TOWN OF DIDSBURY
BY-LAW 2019 - 06 (Off-Site Levy)

BEING A BY-LAW OF THE TOWN OF DIDSBURY, IN THE PROVINCE OF
ALBERTA TO PROVIDE FOR THE IMPOSITION AND PAYMENT OF A LEVY, TO
BE KNOWN AS AN “OFF-SITE LEVY”, IN RESPECT OF LAND(S) THAT IS TO BE
DEVELOPED OR SUBDIVIDED.

Whereas Section 648(1) of the Municipal Government Act, RS.A. 2000, c. M-26 as
amended, provides that a Council of a municipality may enact a Bylaw to provide for
the imposition and payment of Off-Site Levies in respect to lands that are to be
developed or subdivided and to authorize agreements to be entered into in respect of
the payment of those levies for the purposes of paying for all or part of, among other
things:

a. new or expanded facilities for the storage, transmission, treatment or
supplying of water;

b. new or expanded facilities for the treatment, movement or disposal of
sanitary sewage;

C. land required for or in connection with any facilities described above.

And whereas the Town of Didsbury has undertaken a study which identifies Off-Site
Levy eligible municipal infrastructure projects and contains detailed calculations to
establish the Off-Site Levies provided for in this Bylaw, a copy of which is attached
hereto and forms part of this Bylaw as Schedule “B”;

And whereas the Council of the Town of Didsbury deems it desirable to impose the
Off-Site Levies provided for herein and to authorize agreements in respect of the
payment of those levies;

And whereas the calculation of the Off-Site Levies provided for in this Bylaw has been
determined in consultation with affected land owners and representatives of the
development industry as required by the Off-Site Levies Regulation, AR 187/2017;

Now therefore, the Municipal Council of the Town of Didsbury, in the Province of
Alberta, duly assembled, hereby enacts as follows:

1) Definitions
For the purposes of this by-law the following definitions shall apply:

(a) “Construction Price Index (CPI)” shall mean CPI for the metropolitan area of
Calgary as defined by Construction price indexes, by selected metropolitan areas
- New housing price indexes (monthly) completed by Statistics Canada.

(b) “Council” shall mean the Council of the Town of Didsbury.
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(c) “Development” shall mean:
(1) the carrying out of any construction on, over or under land; or
(2) the making of a change in the use of the land, building or premises.

(d) “Environmental Reserve” shall mean the land designated as environmental
reserve under Division 8 of the Municipal Government Act.

(e) “Municipal Reserve” shall mean the land designated as municipal reserve under
Division 8 of the Municipal Government Act.

(f) “Subdivision” shall mean the division of a parcel by an instrument pursuant to
the Municipal Government Act.

2) Establishment of Levy

(a) An Off-Site Levy is hereby imposed and shall be collected in respect of all lands
within the municipal boundaries of the Town of Didsbury which are to be
subdivided or developed and for which no Off-Site Levy has previously been
paid.

(b) Off-Site Levies will not be imposed and collected on lands within the municipal
boundaries of the Town of Didsbury where the lands remain completely
unserviced by the Town.

3) Object of Levy

(a) The objects, principles and criteria of this Off-Site Levy Bylaw shall be in
accordance with the following;:

i) This Bylaw creates an Off-Site Levy to provide funds for the capital cost of
infrastructure required for or impacted by subdivision or development.

ii) The object of this Bylaw is to pay for all or part of the capital costs of the
following infrastructure:

(1) New or expanded facilities for the storage, transmission, treatment or
supplying of water; and

(2) New or expanded facilities for the treatment, movement or disposal of
sanitary sewage.

iii) This Bylaw does not impose an Off-Site Levy for new or expanded roads
required for or impacted by a subdivision or development and Off-Site Levy
funds collected under this Bylaw shall not be used for new or expanded roads
required for or impacted by a subdivision or development.

iv) The imposition and collection of Off-Site Levies on subdivision and
development in new growth areas will provide capital to fund the
infrastructure required for growth. All beneficiaries of development, which is
defined as all Developable Land within the municipal boundaries of the
Town, shall contribute on an equitable basis related to the degree of benefit.
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v) Off-site infrastructure is required to maintain sustainable, cost effective and
orderly growth.

vi) The calculation of the Off-Site Levy shall be an open and transparent process.

vii)The Off-Site Levy is intended to allow the Town to recover the cost of
infrastructure required for growth:

(1) Using financing strategies that remain sustainable;

(2) Facilitating development by reducing risk on early developers and
ensuring future developers share the costs of the infrastructure and
facilities from which they benefit; and

(3) Promoting cost effective and orderly development.
viii) The Off-Site Levy will help promote orderly development by:

(1) Providing off-site infrastructure, once the appropriate planning is in
place, and when warranted by development; and

(2) Encouraging contiguous development.

4) Amount of Levy

(a) The Off-Site Levies hereby imposed shall be calculated in accordance with
Schedules “A” and “B” of this Bylaw.

(b) The Schedules referred to in this Bylaw are incorporated into and form part of
this Bylaw.

(c) The Chief Administrative Officer or his or her designate shall review this Bylaw
and report to Council annually so that the levies provided for herein, and the
information utilized to calculate those levies, is kept current.

(d) The Off-Site Levy shall be adjusted on January 1st of each successive year after
the passing of this Bylaw by a percentage equal to the year to year percentage
change in the Construction Price Index - Calgary Region.

5) Imposition of Levy
(a) Where it is determined that a Development Agreement is appropriate for any
application for development or subdivision, the Applicant or the Owner, as the
case may be, shall enter into a Development Agreement with the Town and such
Development Agreement shall ensure that provision be made for the payment of
the Off-Site Levies imposed by this Bylaw.

(b) Each Development Agreement and each Development Permit or Subdivision
Approval entered into or issued by the Town in respect of lands within the
municipal boundaries of the Town shall make provision for payment of all Off-
Site Levies imposed by this Bylaw.
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6) Payment of Levy and Development Agreements
(a) Off-Site Levies payable pursuant to Development Agreements entered into
pursuant to this Bylaw shall, as determined by the Town, be made payable in
accordance with one of the following Off-Site Levy payment models:

i) Off-Site Levies shall be paid to the Town of Didsbury at the time of the
signing of the Development Agreement;

ii) Off-Site Levies shall be paid to the Town of Didsbury in three (3) installments:

(1) Thirty three (33%) of the levies shall be paid by the Developer at the time
of the signing of the Development Agreement;

(2) Thirty three (33%) of the levies shall be paid by the Developer prior to
Town's approval of the last Construction Completion Certificate (as
defined in the Development Agreement); and

(3) Thirty four (34%) of the levies shall be paid by the Developer prior to the
Town's approval of the last Final Acceptance Certificate (as defined in the
Development Agreement);

subject to the security requirement set out below;

iii) In the case of a subdivision approval, the Off-Site Levies shall be paid by the
Developer at the time the Developer applies for a Development Permit,
subject to the security requirement set out below;

iv) In exceptional circumstances, Off-Site Levies may be paid to the Town of
Didsbury at some other time as may be approved by the Chief Administrative
Officer, subject to the security requirement set out below.

(b) The Development Agreement will specify the specific Off-Site Levy payment
model applicable to the Developer.

(c) In the event all or a portion of the Off-Site Levies are to be paid to the Town of
Didsbury at a time later than the signing of the Development Agreement
pursuant to 6(a) of this Bylaw, the Development Agreement shall provide for
security in a form and amount acceptable to the Town in order to secure
payment of the Off-Site Levies.

(d) The failure, refusal or neglect to make any payment of an Off-Site Levy when
due pursuant to a Development Agreement, shall be a debt owing to the Town
by the Applicant or Owner, as the case may be. This provision shall not, in any
way, affect any other remedy available to the Town for late or non-payment of an
Off-Site Levy pursuant to the Municipal Government Act, or any other enactment.

(e) Off-Site Levies shall be calculated by the hectare based on the Developable Area,
which includes the lands which are the subject of the subdivision or
development permit application but excludes land designated as environmental
reserve, land designated as municipal reserve and road right of ways.

(f) The Chief Administrative Officer’s decision with respect to the calculations and
payment of Off-Site Levies under this Bylaw is final.
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7) Accounting

(a) All funds collected pursuant to this Bylaw shall be accounted for in a special
fund and expended only as permitted under the provisions of the Municipal
Government Act.

8) Review

(a) This Bylaw shall be reviewed annually.

9) Transition
(a) This Bylaw applies to:

i) Any subdivision where the date of a valid signed development agreement
occurs on or after the date this bylaw comes into force; and

ii) Any development where the date of issuance of a development permit occurs
on or after the date this bylaw comes into force.

10) Schedules
(@) Schedules A & B form part of this Bylaw.

11) General
(a) Nothing in this Bylaw precludes the Town from:

i) Imposing further or different Off-Site Levies, duly enacted by Bylaw on any
land in respect of which the Town has not collected the Off-Site Levies
imposed under this Bylaw or any previous Off-Site Levy Bylaw authorized
by statute.

ii) Imposing Development fees for infrastructure not identified in this Off-site
Levy Bylaw.

12) Enactment

(a) This Bylaw shall come into force and effect once the bylaw receives Third & Final
Reading.
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13) Rules of Interpretation

a) The headings of this bylaw are for reference purposes only and do not form a
& P
part of the Bylaw.

(b) This Bylaw shall come into effect upon the date of final passing by Council at
Third and Final Reading.

(c) Upon the coming into force of this Bylaw, Bylaw 2011-10 is hereby repealed.

Read a first time this 28t day of May, 2019
Read a second time this 28t day of May, 2019

Read a third and final time by unanimous consent this 28t day of May, 2019

TOWN OF DIDSBURY, ALBERTA

[é% Lt

Mayor

Chief Administrative Officer
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Town of Didsbury

Bylaw - 2019 - 06
Schedule “A”

Final Report- Town of Didsbury Off-Site Levies- 2019 Update

a) By-law No. 2019 shall come into force and effect when the bylaw is approved

Off-site Levy Per Hectare

Year 2019 ($/ha)

Water $ 7,815.00
Wastewater $ 57,757.00
Total I'$ 65,572.00

Off-site Levy Per Acre

Year 9 ($/acre)

Water $ 3,162.63
Wastewater $ 23,373.52
Total $ 26,536.15

*For the purpose of calculations, one (1) hectare is equivalent to 2.4710436922532532
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Town of Didsbury

Bylaw No. 2019 - 06
Schedule “B”

Town of Didsbury Final Report - Off-Site Levies- 2010 Update
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Our Reference: 25293

Town of Didsbury
2037 — 18 Avenue, Box 790
Didsbury, Alberta

TOM OWO

Attention: Brittany Hutton, Manager of Planning and Infrastructure
Dear Brittany:

Reference: Town of Didsbury

Off-Site Levies - 2010 Update

Enclosed is the final report for the Town’s Off-Site Levies - 2010 Update. We frust that it meets your needs.

The key objective of this project is to review the off-site levy rates charged by the Town and update rates as
required based on the Town's Infrastructure Study Update as completed by ISL in 2008. This report provides the
background documentation for the Town of Didsbury to update its Off-Site Levy Bytaw. The rates can be included
as a schedule to the Bylaw and can be revised annually if desired by the Town.

We sincerely appreciate the opportunity to undertake this project on your behalf. Should you have any questions
or concerns, please do not hesitate to contact the undersigned at (403) 254-0544,

Sincerely,

A

o
Wes Stambaugh, P.Eng.
General Manager
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and Land Services

Town of Didsbury

Off-Site Lavies — 2010 Update

Corporate Authorization

July, 2010

Geoffrey Schulmeister, P. Eng.
Water Resources Manager

PERMIT TO PRACTICE
ISL Engineering and Land Services Ltd.

£

—
—
—

Signature _ P

Date Tod, 2/ 2070

/
PERMIT NUMBER: P 4741

The Assoclation of Professional Engineers, Geologists
and Geophysicists of Atberta

This document entitled “Off-Site Levies — 2010 Update™ has been prepared by ISL
Engineering and Land Services Lid. {ISL} for the use of the Town of Didsbury. The
information and data provided herein represent ISL’s professional judgment at the time
of preparation. ISL denies any liability whatsoever to any other parties who may obtain
this report and use it, or any of its contents, without the express written consent of ISL.
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JASY B Enoineering Off-Site Levies — 2010 Update
1.0 Introduction and Background

July, 2010

The Town of Didsbury (the Town) has engaged ISL Engineering and Land Services Ltd.
(ISL) to undertake an off-site levy review in order to ensure up to date rates are used and
adequate capital is collected from the developers to fund off-site infrastructure required to
support growth. The Town previously updated its off-site levy rates in 2006 while ISL was
simultaneously preparing the Town’s Infrastructure Study (ISL, 2008). At the time of this
update, additional water storage, pumping, and distribution infrastructure upgrades as
well as wastewater conveyance infrastructure upgrades were added to the Town's off-site
levy bylaw. The cursory review did not include any road or wastewater treatment
infrastructure.

In 2008, the Town annexed a substantial amount of additional land, increasing the total
future development to around 15.5 quarter sections, an increase of 10 quarter sections
from the 2006 review. As a result, the Town engaged ISL to update the Town
Infrastructure Study. The resultant document, the Town of Didsbury Infrastructure Study
— 2008 Update (ISL, 2009), reviewed water supply and distribution, wastewater collection
and treatment, stormwater management, and roadway infrastructure in the context of the
expanded growth area. Consequently, the Town has decided to update its off-site levies
to include the additional annexation areas as well as adding items such as wastewater
treatment and future roadways, which were not part of the 2006 review.

Paggé
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Town of Didsbury
Off-Site Levies — 2010 Update

Literature Review

One of the tasks of the Off-Site Levies Update was to perform a review of the existing
Town of Didsbury Off-Site Levy Bylaw, the Municipal Government Act (MGA), and the
neighbouring municipalities’ off-site levy bylaws. A brief summary of the reviews follow.

2.1 Existing Off-Site Levy Bylaw

The existing bylaw was based on the work completed to date on the Infrastructure Study
(ISL, 2006). The review identified future annexed lands and the infrastructure required to
service those lands. Some of the findings in the report are listed below:

» 5.5 additional quarter sections of future development in annexed areas;

# Included in the review were water supply and distribution, as well as preliminary
sanitary sewage conveyance and treatment upgrades;

» Excluded from the review were comprehensive sanitary sewage conveyance
system upgrades, stormwater management system upgrades, and roadway
upgrades;

#» Total Off-Site Levy rates implemented by the Town were $2,950.53 per dwelling
unit based on 3 people per dwelling unit.

> Off-site levies were calculated by the acre: gross acreage less environmental and
municipal reserves.

2.2 Municipal Government Act

The governing authority for the off-site levies bylaw is the Municipal Government Act
(MGA), which states in Section 648, that the off-site levy may be used to pay for all or
part of the capital cost of any or all of the following:

» new or expanded facilities for the storage, transmission, treatment or supplying of
water;

» new or expanded facilities for the treatment, movement, or disposal of sanitary
sewage;

» new or expanded storm sewer drainage facilities;

» new or expanded roads required for or impacted by a subdivision or
development;

# land required for or in connection with any facilities, described above.

2.3 Off-Site Levy Bylaws from Surrounding Municipalities

The review of the surrounding municipalities' off-site levy bylaws is intended to create a
benchmark for the Town of Didsbury and included the following municipalities:

Town of Carstairs;
Town of High River;
Town of Innisfail;
Town of Olds;

Town of Sundre;
Town of Sylvan Lake.

VY YV VY

Table 2.1 below provides a brief overview of the current rates and significant policies of
interest, which may currently be under review. It is important to note that Carstairs and
Sundre do not include Transportation in their off-site levies while High River does not
include Stormwater.

Paggi
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Off-Site Levies — 2010 Update

Table 2.1 Summary of Surrounding Municipalities for Bylaw Comparison

July, 2010

Off-Site Levies/Area
Town (Water, Sanitary, Storm, Calculated Equivalent Rates ($/ha)
Transportation)
Min | Max Min | Max
$ 2,000/1o0t $ 2,000/Iot
Carstairs Res: $ 7,570/acre Res: $ 18,705/ha
Ind: $ 4,513/acre Ind: $ 11,151/ha
High River $ 29,999/acre $ 69,437/acre $74,128/ha $ 171,581/ha
Innisfail $ 8,610/ha $ 48,463/ha $ 21,003/ha $ 48,463/ha
Olds $ 8,500/acre $ 23,000/acre $ 15,750/ha $ 56,834/ha
Sundre Res: $63,104/ha | Res: $68,053/ha Res: $63,104/ha Res: $68,053/ha
Ind:$44,120/ha Ind: $44,120/ha Ind: $44,120/ha Ind: $44,120/ha
Sylvan Lake $ 1,475/EDU $ 27 509/EDU $ 1,475/EDU $ 27,509/EDU

1. EDU = equivalent dwelling unit, Sylvan Lake has developed a unit rate based on varying densities and lots per area.

Paggg
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FAY B Ensineering Off.Site Levies — 2010 Update
3.0 Growth Projections / Future Developable Lands

July, 2010

The existing population of Didsbury is 4,599, according to the 2008 Census. The Town's
new annexation area encompasses roughly 15.5 quarter sections of land (1,102 ha),
representing a net increase of roughly 10 quarter sections (647.5ha) over the Town'’s
previous annexation plans. ISL, under the direction of the Town, assumed the full build-
out of the current planned developments by 2013, following which, growth in the
annexation area would be at a rate of 3% per annum, increasing the current population
from 4,599 to a 25 year horizon population of 14,000 to 19,000, depending on the status
of the Copperwood Development. For the purpose of this report, calculations were based
on full build-out conditions.

3.1 Net Developable Area

Didsbury’s new annexation area covers roughly 1,102 ha of total gross area. It is
understood that not all of the annexed land can be developed. Areas may be dedicated
as road right of ways, environmental reserves, and possibly municipal reserves.
Therefore, under direction from the Town, the net developable area for this off-site levy
review is estimated as 70% of the total gross area.

ISL has reviewed the total annexed area and has divided these potential development
areas by quadrants and benefiting areas in the Table 3.1 below and a map showing
these areas in Figure 3.1.

Table 3.1 Net Developable Areas

. Land Use Area, ha
Quadrant Benefiting Area Classification
Gross | Net
NwW Total Industrial 3383 236.8
A 64.7 453
B 64.7 453
o] 64.8 454
D 61.1 428
E 59.6 417
F 23.4 16.4
NE Total Residential 165.0 115.5
G 64.7 453
H 73.4 51.4
1 269 18.8
Sw Total Residential 2934 2054
J 64.7 45.3
K 64.7 45.3
L 39.3 275
M 41.8 293
N 15.7 11.0
0] 67.2 47.0
SE Total Residential 305.7 214.0
P 48.0 336
Q 64.7 453
R 65.2 456
S 1278 895
Future Development 1102.4 771.7

Paggg
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Town of Didsbury

b L Off-Site Levies — 2010 Update

Off-Site Levies Assumptions

4.1 Assumptions

Didsbury’s off-site levies will be charged to any new or incremental development in town
which will impact the need for upgrades in infrastructure, including the following:

» water supply and distribution;

» sanitary sewer collection and treatment;

» future roadway growth, including railway and creek crossings (not including the
land acquisition).

Excluded from the off-site levies is the storm infrastructure. The storm infrastructure
would be required to be provided by each individual development or as per development
agreements between the Town and each respective Developer if any off-site
infrastructure was required.

Other assumptions included within this update are the following:

» The Fieldstone subdivision, area M on Figure 3.1, has an expired Development
Agreement and will be included in the water supply and distribution, and sanitary
sewer off-site levy calculations.

» Road right of ways were assumed to be lands dedicated by developers, hence,
land acquisition for the roadway infrastructure upgrades were not included in the
off-site levies at this time. It is also noted that the Town plans to complete a
detailed Transportation Master Plan, which was not included within the scope of
this project.

» Other potential stakeholders may include Mountain View County (the County). It
will be at the discretion of the Town to discuss potential cost and maintenance
sharing agreements with the County as initial discussions suggest the County
may require roadway upgrading to support development, but would be unlikely to
share the cost unless development was also occurring in the County within the
vicinity.

» Potential grant funding of infrastructure is currently included in this report. it is
assumed that the Water and Wastewater Partnership Grants, Alberta Municipal
Water/Wastewater Partnership (AMWWP) will contribute 40% of the water
reservoir and lagoon capital costs. Other provincial grants are estimated to
contribute 25% of the capital costs for the water and wastewater conveyance, as
well as the future entire roadway infrastructure. It will be at the discretion of the
Town to include these potential municipal infrastructure grants.

# Oversizing considerations will not be detailed herein. Details into potential
endeavours to assist will be detailed by the Town in the formal off-site levy policy
and/or future development agreements.

» The net developable area for this off-site levy review is estimated at 70% of the
total gross area.

» No interest or carrying charges have been included at this stage.

Pagei
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5.0 Costing Details

5.1 Water Infrastructure Upgrades

In order to facilitate Didsbury’'s community growth, the following are recommended
upgrades to be included in the Off-Site Levy Bylaw, based on the Infrastructure Study
Update (ISL, 2009). Note that the upgrades that solely benefit the existing parts of the
Town are not included in the levy. The locations of each upgrade are shown on Figure
5.1. A detailed breakdown of all water upgrades can be found in Appendix A, Table A1.

5.1.1 Supply and Distribution Infrastructure

The key future upgrades and enhancements for the supply and distribution infrastructure
include the construction of a new supply line, trunk watermain, watermain on CMi
property, and a watermain along 24" Avenue and are summarized as follows:
# New Supply Line
o Construction of a 300mm watermain connecting the new reservoir to the
distribution system at 15" Avenue and 16™ Street.

* Estimated cost of $ 300,000;

= Cost sharing was determined by volume shared, roughly 6%
benefit the existing parts of the Town and 94% benefit future
development.

# New Trunk Watermain along Secondary Highway 582 Bypass
o Construction of a new 400mm trunk watermain from the existing
pumphouse to 16'" Street along the Secondary Highway 582 bypass to
improve fire flows in the existing parts of the Town.

= Estimated cost of $ 1,450,000,

» Cost would likely be borne by the Town initially, though benefit to
future development areas be substantiated and included in off-
site levy calculations.

» New Watermain on CMI Property
o Construction of a new 400mm watermain on the CMI property,
connecting the 400mm stub to the south and the 300mm stub to the
east.

+  Estimated cost of $ 250,000;

* This is located on private land and the majority of the benefits
and hence, cost would be borne by the developer. The Town
may consider assistance with oversize costs.

» New Watermain along 24™ Avenue
o Connect the 150mm watermain along 19" Street east to a 200mm
watermain located north of 23 Avenue to improve fire flows.

* Estimated cost-of $ 260,000;

s  These upgrades benefit the existing parts of Town. The costs
would be borne by the Town and not included in Off-Site Levies.

§1.2 Storage Infrastructure

The key future upgrades and enhancements for the storage infrastructure include the
construction of a new reservoir and upgrades to the existing pumphouse.
» New Reservoir
o According to the Infrastructure Study Update (ISL, 2009), there is a need

to construct a new reservoir and pumphouse in the southeast quadrant
of the Town. Based on the calculations completed during the
Infrastructure Update, the reservoir was initially sized for the 10 year
growth horizon, providing an additional storage of 8,000m* of water
storage. The pumphouse should include new duty pumps as well as a
fire pump.

July, 2010 Pagp§
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. . Town of Didsbury
F oY B Enoincering Off-Site Levies — 2010 Update

* Estimated cost for the upgrade is $ 4,400,000.

= Cost sharing was determined by volume shared, roughly 6%
benefit the existing Town and 94% benefit future development.

» Existing Pumphouse Upgrades
o Installation of a new fire pump and improved distribution pumping
capacity.

» Estimated cost of $ 1,000,000.

»  These upgrades benefit the existing Town. The costs would be
borne by the Town and are not included in off-site levy
calculations.

51.3 Costs and Rates
Table 5.1 below summarizes the cost sharing for the water infrastructure.

Table 5.1 Water Infrastructure Cost Sharing

Cost Sharing (%)
Upgrade Existing Developers
Town

New Supply Line 6 94
New Trunk Watermain 6 94
New Watermain on CM! Property* o** 100
New Wetermain along 24th 100 0
Avenue
New Reservoir 6 94
Existing Pumphouse Upgrades* 100 0

* Not included in levy.
** Potential for oversize cost sharing.

There are grants applied to the costs through the AMWWP and other provincial grants.
The AMWWP is assumed to contribute 40% of the capital cost for the water reservoir.
The other provincial grants are assumed to contribute 25% of the capital costs for the
water conveyance system. The rates for the water infrastructure are split showing the
uniform and benefiting area rates as well as grant contribution as shown in Table 5.2.

Table 5.2 Water Infrastructure Rates

Net Without Grant Contribution With Grant Contribution
Quadrant Area, Total
ha Gost, § Rates, $/ha Total$Cost, Rates, $/ha
Future
Development 7.7
NW | 236.8
NE | 775.5 6,031,000 7,815 3,902,850 5,058
SW | 205.4 |
SE | 214.0
Existing
Town Total | 1,629,000 - 1,182,150 -

July, 2010

Paged




Town of Didsbury

f oY B Engineering Off-Site Levies — 2010 Update

July, 2010

5.2 Wastewater Infrastructure Upgrades

In order to facilitate future community growth, the following are the recommendations to
be included in the Off-Site Levy Bylaw. Didsbury may consider imposing a policy and/or
future development agreements regarding oversizing, however, the oversize policy will
not be discussed within this report. The locations of each upgrade are shown on Figure
5.2. A detailed breakdown of all sanitary upgrades can be found in Appendix A, Table A2.

521 Collection Infrastructure

The recommended upgrades to meet future development needs for Didsbury’s
wastewater collection system and servicing future servicing were reviewed by quadrant.
#» Northwest and Northeast Servicing
o The most effective wastewater servicing concept developed in the
Infrastructure Study — 2008 Update (ISL, 2009), is where the northwest
part of Town is serviced east around the north end of Town and the
northeast service around the east end, to the lagoons with common
downstream servicing. This will be referred to as the North Trunk Sewer
and has the corollary benefit of improving existing system capacity.
s North Trunk Sewer
e Estimated cost of $ 6,820,000.
» Southwest Servicing
o The southwest part of Town is serviced east around the south end of
Town to the lagoons. This concept would be integrated with servicing the
existing southeast part of Town. The Fieldstone area plus areas north of
the coulee, south of Deer Coulee Ranch, would be serviced to the
existing south trunk sewer with the remainder of the area serviced to this
new trunk sewer, referred to as the Southwest Trunk Sewer.
= Southwest Trunk Sewer
e Estimated cost of $ 4,720,000.
» Southeast Servicing
o The southeast part of Town is serviced in three ways. The northwestern
part of the area would be serviced to the existing south trunk sewer. The
central part of this area would be integrated with servicing for the
southwest part of the above noted Southwest Trunk Sewer. This sewer
would incorporate overflows from the existing south trunk sewer
upstream and downstream of the siphons. The southeastern part of this
area would have a separate trunk directly to the lagoons with an
alignment along or in another coulee in the extreme southeast with this
new trunk sewer referred to as the Southeast Trunk Sewer.
= Southeast Trunk Sewers
o Estimated cost of $ 1,530,000.

5.2.2 Treatment Infrastructure

The recommended treatment facility to meet the short to medium term growth needs of
Didsbury is an expanded lagoon system.
» Lagoon System
o A staged construction anaerobic/facultative lagoon system was
recommended within the Infrastructure Study — 2008 Update (I1SL, 2009)
consisting of 47,200m* of anaerobic cells, 253,000m” of facultative cells,
and 1,980,000m" of storage cells.
= Estimated cost of $ 31,500,000.

5.2.3 Costs and Rates

Given that the new trunk sewers are generally being constructed to benefit future growth
and development, the costs will be borne by the developers through off-site levies.
However, in the event development does not start at the downstream end of each sewer
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and proceed upstream, the Town may either choose to front the trunk sewer construction
costs or require an upstream developer to fund the trunk sewer with the Town
contributing an amount to be negotiated with the developer.

There are grants applied to the costs through the AMWWP and other provincial grants.

The AMWWP is assumed to contribute 40% of the capital cost for the lagoon. The other
provincial grants are assumed to contribute 25% of the capital costs for the wastewater
conveyance system, as shown in Table 5.3 below.

Table 5.3 Wastewater Infrastructure Rates

Net Without Grant Contribution With Grant Contribution
Quadrant Aaeaa, c'l;:tzls Rates, $/ha Total Rates, $fha
Cost, $
Future
Development 777
NW | 236.8
NE | 115.5 | 44,570,000 57,757 28,702,500 37,195
Sw | 205.4
SE | 214.0

5.3 Roadway Infrastructure

In order to facilitate future community growth, the following are the recommended
upgrades to be included in the Off-Site Levy Bylaw. It is noted that Didsbury may in the
future undertake a Transportation Master Plan and other transportation impact
assessments to refine these upgrades with more detailed analysis. The following
considerations for the off-site levy calculations will mainly focus on upgrading major
arterial roadways, railway, creek and coulee crossings, based on the Town's Roadway
Growth Plan in the Infrastructure Study — 2008 Update (ISL, 2008). The acquisition of the
land has not been included with these off-site levies. A map showing the locations of the
upgrades can be found on Figure 5.3.

5.3.1 Roadway Upgrades

Since Didsbury has annexed additional land, there are many roads which require
upgrades to accommodate for future growth. The arterial roadway upgrades, which have
been included in the off-site levies, are to provide major traffic movement within the
Town, access to commercial properties, and ultimately two or four lanes of traffic,
depending on the location.

The upgrades have been split up into 17 separate segments in order to evaluate cost
sharing between developments. Of these segments, there are three segments within the
current town boundaries and six segments currently under jurisdiction of Mountain View
County. These roadways are recommended in order to allow access to future
developments, with costs shared by the developers. There is a roadway upgrade
required for access to the Valarosa subdivision where the cost will be borne by the Town.

It is noted that roads could be funded through off-site levies or alternatively, paid for by
developers as part of Development Agreements where a cost split between multiple
developers and/or the Town could be independently defined.

5.3.2 Railway, Creek and Coulee Crossings

Railway, creek, and coulee crossings were reviewed and identified as key future
infrastructure upgrades. Railway crossings will consist mainly of upgrades; creek
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crossings will generally involve a large culvert or similar structures; and coulee crossings
may require a formal bridge. The total crossings identified consist of two railway
crossings, five creek crossings, and one coulee crossing as shown on Figure 5.3.

5.3.3 Costs and Rates

Cost estimates for the roadway improvements can vary depending on drainage systems,
topography, and costs of construction. Unit costs have been developed in the Town's
Infrastructure Study — 2008 Update (ISL, 2009) in order to facilitate high-level planning. It
is assumed these unit costs include paving of urban arterial roadways, as well as curb
and gutter drainage (local storm sewers not included).

Two Lane Undivided: $ 3.7 Million / km

Four Lane Undivided: $ 6.7 Million / km

Four Lane Divided:  $ 7.2 Million / km

Minor Creek Crossings: $ 500,000 per carriageway
improved Rail Crossing: $ 200,000 per carriageway
Coulee Crossing: $ 1 Million

A A EE L A

There are grants applied to the costs through provincial grants. The provincial grants are
assumed to contribute 25% of the capital costs for the roadway infrastructure upgrades.
A summary of the rates for all roadway improvements are shown in Table 5.4 below. A
detailed overview of all the roadway improvements and related costs are broken down in
Appendix A, Table A3.

Table 5.4 Roadway Infrastructure Rafes

Net Without Grant Contribution With Grant Contribution
Quadrant A::a, c.':’stf; Rates, $/ha Total Rates, $/ha
i Cost, $
Future
Development 7717
NW | 236.8
NE | 115.5 57,070,500 73,956 42,803,875 55,467
SwW | 205.4
SE | 214.0
Existing Total | 592,000 . 444,000 ;
Town

5.4 Summary of Rates

Off-site levy rates can be broken down using uniform or benefiting area rates. There are
grants applied to the costs through the AMWWRP and other provincial grants. The
AMWWRP is assumed to contribute 40% of the capital cost for the water reservoir and the
wastewater lagoon. The other provincial grants are assumed to contribute 25% of the
capital costs for the water and wastewater conveyance system, as well as the entire
roadway infrastructure.

541 Uniform Rates

Uniform rates may be advantageous in situations where growth is to commence in a
gradual fashion, developing near the edge of the existing Town boundaries rather than
sporadic growth, which could be driven by varying costs per area. It is noted that there is
a total cost incurred to the existing Town without and with grant contributions of
$2,221,000 and $1,626,150, respectively. The summary of the Uniform Rates are found
in Table 5.5 below.
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Table 5.5 Summary — Uniform Rates

Rates, $/ha
Upgrade Without Grant Contribution | With Grant Contribution
Water 7,815 5,058
Sanitary 57,757 37,195
Transportation 73,956 55467
Total 139,529 97,720

Based on input from the Town, uniform rates will be employed for off-site levy
calculations.

5.5 Timing of Off-Site Levy Collection

in the previous Town of Didsbury Off-Site Levy Bylaw, it was noted that the levies shall
be paid at the time of subdivision registration endorsement, sale of the land, or at
issuance of development/ building permit unless other arrangements have been made
within the signed development agreement. If the off-site levies are not paid within 30 days
of the time of land sale of the second last lot, they may be added to the tax roll of the last
lot owned by the Developer.

551 Surrounding Municipalities for Comparison

During the review of the surrounding municipalities, the timing of the off-site levy
collection was noted and is summarized in the Table 5.7 below.

Table 5.6 Summary of Surrounding Municipalities for Bylaw Comparison

Town Off-Site Levy Collection Timing
Carstairs Insufficient Information
H!gh insufficient Information
River
Innisfail Paid prior to issuance of Development Agreement
Olds Payment at Time of Development Agreement or Lot Sale within 3 years (refer to Bylaw)
Sundre Paid in full prior to endorsing the registering of a subdivision plan.
Sylvan Paid upon the issuance of Building/Development Permit or before subdivision lien is
Lake registered pursuant to Land Titles Act, whichever date is earliest.

July, 2010

The Town and surrounding municipalities have enforced these protocols to ensure a
regulated time for payment of the off-site levies. These policies compare to the existing
Town'’s protocol as follows:

» In most cases these municipalities require payment prior to the commencement
of construction in developable land which coincides with the previous Town’s
policy.

#» The surrounding municipalities have not included circumstances where payment
has not been received, whereas the Town has discussed these circumstances in
their previous bylaw.

It is at the Town's discretion to determine which methodology to utilize in the Off-Site
Levy Bylaw
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Conclusion and Recommendations

6.1 Conclusions

The Town of Didsbury off-site levies will be charged to any development that will benefit
from upgraded infrastructure to service their developments, including:

» water supply and distribution,

> sanitary sewage collection and treatment, and

#» future roadway infrastructure.

Infrastructure excluded from the levies includes:
» stormwater infrastructure.

Off-site levy rates can be broken down using uniform or benefiting area rates. Potential
grant funding of infrastructure is currently included within this report. It is assumed that
the Water and Wastewater Partnership Grants, Alberta Municipal Water/WWastewater
Partnership (AMWWP) will contribute 40% of the water reservoir and lagoon capital
costs. Other provincial grants will contribute 25% of the capital costs for the water and
wastewater conveyance, as well as the future entire roadway infrastructure. It will be at
the discretion of the Town to determine how to include these potential municipal
infrastructure grants.

Previous payment and timing of the Off-Site Levies were to be paid at the time of
subdivision registration endorsement, sale of the land, or at issuance of development/
building permit unless other arrangements have been made within the signed
development agreement. If the off-site levies are not paid within 30 days of the time of
land sale of the second last lot, they may be added to the tax roll of the last lot owned by
the Developer. Comparing this payment and timing policy to the surrounding
municipalities, the Town follows the municipalities and has determined consequences for
potential fack of payment within the appropriate timeframe.

6.2 Recommendations

Recommendations related to the Town’s off-site levy update are as follows:

1. On the basis of the calculations and assumptions documented above, the
Town should consider implementing off-site levies at a rate of $97,720/ha in
the development of an updated off-site levy bylaw for the Town.

2. The Town should consider the suitability of the recommended rates for its
purposes.

3. The Town should consider if the inclusion of grants at the above noted
percentages is acceptable.

4. The Town should determine which timing methodology to utilize in the Off-
Site Levy Bylaw.

5. The Town should consider an oversizing and/or endeavour to assist policy
and/or future development agreements, where a developer has front-ended
major infrastructure with other benefiting areas.

6. The Town should review the Off-Site Levy once a year in order to update the
assumptions, costing, and schedules.
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