
 

 

 

 

Council Meeting 
Jubilee Centre Council Chamber 
9909 Franklin Avenue, Fort McMurray 

Tuesday, July 09, 2013 
6:00 p.m. 

 
Agenda 

 
 Call To Order 
  
 
 Opening Prayer 
  
 
 Adoption of Agenda 
  
 
 Minutes of Previous Meetings 
  
 
1. Minutes of June 25, 2013 
  
 
 Delegations 
  
 
2. Howard Rensler, UDI Wood Buffalo re: Land Release Position Paper 

 
(Proposed motion: That the Presentation from Howard Rensler be received as information.) 
 
Those individuals in attendance at the meeting will be provided with an opportunity to address 
Council regarding an item on the agenda, with the exception of those items for which a Public 
Hearing is required or has been held.  Consistent with all delegations, each presentation will be 
allowed a maximum of five minutes. 

  
 
 Presentations 
  
 
3. Charlie Cannon and Seth Goldenberg re: Nexus North 
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 Business Arising from Presentations 
  
 
4. Nexus North Sponsoring Membership 
  
 
 Public Hearings and Related Reports 
  
 
5. Land Use Bylaw Amendment – Bylaw No. 13/023 

Real Martin Drive Cemetery – Portion of NE ½ 14-89-10 W4M 
- Public Hearing 
- 2nd and 3rd readings 

  
 
6. Conklin Area Structure Plan - Bylaw No. 13/024 

- Public Hearing 
- 2nd and 3rd readings 

  
 
 Bylaws 
  
 
7. Land Use Bylaw Amendment – Election Sign Provisions – Bylaw No. 13/018 

- 2nd and 3rd readings 
  
 
8. Land Use Bylaw Amendment – PS Public Services District – 505 Sakitawaw 

Trail – Bylaw No. 13/027 
- 1st reading (Proposed date for Public Hearing, 2nd and 3rd readings –  
August 27, 2013) 

  
 
9. Fort Chipewyan Noise Bylaw No. 13/025 

- 1st reading 
  
 
 Reports 
  
 
10. Telecommunications Conduit and Fibre Strategy 
  
 
11. Jubilee Centre – Lease for Jubilee Plaza 
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12. Lease with Option to Purchase – Portion of NE-31-76-07-W4M, Conklin 
  
 
13. Sale of Residential Lots 63, 64, 65, 66, 67 and 68, Plan 832 1906, Janvier 
  
 
14. City Centre Area Redevelopment Land Disposal Strategy 

  
15. RCMP Occupancy Agreement – Wood Buffalo Detachment Building 
  
 
16. Council Expense Summary – January 1 – June 30, 2013 
  
 
 Reporting - Boards and Committees 
  
 
 Adjournment 
  
 



 



 

 

 
Unapproved Minutes of a Meeting of the Council of the Regional Municipality of Wood 
Buffalo held in the Council Chamber at the Municipal Offices in Fort McMurray, Alberta, 
on Tuesday, June 25, 2013, commencing at 6:00 p.m. 
 
Present: M. Blake, Mayor 

D. Blair, Councillor 
C. Burton, Councillor 
L. Flett, Councillor 
S. Germain, Councillor 
P. Meagher, Councillor (via teleconference) 
J. Stroud, Councillor 
C. Tatum, Councillor 
R. Thomas, Councillor 
A. Vinni, Councillor 
 

 
 

Absent: D. Kirschner, Councillor  
 

Administration: Glen Laubenstein, Chief Administrative Officer 
Surekha Kanzig, Chief Legislative Officer 
Anita Hawkins, Legislative Officer 
Rebecca Kendall, Legislative Coordinator 

 
 

 
Call To Order 
 
Mayor Blake called the meeting to order at 6:03 p.m. 
 
Opening Prayer 
 
Mayor Blake invited those so inclined to join her in Prayer. 
 
Mayor Blake on behalf of the Municipality, acknowledged and thanked the volunteers, municipal 
staff, emergency management, fire department, police department, and countless others for 
helping with the recent flooding in the area, as well as visits from elected officials. 
 
 
Adoption of Agenda 
 
 Moved by Councillor R. Thomas that the agenda be adopted as 

presented. 
 CARRIED UNANIMOUSLY 
 
 
Minutes of Previous Meetings 
 
1. Minutes of June 11, 2013 
 
 Moved by Councillor J. Stroud that the minutes from the June 11, 

2013 Council meeting be approved as presented. 
 CARRIED UNANIMOUSLY 
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Public Hearings and Related Reports 
 
2. Land Use Bylaw Amendment - Bylaw No. 13/022 

Diversified Site - DC- Direct Control to C4 - Highway Commercial 
Suncor Card Lock - DC - Direct Control to BI - Business Industrial 
- Public Hearing 
- 2nd and 3rd readings 
 

 Moved by Councillor C. Tatum that the Public Hearing for Bylaw 
No. 13/022 be opened. 

 CARRIED UNANIMOUSLY 
 
Tracey Tester, Planning and Development, gave an overview of the amendment submitted for 
consideration. 
 
 Moved by Councillor J. Stroud that the Public Hearing for Bylaw 

No. 13/022 be closed. 
 CARRIED UNANIMOUSLY 
 
The Public Hearing was held between 6:10 p.m. and 6:17 p.m. 
 
 Moved by Councillor R. Thomas that Bylaw No. 13/022, being a 

Land Use Bylaw amendment for Lot 24, Block 1, Plan 112 5223 
(Diversified bus operations), and Lot 7, Block 2, Plan 132 0966 
(Suncor card lock), be read a second time. 

 CARRIED UNANIMOUSLY 
 
 Moved by Councillor P. Meagher that Bylaw No. 13/022 be read 

a third and final time. 
 CARRIED 

For: M. Blake, C. Burton, L. Flett, S. 
Germain, J. Stroud, C. Tatum, R. Thomas, 
A. Vinni 
Opposed: D. Blair 

 
3. Combative Sports Commission Bylaw - Bylaw No. 13/019 

- Non-Statutory Public Hearing 
- 2nd and 3rd readings 

 
 Moved by Councillor R. Thomas that the Public Hearing for 

Bylaw No. 13/019 be opened. 
 CARRIED UNANIMOUSLY 
 
Arlan Delisle, Legal Services, gave an overview of the proposed bylaw for consideration. 
 
Wayne Reynolds, Building Operator, EDON Management, spoke in support of Bylaw No. 
13/019 indicating that he was involved in the Canadian Boxing Federation as well as the mixed 
martial arts in Nova Scotia. 
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Sandy Bowman, Mixed Martial Arts Association, spoke in favor of the proposed bylaw noting 
that he has taught mixed martial arts since 1993. Mr. Bowman also indicated that Alberta held 
approximately 60 mixed martial art events in 2012 and there is a great demand for this sport.  
 
Joel Fingard spoke in support of the proposed bylaw and indicated that he has been involved 
with the Manitoba Combative Sports Commission for the past 9 years and is currently working 
with the Saskatchewan Government on legislation.   
 
Dr. S. Fisher spoke in support of the proposed bylaw and indicated that a doctor has to screen 
athletes before they participate in an event.  
 
Dr. JC Bouwer, spoke in support of the proposed bylaw and gave a brief overview of a doctor’s 
role when testing or treating an athlete.  
 
Christine Unruh, resident, on behalf of Ryan Disher, spoke in support of the proposed bylaw. 
 
 
 

Moved by Councillor J. Stroud that the Public Hearing for Bylaw 
No. 13/019 be closed. 

 CARRIED UNANIMOUSLY 
 
The Public Hearing was held between 6:22 p.m. and 7:45 p.m. 
 
Recess  
 
A break occurred at 7:45 p.m. and the meeting reconvened at 8:00 p.m. 
 
 Moved by Councillor R. Thomas that Bylaw No. 13/019 being the 

Combative Sports Commission Bylaw be read a second time. 
 
Councillor C. Burton put forward the following recommendations:   
 
 Moved by Councillor C. Burton that Bylaw No. 13/019 be amended by 

removing s. 4(b)(ii) of Schedule A. 
 CARRIED UNANIMOUSLY 
 
 Moved by Councillor C. Burton that section 7 be amended to read, 

“...consisting of: one (1) member with law enforcement knowledge 
and experience, one (1) member with financial knowledge and 
experience, two (2) members with combative sports knowledge and 
experience, and three (3) members from the public-at-large. 

 CARRIED 
For: M. Blake, D. Blair, C. Burton, L. Flett, S. 
Germain, P. Meagher, J. Stroud, C. Tatum, R. 
Thomas 
Opposed: A. Vinni 

 
 Moved by Councillor C. Burton that section 59(f) be removed. 
 CARRIED 

For: D. Blair, C. Burton, L. Flett, S. Germain, C. 
Tatum, R. Thomas, A. Vinni 
Opposed: M. Blake, P. Meagher, J. Stroud 
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Exit  
 
Councillor P. Meagher disconnected from the teleconference at 8:31 p.m. and was absent from 
the remainder of the Council Meeting. 
 
After debating the matter, Council proceeded with voting on second reading of the bylaw. 
 
 Moved by Councillor R. Thomas that Bylaw No. 13/019, being the 

Combative Sports Commission Bylaw, as amended, be read a 
second time. 

 CARRIED 
For: M. Blake, D. Blair, C. Burton, L. Flett, S. 
Germain, J. Stroud, C. Tatum, R. Thomas 
Opposed: A. Vinni 

. 
 Moved by Councillor S. Germain that Bylaw No. 13/019 be read a 

third and final time. 
 CARRIED 

For: M. Blake, D. Blair, C. Burton, L. Flett, S. 
Germain, J. Stroud, C. Tatum, R. Thomas 
Opposed: A. Vinni 

 
Bylaws 
 
4. Conklin Area Structure Plan - Bylaw No. 13/024 

- 1st reading (Proposed date for Public Hearing, 2nd and 3rd readings - July 9, 
2013) 

 

  
Moved by Councillor C. Tatum that Bylaw No. 13/024, being the 
Conklin Area Structure Plan, be read a first time; and that the required 
public hearing be held on Tuesday July 9, 2013. 

 CARRIED UNANIMOUSLY 
 
5. Land Use Bylaw Amendment – Bylaw No. 13/023 

Real Martin Drive Cemetery – Portion of NE ½ 14-89-10 W4M 
- 1st reading (Proposed date for Public Hearing, 2nd and 3rd readings - July 9, 
2013) 
 

 

 
 

Moved by Councillor J. Stroud that Bylaw No. 13/023, being a Land 
Use Bylaw Amendment for a portion of NE ½ 14-89-10 W4M, be read 
a first time; and that the required public hearing be held on Tuesday, 
July 9, 2013. 

 CARRIED UNANIMOUSLY 
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Reports 
 
6. AUMA/AAMDC Resolution - Creation of a Provincial Combative Sports 

Commission 
 

 

 Moved by Councillor C. Tatum that the Resolution entitled Creation of 
a Provincial Combative Sports Commission be forwarded to the 
Alberta Urban Municipalities Association (AUMA) and the Alberta 
Association of Municipal Districts and Counties (AAMDC) for 
consideration at the respective 2013 Fall Conventions; and that the 
Mayor send a letter to the MLAs for the Fort McMurray-Conklin and 
Fort McMurray-Wood Buffalo ridings, asking for their support of the 
resolution.   
 

 
 
 
 

CARRIED 
For: M. Blake, D. Blair, C. Burton, L. Flett, S. 
Germain, J. Stroud, C. Tatum, R. Thomas 
Opposed: A. Vinni 

 
Councillor S. Germain indicated that in the background of the report it indicated that the 
Province of British Columbia does not have legislation which should be changed since it was 
indicated this evening that legislation has now been implemented.  
 
 
Reporting - Boards and Committees 
 
- Shell Place Expansion Project – MacDonald Island Park (Councillor S. Germain) 
- Treaty Day – Fort Chipewyan (Councillor D. Blair) 
- Annual Suncor Community Leaders’ Reception (Councillor C. Tatum) 
- First Conklin Graduation (Councillor J. Stroud)  
- Wood Buffalo Sports Hall of Fame Inductee Dinner, Rotary Integrity Awards, Opening of Shell 
Place in 2015 - MacDonald Island Park (Mayor M. Blake) 
 
Adjournment 
 
 Moved by Councillor D. Blair that the meeting be adjourned. 
 CARRIED UNANIMOUSLY 
 
The meeting adjourned at 9:12 p.m. 
 

       
 Mayor 

 

       
 Chief Legislative Officer 

 



 





 



















NEXUS NORTH



NEXUS NORTH
Nexus North is a cultural change initiative 

to creatively build massive collaboration across sectors 
and to operate as a supportive catalyst to mobilize local, provincial, national and 

international resources to support the evolving dream of positioning the region of 
Wood Buffalo in becoming a “global model of sustainable living.”

             The Mission



WE ARE FORGING 
A CULTURE OF TRUST 

In the midst of a challenge landscape

inspiring rare collaborative innovation

Nexus North IDEAS Salon, December 2012

Cultural Sustainability



Nexus North is led by Epic Decade, a design and innovation platform in the US, and 
the Innovation Expedition, a virtual global network organization focused on 
collaboration processes with its hub in Alberta.  The CEOs of these agencies 
(pictured below), Don Simpson and Seth Goldenberg have formed a unique, 
intimate, and productive partnership to entrepreneurially launch Nexus North.  It 
has no single client but many supporters, partners, participants, and sponsors.  We 
believe Epic Challenges are too big for any single entity to take on and succeed. 

An Innovation Marriage

The Leadership



Scouting Parties Design Labs

BUILDING COLLABORATION

Scouting Parties 
Preparation, planning, research, 
and community engagement 
through one on one meetings, 
work sessions, and conscious 
context setting conversations

Design Labs 
Salon style gatherings that move 
from vision to strategic action 
development; these sessions are 
more targeted development 
processes for moving objectives 
forward

IDEAS Salons 
High profile vision retreats to take 
on Epic Challenges with 50 
thought leaders, curated 
conditions that yield breakthrough 
intellectual property and 
relationships

Knowledge Products 
Communication documents, 
programs for workshops, progress 
reports, and research books that 
contribute to the synthesis of the 
compelling new narrative unfolding

Recruitment Dinners 
Dinner parties to recruit new 
individuals and organizations to 
the Nexus North Network - 
investments in changing 
perceptions and inviting 
collaboration

Inspired Conversations /
Micro Salons 
Intimate smaller gatherings of 
collaborators, colleagues, and 
new partnerships to serve as 
purposeful briefings and deeper 
unpacking of work in front of a 
small group of challengers

Strategic Vehicles



12 months of discourse held across
20 cities with more than

500 participants sharing more than
1,500 stories about the future of Northern Alberta through

225 documents, case studies, and current activities over 
50 inspired dinner parties inviting more than

30 Fortune 500 Companies and
3,000 people to be aware that there is 

1 powerful new narrative unfolding in Wood Buffalo  

ENGAGEMENT BY THE NUMBERS



FRAMEWORKS for SUSTAINABLE LIVING

The aspiration of sustainable living was broken down into 9 essential 
“Frameworks” by community and thought leaders that together create an 
ecosystem within which this audacious goal can succeed.

They were first imagined in Silicon Valley through an IDEAS Salon process that 
challenged nearly 50 thought leaders from Fort McMurray, from across Alberta, and 
the US to articulate major creative engines to drive change that would enable a 
model for sustainable living.

These frameworks acted as the organizing construct of the Design Lab in Fort 
McMurray and will continue to structure ongoing initiatives, partnerships, and 
working groups.

Organizing Structure



SMART GROWTH

BUILDING AN INTELLIGENT REGION THROUGH 
INSIGHTFUL PLANNING 

NATURAL SYSTEMS

BEING GOOD ANCESTORS BY IMPLEMENTING 
PROGRESSIVE SOLUTIONS

CULTURE

COLLABORATIVE GOVERNANCE

ENABLING PARTICIPATION

CULTURE

CELEBRATING A COMMUNITY'S PAST, PRESENT AND 
FUTURE 

ECONOMIC OPPORTUNITY

STRENGTHENING AND INCUBATING DIVERSE 
GROWTH OPPORTUNITIES

LEARNING

WEAVING DISCOVERY, CURIOSITY AND PURPOSE 
INTO EVERYDAY LIFE

BEING WELL

PROMOTING AND SUPPORTING A HIGH QUALITY 
OF LIFE AND STATE OF WELLNESS

COMMUNITY

INVIGORATING A HOME TOWN WITH SOUL 

MOBILITY

CONNECTING A REGION WITH MULTIMODAL 
SYSTEMS

The Nine Frameworks



Ecosystem of Frameworks

ECONOMIC 
OPPORTUNITY

COLLABORATIVE 
GOVERNANCE

BEING WELL

MOBILITY

COMMUNITY

LEARNING

CULTURE

NATURAL 
SYSTEMS

SMART GROWTH

GLOBAL MODEL OF 
SUSTAINABLE LIVING



CULTURES OF TRUST LEAD TO 
NETWORKS OF COLLABORATION, 

AND A COMMON COMMITMENT TO 
SHARED ACTION!





Emerging Extraordinary Partnerships

Dondeena Bradley
PepsiCo’s Vice President of Global Design 
and Development for Nutrition Ventures 

She is responsible for designing new 
solutions that target special nutritional 
needs of consumers with diverse health 
issues like obesity and diabetes. Previously, 
Bradley led PepsiCo’s nutrition organization, 
which is responsible for delivering global 
strategies for nutrition standards, nutrient 
fortification, and education programs. These 
three areas help to increase the capabilities 
of the global R&D team and support 
PepsiCo’s human sustainability goals. 

Gregory Johnson
Vice President and General Manager for 
American Express' OPEN. 

OPEN, is the American Express brand 
focused on providing business solutions 
small and mid size companies. Gregory 
lead's OPEN's efforts to build strong 
relationships with its top business 
customers throughout their business 
lifecycle. Gregory's scope of responsibility 
includes strategy, marketing, execution 
through a large client facing organization 
focused on the evolving needs of OPEN's 
best customers.

Bruce Vaughn
Chief Creative Executive, Walt Disney 
Imagineering for The Walt Disney 
Company

In this role, he leads the integrated creative 
teams of Walt Disney Imagineering (WDI), 
Disney's Creative Entertainment (DCE) and 
WDI Research and Development to drive 
excellence in product development and 
innovation. The scope of Vaughn's 
responsibilities includes theme park 
attractions and special effects, innovative 
theater experiences, and new business 
opportunities that leverage invented and 
emerging technologies.



ECONOMIC 
OPPORTUNITY

COLLABORATIVE 
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DESIGN
TEAM 

MEMBERS
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NEXUS NORTH

VISION
NORTH STAR 

&
NEXUS NORTH 
LEADERSHIP

)

)
)
)

FRAMEWORK
DESIGN TEAMS

1 WB LEADER

5-8
DESIGN TEAM 

MEMBERS

1 NATIONAL / 
GLOBAL LEADER

INFORMAL COLLABORATORS, PARTICIPANTS, 
AFFILIATES, AND GUEST CONTRIBUTORS )

100 +
OPEN 

NEXUS NORTH 
NETWORK

PARTICIPANTS



Nexus North Year 2 & 3

Support the realization of high impact projects and initiatives by identifying opportunities, 
developing strategic design, mentoring the execution and assessing success.

Build the capacity of a highly selective working group of 18-26 members with an unprecedented 
sustainability and innovation leadership training year-long “fellowship program”.

Launch a Nexus North brand and communications campaign that tells the story of what is 
unfolding and acts as a call to action to create a global model for sustainable living.

Increase the membership, participation, and affiliations in Nexus North as a cross-sector 
multi-stakeholder collaboration network.

Strategies for Work Streams

Produce tools, forums, and new business models for rigorous collaboration and partnership on 
complex challenges that can create high impact value.

Strategy 1:

Strategy 2:

Strategy 3:

Strategy 4:

Strategy 5:



Nexus North Year 2 & 3

High Impact Projects Rigorous Collaboration 
& Partnerships

Sustainability & Innovation 
Leadership Training

Communications Campaign 
Telling the Story

Increase Membership 
& Participation

1 2 3

4 5



Nexus North Year 2 & 3

Objectives

Support the realization of high impact projects and initiatives by identifying opportunities, 
developing strategic design, mentoring the execution and assessing success.

Work Streams in Context

Strategy 1:

Establish a working group of design teams.

Invite 18-24 design team captains to lead the 
working group.

Delineate the larger local and global landscape in 
which projects take place .

Develop criteria for selecting and development 
high impact projects.

Design a strategic plan for investing, funding, and 
launching high impact projects.



Objectives

Work Streams in Context

Produce tools, forums, and new business models for increased collaboration and partnership on 
complex challenges that can create high impact value.

Strategy 2:

Open a Community Action Lab as a Nexus North Design 
Studio and social movement headquarters for action.

Develop a model for successful strategic partnerships for 
shared value creation - from a fiscal, business, cultural, and 
operational perspective.

Create a Nexus North multi-stakeholder change handbook for 
sustainable living that codifies for new members, partners, and 
participants how to engage with the movement.

Communicate, celebrate, and aid in launching high impact 
projects.

Develop assessment tools to track and document success and 
feedback for improvement.

Nexus North Year 2 & 3



Objectives

Work Streams in Context

Build the capacity of a highly selective working group of 18-24 members with an unprecedented 
sustainability and innovation leadership training year-long “fellowship program”.

Strategy 3:

Establish the Nexus North Fellowship as a 3 part, 10-
month leadership training, experiential learning, and 
relationship development opportunity.

Engage the Co-Captains of the Design Teams + 
Sponsorship representatives as the 18-24 Nexus North 
“Fellows”.

Empower the NN Fellows as “ambassadors” in the 
community, in industry, and in selective opportunities to 
forge new partnerships on behalf of the movement and 
the high impact projects.

Bring global talent, global brands, and unexpected alliances 
into a revolving doorway of opportunities for the NN 
Fellows.

Nexus North Year 2 & 3



Objectives

Work Streams in Context

Launch a Nexus North brand and communications campaign that tells the story of what is 
unfolding and acts as a call to action to create a global model for sustainable living.

Strategy 4:

Build a Nexus North identity, a brand, and a series of assets for 
global communication.

Launch a Nexus North website to share the story, create a 
platform for information, and support socialization of new ideas 
and emerging participants of the movement.

Produce and publish a Nexus North book on the process, case 
studies, and manifesto-like vision on the North Star of creating a 
Globally Relevant Model for Sustainable Living.

Produce a Nexus North Exposition as part exhibition, part trade 
fair as project showcase, part branding and communications 
strategy for creating cultural change.

Design and Distribute quarterly briefings on Nexus North 
activities as well as an Annual Report.

Nexus North Year 2 & 3



Objectives

Work Streams in Context
Increase the membership, participation, and affiliations in Nexus North as a cross-sector multi-
stakeholder collaboration network.Strategy 5:

Host a series of Recruitment Dinners in Toronto, Calgary, 
Edmonton, Vancouver, New York City, Los Angeles, Chicago, 
Washington DC, and San Francisco.

Launch the inaugural, annual Nexus North Gala at the Banff 
Center for 500 participants.

Codify the levels of engagement to clearly create in-roads for 
participation as a portfolio of membership, partnership, affiliate, 
design team member, etc.

Go public with a series of press releases and announcements to 
share with the wider public as well as offer a call to action.

Establish the Nexus North Advisory Group.

Nexus North Year 2 & 3



Nexus North Year 1

Conoco Philips           $150k
Nexen                         $150k
Statoil                         $150k
Suncor                        $150k
The Epic Decade        $650k

OSDG                           $50k
Innovation Expedition  $100k

Nexus North Year 2 (under development & negotiation)

Nexus North Membership

Founding Sponsors

Supporting Sponsors

Founding Sponsors
5 @ $250k

Year 1 Total Budget: $2M

Cash + In-Kind      $1.4M

Conoco Philips      $250k
Nexen                    $250k
Statoil                    $250k
Suncor                   $250k
The Epic Decade   $250k

RMWB                  
Shell
Syncrude
Echo Lab Water 
American Express
PepsiCo
Brookings Institute
BP

Lead Members
10 @ $150k

Year 2 Total Projected Budget: $2.5M

Engaged Group Potential Value as of June 15: $2.25M

July 1, 2012 to June 30, 2013 July 1, 2013 to June 30, 2014

Sample Target Membership Group

IBM
Autodesk
Alberta Innovates
Husky                    
Cenovus
GE  
ATCO
RBC                     
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Subject: Nexus North Sponsoring Membership  

APPROVALS: 
Glen Laubenstein, Chief Administrative Officer 

 
Administrative Recommendation: 
 
That the Regional Municipality of Wood Buffalo allocate funding of $100,000 from the Chief 
Operating Officer’s approved 2013 operating budget, the 2013 corporate operating budget 
surplus or the Emerging Issues Reserve, respectively, for the purpose of obtaining Nexus North 
membership for 2013.  
 
Summary:  
 
Administration recommends the Regional Municipality of Wood Buffalo become a member of 
Nexus North.  This partnership will require a financial contribution of $100,000 for 2013. 
 
Background: 
 
The Nexus North Leadership team has been organized by Epic Decade and Innovation staff.  
Membership and sponsors include: American Express, PepsiCo, Walt Disney Company, Conoco 
Philips, Nexen, Statoil, Suncor, and Oil Sands Discovery Group.  Nexus North began in the Fall 
of 2012 with a salon held at Rhode Island.  A follow-up salon was held in May 2013 at 
MacDonald Island including members of the Municipality, local not-for-profits, industry, local 
schools, and Keyano. 
 
Nexus North has elevated stakeholder engagement through collaborative experiences, mentoring 
key leaders, creating social forums to share multiple stakeholder interests, preparing strategy 
documents and presentations, and the creation of a network coalition and recruitment of 
participants in the network. The year culminated in a North Star vision for Wood Buffalo to 
become a global model of sustainable living, and in the development of frameworks by 
community and thought leaders, that together create a means to achieve this goal. 
 
A key component of the Nexus North Leadership team is the involvement and sponsorship of the 
Regional Municipality of Wood Buffalo. 
 
Nexus North has realized that Regional Municipality of Wood Buffalo will be a key component 
to the success of this global network and model of sustainable living.  The Epic Decade and 
current projects including City Centre, Regional Recreation Corporation, transportation and the 
Wood Buffalo Regional Structure Action Strategy all require a global interaction and 
collaboration from not only local industry and stakeholders but from a global network of industry 
and stakeholders. 
 

COUNCIL REPORT 
Meeting Date:  July 9, 2013   



COUNCIL REPORT – Nexus North Sponsoring Membership 
 

2 / 2 

Wood Buffalo is recognized internationally and globally as Canada’s future economy.  Global 
collaboration heightens a positive image for our region and extends growth opportunities. 
 
Rationale for Recommendation: 
 
Nexus North is a multi-stakeholder collaboration network that will work together to create a 
framework to attain a global model of sustainable living for the region.  Global collaboration 
heightens a positive image for our region and will extend growth opportunities. 
 
Municipal participation will leverage significant partnerships to support the following: 
 

• The realization of high impact projects and initiatives, including the identification, 
selection, development and funding of significant impact projects.    

• Produce tools, forums, and new business models for collaboration and partnership on 
complex challenges that can create high impact value. 

• Build the capacity of a highly selective working group, developing the capacity of 
working group leaders, and guide their efforts. 

• Increase the membership, participation, and affiliations in the Regional Municipality of 
Wood Buffalo as a cross-sector multi-stakeholder collaborative network.  

 



  
 
 

5. Public Hearing re: Land Use Bylaw Amendment – Bylaw No. 13/023 –  
    Real Martin Drive Cemetery – Portion of NE ½  
    14-89-10 W4M 
 

 
 A. Introduction from Administration and Opening Statement 

• Claire Woodside, Planning and Development 
 

 B.  Written Presentations  
• None Received  

 
 C. Verbal Presentations 

• None Requested 
 

D. Other Verbal Presentations (Time Permitting and with Consent of 
Council) 

 
 E. Questions of Council 
 
 F. Closing Statement from Administration 
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Subject: Bylaw No. 13/023 – Land Use Bylaw Amendment –  
Real Martin Drive Cemetery – Portion of NE ½ 14-89-10 W4M 

APPROVALS: 
Bruce Irvine, Director 

Brian Makey, Chief Operating Officer 
 
Administrative Recommendations: 
 

1. THAT Bylaw No. 13/023, being a Land Use Bylaw Amendment for a portion of NE ½ 14-
89-10 W4M, be read a second time. 
 

2. THAT Bylaw No. 13/023 be read a third and final time. 
 
Summary: 
 
An application has been received to amend the Land Use Bylaw to redesignate a portion of NE ½ 
14-89-10 W4M from Environmental Preservation District (EP) to Public Services District (PS).  
The purpose of the amendment is to allow for the development of a municipal cemetery. 
 
The authority to amend the Land Use Bylaw is vested with Council under the Municipal 
Government Act. 
 
Background: 
 
The Cemetery Master Plan approved by Council in 2009 identified the need for a new urban 
cemetery by 2013.  The Real Martin Drive site (Schedule A) was identified for a new cemetery 
after a lengthy site selection process, and analysis of potential sites. A number of technical 
studies have been completed to support the development of the cemetery in this location.  A 
geotechnical analysis was completed to confirm that the soil and groundwater are acceptable for 
the purposes of cemetery, and a traffic study was undertaken to determine if traffic access could 
be provided off Real Martin Drive and the impact it would have on traffic on Real Martin Drive. 
The site has been reviewed and approved by the local Environmental Health office as suitable for 
cemetery development. 
 
In May 30, 2013 the Municipality acquired the subject property from the Government of Alberta. 
Three public engagements have been held regarding the new cemetery site, the most recent on 
January 17, 2013.   One concern identified was the potential loss of the natural area facing 
residents; however, a wooded buffer will be maintained between the cemetery and Real Martin 
Drive to visually block the cemetery from Wood Buffalo Estates.  There have also been some 
concerns raised on the suitability of this site; however, technical studies have determined that the 
site is suitable for the development of a cemetery. 
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COUNCIL REPORT - Bylaw No. 13/023 – Land Use Bylaw Amendment - Real Martin Drive Cemetery –    
Portion of NE ½ 14-89-10 W4M 

 
This property is currently designated as Public Open Space/Natural Area in the Real Martin 
West Area Structure Plan (Bylaw 05/003), and as Open Space in the Municipal Development 
Plan (11/027).  Both the Area Structure Plan and Municipal Development Plan support the 
development of a cemetery in this location. 
 
Rationale for Recommendations: 
 
Administration supports the proposed amendment to the Land Use Bylaw, as it will allow for the 
development of a municipal cemetery that will meet the needs of the community for the next 30 
to 60 years.  The cemetery will offer a local place of interment, and will contribute to the quality 
of life in the community by providing a park-like environment, integrated into the community’s 
open space system.   
 
Attachment: 
 
1. Bylaw No. 13/023 
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Attachment 1 

BYLAW NO. 13/023 
 
 

BEING A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO 
AMEND LAND USE BYLAW N0. 99/059 
 
WHEREAS Section 639 of the Municipal Government Act, R.S.A., 2000, c.M-26 and 
amendments thereto authorizes Council to enact a bylaw adopting a Land Use Bylaw. 
 
AND WHEREAS Section 191(1) of the Municipal Government Act, R.S.A., 2000, c.M-26 and 
amendments thereto authorizes Council to adopt a bylaw to amend a Land Use Bylaw. 

 
NOW THEREFORE, the Council of the Regional Municipality of Wood Buffalo, in the 
Province of Alberta, in open meeting hereby enacts as follows: 
 
1. Land Use Bylaw No. 99/059 is hereby amended by redesignating a portion of NE ½ 14-

89-10 W4M from Environmental Preservation District (EP) to Public Services District 
(PS), as depicted in Schedule A. 
 

2. The Chief Administrative Officer is authorized to consolidate this bylaw. 
 
3.  This bylaw shall be passed and become effective when it receives third reading and is 

signed by the Mayor and Chief Legislative Officer. 
 
READ a first time this 25 day of June, A.D 2013. 

READ a second time this _______________ day of ________________, A.D. 2013. 

READ a third and final time this _______________ day of ________________, A.D. 2013. 

SIGNED and PASSED this _____________ day of ___________________, A.D. 2013. 

 
 
       ______________________________ 
       Mayor   
 
       ______________________________ 
       Chief Legislative Officer 
 

 
 



 



  
 
 

6. Public Hearing re: Conklin Area Structure Plan – Bylaw No. 13/024 
 

 
 A. Introduction from Administration and Opening Statement 

• Greg Evangelatos, Planning and Development 
 

 B.  Written Presentations  
• None Received 

 
 C. Verbal Presentations 

• Member of Conklin Resource Development Advisory Committee, in 
support 

 
D. Other Verbal Presentations (Time Permitting and with Consent of 

Council) 
 
 E. Questions of Council 
 
 F. Closing Statement from Administration 
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Subject: Bylaw No. 13/ 024 – Conklin  Area Structure Plan  

APPROVALS: 
Bruce Irvine, Director 

Brian Makey, Chief Operating Officer 

 
Administrative Recommendation: 
 
1. THAT Bylaw No. 13/024, being the Conklin Area Structure Plan, be read a second time. 
 
2. THAT Bylaw No. 13/024 be read a third and final time.   
 
Summary: 
 
The proposed Conklin Area Structure Plan is a long-term plan (up to 20 years) to guide and 
facilitate sustainable growth and development in Conklin. The proposed Area Structure Plan 
(ASP) will replace the existing Hamlet of Conklin Area Structure Plan (Bylaw No. 02/061) as 
the key policy document. The authority to adopt an Area Structure Plan is vested with Council 
under the Municipal Government Act.  
 
Background: 
 
The Hamlet of Conklin, located approximately 160 kilometres south of Fort McMurray, with a 
population of 318 people (2012 Municipal Census) has been experiencing development and 
growth pressure in the last decade as a result of surrounding oil sands developments. These 
pressures have increased significantly with new and proposed oil sands operations and related 
activities, such as project accommodations locating in close proximity to the hamlet.  
 
Since 2010, the Municipality has been working closely with Conklin residents, the business 
community, and community organizations such as the Conklin Resource Development Advisory 
Committee (CRDAC), Conklin Community Association, and local Métis association, as well as 
key stakeholders such as the Government of Alberta and surrounding industries to prepare the 
new Conklin Area Structure Plan.  
 
Through the public engagement process, community members identified considerable challenges 
in preserving the hamlet’s natural environment and maintaining traditional uses in areas deemed 
significant to the community (namely Christina Lake, the Jackfish River, and the Wassassi Day-
use Area). Inadequate housing supply, lack of industrial and commercial land for local business 
expansions, as well as pedestrian safety issues were some of the other challenges identified.  
 
Budget/Financial Implications: 
 
The creation of the Conklin ASP has been funded through the Planning and Development 
Operating Budget.  
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Rationale for Recommendation: 
 
The proposed Conklin Area Structure Plan is consistent with the Municipal Development Plan’s 
(MDP) directions and strategies for growth and development in the region.  
 
Adopted in 2011, the MDP established the overarching strategy to “Accommodate Balanced 
Growth in Conklin.” Despite the growth pressures experienced, the MDP identifies the Hamlet 
of Conklin as one of the rural communities to accommodate modest population growth while 
promoting a variety of land uses (MDP Direction C.2). This modest growth, which is interpreted 
to be in line with anticipated natural growth, would be accommodated in the hamlet while 
encouraging the evolution of the community to be more complete over time, capable of offering 
residents opportunities to work, live, play and shop in accordance to their daily needs.  
 
The proposed Conklin Area Structure Plan addresses key concerns raised though the extensive 
public consultation process, such as the desire to preserve environmentally sensitive lands, 
maintain the existing pattern of residential development, and provide for additional residential, 
commercial and industrial lands.  
 
These issues are addressed through the principles and objectives developed through the public 
consultation process, which forms the basis for policies reflected in the proposed Area Structure 
Plan. The six principles are as follows:  
 
1. Preserve and Protect the Natural Environment and the Culturally Significant Area 
2. Conserve and Enhance the Existing Development Pattern 
3. Promote Community Safety 
4. Enhance Local Recreational Opportunities  
5. Create Opportunities for Local Economic Activities  
6. Provide Infrastructure that Meets Rural Services 
 
The proposed ASP also provides a more specific Generalized Land Use Concept that reflects the 
desired future development pattern in the community. Policies in the proposed Conklin ASP 
provide guidance to Council and Administration regarding development in the community. This 
ASP, if adopted, will facilitate the corresponding update of the Land Use Bylaw for the Hamlet of 
Conklin and guide sustainable growth and development in the area.  
 
Administration supports the proposed Area Structure Plan and recommends that Bylaw No. 
13/024 be given second and third readings. 
 
Attachments: 
1. Bylaw No. 13/024 
2. Area Structure Plan Context Map 



Attachment 1 

BYLAW NO. 13/024 
 
BEING A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO 
TO ADOPT THE CONKLIN AREA STRUCTURE PLAN 
 
WHEREAS Section 633 of the Municipal Government Act, R.S.A., 2000, Chapter M-26 and 
amendments thereto authorizes Council to enact a bylaw adopting an Area Structure Plan. 
 
NOW THEREFORE, the Council of the Regional Municipality of Wood Buffalo, in the 
Province of Alberta, in open meeting hereby enacts as follows: 
 
1. Bylaw No. 13/024, being the Conklin Area Structure Plan as set out in Schedule A, is 

hereby adopted. 
 
2. Bylaw No. 02/061 and all amendments thereto is hereby repealed. 
 
3. This bylaw shall be passed and become effective when it receives third reading and 

being signed by the Mayor and Chief Legislative Officer. 
 
 
READ a first time this 25 day of June, A.D. 2013. 

READ a second time this _______________ day of _________________, A.D. 2013. 

READ a third and final time this _______________ day of ______________, A.D. 2013. 

SIGNED and PASSED this ______________ day of _________________, A.D. 2013. 

 

 

 

       _______________________________ 
       Mayor 
 
       _______________________________ 
       Chief Legislative Officer 
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Welcome sign at Conklin Community Centre
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THE ASP’S PURPOSE
The Conklin Area Structure Plan (ASP/the Plan) is a statutory document prepared in accordance with the Municipal 
Government Act (R.S.A. 2000) that will guide land use and development in the Conklin area. The Conklin Area Structure 
Plan is intended to:

• Establish policies that promote orderly and sustainable land uses in the area; and 

• Integrate existing and future infrastructure requirements with generalized land uses. 

Although the plan is designed for the long term (up to 20 years), it will be reviewed every fi ve years as a minimum and 
be updated as needed to ensure it remains relevant to existing conditions. 

2010 Community Engagement Session
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Hamlet of Conklin Aerial View in 2008

PART 1: SETTING THE STAGE 
This section sets the context for the Conklin Area Structure Plan. It provides a summary analysis of the community’s existing information and discusses 
the planning and policy framework, which includes key regional infl uences as well as the Municipal Development Plan’s strategic directions for the 
community’s future. 
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THE HAMLET OF CONKLIN
Conklin is located at the confl uence of Christina Lake and the Jackfi sh River, approximately 160 km southeast of Fort 
McMurray. Christina Lake, which is at the northeastern end of the Hamlet, plays a number of important functions. It 
provides fi sh and wildlife habitat, maintains watershed and water quality functions, and provides recreation opportunities.  

The lake and its associated tributaries, including the Jackfi sh River and Birch Creek, are greatly valued by the 
community. The predominantly Métis population appreciate the lake and its surroundings for their ecological value, 
cultural signifi cance, and the opportunities they provide for practicing traditional land use, including harvesting berries 
and culturally important roots and medicines. 

In recent years, the Hamlet has experienced a decline in traditional use, including harvesting and hunting, due to 
the increasing number of oil and gas developments and forestry in the surrounding area. Infrastructure investment, 
including roadways and power lines, is also contributing to the decline. This Area Structure Plan (ASP) seeks to reconcile 
the community’s desire to preserve the character of the Hamlet with the reality of increasing pressures of industrial 
development occurring in close proximity.

WHAT’S IN A NAME?

Christina Lake and the river originating from it were named to honour Christine Gordon, a Scotswoman, 
who was the fi rst white woman to make a permanent home in Fort McMurray. Miss Gordon was a fur trader 
operating in competition with the Hudson‘s Bay Company.
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CONKLIN OVERVIEW
Regional Infl uences  
Conklin is located in “bitumen alley,” an area characterized by signifi cant oil sands deposits. Development is occurring 
in the form of in situ projects, commonly known as Steam Assisted Gravity Drainage (SAGD). Although SAGD operations 
consume less land than open pit mining operations, the increasing number of projects in the area continues to fragment 
the land and cumulative effects are putting signifi cant pressure on the natural environment. Presently, there are more 
than 10,000 project accommodation beds (existing and approved capacity) within a 30 km radius of Conklin and more 
growth is projected for this region (See Map 2 for Sub-Regional Context).

The ASP area
Highway 881 connects the Hamlet of Conklin to the Urban Service Area of Fort McMurray to the north and Lac La 
Biche County to the south. The closest community is the Hamlet of Janvier, which lies 30 km northeast of Conklin along 
Highway 881. The ASP area encompasses approximately 3,000 hectares (ha) with Christina Lake and the Jackfi sh River 
defi ning the eastern end and Highway 881 traveling through the western portion. Throughout this document, the term 
“ASP area” will be used to describe the Hamlet and the wider area as shown on Map 1. The term “Hamlet” refers to 
the legally defi ned boundary for the Hamlet of Conklin. 
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MAP 2: SUB-REGIONAL CONTEXT MAP
The Sub-regional Context Map illustrates the location and capacity of surrounding accommodations, as well as surrounding oil sands agreements 
by the industry. This map is not meant to be interpreted and amended on a site specifi c basis. Areas have been generalized and are only 
approximate.
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EXISTING CONDITIONS 

Environment 
Situated in the extensive drainage basin of Christina Lake, the majority of the land in the ASP area exists in its natural 
forested state, although some fragmentation has occurred due in part to development associated with the oil and 
gas industry (e.g., seismic lines and pipeline corridors) and infrastructure (e.g., road and power lines). Due to the high 
water table, a large portion of the ASP area is poorly drained. The poorly drained areas, located along the northern 
and southern boundaries of the ASP area and east of the railway tracks moving towards Christina Lake, are a signifi cant 
development constraint. Higher quality land more suitable for development is located on the better drained ground in 
the central western portion of the ASP area (See Map 3: Environmental Constraint Map on Pg.14).

Society 
Between 2000 and 2004, the population of Conklin remained relatively stable at around 215 people according to the 
municipal censuses. Since then, the Hamlet has experienced a growth of more than 50% to 318 people in 2012. Much 
of this growth is due to temporary workers moving to the Hamlet for industry and construction related employment. 

The majority of residential development takes the form of single detached housing or manufactured homes on large 
lots averaging 1 hectare (ha), that is 2.5 acres. Residents value the rural character of their community and would prefer 
future residential development to respect the existing development pattern.

Currently, recreational facilities consist of a small park, a small playground, an ice rink, a baseball diamond, and two 
indoor gyms (one at the community centre and one at the school). The community desires a centrally located natural 
park where they can take advantage of nature for outdoor recreation activities throughout the year.

Culture 
According to Alberta Culture and Community Spirit, the shoreline area of Christina Lake has potential for Historical 
Resources Value (HRV) with values ranging from 4 to 5. This means the area either contains or is believed to contain 
a historic resource that may require avoidance from development (See Glossary of Terms for detail HRV breakdown). 
Conklin residents have also identifi ed the shoreline and the associated Wassassi area as having strong historical and 
cultural signifi cance to their community.   
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Public Service 
Institutional uses located at the intersection of Northland Drive and Christina Lake Drive form the basis of the Hamlet’s 
Community Core. Existing institutional uses include a community centre, elementary school, and volunteer fi re 
department. 

The existing two cemeteries located north of Christina Lake Drive are already at capacity. Studies are currently underway 
to examine the possibility of expanding one of the cemeteries situated north of Christina Lake Drive in proximity to 
the Community Core. 

Economy 
Existing commercial development at the corner of Highway 881 and Northland Drive provides convenience and 
hospitality services to local residents, travellers, and surrounding industry workers. Christina Lake Lodge, located on the 
northern shore of Christina Lake, east of the Jackfi sh River, provides accommodation for industry workers throughout 
the year and campground services to the public during the summer season. Residents desire local commercial and 
retail services, such as a small corner store and post offi ce, to be more centrally located in the Hamlet. Residents also 
expressed their interests in setting up their own home businesses, such as bed and breakfasts or home offi ces. 

Some light industry exists along the south side of Northland Drive, at the gateway to the Hamlet. More industrial lands 
in appropriate locations are needed, as there is a desire from business owners and entrepreneurs to expand local 
business opportunities providing goods and services to the surrounding oil and gas industry. 

Infrastructure
In terms of existing infrastructure, the water treatment plant and sewage lagoon are both at capacity. Potable water 
is delivered and waste water is removed by truck haul. A new water treatment plant, located on Northland Drive 
approximately 1.5 km from the intersection of Highway 881, is expected to be in operation by the end of 2013. A 
municipal solid waste transfer station (previously a municipal landfi ll) is located west of Highway 881 on Northland 
Drive (Leismer Road), servicing both the Hamlet and the surrounding industry.  
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MAP 4: SOCIAL INFRASTRUCTURE MAP
The Social Infrastructure Map illustrates the location of existing public services, recreation facilities, and landmarks in the ASP area. This map is 
not meant to be interpreted and amended on a site specifi c basis. Areas have been generalized and are only approximate.
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MAP 5: PHYSICAL INFRASTRUCTURE MAP
The Physical Infrastructure Map illustrates the existing infrastructures. This map is not meant to be interpreted and amended on a site specifi c 
basis. Areas have been generalized and are only approximate.
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PLANNING AND POLICY FRAMEWORK
Municipal Government Act (MGA) 
The MGA enables municipalities to prepare statutory plans, such as Area Structure Plans (ASPs), and sets out the 
minimum requirements that the statutory plan should address (MGA Section 633). The Act mandates that all statutory 
plans adopted by a municipality be consistent with each other (MGA Section 638). 

Municipal Development Plan (MDP)
The Municipal Development Plan (Bylaw No. 11/027), as adopted by Council in 2011, guides how the Municipality 
manages resources and provides overall direction for sustainable growth for the next 20 years. The Municipality wants 
to ensure a healthy and vibrant region that will thrive for generations to come. This ASP builds on the policy framework 
of the MDP, while providing more specifi c direction in the ASP area with added community and stakeholder input. 

MDP Direction C.2.1 “Accommodate balanced growth in Conklin” outlines the following:

“Despite the increasing demands for development, the Municipality will support modest growth in Conklin. The 
existing development pattern of single family residential will be respected as limited new residential areas are 
added. A range of housing choices will be encouraged near the Community Core to satisfy the needs of all ages 
and income levels. Highway commercial and light industrial uses will be encouraged to the west of Highway 881 
while neighbourhood commercial uses will be supported in the Community Core to create opportunities for local 
business and neighbourhood services. Future development in Conklin will ensure protection of water sources 
and areas deemed signifi cant to the community such as Christina Lake, the Jackfi sh River, and Wassassi Park. 
Development along watercourses will be restricted.”

This ASP aligns with this direction in the MDP.

Adjacent Area Structure Plans
The Highway 63/881 Corridor Area Structure Plan area is at the west side of the Conklin Area Structure Plan area along 
the Highway 881 corridor. This ASP aligns with the Highway 63/881 Corridor Area Structure Plan (Bylaw # 07/050), and 
thus does not require amendment. 

Land Use Bylaw (LUB)
The LUB (No. 99/059) identifi es the following land use districts in the Hamlet of Conklin: Business Industrial (BI), 
Environmental Preservation (EP), Hamlet Commercial (HC), Hamlet General (HG), Hamlet Residential (HR), Parks and 
Recreation (PR), Public Service (PS), and Urban Expansion (UE). 
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The Conklin ASP aims to balance the four pillars of sustainability in terms of physical land use planning. Paying attention 
to and fi nding the right balance between each pillar, enables land use planning and development to move forward 
in achieving the regional goal of sustainability and creating a more balanced and livable area. The following section 
outlines the four pillars and the associated guiding principles used in the development of this ASP’s policies and land 
use framework. These principles were derived from the Conklin vision and align with those identifi ed in the MDP. Due 
to the interconnected nature between each of the pillars, certain guiding principles overlap.  

Environment 
The relevant principles are:

• Preserve and protect the natural environment and the culturally signifi cant area

Society 
The relevant principles are:

• Conserve and enhance the existing development pattern

• Promote community safety 

• Enhance local recreational opportunities 

ACHIEVING SUSTAINABILITY IN CONKLIN 

Sustainability can mean different things to different people. The Municipality’s understanding of sustainability is derived 
from the Statement of Sustainability, fi rst set out in Envision Wood Buffalo and then adopted in the MDP. 

Statement of Sustainability
“We value living in a region that is safe, healthy, inclusive of all residents and provides local opportunities. We have a strong economy, 
a healthy environment, a rich culture and an abundance of social capital that together form the pillars of sustainability and contribute 
to quality of life and well-being. We strive to fi nd balance in our economic, environmental, cultural and social systems and to live within 
their natural limits. We make decisions that refl ect an understanding of the interdependence of these systems and consider residents’ 
long-term needs to ensure the resources of today are sustainable into the future.”
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This vision for Conklin, as expressed by residents, provides a picture of what the Hamlet would look like in the future. It 
provides direction for the orderly and sustainable future development of the area; one that balances land use changes 
with the community’s desire to protect and preserve the natural environment and to celebrate its cultural heritage.

CONKLIN’S VISION 

“Conklin is a close-knit rural community proud of its aboriginal cultural heritage.  While the economic growth of 
the oil sands develops around us, we are dedicated to enjoying and protecting the natural landscape, traditional 
areas and sacred places.  Our community is safe, appropriately serviced and provides opportunities to live, work 
and play close to home.”

17

Culture 
The relevant principles are:

• Preserve and protect the natural environment and the culturally signifi cant area

• Enhance local recreational opportunities

Economy 
The relevant principles are:

• Create opportunities for local economic activities

• Provide infrastructure that meets rural services
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PART 2: ACHIEVING THE VISION
This section outlines a plan for achieving the Community Vision developed during the Area Structure Plan process. Approaches to develop Conklin 
in a sustainable manner are outlined as key principles, objectives, and policies. 

Christina Lakeshore view from Wassassi Area
18
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THE ASP PRINCIPLES
The region around Conklin will continue to see growth of oil sands development along with industrial and commercial 
activities that support this growth; however, the Hamlet of Conklin itself will see steady but limited new development. 
The main emphasis for future development will be a more focused and walkable Community Core and the provision of 
additional employment lands within the Hamlet boundaries. 

Other objectives include the provision of additional residential developments to accommodate projected future growth; 
the preservation of natural beauty, ecosystems and the culturally signifi cant area along Christina Lake, the Jackfi sh 
River, and the Wassassi area; as well as the enhancement of local recreational uses in proximity to the Community Core. 

The following six principles will guide the future growth and development in the Hamlet of Conklin:

• Preserve and Protect the Natural Environment and the Culturally Signifi cant Area 

• Conserve and Enhance the Existing Development Pattern

• Promote Community Safety

• Enhance Local Recreational Opportunities

• Create Opportunities for Local Economic Activities 

• Provide Infrastructure that Meets Rural Services

19
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PRINCIPLE 1: PRESERVE AND PROTECT THE NATURAL 
ENVIRONMENT AND THE CULTURALLY SIGNIFICANT AREA
The natural environment of the ASP area is primarily defi ned by the 
Christina Lake drainage basin. Much of the undeveloped area remains 
in its original forested state, occurring both on the higher dry ground 
to the west and lower muskeg areas to the east. The relationships 
between and within these ecosystems are fragile. With increasing 
pressure due to industrial activities on all sides of the ASP area, it is 
important to preserve the ecological function of the drainage basin 
and prevent further fragmentation of the natural landscape. Areas 
of particular interest include the Christina Lake shoreline along with 
the Jackfi sh River riparian zones. The interconnectedness of the 
watershed requires similar protective measures for the bank of the 
Jackfi sh River and associated tributaries.  

The shoreline areas of Christina Lake, which potentially hold 
archaeological resources, should be preserved for their environmental, 
historical, and aboriginal cultural value. Along the shoreline, 
vegetation is largely intact and provides an important habitat for 
fl ora and fauna.  These areas have been, and continue to be, used 
by local residents for harvesting traditional foods and medicines. The 
residents of Conklin have also identifi ed Wassassi as an area having 
cultural signifi cance for the community. The Government of Alberta 
generally owns and is responsible for managing the beds and shores 
of water bodies. To prevent greenfi eld development that fragments 
the natural landscape, future subdivision and development in the ASP 
area are to be directed to the appropriate locations according to the 
Generalized Land Use Concept Map. 

Objective 1.1: Protect Christina Lake, the Jackfi sh 
River, and associated tributaries 

In the ASP area:

Policy 1.1.1 A minimum building setback of 100 metres shall be 
required from the shoreline along Christina Lake and the Jackfi sh 
River.

Policy 1.1.2 A minimum building setback of 30 metres shall be 
required from the top of banks along Birch Creek.

Policy 1.1.3 A minimum building setback of 15 metres shall be 
required from the top of banks of all other water bodies. Further 
investigations, such as geo-technical reports and environmental 
site assessments shall be required to verify potential constraints to 
development on a more site specifi c basis.

Policy 1.1.4 Walking trails and simple structures/equipment 
associated with day use activities (e.g., picnic tables) may be allowed 
in the recommended setback, subject to the Municipality’s discretion, 
where such uses are not deemed to create negative impacts on 
natural habitats or impediments to fl ood waters.

Policy 1.1.5 The setbacks provided for in policies 1.1.1, 
1.1.2 and 1.1.3 may be varied based on an applicant prepared 
environmental impact assessment that addresses the suitability of the 
proposed development for the proposed site, reviews its potential 
environmental and social impacts, and identifi es actions necessary to 
mitigate impacts on the natural environment and traditional land uses 
in the area.

Policy 1.1.6 Expansion of existing development in the setback 
areas may be allowed provided that policy 1.1.5 is adhered to by the 
applicant. 
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2012 Aerial photo of Wassassi day use area 

Objective 1.2: Protect the Culturally Signifi cant Area 

In areas identifi ed as Culturally Signifi cant: 

Policy 1.2.1 Local recreational and cultural activities related to 
traditional, ceremonial, or educational purposes will be allowed, 
subject to the Municipality’s discretion. 

Policy 1.2.2 Only simple and/or temporary structures, such as 
teepees, display boards and walking trails for traditional, ceremonial 
or educational purposes shall be allowed.

Policy 1.2.3 Linear developments, such as pipeline corridors, 
hydro corridors, and seismic lines that compromise the ecological or 
cultural integrity of the area (e.g., fragmenting the natural landscape 
and habitat) will not be supported. In such case where an alternative 
route is not possible, energy and utility companies will be encouraged 
to share existing pipeline and utility corridors.

Objective 1.3: Preserve the areas of Open Space from 
premature development  

In the ASP area: 

Policy 1.3.1 Future subdivision and development shall be 
consolidated into those areas designated for appropriate uses as 
shown on the Generalized Land Use Concept Map.

In areas identifi ed as Open Space: 

Policy 1.3.2 Development shall not be permitted until land 
designated for developments within the ASP area has been built out 
for its intended purposes, as shown on the Proposed Development 
Sequencing Map.  

2012 Aerial photo of Christina Lake Drive, Jackfi sh River and Christina Lakeshore
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MAP 6: PRINCIPLE 1 MAP
The following map illustrates the proposed land uses, overlay, and setback policies under Principle 1: Preserve and Protect the Natural 
Environment and the Culturally Signifi cant Area. Areas have been generalized and are only approximate.
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PRINCIPLE 2: CONSERVE AND ENHANCE THE EXISTING 
DEVELOPMENT PATTERN
Most residential development in Conklin is nestled amongst boreal 
forests, within walking distance to Christina Lake. The Lake and its 
associated water courses are important features of the environment 
and frame the desired lifestyle of the residents. The shoreline of 
Christina Lake has not been disturbed by residential development, 
although some commercial activity (i.e., lodge and campground) is 
located on the northwestern shore. 

Areas in Conklin with good drainage are limited and should therefore 
be prioritized for future residential development to meet the needs 
for future growth. Greenfi eld residential developments should 
respect the existing development pattern and are to be located on 
dry grounds located at higher elevations to the west of the existing 
Hamlet development. Future subdivision and development should 
demonstrate sound environmental practices, which may include, 
but are not limited to, green infrastructure, energy effi cient building, 
building orientation, design, landscaping, and integration with the 
natural landscape.

Locating housing within close proximity to the school and community 
centre can support a lively central area and bring residents closer to 
amenities. Access to more affordable housing is needed and may be 
achieved through residential developments on smaller lots. 

Objective 2.1: Maintain the development pattern in 
existing residential areas 

In the ASP area:

Policy 2.1.1 Development of project accommodations and 
structures that are intended to be used for such purposes shall be 
prohibited. 

Policy 2.1.2  Proposed subdivision and development will be 
evaluated based on the criteria established by the Municipality, which 
include but are not limited to proposed density (e.g., people per unit), 
planned site development for parking, submission of Environmental 
Assessment, Traffi c Impact Assessment, and Outline Plan showing all 
proposed phases and future uses. 

In areas identifi ed as Hamlet Residential along Pine Lane, Poplar 
Drive, and Christina Lake Drive:

Policy 2.1.3 Only manufactured homes, single, and semi-
detached residential development that is consistent with the existing 
character and density of the Hamlet shall be allowed.

Policy 2.1.4 Residential development shall maintain a minimum 
lot size of 0.4 ha (1.0 acre).
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Objective 2.3: Encourage future developments to 
incorporate sustainable building practices

In the ASP area: 

Policy 2.3.1 Subdivision and development will be encouraged 
to demonstrate sound environmental practices. These may include, 
but are not limited to, green infrastructure, energy effi cient building, 
building orientation, design, landscaping, and integration with the 
natural landscape.

Policy 2.3.2 Appropriate studies such as geotechnical reports 
and environmental assessments prepared by accredited professionals 
shall be required for any proposed subdivision and development, 
which includes or is adjacent to environmentally sensitive areas 
(e.g., wetland, muskeg, and land adjacent to water courses). Specifi c 
requirements for these studies will be established by the Municipality 
on a case by case basis. 

Objective 2.2: Provide a range of housing choices 

In areas identifi ed as Community Core:

Policy 2.2.1 Semi-detached residential development that is 
consistent with the existing character will be encouraged.

Policy 2.2.2 Housing for seniors will be encouraged in proximity 
to community facilities and amenities. 

In areas identifi ed as Future Country Residential:

Policy 2.2.3 Only manufactured homes and single-detached 
residential development that are consistent with the existing character 
and density of the Hamlet shall be allowed. 

Policy 2.2.4 Residential development shall maintain a minimum 
lot size of 1.0 ha (2.5 acres).

Policy 2.2.5 An Outline Plan shall be required for the proposed 
residential subdivision and development west of Poplar Drive, 
as identifi ed in the Generalized Land Use Concept Map. Specifi c 
requirements for the Outline Plan will be established by the 
Municipality.

In areas identifi ed as Future Hamlet Residential:

Policy 2.2.6 Manufactured homes, single, and semi-detached 
residential development that is consistent with the existing character 
and density of the Hamlet shall be allowed.

Policy 2.2.7 Residential development shall maintain a minimum 
lot size of 0.4 ha (1 acre).

Policy 2.2.8 An Outline Plan shall be required for all proposed 
residential subdivisions and developments west of Pine Lane and 
north of Northland Drive, as identifi ed in the Generalized Land Use 
Concept Map. Specifi c requirements for the Outline Plan will be 
established by the Municipality. 

Existing residential development in Conklin
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MAP 7: PRINCIPLE 2 MAP
The following map illustrates the proposed land uses under Principle 2: Conserve and Enhance the Existing Development Pattern. Areas have 
been generalized and are only approximate.
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PRINCIPLE 3: PROMOTE COMMUNITY SAFETY

Conklin is located in an area subject to wildfi res. The Conklin Wildland 
Urban Interface (WUI) Project, administrated by the Government 
of Alberta, is intended to minimize the risk of a wildfi re entering or 
exiting the Hamlet of Conklin through vegetation management (Fuel 
Reduction or Modifi cation) and fi re guard construction (dozer guard). 
The risk of wildfi re may also be mitigated through implementation of 
the FireSmart program. 

Street and traffi c safety is a major concern due to the number and 
size of vehicle traffi c travelling through the Hamlet to the nearby 
oil sands operations. The use of Off-Highway Vehicles (OHVs) is 
another potential safety hazard for other road users and especially 
for pedestrians. These concerns may be mitigated by regulating the 
different modes of transportation, as well as studying the potential for 
future road access. 

Residents also expressed concerns for noise and safety associated with 
the rail operations running through the Hamlet near the intersection 
of Northland Drive and Father Mecredi’s Trail. With the continuous 
growth of the surrounding oil sands industry, rail traffi c is expected 
to increase in the foreseeable future.  These negative impacts can be 
mitigated by requiring a buffer strip adjacent to future developments 
along the railway.

Other community safety concerns, such as insuffi cient outdoor 
lighting and limited emergency services, may be addressed by 
aligning the provision of infrastructure and services with the service 
needs. Ensuring there is an adequate buffer between the community 
and the surrounding oil sands activities is also an important factor in 
establishing community safety. 

Objective 3.1: Protect the community from wildfi re

In the ASP area:

Policy 3.1.1 Subdivision and development shall incorporate fi re 
preparedness measures, such as FireSmart guidelines prepared by 
the Government of Alberta.

Objective 3.2: Promote street and traffi c safety 

In the ASP area:

Policy 3.2.1 Future subdivision and development shall include 
traffi c safety measures to ensure pedestrian safety and mitigate traffi c 
impacts, particularly in the Community Core.

Policy 3.2.2 Provision of a designated trail network to enhance 
pedestrian and traffi c safety to and from existing and future amenities 
will be reviewed by the Municipality.

Policy 3.2.3  A minimum building setback of 30 metres from the 
railway shall be required for future subdivision and development 
abutting the Canada National (CN) railway right-of-way. 

Policy 3.2.4  Existing development abutting the CN railway right-
of-way will be encouraged to take measures to reduce the impact of 
noise and seismic vibration through the use of building material and 
other techniques, such as safety berms with acoustic fence.
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Objective 3.3: Ensure community safety meets the 
Rural Services 

In the ASP area:

Policy 3.3.1 Adequate land and access shall be allocated for 
emergency response services such as the fi re department.

Objective 3.4: Protect the Community from the impact 
of surrounding oil sands activities

In the ASP area: 

Policy 3.4.1 A buffer between the Hamlet and the surrounding 
oil sands development of not less than 1.6 km shall be established to 
minimize adverse impacts to the community. 

Policy 3.4.1.1  The established buffer may be placed under a 
Consultative Notation (CNT), which does not place restriction on 
the use of land, but may require applicants to notify the Municipality 
and/or other organizations as the CNT holding agency prior to any 
development. 

Figure 3: Typical Mitigation Measures for New Residential Development 

Adjacent to a Railway Mainline

Source: Earth Tech Canada Inc. (2007). Final Report Proximity Guidelines and Best 
Practices, Pg.9 

Property Line
1.83 m Chain Link Fence
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PRINCIPLE 4: ENHANCE LOCAL RECREATIONAL OPPORTUNITIES 

Recreational and traditional outdoor activities are closely connected 
to the way of life in Conklin and are highly valued by residents. 
Recreation supports and promotes active and healthy living, improves 
individual well-being, and strengthens relationships among all age 
groups. It also fosters an appreciation of the natural environment. 

Much of the ASP area remains in a natural forested state with streams 
and brooks and is bordered by Christina Lake to the east. Existing trails 
and natural corridors allow for both passive and active recreational 
activities. Enhancement of these trails and corridors will provide 
greater connectivity between the existing and future recreational 
spaces. Natural areas in proximity to the Community Core can also be 
used to provide community recreation facilities, such as community 
gardens, playgrounds, and sports fi elds. However, any recreational 
opportunities provided in the ASP area should respect the natural 
environment and should have little or no environmental impact. 

Objective 4.1: Promote centrally located local 
recreational activities

In areas identifi ed as Open Space between Northland Drive, Poplar 
Lane, and Pine Lane:

Policy 4.1.1 Provision of a centrally located community recreation 
area will be examined and considered to encourage all-season 
outdoor recreation and nature appreciation. Components may include 
community gardens, playgrounds, and sports fi elds. It will also serve 
as a recreational hub for connecting future pedestrian trails. 

Objective 4.2: Support active and healthy lifestyles

In the ASP area:

Policy 4.2.1 A pedestrian-friendly environment will be encouraged 
through community design, which includes, but is not limited to the 
consideration of proposed site development layout, provision of 
pedestrian pathways and road access connections.

Policy 4.2.2 Continuous linear corridors shall be designated as 
Municipal or Environmental Reserve through the subdivision and 
development process, and be developed to help establish a system 
of linked parks and trails.

Policy 4.2.3 Provision of a network of all-season pedestrian trails 
that establishes connections between existing and new residential 
areas, the Community Core, and the surrounding natural features will 
be reviewed and considered in future updates.

Existing park facility located on Christina Lake Drive
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MAP 8: PRINCIPLE 4 MAP
The following map illustrates the proposed land uses under Principle 4: Enhance Local Recreational Opportunities. Areas have been generalized 
and are only approximate.
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PRINCIPLE 5: CREATE OPPORTUNITIES FOR LOCAL ECONOMIC 
ACTIVITIES 
Conklin is located in a region that is experiencing rapid growth in oil 
sands development along with associated industrial and commercial 
activities. Currently, there is a lack of industrial land within the ASP 
area, which is hindering the ability of both local businesses and 
Hamlet residents to fully participate in the region’s economic growth. 
The designation of additional lands for industrial use to the west of 
the existing Hamlet development will serve two purposes. Firstly, it 
will provide space for new businesses that will create employment 
opportunities for the Hamlet’s residents. And secondly, it will enable 
local businesses to expand and relocate as required.

At present, the majority of commercial activities are located at the 
intersection of Highway 881 and Northland Drive. The existing 
Hamlet Commercial district provides retail and hospitality services 
to both the travelling public and to the local residents. Within the 
Hamlet, the proposed Community Core will accommodate a mix of 
uses to promote increased opportunities for small scale retail and 
commercial/personal services as desired by the community. This 
would facilitate a more conveniently located range of commercial 
and institutional uses that serve the Hamlet residents and may also 
provide for additional employment opportunities.

Objective 5.1: Provide increased opportunities for local 
retail and commercial activities 

In areas identifi ed as the Community Core:

Policy 5.1.1 Small scale commercial development related to retail 
activities, such as convenience stores, restaurants, and personal/
commercial services, in proximity to the existing public services and 
amenities will be accommodated.

Policy 5.1.2  Commercial development shall be compatible with 
the adjacent uses. Key considerations include, but are not limited 
to, size and scale of development, building layout, traffi c impacts, 
parking and loading requirements, mix of uses, pedestrian pathway 
connection, and landscaping treatment.

Policy 5.1.3 An Outline Plan shall be required for the proposed 
subdivision and development. Specifi c requirements for the Outline 
Plan will be established by the Municipality. 

In areas identifi ed as the Hamlet Commercial:

Policy 5.1.4 Larger scale and higher intensity commercial 
development, such as service stations, restaurants, and business 
support facilities, that meet the needs of both the travelling public 
and provide business opportunities for residents will be permitted.

Policy 5.1.5 Commercial development will be required to have 
regard to the area’s location and function as the gateway to the 
Hamlet. Key considerations include, but are not limited to the need 
for adequate space for parking, loading and internal circulation, 
safety of all users, as well as landscape and screening treatment.

2012 Aerial photo of existing Hamlet Commrcial activities on Northland Drive 
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Objective 5.2: Provide increased opportunities for 
industrial support activities

In the ASP area:

Policy 5.2.1 General industrial and industrial support activities 
shall be directed to the west of Highway 881 and to the south of the 
intersection of Highway 881 and Northland Drive (Leismer Road), as 
shown on the Generalized Land Use Concept Map.  

Policy 5.2.2 Appropriate general industrial and industrial support 
activities include but are not limited to manufacturing or assembly of 
goods and products, and automotive and equipment rental, repair 
and storage.

Policy 5.2.3 Light industrial activities shall be directed to the 
east of Highway 881, south of Northland Drive, as shown on the 
Generalized Land Use Concept Map.

Policy 5.2.4 Appropriate light industrial activities include, but are 
not limited to, lay-down storage yards, construction and industrial 
maintenance services, industrial carwash, and auto services.

Policy 5.2.5 An Outline Plan shall be required to establish site 
development parameters for the designated industrial land along 
Highway 881. Specifi c requirements for the Outline Plan will be 
established by the Municipality.

2012 Aerial photo of existing industrial activities south of Northland Drive 

In areas identifi ed as Industrial:

Policy 5.2.6 Development shall mitigate off-site nuisances 
(e.g., noise, odour, dust) and ensure quality development. Key 
considerations for quality development include, but are not limited 
to the site confi guration and design of building, landscape treatment, 
and location and screening of parking and loading areas. 

Policy 5.2.7 Existing development will be encouraged to introduce 
mitigation measures to reduce or eliminate off-site nuisances, and to 
improve the appearance of the site through the use of landscaping to 
screen loading, parking, and outdoor storage areas.    

Policy 5.2.8 Commercial development may be permitted 
provided that proposed development demonstrates compatibility 
with the adjacent uses. Key considerations include, but are not limited 
to size and scale of development, building height and layout, access 
and circulation, traffi c impacts, pedestrian connectivity, parking and 
loading requirements, nearby uses, off-site nuisances mitigation (e.g., 
noise, odour, dust), as well as landscaping buffer and treatment.
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MAP 9: PRINCIPLE 5 MAP
The following map illustrates the proposed land uses under Principle 5: Create Opportunities for Local Economic Activities. Areas have been 
generalized and are only approximate.
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PRINCIPLE 6: PROVIDE INFRASTRUCTURE THAT MEETS RURAL 
SERVICES
The provision of municipal services and infrastructure that meet both 
the present and future needs is essential. Appropriate and adequate 
road network and access shall be established to direct and support the 
commercial and industrial activities within the ASP area. Construction 
of a new water treatment plant, a garage for operational purposes, 
and a waste water pumping station, as well as the upgrades to the 
raw water pumping station, were started in 2009 and are likely to be 
completed by the end of 2013.

New water treatment plant in construction on Northland Drive

Objective 6.1: Promote the use of Green Infrastructure 

In the ASP area:

Policy 6.1.1 The use of Low Impact Development standards, 
stormwater best management practices, and environmentally-friendly 
technologies will be required. 

Policy 6.1.2 Subdivision and development will be required to 
demonstrate sound environmental practices. These may include, 
but are not limited to green infrastructure, energy effi cient building, 
building orientation, design, landscaping, and integration with the 
natural landscape.

Objective 6.2: Provide appropriate access to commercial 
and industrial activities

In the ASP area along Highway 881:

Policy 6.2.1 A development setback of 120 metres from the 
centre of the highway will be required for future highway widening 
and upgrading. Any development proposed within the highway 
setback will be subject to Alberta Transportation approval.    

Policy 6.2.2 A development setback of 400 metres will be required 
from the center point of the Highway 881 and Northland Drive 
(Leismer Road) intersection for future upgrades and improvement. 
Any development proposed within the intersection setback will be 
subject to Alberta Transportation approval. 

Policy 6.2.3 Construction of permanent buildings and associated 
structures within the setbacks as listed in Policy 6.2.1 and 6.2.2 shall 
be prohibited, with the exception of existing Hamlet Commercial 
uses at the northeast intersection of Highway 881 and Northland 
Drive (Leismer Road). 
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Policy 6.2.4 Only temporary structures for interim uses associated 
with roadway construction in the setback area, as listed in Policy 6.2.1 
and 6.2.2, may be permitted. 

Policy 6.2.4.1 In cases where Alberta Transportation deems the 
areas are suitable for future development, the setback areas may be 
incorporated into the proposed Industrial and/or Hamlet Commercial 
use as shown in the Generalized Land Use Concept Map.

Policy 6.2.5 Alberta Transportation will be requested to 
collaborate in the identifi cation of future additional all-directional 
access points. 

Policy 6.2.6 A suitable and safe road network connecting 
Northland Drive (Leismer Road) to the designated industrial areas, as 
shown on the Generalized Land Use Concept Map, will be required 
through the subdivision and development process. 

Policy 6.2.7  Developers will be responsible for the cost of 
intersection improvements, including intersection onto provincially 
and municipally owned roads, as a result of the proposed development.

2012 Aerial photo of  Highway 881 and Northland Drive (Leismer Road) intersection 
facing north 
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MAP 10: PRINCIPLE 6 MAP
The following map illustrates the proposed land uses and setback policies under Principle 6: Provide Infrastructure that Meets Rural Services. 
Areas have been generalized and are only approximate.
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MAP 11: CONKLIN GENERALIZED LAND USE CONCEPT MAP  
The following map represents the Generalized Land Use Concept for the Conklin Area Structure Plan. 
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MAP 12: GENERALIZED LAND USE CONCEPT OVERLAY
The following map represents the overlay and setback policies in the Conklin Area Structure Plan. Areas have been generalized and are only 
approximate.
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GENERALIZED LAND USES
Community Core

The Community Core is the heart of the Hamlet and the focus for small scale commercial, institutional, and residential 
uses. The Community Core provides a variety of services, facilities, and activities to meet the community’s needs. To 
encourage a vibrant and pedestrian-friendly core, development will be more compact compared to the rest of the hamlet. 
Areas in close proximity to community amenities would be an appropriate location for seniors’ housing. Institutional 
uses, such as churches, schools, and community centres that serve the community residents will be concentrated in this 
area. 

Environmental Preservation 
The two existing Environmental Reserve (ER) lots located at the junction of Christina Lake and the Jackfi sh River 
are identifi ed as Environmental Preservation. The intent is to preserve the natural open space and protect the 
environmentally sensitive land in that area. The area must be left in its natural state or may be used as a public park. 

Hamlet Commercial 
Existing Hamlet Commercial uses will continue to concentrate at the intersection of Northland Drive and Highway 
881 to meet the needs of both the travelling public and to provide business opportunities for residents. Larger scale 
and higher intensity commercial development, such as service stations, restaurants, retail stores, and business support 
facilities will be accommodated in this area. 

Industrial 
This classifi cation provides for a wide range of general industrial uses, which may include industrial support and storage 
facilities. These uses should be low intensity in nature to ensure development will not adversely affect surrounding non-
industrial uses through the generation of emissions, noise, odours, vibrations, heat, bright light, or dust. 

Industrial land use is identifi ed primarily to areas west of the Hamlet, on unserviced lots, away from existing and 
proposed residential uses, and could accommodate general industrial uses such as warehousing, general business, 
lay-down yards, and service uses that support nearby oil sands development and other industrial activity. Commercial 
development may be permitted provided that proposed development demonstrates compatibility with the adjacent 
uses. 

Open Space 
This classifi cation protects undeveloped areas from premature subdivision and development. Future development of 
open space where there are potential geotechnical and environmental constraints will need to provide geotechnical, 
servicing, and other expert studies to the satisfaction of the Municipality. The development of trails may be exempt from 
the technical study requirements.  
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Parks and Recreation  
This classifi cation includes land uses for parks and recreation facilities intended for the use and enjoyment of the 
community. Community parks, trails, outdoor recreation facilities, and playgrounds are examples of uses considered. 

Public Service  
This classifi cation allows for a variety of uses intended to deliver educational, health, government, and other institutional 
uses. Uses may include municipal infrastructure, health care facilities, parks, and schools.  

Recreation and Tourism 
This classifi cation allows for indoor and outdoor recreation facilities that also include commercial elements for tourism 
purposes, such as boat launches, recreational campgrounds, and lodges. Existing residential uses will continue to be 
allowed in this area. 

Residential
A variety of built forms and housing types that are accessible to all age groups and income levels are allowed and 
encouraged under the following two residential classifi cations:

COUNTRY RESIDENTIAL

This classifi cation allows for single detached dwellings on large individual lots with a minimum lot size of 1.0 ha (2.5 
acres) and will continue the existing residential development patterns to the west of Poplar Drive.   

HAMLET RESIDENTIAL  

The majority of existing residential lots in the Hamlet fall within this classifi cation. This area currently consists of 
predominantly manufactured homes and single detached housing. Single detached dwellings on individual lots with 
a minimum lot size of 0.4 ha (1acre) will be encouraged as a continuation of the existing residential development 
pattern.  This classifi cation also allows for infi ll residential development given that proposed development can retain 
the existing characteristics of the area. 

OVERLAY

Culturally Signifi cant Area 
This classifi cation includes areas that the local Métis community identifi ed as being signifi cant for both their historical 
and cultural values. The intent of this category is to preserve the existing area as natural open space to minimize 
disturbance from development. 
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PART 3 : MAKING IT WORK
This section discusses the key considerations in implementing this Area Structure Plan. 

2010 Conklin Community Engagement

40
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IMPLEMENTATION
The policies in the Conklin ASP represent Council’s guidance regarding growth and development within 
the study area and represent the community’s interests. Although the Plan is seen as a document with 
principles that will be valid in the long term (up to 20 years), it will be reviewed and updated as required 
to ensure it remains relevant. 

IMPLEMENTATION PRIORITIES 
A major component of the plan implementation is the Land Use Bylaw (LUB). The Land Use Bylaw 
should be reviewed as the fi rst step of the Conklin ASP implementation. Under the LUB, land will be 
designated using the ASP’s policies and Generalized Land Use Concept Map for guidance. Flexibility 
in varying the location and design of these elements as the result of more detailed planning will be 
addressed at the Outline Plan and/or Plan of Subdivision stage. 

Additionally, a Sub-Regional Area Structure Plan should be prepared to address the surrounding growth 
in the Conklin area. Development of project accommodations has become a primary challenge in the 
Conklin area. As of the end of 2012, there was approximately 10,000+ approved bed capacity in the 
vicinity of the Hamlet of Conklin. Such growth is imposing increasing development pressures (physically, 
socially and culturally). While considerable increase in oil sands development is anticipated by the year 
2015, preparations of the Sub-Regional Area Structure Plan should occur in a timely manner.

PROPOSED DEVELOPMENT SEQUENCE
The Proposed Development Sequencing Map graphically illustrates the sequence of development 
proposed in Conklin. Sequence of development may be adjusted, and is based on a number of 
considerations, which include: 

• Suitability of vacant lots with appropriate designation 

• Availability of existing access and roadways

• Availability of servicing capacity 

• Proximity to existing and proposed municipal facilities and amenities  

41
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MAP 13: PROPOSED DEVELOPMENT SEQUENCING MAP 
The following map represents the general sequence of future development proposed for the ASP area. This map is not meant to be interpreted 
and amended on a site specifi c basis. Areas have been generalized and are only approximate.
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Transportation 
Existing Development will utilize the road network that is already 
in place. Phase 1 development proposes a loop road connecting 
Northland Drive to the existing road accesses on Poplar Drive for the 
Future Country Residential area. Phase 2 developments propose an 
extension of the local road that connects to the new water treatment 
plant just north of Northland Drive and west of the existing industrial 
area. A loop road system will serve to connect this road extension 
to the existing Pine Lane road access. Detailed alignments of these 
proposed roads have to be verifi ed at the subdivision and outline plan 
stage. 

Servicing Implication  
The current water treatment plant upgrade is designed for a residential 
equivalent population of 2,000, enough to support the projected 
population and the surrounding resource related camps until 2017. 
The subsequent upgrade can support a residential equivalent 
population of 3,500 until 2027. In both stages, the assumption is 
that a 1,000 equivalent population is allocated to the surrounding 
work camps. The wastewater treatment plant expansion is in the pre-
design stage. The upgrade is based on the same design population 
assumption used for the water treatment plant upgrade. 

Both the water treatment plant and wastewater treatment plant design 
servicing capacities are suffi cient to support the population growth to 
be accommodated in Phase 1 and 2 proposed developments. 

Table 1: Conklin Generalized Land Use Concept Breakdown

 Area (ha) Percentage relative to 
Total Area 

Community Core 46.6 1.6%

Environmental 
Preservation

6.1 0.2%

Hamlet Commercial 8.9 0.3%

Future Hamlet 
Commercial

8.4 0.3%

Industrial 27.2 1.0%

Future Industrial 134.3 4.8%

Open Space 2,121.8 75.2%

Parks and Recreation 3.1 0.1%

Future Parks and 
Recreation

1.1 0.1%

Public Services 10.5 0.4%

Future Public Services 2.3 0.1%

Recreation and 
Tourism

31.9 1.1%

Future Country 
Residential

133.4 4.7%

Hamlet Residential 149.6 5.3%

Future Hamlet 
Residential

135.5 4.8%

Total 2,820.7 100%

*fi gures are approximate and are rounded up to one decimal place 
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PLAN AMENDMENT & MONITORING    
Any amendments for the Area Structure Plan must follow the amendment process consistent with the Municipal 
Government Act and include community consultation. Applicants applying to amend the ASP must provide a supporting 
report to the Municipality that evaluates the merits and impacts of the proposed changes. The implementation of this 
plan will be monitored and reported on a regular basis as a means of assessing progress made. 

ASP INTERPRETATION  
The ASP consists of Principles, Objectives, Policies, the Generalized Land Use Concept, the Implementation section, 
References, and the Glossary of Terms. 

Principles are statements of the desired future as derived from the Community Vision. Explanatory text that accompanies  
the Principles enhance the understanding of the ASP’s intent. Objectives are statements of the desired outcome of the 
ASP Principles, which are implemented and realized through the ASP Policies. Policies are statements of intent that 
guide decisions to achieve the ASP Principles and Objectives.   
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Amenities 
Social and economic facilities and services that increase comfort in 
a community.  These include recreational and health care facilities, 
shops, supermarkets, and daycare centres, among others.

Archaeological Resources 
Archeological resources are defi ned by the Historic Resources Act as 
a work of humans that is primarily of value for its prehistoric, historic, 
cultural, or scientifi c signifi cance, and is or was buried in land or 
submerged beneath the surface of any watercourse or permanent 
body of water in Alberta.

Area Structure Plan (ASP) 
A plan adopted by municipal council as a bylaw pursuant to the 
Municipal Government Act (MGA) that provides a framework for future 
development of an area or community.

Athabasca Oil Sands Area (AOSA)  
The Athabasca Oil Sands Area is the largest reserve of crude bitumen 
in the world and the largest of three major oil sands deposits in Alberta, 
along with the nearby Peace River and Cold Lake deposits.

Barrels Per Day (bpd)
A measurement used to describe the amount of crude oil produced or 
consumed by an entity in one day.

Best Practices 
A method or technique that has consistently shown results superior 
to those achieved with other means, and that is used as a benchmark.

Bitumen
Petroleum that exists in the semi-solid or solid phase in natural 
deposits. It is typically heavy and viscous and will not fl ow unless 
heated or diluted.

GLOSSARY 
OF TERMS
Aboriginal 
Descendants of the original inhabitants of North America. The 
Canadian Constitution recognizes three groups of Aboriginal people 
– Indian (First Nation), Métis, and Inuit. These are three separate 
peoples with unique heritages, languages, cultural practices, and 
spiritual beliefs.

Accredited Professional 
An individual with specialized knowledge recognized by the 
Municipality or licensed to practice in Canada or in the Province 
of Alberta. Examples of qualifi ed professionals include but are not 
limited to engineers, foresters, planners, geologists, hydrologists, 
and surveyors.

Active and Healthy Lifestyles 
Active and healthy lifestyles are defi ned as a way of life that incorporates 
physical activity as part of a daily routine for people.  Physical activities 
include exercise, sport, walking, and biking.

Active Transportation
Any form of human-powered transportation, such as walking, cycling, 
using a wheelchair, in-line skating, skateboarding, and skiing.

Affordable Housing 
Housing that meets the needs of households that earn less than the 
median income for their household size and pay more than 30 percent 
of their gross annual household income on shelter.
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Buffer 
A natural or linear area comprising of shrubs, trees, earth berms, or 
physical fencing that provides visual or physical separation and/or 
noise attenuation between water bodies, lots, roads, utility corridors, 
and other uses.

Building
Building shall be as defi ned in Section 616 of the Municipal Government 
Act.

Building Setback  
Building Setback refers to the distance between the building and the 
feature as specifi ed by a bylaw. 

Campground 
A planned development for the use of recreational vehicles, campers, 
and tents that is not used for permanent residence or year-round 
storage.

Commercial and Industrial Land Use Study (CILUS)
A study to quantify the demand for commercial and industrial 
land within the Municipality, now and in the future. The study also 
determines where new commercial and industrial land will be needed 
together with the biophysical suitability of the identifi ed areas.

Community Design 
Community design is an integral part of land use planning and involves 
the creation and management of the built environment (i.e., buildings, 
streets, transport systems, parks, and natural spaces) that collectively 
help shape the form and pattern of municipalities. Carefully planned 
and thoughtfully executed, community design is vital in contributing 
to the attractiveness, vibrancy, health, and sustainability of physical 
landscapes.

Community Engagement
A process that provides an opportunity for citizens, staff, and 
appointed offi cials to share information and gain an understanding 
of issues based on experience and knowledge, and to combine their 
energy to create a plan or to develop a course of action.

Comprehensive Regional Infrastructure Sustainability 
Plan (CRISP)
A guideline prepared by the Government of Alberta for the long-term 
infrastructure development in the Athabasca Oil Sands Area (AOSA) 
that supports Responsible Actions, the Government of Alberta’s 
strategic plan for development of its oil sands resource. The CRISP 
focuses on community development and identifi es infrastructure 
needs related to transportation, water and wastewater servicing, 
primary and secondary education, and health care.

Conservation 
The protection, enhancement, and management of the natural 
environment and natural resources including natural areas, features, 
processes, biological diversity, and renewable and non-renewable 
resources for sustainable ecosystems and communities.

Consultative Notation (CNT)
The Reservation/Notation Program used by the Alberta Government 
enables a variety of resource uses to be accommodated, while 
maintaining the integrity of the land base and its ecosystem. It provides 
a buffer between heavy industrial and any associated activities and 
land uses. Interests in public land, resources, and sites of signifi cance 
are recorded as notations.  Consultative Notation (CNT) is used by 
the government to “fl ag” an interest in land.  Although restrictions 
are not placed on the land, applicants are alerted that the Alberta 
Government holds an interest in the property.

Density 
Density is a standard measure of units per area, usually used to 
describe the number of dwelling units per hectare (du/ha).
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Development 
Development is defi ned in Section 616 (b) of the Municipal Government 
Act specifi cally as: a) an excavation or stockpile and the creation of 
either of them; b) a building or an addition to the replacement or 
repair of a building and the construction or placing of any of them in, 
on, over, or under land; c) a change of use of land or a building or an 
act done in relation to land or a building that results in or is likely to 
result in a change in the use or the land or building; or d) a change in 
the intensity of use of land or a building or an act done in relation to 
land or a building that changes or is likely to change in the intensity of 
use of the land or building.

Ecological Protection 
Maintenance of the integrity of ecosystems, their processes, and their 
interrelationships, in part or in whole, in the natural environment. 
Forms of ecological protection may include policies, programs, and 
physical actions. 

Environmental Assessment
In instances where an Environmental Impact Assessment is not 
required under federal or provincial law, an environmental assessment 
may be required to help the Municipality consider the environmental 
impacts of a proposed plan, and consider alternatives or appropriate 
mitigation strategies during the planning stage. It is based on 
information from a desktop review and fi eld reconnaissance.

Environmental Reserve (ER)
Environmental Reserve shall be as defi ned in Section 616(e) of the 
Municipal Government Act. 

Environmentally Friendly Technologies
Practices that conserve the natural environment and resources thereby 
reducing the negative impacts of human development.  

Environmentally Sensitive Area
An undisturbed or relatively undisturbed site that because of its 
natural features has value to society and ecosystems worth preserving 
but is susceptible to further disturbance.

Environmental Stewardship
Managing and protecting sensitive natural areas, including watersheds, 
wetlands, and riparian zones, while valuing the integrated role our 
natural environment plays in the health of the region.

Envision Wood Buffalo (EWB)
An Integrated Community Sustainability Plan developed to defi ne 
and advance the Regional Municipality of Wood Buffalo’s long-term 
commitment to sustainability.  Developed with community members 
across the region, EWB sets sustainability principles and goals for 
environmental, cultural, social, and economic dimensions of Wood 
Buffalo.

FireSmart Communities
Community design located near or within forested and other natural 
vegetated areas that incorporates the guidelines of FireSmart 
(developed by the Government of Alberta) in order to reduce the risk 
and potential of fi re hazards and events.

Generalized Land Use Concept 
A map of the future generalized land uses in the Hamlet.

Geotechnical
Pertaining to the condition of land and soils in an area, typically as it 
relates to use or potential use of the area for development.

Geotechnical Study
A study that identifi es geotechnical risks and mitigation measures 
and must acknowledge that the Municipality may rely upon the study 
when making decisions.

Green Building
The practice of creating structures by utilizing processes that are 
environmentally responsible and resource-effi cient throughout a 
building’s life cycle.
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Greenfi eld
Type of land where there has been no previous development.

Green Infrastructure 
Green infrastructure refers to engineered structures that are designed 
to be environmentally friendly. Examples include water treatment 
facilities, green roofs, constructed wetlands, biomass, and district 
heating.

Hamlet
An unincorporated community established by an order of the Minister 
of Municipal Affairs, or designated as a hamlet by Council pursuant to 
the Municipal Government Act. 

Historical Resource Value (HRV)
Each land parcel in the Minister of Alberta Culture and Community 
Spirit’s (ACCS) Listing has been assigned an Historical Resource Value 
ranging from 1 to 5. 

The highest level of protection (HRV 1) is afforded to lands that 
have been designated under the Alberta Historical Resources Act as 
Provincial Historic Resources. An HRV of 1 is also used to identify 
World Heritage Sites and lands owned by ACCS for historic resource 
protection and promotion purposes. Other HRVs are defi ned as 
follows:

HRV 2: designated under the Alberta Historical Resources Act as a 
Municipal or Registered Historical Resource 

HRV 3: contains a signifi cant historic resource that will likely require 
avoidance

HRV 4: contains a historic resource that may require avoidance

HRV 5: believed to contain a historic resource

Note: Undeveloped road allowances have the same HRV as lands 
immediately adjacent. 

Home Based Business 
The secondary use of a principal dwelling, its accessory buildings and 
site, or combination thereof, by at least one (1) permanent resident of 
the dwelling, to conduct a business activity or occupation. 

Infi ll 
Development in an existing built-up area using vacant or under-
utilized lands, behind or between existing development, which is 
consistent and compatible with the characteristics of the surrounding 
development.

Infi ll Residential Development 
Infi ll residential development refers to the introduction of additional 
housing units into an existing residential subdivision.

In Situ  
In position or place, in situ recovery refers to various methods used 
to recover deeply buried bitumen deposits. Also see Steam Assisted 
Gravity Drainage (SAGD).

Lodge
A place of business where the principle use is the provision of sleeping 
facilities, excluding project accommodation.

Low Impact Development (LID) 
A land management strategy that emphasizes conservation by use 
of on-site natural features integrated with engineering controls.  
Development aligns closely to pre-development stages.   The LID 
is intended to prevent harm to streams, lakes, and wetlands from 
commercial, residential, or industrial development.  This allows land 
to still be developed in a cost-effective manner that helps mitigate 
potential environmental impacts.

Métis 
People of mixed First Nation and European ancestry who identify 
themselves as Métis, as distinct from First Nations people, Inuit, or 
non-Aboriginal people. The Métis have a unique culture that draws 
on their diverse ancestral origins, such as Scottish, French, Ojibway, 
and Cree.
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Municipal Development Plan (MDP)
A plan that functions as a municipality’s overall policy guide for 
future growth and development.  It is a statutory plan adopted by a 
Municipal Council under the authority of Section 632 of the Municipal 
Government Act.  The plan outlines the direction and scope of future 
development, the provision of required transportation systems 
and municipal services, the coordination of municipal services and 
programs, environmental matters, and economic development.

Municipal Government Act (MGA)
Provincial legislation that outlines the power and obligations of a 
municipality.

Municipal Infrastructure
Infrastructure maintained by the Municipality to provide services to its 
residents.  In Land Development Concepts, Municipal Infrastructure 
refers to specifi c sites used for water and wastewater treatment 
facilities, sewage lagoons, and landfi lls.

Municipal Reserve (MR)
Municipal Reserve shall be as defi ned in Section 616 (o) of the 
Municipal Government Act.

Muskeg
Waterlogged, spongy ground, consisting primarily of mosses and 
acidic, decaying vegetation that may develop into peat.

Natural Feature 
Natural Features describe all natural objects, including mountains, 
plateaus, rivers, lakes, islands, waterfalls, monoliths, escarpments, 
ravines, as well as woodlands, forests, trees, hedgerows, and 
meadows.

Off-Highway Vehicle (OHV) 
A vehicle registration class for motor vehicles including all-terrain 
vehicles, off-highway motorcycles, and off-road vehicles such as 4x4 
trucks or jeeps.

Oil Sands
Sedimentary rocks (sand, clay, and rock material) containing heavy 
oil or bitumen that cannot be extracted by conventional petroleum 
recovery methods. It is regarded as a nonconventional source.

Outline Plan
An intermediate planning document, required in specifi c 
circumstances, in order to bridge the gap between a large scale Area 
Structure Plan and an individual plan of subdivision.

Planned Work Camp Communities 
An alternative approach to traditional private work camps scattered 
across the region.  They would initially accommodate construction-
phase workers as well as support staff.  However, unlike traditional 
camps, they would be planned and designed from the beginning in 
a way that would allow them to evolve over time to serve as longer-
term communities for operations staff and their families, and the 
services and supports they would require.

Project Accommodation 
A residential complex of mobile units, excluding campgrounds, used 
to provide basic living facilities for workers on a temporary basis.

Riparian Zones 
Areas around lakes, estuaries, and streams that function as transition 
areas between land and water and host a wide array of plant and 
animal life.  These areas are likely to have an infl uence on the total 
ecological character and functional process of a watercourse or water 
body. 

Rural Service Area 
Portion of the Regional Municipality of Wood Buffalo located outside 
of the Urban Service Area. These areas are recognized as equivalent 
to a municipal district by the Government of Alberta for the purposes 
of program delivery and grant eligibility.
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Social Infrastructure 
Social infrastructure means services, networks, and facilities that 
support and enhance quality of life. Broad categories include health, 
education, arts and culture, and emergency services.

Stakeholder
Any individual, organization, or agency that has a specifi c interest or 
concern with the Plan that may be impacted once the Plan is adopted.

Steam-Assisted Gravity Drainage (SAGD)
A type of in situ technology that uses innovation in horizontal drilling 
to produce bitumen. Using drilling technology, steam is injected 
into the deposit to heat the oil sands and lower the viscosity of the 
bitumen. The hot bitumen migrates towards wells, bringing it to the 
surface, while the sand is left in place. In situ is Latin for in place.

Subdivision 
The division of a parcel of land into one or more smaller parcels by a 
plan of subdivision or other instrument.

Sustainability
The World Commission on the Environment and Development (1987) 
defi nes sustainability as “development that meets the needs of the 
present without compromising the ability of future generations to 
meet their own needs.” 

Sustainable Community
A place that encourages people to live, work, and play, and as such, 
this community is able to meet the diverse needs of both the existing 
and future population.

Traditional Land Use
The use of public land by Aboriginal peoples for harvesting and 
hunting fl ora and fauna for sustenance, economic benefi t, and 
cultural/ceremonial and medical purposes.

Urban Service Area 
Fort McMurray, located within the Regional Municipality of Wood 
Buffalo. Fort McMurray is recognized as equivalent to a city by the 
Government of Alberta for the purpose of program delivery and 
grant eligibility.

Vacant Lots
Lots with no buildings or occupants.

Water Bodies
Any location where water fl ows or is present, whether or not the fl ow 
or the presence of water is continuous, intermittent, or occurs only 
during a fl ood. Or: Any natural or artifi cial body of water that contains 
or conveys water continuously or intermittently.

Wetland
Those areas that are inundated or saturated by surface water or 
ground water at a frequency and duration suffi cient to support, 
and that under normal circumstances do support, a prevalence of 
vegetation typically adapted for life in saturated soil conditions. 
Wetlands generally include muskeg, swamps, marshes, bogs, and 
similar areas.

Wildland Urban Interface (WUI)
A local plan made by Alberta Sustainable Resources Development to 
protect communities from wildfi res. Transition zones are set between 
human occupied and unoccupied land.

Work Camp
Temporary project accommodations that house construction and 
operational staff in proximity to a project site (often oil sands). These 
workers form a component of the non-permanent population.
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Subject: Land Use Bylaw Amendment – Election Sign Provisions – 
Bylaw No. 13/018 

APPROVALS: 
Audrey Rogers, Director 

Brian Makey, Chief Operating Officer 
Glen Laubenstein, Chief Administrative Officer 

 
Administrative Recommendations: 
 
1. THAT Bylaw No. 13/018, being an amendment to the Land Use Bylaw specific to 
 Election Sign Provisions, be read a second time; and 
 
2. THAT subsection ii of Bylaw No. 13/018 be deleted and replaced with the following:  

“be a minimum of 1.0 m and a maximum of 2.0 m in height from finished grade to 
highest point of sign structure.” 

 
3. THAT Bylaw No. 13/018 be read a third and final time. 
 
Summary: 
 
Following the 2012 Provincial Election and 2012 Ward 1 Municipal By-Election it was 
determined that an update was required to the Land Use Bylaw sign provisions relating to the 
size of election signs on municipal property and rights-of-way.  The Municipal Government Act 
states that a municipality’s land use bylaw may provide for the construction, placement or use of 
signs, including governing the height, size and character of a sign.  Council approval is required 
to amend the Land Use Bylaw. 
 
Background: 
 
In 2012, Council adopted Bylaw No. 12/004, which amended the Land Use Bylaw election sign 
provisions for both the Rural and Urban Service Areas of the Municipality.  These provisions 
focus on the safety of residents, motorists, and pedestrians while balancing a candidate’s right to 
freedom of expression.  To aid the public in understanding the new election sign requirements, a 
comprehensive information guide with detailed maps depicting allowable sign locations along 
major roadways was prepared and distributed.   
 
During the 2012 elections, the main issue brought forward was the proliferation of small election 
signs on municipal property and municipal rights-of-way.  Regulating the minimum size of 
election signs in these areas could potentially reduce driver distraction and ensure the safety of our 
motorists and pedestrians.  The proposed minimum is 1.49 square metres, which is equivalent to a 
1.22 m x 1.22 m election sign.   
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Rationale for Recommendations: 
 
The proposed amendment focuses primarily on the safety of residents, motorists and pedestrians, 
while balancing a candidate’s right to freedom of expression.  To aid the public in understanding 
the amended election sign requirements, they will be highlighted in the comprehensive 
information guide for candidates with detailed maps depicting allowable sign locations along 
major roadways within the Municipality, as well as corresponding size restrictions and setbacks.  
 
A public hearing was held on Tuesday, June 11th, following which the bylaw was referred to 
administration for clarification of sign sizes.  It was specifically noted that the proposed bylaw 
provides a minimum overall size without providing for any minimum dimension, which could lead 
to inconsistent interpretation.  Keeping the visibility factor in mind, it is recommended that the 
bylaw be amended to include a minimum sign height of 1 metre.  If approved, this amendment 
would require that all election signs along municipal rights-of-way be between 1 and 3 square 
metres in overall size, with a minimum height of one metre, and a maximum height of two metres. 
 
Attachment: 
 
1. Bylaw No. 13/018 
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BYLAW NO. 13/018 
 

BEING A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO 
TO AMEND BYLAW NO. 99/059 BEING THE LAND USE BYLAW FOR THE 
REGIONAL MUNICIPALITY OF WOOD BUFFALO 
 
WHEREAS Section 639 of the Municipal Government Act, R.S.A. 2000, c.M-26 and 
amendments thereto authorizes Council to enact a bylaw adopting a Land Use Bylaw; 
 
AND WHEREAS Section 191(1) of the Municipal Government Act, R.S.A. 2000, c.M-
26 and amendments thereto authorizes Council to adopt a bylaw to amend the Land Use 
Bylaw; 
 
NOW THEREFORE, the Council of the Regional Municipality of Wood Buffalo, duly 
assembled, hereby enacts as follows: 
 
1. Bylaw No. 99/059, being the Land Use Bylaw, is hereby amended by: 
 

(a) Inserting the following in Section 150 (4) in Part 7A - Rural Area Sign Provisions 
and Section 180 (4) in Part 7B - Urban Area Sign Provisions: 

 
(d) on municipal property or municipal rights-of-way that are 

immediately adjacent to any municipal roadway, 

i. be a minimum 1.49 m2 in sign area; and, 
 

ii. not exceed 2.0 m in height from finished grade to highest point 
of sign structure. 

 
2. The Chief Administrative Officer is authorized to consolidate this bylaw.   

 
3. This bylaw shall become effective upon receiving third and final reading and being 

signed by the Mayor and Chief Legislative Officer. 
 
READ a first time this 28 day of May, A.D. 2013 
 
READ a second time this ________ day of ________, A.D. 2013 
 
READ a third and final time this ________ day of ________, A.D. 2013 
 
SIGNED and PASSED this ________ day of _________, A.D. 2013. 
 
 
       ____________________________________ 
       Mayor 
 
 
       ____________________________________ 

      Chief Legislative Officer 
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Subject: Land Use Bylaw Amendment – PS Public Services District – 
505 Sakitawaw Trail – Bylaw No. 13/027 

APPROVALS: 
Bruce Irvine, Director 

Brian Makey, Chief Operating Officer 
Glen Laubenstein, Chief Administrative Officer 

 
Administrative Recommendations: 
 
1. THAT Bylaw No. 13/027, being an amendment to the Land Use Bylaw No 99/059, be read a    

 first time. 
 

2. THAT the required Public Hearing be held on Tuesday, August 27, 2013.    
 
Summary: 
 
The Municipality received an application on May 10, 2013 from the Government of Alberta to 
amend the Land Use Bylaw No. 99/059 to redesignate the lands legally known as Lot 2, Plan 972 
2562 from PR Parks and Recreation District to PS Public Services District as shown in Schedule 
A of Bylaw No 13/027.   
 
The purpose of the amendment is to allow for the repurposing of an existing facility located on 
the subject site into a medical clinic providing counseling and rehabilitation services.  
 
Background: 
 
The subject site is located at 505 Sakitawaw Trail west of Highway 63 and north of the 
intersection at Mackenzie Boulevard and Highway 63. To the south of the subject property is the 
proposed Quarry Ridge development under the new GD Gateway District adopted by Council in 
November 2012. The subject site is not situated within an existing area structure plan or an area 
redevelopment plan. 
 
The subject site currently has two groups of buildings: one was previously used as a youth 
detention centre which will be used for the proposed medical clinic. The second group of 
buildings serve as a community centre for the Fort McMurray Métis Local 1935 and will 
continue to remain without any changes.  
 
Prior to the adoption of the current Land Use Bylaw No. 99/059, the subject property was 
designated as PS Public Services District and the rationale for its redesignation during the 
adoption of the Land Use Bylaw in 1999 to PR Parks and Recreation District is unclear. 
The proposed amendment will ensure an accurate reflection of the uses on the subject site and is 
supported by policies of the Municipal Development Plan for established neighbourhoods which 
call for intensification of underutilized sites for community orientated services. 
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Rationale for Recommendations: 
 
This amendment is brought forward in response to an application received from the Government 
of Alberta, who is the landowner.  It will accurately reflect the current and proposed uses of the 
subject site, as well as align with the Municipal Development Plan (MDP), Bylaw No. 11/027. 
 
The subject lands are identified as an Established Neighbourhood under the Municipal 
Development Plan (MDP). MDP strategy U.1.2 states that the existing neighbourhood structure 
will largely remain unchanged, with intensification being directed primarily along transit 
corridors, at transit nodes and on vacant or under-utilized land.  
 
Direction 4.4 of the MDP promotes wellness and is supported by strategies 4.4.2, ‘enhancing 
assistance and support to people in need,’ and 4.4.3 ‘promote access to health care and social 
services.’ These policies support the rationale for redesignating the site to PS Public Services 
District. 
 
The proposed use ‘Medical Clinic’ as a discretionary use under the PS Public Services District 
provides a broad framework to allow for a number of community oriented health services of 
diagnostic, therapeutic and rehabilitative nature. The use ‘Medical Clinic’ is aligned with the 
intent of the district which is ‘to provide for the development of buildings and uses for the 
delivery of educational, health, government and other institutional services.’ 
 
The proposed amendment will ensure the alignment of the use of buildings on the subject 
property with its true intent which is community oriented services and is consistent with the 
policy framework of the MDP. Administration supports the proposed amendment to the Land 
Use Bylaw No. 99/059 and recommends that Bylaw No. 13/027 be given first reading. 
 
Attachment: 
 
1. Bylaw No. 13/027 
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BYLAW NO. 13/027 
 
 

BEING A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO 
AMEND LAND USE BYLAW NO. 99/059 
 
WHEREAS Section 639 of the Municipal Government Act, R.S.A., 2000, c.M-26 and 
amendments thereto authorizes Council to enact a bylaw adopting a Land Use Bylaw. 
 
AND WHEREAS Section 191(1) of the Municipal Government Act, R.S.A., 2000, c.M-26 and 
amendments thereto authorizes Council to adopt a bylaw to amend a Land Use Bylaw. 

 
NOW THEREFORE, the Council of the Regional Municipality of Wood Buffalo, in the 
Province of Alberta, in open meeting hereby enacts as follows: 
 
1. Land Use Bylaw No. 99/059 is hereby amended by: 
 

(a) Adding the following to Section 10: 
 

Medical Clinic means a use where human health services that are preventative, 
diagnostic, therapeutic or rehabilitative are provided with overnight 
accommodation for a limited number of patients. 

 
(b) Adding the following as a Discretionary Use in the PS Public Services District 

under Section 113.3: 
 

Medical Clinic 
 
(c) Redesignating the lands legally described as Lot 2 Plan 972 2562 from PR – Parks 

and Recreation District to PS  Public Services District as shown in Schedule A. 
 
2.  This bylaw shall be passed and become effective when it receives third reading and has 

been signed by the Mayor and Chief Legislative Officer. 
 

READ a first time this _____________ day of _________________, A.D 2013. 

READ a second time this _______________ day of ________________, A.D. 2013. 

READ a third and final time this _______________ day of ________________, A.D. 2013. 

SIGNED and PASSED this _____________ day of ___________________, A.D. 2013. 

 
 
       ______________________________ 
       Mayor   
 
       ______________________________ 
       Chief Legislative Officer 
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Subject: Fort Chipewyan Noise Bylaw No. 13/025 

APPROVALS: 
Greg Scarborough, Director 

Elsie Hutton, Executive Director 
Glen Laubenstein, Chief Administrative Officer 

 
Administrative Recommendation: 
 
THAT Bylaw No. 13/025, being a Noise Bylaw for the Hamlet of Fort Chipewyan, be read a first 
time.   
 
Summary: 
 
In order to address concerns expressed by residents living in the Hamlet of Fort Chipewyan 
regarding excess noise, Administration recommends that Council impose a noise bylaw in the 
community.   
 
Background: 
 
Currently, the Hamlet of Fort Chipewyan does not have a noise bylaw. Recent concerns 
regarding excessive noise in the Hamlet of Fort Chipewyan have been bought to the attention of 
Administration.  Further feedback from residents in the community have suggested a bylaw be 
imposed on residents in the Hamlet of Fort Chipewyan.   
 
The greater Urban Service Area of Fort McMurray currently enforces Bylaw No. 83/24 in order to 
prohibit certain activities resulting in excessive noise, abate the incidence of noise and restricts the 
hours when certain activities, resulting in excessive noise can occur.  The proposed Bylaw No. 
13/025 will align with Bylaw No. 83/24 to allow for education and enforcement of penalties on 
those individuals engaging in activities that result in excessive noise and within restricted hours.  
 
Rationale for Recommendation: 
 
A noise bylaw in the Hamlet of Fort Chipewyan will address the issue of excess noise raised by 
residents.    
 
Attachment: 
 
1. Bylaw No. 13/025 
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BYLAW NO. 13/025 

 

BEING A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO 

PROHIBIT NOISE IN THE HAMLET OF FORT CHIPEWYAN. 

 

WHEREAS pursuant to Section 7 of the Municipal Government Act  R.S.A. 2000 c.M-26 the 

Council of Regional Municipality of Wood Buffalo may pass bylaws respecting the safety, 

health, welfare of people and respecting nuisances; 

 

WHEREAS Council is concerned about activities within the Hamlet of Fort Chipewyan that 

create noise which may harm the safety, health and welfare of the residents of the Hamlet of Fort 

Chipewyan and Council wishes to pass a Bylaw which will prohibit, restrict, eliminate or abate 

such activities; 

 

NOW THEREFORE the Council of the Regional Municipality of Wood Buffalo, in the 

Province of Alberta, duly assembled, hereby enacts as follows: 

 

1. This Bylaw may be cited as the“Fort Chipewyan Noise Bylaw”.   

 

2. This Bylaw applies only to the Hamlet of Fort Chipewyan. 

 

3. In this Bylaw: 

 

(a) “Hamlet” shall mean the Hamlet of Fort Chipewyan; 

 

(b) “Municipality” shall mean the Regional Municipality of Wood Buffalo and the 

area contained within its boundaries as the context requires;  

 

(c) “Noise” means any loud,  unnecessary or unusual sound which annoys, disturbs, 

injures or endangers the comfort, repose, health, peace or safety of people; 

 

General Prohibition 

 

4. (a) No person shall cause or allow to be made any Noise which annoys, disturbs, 

injures or endangers the comfort, repose, health, peace or safety of other people 

within the Hamlet between the hours of 10:00 pm and 7:00 am. 

 

(b) An owner or occupant of property from which a Noise originates shall take such 

steps to stop such Noise and to prevent the continuation or resumption of such 

Noise. 

 

5. This Bylaw does not prevent: 

 

(a) A concert, event or parade operating with a permit from the Municipality; 

 

(b) Operation of vehicles by bylaw, police, fire, ambulance or other public services. 
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Penalties 

 

6. Any person who contravenes this Bylaw is guilty of an offence and is liable to a fine of 

not less than $250.00. 

 

Effective Date 

 

7. This Bylaw shall be passed and come into effect when it receives third reading and is 

signed by the Mayor and Chief Legislative Officer. 

 

 

READ a first time this ______________ day of ________________, AD. 2013. 

 

READ a second time this _______________ day of ________________, A.D. 2013. 

 

READ a third time this _______________ day of _________________, A.D. 2013. 

 

SIGNED and PASSED this ________________ day of _________________, A.D. 2013. 

 

 

 

____________________________ 

 Mayor 

 

 

____________________________ 

Chief Legislative Officer 
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Subject: Telecommunications Conduit and Fibre Strategy 

APPROVALS: 
Clayton Driver, Executive Director 

Glen Laubenstein, Chief Administrative Officer 

 
Administrative Recommendation: 
 
THAT an application be made to the Canadian Radio-television Telecommunication 
Commission to register the Regional Municipality of Wood Buffalo as a non-dominant carrier to 
comply with the provisions of the Telecommunications Act.  
 
Summary: 
 
The application requires that each individual member of Council be named as a Director and that 
each a signatory.  The application also requires the inclusion of the address for each Director.  
These requirements are intended to satisfy Canadian citizenship requirements of the CRTC. 
 
The Regional Municipality of Wood Buffalo (the Municipality) is set to install a conduit and 
fibre wire between municipal buildings to reduce current telecom service expenditures, while 
enhancing internal telecommunication for the organization. Though the actual installation will 
likely commence in 2014, the design process is underway.  
 
The Municipality has a one-time opportunity to oversize the conduit and fibre infrastructure at a 
negligible cost. By oversizing the infrastructure, the Municipality will open up future 
possibilities, such as offering key stakeholders improved Local Area Network (LAN) and Wide 
Area Network (WAN) connections. Moreover, the incremental cost of installing the oversized 
conduit/fibre infrastructure is minimal, whereas oversizing the infrastructure after it is installed 
would be extremely costly.  
 
If the Municipality proceeds with installing oversized infrastructure, it is required to register with 
the Canadian Radio-television Telecommunication Commission (CRTC) as a non-dominant 
carrier to comply with the provisions of the Telecommunications Act. 
 
Background: 
 
Fibre wire–based networks are required to support the Municipality’s identified initiatives 
including rural broadband connectivity, the City Centre Redevelopment Strategy, urban 
intelligent transportation programs and other municipal Smart City initiatives.  
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Budget/Financial Implications: 
 
There are no budget implications as the cost of the Municipal Wide Area network fibre and 
conduit was previously budgeted in the City Centre Area Redevelopment Plan.  In the event that 
the Municipality proceeds with infrastructure projects beyond those approved for City Centre, 
capital budget amendments will be sought from Council. 
 
Cost recovery opportunities exist if portions of conduit/fibre infrastructure are shared with other 
major carriers or the private sector. 
 
Rationale for Recommendation: 
 
By approving oversized conduit/fibre infrastructure, the Municipality will support a series of 
community and municipal-based Smart City and Intelligent Community initiatives, while 
ensuring competitive, cost-effective data transport connections are available throughout the 
municipality. It will also send a message to Tier 1 telecom providers (Telus, Rogers, Shaw, East 
Link, the Alberta SuperNet and Bell) that the Municipality wants better quality services available 
for its residents and businesses and that the Municipality is prepared to make the infrastructure 
investment to help foster competition among the traditional telecom service providers.   
 
With oversize conduit/fibre infrastructure, the businesses and not-for-profit organizations using 
the municipal network as their primary or secondary data transport path will find significant 
improvement in their quality of service, as well as much lower fees than they receive today from 
any Tier 1 telecom service providers. Moreover, taxpayers will also benefit from this improved 
infrastructure as they will experience faster bandwidth at a cheaper price.  
  
Municipalities that adopt a policy to allow others to use the excess capacity of their oversized 
conduit/fibre infrastructure must comply with the Canadian ownership requirements of the 
Telecommunications Act and the Canadian Telecommunications Common Carrier Ownership 
and Control Regulations.  Ongoing compliance is managed through the CRTC non-dominant 
carrier registration process and annual filing. 
 
In the short term, the proposed conduit/fibre infrastructure program will reside within the Public 
Infrastructure Division; however, once the proposed Utility Corporation is formed, it would be 
natural to move the conduit/fibre asset to the newly formed entity. For the interim period, 
Administration recommends that the Municipality follow a governance model used by nearly all 
other municipalities owning a conduit/fibre network and allow others to use the excess capacity.  
Under this model, members of Council will be listed at the CRTC as the Board of Directors and 
the named Executive Sponsor will be the Municipality’s CAO.  The “Executive Sponsor” in the 
regulatory application is – either the President or Vice President responsible for regulatory 
affairs.  
 
Deploying telecommunications infrastructure and enabling multiple broadband suppliers are 
fundamental component of the City Centre Area Redevelopment Plan. City Centre 
redevelopment efforts have already seen oversize conduit/fibre infrastructure installed in areas 
such as on Franklin Avenue. 
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Subject: Jubilee Centre – Lease for Jubilee Plaza 

APPROVALS: 
Marcel Ulliac, Director 

Sudhir Sandhu, Executive Director 
Glen Laubenstein, Chief Administrative Officer 

 
Administrative Recommendations: 
 
1. THAT the Municipality, as one of the two owners of the condominium property known as 

Jubilee Centre approve the lease of a portion of the Condominium’s common property, as 
shown in Attachment 1, to the Municipality on terms and conditions substantially as 
described in Attachment 2. 
 

2. THAT the Municipality lease a portion of the Jubilee Centre Condominium property on the 
terms and conditions as described in Attachment 2 to accommodate development of Jubilee 
Plaza. 

 
Summary: 
 
The Regional Municipality of Wood Buffalo and the Province of Alberta together own Jubilee 
Centre which is registered as Condominium Plan 962 4537.  The Municipality wants to develop 
Jubilee Plaza as a venue for public functions where residents can assemble, visit and enjoy the 
ambiance of an increasingly vibrant downtown.   
 
Based on the advice of a condominium lawyer, the most straightforward method for the 
Municipality to implement its plan for Jubilee Plaza involves having the owners approve the 
granting of a surface lease to the Municipality.  If the Municipality wants to proceed with Jubilee 
Plaza, then Council for the Municipality, as one of the owners, needs to approve the lease; hence 
the recommendations contained in this report.  Under the Condominium Property Act, the 
authority to dispose of common property (which is the area that the surface lease would cover) 
rests with the owners. The owners can agree to have the Condominium Corporation (through the 
Board) grant the lease of common property.  
 
A proposal was made to Alberta Infrastructure as representatives of the Province to grant the 
surface lease.  Alberta Infrastructure has indicated that it will authorize the Condominium 
Corporation to execute the lease on terms described in Attachment 2.  Once the formal lease has 
been executed by both parties, annual rent will be paid by the Municipality to the Condominium 
Corporation throughout the term of the lease. 
 
Two separate resolutions of Council are required to affect the proposed lease.  Firstly; the 
Municipality’s approval as a co-owner of the condominium, and secondly as a lessee for a term 
that exceeds 5 years. 
 

COUNCIL REPORT 
Meeting Date:  July 9, 2013   
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By approving Recommendation #1 as presented in this report, the Municipality as owner is 
authorizing the Condominium Corporation to grant the subject lease. 
 
Background: 
 
Jubilee Centre is a large twin tower office complex in downtown Fort McMurray that was 
constructed in 1982 to house provincial and municipal offices. The complex comprises 27,851 
square metres of building area with a western tower of 9 floors and an eastern tower of 7 floors. 
The towers are connected by a central two - storey structure.  
 
In January 2012 the Municipality adopted a “City Centre Area Redevelopment Plan” following an 
extensive process of public discussion resulting in the following vision statement: 

 
We will build City Centre on the foundations of our cultural heritage and natural beauty as a 
model of an intelligent, sustainable and a vital 21st century community – an active, vibrant 
and quality urban place that provides opportunities for all the people in our community to 
work, live, learn and play. 
 

As the downtown initiative moves from the planning phase into implementation the commitment 
of the Municipality to public infrastructure investment, including Jubilee Plaza, is expected to 
invigorate private investment in office, commercial and residential development in the downtown.  
 
Alternatives: 
 
That the Municipality not approve the proposed surface lease at this time and thereby delay 
development of Jubilee Plaza. 
 
Budget/Financial Implications: 
 
The project costs for development of Jubilee Plaza are approved in the 2013 Capital Budget. 
 
The lease payments for the surface lease to be paid by the Municipality to The Condominium 
Corporation are set at $25,900 per year (for years one to five, inclusive) as per the appraisal 
completed by Gettel Appraisals. This appraisal which Alberta Infrastructure supports is 
predicated on an estimate of the market value of the land adjusted downwards significantly due 
to its limited utility.  Without this adjustment the annual rent would be $259,000 
 
The annual lease payments will be funded from the Land Administration annual operating 
budget. 
 
If Council is of the opinion that the Province should grant the lease without payment by the 
Municipality then provincial approval could be delayed or denied. Administration has also been 
advised by Alberta Infrastructure that leasing the area “at a nominal amount” would have to be 
approved by Treasury Board and that approval (if granted) could take upwards to one year to 
obtain. 
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Rationale for Recommendations: 
 
Jubilee Centre is the signature office complex in downtown Fort McMurray today. While it 
stands as a quality complex it reflects an architectural design from an earlier period.  The Plaza 
will improve the eastern appearance of the complex and begin to illustrate the Municipality’s 
commitment to transforming the downtown into a vibrant centre in keeping with the vision and 
objectives of the City Centre Area Redevelopment Plan.   
 
The surface lease is the means by which the Municipality obtains rights with respect to the 
common property thereby enabling the development to proceed. 
 
Attachments: 
 
1. Drawing - Outlines the portion of the Condominium’s common property to be leased to the 

Municipality 
2. Jubilee Plaza Lease – Terms & Conditions 
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Jubilee Plaza Lease  
Terms & Conditions 

Attachment 2 

 

Note:  The following are the commercial terms and conditions (in summary form) as at June 
2013, for a surface lease which will be subject to final agreement with Alberta Infrastructure. 

Lease Area: Approximately 19,000 square feet as shown on Attachment 1 of 
this report. 

Commencement Date: August 1, 2013 

Term: 25 years with an option to purchase (terms to be negotiated) 

Basic Rent: 
$25,900 per year (as per the appraisal) payable by the 
Municipality to The Condominium Corporation for years 1 to 5 
inclusive with revisions based on market adjustments thereafter 

Operating Costs: Payable by the Municipality including all applicable 
maintenance costs, taxes and other charges 

Tenant Improvement Costs: Payable by the Municipality for the construction of Jubilee 
Plaza 

Lease Funding Source: Land Administration Operating Budget for all Lease Fee 
Payments 
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Subject: Lease with Option to Purchase – Portion of NE-31-76-07-
W4M, Conklin 

APPROVALS: 
Marcel Ulliac, Director 

Sudhir Sandhu, Executive Director 
Glen Laubenstein, Chief Administrative Officer 

 
Administrative Recommendation: 
 
THAT a portion of NE-31-76-07-W4M, located within the Hamlet of Conklin, be leased with an 
option to purchase to the Conklin Resource Development Advisory Committee, subject to the 
terms and conditions outlined in Attachment 1 (Summary Lease with Option to Purchase – 
Terms and Conditions, dated June 13, 2013).  
 
Summary: 
 
The Conklin Resource Development Advisory Committee (CRDAC), a not-for-profit community 
organization, has requested to lease the subject property with the option to purchase. The 
CRDAC proposes to develop a facility on this property which will provide office and meeting 
space for their organization, as well as, space for community use. 
 
Council approval is required in order to authorize a lease of land which contains an option to 
purchase. 
 
Background: 
 
The subject property is known as 114 Father Mercredi's Trail. It is located in the centre of the 
hamlet of Conklin and is an unsubdivided part of a larger parcel owned by the Municipality 
within NE-31-76-7-W4M, as shown in Attachment 2. 
 
There has been long term community occupancy and use of this site. The property was initially 
leased to the Conklin Community Association in 1996. A development permit was issued to the 
organization for placement of a temporary manufactured home in 2001. The home was occupied 
by a community member as recently as 2012, but is now vacant and is planned to be removed 
from the site by the CRDAC. Currently, there is a stockpile of logs on the site which serves as a 
source of firewood for the community. 
 
The CRDAC wishes to lease this land, with an option to purchase, in order to establish a temporary 
structure on site that will be used for office and meeting space, as well as, other community 
activity purposes. A long-term development plan has been submitted by the CRDAC which 
outlines possible future uses of this property, such as the development of a youth center, day care 
facility, business development center, or a Métis local office.  Once the site has been developed to 
house a permanent structure or use, the “option to purchase” will become available. 

COUNCIL REPORT 
Meeting Date: July 9, 2013 
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The subject property is currently zoned UE (Urban Expansion). An application for land use bylaw 
amendment has been submitted by the CRDAC to rezone the property to HC (Hamlet 
Commercial) which will allow for the proposed use. Approval of the Land Use Bylaw Amendment 
is subject to issuance of the proposed Lease with Option to Purchase. 
 
The proposed lease fees and purchase price are based on the current market value of the property, 
which was determined through an independent third party appraisal.  
 
Alternatives: 
 
1. Do not issue a Lease with Option to Purchase to the CRDAC and retain municipal ownership 

of the property. 
2. Issue a Lease to the CRDAC, excluding an option to purchase, and retain municipal 

ownership of the property. 
 
Budget/Financial Implications: 
 
The Municipality will realize a monthly lease fee of $615.72 for the term of the lease. If in the 
event the option to purchase is exercised within three (3) years of the lease, the sale price shall be 
$66,400. However, if the option to purchase is exercised after three (3) years, the sale price shall 
be established based on an updated market value appraisal. Leasing of the subject property shall 
transfer its status from exempt to taxable and the Lessee will be responsible for payment of 
annual property taxes. 
 
Rationale for Recommendation: 
 
Considering that the municipality does not require the subject lands for its own use and the site 
has been used by the community over the past seventeen (17) years, administration supports 
issuing a lease with option to purchase.  
 
Allowing a local not-for-profit community organization to acquire an interest in the subject 
property for community use would serve as a model of collaboration between the municipality 
and the community of Conklin. If successful, this project could set the stage for further, ongoing, 
cooperative initiatives.  
 
Attachments: 
 
1. Lease with Option to Purchase Summary – Terms and Conditions 
2. Subject Area Map 
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Summary Lease with Option to Purchase 
Terms and Conditions 

 
 
 
Legal Description: A portion of NE-31-76-07-W4M, as 

outlined in Attachment 2 – Subject Area 
Map. 

 
Area:      0.34 hectares (0.83 acres) more or less 
 
Lease Price:     $615.72 + G.S.T per month 
 
Lease Term: 5 years or until the option to purchase is 

exercised. 
 
Sale Price: $66,400 + G.S.T if the option to purchase is 

exercised within the first three (3) years of 
the lease, otherwise the sale price will be 
established by an updated market value 
appraisal. 

 
Zoning: Currently zoned UE (Urban Expansion) 

Bylaw amendment has been submitted to 
rezone the property to HC (Hamlet 
Commercial). Approval of this amendment 
is subject to issuance of the lease with 
option to purchase, 

 
Environmental Considerations:  The subject property is being leased 
      on an “as is” basis. 
 
Conditions of Lease  
with Option to Purchase: Prior to the option to purchase being 

exercised: 
• all taxes, rates and assessments, 

including local improvement levies 
against the lands, have been paid by the 
Lessee 

• all rent required to be paid under the 
agreement have been paid by the Lessee 
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• lease is valid and subsisting and the 
Lessee is not in default of any terms of 
the lease 

• The purchaser must develop the property 
to house a permanent use, which could 
include, but is not limited to: 
− Youth Center Facility 
− Day Care Facility 
− Business Development Center 
− Community Organization Office 

Building 
− Métis Local Office Building 

 
Should the option to purchase be exercised 
the purchaser will pay 10% down, with the 
remaining balance paid at closing, once all 
conditions have been satisfied. 

 
  
Fees and Disbursements: Should the option to purchase be exercised, 

the purchaser(s) shall be responsible for all 
legal and registration fees associated with 
the transactions. 
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Subject: Sale of Residential Lots 63, 64, 65, 66, 67 and 68, Plan 832 
1906, Janvier 

APPROVALS: 
Marcel Ulliac, Executive Director 

Glen Laubenstein, Chief Administrative Officer 

 
Administrative Recommendation: 
 
THAT Lots 63, 64, 65, 66, 67, and 68, Plan 832 1906, located within the Hamlet of Janvier be 
sold to the Christina River Dene Nation Council, subject to the terms and conditions outlined in 
Attachment 1 (Summary Land Sale – Terms and Conditions, dated June 13, 2013). 
 
Summary: 
 
The Christina River Dene Nation Council (CRDNC), a not-for-profit community organization, is 
seeking approval to purchase Lots 63 to 68, Plan 832 1906, in the Hamlet of Janvier, in order to 
develop an office complex, convenience store, grocery store and recreational, cultural and 
traditional use areas. 
 
Council approval is required in order to authorize the sale of these properties. 
 
Background: 
 
The Regional Municipality of Wood Buffalo is the registered owner of the subject lands which are 
located along Nokohoo Road in the Hamlet of Janvier, as shown on Attachment 2.   
 
The subject lands are vacant, undeveloped lots, which are zoned HC (Hamlet Commercial) under 
the Land Use Bylaw. The CRDNC’s intentions are to consolidate the six lots and utilize these 
lands for development of an office complex, convenience store, grocery store, recreational, cultural 
and traditional use, and adequate parking. The proposed uses can be accommodated under the 
current zoning of the site and consolidation is permitted under the Land Use Bylaw.  
 
An appraisal of the properties was carried out by an independent accredited property appraiser to 
established fair market value. The value of all six lots, if sold as an assembled parcel, was 
determined to be $47,000. A condition of the sale agreement will be that consolidation of the lots 
is completed by the purchaser. 
 
Budget/Financial Implications: 
 
The Municipal Finance Department confirmed that upon the sale of Lots 63 to 68, Plan 832 1906 
at fair market value, a financial gain will be realized by the municipality.  Sale of the subject 
properties shall transfer its status from exempt to taxable and the Purchaser will be responsible 
for payment of annual property taxes. 
 

COUNCIL REPORT 
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Rationale for Recommendation: 
 
The subject properties were established as HC (Hamlet Commercial) in the Land Use Bylaw in 
order to provide an opportunity for commercial development within the community. However, 
until the CRDNC’s request was received, no interest in developing these lots had been expressed 
by any third parties. If approved, this would be the first instance of commercial development 
within the Hamlet of Janvier since amalgamation in 1995. 
 
Based on the fact that the municipality does not require the subject lands for its own use, 
administration supports the sale of these properties for the purpose of accommodating 
commercial development.  
 
Allowing an interested not-for-profit organization to acquire these lots for uses that would 
benefit the community would be a model of collaboration between the municipality and the 
community of Janvier. If successful, this project would set the stage for further, ongoing, 
cooperative initiatives. 
 
Attachments: 
 
1. Land Sale Summary – Terms and Conditions – June 13, 2013 
2. Subject Area Map 
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Attachment 1 
June 13, 2013 

 
 

Summary Land Sale 
Terms and Conditions 

 
 
 
Legal Description: Plan 832 1906, Lots 63, 64, 65, 66, 67, and 

68, as illustrated on Attachment 2 – Subject 
Area Map. 

 
Sale Price: $47,000 + G.S.T. for all six lots as an 

assembled parcel. 
 
Area:      Lot 63: 1.16 ac 

Lot 64: 0.69 ac 
Lot 65: 0.69 ac 
Lot 66: 0.69 ac 
Lot 67: 0.69 ac 
Lot 68: 0.80 ac 
Collectively: 4.72 ac (1.91 ha) more or less 

 
Zoning:     HC – Hamlet Commercial District 
 
Environmental Considerations:  The subject properties are being disposed of 
      on an “as is” basis. 
 
Conditions of Sale: The purchaser shall be responsible for filing 

an application to the Municipality for 
development permit approval.  

 
A development permit must be issued for all 
proposed developments on the subject 
property prior to execution of the sale 
agreement.  
 

      The purchaser will pay a 10% deposit  
with the balance paid at closing once all 
conditions have been satisfied. 
 
The Municipality will enter into a Sell-back 
Agreement with the purchaser stating that 
should the purchaser not develop the site 
within 24 months, the Municipality has the 
option to buy back the subject property for 
80% of the original sale price. 



Page 2 of 2 

 
The Municipality will register a caveat, on 
land title protecting the Municipality’s 
interest in the subject property. 
 

      The purchaser shall be responsible for the 
      preparation of a legal survey plan that will  

consolidate all six subject lots into one 
assembled parcel (lot). The purchaser shall 
be responsible for applying and submitting 
the consolidation plan to the Municipality 
for subdivision approval. 

 
Fees and Disbursements: The purchaser(s) shall be responsible for all 

legal and registration fees associated with 
the transactions. 
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Subject: City Centre Area Redevelopment Land Disposal Strategy 

APPROVALS: 
Sudhir Sandhu, Executive Director 

Glen Laubenstein, Chief Administrative Officer

 
Administrative Recommendation(s): 
 
THAT the City Centre Area Redevelopment Land Disposal Strategy as outlined in Attachment 1 
be approved. 
 
Summary: 
 
Recognizing that the availability of functional sites is one of the critical factors in successfully 
promoting redevelopment of the City Centre, the Municipality has identified an inventory of 
municipal owned parcels with development potential. 
 
In effort to assist in achieving the development objectives and strategies contained within the 
City Centre Area Redevelopment Plan administration is recommending marketing the disposal of 
those municipal owned lands that have not been earmarked for any particular municipal program 
or project. This undertaking is intended to serve as a catalyst to help spur private sector re-
development and re-urbanization of the City Centre which will compliment the Municipality’s 
catalyst projects.                  
 
It is recognized that disposal of the subject lands must be conducted in an open and transparent 
manner which provides for the greatest exposure of the sites to the market; ensures that fair 
market value is realized and that the end development is consistent with the City Centre Plan.  
 
Council approval is required to authorize disposal of municipal owned land assets.       
 
Background: 
 
In February 2012 the City Centre Area Redevelopment Plan was adopted. The City Centre Land 
Use Bylaw was subsequently approved in April 2012. Since then, the Municipality has moved 
forward in its efforts to secure the land base required to accommodate development of various City 
Centre catalysts projects. Some of the municipal land holdings are not required for catalyst projects 
nor are they these lands central to the Municipality’s needs for other programs, projects or 
municipal service delivery.  
 
Equally important and imperative to implementation of the City Centre Area Redevelopment Plan 
is the need for private sector investment and development.  
 
In addition to market conditions, private sector development will be guided by both the City 
Centre Area Redevelopment Plan and the City Centre Land Use Bylaw. There could be 

COUNCIL REPORT
Meeting Date: July 9, 2013  
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opportunities for assembly and consolidation of privately owned lands with the municipal surplus 
lands.  
 
However, the Municipality’s parcels are considered large enough to accommodate development of 
various commercial and residential projects on their own. It is therefore recommended to establish 
a strategy which will facilitate a wide range of project initiatives and ownership possibilities. 
 
Marketing and disposal of the subject municipal lands should positively impact the disposal of 
privately owned lands which may also be offered on the open market. Together, the combined 
inventory could provide a wider range of options for the private sector developers. 
 
Finally, marketing and disposal of the surplus municipal lands will result in the creation of an 
exciting development opportunity which may not otherwise exist or have the potential of being 
realized if the respective land base was not offered for sale.           
 
It is therefore recommended to establish a strategy which will facilitate an open, transparent and 
timely disposal of the Municipal lands. 
 
Appropriate controls will be registered against the properties to ensure they are sold for 
development that is consistent with the City Centre Area Redevelopment Plan and not held for 
speculative purposes.   
 
Budget/Financial Implications: 
 
In the event that any of the subject lands are sold, the sale price will be based on the current 
market value as established through an independent market value appraisal. 
 
Prior to any parcel of land being marketed and or sold, Council shall be advised of the 
independent appraised value which will serve as the minimum reserve sale price. Any of the 
subject lands which are not sold within one year of the initial date that they are marketed shall be 
subject to an updated independent market value appraisal. Council shall be advised annually of 
any updated appraised value.            
 
If in the event an offer to purchase is for less than the appraised market value (minimum reserve 
sale price) and the prospective purchaser / developer wants the offer to be considered, they shall 
be advised that it will require Council’s consideration and approval.      
 
Rationale for Recommendation(s): 
 
Availability of visible sites is one of the key factors to promoting redevelopment of the City 
Centre.  
 
Disposal of surplus municipal land will assist in achieving the development objectives and 
strategies contained within the City Centre Area Redevelopment Plan. 
 

      The subject municipal lands have not been earmarked for any particular municipal program or 
project. 
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      Disposal of the subject municipal lands is intended to serve as a catalyst to help spur private 

sector re-development and re-urbanization of the City Centre. 
 
      Disposal of the subject municipal lands will facilitate a land assembly and / or consolidation with 

privately owned lands thus creating a larger developable footprint.  
   
      Disposal of the subject municipal owned lands will compliment the disposal of privately owned 

lands which are offered on the open market. 
 

Disposal of the subject municipal lands will result in the creation of an exciting development 
opportunity which may not otherwise exist. 
 
Attachments: 
 
1. City Centre Area Redevelopment Land Disposal Strategy 
2. through 14. - Subject Area Maps Parcels A through M 
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Objective Statement: 
 

• To offer surplus municipal owned land for sale that has not been identified for use 
in the delivery of municipal programs or projects which will support the creation of 
development opportunities within the City Centre Area Redevelopment boundary. 

 
Municipal Land to be Marketed and Disposed:   
   

• Surplus municipal land inventory to be disposed of shall consist of all those 
parcels shown as one unit in each of the attached Subject Area Maps 
(Attachments 2 – 14 Parcels A – M) which identifies the geographic location, 
legal description and land area (ha). 

 
• The individual subject parcels shown in each of the Subject Area Map may be 

marketed and disposed of as one contiguous unit or they may be reconfigured to 
accommodate a proposed disposal and development. 

 
• The individual subject parcels may include a consolidation of the adjacent 

laneway and or road right of way which shall be subject to the required road 
closure procedure. 

 
Preparatory Work and Site Consolidation 
 

• The Regional Municipality of Wood Buffalo shall conduct all necessary 
preparatory work including physical site assessments, Phase I an or II 
Environmental Assessments, all necessary road and or laneway closures and 
parcel consolidation as may be required to effectively market disposal of the 
subject land.   

 
Reserve Sale Price 
 

• Each parcel shall have a reserve sale price assigned to it which will be established 
based on a market value appraisal prepared by a qualified independent market 
value appraiser. 

 
• Prior to any parcel of land being marketed and or sold, Council shall be advised of 

the independent appraised value which will serve as the minimum reserve sale 
price.  

 
• Any of the subject lands which are not sold within one year of the initial date that 

they are marketed shall be subject to an updated independent market value 
appraisal. Council shall be advised annually of any updated appraised value 
(minimum reserve sale price).            
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• If in the event an offer to purchase is for less than the appraised market value 
(minimum reserve sale price) and the prospective purchaser / developer wants the 
offer to be considered, they shall be advised that it will require Council’s 
consideration and approval.      

 
Designated Planning Zone within the City Centre Area Redevelopment Plan 
 

• All of the parcels are situated within the Major Redevelopment Zone 
 
Land Use District within the City Centre Downtown Major Redevelopment Zone 
 
Parcel A - BOR1 Borealis  
Parcel B - BOR1 Borealis 
Parcel C - BOR1 Borealis  
Parcel D - CBD1 Central Business District  
Parcel E - BOR1 Borealis 
Parcel F - SCL2 – Snyeside/Clearwater High Density 
Parcel G - SCL1 Snyeside/Clearwater Core & CBD1 Central Business District 
Parcel H - SCL1 Snyeside/Clearwater Core & SCL2 Snyeside/Clearwater High Density 
Parcel I - PR and SCL1 Snyeside/Clearwater Core 
Parcel J - PR & SCL1 Snyeside/Clearwater Core & SCL2 Snyeside/Clearwater High 
Density  
Parcel K - SCL1 Snyeside/Clearwater Core & SCL2 Snyeside/Clearwater High Density 
Parcel L -CBD1 Central Business District 
Parcel M - SCL1 Snyeside/Clearwater Core 
 
Permitted and Discretionary Land Uses  
 

• The types of developments identified as being permitted and or discretionary land 
uses for the subject parcels are summarized in the attached Schedule “A”   

   
Restrictive Covenant 
 

• The sale of individual parcels may be subject to a restrictive covenant to ensure 
development is consistent with the Municipality’s intentions for the city centre 
redevelopment. 

 
Evaluation Criteria 
 
In the event that there are multiple Offers to Purchase received for the same parcel of 
land, the following evaluation criteria that will to be used to select a successful purchaser: 
 

• Price 
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• Extent to which the proposed development complies with the City Centre Land 
Use Bylaw  

• Timing of proposed development  
• Requirement of individual parcel to accommodate a land assembly for creation of 

a larger development site 
 
Marketing Strategy 
 
The marketing strategy may consist of any or all of the following approaches with the 
intention of generating the optimal number of interested buyers / developers: 
 

• Identification of local, regional and national developers 
• Preliminary information circulated to at least 10 developers about  opportunities 
• On-site advertising 
• Advertising in local, regional and national real estate development media  
• Listing with Multiple Listing Services 
• Formal offering with a specified submission date   
• Submission, evaluation and selection  - structure and process to be defined 

 
Real Estate Commission 
 
The Regional Municipality of Wood Buffalo may consider Offers to Purchase which are 
presented by licensed real estate agents and or brokers in which instance if an offer is 
accepted, the Regional Municipality of Wood Buffalo shall pay a flat three (3%) 
commission on any amount up to and including $10,000,000. The commission rate shall 
be reduced to 1% for any sale amount in excess of $10,000,000.  
 
Authority to Transact Business  
 
Subject to conditions to sell approved by Council, the CAO or his designate is authorized 
to negotiate conditions and accept offers to purchase and effect a sale on parcels which 
meet the minimum reserve sale price. In the event where there is more than one offer to 
purchase received for the same price consideration, the CAO or his designate is 
authorized to negotiate conditions and accept an offer to purchase and affect a sale based 
on the minimum reserve sale price and the extent to which an offer to purchase meets the 
established criteria and factors. 
 
Standard Offer to Purchase and Sale Agreement 
 
All sales shall be transacted based on use of the Municipality’s standard Offer to 
Purchase and Sale Agreement with appropriate clauses, wording and provisions to effect 
the transaction based on terms and conditions that are acceptable to the Regional 
Municipality of Wood Buffalo.   



 



	
Schedule	“A”	

	
	
	

Land	Use	Districts	within	the	
Downtown	Major	Redevelopment	Zone	

	
 

  Land Use Districts 

Land Uses 
CBD1 – Central 
Business District 

BOR1 ‐ Borealis 
SCL1 – Snyeside / 
Clearwater Core 

SCL2 – Snyeside / 
Clearwater High 

Density 

● = Permitted Use  ◌ = Discretionary Use 

Food and Beverage Commercial  ●  ●  ◌  ◌ 

Institutional and Civic  ●  ●  ●  ● 

Neighbourhood Commercial  ●  ●  ◌  ◌ 

Office Commercial  ●  ●     

Park  ●  ●  ●  ● 

Parking Structure  ●  ●  ●  ● 

Recreation Commercial  ●  ●  ◌  ◌ 

Residential  ●  ●  ●  ● 

Retail Commercial 
(<5,000m² GFA) 

●  ●    ◌ 

Retail Commercial, Large Format 
(<5,000m² GFA) 

◌       

Restricted Commercial  ◌       

Service Commercial  ◌       

Tourism Commercial  ● 
● 

(BL 13/004) 

● 
(BL 13/004) 

● 
(BL 13/004) 

Home Occupation  ●  ●  ●  ● 

Home Business  ◌  ◌  ◌  ◌ 

Accessory Surface Parking  ◌  ◌  ◌  ◌ 

Accessory Building or Use  ●  ●  ●  ● 
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Subject: RCMP Occupancy Agreement – Wood Buffalo Detachment 
Building 

APPROVALS: 
Rob McCloy, Inspector 

Glen Laubenstein, Chief Administrative Officer 
 
Administrative Recommendation: 
 
THAT the Regional Municipality of Wood Buffalo enter into a 10-year Occupancy Agreement 
with the RCMP for use of a portion of the Wood Buffalo Detachment Building. 
 
Summary: 
 
The RCMP wishes to enter into an Occupancy Agreement with the Municipality for the use of a 
portion of space at the Wood Buffalo Detachment. Once signed, the agreement will remain in 
effect until  December 31, 2018. 
 
Background: 
 
The RCMP has been using a portion of the Wood Buffalo Detachment Building, located at 105 
Paquette Drive, for the purpose of accommodating the RCMP for a combined 
Federal/Provincial/Municipal operation, since January 1, 2009.   
 
The Municipality and the RCMP agree that a formal Occupancy Agreement should be executed 
by the parties setting out the terms and conditions of such use.  
 
Budget/Financial Implications: 
 
The RCMP will pay an occupancy fee to the Municipality along with its proportionate share of 
building operating costs (as per Schedule B). 
 
Rationale for Recommendation: 
 
Administration supports approval of the Occupancy Agreement because it formalizes the 
obligations of the RCMP and the Municipality.  In the event that the Municipal Police Service 
Agreement is terminated by either the RCMP or the Municipality, the parties have the ability to 
terminate the Occupancy Agreement with 24 months prior written notice. 
 
Attachment: 
 
1. Occupancy Agreement Wood Buffalo Detachment 

COUNCIL REPORT 
Meeting Date:  July 9, 2013   
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Subject: Council Expense Summary – January 1 – June 30, 2013 

APPROVALS: 
Audrey Rogers, Director 

Brian Makey, Chief Operating Officer 
Glen Laubenstein, Chief Administrative Officer 

 
Administrative Recommendation: 
 
THAT the Council Expense Summary for the period January 1 – June 30, 2013 be received as 
information. 
 
Summary: 
 
The current Elected Officials Compensation, Travel, Expense and Support Policy requires that 
reports on expenditures for each member of Council be presented to Council for review. 
 
Background: 
 
Administration records expenses for each member of Council and reports expenditures.  The 
attached Council Expense Summary (Attachment 1) reflects all travel, training and development 
expenses submitted for the period January 1 – June 30, 2013. 
 
Individual budgets are monitored on an ongoing basis, and budget adjustments are made 
annually, as needed.  Currently all Council members remain within established parameters and 
therefore, no budget adjustments are being requested. 
 
In the event that the 2013 budget allocations are deemed insufficient, the Policy requires that the 
impacted member of Council obtain Council’s approval before incurring any expenses in excess 
of the individual budget allocation. 
 
Attachments: 
 
1. 2013 Council Expense Summary for the period January 1 – June 30, 2013. 
 

COUNCIL REPORT 
Meeting Date:  July 9, 2013  



 



Attachment 1

2013 COUNCIL EXPENSE SUMMARY 
Total Expenses Submitted for the Period January 1 - June 30, 2013

Councillors
Annual
Budget

YTD
Expenses

Percentage
Expended

Other
Committees

Deputy
Mayor

Blake, Melissa - Business Travel 12,000 2,687.60 22.40%
Blake, Melissa - Conference Travel 9,000 758.19 8.42%
Blake, Melissa - Public Relations 13,000 3,519.68 27.07%
  MAYOR - TOTAL $34,000.00 $6,965.47 20.49%

Blair, David - Expenses 33,200 12,736.18 38.36%

Blair, David - Training & Development 10,000 0.00 0.00%

  BLAIR - TOTAL $43,200.00 $12,736.18 29.48%

Burton, Christine - Expenses 2,000 973.46 48.67%

Burton, Christine - Training & Development 10,000 287.70 2.88%

  BURTON - TOTAL $12,000.00 $1,261.16 10.51%

Flett, Lloyd Sonny  - Expenses 33,200 6,320.01 19.04%

Flett, Lloyd Sonny - Training & Development 10,000 4,024.95 40.25%

  FLETT - TOTAL $43,200.00 $10,344.96 23.95%

Germain, Sheldon  - Expenses 2,000 600.00 30.00%
Germain, Sheldon - Training & Development 10,000 0.00 0.00%
  GERMAIN - TOTAL $12,000.00 $600.00 5.00%

Kirschner, David - Expenses 2,000 0.00 0.00%
Kirschner, David - Training & Development 10,000 0.00 0.00%
  KIRSCHNER - TOTAL $12,000.00 $0.00 0.00%

Meagher, Phil - Expenses 2,000 2,086.75 104.34%
Meagher, Phil - Training & Development 10,000 770.00 7.70%
  MEAGHER - TOTAL $12,000.00 $2,856.75 23.81%

Stroud, Jane - Expenses 16,800 6,239.65 37.14% $375.98
Stroud, Jane - Training & Development 10,000 3,396.86 33.97%
  STROUD - TOTAL $26,800.00 $9,636.51 35.96%

Tatum, Colleen - Expenses 2,000 0.00 0.00%
Tatum, Colleen - Training & Development 10,000 2,272.76 22.73%
  TATUM - TOTAL $12,000.00 $2,272.76 18.94%

Thomas, Russell - Expenses 2,000 610.95 30.55%
Thomas, Russell - Training & Development 10,000 2,739.95 27.40%
  THOMAS - TOTAL $12,000.00 $3,350.90 27.92%

Vinni, Allan - Expenses 6,000 841.75 14.03%
Vinni, Allan - Training & Development 10,000 1,060.00 10.60%
  VINNI - TOTAL $16,000.00 $1,901.75 11.89%
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