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1. Executive Summary

The City of Edmonton started collecting Off-Site Levies in 2022. The intention
of these Off-Site Levies is to partially fund construction of new fire halls in

developing areas of the City.

The collection of Off-Site Levies is authorized under section 648 of the
Municipal Government Act RSA 2000, Chapter 26 MGA). The MGA allows
municipalities to create off-site levies bylaws to help pay for important
municipal infrastructure and facilities, such as community recreation facilities,
fire halls, police stations, libraries and transportation connections to

provincial highways.

These levies are incremental to the levies and charges already assessed to the
development industry, which include:
e Arterial Roadway Assessments (ARASs);
e Boundary Assessments; and
e Drainage Assessments (Permanent Area Contributions or PACs which
onsite and offsite storm and sanitary sewers, lift stations, and

stormwater management facilities)

The City of Edmonton is currently collecting Off-Site Levies in 12 defined

catchment areas to contribute to the cost of constructing fire halls.

Construction is underway or is anticipated to commence in the next 3 years
on the fire halls in the Blatchford, Wellington/Athlone, and Walker catchment
areas. Construction on the remaining fire halls is expected to commence in
the next five to ten years as development progresses in each respective

catchment area and as each fire hall is warranted.

Off-Site Levy rates are updated annually and are generally determined by

dividing the cost of the fire hall by the total assessable area of a catchment.

The Off-Site Levy program is governed by a Steering Committee and a
Working Committee. Both committees have representatives from the City as
well as Building Industry and Land Development Association Alberta (BILD

Edmonton Metro) and the National Association for Industrial and Office Parks
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(NAIOP). Establishment and operation of these two committees have helped
the City ensure that the requirements outlined in Section 648 of Municipal
Government Act regarding Off-Site Levies, namely those relating to

transparency and proportional benefit, have been met.

A total of $ 3,259,866.00 was collected in 2024 for the facilities shown in Table

6.1. There have been no expenditures to date.

2. Introduction

Off-site levies are fees developers pay to the City when they are developing
new subdivisions and new neighbourhoods. The MGA allows municipalities to
create off-site levy bylaws to help pay for important municipal infrastructure
and facilities, such as community recreation facilities, fire halls, police
stations, libraries and transportation connections to provincial highways. In
Edmonton, Off-Site Levies are charged only for the capital cost of constructing
and equipping fire halls at this time. The City administration worked closely
with the development industry to develop the off-site levy bylaw. Edmonton’s

Facilities Off-Site Levy Bylaw 19340 (the “Bylaw") was approved by City Council
on August 16, 2021, and came into effect on January 1, 2022.

3. Planned and Under Construction Fire Halls

3.1 List of all Fire Halls and their Catchment Areas

The following is a listing of the fire halls for which this levy is being

administered:

e Wedgewood Fire Hall Northeast EETP Fire Hall

e Riverview Fire Hall e Northeast Horse Hill Fire
e Big Lake Fire Hall Hall

e Mistatim Industrial Fire Hall e Horse Hill Fire Hall

e Cumberland Fire Hall e Walker Fire Hall

e EETP Fire Hall e Southeast Fire Hall

e Blatchford Fire Hall

*EETP = Edmonton Energy and Technology Park


https://www.edmonton.ca/sites/default/files/public-files/BL19340.pdf?cb=1661458376
https://www.edmonton.ca/sites/default/files/public-files/BL19340.pdf?cb=1661458376
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The associated catchment area as well as the approximate location of each

fire hall listed above is shown in Figure 3.1.

E  Future Fire Hall

@ Existing / Under Construction Fire Hall
[ catchment Boundary for Existing / Under Construction Fire Hall east
[ catchment Boundary for Future Fire Hall

East

Future Growth Area

Futune Grvwth Arss

* Catchment boundaries subject to change based on
information becoming available.

Figure 3.1: Fire Halls with Catchment Boundaries

No facilities have been added or deleted since the adoption of Off-Site Levies
Bylaw 19340.
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3.2 Planning and Construction Activities

A fire hall was recently completed in the Windermere Area that was not part
of the Off-Site Levies program as it was initiated and funded before Off-Site

Levies Bylaw 19340 came into effect.

The City will be proceeding with the Walker Fire Hall. A consultant is currently
being procured for the design work. As part of the 2024-2026 capital budget
discussions, City Council decided not to have these facilities integrated with

supportive housing as had been previously contemplated.

The City is proceeding with land acquisition for the Wedgewood and the Big
Lake Fire Halls as approved in the 2024-2026 capital budget.

4. Off-Site Levies Governance

Edmonton’s off-site levy program is governed by a Steering Committee and
Working Committee, both of which have representatives from the City and
the development industry. The City is responsible for the collection of funds
which it uses for the planning and delivery of fire halls. Development industry
members represent stakeholders' interests and contribute information on

development trends.

The Steering Committee is responsible for program management and
strategic decision-making. The Working Committee supports the Steering
Committee with technical analysis, financial tracking, and recommendations

to the Steering Committee.

City Council has authority over Off-Site Levies Bylaw 19340, while City

administration is responsible for the management of the program.
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Off-Site Levy Bylaw and
Standards Updates

Governing Body

Figure 4.1: Off-site Levy Program Governance Structure

4.1 Off-Site Levies Steering Committee

The Off-Site Levies Steering Committee met two times in 2024. At these
meetings, the Off-Site Levies Steering Committee approved the 2024 rates
and reaffirmed the commitments listed in Section 5.4 of the 2022 Off-Site

Levies Annual Report.

The primary purpose of the Steering Committee is to ratify the current year's
rates and to advance decisions with respect to the Off-Site Levies program in
accordance with Off-Site Levies Bylaw 19340 and the associated standard. The
Steering Committee is accountable for decision making in accordance with
Off-Site Levies Bylaw 19340 and the mandate of the program, annual

reporting, and the overall implementation of the program.

Additionally, the Steering Committee is tasked with considering the

perspective of stakeholders in its decisions and fostering an environment


https://www.edmonton.ca/sites/default/files/public-files/Off-Site-Levy-2022-Annual-Report.pdf?cb=1724345312
https://www.edmonton.ca/sites/default/files/public-files/Off-Site-Levy-2022-Annual-Report.pdf?cb=1724345312
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where all stakeholders provide input into decisions in a fair manner, in

accordance with the Governance Principles.

4.2 Off-Site Levies Working Committee

The Off-Site Levies Working Committee met six (6) times in 2024. At these
meetings, the Working Committee worked through issues such as updating
the catchment maps to reflect proposed roadway networks rather than
existing roadway networks as well as fine-tuning the Fire Hall costs used to

calculate the rates.

The purpose of the Working Committee is to support the Steering Committee
in making evidence-based decisions. The main focus of this committee is to
provide technical analysis, financial tracking, and provide recommendations

to the Steering Committee to support decision-making.

5. Off-Site Levy Rates for 2025

The Off-Site Levy Steering Committee elected to hold the 2025 rates the same
as 2024. This decision was made as no new information came forward in 2024
regarding estimated costs nor any requirements to adjust the catchment
boundaries. Off-Site Levy rates are calculated by distributing the construction
cost of each facility (fire hall) uniformly over the total assessable area within
each catchment. The rates for 2025 (which were the same as the 2024 rates)

are provided in Table 5.1.

Station No. Facility Cost (8) Benefitting Area (Ha)| Off-Site Levy Rate
1 Wedgewood Fire Station $26,143,915 622 $42,032
2 Riverview Fire Station $26,143,915 838 $31,198
3 Big Lake Fire Station $26,143,915 1,214 $21,635
4 Mistatim Industrial Fire Station $26,143,915 1,102 $23,724
5 Cumberland Fire Station $26,143,915 1,338 $19,540
6 EETP Fire Station $26,143,915 1,268 $20,618
7 Northeast EETP Fire Station $26,143,915 2,040 $12,816
8 Northeast Horse Hill Fire Station $26,143,915 963 $27,148
9 Horse Hill Fire Station $26,143,915 905 $28,888
10 Walker Fire Station $24,043,915 1,095 $21,958
11 Southeast Fire Station $26,143,915 1,181 $22,137
12 Blatchford Fire Station $25,7567,959 785 $32,813

Table 5.1: Fire Hall Off-Site Levies Rates from 2024 to be used in 2025
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5.1 Rate Calculation Methodology

"Catchment" means the land area that is served by a particular facility as
identified in Schedule A of Off-Site Levies Bylaw 19340 and Figure 3.1 of this

report.

"Off-Site Levies" means the amount of money to be paid by the applicant as a
condition of subdivision, toward the construction cost of the facility from
which the subject lands will benefit, which amount is calculated in accordance
with Section 6 of Off-Site Levies Bylaw 19340.

"Off-Site Levies Rate" means the construction cost of a facility divided by the

assessable area within the Catchment.

"Construction cost" means the estimated / actual cost of design, construction
or expansion of a facility, in accordance with all safety codes and City policies,
including an amount for engineering and administration, the purchase price
or the estimated market value of land required for the facility, the estimated
costs of any related appurtenances, interest on any borrowed money, and

contingency of 10%.

"Facility" means a Fire Hall as listed in Schedule B of Off-Site Levies Bylaw
19340.

"Fire Hall" means a facility that provides emergency response to fires and

other emergencies, and is used for the storage of fire fighting equipment.

"Assessable area" means the gross area of land within a catchment or

subdivision, less the area of land designated or to be designated as:

(i) public utility lots, municipal, school or environmental reserves;

(i) land owned by a school board that is to be developed for a school
building project within the meaning of the School Act;

(iii) arterial roads, transit centres or park and ride facilities;

(iv) titled pipeline rights of way or power transmission line rights of

way or any land which, at the sole discretion of the City Manager, is
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sufficiently encumbered by a pipeline or power transmission line that
no development may reasonably take place;

(v) provincial highways; or

(vi) highway penetrator roads as defined in the Arterial Roads for

Development Bylaw No. 14380.

5.2 Cost and Benefitting Areas of Fire Halls

The cost and associated remaining benefitting area for each fire hall as of
2024 is shown in Table 5.1. The 2024 cost for all fire halls was anticipated to
be $26,143,915 broken down as shown in Table 5.2. The increase in the rates
from 2023 to 2024 can be attributed to inflation, increased skilled labour
costs, increased cost of goods (i.e. lumber, etc) and costs to align with

approved City environmental and climate resilience policies.

OFFSITE LEVIES - FIREHALL COST FOR 2024 YEAR LEVIES

Fire Hall Cost
2023 Estimate 2024 Estimate Perceniincrease 2024 Cost Walker 2024 Cost Blatchford
Internal Project Manager and Overhead §1,013 575 51,267,482 25% %1,267,482 51,267,482
Design Costs  §1,518 576 $1,802,695 19% §1,802,695 $1,956,022
Construction Baseline Costs 513,802,275 516,630,426 20% 516,630,426 $18,020,300
Traffic Signaling £100,000 100,000 0% $100,000 $100,000
FFE  §700,000 §300,000 57% §300,000 $300,000
Fire Truck 1 $1,400,000 §2,100,000 50% §2,100,000 50
Planned Contingency (Design & Const.)  §1,713 443 §1,843 312 8% §1,843,312 $1,215,155
Sub-Total  $20,247,869 $24,043,915 19% $24,043,915 $22,858,959
Percent for Art 50 50 50 50
Land 2,100,000 §2,100,000 0% 50 §2,899,000
Grand Total §22,347,869  §26,143,915 17% $24,043,915 §25,757,959

Table 5.2: Breakdown of the total estimated cost used to calculate the 2024 Fire

Hall Levies. The 2024 levies rates were used in 2025.

5.3 Catchment Area Remodelling

The City has completed the catchment area remodelling referred to in the
previous annual report. The catchment areas shown in Section 3 are now
established based on the existing and City of Edmonton roadway network
based on the latest available Area Structure Plans (ASPs). The City previously
committed to refunding overpayments to developers who ended up making
payments based on the higher rate. Calculation of and issuance of these

refunds are under way.
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5.4 Other Discussion Items

In addition to the decision regarding catchment remodelling, the following
decisions were agreed to by the Off-Site Levies Working Committee and

Steering Committee:

2022-2024

e The City will not impose the Fire Hall Levy on developments which do
not include a condition in the subdivision LDA (Land Development
Application) to pay the Fire Hall Levy even if the fire hall falls within a
Fire Hall Levy catchment area. The City is undertaking a review of the
practice of allowing extensions to subdivisions which have been
approved, but which have lapsed. Until that review has been
completed, the City will not impose a new condition to pay the Fire
Hall Levy on a subdivision LDA as a condition of authorizing an
extension. However, the LDA change requests will trigger the addition
of a new condition to pay the Fire Hall Levy for subdivisions falling
within a Fire Hall Levy catchment area).

e The City has and will continue to make an effort to identify potential
sites for future fire halls earlier in the process than has been done
historically. This will allow for a better selection of potential sites and
could result in lowering the costs.

e The City agrees to engage with industry stakeholders in future
updates to the building standards for fire halls (City of Edmonton Fire
Hall Functional Program) similar to engagement on other types of
public utilities and infrastructure in the City's Design and
Construction Standards Manual.

e Given the recent changes in how public art contributions are
allocated, there is no guarantee that contributions will be used in or
near the fire halls. Therefore, it was agreed that contributions for
public art would be removed from fire hall costs that are used to
calculate the Fire Hall Levy Rates.

e The City has reduced the estimated land costs in the rates from $2.5M
in 2021 down to $2.1M in 2022 onward.
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2024

e The City will endeavour to commence the next rate review and
proposal process earlier, targeting January of each year the rates are
to come into effect.

e The City will continue engaging with industry and the project delivery
team within 1IS, to identify potential cost savings or efficiencies within

the design of the fire halls.

6.0 Off-Site Levies Fund Balance

Off-Site Levies Bylaw 19340 came into effect on January 1, 2022. A number of
servicing agreements were executed in 2022 and 2024 that were conditions of
LDAs approved prior to 2024 that did not impose the requirement for
developers to pay the Fire Hall Off-Site Levy. As a result, revenue was only

collected from the three (3) catchments shown in the following Table 6.1.

6.1 Revenue

Category A developers are permitted to defer the payment of the Fire Hall
Levy; 50 percent is due one year after the date of the servicing agreement,
and the remaining 50 percent is due the following year, effectively being
staged over two years. All other categories of developers are required to pay
the levy on or before the “conditions precedent” date in the servicing

agreement.

The City collected the following amounts in 2024:



13 City of Edmonton Urban Planning and Economy Off-Site Levies Annual Report 2024

Table 6.1 - Revenues collected in 2024

Catchment Amount Collected
Big Lake $427,126
Blatchford $244,030

Horse Hill $366,242
Southeast $154,561

Riverview $338,779
Wedgewood $1,119,221

Walker $383,633

Total $3,033,592

The following table reflects the amounts in Trust for each Catchment as of

December 31, 2024. These numbers exclude interest. Please reach out to

development.coordination@edmonton.ca to obtain the latest balances which

include interest:

Table 6.2 - Cumulative Revenue Collected as of December 31, 2024.

Catchment Amount in Trust
(Excluding Interest¥*)

Big Lake $564,831

Blatchford $244,030

Horse Hill $366,242

Southeast $154,561

Riverview $379,433
Wedgewood $1,547,227

Walker $569,838

Total $3,826,162

*Interest is accrued when funds are transferred to the reserve account upon
execution of the servicing agreements. Once funds are transferred following a
payment date, interest will begin to accrue from the execution date, rather than

the payment date.


mailto:development.coordination@edmonton.ca
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A significant portion of the total cash payments was received by the City in
2024, largely because the program began in 2022. Developers are allowed to
stage their Off-Site Levy payments over the course of two years following
execution of their servicing agreement. As this is a new levy program for the
City to administer, a number of the payments received in 2023 were not
processed until 2024; therefore, some of the amounts shown in table 6.1
were collected by the City in 2023 but were actually transferred to the City's

reserve account in 2024.

The following table reflects the outstanding amounts as of December 31,

2024, associated with existing executed servicing agreements:

Table 6.3 - Total Amounts Outstanding as of December 31, 2024

Catchment Outstanding Amount
Big Lake $100,375

Blatchford $0

Horse Hill $175,090

Southeast $371,172

Riverview $182,547

Wedgewood $993,202

Walker $681,625

Total $2,504,011

6.2 Expenditures

As construction on the fire halls in the catchments above did not commence

in 2024, no expenditures from the fund were made in 2024.
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7. Future Plan and Balance Projections

Information on short-term future fire hall construction projects was
previously included in Section 3.2 of this Report. Balance projections were

previously included in the Off-Site Levy 2022 and 2023 Annual Report.

Although the City is not obligated to provide projected revenue information,
the City is making an effort to offer it for informational purposes. However,
this information is currently unavailable as the City is in the process of
updating the projections and arranging the necessary resources. We

anticipate that this information will be included in the next annual report.
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