This document is consolidated into a single publication for the convenience of users. The Official Bylaw
and all amendments thereto are available from the Legislative Services Department and should be
consulted in interpreting and applying this Bylaw. In the case of any dispute, the original Off-Site Levy
Bylaw and amendments must be consulted.

®

CITY OF FORT SASKATCHEWAN
OFF-SITE LEVY BYLAW

BYLAW NO. C14-17

A BYLAW OF THE CITY OF FORT SASKATCHEWAN IN THE PROVINCE OF ALBERTA TO
PROVIDE FOR THE IMPOSITION OF AN OFF-SITE LEVY FOR LANDS PROPOSED FOR
SUBDIVISION AND DEVELOPMENT IN DEFINED NEW GROWTH AREAS WITHIN MUNICIPAL
BOUNDARIES.

WHEREAS the Municipal Government Act, RSA 2000, c.M-26, as amended or repealed and replaced
from time to time, permits Council to impose a levy known as an Off-Site Levy in respect of land to be
developed or subdivided within a municipality’s limits, and to authorize an agreement to be entered into
for payment of the levy;

AND WHEREAS the municipality has engaged in consultation with representatives of the development
industry to address and define existing and future infrastructure requirements of the municipality with
respect to circumstances of the municipality and the benefits of development;

AND WHEREAS Council received advice and reports respecting upgrades to Off-Site Infrastructure
which set out a fair and equitable calculation of Off-Site Levies in accordance with the purpose of the
Municipal Government Act, RSA 2000, c.M-26, as amended or repealed and replaced from time to time;

AND WHEREAS Council advertised its intention to consider the provision of this Bylaw pursuant to the
requirements of the Municipal Government Act, RSA 2000, c.M-26, as amended or repealed and
replaced from time to time.

NOW THEREFORE, the Council of the City of Fort Saskatchewan, duly assembled, enacts as follows:
This Bylaw is cited as the City of Fort Saskatchewan “Off-Site Levy Bylaw”.
1. DEFINITIONS

For the purposes of this Bylaw, the following words shall mean:

(a) “‘Act” means the Municipal Government Act, R.S.A. 2000, c. M-26, as amended or
repealed and replaced from time to time;

(b) "City" means City of Fort Saskatchewan;
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(e)

(9)

(h)

(i)

(m)

(n)

"City Council" means the Council of the City of Fort Saskatchewan;
"Development Agreement" means an executed contract between a developer and the City
of Fort Saskatchewan which establishes servicing and development requirements, and
obligations;
"Developable Land" means all lands utilized and included for the purposes of growth and
which are subdivided or developed (as those terms are defined under the Act, s. 616),
except for lands:

(i) designated as Environmental Reserve,

(i) designated as Municipal Reserve, or

(iii) for which an Off-Site Levy was previously paid to the City;
excluding the Developed Land.
"Developed Land" means land:

(i) that has been subdivided or developed prior to the date of this Bylaw,

(ii) for which all Off-Site Levy payments have been paid, and

(iii) for which services have been provided in accordance with a Development
Agreement;

"Environmental Reserve" (ER) means land designated as Environmental Reserve by a
subdivision authority or municipality in accordance with the Act;

"Future Urban Area” means the lands annexed from Strathcona County in 2020 as
identified on Figure 1.1 of the “Future Urban Area Levy Report” (Schedule E’).”

"Light / Medium Industrial Development Area" means the area(s) as identified on Appendix
“A” of the “Light / Medium Industrial Levies Report” (Schedule “D”);

"Municipal Reserve" (MR) means the land designated as Municipal Reserve by a
subdivision authority or municipality in accordance with the Act;

"Off-Site Levy" means the levy imposed pursuant to Section 5 of this Bylaw;

“Off-Site Infrastructure” means those components and projects referred to in the Southfort
Levies Report, Westpark Levies Report and Light/Medium Industrial Levies Report, in
relation to water facilities, sanitary sewer facilities, arterial roads, and storm water
management facilities;

"Southfort Development Area" means the area(s) as identified on Figure 1.1 of the
“Southfort Levies Report” (Schedule “B”);

"Subdivision Authority" means the person(s) or body appointed by Council pursuant to

1 Bylaw C18-25
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(o)

Section 623(1) of the Act; and

"Westpark Development Area" means the area(s) as identified on Figure 1.1 of the
“Westpark Levies Report” (Schedule “C”).

That a levy shall be imposed, which shall be known as an Off-Site Levy, upon all
Developable Land within the Southfort Development Area, the Westpark Development
Area, the Light/Medium Industrial Development Area, 2and the Future Urban Area at the
rates prescribed in this Bylaw;

That this Bylaw has been established to provide funds for the construction of the Off-Site
Infrastructure required for growth;

That municipal infrastructure projects and associated costs have been determined
through the preparation of the:

(i) Southfort Levies Report — Schedule “B” attached hereto and forming part of
this Bylaw;

(i) Westpark Levies Report — Schedule “C” attached hereto and forming part of
this Bylaw; and

(iii) Light / Medium Industrial Levies Report — Schedule “D” attached hereto and
forming part of this Bylaw.

(iv) 3Future Urban Area Levy Report — Schedule “E” attached hereto and forming
part of this Bylaw.

(v) “Community Recreation and Fire Services Levy Report — Scheduled “F”
attached hereto and forming part of this Bylaw.

That the following principles provide guidance for interpretation of this Bylaw and form the

(i) °Collecting Off-Site Levies in the Southfort, Westpark, Light/Medium Industrial
Development, and Future Urban Areas will provide the capital that will fund the
infrastructure required for growth. Those who benefit from the infrastructure,
which is defined within the Southfort, Westpark, Light/Medium Industrial
Development, and Future Urban Areas, should share proportionally on a per
hectare basis in its costs.

2. PRINCIPLES

(a)

(b)

(c)

(d)

basis of the provisions:

2C18-25
3C18-25
4C28-25
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(i) The Off-Site Levy rates may be subject to inflationary increases.

(i) Infrastructure should be provided to maintain cost effective and orderly growth.
Thus, non-contiguous development should be discouraged and Off-Site Levy
projects should be constructed only when there is a demonstrated need for said
infrastructure.

(iv) The calculation of the Off-Site Levy should be an open transparent process that
is clear and understandable.

(v) The management of the Off-Site Levy account should be an audited process,
with reports available to the public and industry.

(vi) Provisions of Off-Site Infrastructure by developers of Developable Land will not
create an advantage or penalty due to the time or location of development.

(vii) The Off-Site Levy will help allow the City to recover the cost of infrastructure
required for growth:

a. Using financing strategies that remain sustainable;

b. Facilitating development by reducing risk on early developers and ensuring
future developers share the costs of the facilities from which they benefit;
and

(viii) Promoting cost effective and orderly development;

(ix) The Off-Site Levy will help promote orderly development by:

a. Providing Off-Site Infrastructure, once the appropriate planning is in place,
and when warranted in development; and

b. Providing infrastructure for contiguous development;
(x) The Off-Site Levy will help create transparent process by:

a. Providing opportunity for industry input into the levy, its definition and
administration;

b. Conforming with the Act; and
c. Providing reports on levies;

(xi) The Off-Site Levy will help create clear process for calculation of the rate, levies
and credits by:

a. Creating consistent and predictable levies and credits;
b. Creating predictable and stable levies over time; and

c. Documenting a process for establishing the levy rate.
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3. APPLICATION

(a)

(d)

(e)

That the Off-Site Levy, as set out in this Bylaw, is imposed and payable for all lands to be
subdivided or developed within the Southfort, Westpark and Light/Medium Industrial
Development Areas, excepting all lands designated as Municipal Reserve or
Environmental Reserve.

5That the Off-Site Levy is payable in relation to Off-Site Infrastructure set out in Schedules
“B”, “C”, “D”, “E”, and “’F” attached hereto and forming part of this Bylaw.

That the City shall require that all subdivision and development be carried out in
accordance with the executed Development Agreement between the City and a
developer(s).

That all Development Agreements, as per Section 3(3), shall ensure:

(i) that provision is made for the payment of the Off-Site Levy as specified in this
Bylaw;

(i) that no further Off-Site Levy be required to be paid under Development
Agreements where the Off-Site Levy has been previously collected in full in
respect to all lands which are the subject of subdivision or development
application;

8 That subject to the other provisions of this Bylaw, the Off-Site Levy will be assessed on
all Developable Land within the Southfort, Westpark. Light/Medium Industrial
Development, and Future Urban Areas.

That notwithstanding the provisions of Section 3(e) above, an Off-Site Levy will be
assessed on the greater of the following:

(i) the estimated surface area of a storm water management facility duringa 1 in 100
year storm event, that is located within a portion of land that is designated
Municipal Reserve; or

(i) that area defined legally as a public utility lot.

That the City’s Administration is authorized to enter into Development Agreements on
behalf of the City, which agreements may, among other things implement the provisions
of this Bylaw and ensure collection of the Off-Site Levy, provided that the terms of the
Development Agreements shall comply with the requirements of this Bylaw.

That unless otherwise specified in a Development Agreement, an Off-Site Levy shall be
calculated and become due and payable upon execution of the Development Agreement;
if a Development Agreement does provide for deferred payment of any portion of the Off-

6C18-25
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(i)

Site Levy payable under the Development Agreement, the Development Agreement shall
provide that:

(i) any portion of the Off-Site Levy deferred shall be protected through security, on
terms outlined in the Development Agreement;

(i) the deferred portion of the Off-Site Levy shall be subject to adjustment, such that
the amount of the Off-Site Levy payable by the developer shall be the off-site levy
prescribed by this Bylaw at the time of payment, not at the time of endorsement
of the Development Agreement; and

(iii) the deferred portion of the Off-Site Levy shall be a maximum of FIFTY (50%)
PERCENT of the Off-Site Levy payable, and the maximum period for deferral
shall be one (1) year from the date of entry into the Development Agreement: or

(iv) any other form of payment deferral for the Light/Medium Industrial Development
Area as approved by Council.

That Council may from time to time adopt policies or guidelines for the assistance and
direction of the City’s Administration in determining which development and subdivision
applications are required for the Development Agreement.

LEVY CALCULATION

(a)

(b)
(c)

That the Off-Site Levy shall be calculated using the rates set out in °Schedule “A”, and
formalized through an executed Development Agreement, as follows:

Assessment formula:
Gross Area — (ER + MR) = Net Area X Levy Rate = Assessed Off-Site Levy
That prepayment of the Off-Site Levy shall not be permitted under any circumstances.

In order to implement the spirit and intent of the prohibition that there shall be no
prepayment of an Off-Site Levy, the City Administration may:

(i) refuse endorsing a Development Agreement (or an addendum for a stage under a
Development Agreement); or

(i) require as a term of the Development Agreement (or an addendum for a stage
under a Development Agreement) that the developer delay payment of all or part
of the Off-Site Levy payable under the Development Agreement (or an addendum
for a stage of a Development Agreement)

if it appears that the underground local improvements in relation to the Development
Agreement (or a stage under that Development Agreement) will not be constructed to
the point of issuance of the Construction Completion Certificate within 12 months of the
entry into the Development Agreement (or the addendum for a stage of the Development

9C28-25
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10.

(NOTE:

Agreement). If the City requires the developer to delay payment of the Off-Site Levy
payable under a Development Agreement (or an addendum), the City may prescribe the
terms for the delayed payment, including provisions for security and adjustment.

ACCOUNTING

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 Act.

""'REVIEW PROCESS

That this Bylaw shall be reviewed as necessary, but no later than every two years.

SEVERABILITY

That if at any time any provision of this Bylaw is declared or held to be illegal, invalid, or ultra
vires, in whole or in part, then that provision shall not apply and the remainder of this Bylaw shall
continue in full force and effect and shall be constructed as it had been enacted without the illegal,
invalid or ultra vires provision.

TRANSITIONAL PROVISION

That not withstanding the provisions of this Bylaw, a Development Agreement approved by the
City of Fort Saskatchewan prior to the passing of this Bylaw shall remain valid and in effect until
such time that all provisions of the agreement have been met.

REPEAL

Upon third reading of Bylaw C14-17, Bylaw C1-14 and all amendments thereto are hereby
repealed.

EFFECTIVE DATE

This Bylaw becomes effective upon third and final reading.

Consolidation made under Section 69 of the Municipal Government Act, R.S.A. 2000,c.M-26 and

Bylaw C5-13, and printed under the Director, Legislative Service’s authority)
Bylaw C14-17, passed by Council, July 10, 2017

Amendments:

Bylaw C5-19, April 9, 2019

Bylaw C18-25, August 26, 2025

Bylaw C28-25, December 9, 2025 (Replaced Schedule “A” and Schedule “F” to Bylaw C14-17)

10.C5-19
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N
Introduction

1.1 GENERAL

The City of Fort Saskatchewan has identified the Future Urban Area as being a prime location for
development and is currently seeing continued growth within the area. The Servicing Design Brief — Annexed
Land has been developed to assist the City in properly planning and staging this development.

The growth and development of a community will generally create some impact on the municipal infrastructure
systems. Minimally, development requires an extension of municipal services such as water, sewer,
roadways, etc. More extensive and continued growth and development of a community will require the
municipal infrastructure systems to be expanded to satisfactorily accommodate such growth.

It is the philosophy of the City of Fort Saskatchewan that development will be responsible for its own municipal
infrastructure as well as for its proportionate share of the off-site infrastructure from which it will benefit. This
is achieved through the assessment of Development Levies against the benefitting lands.

1.2 LOCATION

The Future Urban Area is generally located south of Wilshire and Southridge Boulevards, north of Township
Road 542 and east of Range Road 224, bounded on the south and east by Strathcona County and the west
by the North Saskatchewan River. Figure 1.1 shows the Future Urban Area boundary.

1.3 DEVELOPMENT LEVIES

In the context of this report, Development Levies are defined as capital costs, assessed by the City of Fort
Saskatchewan, against developing lands for their proportionate share of the costs of municipal infrastructure
systems, constructed by the City or other developers, which benefit the development areas.

1.3.1  Off-Site Levies

Under authority of the Municipal Government Act, the City is permitted to impose Off-Site Levies
against development to cover the costs of any or all of the following:

a) New or expanded facilities for the storage, transmission, treatment or supplying of water.
b) New or expanded facilities for the treatment, movement and disposal of sanitary sewage.
c) New or expanded storm sewer drainage facilities.

d) New or expanded roads required for or impacted by a subdivision or development.

e) New or expanded community recreation facilities.

f) New or expanded firehalls.

g) Lands required for or in connection with any facilities described in (a) to (f) above.
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1.4 CRITERIA

In this study, lands dedicated as Environmental Reserve and Municipal Reserve (MR) are excluded as a
Development Levy contributing area. Traditionally, the City has required the Developer to develop the MR
lands in accordance with the City’s needs, as negotiated through the Development Agreement. Hence,
Development Levies are not applied against such lands, thereby reducing the contributing lands area
accordingly.

It was also necessary to establish some general assumptions as Development Levy calculation criteria:

. The City will continue to assume responsibility for the provision of those infrastructure systems and
facilities which they deem to be a benefit to the City at large and/or a single development parcel.
. The Development Levies are generally based on constructing municipal improvements consistent

with the requirements identified in the Servicing Design Brief — Annexed Land to serve the lands
within the plan area.

) The Development Levy rates are expressed on a per hectare basis.

. Gross Area is defined as the total area of a parcel(s) of land irrespective of their potential for
development or land use.

. Gross Developable Area is defined as the gross area less lands for Municipal Reserve and

Environmental Reserve. The Development Levy and charge rates contained in this document are
based on Gross Developable Area.

. All costs are estimated in 2025 dollars. These cost estimates should be reviewed annually or no later
than every three years, to reflect current year construction costs.

. An inflation factor has been applied to all estimates, to more accurately estimate the construction
costs for the projected year of construction. An inflation rate of 2.5% per annum was used.

. Where conditional grants or donations have been secured by the City, towards a specific project, the
project cost has been reduced by the amount of the grant.

. Unconditional grants, even though they may have been utilized by the City for financing a project,

are not deducted from the final project costs, as it can be rationalized that such funding could have
been used for other projects.

Assumptions and/or calculation criteria specific to each Development Levy are further highlighted, in more
detail, within each respective section of this report.

The Future Urban Area is split into 14 Geographies (Figure 1.1) which generally follow the quarter lines.
These Geographies are then assigned to specific Levies Areas based on their benefit from a particular levy
project. Project costs are then assigned to each Levy Area and ultimately to the benefitting Geography on a
per hectare basis.

It must be clarified what is intended, when it is stated that the City will continue to assume the responsibility

for certain infrastructure systems and facilities. Historically the City has designed and constructed sanitary
trunk sewer facilities, arterial roadways, water reservoirs, trunk watermains and stormwater management

1-1
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facilities, which serve more than a single development area. Although the City accepts this responsibility,
each development agreement can define whether the City or the developer designs and constructs these
maijor facilities. If the development agreement establishes that the developer will undertake this work, then
presumably it will also establish the formula and schedule for recovery from the Levy Reserves.



\

WIS

e
\
\\

Pointe-Aux-Pins

AA-6

Roseburn NE

AA-10

AA-7

AA-8 [

AA-9

cirv or
FORT SASKATCHEWAN

CITY OF FORT SASKATCHEWAN

FUTURE URBAN AREA BOUNDARY AND GEOGRAPHY IDENTIFICATION

FIGURE 1.1

Date: JULY 21, 2025 Dwg. No.

Scale: NTS

Drawn: GS




City of Fort Saskatchewan 2 — Waterworks System

——
Waterworks System

21 GENERAL

The City’s water supply is treated water, purchased from the City of Edmonton (EPCOR) through
the Capital Region Northeast Water Services Commission (CRNWSC). The treated water is
distributed by the City, to its customers, through its waterworks system consisting of water storage
reservoirs and pumping facilities, primary feeder mains and distribution mains.

2.2 EXPANSION AND FINANCING OF WATERWORKS SYSTEM

Traditionally, the City’s philosophy regarding its waterworks system expansion has been that
development is responsible, at their entire cost, for the construction of all new distribution mains
up to a specified diameter. Primary feeder mains, treated water storage reservoirs and pumping
facilities benefit the entire water distribution system and thus, the City has assumed responsibility
for their construction. The costs of such facilities are then assessed proportionately against lands
through a Water Off-Site Levy.

23 WATER SYSTEM DEVELOPMENT LEVIES

In conducting this study, it was necessary to make some basic assumptions, namely:

. An upgraded water supply from EPCOR will be required to service the growth of the City.
This will be provided through either a new supply line direct from EPCOR or an upgraded
line through the CRNWSC. The capital cost for a new supply line direct to EPCOR, when
applied across the entire City is less than the upgraded line required for growth only, the
new supply line cost is included in the Levy.

. Development will continue to be responsible, at its entire cost, for the construction of all
distribution mains, up to and including 400 mm diameter in size, to serve the Southfort
area.

. The City will continue to be responsible for the construction of all primary feeder mains,

treated water storage reservoirs and pumping facilities. These expenditures will be
included as off-site levies to the development of the Future Urban Area.

. Conditional grants will be applied to the specific projects, thereby reducing the overall
project cost used in calculating the Water Off-site Levy Rate.
. Unconditional grants, even if applied against waterworks system improvements, will not

be considered when calculating the Water Off-Site Levy Rate.

Figure 2.1 represents the Future Urban Area water system as envisioned in the Servicing Design
Brief — Annexed Land and City of Fort Saskatchewan Water Distribution System Master Plan. As
per the assumptions previously outlined, the City assumes the responsibility for constructing all
watermains greater than 400 mm in diameter. The cost of this construction will be included in the
calculation for Water System Development Levies.

Table 2.1 defines the benefitting Geographies for each Levy Area.
2-0
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Table 2.2 outlines a cost estimate for each improvement based on 2025 dollars and future
construction costs, with an inflation rate as indicated.

For future waterworks system improvements, it has been assumed that there will be no grant
funding available for such projects. This assumption is based on the fact that the amount of grant
funding available to a municipality is typically inversely proportional to its population. The need
for constructing the future reservoir storage capacities will, to a large degree, be directly related
to increases in the population of the City. Such increased population, however, will decrease the
amount of grant funding available.

241



City of Fort Saskatchewan

2 — Waterworks System

—_

2.4 TABLE 2.1 - WATER INFRASTRUCTURE LEVY AREAS

Geography Name

AA Water

Water - Alternate
Supply

Annex Undeveloped N

0

0

Annex Undeveloped S

Point Aux Pins

AA 10

AA6

AA7

Roseburn NE

AA8

AA4

AA9

AA12

AA1

AA 13

AA2

Annex 15

AA3

RIRRIRPRRRR[R[R[R[R|RLR|RL|RL|O

RIRIRIRPRIRIRIR[R[R[PR[RPR|RLR|RL|RL|O

Area Serviced

628.9

5778

Entire City
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25 TABLE 2.2 - WATER INFRASTRUCTURE COSTS
Ref # Project Name Levy Area 2025 Cost to Levy | Debt Servicing | Const Year | Inflation @ 2.5% | Total Project Cost | Net Benefitting Area | Cost per Ha
71|Reservoir and Pumphouse AA Water $23,870,000.00 0 2031 $3,811,881.89 $27,681,881.89 628.9| $44,013.69
72|Supply Line (1.2 km to 92 Sireet) AA Water $600,000.00 0 2032 $113,211.45 $713,211.45 628.9 $1,133.99
73|400mm Oversize AA Water $400,000.00 0 2030 $52,563.29 $452,563.29 528.9 $719.57
74|Water - Secondary Line AA Water - Alternatel  $23,000,000.00 0 2029| $2,387,696.48 $25,387,696.48 5200.2 $4,882.06
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Sanitary Sewer System

3.1 GENERAL

The sanitary sewage collection system in the Future Urban Area will be comprised of a series of lateral (local),
collector and trunk sewers, intercepting wastewater from the various individual contributors and conveying
this wastewater to an existing 1050 mm diameter main in the northeast corner of the Future Urban Area
boundary. The point of discharge for the City sanitary sewage is the Arrow Utilities Regional Trunk Sewer,
which conveys the wastewater to the Arrow Utilities Sewage Treatment Plant.

Capital improvements to the regional trunk line are the responsibility of the Arrow Ultilities of which the City of
Fort Saskatchewan is a member. The costs of such capital improvements are assessed proportionately
against the City through the Commission’s sewage utility rate structure. Therefore, they are not included in
the City’s Sanitary Sewer Off-Site Levy calculations.

The Sanitary Servicing Plan, as identified in the Servicing Design Brief — Annexed Land, indicates that the
maijority of the lands within the Future Urban area boundary generally slope toward the northeast and that a
gravity system will service the area.

3.2 EXPANSION AND FINANCING OF SANITARY SEWER SYSTEMS

Traditionally, the City’s philosophy regarding sanitary sewer systems has been that development shall be
responsible for the entire cost of constructing laterals and collectors. The City assumes the responsibility for
constructing all trunk mains 525 mm in diameter and larger. The cost of this construction will be included in
the calculation for Sanitary Sewer System Development Levies.

3.3 SANITARY SEWER SYSTEM DEVELOPMENT LEVIES

In conducting this study, it was necessary to make some basic assumptions:

. The Developer will continue to be responsible for the construction of lateral and collector sanitary
sewer systems.
. The City of Fort Saskatchewan will continue to be a member of Arrow Utilities. Any expansion or

improvement costs, related to the Commission System, will be assessed against the City by the
Commission, through its sewer utility rate structure. Therefore, costs related to the Commission
System have not been included in the City's Sanitary Sewer Off-Site Levy calculations.

. Sanitary Sewers 525 mm diameter and larger are considered to be Trunk Sanitary Sewers.
. No grant funding will be available towards the construction of trunk sewer systems.
. The cost of all leviable projects will be applied against benefitting geographies within the Future Urban

Area boundary.

Figure 3.1 shows the sanitary servicing plan, as developed in the Servicing Design Brief — Annexed Land.

3-0
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Table 3.1 defines the benefitting Geographies for each Levy Area.

Table 3.2 outlines a cost estimate for each improvement based on 2025 dollars and future construction costs,
with an inflation rate as indicated.

31
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34 TABLE 3.1 — SANITARY INFRASTRUCTURE LEVY AREAS

Geography Name

AA Sanitary 1

AA Sanitary 2

AA Sanitary 3

AA Sanitary 4

AA Sanitary 5

Annex Undeveloped N

Annex Undeveloped S

Point Aux Pins

AA 10

AA 6

AA7

Roseburn NE

AA8

AA4

AA9

AA 12

AA1

AA 13

AA2

Annex 15

AA3

RIRIRRRRR[R[R[R|[R|RL|RL|RL|O|O

RiRkr(kRroo|lRRIRLPR|IRPRILR|IRLRILR[RLR|F|O|O

RiRro|lo|O|Rr RIRIRIR|IRLR|IRLR|RLR|RL|O|O

Rrlo|lo|lololr|lkr|IkR|kLR|ILR|FR|FR|FR[FR|Oc|lO

olo|lo|lolo(r|kr|lkr|kr|R|FR|FR|R|rR|lOo|lO

Area Serviced

628.9

582.4

530.3

499.3

457.5
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3.5 TABLE 3.2 — SANITARY INFRASTRUCTURE COSTS
Ref # |Project Name Levy Area |2025 Cost to Levy | Debt Servicing| Const Year |Inflation @ 2.5% | Total Project Cost | Net Benefitting Area | Cost per Ha
34|Sanitary 34-33 AA Sanitary 3 $1,062,510.00 0 2032 $200,537.11 $1,263,347.11 530.3| $2,382.25
35|Sanitary 33-37 AA Sanitary 3 $1,109,115.00 0 2035 $310,645.97 $1,419,760.97 530.3| $2,677.20
36|Sanitary 37-38 AA Sanitary 2 $732,000.00 0 2032 $138,117.97 $870,117.97 582.4| $1,493.91
37|Sanitary 38-5MH-C-67 AASanitary 1 $6,006,000.00 0 2032|  $1,133,246.64 $7,139,246.64 628.9| $11,351.27
38|Sanitary Twin 900 - Turner Park AA Sanitary 3 $365,400.00 0 2026 $9,135.00 $374,535.00 530.3 $706.25
77|Sanitary 36-34 AA Sanitary 4 $1,329,615.00 0 2033 $290,391.77 $1,620,006.77 499.3| $3,244.78
78|Sanitary 16-35 AA Sanitary 4 $443,027.00 0 2032 $53,592.88 $526,619.88 499.3| $1,054.79
79|Sanitary 35-36 AA Sanitary 5 $1,437,929.00 0 2032 $271,316.72 $1,709,245.72 457.5| $3,736.15

3-3




















































Report

CITY OF
FORT SASKATCHEWAN

City of Fort Saskatchewan

Community Recreation and Fire
Services Levy Report
Schedule “F” to Bylaw C14-17

December 2025



REPORT

N
Table of Contents

SECTION PAGE NO.

Table of Contents i

Introduction 1-2
1.1 GENERAL 1-2
1.2 LOCATION 1-2
1.3 DEVELOPMENT LEVIES 1-2
1.4 CRITERIA 1-2
Fire Services Infrastructure 2-0
2.1 GENERAL 2-0
2.2 FIRE SERVICES DEVELOPMENT LEVIES 2-0
2.3 TABLE 2.1 — FIRE SERVICES INFRASTRUCTURE COSTS 2-1
24 FIGURE 2.1 — FIRE SERVICES SERVICE AREA 2-2
Community Recreation Infrastructure 3-0
3.1 GENERAL 3-0
3.2 COMMUNITY RECREATION DEVELOPMENT LEVIES 3-0
3.3 TABLE 3.1 — COMMUNITY RECREATION INFRASTRUCTURE COSTS 3-1
Recommendations 4-0

4.1 TABLE 8.1 — FIRE SERVICES AND COMMUNITY RECREATION OFF-SITE LEVIES 4-1



City of Fort Saskatchewan 1 - Introduction

N
Introduction

1.1 GENERAL

The growth and development of a community will generally create some impact on the municipal infrastructure
systems. In addition to the traditional water, sewer, storm and roadway infrastructure, growth of Community
Recreation and Fire Services Infrastructure is also required.

Itis the philosophy of the City of Fort Saskatchewan that development will be responsible for its own municipal
infrastructure as well as for its proportionate share of the off-site infrastructure from which it will benefit. This
is achieved through the assessment of Development Levies against the benefitting lands.

1.2 LOCATION

The expansion of Community Recreation and Fire Services has varying impacts on the growth areas of the
City. For example, Industrial areas do not require Community Recreation Infrastructure and different areas
will benefit to different amounts from the construction new Fire Services Infrastructure.

1.3 DEVELOPMENT LEVIES

In the context of this report, Development Levies are defined as capital costs, assessed by the City of Fort
Saskatchewan, against developing lands for their proportionate share of the costs of municipal infrastructure
systems, constructed by the City or other developers, which benefit the development areas.

1.3.1  Off-Site Levies

Under authority of the Municipal Government Act, the City is permitted to impose Off-Site Levies
against development to cover the costs of any or all of the following:

a) New or expanded facilities for the storage, transmission, treatment or supplying of water.
b) New or expanded facilities for the treatment, movement and disposal of sanitary sewage.
c) New or expanded storm sewer drainage facilities.

d) New or expanded roads required for or impacted by a subdivision or development.

e) New or expanded community recreation facilities.

f) New or expanded firehalls.

g) Lands required for or in connection with any facilities described in (a) to (f) above.

14 CRITERIA

In this study, lands dedicated as Environmental Reserve and Municipal Reserve (MR) are excluded as a
Development Levy contributing area. Traditionally, the City has required the Developer to develop the MR
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lands in accordance with the City’s needs, as negotiated through the Development Agreement. Hence,
Development Levies are not applied against such lands, thereby reducing the contributing lands area
accordingly.

It was also necessary to establish some general assumptions as Development Levy calculation criteria:

The City will continue to assume responsibility for the provision of those infrastructure systems and
facilities which they deem to be a benefit to the City at large and/or a single development parcel.
The Development Levy rates are expressed on a per hectare basis.

Gross Area is defined as the total area of a parcel(s) of land irrespective of their potential for
development or land use.

Gross Developable Area is defined as the gross area less lands for Municipal Reserve and
Environmental Reserve. The Development Levy and charge rates contained in this document are
based on Gross Developable Area.

All costs are estimated in 2025 dollars. These cost estimates should be reviewed annually or no later
than every three years, to reflect current year construction costs.

An inflation factor has been applied to all estimates, to more accurately estimate the construction
costs for the projected year of construction. An inflation rate of 2.5% per annum was used.

Where conditional grants or donations have been secured by the City, towards a specific project, the
project cost has been reduced by the amount of the grant.

Unconditional grants, even though they may have been utilized by the City for financing a project,
are not deducted from the final project costs, as it can be rationalized that such funding could have
been used for other projects.

Assumptions and/or calculation criteria specific to each Development Levy are further highlighted, in more
detail, within each respective section of this report.
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Fire Services Infrastructure

21 GENERAL

The Alberta Building Code has long incorporated fire department response time as a factor in construction
requirements. Buildings located outside the 10-minute response area may need additional fire protection
measures, such as non-combustible cladding, limited windows, or sprinkler systems, to compensate for the
potentially longer response time.

A 10-minute fire response refers to the goal of having the first fire truck arrive at the scene of a fire within 10
minutes of the initial call for help, at least 90% of the time. This timeframe is often a key consideration in
building codes and fire protection planning, impacting construction requirements for new developments.

The 10-minute response time is crucial because it directly affects the severity and potential spread of a
fire. A faster response allows firefighters to contain the fire more effectively, minimizing damage and risk to
life.

2.2 FIRE SERVICES DEVELOPMENT LEVIES
To meet the 10-minute response time requirement within developing neighbourhoods a second Firehall is
required. The second firehall response area is shown in Figure 6.1. The cost of the Firehall will be split on

a per hectare basis to all lands within the response area and assigned to the benefitting Geographies (1665
ha).

Table 2.1 outlines a cost estimate for each improvement based on 2025 dollars and future construction costs,
with an inflation rate as indicated.
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23 TABLE 2.1 — FIRE SERVICES INFRASTRUCTURE COSTS

Ref# Project Name Levy Area|2025 Cost to Levy | Debt Servicing [ Const Year | Inflation @ 2.5% | Total Project Cost | Net Benefitting Area | Cost per Ha

$8,090,409.00 2026 0 $20,090,409.00 1664.6| $12,069.21

30|2nd Firestation - 10 minute response area  |AAFire 1 $12,000,000.00

(=]
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Community Recreation Infrastructure

3.1 GENERAL

Community Recreation Infrastructure, encompassing facilities like parks, recreation centers, and sports
complexes, is crucial for fostering healthy, vibrant, and inclusive communities. These spaces provide
opportunities for physical activity, social interaction, and cultural engagement, leading to numerous
individual and community-wide benefits.

3.2 COMMUNITY RECREATION DEVELOPMENT LEVIES

The City has identified one Community Recreation Infrastructure Project that is required as a result of
growth within Fort Saskatchewan.

A new Aquatics Facility is required to meet the growing demands of aquatics programming in the City. This

facility will benefit the entire community, as such the costs are shared proportionately on a per hectare
basis across the City’s non-industrial lands.

Table 3.1 outlines a cost estimate for the improvement based on 2025 dollar, with an inflation rate as
indicated.
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3.3 TABLE 3.1 - COMMUNITY RECREATION INFRASTRUCTURE COSTS
Ref # Project Name Levy Area 2025 Cost to Levy |Debt Servicing |ConstYear |Inflation @ 2.5% |Total Project Cost [Net Benefitting Area |Cost perHa
32|Aquatics - City Wide AARecreation 1 $66,600,000.00| $56,280,436.20 2026 $0.00| $122,880,436.20 2,630.9| $46,706.17

31
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N
Recommendations

Based on the findings of this study, it is recommended that:

. The City of Fort Saskatchewan continues to assume responsibility for the construction of the
municipal infrastructure systems which they deem to be of benefit to the City at large.
. The City maintains its current philosophy that development will be responsible for its proportionate

share of the cost of municipal infrastructure systems expansion through the assessment of
development levies against all benefiting lands.

) The City periodically reviews the Development Levies to ensure that the rates are consistent with the
overall City funding requirements.

Table 8.1 is a summary of the Fire Services and Community Recreation Levy in 2025 dollars.
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41 TABLE 4.1 — FIRE SERVICES AND COMMUNITY RECREATION OFF-SITE LEVIES

Community Recreation Levies Levy/Ha
Non-Industrial Development

Southfort, Westpark, Future Urban Area $46,706.17
Fire Services Levies
2nd Firestation - 10 minute response area $12,069.21
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Appendix
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5.1 TABLE 5.1 — PROJECT LIST PERCENTAGE ASSIGNED TO LEVY

4 5 Total Estimated Net Project % Shal
Project Project Name Levy Year im Grants Other External T e 05l Share
Cost Cost 051
80 Mew Arena @ DCC Recreation2 2032 $20,000,000.00 $20,000,000.00 60% 512,000,000.00
30 2nd Firestation - 10 minute response area Firel 2026 $12,000,000.00 o 0 512,000,000.00 49% 55,932,486.84

*Costs above do not include borrowing
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