement activities with area landowners 
and developers is further detailed below.  

TYPOLOGIES REQUEST 
In late August and through to December of 2019, individual requests to area landowners and developers were 
sent out to better understand what was envisioned for development on their particular parcels of land. The 
purpose of this process was to better understand the expectations of the varying landowners and developers 
across the Sturgeon Valley to identify how it aligned with the EMRGB policy along with carrying out a high-level 
assessment of implications to the County. In addition, inputs on the following key topics were requested. 

» What forms of development (e.g. residential/commercial/industrial/mixed-use) do you consider the 
market being most responsive to? 

» With regard to residential development, what overall density would you consider appropriate and in 
which the market would best respond to? 

» What level of residential density do you feel would be financially sustainable over the long term? 

» What demographics do you think development in this area would attract? 

Following receipt of the information, the plans were stitched together, and the following key tasks were 
completed.  

1. Assessment of whether the proposed development meets the policy expectations (such as minimum 
densities or transitional gradient). 

2. Analysis of the high-level transportation network improvements needed to support the proposed land 
uses, and 

3. Analysis of the high-level FIA expectations for the associated populations. 

A full summary of received feedback as part of the typologies request is found in Appendix A. 

FEEDBACK ON LAND USE DEVELOPMENT SCENARIOS, FISCAL IMPACT ANALYSIS AND 
TRANSPORTATION ANALYSIS 
Once the preliminary land use, transportation, and fiscal impact analysis were completed, several additional 
information and engagement sessions were initiated with area landowners and developers. The first session 
was held on June 3, 2020 with a purpose of sharing detailed information on the various land use scenarios, the 
fiscal impact analysis and transportation analysis. Following the presentation, draft working copies of the fiscal 
impact analysis and all the land use and transportation analysis was released for review and comment. 
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8  V3  COMPANIES OF CANADA 

The second session on June 10, 2020 was a question and answer period where the County made available all 
key members of the project team to answer any questions on the documents or information that was provided 
at the June 3 2020 information session. A full listing of correspondence received as part of these information 
and feedback sessions is found in Appendix A. 

3 . 3  C A N A D I A N  F O R C E S  B A S E  E D M O N T O N  

Department of National Defence (DND) officials initiated updates to Canadian Forces Base (CFB) Edmonton’s 
20-year development plan in 2019. As part of engagement with Phase I: Growth Framework, administrative 
representatives from DND, CFB Edmonton and the County met on multiple occasions to discuss topics related 
to infrastructure alignment, recreation facilities, transit, community amenities and complementary land use 
planning. In specific reference to CFB Edmonton, the County’s engagement focused on better understanding 
the CFB’s needs pertaining to the following key items:  

» Residential housing located near the base; 

» Recreational facilities and the preferred distance from the base; 

» Commercial needs and amenities which would provide diversity for residents and visitors of the base, 
and  

» Integration and consideration of non-residential opportunities along Highway 28. 

As part of consideration in Phase I: Growth Framework, planning recommendations extended beyond existing 
CFB boundaries and considered items related to complementary land use transitions, infrastructure planning 
requirements, stormwater management and open space planning. Listed below is a summary of key planning 
items noted as being important to CFB lands.  

 
1. Promote development compatible with ongoing military activities on the northern, eastern, and 

southern boundaries of the Edmonton Garrison. These areas accommodate operational facilities, some 
with higher security levels, as well as terrain for military exercises.  Light and noise pollution will occur 
regularly throughout the year, at odd hours, including overnight. CFB remain very interested in ensuring 
these government-mandated activities can continue and would like to see zoning and development on 
those borders that does not introduce neighbours for whom these disturbances would cause 
annoyance or other problems. 

2. Promote development compatible with residential and community land use designations on the western 
boundary. Given that the western side of the Edmonton Garrison footprint accommodates residential 
housing and recreational facilities, it is important that adjacent and nearby development do not impact 
negatively on the quality of those uses. 

3. Maintain traffic flow on Highway 28. Along with other users, maintaining traffic flow for heavy vehicles 
and vehicle transporters is important to CFB lands. 

A copy of correspondence with CFB can be found in Appendix A. 
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JULY 2020  9 

3 . 4  A D J O I N I N G  M U N I C I P A L I T I E S  

As a guiding principle of the Sturgeon Valley Special Study Area, Sturgeon County is committed to planning for 
the completion of the Sturgeon Valley in collaboration with the cities of St. Albert and Edmonton. This includes 
consideration of key intermunicipal items of common interest, such as integrated overland drainage basins and 
key existing/future transportation linkages. 

Several important intermunicipal activities have been running concurrent to the Phase I: the Growth Framework 
portion of the project. This has included an in-progress annexation with the City of St. Albert and an amendment 
to abutting planning area in the City of Edmonton. Additional details of key engagement activities with key 
intermunicipal planning partners is detailed below.  

CITY OF ST. ALBERT  

ANNEXATION 
Significant intermunicipal engagement and consultation has been completed with the City of St. Albert through 
negotiations on an adjustment to a common boundary. This has connection points with the Phase I: Growth 
Framework project as the entirety of ‘Area A’ of the SVSSA, lands that have been in consideration for annexation 
by St. Albert dating back to February 2017. The interphase of annexation and the development of the SVSSA 
policies was acknowledged given receipt the Notice of Intent in June 2017 (the SVSSA policies were approved 
by the EMRB in March 2019).  

During the Phase I: Growth Framework project activities, the City of St. Albert has completed a series of studies 
to substantiate lands to include in the formal application to the Municipal Government Board. Certainty on the 
City of St. Albert’s annexation boundary line was received on April 17, 2020 following the recommendation of 
intermunicipal negotiations. Given the challenges of approving an Area Structure Plan(s) in areas of unknown 
municipal jurisdiction given in-progress annexation negotiations and providing definitive planning 
recommendation as part of Phase I: the Growth Framework remains challenging.   

SUB-REGIONAL TRANSPORTATION PLANNING 
It should be noted that significant engagement on transportation has been previously completed with adjoining 
municipalities with the endorsement of the future 127 Street Functional Plan dating back to 2013. Future 
roadway connectivity and capacities has been a key topic of negotiation through annexation. As it pertains to 
the SVSSA, engagement on transportation continues on the following key regional and joint intermunicipal 
projects: 

» Edmonton Metropolitan Region Integrated Regional Transportation Master Plan. The long-range plan 
looks to transportation network changes leading to 2045, which includes consideration for connectivity 
and capacity related to key roadways within/around the SVSSA (such as future 127 Street). 

» Neil Ross Road Functional Study. A future connection to 127 Street within the SVSSA is planned within 
the City of St. Albert boundaries. The road is being planned as a 4-lane arterial and would extend to 
the proposed 127th Street corridor and connect with Old Coal Mine Road.  

» Sturgeon County/City of St. Albert Transportation Network Improvement Strategy (TNIS). The project 
is evaluating existing and future transportation roadway networks serving both Sturgeon County and 
the City of St. Albert using current operational data and forecasted growth scenarios. The analysis will 
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10  V3 COMPANIES OF CANADA 

ultimately help to prioritize network improvements, provide conceptual design recommendations with 
cost estimates, and identify a potential cost share of investment that would be incorporated into capital 
planning processes. The planning timeframe for the TNIS will be 30 years with 10/20/30 year horizons 
representing the short, medium, and long-term implementation periods. The strategy will build upon 
other transportation collaborations between both jurisdictions and is expected to produce greater 
clarity on the long-range transportation needs to serve each community.  

SUB REGIONAL DRAINAGE & STORMWATER MANAGEMENT PLANNING 
As it pertains to the SVSSA, engagement on sub regional drainage and stormwater management continues on 
the following key joint intermunicipal projects: 

» Carrot Creek Regional Master Drainage Plan. A Master Drainage Plan on the Carrot Creek watershed 
area, which has interphase points with the SVSSA, is being completed as a joint intermunicipal project. 
A Master Drainage Plan, approved by the province will ultimately provide the direction and certainty 
for overall stormwater management planning, design and construction for the Carrot Creek Drainage 
Basin (which extends from Big Lake to Morinville and links with SVSSA Area A). 

CITY OF EDMONTON  

The Goodridge Corners Neighbourhood Area Structure Plan was adopted by Edmonton City Council in 2014 
and has an overall density of approximately 42 du/nrha. Significant portion of that density is within the town 
centre (mostly 4-6 storey apartments and townhouses with density of 90 du/nrha). The town centre includes 
four intersections with collectors spaced 1.0-1.5km apart that then links with the functional alignment of future 
127 Street. A future 112 Street alignment is also listed as an arterial roadway in the Goodridge NASP. 

Discussions regarding potential sale of City of Edmonton owned land in Goodridge Corners was initiated at the 
February 24, 2020 City of Edmonton Executive Committee Meeting. Plan amendments to the Goodridge 
Corners NASP were then initiated at the March 9, 2020 City of Edmonton Council meeting. City of Edmonton 
and County administrative staff have meet on numerous occasions throughout Phase I: Growth Framework 
project activities to share information to ensure complementation planning.  
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 EXIST ING CONDIT IONS +  
BACKGROUND ANALYSIS  

4 . 1  E N V I R O N M E N T A L  O B S E R V A T I O N S  

In support of the Growth Framework, Spencer Environmental undertook an influencing environmental features 
and natural areas study, mapping all potential Environmentally Significant Lands within the study area 
(Appendix C). The study was a preliminary step in identifying environmental features that are potentially 
undevelopable, are suitable for conservation, and/or are suitable for incorporation into parks and open spaces. 
The study included reviewing previously identified and newly recognized environmental features and natural 
areas within Sturgeon Valley and a literature review of other relevant planning and environmental reports. The 
analysis did not involve on-site formal delineation of environmentally significant areas.  Any future development, 
or development of policy, will require formal analysis of these areas to determine if they warrant being 
designated as environmental reserve.  Should the designation change through this process, Council should be 
aware the current analysis on projected population and subsequent impacts on the transportation system would 
change from the analysis carried out in support of this report. 

▼  F IGURE 3:  Env i ron ment a l l y  S ign i f ican t  Land s |  Spencer  Env i ronm enta l  
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12  V3 COMPANIES OF CANADA 

KEY FINDINGS 
In total, the desktop study found 67 natural features within the study area, with the majority of the features 
clustered near the west, south and east study area boundaries. The study also noted several small natural 
features scattered throughout the middle portion of the study area. Areas having the greatest potential to 
influence planning decisions met one or more the following criteria: 

» The feature was a previously recognized Environmentally Significant Area (ESA). 

» The feature is or has high potential to be a Crown-claimable water body. 

» The feature is potentially subject to flooding. 

» The feature has been previously noted in a planning document as important environmentally. 

» The feature provides structural or functional connectivity to other influencing features. 

The following table summarizes the Key Influencing Environmental Features within the study area: 

Key 
Env i ronmenta l  

Feature  

Prev ious l y  
Recognized 

ESA 

Potent ia l  to  
be a  Crown 
Cla imable  
Waterbody  

Potent ia l  
to  F lood 

Prev ious l y  Noted 
as Important  

Env i ronmenta l l y  

Prov ides 
Connect iv i t y  

River Lot 56 ✔  ✔ ✔ ✔ 

Sturgeon Valley 
Namao 

✔  ✔ ✔ ✔ 

Lancaster/ 
Cutbank Lake 

✔ ✔  ✔ ✔ 

Labelled 
Woodlands 

   ✔ ✔ 

4 . 2  I N F R A S T R U C T U R E  

STURGEON COUNTY INFRASTRUCTURE MASTER PLAN 
Council endorsed Sturgeon County’s Infrastructure Master Plan (IMP) to be used as a key infrastructure 
planning tool for the community (Motion 338/19 on September 10th, 2019).  The IMP formed the foundation for 
the roadway infrastructure and municipal servicing review that helped guide the development of land use 
concepts. It should be noted that the IMP was a Countywide study and the analysis assumed the Sturgeon 
Valley area seeing an increase of 10,727 people and 139 ha of employment growth around CFB Edmonton. 
The following is a summary of the key findings from the report that have influenced the Growth Framework, and 
may also influence Phase 2: the Area Structure Plan(s) or alternative direction taken by Council.  This report 
was carried out based on the current provisions for development under the County’s Municipal Development 
Plan that resulted in a project population of 10,727.   
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JULY 2020  13 

While elements of this report have assisted in guiding the assumptions of future servicing infrastructure, the 
Sturgeon Special Policy Area requires a minimum population density of 35du/nrha that will place greater 
pressure on infrastructure than what was anticipated in this report.  Should Council move forward with preparing 
an Area Structure Plan(s), a more detailed analysis on servicing will need to be carried out in understanding 
the services that will be required to support this new form of development.  

The following provides some key indicators arising from the report on servicing upgrades that would be required 
under the projected 10,727 population increase.  

WATER INFRASTRUCTURE  
Allin Ridge water distribution will require larger mains to provide adequate fire protection.  Based on the larger 
densities it is anticipated that a new water line will need to be installed. 

The existing developments north of Sturgeon River are serviced via the Summerbrook Reservoir which is 
connected to the Morinville Water Line.  Development north of the river, west of existing developments will 
require additional water servicing studies to identify if it can be serviced via the Summerbrook Reservoir.  
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14  V3 COMPANIES OF CANADA 

▼  F IGURE 4:  Wat er  In f ras t ruc tu re  |  ISL  (S tu rgeon  County  In f ras t ruc tu re  Mast er  P l an  2020)  

Note :  In fo rmat ion  prov id ed  i n  th i s  p l an  w as f rom Th e S tu rgeon  County  In f ras t ruc tu re  Master  P l an  2020.  
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WASTEWATER INFRASTRUCTURE 
Based on the 10,727 population projection, the study identified the following upgrades would be required: 

L i f t  
S ta t ion  

Descr ip t ion  

Ex  L i f t  
S ta t ion  
F low s/  

Pumping  
Capac i t y  

Averag e 
DWF (L /s )  

 

Peak  Da i l y  
F low (L /S)  

Tuscany 
Hills LS 

The Tuscany Hills development at the south end of 
Sturgeon Valley is serviced to the Tuscany Hills 
Lift Station. It pumps wastewater to START via a 
1.8 km, 150 mm forcemain. 

Does not have capacity for growth and cannot be 
cost effectively upgraded. 

Pump Cap: 
37.2 L/s 

PDWF: 1.1 L/s 

2024:  0.8 

2034:  0.8 

2044:  0.8 

2024:  1.6 

2034:  1.8 

2044:  1.8 

Sturgeon 
Valley LS 

The remainder of the south side of Sturgeon Valley 
was serviced through low pressure sewers to the 
Sturgeon Valley Lift Station until 2017. These flows 
were diverted to the new Rivers Gate Lift Station in 
2017.  

Does not have any surplus capacity, nor can it be 
upgraded to accommodate growth. 

NA NA NA 

Rivers Gate 
Lift Station 

Accepts flows from the Bellerose LS.  Pumps 
almost all the wastewater from Sturgeon Valley 
(except Tuscany Hills) to the ACRWC St. Albert 
Pump Station through the existing 200mm and 
250mm forcemains. Design reports suggest that 
this lift station will ultimately be used to service 
new development lands north and west of the 
existing Sturgeon Valley developments via an 
inverted syphon under the Sturgeon River. 

Has capacity for growth and can be upgraded as 
needed. 

Pump Cap: 90 
L/s 

PDWF: 12.2 
L/s 

2024:  11.1 

2034:  12.7 

2044:  13.3 

2024:  22.9 

2034:  26.1 

2044:  27.3 

» Future servicing concepts: 

 Service the entire area to the Rivers Gate Lift Station (maximum potential impact on Rivers Gate);  

 Service the maximum potential area to START by gravity, and the remaining lands to the Rivers 
Gate Lift Station (minimum impact on Rivers Gate Lift Station without constructing a new lift station).  

» East of Range Road 250 – Area not serviced; new infrastructure will be required to service it. 

 Concept: Discharge flows to START via gravity to a new lift station. 

L i f t  
S ta t ion  

Descr ip t ion  

Ex  L i f t  
S ta t ion  
F low s/  

Pumping  
Capac i t y  

Averag e 
DWF (L /s )  

 

Peak  Da i l y  
F low (L /S)  

SV 
East/CFB 
Edmonton 

Located in the START line to tie in the future 
Southeast trunk. 

6,170 2024:  0 

2034:  72 

2044:  211 

2024:  0 

2034:  5.1  

2044:  15.1 
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16  V3 COMPANIES OF CANADA 

▼ F IGURE 5:  Wastewater  In f r as t ruc tu re  |  ISL (S tu rgeon  County  In f ras t ruc tu re  Mast er  P l an  2020)  

Note :  In fo rmat ion  prov id ed  i n  th i s  p l an  w as f rom Th e S tu rgeon  County  In f ras t ruc tu re  Master  P l an  2020.  

» North of Sturgeon River – West of Existing Development – Area not serviced; extension of existing 
infrastructure will be required to service the area. 
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Potential existing lift stations that may service the area are as follows: 

L i f t  
S ta t ion  

Descr ip t ion  
Ex  L i f t  S ta t ion  

F low s/  Pump ing  
Capac i t y  

Averag e 
DWF (L /s )  

Peak  Da i l y  
F low (L /S)  

Greystone 
Lift Station 

Accepts low pressure flows from the Northern 
Lights/ ProNorth Industrial Park.  May be an 
option to service the lands north of the river, 
west of the existing development. 

Pump Cap: 77 L/s 2024:  1.8 

2034:  2.9 

2044:  3.5 

2024:  3.6 

2034:  5.8 

2044:  7.0 

Bellerose 
Lift Station 

Services developments north of Sturgeon 
River, as well as services the Greystone Manor 
LS. Flows are discharged to the River Gate LS. 

Pump Cap: 28 L/s 2024:  7.5 

2034:  8.9 

2044:  9.5 

2024:  15.4 

2034:  18.3 

2044:  19.5 
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18  V3 COMPANIES OF CANADA 

STORMWATER INFRASTRUCTURE 
The majority of stormwater within the Sturgeon Valley drains to the west towards Sturgeon River, however, a 
north-south ridge located towards Range Road 250 results in stormwater collecting in the eastern area that is 
limited in its ability to discharge, potentially resulting in the numerous wetland areas in the area.  Development 
in this area may involve lift stations to get the water directed back to the Sturgeon River.  

▼ F IGURE 6:  S tormwat er  In f r as t ruc tu re  |  ISL  (S tu rgeon  County  In f ras t ruc tu re  Mast er  P l an  2020)  

 
Note :  In fo rmat ion  prov id ed  i n  th i s  p l an  w as f rom Th e S tu rgeon  County  In f ras t ruc tu re  Master  P l an  2020.  
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ROAD NETWORK 
The Sturgeon Valley is currently serviced by Sturgeon Road/Township Road 543A in the north and west that 
connects with Highway 28 to the east and Sir Winton Churchill Avenue located in the south west.  Valour Drive 
provides a west-east connection through to CFB Edmonton and beyond and Range Road 250 provides a north-
south connection from Anthony Henday Drive through to Sturgeon Road.  127 Street extends off Anthony 
Henday Drive and is planned to extend through the Valley to eventually connect up with Highway 2. To service 
both the planned development anticipated in the IMP and this analysis would require 127 Street extending 
through to at least Sturgeon Road. The road will need to be constructed to either go above or below the existing 
North/South railway line. 

▼ F IGURE 7:  Ro ad Network  |  ISL  (S tu rgeon  County  In f ras t ruc tu re  Master  P lan  2020)   
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20  V3 COMPANIES OF CANADA 

RAILWAY 
Transecting the study area is an active Canadian National Railway line. This line extends from Hay River, 
Northwest Territories to the City of Edmonton, and beyond, acting as a primary rail connector for the Northwest 
Territories and northern Alberta. Consideration in all levels of planning should be given to mitigate the impact 
the railway line has on adjacent land, such as vibrations, noise, odor, and visual impacts.  

▼ F IGURE 8:  Ra i lw ay  A l ignm ent  |  V3  Compan ies  o f  Canada  
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4 . 3  1 2 7  S T R E E T  F U N C T I O N A L  P L A N N I N G  S T U D Y  

In August 2012 Sturgeon County engaged ISL to carry out a Functional Planning Study that was based on the 
acceleration of interest in the development in the Sturgeon Valley.  Previous transportation studies have 
identified the need and general alignment for a new north-south arterial connection in the Sturgeon Valley with 
the ISL study identifying the preferred option for the alignment of 127 Street.  This preferred alignment is 
indicated in Figure 9 and has been retained throughout the development of all the options presented in this 
report. 

▼  F IGURE 9:  127 STREE T AL I GNMENT |  ISL  (S tu rgeon  County  In f ras t ruc tu re  Mast er  P l an  2020)  

 
Note:  In fo rmat ion  prov id ed  i n  th i s  p l an  w as f rom Th e S tu rgeon  County  In f ras t ruc tu re  Master  P l an  2020.  
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22  V3 COMPANIES OF CANADA 

4 . 4  S T U R G E O N  V A L L E Y  P R E L I M I N A R Y  S T O R M W A T E R  
A N A L Y S I S   

In 2011 Sturgeon County engaged Sameng Inc to carry out a stormwater analysis of the Sturgeon Valley which 
was subsequently updated in June 2013. The study divides Sturgeon Valley into 5 drainage areas with the flows 
generally splitting east and west as indicated in Figure 10. 

▼  F I GURE 10:  EX IST ING DRAINAGE B ASINS |  Sameng  Inc  (S tu rgeon  Va l l ey  S torm water  An a l ys i s ,  F igure  3-

2)  

 

The majority of the drainage basins within the Sturgeon Valley project boundaries flow towards the Sturgeon 
River and are comprised of Drainage Basin 1 (Figure 11) located to the west of the Sturgeon River and Drainage 
Basin 3 located to the east of the Sturgeon River (Figure 12).  The exception are those lands contained within 
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JULY 2020  23 

Drainage Basin 5 (Figure 13) which flows southeast towards the City of Edmonton and collects in low lying 
areas in the SE corner. Currently, the majority of the existing residential developments rely on road ditches, 
drainage channels, and natural swales to convey runoff to the Sturgeon River.  Runoff from Drainage Basin 3 
is also conveyed via channels and ditches through a series of culvert crossings, located along the CN Rail and 
Sturgeon River Road. 

▼  F IGURE 11:  EX IS T ING DRAINAGE BASIN  #  1  |  Sameng Inc  (S tu rgeon  Va l l ey  S to rmwater  Ana lys is ,  F igure  
3-3 )  
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24  V3 COMPANIES OF CANADA 

▼  F IGURE 12:  EX IS T ING DRAINAGE BASIN  #  3  |  Sameng Inc  (S tu rgeon  Va l l ey  S to rmwater  Ana lys is ,  F igure  
3-5 )  

 

 
Drainage Basin 5 (Figure 13) is split into 10 sub-basins comprised of:  

» Northern sub-basin – Storm runoff is generally directed towards the northeast – crosses Hwy 28 
through culverts and ultimately reaches a large natural watercourse which connects to Sturgeon River 
in the northeast. Cutbank Lake is a major feature of this part of the basin, and collects and stores runoff 
from sub-basin ‘B’. 

» Southern sub-basin – Storm runoff flows south towards City if Edmonton and it collects in the Lakeshore 
Golf Course and low-lying areas in the southwest corner of the study area. 
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▼  F IGU RE 13:  EX IS T ING DRAINAGE BASIN  #  3  |  Sameng Inc  (S tu rgeon  V a l l ey  S to rmwater  An a l ys i s ,  F igur e  
3-7 )  

 

A number of stormwater management options were presented along with estimated costs associated with each.   
Should an Area Structure Plan(s) or amendments to the Municipal Development Plan be carried out this 
information will provide the basis for the development of an overall stormwater management plan. 
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4 . 5  S T U R G E O N  C O U N T Y  C O M M E R C I A L  D E V E L O P M E N T  
A N A L Y S I S  

In 2019 Sturgeon County undertook a Commercial Development Analysis that identified a series of areas for 
future commercial and industrial development.  This include lands contained within the Sturgeon Valley as 
identified in Figure 9: 

▼  F IGURE 14:  COMMERCI AL  DEVELOPMENT AN ALYSIS  |  MXD Deve lop ment  S t ra teg ies  &  WSP (S tu rgeon  
County  Commerc ia l  D eve lo pment  Ana lys is ,  F igure  4 . 2)  

 

From Figure 14 there were four priority areas identified that include: 

» Priority Area 1 (PA1) is viewed as being developed as an upscale, boutique retail node with a focus on 
food and beverage and shopping concepts, personal services, health and wellness and small-scale 
medical offices. 

» Priority Area 4 (PA4) was identified as being lands for devleopment of a retail and service node that 
includes grocery, convenience retail, a gas bar, grab and go food beverage, personal services as well 
as institutional and recreational amenities.  

» Priority Area 6 (PA6) leverages connectivity to Anthony Henday Drive via 127 Street Northwest to 
create a strategic light industrial employment pocket that can support a diversity of activities such as 
logistics, warehousing, flex industrial and manufacturing.  The presence of a large wetland and other 
site specific contraints relating to servicing may make this development more difficult. Through the 
analysis process it was identified that access to Highway 28 was critical to the success of light industrial 
being developed in this are along with its strategic viability in being located close to CFB Edmontonbut 
off-base. 

» Priority Area 7 (PA7) represents another opportunity to create a light industrial employment node along 
Highway 28 that supports logistics, warehousing, flex industrial and manufacturing activities. Access 
to Highway 28 will be a key component for creating development in this area. 
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4 . 6  E D M O N T O N  M E T R O P O L I T A N  R E G I O N  P L A N  

Established through Section 708 of the MGA, growth management boards are required for the Edmonton 
region. In compliance with this, the Edmonton Metropolitan Region Board (EMRB) was formed in 2017, and 
includes thirteen (13) member municipalities. Through intermunicipal collaboration, the EMRB created the 
Edmonton Metropolitan Region Growth Plan (EMRGP), which contains six interrelated policy areas to support 
and manage growth within the region – economic competitiveness and employment; natural living systems; 
communities and housing; integration of land use and infrastructure; transportation systems; and agriculture. 
While the entire County falls within the EMRGP, the study area is subject to specific policies contained within 
Appendix G: Negotiated Policies for the Sturgeon Valley Special Study Area (SVSSA), and more specifically, 
those relating to Areas A, B1, and B2. 

▼  F IGURE 15:  S tu rgeon  V a l l ey  Spec ia l  Po l ic y  Area |  Edmonton  Met ropo l i t an  Reg io n  Growth  P lan  
(Schedu le  12 )  

 

Note :  Exac t  a l ignm ents  o f  t he  areas  are  su b jec t  t o  fu r ther  re f in em ent  th rough  the  deve lopm ent  o f  Ar ea  
S t ruc tu re  P lan (s ) .  

 

While Phase 2: the Area Structure Plan(s) will be subject to aligning with all of the policy contained within the 
EMRGP, and particularly those contained within Appendix G, Phase 1: the Growth Framework leveraged key 
policies to guide discussions with the various stakeholders and ultimately used these policies to formulate the 
land use concepts. The following table includes all of the policies related to Areas A and B1 and B2 of the 
Sturgeon Valley Special Study Areas, indicating their influence on the Growth Framework. 
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OBJECTIVE 3 .1  ( f rom the EMRGP Appendix  G)  

P lan and deve lop green f ie ld areas o f  the  Metropo l i tan T ier  and the  Sturgeon Va l ley  Growth Area 
(Areas A and B)  i n  an  order ly  and phased manner tha t  a l so  prov ides  fo r  complete  commun i t ies.  

POL ICY ( f rom the  EMRGP Append ix  G)  INFLUENCE ON THE GROWTH F RAMEWO RK 

3.1.1 While negotiated Policies relating to the Sturgeon 
Valley Special Study Area (SSVSA) shall take 
precedence over the EMRB Growth Plan Policy 
Tiers and density targets, all other Growth Plan 
policies will continue to apply. 

 Proceeding forward with developing an Area 
Structure Plan(s) and/or carrying out amendments 
to the County’s Municipal Development Plan in 
accordance with approved Regional Context 
Statement. 

3.1.2 Area Structure Plan(s), led by the jurisdictional 
municipality, for Areas A and B require 
consideration of the following: 

 

3.1.2(a) Density of development in Areas A and B shall 
achieve an overall minimum of 35 du/nrha. This is 
comprised of minimum densities of 35 du/nrha in 
Areas A and B2, 20 du/nrha in Area B1, and up 
to 125 du/nrha around a proposed transit centre 
(see policy 3.1.3). Plan developments will vary in 
density but will be managed to ensure that overall 
area minimums are maintained or surpassed. 

 Development to achieve overall minimum of 35 
du/nrha has been the basis of the analysis carried 
out in the development of the varying concepts.  

 The policy speaks to creating a transitional density 
from Areas A and B1 through to B2 that creates an 
overall density of 35du/nrha which has been taken 
into consideration through the development of 
concepts for the purposes of this analysis. 

3.1.2(b) Within the overall density target above, 
development will demonstrate a gradient/ 
transitioned approach. This ensures that: 

The character and built form of the established 
Sturgeon Valley community (Area C) is 
protected, such that higher densities shall be 
applied progressively between that community 
and the urban areas of Edmonton and St. Albert 
(areas E and F); and 

Higher densities are available to provide fiscal 
support for required infrastructure investments. 

 Concepts outlined in this document have been 
developed with varying transitioning densities. 
Transects have been used to visually represent how 
the densities progress across the study area.  

 

3.1.2(c) The future extension of 127 Street will be in 
general accordance with the outcomes of the 
Edmonton Metropolitan Region Board’s 
Integrated Regional Transportation Master Plan. 
The future corridor for the extension of 127 Street 
will be further refined and protected as 
determined by Area Structure Planning across 
the entire planning area with input from 
Edmonton, St. Albert, and Sturgeon County. 

 The 127 Street corridor has been incorporated into 
all of the concepts.  Should Council proceed with 
the development of an Area Structure Plan(s) and/or 
amendments to the County’s Municipal 
Development Plan policy would be developed in 
consultation with the City of Edmonton and City of 
St. Albert for protecting the corridor. 
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OBJECTIVE 3 .1  ( f rom the EMRGP Appendix  G)  

P lan and deve lop green f ie ld areas o f  the  Metropo l i tan T ier  and the  Sturgeon Va l ley  Growth Area 
(Areas A and B)  i n  an  order ly  and phased manner tha t  a l so  prov ides  fo r  complete  commun i t ies.  

POL ICY ( f rom the  EMRGP Append ix  G)  INFLUENCE ON THE GROWTH F RAMEWO RK 

3.1.2(d) A variety of non-residential developments will be 
incorporated within the planning areas to provide 
diverse employment opportunities. 

 The land use studies included non-residential 
development guided through the study carried out 
by the County relating to potential non-residential 
development within the Sturgeon Valley that would 
provide diverse employment opportunities.  
Additional employment at a more local scale is also 
envisioned and would be enabled through policy 
development (e.g. ability for commercial 
development at key intersections throughout the 
study area providing local services). 

3.1.2(e) Community amenities will be positioned within a 
hierarchy of mixed-use centres. Development of 
mixed-use areas will be consistent with other 
policies contained within the EMRB Growth Plan. 

 The development of an Area Structure Plan(s) 
and/or amendments to the County’s Municipal 
Development Plan would include policy direction on 
providing for future community amenities to support 
residential development.  

3.1.2(f) Greenspace and protection of natural areas will 
be incorporated to contribute to an open and 
connected environment that can be actively used 
by residents of the community and also may 
assist with the transitional gradient. 

 The majority of the Natural Areas are recommended 
to be maintained and incorporated into the final 
consolidated designs with an open space network 
providing connections to the developed areas.  

 

3.1.2(g) Sustainable and innovative design techniques will 
be promoted to enhance the environment and 
seek to minimize required capital and operating 
infrastructure costs. 

 This new form of residential development density will 
require the County to develop new engineering 
standards that could include the ability for 
developers to propose sustainable innovative design 
solutions.   

3.1.2(h) Inclusion of a comprehensive Fiscal Impact 
Assessment that illustrates the full, life-cycle 
development costs. 

 A comprehensive Fiscal Impact Assessment has 
been completed as part of this Growth Study. 

3.1.2(i) Collaboration with neighbouring planning 
partners on issues of common interest. 

 The preparation of the Growth Framework included 
engagement with jurisdictional neighbours, including 
the City of Edmonton, the City of St. Albert, and CFB 
Edmonton. Should Council proceed with phase 2 
ongoing engagement with the County’s neighbours 
will be required. 

3.1.3 A transit centre (a location where multiple 
transportation modes, excluding light rail transit, 
can stop simultaneously to allow transfers 
between routes) will be located in Area B that 
could enable development densities between 42 
du/nrha and 125 du/nrha. The increased 
densities in proximity to the transit centre provide 
the opportunity for the development of a mixture 
of residential and non-residential uses. 

 The majority of the options identify the opportunity to 
develop a mixed use centre where a transit centre 
could be created.  
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4 . 7  C F B  E D M O N T O N  H E L I P O R T  R E G U L A T I O N  +  
A P P R O A C H  P A T H  O V E R L A Y  

CFB Edmonton, the eastern jurisdictional neighbour to the study area, no longer operates fixed wing aircraft 
but relies heavily on the operation of helicopters. The CFB has zoning regulations relating to protecting the 
Edmonton Garrison Heliport that influences how development may be carried out within the Sturgeon Valley 
(Appendix B). These regulations will be important when developing a stormwater management plan in relation 
to the location of stormwater ponds and limiting the potential for bird hazards.  In addition, no building/structure 
or object will be allowed to exceed the approach surface where the heights are established based on a ratio of 
a vertical to horizontal measurement as described in the regulations.  Figure 16 below illustrates the area 
covered by the approach surfaces. Through engagement with the CFB and in accordance with their regulations 
additional policy would also be required to avoid and or mitigate potential impacts relating to: 

» Creating environments (e.g. Stormwater ponds/food garbage disposal) that would attract birds or 
implementing appropriate mitigation measures. 

» Ensuring buildings and structures do not exceed the Heliport approach surfaces. 

» Visual, noise and odour interface between proposed light industrial development and the established 
residential development with the CFB. 

» Any use that would cause interference with aeronautical communications. 
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▼  F IGURE 16:  CFB Ed monton  –  He l ip or t  Over l ay  |  V3  Compan ies  o f  Can ada  
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 CONCEPT  SCENARIO 
DEVELOPMENT 

5 . 1  P R O C E S S  

In developing the land use concept scenarios, the project team identified a range of different options that could 
work towards meeting the objectives and policies of the Sturgeon Valley Special Study Area.  The team was 
guided by the background information and understanding of the expectations of development by 
developers/landowners in the SVSSA. This created a baseline to understand the opportunities for development 
within the SVSSA and potential impacts that may arise (Scenario 1: Land Developers Concept). Based on the 
scenarios developed, varying alterations were analyzed and a transect gradient from the City of Edmonton’s 
boundary through to the boundary with the established Sturgeon Valley Country residential community were 
created and projected population numbers calculated.   

Based on the projected populations the ultimate build out was broken into a further three additional scenarios 
on how development of the SVSSA may occur with evolving alterations carried out through the engagement 
process. In developing the build out scenarios, there were key factors that influenced their location and 
anticipated timing. These were: 

» Transportation is critical to the movement of people, goods and services and from a capital and 
operating cost is generally one of the largest costs to a developer and municipality. The impacts on the 
road network can cross intermunicipal boundaries creating additional challenges for accommodating 
for the growth. Moving forward will require engagement with these municipalities to obtain approval of 
both amendments to the MDP and the Area Structure Plan(s). These factors were critical in the 
development of the varying scenarios presented in this report.   

» Servicing Infrastructure is another critical capital and operating cost to developers and a municipality.  
Prior to preparing the Growth Strategy, the County completed an Infrastructure Master Plan (IMP) for 
the County which included the Sturgeon Valley.  The outcomes of this report, combined with the 
transportation factors, influenced the development of the scenarios.   

» Drainage Basins influence how stormwater management will be developed and provides guidance in 
identifying natural areas where stormwater management may be easier to manage versus other areas. 
This will influence the capital and operating costs to developers and municipalities.  The location of 
stormwater management facilities may also require additional controls in the management of birds and 
their potential impact on CFB Edmonton.    

» Contiguous Development enables development to be carried out in a manner which is cost effective in 
the expansion of the infrastructure required to service the ultimate build out and seeks to avoid leap 
frogging.  To advance developments earlier (leap frogging) in areas where there are no natural 
extensions of the required infrastructure can lead to unnecessary capital and operating costs inherited 
by the municipality. It could also result in infrastructure being developed below the capacity 
requirements at full build out resulting in the municipality carrying the burden of significant investment 
in capital infrastructure to accommodate future pressures arising from growth.   
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» Fiscal Impact Assessment highlights the importance of creating non-residential development to 
support residential development. Beyond the net neutral option, all the other options indicated 
additional financial costs on the County that will not be recovered through the tax base within the 
Sturgeon Valley.   

» EMRGP is statutory policy that requires the development of an Area Structure Plan(s) within the 
Sturgeon Valley to meet. These policy requirements were key drivers that also influenced how 
development is envisioned to unravel based on densities and transitions between the existing urban 
and established country residential boundaries. 

This resulted in the following scenarios:  

» Scenario 2: Consolidated 30 Year  

» Scenario 3: Consolidated 60 Year 

» Scenario 4: Consolidated Ultimate Build Out 

» Scenario 5: Net Neutral Development Option 

The following provides a summary of the analysis for each of the scenarios. The analysis includes the potential 
fiscal impact (Appendix E) on the County; a high-level transportation analysis (Appendix D) along with a high-
level review on the potential number of lift stations that could be required to service each scenario. It’s important 
to recognize that the traffic analysis is not a full traffic impact assessment but rather a high-level look at each 
of the options to identify potential traffic pressures that would be generated by each scenario and what road 
infrastructure is likely to be required to support the proposed form of development. 

Each of the development scenarios have been analyzed to determine the municipal services and level of 
services required to support the development. This analysis is based on current and historic information for 
each of 18 urban municipalities in Alberta.  Based on this analysis, estimated operating expenditures and non-
tax revenues have been determined for each year in the forecast based on the amount and type of growth in 
the development scenario.  Similarly, the investment in infrastructure required to support this development has 
been estimated based on the service levels of the 18 comparable municipalities at each stage of development. 
The assumptions regarding this analysis are provided in the Fiscal Impact Assessment can be found in the 
report.    

Two approaches to evaluating the financial implications of the development scenario have been employed.  The 
first – “Blended Scenario” – assumes that all development and associated costs and revenues are ‘blended’ 
into the existing operations of the County and that municipal tax rates would be applied to all taxpayers in the 
County.  For the Blended Scenario, the fiscal impact analysis results are compared to a Baseline Forecast for 
the County which includes all relevant financial information for the County without the Sturgeon Valley 
development.  This comparison provides an indication to the impact of the Sturgeon Valley development on 
existing ratepayers in the County.   

The second approach to evaluating the financial impacts of the Sturgeon Valley development on the County’s 
financial picture is the “Urban Services Area” (USA) approach, whereby all municipal financial implications of 
development in Sturgeon Valley is borne by the ratepayers in the Urban Services Area.  This protects ratepayers 
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34  V3 COMPANIES OF CANADA 

elsewhere in the County from any financial impact of the Sturgeon Valley development.  The results of this 
analysis for the Urban Services Area are compared against the 18 comparable municipalities.  This provides 
an indication of the relative financial viability of the Sturgeon Valley development in context of other urban 
Alberta municipalities.   

The Fiscal Impact Analysis carried out for Sturgeon Valley involved the following: 

» Baseline Forecast: Projection of the financial picture of the County without developing Sturgeon Valley. 

» Development Scenario: Projection of the financial picture of the development in Sturgeon Valley. 

» Composite Scenario: Projection of the financial picture of the development in the County with 
development of Sturgeon Valley. 

» Impact of developing Sturgeon Valley as a comparison of the results for the Composite Scenario (with 
Sturgeon Valley) against the Baseline Forecast (without Sturgeon Valley). 

Each financial forecast incorporates assumptions about the future. A key assumption is how the new 
development in Sturgeon Valley will be taxed and what implications this will have for existing ratepayers in the 
County.  This analysis provides Council with an understanding on the potential impact to the taxation.  Greater 
detail regarding the assumptions and analysis are contained within the Fiscal Impact Assessment.   
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5 . 2  C O N S O L I D A T E D  O P T I O N  –  L A N D O W N E R S /  
D E V E L O P E R S  C O N C E P T  

The landowners/ developers option is a combination of feedback received during the stakeholder engagement. 
The predominant land use is residential development with small pockets of commercial development and one 
area with concentrated light industrial development. This plan, as presented, does not contain phasing; should 
Council proceed with this option, phasing would be recommended in Phase 2. 

KEY COMPONENTS 
The following is a summary of the key components of the Consolidated Option – Landowners/ Developers 
Concept: 

1. For calculation purposes of the population, the minimum density of 35 du/nrha for all of the residential 
areas was applied. Please note that these densities would vary upon further planning at the Area 
Structure Plan(s) and/or Neighbourhood Area Structure Plan level. 

2. 127 Street is extended from the City of Edmonton through to Highway 2, acting as the primary arterial 
road serving the study area and beyond. Grade separation will be required to cross the railway line 
along with a bridge to cross the Sturgeon River. At full build out the 112 Street overpass and two 
additional connections to Highway 28 is projected to be required to service the area.  

3. There are pockets of commercial development throughout the study area providing opportunity for 
local commercial/ retail amenities and employment opportunities to future residents. 

4. A large commercial hub is located in the northeast corner of the study area, providing an amenity node 
for the CFB Edmonton and existing Sturgeon Valley residents. 

5. Light industrial lands are located adjacent to the CFB Edmonton, providing opportunities for 
employment for residents and development of industries that support CFB. 

6. Natural areas are shown as being preserved, however, until in field investigations are completed it 
should be recognized that these areas are subject to change which could result in increased 
developable area. 
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36  V3 COMPANIES OF CANADA 

▼  F IGURE 17:  STU RGEON V ALLEY –  Conso l id ated  P lan  –  Lando wner s /  Dev e lo pers  C oncept  |  V3  
Compan ies  o f  Can ada  

 

Please refer to Appendix D for a plan to scale of this option. 
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Please refer to Appendix D for a plan to scale of this option. 
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38  V3 COMPANIES OF CANADA 

CONSOLIDATED OPT ION –  LANDOWNERS/  DEVELOPERS AREA CALCULATIONS 

Lan d Uses Ar ea (Ha)  Ar ea (n rha ) 3  Percen tage (%)  Un i t s  /n rha Popu la t ion  /n rha 

Gross Area  1,750.00         

Existing Railroad ROW  7.50         

Future 127 Street Extension  46.54         

ROW  
(Existing Roads, etc.) 

21.42         

Potential Environmental 
Reserve 1 

270.33         

Existing Open Space  24.60         

Existing Residential  71.51         

Proposed Agriculture Holdings  62.70         

Gross Developable Area 
(GDA) 2 

1245.40   100%     

Municipal Reserve  124.54   10.00     

SWMF Unknown          

PUL Unknown          

Proposed Roads 15% of GDA 186.81   15.00     

Subtotal  311.35         

Proposed Commercial 64.72   5.20     

Proposed Industrial  68.42   5.49     

Subtotal  133.14         

Proposed Residential 4            

Residential  
(35 du/nrha) 

1,075.50 806.62 86.36 28,232 70,579 

Mixed Use 
(35 du/nrha) 

36.8 27.60 2.95 966 2,415 

Subtotal  1,112.30 834.22 100.00 29,198 72,994 

Du/nrha The dwel l i ng un i t  per  net  res ident ia l  hecta re  i s  35.  

NOTES:  
1 Potential Environmental Reserve areas currently excludes the 1970 floodplain areas.  

2 Gross Developable Area excludes the following areas: Existing Railroad ROW, Future 127 Street ROW, Existing Roads/Other ROW, 
Environmental Reserve, Existing Open Space, Existing Residential and any Proposed Agriculture Holdings. 

3 Net Residential Ha (nrha) excludes the 10% of Municipal Reserve and 15% Road Area from the Developable Residential Land Area in 
addition to the existing the municipal reserves and roads. 

4 Based on census data the number an average of 2.5 persons per dwelling were used in calculating the potential population. 
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▼F IGURE 18:  S TURGEON VALLEY –  Conso l id ated  P lan  –  Lando wner s /  Dev e loper s  Conc ept  Tran sec ts  |  V3  
Compan ies  o f  Can ada  
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POPULATION PROJECTION 
The population in the Consolidated Option – Landowners/ Developers is anticipated to be in the order of 72,994, 
with the majority of the population residing in residential communities with a minimum of 35 du/nrha. 

INFRASTRUCTURE CONSIDERATIONS 
The table shown below provides a high-level review of the anticipated number of wastewater and stormwater 
lift stations, and water reservoir/ booster stations for Consolidated Plan – Full Build Out. Please note, the number 
of lift stations and reservoir/ booster stations shown in the following table are not based on servicing analysis; 
numbers were determined through review of Sturgeon County’s 2019 Infrastructure Master Plan (IMP) and 
topographic information. The numbers are for high-level consideration only, and may be adjusted upon 
completion of a servicing analysis should Council proceed with Phase 2. 

CONSOLIDATED OPT ION –  FULL BUILDOUT INFRASTRUCTURE CONSIDERATIONS 

In f ras t ruc tu re  West  o f  RR 250  East  o f  RR 250  Nor th  o f  S tu rgeon  
Tota l  New L i f t  

S ta t ions /  Bo ost er  
S ta t ion /  Reservo i r s  

Wastewater – 
Lift Stations 

EX. River Gate Lift 
Station: Area may be 
serviced by existing 
River Gate Lift station 
– Lift station has 
capacity for 
upgrading.   

Gravity:  Rest of area 
may flow via gravity to 
START line. 

It is also possible to 
service the new 
growth area with a 
new lift station. 

Gravity: From IMP, the 
area west of HWY 28 
can drain south via 
gravity to an existing 
lift station that 
connects to the 
START line.  

Gravity: From the IMP, 
the Area east of RR 
250 can reach the 
START line via gravity. 

May need a new lift 
station as flows to the 
current lift station may 
be too great. 

Gravity: Area will drain 
south and east.  May 
drain to the Greystone 
LS or Bellerose LS. 
These areas were not 
included in the IMP. 

Potential Lift station 
may be required on 
the south side of the 
site to pump flows 
north and east. 

Upgrades to the 
Greystone and 
Bellerose Lift stations 
may be required as 
they were identified in 
the IMP as having 
limited available 
capacity. 

3 Lift Stations 

Note: 

 Existing River Gate 
Lift station to be 
upgraded to 
accommodate 
flows. 

 Check with 
Commission that 
capacities can be 
met. 

 Potential upgrade 
of the Greystone 
and Bellerose Lift 
Station. 
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CONSOLIDATED OPT ION –  FULL BUILDOUT INFRASTRUCTURE CONSIDERATIONS 

In f ras t ruc tu re  West  o f  RR 250  East  o f  RR 250  Nor th  o f  S tu rgeon  
Tota l  New L i f t  

S ta t ions /  Bo ost er  
S ta t ion /  Reservo i r s  

Water – Booster 
Station/Reservoir 

EX Allin Ridge 
Reservoir:  Area may 
be serviced by 
upgrading ex. 
Reservoir. 

Allin Ridge Supply line 
is to be twinned and 
distribution lines 
upgraded to 
accommodate fire 
flows for the 
development area. 

To meet increased 
demands a new 
reservoir may be 
required. 

Development to the 
West of HWY 28 may 
be supplied by Allin 
Ridge Reservoir. 

May need an 
additional reservoir to 
provide additional 
flows to the area 
should Allin Ridge not 
be able to upgraded 
to meet required 
demand. 

Development North of 
Sturgeon River may 
potential be supplied 
by the Summerbrook 
Reservoir/pump 
house. 

Additional flows and 
fire flow may require 
upgrade of existing 
distribution lines, 
however, according to 
the IMP, this reservoir 
is scheduled for 
upgrades of pumping 
capacities. 

 

2 Lift Stations 

Note: The following 
upgrades will be 
required: 

 Twinning Supply 
Line  

 Existing reservoir 
volume and pump 
requirements 

 Distribution system 
upgrades 

Stormwater – Lift 
Stations/ SWMF 

Gravity drainage: the 
stormwater 
management appears 
to be able to drain via 
gravity for the most 
part to future SWMFs.  
Water to drain via 
gravity to Sturgeon 
River. 

Gravity drainage: area 
west of RR 250 will 
drain east to a low-
lying area.  Other area 
will drain to a SWMF 
and be piped to the 
Sturgeon River. 

Gravity: stormwater 
drains south and east 
towards the Sturgeon 
River. A SWMF facility 
is required to control 
flows to 
predevelopment rates 
and treat stormwater 
prior to discharge to 
the Sturgeon River. 

0 Lift Stations 

11 SWMF 

Note: Stormwater 
detention facilities and 
piping to be 
constructed to hold, 
then release flows to 
the Sturgeon River. 

TRAFFIC ANALYSIS 
It is estimated that at full build out of this scenario would generate approximately 199,000 external vehicle 
movements per day. Based on the full build out of this option it is anticipated it would require the following 
upgrades to the road infrastructure: 

Ant ic ipated Road Improvements  

» Construction of 127 Street from Anthony Henday Drive to Highway 2. 

» Construction of the 112 Street flyover. 

» Two accesses to Highway 28 between Anthony Henday Drive and Sturgeon Road.  

» Additional travel lanes: 
 To/From City of Edmonton (10 to 11 lanes) 

 To/from City of St Albert (5 to 6 lanes) 
 To/From North (2 lanes) 

 To/From East (1 lane) 
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44  V3 COMPANIES OF CANADA 

The number of additional travel lanes is based on an assumed per lane capacity of 10,000 vpd to 11,500 vpd.  
Although new roadways would typically include the construction of an even number of lanes (e.g. 2-lane 
undivided, 4-lane divided), there is the potential that existing available capacity could be utilized to support 
future development and the ranges shown are solely based on the projected traffic volumes by direction divided 
by the projected lane capacity.    

▼  F IGURE 19:  STU RGEON V ALLEY –  An t ic ip ated  Ro ad Impro vem ents  |  Bun t  &  Assoc ia t es  
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FISCAL IMPACT ASSESSMENT 
The fiscal impact analysis results for this development scenario are provided below.   

Blended Scenar io  

» Municipal Tax Rates – 71% higher than the Baseline Forecast at the end of the forecast (2079). 
Generally, the results for this development option result in higher tax rates as more development occurs.  

» Debt per Capita – 53% higher the Baseline Forecast at the end of the forecast (2079).  Debt levels begin 
to be higher as new tax supported municipal infrastructure is required to support development (2030). 

» Fiscal Capacity – 33% lower the Baseline Forecast at the end of the forecast (2079).  Generally, the fiscal 
capacity of the County deteriorates over the forecast period as the residential/non-residential mix of 
development in Sturgeon Valley in this scenario is significantly below the current and projected level for 
the Baseline Forecast (County without Sturgeon Valley development).   

Urban Serv ice Area (USA) Scenar io  

» No impact on existing County ratepayers.  All the financial impacts of development in Sturgeon Valley 
are borne by the ratepayers in Sturgeon Valley.  

» USA Residential Municipal Tax rates – 18th highest out of 18 in the Province.1 The Sturgeon Valley 
development scenario would have the highest residential tax rates at the end of the forecast period 
(2079). 

» USA Non- Residential Tax Rates – 17th highest out of 18 in the Province.1 The Sturgeon Valley 
development scenario would have the second highest residential tax rates at the end of the forecast 
period (2079).   

» Debt Limited Used – 18 highest out of 18 in the Province.1 The Sturgeon Valley development scenario 
would have the second highest debt levels at the end of the forecast period (2079).  There are periods 
where it is projected debt levels would exceed the maximum allowed by provincial guidelines.  This could 
be managed through changing the timing and staging of capital projects.  However, this would not alter 
the result that this development scenario results in significantly high debt levels relative to the 18 
comparable municipalities in Alberta. 

» Fiscal Capacity – 17 lowest out of 18 in the Province.1 The Sturgeon Valley development scenario, as 
defined, would result in the second worst fiscal capacity of the 18 comparable municipalities.  This is the 
single largest contributor to the relatively poor fiscal impact results for this scenario.   

1 This is based on analysis of a total of 18 comparative sized urban municipalities in Alberta with a ranking of 18 being the worst. 

The financial results for this development scenario point to the relatively poor fiscal capacity assumed in the 
definition of development in the study area.  The proportion of non-residential development is significantly below 
that which currently exists in the County and well below the average for the 18 comparable municipalities used 
in the fiscal impact analysis.  As a result, the development suffers from having to support the municipal costs 
of delivering municipal services to a large urban residential development without the compensating share of 
non-residential development that would help support the cost of delivering these services.  This is especially 
apparent for the USA results.  While it is true that Sturgeon Valley is located in proximity to existing and proposed 
commercial and business areas, this is also true of other communities in the Edmonton region that have 
significantly better fiscal balance of residential and non-residential development. It is important that any 
development considered by the County should include sufficient non-residential development to offset the costs 
of providing services required by residential development.    
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5 . 3  C O N S O L I D A T E D  O P T I O N  –  3 0  Y E A R S  

Consolidated Option 30 Years, 60 Years, and Full Build Out are the combination of developing a single plan 
envisioning the study area developing in a sustainable, orderly and phased manner over an extended timeframe 
or alternatively where Council decide to proceed with only a portion of development within the Sturgeon Valley.    
This approach also assists with looking at a complete build out in a holistic manner, viewing them as a long-
term phasing plans where future development will be triggered by population and the need to expand housing 
and employment opportunities.  

KEY COMPONENTS 
The Consolidated 30-year concept is focussed on leveraging the existing municipal infrastructure, and the 
extension of 127 Street. The density gently transitions from Goodridge Corners, which presents opportunities 
for capitalising on its existing sanitary and water services, through to the established Sturgeon Valley. The 
following is a summary of the key components of Consolidated Option – 30 Years: 

1. Primary residential development adjoins the northern end of the City of Edmonton’s Goodridge 
Corners, transitioning in density from a minimum of 40 du/nrha to a maximum of 20 du/nrha bordering 
the existing Sturgeon Valley residences.  The maximum 20 du/nrha was based on providing certainty 
around the scale of development bordering the established Sturgeon County country residential area. 

2. 127 Street is extended from the City of Edmonton to Sturgeon Road, acting as the primary arterial road 
serving the study area.  Grade separation will be required to cross the railway line.   

3. A commercial node is placed at the northeast corner of the study area, providing commercial amenities 
to the existing Sturgeon Valley residences and to CFB Edmonton. 

4. A secondary commercial node is located along Sturgeon Road east of 127 Street, providing boutique 
commercial amenities to new and existing Sturgeon Valley residents and leveraging passer-by 
opportunities from 127 Street and Sturgeon Road.   

5. Light Industrial activities are proposed in the northeast corner of the study area which are intended to 
support the CFB Edmonton. One new access to Highway 28 would be required to promote the 
industrial land development. 

6. Natural areas are shown as being preserved, however, until field investigations are completed it should 
be recognized that these areas are subject to change which could result in increased developable 
lands. 
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▼  F IGURE 20:  STU RGEON V ALLEY –  Conso l id ated  P lan  –  30  Y ear s  |  V3  Compan ies  o f  Can ada  

 

Please refer to Appendix D for a plan to scale of this option. 

 

 

 

 

CONSOLIDATED OPT ION –  30 YEARS AREA CALCULATIONS 
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48  V3 COMPANIES OF CANADA 

Lan d Uses Ar ea (Ha)  Ar ea (n rha ) 3  Percen tage (%)  Un i t s  /n rha  Popu la t ion  /n rha 

Gross Area  1,750.00         

Existing Railroad ROW  7.50         

Future 127 Street Extension  46.54         

ROW  
(Existing Roads, etc.) 

21.42         

Potential Environmental 
Reserve1 

270.33         

Existing Open Space  24.85         

Existing Residential  71.51         

Proposed Agriculture Holdings  884.32         

Gross Developable Area 
(GDA) 2 

423.53   100%     

Municipal Reserve  42.35   10.00     

SWMF Unknown          

PUL Unknown          

Proposed Roads 15% of GDA 63.53   15.00     

Subtotal  105.88         

Anticipated Neighbourhood 
Commercial4 1.6  0.38   

Proposed Commercial 27.74   6.55     

Proposed Industrial  69.20   16.34     

Subtotal  98.54         

Proposed Residential5            

Residential  
(20 du/nrha) 

34.58 25.88 8.16 518 1,294 

Residential  
(35 du/nrha) 

207 155.25 48.87 5,434 13,584 

Residential  
(40 du/nrha) 

83.4 62.55 19.69 2,502 6,255 

Subtotal  324.98 243.68 100.00 8,453 21,133 

Du/nrha The dwel l i ng un i t  per  net  res ident ia l  hecta re  i s  35.  

NOTES:  
1 Potential Environmental Reserve areas currently excludes the 1970 floodplain areas.  

2 Gross Developable Area excludes the following areas: Existing Railroad ROW, Future 127 Street ROW, Existing Roads/Other ROW, 
Environmental Reserve, Existing Open Space, Existing Residential and Proposed Agriculture Holdings. 

3 Net Residential Ha (nrha) excludes the 10% of Municipal Reserve and 15% Road Area from the Developable Residential Land Area in 
addition to the existing the municipal reserves and roads. 

4 It is recognized that there will be some form of neighbourhood commercial development that at this planning scale is not identifiable.  For 
the purposes of this analysis an area has been allocated based on previous levels of neighbourhood commercial development at this 
scale of development. 

5 Based on census data the number an average of 2.5 persons per dwelling were used in calculating the potential population.  
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▼  F IGURE 21:  STU RGEON V ALLEY –  Conso l id ated  P lan  –  30  Y ear s  Tran sec ts  |  V3 Compan ies  o f  Can ada  
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POPULATION PROJECTION 
The population in Consolidated Option – 30 Years is projected to be a minimum of 21,133. 

MUNCIPAL INFRASTRUCTURE CONSIDERATIONS 
The table shown below provides a high-level review of the anticipated number of wastewater and stormwater 
lift stations, and water reservoir/ booster stations for Consolidated Plan – 30 Years. Note, the number of lift 
stations and reservoir/ booster stations shown in the following table are not based on servicing analysis; 
numbers were determined through review of Sturgeon County’s 2019 Infrastructure Master Plan (IMP) and 
topographic information. The numbers are for high-level consideration only, and may be adjusted upon 
completion of a servicing analysis should Council proceed with phase 2. 

CONSOLIDATED OPT ION –  30 YEAR INFRASTRUCTURE CONSIDERATIONS 

In f ras t ruc tu re West  o f  RR 250  East  o f  RR 250  Tota l  New L i f t  S ta t i ons /  
Booster  S ta t ion /  Reservo i r s  

Wastewater – Lift 
Stations 

EX. River Gate Lift Station: Area 
may be serviced by existing River 
Gate Lift station – Lift station has 
capacity for upgrading.   

Gravity:  Rest of area may flow via 
gravity to START line. 

It is also possible to service the 
new growth area with a new lift 
station. 

Gravity: From IMP, the 
area can drain south via 
gravity to an existing lift 
station that connects to 
the START line.  

1 

In addition - existing River Gate 
Lift station to be upgraded to 
accommodate flows.  Also need 
to check with Commission that 
capacities can be met. 

Water – Booster 
Station/Reservoir 

EX Allin Ridge Reservoir:  Area 
may be serviced by upgrading ex. 
Reservoir. 

Allin Ridge Supply line is to be 
twinned and distribution lines 
upgraded to accommodate fire 
flows for the development area. 

Little development to the 
west.  Area may be 
supplied by Allin Ridge 
Reservoir. 

0 

Note: the following upgrades will 
be required: 

 Twinning Supply Line. 

 Existing reservoir volume and 
pump requirements. 

 Distribution system upgrades. 

Stormwater – Lift 
Stations/ SWMF 

Gravity Drainage: the stormwater 
management appears to be able 
to drain via gravity for the most 
part to five (5) future SWMFs.  
Water to drain via gravity to 
Sturgeon River. 

Gravity Drainage: area 
west of RR 250 will drain 
east to a low-lying area.  
Other area will drain to a 
SWMF and be piped to 
the Sturgeon River. 
Based on IMP one (1) 
new SWMF would be 
required 

0 Lift Stations 

Six (6) SWMFs Identified in the 
IMP 

Note: Stormwater detention 
facilities and piping to be 
constructed to hold, then release 
flows to the Sturgeon River. 

It should be noted, through the engagement process Strata Development identified that there were 
opportunities for connection to existing water, sanitary and stormwater infrastructure within the City of 
Edmonton Goodridge Corners development. This could provide capital and operational cost savings.  Further 
research is required to validate the opportunity identified by the developer whether it presents financial benefits 
to the County and the City of Edmonton’s desire to extend servicing to lands outside of their municipal 
jurisdiction. 
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TRAFFIC ANALYSIS 
It is estimated that at full build out this scenario would generate approximately 60,500 external vehicle 
movements per day. Based on the full build out of this option it is anticipated it would require the following 
upgrades to the road infrastructure: 

Ant ic ipated Road Improvements  

» Construction of 127 Street from Anthony Henday Drive to Sturgeon Road 

» One access to Highway 28 between Anthony Henday Drive and Sturgeon Road. 

» Additional travel lanes: 

 To/From City of Edmonton (3 lanes) 

 To/from City of St Albert (2 lanes) 

 To/From North (1 lane) 

 To/From East (0 lanes) 

The number of additional travel lanes is based on an assumed per lane capacity of 10,000 vpd to 11,500 vpd.  
Although new roadways would typically include the construction of an even number of lanes (e.g. 2-lane 
undivided, 4-lane divided), there is the potential that existing available capacity could be utilized to support 
future development and the ranges shown are solely based on the projected traffic volumes by direction divided 
by the projected lane capacity.    

▼  F IGURE 22:  STU RGEON V ALLEY –  An t ic ip ated  Ro ad Impro vem ents  |  Bun t  &  Assoc ia t es  

 

 

 

 

 

 

 

 

 

FINANCIAL IMPACT ASSESSMENT 
The fiscal impact analysis results for this development scenario are provided below.   
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BLENDED SCENARIO 

Municipal Tax Rates – 17% higher than the Baseline Forecast at the end of the forecast (2049). Generally, 
the results for this development option result in higher tax rates as more development occurs. 

Debt per Capita – 14% higher than the Baseline Forecast at the end of the forecast (2049).  Debt levels 
begin to be higher as new tax supported municipal infrastructure is required to support development (2032). 

Fiscal Capacity – 21% lower than the Baseline Forecast at the end of the forecast (2049).  Generally, the 
fiscal capacity of the County deteriorates over the forecast period as the residential/non-residential mix of 
development in Sturgeon Valley in this scenario is significantly below the current and projected level for the 
Baseline Forecast (County without Sturgeon Valley development).   

URB AN SERV ICE ARE A (USA)  SCENARIO 

No impact on existing County ratepayers.  All the financial impacts of development in Sturgeon Valley are 
borne by the ratepayers in Sturgeon Valley. 

USA Residential Municipal Tax rates – 14th highest out of 18 in the Province.1 Only 4 of the 18 comparable 
municipalities would have higher residential tax rates at the end of the forecast period (2049). 

USA Non- residential Tax Rates – 11th highest out of 18 in the Province.1 Seven of the 18 comparable 
municipalities would have higher non-residential tax rates at the end of the forecast period (2049). 

Debt Limit Used – 18th highest out of 18 in the Province.1 The Sturgeon Valley development scenario would 
have the highest debt levels at the end of the forecast period (2049).  The projected levels of debt are well 
below the provincial debt and debt service limit guidelines.  They are also below the Sturgeon County debt 
limit guideline.   

Fiscal Capacity – 16th lowest out of 18 in the Province.1 The Sturgeon Valley development scenario, as 
defined, would result in the third worst fiscal capacity of the 18 comparable municipalities.  This is the single 
largest contributor to the relatively poor fiscal impact results for this scenario.   

1 This is based on analysis of a total of 18 comparative sized urban municipalities in Alberta a ranking of 18 being the worst. 

The financial results for this development scenario point to the relatively poor fiscal capacity assumed in the 
definition of development in the study area.  The proportion of non-residential development is significantly below 
that which currently exists in the County and well below the average for the 18 comparable municipalities used 
in the fiscal impact analysis.  As a result, the development suffers from having to support the municipal costs 
of delivering municipal services to a relatively urban residential development without the compensating share 
of non-residential development that would help support the cost of delivering these services.  This is especially 
apparent for the USA results.  While it is true that Sturgeon Valley is located in proximity to existing and proposed 
commercial and business areas, this is also true of other communities in the Edmonton region that have 
significantly better fiscal balance of residential and non-residential development. It is important that any 
development considered by the County should include sufficient non-residential development to offset the costs 
of providing services required by residential development. 

  



 

 

 STURGEON COUNTY |  STURGEON VALLEY GRO WTH FRAMEWORK 

C
O

N
C

E
P

T
 S

C
E

N
A

R
IO

 D
E

V
E

L
O

P
M

E
N

T
 

JULY 2020  55 

5 . 4  C O N S O L I D A T E D  O P T I O N  –  6 0  Y E A R S  

KEY COMPONENTS 
The following is a summary of the key components of Consolidated Option – 60 Years: 

1. Development patterns from Consolidated Option – 30 Years are continued, reducing the number of 
Agricultural Holdings. 

2. Residential land use patterns are continued from the developed portion of the study area, extending 
eastward that is anticipated to be combined with neighbourhood level commercial development.  This 
option also leads to the requirement for the construction of 127 Street to the west over the Sturgeon 
River that would free up existing transportation challenges related to the development of these lands.  

3. The transect gradient from the border with the City of Edmonton through to the north towards the 
established Sturgeon Valley Country Residential transitions from a minimum of 40 du/nrha through to 
a proposed mixed use transit centre with a minimum density of 42 du/nrha through to another minimum 
density of 35 du/nrha and finally transitioning down to a maximum density of 20 du/nrha.  

4. Light Industrial extends south to the City of Edmonton Boundary, providing additional opportunities for 
employment in the area that support CFB Edmonton and other agribusiness operations in the area.  
Based on servicing challenges and related costs of providing water and sanitary services along with 
the creation of a natural break resulting from the natural existing wetlands, these lands have been 
identified as most suitable for light industrial development.   A projected two new accesses to Highway 
28 have been identified as critical to the success of development in this area including future residential 
development. 

5. A mixed-use node is placed at the intersection of Range Road 250 and Township Road 542, which 
includes dwelling units with a minimum density of 42 du/nrha. The mixed-use area is intended to include 
commercial/retail amenities providing services to residents within Sturgeon Valley.  This node is 
projected to require the construction of a 112 Street flyover to Edmonton. 

6. Natural areas are shown as being preserved, however, until field investigations are completed it should 
be recognized that these areas are subject to change which could result in increased developable 
lands. 
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56  V3 COMPANIES OF CANADA 

▼  F IGURE 23:  STU RGEON V ALLEY –  Conso l id ated  P lan  –  60  Y ear s  |  V3  Compan ies  o f  Can ada  

Please refer to Appendix D for a plan to scale of this option. 
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CONSOLIDATED OPT ION –  60 YEARS ARE A CALCULATIONS 

Land Uses  Area (Ha)  Area (n rha) 3  Percen t age (%)  Un i t s  /n rha  Popu la t i on  /n rha  

Gross Area  1,750.00         

Existing Railroad ROW  7.50         

Future 127 Street Extension  46.54         

ROW  
(Existing Roads, etc.) 

21.42         

Potential Environmental 
Reserve1 

270.33         

Existing Open Space  21.40         

Existing Residential  71.51         

Proposed Agriculture Holdings  274.83         

Gross Developable Area 
(GDA) 2 

1036.47   100%     

Municipal Reserve  103.65   10.00     

SWMF Unknown          

PUL Unknown          

Proposed Roads 15% of GDA 155.47   15.00     

Subtotal  259.12         

Anticipated Neighbourhood 
Commercial4 4.8  0.46   

Proposed Commercial 27.74   2.68     

Proposed Industrial  178.45   17.22     

Subtotal  210.99         

Proposed Residential5            

Residential  
(20 du/nrha) 

82.28 61.71 7.94 1,234 3,086 

Residential  
(35 du/nrha) 

527.92 395.93 50.93 13,858 34,644 

Residential  
(40 du/nrha) 

134.40 100.8 12.97 4,032 10,080 

Residential  
(42 du/nrha) 

71.92 53.92 6.94 2,265 5,662 

Mixed Use 
(42 du/nrha) 

9.00 6.75 0.87 284 709 

Subtotal  825.52 619.11 100.00 21,672 54,180 

Du/nrha The dwel l i ngs un i ts  pe r  net  res ident ia l  hec tare  i s  35.  

NOTES:  
1 Potential Environmental Reserve areas currently excludes the 1970 floodplain areas.  

2 Gross Developable Area excludes the following areas: Existing Railroad ROW, Future 127 Street ROW, Existing Roads/Other ROW, 
Environmental Reserve, Existing Open Space, Existing Residential and Proposed Agriculture Holdings. 

3 Net Residential Ha (nrha) excludes the 10% of Municipal Reserve and 15% Road Area from the Developable Residential Land Area in 
addition to the existing the municipal reserves and roads. 

4 It is recognized that there will be some form of neighbourhood commercial development that at this planning scale is not identifiable.  For 
the purposes of this analysis an area has been allocated based on previous levels of neighbourhood commercial development at this 
scale of development. 

5 Based on census data the number an average of 2.5 persons per dwelling were used in calculating the potential population.  
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▼  F IGURE 24:  STU RGEON V ALLEY –  Conso l id ated  P lan  –  60  Y ear s  Tran sec ts  |  V3 Compan ies  o f  Can ada  
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POPULATION PROJECTION  
The population in Consolidated Option – 60 Years out is anticipated to be a minimum of 54,180, with the 
majority of the population residing in residential communities with a minimum density of 35 du/nrha. 

INFRASTRUCTURE CONSIDERATIONS 
The table shown below provides a high-level review of the anticipated number of wastewater and stormwater 
lift stations, and water reservoir/ booster stations for Consolidated Plan – 60 Years. Note, the number of lift 
stations and reservoir/ booster stations shown in the following table are not based on servicing analysis; 
numbers were determined through review of Sturgeon County’s 2019 Infrastructure Master Plan (IMP) and 
topographic information. The numbers are for high-level consideration only, and may be adjusted upon 
completion of a servicing analysis should Phase 2 proceed. 

CONSOLIDATED OPT ION –  60 YEARS INFRASTRUCTURE CONSIDERATIONS 

In f ras t ruc tu re  West  o f  RR 250  East  o f  RR 250  
Tota l  New L i f t  S ta t i ons /  

Booster  S ta t ions /  
Reservo i r s  

Wastewater – Lift 
Stations 

EX. River Gate Lift Station: 
Area may be serviced by 
existing River Gate Lift station 
– Lift station has capacity for 
upgrading.   

Gravity:  Rest of area may flow 
via gravity to START line. 

It is also possible to service the 
new growth area with a new lift 
station. 

Gravity: From the IMP, the 
area west of HWY 28 can 
drain south via gravity to an 
existing lift station that 
connects to the START line.  

Gravity: From the IMP, the 
Area east of RR 250 can reach 
the START line via gravity. 

1 

Note: Existing River Gate Lift 
station to be upgraded to 
accommodate flows.  Also 
need to check with 
Commission that the START 
line can accommodate the 
increased capacities. 

Water – Booster 
Station/Reservoir 

EX Allin Ridge Reservoir:  Area 
may be serviced by upgrading 
ex. Reservoir. 

Allin Ridge Supply line is to be 
twinned and distribution lines 
upgraded to accommodate fire 
flows for the development 
area. 

To meet increased demands a 
new reservoir may be required 

Development to the West of 
HWY 28 may be supplied by 
Allin Ridge Reservoir. 

Potentially may need reservoir 
to provide additional flows to 
the area should Allin Ridge not 
be able to upgrade to the 
required demand. 

2 

Note: the following upgrades 
will be required: 

 Twinning Supply Line  

 Existing reservoir volume 
and pump requirements. 

 Distribution system 
upgrades. 

Stormwater – Lift 
Stations/ SWMF 

Gravity Drainage: the 
stormwater management 
appears to be able to drain via 
gravity for the most part to 
seven (7) future SWMFs.  
Water to drain via gravity to 
Sturgeon River. 

Gravity Drainage: the area 
west of RR 250 will drain east 
to a low-lying areas.  Other 
area will drain to a SWMF and 
be piped to the Sturgeon 
River. Three (3) SWMF were 
identified in the IMP. 

0 Lift Stations 

10 SWMF 

Note: Stormwater detention 
facilities and piping to be 
constructed to hold, then 
release flows to the Sturgeon 
River. 
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TRAFFIC ANALYSIS 
It is estimated that at full build out this option will see an increase of 147,000 external trips per day.  Based on 
the full build out of this option it is anticipated it would require the following upgrades to the road infrastructure: 

Ant ic ipated Road Improvements  

» Construction of 127 Street from Anthony Henday Drive to Highway 2. 

» Construction of the 112 Street flyover. 

» Two accesses to Highway 28 between Anthony Henday Drive and Sturgeon Road. 

» Additional travel lanes: 

 To/From City of Edmonton (7 to 8 lanes) 

 To/from City of St Albert (4 lanes) 

 To/From North (1 lane) 

 To/From East (1 lane) 

The number of additional travel lanes is based on an assumed per lane capacity of 10,000 vpd to 11,500 vpd.  
Although new roadways would typically include the construction of an even number of lanes (e.g. 2-lane 
undivided, 4-lane divided), there is the potential that existing available capacity could be utilized to support 
future development and the ranges shown are solely based on the projected traffic volumes by direction divided 
by the projected lane capacity.    

▼  F IGURE 25:  STU RGEON V ALLEY –  An t ic ip ated  Ro ad Impro vem ents  |  Bun t  &  Assoc ia t es  
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FISCAL IMPACT ASSESSMENT  
The fiscal impact analysis results for this development scenario are provided below.   

Blended Scenar io  

» Municipal Tax Rates – 46% higher tax rates than the Baseline Forecast at the end of the forecast (2079). 
Generally, the results for this development option result in higher tax rates as more development occurs. 

» Debt per Capita – 54% higher than the Baseline Forecast at the end of the forecast (2079).  Debt levels 
begin to be higher as new tax supported municipal infrastructure is required to support development 
(2032).   

» Fiscal Capacity – 30% lower than the Baseline Forecast at the end of the forecast (2079).  Generally, the 
fiscal capacity of the County deteriorates over the forecast period as the residential/non-residential mix 
of development in Sturgeon Valley in this scenario is significantly below the current and projected level 
for the Baseline Forecast (County without Sturgeon Valley development).   

Urban Serv ice Area (USA) Scenar io  

» No impact on existing County ratepayers.  All the financial impacts of development in Sturgeon Valley 
are borne by the ratepayers in Sturgeon Valley. 

» USA Residential Municipal Tax rates – 18th highest out of 18 in the Province.1 The Sturgeon Valley 
development scenario would have the highest residential tax rates at the end of the forecast period 
(2079). 

» USA Non- residential Tax Rates – 16th highest out of 18 in the Province.1 The Sturgeon Valley 
development scenario would have the third highest residential tax rates at the end of the forecast period 
(2079).   

» Deb Limit used – 18th highest out of 18 in the Province.1 The Sturgeon Valley development scenario would 
have the highest debt levels of all the 18 comparable municipalities at the end of the forecast period 
(2079).  Debt levels in this development scenario are high, but below the provincial debt and debt service 
limits over the forecast period.  In some years, the County’s debt limit policy threshold is exceeded.   

» Fiscal Capacity – 17th lowest out of 18 in the Province.1 The Sturgeon Valley development scenario, as 
defined, would result in the second worst fiscal capacity of the 18 comparable municipalities.  This is the 
single largest contributor to the relatively poor fiscal impact results for this scenario.   

1 This is based on analysis of a total of 18 comparative sized urban municipalities in Alberta with a ranking of 18 being the worst. 

The financial results for this development scenario point to the relatively poor fiscal capacity assumed in the 
definition of development in the study area.  The proportion of non-residential development is significantly below 
that which currently exists in the County and well below the average for the 18 comparable municipalities used 
in the fiscal impact analysis.  As a result, the development suffers from having to support the municipal costs 
of delivering municipal services to a large urban residential development without the compensating share of 
non-residential development that would help support the cost of delivering these services.  This is especially 
apparent for the USA results.  While it is true that Sturgeon Valley is located in proximity to existing and proposed 
commercial and business areas, this is also true of other communities in the Edmonton region that have 
significantly better fiscal balance of residential and non-residential development.  It is important that any 
development considered by the County should include sufficient non-residential development to offset the costs 
of providing services required by residential development. 
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5 . 5  C O N S O L I D A T E D  O P T I O N  –  F U L L  B U I L D  O U T  

KEY COMPONENTS 
The following is a summary of the key components of Consolidated Option – Full Build Out: 

1. The residential land use patterns from Consolidated Option – 30 and 60 Years are extended into the 
previously remaining Agricultural Holdings land. 

2. The transition from the City of Edmonton boundaries of minimum 40du/nrha through to a minimum of 
35 du/nrha with a final density transition of a maximum 20 du/nrha bordering the established Sturgeon 
Valley country residential is maintained.   

3. Natural areas are shown as being preserved, however, until field investigations are completed it should 
be recognized that these areas are subject to change which could result in increased of developable 
lands. 
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▼  F IGURE 26:  STU RGEON V ALLEY –  Conso l id ated  P lan  –  Fu l l  Bu i l d  Out  |  V3  Compan ies  o f  Can ada  

Please refer to Appendix D for a plan to scale of this option. 
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CONSOLIDATED OPT ION –  FULL BUILD OUT AREA CALCULATIONS 

Land Uses  Area (Ha)  Area (n rha) 3  Percen t age (%)  Un i t s  /n rha  Popu la t i on  /n rha  

Gross Area  1,750.00         

Existing Railroad ROW  7.50         

Future 127 Street Extension  46.54         

ROW  
(Existing Roads, etc.) 

21.42         

Potential Environmental 
Reserve 1 

270.33         

Existing Open Space  21.40         

Existing Residential  71.51         

Proposed Agriculture Holdings  67.90         

Gross Developable Area 
(GDA) 2 

1,243.40   100%     

Municipal Reserve  124.34   10.00     

SWMF Unknown          

PUL Unknown          

Proposed Roads 15% of GDA 186.51   15.00     

Subtotal  310.85         

Proposed Neighbourhood 
Commercial 4 8.0  0.64   

Proposed Commercial 27.74   2.23     

Proposed Industrial  178.45   14.35     

Subtotal  214.19         

Proposed Residential 5            

Residential  
(20 du/nrha) 

96.93 72.69 7.80 1,454 3,635 

Residential  
(35 du/nrha) 

676.82 507.60 54.43 17,766 44,415 

Residential  
(40 du/nrha) 

174.60 130.90 14.04 5,236 13,090 

Residential  
(42 du/nrha) 

71.92 53.92 5.78 2,265 5,662 

Mixed Use 
(42 du/nrha) 

9.00 6.75 0.72 284 709 

Subtotal  1029.27 771.86 100.00 27,004 67,510 

Du/nrha The dwel l i ngs un i ts  pe r  net  res ident ia l  hec tare  i s  35.  

NOTES:  
1 Potential Environmental Reserve areas currently excludes the 1970 floodplain areas.  

2 Gross Developable Area excludes the following areas: Existing Railroad ROW, Future 127 Street ROW, Existing Roads/Other ROW, 
Environmental Reserve, Existing Open Space, Existing Residential and Proposed Agriculture Holdings. 

3 Net Residential Ha (nrha) excludes the 10% of Municipal Reserve and 15% Road Area from the Developable Residential Land Area in 
addition to the existing the municipal reserves and roads. 

4 It is recognized that there will be some form of neighbourhood commercial development that at this planning scale is not identifiable.  For 
the purposes of this analysis an area has been allocated based on previous levels of neighbourhood commercial development at this 
scale of development. 

5 Based on census data the number an average of 2.5 persons per dwelling were used in calculating the potential population. 
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▼  F IGURE 27:  STU RGEON V ALLEY –  Conso l id ated  P lan  Fu l l  Bu i ld  Out  Tran sec t s  |  V3  Compan ies  o f  
Canad a  
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POPULATION PROJECTION 
The population in Consolidated Option – Full Build Out is anticipated to be a minimum of 67,510, with the 
majority of the population residing in residential communities with a minimum of 35 du/nrha. 

INFRASTRUCTURE CONSIDERATIONS 
The table shown below provides a high-level review of the anticipated number of wastewater and stormwater 
lift stations, and water reservoir/ booster stations for Consolidated Plan – Full Build Out. Note, the number of lift 
stations and reservoir/ booster stations shown in the following table are not based on servicing analysis; 
numbers were determined through review of Sturgeon County’s 2019 Infrastructure Master Plan (IMP) and 
topographic information. The numbers are for high-level consideration only, and may be adjusted upon 
completion of a servicing analysis in Phase 2: The Area Structure Plan(s). 

CONSOLIDATED OPT ION –  FULL BUILDOUT INFRASTRUCTURE CONSIDERATIONS 

In f ras t ruc tu re  West  o f  RR 250  East  o f  RR 250  
Nor th  o f  S tu rgeon  

R iv er  

To ta l  New L i f t  
S ta t ions /  Bo ost er  

S ta t ions /  Reservo i r s  

Wastewater – 
Lift Stations 

EX. River Gate Lift 
Station: Area may be 
serviced by existing 
River Gate Lift station – 
Lift station has capacity 
for upgrading.   

Gravity:  Rest of area 
may flow via gravity to 
START line. 

It is also possible to 
service the new growth 
area with a new lift 
station. 

Gravity: From the IMP, 
the area west of HWY 
28 can drain south via 
gravity to an existing lift 
station that connects to 
the START line.  

Gravity: From the IMP, 
the Area east of RR 250 
can reach the START 
line via gravity. 

May need a new lift 
station as flows to the 
current lift station may 
be too great. 

Gravity: Area will drain 
south and east.  May 
drain to the Greystone 
LS or Bellerose LS. 
These areas were not 
included in the IMP. 

Potential Lift station 
may be required on the 
south side of the site to 
pump flows north and 
east. 

Upgrades to the 
Greystone and 
Bellerose Lift stations 
may be required as they 
were identified in the 
IMP as having limited 
available capacity. 

3 

Existing River Gate Lift 
station to be upgraded 
to accommodate flows. 

Check with Commission 
that capacities can be 
met. 

Potential upgrade of the 
Greystone and 
Bellerose Lift Station. 

Water – Booster 
Station/ 
Reservoir 

EX Allin Ridge 
Reservoir:  Area may be 
serviced by upgrading 
existing Reservoir. 

Allin Ridge Supply line is 
to be twinned and 
distribution lines 
upgraded to 
accommodate fire flows 
for the development 
area. 

To meet increased 
demands a new 
reservoir may be 
required. 

Development to the 
West of HWY 28 may 
be supplied by Allin 
Ridge Reservoir. 

Potentially may need 
reservoir to provide 
additional flows to the 
area should Allin Ridge 
not be able to upgrade 
to the required demand. 

Development north of 
Sturgeon River may 
potentially be supplied 
by the Summerbrook 
Reservoir/pump house. 

Additional flows and fire 
flow may require 
upgrade of existing 
distribution lines, 
however, according to 
the IMP, this reservoir is 
scheduled for upgrades 
of pumping capacities. 

 

2 

Note: the following 
upgrades will be 
required: 

 Twinning Supply 
Line.  

 Existing reservoir 
volume and pump 
requirements. 

 Distribution system 
upgrades. 
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CONSOLIDATED OPT ION –  FULL BUILDOUT INFRASTRUCTURE CONSIDERATIONS 

In f ras t ruc tu re  West  o f  RR 250  East  o f  RR 250  
Nor th  o f  S tu rgeon  

R iv er  

To ta l  New L i f t  
S ta t ions /  Bo ost er  

S ta t ions /  Reservo i r s  

Stormwater – 
Lift Stations/ 
SWMF 

Gravity Drainage: The 
stormwater 
management appears 
to be able to drain via 
gravity for the most part 
to future SWMF.  Water 
to drain via gravity to 
Sturgeon River. 

Gravity Drainage: Area 
west of RR 250 will 
drain east to a low-lying 
area.  Other area will 
drain to a SWMF and be 
piped to the Sturgeon 
River. 

Gravity: Stormwater 
drains south and east 
towards the Sturgeon 
River. A SWMF facility is 
required to control flows 
to predevelopment 
rates and treat 
stormwater prior to 
discharge to the 
Sturgeon River. 

0 Lift Stations 

11 SWMF 

Note: Stormwater 
detention facilities and 
piping to be constructed 
to hold, then release 
flows to the Sturgeon 
River. 

TRAFFIC ANALYSIS 
It is estimated that at full build out this option will see an increase of 181,000 external trips per day. Based on 
the full build out of this option it is anticipated it would require the following upgrades to the road infrastructure: 

ANT ICIPATED ROAD IMPROVEMENTS 

» Construction of 127 Street from Anthony Henday Drive to Highway 2. 

» Construction of the 112 Street flyover. 

» Two accesses to Highway 28 between Anthony Henday Drive and Sturgeon Road. 

» Additional travel lanes: 

 To/From City of Edmonton (9 to 10 lanes) 

 To/from City of St Albert (5 lanes) 

 To/From North (2 lanes) 

 To/From East (1 lane) 

The number of additional travel lanes is based on an assumed per lane capacity of 10,000 vpd to 11,500 vpd.  
Although new roadways would typically include the construction of an even number of lanes (e.g. 2-lane 
undivided, 4-lane divided), there is the potential that existing available capacity could be utilized to support 
future development and the ranges shown are solely based on the projected traffic volumes by direction divided 
by the projected lane capacity.    
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▼  F IGURE 28:  STU RGEON V ALLEY –  An t ic ip ated  Ro ad Impro vem ents  |  Bun t  &  Assoc ia t es  
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FISCAL IMPACT ASSESSMENT 
The fiscal impact analysis results for this development scenario are provided below.   

Blended Scenar io  

» Municipal Tax Rates – 68% higher than the Baseline Forecast at the end of the forecast (2079). 
Generally, the results for this development option result in higher tax rates as more development occurs. 

» Debt per Capita – 52% higher than the Baseline Forecast at the end of the forecast (2079).  Debt levels 
begin to be higher as new tax supported municipal infrastructure is required to support development 
(2031). 

» Fiscal Capacity – 32% lower than the Baseline Forecast at the end of the forecast (2079).  Generally, the 
fiscal capacity of the County deteriorates over the forecast period as the residential/non-residential mix 
of development in Sturgeon Valley in this scenario is significantly below the current and projected level 
for the Baseline Forecast (County without Sturgeon Valley development).   

Urban Serv ice Area (USA) Scenar io  

» No impact on existing County ratepayers. All the financial impacts of development in Sturgeon Valley are 
borne by the ratepayers in Sturgeon Valley. 

» USA Residential Municipal Tax rates – 18th highest out of 18 in the Province.1 The Sturgeon Valley 
development scenario would have the highest residential tax rates at the end of the forecast period 
(2079). 

» USA Non- residential Tax Rates – 17th highest out of 18 in the Province.1 The Sturgeon Valley 
development scenario would have the second highest residential tax rates at the end of the forecast 
period (2079).   

» Debt Limit Used – 18th highest out of 18 in the Province.1 The Sturgeon Valley development scenario 
would have the highest debt levels of all the 18 comparable municipalities at the end of the forecast 
period (2079).  Debt levels in this development scenario are high, but below the provincial debt and debt 
service limits over the forecast period.  In some years, the County’s debt limit policy threshold is 
exceeded.   

» Fiscal Capacity – 18th lowest out of 18 in the Province.1 The Sturgeon Valley development scenario, as 
defined, would result in the second worst fiscal capacity of the 18 comparable municipalities.  This is the 
single largest contributor to the relatively poor fiscal impact results for this scenario.   

1 This is based on analysis of a total of 18 comparative sized urban municipalities in Alberta with a ranking of 18 being the worst. 

The financial results for this development scenario point to the relatively poor fiscal capacity assumed in the 
definition of development in the study area.  The proportion of non-residential development is significantly below 
that which currently exists in the County and well below the average for the 18 comparable municipalities used 
in the fiscal impact analysis.  As a result, the development suffers from having to support the municipal costs 
of delivering municipal services to a large urban residential development without the compensating share of 
non-residential development that would help support the cost of delivering these services.  This is especially 
apparent for the USA results.  While it is true that Sturgeon Valley is located in proximity to existing and proposed 
commercial and business areas, this is also true of other communities in the Edmonton region that have 
significantly better fiscal balance of residential and non-residential development.  It is important that any 
development considered by the County should include sufficient non-residential development to offset the costs 
of providing services required by residential development.   
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5 . 6  C O N S O L I D A T E D  O P T I O N  –  N E T  N E U T R A L   

KEY COMPONENTS 
The following is a summary of the key components of Consolidated Option – Net Neutral: 

1. Primary residential development adjoins the extension of 127 Street through to Sturgeon Road.  

2. A commercial node is established on the corner of 127 Street and Sturgeon Road to service the 
residential community and beyond. 

3. A commercial node is placed at the northeast corner of the study area, providing commercial amenities 
to the existing Sturgeon Valley residences and to CFB Edmonton. 

4. Light Industrial activities are proposed in the northeast corner of the study area which are intended to 
support the CFB Edmonton. Access to Highway 28 is projected to be required to promote the industrial 
land development. 

5. Natural areas are shown as being preserved, however, until field investigations are completed it should 
be recognized that these areas are subject to change which could result in increased of developable 
lands. 

This option is projecting the non-residential to residential tax base to support services for the development that 
would have little to no impact on the existing residential tax base.  Additional residential could be created, 
however, effectively it is projected to fiscally support further residential would need approximately three to five 
times the non-residential tax base to remain net neutral.  This does not necessarily mean that additional land is 
required, but enabling the ability for increasing the capacity/density of the existing commercial areas through 
additional vertical floor space (e.g. instead of projecting a single level of non-residential development enabling 
for at least two - three levels of non-residential floor space).  Examples of the types of additional non-residential 
activities to attract would be offices/ professional services such as dentistry, medical professions and other 
professions that service the community. The question raised is whether the market could support such non-
residential development, however, other communities of similar size have been able to achieve this form of 
development based on similar population densities.   

It should be noted that through the engagement process the proposed scenario as presented was identified as 
unviable from a developer’s perspective based on the developable area required to support infrastructure. It 
was recognized that the purpose of this scenario was to provide Council with a visual context of the balance 
required between residential and non-residential to maintain a net neutrality.  

  



 

 

 STURGEON COUNTY |  STURGEON VALLEY GRO WTH FRAMEWORK 

C
O

N
C

E
P

T
 S

C
E

N
A

R
IO

 D
E

V
E

L
O

P
M

E
N

T
 

JULY 2020  75 

▼  F IGURE 29:  STU RGEON V ALLEY –  Conso l id ated  P lan  –  Net  Neut ra l  Opt ion  |  V3  Compan ies  o f  Can ada  

 

Please refer to Appendix D for a plan to scale of this option. 
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CONSOLIDATED OPT ION –  NET NEUTRAL AREA CALCULATIONS 

Land Uses  Area (Ha)  
Area 

(n rha) 3  
Percen t age 

(%)  
Un i t s  /n rha  

Popu la t i on  
/n rha 

Gross Area  1750     

Existing Railroad ROW  7.5     

Future 127 Street 
Extension  

46.54     

ROW  
(Existing Roads, etc.) 

21.42     

Potential Environmental 
Reserve1 

270.33     

Existing Open Space  24.85     

Existing Residential  71.51     

Proposed Agriculture 
Holdings  

1100.9     

Gross Developable Area 
(GDA) 2 

206.95  100%   

Municipal Reserve  20.70  10.00   

SWMF Unknown     

PUL Unknown     

Proposed Roads 15% of 
GDA 

31.04  15.00   

Subtotal  51.74     

Proposed Commercial 27.74  13.40   

Proposed Industrial  69.2  33.44   

Subtotal  96.94     

Proposed Residential4       

Residential  
(35 du/nrha) 

110.01 82.51 53.16 2,888 7,220 

Subtotal  110.01 82.51 100.00 2,888 7,220 

Du/nrha The dwel l i ng un i t s  pe r  net  res ident ia l  hec tare  i s  35.  

NOTES:  
1 Potential Environmental Reserve areas currently excludes the 1970 floodplain areas.  

2 Gross Developable Area excludes the following areas: Existing Railroad ROW, Future 127 Street ROW, Existing Roads/Other ROW, 
Environmental Reserve, Existing Open Space, Existing Residential and Proposed Agriculture Holdings. 

3 Net Residential Ha (nrha) excludes the 10% of Municipal Reserve and 15% Road Area from the Developable Residential Land Area in 
addition to the existing the municipal reserves and roads. 

4  Based on census data the number an average of 2.5 persons per dwelling were used in calculating the potential population.  
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▼  F IGURE 30:  STU RGEON V ALLEY –  Net  Neut ra l  Bu i ld  Out  Tran sec t s  |  V3  Compan ies  o f  Can ad a  
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POPULATION PROJECTION 
The population in Consolidated Option – Net Neutral is anticipated to be a minimum of 7,220, with the majority 
of the population residing in residential communities with a minimum of 35 du/nrha. 

INFRASTRUCTURE CONSIDERATIONS 
The table shown below provides a high-level review of the anticipated number of wastewater and stormwater 
lift stations, and water reservoir/ booster stations for Consolidated Net Neutral scenario. Please note, the 
number of lift stations and reservoir/ booster stations shown in the following table are not based on servicing 
analysis; numbers were determined through review of Sturgeon County’s 2019 Infrastructure Master Plan (IMP) 
and topographic information. The numbers are for high-level consideration only, and may be adjusted upon 
completion of a servicing analysis in phase 2. 

CONSOLIDATED OPT ION –  NET NEUTRAL INFRASTRUCTURE CONSIDERATIONS 

In f ras t ruc tu re  West  o f  RR 250  East  o f  RR 250  
Tota l  New L i f t  S ta t i ons /  

Booster  S ta t ions /  
Reservo i r s  

Wastewater – Lift 
Stations 

EX. River Gate Lift Station: Area 
may be serviced by existing River 
Gate Lift station – Lift station has 
capacity for upgrading.   

Gravity:  Rest of area may flow via 
gravity to START line. 

Gravity – From the IMP, the 
area can drain south via 
gravity to an existing lift 
station that connects to the 
START line.  

0 

Note: the existing River Gate 
Lift station to be upgraded 
to accommodate flows.  
Also need to check with 
Commission that capacities 
can be met. 

Water – Booster 
Station/Reservoir 

EX Allin Ridge Reservoir:  Area 
may be serviced by upgrading ex. 
Reservoir. 

Allin Ridge Supply line is to be 
twinned and distribution lines 
upgraded to accommodate fire 
flows for the development area. 

Little development to the 
west.  Area may be 
supplied by Allin Ridge 
Reservoir. 

0 

Note: the following upgrades 
will be required: 

 Twinning Supply Line. 

 Existing reservoir volume 
and pump requirements 

 Distribution system 
upgrades. 

Stormwater – Lift 
Stations/ SWMF 

Gravity Drainage: the stormwater 
management appears to be able 
to drain via gravity for the most 
part to future SWMFs (5)).  Water 
to drain via gravity to Sturgeon 
River. 

Gravity Drainage: area west 
of RR 250 will drain east to 
a low-lying area.  Other 
area will drain to a SWMF 
and be piped to the 
Sturgeon River. Based on 
IMP 1 new SWMF would be 
required 

0 Lift Stations 

6 SWMFs Identified in the 
IMP 

Note: Stormwater detention 
facilities and piping to be 
constructed to hold, then 
release flows to the 
Sturgeon River. 
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TRAFFIC ANALYSIS 
It is estimated that the net neutral scenario would generate approximately 35,500 external vehicle movements 
per day. Based on the full build out of this option it is anticipated it would require the following upgrades to the 
road infrastructure: 

Ant ic ipated Road Improvements  

» Construction of 127 Street from Anthony Henday Drive to Sturgeon Road 

» One access to Highway 28 between Anthony Henday Drive and Sturgeon Road. 

» Additional travel lanes: 

 To/From City of Edmonton (2 lanes) 

 To/from City of St Albert (1 lane) 

 To/From North (1 lane) 

 To/From East (0 lane) 

The number of additional travel lanes is based on an assumed per lane capacity of 10,000 vpd to 11,500 vpd.  
Although new roadways would typically include the construction of an even number of lanes (e.g. 2-lane 
undivided, 4-lane divided), there is the potential that existing available capacity could be utilized to support 
future development and the ranges shown are solely based on the projected traffic volumes by direction divided 
by the projected lane capacity.    

▼  F IGURE 31:  STU RGEON V ALLEY –  An t ic ip ated  Ro ad Impro vem ents  |  Bun t  &  Assoc ia t es  
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FISCAL IMPACT ASSESSMENT 
Originally, this scenario was devised to create a fiscal balance that would leave existing County taxpayers 
neutral to the development in Sturgeon Valley as analyzed in the Blended Scenario and roughly ‘average’ when 
compared to other urban municipalities in the Urban Services Area Scenario.  Development in this scenario 
has changed since the original definition of the Net Neutral scenario.  As a result, this development scenario 
has some differential implications in each of the financial analysis scenarios.  The fiscal impact analysis results 
for this development scenario are provided below.   

Blended Scenar io  

» Municipal Tax Rates – 3.0% higher than the Baseline Forecast at the end of the forecast (2049). 
Generally, the results for this development option result in higher tax rates as more development occurs.  

» Debt per Capita – 10.0% higher than the Baseline Forecast at the end of the forecast (2049).  Debt levels 
begin to be higher as new tax supported municipal infrastructure is required to support development 
(2041). 

» Fiscal Capacity – 8.0% lower than the Baseline Forecast at the end of the forecast (2049).  This is a 
departure from the original Net Neutral scenario that had a somewhat better fiscal balance between 
residential and non-residential development.     

Urban Serv ice Area (USA) Scenar io  

» No impact on existing County ratepayers. All the financial impacts of development in Sturgeon Valley are 
borne by the ratepayers in Sturgeon Valley. 

» USA Residential Municipal Tax rates – 7th highest out of 18 in the Province.1 This puts the Sturgeon Valley 
development as defined roughly average in the context of the 18 comparable municipalities. 

» USA Non- residential Tax Rates – 9th  highest out of 18 in the Province.1This puts the Sturgeon Valley 
development as defined roughly average in the context of the 18 comparable municipalities. 

» Debt Limit Used – 15th highest out of 18 in the Province1. There are four municipalities that have a worse 
debt level than the Sturgeon Valley development in this scenario.  

» Fiscal Capacity – 9th  lowest out of 18 in the Province.1 The Sturgeon Valley development scenario, as 
defined, would be close to being ‘average’ in the context of the 18 comparable municipalities.  

1 This is based on analysis of a total of 18 comparative sized municipalities in Alberta with a ranking of 18 being the worst. 

By definition, this scenario largely eliminates the fiscal imbalance that was noted in each of the other 
development scenarios.  The result are financial impact results that have minor implications for existing County 
ratepayers in the Blended Scenario and produce roughly ‘average’ financial results in the context of the 18 
comparable urban municipalities used in this analysis. 

 



 

 

 STURGEON COUNTY |  STURGEON VALLEY GRO WTH FRAMEWORK 

D
IF

F
E

R
E

N
T

 A
P

P
R

O
A

C
H

E
S

 

JULY 2020  83 

 DIFFER ENT APPROACHES 

The analysis carried out was based on the assumption of traditional development where the municipality takes 
over ownership and ongoing maintenance and operation of the capital costs to support the community.  For 
Sturgeon County, this effectively means managing an urban form of development that compares in size to a 
town or city that brings new capital and operational costs currently not provided by the County (e.g. police 
force).  

The following outlines different approaches and/or opportunities that could reduce the fiscal impact pressures 
on the County that have been raised through the engagement process.  

Harmony Development  Example –  Establ ished Developer Ut i l i ty  Company 

Harmony Developments is a large-scale development located in Rocky View County which was developed 
through the creation of a Conceptual Scheme and governed under a Direct Control form of zoning. What is 
unique about this development is that the water and sanitary have been designed, constructed and their 
ongoing operation and maintenance is carried out by a Utility company created by the developer and not the 
municipality. 

R isks /Cha l lenges:  

» The creation of a utility company creates a single entity for the operation.  Utilities companies have greater 
responsibilities and powers to ensure cost recovery vs being managed by a home owner associations. 
In Harmony the development was carried out by a single development company enabling them to have 
greater control over the entire servicing area compared to the Sturgeon Valley that is comprised of a 
range of landowners and developers making it challenging for any single developer to create such an 
entity to service the eventual overall development.  It is also likely that there would be little interest in a 
developer taking the lead on such an initiative.  An alternative to this would be for the County to establish 
its own utility organization to be responsible for managing the operations of the sanitary, water and 
stormwater required to service the area in a structure similar to how EPCOR or AQUATERA have been 
established.  These utility operators have operated in a manner in which the municipalities generally 
receive a revenue. 

 

Home Owners Associa t ion 

Home Owners Associations can be developed to operate a number of facilities related to the community, 
such as community halls/ice rinks through to infrastructure that supports their communities.  A typical 
situation where this is often used in rural communities has been related to roads/waste water treatment 
facilities and water facilities.  Effectively the home owners association are responsible for providing the 
funding to support the operation and ongoing maintenance of the facility.  This again removes the 
responsibility for financing and funding these facilities through the municipality. 

R isks /Cha l lenges:  

» Municipalities have often been challenged by Home Owners Associations because they are dependant 
on the people living in the community and the community being organized.  Experiences in other 
jurisdictions have led to roads falling apart through to sanitary and water systems failing resulting in the 
municipality having to step in and take over responsibility of the assets.   
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Intermunicipal  Cost Shar ing  

A development of this scale will require a range of services to support the community, such as libraries, 
police, social services etc.  There is also infrastructure, such as 127 Street, where opportunities exist for 
cost sharing of the infrastructure.  Other services provided by neighbouring municipalities could also provide 
the required services to the community avoiding the need for them to be provided by the County.  This could 
overall reduce capital and/or operating costs for development within the Sturgeon Valley. 

R isks /Cha l lenges:  

» The largest challenge relates to the political willingness of both parties to agree on sharing services and 
then arriving at an agreeable arrangement on the operation and costs.  Should services not be provided 
within the area may push future residents to place pressure on Council in requiring such services to be 
installed within the community. 

 

Developer/Market Dr iven Area Structure Plans  

This project relates to moving forward with creating a high-level Area Structure Plan(s) that would create a 
framework to enable clear direction to landowners and developers on what areas could be developed, 
phasing of development and level of densities along with how the areas are anticipated to be serviced.  It is 
recognized that this places significant pressure on Council in determining who should be first in the Sturgeon 
Valley to develop based on the projected growth anticipated to occur and subsequent impacts on 
infrastructure requirements, particularly transportation.  It is also recognized that developers generally know 
what the market desires and how they visualize the development of their lands. Based on the outcomes of 
the studies carried out to date, it may be more desirable for Council to let the development community take 
the lead on developing the Area Structure Plan(s) with the County shifting the policy anticipated to be created 
in the ASP to the County’s Municipal Development Plan.  It should be noted that the County’s Municipal 
Development Plan already requires amendments to be carried out to reflect the SVSSA policy that will also 
require approval from the EMRB. 

Based on proceeding with this option would remove the requirement for developers and land owners to 
complete a Neighbourhood Area Structure Plan and would instead require the development of an Area 
Structure Plan that would be required to align with the approved policy contained within the Municipal 
Development Plan.  Key aspects to be included in creating policy within the Municipal Development Plan to 
ensure connectivity as development proceeds would be: 

 High level designation of lands for residential/transit mixed use/industrial and commercial and 
accompanying policy. 

 Designated key arterial/collector level roads to service the entire plan area and accompanying policy. 

 Master stormwater management plan and accompanying policy. 

 Master water and sanitary servicing plan and accompanying policy. 

 Environmental policy. 

 Requirements for a fiscal impact analysis. 

 Creation of 3 -4 areas that clearly delineate where Area Structure Plans need to be developed and 
the anticipated sequence of their development.  

 Criteria upon which the Area Structure Plans will be assessed by the County. 
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Developer/Market Dr iven Area Structure Plans  

Upon approval by the County, it is anticipated that the County would then be responsible for moving it 
through the EMRB approval process.  This approach would save costs related to developing an Area 
Structure Plan (Phase 2) that is likely to increase based on the challenges it will be bring in its development 
with landowners and adjoining municipalities.        

R i sks /Cha l lenges:  

» It will likely to be viewed as being unacceptable by some developers/landowners in the Sturgeon Valley 
because of the expectations related to the overall process an EMRB policy.  It may also be viewed as 
creating additional delays and greater uncertainty in the process based on the individual Area Structure 
Plans still having to proceed before the EMRB vs obtaining an overall approval on one Area Structure 
Plan from the EMRB which enables the decisions on future Neighbourhood Area Structure Plans not 
being required to proceed back to the EMRB.  It should be noted that until an Area Structure Plan is 
approved there is no certainty on what the resulting policy may contain and it is assumed at this stage in 
the process that no referral policy would be included in an approved Area Structure Plan by the EMRB.    

 

Change EMRB Pol icy – 35 Densi ty Requirement  

It appears that Council’s vision may not align with the EMRB policy, in particular meeting the minimum density 
requirement.  Council may want to reconsider a way in which to address the existing policy and seek to 
change it to align with Council’s overall vision of development occurring within the Sturgeon Valley.  

R i sks /Cha l lenges:  

» Changing the EMRB policy has political challenges and would likely have a significant impact on time to 
enable this to occur.  Further analysis and assessment would be required to understand the change in 
the land use framework. It should also be recognised that changing the density will not change the status 
regarding residential paying for itself and in some cases, as raised through the engagement process, 
lower densities (e.g. below 20du/nrha) may not be responsive to market demands. 

 

Tax for  Ful l  Cost Recovery  

The County could proceed with developing an Area Structure Plan(s) and provide clear direction to the 
landowners and developers that taxes for residential development within the Sturgeon Valley would be set 
on the basis of cost recovery and let the market determine whether development proceeds.  This approach 
is based on the principle of user pays.  Hence, if you want to live in this community you will have to pay for 
the actual costs associated to service the area. 

R isks /Cha l lenges:  

» The ultimate risk is that no development may proceed because the taxes are too high making it 
undesirable when compared to other options within the wider region.  If development does proceed, 
future residents are likely to place significant pressure on Council’s of the day to reduce their taxes. 
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Creat ing a Desi rable  Dest inat ion 

To increase the non-residential tax base has many different philosophies, however, it is our understanding 
that the County want to create a unique destination in the Valley where people want to live, work and play.  
Creating a community that attracts people and a significant amount of high paying non-residential use 
requires structured and controlled planning to ensure the vision created does not alter course through the 
life of the development.  For example, creating architectural controls, unique and interesting public spaces, 
easy stress-free walkable environments with a range of choices for transportation modes and housing would 
likely require the development of a master planned community.  This requires greater detail in the 
development of the plan extending through to outlining the overall architectural design, public spaces etc.  
This approach is far more detailed and regulated than an Area Structure Plan and likely to have greater 
overall costs related to building construction and public spaces.  The emphasis of this approach is to increase 
the attractiveness of professional businesses locating in the area that may achieve a level of non-residential 
development to support the community.    

Risks/Challenges: 

» Maintaining a build out with private developers towards this ideal is extremely challenging and through 
changes in the politically and developer lifecycle it is extremely unlikely that a vision of this nature could 
be maintained to full build out. This approach would also be a more expensive option to pursue for 
developers. 

 

Change in Design Standards  

The development of fiscal impact analysis was based on the comparison of other similar sized urban 
communities and therefore in principle the costs related to their urban design standards.  In discussions with 
stakeholders in the Valley, it has been suggested that the urban design standards could be changed to 
reduce capital and operational costs.  There are many areas where further research could be carried out, 
some examples of different approaches may include: 

 Change in the size of fire trucks to be able to reduce the size of cul-de-sacs, 

 Design for ditches instead of curb on certain roads that would reduce costs on concrete curb and 
stormwater pipes along with possibly not requiring new machinery to maintain the roads. 

 Only requiring side walks on one side and/or reducing road/lane widths. 

 Enabling community-based treatment facilities (e.g. Micro Bio reactor MBR).   

 Reviewing how the lot layout is designed to reduce the requirement for additional roads. 

R isks /Cha l lenges:  

» The challenges with carrying out changes to urban design standards are linked to their intent and 
purpose.  For example, only requiring a side walk on one side will create challenges for people with 
mobility/accessibility issues and reducing the side walk width will likely limit the usage of the sidewalk 
based on the carrying capacity.  Hence, it is important to understand the impact on the overall community 
and the vision being sought when changing urban design standards.  This is particularly relevant when 
developing higher density communities.  It is also important to recognize that in some cases the capital 
cost may be reduced but the operational cost could be increased – a good example of this relates to 
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swales vs concrete curbs.  Overall, it is important to understand the capital, operating cost and 
intent/value of the service being provided prior to changing a standard.  

 

Goodr idge Corners  

Goodridge Corners is located between Anthony Henday Drive and the County’s boundary and has an 
adopted Area Structure Plan that seeks to create a mixed-use downtown.  The viability of this development 
being successful is linked to the development of the Sturgeon Valley.  Development of a similar mixed-use 
community within the Sturgeon Valley will be in direct competition between the two communities until such 
time as the majority of the area is fully constructed.  Currently, the fiscal analysis of development within the 
Sturgeon Valley is based solely on it being fiscally sustainable without context to what benefits it brings to 
proposed and existing developments.  Hence, the commercial revenue generated from Goodridge Corners 
is not shared with the County, however, development in Sturgeon Valley will have a direct benefit to enabling 
this plan to succeed and therefore a shared benefit could be recognized.  

In addition to the above, through the engagement process, it was identified that the services provided for 
Goodridge Corners have capacity and may be able to provide sanitary and water infrastructure to portions 
of the development within the Sturgeon Valley.  This may result in reducing capital costs required for sanitary 
and water infrastructure, such as lift stations.        

R i sks /Cha l lenges:  

» The greatest challenge in recognizing that development of the Sturgeon Valley will drive commercial 
development in Goodridge Corners is the political aspect and the current debate around regional revenue 
sharing. 

Obtaining connection to the existing services provided for in Goodridge Corners may create political 
challenges, however, the operator (EPCOR) is run more like a business and may have greater interest in 
providing services to support new development irrespective of the boundary line.   
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 SUMMARY  

This is a large area of land to plan for development that effectively has a horizon of greater than 100 years 
based on the density requirements (overall minimum of 35 du/nrha) of the EMRB relating to the Sturgeon Valley.  
It is acknowledged and anticipated that the Sturgeon Valley will eventually be developed in some form.  
However, within this horizon there will be a lot of changes in the way we and future generations live, work and 
play and therefore its important to manage expectations on how development would role out in an orderly and 
phased manner that aligns with the EMRB policy. This in itself is challenging when landowners may all be 
expecting to benefit through the development of their lands within an expected horizon that is far less than what 
is projected based on the population growth. 

It has been recognized that residential development does not pay for itself but is largely subsidized by non-
residential tax base that has led other municipalities to seek higher densities in trying to capitalize on reducing 
the ongoing municipal operating and capital costs required to support residential communities.  This drive has 
often conflicted with the expectations of where people are still uncomfortable moving into higher density 
communities of the nature prescribed within this report.  Through the analysis carried out to date the fiscal 
impact analysis has demonstrated that the concepts developed, beyond the net neutral option, would over time 
result in the County needing to subsidize the residential tax base to provide the level of services required for 
the density of this nature.  Effectively, to provide a more fiscally sustainable development within the Sturgeon 
Valley requires between 3 to 5 times more non-residential development than what has currently been 
anticipated.  This would mean either creating policy that increases the non-residential vertically or allocating 
more land for the purposes of non-residential development.  The nature of the non-residential use also has a 
strong correlation to the tax return – for example – professional services located within a concentrated area will 
provide greater tax revenue than light industrial.  The question arises as to whether the market could absorb 
additional levels of non-residential development when viewed in context to the location of Sturgeon Valley to 
other existing services in neighbouring municipalities. As outlined in Section 6.0 of this report, there are a 
number of ideas on reducing the fiscal burden on the County of which each have their own challenges and 
risks.   

In developing the concepts, the EMRB policy of developing a transect from the existing urban limits through to 
the existing Country Residential development was incorporated in the majority of the options.  It is recognized 
that the higher densities may be challenging to develop within the market place and that higher densities 
generally require a higher level of architecture and urban designed community to attract and retain people. 

Transportation has been identified as a significant driver on how and where development within the Sturgeon 
Valley may occur based on the impacts and costs to the surrounding road network along with the implications 
it has on neighbouring municipalities.  In moving forward with the development of an Area Structure Plan(s) is 
going to involve engagement with the neighbouring municipalities and Alberta Transportation to create a road 
network that enables connectivity throughout the Sturgeon Valley at full build out that provides a level of service 
that meets the expectations of Council and future residents.  The transportation planning is a critical component 
of enabling development while also recognizing it has the greatest capital, operational and maintenance costs 
that the County will be responsible for on an ongoing basis.  Therefore, it is critical to build in a road network 
that will provide adequate right of ways and access points to the surrounding road network that can 
accommodate additional expansion over the long term.   
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In addition to the transportation network, is recognising the costs related to providing servicing of water and 
sanitary along with creating a plan for stormwater management.  For the levels of density being proposed, it is 
anticipated the majority of the area, if not all, will be serviced by municipally owned and operated sanitary, water 
and stormwater infrastructure.  Similar to transportation, it is important to plan for these services within the 
context of the overall build out for the Sturgeon Valley and to phase it accordingly in being cost efficient for the 
municipality to maintain and operate.  Naturally, where existing services can be used for new development 
should be capitalized upon in alignment with transportation efficiencies as part of creating an orderly and 
efficient development of the Sturgeon Valley.   It is based upon these principles on how the varying concepts 
and stages of development have been presented in developing the Sturgeon Valley combined with input 
obtained through the engagement process.           
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Agricultural Impact Assessment: Agricultural 
Baseline Assessment – Final Draft Report 

Morris Seiferling Consulting Ltd. April 2019 

City of Edmonton Green Network Strategy 
Breathe – maps 

O2 Planning + Design July 2016 

City of St Albert Natural Areas Assessment  Spencer Environmental 
Management Services Ltd. 

2015 Update 

Directive 026: Setback Requirements for Oil 
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(2017-2019) – Valley Regional Approvals 

SVSSA Terms of Reference approved at EMR Board 
meeting

Sept 2017

SVSSA Policies approved at EMR Board Meeting

Dec 2018

EMRB Growth Plan amended to include SVSSA policies
- Overall minimum density of 35 du/nrha established for the area

March 2019



(2019-2020) - Valley Growth Framework Analysis

Nov thru Dec - Developer Check-in 
Nov  - Intermunicipal Check-in

Q3-Q4 2019: General Plan 
Area Review

Plan Area Land Use and 
Servicing Analysis                  
Jan-Feb 2020

Feb-March 2020: 
Preliminary Financial 
Assessment, Traffic 
Impact Analysis

Developer and Landowner 
Expectations
Land Use Analysis
Fiscal Impact Analysis
Transportation Analysis

April 28 2020: Council 
Workshop:

Land Use Analysis
Fiscal Impact Analysis
Transportation Analysis

June 2020: Additional 
Developer Engagement

Presentation to Council of feedback 
from additional developer 
engagement

June 19 2020: Council

Presentation of Growth 
Framework Report
Presentation of Options for 
progression to Phase II Area 
Structure Planning

July 14 2020: Council

Direction from Council for 
progression to Phase II Area 
Structure Planning

August 11 2020: Council



Council direction on 
project Communication 
and Engagement Plan

Oct 26 2020

Dec 2 - Developer 
Information Session
Dec 3 - Public Information 
Session
“Call-a-Planner” Sessions

Dec 2020

Developer Engagement 
Session

Jan 2021

Public Engagement Session
“Call-a-Planner” 
Engagement Sessions

Feb 2021

Home-Owners Association 
Engagement Session

March 2021

March 18 2021
Committee of the Whole 
“What We Heard Report”
Public presentation of key themes 
and comments heard to-date

Public Engagement Session
“Call-the-Panel” 
Engagement Session

April 2021

May 25 2021
Committee of the Whole 
“Valley Planning 
Information Update”
Public presentation on draft 
bylaws

(2020-2021) - Valley Area Structure Plan Process
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