
 

                                         
                               
 
  

 

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

Tuesday, October 11, 2011
6:00 p.m.

Agenda 
 
 Call to Order 
 
 
 Opening Prayer 
 
 
 Adoption of Agenda 

 
 
 Minutes of Previous Meetings 
 
 
1. Regular Meeting – September 13, 2011 
 
 
 Delegations 
 
 
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. 
 
 
 Bylaws 
 
 
2. Bylaw No. 11/027 – Municipal Development Plan (1st reading) 

 
 

 
3. Bylaw No. 10/034 – Riverbend Point Area Structure Plan (2nd and 3rd readings) 
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 Reports 
 
 
4. Disestablishment of Fort McMurray Business Revitalization Zone 
 
 
5. Selection Committee Policy 
 
  
 New and Unfinished Business 
 
 
 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, September 13, 2011, commencing at 6:00 p.m. 
 
Present: M. Blake, Mayor 
  M. Allen, Councillor 
  D. Blair, Councillor 
  L. Flett, Councillor 
  S. Germain, Councillor  
  D. Kirschner, Councillor 
  P. Meagher, Councillor 
  D. Scott, Councillor 
  J.  Stroud, Councillor 
  R. Thomas, Councillor 
  A. Vinni, Councillor  
   
Administration: G. Laubenstein, Chief Administrative Officer 
  S. Kanzig, Chief Legislative Officer 
                                     L. Kotyk, Legislative Assistant/Recorder 
 
Call to Order 
 
Mayor Blake called the meeting to order at 6:07 p.m. 
 
Opening Prayer 
 
Mayor Blake invited those so inclined to join her in Prayer. 
 
Agenda 
 
  11-245 Moved by Councillor Meagher that the agenda be adopted 

as presented. 
 CARRIED UNANIMOUSLY 
  

Minutes of Previous Meetings 
 
1. Regular Meeting – August 23, 2011 
 
  11-246 Moved by Councillor Meagher that the minutes of the 

regular meeting held on August 23, 2011 be approved as presented. 
   CARRIED UNANIMOUSLY 
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Presentations 
 

2. Staff Sgt. Scott Bell, RCMP and Della Kerfont, CUPE re: RMWB Watch Program 
 
Staff Sgt. Scott Bell, RCMP and Della Kerfont, CUPE provided a presentation to Council 
regarding the proposed RMWB Watch Program. 
  
  11-247 Moved by Councillor Thomas that the RMWB Watch 

Program presentation be received as information. 
      CARRIED UNANIMOUSLY 
 
3. Appointment of External Auditor 
 

  11-248 Moved by Councillor Thomas that Deloitte & Touche LLP 
(Deloitte) be appointed as external auditor for the Regional 
Municipality of Wood Buffalo, the Fort McMurray Public Library, 
MacDonald Island Park Corporation and Wood Buffalo Housing 
and Development Corporation; and  

 
  THAT Administration be authorized to enter into a five (5) year 

contract renewable for a maximum of two - one year terms 
renewed annually (7 years in total) for the provision of external 
audit services by Deloitte & Touche LLP. 

      CARRIED UNANIMOUSLY 
   
4. Eagle Ridge Community Centre – Capital Contribution Partnership with Alberta 

Infrastructure 
 

  11-249 Moved by Councillor Allen that the Municipality enter into 
a joint partnership with Alberta Infrastructure to design and 
construct a community centre which will link the Eagle Ridge 
Public and Catholic School development; and 

 
  THAT $3,000,000 representing Centron Residential Corporation’s 

obligation towards funding the construction of a community centre 
in Eagle Ridge, be allocated as a capital contribution to Alberta 
Infrastructure as part of the Eagle Ridge Public and Catholic 
School development; and 

 
  THAT $5,000,000 in municipal capital funds be incorporated in 

the 2012 Capital Budget as a capital contribution to Alberta 
Infrastructure for a community centre in Eagle Ridge as part of the 
Eagle Ridge Public and Catholic School development; and 

 
  THAT Administration work with Alberta Infrastructure, the Fort 

McMurray Catholic and the Fort McMurray Public School 
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Districts to develop the partnership agreements for the design, 
construction and operations of the community centre.  
    CARRIED UNANIMOUSLY 

 
5. Appointment of Chairperson – 2015 Western Canada Summer Games 
 

  11-250 Moved by Councillor Meagher that the Bid Committee’s 
recommendation for Chair of the 2015 Western Canada Summer 
Games be accepted as information; and 

 
  THAT Jeff Fitzner be appointed as Chairperson of the 2015 

Western Canada Summer Games Host Society.   
    CARRIED UNANIMOUSLY 

 
Reports on Boards and Committees 
 

        Communities in Bloom Committee (Councillor Meagher) 
         

        Wood Buffalo Housing and Development Corporation (Councillor Scott) 
 
Adjournment 
 
  11-251 Moved by Councillor Blair that the meeting be adjourned. 
   CARRIED UNANIMOUSLY 
 
The meeting adjourned at 6:59 p.m. 
 
 
   ______________________________ 
   Mayor 
                                                                                                                               
                                                                                                ______________________________ 
   Chief Legislative Officer 
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Subject: Bylaw No. 11/027 – Municipal Development Plan 

APPROVALS: 
                                                       Glen Laubenstein, Chief Administrative Officer 
                                                                       Carol Theberge, Divisional Manager 
                                                                                 Samuel Alatorre, Director 
 

 
Administrative Recommendation(s): 
 
THAT the Bylaw No. 11/027, being the Municipal Development Plan, be given first reading. 
 
Summary: 
 
The Municipal Government Act (Section 632) states that “a municipality with a population of 
3500 or more must by bylaw adopt a municipal development plan.”    
 
The new Municipal Development Plan (MDP) is a high level, long-term plan to manage growth 
sustainably in the region over the next twenty years. Developed with significant input from the 
community, this Municipal Development Plan (Schedule A) presents comprehensive guidance 
through a set of integrated directions and strategies that address sustainable growth management 
and building sustainable communities.  
 
The authority to adopt a municipal development plan is vested with Council under the Municipal 
Government Act. 
 
Background: 
 
On February 8, 2000, Council adopted Bylaw No. 00/005, which is the current Municipal 
Development Plan. Since that time, the region’s population has doubled and the Plan has become 
outdated.  In the current Plan it was projected that Fort McMurray would grow to 51,974 people 
by 2011 (regional population was not included); however, the 2010 Municipal Census reported a 
population of 76,797 residents in Fort McMurray. Rapid growth is expected to continue into the 
foreseeable future as the region’s population is projected to surpass 230,000 residents over the 
next twenty years.  
 
Global economic conditions have changed and technology in the oil sands industry has 
progressed significantly since 2000. This has resulted in a number of in situ extraction facilities 
in the region. The region is seeing increased oil sands operations, particularly in the southern 
portion of the municipality, thus requiring employment and population projections to be updated 
and geographic distribution to be revised. This information must be reflected in the new 
Municipal Development Plan to allow for responsible planning. In response to this, Council 
directed the creation of the new Municipal Development Plan in January 2011. 
 
Budget/Financial Implications: 
 

COUNCIL REPORT
Meeting Date: October 11, 2011  
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Creation of the new Municipal Development Plan has been funded using the 2011 operational 
budget. 
 
Rationale for Recommendation(s): 
 
The new Municipal Development Plan is the most comprehensive planning initiative in Wood 
Buffalo in the past decade. The Plan meets the requirements of provincial legislation, but more 
than this, it is a fundamental tool that will be used to align municipal plans, strategies and 
initiatives with the constantly changing environment that is Wood Buffalo. The Plan will give 
direction to Administration as well as stakeholders in the region. It will serve to align business 
plans for municipal departments, outline strategies for growth management, and guide both 
short-term and long-term decision making in the region.  
 
Responsible decisions need to be based on up-to-date information, but the current Municipal 
Development Plan is based on data that is over a decade old. A municipal development plan is a 
living document that should be revisited regularly and updated to reflect the needs and 
aspirations of a community. The current Plan suggests a review 5 years after adoption. By 
incorporating new information and recent changes into the new Municipal Development Plan, 
Administration will be able to better inform Council to facilitate responsible decisions based on 
current and projected needs.   
 
In 2010 Council adopted Envision Wood Buffalo, a long-term plan for the region that reflects 
Council’s commitment to sustainability. Although the current Municipal Development Plan does 
not specifically refer to this commitment, it has been integrated as an overarching platform for 
the new Plan as it will help inform responsible decision making that is in line with both Council 
and the community’s vision of sustainability for the region.   
 
This new Plan is intended to chart a course to make Wood Buffalo a global model for sustainable 
living in the north. The new Plan outlines a path forward to harness the region’s abundant 
opportunities, address its unique challenges, and build a region, an urban centre, and a series of 
communities founded on the principles of sustainability. 
 
The new Plan was approached with progressive methods for collecting data and shaping ideas, 
and was created through participation and collaboration with the public, stakeholders, and 
Aboriginal communities. The engagement process had over 15,000 interactions with community 
members, which is reflected in the Plan and will serve to facilitate the needs and aspirations of 
the community. The net result of this engagement process was the largest, most successful public 
engagement process ever completed in Wood Buffalo. 
 
A new Municipal Development Plan for Wood Buffalo will provide a coordinated approach for 
regional growth over the next two decades. The plan will encourage neighbourhood 
development, and investment and businesses growth while respecting the natural environment. 
The new Municipal Development Plan will show how Wood Buffalo can develop into a great 
place to live, work, play, move and grow.   
In response to accommodating growth in the Urban Service Area, it will be necessary to expand 
the existing boundary to align with the new Municipal Development Plan. The Government of 
Alberta supports the need for change of the Urban Service Area boundary and is working with 
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Administration to bring forward the necessary boundary changes. The next step will be to 
finalize hamlet boundary changes. 
 
Attachments: 
 
1. Bylaw No. 11/027 
 



Attachment 1 

BYLAW NO. 11/027 
 
BEING A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO 
TO ADOPT A MUNICIPAL DEVELOPMENT PLAN FOR THE REGIONAL 
MUNICIPALITY OF WOOD BUFFALO 
 
WHEREAS Section 632 of the Municipal Government Act, R.S.A., 2000, Chapter M-26 and 
amendments thereto authorizes Council to enact a bylaw adopting a Municipal Development 
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. THAT Bylaw No. 11/027, being the Municipal Development Plan for the Regional 

Municipality of Wood Buffalo as attached hereto and marked as Schedule A, is 
hereby adopted. 

 
2. THAT Bylaw No. 00/005 and all amendments thereto is hereby repealed. 
 
3. THAT 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 ______________ day of _________________, A.D. 2011. 

READ a second time this _______________ day of _________________, A.D. 2011. 

READ a third and final time this _______________ day of ______________, A.D. 2011. 

SIGNED and PASSED this ______________ day of _________________, A.D. 2011. 

 

 

 

       _______________________________ 
       Mayor 
 
       _______________________________ 
       Chief Legislative Officer 
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Not a 
Traditional 
Plan…

The Municipal Development Plan (the Plan) is not just a regional plan, an urban plan, 
or a rural plan. It is all three. This reflects the complexity of planning for the largest 
regional municipality in Canada and one of only two specialized municipalities in 
Alberta with both Urban and Rural Service Areas. As a result, the Plan addresses 
issues at a variety of scales, providing integrated direction to the urban area, the 
distinct rural communities, and vast tracts of hinterland. 

The Municipal Development Plan outlines a strategic path forward to manage 
growth. It does not directly identify capital projects or infrastructure spending,  
nor does it provide specific zoning requirements. Rather, it will be used to guide 
both short- and long-term decision making at the Regional Municipality of Wood 
Buffalo (the Municipality). The time horizon of the Plan is 20 years, until 2030.

This Plan conforms to the requirements of the Municipal Government Act of the 
Province of Alberta.
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The Regional Municipality of Wood Buffalo is poised to enter a bold new era.  
This Municipal Development Plan will lead the way, charting a course to make  
Wood Buffalo a global model for sustainable living in the north.

The development of this region has long been propelled by the hard work and 
tenacity of generations of residents whose big spirit defines the region. In the last 
two centuries, the region has grown and transformed from one of Canada’s most 
successful fur trading posts, to an international supplier of salt, to the home of the 
world’s largest industrial operation, the oil sands. This development has been made 
possible by ambition, innovation and big ideas. And now, as the next chapter in the 
development of this region is about to unfold, we bring forward a big plan for  
our future. 

This Plan outlines a path forward to harness Wood Buffalo’s abundant 
opportunities, address its unique challenges and build a region, an urban centre, 
and a series of communities founded on the principles of sustainability.

BIG SPIRIT, BIG IDEAS, BIG PLAN
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Wood Buffalo is Canada’s largest regional 
municipality and is among its fastest 
growing, with a population that has 
doubled in the past ten years. The region’s 
population is expected to more than 
double again in the next two decades, 
requiring new homes, retail opportunities, 
transportation solutions, and access to parks 
and open space.

As our population continues to grow 
rapidly, we need to manage growth 
sustainably throughout the region, in our 
urban area and rural communities, ensuring 
the integrated development of land and 
transportation. 
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Land for residential, commercial and 
industrial expansion remains one of 
the most significant challenges in our 
region. Competing interests over land for 
development and resource extraction have 
driven up land values, an issue that must be 
addressed to attract development and long-
term investment.   

We must enable responsible development, 
ensuring the timely availability of 
developable land to stimulate investment, 
accommodate population growth, and fuel 
economic prosperity.



 8

Our natural environment is a contrast of 
large tracts of pristine, untamed boreal 
forest and pockets of concentrated 
industrial activity. While industry continues 
to improve environmental practices, more 
can be done in our communities to protect 
the natural systems on which we depend 
and to address the realities of global  
climate change.

Through practicing environmental 
stewardship, we will respect and sustain 
our rich natural surroundings, reduce energy 
consumption and waste, and play our part 
in the global effort to reduce greenhouse 
gas emissions.
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Growth in the oil sands has made our 
region’s economy among the strongest in 
Canada, with average household incomes 
nearly twice the national average. Still, 
prosperity in a single industry can put 
stress on the service sector and make us 
vulnerable to the many local and global 
factors that influence the oil economy.

We can establish a more resilient economy 
through diversification, supporting local 
businesses, and promoting a culture of 
innovation, education and training.
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Employment opportunities have attracted 
residents to our region from across Canada 
and around the globe, many of whom 
consider their time in the region as part of 
a short-term plan rather than a long-term 
investment. High housing prices and a lack 
of retail services and other amenities further 
discourage residents from putting down 
roots in the region.

By building attractive, livable communities 
that offer a high quality of life, we can foster 
a sense of home and belonging that will 
attract residents to settle in the region for 
the long term.
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Our cultural infrastructure and the quality 
of public spaces do not accurately reflect 
the region’s prosperity. More can be 
done to promote our region’s diversity, 
First Nations and Métis heritage, and rich 
culture, as well as challenge unbalanced 
stories that contribute to a negative view  
of the region for those living beyond  
its boundaries.

We can support and promote a vibrant 
culture that will bring our story to life 
through celebrations, events, and the arts, 
as well as through high quality urban design 
that will help build pride in our region.
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Our relatively young municipal government 
is responsible for providing a wide array 
of services to a large, diverse, and rapidly 
growing region. Its evolution into a larger, 
more complex entity requires increasingly 
sophisticated municipal governance, 
administrative practices, and structures.

By working together, municipal 
government and the region’s stakeholders 
can achieve coordinated service delivery, 
mutually supportive relationships,  
and effective communication to help us 
achieve a more sustainable future for all.
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ourSTORY

Few other municipalities in the world are presented 
with the opportunities that stand before the Regional 
Municipality of Wood Buffalo today. The region’s size, 
prosperity, diversity, and growth provide an unparalleled 
context to imagine the future and pursue a bold vision  
of transformation. 

Over the next 20 years, projections indicate that the 
Urban Service Area of Fort McMurray will emerge as the 
third largest urban area in Alberta, overall growth will 

accelerate faster than nearly any other municipality in 
Canada, and the region will inject over $1 trillion into the 
Canadian economy. As we grow, we will experience a 
transformation unlike anything this region has felt before: 
new neighbourhoods and transportation networks will 
be established, Fort McMurray’s City Centre will be 
revitalized, rural communities will experience improved 
levels of service, and more opportunities will be created to 
enjoy our rich natural surroundings.
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ourSTORY
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We are big
The Regional Municipality of Wood Buffalo is among 
Canada’s largest municipalities. Covering over 63,000 square 
kilometres, it is larger than the Province of Nova Scotia and 
more than double the size of Belgium. It is largely wilderness, 
covered primarily by boreal forest and muskeg. Of the 
region’s 104,338 residents, almost 77,000 live in the region’s 
only urban area, Fort McMurray. Fort McMurray is located 
roughly 450 kilometres north of the province’s capital, 
Edmonton. Nine rural communities are dispersed over 500 
kilometres from the most southern community of Conklin to 
the region’s northernmost community, Fort Fitzgerald.
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Regional Context

United States of America

Fort McMurray

Janvier
Conklin

Anzac
Saprae Creek

Draper

Gregoire Lake Estates

Fort MacKay

Fort Chipewyan

Fort FitzgeraldThe Regional 
Municipality  
of Wood Buffalo

Canada
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We are economically strong
The region is known worldwide for its oil sands. The richest 
deposits of the Athabasca Oil Sands Area lie within the  
region, including the only portion available for surface mining.  
In 2010, oil sands operations were directly attributable for 
over 31,000 jobs and the production of 1.6 million barrels 
of oil per day (bpd). The oil sands industry is responsible for 
48 percent of the region’s employment and 96 percent of 
investment. The strength of this industry has made the region 
one of the wealthiest in Canada with an average household 
income of $177,634 in 2011. 

AREA
2011 Average 

Household   Income

Above National 
Per Capita   Average

2011   Per Capita 
Income

2013 Projected 
Per Capita   Income

2016 Projected 
Per Capita   Income

Calgary $127,821 52% $50,254 $54,678 $61,377

Edmonton $102,304 24% $41,070 $44,594 $49,876

Vancouver $89,077 6% $35,023 $37,410 $41,010

Toronto $99,168 8% $35,612 $37,986 $41,630

Wood Buffalo $177,634 95% $64,507 $71,050 $81,346

Alberta $110,056 30% $42,810 $46,604 $52,360

Canada $82,608 0% $33,036 $35,370 $38,964

Average Household Income and Projections

Source: F.P. Markets 8.0 Income, Estimates and Projections (2011)
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First Nations & 
Métis History…

We are diverse
Spurred by growth in the oil industry, the region doubled 
its population in the last decade from just under 52,000 
residents in 2000 to more than 104,000 in 2010, making it 
one of the fastest growing municipalities in Canada. While 
Fort McMurray itself increased by more than 34,000 people 
over that time period, the population living in work camps 
has grown dramatically from less than 6,000 to more than 
23,000. New population in the region has added a dimension 
of diversity with migrant workers coming from all parts of 
Canada and from around the globe. Furthermore, First 
Nations and Métis comprise an important segment of the 
region’s population, most significantly in rural communities.

First Nations and Métis have given Wood Buffalo its 
history and heritage. Before oil sands development, 
First Nations and Métis forged a lifestyle that 
included a strong sense of family, community 
and culture. Many of their traditional practices, 
established centuries ago, continue today. The 
rich culture they established in Wood Buffalo is 
illuminated through their cultural practices including 
spiritual prayers, dance, music, and traditional 
regalia. Hunting, trapping, berry picking and visiting 
ancestral territories are some of the many traditions 
still practiced throughout our region. 

First Nations and Métis people celebrate their 
heritage at events held throughout the region, 
passing on traditions and culture to future 
generations. Treaty Days, Métis Fest and National 
Aboriginal Day are a few of the events where their 
heritage and rich cultural traditions are celebrated. 
Their long-standing presence in the region is 
treasured.
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ATHABASCA OIL SANDS AREA
and the Regional Municipality of Wood Buffalo
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About the 
Athabasca Oil  
Sands Area 
(AOSA)…
The Athabasca deposit 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. 
Together, these oil sands deposits lie beneath 
141,000 square kilometres of sparsely populated 
boreal forest and muskeg, and consist of an 
estimated 1.7 trillion barrels. 

With modern oil production technology, at 
least 10 percent of these deposits, or about 170 
billion barrels, are considered to be economically 
recoverable. This is enough oil to satisfy the total 
Canadian oil demand for over 200 years. This makes 
Canada’s total oil reserves the second largest in the 
world after Saudi Arabia. The Athabasca deposit is 
the only large oil sands reservoir in the world that 
is suitable for large-scale surface mining; however, 
most of the reservoir can only be extracted using 
more recently developed in situ technology called 
Steam Assisted Gravity Drainage (SAGD), which 
allows extraction of deeper oil sands deposits. 
Future developments of in situ technology may 
expand access to the resource.
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FIRST NATION RESERVES
and the Regional Municipality of Wood Buffalo
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Source: Regional Municipality of Wood Buffalo, 2011

*No Municipal Census was conducted during these years; the average from the two adjacent years was used to estimate the population.

We are growing
The region is expected to continue its pattern of rapid growth 
into the foreseeable future. Oil production is projected 
to rise from the current 1.6 million bpd to as much as 6.9 
million bpd over the next two decades, which will stimulate 
a corresponding demand for employment and an increase 
in population. Current and projected oil sands employment 
could amount to as many as 50,000 permanent operational 
jobs in the region, generating an increase in population of 
more than 125,000 people over the next 20 years. Population 
growth, in turn, will trigger a rise in demand for support and 
institutional services, as well as increased levels of retail and 
employment opportunities.
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In 2006, the Municipality adopted a vision that remains as 
relevant today as when it was crafted: “A balanced future 
with opportunity for all.”

In the pursuit of this vision, the Municipality must 
work toward a sustainable future, ensuring that the 
opportunities enjoyed today remain present for future 
generations, and that the path forward is inclusive of the 
region’s diverse population. Therefore, it can be said that 
this Plan is a plan for sustainability with a desire to have 
Wood Buffalo emerge as a global model for sustainable 
living in the north.

Being a global model for sustainable living in the north is a 
commitment to the pursuit of excellence. From a practical 

perspective, excellence can be interpreted as following 
best practices. However, to be a global model implies not 
merely adhering to best practices, but also establishing 
them. To establish best practices, the Municipality needs 
to seek continuous improvement through innovation, 
striving to find new and better ways to demonstrate 
sustainable living, as well as addressing the pressures of 
tremendous growth in a northern climate. The Municipality 
will be driven to make informed and responsible decisions 
regarding both quantity and quality; that is, it will need 
to manage its growth sustainably and it will need to build 
healthy, sustainable communities.

OURvision
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Statement of 
Sustainability 
for Wood 
Buffalo…

The Municipality’s understanding 
of sustainability is derived from the 
Statement of Sustainability from 
Envision Wood Buffalo (2010):

“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 find balance in 
our economic, environmental, 
cultural, and social systems 
and to live within their natural 
limits. We make decisions that 
reflect 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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managing growth
SUSTAINaBLY

A commitment to sustainability hinges upon a responsible 
growth management strategy that addresses regional, 
rural, and urban needs. Key considerations include 
making optimum use of existing infrastructure through 
intensification, concentrating development to promote 
efficient servicing, minimizing greenfield development, 
promoting contiguous development, and emphasizing 

efficient transportation networks. It also means minimizing 
impact on the natural environment.

In Wood Buffalo, growth management must be  
addressed at various scales: broadly at the regional  
level, as well as more specifically in the region’s urban  
area and rural communities.
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managing growth
SUSTAINaBLY
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GROWTHanalysis
Wood Buffalo is one of the fastest growing municipalities 
in Canada and projections indicate that this rapid rate 
of growth will not only continue, it will accelerate. This is 
especially true in the near- to mid-term, that is, within the 
next decade. The region’s oil sands industry will continue 
to be the primary driver of growth, generating employment 
opportunities that are expected to attract workers from 
across the country and around the world.

Recent population and employment projections indicate 
that the region could grow from 104,338 in 2010 to over 
231,000 people by the year 2030, an increase of 121 
percent. Population growth will bring with it economic 
growth through the development of the service industry 
and private sector-driven small-scale businesses and retail. 

Already, the average annual population growth rate is 
above 7 percent. With a number of new oil sands projects 
proposed to start between now and 2020, employment 
is projected to grow by as much as 53 percent and the 
population by 66 percent over the next decade. 

Growing social services and new economic opportunities 
will continue to attract migrant workers to the region 
and new induced and indirect employment will develop 
as the region’s economy diversifies beyond oil and gas. 
Employment in the financial, social services (including 
health and education), entertainment, and retail sectors 
could collectively increase by more than 200 percent over 
the next 20 years. 

GROWTH
 analysis
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Oil Industry Production
Oil sands activity is the engine for 
growth in the region. Currently, oil 
sands operations in Wood Buffalo 
produce 1.6 million barrels of oil 
equivalents per day (bpd). If projects 
that are under construction, approved, 
in application, or announced for 
the next 20 years are considered, 
production levels could approach 
6.9 million bpd (reaching a total of 7.5 
million bpd in production capacity), 
assuming all projects proceed. While 
the timing and scope of longer-term 
oil sands development is difficult to 
predict, it is assumed, for the purpose 
of the Plan, that the bulk of this capacity 
will be realized by 2030. 

Oil sands production includes both 
surface mining and in situ extraction 
for deeper deposits. Surface mining 
operations account for approximately 
80 percent of current production while 

Steam Assisted Gravity Drainage 
(SAGD) operations, a form of in situ 
extraction, account for the remaining 
20 percent. SAGD and other in situ 
operations are expected to comprise a 
larger share of operations in the future 
to the point where SAGD operations 
will overtake mining operations in terms 
of capacity.

New technologies could contribute to 
future extraction if and when increasing 
world demand and rising commodity 
prices justify such investment. 
Carbonates, a different form of 
bitumen, are an emerging resource 
within the region. If a commercially 
viable method of extraction is found, 
carbonates could significantly increase 
the recoverable oil resources within the 
region in coming years.

In the long-term, if the 6.9 million bpd 
level of production is realized, it would 
represent an increase of 5.4 million 
bpd from current production rates. It is 
projected that in situ operations would 
account for approximately 60 percent 
of this increase in production with 
approximately 40 percent derived from 
surface mining. A very small percentage 
of future production is expected to be 
generated through new technologies.

In the near-term, projects that 
are approved or currently under 
construction are expected to increase 
production by 2.1 million bpd, up to  
3.7 million bpd from the current  
1.6 million bpd. It is projected that  
in situ operations and surface mining 
operations would each account for 
approximately 50 percent of the 
increase in production.

Employment Demand 
The oil production industry requires 
two forms of labour: construction 
and ongoing operations. Mining 
operations generally have three times 
the number of operational employees 
compared to SAGD extraction and 
also require a greater number of 
construction workers to get a new 
facility into operation. While SAGD 
operations have fewer operation and 
construction workers per barrel of 
production, they tend to have multiple 
phases and ongoing drilling that 
result in continuous construction.

Over the long-term, production levels 
of 6.9 million bpd could translate into 
approximately 50,000 direct 

operational jobs in the region by 
2030. This assumes an increase of 
approximately 2.2 million bpd in 
mining production and 3.2 million bpd 
related to in situ production.

Construction jobs are generally 
considered to represent non-
permanent employment; however, if 
the region sustains growth in the oil 
industry to 2030, there will be a steady 
pace of construction jobs bringing 
greater stability to construction 
employment. This steady employment 
will provide the opportunity for the 
construction-related workforce to 
settle long-term, supported by the 
implementation of a large number of 
industrial projects.

In addition, indirect and induced 
jobs from oil sands operations will 
contribute to the overall labour force 
demand for the region in sectors such 
as real estate services, temporary 
accommodations, manufacturing 
and business services, among others. 
These sectors are expected to grow 
as oil production increases, leading 
to an even more diversified economy 
over time as financial, educational, 
social service and other sectors 
expand. There is the potential for an 
increase of more than 200 percent in 
employment in sectors outside of the 
oil and gas industry over the next two 
decades.
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Job Locations 
Surface mining operations are mainly 
located north of Fort McMurray, 
whereas in situ operations are 
located throughout the region. 
Mining operations are not usually 
economically viable if production 
is less than 100,000 bpd, so they 
are not only more intensive in 
labour, they require a higher level of 
operational input and maintenance. 
Consequently, the vast majority 
of new operational jobs will be 
associated with the northern  
mining operations. 

To the south of the region, 
development of in situ operations will 
be concentrated near the community 
of Conklin. Employment growth in 
this area could result in approximately 
5,700 new operational jobs over the 
next 20 years.

Looking at all future operations, it 
is estimated that 32,500 jobs or 65 
percent of all operational jobs will be 
within 75 kilometres of Fort McMurray 
and over 90 percent of all future oil 
sands employment in the region 

will be within 100 kilometres of Fort 
McMurray, primarily to the north.

GROWTH
 analysis

Projected Operational Workforce Employment near Conklin

Projected Operational Workforce Employment near Anzac

Proximity Operational Jobs % of Operational Jobs

Within 25km 4,840 9.7%

Within 50km 5741 11.5%

Proximity Operational Jobs % of Operational Jobs

Within 25km 2,244 4.5%

Within 50km 4,001 8.0%

Operational Workforce Employment near Anzac
Projected Operational Workforce Employment near Fort McMurray

Proximity Operational Jobs % of Operational Jobs

Within 50km 13,891 27.9%

Within 75km 32,271 64.8%

Within 100km 45,787 92.0%

Employment Proximity to Fort McMurray, Anzac, and Conklin

Source: Regional Municipality of Wood Buffalo, 2011
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OIL SANDS OPERATIONAL EMPLOYMENT
Location of existing and potential employment
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Source: Regional Municipality of Wood Buffalo, 2011. 

Amount of projects per year summarizing 138 projects estimated to be built by 2030, leaving 27 projects to be accomplished in the  

2030-2035 period, considering a 5 years lapse per construction process. This forecast does not include generic projects to be  

considered in the 2025-2030 period.

0

500

1,000

1,500

2,000

2,500

3,000

3,500

4,000

20
11

20
12

20
13

20
14

20
15

20
16

20
17

20
18

20
19

20
20

20
21

20
22

20
23

20
24

20
25

20
26

20
27

20
28

20
29

20
30

Jo
b

s

Projected Operational Employ-
ment Growth (2011 – 2030) 

Timing 
The timing of oil sands projects 
can be affected by the availability 
of labour and materials, regulatory 
processes, fluctuations in financial 
markets, and changing oil prices. 
Assuming relative stability in these 
areas, the majority of new oil sands 
operations are anticipated to begin 
over the next decade. Significant 
growth is expected between 2012 and 
2019, with spikes in operational jobs 
forecasted for 2013, 2015 and 2018. In 
addition, employment growth in the 
oil and gas industry implies growth in 

other economic sectors. It is expected 
that there will be fluctuation in terms 
of employment increases between 
2012 and 2022 due to the number of 
projects expected to start in this  
same period. 

A slow down in added employment 
is expected toward the second half 
of the projection period to 2030. This 
is explained by the fact that most 
projects are expected to be complete 
by that time, with fewer projects 
starting up. At this time, most 
of the non-permanent construction 

employment positions are likely to 
give way to more stable operational 
jobs. Furthermore, several projects 
in operating today will begin to 
shutdown as the resources are 
exhausted. The region’s population is 
then expected to stabilize.
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Source: Regional Municipality of Wood Buffalo, 2011. 

Amount of projects per year summarizing 138 projects estimated to be built by 2030, leaving 27 projects to be accomplished in the  

2030-2035 period, considering a 5 years lapse per construction process. This forecast does not include generic projects to be  

considered in the 2025-2030 period.
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Oil Sands Production &  
Population Projections

Population Projections
Growth estimates in the oil industry, 
anticipated timing of projects, and the 
resulting impact on direct and indirect 
employment growth, combine to 
provide insight into population 
growth. Oil sands production is 
forecasted to be 5.6 million bpd in 
2020, continuing to rise to as much as 
6.9 million bpd by 2030. As a result, 
the regional population is projected 
to reach 174,000 by 2020 and 231,000 
by 2030. To put this into perspective, 
these projections represent a higher 
growth rate over the next 10 years 

than that experienced in the decade 
from 2000 to 2010.

Given the number of projects that are 
expected to start in the years 2011-
2020, employment is likely to grow 
by as much as 53 percent by 2020, 
while population is likely to grow 
by 66 percent in the same period. 
After 2020, both employment and 
population growth rates will stabilize 
and further growth will rely on new 
projects, as well as indirect and 
induced employment generated. 

Given that the projected employment 
will continue to grow, the region is 
going to rely on a continued influx  
of labour migration into the region.
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Land Requirements  
Most of the region’s growth will 
occur in Fort McMurray to the point 
where it is expected to comprise 85 
percent of the region’s population by 
2030. Estimates for land and housing 
requirements have been derived 
based on this distribution model 
and the overall projected regional 
population climbing to over 231,000 
by that time.

As it currently stands, it is estimated 
that approximately 2,850 hectares of 
land will be required for residential 
housing in the region by 2030. This 
translates into a density of 45 persons 
per hectare of land using an average 
household size of 3.1 people. It is also 
estimated that the region will require 
half of its residential land requirement 

for commercial uses and twice its 
residential land requirement for 
industrial uses. This requirement for 
commercial and industrial land in the 
region translates into about 1,400 and 
5,700 hectares of land, respectively, 
by 2030.

In addition, about 64 percent of 
the total estimated land area is 
required for green space. This high 
percentage is due in large part to 
local geographic conditions in which 
large tracts of land are unsuitable for 
development because of unstable 
slopes, muskeg, or flood plains. 
Green space is required for parks and 
recreational uses, or may be left as 
natural lands. About 6,500 hectares 
will be required for green spaces, 

which assumes the same proportion 
of green space per person as in 2010.

In total, about 16,500 hectares of land 
could be required within the planning 
period to accommodate future growth 
and development in the region. Total 
land demand will be highest in the 
near-term, up to 2015, after which the 
demand will decelerate from 2015 to 
2025. However, the required amount 
of space may increase again toward 
the end of the planning period as 
construction activities wind down and 
a more stable population base settles 
in the region’s communities. 

Operational Workforce Employment near Anzac

Year Residential Commercial Industrial Green Total

2011-2015 802 401 1,604 1,816 4,623

2016-2020 646 323 1,292 1,463 3,723

2021-2025 465 232 929 1,053 2,679

2026-2030 941 471 1,882 2,132 5,425

TOTAL   16,451

Projected Land Requirement by Usage Type (hectares), 2011 - 2030

Source: Regional Municipality of Wood Buffalo, 2011
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Source: Regional Municipality of Wood Buffalo, 2011

Operational Workforce Employment near Anzac

2011-2015 2016-2020 2021-2025 2026-2030 Total

Fort McMurray 758 609 436 885 2,689

Rural Communities 44 37 28 56 165

Total 802 646 468 941 2,854

Projected Land Required for Residential Use (hectares), 2011 – 2030

Source: Regional Municipality of Wood Buffalo, 2011

Operational Workforce Employment near Anzac

 2011-2015 2016-2020 2021-2025 2026-2030 Total

Fort McMurray 1,516 1,218 873 1,771 5,377

Rural Communities 88 74 57 111 330

Total Land Requirement 1,604 1,292 929 1,882 5,707

Projected Land Required for Industrial Use (hectares), 2011– 2030

Source: Regional Municipality of Wood Buffalo, Planning & Development Department, 2011

Operational Workforce Employment near Anzac

2011-2015 2016-2020 2021-2025 2026-2030 Total

Fort McMurray 379 304 218 443 1,344

Rural Communities 22 19 14 28 82

Total Land Requirement 401 323 232 471 1,426

Projected Land Required for Commercial Space (hectares), 2011– 2030

Source: Regional Municipality of Wood Buffalo, Planning & Development Department, 2011
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Housing Requirements  
Based on the population projections 
and assuming household size remains 
at approximately three residents per 
household or less, about 37,000 new 
housing units will be required in the 
region to accommodate the growing 
population over the next 20 years. 
This figure is also adjusted downwards 
to exclude some non-permanent 
population residing in hotels or 
motels and work camps.

In addition to the housing 
requirement, there is currently a 
housing deficiency of approximately 
3,500 units that needs to be 
addressed. It is estimated that the 
deficit could be addressed within a 
period of eight years between 2012 
and 2020, but this would represent 
a higher rate of construction and 
housing units during that time. 

The net result of projected new 
housing and the existing housing 
deficit is a total housing requirement 
of 40,500 housing units by 2030, 
of which 34,000 units would be 
directed toward Fort McMurray. A 
total of 165 hectares of land will be 
required to support the development 
of residential housing in the rural 
communities, primarily in the 
community of Anzac.
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2011-2015 2016-2020 2021-2025 2026-2030 TOTAL

Single Detached 3,870 2,111 1,560 1,700 9,241

Semi/Row/Duplex/Townhouse 1,864 1,625 1,157 1,382 6,028

Apartment 5,130 5,433 2,398 5,937 18,898

Mobile 1,247 558 548 405 2,758

Total 12,110 9,728 5664 9,423 36,925

Housing Requirement by Dwelling Type, Total Region, 2011 -2030

Source: Regional Municipality of Wood Buffalo, 2011.

2011-2015 2016-2020 2021-2025 2026-2030 TOTAL

Single Detached 374 344 330 229 1,277

Semi/Row/Duplex/Townhouse 28 10 9 9 56

Apartment 155 102 261 62 580

Mobile 155 102 261 62 580

Total 712 558 861 362 2,493

Housing Requirement by Dwelling Type, Rural Communities, 2011 -2030

Source: Regional Municipality of Wood Buffalo, 2011.

Operational Workforce Employment near Anzac

2011-2015 2016-2020 2021-2025 2026-2030 TOTAL

Single Detached 3,496 1,767 1,230 1,471 7,964

Semi/Row/Duplex/Townhouse 1,836 1,615 1,148 1,373 5,972

Apartment 4,975 5,331 2,137 5,875 18,318

Mobile 1,092 456 287 343 2,178

Total 11,398 9,170 4,803 9,061 34,432

Housing Requirement by Dwelling Type, Fort McMurray, 2011 -2030

Source: Regional Municipality of Wood Buffalo, 2011.
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REGIONAL
growth management
It is projected that the regional 
population could grow to 231,000 
by the year 2030, an increase in 
population of 126,700 residents, or 
121 percent from the 2010 population 
of 104,300. The regional growth 
management strategy supports 
directing the majority of this growth 
to Fort McMurray so that the urban 
area will comprise 85 percent of the 
region’s total population. Growth will 
also be directed to the community of 
Anzac, transforming that community, 
over time, into the region’s secondary 
service centre. Other rural communities 
in the region will experience modest, 

incremental growth. Over the long-
term, work camp populations will 
stabilize near today’s numbers, but 
will experience occasional fluctuations 
based on the sequencing of 
construction for new oil sands projects.

Rapid population growth could 
trigger as many as 40,500 new 
housing units (including the standing 
deficit of 3,500 units) and the need 
for over 16,500 hectares of land 
for residential, commercial and 
industrial development. However, 
the Municipality is committed to 
sustainable practices that will minimize 
the need for new land. This will be 

achieved by promoting intensification 
in existing residential areas,  
and in particular in Fort McMurray’s 
City Centre, and promoting  
higher overall densities in new 
residential development.

Meanwhile, work camps in the south 
and the north will begin to consolidate, 
locating near one another and offering 
shared services and amenities. New 
in situ operations in the Conklin area 
will drive the need for work camps 
in the south, as these projects are 
deemed to be outside of a reasonable 
commuting distance of Fort McMurray. 
In the north, work camps will continue 

REGIONAL
 growth management
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housing temporary construction 
workers and operational workers in 
remote sites. This strategy is supported 
by the Government of Alberta’s 
Comprehensive Regional Infrastructure 
Sustainability Plan (CRISP) and will 
require collaboration between the 
Municipality, the Government of 
Alberta, and the oil sands industry.

This growth strategy depends upon 
an improved transportation network 
connecting the workforce to places 
of industrial employment. More 
than 90 percent of operational jobs 
will be within 100 kilometres of Fort 
McMurray, and about 65 percent 
within 75 kilometres. These jobs 

are mostly in large, labour-intensive 
mining operations to the north of Fort 
McMurray. Rapid transit systems need 
to be developed to quickly and reliably 
transport residents from where they 
live to where they work.

To the south, employment numbers  
will be lower as in situ operations in  
this area are generally smaller and 
require fewer operational workers. 
There is the potential for over 5,500 
operational jobs within 50 kilometres  
of Conklin, nearly 5,000 of which will  
be within 25 kilometres of the 
community. These jobs are well outside 
the likely commuting distance of Fort 
McMurray and, as indicated in CRISP, 

a growth centre in the Conklin area will 
be required to accommodate these 
workers and their families.

Ultimately, the goal of the regional 
growth strategy is to promote 
permanence and long-term residency 
in Wood Buffalo by attracting a 
greater proportion of existing and 
new workers to settle in communities, 
particularly Fort McMurray. As such, 
requirements for land, transportation, 
and infrastructure become the high 
priorities as the region’s permanent 
communities prepare to accommodate 
the rapid growth that will continue over 
the coming years. 
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REGIONAL
 growth management

Regional Population  
Distribution over Time (2000-2030)
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Source: Regional Municipality of Wood Buffalo, 2000-2011.

Source: Regional Municipality of Wood Buffalo, 2000-2011.
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Direct population growth  
to Priority Growth Areas
Priority Growth Areas are locations where 
significant population and service growth will be 
accommodated. Fort McMurray will continue to 
be the primary settlement area and service centre 
for the region. Anzac will also grow substantially 
to become a small urban centre over time with 
associated services. To accommodate growth in 
these two Priority Growth Areas, the Municipality 
will work with the Province to secure an adequate 
amount of land for expansion and will ensure the 
release of these lands for development purposes in 
an efficient and timely manner.

R.1.1

Protect and enhance  
Areas of Stability
Areas of Stability are locations where rapid growth 
is not desired and where the existing character 
and structure of the community is to be respected. 
In some of these communities, including Fort 
Chipewyan, Fort MacKay, Janvier and Conklin, 
modest, incremental growth will occur in keeping 
with the desires of local residents. In other 
communities, including Fort Fitzgerald, Draper, 
Saprae Creek, and Gregoire Lake Estates, the 
capacity for growth will be defined by environmental 
constraints or community boundaries. In Areas 
of Stability, service provision will be addressed in 
accordance with community need, population size, 
and density.

R.1.2

Strategic Regional Population Distribution

The regional growth strategy is to concentrate new development while encouraging new and migrant workers to  
become permanent residents of the region, thereby minimizing the transient nature of the workforce. Through stability 
and permanence, municipal service provision will become more sustainable. The Priority Growth Areas of Fort McMurray 
and Anzac will accommodate the bulk of the growth, while more modest increases in population will be accommodated 
in other rural communities. Work camps will continue to provide accommodation for those on short-term employment, 
but long-term operational employees will be encouraged to settle in developed areas. To accommodate the oil sands 
construction workforce and remote operations, two new consolidated work camps will be supported at locations where 
significant employment is expected. Consolidated work camps promote efficiency through economies of scale, and are 
able to provide more amenities to workers.

R.1DIRECTION



51 

Support the development of 
Consolidated Work Camps 
Work camps associated with oil production 
will continue to offer a reasonable form of 
accommodation for some workers, in particular 
for temporary construction workers and those in 
remote locations beyond a reasonable commuting 
distance from settlement areas. However, to the 
greatest degree possible, work camps should be 
consolidated to facilitate the provision of services. 
In partnership with the Province and oil industry, 
the Municipality will explore opportunities to 
consolidate work camps, both north of Fort MacKay 
and in the Conklin area.

R.1.3

Encourage permanent residency

It is one of the underlying assumptions of this 
Plan that long-term operational workers in the oil 
industry can be attracted to settle in Priority Growth 
Areas. As community amenities are enhanced, 
housing solutions are addressed, and transportation 
solutions are developed, the Municipality will work 
with the Province and the oil industry to limit the 
use of work camps within a reasonable commuting 
distance from Priority Growth Areas as a means of 
encouraging permanent residency.

R.1.4
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Develop rapid transit

Rapid transit is an integral part of the solution to 
encourage permanent residency in the region by 
reducing commuting time from communities to 
oil sands operations throughout the region. The 
Municipality will commit to the pursuit of rapid 
transit solutions focusing, as a first priority, on a 
connection between Fort McMurray’s City Centre 
and places of employment and the consolidated 
work camp area to the north. This commitment may 
be approached incrementally, transitioning over 
time from dedicated bus lanes to Bus Rapid Transit 
(BRT), and potentially to Light Rail Transit (LRT). 
New transportation corridors will be designed and 
developed with consideration for rapid transit.

R.2.1

Expand regional road  
transportation systems 
A regional roadway system is necessary to facilitate the 
efficient movement of people and goods throughout 
the region and to connect to outside markets, helping to 
stimulate economic growth, reduce travel times, and support 
desired development. Highway expansion to the east of 
Anzac and across the Clearwater River will serve to connect 
to existing highway networks and facilitate the movement 
of large loads and dangerous goods. This will also divert 
highway traffic passing through the urban area, as would a 
bypass road west of Fort McMurray. East-west connectivity 
can be enhanced by expanding access to Saskatchewan and 
northwestern Alberta. The extension of a road to the north of 
the region with access to Fort Chipewyan and Fort Fitzgerald 
would provide new economic opportunities, particularly in 
terms of recreation and tourism. The Municipality will work 
with the Province to establish funding priorities consistent 
with these goals.

R.2.2

Integrated Multi-modal Mobility Systems

As the region grows, comprehensive mobility solutions will be necessary to promote the effective and efficient 
movement of people and goods. Consistent with the growth management strategy, connections to, from, and within 
Fort McMurray will be key. However, the Municipality cannot do it alone. Other levels of government, together with the 
oil sands industry, will need to be partners in the pursuit of an integrated multi-modal system. An important component 
of the system is a rapid transit service connecting workers residing in Fort McMurray to areas of industrial employment 
associated with the oil sands. The use of private busing for getting to work sites already represents a significant mode 
share and regular public transit must complement private service. Airport expansion, private airstrips, rail service,  
water transportation, and new road networks are also important elements of this multi-modal system. t

R.2DIRECTION



53 

Expand regional road  
transportation systems 

Explore expansion of  
rail transportation
Historically, rail transportation has played a significant 
role in establishing a permanent population in the 
region. Although its significance has since declined, 
much of this rail infrastructure remains and there are 
opportunities to expand rail service as an alternative 
mode of land transportation. The Municipality will work 
with Canadian National Railway and other partners 
to encourage the expansion of rail services where 
appropriate. Rail services can help bring machinery and 
other goods into the region and provide an alternative 
for moving oil and bitumen to the south. Passenger rail 
services can also be explored. Where possible, existing 
railbeds and rail rights-of-ways should be acquired and 
preserved to allow for future rail expansion or alternative 
transportation options.

R.2.3

Support the development  
of Multi-use Corridors 
As integrated mobility solutions are developed, 
efforts to consolidate infrastructure right-of-
ways will be pursued as a strategy to reduce land 
fragmentation and environmental impacts. Where 
feasible, the Municipality will work with the Province 
and other stakeholders to support the development 
of Multi-use Corridors (MUCs) whereby a single 
right-of-way is established for roadways, pipelines, 
transmission lines, and other utilities.

R.2.5

Support aerodromes to  
facilitate remote access 
The size and remoteness of the region requires air 
solutions as part of an integrated transportation 
network. With large numbers of mobile workers 
commuting from outside of the region to oil 
sands projects, air-related infrastructure has been 
increasing in the region and will continue to grow. 
This infrastructure can help secure medical services 
and the provision of food and other goods to remote 
areas. It can also assist in reducing road traffic.  
The Municipality will promote the safe and efficient 
use of aerodromes and promote consolidation 
among multiple users in an effort to minimize  
land disruption and duplication of infrastructure,  
 while also increasing air traffic safety. 

R.2.4
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Apply conservation practices  
to the hinterland
The region consists largely of natural areas 
where there is competing demand for resource 
development, residential expansion, passive and 
active recreation, and ecological preservation. The 
Municipality will work with the Province to support 
integrated resource management and planning 
practices, to identify and establish conservation areas 
where development would be restricted. Where it 
has jurisdictional authority, the Municipality will limit 
development along lakes, rivers, and streams as well 
as where it would negatively impact wildlife corridors 
and migratory routes. While limited, agricultural 
operations in the region will be protected.

R.3.1

Integrate regional recreation

As the regional population grows, the maintenance 
and expansion of existing recreational areas as well 
as the establishment of new recreational areas will be 
necessary. An integrated regional recreational strategy 
will help bring opportunities for all residents to enjoy 
the region’s natural surroundings. Many existing 
recreational areas can be expanded while some of the 
region’s lakes will be explored for opportunities to 
develop new recreation with the potential for cottage 
development, recreational lodges, boat launches,  
day use areas and campgrounds.

R.3.2

Regional Conservation and Recreation

The region is comprised largely of untamed boreal forest that provides wildlife habitat, supports traditional lifestyles, 
and offers a diversity of year-round recreation activities. A smaller portion of the region’s land base has been disturbed 
through resource and mineral extraction, and urban and rural development. The conservation of sensitive areas and 
reclamation of disturbed industrial land will help protect and conserve the region’s ecological diversity. At the same 
time, providing increased access to the rich natural surroundings will expand outdoor recreational opportunities that are 
valued throughout the region. Rivers and lakes, particularly those that are part of existing communities, provide some of 
the best opportunities to develop year-round recreation in balance with the need for environmental conservation. 

R.3DIRECTION
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Integrate regional recreation
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The regional growth strategy directs 
the largest proportion of projected 
growth in the region to Fort 
McMurray. In support of sustainable 
planning practices, the target is 
to have 85 percent of the region’s 
population residing in Fort McMurray 
by 2030 in order to concentrate 
resources, make the best use of 
existing infrastructure, and build a 
substantial local market to support 
the provision of needed services and 
amenities. This would see the urban 
population increase from 76,800 to 
196,400 over the next 20 years, an 

increase of 119,600 people,  
or 155 percent.

Within Fort McMurray, 
population growth to 2030 will 
be accommodated in a manner 
that makes efficient use of land 
and infrastructure investments. 
This will be accomplished in 
three ways: redeveloping the City 
Centre with much higher densities 
combined with commercial, 
retail, institutional, and other 
complementary uses; developing 
Established Neighbourhoods to 
capacity and promoting some 
targeted intensification within these 

neighbourhoods; and building New 
Neighbourhoods with a mix of 
housing options that promote higher 
average densities. 

The City Centre is expected to 
grow to 48,000 residents, four 
times the current population. An 
additional 12,000 residents will 
be accommodated in Established 
Neighbourhoods through targeted 
intensification. New Neighbourhoods 
will be built to accommodate as many 
as 72,000 additional residents over 
the next two decades.

The establishment of an urban 
reserve will serve to delineate 

URBAN
 growth management



57 

the limits of this growth. 
Neighbourhoods are currently 
being planned in Parsons Creek 
and Saline Creek Plateau, while 
additional New Neighbourhoods 
can potentially locate near the Horse 
and Hangingstone Rivers, west of 
Timberlea and Parsons Creek, and 
to the northeast of the City Centre 
across the Clearwater River. 

New transportation to the northeast 
of the City Centre, along with the 
potential benefit of expanded 
rail transportation, will provide 
opportunities for new Employment 
Lands to locate in closer proximity to 

northern oil sands operations. More 
immediate demand for commercial 
and industrial land can be met by 
Employment Lands to the south  
of the urban area.

This strategy of directing the 
majority of projected population 
growth to Fort McMurray hinges 
upon the creation of an attractive 
urban area as a desirable place 
to live. Fort McMurray will offer 
complete, livable neighbourhoods 
and an active vibrant City Centre, 
both supported by effective and 
efficient transportation options 
and a full range of services and 

amenities. Through concentration 
and intensification, municipal  
service provision will become  
more sustainable.
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Source: Regional Muncipality of Wood Buffalo, 2011

Source: Regional Muncipality of Wood Buffalo, 2011
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Fort McMurray
Generalized Land Development Concept
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Establish City Centre as focal point

The City Centre consists of some of the urban area’s most 
historic districts in Waterways, the Lower Townsite and 
MacDonald Island. This area offers significant opportunities 
for redevelopment and intensification. The Municipality 
will establish the Lower Townsite as the location of choice 
for office space, the regional centre for commercial and 
institutional development, and the area with the highest 
residential densities in the region. Modest growth will be 
accommodated in the historic community of Waterways, 
while MacDonald Island will be the region’s premier 
recreation destination. The City Centre will be the hub  
for arts, entertainment, and culture, while also establishing 
Fort McMurray’s highest standards for urban design.

U.1.1

Protect and enhance  
Established Neighbourhoods
In Established Neighbourhoods, the existing 
neighbourhood structure will largely remain 
unchanged, with targeted increases in density 
taking place in selective areas. Intensification 
will be directed primarily along transit corridors, 
at transit nodes, and on vacant or underutilized 
land. Established neighbourhoods will provide an 
increasingly greater mix of uses including residential, 
commercial, retail and institutional. 

U.1.2

Strategic Urban Development

The most critical component of the urban growth strategy is to reinvigorate the City Centre as the heart of Fort McMurray 
and the reflection of Wood Buffalo’s identity. Revitalization of the City Centre begins with more retail and office space, a 
much higher residential population, as well as new amenities and entertainment options. Complementing these efforts 
will be the enhancement of Established Neighbourhoods where increased density in targeted areas will accommodate 
additional growth. In the immediate future, new growth will find its way into the New Neighbourhoods of Parsons Creek 
and Saline Creek Plateau with subsequent growth accommodated in New Neighbourhoods located within an urban 
reserve around Fort McMurray. Establishing an urban reserve ensures the availability of sufficient land to accommodate 
future growth in keeping with population projections and the need for added residential, commercial, institutional, and 
industrial development. A reserve allows for the orderly planning of future development and the timely disposal of land to 
guide the process.

U.1DIRECTION
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Protect and enhance  
Established Neighbourhoods
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Promote sustainable development  
in New Neighbourhoods
New Neighbourhoods will help accommodate population 
growth that cannot be accommodated in the existing 
built-up area. These areas will offer a range of housing 
choices, encouraging higher average densities than existing 
neighbourhoods, a mix of uses, and compact form. New 
Neighbourhoods will also offer a range of mobility choices 
and be developed in a manner consistent with transit-
oriented development (TOD) principles, ensuring integration 
between land use and transportation. New Neighbourhoods 
will be identified based on proximity and access to the 
City Centre and major employment areas, servicing costs, 
geotechnical constraints, and opportunities for future 
expansion through contiguous development.

U.1.3
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Plan for a hierarchy of retail  
and commercial centres 
Retail and commercial centres provide local and regional 
goods and services, provide employment, and make 
available publicly accessible spaces. The Municipality will 
establish a full range of retail and commercial centres to 
ensure different types and levels of services are provided 
according to the needs of neighbourhoods. Through land 
use provisions and supportive transportation and transit, 
the Municipality will direct appropriate scale and type of 
retail and commercial development to the City Centre and 
to neighbourhoods, while supporting the redevelopment 
of established shopping centres and commercial strips. 
Large format retail development will be managed so as 
not to detract from efforts to revitalize the City Centre. 
Neighbourhood cores will be promoted to address the 
day-to-day retail needs of residents.

U.1.5

Establish an urban reserve

The establishment of an urban reserve can bring greater 
certainty to the release and development of Crown 
land. The Municipality will work with the Province to 
designate and acquire land reserved for urban expansion. 
New Neighbourhoods and Employment Lands will be 
sequenced and developed based on market demand 
and the suitability of raw land to receive development. 
The Municipality will work to prohibit the development of 
incompatible industrial activities in and around this reserve 
that may compromise the suitability of the land for future 
urban development. 

U.1.7

Support expansion and economic 
development in Airport Area
As the region grows, air traffic in Fort McMurray will 
increase. The Municipality will support the expansion 
of the Fort McMurray Airport, encouraging its 
transformation from a premier regional airport 
into an international airport. The Airport Area will 
become a major employment centre, transportation 
hub, and centre for economic development. A 
variety of airside and non-airside uses will be 
developed in this area to leverage the Airport’s 
ready access to transportation and services. 

U.1.6

Promote concentration  
of Employment Lands
Employment Lands refer to areas suitable for 
employment concentration. As Fort McMurray 
grows, the Municipality will establish these areas to 
accommodate major industrial developments, industrial 
and business parks, and commercial development, while 
large format retail will be considered where appropriate. 
Public sector and institutional uses as well as small scale 
retail development will be limited in these areas and 
instead be directed to locate in or near the City Centre 
or in neighbourhoods. Employment lands will promote 
the development of green technologies, eco-industrial 
parks, and be well serviced with transit. Opportunities 
exist to promote off-grid pilot projects that demonstrate 
energy efficiency and green building technologies.

U.1.4
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Focus on transit

Within the urban area, the Municipality will 
emphasize the provision of regular transit to 
connect Emerging and New Neighbourhoods to 
the City Centre as a destination, and as a connector, 
through rapid transit to employment in the north. 
In addition, the Municipality will investigate rapid 
transit connections between the airport and the City 
Centre. The Municipality will develop transit systems 
that are reliable, safe and convenient, as well as 
accessible throughout the year. 

U.2.1

Promote integration of urban  
transportation systems
As the population grows, it is desirable to have 
more and more people select alternative modes 
of transportation. The Municipality will promote 
alternative modes of transportation by emphasizing 
convenience, comfort, and efficiency. An integrated 
approach to transportation planning will ensure 
smooth interchanges between systems. Bicycle 
stands and lock-ups, bicycle accommodation on 
transit, sheltered transit nodes, and park-and-rides, 
among many other possibilities, will be considered. 
The Municipality will promote complete streets that 
provide equal opportunity for all modes of mobility.

U.2.2

Supportive Urban Mobility Systems

As population increases, so too will the need for enhanced transportation options within the urban area. The 
provision of transit services connecting Fort McMurray’s New and Established Neighbourhoods to the City Centre 
will be of primary importance. Active transportation, such as walking, cycling, cross-country skiing or in-line skating, 
will be encouraged in all neighbourhoods, which requires that designated streets and sidewalks be designed 
to accommodate a variety of transportation modes and that a complementary trail network be established. An 
integrated approach to mobility can help to make a variety of transportation alternatives attractive to users, lead to 
healthier lifestyles, and reduce the production of greenhouse gases.t

U.2DIRECTION
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Promote integration of urban  
transportation systems
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Develop an interconnected  
and accessible green network
As the City Centre and surrounding neighbourhoods 
grow, the Municipality will develop connections 
between and within these neighbourhoods through 
a green network of trails connecting built-up areas, 
parks, and natural areas. The green network will 
accommodate a variety of active transportation 
options including walking, cycling, cross-country 
skiing and in-line skating. The green network will 
also connect residents and places of employment, 
encouraging its use as a means of getting to work.

U.3.1

Develop a river trail system

The Clearwater and Athabasca Rivers provide 
scenic beauty to Fort McMurray. The Municipality 
will take advantage of this amenity by ensuring that 
riverbanks within the urban area are secured for 
public use and enjoyment and by building a river trail 
system along the banks promoting active living while 
connecting nodes of activity. 

U.3.2

Integrated Urban Green Space

Managing growth sustainably requires a balance between the accommodation of development needs and the 
provision of green space including parks, riverbanks, and natural areas. The geography of Fort McMurray, with its 
many rivers, streams and wet soils, makes possible an abundance of urban green space as development in these 
areas is challenging. As the population increases so too should a system of green space to accommodate the need 
for passive and active recreation and leisure. An interconnected network of trails that link nodes of activity can 
encourage an ongoing exploration of urban activities and participation in urban life.

U.3DIRECTION
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Develop a river trail system Promote recreational development 
around the Clearwater River  
and Snye

The Clearwater River and Snye within the City 
Centre offer the urban area’s best opportunities for 
recreation and leisure, both water- and non-water-
based. The Municipality will promote development 
of new urban recreational facilities, parkland, and 
related recreation in these areas. Furthermore, 
the Municipality will promote MacDonald Island 
as a major gathering place for public activities and 
facilities related to sports, recreation, and leisure. 

U.3.3
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The strategies of this Plan 
accommodate population growth 
into rural communities in a manner 
that reflects the unique aspirations of 
each community. The Plan supports a 
population increase of approximately 
7,500 into the region’s nine rural 
communities by the year 2030. This 
would see the rural population rise 
from 4,200 to an estimate of 11,700, 
an increase of 179 percent over  
two decades.

The majority of the rural population 
growth will be directed towards the 
community of Anzac, which has been 

identified as a Priority Growth Area. 
Over time, this will transform the 
community into a small urban centre 
and the region’s secondary service 
centre. The intent is to work toward 
a threshold population of 10,000 
(beyond the life of this Plan), which 
is deemed to be the size necessary 
to support a wide range of services 
capable of meeting the diverse  
needs of local residents and  
nearby communities. 

The region’s other rural communities, 
identified as Areas of Stability, 
may see more modest growth. 

The amount of growth in these 
communities will be in keeping 
with the expansion capacity of the 
community, while accommodating 
incremental, natural growth that 
allows the next generation to live 
where they were born.

Improvements in rural communities 
will continue to be addressed on a 
community-by-community basis in 
accordance with their unique needs 
and aspirations. The delivery of 
municipal services and infrastructure 
in rural communities in a timely and 
responsive manner will be important 

RURAL COMMUNITY
 growth management
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to accommodate anticipated growth 
and to enhance the quality of life of 
existing and future residents. 

Several of the region’s communities 
are adjacent to First Nations Reserves. 
Through the continued use of service 
agreements, the Municipality will 
coordinate the provision of services 
and infrastructure with adjacent First 
Nations communities to ensure that land 
use, infrastructure, and servicing needs 
are met in an efficient and reasonable 
manner and are complementary to the 
plans of adjacent communities. 
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Source: Regional Municipality of Wood Buffalo, 2000-2011.

* Does not include on-reserve populations or projections.

** Hinterland refers to areas outside of the Urban Service Area and rural communities and also excludes work camp populations.

*
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Source: Regional Municipality of Wood Buffalo, 2000-2011.

* Does not include on-reserve populations or projections.

** Hinterland refers to areas outside of the Urban Service Area and rural communities and also excludes work camp populations.
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Accommodate economic and 
population growth in Anzac
For Anzac to evolve into the region’s secondary 
service centre, diverse land uses will need to be  
met. The Municipality will support the provision of  
a range of residential options and housing choices  
to meet a variety of needs. Higher residential  
density will be encouraged to locate in close 
proximity to the community core. Commercial, 
industrial, and institutional uses will be supported 
in locations that promote the creation of a 
healthy community, support the efficient use of 
infrastructure, minimize land use conflicts,  
and balance development with the protection  
and preservation of the natural environment. 

C.1.1

Establish a vibrant  
Community Core 
As Anzac grows, the development of a strong 
central core will help strengthen its identity. The 
Municipality will support mixed-use development, 
including residential, commercial, and institutional 
uses at a central location along Stony Mountain 
Road to create a vibrant Community Core. Higher 
residential densities will be encouraged in close 
proximity to the Community Core. Connecting the 
eastern end of Stony Mountain Road into a new 
north/south corridor to the east of the community 
will be encouraged and will serve to enhance the 
development of the Community Core.

C.1.2

Transformative Growth in Anzac

C.1DIRECTION

The majority of the rural population growth will be directed toward the community of Anzac, situated on the 
eastern shore of Willow Lake, approximately 45 kilometres south of Fort McMurray. An estimated 3,000 jobs could 
be created in the vicinity of this community over the next 20 years as a result of its proximity to Steam Assisted 
Gravity Drainage (SAGD) operations. With sufficient land, Anzac is projected to grow to 6,000 to 8,000 residents 
with a corresponding increase in municipal services. Locating the majority of the operational workforce and their 
families in Anzac will better provide the population threshold required for improved infrastructure, services, and 
amenities necessary for sustainable living. The projected population growth will transform Anzac into a more 
complete community offering a range of housing choices, commercial and institutional services, and a vibrant core. 
With the timely provision of adequate physical and social infrastructure, Anzac will become the region’s secondary 
service centre capable of offering important services to Janvier and Conklin.
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Anzac
Generalized Land Development Concept

881

Canoe
Lake

Willow
Lake

Checker
Lake

Southshore
Campground

881

Water Treatment
Plant

N Kilometres

0 .5 1 2

Community Core
Established Neighbourhood
New Neighbourhood
Employment Lands
New Employment Lands

Municipal Infrastructure
Major Recreation
Provincial Park
Open Space

Community Boundary
Road
Potential Transportation
Railway

Stony M
ountain R

d

Christina Dr

Park Dr

Townsend D
r

Donovan Dr

C
he

ec
ha

m
 D

r

H
op

eg
oo

d 
D

r

Si
ng

er
 D

r

H
ilyard

 C
res

Woodward Cres

Establish a vibrant  
Community Core 



 74

RURAL COMMUNITY
 growth management

Accommodate balanced  
growth in Janvier
The community of Janvier is located approximately 
100 kilometres southeast of Fort McMurray, adjacent 
to the Chipewyan Prairie Dene First Nation. The 
community will continue to experience modest growth. 
The Municipality will support incremental increases in 
residential development recognizing that the existing 
single family residential development pattern will, for 
the most part, remain the pattern for new development. 
New industrial and commercial development consistent 
with the desires of the community will be encouraged to 
facilitate opportunities for local economic development. 
The Municipality will also encourage the protection and 
preservation of the natural environment and areas deemed 
to be significant to the community. 

C.2.2

Balanced Growth in Rural Communities

The general strategy for the communities of Conklin, Janvier, Fort MacKay and Fort Chipewyan is to accommodate modest 
population growth while promoting a variety of land uses. Modest population growth in these communities is interpreted 
to be in line with anticipated natural growth. This would allow the next generation to remain within the community. This 
growth would be accommodated while encouraging the evolution of these communities over time into more complete 
communities capable of offering residents opportunities to work, live, play, and shop, in accordance with their daily needs. 
This requires a range of uses including multiple housing options, public institutions, commercial uses, local services, and 
recreational facilities within close proximity. Such communities also have a healthy, identifiable core and may accommodate 
a number of convenient mobility options. 

C.2DIRECTION

C.2.1

Accommodate balanced  
growth in Conklin
Conklin is located 160 kilometres southeast of Fort McMurray 
at the confluence of Christina Lake and the Jackfish River. 
Close proximity to present and future SAGD operations 
will create growth pressures on the community that will 
be alleviated through the establishment of a consolidated 
work camp in the area. 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 significant to the community such as Christina Lake, 
the Jackfish River, and Wassassi Park. Development along 
watercourses will be restricted.
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Accommodate balanced  
growth in Janvier

Conklin
Generalized Land Development Concept
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RURAL COMMUNITY
 growth management

Accommodate balanced  
growth in Fort MacKay
Located at the confluence of the Athabasca and MacKay 
Rivers, Fort MacKay is a community comprised of First 
Nations and Métis people and lies adjacent to the 
Fort McKay Indian Reserve. The community is in close 
proximity to mining operations in the north, which creates 
opportunities for employment and may increase the 
need for additional housing. The Municipality will support 
modest growth on land leased by the Fort MacKay Métis 
to provide for some residential development together with 
complementary commercial and institutional uses that 
can assist to create a defined Community Core. Although 
large lots with single detached housing will remain the 
primary residential form, a wider range of housing forms 
and densities will be encouraged to satisfy the needs of all 
age and income groups. The demand for industrial lands 
is best accommodated outside the community in locations 
that allow for greater accessibility while minimizing land use 
conflicts.

C.2.3 C.2.4

Accommodate balanced  
growth in Fort Chipewyan
The community of Fort Chipewyan, located on the western shores 
of Lake Athabasca, is Wood Buffalo’s most historic community 
and the oldest continual settlement in Alberta. Its population is 
expected to increase modestly over the next two decades. The 
Municipality will support the provision of a range of housing in 
the existing community and in new residential areas in order to 
satisfy the needs of residents of all ages and income levels. Areas 
to be identified for future development will be encouraged to 
concentrate near the Community Core and infill development will 
be encouraged to make efficient use of underutilized lands both 
in the Community Core and surrounding areas. Development in 
areas identified as significant to the community or environmentally 
sensitive areas will be limited to ensure these areas remain 
protected. Lakefront areas will be protected and preserved and 
made accessible to all. Local food production will be encouraged 
to ensure a more self-sustaining community. 
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Generalized Land Development Concept
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Fort Chipewyan
Generalized Land Development Concept
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RURAL COMMUNITY
 growth management

Preserve residential  
character of Draper
Draper is a small community adjacent to Fort 
McMurray composed primarily of residential units 
on large acreages. The Municipality will require 
that development be consistent with the existing 
pattern of acreage on large lots in flood risk areas 
while avoiding the fragmentation of lands suitable 
for agricultural uses. Country residential styled 
development may be allowed in areas that are 
considered environmentally sound. Emphasis will 
be placed on protecting and preserving the natural 
environment, enhancing recreational opportunities, 
and providing for local economic development. 

C.3.1

Preserve residential  
character of Saprae Creek
Saprae Creek is a residential community built on the 
crest of the Clearwater River Valley, approximately 
25 kilometres southeast of Fort McMurray. Physical 
expansion of this community is limited. The 
Municipality will support the modest expansion 
of Saprae Creek to the south and east in a form 
consistent with prevailing densities. The main focus 
will be to encourage development that is in harmony 
with the natural setting, creating a pedestrian-
friendly environment, and respecting and enhancing 
the unique character of the community. 

C.3.2

Protected Character of Residential Communities

There are communities in the region that are not intended to develop into communities that offer a wide range of housing 
options, land uses, or services. These communities, including Draper, Saprae Creek, Gregoire Lake Estates, and Fort 
Fitzgerald are almost entirely residential in nature with a specific form of development and a consistent, prevailing density. 
These communities will be protected from development that would adversely impact their existing character. Growth 
will be accommodated only to the extent of capacity, that is, where there is the ability to extend the existing pattern of 
development within the boundaries of the community.

C.3DIRECTION
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Draper
Generalized Land Development Concept
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RURAL COMMUNITY
 growth management

Preserve residential character  
of Gregoire Lake Estates
Gregoire Lake Estates is a community adjacent 
to Gregoire Lake Provincial Park and Willow Lake, 
approximately 32 kilometres south of Fort McMurray. 
Mainly residential, the community is fully built out 
with major constraints to physical expansion. The 
Municipality will protect the existing pattern of 
development characterized by single family housing. 
No physical expansion of the community will be 
accommodated. Community access to Willow Lake 
will be enhanced while ensuring minimal impact on 
the lake environment and other natural features.

C.3.3

Preserve residential  
character of Fort Fitzgerald
Fort Fitzgerald is the most northern community in 
the region and is located on the border of Alberta 
and the Northwest Territories and adjacent to the 
Smith’s Landing First Nation. The nearest centre 
for Fort Fitzgerald is Fort Smith in the Northwest 
Territories, located 25 kilometres to the north. 
The community of Fort Fitzgerald has a very small 
residential population of 8 people and is not 
expected to increase significantly beyond its current 
population. The Municipality will support modest 
increases in population in line with the existing 
pattern of residential development.

C.3.4
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Fort Fitzgerald
Generalized Land Development Concept
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A commitment to sustainability hinges upon the need to build attractive, healthy places to live, work, and enjoy 
across the region. Key considerations include developing urban and rural areas that are more community and 
neighbourhood centred, are transit and pedestrian oriented, and have access to a greater mix of housing, 
commercial and retail uses. It also means respecting our natural environment, preserving open space,  
and offering more recreational amenities.

Ultimately, sustainable communities in Wood Buffalo will come about through responsible development, 
environmental stewardship, economic resilience, a sense of home and belonging, a vibrant culture,  
and working together.

building 
SUSTAINABLE 
COMMUNITIES 
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building 
SUSTAINABLE 
COMMUNITIES 
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responsible
 development

1.1 Sufficient Land for Urban and Rural Development

1.2 Comprehensive Development Practices

1.3 Responsible Investment in Municipal Infrastructure

1.4 Reduced Risk to Environmental Hazards

RESPONSIBLEdevelopment
GOAL 1
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Over the next two decades, the population of 
the region is projected to more than double. 
Accommodating such significant growth within 
one generation of time requires careful planning 
and management of both land and natural 
resources. The region’s prosperity depends  
on the ability to anticipate and guide growth  
in a manner that allows for long-term  
sustainable development. 

The vast majority of land in the region is owned 
by the Crown. While the region continues 
to experience growth rates considerably 
higher than provincial and national averages, 
collaboration with the Province for the timely 
transfer of land will be an important part of 
stimulating ongoing regional development. 
Since 2004, there has been at least 1,000 
development permit applications processed 
annually throughout the region, with more  
than 2,500 processed in 2007 alone. 

A commitment to develop responsibly 
means integrating land use, transportation, 
and the provision of infrastructure while 
minimizing the impact of development on 
the natural environment. Making efficient use 
of land and shifting towards transit-oriented 
development will provide for complete and 
livable communities. It will also lower long-term 
costs on fuel and infrastructure maintenance 
and reduce the overall carbon footprint of 
the built environment. A well-functioning and 
highly efficient regional transportation system 
is the key to allowing for the timely movement 
of people and goods to, from, and within the 
region.
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Sources: Regional Municipality of Wood Buffalo; City of Edmonton Historical Population, 2008 Edmonton Municipal Census, 2009; City of Red Deer Municipal Census, 

2000, 2010; City of Lethbridge Municipal Census, 1999, 2009; Alberta Municipal Affairs, 2000, 2010; Statistics Canada, 2000, 2010.

* Lethbridge and Edmonton’s average annual growth rate is based on the years 1999-2009.

*

*
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Land Ownership in the 
Regional Municipality 
of Wood Buffalo 

Privately-owned
0.3%

Municipally-owned
0.1%

99.6%
Crown Land

Source: Regional Municipality of Wood Buffalo, 2011.

Note: Data consists of commercial, home business/occupation, industrial, institutional, recreational, residential, and sign development permits.

Source: Regional Municipality of Wood Buffalo, 2011

Note: There are a number of First Nations Reserves surrounded by the Regional Municipality of Wood Buffalo, but these are outside of municipal jurisdiction.
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responsible
 development

Make efficient use of available land
Land available for development will be optimized in 
a manner that promotes sustainability. The highest 
priority for intensified land use and higher densities will 
be Fort McMurray’s City Centre. Where appropriate, 
the Municipality will also promote higher densities in 
new communities and neighbourhoods and through 
infill and redevelopment of existing communities 
and neighbourhoods. The rehabilitation and 
redevelopment of brownfield sites or derelict lands 
will be made a priority to further minimize the need 
for greenfield development. New development in the 
region that is contiguous to existing built-up areas 
can help make communities compact and ensure new 
infrastructure is provided efficiently.

1.1.1

Establish development reserves

Rapid economic and population growth has 
resulted in an accelerated need for land. To 
develop land in a timely fashion, the Municipality 
will take measures to secure land in advance by 
working with the Province to identify and acquire 
sufficient land to comprise development reserves 
for future residential, commercial, industrial, and 
institutional development. The highest priority is the 
establishment of an urban reserve for Fort McMurray 
with a similar initiative required to accommodate 
growth in Anzac.

1.1.2

Sufficient Land for Urban and Rural Development

Wood Buffalo has among the most expensive residential, commercial, and industrial land prices in Canada. Prices 
have escalated due to rapid growth and a limited supply of land. Ensuring that the region’s communities have land to 
accommodate anticipated growth will help stabilize land value and housing costs, promote investment, and stimulate 
regional economic development. The vast majority of land in the region is Crown land under provincial administration.  
As a result, land for future growth will require negotiations with the Province for the timely release of land for development 
and for the proper consideration of leased lands for oil exploration. The Municipality can be better prepared to address the 
pressures of growth in the region if it assumes control of an adequate supply of land and ensures the timely disposal of that 
land as market demand requires for residential, commercial, industrial, and institutional development.

1.1DIRECTION
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Make land available  
for development
To manage growth effectively and stimulate 
development and investment, the Municipality  
will dispose of land in a timely manner. The 
Municipality will strive to make land available to 
private interests in advance of when it is required 
and in coordination with the provision of major 
infrastructure and transportation. 

1.1.3
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Lead with integrated,  
comprehensive planning
A wide range of planning tools can be used when 
and where appropriate to help guide orderly and 
sustainable development that balances the need for 
residential, recreational, commercial, institutional, and 
industrial development. The Municipality will prepare 
comprehensive, integrated plans to guide development 
and balance the need for statutory plans such as Area 
Structure Plans and Area Redevelopment Plans, and non-
statutory plans such as Transportation and Infrastructure 
Master Plans. It will also undertake specific focused plans 
or studies where appropriate. In support of these plans, 
the Land Use Bylaw will provide more detailed direction 
for specific development projects. 

1.2.1

Coordinate land development 
with transportation  
and infrastructure
Plans for new and existing growth areas must be 
coordinated with strategic transportation and 
infrastructure planning. The development and 
implementation of infrastructure plans for water, 
sanitary, stormwater, transportation, transit, parks, 
and solid waste infrastructure will help ensure long-
term sustainable development that meets current 
needs while having the ability to accommodate 
changes in land use over time. New developments 
will be planned in a manner that makes optimal use 
of existing infrastructure capacity or is based on an 
economical and logical extension of infrastructure. 
Urban and regional transportation and infrastructure 
will be integrated while considering life cycle 
operational costs.

1.2.2

Comprehensive Development Practices

The Municipality is committed to fostering an environment that is conducive to economic development and urban 
growth. This requires a holistic approach, one that balances these interests with a strong commitment to best practices in 
sustainability, and ensures that social and environmental goals are not compromised. This includes policies and procedures 
that facilitate processes for development, while ensuring that Municipal requirements and expectations for a healthy, livable 
region are met. Sustainable transportation and infrastructure planning are of critical importance, as they set the stage for 
community building in ways that are cost effective and financially responsible. 

1.2DIRECTION



91 

Ensure the provision  
of public lands
Provincial legislation requires a land dedication 
to ensure the provision of public areas or green 
space within new developments. Alternatively, cash 
can be provided in lieu of land. To ensure access 
to green space and opportunities for recreational 
development, the Municipality will minimize the 
cash-in-lieu option, placing greater emphasis on 
maximizing the provision of land accessible for 
public use within new development areas through 
municipal, school or municipal, and school reserves. 
Furthermore, the Municipality will coordinate with 
local school boards to establish reserve lands for 
schools in new neighbourhoods to ensure school 
reserves address proper site considerations and 
accessibility needs.

1.2.3
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Provide safe, reliable  
water infrastructure
Access to safe, reliable drinking water and reliable 
wastewater systems is critical to the health and well-
being of residents. The strategic planning and timely 
construction of water infrastructure is required not only 
to advance new development areas, but also to serve 
the needs of industrial activities. The Municipality will 
meet or surpass all federal and provincial guidelines 
and standards in the treatment of potable water and 
provision of wastewater services. Determining priorities 
and appropriate levels of services offered to communities 
and new developments will be based on population and 
density. Requirements for industrial activity and full life 
cycle costing will also be considered. The Municipality 
will work with industry and other stakeholders to 
establish efficient water infrastructure services that meet 
the needs of the region.

1.3.1

Manage surface drainage

The proper management of land drainage can minimize 
the impact rain, storms, and snow melt may have on 
people, development areas, and the environment. 
Consideration of grading and drainage is an important 
part of the development review process to prevent 
flood, erosion, and sedimentation damage to 
adjacent properties. The Municipality will promote the 
development of stormwater management systems that 
adhere to best practices, including principles of Low 
Impact Development. Parks and open space strategies 
will consider the incorporation of retention ponds as 
recreational amenities in new developments.

1.3.2

Responsible Investment in Municipal Infrastructure 

The provision of infrastructure is fundamental to the building of communities and the health and well-being of residents. 
The Municipality is responsible for the provision and maintenance of public infrastructure and services including water 
supply, sanitation services, stormwater management, and public utilities (through franchise agreements). As communities 
grow, so too will the need for services in accordance with population thresholds. A coordinated approach to the delivery of 
these services and infrastructure can reduce overhead and costs, eliminate jurisdictional conflicts, and increase the level of 
service to residents. 

1.3DIRECTION
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Manage surface drainage Coordinate the delivery  
of franchised utilities

The Municipality is responsible for coordinating the 
provision of a number of shallow utilities through 
franchise agreements, including gas, electrical 
power, telephone, and cable. The Municipality will 
regularly review and update these agreements, work 
with utility companies, and provide line assignments 
for combined utility provision in an effort to ensure 
safe and efficient delivery of these services.

1.3.3



 94

responsible
 development

Regulate incompatible land uses 
near human settlements

The region is home to many types of industrial 
developments that are deemed to be incompatible with 
residential development. These developments include 
facilities related to oil sands operations and sour gas 
facilities. Through proactive land use planning and 
consideration of provincial regulatory guidelines, these 
facilities will be located away from current and future 
residential development. Conversely, the Municipality 
will strive to minimize the encroachment of residential 
development on non-compatible industrial development. 
The Municipality will work to prevent the development 
of incompatible industrial operations inside or in close 
proximity to the region’s communities.

1.4.1

Ensure emergency preparedness 
and management 

Emergency preparedness and management is critical 
to the safety and well-being of residents as well as 
the protection of property in the event of flooding, 
wildfires, severe weather, industrial accidents, or other 
disasters. Through urban, rural, and regional emergency 
preparedness planning, the Municipality will be better 
prepared for a prompt and coordinated response to 
emergencies. Where feasible, establishing a minimum 
of two access routes in rural communities, and urban 
neighbourhoods not only improves mobility for  
residents, but also provides alternate routes in the  
case of an evacuation. 

1.4.2

Reduced Risk to Environmental Hazards

All of the region’s communities are surrounded by large tracts of wilderness. As a result, the safety of residents from natural 
hazards, such as floods and wildfire, is a critical concern of the Municipality. The risks from these hazards can be mitigated 
and managed through careful planning, design, and development. This includes ensuring that there is safe access not only 
for residents, but also for personnel responding to emergency situations. One key concern is the proximity and impacts of 
industrial land uses on residential areas. These present unique circumstances, and the Municipality needs to be a key player 
in identifying how these land uses will be managed.

1.4DIRECTION
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Mitigate flood hazards

Some settlement areas in the region fall within a 
flood hazard zone, posing a risk to residents and 
property. The Municipality and Province have 
identified flood prone areas and, where appropriate, 
these lands will be set aside as Environmental 
Reserve or protected through flood abatement 
strategies. While restrictions can be applied 
regarding the development of new settlement areas 
and other forms of development in flood hazard 
zones, innovative mitigation solutions for existing 
development may allow for redevelopment in  
specific areas. 

1.4.3

Mitigate fire hazards

Steep slopes, unstable soils, wetlands, and other 
natural features present challenges for all types of 
development that, if inappropriately addressed, 
can lead to hazards such as landslides and soil 
erosion. Appropriate land uses and setbacks will 
be established and legislative entitlements of 
environmental reserve will be utilized to minimize 
potential negative impacts of geotechnical hazards.

1.4.5

Mitigate geotechnical hazards

Effective fire prevention for wildfires and structural 
fires can safeguard lives and property. To protect 
against wildfires that are common in the region, the 
Municipality will promote FireSmart communities 
designed in accordance with wildfire prevention 
best practices. It will also ensure that work 
camps are built in compliance with FireSmart and 
emergency management guidelines. Wildfire risks 
and fire service access are primary considerations 
in decisions regarding land use. Fire mitigation 
information will be provided to residents and visitors 
in the region. 

1.4.4
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2.1 Healthy Ecosystems that Support Biodiversity

2.2 Taking Action on Climate Change

2.3 Access to Clean Air and Water

2.4 Responsible Waste Management

environmental
 stewardship

environmentalstewardship
GOAL 2
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Wood Buffalo is Canada’s largest municipality 
by area, the vast majority of which is pristine 
wilderness. Environmental stewardship entails 
working with the Province as the principal land 
administrator to ensure the proper management 
and protection of sensitive natural areas, 
including watersheds, wetlands and riparian 
zones, while valuing the integrated role our 
natural environment plays in the health of the 
region. At the same time, while Wood Buffalo 
continues to be a major supplier of a source 
of world energy, the region must effectively 
manage its own energy consumption and limit 
the production of greenhouse gas emissions 
(GHGs). 

Vehicle use and building construction and 
operations have a major impact on the 
environment. Buildings account for significant 
energy consumption, use of extracted 

resources, and greenhouse gas emissions. 
These are areas where the Municipality can exert 
significant influence. Furthermore, managing 
competition for water resources among different 
users is important as water needs increase with 
population growth. 

Environmental stewardship means developing 
exemplary practices in how the natural 
environment is managed and protected to 
minimize the adverse effects of development. 
The goal is to respect the natural systems and 
their limits, minimizing the region’s ecological 
footprint as growth is thoughtfully and 
sensitively accommodated. As well, there is  
a responsibility to develop innovative  
solutions for reducing waste, energy,  
and water consumption and for developing 
green infrastructure to minimize dependence  
on non-renewable resources. 
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Source: Regional Municipality of Wood Buffalo, 2008, 2010.

Source: Pembina Institute, “CANMET Energy Technology Sector - Buildings Group,” January 2004, and Riconnes, Dianna “The Green Buildings Resource Guide. US EPA Region 5,” 2000.
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Source: Alberta Environment, 2011

Note: This accounts for approximately 4.2% of the daily water flow of the Athabasca River Basin.
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Healthy Ecosystems that Support Biodiversity 

Healthy and well-functioning ecosystems support the region’s rich biodiversity, its economic development, an outdoor 
lifestyle, and the overall well-being of residents. As the population and economy grows, associated development is placing 
increased pressure on the natural environment. Protecting and managing the natural environment, as well as minimizing the 
impact of development, is fundamental to achieving a sustainable future for our region. Action on the environment often 
requires a multi-jurisdictional approach, with the coordination and collaboration of different levels of government, industry, 
and private landowners.

2.1DIRECTION

Respect natural habitats  
and ecological corridors
Natural habitats and ecological corridors become 
increasingly vulnerable as the region experiences 
more development pressure. Where appropriate, 
the Municipality will promote collaboration between 
other orders of government, industry, First Nations, 
Métis, and environmental organizations to enhance 
the regional network of conservation areas, as 
well as protect and enhance significant fish and 
wildlife habitats. The Municipality can also influence 
the manner in which land disturbed by resource 
extraction is reclaimed. Where it has authority, the 
Municipality will regulate recreational activities, such 
as the operation of off-highway vehicles, and provide 
enforcement for activities such as illegal camping. 

2.1.1

Protect and restore riparian  
areas and wetlands
Riparian areas and wetlands help reduce flood and 
erosion, protect water quality, contribute to the 
natural beauty of the land, and provide food and 
shelter for wildlife. By limiting development that 
negatively impacts riparian zones and wetlands, 
and by applying the principles of Low Impact 
Development, the Municipality will help conserve 
the health and function of these vital areas. The 
Municipality will work with the Province to manage 
these areas, while also helping educate private 
landowners on the benefits of riparian areas and 
wetlands. In some cases, these areas may be used for 
passive recreation and parks.

2.1.2
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Adhere to environmentally  
responsible practices
Managing the natural environment using 
environmentally responsible practices will protect 
ecosystems and contribute to healthier communities. 
Where warranted, the Municipality will require the 
consideration of site-specific environmental factors 
and provision of environmental studies to assess 
the impact of new development. Furthermore, 
the Municipality will lead by example with its own 
practices regarding environmental protection, 
energy use, waste management, green building,  
and more. 

2.1.3
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Taking Action on Climate Change

Energy used by our region’s industry, buildings, and vehicles generate greenhouse gases (GHGs) that contribute to climate 
change. The Municipality shares in many of the responsibilities for managing risks associated with a changing climate.  
By promoting and adhering to green practices, the region will reduce GHG emissions, and help residents and businesses 
save on energy costs. As the region expands, so will its energy requirements. Addressing the energy challenge will be 
important to the region’s future prosperity. While the Municipality, along with other levels of government, industry and 
other stakeholders, can strive towards the reduction of GHG emissions, it is still important to address climate change 
adaption through effective collaboration, monitoring, and risk management practices. 

2.2DIRECTION

Demonstrate Municipal leadership 
in addressing climate change
The Municipality will lead by example in taking 
action on climate change by reducing emissions 
and energy consumption associated with municipal 
operations. This will require optimizing municipal 
facilities and infrastructure for energy efficiency, 
reducing fossil fuel consumption through 
alternatively-fueled fleet vehicles, and establishing 
a high standard in green building for public sector 
developments. Additionally, the Municipality will 
consider carbon footprint impacts in all lifecycle 
cost analyses and help to raise awareness on climate 
change issues and mitigation strategies throughout 
the region.

2.2.1

Promote development practices that 
reduce greenhouse gas emissions
Thoughtful planning and design of neighbourhoods 
and buildings can reduce the production of GHGs 
and the carbon footprint of development. The 
Municipality will encourage the development 
of neighbourhoods and buildings that limit the 
production of GHGs. The Municipality will also 
adopt land use and transportation plans that reduce 
automobile use, plan for mixed use and walkable 
neighbourhoods, compact development, and 
establish building standards that reduce energy 
consumption and the production of GHGs.

2.2.2
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Support green  
building construction
Green buildings can have a significant impact on 
reducing water and energy use, GHG emissions, 
and the use of natural resources. Additionally, green 
buildings can improve the health of their occupants 
and add to increased productivity in an office 
environment. The Municipality is the facilitator of 
urban development and, as such, will use planning 
tools and incentives to encourage green building 
construction throughout the region. 

2.2.3

Address the need for  
climate change adaptation
To ensure the region and its citizens can effectively 
respond to the potential impacts of climate  
change, the Municipality will collaborate with 
the Province, industry, and other stakeholders to 
effectively monitor and identify climate change 
trends. This data will be used to identify and  
mitigate risks associated with a changing climate. 
Climate change data will be used to inform  
Municipal decision-making with an understanding 
that long-term decisions must be adaptive to an 
uncertain climatic future. 

2.2.5

Explore renewable  
energy sources
Wood Buffalo is an energy leader, producing nearly 
half of Canada’s total oil exports. The region also 
has an opportunity to be a leader in diversifying 
energy use, complementing efficient carbon-based 
energy sources with renewable energy sources. 
The Municipality will work with stakeholders in 
identifying, researching, and developing alternative 
and renewable energy sources as part of its 
commitment to take action on climate change. The 
Municipality will encourage new developments to 
include renewable energy sources such as solar heat, 
geothermal energy, geo-heat exchange, district 
heating, and heat recovery systems.

2.2.4
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Access to Clean Air and Water 

Access to water is vital to sustain all of the activities within the region. The competing demands on water within the 
region include municipal allocation for potable water, environmental needs including aquatic habitat, industry needs 
for oil sands activities, and recreational needs. Furthermore, protecting our air is vital to safeguarding human health. 
In addition to emissions from oil sands activities, other sources of airborne pollutants within the region include vehicle 
exhaust, dust from construction activities, and smoke from forest fires. Senior levels of government have primary 
authority over air and water, but the Municipality is committed to working with these and other stakeholders to  
ensure continued access to clean and air and water now and in the future.

2.3DIRECTION

Ensure continued access  
to water resources
Balancing competing needs for water requires 
proper management of our finite water resources.  
It is vital that all communities throughout the region 
have continued access to clean water to meet their 
long-term needs. The Municipality will encourage 
collaboration among different groups that  
regulate, use, affect, or are affected by the  
region’s water resources in the creation of water 
management plans. 

2.3.1

Protect and enhance  
water quality
Water quality must support the needs of residents 
and the local environment. Protecting the region’s 
aquatic resources can be achieved through land use 
controls, by managing discharges and outlets, and 
controlling pollution in water bodies. Acting within 
its jurisdictional responsibilities, the Municipality will 
meet or surpass all regulatory requirements for water 
discharges and pollution controls and support water 
quality monitoring and reporting programs in water 
bodies. Working with the Province and industry, the 
Municipality will also promote public awareness to 
prevent pollutant discharges into water bodies.

2.3.2
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Encourage water conservation

Water conservation efforts can reduce the costs of 
treating water and defer the high cost of expanding 
infrastructure required to meet future growth. The 
Municipality will promote water conservation in new 
and existing buildings through the use of high-
efficiency fixtures and grey water recycling, and 
through restrictions on water use when necessary. 
Incentives may be adopted to support water 
reduction practices either at the household level 
or for large-scale development. Public awareness 
campaigns can help residents understand the 
impacts of their water use decisions on the region’s 
long-term water security.

2.3.3

Protect and enhance air quality

Protecting and enhancing air quality is important 
for safeguarding health. The Municipality will work 
toward reducing traffic volumes and congestion. 
The Municipality will also protect its green 
spaces and, where possible, increase vegetation 
densities in communities and preserve a portion of 
existing vegetation in areas of new development. 
Additionally, the Municipality will continue to work 
with stakeholders to monitor air quality throughout 
the region.

2.3.4
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Responsible Waste Management 

Effectively dealing with different forms of waste—solid waste, wastewater, and waste heat—can add to increased 
efficiency, create new economic opportunities, and extend the capacity of infrastructure by minimizing impacts on landfills 
and treatment facilities. Where waste is managed, it can be done in an environmentally responsible and cost-effective 
manner. To date, some successful advances have been made in terms of recycling and reduction of solid waste, although 
opportunities exist to divert more waste from landfills in the future. In many cases, what is discarded as waste still retains 
some residual economic potential or can be used as an energy source. The re-use of grey water and effluent and the 
potential for harnessing energy from waste heat present new opportunities for collaboration and innovation.

2.4DIRECTION

Practice responsible  
solid waste management
An effective waste management program can 
benefit the health of residents, save costs, and 
reduce pollution. A shift towards renewable and 
reusable products, increased access to recycling, 
enforcement of littering and illegal dumping, 
and public education on waste and recycling will 
help reduce the amount of solid waste going to 
the landfill. Working closely with industry, the 
Municipality will advance the concept of zero-waste 
through the consolidation of waste management at 
the Fort McMurray regional landfill facility.

2.4.1

Optimize use of wastewater

Reducing the amount of wastewater being sent 
to treatment plants or sewage lagoons helps to 
expand the long-term capacity of these facilities. 
The re-use of grey water in buildings is one way to 
effectively reduce the amount of wastewater being 
treated and, as such, will be encouraged as part of 
developing more green buildings throughout the 
region. Innovative opportunities will be explored for 
using effluent from wastewater treatment plants for 
oil sands activities, which will require cooperation 
between the Municipality and industry. 

2.4.2
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Optimize energy  
captured from waste heat
The wastewater treatment plant, sanitary landfill, 
and industrial plant sites are all significant sources of 
waste heat, and this thermal energy can be reused 
to increase energy efficiency. Northern climates have 
significant energy and heating needs, and utilizing 
waste heat capture can be an efficient means of 
meeting that need. The Municipality will explore the 
feasibility of co-generation to produce electricity 
or as a means of using waste heat for other heating 
purposes, such as district heating systems. On a 
smaller scale, buildings and pipelines also emit waste 
heat and harnessing that energy can also play a role 
in advancing green practices. 

2.4.3

Mitigate the risks associated 
with hazardous waste
Hazardous waste generated in the region from 
industrial, commercial, and domestic sources can 
pose a threat to people and the environment. 
Together, the Municipality, the Province, and 
industry will collaborate to find regional solutions for 
hazardous waste handling and disposal including the 
designation of transportation routes for the transfer 
of hazardous waste and dangerous goods. As well, 
the Municipality will encourage the remediation 
and reclamation of contaminated sites including 
decommissioned landfills and brownfield sites.

2.4.4
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Wood Buffalo is a region rich in natural resources 
including minerals, aggregates, timber, and the 
bitumen deposits that have given rise to the 
oil sands industry. However, history has shown 
that resource-based economies can experience 
boom and bust cycles, or rapid growth followed 
by periods of relative stability, as has been the 
case in Wood Buffalo. The region first thrived 
in the fur trade, then salt mines, and today oil 
sands development. Dependence on a single 
economic driver can make a seemingly strong 
economy vulnerable to changes in market demand, 
technology, competition, industry and government 
policies, and other conditions that shape an 
economy over time.

Compared to Alberta overall, Wood Buffalo has 
four times the level of resource-based employment 
and two and a half times the level of construction 
employment while lagging significantly in all 
other sectors. Consequently, Wood Buffalo has 
fewer small businesses than the Alberta average, 

and there is an emphasis on trade and college 
education as opposed to university. 

Economic resilience means having the ability to 
anticipate, prepare for, respond to, and recover 
from changes that may affect the economy.  
A resilient economy is one in which the key 
industry is able to adapt and respond to changing 
conditions within its sector and also to diversify 
where opportunities are created. Therefore, 
a key part of achieving economic resilience is 
supporting the responsible development of 
the oil sands industry by helping create the 
conditions that will generate new knowledge and 
technological innovation. The Municipality will 
also focus on supporting existing local companies 
and encouraging new businesses to provide 
goods and services to industry and the region’s 
growing population. A growing service sector and 
commercial base will promote spending within the 
region and contribute to a stronger, more diverse 
local economy.
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Source: Regional Municipality of Wood Buffalo, 2010.

Educational Attainment

Source: Regional Municipality of Wood Buffalo, 2011.

Public Survey (April 13-19, 2011); 

Note: Data based on public survey with 358 respondents. Participants were asked:

“How much money do you spend annually on products and services outside of Fort McMurray?”

economic 
 resilience
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Source: Regional Municipality of Wood Buffalo, 2011.

Public Survey (April 13-19, 2011); 

Note: Data based on public survey with 358 respondents. Participants were asked:

“How much money do you spend annually on products and services outside of Fort McMurray?”

Source: Regional Municipality of Wood Buffalo 

Notes: Population and Employment Model  

(Estimate based on 2010 Municipal Census);  

Alberta – Employment by major industry groups,  

seasonally adjusted May 2010, Statistics Canada.
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Promote commercial and  
retail development 

Wood Buffalo is experiencing a shortage in commercial 
and retail services that results in residents spending 
their money on goods and services outside of the 
region. In the commercial sector, the most notable gaps 
include accommodation, arts and entertainment, health 
care, and education services. New retail opportunities 
are also in significant demand as limited shopping is 
available throughout the region. The Municipality will 
strive to ensure there is an adequate supply of land for 
commercial and retail development and will work to 
attract and retain businesses that fill identified gaps in 
the commercial and retail sectors. 

3.1.1

Support strong secondary  
industrial sectors 

Manufacturing, fabrication and other secondary industries 
such as construction and transportation are needed to 
support the region’s natural resource development.  
Such industries would provide the added benefit of 
creating more varied job opportunities for existing and 
new residents. The Municipality and industry have roles 
to play in targeted marketing initiatives that can help fill 
identified gaps in these sectors. The Municipality will 
also address the need for more developable land that 
will in turn stimulate the development of these secondary 
industrial sectors.

3.1.2

Diversified Regional Economy 

Dependence on a single industry makes the local economy vulnerable to potential changes in market demand, the 
introduction of new technology, workforce shortages, and other conditions that can impact the industry over time.  
The rapid pace of growth of the oil sands industry has not been matched by growth in other sectors of the regional 
economy. The oil and gas sector accounted for 47 percent of jobs and 96 percent of investment in 2010. Although the oil 
sands will continue to be the economic engine for the region, progress toward economic resilience requires other sectors  
to be successfully developed to create a more balanced and diversified regional economy and employment profile. 

3.1DIRECTION
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Pursue tourism opportunities 

Wood Buffalo has the potential for increased tourism 
through cultural and historical activities, industrial 
tourism, guiding, and eco-tourism. The Municipality 
will work with the tourism industry, conservation 
groups, and other partners towards tourism 
strategies that promote the creation of new tourism 
facilities and services along with the maintenance 
and expansion of existing recreation and tourism 
facilities, such as campsites, lake beach areas,  
day-use facilities, and boat launches. Hunting and 
fishing opportunities in the region provide among 
the best opportunities for attracting tourists. 
Industrial tourism, including existing and historical 
plant sites, provide unique tourism opportunities  
for Wood Buffalo.

3.1.4

Promote the development  
of local small business 

Local businesses, and small business in particular, 
play a critical role in a region’s economy, yet are 
under-represented in the economic profile of Wood 
Buffalo. The Municipality will prioritize support 
for small business and help ensure affordable 
commercial and retail space is available. Where 
appropriate, the Municipality will also support the 
development of home-based businesses, consider 
developing incubator units for small business, 
and assist small business in accessing federal and 
provincial funding.

3.1.3
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Encourage joint economic  
development initiatives 

Embracing the needs, aspirations, and interests of all 
communities and stakeholders within the region can 
bring greater depth and relevance to Wood Buffalo’s 
economic development. The Municipality will promote 
collaborative efforts with regional stakeholders while 
encouraging that economic development activities and 
training opportunities for all, including Métis and First 
Nations. Areas of common economic interest can include 
higher education, research, tourism and alternative 
energy, among others.

3.2.1

Support rural  
economic development 

Many rural communities have the potential for industrial 
and commercial growth, including the development 
of local small businesses. The Municipality will work 
collaboratively with its individual communities to ensure 
that the unique needs and reasonable expectations 
of each community are addressed. In particular, the 
Municipality will help to eliminate barriers for small 
business development in rural communities. The 
availability of serviced land and supportive infrastructure 
could benefit economic activity in rural communities.

3.2.2

Integrated Regional Economic Development 

Embracing the needs, aspirations, and interests of all communities and stakeholders within the region can bring 
greater depth and relevance to Wood Buffalo’s economic development. The Municipality will promote collaborative 
efforts with regional stakeholders while encouraging that economic development activities and training opportunities 
for all, including Métis and First Nations. Areas of common economic interest can include higher education, research, 
tourism, and alternative energy, among others.

3.2DIRECTION
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Support the responsible development 
of the oil sands industry 

Oil sands development will continue to be the primary 
economic activity in the region and must be developed  
in a responsible, collaborative, and innovative manner. 
The Municipality and industry can work together to 
overcome challenges and capitalize on economic 
opportunities associated with the restoration and 
reclamation of the natural landscape and the innovative 
use of bi-products from oil sands operations. To optimize 
economic benefit, secondary industries related to oil 
sands development and operation will be encouraged. 
Where possible, the Municipality will support and 
advocate for infrastructure improvements such as rapid 
transit that support sustainable practices associated with 
oil sands operations.

3.3.1

Expand responsible natural  
resource development 

The extraction and harvesting of other natural resources 
in the region, other than bitumen, will aid economic 
growth and diversification. Exploration of the potential 
of other natural resources can be encouraged, provided 
it is conducted in an environmentally responsible 
manner. Where possible, it is best to coordinate the 
extraction of natural resources, such as forestry and 
mining, to minimize the overall land disturbance. 
Resource extraction should not adversely impact the 
aesthetics of the natural area near communities.

3.3.2

Responsible Natural Resource Development 

Wood Buffalo is a region rich in natural resources including most of the Athabasca Oil Sands Area. This deposit has allowed 
the region’s oil sands industry to become the dominant economic driver in Wood Buffalo, but other natural resources also 
contribute to the region’s economy including timber and aggregates. Furthermore, there is the potential of other resource 
and mineral extraction throughout the region. Such opportunities help diversify the economy, but must be pursued in a 
responsible fashion with high regard for the environment. The Municipality recognizes it has a limited role to play in this 
regard, but will strive to influence positive outcomes.

3.3DIRECTION
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Develop skills locally

To build skills locally, the Municipality will encourage 
the development of local expertise required by industry 
and provide improved access to training and skills 
development. It will support joint research and innovation 
ventures, as well as scholarships, apprenticeships,  
and internship programs. It will also support residents  
in their desire to continue education and skills  
upgrading by partnering with educational institutions.  
Distance education through the use of technology  
can be promoted to overcome the challenges of  
remote locations.

3.4.1

Enable a culture of innovation

The invention and commercialization of new products, 
services, technologies, and processes is a major driver 
of long-term economic growth. To enable a culture of 
innovation, the Municipality will support the development 
of centres for innovation for education, research,  
and product development. Furthermore, it will strive  
to attract increased private-sector investment in 
research and development.

3.4.2

Skills and Knowledge Development

Leading economies are driven by research and innovation, and Wood Buffalo’s ability to compete and lead in the global 
economy will be influenced by its commitment to do the same. A culture of research and innovation can drive the 
sustainable expansion of the oil sands industry and create new successful complementary industries, which in turn can 
provide Wood Buffalo with a competitive advantage to fuel its economic and social growth. Skills and knowledge help 
foster research and innovation and it is here that the Municipality, working with key partners, can make a difference.

3.4DIRECTION
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Support labour force development 

To fully realize opportunities stemming from economic 
development in the region, an ample supply of skilled 
labour must be available for business and service 
development throughout Wood Buffalo, in addition 
to the required skill sets for industrial development. 
The Municipality will support efforts to identify labour 
deficiencies, while assisting to develop and implement 
labour force attraction and retention initiatives.

3.4.3
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Wood Buffalo will become home to an 
increasing number of people in the coming 
years. It must be healthy, accessible, livable 
and safe to attract residents to stay, put down 
roots, and raise a family. Connecting people 
to the region will not only retain talent and 
maintain economic competitiveness, it will also 
ensure sustainable and healthy growth. A sense 
of belonging means that regardless of age, 
income, ethnicity, or gender, the region can be 
experienced as a compassionate, caring place 
characterized by tolerance and social harmony 
where people are valued and treated with 
dignity and respect. 

Age and gender profiles vary significantly from 
the Alberta average. As might be expected 
given the dominance of the oil industry, Wood 
Buffalo’s population is more male dominated 
and has fewer seniors and children. The 
average age is 32 years, with more than half of 

the region’s residents between the ages of 20 
and 45. Housing prices are nearly double the 
national and provincial average while rental 
rates are more than double—the highest in 
the country. Crime rates are showing a positive 
downward trend and the general sense of  
well-being among residents is positive with 
lower than average stress levels, but a weaker 
sense of belonging.

Making the region home means creating a place 
where residents exhibit regional and community 
pride. The goal is to develop inclusive and 
complete communities where people who 
may have been attracted to the region for its 
economic opportunities choose to stay for 
the high quality of life afforded to them and 
their children. In support, the Municipality will 
encourage a range of housing choices, ensure 
community safety, support active lifestyles, and 
foster social well-being. 
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Average Housing Prices in Fort McMurray 
(2000-2010)

Location
2 Bedroom  

 
Average Rental Rate

Average Single 
 

Detached House Price 

Medicine Hat $691 $291,874 

Edmonton $1,015 $355,270 

Calgary $1,069 $441,341 

Toronto $1,123 $433,946 

Vancouver $1,195 $797,868 

Alberta $1,036 $344,805 

Canada $860 $344,257 

 Source: Canada Mortgage and Housing Corporation, October 2010.

Average Single Detached House Prices  

in Fort McMurray, 2000 - 2010

Year Price Percent change

2000 $203,211 

2001 $218,921 8%

2002 $247,270 13%

2003 $269,552 9%

2004 $314,364 17%

2005 $408,946 30%

2006 $457,372 12%

2007 $583,550 28%

2008 $678,135 16%

2009 $634,332 -6%

2010 $676,047 7%

 Source: Fort McMurray Real Estate Board, 2010.

2 Bedroom
Average Rental Rate

$2,210 

Average Single
Detached House Price

$685,970 
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Source: Regional Municipality of Wood Buffalo, 2010. 

Notes: Information excludes the homeless and the population in Fort Fitzgerald (8), Hotels/Motels, and the estimated 

population for Work Camps.

Age & Gender Profile for 
Wood Buffalo and Alberta (2010)

Location
2 Bedroom  

 
Average Rental Rate

Average Single 
 

Detached House Price 

Medicine Hat $691 $291,874 

Edmonton $1,015 $355,270 

Calgary $1,069 $441,341 

Toronto $1,123 $433,946 

Vancouver $1,195 $797,868 

Alberta $1,036 $344,805 

Canada $860 $344,257 

Average Single Detached House Prices  

in Fort McMurray, 2000 - 2010

Year Price Percent change

2000 $203,211 

2001 $218,921 8%

2002 $247,270 13%

2003 $269,552 9%

2004 $314,364 17%

2005 $408,946 30%

2006 $457,372 12%

2007 $583,550 28%

2008 $678,135 16%

2009 $634,332 -6%

2010 $676,047 7%
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Encourage a mix of land uses

Integrating housing, retail, business, institutions,  
and recreation creates a more dynamic environment 
where residents travel short distances for daily services. 
Mixed use development and compact form provide for 
the most efficient and cost-effective use of land and 
infrastructure, and allow for the widest range of mobility 
options. The Municipality will promote a mix of uses 
in communities and neighbourhoods and encourage 
compact, mixed-use development where appropriate, 
primarily in urban neighbourhoods and in the core areas 
of rural communities.

4.1.1

Foster opportunities  
for social interaction

Friendly interactions in the community can promote social 
well-being, increase personal security, and foster citizen 
engagement. Creating environments where people can 
congregate will provide more opportunities for social 
interaction. The Municipality will promote housing 
and building design that encourages neighbour-to-
neighbour interaction. Through neighbourhood design, 
the Municipality will plan for the provision of a variety of 
public spaces such as parks, plazas, and community halls, 
and will explore neighbourhood and housing design 
options that help foster increased social interaction.

4.1.2

Complete, Livable Communities

Livable communities provide for residents’ basic needs close to where they live. A variety of land uses, including 
residential, commercial, institutional, and recreational, can be integrated to enable a range of activities in close 
proximity of one another. These communities are walkable, with convenient access to transit where appropriate, 
thereby providing residents with sustainable options for how they move. Neighbourhoods and communities also have 
a strong sense of orientation with identifiable centres and they can be designed in a manner that supports the concept 
of complete communities by offering and supporting a variety of lifestyle choices. Given the region’s northern location, 
attention needs to be paid to how communities are designed to suit the climate, particularly with respect to improving 
access and comfort during the winter season.

4.1DIRECTION
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Plan for a variety of mobility choices

An integrated and well-connected street, sidewalk, and 
trail network can help promote walking and cycling as well 
as enhance the viability of transit. This, in turn, can serve 
to reduce congestion and greenhouse gas emissions while 
providing residents with options for how they move.  
The Municipality will prioritize pedestrian movement 
and transit to reduce dependence on single occupant 
vehicles. Streets will be designed as complete streets with 
consideration for the comfort, safety, convenience and 
visual interest of all users, including cyclists, transit riders, 
and pedestrians of all ages and abilities. Subdivisions and 
communities will be planned in a manner that places emphasis 
on active transportation and walkability.

4.1.3

Enhance access to recreation

The need for recreational opportunities will increase 
as the region continues to grow. The Municipality will 
provide more access to recreation facilities in urban 
neighbourhoods and rural communities based on 
assessed needs and population size, while supporting 
recreation programs and local sports teams for families 
and individuals of all ages. The Municipality will also 
develop multi-use, all-season facilities whenever 
possible and work to optimize the use of land for both 
active and passive recreation.

4.1.5

Design with a sensitivity to  
climate and environment 

The region experiences four distinct seasons 
with extremes between summer and winter. The 
Municipality will ensure that communities are 
planned with consideration for comfort during the 
bright and warm summer months as well as the dark 
and cold winter months. Recreation opportunities 
will be developed to take advantage of the long 
summer days while winter city principles will help to 
mitigate the impacts of winter by addressing snow, 
ice and wind on streets and sidewalks, incorporating 
warm colours and seasonal lighting, and designing 
communities and housing for maximum solar 
exposure. In an effort to create a four-season 
lifestyle, public facilities and public spaces will be 
designed with flexibility, allowing them to be used 
throughout the year.

4.1.4
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Encourage a diverse  
range of housing 

The region’s diverse population requires an equally 
diverse housing choice. A wide range of housing types, 
densities, sizes and tenures for different income, age and 
demographic groups should be available throughout 
the region. The Municipality will plan for a wider range 
of housing choices in new subdivisions and in new 
housing developments in existing neighbourhoods and 
communities. The Municipality will promote infill and 
mixed-use development, where appropriate, which will 
contribute to diversity within the region’s housing stock.

4.2.1

Expand affordable  
housing supply

Affordable housing units are intended for low- and 
medium-income residents who would otherwise spend 
more than 30 percent of their gross income to pay for 
average market rent. The Municipality will actively work 
with land developers, home builders, government and 
non-government agencies to increase the proportion of 
affordable housing units. Smaller, less costly units can 
reduce rents, while land use policies, regulations and 
standards will be made flexible to support affordable 
housing. Placing affordable housing units close to transit 
and amenities will reduce additional costs for those  
in need.

4.2.2

Diverse and Attainable Housing Choices

Housing is one of the most important issues in Wood Buffalo. Housing prices and rents have escalated sharply in the past 
decade, making secure accommodation difficult to attain for many of the region’s residents. Currently, Fort McMurray has 
the highest rental rates and second highest average housing prices in all of Canada. An adequate supply of affordable 
housing can facilitate recruitment and retention of workers to the region, thereby encouraging economic development. 
It also increases the likelihood that new residents will make long-term investments in the region. It will take time to work 
towards a more diverse housing stock where ownership and rental units are attainable for different segments of the Wood 
Buffalo population, but a long-term solution is critical for encouraging permanent residency.

4.2DIRECTION
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Promote housing innovation

The Municipality will work with homebuilders and 
developers to promote innovative housing designs 
that will help address important housing issues 
in our region. In particular, housing innovations 
that address the northern climate or promote 
affordability will be encouraged. Where possible, 
new products, experimental designs, green building 
practices, and pilot projects will be promoted and 
showcased through conferences or demonstrations 
to help advance local knowledge and inspire 
continued innovation.

4.2.3
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Promote community safety 

Community safety is most effective when residents and 
law enforcement officials work together. The Municipality 
will collaborate with local agencies to develop safety 
and security programs, such as neighbourhood and rural 
community watch programs, together with education and 
outreach initiatives. A sense of security can be provided 
by a visible police presence in public areas, while crime 
reduction and prevention initiatives will continue to 
make the region safer. The Municipality will promote 
community and neighbourhood design that addresses 
safety and security by incorporating natural surveillance 
and access control, lighting, and clearly delineated public 
and private space.

4.3.1

Promote safe mobility 

With increasing mobility choice comes a responsibility 
to ensure that streets and sidewalks are designed to be 
shared safely among different users. The Municipality will 
promote safety measures to ensure that transit services 
are safe and secure during all seasons and at all hours of 
operation. The Municipality will also adopt traffic calming 
measures, clearly designated crosswalks and school 
zones, well-lit streets, and timely road maintenance to 
keep our streets safe. In the more remote areas of the 
region, winter roads require special attention and care to 
ensure their safe use.

4.3.2

Safe and Secure Region 

Safety and security are fundamental components of any strong and healthy region. Streets and neighbourhoods need  
to be safe and all residents should feel a sense of security as they go about their day-to-day activities. Furthermore,  
residents and business owners should expect their property to be treated with respect. This can be achieved by  
delivering effective and efficient crime prevention and response, law enforcement, public education, and regional 
emergency services. It can also be achieved by designing safe communities, fostering a sense of ownership, and 
encouraging shared responsibility in the community.

4.3DIRECTION
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Promote accessibility  
through universal design 

Universal design refers to the design of public 
and private space that ensures equal access for 
individuals of all ages and physical abilities. Through 
universal design, safety and mobility are not 
compromised for those with physical limitations. The 
Municipality will apply universal design principles in 
the planning and design of communities, buildings, 
and transportation networks in consultation with 
those who have special needs. The Municipality 
will ensure the application of universal design in all 
public development and will also encourage these 
standards be met in private development projects.

4.3.3

Maintain high standard in emergency 
response and preparedness

Timely emergency response in relation to fire 
suppression, rescue service, or medical care is a 
critical component of safety and security in the 
region. The Municipality will provide efficient 
emergency and protective services to the  
entire region and its residents and will undertake 
research and development on improvements  
to fire protection systems. 

4.3.4
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Promote access to local food 

Local food production and distribution can provide 
reliable, secure access to healthy food while helping 
build a sense of community. It can also help address 
the challenges associated with food delivery in remote 
areas of the region, making food more readily available 
and affordable. The Municipality will promote local food 
production through land use policies and regulations 
that allow opportunities for growing, processing, and 
distributing food, such as backyard and community 
gardens, greenhouses, markets, and by preserving the 
limited agricultural land that exists in the region. The 
Municipality will also support farmers’ markets as social 
gathering places with the potential of attracting vendors 
and buyers from neighbouring communities  
and municipalities.

4.4.1

Enhance assistance and  
support to people in need

Supporting vulnerable populations builds a stronger 
community. The Municipality will work in partnership  
with other levels of government and local agencies  
toward assisting and supporting the homeless and  
people in need through counselling services and social 
programs. The Municipality will also cooperate with 
local charity and faith-based groups to help provide 
for vulnerable populations. Furthermore, it will offer 
recreational programs and facilities to help address  
the needs of at-risk youth.

4.4.2

Caring Communities that Support Wellness 

Communities can be defined by the consideration they exhibit to their most vulnerable populations and by the manner in 
which they welcome newcomers. A caring community removes barriers that inhibit residents from meeting their basic needs 
for food, shelter, and good health. Other levels of government and a number of social service agencies play a role in this 
regard, but the Municipality itself will undertake initiatives and work actively with others to ensure successful outcomes. 
Residents can have a greater sense of wellness when they have access to fresh, nutritional food, and are supported with 
reliable, quality health services.

4.4DIRECTION

HOME & 
 belonging
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Provide a welcoming  
environment for newcomers

Wood Buffalo attracts workers from around the 
world and the region will be enriched and made 
more sustainable over the long term if these 
newcomers choose to settle and raise families in  
the region. The Municipality will address this 
opportunity through programs that meet the  
various needs of newcomers and that promote 
inclusivity and cultural diversity.

4.4.4

Promote access to health  
care and social services

Wellness is an outcome driven by the delivery  
of health services and social support. 
The Municipality will work with health service 
providers and other agencies to improve access  
to quality health care and will encourage the 
provision of a wide range of services, particularly 
community-based care. It will also advance local 
interests to increase the amount of provincial 
investment in health care facilities in the region 
and further explore improved regional health care 
related transportation services. 

4.4.3
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Wood Buffalo is a vibrant region with a 
constantly evolving culture. It begins with the 
legacy instilled by Métis and First Nations. The 
richness they bring to Wood Buffalo is evident 
in their cultural practices: ceremonies, prayers, 
dances, music, and traditional regalia. This 
legacy continues today and is complemented 
by a diverse and dynamic cultural fusion 
comprising new residents from across Canada 
and around the world. 

Supporting the region’s cultural development 
enhances quality of life for all, generates 
economic benefits, and facilitates the 
additional attraction and retention of 
newcomers and their families. Relative to other 
comparable municipalities in Alberta, Wood 
Buffalo is underserviced in terms of arts and 

culture facilities. Investing in the region’s arts 
and cultural infrastructure can strengthen 
regional pride and identity, as can promoting 
and supporting the local arts and cultural 
sector, and integrating culture and heritage 
into the design of neighbourhoods. 

For many residents, Wood Buffalo is a place 
where culture is closely tied with the natural 
environment. Nearly 12 percent of Fort 
McMurray is comprised of parks and open 
space, and the urban area is interwoven with 
135 kilometres of trails. Capitalizing on the 
region’s natural environment and surrounding 
landscape by encouraging recreation in all 
seasons will celebrate a culture of the outdoors 
throughout the region.



 132

VIBRANT 
 culture

Arts & Culture Facilities, 2010

Facilities Wood Buffalo Red Deer Lethbridge

Population 104,338 90,084 86,659

Art Centres 0 1 2

Galleries / Studios 3 9 8

Theatre / Performing 
Arts Centres

2 3 3

Museum 3 6 1

Total 8 19 14

Source: Regional Municipality of Wood Buffalo, 2010; Regional Municipality of Wood Buffalo, 2011; City of Red Deer, 2010, 

2011; Central Alberta Theatre, 2011; Red Deer College, 2010; City of Lethbridge, 2010, 2011; University of Lethbridge, 2011; 

Bowman Arts Centre, 2011.

Note: Includes both public and private facilities.

2010
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Arts & Culture Facilities, 2010

Source: Regional Municipality of Wood Buffalo, 2011; City of Calgary, 2009.

Notes: *Excludes new development areas of Parsons Creek and Saline Creek. 

Source: Regional Municipality of Wood Buffalo, 2011.

Parks &  
Open Spaces, 2010

Total Area Fort McMurray	 8691 (ha)

Total Parks and Open Space	 805 (ha)
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Celebrate cultural diversity 

Cultural diversity, grounded in a rich First Nations and 
Métis heritage, and broadened more recently by an 
influx of new residents from around the globe, gives the 
region its unique character. Increasingly, cities worldwide 
have started to draw attention to cultural diversity as a 
strategy to attract and retain skilled workers and their 
families. The Municipality will promote cultural diversity 
by partnering with others to support multicultural 
programs, services, and events. The Municipality will 
also accommodate multiculturalism through the services 
it offers, the facilities it provides, and the development 
projects it supports.

5.1.1

Conserve areas of cultural and 
historic significance

Heritage sites, historical buildings, and culturally 
significant areas connect residents and visitors to the 
region’s rich legacy. In some cases, areas of historical 
significance including archaeological and paleontological 
sites can be used for educational, interpretive, or scientific 
purposes. The Municipality will support the efforts of 
heritage, First Nations, and Métis groups in their efforts 
to develop inventories and other tools to help conserve 
traditional lands, historic sites, heritage buildings, and 
cultural artifacts. 

5.1.2

Thriving Heritage, Culture, and Diversity 

Wood Buffalo is culturally rich with long-standing First Nations and Métis communities, residents from across Canada, and 
a more recent influx of residents from around the globe. This diverse population brings breadth and depth to the region’s 
culture and enhances the quality of life of all residents. For many, First Nations and Métis groups in particular, the region’s 
natural environment is closely tied to cultural heritage. For those groups who have been here for generations, cultural 
heritage often consists of practices such as dance, music, and traditional costume, but also practices of traditional lifestyles. 
To others, cultural heritage may be strongly tied to language, art, cuisine, and religious practice.

5.1DIRECTION
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Support traditional lifestyles

Traditional lifestyles such as hunting, fishing, 
trapping, and plant collecting are valued among 
Métis and First Nations and communities throughout 
the region. The Municipality will continue to 
respect traditional and historic uses of the natural 
environment as a fundamental element of the 
region’s cultural identity. The Municipality will 
support efforts to identify and conserve culturally 
significant areas such as berry patches and plant-
collecting sites to ensure traditional lifestyles can 
continue to be practiced throughout the region.

5.1.3
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Support arts and cultural  
programs, services, and facilities 

The development of arts and culture in the region 
will depend upon shared funding agreements and 
collaboration between the Municipality, other levels of 
government, and the private and non-for-profit sectors. 
The Municipality will explore opportunities to attract 
permanent institutions to the region, such as art galleries, 
theatres, concert halls, and museums. Furthermore, 
municipally-supported facilities, including library 
services, will be maintained, improved, and expanded 
as required. An emphasis will be placed upon providing 
multi-purpose facilities.

5.2.1

Encourage public art initiatives

Public art provides an opportunity to share and display 
the region’s rich heritage, culture, and identity. Public 
art policies and programs can guide the funding 
and development of public art that is relevant to the 
region, engaging and interactive, and enriches the 
quality of public space for all. The Municipality will 
incorporate public art in public spaces and public-
sector developments, while also encouraging public 
art contributions to be part of large private-sector 
developments. The Municipality will partner with schools, 
institutions, community groups, local artists, First Nations, 
Métis, and the private sector to develop a wide range of 
public art throughout the region. 

5.2.2

Vibrant Arts and Culture 

Arts and culture are major contributors to quality of life. A heightened quality of life shapes, defines, and enriches a  
region making it easier to attract and retain long-term residents. It begins with arts and cultural infrastructure comprising  
a variety of facilities, programs, and services, and balances major public institutions with privately-operated enterprises.  
A commitment to public art, which reflects a place’s identity, can provide additional support, and add a highly visible and 
vital ingredient in the region’s arts and cultural fabric. Public events and festivals are another means to increase public 
exposure to arts and culture in the region. These events bring life to the street, adding a dimension of vitality  
and animation.

5.2DIRECTION
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Promote public events  
and festivals

Public events and festivals increase exposure to arts 
and culture among residents and visitors alike and 
help instill a sense of community. The Municipality 
will promote public events and festivals throughout 
the region and throughout the year. Appropriate 
space that promotes convenient access will be made 
available for major attractions, events, and festivals, 
such as winter carnivals, Métis and First Nations 
celebrations, and multicultural events. Through the 
collaboration of many stakeholders, the region will 
strive to host large national and international events 
that stimulate local economic development and raise 
the profile of Wood Buffalo. In communities and 
neighbourhoods, the Municipality will support street 
and block parties, local fairs, and other events that 
promote social interaction and cohesion. 

5.2.3

Enhance collaboration  
in the arts community

Collaboration among arts and culture service 
providers, not-for-profit organizations, and individual 
artists can help augment access to funding and 
resources for the development of the region’s arts, 
entertainment, and cultural sectors. The Municipality 
recognizes the valuable role of local artists and 
groups in the region and will support their continued 
development. A formal arts and culture council or 
network could play a key role in this collaboration, 
while also providing access to intergovernmental 
funding and offering advice on arts, entertainment, 
and culture-related policy development for  
the Municipality.

5.2.4
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Ensure access to parks,  
open spaces, and natural areas

Access to green space is one of the hallmarks of living 
in Wood Buffalo. The Municipality can ensure access 
to green spaces such as neighbourhood parks, open 
spaces, and trail networks through community design, 
meeting the needs of both urban and rural populations. 
Integrated trails as part of regional or community green 
networks can help support active lifestyles by providing 
space for walking, jogging and cycling.

5.3.1

Promote responsible  
use of off-highway vehicles

Many of the region’s residents enjoy the recreational 
use of off-highway vehicles (OHVs). The Municipality 
will provide safe staging areas for OHVs and identify 
community-specific OHVs policies to address unique 
needs and conditions. Working with the Province, 
the Municipality can integrate OHV staging areas, 
Municipal trails, and trails on surrounding Crown lands. 
The Municipality will also support the continuous 
development of OHV trails throughout the region. 
Education and trail safety measures will help ensure the 
responsible use of OHVs and reduce conflicts with other 
trail users.

5.3.2

Culture of the Outdoors

Wood Buffalo is characterized by a culture of the outdoors, including activities such as hiking, camping, fishing, and off-road 
vehicle use. For many residents, access to outdoor activities was a factor in choosing to settle in the region. For others, it 
may be what attracts them to the region as visitors or tourists. A culture of the outdoors sets the region apart from many 
other municipalities and can be promoted as such, enhancing quality of life for individuals and families and promoting 
healthy lifestyles. 

5.3DIRECTION
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Promote waterfronts as  
community recreational features 

Many of the region’s communities are built along 
waterfronts. These waterfronts present opportunities 
for developing year-round recreation and centres of 
community activity while connecting residents to the 
natural beauty of the region. The Municipality will 
explore opportunities where lakes and riverfronts 
can be made publicly accessible and integrated into 
communities, especially as part of a green network. 
Recreational opportunities can be accommodated 
around waterfronts while respecting environmental 
sensitivities. Where waterfronts have fallen into 
disrepair, the Municipality will explore options to 
transform these areas into either vibrant gathering 
places and areas of active recreation, or promote 
their reclamation as natural areas with opportunities 
for passive recreation.

5.3.3
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Promote a richer understanding  
of our region to the world

The Wood Buffalo identity may be affected by inaccurate 
pictures, stories, and perceptions formulated by 
outside sources. To communicate a complete and richer 
understanding of our region to the nation and the world, 
the Municipality will work with others to proactively 
promote and highlight the positives of the region 
while establishing and reinforcing the region’s identity 
through national and global public relation initiatives. 
The Municipality will also encourage residents to act as 
ambassadors of the region.

5.4.1

Establish high standards of neighbour-
hood and community design

High quality environments can elicit a sense of pride. 
Quality design can reflect the distinctive cultural 
values and characteristics of our neighbourhoods and 
communities. The Municipality will lead by example 
by establishing high standards of design for all public 
development and infrastructure, including the possible 
use of national and international competitions for major 
public projects. The Municipality will encourage private 
sector development to meet similar design standards.

5.4.2

Regional Pride

Pride of place emanates from the quality of the natural and built environment and can be shaped through high standards of 
design. A cohesive identity founded in regional pride can help communicate a better, more complete understanding of who 
we are to the world, while addressing misconceptions about the region. Community placemaking can reinforce the region’s 
identity by creating a sense of community, fostering local pride in a neighbourhood, and improving public awareness of the 
community’s context. Neighbourhood and community design, which includes public spaces, streetscapes, and built forms, 
is another major ingredient for a region’s expression of identity. And finally, pride is also reflected in the position the region 
holds as a player on the national and global scene and the achievements of its residents.

5.4DIRECTION
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Support young talent  
in the region

Regional pride can be built around performing 
individuals and teams that shine in diverse areas 
of excellence. As representatives of the future, 
youth are particularly important in this regard. 
The Municipality will work with others to support 
programs to energize the region’s youth to reach for 
outstanding performance in knowledge, arts, sports, 
and civic activities.

5.4.4

Promote community  
placemaking and beautification
Placemaking and beautification can have a marked 
effect on a community’s image. The Municipality will 
promote the creation of squares, plazas, parks, vibrant 
streetscapes, and waterfronts that offer opportunities 
for people to gather and interact while contributing to 
community identity and pride. The Municipality will also 
help build positive urban and rural images for residents 
and visitors through such things as litter control, deterring 
and preventing graffiti, sidewalk and road repair, banner 
installation, tree and flower planting, and ornamental 
lighting. The Municipality will also continue to support and 
promote community-led initiatives such as Adopt-a-Park.

5.4.3

Position the region as a provincial, 
national and international player

There is pride in knowing the region is a key player 
on the world stage. The Municipality will pursue 
hosting provincial, national, and international 
events and competitions to showcase the region’s 
strengths and attract a broader scope of activities 
and opportunities for residents and local businesses. 
The Municipality will also pursue the creation or 
relocation of sport teams or leagues to the region.

5.4.5
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Wood Buffalo is a large, complex region 
operating under a single municipal government. 
Success depends on a large variety of 
stakeholders working together to achieve 
goals that continue to improve the quality of 
life for all residents. This begins with strong 
leadership exhibited by elected officials and 
their commitment to working together toward 
the provision of good governance. In return, 
residents seek to be engaged in municipal 
affairs and to uphold the concept of collective 
social responsibility. Collaborative decision-
making is the result. 

In Wood Buffalo, over 92 percent of residents 
have expressed a desire to be engaged as 
part of the process for municipal projects and 
initiatives. Furthermore, the number of visits to 
the Municipality’s website has nearly doubled 
over the past two years. These are hallmarks of 
an engaged citizenry that can lead to enhanced 
levels of collaboration.

Working together means providing 
opportunities for all of the region’s stakeholders 
to constructively work toward a shared vision 
for the future. Partnering with local businesses, 
agencies, and not-for-profit groups, and building 
on strong relationships with First Nations 
and Métis will foster opportunities for mutual 
success. At the same time, collaboration with 
industry and other orders of government on 
common goals can leverage resources and 
promote efficiency. In the end, municipal 
government is a service provider. Working 
together helps promote sustainable practices 
and ensures that citizens and business interests 
are provided with valued services. 
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Comparable  
Locations by Area

Scotland
78,782 km2

New Brunswick, 
Canada
72,908 km2

Nova Scotia, 
Canada 
55,284 km2

Taiwan 
36,008 km2

Belgium 
30,520 km2
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Community Engagement & Initiatives

Public preference for involvement in municipal projects 

Surveys 56%

Open houses and information sessions 32%

Participatory workshops 38%

Social media (Municipal website, Facebook, Twitter) 38%

I don't want to be involved 8%

Source: Regional Municipality of Wood Buffalo; Public Survey (March 16-23, 2011);

Notes: Data based on public survey with 951 respondents. Participants were asked:

“How would you prefer to be involved in Municipal projects?” 

Regional Municipality  
of Wood Buffalo  
Webpage activity, 2008-2010

Visits – 443,430
Page views – 2,112,535

2008

Visits – 603,769
Page views – 2,880,343

2009

Visits – 856,334
Page views – 3,853,665

2010

Scotland
78,782 km2

Belgium 
30,520 km2
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Provide open and transparent  
decision-making processes

The Municipality has a responsibility to balance the broad 
interests of the region and the various communities 
within it. Elected officials are required to make important 
decisions on a regular basis. Transparency in decision-
making helps ensure that the reasons for those decisions 
are clearly understood by all stakeholders and affected 
parties. The Municipality will strive to ensure that 
decisions are made in open forums where interested 
parties can voice their opinions.

6.1.1

Demonstrate accountability

Reporting openly on results demonstrates 
accountability for decisions made and actions taken. 
The Municipality will continually improve its reporting 
mechanisms on service delivery and corporate 
performance, and on actions it is taking throughout 
the region. The Municipality will also provide financial 
performance information where appropriate.

6.1.2

Good Governance

Elected officials work together with the electorate to provide regional leadership. The needs of residents and other 
stakeholders vary widely from community to community and all must work together to define goals and priorities. 
Open and transparent decision-making processes are fundamental to this relationship. As well, sound legislative, 
administrative, monitoring, and service delivery systems help to establish accountability. Some residents are 
challenged to access certain services and facilities and the Municipality will strive to eliminate these barriers.  
In the end, elected officials are committed to making fiscally responsible decisions recognizing that fiscal  
sustainability is one of the pillars of a sustainable municipality.

6.1DIRECTION
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Ensure fiscal responsibility

Taxpayers want the comfort of knowing that tax 
dollars are spent wisely. The Municipality will ensure 
there is a fair and equitable assessment base and will 
match its expenditures to sustainable, predictable, 
long-term sources of revenue. It will also promote 
a fiscal policy that matches expenditure to need, 
enacting the principles of predictability, stability,  
and transparency.

6.1.3

Pursue advanced administrative 
practices and structures

Rapid growth has transformed the Municipality into 
a large, complex entity that requires sophisticated 
municipal governance practices and structures. 
The Municipality will explore new ways and means 
of service delivery to promote effectiveness and 
efficiency including the possible creation of special 
operating agencies and arms-length corporations 
to address functions such as land management, 
transportation, City Centre development,  
and others.

6.1.4
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Promote effectiveness in  
service provision

Effective services are those that meet the needs 
and reasonable expectations of residents, business 
interests, and other stakeholders. The Municipality 
will conduct regular needs assessments, establish and 
monitor indicators of service effectiveness, review 
existing procedures and agreements to meet changing 
needs, and ensure the alignment of corporate and 
departmental initiatives and priorities. Collecting and 
analyzing demographic and socio-economic information, 
through such initiatives as the annual Municipal Census, 
will enhance service delivery by providing a better 
understanding of those using the service.

6.2.1

Promote the efficient use of  
resources in service delivery

The cost of providing services is an ongoing concern of 
the Municipality, and assurance is needed that taxpayer 
dollars are expended reasonably. In pursuit of efficiency, 
the Municipality will evaluate service delivery against 
accepted service standards, against the cost of similar 
services provided by others (public and private), and 
against past practices. As well, the Municipality will 
coordinate service provision with external stakeholders 
and encourage the sharing of resources. 

6.2.2

Valued Services

Effectiveness, efficiency, and quality are the cornerstones of service provision. Services must be deemed to be 
appropriate based upon an understanding of needs, must be seen as competitive in the use of resources, and 
must generate satisfaction on the part of users. Working with a variety of user groups and with the community 
at large, the Municipality can ensure its services meet high standards. The changing needs of a growing and 
diverse population will require a nimble organization capable of adjusting its services in a manner that continually 
generates value. The Municipality can be a leader in innovative service delivery practices.

6.2DIRECTION
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Promote innovation  
in service delivery

Improvements to services often are the result of 
innovation. A commitment to innovation can mean 
adhering to best practices, but it can also mean 
leading best practices through creative, dynamic 
thinking. The Municipality will adopt practices that 
promote and encourage innovation in the workplace, 
that support research, idea-sharing, and learning, 
and that build synergies across functions both 
internally and externally. 

6.2.3
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Facilitate access to  
municipal information

To be engaged, citizens need reliable, accurate 
information upon which to voice informed opinions and 
initiate dialogue regarding municipal matters. Through a 
variety of media, the Municipality will promote a well-
informed citizenry. The development and maintenance of 
a regional portal to provide best available real-time data 
will encourage data-sharing among stakeholders as well 
as ensure corporate knowledge is up-to-date and easily 
accessible for internal and external stakeholders. 

6.3.1

Ensure responsiveness  
to citizen requests

Citizens need to know the Municipality is listening and 
takes their concerns seriously. They also need timely 
responses to inquiries or complaints. The Municipality 
will commit to responsive action on citizen requests and 
consider establishing such things as turnaround times for 
staff responses or undertaking follow-up surveys to gauge 
citizen satisfaction regarding municipal responsiveness.

6.3.2

Engaged Citizens

An engaged citizenry is a sign of good community health. Engaged citizens work with one another and with their elected 
representatives to help direct the affairs of the Municipality. It begins with knowledge and understanding of municipal 
affairs, and is founded on the sharing of information, responsiveness to service requests, and the provision and support of 
good, comprehensive communication. In return, citizens become more committed to the concept of citizenship,  
and participate in democratic processes, including voting. An active and engaged citizenry is more likely to assist in 
community improvement through volunteerism and participation in public engagement initiatives.

6.3DIRECTION
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Establish consistent and  
effective engagement practices

People want to help shape decisions that affect their 
lives and, as the order of government closest to the 
people, there is an expectation of high levels of 
participation at the municipal level. The Municipality 
will commit to effective, comprehensive public 
engagement practices that will be tailored according 
to the specific needs of each community and which 
can evolve over time as needs change. It will also 
work collaboratively with the provincial and federal 
governments, First Nations and Métis communities, 
adjacent municipalities, and industry to improve the 
coordination of community engagement processes.

6.3.3

Promote the concept  
of social responsibility

Through their sense of social responsibility, 
individuals recognize they have a role to play in 
upholding a healthy, democratic system. The 
Municipality will help promote and encourage 
the concept of social responsibility in its residents 
by encouraging individuals to become informed, 
participate in municipal affairs, exercise their right to 
vote, and support civil society through volunteerism.

6.3.4



 152

WORKING
 together

Facilitate the formation and  
management of partnerships

A commitment to partnerships requires focused 
attention and dedicated internal resources to assist in 
the formation and management of partnerships. The 
Municipality will advocate partnering and facilitate 
partnering agreements to assist in the delivery of 
programs, services, and operation of facilities, including 
public-private partnerships and leasing arrangements. 
These partnerships will also facilitate the development 
of major infrastructure, transportation, and municipal 
facilities. Other orders of government, industry, the 
not-for-profit sector, and other service providers all offer 
opportunities for effective partnerships.

6.4.1

Foster a relationship of mutual 
respect with Métis

Métis people provide an historic and cultural dimension 
to the region. The Municipality will help foster a 
relationship of mutual respect with Métis as joint sponsors 
of regional development initiatives and will work toward 
a heightened engagement of Métis people in municipal 
decision-making and service delivery processes.  
The Municipality will continue to acknowledge Treaty and 
Aboriginal rights declared in the Constitution Act, 1982.

6.4.2

Effective Partnerships

Future success depends upon stakeholders working effectively in partnership to achieve a common vision for the region. 
This means creating collaborative and inclusive relationships built upon trust and respect. It also means being creative and 
innovative in finding new ways of doing business. Partnerships can create efficiencies and can leverage resources such that 
the whole is greater than the sum of the parts. Senior governments, approval authorities, businesses, industries, community 
groups, non-government organizations, service providers, First Nations, and Métis peoples all play active roles in the 
development of the region and provide opportunities for meaningful, effective partnerships. 

6.4DIRECTION
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Foster a relationship of mutual 
respect with First Nations

The region has a rich First Nations presence both on 
and off reserve. The Municipality currently partners 
with First Nations through servicing agreements and 
will continue to build increasingly strong, effective 
partnerships. Further, the Municipality will continue 
to acknowledge Treaty and Aboriginal rights 
declared in the Constitution Act, 1982 and work with 
First Nations as another order of government. It will 
also continue to work with First Nations on those 
initiatives and service delivery processes where the 
Municipality and First Nations have a shared interest.

6.4.3

Seek international alliances

The Municipality has a global presence that 
can be leveraged into international alliances. 
Cooperative agreements between municipalities 
in geographically and politically distinct areas can 
be beneficial in promoting cultural and commercial 
ties. The Municipality will actively pursue the 
establishment of mutually beneficial sister city 
agreements with other regional municipalities.

6.4.4
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a commitment to 
implementation

A successful Municipal Development Plan turns 
vision into actions and results. This is achieved 
through an ongoing process of implementation 
that identifies key actions that are linked to 
responsibilities, timelines, and budgets. Our 
approach to implementation follows a continual 

process of enabling action to take place, initiating 
and monitoring those actions, and communicating 
results back as the process begins anew. This 
process will be carried out with a commitment 
founded on the principles of coordination, 
accountability, and transparency.

A COMMITMENT 
 to implementation
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Enabling 

The enabling component of the process will determine 
what will be done. The Plan, public and Council priorities, 
and current issues will determine our priority actions and 
targets. This is also where any adjustment to the Plan 
or the implementation approach will take place to react 
to new and emerging opportunities and challenges. 
Implementation will be guided by establishing regulations, 
incentives, partnerships, and policies that help achieve the 
desired outcomes of the Plan. 

Initiating

The initiating component of the process will determine how 
actions will get done, when, and by whom. Strategic and 
business planning will ensure that actions, responsibilities, 
and decisions align to the Plan. This process will result in 
municipal business plans and regional partnerships that 
outline actions, timelines, budgets, responsibilities, and 
coordination efforts consistent with the Plan.

Monitoring

The monitoring component of the process will measure 
progress towards desired outcomes. A series of indicators 
will be developed to reflect changes in the community over 
time, and evaluate whether we are achieving the goals of 
the Plan. A comprehensive database will be used to assist in 
developing and tracking indicators.

Communicating

The communicating component of the process will report on 
the Plan’s progress. The Plan requires that the Municipality 
openly shares information about its processes and decisions, 
and remains accountable for its action and targets. 
Communication with stakeholders and the public will be 
essential in achieving this, and will serve as a platform for the 
Municipality to acknowledge and celebrate successes.
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Plan Review

While the Plan was developed with a 20-year time horizon, it 
is not intended to remain static and will need to be adjusted 
as circumstances change. Over time, projections will need 
to be adjusted, assumptions revisited, and the soundness of 
directions and strategies evaluated.

The Plan will be reviewed periodically. At a minimum, the Plan 
will undergo an interim five-year review and a comprehensive 
review within ten years. Given the rapid pace of growth and 
change expected for the region, these time frames may need 
to be accelerated. This will ensure the Plan remains relevant 
and effective over the long term.

Amendments

When considering an amendment, a rationale must be 
provided for why the amendment is required while also 
demonstrating how it meets or enhances the overall intent 
of the Plan. The Plan is adopted by Municipal Council 
through the approval of a municipal bylaw. Section 191 of the 
Municipal Government Act states that the authority to adopt 
a bylaw includes the authority to amend it. Amendments to 
the Plan should follow Municipally-established amendment 
processes before being submitted for Council consideration.
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Plan Interpretation

The Plan consists of a series of numbered Directions and 
Strategies. Each is provided with a paragraph of explanatory 
text. The explanatory text is provided to enhance the 
understanding of the Plan’s intent. In the event of a conflict 
between the Strategies, Directions, and/or text, the Strategy 
should prevail, followed by the Direction, followed by 
explanatory text. Where Municipal commitments are  
outlined in text, the Municipality will comply unless 
circumstances make it impractical or impossible. In such  
cases, a different course of action will be required and the 
Plan may require amendment.

Map Interpretation

Land development concepts in the Plan present a broad and 
conceptual illustration of the proposed development structure 
of the region, urban area, and rural communities, and shall be 
interpreted as general intent only. These maps do not provide 
site specific direction.
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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.

Acreage

A land use typically containing more 

than one acre or any large parcel 

of land.

Action

Efforts necessary to  

implement Strategies.

Active Transportation 

Any form of human-powered 

transportation, such as walking, 

cycling, using a wheelchair, in-line 

skating, skateboarding, and skiing. 

Aerodrome

Any area of land, water (including 

the frozen surface thereof) or other 

supporting surface used that is set 

apart for the use and movement of 

aircraft and includes any buildings, 

installations and equipment 

associated with its operations.

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.

Areas of Stability	

Existing rural communities where 

rapid, transformative growth is not 

desired and where the existing 

character and structure of the 

community will be respected. 

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.

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. 

Biodiversity

The number, range or variety of all 

life forms, including plants, animals 

and micro-organisms, and the 

ecological systems of which they 

form a part.

Brownfield

A site or property that has been 

previously developed. These may 

be former commercial or industrial 

uses that may be contaminated or 

just perceived as such.

Bus Rapid Transit (BRT)

A system of buses that operate 

like a conventional rail system to 

provide faster and efficient transit 

service. The goal is to approach the 

service quality of rail transit while 

still enjoying the cost savings and 

flexibility of bus transit. A form of 

rapid transit.

Business Plan

A plan of how a municipal 

department will achieve the 

Municipal Development Plan 

goals and directions, as well as 

departmental objectives. The 

business plan is a statement of 

departmental strategies and 

actions, and the capital and 

operating budgets required to 

deliver supporting projects and 

initiatives.

City Centre

Includes the Lower Townsite, 

Waterways and MacDonald Island, 

and is situated between Highway 

63, the Clearwater River and the 

Athabasca River. This area features 

some of Fort McMurray’s oldest 

settled neighbourhoods.

Climate Change

The change in global climate 

patterns apparent from the mid- 

to late-20th century onwards. 

Attributed largely to the increased 

levels of atmospheric carbon 

dioxide produced by the use of 

fossil fuels.

GLOSSARY of terms
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Co-generation

The process of capturing and utilizing 

by-product heat or steam often 

derived from energy generation, 

thus generating two forms of energy 

simultaneously.  

For example, use of waste heat from 

an electrical generating plant for 

other purposes or use of waste heat 

from an industrial process to generate 

electricity. 

Community

A settled geographic area with defined 

boundaries. A community, if large 

enough, may consist of a group of 

interconnected neighbourhoods, and 

can be defined by the relationships that 

occur on a larger scale.

Community Core

The geographical node within rural 

communities where a combination 

of commercial, retail, institutional, 

and residential uses are clustered to 

establish the community’s primary 

centre and identity.

Complete Community

Communities that offer the 

opportunity to work, live, play, shop 

and learn while meeting the daily 

needs of residents. Within a complete 

community there may be a range of 

uses, such as multiple housing options, 

jobs, commercial uses, local services 

and community facilities within close 

proximity. Often there are a number of 

convenient mobility options to choose 

from that provide access to these 

services.

Complete Streets

Design of streets and urban spaces that 

support all modes of transportation 

with an emphasis on accessibility, 

safety, universal design, and active 

pedestrian uses.

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. 

Conservation Area

A clearly defined geographical space 

dedicated and managed to achieve the 

long-term conservation of biological 

diversity and ecosystem processes, 

including areas such as Provincial 

Parks, Wildland Provincial Parks and 

Ecological Reserves.

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 identifies 

infrastructure needs related to 

transportation, water and wastewater 

servicing, primary  

and secondary education, and health 

care.

Crown Land

An area registered in the name of “Her 

Majesty the Queen in right of Alberta 

as Represented by the Minister of 

the Crown” and remains under the 

administration of the province until 

the land is sold or transferred via 

legislation, such as Order-in-Council. 

Crude Bitumen

Petroleum that exists in the semi-solid 

or solid phase in natural deposits. It is 

typically heavy and viscous and will not 

flow unless heated or diluted.

Demographic

A term used to describe the population 

of a place or territory. It refers to 

figures, images, and data pertaining to 

the characteristics and composition of 

the population. This may include age, 

gender, ethnicity, religion and other 

socio-economic status information.

Development Reserve

A defined area of land surrounding 

an urban area or rural community 

that recognizes future urban or rural 

expansion as the long-term intended 

use of the land. 

Direction

Statements of intent that provide 

direction for Strategies of the Plan.

District Heating

System for distributing heat generated 

in a centralized location for multiple 

residential and/or commercial heating 

requirements such as space heating 

and water heating. The source of 

energy may be derived from traditional 

methods or co-generation.

Ecological Corridor

A continuous and connected corridor 

that allows the movement of wildlife or 

other organisms between two areas.

Ecological Footprint

Standard measurement of a unit’s 

influence on its habitat based on 

consumption and pollution.  

It compares human demand  

with earth’s ecological capacity  

to regenerate. 
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Ecosystem

The dynamic interaction between 

plants, animals, and microorganisms 

and their environment working 

together as a functional unit. 

Employment Lands

Land suitable for employment 

concentration including commercial 

(business and office parks), large 

format retail, light and heavy 

industrial, together with compatible 

ancillary uses including recreation.

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 define 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.

Established Neighbourhood

Established areas with residential, 

commercial, retail, institutional, 

recreational and/or other  

ancillary uses. 

FireSmart Communities

Community design located near or 

within forested and other natural 

vegetated areas that incorporates 

the guidelines of FireSmart 

(developed by Alberta Sustainable 

Resource Development) in order to 

reduce the risk and potential of fire 

hazards and events.

First Nation

A term that came into common 

usage in the 1970s to replace the 

word “Indian.” Although the term 

First Nation is widely used, no 

legal definition of it exists. Among 

its uses, the term “First Nations 

peoples” refers to the Indian 

peoples in Canada, both Status and 

non-Status. Some Indian peoples 

have also adopted the term “First 

Nation” to replace the word “band” 

in the name of their community.

Goal

Overarching themes in the Plan 

(six in total) that, together, build 

sustainable communities.

Governance

Process of decision making and 

the process by which decisions are 

implemented. There are many types 

of governance, but, in the context 

of the Plan, governance is used as 

“municipal governance.”

Government of Alberta (GoA)

Government of the Province 

of Alberta, which is primarily 

responsible for delivering and 

managing the services of education, 

health and social services, natural 

resources, the environment, and 

the administration of justice and 

municipal government.

Green Building

The practice of creating structures 

by utilizing processes that are 

environmentally responsible and 

resource-efficient throughout a 

building’s life cycle.

Greenfield

Type of land where there has been 

no previous development.

Greenhouse Gas Emissions (GHG)

A gas in an atmosphere that 

absorbs and emits radiation 

within the thermal infrared range. 

It is widely acknowledged that 

emissions of GHGs contribute to 

global climate change.

Green Infrastructure

An approach to natural systems or 

engineered structures designed 

to be environmentally friendly, 

and mimics natural processes 

and features to provide services. 

Examples include green roofs, 

constructed wetlands, and 

maintaining and enhancing existing 

natural areas that are integrated 

into neighbourhoods  

and communities. 

Green Network

Connected areas of green spaces 

within an urban, suburban or rural 

setting. These can provide a range 

of social, ecological, and economic 

benefits such as increasing the 

quality of life within an area and 

creating sustainable communities.

Green Spaces

Undeveloped land preserved in 

a natural state or land developed 

for outdoor recreation uses (for 

example, parks, woodlands, 

conservation areas or waterfronts), 

depending on the land’s 

characteristics. 

GLOSSARY of terms
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Grey Water 

Wastewater that has been used in the 

home, including dish, shower, sink and 

laundry water, and excluding water 

from toilets (referred to as black water).

Hinterland

Land surrounding and outside of urban 

areas and rural communities.

Human Settlement

Area for a permanent or temporary 

community in which people live. 

These range in size and can include 

rural communities or urban areas, and 

conventionally includes a range of 

infrastructure, services and facilities for 

use by residents.

Indian Reserve

A tract of land where the legal title is 

held by the Crown that has been set 

apart for the use and benefit of a First 

Nations band. While Indian Reserve is 

the legal term, First Nations Reserve is 

also used in the Plan.

Industry

General term to describe economic 

activity. In the Plan, industry refers 

to natural resource extraction (for 

example, forestry and oil sands), 

manufacturing (also referred to as 

secondary industry), and service 

industry (for example, commercial, 

retail, and tourism).

Infill

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.

Infrastructure

Municipally-owned facilities such as 

water and sewer systems and treatment 

facilities, roads, sidewalks, bridges, 

civic buildings, land, street lights, 

transit buses, etc. Infrastructure may 

also include privately-owned utility 

facilities and equipment that provide 

power, gas, telephone, and cable 

television to the municipality.

Initiative

A specific program, policy instrument 

or service that supports action. 

Initiatives should be defined by a start 

date, an end date, responsibility, and a 

budget.

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).

Intensification

Describes an increase in the density 

of neighbourhoods, transportation 

corridors, commercial areas or mixed-

use areas. This is often achieved 

through redevelopment activity in 

existing areas or areas identified at the 

onset of creating a new development 

area that will have a higher density.

Land Development Concept

Illustrative concepts that outline the 

existing and future structure and/or 

land use of the community.

Land Use Bylaw (LUB)

Adopted by Municipal Council 

pursuant to the Municipal Government 

Act for the establishment of land 

use districts and the regulation of 

development.

Light Rail Transit (LRT)

An electric railway system that provides 

fast and efficient transit service. A form 

of rapid transit.

Livable Community 

Communities that provide and 

promote civic engagement and a sense 

of place through safe, sustainable 

choices for a variety of elements 

that include housing, transportation, 

education, cultural diversity and 

enrichment, and education.

Lower Townsite

The urban neighbourhood considered 

the downtown in the Fort McMurray 

Urban Service Area. Situated in 

the valley on the west side of the 

Clearwater River between the 

neighbourhood of Waterways and 

Highway 63, it is referred to in this Plan 

as part of the City Centre.

Low Impact Development (LID)

A land development approach of 

using various planning and design 

techniques that minimize the effect 

that development will have on the 

quality of the surrounding environment. 

This includes conserving and 

protecting natural resource systems 

and reducing infrastructure costs. 

This allows land to still be developed 

in a cost-effective manner that helps 

mitigate potential environmental 

impacts.

Major Recreation

Land used for recreation activities 

(indoor and outdoor) on a large scale 

to serve the broad community or the 

region as a whole.
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Master Plan

A comprehensive long-term 

strategy for the physical growth or 

development of a community. 

Métis

People of mixed First Nations 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.

Mixed-use

Existing or proposed development 

comprised of more than one 

complementary land use, either 

in the same building, in separate 

buildings in close proximity, or in a 

district. The mix of land uses may 

include residential, commercial, 

industrial, or institutional uses. 

Multi-modal Transportation

Mobility systems that account for 

various means of transportation 

such as public transit, walking, 

biking and personal vehicles. 

This includes planning for the 

connections and synergies among 

various modes that play a role in the 

overall transportation system.

Multi-use Corridor (MUCs)

A dedicated land area for co-

location of linear infrastructure that 

supports critical economic linkages 

to markets. These corridors may 

include public highways, electric 

transmission, rail, pipelines, water 

management, telecommunications 

towers, underground fibre optic 

cables, and recreational trails.

Municipal Development Plan  

(the Plan) 

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 specific sites used for water 

and wastewater treatment facilities, 

sewage lagoons, and landfills.

Municipal Land

Land owned by the Regional 

Municipality of Wood Buffalo or 

land designated as municipal 

reserve, school reserve, municipal 

and school reserve, environmental 

reserve or public utility lot.

Muskeg

Waterlogged, spongy ground, 

consisting primarily of mosses and 

acidic, decaying vegetation that 

may develop into peat.

Natural Features 

Describes all natural objects, 

including mountains, plateaus, 

rivers, lakes, islands, waterfalls, 

monoliths, escarpments, ravines, as 

well as woodlands, forests, trees, 

hedgerows, and meadows.

Natural Habitat 

An ecological or environmental 

area that is inhabited by a particular 

species of animal, plant or other 

type of organism.

Neighbourhood

A geographic area smaller than a 

community, which is often defined 

by main streets or other natural 

boundaries, that may share common 

characteristics such as geographic 

features or shared services. These 

can vary in size and often reflect the 

residents that live within it and their 

social relationships. A number of 

uses and services can be found in 

a neighbourhood, such as different 

types of housing, retail, commercial 

or schools; however, these vary from 

neighbourhood to neighbourhood. 

New Neighbourhood

Area identified for new or potential 

neighbourhood development 

that includes the development 

of residential, retail, institutional, 

recreational and/or ancillary uses.

Non-permanent Population

People that work in the Regional 

Municipality of Wood Buffalo,  

but do not reside there 

permanently. Also referred to as 

mobile workers, these are people 

that temporarily live in hotels, 

motels, campgrounds or some 

sort of work camp used to house 

workers on a temporary basis.
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Non-renewable Resources

A natural resource which cannot be 

produced, grown, generated, or 

used on a scale that can sustain its 

consumption rate; once used there is 

no more remaining. These resources 

often exist in a fixed amount and are 

consumed much faster than nature can 

create them.

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.

Oil Sands Developers Group (OSDG)

A non-profit, industry-funded 

association located in Fort McMurray, 

Alberta. This association represents 

oil sands operators and developers, 

and works in cooperation with related 

industries, government, Aboriginal 

peoples, and other organizations 

active in the Athabasca Oil Sands Area 

to define and address regional issues 

related to oil sands development.

Open House

A method of public engagement that 

consists of an open forum to exchange 

information with the general public.

Open Space

Natural areas including land suitable 

for formal recreational use (e.g., parks, 

trails) or infrastructure development. 

These areas may be unsuitable for 

development due to steep slopes, 

unstable soils, wetlands, or being 

located in areas prone to flooding.

Partnership

An arrangement where parties agree 

to cooperate to advance their mutual 

interests. Partnership is used in a broad 

sense in the Plan and may cover legally-

binding partnerships, partnerships at 

will and any other type of partnerships 

that fall between the two ends of the 

spectrum.

Planning Tools

Full range of statutory and non-

statutory plans used to guide 

development and implement the 

Strategies of the Plan.

Potable Water

Water that is treated in a mechanical 

process and is safe for human 

consumption.

Principle of Sustainability

A total of 16 principles identified under 

the four pillars of sustainability in 

Envision Wood Buffalo.

Priority Growth Areas 

Communities where substantial, 

transformative population growth 

and associated services will be 

accommodated. 

Private Sector

All organizations in an economy or 

jurisdiction that are not controlled 

by the government. This includes 

privately-owned business and not-for-

profit organizations.

Public Art

Works of art in any media that have 

been planned and executed with the 

specific intention of being sited or 

staged in a public space (outside or 

inside publically accessible buildings) 

and accessible to all

Public Engagement

A process that provides an opportunity 

for citizens, municipal administration, 

Municipal Council and appointed 

officials 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.

Rapid Transit

A mass transportation system that has 

a high capacity and frequency, and is 

often physically separated or provides 

advantages over other modes of traffic 

in order to increase efficiency and 

shorten travel times. This may refer to 

rail or bus.

Recreation

Includes all of those activities that an 

individual chooses to participate in 

during his/her leisure time, and is not 

confined solely to sports and physical 

recreation programs, but includes 

artistic, creative, cultural, social and 

intellectual activities. While recreation 

also includes culture, the word culture 

is added in many instances due to its 

importance.

Recreation and Tourism

Areas around lakes, waterways or other 

natural features that are used for a 

variety of recreational purposes or have 

the potential to be formally developed 

for recreational and associated tourism 

use.

Redevelopment

New construction or creation  

of new units, uses or lots on 

previously developed land in existing 

communities, including brownfield 

sites.
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Region

The geographic area of the 

Regional Municipality of  

Wood Buffalo.

Riparian Area or Zone 

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 influence on the total ecological 

character and functional process of a 

watercourse or water body.

Rural Community

The rural communities of Anzac, 

Conklin, Draper, Fort Chipewyan, 

Fort Fitzgerald, Fort MacKay, 

Gregoire Lake Estates, Janvier, 

and Saprae Creek, all of which 

are located within the Regional 

Municipality of Wood Buffalo.

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. 

Sanitary Landfill

A waste disposal site used for the 

disposal of waste by deposit, under 

controlled conditions, on land or 

on land covered by water, including 

compaction of the waste into a cell 

and covering the waste with cover 

materials at regular intervals.

Small Business

A business with fewer than 50 

employees if service based, or 

fewer than 100 employees if goods 

producing based.

Socio-economic

The relationships between 

economic and social conditions 

relevant to well-being.

Speaker Series

Events that took place during the 

creation of the Plan in which a 

number of individuals with expertise 

in a specific field were invited to 

speak in a public forum to discuss a 

specific issue related to the Plan.

Stakeholder

Any individual, organization or 

agency that has a specific interest or 

concern with the Plan that may be 

impacted once the Plan is adopted.

Statutory Plan 

A Municipal Development 

Plan, Area Structure Plan, Area 

Redevelopment Plan or Inter-

Municipal Development Plan 

adopted by a municipal Council 

pursuant to the Municipal 

Government Act.

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.”

Strategy

Statements that describe a pathway 

for achieving a Direction (i.e. “How 

do we get there?”). Strategies in the 

Plan are long-term (15 to 20 years in 

duration). 

Sustainability

The World Commission on the 

Environment and Development 

(1987) defines sustainability as 

“Development that meets the 

needs of the present without 

compromising the ability of future 

generations to meet their  

own needs.” 

Sustainable Development

A pattern of resource use that 

aims to meet human needs while 

preserving the environment so 

that these needs can be met not 

only in the present, but also for 

generations to come.

Transit-oriented Development 

(TOD)

High density and mixed-use 

residential and commercial areas 

at transit nodes and along transit 

corridors designed to maximize 

access to public transportation. 

TOD will often incorporate features 

to encourage transit ridership.

Universal Design

Place design that promotes equal 

opportunity for all individuals 

regardless of age, stature, or ability 

to use the space. These spaces are 

designed to accommodate a wide 

variety of abilities, and minimize 

barriers to access or use.
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Urban Design

Application of architectural and 

planning principles to the design of 

buildings and spaces with the interest of 

the public and the community in mind. 

Concern is given to building form, style 

and materials, views and vistas, open 

space and streetscapes to create a 

setting that is functional, aesthetically 

pleasing and respects and contributes 

to the urban setting and context in 

which the design is being placed.

Urban Reserve

A designated area around Fort 

McMurray identified for long-term future 

urban expansion.

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 purposes of program 

delivery and grant eligibility.

Vision

A broad statement capturing the 

desired image of the Municipality’s 

future of the region for the next  

20 years. 

Waste Heat

Heat produced by machines, electrical 

equipment and industrial processes 

that are released into the atmosphere 

as waste. Also called secondary heat or 

low-grade heat.

Wastewater

Wastewater is any water that has been 

adversely affected in quality by human 

influence.

Water Bodies

Any location where water flows or is 

present, whether or not the flow or 

the presence of water is continuous, 

intermittent or occurs only during a 

flood.

Water Conservation

Reducing the usage of water 

and recycling of wastewater for 

different purposes such as cleaning, 

manufacturing, and agricultural 

irrigation.

Watershed Management

The process of creating and 

implementing plans, programs,  

and projects to sustain and enhance 

watershed functions that affect the 

plant, animal, and human communities 

within a watershed boundary.

Wetland

Those areas that are inundated or 

saturated by surface water or ground 

water at a frequency and duration 

sufficient 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. 

Winter City

Winter city is a concept for communities 

in northern latitudes that encourages 

transportation systems, buildings, and 

recreation projects to be designed and 

developed for all four seasons, with 

particular attention to how they perform 

during winter.

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.



Residents of Wood Buffalo played 
a key role in shaping the Municipal 
Development Plan. Through the What’s 
the BIG IDEA Wood Buffalo? public 
engagement campaign launched 
on March 16th, 2011, residents and 
stakeholder groups were able to voice 
their opinions about the past, present, 
and future of Wood Buffalo. Over 15,000 
interactions took place with the public 
and stakeholders to form the foundation 
of the Plan.

The public were engaged online 
through various forms of social 
media and the Plan’s website (www.
bigideaswoodbuffalo.ca). The website 
contained project information and hosted 
public discussions through the Question 
of the Day, where residents discussed 
issues related to the region. Videos 
highlighting Wood Buffalo activities were 
also posted. These generated discussion 
on how best we should live, work, play, 
move, and grow in the future. 

Residents were also engaged through 
public meetings and open houses. 
Meetings took place in Fort McMurray 
and the region’s rural communities. In 
addition, the Big Idea Crew took to the 
streets of Fort McMurray daily for two 
and a half months to survey residents at 
popular locations and at festivals and 
events. 

Focused workshops, presentations, and 
meetings also reached key partners and 
stakeholder groups. These contributors 
included First Nations and Métis groups, 
the private sector, the Government of 
Alberta, local non-profit organizations, 
youth groups, senior groups, service 
providers, and faith-based groups. 
A Speaker Series on the topics of 
sustainability, City Centre revitalization, 
and transportation got stakeholders 
and the public talking about key topics 
addressed in the Plan. 

The draft Plan was also posted online and 
presented at community open houses for 
widespread public review and comment. 
Through this process, residents saw how 
their input was incorporated. The net 
result was the largest, most successful 
public engagement process ever 
completed in our region. 

Wood Buffalo Heard...
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Subject: Bylaw No. 10/034 – Riverbend Point Area Structure Plan 

APPROVALS: 
                                                                    Glen Laubenstein, Chief Administrative Officer 
                                                                          Carol Theberge, Divisional Manager 
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Administrative Recommendation(s): 
 
1. THAT Bylaw No. 10/034 be amended by deleting Schedule A, dated November, 2010, and 

adding Schedule A, dated September, 2011. 
 
2. THAT Bylaw No. 10/034, being the amended Riverbend Point Area Structure Plan, be read 

a second time. 
 
3. THAT Bylaw No. 10/034 be read a third and final time. 
 
Summary: 
 
The Riverbend Point Area Structure Plan is a private initiative that proposes a new community of 
approximately 10,500 people over three phases on 204.7 hectares of land east of Abasand 
Heights across the Horse River (Attachment 2).  The authority to adopt an Area Structure Plan is 
vested with Council under the Municipal Government Act. 
 
Background: 
 
The Riverbend Point Area Structure Plan was first circulated in January 2008, and 
Administration undertook a detailed review of the proposal.  During the review process, several 
issues were identified.  The most serious concern was road access to the site. 
 
On November 9, 2010, the proposed Area Structure Plan received First Reading from Council.  
At the Public Hearing on November 30, 2010, Council referred the proposal back to 
Administration to resolve access concerns and to further engage the residents of Abasand 
Heights. 
 
In recent months, Administration met with the applicant several times to review the 
transportation connections for the Plan area.  The goal was to rethink the long-term plan of how 
Riverbend Point would connect with Abasand Heights, the Hangingstone and Horse River area, 
and Alberta Transportation’s plans for Highway 63. 
 
The development is proposed to be built over three phases. Phase 1 (32% of the Plan area) is to 
be built on private land, while Phase 2 and 3 are proposed to be developed on Crown land. As a 
result of the discussions, it was decided that transportation for Phase 1 (4,300 people) would rely 
solely on an extension connecting to an improved Abasand Drive. Phases 2 and 3 would be 
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contingent on a permanent road from Riverbend Point to Beacon Hill and tie into the future 
interchange for Beacon Hill.  
 
Budget/Financial Implications: 
 
The improvements to Abasand Drive needed to facilitate development in the Plan area will be 
the responsibility of the developer. All the initial costs to provide infrastructure for Riverbend 
Point will also be borne by the developer. 
 
Rationale for Recommendation(s): 
 
Since this Area Structure Plan was last before Council, some amendments have been made to the 
Plan. In lieu of creating a temporary emergency dirt road, the applicant now intends to exceed 
municipal engineering standards by improving Abasand Drive. This more robust road design will 
result in four lanes (two lanes in, and two lanes out), and will provide the residents of Abasand 
Heights with a safer thoroughfare, as well as the addition of pedestrian and bike trails, and other 
added amenities. 
 
Another key amendment to the Plan is associated with Phase 2 and 3. A permanent road is to be 
built through the Hangingstone and Horse River area and will connect Riverbend Point with the 
future Beacon Hill interchange. This connection will provide secondary access to Riverbend 
Point and open up the Hangingstone and Horse River area for future development and 
transportation links. Furthermore, residents in the area as a result will have another route to the 
south side of Fort McMurray via Riverbend Point if Beacon Hill is closed.  
 
Throughout the review process, several new Traffic Impact Assessments were submitted. 
Administration is satisfied that the Area Structure Plan accommodates a variety of transportation 
modes and supports potential transit-oriented development.  
 
The Fringe Area Development Assessment report (2007) determined the Riverbend Point area as 
one of the next areas for development in Fort McMurray. Therefore, Administration supports 
development in this area at this time. The lands for Phase 1 are privately owned, and the 
development as a whole will provide much needed housing for the region. Infrastructure costs 
for Riverbend Point will be borne by the developer, which will facilitate development that is 
sooner than anticipated.  
 
The Planning and Development Department is satisfied with the mix of uses proposed in the 
Riverbend Point Area Structure Plan (Attachment 3); it outlines residential space, as well as 
additional retail and commercial space, and supports the findings of the Commercial and 
Industrial Land Use Study (CILUS). Additionally, development in this area is aligned with land 
use strategies proposed by the proposed new Municipal Development Plan (MDP), a high level, 
long-term plan for managing sustainable growth in the region.  
 
Administration supports the proposed Area Structure Plan and recommends that Bylaw No. 
10/034 be given second and third readings. 
 
Attachments: 
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1. Bylaw No. 10/034 
2. Subject Area Map 
3. Land Use Statistics – Excerpt from Riverbend Point Area Structure Plan 



Attachment 1 

BYLAW NO. 10/034 
 
BEING A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO 
TO ADOPT THE RIVERBEND POINT 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. THAT Bylaw No. 10/034, being the Riverbend Point Area Structure Plan as set out in 

Schedule A, is hereby adopted. 
 
2. THAT 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 9th day of November, A.D. 2010. 

READ a second time this _______________ day of _________________, A.D. 2011. 

READ a third and final time this _______________ day of ______________, A.D. 2011. 

SIGNED and PASSED this ______________ day of _________________, A.D. 2011. 

 

 

 

       _______________________________ 
       Mayor 
 
       _______________________________ 
       Chief Legislative Officer 
 



Schedule A
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1 Introduction 

The plan area includes the north plateau of the lands west of the Horse River, and south of the 

Athabasca River. The plan area is outside, but immediately adjacent to the Fort McMurray 

Urban Service Area. The plan area is currently isolated from the built-up portion of the Urban 

Service Area, by the river valleys. The plan area is considered a new development node 

referred to as ‘North of the Horse River’ in the 2007 Fringe Area Development Assessment 
Urban Service Area study and is shown as being part of the Urban Expansion Area in the 

current Land Use Bylaw in Map 6. 

Figure 1 shows the plan area in its regional context. 
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2 Background 
 The purpose of this Area Structure Plan (ASP) is to provide further direction regarding future 

development in the area than that provided in the Municipal Development Plan. 

An ASP is a long term living document with a time horizon of approximately 20 years. It is 

anticipated that as variables change this plan will evolve as amendments. The plan may be 

amended in the future but, the broad intent of the plan should remain consistent. 

2.1 Vision 

The vision for the area is to be a safe, vibrant, self contained, highly urban community providing 

open space, retail, office, and school sites, as well as numerous residential dwelling options. 

Riverbend Point is anchored by its dynamic mixed use core which exhibits a strong sense of 

place and pedestrian atmosphere. 

Riverbend Point is a compact community which efficiently utilizes land and provides the 

foundation for alternative transportation options. The community is easily walkable because of 

its modified grid system and pedestrian corridors. The community’s recreation and social 

interaction needs are accommodated through the open space and facilities within the 

community. 

Riverbend Point is an inclusive community that offers a wide diversity of housing options. This 

allows a broad economic and demographic spectrum to reside in the community. In addition, the 

housing options allow residents to move up or down within the housing market while remaining 

within the community. 

The community recognizes the importance of sustainability. Riverbend Point strives to 

incorporate environmentally sensitive elements from the macro community’s design through to 

the development of individual dwelling units. 

2.2 Objectives 

  This plan has the following objectives: 

o Provide a plan that creates a walkable community. 

o Provide a variety of housing options. 

o Provide a context sensitive plan that recognizes a young rapidly growing community. 

o Protect those areas that have been identified as environmentally or historically 

significant. 

o Ensure that the development is consistent with statutory plans, regulations, and 

standards. 
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o Provide the framework to establish aesthetically appealing streetscapes. 

o Provide an efficient use of the land. 

o Provide appropriate sites for recreational opportunities. 

o Accommodate a variety of transportation modes.  

o Establish a distinct sense of community with a significant compact core. 

o Provide a safe environment for residents. 

o Provide an efficient and economical servicing concept. 

o Provide the framework to allow for elements of environmentally sensitive design. 

o Provide an efficient community for the provision and delivery of municipal services (i.e. 

waste and snow removal, emergency services, park maintenance, etc).  
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3 Policy Context 

3.1 Municipal Government Act 

This ASP meets the requirements set out by the Municipal Government Act. An ASP as defined 

by the Municipal Government Act Section 633 must address the following: 

o The sequence of development for the plan area; 

o land uses;  

o population density; 

o transportation network and location of public utilities; 

o establishing guidance for future subdivision and development; and 

o other matters established by the municipal Council. 

3.2 Municipal Development Plan 

The current Municipal Development Plan (MDP), Bylaw # 00/005, was adopted in 2000. The 

MDP is currently undergoing a major review. The draft MDP identifies the subject area as ‘New 

Neighbourhood’. 

3.3 Land Use Bylaw 

The current Land Use Bylaw, Bylaw # 99/059, was adopted in 1999. Provisions in this ASP will 

be implemented through the Land Use Bylaw. An amendment to the Land Use Bylaw is required 

to establish appropriate districts for development. 
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4 Community & Vested Interest Consultation 
The community consultation consisted of three public open houses in the community of 

Abasand Heights.  

The first open house was held on January 28, 2009. This open house was advertised in the 

local newspaper and flyers were delivered to all households, businesses, and institutions in the 

Abasand Heights and Grayling Terrace communities by Canada Post. The attendance at the 

open house was approximately 15 participants, whom generally gave a positive response to the 

proposed ASP. 

The second and third open houses were held on September 6th, 2011 and September 7th, 2011. 

These open houses were advertised in the local newspaper and heavily on local radio and 

social media sites as a result of a media release. The attendance over the two open houses 

was strong with approximately 55 participants attending. The public response to the ASP and 

Abasand Drive corridor improvements was overwhelmingly positive. Additionally, after the 

second and third open houses an information package was delivered by Canada Post to all 

households, businesses, and institutions in the Abasand Heights and Grayling Terrace 

communities. The information package highlighted the material presented at the September 

2011 open houses and provided contact information for residents to seek clarification or provide 

comments if they desired. 

 In addition to community consultation, it has been determined that Notification and possibly 

consultation with five Aboriginal Groups and one Métis Federation would be beneficial. These 

groups were informed by email with follow-up by registered mail in May 2008. No input was 

received in regards to the ASP and the formal notification and consultation process is 

considered complete.  
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5 Influencing Factors 

The Plan area 

encompasses 205 ha. 

5.1 Plan Boundary 

The plan area is bordered by: 

o The Horse River valley on the east and south; 

o the Athabasca River valley on the north and part of the west; and 

o the remaining plateau on the southwest. 

5.2 Access 

Currently there is no access to the plan area. The primary initial access will be via an extension 

of Abasand Drive. Additional access from Highway 63 via the plateau known as ‘between the 

Hangingstone and Horse Rivers’ is required before the development of Phases Two and Three. 

5.3 Ownership 

The majority of the plan area is owned by the Province.  The land which is not owned by the 

Province is the SE ¼ Section 7-89-9-4, which is owned by a private corporation. The land 

owners are listed in Table 1 and shown in Figure 2. 

Table 1 Major Land Owners 

      
Area 
(ha)   % 

Queen Province 75.7 37% 

Daon Property Corporation 65.0 32% 

Crown Land (non-titled) 64.0 31% 
Total     204.7   100% 

 

5.4 Environmental Constraints 

The environmental constraints are displayed in Figure 3. 

5.4.1 Topography 

The plan encompasses a large bench area that is formed by the river valleys of the Athabasca 

and the Horse Rivers.  The land on top of this plateau is generally flat with relief of 

approximately 10 m between the highest and lowest points. The highest point at 365 m is on the 

west side of the plan area and the lowest area of 355 m is in the east. This relatively flat terrain 

is in contrast to the steep river valley escarpments adjacent to the plan area making it ideally 

suited for residential development.  
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5.4.2 Biophysical 

An Environmental Impact Assessment (EIA) was completed in 2007 by Pioneer Land and 
Environmental Services. During the wildlife survey no sign of Federal, or Provincially designated 

special status species were discovered. Additionally, the EIA assessment noted that no rare or 

threatened plant species were found.  

The bulk of the plan area is comprised of patches of grassland and mixed-wood boreal forest. 

One major stand of trees is near the centre of the plan area in the NE ¼ Section 6-89-9-4 and 

the other major stand of trees is located in the north eastern part of the plan area on SW ¼ 

Section 8-89-9-4. The tree cover is made up of white spruce, alder, birch and aspen poplar 

species. There are two areas which were comprised of muskeg.  

No substantial surface water exists within the plan area. 

The EIA concluded that development of the plateau, within the plan area, will have a minimal 

impact to the overall biophysical realm. 

5.5 Geology 

The Clearwater Formation is the dominant formation under the SE ¼ Section 7-89-9-4. This 

formation is characterized by dark grey silty shale, fine-grained cherty sandstone and laminated 

siltstone. This formation can also include glauconitic sandstone.  

Soil on this parcel of land is from the Dover and Kenzie soil groups. The Dover soil group is 

classified as an Orthic Grey Luvisol and the Kenzie soil group is classified as a Terric Mesisol 

which exists in the low, poorly drained lands. 

This information on geology is only relevant to the SE ¼ Section 7-89-9-4 and the road 

alignment. For the whole plan area it is likely that the same soils and formations would be found. 

When development occurs outside of the SE 1/4 Section 7-89-9-4 further investigation will be 

required.  

5.5.1 Geotechnical 

A geotechnical investigation was completed in 2007 by Terracon Geotechnique Ltd. The 

investigation was completed for the SE ¼ Section 7-89-9-4 and the proposed route of the road 

connecting Riverbend Point to Abasand Drive. Additional geotechnical studies for the access 

routes were carried out by Thurber Engineering Ltd in 2009 and 2010. Further geotechnical 

investigations will be required at the outline plan stage for those areas not included in this initial 

investigation. 

The investigation determined that muskeg is present in the southwest portion of the plan area. It 

has been determined that the muskeg lands, which are 2.5 m in depth can be converted to 

accommodate residential development. 
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The plan area contains the breaks of the Athabasca and Horse Rivers at its edges. As these are 

steep and abrupt, development that occurs near these breaks will require attention and 

management. Geotechnical investigations will be conducted at the outline plan stage to 

determine a safe geotechnical setback boundary from the adjacent river valley slopes. 

5.5.2 Phase 1 Environmental Site Assessment 

 In April of 2006 a Phase 1 Environmental Site Assessment (ESA) was 

completed for SE ¼ Section 7-89-9-4. The ESA was prepared by 

Precedent Environmental Management Incorporated.  

There is no 
contamination 
concerns associated 
with Plan area. The assessment found no contamination, and there is no record of any 

kind of storage tanks on the property and or any foreign materials. 

These findings apply only to the parcel of land mentioned above and not the entire plan area. 

While it would be expected that similar findings would appear in the rest of the plan area, any 

further development (other than on SE ¼ Sec. 7-89-9-4) in the plan area would be subject to a 

Phase 1 ESA as well. 

5.5.3 History/Archaeology 

A substantial portion of the plan area will require a historical resources impact assessment 

(HRIA). In letters dated May 18, 2007 and May 25, 2007 Alberta Culture and Community Spirit 

stated that an HRIA is required for the entire plan area with the exception of the SE ¼ Sec. 7-

89-9-W4, which is the first phase of development. 

An HRIA was completed by The Archaeology Group in 2010. The HRIA included the entire plan 

area and the stage 1 access route through the Horse River valley. The HRIA did not find any 

historical resources sites within the plan area, but five sites were recorded in the vicinity of the 

stage 1 access road. The stage 1 access road has been placed to avoid the disturbance of the 

historical resources sites identified in the HRIA. 

5.5.4 Wildfire Setbacks 

Development that is adjacent to wooded areas has a higher risk of 

being destroyed in the event of a wildfire. Historically the area 
around Fort McMurray 
has had a significant 
number of wildfires. 

In order to limit the risk of wildfire destroying structures and 

compromising safety the Regional Municipality of Wood Buffalo 

(RMWB) has regulations that specify the required setbacks for 

subdivisions from adjacent woodlands. These setbacks as well as 

other measures to prevent fire in the woodland/urban interface are recommended in the RMWB 

FireSmart: Protecting Your Community from Wildfire manual. These recommendations will be 

implemented at the Outline Plan stage. 
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5.6  Man Made Constraints 

The man-made constraints are displayed in Figure 3. 

5.6.1 Land Use 

Currently the land in the plan area has no man-made uses associated with it, other than in the 

far northeast corner, where there is a pipeline corridor. The pipeline corridor right-of-way is 55.5 

m. 

5.6.2 Resource Extraction 

In the past there were a large number of wells drilled near the plan area, specifically in SW ¼ 

Section 8-89-9-4. However, these wells have long been abandoned and pose a minor constraint 

to development. The Energy Resources Conservation Board (ERCB) has recommended 

setbacks from abandoned wells.  

While at one time there were a number of wells drilled in Section 8 adjacent to the plan area, 

only one is actually in the plan area and it has been abandoned. There are no active resource 

extraction wells in the plan area. 

The northeast pipeline corridor currently contains the following: 

• 10” sweet natural gas Suncor pipeline. 

• 16” crude oil Suncor pipeline. 

• 30” crude oil Enbridge pipeline. 

• 30” crude oil Enbridge pipeline (planned). 

No sour gas is transported via the subject pipelines.  

The recommended ERCB setbacks from these wells and pipelines have been incorporated into 

this ASP. 
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6 Community Character 

This plan aims to create a community that is unique and distinguishable from other 

neighbourhoods. It will contribute to a high quality of life for the residents by providing a living 

space that has an attractive streetscape, and that establishes a sense of community, which 

contributes to a high quality of life. The endeavour is to present landscapes that encourage, 

rather than discourage, social and community interaction.  

Due to the location of the plan area, the intent is to create a highly urban community that 

provides for the immediate needs of the residents. This will include a village centre which will 

function and resemble an urban core with commercial uses, mixed use (residential and 

commercial), medium density residential, and a strong pedestrian component. This village core 

will establish a central node that will provide the foundation for a strong community identity. 
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7 Urban Ecology  

7.1 Environmentally Sensitive Building 

Building using green design, materials, and methods reduces the energy required to construct 

and operate a home. Building an energy efficient home is in the long term best interest of the 

home owners and the community, in terms of financial costs and overall resource management. 

The standard in which this plan utilizes as a guideline is the Leadership in Energy and 

Environmental Design (LEED) as established by the Canada Green Building Council. 

Objectives: 

o Increase the awareness and importance of sustainable building practices. 

The following policies apply to public and private buildings: 

7.1.1 Builders will be strongly encouraged to build to a LEED certified standard.  

7.2 Environmentally Sensitive Design 

The design of the community provides the working component of 

the community fabric, which can establish a sustainable framework. 

Designing a sustainable community can be accomplished with the 

design of the overarching systems, but also through small site 

specific design elements, which together can reduce the impact of 

urban development. 

Stormwater infiltration 
sites and reducing light 
pollution are examples 
of environmentally 
sensitive design. 

Objectives: 

o Provide the underlying foundation of the community to reduce impact on the natural 

environment through design. 

The following policies apply to the detailed design of the community: 

7.2.1 Where possible the detailed design for the subsequent subdivisions will implement 
elements of green design. 

7.2.2 The offsite servicing infrastructure required will be designed and constructed to mitigate 
negative environmental consequences of urban development. 
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7.3 Environmentally Sensitive Landscaping 

Xeriscaping is the practice of utilising sustainable landscaping which can thrive in local 

conditions with little maintenance. Sustainable landscaping will reduce the financial and 

resource costs associated with unsuitable landscaping. In addition, sustainable landscaping 

focuses on naturally occurring vegetation, thus recognising the local place. 

Objectives: 

o Encourage the practice of sustainable landscaping. 

The following policies apply to landscaping of public and private open space: 

7.3.1 Landscape designs for the public parks and open space will explore opportunities to 
provide a sustainable landscaped environment.  

 

 

 

 

 

 

 

 

 

 



Riverbend Point  
Area Structure Plan 
 
 
 

16 

8 Affordable Housing 

Affordable housing is a broad issue that requires the participation of all levels of government. By 

establishing smart growth policies and plans for new communities the Regional Municipality of 

Wood Buffalo can support affordable housing. Addressing affordable housing in greenfield 

development is important as long-term planning policies set the local direction of development 

for 20 years. How a community is designed can have a tremendous impact on addressing the 

cost of housing, and the quality of life for the future residents. 

This plan primarily addresses the provision of affordable housing by establishing a compact 

community. A compact community is one that provides an increased number of dwelling units 

within a designated area. Compact development creates an advantage with respect to 

affordable housing as purchasers enjoy the reduction of a portion the land cost associated with 

home ownership. Additionally, compact communities are more sustainable because the 

infrastructure and service provision is less costly to maintain. This translates into a lower tax 

responsibility per household to maintain the community infrastructure, which contributes to 

providing affordable housing.  

Affordable housing will be provided in a manner that is consistent with the standards and 

architecture of the community. The design and exterior quality of the affordable housing 

developments should reflect the character of the community while attaining affordability as 

defined by the Canadian Mortgage and Housing Corporation. Furthermore, to create a diverse 

and inclusive community the affordable housing developments should be dispersed throughout 

the community. 

The strategy for providing affordable housing may include government grants, partnerships with 

agencies and developers (e.g. Wood Buffalo Housing Corporation), and other opportunities. The 

mechanism for the provision of affordable housing will be addressed in the Outline Plan.  

Objectives: 

o Provide opportunities for affordable housing. 

o Ensure affordable housing developments are integrated into the community. 

The following policies apply to the residential areas within the plan: 

8.1.1 Riverbend Point shall be a compact community, which allows for the provision of 
affordable housing through a reduction in servicing per unit costs. 

8.1.2 The building design of the affordable housing dwellings shall be consistent in terms of 
architecture, scale, and massing with the adjacent residential dwellings.   

8.1.3 Riverbend Point is intended to be an inclusive community, and thus the affordable 
housing sites and dwellings should be dispersed rather than concentrated. 
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9 Development Concept 

The 2007 Fringe Area Development Assessment Urban Service Area study identified high 

density scenarios for the future growth and expansion of the Urban Service Area. This is an 

important consideration because it reduces servicing costs and creates a more sustainable 

approach to development. This plan recognises the trend and importance of sustainability and 

as such provides a compact community. 

Riverbend Point will be an inclusive community by offering a range of housing options. 

Dwellings ranging from single detached to small apartment units will accommodate the various 

economic and demographic realities. Additionally, the diversity of housing available will allow 

residents to ‘age in place’ affording them the opportunity to remain within the community as their 

needs change. 

The boundaries of the land use designations shown in Figure 4 are conceptual and subject to 

refinement at the outline plan stage. 

9.1 Natural Area 

As noted previously there are no environmentally significant areas within the plan boundary. 

The natural area noted in this plan incorporate areas established as a setback from the top of 

bank, abandoned wells, and fire break areas.  

The fire break areas will initially be cleared of the vegetation considered fuel for wild fires in 

accordance with the RM of Wood Buffalo FireSmart Guidelines. Once the initial ‘clearing’ has 

been completed these areas will be left as natural undeveloped spaces comprised primarily of 

grasses in the first 10 m of separation space and well spaced pruned trees in the next 20 m of 

the separation space. Further separation space will be provided by incorporating top of bank 

walkways or single loaded roadways between the FireSmart areas and the housing. 

Objectives: 

o Ensure slope stability and integrity. 

o Incorporate the potential for passive recreational opportunities in natural areas. 

o Ensure muskeg recovery is completed according to established standards. 

o Minimize the development impact on wildlife. 

o Minimize the threat of wildfires encroaching into the community. 

The following policies apply within the Natural Area designation: 

9.1.1 In accordance with the provisions of the Municipal Government Act, upon subdivision the 
Regional Municipality of Wood Buffalo will require the dedication of environmental 
reserve within the Natural Area.  
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9.1.2 Low impact passive recreational opportunities (i.e. trails) can be located within natural 
areas. 

9.1.3 Lands that are converted to developable land from muskeg will be recovered in 
accordance with Alberta Environment standards. 

9.1.4 The filing or draining of surface water bodies is subject to review and approval under the 
Water Act and Public Lands Act. 

9.1.5 Environmentally sensitive construction practices should be employed to minimize the 
impact on the biophysical realm. 

9.1.6 Safe development setbacks from slopes shall follow the provisions of the Land Use 
Bylaw or be in accordance with geotechnical investigations to the satisfaction of the 
Regional Municipality of Wood Buffalo. Safe development setbacks from slopes shall be 
established at the Outline Plan stage.   

9.2 Open Space 

The parks and open space network is shown in Figure 5. 

9.2.1 Schools 

The Fort McMurray Public School District and the Fort McMurray Catholic Schools District have 

requested land to construct future schools. It is anticipated that the Public School District will 

require a K-8 school with an approximate capacity of 400 students. The Catholic School District 

is anticipated to develop a K-6 school with an approximate capacity of 400-500 students. The 

school requirements will be accommodated via a joint use site. The joint use site is located 

adjacent to a collector roadway to provide efficient access. 

9.2.2 Parks and Open Space 

The central square is the community focal point. This identifiable central square will help to 

establish community identity, provide a landmark, and create a sense of place. The square will 

accommodate primarily passive recreation. It will feature amenities and provide social and 

community interaction space. The square should cater to pedestrians and include street 

furniture, pedestrian lighting, benches, amenities, bike racks, kiosks, and trash receptacles. The 

Village Core uses should be integrated with the central square to create a seamless active 

node. The square is linked to the community via trails and on-street pedestrian corridors. 

The neighbourhood park provides additional open space to accommodate active recreation. The 

neighbourhood park is larger than the tot lots and it is anticipated that it will provide a secondary 

focal point within the community and more substantial recreational opportunities than the 

smaller tot lots. The park could accommodate play fields (ball diamond, soccer pitch, basketball 
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courts, tennis courts), playgrounds, or splash park, or large manicured open space for informal 

recreation activities. 

The tot lots will primarily be on the periphery of the community. These parks are intended to 

provide recreational opportunities within walking distance of residents. They will accommodate 

active and informal recreation. Typical amenities would include manicured landscaping and 

playgrounds or small play fields. 

The trail corridors around the perimeter of the community are linked to pedestrian connections, 

parks/open space, and they provide extensive passive recreation opportunities. 

Objectives: 

o Provide an adequate joint use site for Public and Catholic schools. 

o Provide active and passive recreation opportunities. 

o Provide recreational opportunities within walking distance of residents. 

The following policies apply within the Open Space designation: 

9.2.1 In accordance with the Municipal Government Act, 10% of the gross developable area 
will be dedicated as municipal reserve. 

9.2.2 School sites will be dedicated as municipal school reserve at the time of subdivision. 

9.2.3 The joint use schools site will be located on a large contiguous site adjacent to a 
collector roadway. The joint use site is intended to be in the order of 8 ha. 

9.2.4 The central square shall be adjacent to the Village Core, and have good road access. 
The square shall be designed to accommodate community interaction and be a focal 
point within the community. 

9.2.5 The neighbourhood park shall be in the order of 2 ha. The park shall be surrounded by 
public roads on at least 2 sides.  

9.2.6 Tot lots shall be in the order of 1 ha and will be dispersed throughout the  community to 
accommodate local recreational needs. The neighbourhood parks will have adequate 
visibility from adjacent public roads. 

9.3 Village Core 

The Village Core is the central node of the community. The intent is to create an urban 

environment that anchors and provides the character for the community. Essential to creating a 

vibrant and active core is the mixture and intensity of the uses. The Village Core will have the 

highest residential density of the plan area, and will be a retail and office node. It is anticipated 

that medium rise structures (4 to 6 stories) will dominate the core. It is expected that the 
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vehicular and pedestrian traffic will be at the highest in this node, which in turn will create an 

active and vibrant area. 

The Village Core will resemble a main street streetscape with retail and office uses dominating 

the street level and residential units occupying the upper floors. Within the core an important 

consideration will be to retain a pedestrian scale while attaining the high density uses.  

The design of the pedestrian streetscape should include wide sidewalks, street furniture, and 

street trees. The buildings should be at or near the front property line to frame the street and 

provide an active retail/office edge. Additionally, the appearance of the buildings should be 

broken up to provide relief and interest. Parking lots should be screened from the public realm 

to ensure a pedestrian orientated environment. The above elements will establish the Village 

Core as a unique focal point for the community with a strong sense of place. 

To ensure the viability of the Village Core, and to address the market, development may 

accommodate both mixed uses and medium density residential. This flexibility will allow the 

market to dictate the extent of mixed use within the Village Core. 

The plan area is isolated from the built-out portions of the Urban Service Area, and therefore the 

Village Core will serve as the node and retail/office centre for the plan area. It is anticipated that 

the Village Core could accommodate approximately 16,800 m2 (180,000 square feet) of retail 

and office space. The anticipated uses include professional offices, retail (specialty or chain 

stores), drug store, specialty food store, barber shop, beauty salon, laundromat, dry cleaning, 

restaurant, coffee shop or café, travel agency, community police office, medical clinic, etc.  

Objectives: 

o Create a vibrant and active core area. 

o Establish the area as the central focus and landmark of the community, highly 

identifiable throughout the Urban Service Area. 

o Creating the conditions to establish a pedestrian orientated environment. 

o Provide the required retail and office uses to service the community. 

The following policies apply within the Village Core Commercial designation: 

9.3.1 The most intense development within the plan area will be located within the Village 
Core. All buildings in the core should be 4 to 6 stories in height. 

9.3.2 Horizontally and vertically mixed uses are permissible within the core. Mixed use is the 
preferred development type. 

9.3.3 Retail and office uses should be emphasised on the street level. 
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9.3.4 Retail uses should be clustered to achieve the synergies of retail traffic. Retail uses 
should be located on both sides of the street, forming a retail corridor.   

9.3.5 Residential dwellings are essential and are encouraged above the street level 
retail/office uses. 

9.3.6 Medium density uses without a retail and/or office component are permissible.  

9.3.7 Building doors, windows, balconies should address the street establishing a pedestrian 
scale.  

9.3.8 Buildings should be located at the front property line to frame the street and cater to the 
pedestrian. 

9.3.9 Parking lots within the Village Core should be screened from the street or placed 
underground, emphasising the pedestrian priority. 

9.3.10 On-street parking within the Village Core is encouraged.  

9.3.11 In all design aspects the Village Core should cater to the pedestrian by providing wide 
sidewalks, street trees, street furniture, pedestrian lighting, and other elements which 
enhance the pedestrian environment of the core. 

9.4 Medium Density Residential 

The plan includes 8 ha of medium density residential, which 

primarily is located around the Village Core. The medium density 

residential is clustered to ensure that the residents will support the 

Village Core and add to the vibrancy and activity of the core. Also, 

centralising the medium density residential places a substantial 

number of residents closer to the larger capacity roads and potential 

transit stops.  

Medium density 
residential includes 
townhouse/row 
housing, and low rise 
apartments. 

Objectives: 

o Ensure that the buildings enhance the community atmosphere. 

o Ensure that the project sites interface appropriately with public spaces. 

o Ensure that the medium density supports the Village Core. 

The following policies apply within the Medium Density Residential designation: 

9.4.1 The medium density residential will be clustered around the Village Core. 

9.4.2 Townhouse, row housing, and low rise apartments are permissible. 

9.4.3 All buildings should be between 2 to 4 stories in height. 
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9.4.4 Street oriented buildings are encouraged, with the placement of doors, windows, and 
balconies addressing the street, and with vehicular access in the rear. 

9.4.5 Buildings should be located at or near the front property line to frame the street and 
cater to the pedestrian. 

9.4.6 Comprehensive residential project sites should not be fenced off from public streets, and 
dwelling units should address public streets wherever possible. 

9.4.7 The parking lots should be screened from public spaces or placed underground. 

9.4.8 Apartment sites should be integrated visually with community. The ground level should 
be oriented to the street to give the appearance of row housing. 

9.4.9 The road network within the medium density residential shall provide multiple navigation 
routes to accommodate pedestrian and vehicular accessibility. 

9.5 Low Density Residential 

The plan includes a substantial area that is dedicated to low density 

residential. The low density residential is generally located on the 

periphery of the community. 

Low density residential 
includes single 
detached and semi-
detached units. 

Objectives: 

o Provide a variety of lot sizes. 

o Increase community identity by clustering uses with a similar intensity of development. 

The following policies apply within the Low Density Residential designation: 

9.5.1 The low density residential designation includes single detached and semi-detached 
dwelling units. 

9.5.2 Semi-detached units should be clustered to reduce negative impacts, address market 
preferences, and improve the streetscape. 

9.5.3 Rear lanes serving individual dwelling units are permissible.  

9.5.4 Lots abutting pedestrian corridor streets require rear lanes and shallow front yards to 
ensure the integrity of the pedestrian streetscape. 

9.5.5 Local roads should be aligned to allow for dwellings to benefit from solar orientation.  
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9.6 Multi Use Municipal Site 

A multi use municipal site is located at the southern edge of the plan area adjacent to Abasand 

Drive. The site is ideally situated to serve Riverbend Point and the anticipated future 

communities located on the Hangingstone Plateau. 

The 2.0 ha site may accommodate emergency services (i.e. fire hall), municipal facilities, a 

snow dump, and municipal maintenance facilities.  

9.7 Utility Infrastructure 

There is a 0.5 ha site that is designated to accommodate utility infrastructure in the northeast 

portion of the plan area. This area is required to accommodate a potable water reservoir, and 

the existing resource extraction pipelines.  

All of the areas identified as utility infrastructure, including the stormwater management 

facilities, will be dedicated as public utility lots at the time of subdivision. 

The servicing of Riverbend Point is discussed in detail in Section 10. 

9.8 Pedestrian Corridors 

The pedestrian corridors are shown in Figure 6. 

An important part of this plan is the creation of pedestrian corridors. These corridors are located 

in strategic areas which will link landmarks, parks, gateways, and the Village Core. These 

corridors will provide a safe route for residents to access destinations within the community. 

Directing pedestrian traffic to street corridors will create the potential for vibrant areas while 

providing opportunities for social interaction, and will enhance security with many ‘eyes on the 

street’. 

This plan includes school sites, and thus a concerted effort was made to address pedestrian 

safety (especially school aged children) as they move through the community to the joint use 

site. 

The major corridors connect the Village Core to the gateways located on the edges of the 

community, and serve the mixed use core. The minor corridors generally connect the parks and 

surrounding residential to the Village Core. The pedestrian corridors will receive special street 

treatment (i.e. separate sidewalks with street trees in the boulevards) to enhance the pedestrian 

attractiveness and safety. 

Together these corridors and the trails, which are discussed further in Section 9, provide a 

comprehensive pedestrian network. 
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Objectives: 

o Ensure pedestrian safety. 

o Provide appealing streetscape. 

o Create efficient pedestrian routes. 

o Link landmarks and nodes.  

o Provide a walkable community. 

The following policies apply to the Pedestrian Corridors: 

9.8.1 The pedestrian corridors shall link the landmarks, parks, and gateways. 

9.8.2 The pedestrian corridors will include sidewalks separated from the street by a boulevard 
featuring street trees. 

9.8.3 The pedestrian corridors are permissible on arterial, collector, and local roadways. 

9.8.4 No front garage or driveways are allowed along a pedestrian corridor. This will eliminate 
vehicular traffic crossing the pedestrian corridor and provide an appealing streetscape. 

9.8.5 Shallow front setbacks shall be incorporated to create a streetscape that is based on a 
pedestrian scale. This will further orientate the street to the pedestrian, and provide 
additional length behind the dwelling units to accommodate rear garages and driveways. 

9.8.6 Intersections within the pedestrian corridor will receive traffic calming measures. 
Potential strategies include bump-outs and roundabouts to improve pedestrian safety 
while crossing public roads. 

9.9 Land Use Distribution 

The land use statistics are displayed in Table 2, and the unit and 

population estimates are displayed in Table 3. The plan area is 

divided into several different land uses. Residential is the most 

extensive use, comprising 104 ha. 

Residential composes 
56% of the Plan area. 

When all identified residential lands are fully developed, it is 

estimated that there will be 3,500 residential dwelling units with a 

population of 10,500.  

Projected net density is 
32 units/ha. 

The projected net people per ha (ppha) is 95. The density target within the Fringe Area 
Assessment for new developments is 95 ppha. Riverbend Point is estimated to achieve the 

desired goal, and thus this plan is consistent with the Fringe Area Assessment in terms of 

density and sustainable development. 
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Table 2 Land Use Statistics 

      
Area 
(ha)   % GDA 

Gross Developable 
Area 204.7 100% 

Natural Area 18.6 

Net Developable Area 186.1 

Reserve 
Credit 

Schools 9.6 5% 
Dispersed Parks 9.0 5% 
Total   18.6   10% 

Public Dedication  

SWM Facility 10.0 5% 
Circulation 42.0 23% 
Utility Infrastructure 3.1   2% 
Total 55.1 30% 

Village Core 6.7 4% 

Multi Use Municipal Site 2.0 1% 

Residential 

Low Density 88.6 48% 
Townhouse/Row 
Housing 7.1 4% 
Medium Density 8.0   4% 
Total 103.7 56% 

Total Developable Area 186.1   100% 

 

Table 3 Unit & Population Projections 

Area (ha) Units/ha # of Units Pop/ha
Projected 

Population
Low Density 88.6 20 1,772 3.50 6,202
Townhouse/Row Housing 7.1 45 320 2.50 799
Medium Density 8.0 100 800 2.50 2,000
Village Core 6.7 90 603 2.50 1,508
Total 110.4 3,495 10,508

Units/ha (excluding parks, roads, PUL) 31.7

People/ha (excluding parks, roads, PUL) 95.2  
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10 Transportation Network 

The transportation network and the links that Riverbend Point provides are a substantial benefit 

to the larger community. Once fully developed the Riverbend Point transportation network will 

provide a secondary link between downtown and the airport which could be utilized during 

emergency situations and congestion on Highway 63 as the highway climbs out of the valley in 

the vicinity of Beacon Hill. 

The schematic roadway network is shown on Figure 7.  

10.1 Access 

10.1.1 Phase One Access 

Access to the first phase will be accommodated by the extension of Abasand Drive through the 

Horse River Valley to the plan area. Abasand Drive from Hwy 63 to the plan area will be 

upgraded and developed as a four lane roadway. Figure 8 displays the anticipated cross 

sections for the Phase 1 access. 

A Traffic Impact Assessment completed in 2011 shows that the Abasand Drive corridor can 

readily accommodate the first phase of development if several community sensitive upgrades to 

the roadway are completed. The most significant upgrades include: 

• widening Abasand Drive to a four lane divided arterial; 

• adding turning bays at the intersections; 

• the signalization of Abasand Drive and Athabasca Avenue intersection; 

• reconfiguring the Ecole Boreal School access to improve safety for school users and 

emergency services by adding a student drop off lane for vehicles and a school bus 

loading lane; and 

• reconfiguring the southwest portion of the Hwy 63 interchange and adding ramps. 

All of the corridor improvements will be designed to enhance the Abasand Heights and Grayling 

Terrace communities by providing: 

• efficient traffic flows consistent with RMWB standards; 

• increased pedestrian and vehicular safety; 

• an enhanced streetscape with street trees and landscaped medians and boulevards;  

and  

• improved pedestrian connectivity and circulation with new trails and wider sidewalks. 

The extension of Abasand Drive through the Horse River Valley will include four lanes, a centre 

median, safety pullout areas, and a maximum road grade of 6%. Design parameters and 
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grading requirements presently indicate that the approximate alignment provides for the best 

combination of capital cost, design functionality, operation and maintenance, while minimizing 

environmental impact. Further detailed analysis will be undertaken at later stages of design to 

establish the alignment more accurately. 

A multi-use trail will link and provide a safe and attractive pedestrian and bike route between the 

Abasand Heights/Grayling Terrace and Riverbend Point communities. 

Additionally, the Phase One access road through the valley provides the opportunity for safe 

vehicular access to potential future recreational/historical site developments in the valley. 

10.1.2 Phase Two and Three Access 

To accommodate the remaining development phases a second access is required at the time 

the second phase of development is initiated. The second access will exit the south end of 

Riverbend Point and proceed to cross the Horse and Hangingstone River valleys and connect to 

Highway 63 in the vicinity of Beacon Hill Drive. If in the future a bypass road is constructed west 

of the Fort McMurray Urban Service Area then the second access route could be linked into the 

west bypass as well. 

Further detailed analysis of the second access route will occur prior to the development of 

Phases Two and Three.  

10.2 Internal Roadway Network 

The transportation network within the plan area includes three collector roadways which will 

efficiently accommodate the expected vehicular traffic. A series of local roads will route traffic to 

the collectors and arterials. Pedestrian and bicycle needs will be accommodated primarily via 

the pedestrian pathways along roadways, and on separate trails. The trails shown are primarily 

routed to provide passive recreation opportunities at the boundary of the natural and built 

environments. All roadways and trails will conform to the current design standards of the 

RMWB. 

The density of the Village Core will allow for the provision of an effective transit system in 

Riverbend Point. Transit stops and/or stations within the core will be near many residents.  

Objectives: 

o Ensure that the community is well connected to existing and future developments within 

the Fort McMurray Urban Service Area. 

o Ensure that collector roadways bear the majority of the vehicular traffic. 

o Provide local roads to serve individual lots. 

o Ensure the community has access to a variety of transportation modes. 
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o Ensure that the plan area can be efficiently serviced by public transit. 

The following policies apply to the Transportation Network in the plan area: 

10.2.1 The Phase One access to the existing built-up area in the vicinity of Abasand Heights 
shall be provided to ensure proper initial access to the plan area. 

10.2.2 The community sensitive road upgrades to the existing Abasand Drive corridor shall be 
completed in conjunction with the development of Phase One.  

10.2.3 A second access shall be constructed prior to the development of Phases Two and 
Three. 

10.2.4 Local roads shall be developed to accommodate the primary lot access. 

10.2.5 Lots fronting onto pedestrian corridors will require lanes to accommodate rear vehicular 
access rather than front driveways or garages. 

10.2.6 The local road system should allow for a number of vehicular and pedestrian route 
alternatives linking community destinations.  

10.2.7 Transit stops shall be placed in accordance with the standards of the RMWB so that 
transit adequately serves residents and provides a convenient alternative to vehicular 
use.  
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11 Servicing 

Riverbend Point is a new growth area, and thus this greenfield development will require the 

extension and construction of major utilities and facilities to service future development. All 

servicing will conform to the current design standards of the RWMB. 

The servicing concept is displayed in Figure 9. 

11.1 Water  

Consistent with the preliminary plans shown in the Fringe Area Development Assessment, a 

new water trunk will be extended from the treatment plant north of the Athabasca River to serve 

the plan area. Booster pumps will likely be required south of the Athabasca River to pump the 

water to a new water reservoir on the plateau in the plan area. From the water reservoir, water 

main trunks will be constructed to serve the plan area. These trunks will be oversized to serve 

the proposed development area to the south. A 300 mm watermain loop will likely be sufficient 

to serve the entire area, but this will be confirmed by a detailed water network analysis as 

further engineering work proceeds. 

11.2 Sanitary 

The conceptual sanitary sewer system conforms to the preliminary plans shown in the Fringe 
Area Development Assessment completed by the RMWB in March of 2007. 

The sanitary sewage will flow by gravity to a lift station located on the north side of the 

Athabasca River. From the lift station, the sanitary sewage will be pumped through a forcemain 

to the RMWB’s treatment facility.  

The trunk main system will be oversized to provide service to the proposed development to the 

south. Sizing of the gravity mains, lift station, and forcemain will be determined through more 

detailed analysis as design progresses on the project. 

11.3 Storm 

The storm system also requires a substantial offsite component. Within the plan boundary the 

storm flows will be directed to four stormwater management facilities (SWMF). The four facilities 

will discharge storm flows via an outfall trunk to a new stormwater outfall at the Horse River. 

The SWMF will be designed to reduce nutrient loading and to reduce flows to predevelopment 

conditions.  

Internal to the development area, the underground storm system will be designed to 

accommodate the 1:5 year storm event. Major flows in excess of the 1:5 year event will be 

carried overland by surface routing on the roadway system or public utility lots, with trapped 

lows no deeper than 300 mm. Overland flows can be accommodated with minimal re-grading 

within the plan area. 
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11.4 Shallow Utilities 

Shallow utilities will be provided by private companies. Telephone, cable, electricity, and gas 

providers have all indicated that they would provide the necessary infrastructure to service the 

plan area. 

11.5 Objectives and Policies 

Objectives 

o Ensure the community has adequate and reliable servicing infrastructure. 

o Ensure that the servicing systems meet the standards of the Regional Municipality of 

Wood Buffalo and Alberta Environment. 

o Provide the servicing infrastructure in an economically efficient manner. 

The following policies apply to the Servicing concept in the plan area: 

11.5.1 All developments shall construct the servicing infrastructure to the standards of the 
11.5.2 Regional Municipality of Wood Buffalo and Alberta Environment.  

11.5.3 The developers are encouraged to explore the most cost efficient servicing options 
available, taking into account the long term maintenance cost to the municipality, when 
evaluating servicing options. 

11.5.4 The detailed design should explore design elements which are likely to reduce the 
environmental impact of the urban development. 

11.5.5 Where possible, servicing facilities should accommodate passive recreation 
opportunities (i.e. stormwater management facilities). 
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12 Protective & Emergency Services 

The local police service has indicated that emergency response time would not be an issue for 

Riverbend Point as it is relatively close to existing facilities.  

Emergency services (Fire and EMS) have indicated that the response rate for the first phase of 

development is likely within a 10 minute response time, and thus it is anticipated that Phase 1 

can be adequately served from existing facilities. As Riverbend Point develops Phases 2 and 3 

are anticipated to be beyond the 10 minute response time, and therefore additional fire 

protection elements to buildings will be required consistent with the Alberta’s Building and Fire 

Codes. In the future a fire hall may be constructed at the multi use municipal site to service 

Phases 2 and 3 of Riverbend Point and the anticipated development on the Hangingstone 

Plateau. 

An important component of protective and emergency services is prevention. Wildfire in the 

region is a serious concern and therefore this plan implements the recognised fire setbacks as a 

preventative measure. Designs for appropriate spatial separation from the community and 

undeveloped forest lands will be consistent with the Fire Smart Manual. The majority of the 

lands adjacent to steep slopes should include a public road at the top of bank. This will provide 

spatial separation and will allow emergency services the ability to access the area in 

emergencies.  

Objective: 

o Ensure a high level of protective and emergency services for the plan area. 

o Ensure adequate preventative measures addressing the threat of wildfire. 

Protective services shall be provided in accordance with the following policies: 

12.1.1 All buildings outside of a 10 minute fire response time shall mitigate the additional 
response time by following the Alberta Fire and Building Codes requirements for high 
intensity residential fire. 

12.1.2 Setbacks from the adjacent woodlands will be required in accordance with the Fire 
Smart Manual.  

12.1.3 A public road at the top of bank, in areas with steep slopes, should be provided to allow 
for spatial separation and access for emergency services. 
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13 Resource Extraction 

There are active and abandoned gas wells and pipelines adjacent to the plan area. The active 

resource extraction facilities need to be protected to ensure they remain viable and efficient.  

Objective:  

o Minimize conflict between urban development and resource extraction infrastructure 

while ensuring the continued viability of resource extraction. 

Resource extraction shall be provided in accordance with the following policies: 

13.1.1 In accordance with the Alberta Subdivision and Development Regulation development 
shall respect the setbacks from resource extraction infrastructure (i.e. well heads) 

13.1.2 Development shall conform to the Energy Resources and Conservation Board 
recommendations for setbacks from abandoned wells. 

13.1.3 Pipelines and rights-of-way servicing resource extraction activities should be located so 
they do not unnecessarily constrain urban development. 
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14 Phase 1 Development 
As previously mentioned only a portion of Riverbend Point (Phase 1) can be developed before a 

second access is required. As a result this ASP considers the implications and plans for the first 

phase to stand alone and function until the balance of the community is developed.  

Phase 1 of Riverbend Point is entirely under private ownership with the exception of the lands 

required to accommodate the offsite infrastructure. 

It is anticipated that the first phase will contain approximately 4,300 residents. Table 4 below 

highlights the expected units and population for the first phase. 

Table 4 Phase 1 Unit & Population Projections  

Area (ha) Units/ha # of Units Pop./Unit
Projected 

Population
Single and Semi Detached 27.5 20 550 3.50 1,925
Townhouse 1.7 45 77 2.50 191
Apartment 6.2 100 620 2.50 1,550
Village Core (mixed use) 2.7 90 243 2.50 608
Total 38.1 1,490 4,274

Units/ha (excluding parks, roads, PUL) 39

People/ha (excluding parks, roads, PUL) 112  

14.1 Schools and Open Space 

It is expected that Phase 1 will generate approximately 600 K-8 and 500 9-12 school children. 

Both school boards have indicated that students generated from Phase 1 will likely be bussed to 

existing schools, which currently have capacity. There is a 3.3 ha site, within Phase 1, that could 

be developed as a school if required. 

Phase 1 will dedicate 10% of the gross developable area as municipal reserve, which will 

ensure that residents will have sufficient parks and open space to serve their recreation needs. 

14.2 Transportation 

Abasand Drive will be extended to provide access to Phase 1. Collectors and local roads within 

Phase 1 will be constructed to provide access to the dwelling units.  

The alignment of the access road (Abasand Drive) is located on RMWB and Provincial lands. 

Agreements will be required to ensure the right-of-way for the road is established. 
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14.3 Emergency Services 

All emergency services will service Phase 1 from existing facilities. 

14.4 Commercial 

There are 3.5 ha of mixed use commercial lands within Phase 1. This is expected to yield 

approximately 6,800 m2 (70,000 sqft) of retail and office space, which will accommodate the 

commercial needs of Phase 1 residents. 

14.5 Servicing 

Infrastructure for Phase 1 will be oversized to service the entire community as required.  

Similar to the access road the offsite infrastructure needs to be placed on RMWB and Provincial 

lands. Thus, right-of-ways with these land owners will need to be established to construct the 

infrastructure. 
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15 Implementation Strategy 

15.1 Implications for Other Municipal Plans and Bylaws 

The implementation of this plan will require amendments to the Municipal Development Plan 

(MDP) and the Land Use Bylaw (LUB). A major MDP review by the RMWB is currently ongoing 

which when completed will accommodate the development of Riverbend Point. The amendment 

to the LUB will include changes to the zoning maps, and not the creation of new land use 

districts. The LUB amendments will occur prior to subdivision. 

15.2 Outline Plan 

This plan addresses future development in general terms. Prior to re-districting and subdivision, 

it will be necessary for the RMWB to approve more detailed outline plans to ensure that 

individual developments are properly planned.  

Objective 

o Establish a more detailed plan for a specific development area prior to re-districting and 

subdivision. 

Outline Plans shall be provided in accordance with the following policies: 

15.2.1 Prior to the approval of re-districting or subdivision that would allow development to 
proceed, detailed outline plans shall be prepared by the applicant and accepted by the 
RMWB. 

15.2.2 Each outline plan must include, to the satisfaction of the RMWB, a practical planning 
area based on natural and/or servicing boundaries and extending, if necessary, beyond 
the proponent’s land ownership.   

15.2.3 Each outline plan will provide the content and level of detail required by the RMWB. 

15.3 Development Sequence 

The development sequence is displayed in Figure 10. 

One of several constraints to the full development of Riverbend Point is the capacity of the 

transportation network. As mentioned earlier, the community cannot be fully developed until a 

second access has been constructed. 
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Objective 

o Ensure that development occurs in an efficient and economical fashion. 

o Ensure that development does not significantly impact the existing transportation 

network in a negative fashion. 

The Development Sequence shall be provided in accordance with the following policies: 

15.3.1 Before phases 2 and 3 are developed, a second access must be constructed. 

15.3.2 The servicing infrastructure should be constructed in stages recognising that the 
community will not likely be fully developed in a short time frame, due to transportation 
network constraints. 
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Table 2 Land Use Statistics 

      
Area 
(ha)   % GDA 

Gross Developable 
Area 204.7 100% 

Natural Area 18.6 

Net Developable Area 186.1 

Reserve 
Credit 

Schools 9.6 5% 
Dispersed Parks 9.0 5% 
Total   18.6   10% 

Public Dedication  

SWM Facility 10.0 5% 
Circulation 42.0 23% 
Utility Infrastructure 3.1   2% 
Total 55.1 30% 

Village Core 6.7 4% 

Multi Use Municipal Site 2.0 1% 

Residential 

Low Density 88.6 48% 
Townhouse/Row 
Housing 7.1 4% 
Medium Density 8.0   4% 
Total 103.7 56% 

Total Developable Area 186.1   100% 

 

Table 3 Unit & Population Projections 

Area (ha) Units/ha # of Units Pop/ha
Projected 

Population
Low Density 88.6 20 1,772 3.50 6,202
Townhouse/Row Housing 7.1 45 320 2.50 799
Medium Density 8.0 100 800 2.50 2,000
Village Core 6.7 90 603 2.50 1,508
Total 110.4 3,495 10,508

Units/ha (excluding parks, roads, PUL) 31.7

People/ha (excluding parks, roads, PUL) 95.2  
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COUNCIL REPORT
Meeting Date: October 11, 2011

Subject: Bylaw No. 11/028 – Disestablishment of Fort McMurray 
Business Revitalization Zone. 

APPROVALS: 
                                                                     Glen Laubenstein, Chief Administrative Officer 
                                                                               Kelly Kloss, Divisional Manager 
                                                                               Audrey Rogers, Director, Acting 
 

 
Administrative Recommendations: 
 
1. THAT Bylaw No. 11/028, being a bylaw to disestablish the Fort McMurray Business 

Revitalization Zone, be read a first time. 
 
2. THAT a vote on the bylaw by the taxpayers in the Fort McMurray Business 

Revitalization Zone be scheduled to take place on Wednesday, November 9, 2011 from 
8:00 a.m. to 8:00 p.m. in the Jubilee Centre Council Chamber to answer the following 
question:   

 
“Are you in favour of Bylaw No. 11/028 to discontinue the Fort 
McMurray Business Revitalization Zone?” 

 
3. THAT Darlene Soucy, Elections Officer, be appointed Returning Officer to conduct the 

vote on the bylaw to disestablish the Fort McMurray Business Revitalization Zone. 
 
Summary: 
 
A request has been received from the former Fort McMurray Business Revitalization Zone 
(BRZ) Association’s Board of Directors to disestablish the Fort McMurray Business 
Revitalization Zone, citing difficulties associated with board member recruitment, staffing and 
office space.  The Business Revitalization Zone Regulation for the Municipal Government Act 
requires that a bylaw be passed based on the outcome of a vote by impacted zone members.  The 
vote must be conducted in accordance with the Local Authorities Election Act; therefore, it is 
also necessary to appoint a Returning Officer for this purpose. 
 
Background: 
 
In 1988, in accordance with legislation, Council received a request to establish a business 
revitalization zone within the lower townsite; the purpose being to improve, beautify and maintain 
the area, as well as promote it as a business or shopping area.     Accordingly, the Fort McMurray 
Business Revitalization Zone Association was established in 1988 by the passing of the required 
bylaw, with the bylaw last being amended in 2000.  The boundaries of the BRZ are identified in 
Attachment 1.  Legislation required the Association to submit a budget annually for Council’s 
approval and a portion of the Association’s annual revenue was derived from a business 
revitalization zone tax that was levied by Council. 
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In early 2008, discussions were initiated by the Association with the Municipality to proceed with 
dissolution of the Association, as they were unable to continue its operation.  There have been no 
members appointed or any taxes levied to support the continued operation of the BRZ since 
December 31, 2007.  All of the Association’s records and remaining funds of $11,427.57 have 
been turned over to the Municipality.  A portion of the funds will be used to offset the net 
outstanding Business Revitalization Zone Taxes in the amount of $2,626.39, leaving a balance of 
$8,801.18. 
 
The Business Revitalization Zone Regulation requires that Council give first reading to the bylaw 
to disestablish the BRZ, and that the taxpayers in the BRZ vote on the bylaw within 90 days of 
first reading.  Council must also specify the question that is to appear on the ballot.  If the 
disestablishment is approved by the vote of the taxpayers in the BRZ, Council must then pass the 
bylaw within 30 days of the vote with the bylaw taking effect at least six weeks after the date of 
the vote occurs.   
 
The vote on the Bylaw to disestablish the BRZ would be scheduled for Wednesday, November 9, 
2011, from 8:00 a.m. to 8:00 p.m., and held in the Jubilee Centre Council Chamber.  The outcome 
of the vote will determine next steps, which would either be proceeding with second and third 
readings of the bylaw, or proceeding with a motion to rescind first reading of the bylaw.   
 
The following table depicts the proposed timelines for this process: 
 

 Proposed Date Legislative Requirements 
First Reading October 11  
Vote of BRZ Members November 9 Within 90 days of first reading 
If Approved:   

Second and Third Readings November 22 Within 30 days of vote 
Effective Date December 23 At least 6 weeks (42 days) after the vote 

If Defeated:   
Motion to Rescind Reading November 22  

 
 
Budget/Financial Implications: 
 
The Business Revitalization Zone Regulation states that the board is responsible for the costs and 
expenses of the vote on the bylaw and businesses existing in the disestablished zone can be taxed 
to recover the cost.  The remaining BRZ funds of $8,801.18 will offset the cost of conducting the 
required vote.  In the event that the cost of the vote exceeds the remaining BRZ funds, the 
balance would be absorbed within the existing Legislative Services Operating Budget. 
 
Rationale for Recommendation(s): 
 
All Fort McMurray Business Revitalization Zone activity has been concluded and its assets and 
records have been turned over to the Municipality, as required by Fort McMurray Business 
Revitalization Zone Bylaw No. 00/014.  The BRZ Association has not been in operation since 
2008; therefore, it is necessary to formally disestablish the BRZ as identified in legislation. 
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Disestablishment of the current BRZ supports the Municipality’s vision for a revitalized 
downtown and will provide enhanced flexibility to fully engage the greater business community 
throughout the entire lower townsite.   
 
The Municipality’s Elections Officer, Darlene Soucy, was appointed Returning Officer for the 
2010 General Election and it is recommended that she also be appointed Returning Officer for 
the purpose of conducting the vote on this matter. 
 
Attachment: 
 
1. Fort McMurray Business Revitalization Zone Boundary Map 
2. Bylaw No. 11/028 
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BYLAW NO. 11/028 
 

BEING A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO 
DISESTABLISH THE FORT MCMURRAY BUSINESS REVITALIZATION ZONE 
 
WHEREAS the Municipal Government Act, R.S.A. 2000, Chapter M-26, and the Business 
Revitalization Zone Regulation, Alberta Regulation 377/1994, as amended, provide that a 
Council may pass a bylaw to disestablish a business revitalization zone;  
 
NOW THEREFORE the Council of the Regional Municipality of Wood Buffalo, duly 
assembled, hereby enacts as follows:   
 
1. That the Fort McMurray Business Revitalization Zone be disestablished. 

 
2. This bylaw shall become effective on December 23, 2011 and upon being signed by the 

Mayor and Chief Legislative Officer. 
 
 
READ a first time this _________ day of _______________________, A.D. 2011 
 
READ a second time this __________ day of ___________________________, A.D. 2011 
 
READ a third and final time this __________ day of _______________________, A.D. 2011 
 
SIGNED and PASSED this ________ day of _____________________________, A.D. 2011. 
 
 
 
 
       ________________________ 
       Mayor 
 
 
 
       _________________________ 
       Chief Legislative Officer 
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Subject: Selection Committee Policy  

 
Selection Committee Recommendation: 
 
THAT Selection Committee Policy LEG-010, dated October 11, 2011, be approved.   
 
Summary: 
 
The current policy governing the Selection Committee process requires updating to reflect 
current practices for appointments including an interview process and increase to the Committee 
membership.  Council is the approving authority for this policy. 
 
Background: 
 
During the 2010 annual board appointments, the Selection Committee (currently comprised of 
the Mayor and Councillors Blair, Germain and Kirschner) indicated a need to review and update 
the existing policy to ensure that it is reflective of current practices and to ensure that all 
vacancies and appointments are managed in a clear, consistent way. 
 
The updated policy was reviewed by the Selection Committee in early 2011, and received 
unanimous support to proceed to Council for consideration.  Upon scheduling the matter at a 
Council meeting, several concerns were raised from the Part 9 corporations and the Airport 
Authority about the lack of opportunity to provide input into the Policy.  The Policy was 
subsequently removed from the agenda and distributed to all 11 existing boards, committees and 
agencies for feedback.  That feedback, along with the proposed policy was then reviewed by 
legal counsel, and the findings of that review are represented in the attached policy.  Of 
particular note, the most significant concern raised by all respondents related to being involved 
in the appointment of members; however, in all cases, the legal review confirms that the 
governing legislation clearly identifies Council as the appointing authority, so no changes have 
been made to address this concern.   
 
Specifically, the revised policy includes the following: 
 
 A clearly defined recruitment and selection process; 
 A mandatory interview process anytime a Selection Committee recommendation is not 

unanimous; 
 The option of conducting interviews for any position the Selection Committee deems 

appropriate; 
 Increased Committee membership, from four to five members, to allow for additional 

representation from Council; and  
 Limiting the number of consecutive years of service on any one board to six years, unless 

otherwise provided for in legislation. 
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Of additional note, the attached Policy is intended to address the minimum standard to be applied 
to any recruitment and selection process.  The Selection Committee at any time has the flexibility 
to direct a more enhanced process. 
 
Rationale for Recommendation: 
 
The current policy has been in place since 1986.  Since its implementation, there have been 
numerous changes in the number, function and type of Council appointed boards.  The proposed 
policy is necessary to ensure that the recruitment and selection process is easily understood, 
transparent and administered consistently.   
 
Attachments: 
 
1. Council Policy No. LEG-010 – Selection Committee Policy 
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Policy Name: Selection Committee Policy 
Policy No.: LEG-010  
Effective Date: October 11 2011 
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STATEMENT: 
 
The Regional Municipality of Wood Buffalo (the Municipality) will establish and maintain an 
orderly system for the appointment of members to Council appointed boards.  
 
PURPOSE AND OBJECTIVE: 
 
The purpose of the Selection Committee Policy is to provide an open, transparent and consistent 
process to facilitate the appointment of individuals to various boards. 
 
PROCEDURE: 
 
01 Definitions 
 

01.01 “applicant” means any resident of the Municipality who has applied for 
membership on any board. 

 
01.02 “board” means a board, committee, authority, commission, panel, agency, 

association, corporation, society or other body to which Council appoints one or 
more individuals. 

 
01.03 “board administrator” means the individual delegated responsibility for liaising 

with Legislative Services.  For clarity, the board administrator is not required to 
be a municipal employee.  

 
01.04 “Council” means the Council of the Municipality. 

 
01.05 “governing legislation” means an agreement, bylaw, articles of association, 

federal and provincial legislation, or any other directives that establish a specific 
board.  

 
01.06 “interview” means an informal meeting with an applicant and member(s) of the 

Selection Committee to discuss the requirements, including role, responsibility, 
time commitment and other matters that apply to the specific board, and to assess 
the qualifications of the applicant.  Administration may be in attendance to 
provide guidance and support.  

 
01.07 “majority” means at least half of the number of members present, subject to there 

being a quorum in attendance. 
 

01.08 “member” means a resident of the Municipality who is appointed by Council to 
sit on any board.  

 
01.09 “quorum” means three (3) members. 
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01.10 “Selection Committee” means a committee, established in accordance with 
Council’s Procedure Bylaw, comprised of the Mayor and four (4) Councillors 
whose responsibilities will be to review applications and make recommendations 
to Council regarding the appointment of residents to boards.   

 
02 Responsibilities 
 

02.01 Council to: 
 

(a) appoint members to boards in accordance with governing legislation; 
 

(b) review the membership of boards and may, for any reason it considers 
proper or where provided for in the governing legislation, revoke the 
appointment of a member of a board and appoint a successor to fill the 
vacancy; and 

 
(c) amend the governing legislation, where authorized, from time-to-time as 

deemed appropriate. 
 

02.02 Board Administrator to: 
 

(a) provide meeting schedules and board attendance records of all members to 
Legislative Services to ensure full compliance with the governing 
legislation; 

 
(b) immediately notify Legislative Services of any vacancy resulting from a 

resignation or termination and provide a copy of the written notification 
received from the member; 

 
(c) as required or requested and in consultation with the board, develop and 

provide to Legislative Services a description of the roles and duties of 
members which identifies the qualifications, experience and skills required 
to enhance the composition of the board. 

 
02.03 Selection Committee to: 

 
(a) review all applications received and any other information that may be 

pertinent to the selection process; 
 

(b) short-list and interview, as deemed necessary, applicants who have applied 
for a position on one or more boards; and 

 
(c) make recommendations to Council with regard to the appointment of 

members to various boards. 
 

02.04 Legislative Services to: 
 

(a) record and maintain a current database of all board memberships; 
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(b) annually review memberships of boards to determine which members 
have terms expiring within the current year, notify those members of their 
expiry date and the process to be followed should they wish to apply for 
re-appointment; 

 
(c) conduct a recruitment campaign on an annual basis, or as needed, to fill 

any and all vacancies on boards; 
 

(d) provide the Selection Committee with the applications received and a 
summary of all existing vacancies.  Where possible, these documents 
should be provided a minimum of three days before the meeting to allow 
sufficient time for review;  

 
(e) coordinate scheduling of all Selection Committee meetings; 

 
(f) attend all Selection Committee meetings to provide administrative support 

and guidance; 
 

(g) maintain a current wait-list of applicants, as recommended by the 
Selection Committee, to fill mid-term vacancies; 

 
(h) prepare reports to Council outlining the Selection Committee’s 

recommendations; 
 

(i) prepare letters, for the Mayor’s signature, informing members of their 
appointment and term;  
 

(j) inform all unsuccessful applicants of decisions of Council; 
 

(k) liaise with board administrators on matters related to recruitment 
initiatives; 

 
(l) maintain a current record of member attendance for all boards; and 

 
(m) establish a budget and coordinate recognition activities noted in section 

06.02. 
 
03 Qualifications: 
 

03.01 Generally, all applicants should be at least 18 years of age at the time of applying, 
and be a resident of the Municipality; however, exceptions shall be made for 
individuals less than 18 years of age if permitted by governing legislation and if 
deemed appropriate for a particular board. 

 
03.02 Applicants must meet any additional requirements in accordance with the 

governing legislation of the specific board applied for.  
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04 Recruitment: 
 

04.01 Legislative Services will conduct an annual recruitment campaign to solicit 
applications from residents who are interested in serving on a board. 

 
04.02 The annual recruitment campaign will occur in the Fall and run for a minimum of 

four (4) consecutive weeks. 
 

04.03 Other recruitment activities may occur periodically to address mid-term vacancies 
resulting from resignations and/or terminations throughout the year. 

 
04.04 Recruitment campaigns may involve the following: 

 
(a) advertising on the municipal website, newspaper and/or radio; 

 
(b) community newsletters and/or bulletin boards; 

 
(c) distribution of notices through mail; or 

 
(d) any other communication means deemed appropriate. 

 
04.05 All recruitment activities noted in section 04.04 will clearly state the boards for 

which applications are being sought, the application deadline and that all 
applicants are subject to a possible interview. 

 
04.06 The information collected on the application shall be utilized only for the purpose 

for which it was intended, as required by the Freedom of Information and 
Protection of Privacy Act. 

 
05 Selection Process: 
 

05.01 All meetings of the Selection Committee shall be held in-camera pursuant to the 
provisions of the Freedom of Information and Protection of Privacy Act. 

 
05.02 The Selection Committee will review and evaluate all applicants on the basis of 

qualifications, experience and skills identified by the board administrator, as 
noted in section 02.02(c).  Current serving members who are seeking re-
appointment will also be evaluated on their attendance record and years served on 
the board.   

 
05.03 If the recommendation of the Selection Committee is not unanimous, an interview 

shall be required prior to forwarding recommendations to Council. 
 

05.04 Upon completion of any requested interviews, the Selection Committee will 
reconvene to make final selections and majority will determine which 
appointments will be recommended to Council for approval. 

 
05.05 All applicants will be notified, in writing, of the decision of Council with respect 

to appointments. 
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05.06 All applications will remain on file until the following Fall recruitment campaign.  
These applicants may be contacted throughout the year if a vacancy occurs on any 
board.  

 
06 Recognition: 
 

06.01 All board members will be recognized on an annual basis. 
 

06.02 The Selection Committee will decide the appropriate form of recognition for 
board members. 

 
07 Other Guidelines: 
 

07.01 Councillors are appointed to boards at the annual organization meeting therefore, 
are excluded from this appointment process. 

 
07.02 All members shall be limited to serving a maximum of six (6) consecutive years 

on any one board, unless otherwise authorized by governing legislation, in which 
case the Selection Committee may recommend a longer term of appointment. 

 
07.03 Council, by resolution, may waive any requirement of this Policy, on a case-by-

case basis, to ensure full compliance with the requirements of any successive 
governing legislation. 

 
APPROVAL, MANAGEMENT AND REFERENCES: 

This policy shall be assessed every three years to determine its effectiveness and appropriateness.  
This policy may be assessed before that time as necessary to reflect organizational change. 

Approving Authority: Council 
Approval Date:  
  
Revision Approval Dates:  
Review Due: October 2014 
  
Policy Manager: Legislative Services 
Department Contact: Manager of Legislative Services 
  
Legal References: Freedom of Information and Protection of Privacy Act (FOIP) 
Cross References:  
  

  _______________________ 
  Mayor 
 
  _______________________ 
  Chief Legislative Officer 
 
  _______________________ 
  Date 
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