Attachment 1

List of 45 Questions and Answers Concerning the October 1, 2002, Non Statutory Public Hearing-Review of the Use of the Rossdale Power Plant Lands.


Questions

Councillor A. Bolstad

Rossdale Power Plant

1.
How many days has the Rossdale Power Plant produced power in the first nine months of this year?   I would appreciate a breakdown that indicates the number of times the plant ran at full capacity, as well as the number of days two boilers were in operation and the number of days only one boiler was going.

During the first nine months of 2002, the Rossdale power plant produced power to the grid on 172 days.  The Rossdale power plant does not typically operate at full capacity but rather provides back up and system support services to the Alberta grid.  The only time the plant is required to operate at full capacity is when a system emergency has occurred creating a generation shortage in Alberta.  Such a shortage has not occurred in 2002 and operation of the plant at full capacity has not been required.  During the first nine months of this year, Unit 8 ran on 83 days, Unit 9 ran on 147 days and Unit 10 ran on 116 days.

2. What is the life expectancy of each of the three boilers?  Does EPCOR have any plans to upgrade these and what would be the approximate cost (even a ball park number would suffice).

EPCOR has stated that it intends to continue to operate the plant (including the existing boilers) for 25 years or more, so long as the units are economic.  The boilers will have life to meet the expected mode of operation (“standby”) for this period with no “upgrades.”

3. How does the efficiency of Rossdale compare to other natural gas fired power plants? Please describe.

The Rossdale unit efficiencies are comparable or better than similar natural gas (and other fossil fuel) fired steam turbine units in service in North America.  New gas combined cycle units (such as the Rossdale Unit 11 design) are more efficient (40% less fuel used) at full capacity, but are not economic to build and operate at the low output levels that the Rossdale plant can provide.  Rossdale’s low output levels are needed to support the operation of the Alberta interconnected electric system.

4. Are there things that can be done, apart from the upgrading proposal EPCOR has recently abandoned, that could improve the efficiency of the plant?  If so, please describe.

To date, efficiency upgrades studied by EPCOR (other than the Rossdale Unit 11 repowering project) have not been shown to be economically attractive.

5. Are there things that could be done to reduce the amount of pollution that is emitted from the plant?  If so, please describe.

EPCOR has implemented an Environmental Management System (EMS) for the Rossdale plant.  Since 1998, the EMS has been registered to the internationally recognized ISO 14001 Standard. As a component of the Rossdale EMS, EPCOR continually looks for opportunities to reduce the plant's environmental impact.  If those opportunities are economic, they are implemented. EPCOR also notes that with the plant’s currently anticipated “standby” mode of operation, emissions from the plant will be minimal. In fact, EPCOR anticipates that total annual emissions will be less than 5% of the plant's allowable licensed limit, which is a significant reduction from the plant’s historical operation.

Power to Downtown Edmonton.

6. How does the downtown receive power when Rossdale is not operating?

Two high-voltage, 240 kV transmission lines run north along 97th Street to the Rossdale site.  Under normal system operating conditions, these two lines carry the energy  necessary to supply the downtown core and university areas.

To move bulk power from the Rossdale site to customers, EPCOR has seven lower voltage, 72 kV sub-transmission lines.  These lines normally feed the Garneau and Victoria substations, which receive power at 72 kV and drop it down to the normal distribution voltage of 15 kV for delivery to customers.

If either of the two 240 kV transmission lines coming into the Rossdale site were out of service (either for planned maintenance or due to an unforeseen event), then the power available to feed the downtown core and university areas would be significantly reduced.  In fact, if both 240 kV lines were out of service, then without the Rossdale plant, there would be no power to feed the 72 kV lines and thus the downtown core and university areas.  If either or both of the 240 kV lines are out of service, the Rossdale plant provides back-up supply for these areas (i.e. full back-up capability if one 240 kV line is out of service, and partial back-up capability if both lines are out of service).

7.
Where are the lines that feed downtown Edmonton (are they under particular city streets)?

The downtown supply circuits follow routes along a variety of city streets. The main 240 kV supply circuits follow a route from Argyll Road north along 97 and 98 Streets, crossing under the river at approximately 102 Street north of Saskatchewan Drive.
8.
What would need to be done to upgrade the transmission network to downtown if Rossdale was taken out of service?

As stated in EPCOR’s presentation to Council on October 5, 2002, a new 240 kV transmission line would have to be constructed from the outskirts of Edmonton to the Rossdale site.  The power line would run from a location on the Alberta transmission grid in the outskirts of Edmonton, through numerous communities and would terminate at the Rossdale site.  The facility would consist of a combination of aboveground and underground power lines on a new right-of-way over a minimum length of about 15 kilometers through the city, and would be disruptive to a number of Edmonton communities. As well, a new 240 / 72 kV transformer would be required at Rossdale.

9. 
Could additional lines be installed underground?  Could one or more of the existing lines be upgraded?

Additional supply circuits could be installed underground, although underground transmission lines are far more expensive than aerial lines.  It would not be possible to upgrade the existing lines as the conductor size already limits capacity.  Furthermore an additional line would follow a different route to maintain security of supply should a cable fail.

Decommissioning

10.  
How much money has been collected for the eventual decommissioning of the Rossdale Power Plant?

As stated during EPCOR’s presentation to council, the value of the decommissioning reserve is commercially sensitive and confidential given the competitive nature of the electricity generation market in Alberta.
11. 
Has a deadline of some sort been set in 2003 for accessing some or all of these decommissioning funds?  Can this deadline be extended?


EPCOR’s decommissioning reserve account is a liability to which EPCOR would record expenses of decommissioning including reclamation.  There is no “deadline” for decommissioning, as the timing of decommissioning is EPCOR’s decision.  That is, there is no deadline by which EPCOR must record its expenses of decommissioning against the liability in the decommissioning reserve account.
12. Could the Cloverbar Power plant be upgraded and/or expanded?  Could new power at this plant replace that produced at Rossdale?

Ignoring economics, any power plant can be “upgraded and/or expanded” including Clover Bar.  However, no power plant could replace power produced at Rossdale unless it is located at the Rossdale site.
Re-Engineering Rossdale

13. 
I realize this might be a little off the wall, but would it pay to investigate

alternate sources of energy production at Rossdale that could take advantage of the existing transmission network?  For example, I don’t suppose we could install any run-of-the river turbines in the North Saskatchewan?  How about solar heating?

EPCOR continually monitors new power generation opportunities, including run-of-river turbines, solar power, wind turbines and fuel cell power plants.  At the present time, none of these opportunities is economic for development at the Rossdale site.
Closing Down Rossdale.

14. 
If EPCOR was asked to close down the Rossdale Power Plant, what process would the company like to follow, in order to do a proper analysis of the factors involved, including time lines, access to decommissioning funds, the need to provide alternative energy and transmission capacity to downtown.  I’m assuming this exercise would take a fair bit of work, hence, I’d appreciate EPCOR’s thoughts on how it might be best approached.

Closure and decommissioning of the Rossdale power plant would be an internal business matter that EPCOR would address based on an analysis of all relevant factors.  Any decision to close and decommission would ultimately be a matter for EPCOR’s Board of Directors to decide, based on the analysis and recommendations of senior management.

With respect to providing alternative transmission capacity to the downtown core and university areas, approval would be required from the AEUB following detailed studies of supply alternatives in conjunction with the Transmission Administrator of Alberta.

Maintaining Rossdale

15. If Rossdale was to be kept open, say for an extended period like 25 years, what steps could EPCOR take to reduce pollution, improve the plant’s appearance and minimize conflicts with residents in neighbouring communities?

With respect to pollution reduction, see EPCOR’s response to question 5 above.

Subject to security limitations, EPCOR will continue to improve site aesthetics for the operating plant.

As well, EPCOR has established the Rossdale Community Advisory Panel which meets regularly and handles all community concerns in a consultative manner.
To the City Administration

16.  
Are we comfortable that we know the size of the burial ground in Rossdale?  Can


we set some reasonable boundaries?

In 2001, EPCOR’s consultant Lifeways of Canada Ltd. professional archaeologists identified the approximate four corners of the existing Fort Edmonton cemetery.  The Planning and Development Department is undertaking the Rossdale Historical Land Use Study to determine if there are other unmarked burials and unregistered cemeteries within the area.  The land use study will take nine months to complete (July 31, 2003).  In addition, the Community Services Department is undertaking an oral history study to be conducted on the same subject lands, which is sponsored by the Edmonton Urban Aboriginal Affairs Committee of Council.

17.  
Does the River Valley Bylaw or our river valley land use plans make reference to  


the Rossdale Power Plant in any way?  If so, what do they say?

The North Saskatchewan River Valley Area Redevelopment Plan Bylaw (NSARP) No. 7188 includes a definition of a ‘major facility’ which includes the power plant.  Section 3.5.1 of the bylaw reads “a major public facility shall not be constructed or expanded unless their location within the river valley is deemed essential and approved by City Council.” The Planning and Development Department interprets a major public facility as being a “Basic Services Use Class” as defined within Section 7.8 of the Zoning Bylaw.  Section 7.8 “Basic Services Use Class” includes Section 7.8.6 “Major Impact Utilities Services.”  “Major Impact Utilities Services” includes power generation.  Therefore any expansion of the Rossdale Power Plant within the existing site will be subject to an environmental impact assessment, as per Section 3.5.3 of the NSARP.  In addition, Schedule ‘C – Proposed Land Use’ to the NSARP identifies the subject area on the map’s legend as ‘public utilities’ which is within the meaning of Major Impact Utilities Services.  

With regards to the Rossdale Area Redevelopment Plan - Policy 3.9 City-Wide Facilities states:

“The existing Edmonton Power, Water and Sanitation Department and Fire Department facilities will remain as long-term uses within the designated utilities area… if any facility is considered surplus or is relocated, the City will initiate a study to identify alternate uses for the site.”  

The Ribbon of Green North Saskatchewan River Valley and Ravine System Concept Plan is silent as to the future use of the Rossdale Power Plantlands.

18.   
What would the City Administration like to see done with the Rossdale Power 


Plant?

A priority in the Municipal Development Plan Bylaw No. 11777 ensures the provision of “cost effective municipal services” to all Edmontonians.  EPCOR has stated that it intends to maintain and operate the Rossdale Power Plant for at least the next 25 years.  EPCOR is responsible, in part, for providing some of these services.  The Administration wishes to minimize any interruption to these services.  However, once the buildings are vacated, then the City Administration can review future uses in consultation with the community and other groups.

Councillor K. Leibovici

To EPCOR

19.  
The following statement was made by Elaine Solez, President of the Central Area Council of Community Leagues:
Why forego the balancing pool funds just to keep this aging plant going and risk riling Edmontonians, and other EPCOR customers, whose rate riders will have to pay the full cost of decommissioning at a later time if the balancing pool funds aren’t used?   Please comment.

As stated in EPCOR’s presentation to Council, the basis for this suggestion is that EPCOR could potentially have access to additional funds to pay for the decommissioning of the site if EPCOR were to make an application to the Energy and Utilities Board for approval to decommission the Plant in 2004.  It is important to understand that EPCOR has recovered decommissioning funds from Alberta customers over the life of the plant, as approved by the AEUB.  These funds will be used to cover the decommissioning costs if and when the Plant is retired from operation.

Whether or not EPCOR would actually require any additional funds or whether the Energy and Utilities Board would approve any additional funds for EPCOR is not certain at this point.  However, EPCOR has weighed the potential availability of additional decommissioning funds against continuing to operate the plant, and has concluded that continuing to operate the Plant will be far more financially beneficial to the City of Edmonton and EPCOR.

20. 
Ms. Solez further stated: “I myself have visited the impressive Tate Modern Art 
Gallery in 
London.  A transmission yard still functions right beside the gallery.”  
Please comment as to why this is not possible at the EPCOR site.

The Tate Modern is built on the site of the former Bankside Power Station.  This generating station was decommissioned in 1981 and lay derelict and unoccupied for 14 years until the Tate Modern commenced construction.  The construction of the Tate Modern cost approx. £134 million ($302 million CAD), of which £50 million came from the UK National Lottery fund, £12 million from central government, £6.2 million from The English Arts Council and the balance of £66 million came from donations and the local council.

There is a substation remaining adjacent to the Tate Modern.  It was a 33 kV substation, which regulated power into the city of London.  In 1997 the function of this sub-station changed with the completion of the City of London High Voltage Underground circuits.  The substation now provides redundancy (or back-up) for the city of London system.

In July 1996 the IRA attempted to launch a major attack on the power infrastructure of the city of London.  This was seen as an economic attack, in that they intended to black out the city of London and therefore close all of the financial markets for a long period of time.  The Bankside sub-station was one of the targets of this attack, together with fiveother substations, which served the city of London.  Police thwarted the attack before it was launched.

Power analysts were subsequently invited to view the IRA’s plans and comment upon the potential effect had the attack succeeded.  The view was that this attack would have turned the lights out in central London for 12-18 months.

As a result of this attack the Power distributor, National Grid UK expedited work on the high voltage underground circuit to increase the redundancy in the distribution system and remove the dependency upon the six substations, which were targeted for attack, including the one at Bankside.

To compare the Bankside substation to the Rossdale substations is not valid as the Rossdale facilities are critical to the distribution system for central Edmonton, whereas the Bankside station no longer has a high criticality.

Given the critical nature of the public utility infrastructure at the Rossdale Site as described in EPCOR’s presentation to Council, public access to the historic buildings on the Rossdale Site must be severely restricted.  The potential use of these buildings as a facility like the Tate Modern is not only impractical from a cost standpoint, it is not possible for security reasons.

21. 
John Oxenford stated:
 
“The Transmission Administration advised the EUB there will be no change in

reliability of supply if Rossdale ceases operations.”  Please comment.

We are not aware of any such statement by the Alberta Transmission Administrator.

To the contrary, the Transmission Administrator’s Transmission Development Plan, 2002-2011, issued in March 2002, and which is accessible on the TA’s web page, clearly identifies the importance of the Rossdale plant to the reliability of supply to the downtown core.  For example, the Plan states as follows:

6.1.2.1 Highlights

“…The transmission system in the Edmonton area is relatively strong.  There, are however, two areas of concern, Bellamy 240 kV substation in the downtown core and St. Albert in the north of the City.  To undertake certain maintenance work at Bellamy substation, there is a need to ensure that the Rossdale power station is operating.  While there is no immediate proposal to de-commission Rossdale, there is a need to develop a transmission alternative to ensure reliable supply to the downtown core in the longer term.”  (emphasis added)

6.1.4
Area Performance 2002

“The main operational issue encountered in 2001 was the scheduling of maintenance at EPCOR’s Bellamy (814S) substation.  This substation is located in downtown Edmonton and during certain equipment outages there is a need for Transmission Must Run dispatches from the Rossdale generation plant.”  (emphasis added)

It is also of note that the Rossdale plant has in fact been in a “Transmission Must Run” situation in 2002.

22. 
John Oxenford indicated that future upgrades to the generation station would

be very expensive.  As Dona Perreault indicated that there will be new technologies that would continue Rossdale’s viability into the future, is there any indication of the costs for upgrades?

As EPCOR has determined that the existing plant will continue to be economic to operate for at least the next 25 years, specific cost estimates for developing emerging technologies at the Rossdale site have not been considered.  See also EPCOR’s response to Question 13 above.

23. 
What is the impact financially to EPCOR, and the ratepayer, if the Plant is not 

decommissioned before the end of  2003?  Has a cost/benefit analysis been undertaken of continuing operation of the Plant (which would include upgrading) vs. decommissioning and accessing the balancing fund?

If the plant is decommissioned, EPCOR’s shareholder (and hence the taxpayer) would lose the benefit of the estimated $5 million in annual pre-tax net income from the operation of the plant.  Ratepayers would also be required to bear their portion of the costs associated with constructing the new 240 kV transmission line that would be constructed from the outskirts of Edmonton to the Rossdale site, and would have to bear the disruption that construction of such a line would cause.  Regarding decommissioning of the plant by the end of 2003, please see EPCOR’s response to Question 19 above.

24. 
Are there nine transmission lines going into the downtown core?

Please refer to EPCOR’s response to Question 6 above.
To City Administration

25. 
Has the City Administration examined redevelopment of the Rossdale Flats taking 

into account areas like Winnipeg’s “the Forks?”

On June 10, 1986 Council approved the Rossdale Area Redevelopment Plan (ARP).  The ARP contemplates the development of  the Rossdale Brewery Direct Control District located west of 100 Street and south of Rossdale Road.  The intent of the area is to develop a “special activities area with a mix of residential, parks, commercial, entertainment, cultural and educational uses…”.  A promotional brochure created by the City Administration at that time entitled ‘Edmonton’s River Valley Communities’ showed the area as having a festive feeling, much like the Forks development.  Much of the land surrounding the Rossdale Brewery site was sold to private interests.  The zoning remains intact, however interest from the development industry did not materialize in a way the plan had envisioned due to unfavorable market conditions.

26. 
In the information provided by EFCL “North Saskatchewan River Valley Land Use

Policies Historic Review,” several Council motions are listed that state:

· Council supports the communities of Cloverdale, Lavigne and Rossdale remaining as such, so long as circumstances permit their viability.

· Land acquisitions continue within the public park boundary established by a bylaw toward the long-range consolidation of all privately owned properties.

· The City will, as part of the River Valley Area Redevelopment Plan Bylaw, establish how land will be acquired in the communities of Rossdale, Lavigne and Cloverdale so as to minimize the social impacts in making the transition from residential to park usage.

· The City will develop the river valley according to the parks development program set out by the Parks and Recreation Master Plan, 1979-83.

However, it appears that in the early 1980’s Council direction may have shifted to allow for residential development.  Could the Administration comment on this change of heart regarding residential development and if a vision of a 55 acre historic and park area is to be designated (as one of the speakers indicated) whether any residential properties need to be acquired and, if so, at what cost.

Section 1.2 of the North Saskatchewan River Valley ARP states: “At its meeting on December 14, 1983, Council directed Administration to revise the NSARP plus… directed that the residential communities of South Rossdale and South Cloverdale should remain as residential communities within the plan area and that Centretown, Lavigne and West Rossdale should also remain as residential areas.” Since then, all development in the Rossdale and Cloverdale neighbourhoods has occurred to great benefit to the city and residents and in accordance with Council’s direction of 1983.  This included land acquisition, residential development and park and trail development among other things.  No new land acquisitions are required or are planned at this time.

27. 
Part of the submissions received include a document “Edmonton’s River Valley

Communities.”  In it there is a description of North Rossdale and Cloverdale.

· North Rossdale’s commercial hub will recreate the activity and diversity of days gone by.  Planned with a festive feeling in mind, the area will come alive with specialty shops, cafes, and services like bicycle and ski rental and repair shops specifically geared to the people enjoying the many recreational amenities in the area.

Boardwalks, bike paths and natural trails will link Rossdale’s own “downtown” to adjacent residential, park and city centre uses.  As a result the area will become a unique destination in the river valley for local residents, visitors and all Edmontonians.

· Every Village has a main street.  Cloverdale’s Village Centre will be built at the heart of the community and at the junction of trails from the Capital City Recreation Park and the Mill Creek Ravine. The Centre’s shops, services and outdoor plazas will satisfy both local residents and visitors to the Capital City Recreation Park, and the many public facilities in and around the area.

Have these descriptions been actioned and, if not, why not?  If these descriptions were to become a reality what are the implications to current residents, and transportation and infrastructure requirements.

The Rossdale and Cloverdale ARP’s envisioned commercial nodes at a number of locations including the west side of 100 Street north of 98 Avenue in Rossdale and 98 Avenue between 94 –95 Streets in Cloverdale.  The development industry did not respond to these opportunities in the way the plans had envisioned.  Some commercial development has happened and future market conditions might decide where more might occur.  The infrastructure is there but detailed implications will not be known until development proposals from the private sector are received by the Administration for these areas.  A thorough infrastructure assessment could then be undertaken at that time.

28. 
As a statement was made that property values are affected by the Rossdale Power Plant. 
Could Administration provide information as to the average selling price of homes in 
the Rossdale Area? (Reference:  Rossdale Power Plant Expansion Unit 11 Project: A 
Review of Socio-Economic Impacts).  Is the assessment made by this report accurate?

The following chart represents the average selling price of homes in the Rossdale Area from the year 2000 to date:


Rossdale





2000
2001
2002*
3 YR.

‘00 – ‘02







# Homes Sold
15
20
2
  (Total)                               37







Price





Low
$82,000
$119,500
$335,000
 (Lowest)         $82,000

High
$340,000
$350,000
$345,000
(Highest)      $350,000

Average
$195,560
$216,290
$340,000
(Average)       214,580







Days on Market





Low
12
3
29
(Low )                     3

High
151
222
137
(High)                 222

Average
49
48
83
(Average)                50







*to Oct 17/02





Note:  The above statistical information is obtained from the Edmonton Real Estate Board and does not reflect sales by homeowner or exclusive real estate listing/sales.

The principle that there is a loss in value to residential properties that are directly affected by an industrial installation is accepted and is basically sound.  The ‘Rossdale Unit 11 Project: A Review of the Socio-Economic Impacts’ outlines an Order of Magnitude losses totaling 9 million dollars.  It is the opinion of the AM&PW Department that the magnitude of the impact is somewhat overstated which is based upon two factors.  First, the study area for visual impact includes a total of 1400 properties, many of which are high rise apartments and condominiums located along Saskatchewan Drive.  The Rossdale Power Plant, admittedly unattractive, constitutes a relatively insignificant portion of the panoramic view of the river valley from this top of bank location.  Our general experience in the real estate market indicates that there is only marginal, if any, property value loss or rental differential due to the visual impact of the power plant for property in this location.

Second, the study indicates that 4300 residential units consisting of single family, apartments and condominium units are affected by negative externalities categorized primarily as air emissions, noise and water vapour plume.  Again, recognizing that it is reasonable for properties in the immediate area of the power plant to experience some marginal value loss; it is the view of the AM&PW Department that a value loss to some 4300 units would be excessive.

The above comments are made on the basis of the AM&PW Department’s general knowledge of the real estate industry, and are not based on any value analysis or rental study.  While the underlying assumption that proximity to industrial land uses will negatively impact property value, the degree to which this is a factor is extremely difficult to measure, and primarily a subjective assessment based upon personal preference.  In the overall context, the presence of the power plant is considered to be insignificant when considered together with the many positive attributes associated with this prime river valley location. It is the view of the AM&PW Department that removal of the industrial land use would not positively impact residential values to any measurable degree.  It would be a purely academic exercise to try to either substantiate or refute the order of magnitude estimates.  Rather, the suggested one to four percent losses in value, which has been stated in the report, are well within the normal negotiation range on the purchase/sale of residential properties.

29. 
Does the North Saskatchewan River Valley Area Redevelopment Plan

approved in 1985 refer to the Rossdale Power Plant being phased out of operation?  Were any promises made to prospective residents of the Rossdale Community that the existing power plant would be phased out of operation?  Were there any City documents, which implied this, or stated this, and, if so, which ones were they? (Reference: Rossdale Power Plant Expansion and the Rossdale Community prepared for Mr. J.A. Bryan, September 2000).

The NSARP does not refer to the power plant being phased out of operation.  The Administration cannot comment on whether or not promises were made in the past by third parties to the Rossdale Community concerning the longevity of the power plant.  The view of Council, City Administration and the Planning and Development Department concerning the plant was instilled in Policy 3.9 of the Rossdale ARP approved by Council on June 10, 1986.  Policy 3.9 entitled City-Wide Facilities Policies stated: “Future of Existing Facilities – The existing Edmonton Power, Water and Sanitation Department and Fire Department facilities will remain as long term uses within the designated area.” 

30. 
Most of the presentations talked about developing a vision for the Rossdale

area that includes the Legislature grounds.  If the current ARP does not address this adequately, what changes are required to enact such a vision?  Are there any cost implications or impact on existing communities or infrastructure?
Administration believes there is enough guidance concerning a future vision for Rossdale, as contained in the original Rossdale ARP approved by Council in 1986, in the Urban Design Strategy prepared in 1986 which formed a companion document to the ARP, plus rezoning amendments to the ARP in 1998.  

Council approved in 1998 Bylaws No. 11715 and 11716, which amended the Rossdale ARP and the Zoning Bylaw respectively, for the West Rossdale area.  A special study undertaken at that time by the Planning and Development Department focussed on West Rossdale as a special study area.  The objective of the special study was to fine-tune the land use disposition for that area.  Council approved through Bylaw 11715, which amended Sec. 2.4, Objective No. 5 of the ARP which stated that “in West Rossdale, facilitate residential redevelopment as the primary land use recognizing the amenities provided to the area by the river valley, Capital City Recreation Park, legislature grounds and the downtown; while controlling the building heights of new development for the purpose of preserving views to the downtown and from some vantage points to the legislature grounds.” 

The Urban Design Strategy further complements the bylaw amendment by providing “redevelopment guidelines for several districts, which gives additional direction for redevelopment.  The guidelines reflect the intent of the plan with respect to building form, style, massing and relationship to the street.” Also, the AM&PW Department has agreed to work with the Rossdale Community League to develop further architectural guidelines for the West Rossdale Area.

The infrastructure is in place and can accommodate new growth in the area.  However any new construction will be a function of favorable economic conditions in the future.  In addition, the Rossdale Historical Land Use Study will further determine where development can/cannot occur in the area.  

Councillor M. Phair

31. 
How many megawatt hours of electrical energy did Rossdale generate in the first half of 
2002?  What was the power output as a percentage of total EPCOR output during that 
time?

Rossdale generated 115 GWh of electrical energy in the first half of 2002, which was 3.4 % of EPCOR’s generation.  It is also important to note that the Rossdale plant provided over 10 % of EPCOR Generation Inc.’s net income over the same period.

32. 
How many megawatt hours of electrical energy did Rossdale generate in

1997,  1998, 1999, 2000 and 2001?

1997 – 479,000 MWh

2000 - 785,000 MWh

1998 - 791,000 MWh

2001 - 280,000 MWh

1999 - 706,000 MWh

33. 
If Rossdale had run at full capacity over the years from 1997 – 2001 with no

down time, how may megawatt hours of energy would have been generated?

For the five years from 1997 – 2001, the plant would have generated 9,159 GWh if it had run continuously during this five year period (i.e. without any planned maintenance or forced outages, system controller ordered output de-rates, etc.).  It should be noted that this type of continuous operation would be impossible for any plant and, further, that the Rossdale Plant operates as a peaking plant, not a base load facility.
34. 
If Rossdale were shut down, another transmission line would be needed.

What voltage and power capacity would this line need to be?  Could other smaller capacity lines already in place be upgraded?  When the new generator was proposed, EPCOR also specified a new gas line would need to be built.  Would a transmission line be any more expensive or disruptive than the proposed gas line?

See EPCOR’s response to Question 8 above.  The voltage of the new transmission line would be 240 kV at a capacity of 400 MW.  It is not practical to upgrade existing lines. A new transmission line would be three times the cost of the previously proposed natural gas line and the degree of disruption would depend on the route taken.

35. 
Over the past ten years what has been the peak load in downtown inEdmonton? When was the last time that power failed in downtown Edmonton for more than ten minutes and what caused the failure?

The peak load in downtown Edmonton was 317.0 MW. This peak occurred on Thursday July 11, 2002, at Hour 1600. Over the past  tenyears the peak has been in the range of 300MW to 320 MW.

The last time that there was a sustained power outage in downtown Edmonton was on June 19, 2002. It involved a failure of a switching cubicle supplied from Victoria substation. There was an outage to two customers with a duration of 22 and 109 minutes, respectively.

36. 
In the presentation it was stated that Rossdale was in the mid third in terms

of efficiency of fossil fuel generators in Alberta?  If a comparison of Rossdale were done only with gas fired plants in Alberta, how would it rate?

There are fivegas fired and four coal fired generating units in Alberta that are less efficient than the Rossdale units.

37. 
Also, in the presentation EPCOR stated that beginning in 2004, net pre-tax

revenue from Rossdale would be $5 million.  How long is that revenue expected to continue?  How is the $5 million figured and what are the assumptions that the figure is based on?

The approximately $5 million in annual pre-tax net income is expected to continue over the next 25 years, based on today’s market outlook and electrical system configuration.  The analysis behind EPCOR’s pre-tax net income forecast, including the assumptions used, are commercially sensitive and cannot be publicly released.

38. 
What would be the estimated costs of demolition and reclamation of the

lands occupied by just the Rossdale generating plant?

The estimated cost of decommissioning and reclamation of the Rossdale plant and common facilities is approximately $12 million.
39. 
At what point will the security measures of Alberta Disaster Services be

implemented? Will the government make both recommendations and requirements?

The Alberta Disaster Services, Counter Terrorist Crisis Management Plan is still being finalized.    At this point, the information EPCOR has been given indicates that the Government intends to make recommendations only.  However, the federal authorities in the U.S. intend to introduce regulatory requirements mandating security measures effective January, 2004, and ADS may eventually adopt the same approach.

40. 
How will the trail and bike path along the river by the power plant and water

plant be affected?  Is there any suggestion that they will be closed?

Some of the fencing on the southern side of the site will have to be upgraded and a new section added around the low lift pump house.  However these upgrades are not expected to affect access to or use of the bike path.

At this point, EPCOR expects that the bike path would only be closed if the perceived level of a terrorist threat were to increase.

41. 
Will the security measures have any effect on the public use of Telus

Field/Rossdale Community Hall, or the proposed burial site and former cemetery, on Rossdale Road?

At this point, they will not.

42. 
Previously, there had been plans to upgrade the bike path and trail along the

Rossdale plant site because of congestion.  Will this happen over the next 3-5 years and who would be responsible for financing such a program?

At this point, there is no reason why the path could not be upgraded.  However, any changes would have to incorporate design principles, which enhance rather than compromise the security of the Rossdale Site.

43. 
What does EPCOR expect to do with the existing Rossdale equipment once it

becomes functionally un-useable?

The equipment would be marketed for salvage or scrapped.
To City Administration

44. 
When the Rossdale area was designated for residential development in the late

1980’s, what was the view of Council and the City Administration, particularly Planning and Development Department of the day, about the longevity of the plant?

The preparation of the Rossdale Area Redevelopment Plan (ARP), occurred in the early 1980’s following an urban design ideas competition.  The ARP was approved on June 10, 1986.

During the preparation of the ARP, Edmonton Power was required under the then new Electric Energy Marketing Act (EEMA) to file with the Energy and Utilities Board a decommissioning study for the Rossdale Plant.  The purpose of the study was to provide a basis for determining appropriate depreciation rates for the various assets making up the plant.  Whether or not the plant or some portion of it would be decommissioned on the timelines set out in the study would depend on a number of factors, such as the nature and amount of use of the generating units over subsequent years (i.e., baseload vs. peaking service, high vs. low operating hours, etc.), and the nature of the market that the generating units would operate in (i.e., regulated versus competitive).

At that time, Edmonton Power was also studying the potential use of the Rossdale site for district heating purposes.  District heating is a concept whereby excess steam generated by the plant could be piped downtown to heat buildings in the core.

Planning staff involved in the development of the ARP were aware of both the decommissioning study and the consideration of the site for district heating purposes.  On this basis, Policy 3.9 in the ARP entitled “City-Wide Facilities Policy” was drafted to acknowledge, among other things, the long-term use of the site for power generation purposes.  That Policy states:  “Future of Existing Facilities – The existing Edmonton Power, Water and Sanitation Department and Fire Department facilities will remain as long term uses within the designated area.”

45. 
What is Planning and Development and Community Services Departments’ view of

the redevelopment possibilities of the power plant as a location for a major attraction (museum, recreational facility, etc.)?

Although the Rossdale Power Plant is expected to be maintained and operated for the next 25 years according to EPCOR, given the central location of the plant, there is potential to redevelop the site as a major attraction.  Many other municipalities have redeveloped industrial buildings on their waterfront as civic attractions, such as the Tate Modern Gallery in London and the Brisbane Powerhouse in Brisbane Australia.  However, the City will likely need ten years notice to be given by EPCOR in order to provide the time to plan and decide the disposition of the property if or when EPCOR decides to vacate the facility.  

Four buildings are currently designated as Provincial Historic Resources by Alberta Community Development and must be maintained in good condition.  Long-term uses for the power plant must include the preservation of these buildings. City Administration will review future uses in consultation with the community, Alberta Community Development and other groups.
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