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• 57 
• 57º north – more 

than halfway to the 
North Pole and 
Santa`s workshop. 

• 435 km northeast 
of Edmonton. 

 Calgary 

Edmonton 

Fort McMurray 

WHY WOOD BUFFALO? 



THIRD LARGEST GLOBAL OIL RESERVE 

Presenter
Presentation Notes
We all know why we’re here – Alberta has the third largest proven oil reserves in the world.  And of the top 12 oil producing regions, it represents the only free market open to private sector involvement in the world. 



ATHABASCA OIL SANDS 
LEASE AREA 

The oil sands industry is 
responsible for 48 per cent of the 
region’s employment and 96 per 
cent of investment. 



ECONOMIC IMPACT OF OIL SANDS 
DEVELOPMENT TO 2030 

GDP impact of oil sands investment and operations is 
estimated to be over $1.9 trillion in Alberta alone. 

CANADA 
 

$2,106 billion 
905,000 jobs 

USA 
 

$521 billion 
465,000 jobs 
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OIL SANDS BY THE NUMBERS 
Overview 

Status Number of 
Projects  

Number of 
Phases Capacity (bpd) 

Construction 
Workforce Total 
(person Years) 

Operational 
Workforce per Year 

(person years) 

Operating 15 26 1,706,590 60,125 13,010 

Under 
Construction 10 10 479,150 11,578 1,408 

Approved 19 37 2,401,009 83,924 11,219 

Application 25 39 1,635,200 69,082 8,071 

Announced 22 35 1,762,000 55,147 6,930 

Total 91 147 7,983,949 279,856 40,638 

Future Growth 66 111 5,798,209 208,153 26,220 
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THE “BITUMEN BUBBLE” 

Source:  RBC – Macroeconomic impact of the WCS/WTI/Brent crude 
price differentials  



• Some analysts estimate that the 
oil sands account for nearly 10 
percent of Canadian GDP. 

• $64B – equivalent to ¼ the TSX – 
is spent  in WB annually. 

• Employment extends coast-to-
coast. 

• Manufacturing focused in central 
Canada. 

• A national unity project? 
 

Calgary 

Edmonton 

Fort McMurray 

NATIONAL ECONOMIC ENGINE 



 

MUNICIPAL STANCE ON OIL SANDS 

• Not opposed to oil sands development. 

• Development must be environmentally responsible. 

• Development must consider all people living in this 
region. 



POPULATION 
HISTORIC POPULATION AND OIL SANDS PRODUCTION 
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Historical Production Historical Population

2012 Municipal Census 
119,000 residents; 
tripled since 1997 

Presenter
Presentation Notes
MICHAEL In 1996, the RM had a population of 36,000.  In 2000, there were 43,000 residents.  Today in 2012, including camp accommodations, it is around 120,000.  From 2000 to 2010, the YMM’s population more than doubled with an annual growth rate of 7.24%.  By contrast, Calgary has grown at 2.6%, Edmonton at 1.9%, Red Deer at 3.2%, Lethbridge at 2.3%, the Province of Alberta overall at 2.1% and Canada at only 1.1%.  Our growth rate, driven entirely by increases in oil sands production, is more than three times the provincial average and nearly seven times the national average.  In all that time, however, and despite those statistics, our ability to grow has been constrained by a lack of land.  FMM is the frustrated  hole in an enormous Crown land donut and GoA has not responded quickly enough to the growth pressures we experienced. 



HOUSING AND HOMES  

Location 2 Bedroom 
Avg. Rental 

Avg. Single 
Detached House 

Medicine Hat $694 $279,396 
Edmonton $1,036 $393,471 
Calgary $1,113 $489,271 
Toronto $1,164 $634,652 
Vancouver $1,210 $961,000 
Fort McMurray $2,031 $759,501 

* CMHC, June 2012 

Presenter
Presentation Notes
And this is the consequence.  We have the highest housing prices in Canada, with the exception of Vancouver.  And there are no five acre seaside estates in Ft. McMurray to bump up the average housing price.  In fact, this average includes $500,000 double-wide trailers.  And what do these real estate prices mean to oil producers here, and productivity in other sectors across Alberta?  First, if you want to employ a tradesman and have him live in Ft. McMurray, you have to pay him sufficient salary to overcome the absurd real estate market.  If you want to keep a welder in Lethbridge, you have to pay him 90% of what he might make in Ft. McMurray.  The lack of available land in Ft. McMurray has weakened our manufacturing competitiveness across Alberta, with the further consequence that we seem content to be hewers of wood and drawers of water, to send raw materials outside the province for other jurisdictions to reap the economic benefit of value added processes. 



3 BEDROOMS IN FT. McMURRAY  

Presenter
Presentation Notes
This new three-bedroom, 2 ½ bath, 2,000 square foot home is listed for $929,900.  A comparable home in Calgary, the next priciest market in Alberta, lists for $600,000.



OIL SANDS INVESTMENT IN 2000, 2012 AND 
2030 

Presenter
Presentation Notes
In 2000, production was just under 600,000 bpd with two principal mining operators and a single experimental SAGD operator.  Today, 16 oil sands projects generate 1.6 to 1.8 million bpd with numerous commercial mining and SAGD operators.  By 2030, over 80 projects will produce about 7.5 million bpd.  And that kind of production, even with the smaller workforces typical of SAGD, means people.  



POPULATION, REAL & PROJECTED 
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High Production Projection High Population Projection
Median age: 32 years 
Male to  female ratio: 57:43 

Presenter
Presentation Notes
Over the next decade, we anticipate a higher growth rate than the past decade.  This means we’ll reach 174,000 residents regionally by 2020 and 231,000 by 2030.  We’re projecting an urban population of 200,000 people in 2030 – but where are these folks going to live, given the already deformed real estate pricing within the region, if that deformation persists in Fort McMurray? Now, the average housing prices I showed you three slides ago are a year old.  We’re already seeing a market correction in housing prices in Ft. McMurray.  There are currently about 1,000 homes on the market in the community, many of which have been listed for up to six months.  Our vacancy rate is higher than it’s ever been.  Banks have begun to refuse to issue mortgages even for highly paid oil sands workers. It may well be that market forces are affecting liveability in Ft. McMurray.  But we also have to work together – the Municipality, GoA, industry and, yes, camp operators – to refine and implement a plan for sensible growth in the region.  



• Of the Top 20 reasons people choose a home, 
“commute time” ranks 15th behind personal safety, 
schools, health care, arts and culture, cost of living, 
recreation and income spread.  

• But 60 minutes is typically the tolerable commute 
maximum.  

• Our strategy must include:  
– providing a world-class medium-sized city with a 

quality-of-live equal to or surpassing that available 
anywhere in Alberta; and 

– improvements to housing affordability and 
transportation to make permanent residency more 
attractive – plus the 4Rs. 

LABOUR ATTRACTION/NEW RESIDENTS  

Presenter
Presentation Notes
GLENOur mission today is to create a hometown that will enable us to welcome 125,000 new permanent residents to Fort McMurray in the next two decades.Of the Top 20 reasons people choose a place to live, “commute time” ranks 15th.  Still, 60 minutes is about what people are prepared to tolerate as a daily commute time.  In Fort McMurray, plant sites that are poorly served by transportation networks can be as much as two-and-a-half hours away on either side of a 12-hour work day.  Some employees trade a one-day commute period every two weeks for a home that would otherwise meet their top 14 reasons to live in Fort McMurray – provided we’re able to vault forward from 1972 to 2012 in the next four years, to make housing more affordable, and to turn a boomtown into a hometown.



   CREATING A HOMETOWN 
• Infrastructure improvements, 2006 and ongoing. 
• GoA’s “Radke” report recommendations and $2.5B 

special purpose funding, 2008 and ongoing. 
• Comprehensive Regional Infrastructure Sustainability 

Plan (CRISP), 2010. 
• MDP - Municipal Development Plan, 2011.  
• CCAP - City Centre Action Plan, 2012. 
• Neighbourhood intensification and new 

neighbourhoods. 
•  Urban Development Sub-Region. 
• “Roads, recreation, restaurants and retail.” 

Presenter
Presentation Notes
These are some of the things being done to transition Fort McMurray from a boomtown to a hometown.  



CHALLENGES – LAND  

• New MDP set stage 
for development for 
20-30 years. 

• More commercial 
and industrial 
lands. 

• East and west 
bypass. 

Presenter
Presentation Notes
The UDSR will enable us to develop commercial/industrial lands, a key land use overlooked in previous studies that focused on residential development … 



CHALLENGES – LAND  

• Proposed Urban Development Sub-Region (UDSR) 
will accommodate population growth to 200,000 
residents as required by the population model. 

• UDSR will provide certainty to the Municipality and 
to industry: it will distinguish between urban and oil 
sands development in perpetuity. 

• UDSR will ensure that companies can recruit and 
retain operational workers in Wood Buffalo. 



  CITY CENTRE ACTION PLAN 

Up to $2B public investment to leverage another $15-
20B in private investment to create an community that 
offers a rich quality of urban life – “recreation, 
restaurants, retail” and more.  



  MacDONALD ISLAND EXPANSION  

Ground breaking occurred last month 



Opens June 2014 

    NEW AIRPORT TERMINAL  



ZERO WASTE REGION 
COLLABORATIVE ECOSYSTEM 



CHALLENGES – TRANSPORTATION 

• Efficient use of available land requires adequate 
transportation access 

• Interconnected roads, rail and air. 

• Must be built before the need is evident. 

• Need proactive provincial response. 

• Province insists on a funding role for industry in 
current fiscal environment. 

Presenter
Presentation Notes
Addresses Transportation concerns



CRISP 

• $8-10 billion required 
in transportation 
(including air traffic), 
water/wastewater, 
education and health. 
service infrastructure 

• “New town(s)” 
proposed. 

• UNFUNDED. 

Presenter
Presentation Notes
… along new transportation corridors, such 1) as the Hwy 881 extension across the Clearwater River  and east/west transverse across the Athabasca at Parsons Creek that was endorsed by the Transportation Coordinating Committee – a ministerial advisory committee composed of representation from GoA, RMWB, AEDA, NADC and FMAA – as the highest new transportation infrastructure priority in the region last spring; 2) a further northward extension from Hwy 881 when it crosses the Clearwater to the Suncor Firebag Road; 3) twinning of Hwy 63 north of Fort McMurray from Syncrude/Suncor to Fort McKay; 4) the first 100 km west from Fort McMurray to Chippewa Lake; not to mention 5) the priority placed upon twinning Hwy 63 south of Fort McMurray, all of which are projects that were included in the Comprehensive Regional Infrastructure Sustainability Plan. 



REGIONAL GROWTH 
REGIONAL POPULATION DISTRIBUTION OVER TIME (2011) 

Presenter
Presentation Notes
SAM



CAMP POPULATIONS 

Date  Project accommodations  Capacity (beds) 

Industry consistently reported <25,000 workers in camp 
accommodations up 60 2011. 

July 2011  113 existing      64,224 
    83 visited by RMWB staff  

July 2012  102 existing      75,537 
    14 pending approval            7,288 

Existing and pending by September 2012 
     112               82,374 
Municipal Census 2012 identified 39,271 people in 

project accommodations 

Presenter
Presentation Notes
MICHAELAn additional wrinkle is what we’ve learned about camp populations over the past 16 months. Industry used to provide camp population numbers and, until 2010, those were always less than 25,000 people.  Sceptical, the RM began to count camps and camp residents in 2011, when we found 21 unpermitted camps with a combined population of 12,000 people.This past summer, as part of our Municipal Census, we counted 39,271 camp residents during the summer low occupancy period, with a capacity of 82,000.  The summer population is nearly equivalent to Airdrie, or to Okotoks and Cochrane combined; the capacity, which was not built for nothing, is as large as Lethbridge.



• Work camp occupancy up 411% over 8 years – 
7,678 in 2004 to 39,271* in 2012.  

• Rapid increase began about 2005-06. 
• Non-permanent residents now account for 40% 

of the total population. 
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CAMP POPULATION GROWTH 
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  2002 2005 2012 

  Population Population Growth 
(02-05) 

Share of 
Total Population Growth 

(05-12) 
Share of 

Total 

Ft. McMurray 47,240 60,983 13,743 92.5% 73,666 12,683 29.3% 

Work Camps 8,063 9,178 1,115 7.5% 39,271 30,093 69.6% 

Total Pop 58,317 73,176 14,859 100.0% 116,407 43,231 100.0% 

   CAMP POPULATION AS % OF GROWTH 

Presenter
Presentation Notes




   APPROVED CAMPS BY SIZE 

29 

Camps Beds

Mega (3,000+)
Extra Large (1,000-2,999)
Large (500-999)
Medium (110-499)
Small (0-99)

16 

31 

28 

16 
5 

551 8,676 

17,515 

31,843 

20,766 

* Known capacities of 
9 6  o f  104  e x i s t i n g 
project accommodations 

Classification by 
capacity (beds)* 

Presenter
Presentation Notes
The majority of project accommodations (61%) fall within the medium and large size classification. The majority of beds (66%) are found within the extra-large and mega categories.



CAMP DISTRIBUTION 

• Obviously, camp 
accommodations are 
clustered around oil 
sands operations. 

• Do these represent the 
“new town(s)” 
postulated by CRISP? 

• What are the 
implications of 
unregulated growth? 

Kearl/Firebag 
15,106 

Anzac 
6,027 

Conklin South 
8,212 

CNRL/Total 
12,051 

Suncor/AOSTR
A 

14,263 

Conklin North 
3,862 



OPEX v. CAPEX 

Over the next two decades, over $500 billion in 
combined oil sands investment is projected for Wood 
Buffalo… 

… operational expenditures are expected to grow from 
$7.4 billion today to $23.1 billion in 2030. 

Presenter
Presentation Notes
And this is one more reason why a collaborative plan is so important.  It is anticipated that oil sands operating expenses will exceed capital expenses – that is, more money will be spent running mining and SAGD operations than is spent on building them – by 2017.  Production growth will drive population growth.  And most existing oil sands developers have committed in the application process to basing operational workers in the region.    



URBAN v. CAMP DEVELOPMENT 

• The new business model – FIFO direct to site and camps – 
is incompatible with sustainable urban development. 

• Construction workers may be well accommodated in 
camps but operational workers must be residents. 

• Some oil sands developers are moving white collar 
professionals out of the community. 

• 48% turnover at some constructions sites x industry on-
boarding costs of $100k/person = expense of >$200M to 
renew workforce annually for one company. 

Presenter
Presentation Notes
MICHAELAll of which brings us, I hope, to the reasons this panel was judged an appropriate addition to the CALGARY Real Estate Forum.Decisions made here by your colleagues in the oil sands industry will have a tremendous impact on the viability of the industry and how much of the wealth it generates remains in Alberta.Our real estate challenges have led to a new business model for the construction phases of new projects – fly-in/fly-out – which is incompatible with operations and, we believe, the long-term benefits of oil sands development for all Albertans.(see slide) 



HARMONIZATION  

• The RM is working closely working with AESRD and OSS 
regarding the following:  
i. synchronized land approval processes;  
ii. proposed criteria for the location of development 

nodes;  
iii. a monitoring strategy for existing camps;  
iv. provincial lease renewal conditions;  
v. reporting requirements and leaseholder 

responsibility;  
vi. intended density in camps and cumulative impact 

on the region; and  
vii. required Municipal approval and development 

permits. 



• Camps can reduce impacts but also reduce service levels. 
• Provincial FIFO income tax losses estimated 

conservatively at $300 million annually. 
• Roughly 30% of operational expenditures lost to local 

businesses,  resulting in billions of dollars in lost 
economic activity locally. 

• Industry costs are reduced when workers live in town. 
• Quality-of-life must compare to anywhere. 

BOOMtown or HOMEtown? 



YESTERDAY`S MODEL  

• Somewhere between 40 
and 80,000 people live in 
camp accommodations in 
our region. 

• Construction workers 
may be adequately 
accommodated in camps 
but operational workers 
must be residents. 



TODAY`S MODEL?  

• Stony Mountain Plaza 
• 125 affordable housing units. 
• Built in Medicine Hat; 

assembled on-site. 
• Geothermal and solar 

complements to reduce 
footprint. 



TOMORROW`S MODEL?  



CHALLENGES – TRANSPORTATION 

• Efficient use of available land requires adequate 
transportation access 

• Interconnected roads, rail and air. 

• Must be built before the need is evident. 

• Need proactive provincial response. 

• Province insists on a funding role for industry in 
current fiscal environment. 

Presenter
Presentation Notes
Addresses Transportation concerns



CRISP 

• $8-10 billion required 
in transportation 
(including air traffic), 
water/wastewater, 
education and health. 
service infrastructure 

• “New town(s)” 
proposed. 

• UNFUNDED. 

Presenter
Presentation Notes
… along new transportation corridors, such 1) as the Hwy 881 extension across the Clearwater River  and east/west transverse across the Athabasca at Parsons Creek that was endorsed by the Transportation Coordinating Committee – a ministerial advisory committee composed of representation from GoA, RMWB, AEDA, NADC and FMAA – as the highest new transportation infrastructure priority in the region last spring; 2) a further northward extension from Hwy 881 when it crosses the Clearwater to the Suncor Firebag Road; 3) twinning of Hwy 63 north of Fort McMurray from Syncrude/Suncor to Fort McKay; 4) the first 100 km west from Fort McMurray to Chippewa Lake; not to mention 5) the priority placed upon twinning Hwy 63 south of Fort McMurray, all of which are projects that were included in the Comprehensive Regional Infrastructure Sustainability Plan. 



• Some 25,000 people travel north to the plant sites every 
day . 

• Some 5,000 modules are projected to arrive here over 
the next five years.  

• People will typically tolerate a commute of 60-90 
minutes. 

• Development in the south is accelerating. 
• Land without transportation is less than half a solution. 

Projects like Hwy 63 – and government’s apparent 
willingness to borrow – will benefit all Albertans. 

MOVING PEOPLE AND GOODS SAFELY 

Presenter
Presentation Notes
MICHAELAnd these are some of the reasons we think you should care. 

http://www.google.ca/url?sa=i&rct=j&q=gridlock&source=images&cd=&cad=rja&docid=9Z6Kjw6ovwXPvM&tbnid=AbQIPHEt2LKhFM:&ved=0CAUQjRw&url=http://uncyclopedia.wikia.com/wiki/File:Unnews_gridlock.jpg&ei=hPTvUcbEG_OEygG0jIDoAg&psig=AFQjCNH3HJyfst0tTbjJG-3QGHFvTzvCEw&ust=1374766572501850


CHALLENGES – SEIA 

• The Province has not adequately addressed the 
Municipality’s socio-economic concerns. 

• Opportunities for information gathering and 
collaboration through the SEIA process have been 
missed. 

• Municipal involvement needs to take place 
throughout the SEIA process. 

Presenter
Presentation Notes
Addresses adequacy of information/SEIAs



MUNICIPAL RESPONSE – REGIONAL 
STRUCTURE PLAN 

• Industry and all levels of government are 
collaborating to create a comprehensive approach to 
tackling systemic infrastructure challenges in the 
region. 

• Realistic, funded, measurable. 

Presenter
Presentation Notes
Addresses Transportation concerns



MUNICIPAL RESPONSE – ZERO WASTE 

• Collaborative effort 

• Leading edge technologies enhancing the livability 
and long-term sustainability of the region 

• Integrating a variety of technologies to maximize 
effectiveness  

• Diversifies the region and provides potential 
longevity beyond the oil sands 

 



• The oil sands accounted for 10% of Canada’s GDP in 2011. 
• 2030 oil sands royalties projected at $38 billion – equal to 

the entire provincial budget in 2011. 
• “Growing the pie” will pay for health, education and 

social programs. 
• High housing prices due to land scarcity deform wages 

across Alberta and reduce competitiveness of all sectors. 
• Land without transportation is less than half a solution. 

Projects like Hwy 63 – and government’s apparent 
willingness to borrow – will benefit all Albertans. 

WHY URBAN IS BETTER … & ESSENTIAL  

Presenter
Presentation Notes
MICHAELAnd these are some of the reasons we think you should care. 



• We can do better on the development side. 
• We can do better on the people side. 
• Both will require more in-depth planning than 

has been standard practice. 
• New partnerships essential. 

FT. McMURRAY HOSTS THE BIGGEST 
INDUSTRIAL PROJECT IN WORLD HISTORY  



CONCLUSION 

• The Municipality is committed to developing a 
world-class community capable of supporting a 
world-class resource. 

• Collaboration between all levels of government and 
industry is integral to the success of this vision. 



BECAUSE PEOPLE WANT TO BE PART OF A 
COMMUNITY THAT`S ALIVE 

recreation 
and culture 

housing entertainment transportation 



QUESTIONS - COMMENTS 

Presenter
Presentation Notes
Michael
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