Bylaw 15093

A Bylaw to adopt the Horsehills Energy & Technology Park
Area Structure Plan

WHEREAS pursuant to the authority granted to it by the Municipal Government Act, the

Municipal Council of the City of Edmonton, may, by bylaw, adopt an area structure plan for an area; and

WHEREAS Council considers it desirable to adopt the Horsehills Energy & Technology Park
Area Structure Plan by bylaw; and

NOW THEREFORE after due compliance with the relevant provisions of the Municipal
Government Act RSA 2000, ch. M-26, as amended, the Municipal Council of the City of Edmonton duly
assembled enacts as follows:

1. The Map entitled “Bylaw 15093 — Horsehills Energy & Technology Park Area Structure Plan”,
attached hereto as Schedule “A”, and the document entitled “Horsehills Energy & Technology Park Area
Structure Plan — Bylaw 15093 attached hereto as Schedule “B” are hereby adopted as Horsehills Energy
& Technology Park Area Structure Plan.

READ a first time this day of , A. D. 2010;
READ a second time this day of , A. D. 2010;
READ a third time this day of , A. D. 2010;
SIGNED and PASSED this day of , A. D. 2010.

THE CITY OF EDMONTON

MAYOR

CITY CLERK
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EXECUTIVE SUMMARY

Over several years, prior to mid-2008, the Province of
Alberta experienced unprecedented levels of economic
activity in the exploration and extraction of oil and gas
reserves. In particular, the economic viability of oil sands
production, with estimated Alberta reserves of 1.75 billion
barrels, took on a new importance when measured against
depletion of oil in Canada. The value-added production of
petrochemical products from oil sands residual feedstocks
is immense and offers the potential for significant sector
growth in Alberta.

In this context, the City of Edmonton in early 2008
authorized the preparation of this document, the Horsehills
Energy and Technology Park Area Structure Plan (ASP).
This document is a statutory land use plan that provides a
framework to encourage the development of these
ancillary petrochemical industries in Northeast Edmonton,
comprising approximately 4,800 ha (12,000 acres).

The rapid deterioration of global markets, which began in
mid-2008, made an immediate impact on the pace of oil
sands development. That global economic situation
resulted in several industry participants re-

evaluating individual corporate pace of growth and

P

commitment to expansion. While short-term reduction in
activity has taken place, the long-term expectations of
growth within the industry and the Canadian economy
remain in place. Together with the reasonable certainty
of a significant economic upturn in the future, the
opportunity to put in place an action plan for increased
participation should be pursued.

In addition to providing land designated for a specific type
of industrial growth, the Horsehills Energy and Technology
Park ASP intends to chart a course for the development of
the ASP area into a world class eco-industrial precinct that
combines economic opportunity, ecological integrity, and
efficient use of land and resources through the application
of Eco-Industrial Development. Eco-Industrial
Development has been used as the basis for industrial
projects worldwide and is gaining popularity in North
America.

The land uses within the plan area have been developed
to function as an integrated cluster of secondary and
tertiary industries that work together to refine chemicals
into market products. The primary land uses include a
petrochemical cluster precinct that will use feedstocks from
area upgraders, a manufacturing precinct that will use the
refined chemicals to create goods, a logistics precinct that

u Horsehills Energy and Technology Park Area Structure Plan
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packages and moves goods, and a research and
development precinct that supports the technical needs
and business functions of the cluster.

This plan also provides an integrated natural areas system
that protects and augments the ecological function of the
existing natural landscape. This will be achieved through a
series of active parks incorporated for employee use,
together with a walking and cycling network to support
recreational use and alternative transportation methods.
Sustainable development practices are encouraged
through the plan’s design guidelines and permissive
policies encouraging the development of alternative
infrastructure solutions.

Horsehills Energy and Technology Park Area Structure Plan
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1.0 INTRODUCTION

1.1 Regional Context

Alberta Economic activity in the petrochemical sector is
driven by the exploration and extraction of oil and gas
reserves. Edmonton and surrounding area, known as the
Capital Region (shown in Figure 1), acts as the service
centre for oil and gas activity in northern Alberta. The
Capital Region provides these industries supportive
services such as logistics, manufacturing, and office
functions.

This relationship between the oil industry and the Capital
Region has also been strengthened with the creation of
Alberta’s Industrial Heartland (AIH). AlH consists of over
194 square kilometres of land designated for heavy
industrial uses that straddles portions of Strathcona
County, Sturgeon County, Lamont County, and the City of
Fort Saskatchewan. These municipalities have worked
together to create complementary Area Structure Plans to
designate AlH as the best suited area for heavy industrial
development in the Capital Region. AlH provides heavy
industry the benefits of co-location, including sharing
common products and developing common supportive

industries between multiple companies. The area currently

P

houses over 30 chemical businesses representing more
than $11 billion in investment, including internationally
recognized companies like DOW Chemical, Shell, Imperial
Oil. BP Amaoco, Sherritt International, Praxair, and Petro-
Canada. This agglomeration has made the AIH Canada’s
largest hydrocarbon processing region. The AIH has an
association, the Alberta’s Industrial Heartland Association
(AIHA), that actively plans and promotes opportunities
within the AIH. The Upgrader Summary publication,
produced by the AIHA (Spring 2008) identifies that more
than $90 billion in investments are proposed for the AlH by
2020, including upgrader projects and existing plant
expansions.

Future development in AIH will provide significant long
term opportunities for supportive industrial development in
the Capital Region. It is anticipated that this ancillary
industrial growth could represent more than fifty years of
future development potential.

Northeast Edmonton is well suited to take advantage of
these opportunities, because of its location both near the
development within AIH and the existing municipal
services provided by the City of Edmonton.

u Horsehills Energy and Technology Park Area Structure Plan
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1.2 Economic Growth Projections

A partnership of provincial and municipal interests,
including the City of Edmonton, contracted Kline Group
International to study the opportunities presented by
intensive upgrader development in AlH. Kline Group
identified that the type of industry intended for the
Heartland provides unique opportunities for significant
secondary and tertiary industrial development. AIHA's
presentation “Oil Sands 101 Update” identifies that
facilities in AlH are anticipated to primarily upgrade
bitumen, which is the raw material extracted from tar
sands. Bitumen is too heavy for commercial use in its
natural form, so it is upgraded to synthetic crude oil or
bitumen blends using upgrading methods like hydrocarbon
cracking or coking. The processes used to upgrade
bitumen also produce other compounds, such as methane
gas and naphtha. While these compounds are considered
waste products for upgrader operations, they can be used
as feedstock materials by other industries to create
chemical products, such as plastics, polymers, and waxes.

The Kline studies determined that the Edmonton area has
superior access to feedstocks, along with cost advantages
and good access to skilled staff compared to other global
city regions. This makes the Edmonton area a good

P

location to develop chemical industries dependant on
feedstocks. This opportunity will be most successful if
factors including costs, infrastructure availability, shared
services, convenient transportation of goods, availability of
skilled workers, and availability of feedstocks are
considered through the development planning process.

1.3 Project Description

It is in this context that the City of Edmonton authorized the
preparation of the Horsehills Energy and Technology Park
Area Structure Plan (ASP). This ASP will describe a
specific industrial development opportunity for Northeast
Edmonton. An ASP is a long term statutory land use
planning document approved by City Council by Bylaw. It
is intended to provide a framework of policy and regulation
to direct development with that identified area.

It is the intention of the Horsehills Energy and Technology
Park ASP to chart a course for the development of the
Northeast area into a world class eco-industrial precinct

specializing in petro-chemical manufacturing and
supportive industry. The Horsehills Energy and Technology
Park ASP will create an ordered pattern of development
that integrates industry, nature, and people in a way that
creates a whole that is better than the sum of its parts.

u Horsehills Energy and Technology Park Area Structure Plan
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2.0 ECO-INDUSTRIAL

The Horsehills Energy and Technology Park ASP will
provide a vision for a new kind of industrial area for the
City of Edmonton. The Plan allows for the economic
opportunities identified in the Kline studies. Environmental
considerations are also becoming increasingly important in
public opinion, business functions, and corporate social
responsibility. Horsehills Energy and Technology Park
provides an opportunity to blend both economics and
environment into the planning process.

Businesses know that
maximizing efficiency is
good for the bottom line.
Development that
maximizes utility and
minimizes waste can also be good for the environment.
This is the fundamental principle behind the development
of a new industrial movement called Eco-Industrial
Development. Eco-Industrial Development intends to
maximize the efficiency of industrial production, individual
businesses, and entire business park areas while
considering ways in which these efficiencies can best

Horsehills Energy and Technology Park Area Structure Plan

achieve “environmentally sustainable industry within an
environmentally sustainable community”.

An Eco-Industrial project is intended to balance economic,
environmental, and social interests in a way that
maximizes the benefit for each of these factors. This
balanced philosophy is referred to as the ‘triple bottom
line'.

Eco-Industrial developments share the following
characteristics:

» Businesses achieve improvements in productivity of
human and natural resources

= Energy is used widely and generated locally

= Fewer non-biodegradable wastes are introduced
into the environment

= Businesses connect to their communities and are
compatible with mixed land uses

= Inter-company networks bring about new
efficiencies and new market opportunities

= Sustainable land use and sustainable design of
facilities are the norm
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A myriad of practices are used to implement these eco-
industrial characteristics. Eco-industrial developments may
create networks of businesses to share common services
like loading yards and parking facilities, or even share
waste outputs that can be used as process inputs for
another business.

Alternative infrastructure may be used to improve
environmental performance while reducing costs. This may
include developing alternative roadway standards that
reduce impermeable surfaces and paving costs, creating
naturalized stormwater management facilities that improve
groundwater recharge and reduce pipe costs, using
recycled wastewater from nearby treatment facilities, or
storing rainwater to use instead of treated water for
industrial process or for yard maintenance. Local service
provision is also common in eco-industrial developments,
whether that be an area-specific recycling facility, local
wastewater treatment plant, or even a co-generation power
facility. These are just some examples of the many ways
eco-industrial development is implemented.

Eco-Industrial Development has been used as the basis for
industrial projects around the world and is gaining
popularity in North America. Canadian examples of the
application of Eco-Industrial principles include the
Maplewood Project in Vancouver, the Burnside Eco-
Industrial Park in Halifax, the Innovista Eco-Industrial Park
in Hinton, and Taiga Nova in Fort McMurray.

The balance between economic, environmental and social
interests, along with Eco-Industrial Development’s proven
success in a myriad of applications both locally and

Horsehills Energy and Technology Park Area Structure Plan
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worldwide, makes it an ideal model to use as the basis of
development in Horsehills Energy and Technology Park.
The plan area does not have extensive existing
infrastructure. That allows maximum opportunity to pursue
eco-industrial development in the development of sites and
major infrastructure.

Development policies and design requirements that
respect eco-industrial principles will be incorporated
throughout the plan to ensure that eco-industrial objectives
become a cornerstone of development in Horsehills
Energy and Technology Park.

Horsehills Energy and Technology Park Area Structure Plan
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3.0 SITE CONDITIONS

3.1 Site Context

Horsehills Energy and Technology Park is located in
northeast Edmonton, approximately 15 kilometers
southwest of AIH. It accounts for most of the remaining
undeveloped land within the City of Edmonton. The plan
area is bounded by the Transportation / Utility Corridor
(TUC) to the south, Manning Drive and the City Limits to
the east, the City Limits to the north, and the eastern
boundary of the Edmonton Canadian Forces Base (CFB)
Edmonton to the west, as shown in Figure 2.

In order to understand the existing conditions and
determine the best way to integrate them with planned
development, the Horsehills Energy and Technology Park
Area Ecological Network Analysis was prepared. The
following sections provide a summary of the existing
conditions. Supporting studies should be consulted for
detailed information and mapping.

Figure 2: Edmonton Context
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3.2 Biological Environment
Biological Environment

The Study Area lies entirely within the Central Parkland
Subregion and is characterized by undulating terrain that is
predominantly comprised of till plains and hummocky
uplands. Most of the area has been cultivated or
developed, leaving remnant patches of native parkland,
characterized by a mosaic of aspen and grassland
vegetation, or mixedwood forests of aspen and white
spruce along the North Saskatchewan River system and
tributaries.

The main natural feature of the study area is the Horsehills
Creek, which is part of the North Saskatchewan River
Valley (NSRV) system. Horsehills Creek was identified as
one of the most modified ravines within the City of
Edmonton by a study undertaken by Wood and Tomiyama
in 2006. Horsehills Creek is “an ephemeral stream that
flows during the spring snow melt and then almost
completely dries up from early to mid summer. As a result
of this low summer flow, agricultural activity frequently
reaches to the stream borders and even extends across
the creek bed in the upper portions of the creek.” There are
natural and man-made depressions along the stream

Horsehills Energy and Technology Park Area Structure Plan

course that contain water throughout the summer, and
beaver activity is common.

Natural Communities

In addition to Horsehills Creek, there are several forest
patches and wetlands. Many of these areas have been
classified as areas of environmental significance by
previous studies undertaken for the City of Edmonton,
including the Inventory of Environmentally Sensitive and
Significant Areas undertaken by Geowest in 1993. These
natural areas provide valuable habitat and refuge for many
plant and wildlife species and often act as connecting
corridors for movement of species into the broader North
Saskatchewan River Valley System.

Many of the species found in the Horsehills Energy and
Technology Park are common to the City of Edmonton.
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A few of the species that may potentially be found within
the general area are protected as provincially and
federally-listed species. These include the Peregrine
Falcon, Harriot’s sagewort, and the Northern leopard frog.
However, it is unlikely that any of them would nest or den
in the study area in great abundance due to the cultivated
and developed nature of the area. Remaining likely habitat
for these species include areas that will be protected, such
as the North Saskatchewan river valley, other riparian
corridors, and significant wetlands. Additional site specific
assessments are also recommended to identify
appropriate protection measures prior to development.

3.3 Physical Environment

Soils and Bedrock

— itlL.iMh Area soils generally consist of
\ : preglacial fluvial sediments
overlying bedrock. The
surficial deposits in the vicinity
of the site range from less
than 10 metres to 50+ metres.
thick. Thicker deposits
correspond to the Beverly

Horsehills Energy and Technology Park Area Structure Plan

Valley and the Horsehills Creek lows. Preglacial sands
and gravels are also found in these lows.

The uppermost bedrock unit consists of the Edmonton
Group Horseshoe Canyon Formation, which overlies the
Bearpaw Formation and the Belly River Group. The
topography of the bedrock regionally slopes towards one
of the two predominant preglacial valleys (bedrock lows) in
the area. Locally, the top of the bedrock structure generally
slopes towards the Horsehills Creek and North
Saskatchewan River. The bedrock surface varies from 590
to 650 metres above sea level.

Topography and Drainage

The area is generally flat with isolated low hills,
depressions, shallow creek and drainage courses as
shown in Figure 3. The majority of surface water and
shallow groundwater flow easterly to the North
Saskatchewan River from these creeks and drainage
courses. Surface drainage consists of three main basins,
all of which drain to the North Saskatchewan River.

Deeper groundwater flows towards the various creeks and
bedrock lows of the area. Flows vary depending on the
aquifer type. Their flows vary from less that 5 I/min in
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shallow sands to over 400 I/min in bedrock wells over 250
metres. Wells in this formation are likely saline in nature.

Potential Contamination

Several areas may have soil or groundwater concerns,
including a federal prison, existing pipeline right-of-ways,
historical salt water areas, natural gas and condensate
release areas, rail lines, abandoned oil and gas wells,
unidentified industrial/commercial properties, unidentified
structures and an area of historical ground disturbance.
Additional investigations are required to confirm the
presence of contamination.

Horsehills Energy and Technology Park Area Structure Plan
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Figure 3: Horsehills Area Topography mmzo.,_.-._.o_._

Highway 37
!

|

ASP Boundary
Lakes & Ponds
Creeks & Streams
Transportation Utility Corridor
Elevation

602 - 612
612 - 622
622 - 632
632 - 639
639 - 644
644 - 648
648 - 651
651 - 654
654 - 657
657 - 659
659 - 661
661 - 663
663 - 665
665 - 666
666 - 667
667 - 668
668 - 669
669 - 672
672 -675
675 - 682

q
I:

gl

Horsehills Energy and Technology Park Area Structure Plan


lausta
Typewritten Text
20/105


21/105

THECITY OF _

3.4 Social Environment
Historical Land Use

The Horse Hills are so named because the location was
the home of Fort Edmonton’s horse guard (Blue 1924) and
where as many as 800 horses were housed. The area was
bisected by a portion of the Victoria Trail, an important
overland route between
Fort Edmonton, the
Victoria Metis Settlement
and areas to the East.
The trail roughly follows
Old Fort Road and is
believed to predate the
arrival of Europeans to

the area, having been
used as main east west
travel route in pre-contact times.

Horse Hills played an important role in the maintenance
and protection of Fort Edmonton. Review of historic
resources did not identify any previously recorded pre-
contact archaeological sites but did indicate there are 25
recorded historic structures. Areas surrounding

Horsehills Energy and Technology Park Area Structure Plan

watercourses also have the potential for archaeological
resources.

Area names are largely based on this historical use.
Residents typically refer to the area as Horse Hills, but the
school south of Manning is called Horse Hill Elementary
and Junior High School. The creek is named Horsehills
Creek and it is from the creek that Horsehills Energy and
Technology Park has taken its name.

Land Use Context

Horsehills Energy and Technology Park is immediately
south of the boundary of Sturgeon County. The Sturgeon
County lands near the plan area are used largely as
farmland. Sturgeon County has been committed by the
Municipal Government Board to develop an Area Structure
Plan for the area north of Horsehills Energy and
Technology Park to determine future land uses. This
project has not yet been initiated.

Strathcona County and the City of Fort Saskatchewan are
located across from Horsehills Energy and Technology
Park along the eastern boundary of the North
Saskatchewan River. The closest lands to Horsehills
Energy and Technology Park within Strathcona County are
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currently agricultural. Strathcona County’s recently
updated Municipal Development Plan has designated
these lands for both continued agricultural uses and also
‘transitional urban reserve’ uses. The uses permitted within
the transitional area are yet to be determined but are
described as predominantly non-residential in the
Strathcona County MDP The closest portion of the City of
Fort Saskatchewan to Horsehills Energy and Technology
Park is designated for a large park space as a part of the
North Saskatchewan River Valley system and the
Westpark neighbourhood further east.

Canadian Forces Base (CFB) Edmonton is located along
the western boundary of the plan area. The base uses the
land along the plan boundary for training purposes,
including a gun range, a parachute drop zone, and a
munitions storage area. CFB Edmonton also includes two
large runways capable of allowing for the takeoff and
landing of large, fixed wing aircraft as well as a heliport.
Due to the presence of the runways, there is a zoning
overlay related to the possible flight paths, Noise Exposure
Forecast (NEF) contours, and a bird hazard zone that
extend into Horsehills Energy and Technology Park. The
flight path zoning overlay restricts building height, while the
NEF contours identify areas where noise would preclude

P

more sensitive land uses, like residential uses. The height
restrictions are dependent on the distance an individual
site is from various portions of the runway, which is
identified on the restricted covenant placed on the land
titles of affected properties. The related bird hazard zone
restricts any activities that would increase the presence of
birds within its boundaries, including the development of
conventional stormwater management facilities.

A mix of developed and developing lands within the City of
Edmonton border the plan area south of the TUC. That
area includes the developing low density residential
neighbourhoods of Fraser to the southeast and Brintnell to
the southwest. The Gorman area is also located along this
boundary, and is located east of Manning Drive and north
of 153 Avenue. It is currently designated for business uses,
along with a location for a large commercial development
and the Evergreen Cemetery and Memorial Gardens. It is
anticipated that Gorman will be ultimately developed as a
mixed area, containing business park, commercial, and
residential uses centred on a future LRT station location.

The plan area is currently zoned agricultural. However,
there are several existing developments, which include a
federal penitentiary, several religious assemblies, a railway

u Horsehills Energy and Technology Park Area Structure Plan
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museum, and an existing country residential development, Figure 4: Existing Zoning
as identified in Figure 4.

Highway 37

Railway Museum'

Patricia Unitied Church:

4

=1 AsPBoundary
Existing Zoning
[ Agricultural Zone
[ ] Metropolitan Recreation Zone
I  Rural Residential Zone
[ Waterbodies

Existing Property Lines

*

1

Existing Uses
Transportation Utility Corridor
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3.5 Existing Infrastructure
Existing Utilities and Pipeline Corridors

There are a number of major pipelines that run through this
area, primarily carrying oil and gas related substances.
There is a high pressure H2S line running from the
northwest portion of the plan area towards the south
central portion of the plan area. There are five additional
high pressure gas lines running from the northeast and
northwest, as well as four abandoned wellsites north of
Manning Drive. These are identified in Figure 5.

The Capital Region Northeast Water Services Commission
transmission line is located along Manning Drive. Two
Alberta Capital Region Wastewater Commission Trunks,
the Northeast Regional Trunk Sewer and the St. Albert
Regional Trunk Sewer run through the plan area. The St.
Albert Regional Trunk Sewer (START) generally runs
along 195th Avenue NW while the Northeast Regional
Trunk Sewer (NERTS) runs along 34th Street NW.

The Radke Report identifies the potential for a process
waterline to extend somewhere within the ASP area from
the Goldbar Water Treatment plan to AIH (Exhibit 8.1). The
same report also identifies Manning Drive as a suggested

P
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pipeline corridor in future to support AIH businesses
(Exhibit 10-3), as it would provide a convenient linkage to
the TUC for extension of future pipelines around the City of
Edmonton.

Figure 5: Existing Pipelines and Well Locations

Highway 37

Meridian 5t NW

“elewan

Norf?

] ASP Boundary
+++++ Existing CN Rail

High Pressure Pipeline with H2S

High Pressure Pipeline

Existing Wastewater Trunk ® Abandoned Wells
MR Waterbodies
START

Existing Property Lines

== === Exjsting Water Transmission Main [] Transportation Utility Corridor

_. u v Horsehills Energy and Technology Park Area Structure Plan



lausta
Typewritten Text
24/105


25/105

THECITY OF

montfon

Existing Roads

The existing road network in the area is arranged in a
typical rural grid pattern (Figure 6). The north south roads
are spaced at one mile increments, such as 50 Street NW,
34 Street NW, 17 Street NE, and 33 Street NE. Meridian
Street is also a north south roadway. It is on the alignment
of Zero Street and is the dividing line between the East
and West quadrants in the City. The east west roads are
spaced at two mile increments and include 195 Avenue,
227 Avenue NW, and 259 Avenue NW (also Highway 37).
All of these local roadways are generally rural in nature
with ditches, gravel or cold mix asphalt surfaces, a 20
metre right or way, and an 80 km/hr operating speed.

The area is also served by a number of rural high speed
highways, including:

» Highway 37 which is an east west highway that
forms the northern boundary of the plan area and is
the north City limit.

= Highway 15, which is Manning Drive, and is a
northeast southwest highway that forms the
southeastern boundary of the plan area.

Horsehills Energy and Technology Park Area Structure Plan

= Highway 28A which is a north south Highway that is
aligned on 17th Street NE between Highway 37
and Highway 15.

Existing Rail

Canadian National (CN) Rail has a rail line running north-
south through the plan area. This line, called the Coronado
Subdivision, is a rail line running between Edmonton and
northeastern Alberta including Fort McMurray. This railway
connection provides an important method of goods
shipment from the Edmonton area to regional and
international markets.
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Figure 6: Existing Roadways
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4.0 PUBLIC INVOLVEMENT

Public involvement is important in the development of an
ASP and is required by the Municipal Government Act. A
public involvement plan was developed early in the
planning process for the Horsehills Energy and Technology
Park in order to ensure that public involvement was
meaningfully incorporated throughout the project. The
objectives of the public involvement process for this project
were:

» To inform and engage landowners, residents, and
other stakeholders of the planning process and
conceptual plan for the area

» To identify key issues that the individuals,
communities, and key stakeholders had regarding
the plan

» To communicate to the public the proposed Area
Structure Plan to date through a series of public
events

The consultation process was comprised of two public
involvement events and many key stakeholder meetings.
The Area Structure Plan public involvement process has
been reviewed and has been deemed complete.

Horsehills Energy and Technology Park Area Structure Plan

41 June 2008 Information Session

An Information Session was held on June 18, 2008 in
Patricia United Church, located at 3427 — 227 Avenue,
from 4 — 8pm. The intent of the meeting was to make the
public aware of the project, explain the planning process,
and receive initial input from the public.

This Information Session was advertised on six portable
signs throughout the study area and beyond. A combined
information brochure and invitation was mailed to all
landowners in the study area two weeks prior to the event.

The meeting was an open house format with information
boards illustrating project details. Key project team
members were available throughout the room to answer
questions. A survey was also provided to allow the public
to provide input on the information presented.

Over 194 people attended and 25 survey forms and
comment sheets were submitted. The written input from
these forms was compiled with other comments received
after the Information Session. The most common
responses included requests for more information,
identifying that the area South of Manning Drive also
needed to be planned, and that any development in the
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area should be well coordinated. Additional details are
included in Appendix 1.

4.2 Key Stakeholder Meetings

A number of stakeholders were specifically consulted
during the preparation of the Horsehills Energy and
Technology Park ASP. This stakeholder consultation was
undertaken to gain base information about the plan area,
to notify key stakeholders of the planning process, and to
provide them an opportunity to express any preferences or
concerns related to development in the area. All
stakeholders were also invited to the information session
and public meeting.

The project team undertook individual meetings with the
neighbouring municipalities to the ASP area including
representatives from Sturgeon County, Strathcona County,
and the City of Fort Saskatchewan. The project team met
with each municipality at the beginning of the planning
process to notify them of the project and discuss any
guestions or concerns they had related to development in
the northeast part of Edmonton. The team then met again
with interested municipalities at the end of the process to
provide them an opportunity to view the final concept and
provide feedback on the chosen concept.

P

The project team met with the Land Use Committee of AlH
to discuss this project and the broader industrial
development planned for in the Capital Region. Other
groups that the project team undertook individual meetings
with regarding the project included representatives from
Capital Health, Canadian Forces Base Edmonton,
Canadian Pacific Rail, Canadian National Rail, ATCO
Pipelines, TELUS, the Alberta Capital Region Wastewater
Commission (ACRWC), and EPCOR Distribution.

The key stakeholder meetings identified a number of
information pieces and issues related to the plan area. The
following themes were identified:

4.2.1 Risk Management

Several groups identified risk management as a concern
for this area, given that the plan introduces industrial
development, which comes with a heightened risk for
incidents that may affect surrounding lands. This has been
addressed by identifying a risk management strategy in the
ASP document and identifying future locations for
emergency facilities.

u Horsehills Energy and Technology Park Area Structure Plan
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4.2.2 Appropriate Separation Between Conflicting Land
Uses

This area borders several different land uses that will
remain after its development. Consideration for the
interfaces between Horsehills Energy and Technology
Park, CFB Edmonton, future development potential south
of Manning Freeway, and the surrounding counties heavily
influenced the development of the Horsehills Energy and
Technology Park ASP.

4.2.3 Regional Context of Industrial Development

Industrial expansion in AIH will require supportive
development to occur in the entire Capital Region.
Discussions with key stakeholders included discussion
about the different types of industrial opportunities in the
region and how they will work together. This could include
future transportation connections, utilities, shared pipeline
projects, and other major infrastructure investments.

4.2.4 Maintaining Existing Land Uses

Existing land uses both on the boundaries of the plan, like
CFB Edmonton, or within the plan require consideration as
a part of the land use planning process, and were included

Horsehills Energy and Technology Park Area Structure Plan

in land use decisions as a part of the development of the
Horsehills Energy and Technology Park ASP.

4.2.5 Non-Industrial Land Use

Some of the key stakeholders consulted requested that
residential land uses also be incorporated into the ASP.

Council direction for this project identified industrial uses
as the key land use for the plan area. Residential uses
require separation from industrial uses, given that industrial
production can increase noise, dust, smells, and other
nuisance factors that are not desirable in residential areas.
Residential development within the plan area would
therefore require limiting industrial operations, which is
intended to be the highest priority land use for the area.
There would also be limitations on residential development
in the western portion of the plan area due to its proximity
to CFB Edmonton’s military training area and the airfield
noise contours.

Given the intent of this area to accommodate industrial
demand and its existing limitations introduced by CFB
Edmonton operations, residential development was not
deemed to be consistent with the project’s goals and was
not accommodated within the plan area.



lausta
Typewritten Text
29/105


30/105

THE CITY OF

monton

4.3 October 2008 Public Meeting

The second public event was held at the Nanaksar
Gurdwara Gursikh Temple on October 1, 2008 from 4 —
8pm, with two formal presentations at 5pm and 7pm. The
purposes of the public meeting were to provide the public
an opportunity to review the final concept plan for the
project and ask questions or provide comment to the
project team.

The Public Meeting was advertised with a series of six
portable signs throughout the study area and beyond. An
invitation was sent on September 18, 2008 to property
owners in the study area and to those who provided mail or
email addresses at the June 2008 Information Session.

The meeting was also open house format with information
boards. In addition to the information boards, two formal
presentations followed by question and answer sessions
were added to the October open house.

Over 317 people attended the second public meeting, and
59 participant surveys were received by the project team.

The comments were compiled, with written responses, by
theme after the Public Meeting. Common themes were:

= Planning for the south side of Manning Drive needs
to be dealt with.

= Residential areas should be included in the ASP.
= More detailed information is needed.

= Environmental and land use issues need
addressing.

= Timelines are needed.

= Members of the Sikh Temple do not want industrial
development around their site and would like
opportunity for residential uses on their property.

Based on these comments, Horsehills Energy and
Technology Park has identified risk management
strategies related to existing non-industrial uses in order to
mitigate the impacts of industrial development in their
vicinity. General timelines for development are identified in
the ASP, though development will ultimately be governed
by market forces.

Horsehills Energy and Technology Park Area Structure Plan
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The City of Edmonton will develop custom zoning in order
to provide additional detail and provide clear regulations
for industry as they relate to built form, eco-industrial
implementation, risk management, and environmental
protection. Additional details are provided in Appendix 2.

4.4  October 2009 Public Meeting

The third public event was also held at the Nanaksar
Gurdwara Gursikh Temple on October 27th, 2009 from 4 —
8pm. The purposes of the public meeting were to provide
the public an update on the planning process and display
some minor changes to the alignment of the arterial
network caused by movement of the future connections to
intersections in Anthony Henday Drive.

An invitation was sent to property owners in the study area.
The meeting was also advertised in the Edmonton Journal.

The meeting was also open house format with information
boards. Staff were available to answer any questions
attendees had and explain the project to those who had
not attended previous meetings

Over 122 people attended the third public meeting, and 29
participant surveys were received by the project team. Of
those 29 surveys, only 15 provided comments. The

Horsehills Energy and Technology Park Area Structure Plan

comments were compiled, with written responses, by
theme after the Public Meeting. Common themes were:

= Concern about the use of prime agricultural land
and/or sensitive natural areas for industrial growth.

= Concern about impacts of industrial growth, such
as air pollution, vibration, and noise.

* More detailed information is needed on wind
direction, potential connection to any development
south of Manning, and marketing efforts.

= Preference for a formal presentation over a public
open house format and requests for more frequent
communication and updates for the community.

= Concern with the City of Edmonton’s processes,
including the frequency and style of public
meetings, scheduling of Public Hearings, and lack
of transparency

= Approval of the eco-industrial approach of the Area
Structure Plan and the perceived environmental
leadership shown by the City of Edmonton in using
this approach.
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5.0 POLICY CONTEXT

There are many existing plans and policies that relate to
the Horsehills Energy and Technology Park or the areas
immediately surrounding it. Each of the plans, studies, or
municipal programs that relate to development in
Horsehills Energy and Technology Park will be discussed
below.

5.1 Capital Region Board

The Capital Region Board, established on April 15, 2008,
is comprised of the 25 municipalities that make up the
Capital Region. Their priorities are “to create a long-range
plan for regional land use and infrastructure such as roads
and transit; develop an electronic system to share
geographic information; and develop a strategic plan for
social and affordable housing”

In light of these priorities, the Capital Region Board is
mandated with the review of planning bylaw applications
that meeting defined referral criteria under the Transitional
Regional Evaluation Framework (Ministerial Order
L:005/08). The goal of this review is to “ensure consistency
with long-term regional interests, the Capital Region Board
Regulation, and the “Working Together” report, while the

P

Capital Region Growth Plan is under development”
(Ministerial Order L:005/08). An Area Structure Plan is
referred to the Capital Region Board when it is within
0.5km of defined roadways, adjacent to a Transportation /
Utility Corridor, within Strathcona County’s rural service
area and meets defined conditions, would result in more
than 1000 residents, and/or will accommodate heavy
industry. Given that the Horsehills Energy and Technology
Park ASP meets several of these criteria, it will be referred
to the Capital Region Board by the City of Edmonton prior
to Third Reading of the Bylaw.

5.2 Capital Region Integrated Growth
Management Plan — Final Report on Core
Infrastructure

As a part of re-establishing regional planning in the Capital
Region, a number of studies were undertaken to determine
base conditions and to create parameters for the continued
growth of shared services and systems. One of these
studies is the Final Report on Core Infrastructure. This
report studied the base conditions of key regional
infrastructure, including highway systems, airports, rail
links, transit, water, wastewater, power, and pipeline
corridors. It used this base information to identify any gaps

u Horsehills Energy and Technology Park Area Structure Plan
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in the existing system and create a strategy for
accommaodating long term regional growth for these
services and utilities. The Final Report on Core
Infrastructure identifies several infrastructure items that
impact the Horsehills Energy and Technology Park plan
area. This includes pipelines, the highway system, water,
and power.

The report identifies that Manning Drive should be used as
a pipeline corridor in the region connecting to corridors in
the TUC, which could serve as a linkage for businesses in
Horsehills Energy and Technology Park. It identifies
roadway improvements impacting the plan area, which
includes the ultimate full construction of the TUC and lane
expansions on Manning Drive and Highway 28A. A new
EPCOR water main is intended to be extended within
Horsehills Energy and Technology Park to provide water
looping and enhanced service for the main serving
Gibbons and surrounding area. Related to power service,
the long term plan includes the twinning of an existing 240
kV transmission line in the plan area. Additional detail on
these infrastructure improvements are identified in the
servicing sections of the Horsehills Energy and Technology
Park ASP.

Horsehills Energy and Technology Park Area Structure Plan

5.3 City of Edmonton Strategic Plan — The Way
Ahead and MDP

City Council's Strategic Plan — The Way Ahead has a ten
year strategic goal to “Diversify Edmonton’s Economy”
which states that “Edmonton is recognized as an economic
powerhouse, maximizing the diversity of its economic
advantages, including its location as Port Alberta and as a
portal to the north; as the urban centre of regional
industrial development; as a knowledge and innovation
centre for value-added and green technologies and
products”. This will be achieved through the three-year
priority goal to “Work with both public and private sector
partners, to improve the favourable business and
investment climate for: Eco-industrial based economy;
Logistics and Servicing for the needs of the North and
Asia; Green technology development and
commercialization; and entrepreneurs”.

The northeast area is currently designated as an
Agricultural Area by the Municipal Development Plan
(MDP), as it has been since the area was annexed into the
City of Edmonton (Figure7). The MDP identifies that
“agricultural areas will be protected from premature
fragmentation until they are needed for urban
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development” (pp.11). There are also policies in the MDP
stating that agricultural lands should not be developed until
cost effective urban services can be extended to them
(Sec. 1.3.1-3).

Figure 7: Municipal Development Plan

BYLAW 14906
MAP 1 LAND DEVELOPMENT CONCEPT
EDMONTON MUNICIPAL DEVELOPMENT PLAN,
(as amended)

NORTH SASKATCHEWAN RIVER VALLEY AND RAVINE SYSTEM
[ TRANSPORTATION & UTILITY CORRIDOR
I £HVIRONMENTAL RESTRICTED DEVELOPMENT AREA

| AGRICULTURE AREA

[ MATURE AREA
[ SUBURBAN AREA
[ BUSINESS & EMPLOYMENT AREA
I oowntown

el |
HORSEHILLS

ywm AREA

The areas of the ASP adjacent to municipal boundaries
are identified in the MDP as being a part of the
Intermunicipal Fringe, meaning that the ASP area is close
to neighbouring counties and municipalities. The MDP
stipulates that the City will “work cooperatively with
neighbouring municipalities to ensure effective use and
development of the City’s “fringe” lands (Sec. 1.1.9).” It
further identifies that an ASP must be circulated to
municipalities within 1.6km of its boundary. The Horsehills
Energy and Technology Park ASP will therefore need to be
circulated to Sturgeon County for comment. (MDP -
Schedule A) The MDP identifies many policies intended to
encourage industrial development, including ensuring
enough land available to support industrial growth (Sec.
1.1.5). It also provides direction on issues of public safety
and risk associated with heavy industrial uses (Sec. 1.1.6).
The existing MDP also supports sustainable development.
The MDP encourages retaining natural areas, using
sustainable design principles and ecological protection,
and incorporating ecology into the planning of new areas
(Sec. 1.1.3a & 2.4.6). It places priority on using land
effectively (Sec. 1.1.12) and states that long term
environmental and fiscal sustainability should be
incorporated into planning (Sec. 1.1.13). The MDP
promotes attractive and functional developments by

Horsehills Energy and Technology Park Area Structure Plan
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identifying those urban design principles that should be
promoted (Sec.1.1.3). It also encourages business
clustering (Sec. 1.1.7) and intensifying land uses around
major transit lines and employment areas (Sec. 1.3.4). An
amendment to the existing MDP would be needed for the
Horsehills Energy and Technology Park ASP under the
existing MDP, given that the plan area is currently
designated Agricultural. However, the MDP will soon be
superceded by the new MDP entitled ‘The Way We Grow’.
The plan area is intended to be designated as
industrial/business under the new MDP, The proposed
MDP states in Section 5 - Supporting Prosperity - that
“Edmonton’s industrial growth capacity is expanded in this
plan by designating a new industrial area in the northeast
and an industrial reserve area in the southeast. The
northeast industrial area will accommodate economic
growth from value added petrochemical processing and
supporting products and services, manufacturing and
research, and rail and road based logistic operations.”. In
addition, it also states that “Edmonton will promote
sustainability and innovation through adoption of eco-
industrial standards and approaches to land and property
development and business operations. This will focus on
the creation of a chemical industry cluster employing
business-to-business eco-industrial relationships.

Horsehills Energy and Technology Park Area Structure Plan

5.4  Sturgeon County MDP

The Horsehills Energy and Technology Park ASP
boundary is directly south of Sturgeon County. This portion
of Sturgeon County is identified in the Sturgeon County
MDP as the “South Sturgeon Study Area”. This area was
identified by the Municipal Government Board (MGB) as an
area that required a statutory plan in an Order issued in
1998, but to date no such plan has been undertaken. The
area adjacent to Horsehills Energy and Technology Park in
Sturgeon County is designated “Intermunicipal Fringe” and
“Environmental Protection” adjacent to the riverbank in the
Sturgeon County MDP.

The area designated as intermunicipal fringe is governed
largely by the agricultural policies in the MDP. This
stipulates large parcel sizes (in excess of 80 acres) aside
from parcels created for the purpose of separating
homesteads from farmland (Sec. 2.3-2.7). It is also
identified that development proposals within this area will
be referred to the City of Edmonton for comment (Sec.
15.5.v).

The environmental protection section is intended to protect
environmentally significant areas such as flood prone
areas, riverbanks, shores, and wildlife corridors. It provides
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development criteria and parameters including
requirements for assessments and studies prior to the
development of non-agricultural land uses such as multi-lot
subdivisions (Sec 11.0).

5.5 City of Fort Saskatchewan MDP

The Fort Saskatchewan MDP designates the lands
adjacent to the Horsehills Energy and Technology Park
ASP, separated from the plan by the North Saskatchewan
River, as Parks, Recreation and Open Space in
association with the North Saskatchewan River. The
routing of the TransCanada Trail is anticipated to be along
the eastern boundary of the North Saskatchewan River
within the designated park area, which will connect into
Edmonton’s river valley trails system.

In relation to intermunicipal cooperation, Fort
Saskatchewan’s MDP identifies that they will work together
with neighbouring municipalities to establish planning
frameworks and land use patterns that benefit both
municipalities, maintain open lines of communication, and
seek partnerships in service provision. (Section 13.0).

56 The Way We Move

The Transportation Master Plan (TMP) entitled ‘The Way
We Move’ was approved in September 2009. It is intended
to guide the development of transportation systems in
Edmonton and accommodate system requirements.
However, it does not identify any future arterial or collector
roadway alignments within the Horsehills Energy and
Technology Park ASP study area as it is not currently
designated as a growth area. The TMP does identify that a
potential future regional ring road may be developed within
the plan area, but its ultimate alignment has not yet been
determined. Manning Drive is identified as a ‘highway
connector roadway’ linking Edmonton’s inner and outer
ring road system to communities in the northeast.

LRT extension is possible from the existing terminus at
Clareview into the northeast area in future, but no
implementation strategy for a northern extension of the
LRT is identified in the text.

5.7 Alberta’'s Industrial Heartland

AlH is a large area northeast of the City of Fort
Saskatchewan intended to facilitate a heavy industrial
‘precinct’. AlH is approximately 194 square kilometres and

Horsehills Energy and Technology Park Area Structure Plan
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is located in four municipalities; Lamont County, Sturgeon
County, Strathcona County, and the City of Fort
Saskatchewan. Its particular focus is the petroleum
industry, as it is well placed to provide processing facilities
to support the oil sands exploration in northern Alberta.

There is high connectivity between the Heartland and the
Horsehills Energy and Technology Park ASP. The CN
Coronado Subdivision rail line runs from the Horsehills
Energy and Technology Park ASP area into the Heartland
region. In addition, Highway 15/Manning Freeway is also a
direct connection through Fort Saskatchewan and the AlH.
The future development of the TUC will also provide
highway connections between the Northeast ASP and the
Heartland via the Yellowhead Highway and Highway 21.
[Source: AIH Complementary Area Structure Plans
Background Report, January 2002].

Land use in AlH is governed through complementary ASPs
adopted by each of the member municipalities. The land
uses contained within the Heartland area are primarily
heavy industrial. A buffer, approximately 1.6 km in width, is
intended to accommodate agricultural, commercial, and
light to medium industrial uses and surrounds the heavy
industrial uses to provide appropriate separation from
adjacent development. It also contains provisions for an

Horsehills Energy and Technology Park Area Structure Plan

environmental protection area that abuts the North
Saskatchewan River valley.

5.8 Industrial Land Strategy

The Industrial Land Strategy (ILS), approved by Council in
2002, was developed with a goal to “increase the
prosperity of the City and its citizens by accommodating
the growth and development of Edmonton’s existing
industrial businesses and attracting new ones. (p.3)” It
identifies the make-up of existing industrial areas of the city
and the types of businesses best suited to the different
areas of existing or planned industrial development in
Edmonton.

The northeast area is shown as having a very low share of
the overall demand for industrial land in Edmonton, at only
7% of the overall market for the City of Edmonton. The ILS
anticipates that this demand will come from growth in the
Food and Beverage Industry, with some activity in Plastics,
Chemicals, and Refined Petroleum Products. However,
this considers only the available industrial land within this
sector of the city, much of which is adjacent to residential
uses and/or requires redevelopment, which poses
significant market barriers when compared to available
greenfield sites. The ILS also does not contemplate
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potential secondary and tertiary industrial opportunities
resulting from investment in AlH.

59 Smart Choices

Smart Choices is a City of Edmonton program that
provides recommendations on best practices in planning to
improve development in the City of Edmonton. While these
recommendations primarily relate to residential
development and the redevelopment of commercial and
industrial developments along major roadways, there are
policies that can be translated to other land use types.

Smart Choices recommends that areas including a major
transit centre, such as an LRT station, consider Transit
Oriented Design (TOD). This encourages denser
development adjacent to the transit centre to take
advantage of the associated transit system. While this
theory primarily supports residential development, it could
be applied to development of an employment area.

Smart Choices also improves walkability for new
developments. While this was primarily benefiting
residential areas, walkability should also be considered in
the context of an employment area. This could include
considerations for the design of streetscape, setbacks of

P

buildings, provision of convenience commercial
opportunities, or other factors that would facilitate the
ability to reduce vehicle trips.

5.10 North Saskatchewan River Valley Area
Redevelopment Plan

The North Saskatchewan River Valley Area
Redevelopment Plan (NSRVARP) applies to several
streams and tributaries flowing into the North
Saskatchewan River, as well as the river itself, which is to
the southeast of the boundary of the Horsehills Energy and
Technology Park ASP area. The intention of the
NSRVARP is to identify the river valley area as a
metropolitan park and environmental protection area.

Beyond the basic park and environmental protection intent
of the plan, the NSRVARP also identifies methods the City
of Edmonton may use to acquire privately owned portions
of the river valley and ravine system (Sec. 3.2.7), and
identifies regulations around the introduction of new
transportation crossings to the river valley system (Sec.
3.4.1&34.2).

u Horsehills Energy and Technology Park Area Structure Plan
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5.11 Zoning Bylaw

The large majority of the lands within the plan area are
currently designated AG (Agricultural). There is also a rural
residential development designated RR (Rural
Residential).

5.12 Risk Management Policy

The Major Industrial Accidents Council of Canada (MIACC)
was created in the late 1980s as Canada’s reaction to a
major industrial accident in Bhopal, India in 1984. MIACC's
purpose was to consider voluntary measures to increase
prevention, preparedness, and response to industrial
accidents. The Council was comprised of government and
industry leaders who prepared guideline documents that
were voluntarily used by some businesses and
government bodies. The Council itself was dissolved in
1999 due to a lack of operational funding, but is still
referred to by many Canadian municipalities. Both
Strathcona and Sturgeon Counties use MIACC principles
in their legally binding planning documents.

Strathcona County stipulates two distance thresholds
around heavy industry in the IH (Heavy Industry) District in
their Land Use Bylaw. It identifies that any heavy industrial

Horsehills Energy and Technology Park Area Structure Plan

development may not impose a greater than 1 in
1,000,000 risk of death outside a 3.0km radius from an
industrial property boundary. Similarly, an industrial
development may not impose greater than 1 in 100,000
risk of death outside a 1.5km radius from its property
boundary. A Heavy Industrial Overlay is also included as a
part of the Land Use Bylaw and restricts people-intensive
industrial/commercial uses within the 1.5 and 3.0km radii,
such as retail and offices. It also restricts Floor Area Ratio
and includes provisions to enhance emergency provisions
within buildings.

Sturgeon County’s Municipal Development Plan identifies
that the County will adopt the MIACC guidelines to
determine industrial risk. Section 6.2 of the Land Use
Bylaw identifies that any heavy industrial use including the
storage of hazardous material must provide a risk
assessment. The review of any required risk assessment
will be guided using the MIACC guideline documents. A
residence must be located farther than 457m from the
edge of a heavy industrial development site. In addition to
this, a heavy industrial site must be a minimum of 1.6km
away from any multi-lot residential subdivisions. The
development within the transition area between those two
uses is restricted to agriculture only.
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The City of Edmonton’s current risk management approach
also references MIACC. It requires that a risk assessment
be completed for projects that would create incompatibility
between heavy industry and residential uses. MIACC
principles are to be considered for greenfield sites.

Horsehills Energy and Technology Park will also use
MIACC principles as a reference for the management of
risk within the plan area’s boundaries, consistent with the
risk management approach of the City of Edmonton.

Beyond the municipal level, the Province of Alberta also
identifies risk management and cumulative effects
legislation, governed by Alberta Environment through the
Cumulative Effects Assessment and Management Policy
and the Environmental Protection and Enhancement Act.

5.13 Natural Areas Policies

In addition to the above mentioned policies, this area will
also fall under the Natural Area Systems Policy (C-531),
the Natural Connections Strategy Plan, the City of
Edmonton Environmental Policy (C-512), the Interim
Wetland Policy, and Provincial Wetlands Palicies. These
have been addressed in the Ecological Network Analysis.

P

5.14 Historic Resources

The City’s Historic Resources Management Plan requires
the City of Edmonton to identify and assess known historic
resources and encourage them to be designated and/or
incorporated into new development proposals. The
program seeks to ensure that notable architecture that
represents elements of the areas original development
patterns are noted and incorporated in the areas future
expansion and development. This ensures that the area
over time develops a rich architectural variety that
positively reinforces the areas identity. The Historic
Resources Management Plan does not seek museum type
developments, but ones that creatively adapt resources to
new uses.

All efforts must be taken to ensure that those resources
identified on the Inventory of Historic Resources in
Edmonton must be included and incorporated in all new
development proposals.

u Horsehills Energy and Technology Park Area Structure Plan
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6.0 GUIDING PRINCIPLES

This plan is intended to create a new kind of industrial
development in Edmonton that incorporates economic
opportunity with eco-industrial principles. This brand of
industrial development is intended to look, feel, and
function differently than a conventional industrial park. In
order to create an ASP that results in an industrial park
that would achieve those differences, the following
guestions were considered:

How can we make Horsehills Energy and
Technology Park the kind of place businesses
want to locate in?

and,

How can we make industry ‘green’ without
compromising the bottom line?

While these seem like basic questions, using them to
shape a new kind of industrial plan was a challenge. These
fundamental questions help to create a set of guiding
principles that will lead development to achieve these
results. These principles provide direction to answer the

Horsehills Energy and Technology Park Area Structure Plan

guestions and to help identify what Horsehills Energy and
Technology Park is intended to stand for.

6.1 Horsehills Energy and Technology Park
stands for: Sustainable Development

Developments that are built to achieve three bottom line
objectives: last longer, improve business performance, and
create more comfortable working and living environments.
They also provide choices for people — whether that means
choices in the way people travel to and between them or
adaptability in the way people or businesses use a site
over time. Therefore, development in Horsehills Energy
and Technology Park will be compact, varied, well
connected, and flexible to maximize the area’s potential
while minimizing its footprint. The development in
Horsehills Energy and Technology Park will consider its life
cycle costs and look for innovative ways to reduce the
carbon footprint it makes.

6.2 Horsehills Energy and Technology Park
stands for: Industrial Ecology and
Efficiency

One of the keys to a successful business is maximum
output from minimum input. This means building efficiency
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into everything, including product use, staff, and
technology. Eco-industrial development goes a step further
and improves efficiency in buildings, sites, and entire
districts. Eco-industrial development gets businesses to
collaborate to share services and use one business’ waste
as another business’ resource. This kind of collaborative
thinking reduces waste and increases profits — and
increased profits results in stronger businesses.

6.3 Horsehills Energy and Technology Park
stands for: Effective Transportation

Horsehills Energy and Technology Park will be designed to
maximize connectivity between businesses, sub-areas, the
Edmonton region, and beyond. It will be easy to get to and
ship from for business purposes and employees.

It will maximize choice in travel modes including road, ralil,
transit, and trails in order to get people and goods to the
places they want to go. It will also maximize use of the
existing transportation system.

6.4 Horsehills Energy and Technology Park
stands for: Land Use Compatibility

Industrial development can introduce nuisance factors and
introduces the risk of industrial accidents or reduced air

P

quality. This can affect the land adjacent to industrial
developments. In Horsehills Energy and Technology Park,
nuisance and risk intensive uses will be carefully located to
cause as little disturbance as possible to the rest of the
plan area. The intensity of industrial use will decrease as it
approaches non-industry uses to ensure that businesses in
this area are compatible with one another.

6.5 Horsehills Energy and Technology Park
stands for: Innovative Infrastructure

Traditionally, infrastructure has been designed to remove
natural systems from the process of providing the
necessary infrastructure and services to businesses.

Horsehills Energy and Technology Park will put nature
back into the system by identifying groundwater infiltration
and methods of stormwater servicing that more closely
represent the landscape, consistent with low impact
development practices. Process and/or stormwater will be
recycled for use onsite where viable to reduce demands on
the system and water conservation will be pursued. Energy
production will incorporate alternative and renewable
energy sources that minimize carbon use. Waste
management will be minimized through diversion, or safe

disposal of wastes that are not recyclable.

u Horsehills Energy and Technology Park Area Structure Plan
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6.6 Horsehills Energy and Technology Park
stands for: Environmental Protection

The environment is often seen as an obstacle in traditional
land development. In Horsehills Energy and Technology
Park, environmental responsibility will instead be
considered an opportunity. Natural areas will be integrated
into development in ways that will respect their value and
future sustainability while also enhancing outdoor
recreation opportunities and the appearance of the plan
area. Conserving, and in some cases restoring, a
functional ecological network within the context of an
industrial area will be a priority for the plan area.

6.7 Horsehills Energy and Technology Park
Stands for: Effective Implementation

Innovative ideas often introduce longer review periods and
more rigorous information requirements than conventional
development strategies because little or no precedent is
available to base their application on. In order to reduce
this impact, all efforts will be made to ensure the
information requirements for development in this area are
clear. Where necessary, custom rules and regulations will
be adopted for the area to provide clear direction and
streamline the application process. Monitoring will be

Horsehills Energy and Technology Park Area Structure Plan

incorporated to ensure that the goals of the plan area are
being met.

The following sections will identify specific policies and
regulations that are based on these fundamental
principles. The icons related to the principles above will be
displayed adjacent to areas of the plan specifically
emphasizing one or more of these key principles.
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7.0 DEVELOPMENT CONCEPT

The land uses chosen for the plan area have been
designed specifically to take advantage of the
petrochemicals and products from upgraders to be
developed in AlH. Based on information gained from the
Kline Study, this requires a land use split favoring
petrochemical development with specific supportive land
uses.

7.1 Land Use Precincts

In order to use the petrochemical industrial resources
available from AIH, and to achieve the goal of an industrial
plan focused on eco-industrial principles, four main land
use precincts are needed.

These are a petrochemical cluster, manufacturing,
logistics, and research and development park.

The petrochemical cluster precinct will provide the
economic driver of the area. It will need a supportive
industry in order to function well, which requires the
development of logistics, supportive manufacturing, and
business park uses.

Each of the land use precincts will be described as shown
in Figure 8. The principles of eco-industrial development
will be identified as they relate to each individual land use.
Specific policies related to their development will also be
included in each section.

Horsehills Energy and Technology Park Area Structure Plan
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7.2 Petrochemical Cluster Precinct

The heart of the plan area will incorporate the
petrochemical cluster (Figure 9). This area will produce the
chemical products that will be refined, researched, molded,
and moved in other parts of Horsehills Energy and
Technology Park.

Figure 9: Petrochemical Cluster Precinct
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The petrochemical cluster land use will be largely
comprised of chemical production facilities, but will also
include any necessary storage or trans-shipment facilities
specializing in chemical handling. As development related
to chemicals can pose an elevated risk to the general
public in the event of an accident, the petrochemical
cluster land use has been located in the centre of the plan,
placing it far from any existing or future residential
developments. This central location also provides the
ability to create larger lots to accommodate medium sized
chemical plants.

While chemical plants can be large, the development in the
petrochemical cluster is not intended to house oil sands
upgraders as contemplated in AlH. Instead, this area is
intended to make use of upgrader byproducts, which will
be used to make useful chemical compounds instead of
being shipped long distances to be stockpiled or
discarded.

This area is also not intended to look or function like other
developments of its kind in the Capital Region.
Development in the petrochemical cluster will be tightly
controlled to ensure that Edmontonians get the
employment and economic benefits of an intensive
industrial area.
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Example Uses in the Chemical Cluster Precinct may
include:

= Chemical Plants
= Local power generation facilities
» Local wastewater treatment facilities
= Recycling centres
= Ancillary warehousing
Uses in the Chemical Cluster Precinct will not include:
= Nuclear power facilities
=  Waste Stockpiles

= Landfills

Horsehills Energy and Technology Park Area Structure Plan

Policy

1.

2.

Any necessary smokestacks or other venting structures
will be designed to reduce any adverse impacts on air
quality for the surrounding area, in accordance with
Provincial and Federal legislation.

Waste outputs, like steam or hydrogen, may be traded
between industrial developments in this area using a
local private pipe system located within road right-of-
way or on-lot easements.

Industrial businesses that would introduce risks to
public health or safety are required to submit a risk
assessment prior to the issuance of zoning approvals
to ensure that they do not pose unacceptable risk to
the surrounding area.

This area is not intended to house extensive, upgrader-
style development. Therefore, site size will not exceed
30 hectares.
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7.3 Logistics Precinct Uses in the Logistics Precinct may include:

Logistics facilities are important to the chemical industry, = Intermodal yards
as they provide the means by which chemical products can
be shipped to local or international markets. The uses
within the logistics area, highlighted below (Figure 10), will = Packaging facilities
include trans-shipment facilities, storage facilities, and
packaging facilities. This precinct has been located
adjacent to rail facilities and the best roadway connections
to local and regional roadways.

» Trucking yards

=  Tank farms
= Courier services

= Warehouses
Figure 10: Logistics Precinct

1 bl | _||A O = Palleting facilities

alk = City-owned integrated services facilities

/ = —— I\H / _ v Uses in the Logistics Precinct will not include:
\

—— u“ y, _.T.. | » Self-storage facilities

Horsehills Energy and Technology Park Area Structure Plan
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Policy major roadways for the ease of trans-shipment and goods

. o . movement (Figure 11).
1. Use of rail and pipelines is encouraged to reduce

roadway congestion, transportation costs, and
greenhouse gas emissions.

Figure 11: Manufacturing Precinct
2. All properties adjacent to a rail line should consider the : ﬁ : ‘ |Q [ |

BA

extension of rail lines at the time of subdivision to
maximize rail access for the entire plan area

3. Outdoor storage areas are permitted, but must be
largely screened from roadways using landscaping,
fencing, public art, or other methods as appropriate.

L]

4. That intermodal facilities based on rail will be located
interior to the plan.

7.4  Manufacturing Precinct

Supportive manufacturing is another use for chemical
cluster development which will cater to businesses that use
material from petrochemical plants, such as plastics and
oils, to create finished goods for market. This area is also
intended for services provided by other land uses in the N | /

plan area to support its business functions. The Example Uses in the Manufacturing Precinct may include:
manufacturing land use is located for access to rail and

» Plastics facility

Horsehills Energy and Technology Park Area Structure Plan
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» Pharmaceutical production

» Pipe coating or production

Uses in the Manufacturing Precinct will not include:
= Petro-chemical plants
= Land fills

Policy

1. Manufacturing developments are encouraged to
cluster, or develop multiple uses within the same
building, in order to use land more efficiently

2. Manufacturing processes that will generate noise or
odour that may impact neighbouring developments
may not be developed within 100 m of an existing
residential use or existing agricultural homestead

7.5 Research and Development Park Precinct

The research and development park precinct is anticipated
to be the strongest employment generator in the plan area

and takes advantage of the availability of arterial roadways
and the potential for LRT connections. The research and
development park use is intended to include offices,
laboratories, research and development centres, together
with additional business opportunities that complement the
development of the petrochemical cluster (Figure 12).

Figure 12: Research & Development Precinct
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Uses in the Research and Development Park Precinct may
include:

=  Professional and Financial Offices

* Laboratories and Research Facilities )
Policy

» Education Services (ie., technical school annexes) .
1. Business park developments are encouraged to

» Business Support Services cluster, or develop multiple uses within the same

o . . building, in order to use land more efficiently
= Limited Commercial Facilities

2. Outdoor storage of any kind is not permitted fronting

" Restaurants onto arterials or freeways within the business park
Uses in the Business Park Precinct will not include: precinct
= Shopping Centres 3. Arterial or freeway frontages must include additional
landscaping to
* New institutional uses enhance the view _—
» General retail stores corridor into the plan r_MZ&f)mW

area ﬁIZOI
4. High quality building c\j._oZ

materials must be used

in buildings located
along arterial and
freeway frontages

Horsehills Energy and Technology Park Area Structure Plan
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5. Site developments are encouraged to incorporate the
theme of “technology, energy, and innovation” into their
facades and signage, as appropriate

6. Developments are encouraged to incorporate visible
green technology into facades and signage, such as
photovoltaic cells, recycled materials, and green roofs

7. Uses within the plan area are encouraged to orient to
research and development purposes

8. Commercial development may occur within the
Business Industrial precinct, but they must only serve
the plan area and may not be intended to serve a
larger catchment area. These local uses may include
small coffee shops or restaurants, copy centres, or
other related uses.

9. Existing institutional uses within the Research and
Development Park Precinct may continue to operate
and expand on their existing sites in the Horsehills
Energy and Technology Park. However, expansions to
existing institutional uses through consolidating
additional lands are not permitted. Should the existing
institutional uses cease operations, their use
designation will revert to Research and Development

P

Park. In the interim, no uses that will introduce
unacceptable risk will be permitted in proximity to these
existing institutional uses. Also, a buffer must be
established between the existing institutional uses and
any adjacent development and will be identified in the
sub-area planning stage.

7.6  Natural Area Integration

The Horsehills Energy and Technology Park development
provides an opportunity to conserve and enhance the
area’s natural areas such as Horsehills Creek and its
tributaries, other water courses, wetlands, potential
wetlands, potential linkages, and other natural features.
Together, these components will form the area’s ecological
network as outlined in the Horsehills Energy and
Technology Park Area ASP, Ecological Network Analysis,
2008. This network is illustrated on Figure 13.

The integration of natural areas will be essential to
achieving the area’s eco-industrial vision. Natural areas will
enhance industrial development by maintaining the
ecological function of the land and by providing for amenity
spaces for area workers as well as a green and healthy
working environment.

u Horsehills Energy and Technology Park Area Structure Plan
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The Ecological Network Analysis has been completed at a
broad geographic level to identify the area’s overall
Ecological Network and to establish priorities for natural
resource management and integration into the ASP.
However, additional investigations will be required either
as part of future planning studies or during the site-specific
development approval process. The following provisions

will apply.
Policy

1. Additional studies and plans will be required prior to
development, and the information requirements will
vary depending on the stage of planning and
development approval. Development applications will
include sub-area planning, rezoning approvals,
subdivision approvals, and development permitting
approvals.

2. There will be an emphasis on requiring ecological
information as key components of development
applications in order for the applications to be received
by the City and deemed “complete”. This will assist the
City in making informed decisions in a timely manner.
Development applicants will be required to pre-consult
by way of a meeting with the City before preparing and

Horsehills Energy and Technology Park Area Structure Plan

submitting any development application in order to
confirm the need for and scope of additional studies,
and when they are required.

Wherever plans or studies are required, they will be
completed on behalf of applicants by qualified
professionals and will be reviewed and approved by
the City at the appropriate stage in the planning and
development process. The most current plans, policies,
regulations, and information, at the time of individual
development proposal, should be utilized.

Natural areas that fall under the definition of
Environmental Reserve under the MGA (Sec. 664(1))
will be acquired as Environmental Reserve by the City.

The City may consider accepting wetland
compensation in-lieu of acquisition, in accordance with
the Alberta Water Act and/or new Alberta Wetland
Policy. The compensation may be directed towards the
creation, restoration and/or management of other
wetlands, water courses and/or water bodies.

The preliminary identification of Provincially owned
water bodies has been conducted for the plan area.
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However, verification of crown ownership will be
required at this stage.

Natural areas that do not qualify as Environmental
Reserve may be considered for retention through
Municipal Reserve dedication to a maximum of 2% of
the Gross Developable area. The City will place priority
on those natural areas which it determines can form
valued components of a connected ecological network.

The City will require the preparation of a Natural Site
Assessment, completed in accordance with the Natural
Site Assessment Guidelines, to support development
applications that propose development or site alteration
within or adjacent to any designated natural area or
associated buffer. Objectives will include, but not be
limited to: identifying existing protected ecological
features; researching additional details of the valued
ecological components; recommending measures to
restore and enhance the feature; and recommending
measures to mitigate impacts of site development on
ecological features. The study will be reviewed and
approved by the City at the earliest opportunity, be it
the sub-area, zoning, subdivision, or development
permit stage.

9.

10.

11.

THE CITY OF
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The City will use its guidelines for determining
Environmental Reserve dedication for wetlands and
other water bodies when applying buffers to those
natural areas. Appropriate buffers will also be
established surrounding other natural areas to ensure
their protection. These will be determined at the zoning
or subdivision stages, on a case by case basis and in
consultation with the City.

Natural areas that are retained as public lands will
have public access to provide the opportunity for them
to be integrated with the open space network. River
Valley and ravine system will have public access
consistent with the City of Edmonton’s Top-of-Bank
Development Policy.

The City will require development proponents to
prepare Natural Area Management Plans for natural
areas and buffers to be retained within or adjacent to
developments, in accordance with the Natural Area
Management Plan Guidelines. The Plans will be
reviewed and approved by the City at the sub-area
planning stage and should follow and be informed by
the reports identified in Policy 8 above. .

Horsehills Energy and Technology Park Area Structure Plan
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12.

13.

The City will require that applicants complete a Tree
Conservation and Landscape Plan as a component of
development applications. The goal of these Plans will
be to retain and plant as much natural vegetation as
possible to augment the designated natural areas. Plan
objectives will be: to assess the quality of forest
patches, specimen trees, windrows, and other naturally
vegetated areas and their value for retention; to
recommend site design and mitigation measures that
will conserve those areas to be retained, to
recommend measures to transition and integrate new
landscaped areas with adjacent natural features, and
to recommend new tree or vegetation planting that will
contribute to native vegetation cover in the area. The
Plans will be reviewed and approved by the City at the
development permit stage.

Any proposed activities within the designated North
Saskatchewan River Valley Area are regulated by
existing Bylaws and the associated Area
Redevelopment Plan. These regulations are supported
by this Plan and will be reflected in the regulations of
the City’s Zoning Bylaw that are applied to the ASP
area.

Horsehills Energy and Technology Park Area Structure Plan

14. The City’s Zoning Bylaw will be used as one of many
tools to implement the area’ ecological network
objectives. The Bylaw will stipulate the natural areas
where development is strictly controlled, and the
regulations and site development criteria that apply.
This zoning process will be completed by the City upon
the approval of the Area Structure Plan.

15. In addition to these polices, the City will utilize all of its
other various policy and regulatory means to achieve
the goals as set out in the Municipal Development Plan
in regards to planning for the natural environment.



lausta
Typewritten Text
55/105

lausta
Typewritten Text


56/103

Figure 13: Ecological Network
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7.7 Open Spaces and Parks

A number of parks have been identified in addition to
natural areas. A large city-wide park has been identified in
the centre of the plan area. It is connected to natural areas
and additional park spaces to create a central spine that
extends through the centre of the plan area. This city wide
park will be used for large programmed sporting events
that would attract users from surrounding areas. In addition
to this large park system, additional park locations are
identified in the plan area.

Most existing industrial areas in the City of Edmonton do
not incorporate smaller, local parks. Local parks will be
incorporated into Horsehills Energy and Technology Park
to provide recreation opportunities for area employees as
well as the public at large, further differentiating this area
from conventional industrial park development.

The Urban Parks Master Plan (UPMP) does not
contemplate parks for industrial areas, and therefore does
not designate a park type to be used in these cases.
These park locations will most closely resemble the
community or urban village park in intent, but are
anticipated to be slightly smaller given the lack of necessity
for community league facilities. They are therefore

Horsehills Energy and Technology Park Area Structure Plan

anticipated to be approximately four hectares in size each
and will provide open spaces that can be programmed to
provide passive or active recreation. Precise placement of
these community level parks will be identified at the time of
zoning and subdivision, but are identified generally in
Figure 14 below.|
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Figure 14: Open Spaces and Parks
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The identified parks and natural
areas are conceptual in nature and
subject to change. The specific
location of parks will be determined
at the zoning and subdivision
stages. The location of natural areas
will be confirmed by subsequent
evaluation.
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7.8 Risk Management Strategy

While industry continually strives to reduce the danger Policy
associated with their operations, there is typically some
level of elevated risk to health and safety involved in
industrial development due to the potential for accidents.
While this risk will continue to exist, good planning can play

arole in lessening the impact of any future industrial 2. Residential uses are not permitted in the ASP area.
accidents on people.

1. Arisk assessment is required for industrial uses
intended to produce, process, handle, and/or store
hazardous materials.

3. All site and building designs within the chemical cluster

The distance between high concentrations of people and or 1.5km of its boundary shall be designed for ease of
industry plays a critical role in managing risk effectively, evacuation and provide protection to building

and has been researched by many industry organizations occupants specific to the potential for industrial

and government bodies. As discussed in Section 5.12, the accidents.

Major Industrial Accidents Council of Canada (MIACC)
helped to identify guidelines for safe distances between
people and industry.

4. Cumulative effects of multiple risk management sites
must be considered as a part of all risk assessments

undertaken in the plan area.
General locations for fire stations have also been identified

in Horsehills Energy and Technology Park in consultation 7.9  Existing Residential
with the Emergency Response Department. These
facilities have been located to provide efficient emergency
services to this area, which also works to reduce the risk
and severity of any accidents that may occur in the plan
area.

That a new zone would be prepared for existing residential
properties that would allow for the continuation of the
existing uses.

Horsehills Energy and Technology Park Area Structure Plan
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8.0 TRANSPORTATION

The Horsehills Energy and Technology Park ASP area is
constrained by several regional roads in the area which
may limit access to the developable lands, but which also
create opportunities for development. It is important to
note that the roadway network for the plan area, as shown
in Figures 15-17, cannot be developed in isolation from the
rest of the City and region because the road network must
operate effectively and efficiently for all users in the future.
Therefore, some consideration of a road network through
the lands south of Manning Drive is included in this
discussion to provide some context for regional traffic
movement. The road network outside of the plan area is
conceptual in nature and subject to change as part of
future land use planning processes.

8.1 Regional Road Network

The south boundary of the plan area is the future Anthony
Henday Drive which will be, when completed, a full access
controlled freeway ring road encompassing the City of
Edmonton. This ring road allows for the movement of
goods and services through the region at higher speeds
and less delay.

The portion of Anthony Henday Drive, west of Manning
Drive, is anticipated for completion by 2011 and is planned
to have access via interchanges at 50 Street (future half
interchange with access to/from the west, construction
timing yet to be determined), 66 Street, and Manning
Drive. Access for the lands south of Manning Drive is
planned to include an interchange at 153 Avenue and a
flyover extension of Victoria Trail.

To the north of the plan area is Highway 37 which
connects this northeast part of the Capital Region near
Fort Saskatchewan to the northwest parts closer to St.
Albert. Today, itis a high speed two-lane rural highway
with at-grade intersections with other highways, and
graveled or paved municipal rural roads.

Highway 37 in the future will likely form a component of the
future regional ring road, sometimes referred to as the
“outer ring road”, or the Edmonton Regional Ring Road
(ERRR). Although a corridor for the ERRR through
northeast Edmonton has not yet been chosen, the
alignment shown in this ASP represents the best available
information at the time of writing. It was developed through
discussions with Alberta Transportation and City of
Edmonton staff and it was generally acceptable to both
groups.

Horsehills Energy and Technology Park Area Structure Plan
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The remainder of the ERRR passes through the plan area
on a NW to SE alignment between the Edmonton
Institution and the Department of National Defense
communication array, crossing the North Saskatchewan
River near the Capital Region Waste Water Treatment
plant. This facility will have a systems interchange with
Manning Drive and with Highway 37 at Highway 28A
(Figure 15). A systems interchange accommodates traffic
flow between two intersecting freeway facilities and
provides access for either freeway within 3 km of the
interchange is undesirable under Provincial standards.
There will be access opportunities via service interchanges
every two km along Highway 37, Manning Drive and
ERRR. These access locations were also discussed with,
and agreed upon, with Alberta Transportation and City
staff and represent the best information available at the
time of writing this document.

Manning Drive is an expressway facility on a SW to NE
alignment, ultimately becoming Highway 15 and turning
eastward to Fort Saskatchewan. It connects Anthony
Henday Drive to the ERRR and will have systems
interchanges with both freeways. There is likely space
between these two systems interchanges for one service
interchange to provide access to the plan area from

Horsehills Energy and Technology Park Area Structure Plan

Manning Drive. A second service interchange location
exists northeast of ERRR. Manning Drive will become a
Provincial roadway with the completion of the northwest
portion of Anthony Henday Drive in 2011.

8.2 Arterial Road Network

The lands in the plan area are well serviced with arterial
roads. There are generally three north south arterials
spaced at 1.5 to 2 km apart which connect to Anthony
Henday Drive at 66 Street and at 50 Street and continue to
ERRR. 18 Street is the third arterial road. It passes
Anthony Henday Drive and winds through the lands south
of Manning Drive, crosses Manning Drive and connects to
ERRR.

There are also three
east west arterials
spaced 2 to 3 km
apart. 195 Avenue
parallels Anthony
Henday Drive to the
west portion of the
plan area and it is
proposed to extend
into the plan area
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intersecting 66th Street and 50th Street and then across
Manning Drive to feed into the area south of Manning
Drive. The central east west arterial extends from 66
Street to connect to the central service interchange on
Manning Drive and then eastward into the lands south of
Manning Drive. The northern arterial parallels the ERRR
from west of the plan area, connects to 66 Street, 50
Street, 18 Street, crosses ERRR to connect to the north
service interchange and then into the lands south of
Manning Drive.

There are other arterials within the plan area that are
included to provide connectivity between the main
roadways already discussed. South of Manning Drive,
arterial road connections will be necessary and could
include:

= East leg of 153 Avenue at Anthony Henday Drive.

This could connect through the lands to the south
of Manning Drive to connect to the north service
interchange at Manning Drive.

= Continuation of Victoria Trail/18 Street from
Anthony Henday Drive through the lands south of

Manning Drive to cross Manning Drive and extend

into the plan area.

= Continuation of east-west roads within the plan
area to allow connectivity to the industrial lands via
a 195 Avenue extension and as part of the central
east west arterial, which connects to the central
service interchange.

Lands within the ASP will be subject to Arterial Roadway
Assessments (ARA) pursuant to the Arterial Roads for
Development Bylaw 14380, or to the policies and bylaws
regarding arterial roadways in place at the time of
development to cost share the construction of arterial
roadway facilities necessary to serve the area. In general
terms, the ARA outlines the developer’s contribution for
arterial roadways construction within the catchment area
and is based on the estimated and actual costs for the
construction of the arterial roads required for access to a
catchment area.

Policy

1. Additional access points to and from Anthony
Henday Drive or Manning Drive will not be
permitted.

Horsehills Energy and Technology Park Area Structure Plan
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2. Interim accesses for staging purposes must be
provided in the location of ultimate interchanges
or intersections.

8.3 Collector Road Network

The collector road network shown in Figure 15 was
developed using the following guiding principles:

= Minimize creek crossings and other environmental
impacts.

= Connect to arterial roadways a minimum 300 m
from arterial-arterial intersections and then spaced
at a minimum of 200 m along the arterial roadway.

* Provide a reasonable amount of transit coverage
through the area to be served from the collector
roads, ensuring a maximum 400 m walking
distance where possible.

» Locate roadways adjacent to or on quarter section
lines where possible, but with the flexibility to
relocate as the lands develop to ensure the
roadway maximizes, as far as possible, access to
development facilities.

Horsehills Energy and Technology Park Area Structure Plan

» Routed to allow for signed bicycle route
connectivity.

8.4 Eco-Industrial Alternative Road Cross-
sections

Eco-industrial development includes concepts or methods
for reducing the impact that industrial development has on
the environment. “Eco” can refer to ecological, but it can
also refer to economical. Several methods of creating eco-
industrial transportation facilities include:

= Promoting the use of alternate modes of
transportation; walking, cycling, or transit.

= Promoting the use of transportation demand
techniques including car-pooling, other forms of
ride-sharing, and premium parking spaces for those
that car-pool.

* Reducing the width of hard surface dedicated to the
vehicle which reduces the volume of storm runoff.
Pavement width can be reduced by over 30%
through the elimination of on-street parking and
thereby improve the economics of development.
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= Creating roadway ditches to collect and convey
storm runoff from local and collector roads. This
can also improve development economics while
increasing ecological sustainability.

Several alternative road cross-sections were considered

through this ASP process for local and collector roadways.

These cross sections may include ditches, reduced
pavement width, pedestrian accommodation, and transit
stop provisions. Modified urban cross-section roadways
may be permitted within the plan area, subject to the
review and approval of the City of Edmonton
Transportation Department. It is important to use the
guiding principles above in the creation of alternative
cross-sections in the future to serve the eco-industrial
area.

Horsehills Energy and Technology Park Area Structure Plan
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Figure 15: Road Network
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The identified roadways are
conceptual in nature and subject to
change. The specific alignment of
roadways will be determined in
subseauent evaluations.
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8.5 Pedestrian/Bicycle Network

The pedestrians and cyclists
are accommodated through
a comprehensively
developed network of multi-
use trails, sidewalks, and on-
street signed bike routes
(Figure 16). The multi-use
trails form part of the
standard arterial roadway cross-section and therefore the
arterial road network is generally the same as the
recommended multi-use trail network. The trails connect
from known connection points south of AHD on 50th Street

and on 18 Street and along the future LRT alignment to
feed into the area. The primary goal is to continue these
trails into the plan area along these north/south arterial
roads to connect to destinations within the plan area and
potentially into Sturgeon County.

Typical destinations and routings include:
» Regional park facilities.

= |LRT and Transit facilities.

¢dmonton

» Linear park systems such as along top of bank of
the creeks in the area.

= Connections through the lands south of Manning
Drive to connect to the river valley park system.

The standard arterial roadway cross-section includes a
multi-use trail on one side which allows for many choices
for users. Top of bank options have been provided as
alternatives for users wishing to stay away from the
roadways. A circle route linking regional parks within the
plan area to the river valley may also be provided with any
future development south of Manning Drive. A commuting
bicycle facility may be included adjacent to the LRT
alignment for future development and use. On-street
signed bike routes are also shown to provide local
connections to the multi-use trail system.

Another key component is to ensure that people have well-
maintained pathways or sidewalks to walk on throughout
the year on all roadways. A key factor to promoting
walking or other non-motorized travel is the establishment
of convenient and safe routes to multi-use trails. Without
those routes, people are less likely to use the multi-use
trails or transit to reach their destination. Therefore, all

Horsehills Energy and Technology Park Area Structure Plan
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collector roads should have a sidewalk on one side at
minimum with bus stop connector walks as required.

Horsehills Energy and Technology Park Area Structure Plan
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Figure 16: Pedestrian and Bicycle Network
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8.6 LRT and Transit Network

The potential LRT alignment for the plan area originates
from the area of Anthony Henday Drive near Victoria Trall
and it runs northward across Manning Drive and then it
turns northeastward to parallel Manning Drive to the
northeast City limit. Stations could be strategically located
within the research and development park, given that it will
be the area of highest employment density. Stations could
be located at nodes selected to serve both walk-in riders
and employees transferring from buses circulating on the
larger collector and arterial road network. A large number
of people are expected to work in the plan area at full
development.
Providing transit
service to these
employees will help
manage the vehicle
demands of the

area.

The need or desirability to have LRT routed through the
plan area as shown is highly dependent upon the land use
and land use intensity for the lands south of Manning
Drive. In the event that land now south of Manning were to
remain unchanged from the existing agricultural uses, LRT

Horsehills Energy and Technology Park Area Structure Plan

service through the industrial area becomes a key driver in
evaluating future LRT extension options in the northeast.
However, if the lands south of Manning Drive are planned
for additional development in future, it would also influence
the LRT alignment choice.

If both the plan area and the lands south of Manning Drive
develop, then LRT alignments parallel to Manning Drive on
an optimum alignment should be evaluated. Whether the
LRT alignment is north, south, or on both sides of Manning
Drive ultimately depends on which area will provide the
highest level of ridership or add efficiencies to the system.
The planning for the Northeast LRT alignment is being
prepared separately from the Horsehills Energy and
Technology Park ASP and will be considered at a later
date. The LRT alignment shown in Figure 17 is a potential
alignment only, and will be updated to reflect the
completed planning for the Northeast LRT when a final
route is determined.
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The bus network to serve the area ultimately depends on
where transit ridership is concentrated in the plan area.
However, the bus network will utilize the collector roads to
provide service within the plan area and then travel to the
LRT stations using the arterial road network. Therefore,
where the LRT station is located has little impact on the
transit coverage for the plan area, but it has a greater
impact on the frequency of service.

Figure 17: LRT and Rail Network
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8.7 Heavy Ralil Policy

Maximizing railway service is important to the marketability 1. The potential for rail spurs must be considered as a

of businesses with shipping needs throughout the plan part of the development of the area and the network of
area. Collector and local roadways must be developed in local roadways.

conjunction with the development of spurs from the
existing CN Coronado Subdivision to ensure that the
potential for rail access is maximized for as many future
businesses as possible.

2. Lotting patterns and/or roadway designs that restrict
the extension of rail service should be avoided, except
where it can be demonstrated that subsequent
subdivisions would not benefit from rail service.

3. An area level rail service plan should be developed in
order to guide the development of rail for each
subdivision application.

A heavy rail spur network to service the logistics and petro-
chemical cluster uses within the plan area is shown in
Figure 17. This is a sample of how rail service could be
expanded in the plan area should a market exist for this
type of land.

8.8 Pipeline Systems

The plan identifies some suggested alignments for a future
pipeline corridor to/from AlIH. A similar line is also identified
in the Radke report to be contained in the Manning Drive
right-of-way. Given that the petrochemical industry

Horsehills Energy and Technology Park Area Structure Plan _ L . In‘
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intended for this area is based on the use of feedstocks
from the planned upgraders in AIH, it will be critical to
provide an easy and efficient way for these feedstocks to
make their way to Horsehills Energy and Technology Park.
A pipeline corridor would provide an alternative means of
moving product into the plan area. The specific alignment
of any future pipelines will require coordination with the
Province, Alberta’s Industrial Heartland Association,
affected municipalities, and the companies that will be
using them in future.

Horsehills Energy and Technology Park Area Structure Plan
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9.0 INFRASTRUCTURE AND SERVICING

9.1 Water Servicing

The Horsehills Energy and Technology Park area is not
currently serviced with water from EPCOR. A 900 mm
diameter supply line owned by the Capital Region
Northeast Water Service Commission (CRNWSC) bounds
part of the industrial area, generally paralleling Manning
Drive. This supply line is fed from a 600mm diameter
EPCOR primary pressure zone transmission main which
extends north from Clareview Reservoir.

Other water infrastructure in the vicinity includes an
EPCOR-owned 300mm distribution main which connects
to the supply line at 167 Avenue. This feeds Evergreen
Manufactured Home Community, local acreages and
greenhouses. There is also a 200 mm distribution main
from the primary pressure zone servicing Alberta Hospital
and local acreages near 18 Street, north of 167 Avenue.
This infrastructure is located to the south of Manning Drive
and is not included as part of the overall water servicing
infrastructure for the Horsehills Energy and Technology
Park. However, depending on development progress there
may be opportunity to utilize this infrastructure on an
interim basis.

Horsehills Energy and Technology Park Area Structure Plan

The proximity of the CRNWSC supply line to the study
area has the potential to allow for cost effective servicing of
the Horsehills Energy and Technology Park provided an
agreement can be reached between EPCOR and
CRNWSC to utilize this infrastructure. Otherwise a new
transmission line would need to be constructed from the
terminus of the 600mm EPCOR main to industrial area. In
either case, the existing EPCOR 600mm main will need to
be twinned to deliver sufficient flows to the area.

EPCOR'’s Clareview reservoir would be the main supply
point for the area. Clareview reservoir is located within the
primary pressure zone, and is filled from Rossdale Water
Treatment Plant via EPCOR’s transmission network.
EPCOR has indicated that the Clareview reservoir may
become dedicated to supplying Northeast Edmonton, north
of the TUC, and the CRNWSC when development
proceeds. EPCOR has also indicated that a series of local
upgrades between the Rossdale WTP and the Clareview
Reservoir would be completed to provide the required
conveyance capacity to the reservoir.

At least one local reservoir will be required in the Horsehills
Energy and Technology Park. A potential location for this is
indicated on (Figure 18). A second reservoir, depending
on future water demands, may also be required and a
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possible location for this is also shown. Both reservoir sites
are located at higher elevations in the area and would be
supplied from the local water distribution system as shown.
It should be noted that the suggested local water servicing
infrastructure is subject to change, depending on
development progress and the required water demands.

Initial development may be fed directly from Clareview
reservoir via the existing CRNWSC supply line. However, if
agreement with the CRWSC to utilize this infrastructure
cannot be reached, the dedicated transmission line, as
previously described, will be required to service the area.

Horsehills Energy and Technology Park Area Structure Plan
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Figure 18: Water Servicing Network

¢ Horsehills Energy and Technology Park Area Structure Plan

R NN W 0 G IR | NN BN
T 1 1T 7 T
- P 7 !
m ] -
E I — Pl )
VW/ pA
/
/4
o
i
7
y
il : _ﬁ\ \
ﬁ ;km ,“,
i
—1)
Ol
® o 11
S - /
N

W

| iec

ASP Boundary

Possible Reservoir

Proposed Reservoir

Existing Water Transmission Main
Proposed Water Main

Road Network

Waterbodies

Existing Property Lines
Transportation Utility Corridor



lausta
Typewritten Text
75/105


76/105

THE CITY OF

monton

9.2 Stormwater Servicing Manning Drive. These tributaries are generally very

shallow with farming activities to within 5 to 10 m of the
The plan area is located approximately 5 km from the

North Saskatchewan River and drains to the river via

tributary. They generally convey stormwater only during
spring runoff and during major rainfall events. The majority
of the Horsehills Creek and the two unnamed
watercourses, are within the City of Edmonton’s North
Saskatchewan River Valley Area Redevelopment Plan.

Horsehills Creek and two unnamed watercourses, #1 in the
far Northeast position and the #2 approximately 2.4 km
south and fully contained East of Manning Drive (Figure
19). The land generally slopes from west to east, with the

plan area being relatively flat with increasing slopes toward The stormwater servicing concept for the plan area
the river. supports the eco-industrial concept using the following
policies.
The breakdown of the three basin area is shown below:
Policy
Upstream Within Downstream _.wﬁmwﬂ__
Basin of v_xm: n_m_u Area  of n_xm: Area Area 1. Mimic pre-development hydrologic conditions as much
A 2 2 2 o o
il rea (km2) (km2) (km2) (km2) as possible in terms of ground infiltration and
Horsehills .
Creek 22 40 13 75 stormwater discharges.
Unnamed . .
Watercourse 1 41 8 5 54 2. Sustain the existing creek system ecology for
Unnamed 0 5 16 21 conveying post-development flows in terms of
Watercourse 2 maintaining creek base flows and protecting the creeks
from erosion, as well as reducing sediment loading to
All three watercourses become deeply incised with heavily the river.
treed ravines between Manning Drive and the river. 3. Retain stormwater on-site as much as possible for
Within the plan area, Horsehills Creek consists of six irrigation, process water etc. to minimize the reliance
tributaries which merge into a single creek south of on potable water.

P

_ u Horsehills Energy and Technology Park Area Structure Plan
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The stormwater servicing concept includes on-site best
management practices, stormwater management facilities
(SWMF) and off-site conveyance system (pipes or creeks)
which eventually discharge to the North Saskatchewan
River (Figure 19). Two new storm outfalls to the river are
proposed at this time.

The use of a number of on-site best management practices
is anticipated. This includes the use of on-site storage
facilities such as underground cisterns and storage ponds
for irrigation and process water purposes. Facilities that
promote groundwater recharge such as permeable
pavements, bio-retention areas and grassed swales are
also anticipated to maintain the pre-development
hydrology and to enhance the quality of stormwater
discharges.

The central and western parts of the plan area are within
the Edmonton Garrison Heliport Zoning Regulations Bird
Hazard Area. The Department of National Defense (DND)
will have authority over the size and number of SWMF as
well as the design parameters. Although there is support
for habitat development, DND wants to minimize the
attractiveness of the area to birds in order to minimize
conflicts with heliport operations. The heliport zoning
regulations may preclude the use of constructed wetlands.

Horsehills Energy and Technology Park Area Structure Plan

SWMF is to be designed meeting DND requirements and
the City of Edmonton Design Standards.

Stormwater discharge from SWMF will be required to be
controlled to less than the pre-development rates. This less
than pre-development discharge rate is necessary in order
to minimize erosion impacts in the creeks, reduce
sediment loading to the river, enhance the quality of the
stormwater discharge and reduce the size of the
downstream conveyance systems.

The stormwater servicing concept will allow interim
drainage to the Horsehills Creek and Creek # 1 and # 2,
with the outfall trunks to the river to be constructed at a
later time. The design of the conveyance systems will have
to incorporate provision for future diversions to these
outfall trunks. Delaying the construction of the outfall trunks
and the river outfalls will allow sufficient time for funding
and environmental approvals for these facilities.
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The number, size, and identified
locations of stormwater management
facilities are shown only to illustrate
network principles and are strictly
conceptual. The specific attributes of
stormwater management facilities will
be determined in subsequent
evaluations.
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9.3 Wastewater Servicing

The study area encompasses 5,238 ha of land. It is
located approximately 5 km from the Alberta Capital
Region Wastewater Commission’s (ACRWC) Treatment
Plant and 10 km from the City’s Gold Bar Wastewater
Treatment Plant. There are two ACRWC trunk sewers
running through or adjacent to the study area. The
ACRWC St. Albert Regional Trunk Sewer (START)
generally runs along 195th Avenue NW while the
Northeast Regional Trunk Sewer (NERTS) runs along 34th
Street NW (Figure 20).

The western, central and southern portions of the industrial
area are serviced to the ACRWC START Line, while the
northeast portion is serviced to the ACRWC NERTS Line.
Three to five connection points are anticipated. The
location and number of connections to these regional trunk
sewers are conceptual and require formal approval by
ACRWTC at the development phase.

In 2008, the City of Edmonton and the ACRWC entered
into a Regional Wastewater Exchange Agreement, where
each party agrees to exchange wastewater transmission
and treatment services. Based on discussions with
ACRWC, both the START Line and the NERTS Line have

Horsehills Energy and Technology Park Area Structure Plan

surplus capacity to accept wastewater flows from the study
area initially, but both regional trunk sewers will eventually
need to be twinned to accommodate the increased flows
from the study area and the region. ACRWC is obligated
under the Regional Wastewater Exchange Agreement to
provide the necessary transmission and treatment capacity
for these flows. To ensure capacity is available to meet the
requirements of the City and the region, the City will
provide information to the ACRWC, including development
schedules, staging information, and wastewater flow
projections through the joint planning process outlined in
the agreement.

The Regional Wastewater Exchange Agreement has
defined “Level of Service” for exchanging flows at
connection points between the City and ACRWC systems.
These “Level of Service” parameters have a lower
allowable sewage generation rate than that of the City’s
current design parameters for sizing sanitary sewers in
industrial areas. To support the eco-industrial concept,
these “Level of Service” parameters have been adopted.
This results in smaller sewer pipes, lower overall servicing
costs and meet the ACRWC's servicing policies. Water
conservation is also encouraged which will result in less
sewage generation for treatment and disposal.
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The Sanitary Servicing Concept will consider innovative
wastewater systems such as local treatment facilities with
recycled wastewater used for irrigation or process water.
Such services would be required to meet applicable
regulations for both the water reuse and the discharge of
effluent to the sanitary sewer. Given that this serves as a
departure from conventional servicing systems, future
policy will be required to address the inclusion of local
treatment facilities in developments. This will require

consideration of the City of Edmonton’s role in physically
controlling sewage generation rates from developments, as
well as how management of these facilities would be
undertaken.

Horsehills Energy and Technology Park Area Structure Plan
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Figure 20: Wastewater Servicing Network
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9.4 Energy

Electrical service will be supplied throughout the area by
private utility agencies. In order to serve the plan area,
EPCOR may require a substation to be developed in the
plan area, identified in Figure 21. Another substation will
also be required to the south of the plan area as
development proceeds, which is also shown generally in
Figure 21.

The Alberta Energy System Operator (AESO) is currently
developing an orientation for new 240 kV / future 500 kV
lines that will provide improved service to AlH. One of the
options considers routing this transmission line through
Horsehills Energy and Technology Park..

Several eco-industrial projects use local power supplies,
such as co-generation facilities, waste steam, wind power,
solar arrays, or other alternative power generation
methods. These local plants are encouraged to develop
within Horsehills Energy and Technology Park. Areas that
are supplied with a local power supply will not be required
to tie into regional services.

In addition, it is anticipated that individual businesses will
implement on-site alternative power generation

P

technologies along with energy conservation measures.
This will be an important way for industries in the area to
reduce their carbon footprint.

e
%u
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o these minor pipeline systems will be considered at the
9.5  Shallow Utilities development permitting stage.

Private utilities, such as power, gas, and other optional
services will be supplied by private utility companies as
required. Alternative and/or locally based services are also
encouraged for shallow utility service provision. Alignments
for these services will be determined at the development
permitting stage.

9.6 Communal Piping System

The basis of eco-industrial development includes the
sharing of inputs and wastes for the benefit of company
bottom lines and the environment. Therefore, waste stream
sharing is strongly encouraged by the Horsehills Energy
and Technology Park ASP. Waste sharing may include the
development of piping systems to allow the transfer of
materials such as steam, hydrogen, or process water. This
‘green infrastructure’ may be included along the
boundaries of development sites within a designated
easement. These facilities may also be incorporated within
road right-of-way at the discretion of the City of Edmonton,
where space is available and the substance to be
transferred is non-hazardous in nature. Provisions for

Horsehills Energy and Technology Park Area Structure Plan
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10.0 DESIGN GUIDELINES

Developments in Horsehills Energy and Technology Park
should implement the principles of the Horsehills Energy
and Technology Park ASP. Attention to details of the
design and operation of buildings, structures, infrastructure
and associated site improvements will play an important

Zoning standards and development approvals should
therefore have regard for the principles of the Horsehills
Energy and Technology Park ASP in Section 7. The
following design guidelines identify the individual factors at
a development level that address the implementation of
those principles. An example of how this attention to
design could look is shown below:

85/105

role in achieving the principles Horsehills Energy and
Technology Park is intended to exemplify.

SUMMER WINDS .
“.__Wind Turbines

Rear Lane Access

PV / Hotwater Panel Field
= - _Constructed Wetland

Multi Use Pathway

(through naturalized green spaces)

. Regenerating Woodlot

Truck Shipping/ Loading

Area {Located at east corner

of building prevailing wind will
direct fumes away from buidling)

Parking Lot
(Permeable Pavement)

Bike Parking Area

Bus Stop+Drop Off
Green Roof

PV/ Hotwater Panels
{South oriented to maximize
sun capture)

Naturalized Green Buffer
(for wind protection)

Street Oriented Facade

WINTER WINDS

Horsehills Energy and Technology Park Area Structure Plan
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10.1 Sustainable Development

10.1.1 Area Design

1. Create lots with as minimal street frontage as is
required for the use, to allow for the most efficient
delivery of the valuable linear infrastructure (utilities) in
the street.

2. Provide for flexibility in lot sizes, densities and heights
to accommodate a wide range of potential uses,
recognizing that the lot sizes may vary within the ASP
land use designations.

3. Establish zoning standards for required parking rates
that recognize the area’s travel demand management
objectives, to avoid requiring more parking than is
actually needed.

10.1.2 Site Design

1. Encourage users on adjacent lots to develop
interconnected parking lots and service areas under
shared use agreements, with the objective of reducing
the total amount of land utilized for parking.

- . e e e W=

L

2. Incorporate landscape features within parking lots and
service areas and around their perimeter to reduce
heat island effects.

3. Consider multi-leveled, structured parking integrated
into multi-use buildings, where large parking volumes
are unavoidable, to minimize the development
footprint.

10.1.3 Building Design

1. Promote the construction of high performance buildings
by encouraging each development to pursue LEED*
(Leadership in Energy and Environmental Design)
certification or other third party green building rating

Horsehills Energy and Technology Park Area Structure Plan
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systems, to reduce their net amount of energy

consumed and reduce their overall carbon footprint. 10.2 Industrial Efficiency and Ecology

2. Encourage a range of building typologies, including 10.2.1 Area Design
multi-storey buildings, to add variety to the urban
environment and to reduce their environmental
footprint.

1. Encourage adjacent developments to coordinate and
share material/resource input and output shipping and
loading facilities, as well as joint site accesses and

3. Develop street building facades to have inviting, varied service lanes.

and cohesive visual sequence. . .
2. Encourage businesses to organize themselves to

4. Require that tall buildings located close to sidewalks establish Business Collaboration Networks with the
have setbacks above the third storey level, to allow objective of sharing information on opportunities to
sunlight to penetrate to the street level at share business intelligence, technologies,
approximately 45 degrees, to promote naturally lit infrastructure, services, products, materials and
streets and mitigate wind-tunnel effects. resources.

3. Consolidate logistics areas and major transportation
services in hubs that take advantage of road and ralil
arteries and that will result in the greatest potential for
use by area businesses.

10.2.2 Site Design

c1ap

1. Encourage adjacent developments to coordinate and
share material/resource input and output shipping and

Horsehills Energy and Technology Park Area Structure Plan
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loading facilities, as well as joint site accesses and 4. Provide generous landscaping and amenities adjacent
service lanes. to transit stops, to provide weather protection and to
create the stops as recognizable places along the

10.2.3 Building Design street edge.

1. Locate buildings in close proximity when there are
opportunities for sharing of infrastructure such as
building systems, energy systems (heating, cooling and
electrical), waste systems, parking and loading 6. Plant canopy trees along all walking routes to define
services, drainage. the routes, to provide protection from the elements,

and to create a pleasant visual walking environment.

5. Use utility corridors, right-of-ways, and easements for
possible recreation path connections.

10.3 Effective Transportation

10.3.1 Area Design

1. Provide shaded and covered pedestrian routes for
protection from natural elements (wind, rain, snow and
sun UV radiation).

2. Provide sidewalks or recreation paths on at least one
side of all streets, and provide sidewalks or recreation
paths on both sides of all streets carrying transit, to
promote walking and transit use.

7. Ensure that all pedestrian routes are universally
accessible to enable the mobility of persons with a
wide range of abilities.

3. Provide direct walking routes linking building entrances
to street sidewalks, transit stops/stations, pathways,
and parking areas, to promote walking and transit use.

P

_ u Horsehills Energy and Technology Park Area Structure Plan
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8. Consider requiring dedicated cycling lanes or wide
paved shoulders to provide for safe cycling.

9. Increase land use densities and mixtures of land uses
within 800m of potential LRT stations, to maximize the
potential for transit use and generate the best returns
on the transit investment.

10. Provide ergonomic street furniture, signage and
wayfinding along roads and in public areas to promote
active transportation modes.

11. Incorporate transit routes in the street layout that
provide service for large areas, maximize the number
of potential riders and ensure safe and convenient
service.

10.3.2 Site Design

1. Coordinate landscaping within the street right-of-way
and on adjacent lands to create a seamless transition
between public and private space, to avoid duplication
of landscaping investments, and to reduce the road
right-of-way requirements where possible.

2. Provide on-site sidewalk or pathway connections
between adjacent lots and that link site users to

Horsehills Energy and Technology Park Area Structure Plan

3.

ecological network features and area-wide pathway
systems, to improve area walkability.

Avoid nooks and confined spaces as well as poorly lit
areas adjacent to pedestrian areas, to reduce personal
security risks.

Require Transportation Demand Management Plans to
be completed by applicants as conditions of
development approval, with the objective of reducing
dependency on private automobile travel.

Provide thermal comfort at transit stops, including
transit shelters. Also explore recycling the exhaust air
from adjacent buildings as a heat source at transit
stops.
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10.3.3 Building Design

1.

Where appropriate, locate buildings close to the street
lot line with minimal setbacks to reduce walking
distances between buildings and sidewalks, transit
stops, and other buildings across the street.

Provide bicycle parking on hard surfaces near
employee and customer entrances and at transit stops
and stations, to promote cycling.

Encourage buildings to be designed with shower and
changing facilities to serve the needs of active
transportation users.

10.4 Land Use Compatibility

10.4.1 Area Design

1.

Industrial businesses that would introduce risks to
public health or safety are required to submit a risk
assessment prior to the issuance of zoning approvals
to ensure that they do not pose unacceptable risk to
the surrounding area.

10.4.2 Site Design

1.

Site development must screen unattractive features
from major roadways. Examples of unattractive
features include development of extensive outdoor
storage, blank building facades, and outdoor assembly
yards. Screening of unattractive features can be done
using a number of methods, including landscaping,
fencing, and/or public art.

10.4.3 Building Design

1.

Orient building facades toward the street, and locate
parking lots to the rear or side of buildings with
landscape buffering, to mitigate noise and improve the
visual and pedestrian environment along to the street.

10.5 Innovative Infrastructure

10.5.1 Area Design

1.

Use available corridors and right-of-ways for utility,
piping and transmission line requirements and protect
for future requirements.

Encourage businesses to cluster and develop district
heating and cooling systems, including manufacturing
process heat capture and ground source (geothermal)

Horsehills Energy and Technology Park Area Structure Plan
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heat systems, to increase the proportion of alternative
energies used.

3. Encourage businesses and utility providers to

collaborate and develop district energy systems that
maximize the use of alternative (tri-generation) and
renewable energy forms such as solar, wind, and
biomass., having regard for the operational
requirements of CFB Edmonton.

g

4. Permit and encourage on-site solar arrays, wind
turbines, biomass cogeneration, waste incineration
cogeneration, fuel cell, and similar energy-producing
facilities in all zones. Limit the use of land-consuming

Horsehills Energy and Technology Park Area Structure Plan

energy facilities within 800m of potential LRT stations
where greater development densities are desired.

10.5.2 Site Design

1. Encourage the use of residual heat or energy from
business operations to provide heating, cooling, and
energy for other processes on the same lot, adjacent
lots or public spaces, and require the dedication of
associated cross-site easements or right-of-ways to
enable area-wide systems.

2. Orient streets and buildings to maximize solar
exposure for harvesting solar energy.

/
— [
r \ \

-
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3. Prescribe a measure of landscaped open space to be
included as a zoning standard, to ensure that an
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appropriate proportion of a site’s area is capable of 7. Encourage businesses to development plans and
supporting vegetation and reducing stormwater runoff. strategies to reduce wastes in site development and
operation, and promote the reuse or recycling of

4. Plant trees and shrubs adjacent to buildings and in . .
otherwise wasted materials.

strategic areas to provide shading, climate protection,
and windbreaks, with the objective of reducing energy

used for cooling and heating in all seasons. o )
10.5.3 Building Design

Q 1. Encourage the installation of vegetated roofs and
site/building systems that either reduce the amount of
storm water runoff and/or reuse storm water on-site or
within buildings.

2. Ensure that storm water runoff from site and roofs is
quality-controlled through the use of best

. environmental practices in on-site retention, collection,

conveyance, and treatment, prior to discharge into

receiving watercourses or storm sewers.

5. Utilize low water demand plantings to reduce or

eliminate the need for site watering and improve
survivability. 3. Encourage innovative building systems such as grey

water recycling and storm water storage, to reduce

6. Consider using permeable paving surfaces and light- water consumption.

coloured materials in hard landscaped areas to
improve ground water recharge, reduce storm water

runoff, and reduce heat radiation. . .
10.6 Environmental Protection

Horsehills Energy and Technology Park Area Structure Plan
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10.6.1 Area Design 2. Where buffer areas are
proposed adjacent to natural
features, require the Tree
Conservation and Landscape
Plans to recommend planting
and/or restoration measures
that will best transition and

1. Create lots that use natural areas as defining elements
of the lot, such as using the buffered edges of
watercourse corridors, forest patches or wetlands to
delineate rear or side lot lines, to reinforce the role and
function of the ecological network in shaping the area’s

built form. integrate the maintained
2. Use existing and planned utility corridors as potential environment with the natural
areas for naturalization and habitat enhancement, and environment.

co-locate trails and pathways to minimize land

. 3. Prohibit site clearing and preparation until Natural Site
consumption.

Assessments, Natural Area Management Plans,

3. Ensure that connections are protected as conditions of Wetland Evaulation, and Tree Conservation and
development approval to enable the location of Landscape Plans have been approved in accordance
recreation paths and trails, and consolidate these with with Section 7.6 of this Plan.

edges of the natural areas as greenways. 4. Reduce the spread of invasive species by encouraging

10.6.2 Site Design the planting of indigenous species and using natural
alternatives to pesticides and herbicides.
1. Require green vegetated buffer areas between the

parking lots, aisles, and service areas. Use the City’s and reduce the amount of energy consumed by using
Guidelines for Determining Environmental Reserve high efficiency and sharp cut-off luminaries.

Dedication for Wetlands and other Water Bodies as a
guide in determining buffer size and shape.

10.6.3 Building Design

Horsehills Energy and Technology Park Area Structure Plan
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1. Use landscaping and vegetated roofs to minimize
environmental impact of excessive noise, light and heat
pollution and encourage the maintenance and
development of natural habitats to promote
biodiversity.

10.7 Effective Implementation

1. City of Edmonton administration are to develop
strategies to track and minimize the life-cycle costs and
carbon and environmental impacts of the construction
processes as well as after construction, for the
complete life-cycle of buildings, systems and
infrastructure.

Horsehills Energy and Technology Park Area Structure Plan
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11.0 IMPLEMENTATION

It is anticipated that the Horsehills Energy and Technology
Park ASP will develop over a period of 30 — 50 years.
Within that time period, it is important to provide guidance
that will ensure that development occurs in a way that
maximizes efficiency while minimizing the disturbance to
the surrounding community.

11.1 General Staging

Development staging is intended to provide a
recommended direction for the development of the plan
area. It is not intended to be regulation, but instead
provides a preferred direction for development to take
given the location of existing services, market conditions,
demographics, and other factors relevant to growth
patterns (Figure 22).

Development is recommended to commence in the
southern portion of the plan area and extend towards the
northeast corner, following Manning Drive. Development
will then trend towards the northwest corner from Manning
Drive as services are extended from their existing
locations.

Horsehills Energy and Technology Park Area Structure Plan

Given that petrochemical feedstock availability is critical to
the development of the petro-chemical cluster, it is
important that a supply of these feedstocks is available for
the plan area. The Horsehills Energy and Technology Park
ASP was intended to be supported by development in AlH.
As a base level of upgrader production would be needed
from this area before spinoff markets could develop, it is
anticipated that the development of the petro-chemical
cluster area may lag in the initial stages of development.
Therefore, the initial stages will be dominated by the
development of the manufacturing and business park
uses. However, it is anticipated that the petrochemical
cluster will catch up to surrounding development after a
few stages have been undertaken, which will provide the
benefit of some existing support industries in the area.
Once the petrochemical cluster has begun development, it
is expected to lead development in the other supportive
land use precincts.
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Figure 22: Development Staging
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11.2 Technical Report Requirements

The approval of the Horsehills Energy and Technology

Park ASP is only the first step in the development of the
plan area. It provides the vision and initial development
parameters to initiate subsequent steps in the planning

process.

The Horsehills Energy and Technology Park ASP
encompasses a large land area, which presents unique
coordination challenges at the time of implementation. The
scale of the ASP is such that details of engineering, natural
areas protection, and municipal reserve allocation are
identified on an area level. This level of information does
not provide sufficient detail to provide decision-makers the
information they need to approve an individual project.
However, the ASP provides sufficient detail that additional
full area or neighbourhood level plans are unnecessary.

Therefore, this area will require a new type of process for
the review of zoning applications. Zoning applications in
Horsehills Energy and Technology Park will require a
coordinating technical report to be in place to address this
detail shortfall, which will take the form of a technical
report. The Technical Report will be provided by applicants
for land use changes in the area. The geographic extent of

Horsehills Energy and Technology Park Area Structure Plan

the Technical Report is identified in Figure 23. Prior to the
approval of any zoning change in the identified sub-areas,
a Technical Report must be provided to the satisfaction of
the City of Edmonton administration.

This Technical Report must include the following
components as they pertain to the entire sub-area:

= A Water Network Analysis

= A Neighbourhood Design Report

= Sub-area Municipal Reserve allocation
» Natural Site Assessment(s)

= A Wetland Evaluation

* A brief synthesis report identifying how this system
works together

= Ecological Design Report
=  Wayfinding Assessment

= Crime Prevention Through Environmental Design
(CPTED) Assessment

=  Views and Vistas Assessment
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= Wildfire Hazard Assessment

At the discretion of the City of Edmonton, the Technical
Report may also include:

» A sub-area specific Risk Assessment
» A Transportation Assessment

= A Natural Area Management Plan

= Communal piping alignments

= Railway spur alignments

The above noted studies will be identified in greater detalil
in the following section. Additional studies or details may
be included in the Technical Report, depending on the
review requirements of City of Edmonton administration. It
should be noted that the Technical Report may not deviate
from the intent of the Horsehills Energy and Technology
Park ASP.

11.3 Planning Documents / Engineering Studies

In order to support future development, the following
additional studies and implementation tools are needed.
These may or may not be included in the parameters of the

P

Technical Report described above, depending on the
information needs for each sub-area.

» Pipeline Study

A pipeline study should be undertaken to consider the
viability of a pipeline corridor between Horsehills Energy
and Technology Park and AlH, as well as pipelines to
transport chemical products. A pipeline reduces the
amount of truck or rail traffic needed to transfer feedstocks
or chemical goods to market. A pipeline also reduces the
introduction of industrial accidents, which are most likely to
occur during transportation.

=  Zoning Bylaw Amendments

The conventional industrial zones used within the City of
Edmonton do not provide the necessary specificity to
support the land uses contemplated for this area. New
zoning tools will be necessary in order to implement the
vision of the Horsehills Energy and Technology Park ASP..
The zoning methods chosen for this area will incorporate
the principles of eco-industrial principles described in the
ASP. It is also recommended that any zoning tools
prepared for this area consider the inclusion of incentives
to stimulate eco-industrial development.

u Horsehills Energy and Technology Park Area Structure Plan
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= Neighbourhood Design Reports

A number of Neighbourhood Design Reports (NDR) will be
required in order to provide engineering detail to support
site development in the area.

= Ecological Information Requirements

A range of studies will be required to assist the City in
protecting and restoring Horsehills Energy and Technology
Park’s many and varied natural areas. These studies
include Natural Site Assessments, Wetlands Evaluations,
Natural Area Management Plans, and Tree Conservation
and Landscape Plans. The highest value natural areas will
be acquired through a combination of Environmental and
Municipal Reserve. Natural areas of lesser priority will be
retained through the site decision process and integrated
into developments. The studies and their timing
requirements are identified in Section 7.6.

= Risk Assessment

A Risk Assessment will be required for any proposed
industrial development that either stores, creates, or uses
hazardous materials as a part of their operations. This
study will be required prior to the issuance of zoning

Horsehills Energy and Technology Park Area Structure Plan

approvals and before development permitting may
commence.

= Environmental Site Assessment

A Phase 1 Environmental Site Assessment will be required
for areas where there is potential for environmental
contamination to be present. Additional studies or
remediation efforts may be required to ensure that sites
are suitable for development. This information will be
required at the zoning stage.

= Shadow Plan

A shadow plan will be required in order to illustrate and
provide lot layout, roadway configuration, and connectivity
between sub-areas along the top of the bank.

=  Communal Piping Study

If communal piping for shared utilities or sharing waste
streams is to be considered, a specific implementation
strategy will need to be considered. This will include
determining where these pipes would be located (ie., road
right-of-way, onsite easements, etc), how many pipes
would be permitted within the designated area, whether
formal agreements would be needed between companies
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or through civic departments, and engineering logistics.
Existing Bylaws, such as the Sewers Bylaw, may also
require amendment in order to implement communal

piping.
11.4 Public Consultation Requirements

Public consultation for development in this area will be in
accordance with the Municipal Government Act (MGA) and
the City of Edmonton public consultation policy.

11.5 Monitoring

This plan will be reviewed every ten years to ensure
relevancy of its main objectives. If the vision of this
document is deemed to be no longer relevant, a new plan
must be implemented to supplant its policy direction.

Horsehills Energy and Technology Park Area Structure Plan
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Area Statistics

Gross Area
Environmental Reserve / Ravine
Gross Developable Area

Regional Park

Local Park

Natural Area (NA)

Stormwater Management Facilities
Arterial/Freeway

Circulation

Net Developable Area

Net Land Uses

R&D, Education & Services
Petro-Chemical Cluster
Logistics

Manufacturing

Total

ha %GDA
5238
378
4860 100%
217 4%
24 0.5%
93 2%
214 4%
304 6%
697 14%
3311 68%
ha %GDA
439 9%
1239 25%
778 16%
855 18%
3311 68%

Horsehills Energy and Technology Park Area Structure Plan
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Industrial Land Use Total Area (ha) % Developable Developable Area  Employees /ha Total Employees
Logistics 1100 71 778 15 11,530
Manufacturing 1173 73 855 27 23,210
Petro-Chemical Cluster 1714 74 1268 7 9,400
Business Park / R&D 657 67 439 91 40,140

Horsehills Energy and Technology Park Area Structure Plan
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DESCRIPTION:

LOCATION:

LEGAL
DESCRIPTION:

APPLICANT:

OWNER:

ACCEPTANCE OF
APPLICATION:

EXISTING
DEVELOPMENT:

PLANNING AND
DEVELOPMENT
DEPARTMENT’S

RECOMMENDATION:

ATTACHMENT 2
BYLAW 15093
FILE: LDA08-0325
RURAL NORTH
EAST NORTH
STURGEON

ADOPTION OF THE HORSEHILLS ENERGY &
TECHNOLOGY PARK AREA STRUCTURE PLAN

The subject area is bounded by Edmonton’s municipal boundary
on the north and west sides; the north and west of Manning Drive;
and the Transportation Utility Corridor (Anthony Henday Drive)
on the south.

Multiple properties

City of Edmonton Planning and Development Department
5", Floor, 10250-101 Street

Edmonton, Alberta

T5J 3P4

Multiple owners

October 20, 2008

Mixed agricultural uses, limited rural residential, institutional uses
(Nanaksar Gurdwara Gursikh Temple, Patricia United Church and
Edmonton Maximum Security Prison) and the Alberta Railway
Museum

That Bylaw 15093 to adopt the Horsehills Energy & Technology
Park Area Structure Plan be APPROVED.
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DISCUSSION

1.

The Application

This report concerns an application submitted by the Planning and Development
Department to establish a planning and servicing concept for the Horsehills industrial
area in support of City Council’s 10 Year Strategic Goal to Diversify Edmonton’s
Economy, to achieve the three-year priority goal to develop an eco-industrial based
economy and support Edmonton’s Industrial Land Strategy. The ASP will provide a
framework to develop the area into a world class eco-industrial precinct that combines
economic opportunity, ecological integrity, and efficient use of land and resources
through the application of eco-industrial development.

The application propose to adopt the Horsehills Industrial Area Structure Plan (ASP)
which is generally bounded by Edmonton’s municipal boundary on the north and west
sides; the north and west of Manning Drive; and the Transportation Utility Corridor
(Anthony Henday Drive) on the south. Four broad principles form the basis of the ASP
plan:

e Eco-industrial development — create a greener business environment through
innovative and efficient facility design, infrastructure design and business
relationships;

o Natural areas integration — maintain and integrate natural areas into development (this
will include a provision for pedestrian and bicycle circulation);

e Nodal transit development — develop high employment areas around public transit
availability; and

e Industrial separation — create separate precincts for industrial uses to improve land
use compatibilities and reduce risk potential (the land uses will function as an
integrated cluster of secondary and tertiary industries that work together to refine
chemicals into market products, these land uses include; petrochemical cluster,
manufacturing, logistics, research & development precincts).

Site and Surrounding Area

The subject area is bounded by Edmonton’s municipal boundary on the north (Highway
37) and west sides; the north and west of Manning Drive; and the Transportation Utility
Corridor (Anthony Henday Drive) on the south. The adjacent municipalities include the
County of Sturgeon and CFB Edmonton. Nearby municipalities include the County of
Strathcona and the City of Fort Saskatchewan.

With limited exceptions the area is zoned (AG) Agricultural Zone under City of
Edmonton Zoning Bylaw 12800. The area presently supports mixed agricultural uses,
limited rural residential, institutional uses and significant natural areas. The majority of
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the area is currently used for agriculture and has some country residential properties. The
institutional features in the area include the Nanaksar Gurdwara Gursikh Temple, Patricia
United Church, Edmonton Maximum Security Prison and the Alberta Railway Museum.

The plan area contains a number of woodlots, wetlands and Horsehills Creek

In addition to the existing land uses, this area contains a number of utility, pipeline and
rail corridors. The pipelines primarily contain oil and gas related substances, there is a
high pressure H2S line running from the northwest part of the plan area towards the south
central portion. There are five high pressure gas lines and four abandoned well sites.

The capital Region Northeast Water Services Commission transmission line is located
along Manning Derive. Two Alberta Capital Region Wastewater Commission Trunks,
the Northeast Regional Trunk Sewer and the St. Albert Regional Trunk Sewer, are
located along the east boundary and near the south boundary of the plan area. Canadian
National Rail has a rail line running north-south through the plan area.

ANALYSIS
1. Compliance with Approved Plans and Land Use Compatibility
a. The Way We Grow - proposed MDP

In the proposed MDP — The Way We Grow, the subject site is proposed to be
designated as Industrial/Business Area to allow for the adoption of the Horsehills
Industrial ASP

The proposed MDP — The Way We Grow, states in Section 5 - Supporting Prosperity
- that “Edmonton’s industrial growth capacity is expanded in this plan by designating
a new industrial area in the northeast and an industrial reserve area in the southeast.
The northeast industrial area will accommodate economic growth from value added
petrochemical processing and supporting products and services, manufacturing and
research, and rail and road based logistic operations.”. In addition, it also states that
“Edmonton will promote sustainability and innovation through adoption of eco-
industrial standards and approaches to land and property development and business
operations. The Northeast Edmonton Industrial Development Strategy will focus on
creation of a chemical industry cluster employing business-to-business eco-industrial
relationships.”

b. The Way Ahead - City of Edmonton Strategic Plan 2009-2018
The proposal to designate the subject site as Industrial/Business Area and the
adoption of the Horsehills Industrial ASP will set in motion City Council’s Ten year
strategic goal to “Diversify Edmonton’s Economy” as “Edmonton is recognized as an
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economic powerhouse, maximizing the diversity of its economic advantages,
including its location as Port Alberta and as a portal to the north; as the urban centre
of regional industrial development; as a knowledge and innovation centre for value-
added and green technologies and products”. This will be achieved through the three-
year priority goal to “Work with both public and private sector partners, to improve
the favourable business and investment climate for: Eco-industrial based economy;
Logistics and Servicing for the needs of the North and Asia; Green technology
development and commercialization; and entrepreneurs”.

b. Industrial Land Strategy
The City’s Industrial Land Strategy (ILS) is comprised of nine key elements; of
which “Planning Industrial Areas” is the second key element. The adoption of the
Horsehills Energy & Technology Park Area Structure Plan responds to this element to
undertake and facilitate new industrial planning to encourage development and
redevelopment of industrial areas in an orderly cost-effective way, and ensure
development opportunities are continually available.

2. Smart Choices Assessment

The Smart Choices Initiatives applies primarily to residential developments and not
industrial developments; however it is the intention of the Horsehills Energy &
Technology Park Area Structure Plan to apply some of these practices. In particular,
transit oriented design could be applied to the proposed LRT station to encourage denser
employment area development and improved walkability in the research & development,
education and services area.

3. Ecology

The landscape of Horsehills area consists largely of agricultural lands interspersed with
isolated woodlots and remnant native parkland vegetation. For the preparation of the
Horsehills Energy & Technology Park Area Structure Plan, an Ecological Network
Analysis was prepared to detail existing conditions and provide recommendations for the
integration of natural areas with the industrial areas.

The main natural feature of the study area is the Horsehills Creek, which is part of the
North Saskatchewan River Valley (NSRV) system. Horsehills Creek was identified as
one of the most modified ravines within the City of Edmonton. There are natural and
man-made depressions along the stream course that contain water throughout the
summer, and beaver activity is common. In addition to Horsehills Creek, there are
several area woodlots and wetlands. Many of these areas have been classified as areas of
environmental significance by previous studies undertaken for the City of Edmonton,
including the Inventory of Environmentally Sensitive and Significant Areas undertaken
by Geowest in 1993. These woodlots and wetlands provide habitat for a variety of plant
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and animal species. Many of the species found in Horsehills Industrial are common to
the City of Edmonton, and are found particularly along the North Saskatchewan River
Valley area and in less developed areas along the city limits. A few of the species likely
to be found within the study area are protected as provincially and federally-listed
species. Likely habitat for these species will be protected and/or required additional
assessment prior to development that would identify appropriate protection measures.

The area is generally flat with isolated low hills, depressions, shallow creek and drainage
courses. The majority of surface water and shallow groundwater flow easterly to the
North Saskatchewan River from these creeks and drainage courses. Surface drainage
consists of three main basins, all of which drain to the North Saskatchewan River.
Deeper groundwater flows towards the various creeks and bedrock lows of the area.
Flows vary depending on the aquifer type.

Industrial development in Horsehills Industrial does not preclude incorporation of
existing natural features. The integration of natural areas will be recognized as an
essential component of the area with positive business impacts. The area contains many
natural areas that can enhance industrial development by maintaining the natural
functions while also providing amenity spaces for employees. The concept plan
identifies the key natural features of the area and coordinates them into an ecological
network. The Horsehills Energy & Technology Park Area Structure Plan has been
completed at a broad geographic level to identify the area’s overall Ecological Network
and to establish priorities for natural resource management. Additional site-specific
investigations will be required as part of the preparation of the Technical Report, and
then with zoning and subdivision applications.

Transportation and Utilities

Key civic departments and EPCOR were part of the Horsehills Energy & Technology
Park Steering Committee which were tasked to oversee the preparation of the Horsehills
Energy & Technology Park Area Structure Plan, as a result of this collaboration,
technical issues or concerns were resolved as part of these Steering Committee meetings.
However, when applications are submitted for subdivision and zoning, these departments
will be reviewing these applications to ensure compliance with civic standards.

Parks and School Boards

The Urban Parks Master Plan (UPMP) does not contemplate parks for industrial areas,
and therefore does not designate a park type to be used in these cases. A number of parks
have been identified in addition to natural areas. A large city-wide park has been
identified in the centre of the plan area. It is connected to natural areas and additional
park spaces to create a central spine that extends through the centre of the plan area. This
city wide park will be used for large programmed sporting events that would attract users
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from surrounding areas. In addition to this large park system, additional park locations
are identified in the plan area. These park locations will most closely resemble the
community park in intent, but are anticipated to be slightly smaller given the lack of
necessity for community league facilities. They are therefore anticipated to be
approximately four hectares in size each and will provide open spaces that can be
programmed to provide passive or active recreation for area employees. Precise
placement of these community level parks will be identified at the time of preparation of
a Technical Report, and then with zoning and subdivision applications.

6. Environmental Review

As the City of Edmonton is not the owner of the subject lands, a Phase 1 Environmental
Site Assessment (ESA) was not prepared. However, cursory investigation through aerial
photographs and other data bases have revealed several sites that may have
environmental contamination such as; abandoned oil and gas wells, pipeline right-of-
ways rail line etc. A Phase 1 Environmental Site Assessment will be required at the
Technical Report process and any additional assessment at the time of zoning and
subdivision applications.

7. Surrounding Property Owners’ Concerns

The consultation process for the Horsehills Energy & Technology Park Area Structure
Plan comprised of three public meetings (as part of the notification process for both
meetings - all property owners from the plan area and the property owners south of
Manning Drive were sent notices to both public meetings), meetings with individual
property owners and key stakeholder meetings.

The first public meeting was an information session held on June 18, 2008 and was
attended by 194 people. The most common responses included requests for more
information regarding industrial development, in particular the staging coordination and
build out time, also comments regarding the exclusion of the lands south of Manning
from the ASP process and that these lands needed to be planned.

The second public meeting was held on October 1, 2008, at the Nanaksar Gurdwara
Gursikh Temple and 317 people attended. There were two formal presentation sessions,
with a number of presentations boards for review and the consultants with city staff were
available for questions. The comments (verbal and written) were complied and the
common themes were:

« Planning for the south side of Manning Drive needs to be dealt with;

. Residential areas should be included in the ASP;

« More detailed information is needed;

« Residents want environmental and land use issues to be dealt with;

« Timelines are needed; and
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« Members of the Nanaksar Gurdwara Gursikh Temple do not want industrial
development around their site and would like opportunity for residential uses on the
Temple property.

A third public meeting was an information session held on October 27, 2009, and was
attended by 122 people. This meeting was held to advise residents of the upcoming City
Council Public Hearing and to respond to any individual concerns or issues. The
comments from the attendees and from others who could not attend the Open House were
similar to previous meetings. The main concerns were the protection of existing
residential uses and that the properties abutting Manning Drive on the south side were not
included in the plan.

The key stakeholder meetings included; neighbouring municipalities (Sturgeon County,
Strathcona County and City of Fort Saskatchewan), Alberta Industrial Heartland, Capital
Health, CFB Edmonton, CP Rail, CN Rail, ATCO, Pipelines, TELUS and EPCOR
Distribution. Generally the discussions centered around risk management, appropriate
separation between conflicting land uses, regional context of industrial development,
maintaining existing land uses and non-industrial land use.

As a result of the consultation process, a number of the issues that were raised have been
taken into account and dealt with in the ASP policies.

JUSTIFICATION

The Planning and Development Department recommends that Bylaw 15093 to adopt the
Horsehills Industrial Area Structure Plan be APPROVED on the basis that this application:

Will support the City of Edmonton Strategic Plan 2009-2018 - Diversify Edmonton’s
Economy;

Will support the implementation of the Industrial Land Strategy;
Meets the technical requirements of the affected City Departments and private agencies;
Ensure the integration of natural areas with the industrial areas;

Will provide a framework for the development and servicing of lands in the northeast to
increase industrial growth capacity; and
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e Will provide for the creation of a chemical industry cluster employing business-to-business
eco-industrial relationships.

ATTACHMENTS

2a. Proposed Land Use and Population Statistics — Bylaw 15093
2b. Proposed Horsehills Energy & Technology Park Area Structure Plan — Bylaw 15093

Written by: G. Matteotti

Approved by: G. Matteotti

Planning and Development Department
November 9, 2009



TABLE 1

ATTACHMENT 2a

HORSEHILLS INDUSTRIAL AREA STRUCTURE PLAN
PROPOSED LAND USE AND POPULATION STATISTICS

BYLAW 15093
Area (ha) % of GDA

Gross Area 5238
Environmental Reserve/Ravine 377
Gross Developable Area 4861 100%
Parks — Municipal Reserve 163 3%
Parks — Natural Area 97 2%
Stormwater Management Facilities 210 4%
Circulation

Avrterial and Collector Road 826 17%

Rail 146 3%

Pipeline ROWs 25 1%
Net Developable Area 3394 70%
Commercial n/a
Total Non-Residential 3394 70%

% of
Total
Units Units Population

Single Detached (RF1 and RPL) n/a n/a n/a
Semi-Detached (RF4) n/a n/a n/a
Row Housing (RF5) n/a n/a n/a
Total Residential) n/a n/a n/a
Density: * persons per gross hectare

* persons per gross acre

*Includes land potentially releasable from the R.D.A.



ATTACHMENT 2b

Highway 37 City of Edmonton Boundary
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