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proceeded.  



JO
IN

T 
SU

ST
AI

NA
BL

E 
GR

OW
TH
 S
TU
DY

[2]

FIGURES
1.1 Joint Sustainable Growth Study Area Boundary 17
1.2 Regional Context 21
2.2 IDP Referral Area 30
3.1 Natural Features 41
4.1 Historical Populati on Growth 1976-2006 45
4.2 Scenario 1: Capital Region Integrated Growth Management Plan Forecast  46
4.3 Scenario 2: Strong Growth Forecast to 2060 49
5.1 Generalized Land Uses 57
5.2 Growth Strategy 61
5.3 Existi ng Water and Wastewater Infrastructure 65
5.4 Future Water and Wastewater Infrastructure  67
5.5 Medium-Term Transportati on Infrastructure 71
5.6 Long-Term Transportati on Infrastructure 73
5.7 Oil, Gas, and Power Infrastructure 75

TABLES
2.1 City and County Recent Populati on Growth Rates 27
4.1 Populati on/ Employment Rati os 47
4.2 Forecast Methodology 49
4.3 Assumpti ons for Land Requirements 2008-2060 50
4.4 Esti mated Densiti es of Existi ng and Approved Urban Communiti es in Alberta 51
4.5 Summary of Land Requirements to 2060 52



[3]

EXECUTIVE SUMMARY



JO
IN

T 
SU

ST
AI

NA
BL

E 
GR

OW
TH
 S
TU
DY

[4]

BACKGROUND

The Councils of the City of Leduc 
and Leduc County have agreed to 
the collaborati ve preparati on of 
this Joint Sustainable Growth Study 
(‘Growth Study’) and a subsequent 
I n t e r m u n i c i p a l D e v e l o p m e n t 
Plan (IDP).  This is considered an 
important and unique intermunicipal 
initi ati ve, in that both municipaliti es 
are committ ed to managing growth 
within this area of Alberta’s Capital 
Region.  The Leduc County – City of 
Leduc Steering Committ ee has been 
established with membership drawn 
from both Councils and municipal 
administrati ons to undertake this 
work.  The Steering Committ ee has 
adopted a set of Guiding Principles 
that provides a framework for the 
preparati on of both the Growth 
Study and the IDP.  

The Guiding Principles are regional in scope and are based 
upon fi ve Sustainability Pillars:
     1. Smart Growth
     2. Creati ng Vibrant Communiti es
     3. Environmental Stewardship
     4. Economic Development
     5. Responsible Governance

The Growth Study determines directi ons for future growth and associated infrastructure for the two 
municipaliti es.  More specifi cally, the Study addresses:
     • a comprehensive area of development infl uence
     • local and regional economic trends
     • populati on forecasts

. . . Leduc County & the 
City of Leduc have engaged 
in transparent sharing of 
information, joint analysis, 
open dialogue regarding 
both divergent and mutual 
interests, exploration of 
options, negotiation, and 
determination of preferred 
strategies toward 
the achievement of common 
goals.

EXECUTIVE SUMMARY
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     • existi ng land inventories and future land 
              requirements
     • infrastructure considerati ons
     • key stakeholders
     • possible growth scenarios
     • preferred growth strategies

The Growth Study has been formulated using a methodology unlike most of 
the growth studies that have been prepared over the past several decades 
in Alberta.  Whereas traditi onal growth studies have been undertaken by 
single municipaliti es to plan for growth within their own boundaries, these 
two municipaliti es have engaged in transparent sharing of informati on, 
joint analysis, open dialogue regarding both divergent and mutual interests, 
explorati on of opti ons, negoti ati on, and determinati on of preferred 
strategies toward the achievement of common goals.  Both Councils have 
taken responsibility for the Growth Study in approving it by resoluti on.

The populati on forecasti ng approach for the Growth Study is a method 
based upon projected employment.  The Capital Region Integrated Growth 
Management Plan (CRIGMP) has forecast a signifi cant amount of employment 
within the study area based on an analysis of several key growth drivers 
that are expected to have a strong impact here.  An important principle in 
sustainable development is that employment and residenti al growth need 
to be both balanced and located close to each other.  The Growth Study 
projects populati on growth in the Leduc area as a functi on of the anti cipated 
amount of employment growth, while sti ll taking into considerati on historical 
growth trends and the Leduc area’s past share of growth within the Capital 
Region.  The methods driving the Growth Study therefore are rooted in 
strong technical analysis, whereby populati on growth is directly correlated 
to the key growth drivers and anti cipated future employment, and that 
growth management trends, policies, practi ces, and development approvals 
will evolve to encourage and support a growing residenti al populati on and a 
thriving business community.  

UNPRECEDENTED GROWTH IN THE LEDUC AREA

Economic development in the Capital Region has broken through new 
thresholds.  Unprecedented levels of internati onal investment have pushed 
the rates of development and populati on growth beyond projecti ons that 
were forecast only a decade ago.  At the nothern end of the powerful 
Edmonton-Calgary corridor, Alberta’s Capital Region is a signifi cant economic 
hub achieving one of the strongest GDP (Gross Domesti c Product) and 
populati on increases in North America over the past few years (Capital 
Region Integrated Growth Management Plan, November 2007).  The Capital 
Region has long been considered a major gateway to northern Alberta and 

At the northern end of the 
powerful Edmonton-Calgary 
corridor, Alberta’s Capital 
Region is a signifi cant economic 
hub achieving one of the 
strongest GDP (Gross Domestic 
Product) and population 
increases in North America 
over the past few years (Capital 
Region Integrated Growth 
Management Plan, November 
2007).

EXECUTIVE SUMMARY
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the Canadian North, where many industries such as oil and natural gas explorati on, manufacturing, 
warehousing, distributi on, air travel, and intermodal transshipment have thrived.  In past decades, the 
market area for goods and services produced in the Capital Region has included most of Canada and the 
western and central United States.  Now the range of nati ons with which the Capital Region trades is 
truly internati onal in scope.  Development of the CANAMEX Trade Corridor through Canada, the United 
States, and Mexico has extended the economic reach of the Capital Region south into Mexico.  Even 
more signifi cantly for long-term economic growth, the rail connecti ons between the Capital Region and 
the expanding deep water port at Prince Rupert, Briti sh Columbia, promise to strengthen and secure 
lasti ng trade linkages between the Prairie Provinces and the Asia Pacifi c region, parti cularly with the 
booming economies of China and India.  As a western Canadian nexus for all these trade routes, the 
Capital Region is guaranteed to play a criti cal role as a major crossroads in this emerging internati onal 
trading system.

Growth in the Capital Region will increase demand for the various forms of existi ng and future 
transportati on infrastructure in the Leduc area: highways, rail systems including future high-speed 
rail, air travel infrastructure, and regional public transit systems including light rail transit (LRT).  
Accompanying that new infrastructure will be the more intensive land use that will be necessary to 
achieve greater transportati on and servicing effi  ciencies and sustainability.  With more industrial 
development related to oil sands acti vity and its locati on on the QE II Highway corridor, the Leduc area 
is desti ned to become the major transportati on crossroads within the nati onal and internati onal hub 
known as the Capital Region.  The clearest harbinger of the increasing importance of the Leduc area is 
the expansion currently being planned for the Edmonton Internati onal Airport and Port Alberta.  The 
growth in the Leduc area will be transformati ve.

On April 15, 2008, the Government of Alberta announced the Capital Region Board Regulati on.  That 
Regulati on addresses the establishment and mandate of the Capital Region Board, including the 
preparati on and implementati on of a Capital Region Growth Plan.  Leduc County and the City of Leduc 
will fully parti cipate in the preparati on of the Capital Region Growth Plan, which will consist of four 
elements:
     • a comprehensive, integrated regional land use plan
     • a regional intermunicipal transit network plan
     • a plan to coordinate and enhance a geographic informati on system
     • a plan to address social and market aff ordable housing requirements

EXECUTIVE SUMMARY
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Leduc County and the City of Leduc have been acti ve parti cipants in the 
Provincial and regional processes that have led to the creati on of the Capital 
Region Board.  Both municipaliti es are expected to fully and jointly maintain 
their robust parti cipati on in the Capital Region Board and in the preparati on 
of the Capital Region Growth Plan.

 STRONG FUTURE GROWTH PREDICTED FOR THE LEDUC AREA

In developing the future growth scenario for the City of Leduc and Leduc 
County, a number of growth scenarios were evaluated, including the Capti al 
Region Integrated Growth Management Plan (see Secti on 4.3.1).   In additi on 
to future employment projecti ons, current growth and economic acti vity 
were also considered in scenario development, including a 21% populati on 
increase in the City of Leduc’s populati on in 2006 and 2007, as well as 
increasing rates of growth in land development, and increasing investment 
projected for public infrastructure.  In considerati on of the impact that the 
key growth drivers are anti cipated to have on future growth in the Leduc 

The City of Leduc’s population 
increased 21% in 2006 and 
2007.  Leduc County and the 
City of Leduc are anticipated to 
have a combined population of 
over 107,000 within the next 50 
years to 2060.

The combined impact of the key 
growth drivers in conjunction 
with the increasing trend toward 
community sustainability will 
result in stronger demand 
for housing located closer to 
employment. 

EXECUTIVE SUMMARY
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30 Year 50 Year Total
Total Total

(quarter sections) (quarter sections) (quarter sections)

Residential 26 13 39

Commercial/Industrial 27 14 41

80

area, and given more recent factors, the Strong Growth Scenario (see Secti on 4.3.2) was uti lized in the 
Growth Study.  Leduc County and the City of Leduc are anti cipated to have a combined populati on of 
over 107,000 within the next 50 years to 2060.  
 

The criti cal factor determining the overall growth depicted in the Strong Growth Forecast is the growth 
spike projected for the decade 2006 to 2016, which forecasts annual growth rates similar to those rates 
experienced within the City of Leduc in the years 2006 and 2007.  The Capital Region and the Leduc 
area in parti cular can expect dramati c growth spikes and economic volati lity over the 50-year forecast 
period of this study.  Although actual growth spikes may occur at diff erent ti mes than forecast here, it 
is essenti al for the City of Leduc and Leduc County to be prepared for future growth, and it will serve 
both municipaliti es well in achieving their joint vision of a sustainable future.

Based on the Strong Growth Scenario, Leduc County and the City of Leduc will require a total of 80 
quarter secti ons to accommodate 50 year growth, 2008-2060:  39 quarter secti ons for residenti al 
growth and 41 for commercial/industrial growth.
 

 LEDUC COUNTY & THE CITY OF LEDUC STRONG GROWTH FORECAST 2008-2060

 LAND REQUIREMENTS FOR 50 YEARS GROWTH IN LEDUC 
COUNTY AND THE CITY OF LEDUC

EXECUTIVE SUMMARY
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Employment (as per Capital Region forecast)
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GROWTH STRATEGY 

The determinati on of the preferred growth stategy, as illustrated in the 
Growth Strategy map within this Executi ve Summary and in Secti on 5.0, 
has been based upon evaluati on of technical criteria and intermunicipal 
deliberati on among Steering Committ ee members and administrati ve staff  
from both municipaliti es.  The technical criteria used to evaluate growth 
opti ons have been derived from traditi onal physical planning considerati ons 
as well as the Sustainability Pillars.

This growth strategy promotes the protecti on of natural areas and agriculture 
by directi ng growth away from the bett er agricultural lands and creeks that 
are located to the west of Edmonton Internati onal Airport.  Environmental 
stewardship is supported by providing for passive recreati onal opportuniti es 
at the regional level and access to the natural areas between the City of 
Leduc and Saunders Lake.  Access to existi ng and future infrastructure is taken 
into account by directi ng growth toward major 
transportati on corridors such as QE II Highway and 
Highways 2A, 19, and 39.  Effi  cient uti lizati on of 
infrastructure is promoted through placement of 
more intensive mixed-use areas where future LRT 
and high-speed rail alignments are anti cipated.  
Compact and conti guous development patt erns, 
rather than ineffi  cient leapfrog or sprawling 
development along linear corridors, have been 
incorporated into the overall form of this growth 
scenario.

Incompati ble land uses have been avoided, while 
complementary land uses have been placed close 
together.   For example, industrial land uses have 
been concentrated to create business synergies 
and to miti gate potenti al impacts of industrial 
development on other land uses.  Also, land uses 
such as commercial and residenti al development 
have been integrated in strategic locati ons to 
achieve a greater balance of employment with 
residenti al populati on, to make more effi  cient 
use of infrastructure, and to create more vibrant 
communiti es.

The development of signifi cant residenti al areas 
close to employment will help the residenti al 
populati on to capitalize on local employment 
opportuniti es, which will enhance economic 
development and sustain local business viability 
in the Leduc area.  Various transportati on opti ons 

EXECUTIVE SUMMARY
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are anti cipated and the intensive land uses and development patt erns necessary to sustain access 
to such transportati on opti ons have been provided in strategic locati ons.  This linkage of land use 
and infrastructure planning is intended to ensure integrated, cost-eff ecti ve and energy effi  cient 
infrastructure.

The economic development potenti al of this Growth Strategy cannot be overstated.  The creati on of 
vibrant residenti al communiti es in the City of Leduc and Leduc County, including truly urban places in 
the proposed “Town Centres” to the south and west of the City of Leduc as discussed in Secti on 5.0, 
will in turn att ract a more complete range of businesses and residents alike.  Complete communiti es 
off ering the full array of ameniti es, employment opportuniti es, and housing choices are the essence 
of sustainability.

 

EXECUTIVE SUMMARY
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RECOMMENDATIONS

The following summarizes the principal recommendati ons of the Growth 
Study, which are described in more detail in Secti on 6.3:

     REGIONAL    

Capital Region Board (CRB) and Capital Region Growth Plan.1.   The City 
of Leduc and Leduc County are strongly encouraged to maintain their 
robust parti cipati on in the CRB and in the preparati on of the Capital 
Region Growth Plan.

Sustainability Planning. 2.  The City of Leduc and Leduc County would 
benefi t from further collaborati on with their municipal neighbours 
and other stakeholders in the preparati on of a 
multi -jurisdicti onal sustainability plan.

Regional Public Transit Planning.3.   Leduc County 
and the City of Leduc are encouraged to fully 
and jointly parti cipate in the preparati on of 
the LRT Corridor Study for the area south of 
the City of Edmonton and in other initi ati ves 
addressing the future provision of public 
transit within the Capital Region.

     INTERMUNICIPAL

Communicati ons Strategy. 4.  Both Councils 
are strongly encouraged to adopt a joint 
communicati ons strategy to promote the 
progressive initi ati ves being undertaken by 
the City of Leduc and Leduc County.

Integrati on of Land Use and Infrastructure.5.   
Further intermunicipal cooperati on and 
integrati on of land use planning with 
engineering, servicing, transportati on, and 
uti liti es studies should help both municipaliti es 
achieve greater effi  ciencies and provide bett er 
services to their residents and businesses.

Transportati on Master Planning. 6.  The County 
and the City have both been updati ng their 
Transportati on Master Plans.  These long-range transportati on plans 
would benefi t signifi cantly from enhanced informati on sharing and joint 
intermunicipal planning in collaborati on with Alberta Transportati on.

The development of 
significant residential areas 
close to employment will help 
the residential population 
to capitalize on local 
employment opportunities, 
which will enhance economic 
development and sustain local 
business viability in the Leduc 
area.

EXECUTIVE SUMMARY
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 Joint Uti liti es Master Planning.7.   As with Transportati on Master Plans, both municipaliti es prepare 
and update master plans for uti liti y infrastructure such as water and sanitary sewer services.  
Joint intermunicipal planning and collaborati on in the provision and operati on of municipal 
uti lity systems would help both the City and the County to achieve greater effi  ciencies and 
provide bett er services to their residents and businesses.

Fiscal Sustainability and Jointly Managing the Costs of Growth.8.   The City of Leduc and Leduc 
County each use fi scal and growth management tools such as off -site development levies to 
ensure that the costs of growth are fairly allocated amongst benefi tti  ng developers, landowners, 
residents, businesses, service providers, and the municipaliti es themselves.  The County and 
City are urged to investi gate opportuniti es for cooperati on in the establishment of joint cost 
recovery mechanisms to ensure that future development will “pay its own way” and achieve 
fi scal as well as environmental sustainability.

Collaborati on with Edmonton Internati onal Airport.9.   The plans for the expansion of faciliti es and 
capacity at Edmonton Internati onal Airport, including the development of a new runway and the 
proposed Master Plan for Port Alberta, will have siginifi cant impacts on long-range planning for 
the City of Leduc and Leduc County.  Both municipaliti es are strongly encouraged to work with 
the Edmonton Internati onal Airport to coordinate planning at all levels in order to maximize the 
potenti al that future development will bring to the County, the City, and the Airport.

Greenways, Riparian Areas, Trails, Multi ways, Parks, and Recreati on Plans. 10.  It is recommended 
that planning for natural areas, regional pathways, and open space systems become a high 
priority in the IDP.

Joint Review of Saunders Lake ASP.11.   It is recommended that 
the County and City undertake a joint intermunicipal review 
of the policies of the Saunders Lake ASP, parti cularly as 
they address sustainability, residenti al densiti es, clustering 
of residenti al development, and long-term potenti al for 
redevelopment or infi ll development.

     MUNICIPAL

Municipal Development Plans.12.   Amendments may be 
considered for the Municipal Development Plans of both 
municipaliti es in order to refl ect the outcomes of the Growth Study, the subsequent IDP, the 
expected Capital Region Growth Plan, and any sustainability initi ati ves that either municipality 
may contemplate undertaking.

Land Use Bylaws.13.   Certain policy directi ons resulti ng from the Growth Study, the IDP, the Capital 
Region Growth Plan, sustainability initi ati ves, or Municipal Development Plan amendments may 
create the need to review relevant secti ons in either municipality’s Land Use Bylaw.

County Reviews with City of Edmonton and Town of Beaumont.14.   It is strongly recommended 
that Leduc County consider joint intermunicipal reviews of the plans and joint policies that it has 
already approved with both the City of Edmonton and the Town of Beaumont.

The growing awareness of 
the detrimental impacts that 
commuter times are having 
on the natural and social 
environments has sparked 
a growing trend toward 
increasingly sustainable 
development . . .

EXECUTIVE SUMMARY
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INTRODUCTION
{section one}
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1.1 PURPOSE AND SCOPE

Leduc County and the City of Leduc have agreed to collaborati vely prepare and approve a Growth 
Study and a subsequent Intermunicipal Development Plan (IDP).  Both municipaliti es consider this 
an important initi ati ve in Alberta, where the two municipaliti es are committ ed to managing growth 
within this area of Alberta’s Capital Region.  This innovati ve Growth Study will form the basis for a 
comprehensive long-range IDP that will incorporate sustainability principles. 

The purpose of the Growth Study is to determine directi ons for future growth and associated 
infrastructure upgrading and extensions for the City of Leduc and Leduc County.  The report provides 
populati on forecasts and land requirements for residenti al, industrial, commercial, and insti tuti onal 
land uses for the next fi ft y (50) years.  The Growth Study identi fi es growth areas according to existi ng 
and projected capital investments in infrastructure, employment, and other related factors.  In additi on 
to supporti ng a new IDP, the fi ndings and recommendati ons of this report are expected to support 
future collaborati ve growth management planning initi ati ves of the City and the County.

The Growth Study addresses:
• a comprehensive area of development infl uence
• local and regional economic trends
• populati on forecasts
• existi ng land inventories and future land requirements
• infrastructure considerati ons
• key stakeholders
• possible growth scenarios
• preferred growth strategies

The Leduc County – City of Leduc Steering Committ ee has agreed that the Growth Study should 
address future growth and development within the study area shown on Figure 1.1.  The study area 
was originally proposed in order to capture projected growth trends while acknowledging other policy 
planning exercises that Leduc County is preparing, such as a new IDP with the Town of Devon.  Given 
that this report is intended to consider growth to the year 2060, the study area is necessarily broader 
than the area within which growth and development may occur during the anti cipated IDP ti me frame.  
Certain growth areas identi fi ed in the Growth Strategy in Secti on 5.0 will likely become incorporated 
within other plans that Leduc County intends to prepare with other municipaliti es in the Capital 
Region.

The long-term scope of the growth study defers more detailed staging of development and infrastructure 
to the subsequent IDP.  With the Growth Study and the subsequent IDP, the City of Leduc and Leduc 
County intend to create a new vision of intermunicipal sustainability that will be att ained through 
ongoing collaborati on and commitment to acti on.
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 FIGURE 1.1  JOINT SUSTAINABLE GROWTH STUDY AREA BOUNDARY
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1.2 GUIDING PRINCIPLES

These Guiding Principles provide a framework for the Leduc County – City of Leduc Steering Committ ee 
in the preparati on of both the Growth Study and the Intermunicipal Development Plan (IDP).  The 
Steering Committ ee has committ ed to review these Guiding Principles at the completi on of the Growth 
Study to ensure that they will be appropriate in the formulati on of the IDP.  The Guiding Principles are 
regional in scope and are based upon fi ve Sustainability Pillars:

1. Smart Growth
2. Creati ng Vibrant Communiti es
3. Environmental Stewardship
4. Economic Development
5. Responsible Governance

1.2.1 SMART GROWTH

Growth and development in Leduc County and the City of Leduc will be sustained by the following 
Smart Growth Principles:

• Create diverse communiti es
• Support responsible development and preservati on of agricultural land
• Create a range of housing choices and forms
• Mix land uses
• Foster disti ncti ve, att racti ve communiti es with a strong sense of place
• Create walkable communiti es with meaningful open space
• Preserve open space, agricultural land, natural beauty and criti cal environmental areas
• Provide a variety of transportati on opti ons
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• Ensure compati bility of new development with adjacent land uses
• Uti lize green infrastructure and buildings
• Capitalize on local employment opportuniti es
• Ensure integrated, cost-eff ecti ve and energy effi  cient infrastructure
• Establish triple bott om line accountability

1.2.2  CREATING VIBRANT COMMUNITIES

Vibrant communiti es will be created and sustained by:
• Safe and healthy neighbourhoods
• Responsive community services
• Functi onal community, recreati onal, health, and educati onal 

faciliti es
• Viable social infrastructure and insti tuti ons
• Compati ble integrati on of home, community, work, commerce, and 

recreati on

 1.2.3  ENVIRONMENTAL STEWARDSHIP

Leduc County and the City of Leduc will protect, sustain, and enhance the 
natural environment by:

• Respecti ng the primacy of natural systems
• Cooperati ng in the protecti on of environmentally sensiti ve areas, 

water bodies, wetlands, water courses, and parkland landscapes
• Cooperati vely integrati ng existi ng and future development with 

natural areas and greenways to support stormwater management, 
wildlife corridors, and passive recreati on

• Protecti ng and supporti ng agriculture
• Jointly planning, developing, and maintaining natural habitat and 

recreati onal areas
• Implementi ng innovati ons in sustainable development

1.2.4  ECONOMIC DEVELOPMENT

The City of Leduc and Leduc County will att ract investment and create 
employment opportuniti es through:

• Economic diversifi cati on
• Supporti ng and opti mizing the major infrastructure that drives the 

regional economy
• Edmonton Internati onal Airport
• Highways
• Railways
• Energy transmission
• Communicati ons
• Innovati on
• Employment, training, and employee support systems

An important principle in 
sustainable development is that 
employment and residential 
growth need to be both balanced 
and located close to each other.

By anticipating future land 
use planning for the County 
and City in a coordinated and 
collaborative manner, the 
two municipalities will aim to 
optimize their economic growth 
potential in the region and 
provide for more effi cient, cost-
effective delivery of services and 
infrastructure.  
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1.2.5  RESPONSIBLE GOVERNANCE

Leduc County and the City of Leduc are committ ed to:
• Intergovernmental cooperati on, collaborati on, communicati on, and coordinati on
• Honest communicati on among the municipal, regional, and provincial stakeholders
• Pursuing mutual interests and att aining common goals, while acknowledging disti ncti ve 

att ributes and resolving important diff erences
• Open and transparent planning and decision-making
• Meaningful citi zen engagement
• Timely and cost-eff ecti ve planning and decision-making processes
• Sound fi scal management
• Appropriate and eff ecti ve sharing of services and costs
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GROWTH CONTEXT
{section two}
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2.1 REGIONAL GROWTH

Leduc County and the City of Leduc are located south of the City of Edmonton, adjacent to the Edmonton 
Internati onal Airport, as identi fi ed in Figure 1.2.  Both communiti es are located within the Alberta 
Capital Region, which includes the City of Edmonton and 24 surrounding municipaliti es.  The multi -
jurisdicti onal nature of the Capital Region has played an important role in the history of development 
within this part of Alberta.

Economic development in the Capital Region has broken through new thresholds.  Unprecedented 
levels of internati onal investment have pushed the rates of development and populati on growth beyond 
projecti ons that were forecast only a decade ago.  The Capital Region has long been considered a major 
gateway to northern Alberta and the Canadian North, where many industries such as oil and natural gas explorati on, 
manufacturing, warehousing, 
distributi on, air travel, and 
intermodal transshipment 
have thrived.  In past 
decades, the market area 
for goods and services 
produced in the Capital 
Region has included most of 
Canada and the western and 
central United States.  Now 
the range of nati ons with 
which the Capital Region 
trades is truly internati onal in 
scope.  Development of the 
CANAMEX Trade Corridor 
through Canada, the United 
States, and Mexico has 
extended the economic 
reach of the Capital Region 
south into Mexico.  Even 
more signifi cantly for long-term economic growth, the rail connecti ons between the Capital Region and 
the expanding deep water port at Prince Rupert, Briti sh Columbia, promise to strengthen and secure 
lasti ng trade linkages between the Prairie Provinces and the Asia Pacifi c region, parti cularly with the 
booming economies of China and India.  As a western Canadian nexus for all these trade routes, the 
Capital Region is expected to play a criti cal role as a major crossroads in this emerging internati onal 
trading system.

The global trends aff ecti ng North America and western Canada, such as changes in demographic 
profi les and populati on distributi on, increased immigrati on, and demand for greater variety in the 
types and aff ordability of housing, will be more noti ceable in the Capital Region than elsewhere in 
Canada.  New growth is already occurring at a previously unforeseen pace in the Capital Region.  In 
the next 35 years, the populati on in the region is expected to nearly double (Capital Region Integrated 
Growth Management Plan [CRIGMP], November 2007).  New industrial growth will be accompanied by 
economic acti vity throughout the region, with a constructi on boom to build new housing, business and 
retail space, industrial plants, and infrastructure to serve the expanding populati on.  New businesses 



[25]

and services will be att racted to the region as a result of its tremendous 
growth.  Rather than gradual growth that may be easier to manage, the 
Capital Region is predicted to experience dramati c spikes in growth that will 
transform the region into a major metropolitan area. 

All of this regional growth will increase demand for the various forms of 
existi ng and future transportati on infrastructure in the Leduc area: highways, 
rail systems including future high-speed rail, air travel infrastructure, and 
regional public transit systems including light rail transit (LRT).  Accompanying 
that new infrastructure will be the more intensive land use that will be 
necessary to achieve greater transportati on and servicing effi  ciencies and 
sustainability.  With more industrial development related to oil sands acti vity 
and its locati on on the QE II Highway corridor, the Leduc area is desti ned 
to become the major transportati on crossroads within the nati onal and 
internati onal hub known as the Capital Region.  The clearest harbinger of 
the increasing importance of the Leduc area is the expansion currently being 
planned for the Edmonton Internati onal Airport and Port Alberta.  The growth 
in the Leduc area will be transformati ve.

 The following have been identi fi ed as key growth drivers in the Capital Region 
(CRIGMP, November, 2007):

• Gateway to the North and the Asia Pacifi c Corridor
• Edmonton Internati onal Airport
• Port Alberta
• Greater Nisku/Leduc Industrial Area
• Industrial Heartland
• Anti cipated economic growth throughout the 

region

GATEWAY TO THE NORTH AND THE ASIA PACIFIC CORRIDOR
As a central hub, supplier, and staging area for many 
communiti es and industries operati ng in northern Canada, 
the Capital Region is expected to see conti nued economic 
acti vity to support growth in the north.  Infrastructure 
improvements to key road and rail connecti ons to the 
Vancouver and Prince Rupert corridors, and the anti cipated 
expansion of those ports, are expected to increase export 
capacity and provide a more effi  cient and reliable transportati on system that 
will result in increased trade between the Capital Region and the Asia Pacifi c 
region.  As the area within the Capital Region that is projected to be the 
best endowed with the strategic combinati ons and capaciti es of highways, 
rail systems including future high-speed rail, air travel infrastructure, and 
regional public transit systems including light rail transit (LRT), the Leduc area 
is well placed to capitalize on its locati on within the region by becoming the 
hub that serves the Asia Pacifi c Corridor.

Economic development in the 
Capital Region has broken 
through new thresholds.  
Unprecedented levels of 
international investment have 
pushed the rates of development 
and population growth beyond 
projections that were forecast 
only a decade ago. 

New growth is already occurring 
at a previously unforeseen pace 
in the Capital Region.  In the 
next 35 years, the population 
in the region is expected to 
nearly double (Capital Region 
Integrated Growth Management 
Plan [CRIGMP], November 
2007).
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EDMONTON INTERNATIONAL AIRPORT
Edmonton Internati onal Airport is located in the centre of the study area.  In terms of land area, 
it is already the second largest airport in Canada and is now the country’s fastest growing airport.  
Plans for the expansion of faciliti es and capacity at Edmonton Internati onal Airport, including the 
development of a new runway, are expected to result in capital investment in the range of $2 billion.  
Based on projecti ons provided by the Edmonton Regional Airports Authority, by 2036 the total aviati on 
acti vity at the Internati onal Airport will grow to levels that currently exist at Vancouver Internati onal 
Airport.  By 2016, total employment at Edmonton Internati onal Airport and Port Alberta is projected to 
reach approximately 12,000.  By the end of 2041, that number is expected to increase to 33,000 jobs 
(CRIGMP, November, 2007).

PORT ALBERTA
Edmonton Internati onal Airport falls under the jurisdicti on of Transport Canada and is managed by 
the Edmonton Regional Airports Authority.  Given the planned expansion of capacity at the airport, 
including the new runway, signifi cant areas of land controlled by the Authority have increased their 
potenti al for development of airport-related businesses and industries.  Consequently, the Edmonton 
Regional Airports Authority has prepared a land use concept to provide clear directi on for development 
of the airport lands.  The concept plan designates over 700 acres of land on the airport property for the 
development of the proposed “Port Alberta” industrial and commercial faciliti es.  Port Alberta is being 
planned to serve as a multi -modal transportati on hub that will integrate air and surface transportati on, 
including rail connecti ons, in one locati on.  This strategically located development will take advantage 
of links with internati onal airline service, the QE II Highway and the CANAMEX Trade Corridor, major 
rail freight services, and connecti ons to the Asia Pacifi c region through the new deep water port at 
Prince Rupert, Briti sh Comubia.  The major land uses planned for this large area include industrial 
and limited commercial uses to host manufacturing, producti on, supply, distributi on, and storage of 
goods.  Ulti mately Port Alberta could integrate multi -modal and other logisti cs faciliti es from across the 
Capital Region, notably Alberta’s Industrial Heartland and the warehousing and distributi on centres in 
northwest Edmonton.

GREATER NISKU/LEDUC INDUSTRIAL AREA
The Greater Nisku/Leduc Industrial Area, located to the east of Edmonton Internati onal Airport, 
straddles the boundary between the City of Leduc and Leduc County.  This industrial and business 
area is currently the largest in western Canada and the second largest of its kind in North America.  
The area includes a mix of light, medium and heavy industrial uses and accommodates a workforce 
of 15,000 to 17,000 people.  Much of the future industrial equipment and service supply for the oil 
sands projects could come from the Greater Nisku/Leduc Industrial Area, providing substanti al growth 
opportuniti es.  As addressed in Secti on 2.4, Leduc County is currently preparing the Highway 19 Area 
Structure Plan for approximately 9,000 acres (3,640 hectares) to address the potenti al need to sati sfy 
market demand for more industrial land, the anti cipated expansion of Edmonton Internati onal Airport, 
and the prospect of signifi cant road network changes within the County.

INDUSTRIAL HEARTLAND
Eight multi -billion dollar oil sands upgrader projects are tentati vely scheduled to be constructed in the 
Industrial Heartland over the next 15 years.  While specifi c projects have not been identi fi ed for the 
rest of the forecast period, the region should expect to see conti nued development and investment 
in heavy industry projects beyond the fi rst 15 years of the forecast period.  Total employment within 
the Industrial Heartland is expected to range between 30,000 and 40,000 jobs throughout the period 
up to 2041.
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ANTICIPATED ECONOMIC GROWTH THROUGHOUT THE REGION
While it is more diffi  cult to quanti fy economic growth throughout the region, 
forecasts point to conti nued strong growth in many parts of the Capital 
Region.  The value of major industrial and commercial projects planned for 
the Capital Region outside of the Industrial Heartland and Port Alberta is 
esti mated at $5 billion.  Across the enti re Capital Region, investment in core 
infrastructure required by the province, municipaliti es, and the private sector 
could total $19.6 billion by the year 2018 and an additi onal $21.3 billion by 
the year 2043 (CRIGMP, November, 2007).

2.2 RECENT LOCAL GROWTH TRENDS

Although the outlook of the growth study is long term, it is helpful to take into 
account more recent trends in populati on growth and development acti vity 
within the City of Leduc and Leduc County.  Within both municipaliti es, 
populati on growth has been strong over the past two decades.  From 1991 to 
2006 , the annual rate of populati on growth has steadily increased.

   Annual Growth Rates    Growth by 5-Year Period 
 

}  0.94% per annum 
 

}  4.7% 
 

}  0.72% per annum 
 

}  3.4% 
 

}  1.60% per annum 
 

}  8.0% 

Year Population 
1991 25,473 
1996 26,666 
2001 27,560 
2006 29,755 

 TABLE 2.1  CITY AND COUNTY RECENT POPULATION GROWTH RATES

By 2016, total employment at 
Edmonton International Airport 
and Port Alberta is projected to 
reach approximately 12,000.  By 
the end of 2041, that number is 
expected to increase to 33,000 
jobs (CRIGMP, November, 
2007).

The Greater Nisku/Leduc 
industrial and business area is 
currently the largest in western 
Canada and the second largest 
of its kind in North America.  
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The City of Leduc populati on has risen by approximately 21% since 2006.  Along with this populati on 
growth, both municipaliti es have recently experienced increasing rates of growth in land development.  
Another indicator of recent growth in the Leduc area can be found in the amount of investment that 
has been projected for public infrastructure.  A full one third of all the capital infrastructure recently 
budgeted within the Capital Region has been earmarked for the Leduc area.
 
LEDUC COUNTY

• From January to December 2007 a total of 130 building permits were issued; down 30 permits 
or 23% from 2006.  36% or 47 of these building permits were for residenti al constructi on.

• Housing starts increased from 75 in 2001 to 161 in 2006, which represents a 115% increase over 
the fi ve-year period.

• Major non-residenti al projects include a $11.2 million Highway 60 resurfacing (completed);a $15 
million Nisku Business Park (under constructi on); an $18 million North Terminal Redevelopment 
(proposed); a $200 million Edmonton Regional Airport Authority Five Year Capital Program 
(proposed).

• The value of 2007 building 
permits totalled $120 million.  
This represents an increase of 
over $43 million from the $77 
million building permit value 
reached in 2006.

CITY OF LEDUC
• The June 2008 census for 

the City of Leduc reported a 
populati on of     20,529, which 
represents a 21% total increase 
(10.5% annual increase) over 
the 2006 populati on of 16,967 
reported in the 2007 Capital 
Region Integrated Growth 
Management Plan (CRIGMP).

• From January to December 
2007 a total of 1,261 building 
permits were issued; up 
409 permits or 48% from 
2006.  93% or 1,169 of these  
permits were for residenti al 
constructi on.

• The total value of 2007 
building permits amounted 
to $329 million.  As with 
commercial constructi on, this 
represents a doubling of the 
total building permit value by 
over $164 million from the 
$165 million building permit 
value reached in 2006.
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• New residenti al units increased 73% from 675 in 2006 to 1169 in 
2007.

• Housing starts increased from 306 in 2001 to 630 housing starts in 
2006, which represents a 92% increase over that fi ve-year period.

• Major projects include a $12 million Assisted Living Development 
(2007/08) and a $43.5 million recreati on facility.

• 42 commercial building permits were issued for both new commercial 
constructi on (13 permits) and additi ons/renovati ons (29 permits) in 
2007, which is the highest number of commercial building permits 
issued in  the last 12 years.  Building permit value for commercial 
constructi on more than doubled from $11 million in 2006 to $22 
million in 2007.

• In both census years 2003 and 2008, 60% of all working residents of 
the City of Leduc were employed locally within the City of Leduc, in 
Nisku, or at the Edmonton Internati onal Airport.

2.3 REGIONAL PLANNING

On April 15, 2008, the Government of Alberta announced the Capital Region 
Board Regulati on.  That Regulati on addresses the establishment and mandate 
of the Capital Region Board, including the preparati on and implementati on 
of a Capital Region Growth Plan.  Leduc County and the City of Leduc will fully 
parti cipate in the preparati on of the Capital Region Growth Plan, which will 
consist of four elements:

• a comprehensive, integrated regional land use plan
• a regional intermunicipal transit network plan
• a plan to coordinate and enhance a geographic informati on system
• a plan to address social and market aff ordable housing 

requirements

Leduc County has prepared Intermunicipal Development Plans (IDPs) with 
other neighbouring urban municipaliti es in additi on to the City of Leduc – 
Leduc County IDP.  The County has approved IDPs with the City of Edmonton 
and the Town of Beaumont, while it has recently updated an IDP with the 
Town of Devon.  Through these IDPs and other intermunicipal and regional 
initi ati ves, both the City of Leduc and Leduc County have established eff ecti ve 
working relati ons with the other municipaliti es in the Capital Region.  Leduc 
County and the City of Leduc expect that this Growth Study and subsequent 
IDP will support the objecti ves of the Capital Region Board and the Capital 
Region Growth Plan.
 

The Growth Study builds upon 
the intermunicipal cooperation 
that has been established in 
the 1998 IDP and is intended 
to support a new IDP to be 
approved by both municipalities.

The June 2008 census for 
the City of Leduc reported a 
population of 20,529, which 
represents a 21% total increase 
(10.5% annual increase) over the 
2006 population of 16,967 . . . 

Eight multi-billion dollar oil 
sands upgrader projects are 
tentatively scheduled to be 
constructed in the Industrial 
Heartland over the next 15 
years.  
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2.4 CITY AND COUNTY PLANS AND POLICIES

MUNICIPAL DEVELOPMENT PLANS
As required by the Alberta Municipal Government Act, Municipal Development Plans (MDPs) have 
been approved by both Leduc County (most recently amended in 2004) and the City of Leduc (adopted 
in 2005).  These two MDPs each contain policies that promote intermunicipal coordinati on of planning 
and growth management.

Secti on 13 of the Leduc County MDP is “intended to maintain consultati ve processes in order to prevent 
jurisdicti onal land use confl icts and to facilitate coordinated planning with adjacent municipaliti es.”  
More specifi cally, Secti on 13.1 sets forth the County’s intermunicipal Planning Objecti ves:

13.1.1 To achieve harmonious and compati ble land use patt erns with adjacent municipaliti es.
13.1.2 To establish joint planning and referral mechanisms for the resoluti on of interjurisdicti onal 

issues and confl icts through cooperati ve eff orts.

Secti on 7 of the City of Leduc MDP states, “Cooperati on between the City and the surrounding Leduc 
County is especially important for creati ng an orderly and economically effi  cient urban area.”

The Growth Study supports the objecti ves of both MDPs and is consistent with the spirit and intent of 
the intermunicipal planning policies of both the City of Leduc and Leduc County.

INTERMUNICIPAL DEVELOPMENT PLAN
In 1998, the City and County mutually agreed to an Annexati on Agreement and Intermunicipal 
Development Plan (IDP).  While the Annexati on Agreement specifi es the details of the City’s 1999 land 
annexati on, the IDP outlines the basic planning principles and processes that apply to a transiti onal 

 FIGURE 2.2  IDP REFERRAL AREA
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area surrounding the City, which is identi fi ed as the “referral area”.  In 
accordance with the approved IDP, both municipaliti es maintain the ability to 
review and comment on all proposed developments in the referral area.  In 
additi on, the IDP provides for the City of Leduc to be noti fi ed of any changes 
to a Memorandum of Understanding that has been approved by the County 
and the Edmonton Airport Authority.  The Growth Study builds upon the 
intermunicipal cooperati on that has been established in the 1998 IDP and is 
intended to support a new IDP to be approved by both municipaliti es.

COUNTY LOCAL PLANS
Leduc County has approved fi ve Area Structure Plans (ASPs) within the overall 
study area.  A number of these ASPs, such as the Nisku ASP approved in 1981, 
are considered built out and are not included 
within the potenti al growth areas identi fi ed 
in Secti on 5.0.  Other ASPs approved by 
Leduc County are located within the overall 
study boundaries shown in Figure 1.1, but 
are situated beyond the potenti al growth 
areas identi fi ed in Secti on 5.0.  Of the ASPs 
that Leduc County has approved within the 
overall study area, porti ons of the North 
Major ASP and the Saunders Lake ASP are 
located within the potenti al growth areas 
identi fi ed in Secti on 5.0.

NORTH MAJOR ASP
The North Major ASP provides for 
residenti al, business industrial, business 
park, and commercial land uses 
between the southern corporate limits 
of the City of Edmonton (41st Avenue) 
and Township Road 510.  This ASP also proposes a residenti al policy area 
to the west of the Town of Beaumont.  The porti ons of the North Major 
ASP aff ected by the potenti al growth areas identi fi ed in Secti on 5.0 are 
located to the northeast of Edmonton Internati onal Airport.  Those areas 
are considered as having long-term potenti al for residenti al, industrial, 
and mixed-use industrial and commercial development beyond the 50-
year horizon of the Growth Study (i.e., aft er 2060).

Considerable porti ons of the North Major ASP fall outside the potenti al 
growth areas of the Growth Study, but may be subject to development 
infl uences in relati on to other municipaliti es such as the City of 
Edmonton and the Town of Beaumont.  One of the recommendati ons 
of the Growth Study identi fi ed in Secti on 6.3 is that the County consider 
joint intermunicipal review of the plans and policies that Leduc County 
has already approved with both the City of Edmonton and the Town of 
Beaumont.
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SAUNDERS LAKE ASP
The Saunders Lake ASP provides for a range of residenti al land uses between the City of Leduc and 
the shores of Saunders Lake to the east of the City.  Much of the Saunders Lake ASP is included 
within the potenti al growth areas identi fi ed in Secti on 5.0 of the Growth Study.

The residenti al densiti es proposed in the Saunders Lake ASP are signifi cantly lower than the 
overall 6 dwelling units per gross developable acre (upgda) assumed for future development in 
the Growth Study.  The environmental and recreati onal value of the lands between the City of 
Leduc and Saunders Lake may support protecti on of signifi cant areas for open space.  Although 
considerably higher residenti al densiti es may not be appropriate within this area, it may sustain 
higher densiti es than are currently contemplated by the ASP.  One of the recommendati ons of 
the Growth Study is that the County and City should undertake a joint intermunicipal review 
of the policies of the Saunders Lake ASP, parti cularly as they address sustainability, residenti al 
densiti es, clustering of residenti al development, and long-term potenti al for redevelopment or 
infi ll development.

Leduc County is also in the process of preparing three proposed ASPs: the East Vistas ASP, the QE II 
Business Park Local ASP, (both within the North Major ASP), and the Highway 19 ASP.  The Highway 
19 ASP is conti guous to the other growth areas identi fi ed in Secti on 5.0.  Although the proposed 
East Vistas ASP and the QE II Business Park Local ASP are not conti guous to those growth areas, 
development within these two local plans would have regional implicati ons aff ecti ng not only 
growth within an Intermunicipal Development Plan for the City of Leduc and Leduc County, but also 
for other municipaliti es in the area such as the City of Edmonton and the Town of Beaumont.

PROPOSED HIGHWAY 19 ASP
The proposed Highway 19 ASP would provide for a range of residenti al, industrial, business park, and 
recreati onal land uses on approximately 9,000 acres (3,640 hectares) to the north and northwest 
of Edmonton Internati onal Airport (on both sides of Highway 19 within the County’s jurisdicti on).  
The northern boundary of the proposed Highway 19 ASP would be Township Road 510.  The draft  
policies of the proposed Highway 19 ASP have been taken into account in the Growth Study.  The 
potenti al growth areas identi fi ed in Secti on 5.0 include porti ons of the proposed Highway 19 ASP 
within the 50-year horizon, for mixed industrial and commercial land uses.  More specifi c land 
requirements for those uses are projected in Secti on 4.4.2 and Table 4.5.  The northern and eastern 
porti ons of the proposed Highway 19 ASP have not been included within growth strategy areas 
identi fi ed for development within the 2060 ti me horizon.  Those longer term growth areas are 
proposed for a variety of industrial, mixed industrial and commercial, recreati onal, and residenti al 
land uses.

PROPOSED EAST VISTAS ASP
The proposed East Vistas ASP would provide for comprehensively planned low-density, medium-
density, and townhouse residenti al development with supporti ng local commercial development 
and a comprehensive open space system.  Approximately 562 gross acres would be proposed for 
development of more than 3,300 dwelling units, which could house nearly 12,000 people.  An 
overall residenti al density of 5.9 dwelling units per acre is proposed within the East Vistas ASP, 
which is consistent with the 6 dwelling units per gross developable acre assumed by the Growth 
Study.
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PROPOSED QE II BUSINESS PARK LOCAL ASPs
The proposed QE II Business Park Local ASP would provide for industrial 
land uses south of the approved WAM Industrial Park Local ASP.  Both of 
these Local ASPs are located immediately south of the City of Edmonton 
and northeast of Edmonton Internati onal Airport, on the east side of 
the QE II Highway.  Future industrial land uses on the 6 quarter-secti ons 
covered by these two Local ASPs have been taken into account in the 
Growth Study.

CITY LOCAL PLANS
The City of Leduc has approved twelve Area Structure Plans (ASPs) within the 
current City boundaries.  About half of those ASPs sti ll have some short-term 
to medium-term development potenti al before they att ain full build-out.  As 
stated in the 2007 Annual Report of the City of Leduc Planning & Development 
Services Department, there are approximately 450 hectares (1,112 acres or 
about 7 quarter-secti ons) of land available for residenti al development within 
the present City boundaries.

At the current rate of housing starts experienced in 2007, this residenti al 
land supply could reasonably be expected to achieve full build-out within 
the next fi ve to ten years (between 2012 and 2017).  
Notwithstanding the relati vely short ti me horizon 
anti cipated for build-out of the existi ng ASPs within 
the City of Leduc, the undeveloped porti ons of these 
ASPs have been included in the 50-year potenti al 
growth areas identi fi ed in Secti on 5.0.

COUNTY PLANNING AND INFRASTRUCTURE STUDIES
Leduc County has been undertaking a number of 
infrastructure projects, both independently and in 
collaborati on with other municipaliti es and provincial 
agencies.  The following represent the major projects 
that have some bearing on the Growth Study.

41st AVENUE SW CONCEPTUAL PLANNING STUDY
The City of Edmonton Transportati on Department, 
in conjuncti on with Leduc County, is undertaking 
a concept planning study that will identi fy long-
term plans for 41st Avenue SW between 50th 
Street (Highway 814) and 184th Street (Range 
Road 254). 41st Avenue SW is the boundary 
between the City of Edmonton and Leduc County. 
The concept plan will provide a plan for the short 
and long-term confi gurati on of 41st Avenue SW 
and the intersecti ng roadways, including ti e-ins 
to a proposed interchange at the Queen Elizabeth 
II Highway.

. . . there are approximately 
450 hectares (1,112 acres or 
about 7 quarter-sections) of 
land available for residential 
development within the present 
City of Leduc boundaries.  At 
the current rate of housing 
starts experienced in 2007, this 
residential land supply could 
reasonably be expected to 
achieve full build-out within the 
next fi ve to ten years (between 
2012 and 2017).  
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TOWNSHIP ROAD 510 FUNCTIONAL PLANNING STUDY
The Township Road 510 Functi onal Planning Study was initi ated to clearly outline long-term 
requirements for the ulti mate design of the roadway from the proposed Nisku Spine Road (9th 
Street) to Highway 814 (50th Street). The functi onal plan will recommend improvements to the 
existi ng roadway structure, design standards, horizontal and verti cal alignment, right-of-way 
requirements, intersecti on requirements, and access control.

GREATER NISKU OFFSITE LEVY
In April 2008, Leduc County approved a new Off site Levy Bylaw for roadway, sewer, and water 
infrastructure improvements within the Greater Nisku/Leduc Industrial Area.  The County 
consulted with the public, aff ected landowners, and developers within the Greater Nisku Off site 
Levy area in the formulati on of the Off site Levy Bylaw policy and procedures for the cost of the 
levies.  Given the large benefi tti  ng area of this Off site Levy Bylaw, which extends as far south 
as Saunders Lake, signifi cant infrastructure improvements can be anti cipated as new commercial 
and industrial development proceeds.  That new infrastructure can in turn be expected to att ract 
further development within the 
benefi tti  ng area.

CITY PLANNING AND 
INFRASTRUCTURE STUDIES
The City of Leduc has recently 
undertaken or approved the following 
projects and agreements, which have 
been reviewed in the preparati on of 
the Growth Study:

• Parks, Recreati on and 
Culture Master Plan

• Emergency Services Master 
Plan (March 2008)

• Transportati on Study update
• Arterial Road Agreement
• School Reserve Agreement
• Cost Sharing Agreement
• Corporate Business Plan
• Corporate Strategic Plan
• Off -Site Levy Bylaw
• Social Needs Assessment 

2006
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METHODOLOGY
{section three}
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3.1 SUSTAINABLE GROWTH STUDY METHODOLOGY

The Growth Study has been formulated using a 
methodology unlike most of the growth studies that 
have been prepared over the past several decades 
in Alberta.  Traditi onal growth studies have been undertaken 
by single municipaliti es to plan for growth within their own 
boundaries.  Quite oft en, the primary purpose of such growth 
studies is to support annexati on applicati ons.  Although many 
growth studies involve consultati on with other adjacent aff ected 
municipaliti es and stakeholders, few include true intermunicipal 
collaborati on.  In this Growth Study, Leduc County and the 
City of Leduc have engaged in a unique planning process 
characterized by the transparent sharing of informati on, joint 
analysis, open dialogue regarding both divergent and mutual 
interests, explorati on of opti ons, negoti ati on, and determinati on 
of preferred strategies toward the achievement of common 
goals.  Moreover, both Councils have taken responsibility for 
the Growth Study in approving it by resoluti on.

One example of how this intermunicipal collaborati on has aff ected the preparati on and outcomes of the 
Growth Study has been the approach to municipal boundaries.  In fact, for the purposes of projecti ng 
employment and populati on growth, determining land requirements, and allocati ng future growth 
areas in the Growth Strategy, the Growth Study has been undertaken as if the boundaries between 
the City of Leduc and Leduc County do not exist.  This approach has helped both municipaliti es to 
appreciate their mutual issues and interests on a more regional, if not global scale.  The Growth Study 
therefore projects growth in the Leduc area irrespecti ve of 
jurisdicti on, based upon sound planning practi ce, 
sustainable development, and the principles of Smart 
Growth.

The Leduc County – City of Leduc Steering Committ ee has determined 
this study area in order to capture projected growth trends while 
acknowledging other policy planning exercises that Leduc County is 
preparing, such as a new IDP with the Town of Devon.  Given that 
this report is intended to consider growth to the year 2060, the 
study area is necessarily broader than the area within which growth 
and development may occur during the anti cipated IDP ti me frame.  
Certain growth areas identi fi ed in the Growth Strategy in Secti on 
5.0 will likely become incorporated within other IDPs that Leduc 
County intends to prepare with other municipaliti es in the Capital 
Region.

The Growth Study will provide the technical basis for formulati on 
of an Intermunicipal Development Plan (IDP).  The resulti ng 
intermunicipal agreement on the technical and base line informati on 
for joint planning is intended to more eff ecti vely support the joint 
development of the IDP planning policies.

determines directions for future 
growth and associated infrastruc-
ture, including:

• a comprehensive area of 
development infl uence

• local and regional economic 
trends

• population forecasts
• existing land inventories and 

future land requirements
• infrastructure considerations
• key stakeholders
• possible growth scenarios
• preferred growth strategies

A Growth Study 

   (Intermunicipal Development 
Plan) is a land use planning 
tool prepared jointly by two 
or more municipalities. 
This statutory plan requires 
adoption  by the Councils of 
the municipalities involved. 
An IDP  provides for a 
cooperative and coordinated 
policy approach to land 
use planning strategies, 
subdivision and development 
in fringe areas deemed 
common to the municipalities. 
The plan must also include 
a dispute resolution process 
in case differing opinions 
arise in the course of 
implementation of the plan.

An IDP 
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Within this context of intermunicipal collaborati on, the Growth Study is sti ll 
a technical document.  Based upon regional economic trends, the Growth 
Study is intended to establish:

• populati on forecasts for the area
• land needed for future residenti al and employment growth
• general recommendati ons for future growth areas
• recommendati ons for sustainable and effi  cient land development 

and infrastructure

3.1.1 EMPLOYMENT BASED FORECASTING
There are a number of methods that may be used to generate populati on 
forecasts.  It has been determined that the most appropriate populati on 
forecasti ng approach for the Growth Study is a method based upon projected 
employment.  As noted in Secti on 2.1, the Capital Region Integrated Growth 
Management Plan (CRIGMP) has forecast a 
signifi cant amount of employment within the 
study area.  An important principle in sustainable 
development is that employment and residenti al 
growth need to be both balanced and located 
close to each other.  Signifi cant employment 
growth in the Edmonton Internati onal Airport 
and Leduc areas without a balanced amount of 
residenti al growth close to that employment 
would create a number of issues that would 
militate against sustainability at the regional 
level.  One of the most problemati c eff ects of 
such an imbalance between employment and 
residenti al growth would be a severe strain on 
regional transportati on infrastructure.  The fewer 
people living close to employment opportuniti es 
in the study area, the more employees will have 
to commute from other parts of the Capital 
Region.  At the local level, providing opportuniti es 
for people to live close to where they work helps 
to sustain local business viability.

The Growth Study does not simply extrapolate 
historical populati on growth trends into the 
future.  Neither does it assume a steady allocati on 
of a proporti on of the Capital Region’s growth 
to the Leduc area over the forecast period.  
Rather, Secti on 4.0 of the Growth Study projects 
populati on growth in the Leduc area as a functi on 
of the anti cipated amount of employment growth, 
while sti ll taking into considerati on historical 
growth trends and the Leduc area’s past share of 
growth within the Capital Region.  The methods 

An important principle in 
sustainable development is that 
employment and residential 
growth need to be both balanced 
and located close to each other.
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driving the Growth Study therefore are rooted in strong technical analysis, whereby populati on growth 
is directly correlated to the key growth drivers and anti cipated future employment, and that growth 
management trends, policies, practi ces, and development approvals will evolve to encourage and 
support a growing residenti al populati on and a thriving business community.  

An important advantage of this methodology is that it allows for adaptability in the face of the dramati c 
growth spikes and economic volati lity discussed in Secti on 2.1, which are expected to transform the 
Capital Region into a major metropolitan area.  With such conditi ons aff ecti ng forecasts for the Capital 
Region and the Leduc area, straight-line trends and constant regional shares of growth cannot be relied 
upon in anti cipati ng the array of scenarios that may aff ect this region.  Linking populati on growth to 
employment concentrati on is the most adaptable and sustainable approach for Leduc County and the 
City of Leduc to take as they jointly prepare for the future.

3.1.2 EVALUATION CRITERIA
As described in more detail within Secti on 5.0 of the Growth Study, the determinati on of the preferred 
growth stategy has been based upon evaluati on of technical criteria and intermunicipal deliberati on 
among Steering Committ ee members and administrati ve staff  from both municipaliti es.  The technical 
criteria used to evaluate growth opti ons have been derived from traditi onal physical planning 
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considerati ons as well as the Sustainability Pillars and Smart Growth Principles 
listed under Secti on 1.2.  More specifi cally, the evaluati on criteria include:

PHYSICAL PLANNING CONSIDERATIONS
• Protecti ng natural areas and agriculture
• Providing access to open space and recreati onal opportuniti es
• Facilitati ng access to existi ng and future infrastructure
• Linking land use intensity and density with effi  cient uti lizati on of 

infrastructure
• Placing intensive development and land uses where future 

infrastructure is anti cipated or desired (e.g., light rail transit or high 
speed rail)

• Achieving compact and conti guous development patt erns rather than 
ineffi  cient leapfrog or sprawling development along linear corridors

• Concentrati ng land uses such as industrial development to create 
synergies and to miti gate development impacts

• Mixing land uses such as commercial and residenti al development to 
achieve a greater balance  of employment with residenti al populati on, 
to make more effi  cient use of infrastructure, and to create more 
vibrant communiti es

• Avoiding incompati ble land uses while taking advantage of 
complementary land uses

 
SUSTAINABILITY PILLARS
• Smart Growth
• Creati ng Vibrant Communiti es
• Environmental Stewardship
• Economic Development
• Responsible Governance

SMART GROWTH PRINCIPLES
The Smart Growth Principles that have provided the most useful 
evaluati on criteria for the Growth Study include:
• Support Responsible Development / Preservati on of Agricultural Land
• Mix Land Uses
• Preserve Open Space, Agricultural Land, Natural Beauty and Criti cal 

Environmental Areas
• Provide a Variety of Transportati on Opti ons
• Ensure Compati bility of New Development with Adjacent Land Uses
• Capitalize on Local Employment Opportuniti es
• Ensure Integrated, Cost-Eff ecti ve and Energy Effi  cient Infrastructure

Underpinning all of these criteria are the existi ng natural systems within the 
Growth Study area.  Those natural systems are shown in Figure 3.1.

Signifi cant employment growth 
in the Edmonton International 
Airport and Leduc areas without 
a balanced amount of residential 
growth close to that employment 
would create a number of issues 
that would militate against 
sustainability at the regional 
level. 
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3.2 JOINT CITY AND COUNTY PLANNING PROCESS

Leduc County and the City of Leduc have placed a high priority on intermunicipal collaborati on, 
consultati on with key stakeholders, and the involvement of the general public during preparati on of 
the Growth Study and the subsequent Intermunicipal Development Plan (IDP).  Work on these strategic 
projects has been overseen by the Leduc County – City of Leduc Steering Committ ee, made up of 
elected offi  cials and administrati ve representati ves from both municipaliti es.  The Steering Committ ee 
members, who were appointed by both Councils in Fall 2007, adopted Terms of Reference for these 
projects in April 2008.  The Terms of Reference establish that the Steering Committ ee be responsible for 
providing policy directi on and recommending approval of the Growth Study and IDP to their respecti ve 
Councils.  The Leduc County – City of Leduc Steering Committ ee also determined the boundary of this 
study area.

The communicati ons strategy for the Growth Study addresses stakeholder relati ons, public consultati on, 
Council meeti ngs, and media relati ons.  Key stakeholders involved in the Growth Study have included:

• Residents
• Provincial staff 
• Staff  from other municipaliti es
• Staff  from public uti liti es, public agencies, or public authoriti es
• Aff ected developers
• Aff ected landowners
• Aff ected business, commercial, or industrial interests
• Technical experts

These key stakeholders and the general public have been advised of the work the two municipaliti es 
have undertaken on the Growth Study through an Open House as well as one-on-one discussions.  
Informati on on the growth plans, technical perspecti ves, and long range policies of the key stakeholders 
has been incorporated into the Growth Study.  Subsequent stakeholder and public consultati on has 
been authorized by the Steering Committ ee during formulati on of the IDP.
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POPULATION FORECASTS 
& LAND REQUIREMENTS

{section four}
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4.1 CAPITAL REGION INTEGRATED GROWTH MANAGEMENT PLAN 

In June 2007, Premier Stelmach initi ated a comprehensive project to develop an integrated growth 
management plan for the Capital Region.  The project was given a short ti meline, with the Capital 
Region Integrated Growth Management Plan produced by November 2007. The report’s objecti ve 
is to support and guide municipaliti es in the Capital Region in developing a long-term, integrated 
management plan to support the tremendous economic  growth in the region, with parti cular att enti on 
to the economic, social and environmental impacts on all residents in the region. With almost $88 
billion in major constructi on projects planned, recently completed or underway in the region, and a 
growing populati on, there is increasing pressure for a regional plan to manage growth and to make 
sure the Capital Region is prepared to anti cipate and plan for the impacts of growth.

The methodology uti lized in developing the regional populati on forecast is based on projected economic 
development from several key growth drivers:  Port Alberta (impacted by increased acti vity at the Port 
of Prince Rupert); the role of the region as the gateway to the north and the Asia Pacifi c Corridor; the 
Greater Nisku/Leduc Industrial Area; the Industrial Heartland; and the anti cipated economic growth 
throughout the region.  A total populati on increase for the Capital Region was esti mated based on the 
projected economic development within the area to 2041.  This total populati on was then allocated 
among the 25 communiti es within the Capital Region by assigning growth based on:

• a review of municipal forecasts
• the impact of known or expected regional economic development and its impact on the 
       expected desirability of the municipality as a residenti al locati on
• historical populati on growth
• known availability and sequencing of servicing
• proposed and approved land use plans

In general, the majority of communiti es within the Capital Region felt that the populati on forecasts 
assigned to them in the Capital Region Integrated Growth Management Plan were too low.  The Capital 
Region forecast found that overall, the communiti es outside the City of Edmonton are expected to 
grow at a faster rate than the City.  The following are highlights of the Capital Region forecast:

• The majority of the municipaliti es within the Capital Region (17 of 25) are expecti ng their 
      populati on growth to be greater than the regional forecast projecti ons.
• In 2016, the total municipal populati on projecti on for the Capital Region is almost 59,000 people 

or 4.6% higher than the regional forecast.  In 2041, this disparity increases to 192,014 people or 
11% higher than the regional forecast.

• Over the enti re forecast period (to 2041), total populati on growth in the Capital Region is 
      projected to average 1.5% per year.  Over the fi rst 10 years of the forecast (to 2016) total 
      populati on growth is projected to average 1.9% per year. 
• Historically, municipaliti es in the Capital Region outside the City of Edmonton have grown at 
      a faster pace than Edmonton.  It has been forecast that over the next 35 years, to 2041, the City 

of Edmonton will grow at an average annual rate of 1.3%.  The other municipaliti es in the Capital 
Region, collecti vely, are projected to grow at an average annual rate of 1.8%.
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4.2 PAST POPULATION GROWTH

Figure 4.1 illustrates the populati on changes for Leduc County and the City 
of Leduc since 1976.  The City and the County experienced strong growth 
between 1976 and 1981, with annual growth above 4%.  Between 1981 and 
1986, growth slowed to just over 2%, and then declined slightly by 1991.  
Since 1991 growth has steadily increased to a 2% annual growth rate by 
2006.  

4.3 FUTURE GROWTH

The Capital Region Integrated Growth Management Plan, November 2007, 
indicates that over the next 35 years employment is expected to grow by 
nearly 50% in the City of Leduc, and by over 280% in Leduc County.  It is 
important for the City of Leduc and Leduc County to anti cipate the impact 
that this growth will bring and to plan ahead.   Leduc County and the City 
of Leduc are undertaking the growth study and IDP planning process – a 
new approach that will benefi t not only their communiti es but the region in 
general. By anti cipati ng future land use planning for the County and City in 
a coordinated and collaborati ve manner, the two municipaliti es will aim to 
opti mize their economic growth potenti al in the region and provide for more 
effi  cient, cost-eff ecti ve delivery of services and infrastructure.   The Growth 
Study is the start of a collaborati ve planning process to manage growth in 
the two municipaliti es, anti cipate the impacts of growth, put the necessary 
plans in place, and avoid the need to play catch-up aft er major projects and 
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 FIGURE 4.1  LEDUC COUNTY & CITY OF LEDUC 
HISTORICAL POPULATION 1976-2006

With almost $88 billion in major 
construction projects planned, 
recently completed or underway 
in the region, and a growing 
population, there is increasing 
pressure for a regional plan to 
manage growth and to make 
sure the Capital Region is 
prepared to anticipate and plan 
for the impacts of growth.
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initi ati ves have already proceeded.  Trying to catch up aft er growth has occurred is costly, both in 
fi nancial terms and in the impacts on communiti es, services, and citi zens.  Leduc County and the City of 
Leduc are being proacti ve in collaborati ng with each other, other key stakeholders, and their municipal 
neighbours in this forward-thinking planning process.

The City of Leduc and Leduc County are strategically located within the Capital Region in relati on to 
the key growth drivers listed in Secti on 4.1.  The two communiti es are situated strategically relati ve to 
two of the  primary growth drivers in the region, Port Alberta and the Greater Nisku/Leduc Industrial 
Area.  The combined impact of the key growth drivers in conjuncti on with the increasing trend toward 
community sustainability will result in stronger demand for housing located closer to employment.  
This will have a signifi cant impact on the demand for growth in both Leduc County and the City of 
Leduc in the coming years.

4.3.1 SCENARIO 1:  CAPITAL REGION INTEGRATED GROWTH MANAGEMENT PLAN FORECAST 
Figure 4.2 shows the combined populati on forecast for Leduc County and the City of Leduc as 
identi fi ed in the Capital Region Integrated Growth Management Plan, November 2007.  The Capital 
Region’s populati on forecast for  Leduc County and the City of Leduc expects the populati on to increase 
slightly to 3% annual growth between 2011 to 2016 before declining to 2% by 2021 and then to 1% by 
2031.  In contrast, employment is expected to increase steadily over the forecast period, going from 
approximately 20,000 jobs in 2006 to over 65,000 jobs by 2041, a 212% increase over the forecast 
period or over 6% annually.  The Capital Region’s forecast would result in roughly 10,000 more jobs 
than people living in Leduc County and the City of Leduc by the end of the forecast period, which 

 FIGURE 4.2  LEDUC COUNTY & CITY OF LEDUC SCENARIO 1 :  CAPITAL REGION INTEGRATED 
GROWTH MANAGEMENT PLAN FORECAST 2006-2041

   * For the purposes of the Growth Study, the total Leduc County population is assumed equivalent to the Leduc County population residing within the study area.  The 
discrepancy is considered negligible given the aggregate statistics used in this study.
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MUNICIPALITIES    2006 POPULATION 2006 EMPLOYMENT POP/JOB RATIO
City of Leduc & Leduc County        29,755         21,319 1.39
Spruce Grove, Stony Plain, & Parkland County      61,754         11,539 5.35
Ft. Saskatchewan & Strathcona        97,794         34,732 2.82
City of Edmonton       740,041       418,864 1.76
Capital Region     1,046,710       528,255 1.98

 TABLE 4.1  POPULATION/EMPLOYMENT RATIOS

The City of Leduc and Leduc 
County are strategically located 
within the Capital Region . . . . 
relative to two of the  primary 
growth drivers . . . Port Alberta 
and the Greater Nisku/Leduc 
Industrial Area. 

is counter-intuiti ve to the growing sustainability trend of people living closer 
to their locati on of employment.  The Capital Region’s forecast would result 
in decreasing sustainability in these two communiti es, reversing the current 
Leduc County and City of Leduc populati on/job balance from 1.39 (for every 
local job there are 1.39 residents) down to 0.87 (for every local job there are 
0.87 residents).

4.3.2 SCENARIO 2:  STRONG GROWTH FORECAST
In reviewing the populati on growth forecasts for communiti es within 
the Capital Region as identi fi ed in  the Capital Region Integrated Growth 
Management Plan, November 2007, it was noted that both Leduc County 
and the City of Leduc anti cipated that their populati on growth rates would be 
higher than what was reported.  Given the strong growth drivers within and 
adjacent to the boundaries of the City of Leduc and Leduc County, combined 
with the growing awareness of the global trends towards increasingly 
sustainable development and the resulti ng closer geographical integrati on 
of housing and work, the Growth Study recommends an alternati ve 
methodology for forecasti ng populati on growth for Leduc County and the 
City of Leduc.

SUSTAINABLE POPULATION/JOB BALANCE
As an alternati ve methodology, the populati on forecasts in this scenario 
are based on a populati on/job rati o of 1.7 and the employment forecasts 
developed in the Capital Region Integrated Growth Management Plan, 
November 2007.  A populati on/job rati o of 1.7 is typical of many citi es in 
Canada, including the Citi es of Calgary and Edmonton.  In most metropolitan 
areas, the populati on/job rati o increases (or the number of local jobs per 
resident decreases) the further away people live from the central city.  For 
example, in 2006 the City of Vancouver had a populati on/job rati o of 1.5, 
while the Greater Vancouver Region as a whole had a populati on/job rati o 
of 2.2.  Nevertheless, this phenomenon is changing as more jobs are moving 
to suburban locati ons.  The growing awareness of the detrimental impacts 
that commuter ti mes are having on the natural and social environments has 
sparked a growing trend toward increasingly sustainable development based 
on principles similar to the Guiding Principles developed by the City of Leduc 
and Leduc County for future development (see Secti on 1.2).

As identi fi ed in Table 4.1, the City of Leduc and Leduc County currently 
have a combined populati on/job rati o of 1.39 (for every local job there are 

The Capital Region Integrated 
Growth Management Plan, 
November 2007, indicates 
that over the next 35 years 
employment is expected to grow 
by nearly 50% in the City of 
Leduc, and by over 280% in 
Leduc County.  
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1.39 residents).  Compared with other sub-areas of the Capital Region and other outlying areas of 
metropolitan regions in general, this is a relati vely low rati o.  The trend toward more sustainable devel-
opment is resulti ng in people tending to live closer to their locati on of employment.  Given the recent 
populati on growth experienced within the City of Leduc, it is highly likely and desirable that Leduc 
County and the City of Leduc will start to experience greater residenti al growth rates that will move 
their populati on/job rati o closer to 1.7.

LEAKAGE FACTOR
In acknowledgement of the current populati on trend within Leduc County and the City of Leduc to 
work within these two communiti es but to live elsewhere, the Scenario 2:  Strong Growth Forecast 
incorporates a leakage factor of 30%, resulti ng in over 41,000 people working in but living outside the 
communiti es of Leduc County and the City of Leduc by 2060.  Although the leakage factor remains 
consistent at 30% over the forecast period, it is anti cipated that in actuality this trend to work in but 
to live outside the communiti es of the City of Leduc and Leduc County will decrease over the forecast 
period as the trend toward sustainability and people wanti ng to live closer to where they work gains 
prominence.

EMPLOYMENT MULTIPLIER FACTOR
In additi on to the employment generated from the key growth drivers, it is also standard practi ce to 
assume a certain amount of employment as a percentage of the populati on.  Over and above the jobs 
identi fi ed in the Capital Region employment forecast, the residenti al populati on creates a variety of 
jobs in the community (i.e., drycleaners, convenience stores, fl ower shops, etc).  Typically this is cal-
culated at 10% of the total populati on.  Scenario 2:  Strong Growth Forecast assumes an employment 
multi plier factor of 10%, resulti ng in an increase of 9,616 jobs and 11,443 people by the end of the 
forecast period in 2060.

EMPLOYMENT GENERATED POPULATION FORECAST
Table 4.2 and Figure 4.3 identi fy the recommended populati on forecast, Scenario 2:  Strong Growth 
Forecast for Leduc County and the City of Leduc out to 2060 calculated using the following methodol-
ogy:

1. Combined employment growth for Leduc County and the City of Leduc, as per the Capital Region 
Infrastructure Review November 2007, is 80,809 jobs by 2060.  Beyond 2041, an annual employ-
ment growth of 1.1% was uti lized (by 2041, the Capital Region esti mates the City of Leduc to 
have an annual employment growth of 0.9%, and Leduc County to have an annual employment 
growth of 1.9%).

2. In the City of Calgary and the City of Edmonton, the populati on/job rati o for 2006 is 1.7 and 1.76 
respecti vely (i.e., for every local job there are 1.7 or 1.76 residents).  Using the Capital Region’s 
employment forecast as a basis for esti mati ng populati on growth, and using the populati on/job 
rati o of 1.7, Leduc County and the City of Leduc could have a combined populati on of 137,376 
by 2060 (80,809 jobs x 1.7).

3. Using a leakage factor of 30%, roughly 41,000 people are esti mated to work in but live outside 
Leduc County and the City of Leduc (137,375 x 30% = 41,212) by 2060.  This would reduce the 
2060 populati on calculated above to 96,163 (137,376 less 41,000).

4. When undertaking populati on forecasts, it is standard to factor in a 10% multi plier eff ect.  Basi-
cally, over and above the jobs identi fi ed, the residenti al populati on creates a variety of jobs in 
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the community (i.e., drycleaners, convenience stores, fl ower shops, 
etc).  Typically this is calculated at 10% of the total populati on.  Based 
on a total populati on of 96,163, this would result in an additi onal 
9,616 jobs and 11,443 people (96,163 x 10%= 9,616 jobs x 1.7 pop/
job rati o = 16,347 people x 70% = 11,443 people).

5. Total 2060 populati on then, would be 11,443 + 96,163 = 107,607.  
Subtracti ng the current populati on of approximately 29,755, the total 
increase over the forecast period 2006-2060, would be an esti mated 
77,852 people (107,607-29,755). 

 FIGURE 4.3  LEDUC COUNTY & CITY OF LEDUC SCENARIO 2:  STRONG GROWTH 
FORECAST TO 2060

 TABLE 4.2  LEDUC COUNTY & CITY OF LEDUC FORECAST METHODOLOGY
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2006 2016 2026 2036 2046 2056 2060
Population (Capital Region employment x 1.7) 65,727 84,864 103,455 117,868 131,494 137,376

less leakage 30% 46,009 59,405 72,419 82,507 92,046 96,163
plus 10% multiplier effect: 5,475 7,069 8,618 9,818 10,953 11,443

increased employment as a result of population (population x 10%) 4,601 5,940 7,242 8,251 9,205 9,616

increased population from new employment (new employment x 1.7) 7,822 10,099 12,311 14,026 15,648 16,348

less leakage on multiplier population (30%) 5,475 7,069 8,618 9,818 10,953 11,443

Total Population 29,755 51,484 66,474 81,036 92,326 102,999 107,607
cumulative increased population 21,729 36,719 51,281 62,571 73,244 77,852

Summary 2006 2016 2026 2036 2046 2056 2060
Population (based on Capital Region employment forecast) 29,755 51,484 66,474 81,036 92,326 102,999 107,607
Employment (as per Capital Region forecast) 21,319 38,663 49,920 60,856 69,334 77,349 80,809
% annual increase in population 1% 7% 3% 2% 1% 1% 1%



JO
IN

T 
SU

ST
AI

NA
BL

E 
GR

OW
TH
 S
TU
DY

[50]

The criti cal factor determining the overall long-term growth depicted in Figure 4.3 is the growth spike 
projected for the decade 2006 to 2016, which forecasts annual growth rates similar to those rates 
experienced within the City of Leduc in the years 2006 and 2007 (see Secti on 2.2).  As discussed in 
Secti ons 2.1 and 3.1, the Capital Region and the Leduc area in parti cular can expect dramati c growth 
spikes and economic volati lity over the 50-year forecast period of this study.  In reality, future growth 
surges may have diff erent characteristi cs than portrayed in Figure 4.3.  Although actual growth spikes 
may occur at diff erent ti mes than forecast here, it is essenti al for the City of Leduc and Leduc County to 
be prepared to adapt to whatever conditi ons may occur.  Secti on 6.2 includes specifi c recommendati ons 
addressing measures that may be taken to enhance adaptability in the face of future uncertainty.  
Broad interpretati on of this “Strong Growth Forecast” will serve both municipaliti es well in achieving 
their joint vision of a sustainable future.

4.4 LAND REQUIREMENTS

4.4.1 ASSUMPTIONS
In order to identi fy the amount of land required to accommodate forecasted future growth, certain 
assumpti ons have been made about the form and type of future development.  These assumpti ons are 
identi fi ed in Table 4.3.  In general, these assumpti ons are based on directi on from the Leduc County 
– City of Leduc Steering Committ ee, current MDP policies, typical standards of service provision in 
other urban centres, and judgements about Leduc County and the City of Leduc’s ability to att ract 
non-residenti al land uses within a competi ti ve regional market.

RESIDENTIAL ASSUMPTIONS
Specifi cally, the residenti al density assumpti on of 6 upgda was a decision made by the Leduc County 
– City of Leduc Steering Committ ee based on an analysis of existi ng and approved developments 
within Alberta, as identi fed in Table 4.4. That analysis supports the general consensus of the Steering 

 TABLE 4.3  LEDUC COUNTY & CITY OF LEDUC ASSUMPTIONS FOR LAND REQUIREMENTS 2008-2060
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Committ ee that, in keeping with the global trend toward sustainability, future 
development should be more compact and effi  cient than currently exists in 
the Leduc area.  This residenti al density can be achieved through a variety of 
means, such as infi ll, redevelopment, and clustering, and through a variety 
of housing types, such as duplexes, fourplexes, townhouses, and apartment 
buildings (both low-rise and high-rise).  Higher residenti al densiti es do not 
necessarily imply higher densiti es throughout a community.  Strategically 
located residenti al and mixed-use development at higher densiti es can 
maximize infrastructure effi  ciencies and sustainability while at the same 
ti me leaving room for more traditi onal lower densiti es elsewhere in the 
community.

INDUSTRIAL/COMMERCIAL ASSUMPTIONS
The industrial/commercial assumpti on of 70 acres per 1,000 persons of new 
growth refl ects a fairly aggressive consumpti on of land, but is appropriate 
given the considerable growth potenti al over the forecast period of Port 
Alberta and the Greater Nisku/Leduc Industrial Area.  In additi on, the types 

 TABLE 4.4  LEDUC COUNTY & CITY OF LEDUC ESTIMATED DENSITIES OF 
EXISTING AND APPROVED URBAN COMMUNITIES IN ALBERTA

In keeping with the global 
trend toward sustainability, 
future development should be 
more compact and effi cient 
than currently exists in the 
Leduc area. 

The methods driving the Growth 
Study . . . are rooted in strong 
technical analysis, whereby 
population growth is directly 
correlated to the key growth 
drivers and anticipated future 
employment, and that growth 
management trends, policies, 
practices, and development 
approvals will evolve to 
encourage and support a 
growing residential population 
and a thriving business 
community.  

Gross
Developable
Area (acres)

# Dwelling
Units

Gross
Dwelling

Units/Acre

City of Leduc
Bridgeport 450 1,939 4.3

Suntree 147 838 5.7
Southfork 487 2,397 4.9

Leduc County

Saunders Lake 1,357 2,998 2.2

City of Edmonton
Windermere 4,026 21,213 5.3

Heritage Valley (low density) 3,848 19,502 5.1

Heritage Valley (high density) 3,848 24,574 6.4

Strathcona
Emerald Hills 175 1,262 7.2

City of St. Albert
Riel South (Beaverbrook) 113 703 6.2

City of Calgary

Mahogany* 1,300 9,100 7.0

*from Mahogany Community Plan, not ASP.  Estimated number of dwelling units 
based on minimum required residential density of 7.0 units per acre as outlined in 
Mahogany Community Plan.

Area Structure Plan
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of industrial, warehouse, and distributi on businesses that are expected to drive future growth in the 
Leduc area are generally more land extensive than other commercial or industrial uses.

4.4.2 TOTAL LAND REQUIREMENTS
Table 4.5 Summary of Land Requirements to 2060 identi fi es the amount of land that would be required 
within Leduc County and the City of Leduc based on populati on growth in Scenario 2: Strong Growth 
Scenario.  Applying this study’s factors and assumpti ons to Scenario 2, the total amount of land required 
to accommodate the projected 50 year populati on growth in Leduc County and the City of Leduc would 
be  80 quarter-secti ons of land.  This total land requirement is equivalent to approximately 164 acres 
per 1,000 persons populati on growth.  This land forecast assumes that future growth will provide 
higher density development and more effi  cient land use patt erns, in keeping with the growing trend 
toward increasingly sustainable development.  Secti on 5.0 includes a proposed geographic distributi on 
of the major land uses addressed in Table 4.5.

 TABLE 4.5  LEDUC COUNTY & CITY OF LEDUC ESTIMATED SUMMARY OF 
LAND REQUIREMENTS TO 2060

30 Year 40 Year 50 Year

2006 2016 2016 2026 2026 2036 Total 2036 2046 Total 2046 2060 Total

Total Population 51,484 66,474 81,036 81,036 92,326 92,326 107,607 107,607

Population Growth 21,729 14,990 14,562 51,281 11,290 62,571 15,281 77,852

Cumulative Total 21,729 36,719 51,281 51,281 62,571 62,571 77,852 77,852

New Household / Units (at 2.5 ppu)1 8,692 5,996 5,825 20,512 4,516 25,028 6,112 31,141

Land Requirements

Residential Acres (at 6 upgda)2 1,449 999 971 3,419 753 4,171 1,019 5,190

Cumulative Total (acres) 1,449 2,448 3,419 3,419 4,171 4,171 5,190 5,190

Commercial/Industrial Acres (70 ac/1000)3 1,521 1,049 1,019 3,590 790 4,380 1,070 5,450

Cumulative Total (acres) 1,521 2,570 3,590 3,590 4,380 4,380 5,450 5,450

Subtotal 2,970 2,049 1,990 7,008 1,543 8,551 2,088 10,640

Cumulative Total (acres) 2,970 5,018 7,008 7,008 8,551 8,551 10,640 10,640

Other Land Uses (at 20%)4 594 410 398 1,402 309 1,710 418 2,128

Cumulative Total (Acres) 594 1,004 1,402 1,402 1,710 1,710 2,128 2,128

Total Land Requirement (Cumulative) 3,564 6,022 8,410 8,410 10,262 10,262 12,768 12,768

Acres per 1,000 population growth 164 164 164 164 164 164 164 164

Cumulative Acres Required

Residential 1,746 2,950 4,120 4,120 5,027 5,027 6,254 6,254

Commercial/Industrial 1,818 3,072 4,291 4,291 5,235 5,235 6,514 6,514

Cumulative Quarter Sections Required

Residential 11 18 26 26 31 31 39 39

Commercial/Industrial 11 19 27 27 33 33 41 41

1 Average persons per unit
2 As determined by the Leduc County & City of Leduc Joint Growth Study & Intermunicipal Development Plan Steering Committee
3 Growth Forecast and Land Requirements Discussion Paper, Armin A. Preiksaitis & Associates 2008
4 Other Land Uses are split equally between residential and commercial/industrial areas

Amounts in this table are rounded up or down to the nearest whole number
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4.4.3 RESIDENTIAL LAND REQUIREMENTS
By the end of the 30 year period in 2036, Leduc County and the City of Leduc 
will require 26 quarter-secti ons of residenti al land.  By the end of the 40 year 
period in 2046, the City of Leduc and Leduc County will require an additi onal 
5 quarter-secti ons of residenti al land, and by the end of the 50 year period 
in 2060, they will require a further 8 quarter-secti ons of residenti al land.  
Overall, in the fi ft y-year period out to 2060, Leduc County and the City of 
Leduc will require a total of 39 quarter-secti ons of land to accommodate 
residenti al growth.

4.4.4 COMMERCIAL / INDUSTRIAL LAND REQUIREMENTS 
By the end of the 30 year period in 2036, the City of Leduc and Leduc County 
will require 27 quarter-secti ons of commercial/industrial land.  By the end of 
the 40 year period in 2046, Leduc County and the City of Leduc will require 
an additi onal 6 quarter-secti ons of commercial/industrial land, and by the 
end of the 50 year period in 2060, they will require a further 8 quarter-
secti ons of commercial/industrial land.  Overall, in the fi ft y-year period out 
to 2060, the City of Leduc and Leduc County will require 41 quarter-secti ons 
of land to accommodate commercial/industrial growth.

This land forecast assumes 
that future growth will provide 
higher density development and 
more effi cient land use patterns, 
in keeping with the growing 
trend toward increasingly 
sustainable development. 
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RECOMMENDED GROWTH 
STRATEGY

{section fi ve}
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5.1 LAND USE

An analysis of approved land use policy and vacant land was undertaken to determine potenti al 
locati ons for future growth in Leduc County and the City of Leduc.  Figure 5.1 identi fi es generalized 
existi ng land use policy for Leduc County and the City of Leduc based on approved Area Structure Plans 
and the City of Leduc’s Municipal Development Plan.

5.2 DEVELOPMENT CONSTRAINTS

A wide range of factors may constrain development potenti al, including environmental conditi ons, 
legislati ve requirements, infrastructure, existi ng land uses, and development patt erns.  The Growth 
Study takes into account environmental conditi ons such as the lakes and creeks in the study area.  
In additi on to those water courses and water bodies, Figure 3.1 shows conceptual riparian areas 
surrounding creeks and lakes.  Those riparian areas are not intended to illustrate any existi ng or 
proposed legislati ve requirements for the protecti on of land.  Rather, they are meant to illustrate 
opportuniti es for the creati on of open space and for the protecti on of water quality.  Since such natural 
areas can and should be integrated with future development, they have been taken into account in 
projecti ng future land uses in Figure 5.2.

Other development constraints include the restricti ons imposed by the Airport Vicinity Protecti on 
Area (AVPA) Regulati on and associated Noise Exposure Forecast (NEF) contours promulgated under 
the Alberta Municipal Government Act.  Those restricti ons address the types of land uses that can and 
cannot be developed within certain areas.  For example, new residenti al uses cannot be developed 
within the NEF 30 contour.  The AVPA also sti pulates certain restricti ons on building heights, materials, 
and orientati on of structures that may interfere with airport operati ons.

Good quality agricultural land is also considered a development constraint for the purposes of the 
Growth Study.  Although development on good agricultural land cannot be completely avoided, the 
growth projected in Figure 5.2 has generally been directed away from the bett er agricultural land to 
the west of the Edmonton Internati onal Airport.

Major infrastructure such as highways, railways, electric power faciliti es, oil and gas faciliti es, and 
landfi lls may also constrain development due to the negati ve impacts they can cause (e.g., noise or 
odour).  In some cases, development setbacks to miti gate such impacts are required by provincial 
legislati on (e.g., around landfi ll sites) or by municipal bylaws.  These constraints have been taken into 
account in the growth study.

It is neither practi cal nor desirable to show on one map all of the development constraints that this 
study has taken into considerati on.  Nonetheless, Figure 3.1 and all of the Figures in Secti on 5.0 can 
be examined and compared to gain a bett er understanding of the development constraints and 
opportuniti es that will aff ect growth in the Leduc area.
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5.3 POTENTIAL GROWTH AREAS

Figure 5.2 shows the recommended strategy for the Growth Study area to 
accommodate the anti cipated strong growth over the next 50 years.  As 
noted in Secti on 2.1, the Capital Region Integrated Growth Management 
Plan (CRIGMP) has forecast a signifi cant amount of employment within the 
Growth Study area.  This strong growth scenario has been derived using 
an employment based populati on forecast method, which is described in 
Secti on 3.1.  Thus residenti al populati on in the Leduc area is expected to 
grow as a functi on of the anti cipated amount of employment growth.  The 
methods driving the Growth Study therefore are rooted in a strong technical 
analysis, whereby populati on growth is directly correlated to the key growth 
drivers and anti cipated future employment, and that growth management 
trends, policies, practi ces, and development approvals will evolve to 
encourage and support a growing residenti al populati on and a thriving 
business community.  

PHYSICAL PLANNING, SUSTAINABILITY, AND SMART GROWTH PRINCIPLES
The determinati on of the preferred growth strategy has been based 
upon evaluati on of technical criteria and intermunicipal deliberati on 
among Steering Committ ee members and administrati ve staff  from both 
municipaliti es.  The technical criteria used to evaluate growth opti ons have 
been derived from traditi onal physical planning considerati ons as well as the 
Sustainability Pillars and Smart Growth Principles listed under Secti on 1.2.

This Growth Strategy promotes the protecti on of natural areas and agriculture 
by directi ng growth away from the bett er agricultural lands and creeks that 
are located to the west of Edmonton Internati onal Airport.  Environmental 
stewardship is supported by providing for passive recreati onal opportuniti es 
at the regional level and access to the natural areas between the City of Leduc 
and Saunders Lake.  Access to existi ng and future infrastructure is taken into 
account by directi ng growth toward major transportati on corridors such as QE 
II Highway and Highways 2A, 19, and 39.  Effi  cient uti lizati on of infrastructure 
is promoted through placement of more intensive mixed-use areas where 
future LRT and high-speed rail alignments are anti cipated.  Compact and 
conti guous development patt erns, rather than ineffi  cient leapfrog or 
sprawling development along linear corridors, have been incorporated into 
the overall form of this growth scenario.

Incompati ble land uses have been avoided, while complementary land uses 
have been placed close together.   For example, industrial land uses have 
been concentrated to create business synergies and to miti gate potenti al 
impacts of industrial development on other land uses.  Also, land uses such 
as commercial and residenti al development have been mixed in strategic 
locati ons to achieve a greater balance of employment with residenti al 
populati on, to make more effi  cient use of infrastructure, and to create more 
vibrant communiti es.

The total amount of land 
required to accommodate the 
projected 50 year population 
growth in Leduc County and 
the City of Leduc would be 80 
quarter-sections of land.  
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The development of signifi cant residenti al areas close to employment will help the residenti al populati on 
to capitalize on local employment opportuniti es, which will enhance economic development and 
sustain local business viability in the Leduc area.  Various transportati on opti ons are anti cipated and 
the intensive land uses and development patt erns necessary to sustain access to such transportati on 
opti ons have been provided in strategic locati ons.  This linkage of land use and infrastructure planning 
is intended to ensure integrated, cost-eff ecti ve and energy effi  cient infrastructure.

The economic development potenti al of this Growth Strategy cannot be overstated.  The creati on of 
vibrant residenti al communiti es in the City of Leduc and Leduc County, including truly urban places 
in the proposed “Town Centres” discussed below, will in turn att ract a more complete range of 
businesses and residents alike.  Complete communiti es off ering the full array of ameniti es, employment 
opportuniti es, and housing choices are the essence of sustainability.

INDUSTRIAL
50-year growth within Leduc County and the City of Leduc will require approximately 41 quarter-
secti ons for industrial/commercial development.  Given the strong economic growth potenti al of Port 
Alberta in the future, much of the recommended industrial and commercial growth areas are situated 
close to or adjacent to the Airport and Port Alberta lands.  As noted in Figure 5.2, the recommended 
industrial and commercial growth areas are located both north and south of the Edmonton Internati onal 
Airport.  Similarly, recommended industrial growth areas are located to the south of the Greater Nisku/
Leduc Industrial Area, providing for an extension of this industrial area into the City of Leduc and 
beyond.  This parti cular industrial and commercial growth area also falls within the Noise Exposure 
Forecast contour (NEF 30), where the Alberta Edmonton Internati onal Airport Vicinity Protecti on Area 
Regulati on (AVPA) prohibits residenti al development.

RESIDENTIAL
Lands to accommodate the increased demand for residenti al development, which will be a result of 
the anti cipated strong growth in employment, are located mainly to the west of Saunders Lake and 
to the south of the City of Leduc.  Some residenti al growth is also projected northeast of the Airport 
within the proposed East Vistas ASP.  At an overall density of 6 dwelling units per gross developable 
acre, 50-year residenti al growth in Leduc County and the City of Leduc will require a total of 39 quarter-
secti ons of land.

MIXED LAND USE
Two types of mixed land use are contemplated in this growth scenario.  Higher density residenti al, 
commercial, and retail uses have been integrated at strategic “Town Centre” locati ons where future 
LRT or high-speed rail services are anti cipated.  Two major Town Centres are located immediately to 
the south and to the west of the City of Leduc, where future rapid transit (Bus Rapid Transit [BRT] or 
Light Rail Transit [LRT]) service may be expected.  Other mixed residenti al and commercial land use 
areas, such as the lands between Nisku and Saunders Lake, are intended to serve as buff ers between 
industrial development and residenti al communiti es.

The second type of mixed-use area blends light industrial and commercial (retail or offi  ce) employment 
uses in business park setti  ngs.  Those mixed industrial and commercial land use areas would be located 
to the north of Edmonton Internati onal Airport.
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5.4 UTILITY SERVICING

The existi ng potable water service, sanitary sewer service, and storm 
water management faciliti es in the study area have suffi  cient capacity to 
accommodate all infi ll development within the study area and any new 
development of the undeveloped lands within the City boundaries (Figure 
5.3).  Servicing of new development areas located south of the existi ng City 
boundaries will require the development of new faciliti es and infrastructure 
(Figure 5.4). To ensure maximum benefi t of all new servicing faciliti es, a 
conti ngency for oversizing should be planned during the preliminary stages 
of new development.  This will allow for growth into the areas identi fi ed for 
development beyond 2060 without incurring additi onal costs.

5.4.1 WATER
Water for the City of Leduc and Leduc County is supplied by EPCOR through 
the Capital Region Southwest Water Services Commission (CRSWSC).  
Although no immediate improvements are required to water faciliti es in 
either municipality, long term growth will require:

• upgrades to the CRSWSC boundary pump stati on
• twinning of the transmission line from the pump stati on to the airport 

reservoir
• upgrades to the airport reservoir
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Along with these upgrades, additi onal storage capacity within the City of Leduc will be required to 
accommodate growth in the area.  The existi ng municipal water system within the study boundaries 
(Figure 5.3) will need to be supplemented with the development of additi onal new reservoirs and 
water transmission lines (Figure 5.4).

5.4.2 WASTEWATER
All wastewater service within the study boundaries is provided by the Alberta Capital Region Wastewater 
Commission (ACRWC).  There are no existi ng ACRWC storage faciliti es or pump stati ons within the study 
area.  To accommodate the increased demand associated with projected growth and development, 
new pump stati ons, storage sites, and municipal transmission lines will need to be developed.  One of 
the proposed pump stati ons located west of the City of Leduc may be used in connecti on with a future 
ACRWC transmission line, which would provide wastewater service to the Town of Calmar (Figure 
5.4).

5.4.3 STORMWATER
In order to improve water quality and to control 
runoff  from future development, stormwater 
management faciliti es (wetlands or wet ponds) 
should be incorporated in the initi al planning stages 
for new growth areas.  These are typically constructed 
by developers when local areas are developed.  In 
order to minimize the number of small stormwater 
management faciliti es, it is recommended that larger 
development areas be examined at the preliminary 
planning stages.
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5.5 TRANSPORTATION

The City of Leduc, Leduc County, and the other neighbouring municipaliti es 
are presently serviced by a number of highways under the jurisdicti on of 
Alberta Transportati on.  These include the QE II Highway, Highway 2A, 
Highway 19, Highway 39, and Highway 625.  The capacity of these roadways 
is considered adequate for the existi ng needs of the region, but further 
growth will necessitate upgrades and additi onal faciliti es.

Alberta Transportati on is examining preliminary opti ons for two major 
elements in the regional highway network: a future highway west of the 
Edmonton Internati onal Airport and the Edmonton Regional Ring Road, 
which will be located between the City of Edmonton and the Edmonton 
Internati onal Airport.  The Edmonton Regional Ring Road may also include 
a future uti lity corridor to accommodate major linear infrastructure 
of regional signifi cance.  It is important to note that the source for the 
projected alignment of the Edmonton Regional Ring Road shown in Figure 
5.6 is the November 2007 Capital Region Integrated Growth Management 
Plan (CRIGMP), rather than Alberta Transportati on.

Additi onal plans are being developed for improvements to other porti ons of 
the existi ng highway network within the study area.  For example, Alberta 
Transportati on expects to initi ate a study in consultati on with the Town of 
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Beaumont for a north-south bypass around the east side of Beaumont.  Likely to be developed as a 
major roadway in the long term, that bypass would link 17th Street with Highway 814 to the south, 
ulti mately connecti ng to the QE II Highway.

Future roadways designed to accommodate inter-regional travel should be protected as limited access 
faciliti es. This will ensure that the roadways functi on at the level designed.  In most cases, rights-of-way 
to accommodate up to 8 lanes of traffi  c on the future roadways will need to be protected. Roadway 
planning within all new developments and communiti es will need to ensure that adequate traffi  c 
fl ow, emergency access, and pedestrian accommodati on can be provided between new and existi ng 
development areas, given the limited available access to the adjacent highway network.  It is important 
to note that the alignments and interchange locati ons shown in Figures 5.5 and 5.6 will be subject to 
functi onal transportati on studies to be conducted under the auspices of Alberta Transportati on.  For 
example, the QE II Highway Phase 2 study is expected to resolve issues such as interchange locati ons 
and designs along the QE II Highway at Highway 19 and 65th Avenue within the City of Leduc.

The existi ng Multi way trail system in the City of Leduc provides a transportati on network for non-
motorized transportati on.  This environmentally friendly opti on should be expanded into all new 
development areas.  Future trail expansion will need to be planned in conjuncti on with the development 
of the road and greenway network.  This will ensure effi  ciencies in labour, materials, energy, and costs.  
Moreover, it will enhance the safety, security, and use of the trail network.

Future expansion of the Edmonton LRT system to the airport, and possibly to the City of Leduc, will 
present opportuniti es for an expanded regional public transit system.  There is a demonstrable need 
for alternati ves to commuter travel by private automobile, parti cularly between the City of Leduc, 
Leduc County, and employment centres such as the Greater Nisku/Leduc Industrial Area, Port Alberta, 
the Edmonton Internati onal Airport, and the City of Edmonton.  To maximize the benefi ts of a public 
transit system, transit centres and transit desti nati ons should be considered in the planning of 
new developments.  This is especially important with the development of mixed used residenti al/
commercial centres.
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GROWTH STUDY REVIEW-
FURTHER POLICY REVIEW

{section six}
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6.1 INTERMUNICIPAL DEVELOPMENT PLAN

In accordance with the requirements of the Alberta Municipal Government Act (MGA), the City of 
Leduc and Leduc County intend to adopt a new Intermunicipal Development Plan (IDP).  Although the 
MGA does not require the preparati on of a growth study prior to the adopti on of an IDP, these two 
municipaliti es have determined that the Growth Study will form the basis for the joint preparati on, 
policy formulati on, negoti ati on, and adopti on of an IDP.

In parti cular, it is anti cipated the IDP will be prepared in accordance with the Guiding Principles and 
Sustainability Pillars described in Secti on 1.2 of the Growth Study.  The Leduc County – City of Leduc 
Steering Committ ee intends to go beyond the minimum requirements of the MGA by producing an IDP 
that will address a wide range of intermunicipal matt ers.  Based on the recogniti on that sustainable 
development requires planning that reaches across municipal boundaries, Leduc County and the City 
of Leduc see this new IDP as an important stage in their ongoing progress toward sustainability.  Work 
on the new IDP has been scheduled to commence immediately upon approval by both Councils of the 
Growth Study.  As set forth in the Terms of Reference for the Leduc County – City of Leduc Steering 
Committ ee, it is expected that both Councils will be able to consider approval of the new IDP in early 
2009.

6.2 GROWTH STUDY REVIEW

The Alberta Municipal Government Act requires that an IDP “must include a procedure to be used, by 
one or more municipaliti es, to amend or repeal the plan.”  It is anti cipated that the IDP to be prepared 
by Leduc County and the City of Leduc will include not only provisions for IDP amendments but also 
policies and procedures that maintain the IDP as a “living document”.  One of those IDP provisions 
should be to conduct reviews, when appropriate, of the Growth Study.

One important challenge in long-range planning is that plans and planning studies must not be 
neglected or allowed to “stay on the shelf”.  New approaches that have emerged from the fi eld of 
sustainability planning have led to the propositi on of serious methods to deal with this challenge.  
Such methods include the development of indicators for measuring the achievement of objecti ves, 
ongoing monitoring, periodic policy review, and the use of “triggers” (conditi ons or events) that would 
warrant the review of a policy, plan, or study.  This latt er method oft en forms the basis of an emerging 
fi eld known as scenario planning.  Although the Growth Study is not a statutory municipal policy 
planning document, it would be useful for both municipaliti es to review its fi ndings, parti cularly if 
conditi ons change or if unforeseen events occur.

Even though the IDP will likely include provisions for the review of the Growth Study, certain conditi ons 
or events may trigger the need for separate review of this document.  Such conditi ons or events would 
include:

• signifi cantly new or unexpected development in the Capital Region or the Leduc area, either 
through private investment or public expenditure on infrastrucure (e.g., major transportati on 
infrastructure)

• unforeseen economic shocks or volati lity, in the form of either extreme growth or recession 
(regional, nati onal, or global)
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• dramati c changes in energy producti on or consumpti on, including the 
development and use of alternati ve energy sources

• technological advances that may aff ect land development, 
employment, industry, communicati ons, housing, or transportati on

• changes in transportati on behaviour as a result of any of the above
• major changes in Provincial legislati on governing municipaliti es or 

land use planning
• major reorganizati on of local government at the Provincial or regional 

level, including major adjustments to municipal territories

Secti ons 3.1.1 and 4.3.2 refer to the need for both municipaliti es to be 
adaptable in the face of unforeseen situati ons.  As recent events have 
shown, future uncertainty should be taken into account in the preparati on 
and implementati on of plans.  Thus the list above does not address specifi c 
targets or measurable conditi ons.  What this list does is suggest that certain 
events or conditi ons must be seen not as insurmountable challenges but 
rather as opportuniti es to refl ect on previous plans, take stock of current 
aff airs, and invent new ways of creati ng communiti es that do not necessarily 
rely on old practi ces.

6.3 RECOMMENDED FURTHER ACTION

The possible benefi ts of recommending certain acti ons have come 
to light through the preparati on of the Growth Study.  Some of these 
recommendati ons are addressed in the body of this document, while the 
benefi ts of other recommendati ons have become apparent upon completi on 
of this study.  Many of these recommended actons may be addressed in the 
anti cipated IDP, whereas others may require acti on independent of the IDP 
preparati on, approval, and implementati on.  These recommendati ons are 
grouped according to categories of regional concern, intermunicipal concern 
between Leduc County and the City of Leduc, and individual municipal 
concern.

REGIONAL

1. Capital Region Board (CRB) and Capital Region Growth Plan
Leduc County and the City of Leduc have been acti ve parti cipants in 
the Provincial and regional processes that have led to the creati on of 
the Capital Region Board (CRB). Both municipaliti es are also expected 
to fully and jointly parti cipate in the preparati on of the Capital Region 
Growth Plan.  Full parti cipati on in the CRB will give both municipaliti es 
greater access to informati on, experti se, resources, and a higher 
profi le in the region (see Recommendati on 4 below).  The City of 
Leduc and Leduc County are strongly encouraged to maintain their 
robust parti cipati on in the CRB and in the preparati on of the Capital 
Region Growth Plan.

This innovative Growth 
Study will form the basis for 
a comprehensive long-range 
Intermunicipal Development Plan 
that will incorporate sustainability 
principles. 
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2. Sustainability Planning
Both municipaliti es have become involved in sustainability initi ati ves, including their support for 
sustainability approaches taken in this study.  It is quite possible that the proposed IDP will take 
on the form and role of an intermunicipal sustainability plan.  Leduc County and the City of Leduc 
are urged to engage in further discussions with surrounding municipaliti es and agencies such as 

Alberta Transportation 
and the Edmonton 
Internati onal Airport 
Authority on the potential 
for collaboration on multi-
jurisdictional sustainability 
projects, including 
sustainability planning.  As 
relatively new policy and 
implementation tools for 
municipalities to set long-
term visions and to establish 
mult i -stakeholder 
commitments  to 
acti ons in the short, 
medium, and long 
terms, sustainability 
p lans  are  most 
eff ecti ve when they 
transcend municipal 

boundaries.  The City of Leduc and Leduc County would benefi t from further collaborati on with 
their municipal neighbours and other stakeholders in the preparati on of a multi -jurisdicti onal 
sustainability plan.

3. Regional Public Transit Planning
A number of public transit initi ati ves are underway in the Capital Region, including an LRT 
Corridor Study for the area south of the City of Edmonton.  Leduc County and the City of Leduc 
are strongly encouraged to fully and jointly parti cipate in the preparati on of that LRT Corridor 
Study and other initi ati ves addressing the future provision of public transit within the Capital 
Region.  Those public transit plans and studies should consider the integrati on of land use and 
transportati on as well as specifi c infrastructure planning related to future LRT service.

INTERMUNICIPAL

4. Communicati ons Strategy
One of the key fi ndings of the Growth Study is that Leduc County and the City of Leduc have 
recently undertaken a number of progressive land use policy, growth management, economic 
development, and community engagement initi ati ves.  It is important for these two municipaliti es 
to acknowledge, publicize, and celebrate these accomplishments.  Full parti cipati on in the 
Capital Region Board will achieve signifi cant strategic benefi ts, one of which would be to att ain 
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a higher profi le in the region (see Recommendati on 1).  Both Councils are 
strongly encouraged to adopt a joint communicati ons strategy to promote 
the progressive initi ati ves being undertaken by the City of Leduc and Leduc 
County.

5. Integrati on of Land Use and Infrastructure
Both municipaliti es have regularly engaged in very thorough reviews of 
engineering standards and levels of uti lity and transportati on services 
within their jurisdicti ons.  Leduc County and the City of Leduc have already 
engaged in several joint studies and planning exercises, including the Growth 
Study.  This joint planning can be strengthened by initi ati ves that integrate 
land use planning and infrastructure planning.  Further intermunicipal 
cooperati on and integrati on of land use planning with engineering, servicing, 
transportati on, and uti liti es studies should help both municipaliti es achieve 
greater effi  ciencies and provide bett er services to their residents and 
businesses.

6. Transportati on Master Planning
The County and the City have both been updati ng their Transportati on 
Master Plans.  These long-range transportati on plans would benefi t 
signifi cantly from enhanced informati on sharing and joint intermunicipal 
planning in collaborati on with Alberta Transportati on.

7. Joint Uti liti es Master 
Planning
As  with Transportati on 
Master Plans, both 
municipaliti es prepare and 
update master plans for 
uti liti y infrastructure such 
as water and sanitary 
sewer services.  Joint 
intermunicipal planning 
and collaborati on in the 
provision and operati on of 
municipal uti lity systems 
would help both the City 
and the County to achieve 
greater effi  ciencies and 
provide bett er services 
to their residents and 
businesses.
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8. Fiscal Sustainability and Jointly Managing the Costs of Growth
The City of Leduc and Leduc County each use fi scal and growth management tools such as off -site 
development levies to ensure that the costs of growth are fairly allocated amongst benefi tti  ng 
developers, landowners, residents, businesses, service providers, and the municipaliti es 
themselves.  The County and City are urged to investi gate opportuniti es for cooperati on in the 
establishment of joint cost recovery mechanisms to ensure that future development will “pay its 
own way” and achieve fi scal as well as environmental sustainability.

9. Collaborati on with Edmonton Internati onal Airport
The plans for the expansion of faciliti es and capacity at Edmonton Internati onal Airport, 
including the development of a new runway and the proposed master plan for Port Alberta, 
will have siginifi cant impacts on long-range planning for the City of Leduc and Leduc County.  
Both municipaliti es are strongly encouraged to work with the Edmonton Internati onal Airport to 
coordinate planning at all levels in order to maximize the potenti al that future development will 
bring to the County, the City, and the Airport.

10. Greenways, Riparian Areas, Trails, Multi ways, Parks, and Recreati on Plans
Parti cular secti ons of the Growth Study refer to natural areas, regional pathways, and open space 
systems.  The IDP will most certainly address these important environmental and recreati onal 
ameniti es.  It is recommended that planning for these elements of the shared natural resources 
of both municipaliti es become a high priority in the IDP.

11. Joint Review of Saunders Lake ASP
Secti on 2.4 notes that the residenti al densiti es proposed in the Saunders Lake ASP are signifi cantly 
lower than the overall 6 dwelling units per gross developable acre (upgda) assumed for future 
development in the growth study.  The environmental and recreati onal value of the lands 

between the City of 
Leduc and Saunders Lake 
may support protecti on 
of signifi cant areas for 
open space.  Although 
considerably higher 
residenti al densiti es may 
not be appropriate within 
this area, it may sustain 
higher densiti es than are 
currently contemplated 
by the Saunders Lake ASP.  
Although the IDP process 
will likely address the 
Saunders Lake ASP, more 
detailed intermunicipal 
review of this ASP may 
not be possible during 
preparati on of the IDP.  
Thus it is recommended 
that the County and City 
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undertake a joint intermunicipal review of the policies of the Saunders 
Lake ASP, parti cularly as they address sustainability, residenti al 
densiti es, clustering of residenti al development, and long-term 
potenti al for redevelopment or infi ll development.

MUNICIPAL

12. Municipal Development Plans
In order to achieve policy alignment with initi ati ves from both the 
Capital Region Board and the proposed IDP, both municipaliti es may 
determine that the review of their current Municipal Development 
Plans would be appropriate.  It is acknowledged that a new City of 
Leduc MDP was adopted in 2005 and the Leduc County MDP was most 
recently amended in 2004.  Accordingly, comprehensive MDP reviews 
may not be appropriate at this ti me.  Nonetheless, amendments may 
be considered for both MDPs to refl ect the outcomes of the Growth 
Study, the subsequent IDP, the expected Capital Region Growth 
Plan, and any sustainability initi ati ves that either municipality may 
contemplate undertaking.

13. Land Use Bylaws
Upon completi on of the IDP and other policy planning or growth 
management projects that either municipality may be considering, 
the City of Leduc or Leduc County may determine that amendments 
to their respecti ve Land Use Bylaws may be appropriate.  As with the 
two MDPs, it is acknowledged that a new Leduc County Land Use 
Bylaw has just been adopted and the City of Leduc Land Use Bylaw 
has recently been amended.  Nevertheless, certain policy directi ons 
resulti ng from the growth study, the IDP, the Capital Region Growth 
Plan, sustainability initi ati ves, or MDP amendments may create the 
need to review relevant secti ons in either Land Use Bylaw.

14. County Reviews with City of Edmonton and Town of Beaumont
Another observati on presented in Secti on 2.4 is that considerable 
porti ons of the North Major ASP fall outside the potenti al growth areas 
of the Growth Study, but may be subject to development infl uences in 
relati on to other municipaliti es such as the City of Edmonton and the 
Town of Beaumont.  It is strongly recommended that Leduc County 
consider joint intermunicipal reviews of the plans and policies that it 
has already approved with both the City of Edmonton and the Town 
of Beaumont.




