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1.0 Executive Summary
The Local Employment Policy Area, herein referred to as LEA, is expected to provide
industrial and business employment opportunities for Strathcona County. The area is being
planned with the following objectives in mind.
•
•
•

Provides opportunities for local employment
Retains the natural landscape
Is viable over the long term

Figure 1, from the Bremner Area Concept Plan, illustrates the Local Employment Area
Concept.
Figure 1: Local Employment Area Development Concept

Source: Bremner and LEA Area Concept Plan, Final Draft, Bylaw 3-2019, April 2019.

Activities such as building transportation networks, installing services like gas, electricity,
stormwater management and stripping and grading land for light industrial and business
employment will result in the loss of agricultural land observed in Figure 2 below.
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Figure 2: LEA Boundary

2.0 Planning and Context
The Local Employment Area was first identified as a potential location for future
development as part of the Transition Area Master Plan in 1995, where it was referred to as
the Development Expansion Area. Citing development pressures on the land east of
Sherwood Park, extending to Range Road 220, east of Ardrossan, the purpose of the
Transition Area Master Plan was to provide a framework to guide more detailed land use
studies and Area Structure Plans. In 1995, an amendment was made to the 1986 MDP to
implement the Transition Area Master Plan.
The 1998 MDP continued to identify the Development Expansion Area and included policies
identifying the need to review the Transition Area Master Plan as well as develop Area
Structure Plans. The 1998 MDP also directed that a study be undertaken to evaluate the
feasibility of four future urban study areas for long term growth, and the Development
Expansion Area was identified as part of Future Urban Study Area 3.
In the 2007 MDP, the area was identified as part of the Agriculture Small Holdings Policy
Area, but also continued to be recognized as the Development Expansion Area. The 2007
MDP continued to identify that Area Structure Plans were required prior to development.
In 2013, the County began work on an Area Concept Plan specifically for the Development
Expansion Area. In 2014, the Bremner Growth Management Strategy was completed, and
identified proposed access configurations off of Highway 16, which would impact the
Development Expansion Area project. Given that a decision on the location of future urban
growth had still not been determined; in 2015 the Area Concept Plan was put on hold
pending the outcome of that decision.
The 2017 MDP renamed the Development Expansion Area as the Local Employment Area to
coincide with the Edmonton Metropolitan Region Growth Plan. By this time a decision from
Council had been made to move forward with work on an Area Concept Plan for the
Bremner Urban Reserve Policy Area. The Local Employment Area was included within the
project scope to ensure planning and technical correlation between the two study areas.
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2.1 Applicable Planning Policies and Regulations
2.1.1 Municipal Government Act
The Modernized Municipal Government Act (MMGA) is responsible for providing the
operational framework and governance model for all forms of local government in Alberta,
including specialized municipalities. It also lays the basis for how municipalities operate,
how their councils function and how residents work with their municipality. The MMGA has
three main areas of focus:
1. Governance and Administration;
2. Planning and Development; and
3. Assessment and Taxation.
The MMGA enables municipalities to govern the development of lands within their
boundaries in a manner that is logical, timely, economical and environmentally responsible.
The MMGA requires that municipalities with a population more than 3,500 adopt a Municipal
Development Plan. Strathcona County’s MDP provides a comprehensive long term land use
policy framework that guides present and projected growth and development over the next
20 years and beyond.
2.1.2 Edmonton Metropolitan Region Growth Plan (2017)
The Edmonton Metropolitan Region (EMR) Growth Plan approved in 2017 provides a thirty
year plan and a fifty year vision for the region’s growth and development. The population of
the Edmonton Metropolitan Region is expected to double to 2.2 million by 2044; the growth
plan addresses this population increase using the following guiding principles:
1. Collaborate and coordinate as a Region to manage growth responsibly;
2. Promote global economic competitiveness and regional prosperity;
3. Recognize and celebrate the diversity of communities and promote an excellent
quality of life across the Region;
4. Achieve compact growth that optimizes infrastructure investment;
5. Ensure effective regional mobility;
6. Ensure the wise management of prime agricultural resources; and
7. Protect natural living systems and environmental assets.
In 2017, a new policy area addressing agriculture was added to the EMR growth plan. The
plan recognizes future food security issues and the economic value of agriculture in the
region while lying out three agricultural objectives:
1. Identify and conserve an adequate supply of prime agricultural lands to provide a
secure local food source for future generations;
2. Minimize the fragmentation and conversion of prime agricultural lands for nonagricultural uses; and
3. Promote diversification and value-added agriculture production and plan
infrastructure to support the agricultural sector and regional food system.
The plan acknowledged a need for a Regional Agriculture Master Plan that would study and
identify specific conservation measures in relation to agricultural lands and industry, this
study is currently underway and expected to be complete in the second quarter of 2020.
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2.1.3 Strathcona County Municipal Development Plan (2017)
The MDP recognizes the past and future significance of agriculture from cultural and
heritage perspectives, as well as its economic importance. Specific goals and policies within
the MDP aim to diversify and support agri-business and promote public agriculture in both
urban and rural areas.
Under the Local Employment Policy Area, in Section 5.8, under Goal it states the following.
Strathcona County will provide opportunities for Local Employment.
Other policies contained in the Agriculture Large and Small Holdings Policy Areas include
ensuring road networks that allows for the safe and timely movement of agricultural
equipment and goods in addition to requiring soil conservation and reclamation plans for
aggregate extraction operations. Diversifying and supporting small and large agribusiness is
also recognized as goals throughout the MDP.
2.1.4 Strathcona County Land Use Bylaw
Most of the land within LEA is currently zoned as Agriculture: General with some smaller
areas zoned Highway Commercial, Small Holdings, Conservation, Public Service, Rural
Residential/Agriculture and Direct Control. LEA is expected to stay within the Rural Area
after the adoption of the Bremner ACP.
2.1.5 Strathcona County Strategic Plan (2018 Update)
Strathcona County’s Strategic Plan outlines how the County’s activities align to achieve its
vision which includes advancing diverse agricultural business and preserving the County’s
agricultural heritage. This plan directs long term planning and provides the foundations for
Strathcona County’s corporate and department business plans, sustainability plans and
guides annual budget development.
With respect to agriculture, Strathcona County’s goal is to provide critical physical and
technology infrastructure to enable and stimulate growth and diversify agricultural business.
The Strategic Plan also recognizes that appropriate and effective use of agricultural land
ensures effective stewardship of water, land, air and energy resources.
2.1.6 Strathcona County Agriculture Master Plan (2016 Update)
Strathcona County’s Agriculture Master Plan was approved in June 2015. The main goals of
the plan were to assess the future of agriculture in the County and to identify strategies and
policies that would support this desired future.
Included in the Agriculture Master Plan is a requirement for Agricultural Impact Assessments
that inform decision making at all levels of the planning process. The Agricultural Impact
Assessment addresses a proposed development’s effects on existing and future agricultural
activities as well as recommends mitigation measures.
The Agricultural Master Plan recognizes that while there are challenges facing agriculture,
there are also numerous opportunities for the industry and that without a strong
commitment from all stakeholders these opportunities might not be realized. Four planning
principals were developed to guide the Master Plan, they are:
•

Supporting Policies – The long term success of agriculture in a metropolitan context
can only be assured with strong supporting and integrated land use, food and
agriculture sector development and infrastructure policies;
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•

•
•

Agriculture Land Conservation – The conversion or fragmentation of large tracks [of
agricultural land] primary or unique agriculture lands to non-agricultural uses to
accommodate growth (residential, commercial, industrial) will only be done as a last
resort;
Shared Leadership – The advancement of agriculture requires shared leadership
including the municipality, residents and stakeholders within Strathcona County, and
the Capital Region; and
Proactive Agriculture – Changes in agriculture are both continuous and considerable,
requiring dynamic and proactive approach in response to emerging trends and
opportunities both urban and rural.

2.2. Biophysical Inventory
2.2.1 Soil Classification
The LEA is located mostly in the Dark Grey – Grey Soil Zone of Alberta. There are two
dominant soils located within the subject area: Eluviated Black Chernozems and Orthic Dark
Gray Chernozems. Eluviated Black Chernozems in LEA are developed on medium textured
till throughout the majority of the subject area and on fine textured water-laid sediments in
the northern portion of the subject area. Orthic Dark Gray Chernozemic soils are developed
over very fine textured materials and on medium textured till. Gleysols and Organics may
be found in low lying areas.
2.2.2 Soil Capability and Land Suitability
The Canadian Land Inventory (CLI) Soil Capability for Agriculture and Canadian Land
Suitability Rating System (LSRS) are the two most commonly used systems of agricultural
land classification in Alberta. The primary difference between the two systems is that LSRS
is crop specific and includes factors like climate and landforms that were not included during
the development of the CLI system. LEA contains primarily Class 1 and 2 soils under the CLI
classification system which was developed in 1967. Under the LSRS, created in 1995, LEA is
classified as Class 2 and 3.The following is a breakdown of the differences between the CLI
Soil Capability for Agriculture and LSRS. The 1995 LSRS includes the soil capability from the
1967 CLI but it is crop specific and takes into account factors like climate and landforms
which were not included in the older CLI mapping.
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Table 1: CLI and LSRS Comparison
Component
general

climate

soils

landscape

scale

CLI [1969]
-capability
-11 factors
-factors not indexed
-7 classes
-limitation (specified)
-frost-free period
-annual precipitation
-structure
-salinity
-texture
-drainage
-depth
-erosion
-fertility
-no organic rating
-subjective
-topography
-stoniness
-inundation
1:250K

LSRS [1995]
-suitability
-17 factors
-factors indexed
-7 classes
-limitation (specified)
-growing season
-moisture index (P-PE)
-energy index (EGDD)
-modifiers
-structure
-salinity, sodicity
-texture
-drainage
-depth
-organic matter
-soil reaction
-organic rating
-specific
-slope steepness (gradient)
-slope length
-stoniness
-inundation
-pattern
1:100K in White Area of AB
1:1M in Green Area of AB

Source: Table provided by Candace Vanin with Agriculture and Agri-food Canada.

2.2.2.1 Canadian Land Inventory Soil Capability for Agriculture (1967)
LEA contains two classes of soils as per the Canada Land Inventory’s Soil Capability for
Agriculture maps.
•

Class 1 - Soils in this class have no significant limitations in use for crops.

•

Class 2 - Soils in this class have moderate limitations that reduce the choice of crops,
or require moderate conservation practices.

There is approximately 696 hectares (1,720 acres) of Class 1 soil, 304 hectares (751 acres)
of Class 2 soil and within LEA.
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Figure 3: CLI Soil Capability for Agriculture

2.2.2.2 Agriculture and Agri-Food Canada Land Suitability Rating System (1995)
For LEA there are four LSRS maps available for spring-seeded small grains, canola, brome
grasses and alfalfa. These maps have been combined and area presented in Figure 4. Lands
within LEA are rated as LSRS Class 2 and Class 3.
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Figure 4: LSRS for Spring-Seeded Small Grains, Canola, Brome-Timothy Grasses and Alfalfa

The LSRS ratings are interpreted as follows.
Table 2: LSRS Suitability Class
LSRS Manual Table 2.1 -- Relationship of suitability class to index points.
Suitability Class
Index Points
Limitations for specified crop*
1

80 -100

none to slight

2

60 – 79

slight

3

45 – 59

moderate

4

30 – 44

severe

5

20 – 29

very severe

6

10 – 19

extremely severe

7

0–9

unsuitable

*Limitations are for production of the specified crops. This does not imply
that the land could not be developed for other crops or for other uses.
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Table 3: LSRS Limitations
Temperature (H)

This subclass indicates inadequate heat units for the optimal growth of
the specified crops.

Drainage (W)

This subclass indicates soils in which excess water (not due to
inundation) limits the production of specified crops. Excess water may
result from a high water table or inadequate soil drainage.

Slope (T)

This subclass indicates landscapes with slopes steep enough to incur a
risk of water erosion or to limit cultivation.
Table 4: LSRS Degrees of Limitation

Class 1
Class 2
Class 3

Class 4

Class 5
Class 6
Class 7

Land in this class has no significant limitations for production of the specified
crops (80 - 100 index points).
Land in this class has slight limitations that may restrict the growth of the
specified crops or require modified management practices (60 - 79 index
points).
Land in this class has moderate limitations that restrict the growth of the
specified crops or require special management practices (45 - 59 index
points).
Land in this class has severe limitations that restrict the growth of the
specified crops or require special management practices or both. This class is
marginal for sustained production of the specified crops (30 - 44 index points).
Land in this class has very severe limitations for sustained production of the
specified crops. Annual cultivation using common cropping practices is not
recommended (20 - 29 index points).
Land in this class has extremely severe limitations for sustained production of
the specified crops. Annual cultivation is not recommended even on an
occasional basis (10 - 19 index points).
Land in this class is not suitable for the production of the specified crops (0 - 9
index points).

2.2.3 Surface Drainage
The surface water drainage in LEA is generally directed towards Oldman Creek and PointeAux-Pins Creek. Approximately 90% of the area exists inside the Oldman Creek drainage
basin and 10% of the area is in the Pointe-Aux-Pins drainage basin. Both creeks flow
northwesterly into the North Saskatchewan River which is approximately five and a half
kilometers downstream of the northwest corner of LEA.
A Drainage Master Plan will be completed for the Bremner ACP that will address appropriate
discharge rates into the creeks which should prevent negative effects to agriculture,
aggregate extraction and other development downstream of the proposed industrial and
business employment development in LEA.
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Figure 5: Surface Drainage

2.2.3.1 Drainage Improvements
An online search of Alberta Environment and Parks Authorization Viewer on March 23, 2018
found three approvals for drainage improvements and flood control on wetlands and creeks
in LEA. A physical search of Alberta Environment and Parks approval documents was not
conducted for the purposes of this report; other authorizations may exist that are not
available online.
There may be opportunities to restore the altered wetlands and ephemeral drainage
corridors so they may be incorporated into open space areas or stormwater management
facilities.
Figure 6: Surface Water Drainage Improvements
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Table 5: Type of Surface Water Drainage Improvement
Location

Type of Surface Water Drainage Improvement (based on
historical aerial photo review)

NW 7-53-22 W4

- channelized natural drainage

NE 7-53-22 W4

- channelized natural drainage and dugouts installed

SW 7-53-22 W4

- removal of wetlands and channelized natural drainage,
dugout installed

NE 8-53-22 W4

- channelized natural drainage

NW 9-53-22 W4

- channelized natural drainage

NE 9-53-22 W4

- channelized natural drainage, dugout installed

SW 9-53-22 W4

- channelized natural drainage, dugout installed

NW 10-53-22 W4

- channelized natural drainage

NE 10-53-22 W4

- removal of wetlands and channelization of natural drainage

SW 10-53-22 W4

- channelized natural drainage, dugout installed

2.2.4 Groundwater and Irrigation
As per the Regional Ground Water Assessment (2001), groundwater in LEA comes mainly
from the Bearpaw aquifer which is generally 80 to 100 meters thick and less than 100
meters below the surface. There is an estimated 10 to 50 cubic meters of water, per
section, being pumped from this aquifer daily for a variety of uses including household and
agricultural use.
According to the Hydrogeology of Edmonton Area (Northeast Segment), groundwater flows
northwest towards the North Saskatchewan River with probable estimated yields of 0.4 - 2
litres per second throughout LEA.
A search of Alberta Environment and Parks’ Authorization Viewer on March 21, 2018 found
two Traditional Agricultural Registrations under the Water Act for the purposes or raising
animals and applying pesticides to crops. Table 6 shows the total of all registrations is 2,763
cubic meters of water annually, a copy of each registration is available in Appendix A.
Table 6: Water Licences
Land Location

Water Source

NW 9-53-22 W4
Unnamed Aquifer – Unclassified
NE 9-53-22 W4
Unnamed Aquifer – Unclassified
Total Amount of Water (m3/year)

Amount of Water
(m3/year)
2490
273
2763

Priority No.
1940-01-01-013
1995-07-15-011

2.2.5 Slope/Topography
The topography in LEA is described as hummocky and undulating with both low and high
relief landforms of varying elevations found throughout. Elevations range from
approximately 669 m near Oldman Creek in the northwest to 704 m in the east portion of
the Development Expansion Area near Pointe-Aux-Pins Creek. The area surrounding PointAux-Pins Creek shows significantly less variation in elevation and is approximately 700 m
which is consistent throughout the eastern portion of the Development Expansion Area. The
landscape generally slopes west northwest as illustrated in Figure 7.
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Figure 7: Topography

2.3 Agricultural Inventory
2.3.1 Existing Agricultural Production
The majority of agricultural land in LEA is dedicated to cropping but there is also a
significant amount of land used for pasture. In addition to crop and pasture land, there are
nine homesteads, one cattle operation and three horse operations.
Figure 8: Existing Agricultural Production

Interviews with farmers over the summer of 2016, indicated that they had historically
rotated cereal-canola on a two year rotation but due to the changing climate and an
increase in returns, a higher percentage of farmers are planting pulses and have begun a
cereal-pulse-canola three year rotation. Average yields from 2016 are presented in the table
below.
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Table 7: Average Yield
Crop Type
Wheat (Hard Red)
Barley
Field Peas
Faba Beans
Canola
Soybeans

Average Yield For 2016 (Bushels/Acre)
75
115
55
62.5
56.5
40

Source: Agricultural Services, Strathcona County.

2.3.2 Non-Agricultural Land Use
Non-agricultural land use within LEA is limited but some potential conflicts that could affect
farming operation do exist. Potential conflicts include some local industrial operations,
commercial business, and Strathcona County’s snow melt facility.
Local industrial and commercial businesses may cause increased traffic which has the
potential to affect farmers moving equipment or farm animals from time to time or
seasonally. Strathcona County’s snowmelt facility may cause increased traffic during the
winter months.
2.3.3 Parcel Size, Configuration, and Agricultural Accessibility
Currently there are few limitations to agricultural accessibility in LEA and it can be accessed
from the north, east, south and west from major highways, service roads and a series of
Strathcona County owned range roads. A review of recent air photos (2017) showed that
most parcels had one access however five parcels had no apparent access and two of those
five parcels where land locked with no roads adjacent to them.
Parcels with drainage corridors that split the parcel often had visible culvert style crossings
installed to allow for year round access.
Access for agricultural operations will need to be maintained during the development of LEA
with special consideration given to existing parcels that do not have any direct access to
range roads or service roads.
A table of parcel size and zoning of each LEA parcel are provided in Appendix B. Figure 9
shows the current zoning districts for LEA and the surrounding areas.
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Figure 9: Zoning Districts

2.3.4 Agricultural Economic Impact
The agricultural economic impact assessment prepared by Serecon Inc. found an annual
impact between $4,820,022 and $10,861,158 to the provincial GDP. Serecon Inc.
recommends using the higher estimated loss prediction of $10,861,158 as it is a better
representation of the economic impacts on the province as a whole.
Serecon’s analysis of the economic impacts of developing LEA is provided under a separate
cover in Appendix C.

2.4 Surrounding Lands
2.4.1 Surrounding Land Use Types
Immediately west of LEA is the Urban Services Area of Sherwood Park which is primarily
residential and commercial development.
The majority of land to the north is under the Bremner Urban Reserve Policy Area with the
rest of LEA’s northern boundary abutting the Agricultural Small Holdings Policy Area which is
intended to remain agricultural under the current MDP.
A small portion of the lands east of LEA and all of the land directly south are part the
Country Residential Policy Area which accommodates existing agricultural operations, single
family residential as well as some home based businesses.
15

The remainder of LEA’s east boundary is shared with the Hamlet of Ardrossan.
Figure 10: Surrounding Land Use Zones

Source: Strathcona County, Planning and Development Services.

2.4.2 Regional Land Use, Lot and Tenure Patterns
According to Alberta Agriculture, Food and Rural Development’s 2002 report “Loss and
Fragmentation of Farmland” urban sprawl from population growth is a key contributing
factor to the loss and fragmentation of farmland. Over 86% of the farmland lost in Alberta is
due to oil and gas activities and subdivision development. Over half of the land lost is
considered higher quality agriculture land and is Class 1, 2 or 3.
From 1976 to 1996 the province regularly monitored and reported changes to agricultural
land within Alberta. During that period, there was a net loss of less than 0.5 % of Alberta’s
agricultural land. However, monitoring did not include losses due to fragmentation.
Staff from Alberta Agriculture and Rural Development indicated that from 1996 to 2009 an
additional 400,000 acres of farmland was temporarily and permanently converted or
fragmented. Of those 400,000 acres, approximately 183,000 acres of agricultural land was
permanently lost in the Calgary-Edmonton corridor. The province is currently working to
update the information to reflect agricultural land loss to date and it is expected that rate of
agricultural land loss will be higher than it was prior to 1996 due to the economic expansion
experienced by Alberta between 1996 and 2014. Figure 11 illustrates predicted losses
between 1996 and 2009.
Figure 11: Agricultural Land Base Changes in Alberta from 1976 to 2009
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Source: Jason Cathcart, Manager of Land-use Policy, Alberta Agriculture and Rural Development.

The “Economic Evaluation of Farmland Conversion and Fragmentation in Alberta, Summary
of Findings” produced by the Alberta Land Institute in 2017 identified that farmland and
natural areas in the Edmonton Calgary Corridor became more fragmented between 1984
and 2013 and that most of the land converted to developed uses between 2000 and 2012
was of high suitability for agricultural uses.
For the report, a survey urban and rural residents was conducted in the Alberta Capital
Region that found that both were concerned about urban expansion and the loss of natural
and agricultural land. The residents surveyed indicated that conserving farmland was most
important to produce food for the local market, followed by air quality, water purification,
scenic beauty, and production of food for the global market. Respondents also indicated that
they were more interested in the scenic value of farmland as viewed from highways than
conserving the highest value farmland.
2.4.3 Availability of Agricultural Services
Agriculture support services are spread throughout the Edmonton Metropolitan Region and
likely serve not just the region but also farming operations in northern and central Alberta.
The closest grain elevator is about 36 kilometres northwest and the nearest canola crusher
is about 23 kilometres north of LEA. Other services within a 12 kilometre radius include a
seed supplier, fertilizer distributer, fuel delivery service, veterinary services and farm
17

equipment sales and repair. LEA is well serviced with most farming necessities located less
than an hour away by vehicle.

3.0 Agricultural Viability
Very little data exists on the minimum size of farm needed to be viable in Alberta and
sustainable in the long term. According to the most recent Alberta Agriculture Statistics
Yearbook (2015), the average farm size in Alberta is 740 hectares (1829 acres) however;
there is no information available about farm configurations and whether the average farm
consists of parcels that are adjacent, spread apart in fragmented parcels. The current area
being farmed in LEA is approximately 2,000 hectares and there are over 70 landowners.
Due to its close proximity to the Edmonton Metropolitan Region, LEA could also potentially
support other types of farms such as market gardens, u-picks, tree nurseries, cannabis
production facilities, greenhouses and floriculture operations which tend to be smaller in
size.

4.0 Potential Impacts on Agriculture
Current land use conflicts include slow moving farm traffic, noise, dust and drainage issues.
The most significant expected impacts to neighbouring farming operations are
transportation issues, especially during planting, spraying and harvesting. Traffic volumes
will increase as LEA developments.
It is currently unknown if there will be significant impacts to agri-business such as seed and
equipment suppliers.
The Local Employment Area is expected to start development approximately 9 year after
Bremner begins.
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5.0 Mitigation Measures
Table 8: Mitigation Measures
Continue to provide opportunities for small scale agri-tourism and agribusinesses such as agricultural product processing, agricultural support
services, agriculturally related home based businesses and associated sales
Agri-tourism within LEA.
and
Ensure that rural roads and accesses within LEA continue to accommodate
Agri-business farm machinery (large, wide, slow-moving) and provide access to farmland.
Consider the effects on current and future agriculture within LEA when
establishing development phasing. Phasing should attempt to allow
agricultural operations to continue as long as possible prior to development.
Encourage visual features in LEA’s Design and Construction Standards, like
tree plantings that act can as a buffer between LEA and adjacent agricultural
areas, particularly areas south of LEA.

Other

Ensure LEA’s Design and Construction Standards require that plant species
are not invasive.
Where introduced plant species (from landscaping) are prone to disease or
pests, ensure that appropriate measures are taken through County Design
and Construction Standards and programming and operations to prevent
disease spread into agricultural lands.
Ensure LEA design and construction standards requires the reuse of topsoil
within LEA and create a topsoil management plan (Proposed Topsoil
Conservation and Management Plan available in Appendix D) to support the
design and construction standards.
Ensure that developers are aware of clubroot management requirements to
ensure that clubroot is not spread to other agricultural areas.

6.0 Discussion
While there are methods available to measure the economic loss of converting agricultural
land to developed uses, there is currently no way for a single municipality to economically
form a complete measure of the potential effects of land conversion on issues such as local
and global food security, loss of ecosystem services provided by agricultural lands or social
and cultural consequences of losing agricultural lands.
A broader regional discussion may be needed to address the long term costs of lost
ecosystem services provided by agricultural land such as flood and drought mitigation,
water and air quality regulation, wildlife habitat services and pollination. In cases where
agricultural lands are converted due to low servicing costs for urban development, a cost
analysis that looks at ecosystem services loses may change the overall cost of development
in the long term. What seems like a smart economic decision might not be.
Ideally, the Edmonton Metropolitan Region Growth Plan would identify natural and
agricultural lands for conservation, taking all factors into consideration so that firm direction
on where growth should or should not occur, based on long term environmental, economic
and social sustainability is provided. Further work should also be completed to determine
the critical mass of agricultural land needed to sustain the agricultural industry in the
region.
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7.0 Limitations and Qualifications
In conducting this assessment and rendering our recommendations, Strathcona County
gives the benefit of its best judgment based on its experience and in accordance with
generally accepted professional standards for this type of assessment. This report was
submitted with the best available information to date and on the information provided. The
recommendations made within this report are a professional opinion, no other warranty,
expressed or implied is made. This report has been prepared for the exclusive use of
Strathcona County for the purposes of assessing the agricultural impacts of the proposed
development of LEA. Any use which any third party makes of this report, or any reliance on
or decisions to be made on it, are the responsibility of such third parties. Strathcona County
accepts no responsibility for damages, if any, suffered by any other third party as a result of
decisions made or actions based on this report.
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Appendix B Parcel Size and Zoning
ATS

LUB DESCRIPTION

LOT SIZE
(sq m)

LOT SIZE
(ha)

SW7-53-22

AG - Agriculture: General

25515.52

2.55

NE7-53-22

AG - Agriculture: General

574253.61

57.43

SE8-53-22

AG - Agriculture: General

707288.73

70.73

NW7-53-22

AG - Agriculture: General

287852.92

28.79

NE8-53-22

IL - Local Industrial

114594.42

11.46

NE8-53-22

RA - Rural Residential/Agriculture

114594.42

11.46

NE7-53-22

AG - Agriculture: General

8093.07

0.81

NE9-53-22

C3 - Highway Commercial

13880.29

1.39

NE9-53-22

C3 - Highway Commercial

5442.10

0.54

NE6-53-22

AG - Agriculture: General

33404.69

3.34

NE8-53-22

RA - Rural Residential/Agriculture

160622.93

16.06

NE8-53-22

AG - Agriculture: General

37057.06

3.71

NW10-53-22

RA - Rural Residential/Agriculture

221125.57

22.11

SE7-53-22

AG - Agriculture: General

550562.43

55.06

SW7-53-22

AG - Agriculture: General

112592.22

11.26

SE10-53-22

AG - Agriculture: General

519013.28

51.90

SE9-53-22

AG - Agriculture: General

12376.57

1.24

NE8-53-22

AG - Agriculture: General

161855.73

16.19

NW7-53-22

AG - Agriculture: General

2284.77

0.23

SW9-53-22

AG - Agriculture: General

10523.88

1.05

NW7-53-22

AG - Agriculture: General

489.83

0.05

NW7-53-22

AG - Agriculture: General

100836.18

10.08

SW7-53-22

AG - Agriculture: General

58778.43

5.88

SE9-53-22

AG - Agriculture: General

96933.27

9.69

NW10-53-22

AG - Agriculture: General

31481.52

3.15

NE8-53-22

AG - Agriculture: General

5374.11

0.54

SW7-53-22

AD - Agriculture: Future Development

72045.74

7.20

NW10-53-22

RA - Rural Residential/Agriculture

197463.38

19.75

SW9-53-22

AG - Agriculture: General

40461.66

4.05

NE9-53-22

AG - Agriculture: General

26236.94

2.62

NW7-53-22

AG - Agriculture: General

10394.51

1.04

NW7-53-22

AG - Agriculture: General

1044.84

0.10

SE7-53-22

AG - Agriculture: General

10266.59

1.03

NW7-53-22

AG - Agriculture: General

181133.52

18.11

SW10-53-22

AG - Agriculture: General

286019.34

28.60

NW5-53-22

AG - Agriculture: General

193913.64

19.39

NE10-53-22

AG - Agriculture: General

12287.53

1.23

NE9-53-22

AG - Agriculture: General

13230.42

1.32

23

NE9-53-22

AG - Agriculture: General

11624.96

1.16

NE9-53-22

AG - Agriculture: General

170009.25

17.00

NW9-53-22

AG - Agriculture: General

16180.37

1.62

NW10-53-22

DC - Direct Control

5093.60

0.51

NW10-53-22

C3 - Highway Commercial

13874.45

1.39

SE8-53-22

AG - Agriculture: General

38874.77

3.89

NW8-53-22

IL - Local Industrial

80885.35

8.09

NW8-53-22

IL - Local Industrial

42962.24

4.30

SW10-53-22

AG - Agriculture: General

19803.76

1.98

NW8-53-22

AG - Agriculture: General

442850.35

44.29

NW10-53-22

RS - Small Holdings

21706.24

2.17

NW9-53-22

AG - Agriculture: General

274803.14

27.48

NE9-53-22

AG - Agriculture: General

316577.23

31.66

SE9-53-22

AG - Agriculture: General

345733.27

34.57

SW9-53-22

AG - Agriculture: General

251489.29

25.15

NW10-53-22

RS - Small Holdings

32617.73

3.26

SW8-53-22

AG - Agriculture: General

29447.73

2.94

SE7-53-22

AG - Agriculture: General

10232.34

1.02

NW9-53-22

AG - Agriculture: General

272691.93

27.27

SW9-53-22

AG - Agriculture: General

220213.46

22.02

SW9-53-22

AG - Agriculture: General

40456.74

4.05

NW10-53-22

AG - Agriculture: General

12139.08

1.21

NW9-53-22

AG - Agriculture: General

29950.41

3.00

SW8-53-22

AG - Agriculture: General

454527.57

45.45

SW8-53-22

AG - Agriculture: General

160999.95

16.10

NW8-53-22

IL - Local Industrial

25744.67

2.57

SW7-53-22

AD - Agriculture: Future Development

12644.76

1.26

NE10-53-22

PS - Public Services

63449.11

6.34

NE10-53-22

PS - Public Services

26686.55

2.67

NE10-53-22

DC - Direct Control

181998.16

18.20

NE10-53-22

PS - Public Services

7037.08

0.70

NW10-53-22

PC - Conservation

33167.12

3.32

NE10-53-22

PS - Public Services

27585.06

2.76

SE10-53-22

AG - Agriculture: General

15311.15

1.53

NW7-53-22

AG - Agriculture: General

15922.39

1.59

NW7-53-22

AG - Agriculture: General

7617.66

0.76

SE7-53-22

AD - Agriculture: Future Development

41950.47

4.20

SW7-53-22

215009.55

21.50

SW7-53-22

AD - Agriculture: Future Development
RCS - Country Residential Community
Services

70955.99

7.10

NE10-53-22

PS - Public Services

220908.18

22.09
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Appendix D Proposed Topsoil Conservation and Management Plan
Introduction
This plan is intended to provide guidance on topsoil conservation and management when
developing in LEA.
Context
As identified in the LEA Agricultural Impact Assessment, all topsoil removed during the
conversion of land from agricultural to business employment/commercial/light industrial
must be managed. Topsoil disposal in areas adjacent to LEA has been identified as a
primary negative impact of the land conversion and development. Additional negative
impacts of excess topsoil disposal include, but are not limited to:
•
•
•
•
•
•
•

unpermitted site grading
drainage alterations
wetland infilling
agricultural soil degradation
crop/soil disease transmission
road damage from unpermitted hauling
noise, dust and vibration disturbances to adjacent residents and farming operations

Topsoil Conservation Guidelines
Where possible, topsoil should be left undisturbed. Areas that are to be conserved such as
Environmental and Municipal Reserve Lands are ideal places to limit stripping and grading
activities that would disturb soils.
Topsoil Management Guidelines
Low Impact Development practices include increasing topsoil depths throughout the entire
development with the intention to improve surface water quality, reduce water consumption
and improve stormwater systems but those same practices also work to conserve and
manage topsoil removed during development. The following topsoil conservation techniques
(or BMPs) have been applied in other jurisdictions with success:
•
•

Minimum of 300 millimetres of topsoil to be placed on expected turf areas which
includes but is not limited, to front and side lot landscaping, open spaces, road rights
of way and stormwater management facilities.
Minimum of 600 millimetre of topsoil to be placed in tree and shrub planting beds.

Current vs. Proposed Standards
Category
Definition

Current Strathcona County Design
and Construction Standards (2011)
Topsoil to be fertile agricultural soil,
capable of sustaining vigorous Plant
growth, free of subsoil, clay, stone,
lumps, noxious odor, roots, other foreign
matter except for native soils where
seed base or roots may be used for reestablishment of natural vegetation
cover and approved by Contract
Manage/Developer Representative

Proposed LEA Design and
Construction Standards
As identified by the Canadian
System of Soil Classification,
topsoil, identified as the A, L, F, H
and O layers, is the uppermost
horizon of soil that is capable of
growing and supporting
vegetation. Topsoil contains the
essential nutrients,
microorganisms, organic matter
and other physical characteristics
needed grow and sustain
permanent vegetation.
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Stripping

Depth

Compaction

The Contractor shall remove the topsoil
and stockpile it separately in accordance
with the following: The Contractor shall
salvage the topsoil, subsoil and
overburden in a manner, which prevents
contamination of one material with
another. A minimum distance of 1m is
required between stockpiles of different
materials. The materials shall be
stockpiled separately in a safe and
accessible location as approved by the
Contract Manager/Developer
Representative.
Topsoil may consist of two distinct
layers. The blacker layer shall be
stockpiled separately from the lower
brownish layer. The Contractor shall
consult with the Contract
Manager/Developer Representative who
will determine if separate salvage and
stockpiling is required. The Contractor
shall suspend the salvage and stockpiling
of topsoil and subsoil materials when
excessively wet, frozen or other adverse
conditions are encountered. These
operations shall remain suspended until
field conditions improve or the Contract
Manager/Developer Representative
approves alternate procedures.
150 mm for seeded areas;
100 mm for sodded areas;
450 mm for flower beds;
450 mm for shrub beds; and
200 mm for sport fields.
No current standard

Same or similar to current.

300 mm for seeded areas;
300 mm for sodded areas;
450 mm for flower beds;
600 mm for shrub beds; and
300 mm for sport fields.
- Do not place topsoil when frozen,
excessively wet, extremely dry, or
in a condition inhibiting proper
grading, cultivation, or compaction
or otherwise in a condition
detrimental to the work or topsoil
integrity
- For topsoil depths greater than
300 mm, place topsoil in maximum
150 mm lifts and compact with
appropriate weighted landscape
roller where applicable. Landscape
rollers are not recommended for
naturalization areas as microtopography is recommended.
- Placed topsoil shall be allowed to
settle or shall be lightly compacted
such that it is firm against deep
footprints prior to planting,
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Soil
Property
Testing

Sand - 40% +/- 3% by dry mass
Clay - 30% +/-3% by dry mass
Silt - 30% +/- 3% by dry mass
Organic Matter 6–10% by dry mass
Toxic Chemicals None
pH Value 6.0 – 7.5
EC - Max 1.5 mhos/cm2
Nitrate Nitrogen 10-20 ppm
Phosphorus 10-60 ppm
Potassium 80-250 ppm

seeding or sodding. Compaction
shall not be more than necessary
to meet this requirement.
- Topsoil shall be placed and
spread with appropriate low impact
equipment and in a manner that
does not adversely affect its
structure.
- Remove roots, weeds, rocks, and
foreign material greater than
50mm in diameter while
spreading.
*adapted from City of Edmonton’s
Design and Constructions
Standards (Volume 5 Landscaping)
Same or similar to current.
Variances should be granted to
accommodate soil properties in
Bremner without having to add
amendments under most
circumstances.

Clubroot
Clubroot management plans must be taken into consideration when doing topsoil
management planning. Please note that clubroot contaminated soil must be managed onsite
or landfilled. It is appropriate to use clubroot contaminated soils for uses such as turf fields
and boulevards.
Other Considerations
If there is insufficient topsoil, variances may be granted to the developer and home builders
so that topsoil does not have to be imported.
If excessive topsoil exists that cannot be used during development alternatives may be
considered on a case by case basis.
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