
 
 

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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EXEC
U

TIVE SU
M

M
A

R
Y 

O
ver several years, prior to m

id-2008, the P
rovince of 

A
lberta experienced unprecedented levels of econom

ic 
activity in the exploration and extraction of oil and gas 
reserves. In particular, the econom

ic viability of oil sands 
production, w

ith estim
ated A

lberta reserves of 1.75 billion 
barrels, took on a new

 im
portance w

hen m
easured against 

depletion of oil in C
anada.  The value-added production of 

petrochem
ical products from

 oil sands residual feedstocks 
is im

m
ense and offers the potential for significant sector 

grow
th in A

lberta. 

In this context, the C
ity of E

dm
onton in early 2008 

authorized the preparation of this docum
ent, the H

orsehills 
E

nergy and Technology P
ark A

rea S
tructure P

lan (A
S

P
). 

This docum
ent is a statutory land use plan that provides a 

fram
ew

ork to encourage the developm
ent of these 

ancillary petrochem
ical industries in N

ortheast E
dm

onton, 
com

prising approxim
ately 4,800 ha (12,000 acres). 

The rapid deterioration of global m
arkets, w

hich began in 
m

id-2008, m
ade an im

m
ediate im

pact on the pace of oil 
sands developm

ent. That global econom
ic situation 

resulted in several industry participants re-
evaluating individual corporate pace of grow

th and 

com
m

itm
ent to expansion. W

hile short-term
 reduction in 

activity has taken place, the long-term
 expectations of 

grow
th w

ithin the industry and the C
anadian econom

y 
rem

ain in place. Together w
ith the reasonable certainty 

of a significant econom
ic 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 grow

th, the H
orsehills Energy and Technology 

P
ark A

S
P

 intends to chart a course for the developm
ent of 

the A
S

P
 area into a w

orld class eco-industrial precinct that 
com

bines econom
ic opportunity, ecological integrity, and 

efficient use of land and resources through the application 
of E

co-Industrial D
evelopm

ent. E
co-Industrial 

D
evelopm

ent has been used as the basis for industrial 
projects w

orldw
ide and is gaining popularity in N

orth 
A

m
erica.   

The land uses w
ithin the plan area have been developed 

to function as an integrated cluster of secondary and 
tertiary industries that w

ork together to refine chem
icals 

into m
arket products. The prim

ary land uses include a 
petrochem

ical cluster precinct that w
ill use feedstocks from

 
area upgraders, a m

anufacturing precinct that w
ill use the 

refined chem
icals to create goods, a logistics precinct that 
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packages and m
oves goods, and a research and 

developm
ent precinct that supports the technical needs 

and business functions of the cluster.   

This plan also provides an integrated natural areas system
 

that protects and augm
ents the ecological function of the 

existing natural landscape. This w
ill be achieved through a 

series of active parks incorporated for em
ployee use, 

together w
ith a w

alking and cycling netw
ork to support 

recreational use and alternative transportation m
ethods. 

S
ustainable developm

ent practices are encouraged 
through the plan’s design guidelines and perm

issive 
policies encouraging the developm

ent of alternative 
infrastructure solutions.  
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1.0 
IN

TR
O

D
U

C
TIO

N
 

1.1 
R

egional C
ontext 

A
lberta E

conom
ic activity in the petrochem

ical sector is 
driven by the exploration and extraction of oil and gas 
reserves. E

dm
onton and surrounding area, know

n as the 
C

apital R
egion (show

n in Figure 1), acts as the service 
centre for oil and gas activity in northern A

lberta. The 
C

apital R
egion provides these industries supportive 

services such as logistics, m
anufacturing, and office 

functions. 

This relationship betw
een the oil industry and the C

apital 
R

egion has also been strengthened w
ith the creation of 

A
lberta’s Industrial H

eartland (A
IH

). A
IH

 consists of over 
194 square kilom

etres of land designated for heavy 
industrial uses that straddles portions of S

trathcona 
C

ounty, S
turgeon C

ounty, Lam
ont C

ounty, and the C
ity of 

Fort S
askatchew

an. These m
unicipalities have w

orked 
together to create com

plem
entary A

rea S
tructure P

lans to 
designate A

IH
 as the best suited area for heavy industrial 

developm
ent in the C

apital R
egion. A

IH
 provides heavy 

industry the benefits of co-location, including sharing 
com

m
on products and developing com

m
on supportive 

industries betw
een m

ultiple com
panies. The area currently 

houses over 30 chem
ical businesses representing m

ore 
than $11 billion in investm

ent, including internationally 
recognized com

panies like D
O

W
 C

hem
ical, S

hell, Im
perial 

O
il. B

P
 A

m
oco, S

herritt International, P
raxair, and P

etro-
C

anada. This agglom
eration has m

ade the A
IH

 C
anada’s 

largest hydrocarbon processing region. The A
IH

 has an 
association, the A

lberta’s Industrial H
eartland A

ssociation 
(A

IH
A

), that actively plans and prom
otes opportunities 

w
ithin the A

IH
. The  U

pgrader S
um

m
ary publication, 

produced by the A
IH

A
 (S

pring 2008) identifies that m
ore 

than $90 billion in investm
ents are proposed for the A

IH
 by 

2020, including upgrader projects and existing plant 
expansions. 

Future developm
ent in A

IH
 w

ill provide significant long 
term

 opportunities for supportive industrial developm
ent in 

the C
apital R

egion. It is anticipated that this ancillary 
industrial grow

th could represent m
ore than fifty years of 

future developm
ent potential.  

N
ortheast E

dm
onton is w

ell suited to take advantage of 
these opportunities, because of its location both near the 
developm

ent w
ithin A

IH
 and the existing m

unicipal 
services provided by the C

ity of E
dm

onton.  

 

lausta
Typewritten Text
10/105

lausta
Typewritten Text



H
orsehills Energy and Technology Park A

rea S
tructure P

lan 

  
 

8 

   

Figure 1: The C
apital R

egion
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1.2 
Econom

ic G
row

th Projections 

A
 partnership of provincial and m

unicipal interests, 
including the C

ity of E
dm

onton, contracted K
line G

roup 
International to study the opportunities presented by 
intensive upgrader developm

ent in A
IH

. K
line G

roup 
identified that the type of industry intended for the 
H

eartland provides unique opportunities for significant 
secondary and tertiary industrial developm

ent. A
IH

A
’s 

presentation “O
il S

ands 101 U
pdate” identifies that 

facilities in AIH
 are anticipated to prim

arily upgrade 
bitum

en, w
hich is the raw

 m
aterial extracted from

 tar 
sands. B

itum
en is too heavy for com

m
ercial use in its 

natural form
, so it is upgraded to synthetic crude oil or 

bitum
en blends using upgrading m

ethods like hydrocarbon 
cracking or coking. The processes used to upgrade 
bitum

en also produce other com
pounds, such as m

ethane 
gas and naphtha. W

hile these com
pounds are considered 

w
aste products for upgrader operations, they can be used 

as feedstock m
aterials by other industries to create 

chem
ical products, such as plastics, polym

ers, and w
axes.  

The K
line studies determ

ined that the E
dm

onton area has 
superior access to feedstocks, along w

ith cost advantages 
and good access to skilled staff com

pared to other global 
city regions. This m

akes the E
dm

onton area a good 

location to develop chem
ical industries dependant on 

feedstocks. This opportunity w
ill be m

ost successful if 
factors including costs, infrastructure availability, shared 
services, convenient transportation of goods, availability of 
skilled w

orkers, and availability of feedstocks are 
considered through the developm

ent planning process.  

1.3 
Project D

escription 

It is in this context that the C
ity of E

dm
onton authorized the 

preparation of the H
orsehills E

nergy and Technology P
ark 

A
rea S

tructure P
lan (A

S
P

). This A
S

P
 w

ill describe a 
specific industrial developm

ent opportunity for N
ortheast 

E
dm

onton. A
n A

S
P

 is a long term
 statutory land use 

planning docum
ent approved by C

ity C
ouncil by B

ylaw
. It 

is intended to provide a fram
ew

ork of policy and regulation 
to direct developm

ent w
ith that identified area.  

It is the intention of the H
orsehills Energy and Technology 

P
ark A

S
P

 to chart a course for the developm
ent of the 

N
ortheast area into a w

orld class eco-industrial precinct 
specializing in petro-chem

ical m
anufacturing and 

supportive industry. The H
orsehills E

nergy and Technology 
P

ark A
S

P
 w

ill create an ordered pattern of developm
ent 

that integrates industry, nature, and people in a w
ay that 

creates a w
hole that is better than the sum

 of its parts.  
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2.0 
EC

O
-IN

D
U

STR
IA

L  

The H
orsehills E

nergy and Technology P
ark A

S
P

 w
ill 

provide a vision for a new
 kind of industrial area for the 

C
ity of E

dm
onton.  The P

lan allow
s for the econom

ic 
opportunities identified in the K

line studies. E
nvironm

ental 
considerations are also becom

ing increasingly im
portant in 

public opinion, business functions, and corporate social 
responsibility. H

orsehills E
nergy and Technology P

ark 
provides an opportunity to blend both econom

ics and 
environm

ent into the planning process.  

B
usinesses know

 that 
m

axim
izing efficiency is 

good for the bottom
 line. 

D
evelopm

ent that 
m

axim
izes utility and 

m
inim

izes w
aste can also be good for the environm

ent. 
This is the fundam

ental principle behind the developm
ent 

of a new
 industrial m

ovem
ent called E

co-Industrial 
D

evelopm
ent. E

co-Industrial D
evelopm

ent intends to 
m

axim
ize the efficiency of industrial production, individual 

businesses, and entire business park areas w
hile 

considering w
ays in w

hich these efficiencies can best 

achieve “environm
entally sustainable industry w

ithin an 
environm

entally sustainable com
m

unity”.   

A
n E

co-Industrial project is intended to balance econom
ic, 

environm
ental, and social interests in a w

ay that 
m

axim
izes the benefit for each of these factors. This 

balanced philosophy is referred to as the ‘triple bottom
 

line’. 

E
co-Industrial developm

ents share the follow
ing 

characteristics: 

 
B

usinesses achieve im
provem

ents in productivity of 
hum

an and natural resources 

 
E

nergy is used w
idely and generated locally 

 
Few

er non-biodegradable w
astes are introduced 

into the environm
ent 

 
B

usinesses connect to their com
m

unities and are 
com

patible w
ith m

ixed land uses 

 
Inter-com

pany netw
orks bring about new

 
efficiencies and new

 m
arket opportunities 

 
S

ustainable land use and sustainable design of 
facilities are the norm
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A
 m

yriad of practices are used to im
plem

ent these eco-
industrial characteristics. E

co-industrial developm
ents m

ay 
create netw

orks of businesses to share com
m

on services 
like loading yards and parking facilities, or even share 
w

aste outputs that can be used as process inputs for 
another business.  

  

A
lternative infrastructure m

ay be used to im
prove 

environm
ental perform

ance w
hile reducing costs. This m

ay 
include developing alternative roadw

ay standards that 
reduce im

perm
eable surfaces and paving costs, creating 

naturalized storm
w

ater m
anagem

ent facilities that im
prove 

groundw
ater recharge and reduce pipe costs, using 

recycled w
astew

ater from
 nearby treatm

ent facilities, or 
storing rainw

ater to use instead of treated w
ater for 

industrial process or for yard m
aintenance. Local service 

provision is also com
m

on in eco-industrial developm
ents, 

w
hether that be an area-specific recycling facility, local 

w
astew

ater treatm
ent plant, or even a co-generation pow

er 
facility. These are just som

e exam
ples of the m

any w
ays 

eco-industrial developm
ent is im

plem
ented.  

E
co-Industrial D

evelopm
ent has been used as the basis for 

industrial projects around the w
orld and is gaining 

popularity in N
orth A

m
erica. C

anadian exam
ples of the 

application of E
co-Industrial principles include the 

M
aplew

ood P
roject in Vancouver, the B

urnside E
co-

Industrial P
ark in H

alifax, the Innovista E
co-Industrial P

ark 
in H

inton, and Taiga N
ova in Fort M

cM
urray.  

The balance betw
een econom

ic, environm
ental and social 

interests, along w
ith E

co-Industrial D
evelopm

ent’s proven 
success in a m

yriad of applications both locally and 
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w
orldw

ide, m
akes it an ideal m

odel to use as the basis of 
developm

ent in H
orsehills E

nergy and Technology P
ark. 

The plan area does not have extensive existing 
infrastructure. That allow

s m
axim

um
 opportunity to pursue 

eco-industrial developm
ent in the developm

ent of sites and 
m

ajor infrastructure.   

D
evelopm

ent policies and design requirem
ents that 

respect eco-industrial principles w
ill be incorporated 

throughout the plan to ensure that eco-industrial objectives 
becom

e a cornerstone of developm
ent in H

orsehills 
E

nergy and Technology P
ark.  
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3.0 
SITE C

O
N

D
ITIO

N
S 

3.1 
Site C

ontext 

H
orsehills Energy and Technology P

ark is located in 
northeast E

dm
onton, approxim

ately 15 kilom
eters 

southw
est of A

IH
. It accounts for m

ost of the rem
aining 

undeveloped land w
ithin the C

ity of E
dm

onton.  The plan 
area is bounded by the Transportation / U

tility C
orridor 

(TU
C

) to the south, M
anning D

rive and the C
ity Lim

its to 
the east, the C

ity Lim
its to the north, and the eastern 

boundary of the E
dm

onton C
anadian Forces B

ase (C
FB

) 
E

dm
onton to the w

est, as show
n in Figure 2.  

In order to understand the existing conditions and 
determ

ine the best w
ay to integrate them

 w
ith planned 

developm
ent, the H

orsehills E
nergy and Technology P

ark 
A

rea E
cological N

etw
ork A

nalysis w
as prepared. The 

follow
ing sections provide a sum

m
ary of the existing 

conditions. S
upporting studies should be consulted for 

detailed inform
ation and m

apping.  

   

Figure 2:  Edm
onton C

ontext 
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 3.2 
B

iological Environm
ent 

B
iological Environm

ent 

The S
tudy A

rea lies entirely w
ithin the C

entral P
arkland 

S
ubregion and is characterized by undulating terrain that is 

predom
inantly com

prised of till plains and hum
m

ocky 
uplands.  M

ost of the area has been cultivated or 
developed, leaving rem

nant patches of native parkland, 
characterized by a m

osaic of aspen and grassland 
vegetation, or m

ixedw
ood forests of aspen and w

hite 
spruce along the N

orth S
askatchew

an R
iver system

 and 
tributaries.   

The m
ain natural feature of the study area is the H

orsehills 
C

reek, w
hich is part of the N

orth S
askatchew

an R
iver 

V
alley (N

S
R

V
) system

. H
orsehills C

reek w
as identified as 

one of the m
ost m

odified ravines w
ithin the C

ity of 
E

dm
onton by a study undertaken by W

ood and Tom
iyam

a 
in 2006. H

orsehills C
reek is “an ephem

eral stream
 that 

flow
s during the spring snow

 m
elt and then alm

ost 
com

pletely dries up from
 early to m

id sum
m

er. A
s a result 

of this low
 sum

m
er 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 m

an-m
ade depressions along the stream

 

course that contain w
ater throughout the sum

m
er, and 

beaver activity is com
m

on.  

     N
atural C

om
m

unities 

In addition to H
orsehills C

reek, there are several forest 
patches and w

etlands. M
any of these areas have been 

classified as areas of environm
ental significance by 

previous studies undertaken for the C
ity of E

dm
onton, 

including the Inventory of E
nvironm

entally S
ensitive and 

S
ignificant Areas undertaken by G

eow
est in 1993. These 

natural areas provide valuable habitat and refuge for m
any 

plant and w
ildlife species and often act as connecting 

corridors for m
ovem

ent of species into the broader N
orth 

S
askatchew

an R
iver V

alley S
ystem

.  

M
any of the species found in the H

orsehills E
nergy and 

Technology P
ark are com

m
on to the C

ity of E
dm

onton.  
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A
 few

 of the species that m
ay potentially be found w

ithin 
the general area are protected as provincially and 
federally-listed species. These include the P

eregrine 
Falcon, H

arriot’s sagew
ort, and the N

orthern leopard frog. 
H

ow
ever, it is unlikely that any of them

 w
ould nest or den 

in the study area in great abundance due to the cultivated 
and developed nature of the area. R

em
aining likely habitat 

for these species include areas that w
ill be protected, such 

as the N
orth S

askatchew
an river valley, other riparian 

corridors, and significant w
etlands.  A

dditional site specific 
assessm

ents are also recom
m

ended to identify 
appropriate protection m

easures prior to developm
ent. 

3.3 
Physical Environm

ent 

Soils and B
edrock 

A
rea soils generally consist of 

preglacial fluvial sedim
ents 

overlying bedrock. The 
surficial deposits in the vicinity 
of the site range from

 less 
than 10 m

etres to 50+ m
etres. 

thick. Thicker deposits 
correspond to the B

everly 

V
alley and the H

orsehills C
reek low

s.  P
reglacial sands 

and gravels are also found in these low
s.  

The upperm
ost bedrock unit consists of the E

dm
onton 

G
roup H

orseshoe C
anyon Form

ation, w
hich overlies the 

B
earpaw

 Form
ation and the B

elly R
iver G

roup.  The 
topography of the bedrock regionally slopes tow

ards one 
of the tw

o predom
inant preglacial valleys (bedrock low

s) in 
the area. Locally, the top of the bedrock structure generally 
slopes tow

ards the H
orsehills C

reek and N
orth 

S
askatchew

an R
iver. The bedrock surface varies from

 590 
to 650 m

etres above sea level. 

Topography and D
rainage 

The area is generally flat w
ith isolated low

 hills, 
depressions, shallow

 creek and drainage courses as 
show

n in Figure 3. The m
ajority of surface w

ater and 
shallow

 groundw
ater flow

 easterly to the N
orth 

S
askatchew

an R
iver from

 these creeks and drainage 
courses. S

urface drainage consists of three m
ain basins, 

all of w
hich drain to the N

orth S
askatchew

an R
iver. 

D
eeper groundw

ater flow
s tow

ards the various creeks and 
bedrock low

s of the area.  Flow
s vary depending on the 

aquifer type. Their flow
s vary from

 less that 5 l/m
in in 
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shallow
 sands to over 400 l/m

in in bedrock w
ells over 250 

m
etres.  W

ells in this form
ation are likely saline in nature.   

Potential C
ontam

ination 

S
everal areas m

ay have soil or groundw
ater concerns, 

including a federal prison, existing pipeline right-of-w
ays, 

historical salt w
ater areas, natural gas and condensate 

release areas, rail lines, abandoned oil and gas w
ells, 

unidentified industrial/com
m

ercial properties, unidentified 
structures and an area of historical ground disturbance.  
A

dditional investigations are required to confirm
 the 

presence of contam
ination. 
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Figure 1:  H
orsehills A

rea Topography 

Figure 3: H
orsehills A

rea Topography
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 3.4 
Social Environm

ent 

H
istorical Land U

se 

The H
orse H

ills are so nam
ed because the location w

as 
the hom

e of Fort E
dm

onton’s horse guard (B
lue 1924) and 

w
here as m

any as 800 horses w
ere housed. The area w

as 
bisected by a portion of the V

ictoria Trail, an im
portant 

overland route betw
een 

Fort E
dm

onton, the 
V

ictoria M
etis S

ettlem
ent 

and areas to the E
ast. 

The trail roughly follow
s 

O
ld Fort R

oad and is 
believed to predate the 
arrival of E

uropeans to 
the area, having been 
used as m

ain east w
est 

travel route in pre-contact tim
es.   

H
orse H

ills played an im
portant role in the m

aintenance 
and protection of Fort E

dm
onton.  R

eview
 of historic 

resources did not identify any previously recorded pre-
contact archaeological sites but did indicate there are 25 
recorded historic structures.  A

reas surrounding 

w
atercourses also have the potential for archaeological 

resources. 

A
rea nam

es are largely based on this historical use. 
R

esidents typically refer to the area as H
orse H

ills, but the 
school south of M

anning is called H
orse H

ill E
lem

entary 
and Junior H

igh S
chool. The creek is nam

ed H
orsehills 

C
reek and it is from

 the creek that H
orsehills E

nergy and 
Technology P

ark has taken its nam
e.  

Land U
se C

ontext 

H
orsehills Energy and Technology P

ark is im
m

ediately 
south of the boundary of S

turgeon C
ounty. The S

turgeon 
C

ounty lands near the plan area are used largely as 
farm

land. S
turgeon C

ounty has been com
m

itted by the 
M

unicipal G
overnm

ent B
oard to develop an A

rea S
tructure 

P
lan for the area north of H

orsehills E
nergy and 

Technology P
ark to determ

ine future land uses. This 
project has not yet been initiated. 

S
trathcona C

ounty and the C
ity of Fort S

askatchew
an are 

located across from
 H

orsehills E
nergy and Technology 

P
ark along the eastern boundary of the N

orth 
S

askatchew
an R

iver. The closest lands to H
orsehills 

E
nergy and Technology P

ark w
ithin S

trathcona C
ounty are 
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currently agricultural. S
trathcona C

ounty’s recently 
updated M

unicipal D
evelopm

ent P
lan has designated 

these lands for both continued agricultural uses and also 
‘transitional urban reserve’ uses. The uses perm

itted w
ithin 

the transitional area are yet to be determ
ined but are 

described as predom
inantly non-residential in the 

S
trathcona C

ounty M
D

P
  The closest portion of the C

ity of 
Fort S

askatchew
an to H

orsehills E
nergy and Technology 

P
ark is designated for a large park space as a part of the 

N
orth S

askatchew
an R

iver V
alley system

 and the 
W

estpark neighbourhood further east.  

C
anadian Forces B

ase (C
FB

) E
dm

onton is located along 
the w

estern 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 
m

unitions storage area. C
FB

 E
dm

onton also includes tw
o 

large runw
ays capable of allow

ing for the takeoff and 
landing of large, fixed w

ing aircraft as w
ell as a heliport. 

D
ue to the presence of the runw

ays, there is a zoning 
overlay related to the possible flight paths, N

oise E
xposure 

Forecast (N
E

F) contours, and a bird hazard zone that 
extend into H

orsehills Energy and Technology P
ark. The 

flight path zoning overlay restricts building height, w
hile the 

N
E

F contours identify areas w
here noise w

ould preclude 

m
ore sensitive land uses, like residential uses. The height 

restrictions are dependent on the distance an individual 
site is from

 various portions of  the runw
ay, w

hich is 
identified on the restricted covenant placed on the land 
titles of affected properties. The related bird hazard zone 
restricts any activities that w

ould increase the presence of 
birds w

ithin its boundaries, including the developm
ent of 

conventional storm
w

ater m
anagem

ent facilities.  

A
 m

ix of developed and developing lands w
ithin the C

ity of 
E

dm
onton border the plan area south of the TU

C
. That 

area includes the developing low
 density residential 

neighbourhoods of Fraser to the southeast and Brintnell to 
the southw

est. The G
orm

an area is also located along this 
boundary, and is located east of M

anning D
rive and north 

of 153 A
venue. It is currently designated for business uses, 

along w
ith a location for a large com

m
ercial developm

ent 
and the E

vergreen C
em

etery and M
em

orial G
ardens. It is 

anticipated that G
orm

an w
ill be ultim

ately developed as a 
m

ixed area, containing business park, com
m

ercial, and 
residential uses centred on a future LR

T station location. 

The plan area is currently zoned agricultural. H
ow

ever, 
there are several existing developm

ents, w
hich include a 

federal penitentiary, several religious assem
blies, a railw

ay 
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m
useum

, and an existing country residential developm
ent, 

as identified in Figure 4.  
Figure 4:  Existing Zoning 
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3.5 
Existing Infrastructure 

Existing U
tilities and Pipeline C

orridors 

There are a num
ber of m

ajor pipelines that run through this 
area, prim

arily carrying oil and gas related substances. 
There is a high pressure H

2S
 line running from

 the 
northw

est portion of the plan area tow
ards the south 

central portion of the plan area. There are five additional 
high pressure gas lines running from

 the northeast and 
northw

est, as w
ell as four abandoned w

ellsites north of 
M

anning D
rive. These are identified in Figure 5.  

The C
apital R

egion N
ortheast W

ater S
ervices C

om
m

ission 
transm

ission line is located along M
anning D

rive. Tw
o 

A
lberta C

apital R
egion W

astew
ater C

om
m

ission Trunks, 
the N

ortheast R
egional Trunk S

ew
er and the S

t. A
lbert 

R
egional Trunk S

ew
er run through the plan area. The S

t. 
A

lbert R
egional Trunk Sew

er (S
TA

R
T) generally runs 

along 195th A
venue N

W
 w

hile the N
ortheast R

egional 
Trunk S

ew
er (N

E
R

TS
) runs along 34th S

treet N
W

.  

The R
adke R

eport identifies the potential for a process 
w

aterline to extend som
ew

here w
ithin the A

S
P

 area from
 

the G
oldbar W

ater Treatm
ent plan to A

IH
 (E

xhibit 8.1). The 
sam

e report also identifies M
anning D

rive as a suggested 

pipeline corridor in future to support A
IH

 businesses 
(E

xhibit 10-3), as it w
ould provide a convenient linkage to 

the TU
C

 for extension of future pipelines around the C
ity of 

E
dm

onton.  

Figure 5:  Existing Pipelines and W
ell Locations
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Existing R
oads 

The existing road netw
ork in the area is arranged in a 

typical rural grid pattern (Figure 6).  The north south roads 
are spaced at one m

ile increm
ents, such as 50 S

treet N
W

, 
34 S

treet N
W

, 17 S
treet N

E
, and 33 S

treet N
E

. M
eridian 

S
treet is also a north south roadw

ay. It is on the alignm
ent 

of Zero S
treet and is the dividing line betw

een the E
ast 

and W
est quadrants in the C

ity. The east w
est roads are 

spaced at tw
o m

ile increm
ents and include 195 A

venue, 
227 A

venue N
W

, and 259 A
venue N

W
 (also H

ighw
ay 37). 

A
ll of these local roadw

ays are generally rural in nature 
w

ith ditches, gravel or cold m
ix asphalt surfaces, a 20 

m
etre right or w

ay, and an 80 km
/hr operating speed. 

The area is also served by a num
ber of rural high speed 

highw
ays, including: 

 
H

ighw
ay 37 w

hich is an east w
est highw

ay that 
form

s the northern boundary of the plan area and is 
the north C

ity lim
it. 

 
H

ighw
ay 15, w

hich is M
anning D

rive, and is a 
northeast southw

est highw
ay that form

s the 
southeastern boundary of the plan area. 

 
H

ighw
ay 28A

 w
hich is a north south H

ighw
ay that is 

aligned on 17th S
treet N

E
 betw

een H
ighw

ay 37 
and H

ighw
ay 15. 

Existing R
ail 

C
anadian N

ational (C
N

) R
ail has a rail line running north-

south through the plan area. This line, called the C
oronado 

S
ubdivision, is a rail line running betw

een E
dm

onton and 
northeastern A

lberta including Fort M
cM

urray. This railw
ay 

connection provides an im
portant m

ethod of goods 
shipm

ent from
 the E

dm
onton area to regional and 

international m
arkets.  
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 Figure 6: Existing R
oadw

ays
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4.0 
PU

B
LIC

 IN
VO

LVEM
EN

T 

P
ublic involvem

ent is im
portant in the developm

ent of an 
A

S
P

 and is required by the M
unicipal G

overnm
ent A

ct. A
 

public involvem
ent plan w

as developed early in the 
planning process for the H

orsehills Energy and Technology 
P

ark in order to ensure that public involvem
ent w

as 
m

eaningfully incorporated throughout the project. The 
objectives of the public involvem

ent process for this project 
w

ere: 

 
To inform

 and engage landow
ners, residents, and 

other stakeholders of the planning process and 
conceptual plan for the area 

 
To identify key issues that the individuals, 
com

m
unities, and key stakeholders had regarding 

the plan  

 
To com

m
unicate to the public the proposed A

rea 
S

tructure P
lan to date through a series of public 

events 

The consultation process w
as com

prised of tw
o public 

involvem
ent events and m

any key stakeholder m
eetings. 

The A
rea S

tructure P
lan public involvem

ent process has 
been review

ed and has been deem
ed com

plete. 

4.1 
June 2008 Inform

ation Session 

A
n Inform

ation S
ession w

as held on June 18, 2008 in 
P

atricia U
nited C

hurch, located at 3427 – 227 A
venue, 

from
 4 – 8pm

. The intent of the m
eeting w

as to m
ake the 

public aw
are of the project, explain the planning process, 

and receive initial input from
 the public.   

This Inform
ation S

ession w
as advertised on six portable 

signs throughout the study area and beyond.  A
 com

bined 
inform

ation brochure and invitation w
as m

ailed to all 
landow

ners in the study area tw
o w

eeks prior to the event. 

The m
eeting w

as an open house form
at w

ith inform
ation 

boards illustrating project details. K
ey project team

 
m

em
bers w

ere available throughout the room
 to answ

er 
questions.  A

 survey w
as also provided to allow

 the public 
to provide input on the inform

ation presented.  

O
ver 194 people attended and 25 survey form

s and 
com

m
ent sheets w

ere subm
itted. The w

ritten input from
 

these form
s w

as com
piled w

ith other com
m

ents received 
after the Inform

ation S
ession.  The m

ost com
m

on 
responses included requests for m

ore inform
ation, 

identifying that the area S
outh of M

anning D
rive also 

needed to be planned, and that any developm
ent in the 
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area should be w
ell coordinated. A

dditional details are 
included in A

ppendix 1.  

4.2 
K

ey Stakeholder M
eetings  

A
 num

ber of stakeholders w
ere specifically consulted 

during the preparation of the H
orsehills E

nergy and 
Technology P

ark A
S

P
.  This stakeholder consultation w

as 
undertaken to gain base inform

ation 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 developm

ent in the area.  A
ll 

stakeholders w
ere also invited to the inform

ation session 
and public m

eeting. 

The project team
 undertook individual m

eetings w
ith the 

neighbouring m
unicipalities to the AS

P
 area including 

representatives from
 S

turgeon C
ounty, S

trathcona C
ounty, 

and the C
ity of Fort S

askatchew
an.  The project team

 m
et 

w
ith each m

unicipality at the beginning of the planning 
process to notify them

 of the project and discuss any 
questions or concerns they had related to developm

ent in 
the northeast part of E

dm
onton.  The team

 then m
et again 

w
ith interested m

unicipalities at the end of the process to 
provide them

 an opportunity to view
 the final concept and 

provide feedback on the chosen concept. 

The project team
 m

et w
ith the Land U

se C
om

m
ittee of A

IH
 

to discuss this project and the broader industrial 
developm

ent planned for in the C
apital R

egion.  O
ther 

groups that the project team
 undertook individual m

eetings 
w

ith regarding the project included representatives from
 

C
apital H

ealth, C
anadian Forces B

ase E
dm

onton, 
C

anadian P
acific R

ail, C
anadian N

ational R
ail, ATC

O
 

P
ipelines, TE

LU
S

, the A
lberta C

apital R
egion W

astew
ater 

C
om

m
ission (A

C
R

W
C

), and E
P

C
O

R
 D

istribution. 

The key stakeholder m
eetings identified a num

ber of 
inform

ation pieces and issues related to the plan area. The 
follow

ing them
es w

ere identified: 

4.2.1 
R

isk M
anagem

ent  

S
everal groups identified risk m

anagem
ent as a concern 

for this area, given that the plan introduces industrial 
developm

ent, w
hich com

es w
ith a heightened risk for 

incidents that m
ay affect surrounding lands. This has been 

addressed by identifying a risk m
anagem

ent strategy in the 
A

S
P

 docum
ent and identifying future locations for 

em
ergency facilities.  
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4.2.2 
A

ppropriate S
eparation B

etw
een C

onflicting Land 
U

ses 

This area borders several different land uses that w
ill 

rem
ain after its developm

ent. C
onsideration for the 

interfaces betw
een H

orsehills E
nergy and Technology 

P
ark, C

FB
 E

dm
onton, future developm

ent potential south 
of M

anning Freew
ay, and the surrounding counties heavily 

influenced the developm
ent of the H

orsehills Energy and 
Technology P

ark A
S

P
.  

4.2.3 
R

egional C
ontext of Industrial D

evelopm
ent 

Industrial expansion in AIH
 w

ill require supportive 
developm

ent to occur in the entire C
apital R

egion. 
D

iscussions w
ith key stakeholders included discussion 

about the different types of industrial opportunities in the 
region and how

 they w
ill w

ork together. This could include 
future transportation connections, utilities, shared pipeline 
projects, and other m

ajor infrastructure investm
ents.  

4.2.4 
M

aintaining E
xisting Land U

ses 

E
xisting land uses both on the boundaries of the plan, like 

C
FB

 E
dm

onton, or w
ithin the plan require consideration as 

a part of the land use planning process, and w
ere included 

in land use decisions as a part of the developm
ent of the 

H
orsehills Energy and Technology P

ark A
S

P
. 

4.2.5 
N

on-Industrial Land U
se 

S
om

e of the key stakeholders consulted requested that 
residential land uses also be incorporated into the A

S
P

.  

C
ouncil direction for this project identified industrial uses 

as the key land use for the plan area. R
esidential uses 

require separation from
 industrial uses, given that industrial 

production can increase noise, dust, sm
ells, and other 

nuisance factors that are not desirable in residential areas. 
R

esidential developm
ent w

ithin the plan area w
ould 

therefore require lim
iting industrial operations, w

hich is 
intended to be the highest priority land use for the area. 
There w

ould also be lim
itations on residential developm

ent 
in the w

estern portion of the plan area due to its proxim
ity 

to C
FB

 E
dm

onton’s m
ilitary training area and the airfield 

noise contours.  

G
iven the intent of this area to accom

m
odate industrial 

dem
and and its existing lim

itations introduced by C
FB

 
E

dm
onton operations, residential developm

ent w
as not 

deem
ed to be consistent w

ith the project’s goals and w
as 

not accom
m

odated w
ithin the plan area.  
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4.3 
O

ctober 2008 Public M
eeting 

The second public event w
as held at the N

anaksar 
G

urdw
ara G

ursikh Tem
ple on O

ctober 1, 2008 from
 4 – 

8pm
, w

ith tw
o form

al presentations at 5pm
 and 7pm

. The 
purposes of the public m

eeting w
ere to provide the public 

an opportunity to review
 the final concept plan for the 

project and ask questions or provide com
m

ent to the 
project team

.   

The P
ublic M

eeting w
as advertised w

ith a series of six 
portable signs throughout the study area and beyond.  A

n 
invitation w

as sent on S
eptem

ber 18, 2008 to property 
ow

ners in the study area and to those w
ho provided m

ail or 
em

ail addresses at the June 2008 Inform
ation S

ession.   

The m
eeting w

as also open house form
at w

ith inform
ation 

boards. In addition to the inform
ation boards, tw

o form
al 

presentations follow
ed by question and answ

er sessions 
w

ere added to the O
ctober open house.  

O
ver 317 people attended the second public m

eeting, and 
59 participant surveys w

ere received by the project team
.  

The com
m

ents w
ere com

piled, w
ith w

ritten responses, by 
them

e after the P
ublic M

eeting.  C
om

m
on them

es w
ere:  

 
P

lanning for the south side of M
anning D

rive needs 
to be dealt w

ith. 

 
R

esidential areas should be included in the A
S

P
. 

 
M

ore detailed inform
ation is needed. 

 
E

nvironm
ental and land use issues need 

addressing. 

 
Tim

elines are needed. 

 
M

em
bers of the S

ikh Tem
ple do not w

ant industrial 
developm

ent around their site and w
ould like 

opportunity for residential uses on their property. 

B
ased on these com

m
ents, H

orsehills E
nergy and 

Technology P
ark has identified risk m

anagem
ent 

strategies related to existing non-industrial uses in order to 
m

itigate the im
pacts of industrial developm

ent in their 
vicinity. G

eneral tim
elines for developm

ent are identified in 
the A

S
P

, though developm
ent w

ill ultim
ately be governed 

by m
arket forces.  
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The C
ity of E

dm
onton w

ill develop custom
 zoning in order 

to provide additional detail and provide clear regulations 
for industry as they relate to built form

, eco-industrial 
im

plem
entation, risk m

anagem
ent, and environm

ental 
protection.  A

dditional details are provided in A
ppendix 2.  

4.4 
O

ctober 2009 Public M
eeting 

The third public event w
as also held at the N

anaksar 
G

urdw
ara G

ursikh Tem
ple on O

ctober 27th, 2009 from
 4 – 

8pm
. The purposes of the public m

eeting w
ere to provide 

the public an update on the planning process and display 
som

e m
inor changes to the alignm

ent of the arterial 
netw

ork caused by m
ovem

ent of the future connections to 
intersections in A

nthony H
enday D

rive.    

A
n invitation w

as sent to property ow
ners in the study area. 

The m
eeting w

as also advertised in the E
dm

onton Journal.   

The m
eeting w

as also open house form
at w

ith inform
ation 

boards. S
taff w

ere available to answ
er any questions 

attendees had and explain the project to those w
ho had 

not attended previous m
eetings  

O
ver 122 people attended the third public m

eeting, and 29 
participant surveys w

ere received by the project team
.  O

f 
those 29 surveys, only 15 provided com

m
ents. The 

com
m

ents w
ere com

piled, w
ith w

ritten responses, by 
them

e after the P
ublic M

eeting.  C
om

m
on them

es w
ere: 

 
C

oncern about the use of prim
e agricultural land 

and/or sensitive natural areas for industrial grow
th.  

 
C

oncern about im
pacts of industrial grow

th, such 
as air pollution, vibration, and noise. 

 
M

ore detailed inform
ation is needed on w

ind 
direction, potential connection to any developm

ent 
south of M

anning, and m
arketing efforts. 

 
P

reference for a form
al presentation over a public 

open house form
at and requests for m

ore frequent 
com

m
unication and updates for the com

m
unity. 

 
C

oncern w
ith the C

ity of E
dm

onton’s processes, 
including the frequency and style of public 
m

eetings, scheduling of P
ublic H

earings, and lack 
of transparency 

 
A

pproval of the eco-industrial approach of the A
rea 

S
tructure P

lan and the perceived environm
ental 

leadership show
n by the C

ity of E
dm

onton in using 
this approach.  
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5.0 
PO

LIC
Y C

O
N

TEXT 

There are m
any existing plans and policies that relate to 

the H
orsehills E

nergy and Technology P
ark or the areas 

im
m

ediately surrounding it. E
ach of the plans, studies, or 

m
unicipal program

s that relate to developm
ent in 

H
orsehills Energy and Technology P

ark w
ill be discussed 

below
.  

5.1 
C

apital R
egion B

oard 

The C
apital R

egion B
oard, established on A

pril 15, 2008, 
is com

prised of the 25 m
unicipalities that m

ake up the 
C

apital R
egion. 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 inform

ation; and develop a strategic plan for 
social and affordable housing”  

In light of these priorities, the C
apital R

egion B
oard is 

m
andated w

ith the review
 of planning bylaw

 applications 
that m

eeting defined referral criteria under the Transitional 
R

egional E
valuation Fram

ew
ork (M

inisterial O
rder 

L:005/08). The goal of this review
 is to “ensure consistency 

w
ith long-term

 regional interests, the C
apital R

egion B
oard 

R
egulation, and the “W

orking Together” report, w
hile the 

C
apital R

egion G
row

th P
lan is under developm

ent” 
(M

inisterial O
rder L:005/08). A

n A
rea S

tructure P
lan is 

referred to the C
apital R

egion B
oard w

hen it is w
ithin 

0.5km
 of defined roadw

ays, adjacent to a Transportation / 
U

tility C
orridor, w

ithin S
trathcona C

ounty’s rural service 
area and m

eets defined conditions, w
ould result in m

ore 
than 1000 residents, and/or w

ill accom
m

odate heavy 
industry. G

iven that the H
orsehills Energy and Technology 

P
ark A

S
P

 m
eets several of these criteria, it w

ill be referred 
to the C

apital R
egion B

oard by the C
ity of E

dm
onton prior 

to Third R
eading of the B

ylaw
.  

5.2 
C

apital R
egion Integrated G

row
th 

M
anagem

ent Plan – Final R
eport on C

ore 
Infrastructure 

A
s a part of re-establishing regional planning in the C

apital 
R

egion, a num
ber of studies w

ere undertaken to determ
ine 

base conditions and to create param
eters for the continued 

grow
th of shared services and system

s. O
ne of these 

studies is the Final R
eport on C

ore Infrastructure. This 
report studied the base conditions of key regional 
infrastructure, including highw

ay system
s, airports, rail 

links, transit, w
ater, w

astew
ater, pow

er, and pipeline 
corridors. It used this base inform

ation to identify any gaps 
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in the existing system
 and create a strategy for 

accom
m

odating long term
 regional grow

th for these 
services and utilities. The Final R

eport on C
ore 

Infrastructure identifies several infrastructure item
s that 

im
pact the H

orsehills Energy and Technology P
ark plan 

area. This includes pipelines, the highw
ay system

, w
ater, 

and pow
er.  

The report identifies that M
anning D

rive should be used as 
a pipeline corridor in the region connecting to corridors in 
the TU

C
, w

hich could serve as a linkage for businesses in 
H

orsehills Energy and Technology P
ark. It identifies 

roadw
ay im

provem
ents im

pacting the plan area, w
hich 

includes the ultim
ate full construction of the TU

C
 and lane 

expansions on M
anning D

rive and H
ighw

ay 28A
. A

 new
 

E
P

C
O

R
 w

ater m
ain is intended to be extended w

ithin 
H

orsehills Energy and Technology P
ark to provide w

ater 
looping and enhanced service for the m

ain serving 
G

ibbons and surrounding area. R
elated to pow

er service, 
the long term

 plan includes the tw
inning of an existing 240 

kV
 transm

ission line in the plan area. A
dditional detail on 

these infrastructure im
provem

ents are identified in the 
servicing sections of the H

orsehills E
nergy and Technology 

P
ark A

S
P

.    

 

5.3 
C

ity of Edm
onton Strategic Plan – The W

ay 
A

head and M
D

P 

C
ity C

ouncil’s S
trategic P

lan – The W
ay A

head has a ten 
year strategic goal to “D

iversify E
dm

onton’s E
conom

y” 
w

hich states that “E
dm

onton is recognized as an econom
ic 

pow
erhouse, m

axim
izing the diversity of its econom

ic 
advantages, including its location as P

ort A
lberta and as a 

portal to the north; as the urban centre of regional 
industrial developm

ent; as a know
ledge and innovation 

centre for value-added and green technologies and 
products”.  This w

ill be achieved through the three-year 
priority goal to “W

ork w
ith both public and private sector 

partners, to im
prove the favourable business and 

investm
ent clim

ate for: E
co-industrial based econom

y; 
Logistics and S

ervicing for the needs of the N
orth and 

A
sia; G

reen technology developm
ent and 

com
m

ercialization; and entrepreneurs”. 
 The northeast area is currently designated as an 
A

gricultural A
rea by the M

unicipal D
evelopm

ent P
lan 

(M
D

P
), as it has been since the area w

as annexed into the 
C

ity of E
dm

onton (Figure7). The M
D

P
 identifies that 

“agricultural areas w
ill be protected from

 prem
ature 

fragm
entation until they are needed for urban 
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developm
ent” (pp.11). There are also policies in the M

D
P

 
stating that agricultural lands should not be developed until 
cost effective urban services can be extended to them

 
(S

ec. 1.3.1-3).  

Figure 7:  M
unicipal D

evelopm
ent Plan 

The areas of the A
S

P
 adjacent to m

unicipal boundaries 
are identified in the M

D
P

 as being a part of the 
Interm

unicipal Fringe, m
eaning that the A

S
P

 area is close 
to neighbouring counties and m

unicipalities. The M
D

P
 

stipulates that the C
ity w

ill “w
ork cooperatively w

ith 
neighbouring m

unicipalities to ensure effective use and 
developm

ent of the C
ity’s “fringe” lands (S

ec. 1.1.9).” It 
further identifies that an A

S
P

 m
ust be circulated to 

m
unicipalities w

ithin 1.6km
 of its boundary.  The H

orsehills 
E

nergy and Technology P
ark A

S
P

 w
ill therefore need to be 

circulated to S
turgeon C

ounty for com
m

ent. (M
D

P
 - 

S
chedule A

) The M
D

P
 identifies m

any policies intended to 
encourage industrial developm

ent, including ensuring 
enough land available to support industrial grow

th (S
ec. 

1.1.5). It also provides direction on issues of public safety 
and risk associated w

ith heavy industrial uses (Sec. 1.1.6). 
The existing M

D
P

 also supports sustainable developm
ent.  

The M
D

P
 encourages retaining natural areas, using 

sustainable design principles and ecological protection, 
and incorporating ecology into the planning of new

 areas 
(S

ec. 1.1.3a &
 2.4.6). It places priority on using land 

effectively (S
ec. 1.1.12) and states that long term

 
environm

ental and fiscal sustainability should be 
incorporated into planning (S

ec. 1.1.13). The M
D

P
 

prom
otes attractive and functional developm

ents by 
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identifying those urban design principles that should be 
prom

oted (S
ec.1.1.3). It also encourages business 

clustering (Sec. 1.1.7) and intensifying land uses around 
m

ajor transit lines and em
ploym

ent areas (S
ec. 1.3.4). A

n 
am

endm
ent to the existing M

D
P

 w
ould be needed for the 

H
orsehills Energy and Technology P

ark A
S

P
 under the 

existing M
D

P
, given that the plan area is currently 

designated A
gricultural. H

ow
ever, the M

D
P

 w
ill soon be 

superceded by the new
 M

D
P

 entitled ‘The W
ay W

e G
row

’. 
The plan area is intended to be designated as 
industrial/business under the new

 M
D

P
, The proposed 

M
D

P
 states in S

ection 5 - S
upporting P

rosperity - that 
“E

dm
onton’s industrial grow

th 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 w

ill accom
m

odate econom
ic 

grow
th from

 value added petrochem
ical processing and 

supporting products and services, m
anufacturing and 

research, and rail and road based logistic operations.”.  In 
addition, it also states that “E

dm
onton w

ill prom
ote 

sustainability and innovation through adoption of eco-
industrial standards and approaches to land and property 
developm

ent and business operations. This w
ill focus on 

the creation of a chem
ical industry cluster em

ploying 
business-to-business eco-industrial relationships. 

5.4 
Sturgeon C

ounty M
D

P 

The H
orsehills E

nergy and Technology P
ark A

S
P

 
boundary is directly south of S

turgeon C
ounty. This portion 

of S
turgeon C

ounty is identified in the S
turgeon C

ounty 
M

D
P

 as the “S
outh S

turgeon S
tudy A

rea”. This area w
as 

identified by the M
unicipal G

overnm
ent B

oard (M
G

B
) as an 

area that required a statutory plan in an O
rder issued in 

1998, but to date no such plan has been undertaken. The 
area adjacent to H

orsehills E
nergy and Technology P

ark in 
S

turgeon C
ounty is designated “Interm

unicipal Fringe” and 
“E

nvironm
ental P

rotection” adjacent to the riverbank in the 
S

turgeon C
ounty M

D
P

.  

The area designated as interm
unicipal fringe is governed 

largely by the agricultural policies in the M
D

P
. This 

stipulates large parcel sizes (in excess of 80 acres) aside 
from

 parcels created for the purpose of separating 
hom

esteads from
 farm

land (S
ec. 2.3-2.7). It is also 

identified that developm
ent proposals w

ithin this area w
ill 

be referred to the C
ity of E

dm
onton for com

m
ent (S

ec. 
15.5.v).  

The environm
ental protection section is intended to protect 

environm
entally significant areas such as flood prone 

areas, riverbanks, shores, and w
ildlife corridors. It provides 
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developm
ent criteria and param

eters including 
requirem

ents for assessm
ents and studies prior to the 

developm
ent of non-agricultural land uses such as m

ulti-lot 
subdivisions (S

ec 11.0).  

5.5 
C

ity of Fort Saskatchew
an M

D
P 

The Fort S
askatchew

an M
D

P
 designates the lands 

adjacent to the H
orsehills E

nergy and Technology P
ark 

A
S

P
, separated from

 the plan by the N
orth S

askatchew
an 

R
iver, as P

arks, R
ecreation and O

pen S
pace in 

association w
ith the N

orth S
askatchew

an R
iver. The 

routing of the TransC
anada Trail is anticipated to be along 

the eastern boundary of the N
orth S

askatchew
an R

iver 
w

ithin the designated park area, w
hich w

ill connect into 
E

dm
onton’s river valley trails system

.  

In relation to interm
unicipal cooperation, Fort 

S
askatchew

an’s M
D

P
 identifies that they w

ill w
ork together 

w
ith neighbouring m

unicipalities to establish planning 
fram

ew
orks and land use patterns that benefit both 

m
unicipalities, m

aintain open lines of com
m

unication, and 
seek partnerships in service provision. (S

ection 13.0).  

  

5.6 
The W

ay W
e M

ove 

The Transportation M
aster P

lan (TM
P

) entitled ‘The W
ay 

W
e M

ove’ w
as approved in S

eptem
ber 2009. It is intended 

to guide the developm
ent of transportation system

s in 
E

dm
onton and accom

m
odate system

 requirem
ents. 

H
ow

ever, it does not identify any future arterial or collector 
roadw

ay alignm
ents w

ithin the H
orsehills E

nergy and 
Technology P

ark A
S

P
 study area as it is not currently 

designated as a grow
th area. The TM

P
 does identify that a 

potential future regional ring road m
ay be developed w

ithin 
the plan area, but its ultim

ate alignm
ent has not yet been 

determ
ined. M

anning D
rive is identified as a ‘highw

ay 
connector roadw

ay’ linking E
dm

onton’s inner and outer 
ring road system

 to com
m

unities in the northeast.   

LR
T extension is possible from

 the existing term
inus at 

C
lareview

 into the northeast area in future, but no 
im

plem
entation strategy for a northern extension of the 

LR
T is identified in the text.  

5.7 
A

lberta’s Industrial H
eartland 

A
IH

 is a large area northeast of the C
ity of Fort 

S
askatchew

an intended to facilitate a heavy industrial 
‘precinct’. A

IH
 is approxim

ately 194 square kilom
etres and 
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is located in four m
unicipalities; Lam

ont C
ounty, S

turgeon 
C

ounty, S
trathcona C

ounty, and the C
ity of Fort 

S
askatchew

an. Its particular focus is the petroleum
 

industry, as it is w
ell placed to provide processing facilities 

to support the oil sands exploration in northern A
lberta. 

There is high connectivity betw
een the H

eartland and the 
H

orsehills Energy and Technology P
ark A

S
P

. The C
N

 
C

oronado S
ubdivision rail line runs from

 the H
orsehills 

E
nergy and Technology P

ark A
S

P
 area into the H

eartland 
region. In addition, H

ighw
ay 15/M

anning Freew
ay is also a 

direct connection through Fort S
askatchew

an and the A
IH

. 
The future developm

ent of the TU
C

 w
ill also provide 

highw
ay connections betw

een the N
ortheast A

S
P

 and the 
H

eartland via the Y
ellow

head H
ighw

ay and H
ighw

ay 21.  
[S

ource: A
IH

 C
om

plem
entary A

rea S
tructure P

lans 
B

ackground R
eport, January 2002]. 

Land use in A
IH

 is governed through com
plem

entary A
S

P
s 

adopted by each of the m
em

ber m
unicipalities. The land 

uses contained w
ithin the H

eartland area are prim
arily 

heavy industrial. A
 buffer, approxim

ately 1.6 km
 in w

idth, is 
intended to accom

m
odate agricultural, com

m
ercial, and 

light to m
edium

 industrial uses and surrounds the heavy 
industrial uses to provide appropriate separation from

 
adjacent developm

ent. It also contains provisions for an 

environm
ental protection area that abuts the N

orth 
S

askatchew
an R

iver valley.  

5.8 
Industrial Land Strategy 

The Industrial Land S
trategy (ILS

), approved by C
ouncil in 

2002, w
as developed w

ith a goal to “increase the 
prosperity of the C

ity and its citizens by accom
m

odating 
the grow

th and developm
ent of E

dm
onton’s existing 

industrial businesses and attracting new
 ones. (p.3)” It 

identifies the m
ake-up of existing industrial areas of the city 

and the types of businesses best suited to the different 
areas of existing or planned industrial developm

ent in 
E

dm
onton.  

The northeast area is show
n as having a very low

 share of 
the overall dem

and for industrial land in E
dm

onton, at only 
7%

 of the overall m
arket for the C

ity of E
dm

onton. The ILS
 

anticipates that this dem
and w

ill com
e from

 grow
th in the 

Food and B
everage Industry, w

ith som
e activity in P

lastics, 
C

hem
icals, and R

efined P
etroleum

 P
roducts. H

ow
ever, 

this considers only the available industrial land w
ithin this 

sector of the city, m
uch of w

hich is adjacent to residential 
uses and/or requires redevelopm

ent, w
hich poses 

significant m
arket barriers w

hen com
pared to available 

greenfield sites. The ILS also does not contem
plate 
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potential secondary and tertiary industrial opportunities 
resulting from

 investm
ent in A

IH
. 

5.9 
Sm

art C
hoices 

S
m

art C
hoices is a C

ity of E
dm

onton program
 that 

provides recom
m

endations on best practices in planning to 
im

prove developm
ent in the C

ity of E
dm

onton. W
hile these 

recom
m

endations prim
arily relate to residential 

developm
ent and the redevelopm

ent of com
m

ercial and 
industrial developm

ents along m
ajor roadw

ays, there are 
policies that can be translated to other land use types.  

S
m

art C
hoices recom

m
ends that areas including a m

ajor 
transit centre, such as an LR

T station, consider Transit 
O

riented D
esign (TO

D
). This encourages denser 

developm
ent adjacent to the transit centre to take 

advantage of the associated transit system
. W

hile this 
theory prim

arily supports residential developm
ent, it could 

be applied to developm
ent of an em

ploym
ent area.  

S
m

art C
hoices also im

proves w
alkability for new

 
developm

ents. W
hile this w

as prim
arily benefiting 

residential areas, w
alkability should also be considered in 

the context of an em
ploym

ent area. This could include 
considerations for the design of streetscape, setbacks of 

buildings, provision of convenience com
m

ercial 
opportunities, or other factors that w

ould facilitate the 
ability to reduce vehicle trips. 

5.10 
N

orth Saskatchew
an R

iver Valley A
rea 

R
edevelopm

ent Plan 

The N
orth S

askatchew
an R

iver V
alley A

rea 
R

edevelopm
ent P

lan (N
S

R
V

A
R

P
) applies to several 

stream
s and tributaries flow

ing into the N
orth 

S
askatchew

an R
iver, as w

ell as the river itself, w
hich is to 

the southeast of the boundary of the H
orsehills Energy and 

Technology P
ark A

S
P

 area. The intention of the 
N

S
R

V
A

R
P

 is to identify the river valley area as a 
m

etropolitan park and environm
ental protection area.  

B
eyond the basic park and environm

ental protection intent 
of the plan, the N

S
R

V
A

R
P

 also identifies m
ethods the C

ity 
of E

dm
onton m

ay use to acquire privately ow
ned portions 

of the river valley and ravine system
 (S

ec. 3.2.7), and 
identifies regulations around the introduction of new

 
transportation crossings to the river valley system

 (S
ec. 

3.4.1 &
 3.4.2).  
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5.11 
Zoning B

ylaw
 

The large m
ajority of the lands w

ithin the plan area are 
currently designated A

G
 (A

gricultural). There is also a rural 
residential developm

ent designated R
R

 (R
ural 

R
esidential).  

5.12 
R

isk M
anagem

ent Policy 

The M
ajor Industrial A

ccidents C
ouncil of C

anada (M
IA

C
C

) 
w

as created in the late 1980s as C
anada’s reaction to a 

m
ajor industrial accident in B

hopal, India in 1984. M
IA

C
C

’s 
purpose w

as to consider voluntary m
easures to increase 

prevention, preparedness, and response to industrial 
accidents. The C

ouncil w
as com

prised of governm
ent and 

industry leaders w
ho prepared guideline docum

ents that 
w

ere voluntarily used by som
e businesses and 

governm
ent bodies. The C

ouncil itself w
as dissolved in 

1999 due to a lack of operational funding, but is still 
referred to by m

any C
anadian m

unicipalities. B
oth 

S
trathcona and S

turgeon C
ounties use M

IA
C

C
 principles 

in their legally binding planning docum
ents. 

S
trathcona C

ounty stipulates tw
o distance thresholds 

around heavy industry in the IH
 (H

eavy Industry) D
istrict in 

their Land U
se B

ylaw
. It identifies that any heavy industrial 

developm
ent m

ay not im
pose a greater than 1 in 

1,000,000 risk of death outside a 3.0km
 radius from

 an 
industrial property boundary. S

im
ilarly, an industrial 

developm
ent m

ay not im
pose greater than 1 in 100,000 

risk of death outside a 1.5km
 radius from

 its property 
boundary. A

 H
eavy Industrial O

verlay is also included as a 
part of the Land U

se B
ylaw

 and restricts people-intensive 
industrial/com

m
ercial uses w

ithin the 1.5 and 3.0km
 radii, 

such as retail and offices. It also restricts Floor A
rea R

atio 
and includes provisions to enhance em

ergency provisions 
w

ithin buildings.  

S
turgeon C

ounty’s M
unicipal D

evelopm
ent P

lan identifies 
that the C

ounty w
ill adopt the M

IA
C

C
 guidelines to 

determ
ine industrial risk. S

ection 6.2 of the Land U
se 

B
ylaw

 identifies that any heavy industrial use including the 
storage of hazardous m

aterial m
ust provide a risk 

assessm
ent. The review

 of any required risk assessm
ent 

w
ill be guided using the M

IA
C

C
 guideline docum

ents.  A
 

residence m
ust be located farther than 457m

 from
 the 

edge of a heavy industrial developm
ent site. In addition to 

this, a heavy industrial site m
ust be a m

inim
um

 of 1.6km
 

aw
ay from

 any m
ulti-lot residential subdivisions. The 

developm
ent w

ithin the transition area betw
een those tw

o 
uses is restricted to agriculture only.  
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The C
ity of E

dm
onton’s current risk m

anagem
ent approach 

also references M
IA

C
C

. It requires that a risk assessm
ent 

be com
pleted for projects that w

ould create incom
patibility 

betw
een heavy industry and residential uses. M

IA
C

C
 

principles are to be considered for greenfield sites.  

H
orsehills Energy and Technology P

ark w
ill also use 

M
IA

C
C

 principles as a reference for the m
anagem

ent of 
risk w

ithin the plan area’s boundaries, consistent w
ith the 

risk m
anagem

ent approach of the C
ity of E

dm
onton.  

B
eyond the m

unicipal level, the P
rovince of A

lberta also 
identifies risk m

anagem
ent and cum

ulative effects 
legislation, governed by A

lberta E
nvironm

ent through the 
C

um
ulative E

ffects A
ssessm

ent and M
anagem

ent P
olicy 

and the E
nvironm

ental P
rotection and E

nhancem
ent A

ct.  

 5.13 
N

atural A
reas Policies 

In addition to the above m
entioned policies, this area w

ill 
also fall under the N

atural A
rea S

ystem
s P

olicy (C
-531), 

the N
atural C

onnections S
trategy P

lan, the C
ity of 

E
dm

onton E
nvironm

ental P
olicy (C

-512), the Interim
 

W
etland P

olicy, and P
rovincial W

etlands P
olicies. These 

have been addressed in the E
cological N

etw
ork A

nalysis.  

5.14 
H

istoric R
esources 

The C
ity’s H

istoric R
esources M

anagem
ent P

lan requires 
the C

ity of E
dm

onton to identify and assess know
n historic 

resources and encourage them
 to be designated and/or 

incorporated into new
 developm

ent proposals.  The 
program

 seeks to ensure that notable architecture that 
represents elem

ents of the areas original developm
ent 

patterns are noted and incorporated in the areas future 
expansion and developm

ent.  This ensures that the area 
over tim

e develops a rich architectural variety that 
positively reinforces the areas identity.   The H

istoric 
R

esources M
anagem

ent P
lan does not seek m

useum
 type 

developm
ents, but ones that creatively adapt resources to 

new
 uses. 

 A
ll efforts m

ust be taken to ensure that those resources 
identified on the Inventory of H

istoric R
esources in 

E
dm

onton m
ust be included and incorporated in all new

 
developm

ent proposals . 
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6.0 
G

U
ID

IN
G

 PR
IN

C
IPLES 

This plan is intended to create a new
 kind of industrial 

developm
ent in E

dm
onton that incorporates econom

ic 
opportunity w

ith eco-industrial principles. This brand of 
industrial developm

ent is intended to look, feel, and 
function differently than a conventional industrial park. In 
order to create an A

S
P

 that results in an industrial park 
that w

ould achieve those differences, the follow
ing 

questions w
ere considered: 

H
ow

 can w
e m

ake H
orsehills E

nergy and 
Technology P

ark the kind of place businesses 
w

ant to locate in? 

and, H
ow

 can w
e m

ake industry ‘green’ w
ithout 

com
prom

ising the bottom
 line? 

W
hile these seem

 like basic questions, using them
 to 

shape a new
 kind of industrial plan w

as a challenge. These 
fundam

ental questions help to create a set of guiding 
principles that w

ill lead developm
ent to achieve these 

results. These principles provide direction to answ
er the 

questions and to help identify w
hat H

orsehills Energy and 
Technology P

ark is intended to stand for.  

6.1 
H

orsehills Energy and Technology Park 
stands for: Sustainable D

evelopm
ent 

D
evelopm

ents that are built to achieve three bottom
 line 

objectives: last longer, im
prove business perform

ance, and 
create m

ore com
fortable w

orking and living environm
ents. 

They also provide choices for people – w
hether that m

eans 
choices in the w

ay people travel to and betw
een them

 or 
adaptability in the w

ay people or businesses use a site 
over tim

e. Therefore, developm
ent in H

orsehills E
nergy 

and Technology P
ark w

ill be com
pact, varied, w

ell 
connected, and flexible to m

axim
ize the area’s potential 

w
hile m

inim
izing its footprint. The developm

ent in 
H

orsehills Energy and Technology P
ark w

ill consider its life 
cycle costs and look for innovative w

ays to reduce the 
carbon footprint it m

akes.   

6.2 
H

orsehills Energy and Technology Park 
stands for: Industrial Ecology and 
Efficiency 

O
ne of the keys to a successful business is m

axim
um

 
output from

 m
inim

um
 input. This m

eans building efficiency 
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into everything, including product use, staff, and 
technology. E

co-industrial developm
ent goes a step further 

and im
proves efficiency in buildings, sites, and entire 

districts. E
co-industrial developm

ent gets businesses to 
collaborate to share services and use one business’ w

aste 
as another business’ resource. This kind of collaborative 
thinking reduces w

aste and increases profits – and 
increased profits results in stronger businesses.  

6.3 
H

orsehills Energy and Technology Park 
stands for: Effective Transportation 

H
orsehills Energy and Technology P

ark w
ill be designed to 

m
axim

ize connectivity betw
een businesses, sub-areas, the 

E
dm

onton region, and beyond. It w
ill be easy to get to and 

ship from
 for business purposes and em

ployees.  

It w
ill m

axim
ize choice in travel m

odes including road, rail, 
transit, and trails in order to get people and goods to the 
places they w

ant to go. It w
ill also m

axim
ize use of the 

existing transportation system
.  

6.4 
H

orsehills Energy and Technology Park 
stands for: Land U

se C
om

patibility 

Industrial developm
ent can introduce nuisance factors and 

introduces the risk of industrial accidents or reduced air 

quality. This can affect the land adjacent to industrial 
developm

ents. In H
orsehills E

nergy and Technology P
ark, 

nuisance and risk intensive uses w
ill be carefully located to 

cause as little disturbance as possible to the rest of the 
plan area. The intensity of industrial use w

ill decrease as it 
approaches non-industry uses to ensure that businesses in 
this area are com

patible w
ith one another.  

6.5 
H

orsehills Energy and Technology Park 
stands for: Innovative Infrastructure 

Traditionally, infrastructure has been designed to rem
ove 

natural system
s from

 the process of providing the 
necessary infrastructure and services to businesses.  

H
orsehills Energy and Technology P

ark w
ill put nature 

back into the system
 by identifying groundw

ater infiltration 
and m

ethods of storm
w

ater servicing that m
ore closely 

represent the landscape, consistent w
ith low

 im
pact 

developm
ent practices.  P

rocess and/or storm
w

ater w
ill be 

recycled for use onsite w
here viable to reduce dem

ands on 
the system

 and w
ater conservation w

ill be pursued. E
nergy 

production w
ill incorporate alternative and renew

able 
energy sources that m

inim
ize carbon use. W

aste 
m

anagem
ent w

ill be m
inim

ized through diversion, or safe 
disposal of w

astes that are not recyclable.   
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6.6 
H

orsehills Energy and Technology Park 
stands for: Environm

ental Protection 

The environm
ent is often seen as an obstacle in traditional 

land developm
ent. In H

orsehills E
nergy and Technology 

P
ark, environm

ental responsibility w
ill instead be 

considered an opportunity. N
atural areas w

ill be integrated 
into developm

ent in w
ays that w

ill respect their value and 
future sustainability w

hile also enhancing outdoor 
recreation opportunities and the appearance of the plan 
area. C

onserving, and in som
e cases restoring, a 

functional ecological netw
ork w

ithin the context of an 
industrial area w

ill be a priority for the plan area.   

6.7 
H

orsehills Energy and Technology Park 
Stands for: Effective Im

plem
entation 

Innovative ideas often introduce longer review
 periods and 

m
ore rigorous inform

ation requirem
ents than conventional 

developm
ent strategies because little or no precedent is 

available to base their application on. In order to reduce 
this im

pact, all efforts w
ill be m

ade to ensure the 
inform

ation requirem
ents for developm

ent in this area are 
clear. W

here necessary, custom
 rules and regulations w

ill 
be adopted for the area to provide clear direction and 
stream

line the application process. M
onitoring w

ill be 

incorporated to ensure that the goals of the plan area are 
being m

et. 

The follow
ing sections w

ill identify specific policies and 
regulations that are based on these fundam

ental 
principles. The icons related to the principles above w

ill be 
displayed adjacent to areas of the plan specifically 
em

phasizing one or m
ore of these key principles.  
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7.0 
D

EVELO
PM

EN
T C

O
N

C
EPT 

The land uses chosen for the plan area have been 
designed specifically to take advantage of the 
petrochem

icals and products from
 upgraders to be 

developed in A
IH

. B
ased on inform

ation gained from
 the 

K
line S

tudy, this requires a land use split favoring 
petrochem

ical developm
ent w

ith specific supportive land 
uses.  

7.1 
Land U

se Precincts 

In order to use the petrochem
ical industrial resources 

available from
 A

IH
, and to achieve the goal of an industrial 

plan focused on eco-industrial principles, four m
ain land 

use precincts are needed.  

These are a petrochem
ical cluster, m

anufacturing, 
logistics, and research and developm

ent park.  

The petrochem
ical cluster precinct w

ill provide the 
econom

ic driver of the area.  It w
ill need a supportive 

industry in order to function w
ell, w

hich requires the 
developm

ent of logistics, supportive m
anufacturing, and 

business park uses.  

E
ach of the land use precincts w

ill be described as show
n 

in Figure 8. The principles of eco-industrial developm
ent 

w
ill be identified as they relate to each individual land use. 

S
pecific policies related to their developm

ent w
ill also be 

included in each section.  
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Figure 8: D
evelopm

ent C
oncept
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7.2 
Petrochem

ical C
luster Precinct 

The heart of the plan area w
ill incorporate the 

petrochem
ical cluster (Figure 9). This area w

ill produce the 
chem

ical products that w
ill be refined, researched, m

olded, 
and m

oved in other parts of H
orsehills E

nergy and 
Technology P

ark.  

Figure 9:  Petrochem
ical C

luster Precinct 

 

         

The petrochem
ical cluster land use w

ill be largely 
com

prised of chem
ical production facilities, but w

ill also 
include any necessary storage or trans-shipm

ent facilities 
specializing in chem

ical handling. A
s developm

ent related 
to chem

icals can pose an elevated risk to the general 
public in the event of an accident, the petrochem

ical 
cluster land use has been located in the centre of the plan, 
placing it far from

 any existing or future residential 
developm

ents. This central location also provides the 
ability to create larger lots to accom

m
odate m

edium
 sized 

chem
ical plants.  

W
hile chem

ical plants can be large, the developm
ent in the 

petrochem
ical cluster is not intended to house oil sands 

upgraders as contem
plated in A

IH
. Instead, this area is 

intended to m
ake use of upgrader byproducts, w

hich w
ill 

be used to m
ake useful chem

ical com
pounds instead of 

being shipped long distances to be stockpiled or 
discarded.  

This area is also not intended to look or function like other 
developm

ents of its kind in the C
apital R

egion. 
D

evelopm
ent in the petrochem

ical cluster w
ill be tightly 

controlled to ensure that E
dm

ontonians get the 
em

ploym
ent and econom

ic benefits of an intensive 
industrial area. 
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E
xam

ple U
ses in the C

hem
ical C

luster P
recinct m

ay 
include: 

 
C

hem
ical P

lants 

 
Local pow

er generation facilities 

 
Local w

astew
ater treatm

ent facilities 

 
R

ecycling centres 

 
A

ncillary w
arehousing 

U
ses in the C

hem
ical C

luster P
recinct w

ill not include: 

 
N

uclear pow
er facilities 

 
W

aste S
tockpiles 

 
Landfills 

Policy 

1. 
A

ny necessary sm
okestacks or other venting structures 

w
ill be designed to reduce any adverse im

pacts on air 
quality for the surrounding area, in accordance w

ith 
P

rovincial and Federal legislation.  

2. 
W

aste outputs, like steam
 or hydrogen, m

ay be traded 
betw

een industrial developm
ents in this area using a 

local private pipe system
 located w

ithin road right-of-
w

ay or on-lot easem
ents.  

3. 
Industrial businesses that w

ould introduce risks to 
public health or safety are required to subm

it a risk 
assessm

ent prior to the issuance of zoning approvals 
to ensure that they do not pose unacceptable risk to 
the surrounding area. 

4. 
This area is not intended to house extensive, upgrader-
style developm

ent. Therefore, site size w
ill not exceed 

30 hectares. 
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7.3 
Logistics Precinct 

Logistics facilities are im
portant to the chem

ical industry, 
as they provide the m

eans by w
hich chem

ical products can 
be shipped to local or international m

arkets. The uses 
w

ithin the logistics area, highlighted below
 (Figure 10), w

ill 
include trans-shipm

ent facilities, storage facilities, and 
packaging facilities. This precinct has been located 
adjacent to rail facilities and the best roadw

ay connections 
to local and regional roadw

ays.  

Figure 10:  Logistics Precinct 

 

 

U
ses in the Logistics P

recinct m
ay include:  

 
Interm

odal yards 

 
Trucking yards 

 
P

ackaging facilities 

 
Tank farm

s 

 
C

ourier services 

 
W

arehouses 

 
P

alleting facilities 

 
C

ity-ow
ned integrated services facilities 

U
ses in the Logistics P

recinct w
ill not include: 

 
S

elf-storage facilities 
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Policy 

1. 
U

se of rail and pipelines is encouraged to reduce 
roadw

ay congestion, transportation costs, and 
greenhouse gas em

issions.  

2. 
A

ll properties adjacent to a rail line should consider the 
extension of rail lines at the tim

e of subdivision to 
m

axim
ize rail access for the entire plan area 

3. 
O

utdoor storage areas are perm
itted, but m

ust be 
largely screened from

 roadw
ays using landscaping, 

fencing, public art, or other m
ethods as appropriate. 

4. 
That interm

odal facilities based on rail w
ill be located 

interior to the plan. 

7.4 
M

anufacturing Precinct 

S
upportive m

anufacturing is another use for chem
ical 

cluster developm
ent w

hich w
ill cater to businesses that use 

m
aterial from

 petrochem
ical plants, such as plastics and 

oils, to create finished goods for m
arket. This area is also 

intended for services provided by other land uses in the 
plan area to support its business functions. The 
m

anufacturing land use is located for access to rail and 

m
ajor roadw

ays for the ease of trans-shipm
ent and goods 

m
ovem

ent (Figure 11).  

 Figure 11:  M
anufacturing Precinct 

 

         

E
xam

ple U
ses in the M

anufacturing P
recinct m

ay include:  

 
P

lastics facility 
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P

harm
aceutical production 

 
P

ipe coating or production 

 

U
ses in the M

anufacturing P
recinct w

ill not include: 

 
P

etro-chem
ical plants 

 
Land fills 

Policy 

1. 
M

anufacturing developm
ents are encouraged to 

cluster, or develop m
ultiple uses w

ithin the sam
e 

building, in order to use land m
ore efficiently 

2. 
M

anufacturing processes that w
ill generate noise or  

odour that m
ay im

pact neighbouring developm
ents 

m
ay not be developed w

ithin 100 m
 of an existing 

residential use or existing agricultural hom
estead 

 7.5 
R

esearch and D
evelopm

ent Park Precinct 

The research and developm
ent park precinct is anticipated 

to be the strongest em
ploym

ent generator in the plan area 

and takes advantage of the availability of arterial roadw
ays 

and the potential for LR
T connections. The research and 

developm
ent park use is intended to include offices, 

laboratories, research and developm
ent centres, together 

w
ith additional business opportunities that com

plem
ent the 

developm
ent of the petrochem

ical cluster (Figure 12).  

Figure 12:  R
esearch &

 D
evelopm

ent Precinct 
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U
ses in the R

esearch and D
evelopm

ent P
ark P

recinct m
ay 

include:  

 
P

rofessional and Financial O
ffices 

 
Laboratories and R

esearch Facilities 

 
E

ducation S
ervices (ie., technical school annexes) 

 
B

usiness S
upport S

ervices 

 
Lim

ited C
om

m
ercial Facilities 

 
R

estaurants 

U
ses in the B

usiness P
ark P

recinct w
ill not include: 

 
S

hopping C
entres 

 
N

ew
 institutional uses 

 
G

eneral retail stores 

    

   Policy 

1. 
B

usiness park developm
ents are encouraged to 

cluster, or develop m
ultiple uses w

ithin the sam
e 

building, in order to use land m
ore efficiently 

2. 
O

utdoor storage of any kind is not perm
itted fronting 

onto arterials or freew
ays w

ithin the business park 
precinct  

3. 
A

rterial or freew
ay frontages m

ust include additional 
landscaping to 
enhance the view

 
corridor into the plan 
area 

4. 
H

igh quality building 
m

aterials m
ust be used 

in buildings located 
along arterial and 
freew

ay frontages  
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5. 
S

ite developm
ents are encouraged to incorporate the 

them
e of “technology, energy, and innovation” into their 

facades and signage, as appropriate 

6. 
D

evelopm
ents are encouraged to incorporate visible 

green technology into facades and signage, such as 
photovoltaic cells, recycled m

aterials, and green roofs 

7. 
U

ses w
ithin the plan area are encouraged to orient to 

research and developm
ent purposes 

8. 
C

om
m

ercial developm
ent m

ay occur w
ithin the 

B
usiness Industrial precinct, but they m

ust only serve 
the plan area and m

ay not be intended to serve a 
larger catchm

ent area. These local uses m
ay include 

sm
all coffee shops or restaurants, copy centres, or 

other related uses.  

9. 
E

xisting institutional uses w
ithin the R

esearch and 
D

evelopm
ent P

ark P
recinct m

ay continue to operate 
and expand on their existing sites in the H

orsehills 
E

nergy and Technology P
ark. H

ow
ever, expansions to 

existing institutional uses through consolidating 
additional lands are not perm

itted. S
hould the existing 

institutional uses cease operations, their use 
designation w

ill revert to R
esearch and D

evelopm
ent 

P
ark. In the interim

, no uses that w
ill introduce 

unacceptable risk w
ill be perm

itted in proxim
ity to these 

existing institutional uses. A
lso, a buffer m

ust be 
established betw

een the existing institutional uses and 
any adjacent developm

ent and w
ill be identified in the 

sub-area planning stage.  

7.6 
N

atural A
rea Integration 

The H
orsehills E

nergy and Technology P
ark developm

ent 
provides an opportunity to conserve and enhance the 
area’s natural areas such as H

orsehills C
reek and its 

tributaries, other w
ater courses, w

etlands, potential 
w

etlands, potential linkages, and other natural features. 
Together, these com

ponents w
ill form

 the area’s ecological 
netw

ork as outlined in the H
orsehills E

nergy and 
Technology P

ark A
rea A

S
P

, E
cological N

etw
ork A

nalysis, 
2008. This netw

ork is illustrated on Figure 13. 

The integration of natural areas w
ill be essential to 

achieving the area’s eco-industrial vision. N
atural areas w

ill 
enhance industrial developm

ent by m
aintaining the 

ecological function of the land and by providing for am
enity 

spaces for area w
orkers as w

ell as a green and healthy 
w

orking environm
ent.  
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The E
cological N

etw
ork A

nalysis has been com
pleted at a 

broad geographic level to identify the area’s overall 
E

cological N
etw

ork and to establish priorities for natural 
resource m

anagem
ent and integration into the AS

P
. 

H
ow

ever, additional investigations w
ill be required either 

as part of future planning studies or during the site-specific 
developm

ent approval process. The follow
ing provisions 

w
ill apply. 

Policy 

1. 
A

dditional studies and plans w
ill be required prior to 

developm
ent, and the inform

ation requirem
ents w

ill 
vary depending on the stage of planning and 
developm

ent approval. D
evelopm

ent applications w
ill 

include sub-area planning, rezoning approvals, 
subdivision approvals, and developm

ent perm
itting 

approvals.  

2. 
There w

ill be an em
phasis on requiring ecological 

inform
ation as key com

ponents of developm
ent 

applications in order for the applications to be received 
by the C

ity and deem
ed “com

plete”. This w
ill assist the 

C
ity in m

aking inform
ed decisions in a tim

ely m
anner. 

D
evelopm

ent applicants w
ill be required to pre-consult 

by w
ay of a m

eeting w
ith the C

ity before preparing and 

subm
itting any developm

ent application in order to 
confirm

 the need for and scope of additional studies, 
and w

hen they are required.  

3. 
W

herever plans or studies are required, they w
ill be 

com
pleted on behalf of applicants by qualified 

professionals and w
ill be review

ed and approved by 
the C

ity at the appropriate stage in the planning and 
developm

ent process. The m
ost current plans, policies, 

regulations, and inform
ation, at the tim

e of individual 
developm

ent proposal, should be utilized. 

4. 
N

atural areas that fall under the definition of 
E

nvironm
ental R

eserve under the M
G

A
 (S

ec. 664(1)) 
w

ill be acquired as E
nvironm

ental R
eserve by the C

ity.  

5. 
The C

ity m
ay consider accepting w

etland 
com

pensation in-lieu of acquisition, in accordance w
ith 

the A
lberta W

ater A
ct and/or new

 A
lberta W

etland 
P

olicy. The com
pensation m

ay be directed tow
ards the 

creation, restoration and/or m
anagem

ent of other 
w

etlands, w
ater courses and/or w

ater bodies.  

6. 
The prelim

inary identification of P
rovincially ow

ned 
w

ater bodies has been conducted for the plan area. 
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H
ow

ever, verification of crow
n ow

nership w
ill be 

required at this stage.  

7. 
N

atural areas that do not qualify as E
nvironm

ental 
R

eserve m
ay be considered for retention through 

M
unicipal R

eserve dedication to a m
axim

um
 of 2%

 of 
the G

ross D
evelopable area. The C

ity w
ill place priority 

on those natural areas w
hich it determ

ines can form
 

valued com
ponents of a connected ecological netw

ork.  

8. 
The C

ity w
ill require the preparation of a N

atural S
ite 

A
ssessm

ent, com
pleted in accordance w

ith the N
atural 

S
ite A

ssessm
ent G

uidelines, to support developm
ent 

applications that propose developm
ent or site alteration 

w
ithin or adjacent to any designated natural area or 

associated buffer. O
bjectives w

ill include, but not be 
lim

ited to: identifying existing protected ecological 
features; researching additional details of the valued 
ecological com

ponents; recom
m

ending m
easures to 

restore and enhance the feature; and recom
m

ending 
m

easures to m
itigate im

pacts of site developm
ent on 

ecological features. The study w
ill be review

ed and 
approved by the C

ity at the earliest opportunity, be it 
the sub-area, zoning, subdivision, or developm

ent 
perm

it stage.  

9. 
The C

ity w
ill use its guidelines for determ

ining 
E

nvironm
ental R

eserve dedication for w
etlands and 

other w
ater bodies w

hen applying buffers to those 
natural areas. A

ppropriate buffers w
ill also be 

established surrounding other natural areas to ensure 
their protection. These w

ill be determ
ined at the zoning 

or subdivision stages, on a case by case basis and in 
consultation w

ith the C
ity. 

10. N
atural areas that are retained as public lands w

ill 
have public access to provide the opportunity for them

 
to be integrated w

ith the open space netw
ork.  R

iver 
V

alley and ravine system
 w

ill have public access 
consistent w

ith the C
ity of E

dm
onton’s Top-of-B

ank 
D

evelopm
ent P

olicy.  

11. The C
ity w

ill require developm
ent proponents to 

prepare N
atural A

rea M
anagem

ent P
lans for natural 

areas and buffers to be retained w
ithin or adjacent to 

developm
ents, in accordance w

ith the N
atural A

rea 
M

anagem
ent P

lan G
uidelines. The P

lans w
ill be 

review
ed and approved by the C

ity at the sub-area 
planning stage and should follow

 and be inform
ed by 

the reports identified in P
olicy 8 above. . 
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12. The C
ity w

ill require that applicants com
plete a Tree 

C
onservation and Landscape P

lan as a com
ponent of 

developm
ent applications. The goal of these P

lans w
ill 

be to retain and plant as m
uch natural vegetation as 

possible to augm
ent the designated natural areas. P

lan 
objectives w

ill be: to assess the quality of forest 
patches, specim

en trees, w
indrow

s, and other naturally 
vegetated areas and their value for retention; to 
recom

m
end site design and m

itigation m
easures that 

w
ill conserve those areas to be retained, to 

recom
m

end m
easures to transition and integrate new

 
landscaped areas w

ith adjacent natural features, and 
to recom

m
end new

 tree or vegetation planting that w
ill 

contribute to native vegetation cover in the area. The 
P

lans w
ill be review

ed and approved by the C
ity at the 

developm
ent perm

it stage. 

13. A
ny proposed activities w

ithin the designated N
orth 

S
askatchew

an R
iver V

alley A
rea are regulated by 

existing B
ylaw

s and the associated A
rea 

R
edevelopm

ent P
lan. These regulations are supported 

by this P
lan and w

ill be reflected in the regulations of 
the C

ity’s Zoning B
ylaw

 that are applied to the A
S

P
 

area. 

14. The C
ity’s Zoning B

ylaw
 w

ill be used as one of m
any 

tools to im
plem

ent the area’ ecological netw
ork 

objectives. The B
ylaw

 w
ill stipulate the natural areas 

w
here developm

ent is strictly controlled, and the 
regulations and site developm

ent criteria that apply. 
This zoning process w

ill be com
pleted by the C

ity upon 
the approval of the A

rea S
tructure P

lan.  

15. In addition to these polices, the C
ity w

ill utilize all of its 
other various policy and regulatory m

eans to achieve 
the goals as set out in the M

unicipal D
evelopm

ent P
lan 

in regards to planning for the natural environm
ent. 
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         Figure 13: Ecological N
etw

ork 
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7.7 
O

pen Spaces and Parks 

A
 num

ber of parks have been identified in addition to 
natural areas. A

 large city-w
ide 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 w

ide 
park w

ill be used for large program
m

ed sporting events 
that w

ould attract users from
 surrounding areas. In addition 

to this large park system
, additional park locations are 

identified in the plan area.  

M
ost existing industrial areas in the C

ity of E
dm

onton do 
not incorporate sm

aller, local parks. Local parks w
ill be 

incorporated into H
orsehills E

nergy and Technology P
ark 

to provide recreation opportunities for area em
ployees as 

w
ell as the public at large, further differentiating this area 

from
 conventional industrial park developm

ent.   

The U
rban P

arks M
aster P

lan (U
P

M
P

) does not 
contem

plate parks for industrial areas, and therefore does 
not designate a park type to be used in these cases. 
These park locations w

ill m
ost closely resem

ble the 
com

m
unity or urban village park in intent, but are 

anticipated to be slightly sm
aller given the lack of necessity 

for com
m

unity league facilities. They are therefore 

anticipated to be approxim
ately four hectares in size each 

and w
ill provide open spaces that can be program

m
ed to 

provide passive or active recreation.  P
recise placem

ent of 
these com

m
unity level parks w

ill be identified at the tim
e of 

zoning and subdivision, but are identified generally in 
Figure 14 below

.
s 
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Figure 14: O
pen Spaces and Parks

The identified parks and natural 
areas are conceptual in nature and 
subject to change. The specific 
location of parks w

ill be determ
ined 

at the zoning and subdivision 
stages. The location of natural areas 
w

ill be confirm
ed by subsequent 

evaluation.  
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 7.8 
R

isk M
anagem

ent Strategy 

W
hile industry continually strives to reduce the danger 

associated w
ith their operations, there is typically som

e 
level of elevated risk to health and safety involved in 
industrial developm

ent due to the potential for accidents. 
W

hile this risk w
ill continue to exist, good planning can play 

a role in lessening the im
pact of any future industrial 

accidents on people.  

The distance betw
een high concentrations of people and 

industry plays a critical role in m
anaging risk effectively, 

and has been researched by m
any industry organizations 

and governm
ent bodies. A

s discussed in S
ection 5.12, the 

M
ajor Industrial A

ccidents C
ouncil of C

anada (M
IA

C
C

) 
helped to identify guidelines for safe distances betw

een 
people and industry.  

G
eneral locations for fire stations have also been identified 

in H
orsehills E

nergy and Technology P
ark in consultation 

w
ith the E

m
ergency R

esponse D
epartm

ent. These 
facilities have been located to provide efficient em

ergency 
services to this area, w

hich also w
orks to reduce the risk 

and severity of any accidents that m
ay occur in the plan 

area.  

 Policy 

1. 
A

 risk assessm
ent is required for industrial uses 

intended to produce, process, handle, and/or store 
hazardous m

aterials.   

2. 
R

esidential uses are not perm
itted in the A

S
P

 area. 

3. 
A

ll site and building designs w
ithin the chem

ical cluster 
or 1.5km

 of its boundary shall be designed for ease of 
evacuation and provide protection to building 
occupants specific to the potential for industrial 
accidents.  

4. 
C

um
ulative effects of m

ultiple risk m
anagem

ent sites 
m

ust be considered as a part of all risk assessm
ents 

undertaken in the plan area.  

7.9 
Existing R

esidential 

That a new
 zone w

ould be prepared for existing residential 
properties that w

ould allow
 for the continuation of the 

existing uses. 
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8.0 
TR

A
N

SPO
R

TA
TIO

N
 

The H
orsehills E

nergy and Technology P
ark A

S
P

 area is 
constrained by several regional roads in the area w

hich 
m

ay lim
it access to the developable lands, but w

hich also 
create opportunities for developm

ent.  It is im
portant to 

note that the roadw
ay netw

ork for the plan area, as show
n 

in Figures 15-17, cannot be developed in isolation from
 the 

rest of the C
ity and region because the road netw

ork m
ust 

operate effectively and efficiently for all users in the future.  
Therefore, som

e consideration of a road netw
ork through 

the lands south of M
anning D

rive is included in this 
discussion to provide som

e context for regional traffic 
m

ovem
ent.  The road netw

ork outside of the plan area is 
conceptual in nature and subject to change as part of 
future land use planning processes. 

8.1 
R

egional R
oad N

etw
ork 

The south boundary of the plan area is the future A
nthony 

H
enday D

rive w
hich w

ill be, w
hen com

pleted, a full access 
controlled freew

ay ring road encom
passing the C

ity of 
E

dm
onton.  This ring road allow

s for the m
ovem

ent of 
goods and services through the region at higher speeds 
and less delay.  

The portion of A
nthony H

enday D
rive, w

est of M
anning 

D
rive, is anticipated for com

pletion by 2011 and is planned 
to have access via interchanges at 50 S

treet (future half 
interchange w

ith access to/from
 the w

est, construction 
tim

ing yet to be determ
ined), 66 S

treet, and M
anning 

D
rive.  A

ccess for the lands south of M
anning D

rive is 
planned to include an interchange at 153 A

venue and a 
flyover extension of V

ictoria Trail. 

To the north of the plan area is H
ighw

ay 37 w
hich 

connects this northeast part of the C
apital R

egion near 
Fort S

askatchew
an to the northw

est parts closer to S
t. 

A
lbert.  Today, it is a high speed tw

o-lane rural highw
ay 

w
ith at-grade intersections w

ith other highw
ays, and 

graveled or paved m
unicipal rural roads. 

H
ighw

ay 37 in the future w
ill likely form

 a com
ponent of the 

future regional ring road, som
etim

es referred to as the 
“outer ring road”, or the E

dm
onton R

egional R
ing R

oad 
(E

R
R

R
). A

lthough a corridor for the E
R

R
R

 through 
northeast E

dm
onton has not yet been chosen, the 

alignm
ent show

n in this A
S

P
 represents the best available 

inform
ation at the tim

e of w
riting.  It w

as developed through 
discussions w

ith A
lberta Transportation and C

ity of 
E

dm
onton staff and it w

as generally acceptable to both 
groups. 
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The rem
ainder of the E

R
R

R
 passes through the plan area 

on a N
W

 to S
E

 alignm
ent betw

een the E
dm

onton 
Institution and the D

epartm
ent of N

ational D
efense 

com
m

unication array, crossing the N
orth S

askatchew
an 

R
iver near the C

apital R
egion W

aste W
ater Treatm

ent 
plant.  This facility w

ill have a system
s interchange w

ith 
M

anning D
rive and w

ith H
ighw

ay 37 at H
ighw

ay 28A
 

(Figure 15).  A
 system

s interchange accom
m

odates traffic 
flow

 betw
een tw

o intersecting freew
ay facilities and 

provides access for either freew
ay w

ithin 3 km
 of the 

interchange is undesirable under P
rovincial standards.  

There w
ill be access opportunities via service interchanges 

every tw
o km

 along H
ighw

ay 37, M
anning D

rive and 
E

R
R

R
.  These access locations w

ere also discussed w
ith, 

and agreed upon, w
ith A

lberta Transportation and C
ity 

staff and represent the best inform
ation available at the 

tim
e of w

riting this docum
ent. 

M
anning D

rive is an expressw
ay facility on a S

W
 to N

E
 

alignm
ent, ultim

ately becom
ing H

ighw
ay 15 and turning 

eastw
ard to Fort S

askatchew
an.  It connects A

nthony 
H

enday D
rive to the E

R
R

R
 and w

ill have system
s 

interchanges w
ith both freew

ays.  There is likely space 
betw

een these tw
o system

s interchanges for one service 
interchange to provide access to the plan area from

 

M
anning D

rive.  A
 second service interchange location 

exists northeast of E
R

R
R

. M
anning D

rive w
ill becom

e a 
P

rovincial roadw
ay w

ith the com
pletion of the northw

est 
portion of A

nthony H
enday D

rive in 2011.  

8.2 
A

rterial R
oad N

etw
ork 

The lands in the plan area are w
ell serviced w

ith arterial 
roads.  There are generally three north south arterials 
spaced at 1.5 to 2 km

 apart w
hich connect to A

nthony 
H

enday D
rive at 66 S

treet and at 50 S
treet and continue to 

E
R

R
R

.  18 S
treet is the third arterial road.  It passes 

A
nthony H

enday D
rive and w

inds through the lands south 
of M

anning D
rive, crosses M

anning D
rive and connects to 

E
R

R
R

. 

There are also three 
east w

est arterials 
spaced 2 to 3 km

 
apart.  195 A

venue 
parallels A

nthony 
H

enday D
rive to the 

w
est portion of the 

plan area and it is 
proposed to extend 
into the plan area 
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intersecting 66th S
treet and 50th S

treet and then across 
M

anning D
rive to feed into the area south of M

anning 
D

rive.  The central east w
est arterial extends from

 66 
S

treet to connect to the central service interchange on 
M

anning D
rive and then eastw

ard into the lands south of 
M

anning D
rive.  The northern arterial parallels the E

R
R

R
 

from
 w

est of the plan area, connects to 66 S
treet, 50 

S
treet, 18 S

treet, crosses E
R

R
R

 to connect to the north 
service interchange and then into the lands south of 
M

anning D
rive. 

There are other arterials w
ithin the plan area that are 

included to provide connectivity betw
een the m

ain 
roadw

ays already discussed. S
outh of M

anning D
rive, 

arterial road connections w
ill be necessary and could 

include: 

 
E

ast leg of 153 A
venue at A

nthony H
enday D

rive.  
This could connect through the lands to the south 
of M

anning D
rive to connect to the north service 

interchange at M
anning D

rive. 

 
C

ontinuation of V
ictoria Trail/18 S

treet from
 

A
nthony H

enday D
rive through the lands south of 

M
anning D

rive to cross M
anning D

rive and extend 
into the plan area. 

 
C

ontinuation of east-w
est roads w

ithin the plan 
area to allow

 connectivity to the industrial lands via 
a 195 A

venue extension and as part of the central 
east w

est arterial, w
hich connects to the central 

service interchange.  

Lands w
ithin the A

S
P

 w
ill be subject to A

rterial R
oadw

ay 
A

ssessm
ents (A

R
A

) pursuant to the A
rterial R

oads for 
D

evelopm
ent B

ylaw
 14380, or to the policies and bylaw

s 
regarding arterial roadw

ays in place at the tim
e of 

developm
ent to cost share the construction of arterial 

roadw
ay facilities necessary to serve the area. In general 

term
s, the A

R
A

 outlines the developer’s contribution for 
arterial roadw

ays construction w
ithin the catchm

ent area 
and is based on the estim

ated and actual costs for the 
construction of the arterial roads required for access to a 
catchm

ent area.  

 

Policy  

1. 
A

dditional access points to and from
 A

nthony 
H

enday D
rive or M

anning D
rive w

ill not be 
perm

itted.  

lausta
Typewritten Text
62/105



H
orsehills Energy and Technology Park A

rea S
tructure P

lan 

  
 

60 

2. 
Interim

 accesses for staging purposes m
ust be 

provided in the location of ultim
ate interchanges 

or intersections.  

8.3 
C

ollector R
oad N

etw
ork 

The collector road netw
ork show

n in Figure 15 w
as 

developed using the follow
ing guiding principles: 

 
M

inim
ize creek crossings and other environm

ental 
im

pacts. 

 
C

onnect to arterial roadw
ays a m

inim
um

 300 m
 

from
 arterial-arterial intersections and then spaced 

at a m
inim

um
 of 200 m

 along the arterial roadw
ay. 

 
P

rovide a reasonable am
ount of transit coverage 

through the area to be served from
 the collector 

roads, ensuring a m
axim

um
 400 m

 w
alking 

distance w
here possible. 

 
Locate roadw

ays adjacent to or on quarter section 
lines w

here possible, but w
ith the flexibility to 

relocate as the lands develop to ensure the 
roadw

ay m
axim

izes, as far as possible, access to 
developm

ent facilities. 

 
R

outed to allow
 for signed bicycle route 

connectivity. 

8.4 
Eco-Industrial A

lternative R
oad C

ross-
sections 

E
co-industrial developm

ent includes concepts or m
ethods 

for reducing the im
pact that industrial developm

ent has on 
the environm

ent.  “E
co” can refer to ecological, but it can 

also refer to econom
ical.  S

everal m
ethods of creating eco-

industrial transportation facilities include: 

 
P

rom
oting the use of alternate m

odes of 
transportation; w

alking, cycling, or transit. 

 
P

rom
oting the use of transportation dem

and 
techniques including car-pooling, other form

s of 
ride-sharing, and prem

ium
 parking spaces for those 

that car-pool. 

 
R

educing the w
idth of hard surface dedicated to the 

vehicle w
hich reduces the volum

e of storm
 runoff.  

P
avem

ent w
idth can be reduced by over 30%

 
through the elim

ination of on-street parking and 
thereby im

prove the econom
ics of developm

ent. 
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C

reating roadw
ay ditches to collect and convey 

storm
 runoff from

 local and collector roads.  This 
can also im

prove developm
ent econom

ics w
hile 

increasing ecological sustainability. 

S
everal alternative road cross-sections w

ere considered 
through this A

S
P

 process for local and collector roadw
ays.  

These cross sections m
ay include ditches, reduced 

pavem
ent w

idth, pedestrian accom
m

odation, and transit 
stop provisions. M

odified urban cross-section roadw
ays 

m
ay be perm

itted w
ithin the plan area, subject to the 

review
 and approval of the C

ity of E
dm

onton 
Transportation D

epartm
ent. It is im

portant to use the 
guiding principles above in the creation of alternative 
cross-sections in the future to serve the eco-industrial 
area.  
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Figure 15: R
oad N

etw
ork 

The identified roadw
ays are 

conceptual in nature and subject to 
change. The specific alignm

ent of 
roadw

ays w
ill be determ

ined in 
subsequentevaluations.
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8.5 
Pedestrian/B

icycle N
etw

ork 

The pedestrians and cyclists 
are accom

m
odated through 

a com
prehensively 

developed netw
ork of m

ulti-
use trails, sidew

alks, and on-
street signed bike routes 
(Figure 16).  The m

ulti-use 
trails form

 part of the 
standard arterial roadw

ay cross-section and therefore the 
arterial road netw

ork is generally the sam
e as the 

recom
m

ended m
ulti-use trail netw

ork.  The trails connect 
from

 know
n connection points south of A

H
D

 on 50th S
treet 

and on 18 S
treet and along the future LR

T alignm
ent to 

feed into the area.  The prim
ary goal is to continue these 

trails into the plan area along these north/south arterial 
roads to connect to destinations w

ithin the plan area and 
potentially into S

turgeon C
ounty. 

Typical destinations and routings include: 

 
R

egional park facilities. 

 
LR

T and Transit facilities. 

 
Linear park system

s such as along top of bank of 
the creeks in the area. 

 
C

onnections through the lands south of M
anning 

D
rive to connect to the river valley park system

. 

The standard arterial roadw
ay cross-section includes a 

m
ulti-use trail on one side w

hich allow
s for m

any choices 
for users.  Top of bank options have been provided as 
alternatives for users w

ishing to stay aw
ay from

 the 
roadw

ays.  A
 circle route linking regional parks w

ithin the 
plan area to the river valley m

ay also be provided w
ith any 

future developm
ent south of M

anning D
rive.  A

 com
m

uting 
bicycle facility m

ay be included adjacent to the LR
T 

alignm
ent for future developm

ent and use.  O
n-street 

signed bike routes are also show
n to provide local 

connections to the m
ulti-use trail system

. 

A
nother key com

ponent is to ensure that people have w
ell-

m
aintained pathw

ays or sidew
alks to w

alk on throughout 
the year on all roadw

ays.  A
 key factor to prom

oting 
w

alking or other non-m
otorized travel is the establishm

ent 
of convenient and safe routes to m

ulti-use trails.  W
ithout 

those routes, people are less likely to use the m
ulti-use 

trails or transit to reach their destination.  Therefore, all 
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collector roads should have a sidew
alk on one side at 

m
inim

um
 w

ith bus stop connector w
alks as required.  

lausta
Typewritten Text
67/10



H
orsehills Energy and Technology Park A

rea S
tructure P

lan 
 

  
65

 

              

 

               

Figure 16: Pedestrian and B
icycle N

etw
ork 
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8.6 
LR

T and Transit N
etw

ork 

The potential LR
T alignm

ent for the plan area originates 
from

 the area of A
nthony H

enday D
rive near V

ictoria Trail 
and it runs northw

ard across M
anning D

rive and then it 
turns northeastw

ard to parallel M
anning D

rive to the 
northeast C

ity lim
it.  S

tations could be strategically located 
w

ithin the research and developm
ent park, given that it w

ill 
be the area of highest em

ploym
ent density. S

tations could 
be located at nodes selected to serve both w

alk-in riders 
and em

ployees transferring from
 buses circulating on the 

larger collector and arterial road netw
ork. A

 large num
ber 

of people are expected to w
ork in the plan area at full 

developm
ent. 

P
roviding transit 

service to these 
em

ployees w
ill help 

m
anage the vehicle 

dem
ands of the 

area. 

The need or desirability to have LR
T routed through the 

plan area as show
n is highly dependent upon the land use 

and land use intensity for the lands south of M
anning 

D
rive.  In the event that land now

 south of M
anning w

ere to 
rem

ain unchanged from
 the existing agricultural uses, LR

T 

service through the industrial area becom
es a key driver in 

evaluating future LR
T extension options in the northeast.  

H
ow

ever, if the lands south of M
anning D

rive are planned 
for additional developm

ent in future, it w
ould also influence 

the LR
T alignm

ent choice.   

If both the plan area and the lands south of M
anning D

rive 
develop, then LR

T alignm
ents parallel to M

anning D
rive on 

an optim
um

 alignm
ent should be evaluated.  W

hether the 
LR

T alignm
ent is north, south, or on both sides of M

anning 
D

rive ultim
ately depends on w

hich area w
ill provide the 

highest level of ridership or add efficiencies to the system
. 

The planning for the N
ortheast LR

T alignm
ent is being 

prepared separately from
 the H

orsehills E
nergy and 

Technology P
ark A

S
P

 and w
ill be considered at a later 

date. The LR
T alignm

ent show
n in Figure 17 is a potential 

alignm
ent only, and w

ill be updated to reflect the 
com

pleted planning for the N
ortheast LR

T w
hen a final 

route is determ
ined.  

lausta
Typewritten Text
69/105



H
orsehills Energy and Technology Park A

rea S
tructure P

lan 
 

  
67

The bus netw
ork to serve the area ultim

ately depends on 
w

here transit ridership is concentrated in the plan area.  
H

ow
ever, the bus netw

ork w
ill utilize the collector roads to 

provide service w
ithin the plan area and then travel to the 

LR
T stations using the arterial road netw

ork.  Therefore, 
w

here the LR
T station is located has little im

pact on the 
transit coverage for the plan area, but it has a greater 
im

pact on the frequency of service. 

O
ne of the principles considered w

hen establishing the 
collector road netw

ork, and hence, the transit netw
ork w

as 
the w

alking distance to the collector road netw
ork from

 the 
m

ore rem
ote lands.  P

eople w
ill typically w

alk 400 m
 to a 

transit stop. Therefore, if the m
ajority of the lands are 

w
ithin this com

fortable w
alking distance to a collector 

roadw
ay then the area is assum

ed to have good transit 
coverage.  The netw

ork w
as established w

ith a goal of 
greater than 85%

 coverage and this should be the general 
goal if changes to the netw

ork are desired in the future. 

Figure 17:  LR
T and R

ail N
etw

ork 
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8.7 
H

eavy R
ail 

M
axim

izing railw
ay service is im

portant to the m
arketability 

of businesses w
ith shipping needs throughout the plan 

area. C
ollector and local roadw

ays m
ust be developed in 

conjunction w
ith the developm

ent of spurs from
 the 

existing C
N

 C
oronado S

ubdivision to ensure that the 
potential for rail access is m

axim
ized for as m

any future 
businesses as possible.  

 

Policy 

1. 
The potential for rail spurs m

ust be considered as a 
part of the developm

ent of the area and the netw
ork of 

local roadw
ays. 

2. 
Lotting patterns and/or roadw

ay designs that restrict 
the extension of rail service should be avoided, except 
w

here it can be dem
onstrated that subsequent 

subdivisions w
ould not benefit from

 rail service. 

3. 
A

n area level rail service plan should be developed in 
order to guide the developm

ent of rail for each 
subdivision application.  

A
 heavy rail spur netw

ork to service the logistics and petro-
chem

ical cluster uses w
ithin the plan area is show

n in 
Figure 17.  This is a sam

ple of how
 rail service could be 

expanded in the plan area should a m
arket exist for this 

type of land. 

8.8 
Pipeline System

s 

The plan identifies som
e suggested alignm

ents for a future 
pipeline corridor to/from

 A
IH

. A
 sim

ilar line is also identified 
in the R

adke report to be contained in the M
anning D

rive 
right-of-w

ay. G
iven that the petrochem

ical industry 
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intended for this area is based on the use of feedstocks 
from

 the planned upgraders in A
IH

, it w
ill be critical to 

provide an easy and efficient w
ay for these feedstocks to 

m
ake their w

ay to H
orsehills E

nergy and Technology P
ark. 

A
 pipeline corridor w

ould provide an alternative m
eans of 

m
oving product into the plan area. The specific alignm

ent 
of any future pipelines w

ill require coordination w
ith the 

P
rovince, A

lberta’s Industrial H
eartland A

ssociation, 
affected m

unicipalities, and the com
panies that w

ill be 
using them

 in future.  
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9.0 
IN

FR
A

STR
U

C
TU

R
E A

N
D

 SER
VIC

IN
G

 

9.1 
W

ater Servicing 

The H
orsehills E

nergy and Technology P
ark area is not 

currently serviced w
ith w

ater from
 E

P
C

O
R

. A
 900 m

m
 

diam
eter supply line ow

ned by the C
apital R

egion 
N

ortheast W
ater S

ervice C
om

m
ission (C

R
N

W
S

C
) bounds 

part of the industrial area, generally paralleling M
anning 

D
rive.  This supply line is fed from

 a 600m
m

 diam
eter 

E
P

C
O

R
 prim

ary pressure zone transm
ission m

ain w
hich 

extends north from
 C

lareview
 R

eservoir. 

O
ther w

ater infrastructure in the vicinity includes an 
E

P
C

O
R

-ow
ned 300m

m
 distribution m

ain w
hich connects 

to the supply line at 167 A
venue. This feeds E

vergreen 
M

anufactured H
om

e C
om

m
unity, local acreages and 

greenhouses.  There is also a 200 m
m

 distribution m
ain 

from
 the prim

ary pressure zone servicing A
lberta H

ospital 
and local acreages near 18 S

treet, north of 167 A
venue.  

This infrastructure is located to the south of M
anning D

rive 
and is not included as part of the overall w

ater servicing 
infrastructure for the H

orsehills E
nergy and Technology 

P
ark. H

ow
ever, depending on developm

ent progress there 
m

ay be opportunity to utilize this infrastructure on an 
interim

 basis. 

The proxim
ity of the C

R
N

W
S

C
 supply line to the study 

area has the potential to allow
 for cost effective servicing of 

the H
orsehills E

nergy and Technology P
ark provided an 

agreem
ent can be reached betw

een E
P

C
O

R
 and 

C
R

N
W

S
C

 to utilize this infrastructure.  O
therw

ise a new
 

transm
ission line w

ould need to be constructed from
 the 

term
inus of the 600m

m
 E

P
C

O
R

 m
ain to industrial area.  In 

either case, the existing E
P

C
O

R
 600m

m
 m

ain w
ill need to 

be tw
inned to deliver sufficient flow

s to the area. 

E
P

C
O

R
’s C

lareview
 reservoir w

ould be the m
ain supply 

point for the area.  C
lareview

 reservoir is located w
ithin the 

prim
ary pressure zone, and is filled from

 R
ossdale W

ater 
Treatm

ent P
lant via E

P
C

O
R

’s transm
ission netw

ork.  
E

P
C

O
R

 has indicated that the C
lareview

 reservoir m
ay 

becom
e dedicated to supplying N

ortheast E
dm

onton, north 
of the TU

C
, and the C

R
N

W
S

C
 w

hen developm
ent 

proceeds.  E
P

C
O

R
 has also indicated that a series of local 

upgrades betw
een the R

ossdale W
TP

 and the C
lareview

 
R

eservoir w
ould be com

pleted to provide the required 
conveyance capacity to the reservoir. 

A
t least one local reservoir w

ill be required in the H
orsehills 

E
nergy and Technology P

ark. A
 potential location for this is 

indicated on (Figure 18).  A
 second reservoir, depending 

on future w
ater dem

ands, m
ay also be required and a 
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possible location for this is also show
n. B

oth reservoir sites 
are located at higher elevations in the area and w

ould be 
supplied from

 the local w
ater distribution system

 as show
n. 

It should be noted that the suggested local w
ater servicing 

infrastructure is subject to change, depending on 
developm

ent progress and the required w
ater dem

ands. 

Initial developm
ent m

ay be fed directly from
 C

lareview
 

reservoir via the existing C
R

N
W

S
C

 supply line. H
ow

ever, if 
agreem

ent w
ith the C

R
W

S
C

 to utilize this infrastructure 
cannot be reached, the dedicated transm

ission line, as 
previously described, w

ill be required to service the area. 

lausta
Typewritten Text
74/105



H
orsehills Energy and Technology Park A

rea S
tructure P

lan 

  
 

72 

 

Figure 18: W
ater Servicing N

etw
ork
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9.2 
Storm

w
ater Servicing 

The plan area is located approxim
ately 5 km

 from
 the 

N
orth S

askatchew
an R

iver and drains to the river via 
H

orsehills C
reek and tw

o unnam
ed w

atercourses, #1 in the 
far N

ortheast position and the #2 approxim
ately 2.4 km

 
south and fully contained E

ast of M
anning D

rive (Figure 
19). The land generally slopes from

 w
est to east, w

ith the 
plan area being relatively flat w

ith increasing slopes tow
ard 

the river. 

The breakdow
n of the three basin area is show

n below
: 

B
asin 

U
pstream

 
of Plan 

A
rea (km

2) 

W
ithin 

Plan A
rea 

(km
2) 

D
ow

nstream
 

of Plan A
rea 

(km
2) 

Total 
B

asin 
A

rea 
(km

2) 
H

orsehills 
C

reek 
22 

40 
13 

75 

U
nnam

ed 
W

atercourse 1 
41 

8 
5 

54 

U
nnam

ed 
W

atercourse 2 
0 

5 
16 

21 

 A
ll three w

atercourses becom
e deeply incised w

ith heavily 
treed ravines betw

een M
anning D

rive and the river. 

W
ithin the plan area, H

orsehills C
reek consists of six 

tributaries w
hich m

erge into a single creek south of 

M
anning D

rive. These tributaries are generally very 
shallow

 w
ith farm

ing activities to w
ithin 5 to 10 m

 of the 
tributary. They generally convey storm

w
ater only during 

spring runoff and during m
ajor rainfall events. The m

ajority 
of the H

orsehills C
reek and the tw

o unnam
ed 

w
atercourses, are w

ithin the C
ity of E

dm
onton’s N

orth 
S

askatchew
an R

iver V
alley A

rea R
edevelopm

ent P
lan.  

The storm
w

ater servicing concept for the plan area 
supports the eco-industrial concept using the follow

ing 
policies. 

Policy 

1. 
M

im
ic pre-developm

ent hydrologic conditions as m
uch 

as possible in term
s of ground infiltration and 

storm
w

ater discharges. 

2. 
S

ustain the existing creek system
 ecology for 

conveying post-developm
ent flow

s in term
s of 

m
aintaining creek base flow

s and protecting the creeks 
from

 erosion, as w
ell as reducing sedim

ent loading to 
the river. 

3. 
R

etain storm
w

ater on-site as m
uch as possible for 

irrigation, process w
ater etc. to m

inim
ize the reliance 

on potable w
ater.  
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The storm
w

ater servicing concept includes on-site best 
m

anagem
ent practices, storm

w
ater m

anagem
ent facilities 

(S
W

M
F) and off-site conveyance system

 (pipes or creeks) 
w

hich eventually discharge to the N
orth S

askatchew
an 

R
iver (Figure 19). Tw

o new
 storm

 outfalls to the river are 
proposed at this tim

e. 

The use of a num
ber of on-site best m

anagem
ent practices 

is anticipated. This includes the use of on-site storage 
facilities such as underground cisterns and storage ponds 
for irrigation and process w

ater purposes. Facilities that 
prom

ote groundw
ater recharge such as perm

eable 
pavem

ents, bio-retention areas and grassed sw
ales are 

also anticipated to m
aintain the pre-developm

ent 
hydrology and to enhance the quality of storm

w
ater 

discharges.  

The central and w
estern parts of the plan area are w

ithin 
the E

dm
onton G

arrison H
eliport Zoning R

egulations B
ird 

H
azard A

rea. The D
epartm

ent of N
ational D

efense (D
N

D
) 

w
ill have authority over the size and num

ber of S
W

M
F as 

w
ell as the design param

eters. A
lthough there is support 

for habitat developm
ent, D

N
D

 w
ants to m

inim
ize the 

attractiveness of the area to birds in order to m
inim

ize 
conflicts w

ith heliport operations. The heliport zoning 
regulations m

ay preclude the use of constructed w
etlands. 

S
W

M
F is to be designed m

eeting D
N

D
 requirem

ents and 
the C

ity of E
dm

onton D
esign S

tandards. 

 

S
torm

w
ater discharge from

 S
W

M
F w

ill be required to be 
controlled to less than the pre-developm

ent rates. This less 
than pre-developm

ent discharge rate is necessary in order 
to m

inim
ize erosion im

pacts in the creeks, reduce 
sedim

ent loading to the river, enhance the quality of the 
storm

w
ater discharge and reduce the size of the 

dow
nstream

 conveyance system
s. 

The storm
w

ater servicing concept w
ill allow

 interim
 

drainage to the H
orsehills C

reek and C
reek # 1 and # 2, 

w
ith the outfall trunks to the river to be constructed at a 

later tim
e. The design of the conveyance system

s w
ill have 

to incorporate provision for future diversions to these 
outfall trunks. D

elaying the construction of the outfall trunks 
and the river outfalls w

ill allow
 sufficient tim

e for funding 
and environm

ental approvals for these facilities.  
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 Figure 19: Storm
w

ater M
anagem

ent N
etw

ork

The num
ber, size, and identified 

locations of storm
w

ater m
anagem

ent 
facilities are show

n only to illustrate 
netw

ork principles and are strictly 
conceptual. The specific attributes of 
storm

w
ater m

anagem
ent facilities w

ill 
be determ

ined in subsequent 
evaluations.   
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9.3 
W

astew
ater Servicing 

The study area encom
passes 5,238 ha of land. It is 

located approxim
ately 5 km

 from
 the A

lberta C
apital 

R
egion W

astew
ater C

om
m

ission’s (A
C

R
W

C
) Treatm

ent 
P

lant and 10 km
 from

 the C
ity’s G

old B
ar W

astew
ater 

Treatm
ent P

lant. There are tw
o A

C
R

W
C

 trunk sew
ers 

running through or adjacent to the study area. The 
A

C
R

W
C

 S
t. A

lbert R
egional Trunk Sew

er (S
TA

R
T) 

generally runs along 195th A
venue N

W
 w

hile the 
N

ortheast R
egional Trunk S

ew
er (N

E
R

TS
) runs along 34th 

S
treet N

W
 (Figure 20).  

The w
estern, central and southern portions of the industrial 

area are serviced to the A
C

R
W

C
 S

TA
R

T Line, w
hile the 

northeast portion is serviced to the AC
R

W
C

 N
E

R
TS

 Line. 
Three to five connection points are anticipated. The 
location and num

ber of connections to these regional trunk 
sew

ers are conceptual and require form
al approval by 

A
C

R
W

C
 at the developm

ent phase. 

In 2008, the C
ity of E

dm
onton and the A

C
R

W
C

 entered 
into a R

egional W
astew

ater E
xchange A

greem
ent, w

here 
each party agrees to exchange w

astew
ater transm

ission 
and treatm

ent services. B
ased on discussions w

ith 
A

C
R

W
C

, both the S
TA

R
T Line and the N

E
R

TS
 Line have 

surplus capacity to accept w
astew

ater flow
s from

 the study 
area initially, but both regional trunk sew

ers w
ill eventually 

need to be tw
inned to accom

m
odate the increased flow

s 
from

 the study area and the region. A
C

R
W

C
 is obligated 

under the R
egional W

astew
ater E

xchange A
greem

ent to 
provide the necessary transm

ission and treatm
ent capacity 

for these flow
s. To ensure capacity is available to m

eet the 
requirem

ents of the C
ity and the region, the C

ity w
ill 

provide inform
ation to the A

C
R

W
C

, including developm
ent 

schedules, staging inform
ation, and w

astew
ater flow

 
projections through the joint planning process outlined in 
the agreem

ent.  

The R
egional W

astew
ater E

xchange A
greem

ent has 
defined “Level of S

ervice” for exchanging flow
s at 

connection points betw
een the C

ity and A
C

R
W

C
 system

s. 
These “Level of S

ervice” param
eters have a low

er 
allow

able sew
age generation rate than that of the C

ity’s 
current design param

eters for sizing sanitary sew
ers in 

industrial areas. To support the eco-industrial concept, 
these “Level of S

ervice” param
eters have been adopted. 

This results in sm
aller sew

er pipes, low
er overall servicing 

costs and m
eet the A

C
R

W
C

’s servicing policies. W
ater 

conservation is also encouraged w
hich w

ill result in less 
sew

age generation for treatm
ent and disposal. 

lausta
Typewritten Text
79/105



H
orsehills Energy and Technology Park A

rea S
tructure P

lan 
 

  
77

The S
anitary S

ervicing C
oncept w

ill consider innovative 
w

astew
ater system

s such as local treatm
ent facilities w

ith 
recycled w

astew
ater used for irrigation or process w

ater. 
S

uch services w
ould be required to m

eet applicable 
regulations for both the w

ater reuse and the discharge of 
effluent to the sanitary sew

er. G
iven that this serves as a 

departure from
 conventional servicing system

s, future 
policy w

ill be required to address the inclusion of local 
treatm

ent facilities in developm
ents. This w

ill require 
consideration of the C

ity of E
dm

onton’s role in physically 
controlling sew

age generation rates from
 developm

ents, as 
w

ell as how
 m

anagem
ent of these facilities w

ould be 
undertaken.  
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Figure 20: W
astew

ater Servicing N
etw

ork 
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9.4 
Energy 

E
lectrical service w

ill be supplied throughout the area by 
private utility agencies. In order to serve the plan area, 
E

P
C

O
R

 m
ay require a substation to be developed in the 

plan area, identified in Figure 21. A
nother substation w

ill 
also be required to the south of the plan area as 
developm

ent proceeds, w
hich is also show

n generally in 
Figure 21.  

The A
lberta E

nergy S
ystem

 O
perator (A

E
S

O
) is currently 

developing an orientation for new
 240 kV

 / future 500 kV
 

lines that w
ill provide im

proved service to A
IH

. O
ne of the 

options considers routing this transm
ission line through 

H
orsehills Energy and Technology P

ark..  

S
everal eco-industrial projects use local pow

er supplies, 
such as co-generation facilities, w

aste steam
, w

ind pow
er, 

solar arrays, or other alternative pow
er generation 

m
ethods. These local plants are encouraged to develop 

w
ithin H

orsehills E
nergy and Technology P

ark. A
reas that 

are supplied w
ith a local pow

er supply w
ill not be required 

to tie into regional services.  

In addition, it is anticipated that individual businesses w
ill 

im
plem

ent on-site alternative pow
er generation 

technologies along w
ith energy conservation m

easures. 
This w

ill be an im
portant w

ay for industries in the area to 
reduce their carbon footprint.  
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Figure 21:  Potential Pow
er Substations 
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 9.5 
Shallow

 U
tilities 

P
rivate utilities, such as pow

er, gas, and other optional 
services w

ill be supplied by private utility com
panies as 

required. A
lternative and/or locally based services are also 

encouraged for shallow
 utility service provision. A

lignm
ents 

for these services w
ill be determ

ined at the developm
ent 

perm
itting stage.  

9.6 
C

om
m

unal Piping System
  

The basis of eco-industrial developm
ent includes the 

sharing of inputs and w
astes for the benefit of com

pany 
bottom

 lines and the environm
ent. Therefore, w

aste stream
 

sharing is strongly encouraged by the H
orsehills E

nergy 
and Technology P

ark A
S

P
. W

aste sharing m
ay include the 

developm
ent of piping system

s to allow
 the transfer of 

m
aterials such as steam

, hydrogen, or process w
ater. This 

‘green infrastructure’ m
ay be included along the 

boundaries of developm
ent sites w

ithin a designated 
easem

ent. These facilities m
ay also be incorporated w

ithin 
road right-of-w

ay at the discretion of the C
ity of E

dm
onton, 

w
here space is available and the substance to be 

transferred is non-hazardous in nature. P
rovisions for 

these m
inor pipeline system

s w
ill be considered at the 

developm
ent perm

itting stage.  
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10.0 D
ESIG

N
 G

U
ID

ELIN
ES  

D
evelopm

ents in H
orsehills E

nergy and Technology P
ark 

should im
plem

ent the principles of the H
orsehills E

nergy 
and Technology P

ark A
S

P
. A

ttention to details of the 
design and operation of buildings, structures, infrastructure 
and associated site im

provem
ents w

ill play an im
portant 

role in achieving the principles H
orsehills E

nergy and 
Technology P

ark is intended to exem
plify.  

         

Zoning standards and developm
ent approvals should 

therefore have regard for the principles of the H
orsehills 

E
nergy and Technology P

ark A
S

P
 in S

ection 7. The 
follow

ing design guidelines identify the individual factors at 
a developm

ent level that address the im
plem

entation of 
those principles.  A

n exam
ple of how

 this attention to 
design could look is show

n below
: 
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10.1 
Sustainable D

evelopm
ent 

10.1.1 A
rea D

esign 

1. 
C

reate lots w
ith as m

inim
al street frontage as is 

required for the use, to allow
 for the m

ost efficient 
delivery of the valuable linear infrastructure (utilities) in 
the street.  

2. 
P

rovide for flexibility in lot sizes, densities and heights 
to accom

m
odate a w

ide range of potential uses, 
recognizing that the lot sizes m

ay vary w
ithin the A

S
P

 
land use designations. 

3. 
E

stablish zoning standards for required parking rates 
that recognize the area’s travel dem

and m
anagem

ent 
objectives, to avoid requiring m

ore parking than is 
actually needed.  

10.1.2 S
ite D

esign  

1. 
E

ncourage users on adjacent lots to develop 
interconnected parking lots and service areas under 
shared use agreem

ents, w
ith the objective of reducing 

the total am
ount of land utilized for parking.  

2. 
Incorporate landscape features w

ithin parking lots and 
service areas and around their perim

eter to reduce 
heat island effects.  

3. 
C

onsider m
ulti-leveled, structured parking integrated 

into m
ulti-use buildings, w

here large parking volum
es 

are unavoidable, to m
inim

ize the developm
ent 

footprint. 

10.1.3 B
uilding D

esign  

1. 
P

rom
ote the construction of high perform

ance buildings 
by encouraging each developm

ent to pursue LE
E

D
* 

(Leadership in E
nergy and E

nvironm
ental D

esign) 
certification or other third party green building rating 
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system
s, to reduce their net am

ount of energy 
consum

ed and reduce their overall carbon footprint.  

2. 
E

ncourage a range of building typologies, including 
m

ulti-storey buildings, to add variety to the urban 
environm

ent and to reduce their environm
ental 

footprint. 

3. 
D

evelop street building facades to have inviting, varied 
and cohesive visual sequence.  

4. 
R

equire that tall buildings located close to sidew
alks 

have setbacks above the third storey level, to allow
 

sunlight to penetrate to the street level at 
approxim

ately 45 degrees, to prom
ote naturally lit 

streets and m
itigate w

ind-tunnel effects.  

 10.2 
Industrial Efficiency and Ecology 

10.2.1 A
rea D

esign 

1. 
E

ncourage adjacent developm
ents to coordinate and 

share m
aterial/resource input and output shipping and 

loading facilities, as w
ell as joint site accesses and 

service lanes.  

2. 
E

ncourage businesses to organize them
selves to 

establish B
usiness C

ollaboration N
etw

orks w
ith the 

objective of sharing inform
ation on opportunities to 

share business intelligence, technologies, 
infrastructure, services, products, m

aterials and 
resources. 

3. 
C

onsolidate logistics areas and m
ajor transportation 

services in hubs that take advantage of road and rail 
arteries and that w

ill result in the greatest potential for 
use by area businesses.  

10.2.2 S
ite D

esign  

1. 
E

ncourage adjacent developm
ents to coordinate and 

share m
aterial/resource input and output shipping and 
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loading facilities, as w
ell as joint site accesses and 

service lanes.  

10.2.3 B
uilding D

esign 

1. 
Locate buildings in close proxim

ity w
hen there are 

opportunities for sharing of infrastructure such as 
building system

s, energy system
s (heating, cooling and 

electrical), w
aste system

s, parking and loading 
services, drainage.  

10.3 
Effective Transportation 

10.3.1 A
rea D

esign 

1. 
P

rovide shaded and covered pedestrian routes for 
protection from

 natural elem
ents (w

ind, rain, snow
 and 

sun U
V

 radiation).  

2. 
P

rovide sidew
alks or recreation paths on at least one 

side of all streets, and provide sidew
alks or recreation 

paths on both sides of all streets carrying transit, to 
prom

ote w
alking and transit use. 

3. 
P

rovide direct w
alking routes linking building entrances 

to street sidew
alks, transit stops/stations, pathw

ays, 
and parking areas, to prom

ote w
alking and transit use.  

4. 
P

rovide generous landscaping and am
enities adjacent 

to transit stops, to provide w
eather protection and to 

create the stops as recognizable places along the 
street edge.  

5. 
U

se utility corridors, right-of-w
ays, and easem

ents for 
possible recreation path connections.   

6. 
P

lant canopy trees along all w
alking routes to define 

the routes, to provide protection from
 the elem

ents, 
and to create a pleasant visual w

alking environm
ent.  

 

7. 
E

nsure that all pedestrian routes are universally 
accessible to enable the m

obility of persons w
ith a 

w
ide range of abilities.  
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8. 
C

onsider requiring dedicated cycling lanes or w
ide 

paved shoulders to provide for safe cycling.  

9. 
Increase land use densities and m

ixtures of land uses 
w

ithin 800m
 of potential LR

T stations, to m
axim

ize the 
potential for transit use and generate the best returns 
on the transit investm

ent. 

10. P
rovide ergonom

ic street furniture, signage and 
w

ayfinding along roads and in public areas to prom
ote 

active transportation m
odes. 

11. Incorporate transit routes in the street layout that 
provide service for large areas, m

axim
ize the num

ber 
of potential riders and ensure safe and convenient 
service.  

10.3.2 S
ite D

esign  

1. 
C

oordinate landscaping w
ithin the street right-of-w

ay 
and on adjacent lands to create a seam

less transition 
betw

een public and private space, to avoid duplication 
of landscaping investm

ents, and to reduce the road 
right-of-w

ay requirem
ents w

here possible.  

2. 
P

rovide on-site sidew
alk or pathw

ay connections 
betw

een adjacent lots and that link site users to 

ecological netw
ork features and area-w

ide pathw
ay 

system
s, to im

prove area w
alkability. 

3. 
A

void nooks and confined spaces as w
ell as poorly lit 

areas adjacent to pedestrian areas, to reduce personal 
security risks. 

4. 
R

equire Transportation D
em

and M
anagem

ent P
lans to 

be com
pleted by applicants as conditions of 

developm
ent approval, w

ith the objective of reducing 
dependency on private autom

obile travel.  

5. 
P

rovide therm
al com

fort at transit stops, including 
transit shelters. A

lso explore recycling the exhaust air 
from

 adjacent buildings as a heat source at transit 
stops. 
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10.3.3 B
uilding D

esign 

1. 
W

here appropriate, locate buildings close to the street 
lot line w

ith m
inim

al setbacks to reduce w
alking 

distances betw
een buildings and sidew

alks, transit 
stops, and other buildings across the street. 

2. 
P

rovide bicycle parking on hard surfaces near 
em

ployee and custom
er entrances and at transit stops 

and stations, to prom
ote cycling.  

3. 
E

ncourage buildings to be designed w
ith show

er and 
changing facilities to serve the needs of active 
transportation users.  

10.4 
Land U

se C
om

patibility 

10.4.1 A
rea D

esign 

1. 
Industrial businesses that w

ould introduce risks to 
public health or safety are required to subm

it a risk 
assessm

ent prior to the issuance of zoning approvals 
to ensure that they do not pose unacceptable risk to 
the surrounding area.  

  

10.4.2 S
ite D

esign  

1. 
S

ite developm
ent m

ust screen unattractive features 
from

 m
ajor roadw

ays. E
xam

ples of unattractive 
features include developm

ent of extensive outdoor 
storage, blank building facades, and outdoor assem

bly 
yards. S

creening of unattractive features can be done 
using a num

ber of m
ethods, including landscaping, 

fencing, and/or public art.  

10.4.3 B
uilding D

esign  

1. 
O

rient building facades tow
ard the street, and locate 

parking lots to the rear or side of buildings w
ith 

landscape buffering, to m
itigate noise and im

prove the 
visual and pedestrian environm

ent along to the street. 

10.5 
Innovative Infrastructure 

10.5.1 A
rea D

esign 

1. 
U

se available corridors and right-of-w
ays for utility, 

piping and transm
ission line requirem

ents and protect 
for future requirem

ents. 

2. 
E

ncourage businesses to cluster and develop district 
heating and cooling system

s, including m
anufacturing 

process heat capture and ground source (geotherm
al) 
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heat system
s, to increase the proportion of alternative 

energies used. 

3. 
E

ncourage businesses and utility providers to 
collaborate and develop district energy system

s that 
m

axim
ize the use of alternative (tri-generation) and 

renew
able energy form

s such as solar, w
ind, and 

biom
ass., having regard for the operational 

requirem
ents of C

FB
 E

dm
onton.  

 

4. 
P

erm
it and encourage on-site solar arrays, w

ind 
turbines, biom

ass cogeneration, w
aste incineration 

cogeneration, fuel cell, and sim
ilar energy-producing 

facilities in all zones. Lim
it the use of land-consum

ing 

energy facilities w
ithin 800m

 of potential LR
T stations 

w
here greater developm

ent densities are desired.  

10.5.2 S
ite D

esign  

1. 
E

ncourage the use of residual heat or energy from
 

business operations to provide heating, cooling, and 
energy for other processes on the sam

e lot, adjacent 
lots or public spaces, and require the dedication of 
associated cross-site easem

ents or right-of-w
ays to 

enable area-w
ide system

s. 

2. 
O

rient streets and buildings to m
axim

ize solar 
exposure for harvesting solar energy. 

 

3. 
P

rescribe a m
easure 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 
supporting vegetation and reducing storm

w
ater runoff. 

4. 
P

lant trees and shrubs adjacent to buildings and in 
strategic areas to provide shading, clim

ate protection, 
and w

indbreaks, w
ith the objective of reducing energy 

used for cooling and heating in all seasons.  

5. 
U

tilize low
 w

ater dem
and plantings to reduce or 

elim
inate the need for site w

atering and im
prove 

survivability.  

6. 
C

onsider using perm
eable paving surfaces and light-

coloured m
aterials in hard landscaped areas to 

im
prove ground w

ater recharge, reduce storm
 w

ater 
runoff, and reduce heat radiation.  

7. 
E

ncourage businesses to developm
ent plans and 

strategies to  reduce w
astes in site developm

ent and 
operation, and prom

ote the reuse or recycling of 
otherw

ise w
asted m

aterials.  

 

10.5.3 B
uilding D

esign  

1. 
E

ncourage the installation of vegetated roofs and 
site/building system

s that either reduce the am
ount of 

storm
 w

ater runoff and/or reuse storm
 w

ater on-site or 
w

ithin buildings.  

2. 
E

nsure that storm
 w

ater runoff from
 site and roofs is 

quality-controlled through the use of best 
environm

ental practices in on-site retention, collection, 
conveyance, and treatm

ent, prior to discharge into 
receiving w

atercourses or storm
 sew

ers. 

3. 
E

ncourage innovative building system
s such as grey 

w
ater recycling and storm

 w
ater storage, to reduce 

w
ater consum

ption. 

 10.6 
Environm

ental Protection 
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10.6.1 A
rea D

esign 

1. 
C

reate lots that use natural areas as defining elem
ents 

of the lot, such as using the buffered edges of 
w

atercourse corridors, forest patches or w
etlands to 

delineate rear or side lot lines, to reinforce the role and 
function of the ecological netw

ork in shaping the area’s 
built form

. 

2. 
U

se existing and planned utility corridors as potential 
areas for naturalization and habitat enhancem

ent, and 
co-locate trails and pathw

ays to m
inim

ize land 
consum

ption.  

3. 
E

nsure that connections are protected as conditions of 
developm

ent approval to enable the location of 
recreation paths and trails, and consolidate these w

ith 
edges of the natural areas as greenw

ays. 

10.6.2 S
ite D

esign  

1. 
R

equire green vegetated buffer areas betw
een the 

edge of protected natural areas and adjacent buildings, 
parking lots, aisles, and service areas. U

se the C
ity’s 

G
uidelines for D

eterm
ining E

nvironm
ental R

eserve 
D

edication for W
etlands and other W

ater B
odies as a 

guide in determ
ining buffer size and shape.  

2. 
W

here buffer areas are 
proposed adjacent to natural 
features, require the Tree 
C

onservation and Landscape 
P

lans to recom
m

end planting 
and/or restoration m

easures 
that w

ill best transition and 
integrate the m

aintained 
environm

ent w
ith the natural 

environm
ent.  

3. 
P

rohibit site clearing and preparation until N
atural S

ite 
A

ssessm
ents, N

atural A
rea M

anagem
ent P

lans, 
W

etland E
vaulation, and Tree C

onservation and 
Landscape P

lans have been approved in accordance 
w

ith S
ection 7.6 of this Plan.  

4. 
R

educe the spread of invasive species by encouraging 
the planting of indigenous species and using natural 
alternatives to pesticides and herbicides.  

5. 
R

educe the am
ount of light pollution onto natural areas 

and reduce the am
ount of energy consum

ed by using 
high efficiency and sharp cut-off lum

inaries.  

10.6.3 B
uilding D

esign  
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1. 
U

se landscaping and vegetated roofs to m
inim

ize 
environm

ental im
pact of excessive noise, light and heat 

pollution and encourage the m
aintenance and 

developm
ent of natural habitats to prom

ote 
biodiversity. 

 10.7 
Effective Im

plem
entation 

1. 
C

ity of E
dm

onton adm
inistration are to develop 

strategies to track and m
inim

ize the life-cycle costs and 
carbon and environm

ental im
pacts of the construction 

processes as w
ell as after construction, for the 

com
plete life-cycle of buildings, system

s and 
infrastructure.  
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11.0 IM
PLEM

EN
TA

TIO
N

 

It is anticipated that the H
orsehills Energy and Technology 

P
ark A

S
P

 w
ill develop over a period of 30 – 50 years. 

W
ithin that tim

e period, it is im
portant to provide guidance 

that w
ill ensure that developm

ent occurs in a w
ay that 

m
axim

izes efficiency w
hile m

inim
izing the disturbance to 

the surrounding com
m

unity.  

11.1 
G

eneral Staging 

D
evelopm

ent staging is intended to provide a 
recom

m
ended direction for the developm

ent of the plan 
area. It is not intended to be regulation, but instead 
provides a preferred direction for developm

ent to take 
given the location of existing services, m

arket conditions, 
dem

ographics, and other factors relevant to grow
th 

patterns (Figure 22).  

D
evelopm

ent is recom
m

ended to com
m

ence in the 
southern portion of the plan area and extend tow

ards the 
northeast corner, follow

ing M
anning D

rive. D
evelopm

ent 
w

ill then trend tow
ards the northw

est corner from
 M

anning 
D

rive as services are extended from
 their existing 

locations.   

G
iven that petrochem

ical feedstock availability is critical to 
the developm

ent of the petro-chem
ical cluster, it is 

im
portant that a supply of these feedstocks is available for 

the plan area. The H
orsehills E

nergy and Technology P
ark 

A
S

P
 w

as intended to be supported by developm
ent in A

IH
. 

A
s a base level of upgrader production w

ould be needed 
from

 this area before spinoff m
arkets could develop, it is 

anticipated that the developm
ent of the petro-chem

ical 
cluster area m

ay lag in the initial stages of developm
ent. 

Therefore, the initial stages w
ill be dom

inated by the 
developm

ent of the m
anufacturing and business park 

uses. H
ow

ever, it is anticipated that the petrochem
ical 

cluster w
ill catch up to surrounding developm

ent after a 
few

 stages have been undertaken, w
hich w

ill provide the 
benefit of som

e existing support industries in the area. 
O

nce the petrochem
ical cluster has begun developm

ent, it 
is expected to lead developm

ent in the other supportive 
land use precincts.   
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 Figure 22: D
evelopm

ent Staging
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11.2 
Technical R

eport R
equirem

ents 

The approval of the H
orsehills E

nergy and Technology 
P

ark A
S

P
 is only the first step in the developm

ent of the 
plan area. It provides the vision and initial developm

ent 
param

eters to initiate subsequent steps in the planning 
process.  

The H
orsehills E

nergy and Technology P
ark A

S
P

 
encom

passes a large land area, w
hich presents unique 

coordination challenges at the tim
e of im

plem
entation. The 

scale of the A
S

P
 is such that details of engineering, natural 

areas protection, and m
unicipal reserve allocation are 

identified on an area level. This level of inform
ation does 

not provide sufficient detail to provide decision-m
akers the 

inform
ation they need to approve an individual project. 

H
ow

ever, the A
S

P
 provides sufficient detail that additional 

full area or neighbourhood level plans are unnecessary.  

Therefore, this area w
ill require a new

 type of process for 
the review

 of zoning applications. Zoning applications in 
H

orsehills Energy and Technology P
ark w

ill require a 
coordinating technical report to be in place to address this 
detail shortfall, w

hich w
ill take the form

 of a technical 
report. The Technical R

eport w
ill be provided by applicants 

for land use changes in the area. The geographic extent of 

the Technical R
eport is identified in Figure 23. P

rior to the 
approval of any zoning change in the identified sub-areas, 
a Technical R

eport m
ust be provided to the satisfaction of 

the C
ity of E

dm
onton adm

inistration.  

This Technical R
eport m

ust include the follow
ing 

com
ponents as they pertain to the entire sub-area: 

 
A

 W
ater N

etw
ork A

nalysis 

 
A

 N
eighbourhood D

esign R
eport 

 
S

ub-area M
unicipal R

eserve allocation 

 
N

atural S
ite A

ssessm
ent(s) 

 
A

 W
etland E

valuation 

 
A

 brief synthesis report identifying how
 this system

 
w

orks together 

 
E

cological D
esign R

eport 

 
W

ayfinding A
ssessm

ent 

 
C

rim
e P

revention Through E
nvironm

ental D
esign 

(C
P

TE
D

) A
ssessm

ent 

 
V

iew
s and V

istas A
ssessm

ent 
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W

ildfire H
azard A

ssessm
ent 

A
t the discretion of the C

ity of E
dm

onton, the Technical 
R

eport m
ay also include: 

 
A

 sub-area specific R
isk A

ssessm
ent 

 
A

 Transportation A
ssessm

ent 

 
A

 N
atural A

rea M
anagem

ent P
lan 

 
C

om
m

unal piping alignm
ents 

 
R

ailw
ay spur alignm

ents 

The above noted studies w
ill be identified in greater detail 

in the follow
ing section. A

dditional studies or details m
ay 

be included in the Technical R
eport, depending on the 

review
 requirem

ents of C
ity of E

dm
onton adm

inistration. It 
should be noted that the Technical R

eport m
ay not deviate 

from
 the intent of the H

orsehills E
nergy and Technology 

P
ark A

S
P

.  

11.3 
Planning D

ocum
ents / Engineering Studies 

In order to support future developm
ent, the follow

ing 
additional studies and im

plem
entation tools are needed. 

These m
ay or m

ay not be included in the param
eters of the 

Technical R
eport described above, depending on the 

inform
ation needs for each sub-area.  

 
P

ipeline S
tudy  

A
 pipeline study should be undertaken to consider the 

viability of a pipeline corridor betw
een H

orsehills E
nergy 

and Technology P
ark and A

IH
, as w

ell as pipelines to 
transport chem

ical products. A
 pipeline reduces the 

am
ount of truck or rail traffic needed to transfer feedstocks 

or chem
ical goods to m

arket. A
 pipeline also reduces the 

introduction of industrial accidents, w
hich are m

ost likely to 
occur during transportation.  

 
Zoning B

ylaw
 A

m
endm

ents  

The conventional industrial zones used w
ithin the C

ity of 
E

dm
onton do not provide the necessary specificity to 

support the land uses contem
plated for this area. N

ew
 

zoning tools w
ill be necessary in order to im

plem
ent the 

vision of the H
orsehills E

nergy and Technology P
ark A

S
P

.. 
The zoning m

ethods chosen for this area w
ill incorporate 

the principles of eco-industrial principles described in the 
A

S
P

. It is also recom
m

ended that any zoning tools 
prepared for this area consider the inclusion of incentives 
to stim

ulate eco-industrial developm
ent.  
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N

eighbourhood D
esign R

eports 

A
 num

ber of N
eighbourhood D

esign R
eports (N

D
R

) w
ill be 

required in order to provide engineering detail to support 
site developm

ent in the area.   

 
E

cological Inform
ation R

equirem
ents 

A
 range of studies w

ill be required to assist the C
ity in 

protecting and restoring H
orsehills Energy and Technology 

P
ark’s m

any and varied natural areas. These studies 
include N

atural S
ite A

ssessm
ents, W

etlands Evaluations, 
N

atural A
rea M

anagem
ent P

lans, and Tree C
onservation 

and Landscape P
lans. The highest value natural areas w

ill 
be acquired through a com

bination of E
nvironm

ental and 
M

unicipal R
eserve. N

atural areas of lesser priority w
ill be 

retained through the site decision process and integrated 
into developm

ents. The studies and their tim
ing 

requirem
ents are identified in S

ection 7.6.  

 
R

isk A
ssessm

ent  

A
 R

isk A
ssessm

ent w
ill be required for any proposed 

industrial developm
ent that either stores, creates, or uses 

hazardous m
aterials as a part of their operations. This 

study w
ill be required prior to the issuance of zoning 

approvals and before developm
ent perm

itting m
ay 

com
m

ence.  

 
E

nvironm
ental S

ite A
ssessm

ent 

A
 P

hase 1 E
nvironm

ental S
ite A

ssessm
ent w

ill be required 
for areas w

here there is potential for environm
ental 

contam
ination to be present. A

dditional studies or 
rem

ediation efforts m
ay be required to ensure that sites 

are suitable for developm
ent. This inform

ation w
ill be 

required at the zoning stage. 

 
S

hadow
 P

lan  

A
 shadow

 plan w
ill be required in order to illustrate and 

provide lot layout, roadw
ay configuration, and connectivity 

betw
een sub-areas along the top of the bank. 

 
C

om
m

unal P
iping S

tudy 

If com
m

unal piping for shared utilities or sharing w
aste 

stream
s is to be considered, a specific im

plem
entation 

strategy w
ill need to be considered. This w

ill include 
determ

ining w
here these pipes w

ould be located (ie., road 
right-of-w

ay, onsite easem
ents, etc), how

 m
any pipes 

w
ould be perm

itted w
ithin the designated area, w

hether 
form

al agreem
ents w

ould be needed betw
een com

panies 
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or through civic departm
ents, and engineering logistics. 

E
xisting B

ylaw
s, such as the S

ew
ers B

ylaw
, m

ay also 
require am

endm
ent in order to im

plem
ent com

m
unal 

piping.   

11.4 
Public C

onsultation R
equirem

ents 

P
ublic consultation for developm

ent in this area w
ill be in 

accordance w
ith the M

unicipal G
overnm

ent A
ct (M

G
A

) and 
the C

ity of E
dm

onton public consultation policy.  

11.5 
M

onitoring 

This plan w
ill be review

ed every ten years to ensure 
relevancy of its m

ain objectives. If the vision of this 
docum

ent is deem
ed to be no longer relevant, a new

 plan 
m

ust be im
plem

ented to supplant its policy direction.  
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Figure 23: Technical R
eport Sub-A

reas 
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rea Statistics 
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 ATTACHMENT 2 
 BYLAW 15093 
 FILE: LDA08-0325 
 RURAL NORTH 
 EAST NORTH 
 STURGEON 
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DESCRIPTION: ADOPTION OF THE HORSEHILLS ENERGY & 
TECHNOLOGY PARK AREA STRUCTURE PLAN 

 
LOCATION: 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. 

 
LEGAL 
DESCRIPTION: Multiple properties 
 
APPLICANT: City of Edmonton Planning and Development Department 
 5th, Floor, 10250-101 Street 

Edmonton, Alberta 
T5J 3P4 

 
OWNER: Multiple owners 
 
ACCEPTANCE OF 
APPLICATION: October 20, 2008 
 
EXISTING 
DEVELOPMENT: 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 

 _______________________________________________________  
 
PLANNING AND 
DEVELOPMENT 
DEPARTMENT’S 
RECOMMENDATION: 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: 
 Eco-industrial development – create a greener business environment through 

innovative and efficient facility design, infrastructure design and business 
relationships; 

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

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

 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). 

 
2. 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. 
 

4. 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. 

 
5. 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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 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 



ATTACHMENT 2a 
 

 

TABLE 1 
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    

Arterial 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% 
 

  
 

Units 

 % of 
Total 
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. 
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