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Agenda Item:  	D.5	

Request for Decision
		

	Title 
	Request for Development Charges Deferral and Amortization 

	
	

	Proposed Motion
	1. [bookmark: _Hlk57110282]That Council, if subdivision application 2020-S-038 is granted and any future development permits are issued, authorize amortization of off-site levy payments over a 10-year period for the properties currently described as Lots 1, 3, and 8 on Block 4, Plan 7720672.

2. That Council, if subdivision application 2020-S-038 is granted, authorize deferral and amortization of municipal reserve contributions via an appropriate legal instrument on the property currently described as Lot 8, Block 4, Plan 0820287.

	
	

	Administrative
Recommendation
	Administration recommends that Council, if subdivision application 2020-S-038 is granted and any future development permits are issued, authorize amortization of off-site levy payments for a 10-year period for the properties currently described as Lots 1, 3 and 8, on Block 4, Plan 7720672.

Administration also recommends that Council, if subdivision application 2020-S-038 is granted, authorize deferral of municipal reserve contributions via an appropriate legal instrument on the property currently described as Lot 8, Block 4, Plan 0820287.

	
	

	Previous Council Direction
	June 25, 2019 Regular Council Meeting
Motion 229/19: That Council give third reading of Bylaw 1445/19
(Sturgeon Industrial Park Offsite Levy Bylaw).

May 10, 2016 Regular Council Meeting
Motion 177/16: That Council give third reading of Bylaw 1363/16 Amendment to Sturgeon Industrial Park Area Off-Site Levy Bylaw 1320/14.

July 10, 2012 Regular Council Meeting
Motion 271/12: That County Council authorizes the endorsement of the Development Agreement between Sturgeon County and Univar Canada Ltd. subject to satisfactory right of way negotiations with the Mayor, CAO, General Manager of Infrastructure Services and the Councillor of the Area.

Note, this involved a 10-year off-site levy amortization including provision for 3.393% interest.



	
	

	
Report
	Background Information
· McSween Custom Fabricating (1353020 Alberta Ltd.) is interested in investing into additional lands located in Sturgeon Industrial Park, specifically, expanding Lots 1 and 3, Block 4, Plan 7720672 by purchasing portions of Lot 8, Block 4, Plan 0820287 from the owner of 2015618 Alberta Ltd. The land purchase and associated lot line adjustment (subdivision application 2020-S-038) are meant for future expansion plans of McSween Custom Fabricating and overall future growth needs.  
· These lots are noted in the attached communication received November 18, 2020 including a map with the final conceptual future layout of the parcels (see Attachment #1). 
· The owner of Lot 8, Block 4, Plan 0820287 (2015618 Alberta Ltd.) is interested in adjusting property lot lines to accommodate the sale of land to McSween Custom Fabricating as well as facilitate future sale of the remaining remnant parcel.  
· Both proponents, McSween Custom Fabricating and the current landowner of Lot 8, Block 4, Plan 0820287 (2015618 Alberta Ltd), have expressed preference to defer Off-Site Levy payments for all levies on the three noted proposed lots until future development permit is sought, at which time they are requesting the amortization of payments over a 10 year period. 
· Additionally, the proponents would like to defer money in lieu of municipal reserve via caveat to the remnant lot (i.e. Lot 8, Block 4, Plan 0820287).
· The proponents have submitted a joint subdivision application (File 2020-S-038) for the parcels to establish and re-align lot lines creating three parcels approximately: 4.6 acres, 2.8 acres, and the 10-acre remnant parcel – as shown in the Attachment 2.
· Off-site levies have not been paid for the noted lands to date.  
· While the company and landowner are positive on the outlook for growth and the potential of a land sale, the costs to pay levy rates in one payment are too high for their budgets to accommodate, particularly within current market circumstances (COVID-19 related demand decreases, low oil prices, etc.).
· The Sturgeon Industrial Park Area Off-Site Levy Bylaw 1445/19 (see Attachment #3) addresses flexibility to impose levy payments at the development permit stage of the process: 
· Part III (Application): 
· Section 5 states: “Off-Site Levies are deemed imposed whether or not the imposition of Off-Site Levies is made a specific condition of subdivision approval or the development permit.” 
· Section 6 states: “Applicants for subdivision approval or the issuance of a development permit in relation to lands within the Off-Site Levy Area shall be required to enter into a Development Agreement with the County as a condition of subdivision approval or the development permit requiring, among other things, payment of the Off-Site Levy.”

External Communication
· Following Council’s decision, Administration will contact the proponents regarding Council’s direction. 
· Commentary in this regard is also envisioned to occur within the forthcoming staff report (and recommended subdivision approval conditions) for subdivision application 2020-S-038, anticipated to be brought to the Municipal Planning Commission in January/February 2021. 
Relevant Policy/Legislation/Practices
· Section 648(1) of the Municipal Government Act authorizes a municipality for the imposition and payment of a levy as well as entering into an agreement in respect of payment of the levy. 
· Sturgeon Industrial Park (SIP) Offsite Levy Bylaw 1445/19
· Off-site Levy Policy 
· PD-2011-111 – Univar Canada Ltd. 

	
	

	Implication of Administrative Recommendation
	Strategic Alignment
· Strong Local Governance and Regional Leadership –The flexibility in payment of levies is consistent legislation and policies and procedures. 
· Planned Growth – Showing flexibility with companies while in a time of unprecedented disruption and allowing for growth of their companies shows a strong commitment to growth and facilitation of investment in Sturgeon County. 
· Planned Growth – Continuing to collect levy payments for infrastructure in Sturgeon Industrial Park (SIP), although over a period of time, provides for future consistency in levy models and certainty for future investors on levy rates in SIP. 
· Maintain and Enhance Strong Communities – Flexibility in levy payment timing and schedule demonstrates a commitment to the business community of being sensitive to business realities while maintaining and recouping costs for existing infrastructure.

Organizational
· Future levy payment timing must be tracked by Sturgeon County Administration, something that is quite onerous within the organization’s current financial systems and processes.
· Administration will incorporate Council’s decision into the applicable recommended approval conditions when subdivision application 2020-S-038 is brought before the Municipal Planning Commission (anticipated in January/February 2021).



Financial
· For the proposed 2.1 ha lot as referenced in Attachment #2 (previously noted in yellow in Attachment #1):
· Levies: $45,550 per hectare X 2.1 = $95,655 (proposed to be amortized).

· For the proposed 1.1 ha lot as referenced in Attachment #2 (previously noted in blue in Attachment #1):
· Levies: $45,550 per hectare X 1.1 = $50,105 (proposed to be amortized).

· For the proposed 3.8 ha lot as referenced in Attachment #2 (previously noted in red in Attachment #1):
· Levies: $45,550 per hectare X 3.8 = $173,090 (proposed to be deferred and amortized at time of future subdivision/development).

· Additionally, cash in lieu of municipal reserve would amount to $56,035.07 
Therefore, all combined: $318,850 in off-site levies; plus $56,035.07 for municipal reserves = $374,885.07.

	
	

	Alternatives Considered

	1. Council could decide not to grant deferral or amortization of Off-Site Levy payment for parcels: Lot 1 and 3, Block 4, Plan 7720672 and Lot 8, Block 4, Plan 0820287.

2. Council could grant deferral (only) of Off-Site Levy payment for parcels: Lots 1 and 3, Block 4, Plan 7720672 and Lot 8, Block 4, Plan 0820287

3. Council could grant amortization (only) of Off-Site Levy payments for parcels: Lots 1 and 3, Block 4, Plan 7720672 and Lot 8, Block 4, Plan 0820287.  

4. Council could decide not to authorize deferral of money in lieu of municipal reserve via a deferred reserve caveat.

	
	

	Implications of Alternatives 
	Strategic Alignment: 
· The proponent has suggested that the transaction would not move forward if flexibility is not offered, and this would not facilitate planned growth for Sturgeon County. 

Organizational
· Each of the above noted alternatives would either be minimal impact to organizational processes or no impact.

Financial
· Off-Site Levy fees would not be paid as the transaction or growth of the companies would not be facilitated.

	
	

	Follow up Action
	1. Communicate Council’s direction with the proponents (Economic Development Services, January 2021).
2. Proceed with subdivision application process and if granted, execute necessary steps to subdivision endorsement, and then future development permit issuance (Planning and Development Services, January 2021).

	
	

	Attachment(s)
	1. Email from McSween (Attachment 1)
2. Sturgeon Industrial Park Map (Attachment 2)
3. Bylaw 1445/19 - Sturgeon Industrial Park Off-Site Levy Bylaw (Attachment 3)
4. Off-Site Levy Policy (Attachment 4)

	
	

	Report Reviewed by:
	
Tyler Westover, Manager, Economic Development Services

Martyn Bell, Acting Manager, Planning and Development Services

Travis Peter, Director, Development and Strategic Services

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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