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3 INTRODUCTION 

The City of St. Albert adopted Bylaw 30/2009 on March 1st, 2010 (“2010 Offsite Levy 

Bylaw”).  The 2010 Offsite Levy Bylaw was based on the original Offsite levy review and 

report prepared by CORVUS Business Advisors.    

The Offsite Levy Bylaw requires that the City prepare an update report annually, 

including the following: 

o Municipal infrastructure constructed during the previous calendar year. 

o Construction costs of such municipal infrastructure. 

o Amounts paid by the City from the offsite levy funds as construction costs for the 

municipal infrastructure and details as to whom the payment have been made by.  

o Estimated construction costs for the municipal infrastructure yet to be 

constructed and an explanation as to any adjustments to the estimates since the 

previous annual report. 

o Details as to the amounts collected in offsite levies by the City. 

o Specifics as to the total value of offsite levy funds being held by the City which 

are yet to be expended on the construction of municipal infrastructure, including 

specifics as to the amount of interest earned on such offsite levy funds and 

information regarding any commitments made for the expenditure of monies in 

the offsite levy funds that have not yet been paid out. 

o Information regarding any changes to the assumptions related to the staging or 

timing of development and the projected construction date for the municipal 

infrastructure.            
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4 OFFSITE LEVY DEVELOPMENT LANDS 

The calculation of Net Development Area, both under Table 1 and Table 2 below, has 

been amended from the calculations under the 2010 Offsite Levy Bylaw. Some lands 

have been developed, and some areas calculations have been revised by the City of St. 

Albert. 

The net development area used in development of Offsite levy rates is outlined in the 

Table 1, Offsite Levy Net Development Area.  In developing the net development area 

calculations only those lands remaining to be developed within the corporate boundary 

that have not previously paid offsite levies have been considered. Net area calculations 

were reduced by 2.32 ha and 28.51 ha have been developed, resulting in a net reduction 

of 30.84 ha. 

Description 2010 Area ha. 2011 Area ha. Change
Gross Area 1,729.59                 1,727.71           (1.88)                 
Environmental Reserves 175.28                    175.28              -                   
Arterial ROW 98.43                      98.43               -                   
Municipal Reserves 134.48                    134.92              0.44                  

Net Development Area 1,321.40                 1,319.08           (2.32)                 
Less Area Developed in 2010 -                         28.51               28.51                
aining Net Development Area 1,321.40                 1,290.56           (30.84)               

Table 1: Offsite Levy Net Development Area Amendment 

 

Table 2 below, Net Development Area by Anticipated Land Use, outlines development 

area changes by land use. 

Land Use 2010 Net Area ha.
2011 Net Area 

ha. Change
General 1,040.77                 1,009.94           (30.84)               
Non Residential 280.63                    280.63              -                   

-                   
Net Development Area 1,321.40                 1,290.57           (30.84)               

Table 2: Net Development Area by Anticipated Land Use Amendment 
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cost of these 37 road infrastructure projects has gone down from $272.4 Million to 

$253.2 Million, a reduction of $19.2 Million (as shown in the table below). This change is 

comprised of $12.5 Million in project expenditures during the reporting period, and a 

$32.6 Million reduction in remaining project costs estimates. 

Table 3: Roads – Offsite Levy Project Costs 

   

*Total Project Costs do not include development agreement contributions. 

Project expenditure details from 2008/2010 of $58.8 Million, some of which included 

budgeted amounts, were amended to $58.4 Million to reflect actuals. Of this amount, the 

developer/offsite levy share was $23.5 Million (not including developer agreement 

contributions), all of which was financed by the City. During the reporting period (2008-

2010), an additional $12.5 Million of expenditures occurred. Of this amount, the 

developer/offsite levy share was $3.9 Million (not including developer agreement 

contributions), all of which was financed by the City (see table below). 
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Table 4: Roads – Project Expenditures 

 

Prior to allocating costs to benefitting parties, Special (“ear-marked”) Grants and 

Developer Agreement Contributions are removed from the Total Project Cost. When 

Bylaw 30/2009 was adopted on March 1st 2009 it included Special Grants of $45.4 

Million and Developer Agreement Contributions of $0.7 Million (see table below). 

Provincial funding pertaining to the construction of Ray Gibbon Drive has changed 

somewhat, resulting in an increase of $1.2 Million in Special Grants to $46.6 Million. 

Developer Agreement Contributions have increase by $4.5 Million. 
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Table 5: Roads – Special Grants and Developer Agreement Contributions 

  

$3.8 Million have been collected in offsite levies for roads infrastructure, as shown in the 

table below. 

Table 6: Roads – Offsite Levy Receipts 

  

The allocation of project costs to benefitting parties for roads infrastructure remains 

unchanged: 
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o The City benefits from, and is financing, 50% City of the following projects:  

o Project 17 - Veness Road - From South City Limit to Boudreau Rd. 

o Project 18 - Veness Road - From Boudreau Rd to Coriveau 

o Project 19 - Veness Road - From Coriveau to Poundmaker 

o Project 30 - Intersection - Veness Rd @ Boudreau 

o Project 31 - Intersection - Veness Rd @ Coriveau 

o Project 32 - Intersection - Veness Rd @ Poundmaker Rd. 

o The City benefits from, and is financing, 100% of Project 36 - Bellrose Drive – 

Erin Ridge Road to Coal Mine Road. 

o Developers (Offsite Levy Pool) – fund all growth related infrastructure less other 

benefiting party allocations. 

In addition, the City continues to provide a further contribution of 50% of costs after 

grants and developer agreement contributions for: 

o Ray Gibbon Dr. - 137 Ave to Meadowview Dr. 

o Ray Gibbon Dr. - Meadowview Dr. to Giroux 

o Ray Gibbon Dr. - Giroux to Villeneuve Rd. 

Due to the reduction in project expenditures and estimated costs, the City’s subsidy for 

Ray Gibbon Drive has declined from $23.3 Million to $17.4 Million as shown in the table 

below. 

Table 7: Roads – City Subsidy 

 

The table below shows the overall allocation of costs to the benefitting parties. The 

developer (offsite levy) share has declined from $181.9 Million to $168.5 Million, as a 

result of some construction work being completed, and some cost estimates being 

reduced. 
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Table 8: Roads – Infrastructure Cost Allocation To Benefitting Parties 

 

*Developer Share does not include credits for development agreement contributions or offsite levies 

collected. 

The diagram below shows how the various grants and allocations result in an updated 

balance of $163.7 Million flowing into the roads offsite levy “pool”. 

Figure 2: Roads – Offsite Levy Balance 
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Allocation of offsite levy costs for roads infrastructure remains unchanged…costs are 

distributed according to benefit over the 4 transportation “basins”. 

Construction staging has been updated with roads projects being constructed over a 35-

year period. As shown in the diagram below, at times offsite levy fund balances will not 

be sufficient to fund road construction. During these times, “front ending” will be 

required. When the reserve balance is in a positive position, it earns interest at 3.00%. 

When the reserve balance is negative (i.e., during times when front ending is required), 

the reserve is charged interest at 5.00%. The balance of the Offsite Levy Roads 

Reserve, including receipts, expenditures, and applicable interest, is -$30.3 Million. 

Figure 3: Roads – Projected Reserve Balances 

 

The table below highlights the changes in offsite levy rates for roads across each of the 

54 development areas. The rate changes vary from a decline of $24,450 per ha in some 

areas to an increase of $7,547 per ha in other areas. The result is a high of $169,507 

per ha and a low of $60,132 per ha. 
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Table 9: Roads – Offsite Levy Rates 
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6 WATER OFFSITE INFRASTRUCTURE   

When Bylaw 30/2009 was adopted on March 1st, 2010 it included 9 water infrastructure 

projects. These 9 projects remain the same in the 2011 update (see diagram below). 

Figure 4: Water – Offsite Levy Projects 

 

The overall cost of projects is comprised of “Cost of Work Completed” plus “Debenture 
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Interest” (if any) plus the “Estimated Cost of Work Yet To Be Completed”. The overall 

cost of these 9 water infrastructure projects has gone down from $104.8 Million to $82.8 

Million, a reduction of $22.0 Million (as shown in the table below). This change is 

comprised of $4.2 Million in project expenditures during the reporting period, and a $26.2 

Million reduction in remaining project costs estimates. 

Table 10: Water – Offsite Levy Project Costs 

   

*Total Project Costs do not include development agreement contributions. 

Project expenditure details from 2008/2010 of $10.4 Million, some of which included 

budgeted amounts, were amended to $10.0 Million to reflect actuals. Of this amount, the 

developer/offsite levy share was $3.7 Million, all of which was financed by the City. 

During the reporting period (2008-2010), an additional $4.5 Million of expenditures 

occurred. Of this amount, the developer/offsite levy share was $2.3 Million, all of which 

was financed by the City (see table below). 

Table 11: Water – Project Expenditures 

 

Prior to allocating costs to benefitting parties, Special (“ear-marked”) Grants and 

Developer Agreement Contributions are removed from the Total Project Cost. When 

Bylaw 30/2009 was adopted on March 1st 2009, it included Special Grants of $3.1 

Million, and no Developer Agreement Contributions (see table below). Special Grants 

remain unchanged at $3.16 Million. No Developer Agreement Contributions have been 
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received. 

Table 12: Water – Special Grants and Developer Agreement Contributions 

 

$1.7 Million have been collected in offsite levies for water infrastructure, as shown in the 

table below. 

Table 13: Water – Offsite Levy Receipts 

 

The allocation of project costs to benefitting parties for water infrastructure remains 

unchanged: 

o The City benefits from, and is financing, 50% City of the following projects:  

o W1 - Oakmont Water Supply Main 

o The City benefits from, and is financing, 25% City of the following projects:  

o W2 - Oakmont Transmission Main - Phase 1 

o W3 - Oakmont Transmission Main - Phase 2 

o W4 - South Reservoir Transmission Main 

o W5 - South Reservoir River Crossing 
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o Developers (Offsite Levy Pool) – fund all growth related infrastructure less other 

benefiting party allocations. 

In addition, the City continues to provide a further contribution of costs after grants and 

developer agreement contributions for: 

o 5% of the cost of R1 - Southwest Reservoir & Pumphouse 

o 2.75 of the cost of R2 - North Reservoir & Pumphouse 

o 46.32% of the cost of R3 - Lacombe Park Existing Reservoir & Pumphouse  

Due to the reduction in project expenditures and estimated costs, the City’s subsidy for 

projects R1, R2, and R3 has declined from $5.6 Million to $5.2 Million as shown in the 

table below. 

Table 14: Water – City Subsidy 

 

The table below shows the overall allocation of costs to the benefitting parties. The 

developer (offsite levy) share has declined from $73.3 Million to $56.7 Million, as a result 

of some construction work being completed, and some cost estimates being reduced. 

Table 15: Water – Cost Allocation To Benefitting Parties 

 

*Developer Share does not include credits for development agreement contributions or offsite levies 

collected. 

The diagram below shows how the various grants and allocations result in an updated 

balance of $51.5 Million flowing into the water offsite levy “pool”. 
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Figure 5: Water – Offsite Levy Balance 

 

Allocation of offsite levy costs for water infrastructure remain unchanged…costs are 

distributed according to benefit over the 2 water “basins”. 

Construction staging has been updated with water projects being constructed over a 15-

year period. As shown in the diagram below, at times offsite levy fund balances will not 

be sufficient to fund water construction. During these times, “front ending” will be 

required. When the reserve balance is in a positive position, it earns interest at 3.00%. 

When the reserve balance is negative (i.e., during times when front ending is required), 

the reserve is charged interest at 5.00%. The balance of the Offsite Levy Water 

Reserve, including receipts, expenditures, and applicable interest, is -$4.6 Million. 

Figure 6: Water – Reserve Balance 

 

The table below highlights the changes in offsite levy rates for water across each of the 
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54 development areas. The rates have decline ~$14,000 per ha, resulting in a high of 

$48,872 per ha and a low of $42,111 per ha. 

Table 16: Water – Offsite Levy Rates 
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7 SANITARY OFFSITE INFRASTRUCTURE   

When Bylaw 30/2009 was adopted on March 1st, 2010 it included 13 sanitary 

infrastructure projects. These 13 projects remain the same in the 2011 update (see 

diagram below). 

Figure 7: Sanitary – Offsite Levy Projects 
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The overall cost of projects is comprised of “Cost of Work Completed” plus “Debenture 

Interest” (if any) plus the “Estimated Cost of Work Yet To Be Completed”. The overall 

cost of these 13 sanitary infrastructure projects has gone down from $66.1 Million to 

$51.2 Million, a reduction of $15.0 Million (as shown in the table below). This change is 

comprised of $1.7 Million in project expenditures during the reporting period, and a $16.7 

Million reduction in remaining project costs estimates. 

Table 17: Sanitary – Offsite Levy Project Costs 

   

*Total Project Costs do not include development agreement contributions. 

Project expenditure details from 2008/2010 of $11.0 Million, some of which included 

budgeted amounts, were amended to $10.5 Million to reflect actuals. Of this amount, the 

developer/offsite levy share was $0.0 Million (not including developer contributions). 

During the reporting period (2008-2010), an additional $2.2 Million of expenditures 

occurred. Of this amount, the developer/offsite levy share was $1.1 Million, all of which 

was financed by the City (see table below). 

Table 18: Sanitary – Project Expenditures 

 

Prior to allocating costs to benefitting parties, Special (“ear-marked”) Grants and 

Developer Agreement Contributions are removed from the Total Project Cost. When 
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Bylaw 30/2009 was adopted on March 1st 2009, it included Special Grants of $6.5 

Million, and Developer Agreement Contributions (pending) of $4.8 Million (see table 

below). Special Grants remain unchanged at $6.5 Million, and Developer Agreement 

Contributions received declined to $4.3 Million. 

Table 19: Sanitary – Special Grants and Developer Agreement Contributions 

 

$0.8 Million have been collected in offsite levies for sanitary infrastructure, as shown in 

the table below. 

Table 20: Sanitary – Offsite Levy Receipts 

 

The allocation of project costs to benefitting parties for sanitary infrastructure remains 

unchanged, as shown in the table below. 
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Table 21: Sanitary – Benefitting Parties 

 

The table below shows the overall allocation of costs to the benefitting parties. The 

developer (offsite levy) share has declined from $42.2 Million to $29.7 Million, as a result 

of some construction work being completed, and some cost estimates being reduced. 

Table 22: Sanitary – Cost Allocation To Benefitting Parties 

 

*Developer Share does not include credits for development agreement contributions or offsite levies 

collected. 

The diagram below shows how the various grants and allocations result in an updated 

balance of $51.5 Million flowing into the sanitary offsite levy “pool”. 
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Figure 8: Sanitary – Offsite Levy Balance 

 

Allocation of offsite levy costs for sanitary infrastructure remain unchanged…costs are 

distributed according to benefit over the 5 sanitary “basins”. 

Construction staging has been updated with sanitary projects being constructed over a 

20-year period. As shown in the diagram below, at times offsite levy fund balances will 

not be sufficient to fund sanitary construction. During these times, “front ending” will be 

required. When the reserve balance is in a positive position, it earns interest at 3.00%. 

When the reserve balance is negative (i.e., during times when front ending is required), 

the reserve is charged interest at 5.00%. The balance of the Offsite Levy Sanitary 

Reserve, including receipts, expenditures, and applicable interest, is -$0.4 Million. 

Figure 9: Sanitary – Reserve Balance 

 

The table below highlights the changes in offsite levy rates for sanitary across each of 

the 54 development areas. The rate changes vary from a decline of $18,615 per ha in 

some areas to a decline of $182 per ha in other areas. The result is a high of $29,278 

per ha and a low of $394 per ha. 
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Table 23: Sanitary – Offsite Levy Rates 
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8 STORM WATER OFFSITE INFRASTRUCTURE   

When Bylaw 30/2009 was adopted on March 1st, 2010 it included 4 storm water 

infrastructure projects. These 4 projects remain, and an additional 8 storm water projects 

were added to the levy for a total of 12 projects in the 2011 update (see diagram below). 

The 8 additional projects support the North Annex Area Storm Water Management 

Concept. 

Figure 10: Storm Water – Offsite Levy Projects 
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The overall cost of projects is comprised of “Cost of Work Completed” plus “Debenture 

Interest” (if any) plus the “Estimated Cost of Work Yet To Be Completed”. The overall 

cost estimate of the 4 original storm water projects declined from $41 Million to $23.7 

Million. In addition, the total costs of the 8 new storm water projects added to the offsite 

levy is $18 Million, for a revised total cost of $41.8 Million for all 12 projects (as shown in 

the table below). There were no project expenditures during the reporting period. 

Table 24: Storm Water – Offsite Levy Project Costs 

   

*Total Project Costs do not include development agreement contributions. 

Prior to allocating costs to benefitting parties, Special (“ear-marked”) Grants and 

Developer Agreement Contributions are removed from the Total Project Cost. When 

Bylaw 30/2009 was adopted on March 1st 2009, it included no Special Grants or 

Developer Agreement Contributions (pending), and this remains unchanged in the 2011 

update (see table below). 
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Table 25: Storm Water – Special Grants and Developer Agreement Contributions 

 

No offsite levies have been collected for storm water infrastructure, as shown in the table 

below. 

Table 26: Storm Water – Offsite Levy Receipts 

 

The allocation of project costs to benefitting parties for storm water infrastructure 

remains unchanged for the 4 original projects. The 8 new projects have been allocated 

41% to Future Development and 59% to Development/Offsite Levy, as shown in the 

table below. 
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Table 27: Storm Water – Benefitting Parties 

 

The table below shows the overall allocation of costs to the benefitting parties. The 

developer (offsite levy) share has increased from $12.7 Million to $18.0 Million, as a 

result of the addition of the 8 new storm water projects. 

Table 28: Storm Water – Cost Allocation To Benefitting Parties 
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*Developer Share does not include credits for development agreement contributions or offsite levies 

collected. 

The diagram below shows how the various grants and allocations result in an updated 

balance of $18.0 Million flowing into the sanitary offsite levy “pool”. 

Figure 11: Storm Water – Offsite Levy Balance 

 

Allocation of offsite levy costs for the original storm water infrastructure has been 

amended. Previously, projects 1 to 4 were allocated to areas in the West Annexation 

area. However, the addition of projects 5 through 12 have greatly reduced the cost 

requirements of projects 1 through 4. In essence, the storm water management concept 

across all basins is acting like a “system”, with all areas benefiting from each other. 

Accordingly, costs have been distributed across all areas: 1 – 7, 9 – 12, 16, 17, 19, 20, 

22, 23, 23.1, 23.2, 26, 27, 28.1, 32 and 33. 

Construction staging has been updated with sanitary projects being constructed over a 

20-year period. As shown in the diagram below, at times offsite levy fund balances will 

not be sufficient to fund storm water construction. During these times, “front ending” will 

be required. When the reserve balance is in a positive position, it earns interest at 

3.00%. When the reserve balance is negative (i.e., during times when front ending is 

required), the reserve is charged interest at 5.00%. The balance of the Offsite Levy 

Sanitary Reserve, including receipts, expenditures, and applicable interest, is zero. 
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Figure 12: Storm Water – Reserve Balance 

 

The table below highlights the changes in offsite levy rates for storm water across each 

of the 54 development areas. The rate changes have declined from $30,129 per ha to 

$26,934 in those areas impacted by the original 4 projects. In areas 1 to 7, impacted by 

the 8 new ,storm water projects, rates have increase from $0 to $26,934 per ha. 
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Table 29: Storm Water – Offsite Levy Rates 
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9 SUMMARY OF RATE CHANGES   

The following table shows how rates have changed in each of the 54 development 

areas. On average, rates have decreased ~$30,000 per ha. 

Table 30: Summary – Offsite Levy Rates 
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9.1 Disclaimer 

In facilitating and supporting the update of the City of St. Albert offsite levy rates, 

CORVUS Business Advisors has relied upon the data, information, assumptions, and 

direction provided by a number of different individuals and sources within the City of St. 

Albert. CORVUS cannot guarantee the accuracy or validity of this information or data, 

nor the rates that result. 
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