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Agenda Item:  	D.7	

Request for Decision
		

	Title 
	[bookmark: _Hlk68759353]Bylaw 1531/21 – Repeal and Replacement of Bylaw 1446/19 - Sturgeon Valley Area Off-Site Levy Bylaw – Second and Third Reading

	
	

	Proposed Motion
	1. That Council give second reading of Bylaw 1531/21. 
2. That Council give third reading of Bylaw 1531/21. 

	
	

	Administrative
Recommendation
	Administration recommends that Council pass Bylaw 1531/21 to keep the off-site levy rates current and to ensure that updated requirements within the Municipal Government Act (MGA) are met.

	
	

	Previous Council Direction
	April 13, 2021 Regular Council Meeting
Motion 220/21: That Council give first reading of Bylaw 1531/21.  

June 25, 2019 Regular Council Meeting
Motion 227/19: That Council give third reading of Bylaw 1446/19. 

April 22, 2014 Regular Council Meeting
Motion 143/14: That County Council approves third reading of Bylaw 1321/14 Amendment to Bylaw 1286/12 Sturgeon Valley Area Off-Site Levy Bylaw regarding a 4% construction price increase to Schedule “B” and “C” rates of Bylaw 1286/12 (Sturgeon Valley Area Offsite Levy Bylaw).

February 26, 2013 Regular Council Meeting
Motion 088/13: That County Council gives 3rd Reading to Bylaw 1286/12.

	
	

	
Report
	Background Information
· The Municipal Government Act (MGA) allows a municipality to impose the payment of a levy, known as an “off-site levy”, in respect of land that is to be developed or subdivided.

· The MGA requires the County to provide an off-site levy financial report (reconciliation of rates) annually to ensure any applicable interest, construction projects, and associated cost estimates are captured and updated accordingly. 

· Bill 48, the Red Tape Reduction Implementation Act, 2020 (No. 2) received royal assent on December 9, 2020 and will come into force on June 2, 2021. Bill 48 makes changes to a wide range of legislation, including: 

· Expanding off-site levy appeal scope to include all types of infrastructure (revises section 648.1(1) of the MGA).

· Moving a variety of requirements related to transparency and consultation requirements when developing, calculating, and applying off-site levies from the Off-site Levies Regulation, Alta Reg 187/2017 into the MGA. However, no changes were made to the scope of infrastructure and facilities for which off-site levies can be applied.

· The Sturgeon Valley area requires new or expanded road, water, wastewater, and stormwater municipal infrastructure to support new development and growth within the Sturgeon Valley.

· Administration completed an update to the Sturgeon Valley Off-Site Levy Bylaw 1446/19 to align with Sturgeon County’s latest capital/master plans, ensuring updated costs and development forecasts are reflected fairly and equitably considering changes to the economic environment and revised construction cost estimates. 

· Off-Site Levy Bylaw 1446/19, established by Sturgeon County in 2019, defines off-site levy charges for transportation, water, sanitary, and stormwater off-site infrastructure in the Sturgeon Valley. 

· Off-Site Levy Bylaw 1446/19 was updated within the CORVUS Model using a 25-year rolling review period. Bylaw 1531/21 includes converting 2019 and 2020 project expenditures and receipts to actuals and moving the 25-year rolling review period from January 1, 2021 to the new cutoff date of December 31, 2045. 

· Cost per acre for each of the water, sanitary, storm, and transportation off-site levies will vary based upon the expected timing of development in various development zones. 

· The Sturgeon Valley Area off-site levy was initially based upon full build out of 575 0.5-acre Country Residential – Estate lots. It was subsequently replaced on April 22, 2014 with Bylaw 1321/14, which applied a 4% cost increase to all project to compensate for inflation. 

· The County has committed to proceeding with primary Area Structure Planning in the Valley. As the ASP project unfolds and a better understanding of future infrastructure needs are determined, annual update of the off-site levy capital projects and associated rates will be completed in accordance with the MGA.

· Changes to the MGA in 2017 (section 648) enable municipalities to establish off-site levy rates for new soft off-site infrastructure, namely recreational facilities, fire facilities, police facilities, and libraries. Should the County wish to include such levies in the future, the development of all necessary supporting documentation would be required in advance to support such levies.

External Communication
· Administration sent out notification letters via email on March 2, 2021 to members of Sturgeon Valley’s historic and currently engaged Development community.

· A virtual Developer Engagement and consultation session was hosted by Sturgeon County on March 11, 2021 to present the off-site levy calculation methods and impacts to local developers.

Relevant Policy/Legislation/Practices:
· Section 648, Municipal Government Act, RSA 2000, c M-26.
· Bill 48, Red Tape Reduction Implementation Act, 2020 (No. 2)
· Off-Site Levy Policy 

	
	

	Implication of Administrative Recommendation
	Strategic Alignment:
Strong Local Governance and Regional Leadership – Regular and annual updates of the Off-Site Levy Bylaw is consistent with legislative framework, master plans, policies and procedures ensuring transparency and consultation compliance when developing, calculating, and applying off-site levies.

Planned Growth – A current and updated Off-Site Levy Bylaw promotes planned and organized growth by ensuring growth pays for the capital costs of new or expanded infrastructure based on degree of benefit to support residential growth.

Operational Excellence – Through annual updates, this Off-site Bylaw will align with the County’s latest capital / master plans, ensuring updated costs and development forecasts are reflected fairly and equitably in new rates, thereby ensuring financially sustainable communities.

Organizational:
The new Bylaw will enable all new Development Agreements to be transacted with the most accurate information available for Municipal Improvement cost sharing obligations. 

Financial:
Projected Infrastructure Capital improvement costs are estimated to total approximately $263 million. The breakdown is as follows:

	Transportation
	$169,460,359

	Water Utilities
	$32,610,146

	Sanitary Utilities
	$24,327,052

	Storm Water Facilities
	$36,748,387



The off-site levy amounts will be collected as per the Bylaw and will be used to pay the developers’ share of these required municipal improvements when required based on degree of benefit. Developer costs (in rates) are estimated to total approximately $43 million. The breakdown is as follows:

	Transportation
	$14,545,986

	Water Utilities
	$18,823,303

	Sanitary Utilities
	$9,414,422

	Storm Water Facilities
	-




	
	

	Alternatives Considered
	Council could decide not to pass Bylaw 1531/21.

	
	

	Implications of Alternatives 
	Strategic Alignment: 
· Strong Local Governance and Regional Leadership would not be demonstrated, resulting in non-conformance with legislative framework, master plans, policies, and procedures.

· Planned Growth would not be supported as the current costs of infrastructure improvements based on recent economic patterns, and current construction estimates would not be available for Development Agreement considerations. 

· Operational Excellence would not be provided as Developers would be obligated to construct both on-site and off-site improvements to benefit their specific development with no consideration for the greater good resulting in the County having to operate and maintain a redundancy of municipal infrastructure.

Organizational:
· Cost certainty and accurate budgeting for both Sturgeon County and prospective developers within the Sturgeon Valley area would not be achieved. 

Financial:
· Levies collected would not reflect current economic growth and market construction estimates, resulting in a shortfall of funds or a greater deficit that would need to be offset by future development.

· Capital expenditure projects for new and expanded infrastructure would not align with the County’s latest capital/master plans.

	
	

	Follow up Action
	1. Obtain Mayor and CAO’s signatures on the Bylaw (Legislative Services, April 2021).
2. Communicate off-site levy changes (Transportation, Engineering and Communications).
3. Ensure all internal documentation is updated to reflect changes. (Transportation and Engineering Services).

	
	



	Attachment(s)
	1. Bylaw 1531/21

	
	

	Report Reviewed by:
	
Gary Mayhew, Manager, Transportation and Engineering Services

Scott MacDougall, Chief Operations Officer – COO

Reegan McCullough, County Commissioner – CAO 




Strategic Alignment Checklist						
Vision: Sturgeon County: a diverse, active community that pioneers opportunities and promotes initiative while embracing rural lifestyles.
Mission: Provide quality, cost effective services and infrastructure to meet the diverse needs of the Sturgeon County community, while improving competitiveness and sustainability.

	Focus Areas
	Not consistent
	N/A
	Consistent

	Planned Growth and Prosperity
	
	
	

	We encourage varied and integrated enterprises that enhance our strong economic 
base, while balancing the needs of the community and natural environment.
(Strategic Plan and MDP pg. 36)
	☐	☐	☒
	· Supports a strong thriving business environment to strengthen our economic foundation
	☐	☐	☒
	· [bookmark: _Hlk524429560]Plans for responsible growth through the MDP and regional growth plan.
	☐	☐	☒
	· Manages growth for current and future developments through:
·  transparent bylaws, policies and processes to enable responsible land development
	☐	☐	☒
	· targeting growth around existing and identified future growth areas
	☐	☐	☒
	Maintain and Enhance Strong Communities
	
	
	

	We are committed to a safe and viable community, where our residents are  
provided with access to opportunities and quality of life. 
(Strategic Plan and pg. 27 MDP)
	☐	☐	☒
	· Provides access to programs and services that have a positive impact on residents’ quality of life
	☐	☐	☒
	· Provides access to safe and reliable infrastructure assets
	☐	☐	☒
	· Supports the safety of people and property
	☐	☒	☐
	Strong Local and Regional Governance
	
	
	

	We promote consistent and accountable leadership through collaborative and 
transparent processes (Strategic Plan and pg. 27 MDP)
	☐	☐	☒
	· Provides effective leadership and management consistent with Strategic Plan, MDP, master plans, bylaws, policies, community engagement 
	☐	☐	☒
	· Considers fiscal stability and sustainability
	☐	☐	☒
	· Fosters collaborative intergovernmental partnerships 
	☐	☐	☒
	Community Identity & Spirit
	
	
	

	We will build upon our strengths, where together we will create an inclusive, caring community (Strategic Plan and MDP pg. 27)
	☐	☒	☐
	· Promotes and/or enhances residents’ identification with Sturgeon County
	☐	☒	☐
	· Support and/or collaborate with voluntary organizations in the region
	☐	☒	☐
	Environmental Stewardship
	
	
	

	We foster a healthy environment and minimize our impact on ecosystems. (Strategic Plan and MDP pg. 27)
	☐	☐	☒
	· Plans and partnerships that minimize environmental impact on natural areas
	☐	☒	☐
	· Provides awareness of environmental issues impacting the County
	☐	☒	☐
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