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City of Brooks 2023 Offsite Levy Update 

1. INTRODUCTION

1.1 Background 

The City of Brooks updated their Offsite Levy Bylaw in 2021 using the CORVUS Offsite Levy Model. The 

calculated rates were based on information as at December 31, 2020 and are reflected in the City of 

Brooks 2021 Offsite Levy Update which forms a part of Bylaw 21/24. Offsite levy (OSL) rates are 

dependent on scheduled projects, anticipated development, interest rates/financing assumptions over 

the next 25 years. Because these factors can change from year to year, this model should be updated 

periodically so that the rates correctly reflect the developers share of costs for future projects that need 

to be done to accommodate anticipated developments. 

As an update to Bylaw 21/24 was not prepared for 2022, this update reflects changes based on what 

actually happened in 2021 & 2022, as well as any changes to assumptions in the future. 

1.2 Methodology 

The City has various infrastructure capital/master plans, and these plans have been used as a starting 

point for developing key information for Bylaw 21/24. For this update, City staff reviewed and revised 

assumptions and information which had changed since the adoption of Bylaw 21/24. As a result, very 

few changes have been made regarding the scheduled projects, the staging of developable land, 

benefits to existing development, future development and benefiting areas. 

OSL rates within the CORVUS model are forecasted using a rolling 25-year review period. During this 

review, a cut-off date of December 31st, 2022 was established, therefore the review period stems from 

2023-2047. The cut-off date coincides with the City’s most recent year-end when the update was 

prepared. Actual information regarding project expenditures and OSL receipts, up to the cut-off date, 

were gathered and used to update the model. Beyond the cut-off date, all financial details are 

estimates. When the City completes its next update, information from January 1st, 2023 up to the new 

cut-off date will be converted from estimates to actuals, and the rolling 25-year review period will move 

further out. 

Costs that benefit development prior to and within the 25-year review period are included in rates. 

Costs that benefit development beyond the review period (called “financial oversizing”) are excluded 

from the rates. In future years, when rates are updated and the rolling 25-year period moves further 

out, offsite infrastructure costs beyond 2047 will gradually be included in rates. 

2. KEY FINDINGS

The following provides a summary of key findings pertaining to the updating of the City’s OSL rates and a 

further breakdown of each of the key findings is provided in Appendices B (Transportation), C (Water), D 

(Sanitary Sewer), and E (Stormwater). 
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2.1 Offsite Infrastructure Costs 

Offsite infrastructure costs to be included in the offsite levy bylaw total approximately $100.26 million. 

Special ear-marked grants and contributions, which are deducted from offsite infrastructure costs when 

determining the amounts that benefit developers, totaled approximately $36.79 million. 

The share of costs which benefits existing/residual development (the City’s share) totals approximately 

$38.93 million, and the share of costs which benefits future development (the developer’s share) is 

approximately $24.54 million. However, $5.32 million of this cost is beyond the 25-year review period 

(financial oversizing) and approximately $19.22 million is within the 25-year review period and included 

in the new rates.

  

Project updates - In this update there were no new projects scheduled for the 25-year period. There 

were however, adjustments to the project cost estimates for the following Sanitary Sewer projects 

based on actual costs: 

Sewer Main - Old lagoon to Hort Lift station – This project was completed in 2022 with actual costs 

totaling $4,491,726. It has been determined that the developers share is 39.7% of project costs after the 

designated special grants of $3,292,623 is deducted. 

Sewer Main – 7th East to Old Lagoon – This project began in 2022. The total project costs are estimated 

to be $4,133,000 and we anticipate special grants $1,239,900, therefore developers will be responsible 

for 40.8% of the reduced project cost estimate or $1,179,605. the design portion of this project is 

expected to be complete at the end of 2023. 

Meadowbrook Lift Station – A portion of this project was budgeted and completed in 2021 & 2022 for 

$196,378. As the model anticipates a wider scope to the Meadowbrook Lift station retrofit to be done in 

2025, the cost estimate has been reduced by the work completed. In the OSL model, this project has an 

estimated remaining cost of $1,195,290 and 34.08% is the responsibility of future developers.  

In addition to these changes, the City had assumed in the 10-year Capital plan (2023 – 2032) that several 

special ear-marked grants would need to be secured before some of the projects would proceed. The 

assumption that the City will be receiving these grants was added to the model to stay consistent with 

the 10-year Capital plan and reduce the estimated share of costs for future developers. 
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2.2 Offsite Levy Areas and Forecasted Development 

In this update, the anticipated development remained the same for each year as in the original model 

prepared for 2021. The original assumptions were prepared by the Manager of Planning & Development 

and based on a combination of all of the assumptions used in the City’s master plans. The City is parsed 

into 25 offsite levy areas reflecting the current planning assumptions including the anticipated pace of 

development in the community. 

As the model is always done based on the next 25 years, it was assumed for the two final years that 

were added in this update (2046 & 2047) that the development rate for each year would be the rate 

that was used in 2045. As the anticipated development gradually increases from year to year, the total 

anticipated development in the 25-year period increased from 181.77 ha (in the previous model) to 

186.73 ha in this model.    

In the original model (2021), it was assumed that 12.24 ha would be developed in 2021 & 2022. The 

actual amount of development for those two years was 1.02 ha.  

2.3 Offsite Levy Collections 

Before allocating infrastructure costs to benefiting lands, OSL costs must be reduced by the total levies 

collected to date. Up to December 31, 2022, the City collected approximately $6.16 million. 

 

2.4 Offsite Levy Reserves 

The reserve balances have been updated for the period of January 1, 2021 – December 31, 2022 and are 

as follows: 

 

In 2022, several industrial lots were returned to the City of Brooks as the terms of the sale were not 

met. The City had paid the offsite levies for these lands in 2018 and added the OSL receipts to the 

appropriate reserves. In 2022, when the land was returned, the money was taken back out of reserves 

and returned to the City. When these lands are sold/developed, the current charges (OSL model) will be 

used for the offsite levies. 
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2.5 Interest Rates/Financing Assumptions 

With interest rates increasing and the persistence of high inflation, many financing assumptions were 

updated in this model which have a definite impact on the OSL charges. The basis for each assumption 

has remained consistent and are as follows: 

Offsite Levy charging rates - went from 2% to 5.11%. This is the rate that is applied to a reserve that is in 

a negative balance. If the City has paid for projects and is waiting to collect from developers, the reserve 

may be in a negative balance and therefore this charge is added on as interest to the developer’s 

portion. The rate is based on the 20-year lending rate from Loans to Local Authorities. Only the City’s 

Water Reserve is in a negative balance (as illustrated below).   

Offsite Levy earning rates - went from 1% to 5.6%. This is the rate that is applied to all reserves with a 

positive balance. If the City has collected OSL receipts from developers and not done or completed the 

project in which they collected for, the reserve would be in a positive balance and be subject to earn 

interest. The rate is based on the Credit Union 1-year GIC rate. 

Construction Price Index - went from 3% per year to 4.8% for years 2023, 2024 & 2025, and then back 

down to 3% per year for the remaining 25-year period. This represents construction inflation and is 

applied to the cost estimates of each project in the OSL model. The rate is consistent with the Building 

Consumer Price Index for Alberta in the 2nd Quarter of 2023.  

3. RATE UPDATES

Based on the above updates, assumptions and adjustments, the rates required for future development 

to pay for its share of the $100.26 million offsite infrastructure costs contained in the City’s capital plans 

would be approximately $81,414 per net hectare on a weighted average basis, as shown in the tables 

below. This represents a weighted average increase of 2% over the rates in Bylaw 21/24.  
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City of Brooks Proposed Offsite Levy Rates per hectare based on development area: 

 

 

4. RECOMMENDATION 

It is recommended that the City of Brooks implement the offsite levy rates outlined in section 3 to be 

effective January 1, 2024. 

It is also recommended that the CORVUS Offsite Levy Model be updated annually and depending on the 

degree of change throughout the year, a recommendation to update the OSL rates in the Bylaw may or 

may not occur following each Model update.  
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APPENDIX A: OFFSITE LEVY AREAS AND LAND STAGING 

The City is Parsed into 25 offsite levy areas, as shown in the map below.  

 

Total net development area, the amount of land available for development in all offsite levy areas, is 

approximately 1675 ha. There have been no changes to the net development area since it was 

established in Bylaw 21/24. 
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Offsite Levy Net Development Area 

 

Of the 1675 ha. of net land available across all offsite levy areas, approximately 1,010.20 ha. (60%) have 

been developed to date, and staff estimate that approximately 187 ha. (11%) will develop during the 

next 25-years as shown in the tables below. 

Summary of Anticipated Development during the 25 Year Rate Planning Period 
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Anticipated Development during the 25 Year Rate Planning Period 
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APPENDIX B: TRANSPORTATION OFFSITE INFRASTRUCTURE 

 

B.1 Transportation Offsite Infrastructure 

The estimated cost of Transportation offsite infrastructure required to support future growth is 

approximately $5.57 million as outlined in the table below. These costs represent the “gross” costs, of 

which only a portion will go to support development during the 25-year review period. 

 

 Summary of Transportation Offsite Infrastructure 

 

 

B.2 Transportation Offsite Infrastructure Grants & Contributions  

The MGA enables the City to allocate the cost of offsite infrastructure to development, other than those 

costs that have been provided by way of special ear-marked grant or contribution. The City of Brooks 

has/will receive $3.56 million in special ear-marked grants or contributions for transportation offsite 

levy infrastructure as shown in the table below. The total reduced transportation offsite infrastructure 

cost is $2.01 million. 

 

Special Grants and Contributions for Transportation Offsite Infrastructure 

 

 

 

 

 

011



City of Brooks 2023 Offsite Levy Update 

 

B.3 Year of Construction 

The City anticipates construction of transportation offsite infrastructure as outlined in the table below. 

There has been no changes to this schedule in this update.   

Forecast Year of Construction 

 

 

B.4 Transportation Offsite Infrastructure Benefiting Parties 

The table below outlines the allocation of transportation offsite levy infrastructure costs to the 

benefiting parties. 

Allocation of Transportation Infrastructure to Benefiting Parties 

 

 

B.5 Existing Receipts & Adjusted Levy Cost 

The adjusted offsite levy costs for transportation is approximately $.58 million. However existing offsite 

levies have been collected from previous developers, resulting in an adjusted offsite levy costs of $(0.07) 

million. 

Offsite Levy Funds Applied to Date 
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B.6 Transportation Infrastructure Benefiting Areas 

Net developer costs for each project have been allocated to multiple benefiting offsite levy areas as 

shown in the table below. Allocations are denoted with a “1” below applicable area numbers. 

Transportation Allocations to Benefiting Areas 

 

B.7 Account Balance 

At December 31st, 2022 the transportation account Balance was in a surplus of $184,559.32. This 

amount takes into consideration expenditures and front-ending obligations up to the end of 2022. It also 

reflects $9,455.81 of transportation offsite levies that were returned to the City when a sale of industrial 

lands was reversed due to the terms of the sale not being met.  

B.8 Development and Transportation Staging Impacts 

Transportation offsite infrastructure will be constructed in staged fashion over the 25-year review 

period. 

To compensate parties for capital they provide in front-ending offsite infrastructure construction, a 

5.11% interest allowance interest allowance is charged to the account when it is forecasted to be in a 

negative balance. Further, a 5.60% interest credit is provided to the account when it is forecast to be in 

a positive balance.  The graph and table below outline the forecast transportation levy account balances 

over the 25-year development period. 

Anticipated Transportation Offsite Levy Account Balances 
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Anticipated Transportation Offsite Levy Account Balances 
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APPENDIX C: WATER OFFSITE INFRASTRUCTURE 

 

C.1 Water Offsite Infrastructure 

The estimated cost of water offsite infrastructure required to support future growth is approximately 

$36.14 million as outlined in the table below. These costs represent the “gross” costs, of which only a 

portion will go to support development during the 25-year review period. 

 

 Summary of Water Offsite Infrastructure 

 

 

C.2 Water Offsite Infrastructure Grants & Contributions  

The MGA enables the City to allocate the cost of offsite infrastructure to development, other than those 

costs that have been provided by way of special ear-marked grant or contribution. The City of Brooks 

has/will receive $9.60 million in special ear-marked grants or contributions for water offsite levy 

infrastructure as shown in the table below. The total reduced water offsite infrastructure cost is $26.54 

million. 

 

 

 

 

 

015



City of Brooks 2023 Offsite Levy Update 

 

Special Grants and Contributions for Water Offsite Infrastructure 

 

 

C.3 Year of Construction 

The City anticipates construction of water offsite infrastructure as outlined in the table below. There 

have been no changes to this schedule in this update.   

Forecast Year of Construction 
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C.4 Water Offsite Infrastructure Benefiting Parties 

The table below outlines the allocation of water offsite levy infrastructure costs to the benefiting 

parties. 

Allocation of Water Infrastructure to Benefiting Parties 

 

 

C.5 Existing Receipts & Adjusted Levy Cost 

The adjusted offsite levy costs for water is approximately $6.67 million. However existing offsite levies 

have been collected from previous developers, resulting in an adjusted offsite levy costs of $4.14 

million. 

Offsite Levy Funds Applied to Date 
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C.6 Water Infrastructure Benefiting Areas 

Net developer costs for each project have been allocated to multiple benefiting offsite levy areas as 

shown in the table below. Allocations are denoted with a “1” below applicable area numbers. 

Water Allocations to Benefiting Areas 

 

C.7 Account Balance 

At December 31st, 2022 the Water account Balance was in a deficit of $463,933.86. This amount takes 

into consideration expenditures and front-ending obligations up to the end of 2022. It also reflects 

$109,939.35 of water offsite levies that were returned to the City when a sale of industrial lands was 

reversed due to the terms of the sale not being met.  

C.8 Development and Water Staging Impacts 

Water offsite infrastructure will be constructed in staged fashion over the 25-year review period. 

To compensate parties for capital they provide in front-ending offsite infrastructure construction, a 

5.11% interest allowance interest allowance is charged to the account when it is forecasted to be in a 

negative balance. Further, a 5.60% interest credit is provided to the account when it is forecast to be in 

a positive balance.  The graph and table below outline the forecast water levy account balances over the 

25-year development period. 

Anticipated Water Offsite Levy Account Balances 
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Anticipated Water Offsite Levy Account Balances 
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APPENDIX D: SANITARY SEWER OFFSITE INFRASTRUCTURE 

 

D.1 Sanitary Sewer Offsite Infrastructure 

The estimated cost of sanitary sewer offsite infrastructure required to support future growth is 

approximately $54.28 million as outlined in the table below. These costs represent the “gross” costs, of 

which only a portion will go to support development during the 25-year review period. 

 

 Summary of Sanitary Sewer Offsite Infrastructure 

 

 

D.2 Sanitary Sewer Offsite Infrastructure Grants & Contributions  

The MGA enables the City to allocate the cost of offsite infrastructure to development, other than those 

costs that have been provided by way of special ear-marked grant or contribution. The City of Brooks 

has/will receive $22.83 million in special ear-marked grants or contributions for sanitary sewer offsite 

levy infrastructure as shown in the table below. The total reduced sanitary sewer offsite infrastructure 

cost is $31.45 million. 

Special Grants and Contributions for Sanitary Sewer Offsite Infrastructure 
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D.3 Year of Construction 

The City anticipates construction of sanitary sewer offsite infrastructure as outlined in the table below. 

There have been no changes to this schedule in this update.   

Forecast Year of Construction 

 

D.4 Sanitary Sewer Offsite Infrastructure Benefiting Parties 

The table below outlines the allocation of sanitary sewer offsite levy infrastructure costs to the 

benefiting parties. 

Allocation of Sanitary Sewer Infrastructure to Benefiting Parties 
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D.5 Existing Receipts & Adjusted Levy Cost 

The adjusted offsite levy costs for sanitary sewer is approximately $11.12 million. However existing 

offsite levies have been collected from previous developers, resulting in an adjusted offsite levy costs of 

$8.51 million. 

Offsite Levy Funds Applied to Date 

 

D.6 Sanitary Sewer Infrastructure Benefiting Areas 

Net developer costs for each project have been allocated to multiple benefiting offsite levy areas as 

shown in the table below. Allocations are denoted with a “1” below applicable area numbers. 

Sanitary Sewer Allocations to Benefiting Areas 
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D.7 Account Balance 

At December 31st, 2022 the Sanitary account Balance was in a surplus of $1,002,723.29. This amount 

takes into consideration expenditures and front-ending obligations up to the end of 2022. It also reflects 

$121,848.53 of sanitary sewer offsite levies that were returned to the City when a sale of industrial 

lands was reversed due to the terms of the sale not being met.  

D.8 Development and Sanitary Sewer Staging Impacts 

Sanitary Sewer offsite infrastructure will be constructed in staged fashion over the 25-year review 

period. 

To compensate parties for capital they provide in front-ending offsite infrastructure construction, a 

5.11% interest allowance interest allowance is charged to the account when it is forecasted to be in a 

negative balance. Further, a 5.60% interest credit is provided to the account when it is forecast to be in 

a positive balance.  The graph and table below outline the forecast Sanitary Sewer levy account balances 

over the 25-year development period. 

Anticipated Sanitary Sewer Offsite Levy Account Balances 
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Anticipated Sanitary Sewer Offsite Levy Account Balances 
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APPENDIX E: STORMWATER OFFSITE INFRASTRUCTURE 

 

E.1 Stormwater Offsite Infrastructure 

The estimated cost of stormwater offsite infrastructure required to support future growth is 

approximately $4.27 million as outlined in the table below. These costs represent the “gross” costs, of 

which only a portion will go to support development during the 25-year review period. 

 

 Summary of Stormwater Offsite Infrastructure 

 

 

E.2 Stormwater Offsite Infrastructure Grants & Contributions  

The MGA enables the City to allocate the cost of offsite infrastructure to development, other than those 

costs that have been provided by way of special ear-marked grant or contribution. The City of Brooks 

has/will receive $.79 million in special ear-marked grants or contributions for stormwater offsite levy 

infrastructure as shown in the table below. The total reduced stormwater offsite infrastructure cost is 

$3.48 million. 

Special Grants and Contributions for Stormwater Offsite Infrastructure 

 

 

E.3 Year of Construction 

The City anticipates construction of stormwater offsite infrastructure as outlined in the table below. 

There have been no changes to this schedule in this update.   
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Forecast Year of Construction 

 

E.4 Stormwater Offsite Infrastructure Benefiting Parties 

The table below outlines the allocation of stormwater offsite levy infrastructure costs to the benefiting 

parties. 

Allocation of Stormwater Infrastructure to Benefiting Parties 

 

E.5 Existing Receipts & Adjusted Levy Cost 

The adjusted offsite levy costs for stormwater is approximately $.85 million. However existing offsite 

levies have been collected from previous developers, resulting in an adjusted offsite levy costs of $.47 

million. 

 

Offsite Levy Funds Applied to Date 
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E.6 Stormwater Infrastructure Benefiting Areas 

Net developer costs for each project have been allocated to multiple benefiting offsite levy areas as 

shown in the table below. Allocations are denoted with a “1” below applicable area numbers. 

Stormwater Allocations to Benefiting Areas 

 

E.7 Account Balance 

At December 31st, 2022 the Stormwater account balance was in a surplus of $386,997.23. This amount 

takes into consideration expenditures and front-ending obligations up to the end of 2022.  

E.8 Development and Stormwater Staging Impacts 

Stormwater offsite infrastructure will be constructed in staged fashion over the 25-year review period. 

To compensate parties for capital they provide in front-ending offsite infrastructure construction, a 

5.11% interest allowance interest allowance is charged to the account when it is forecasted to be in a 

negative balance. Further, a 5.60% interest credit is provided to the account when it is forecast to be in 

a positive balance.  The graph and table below outline the forecast Stormwater levy account balances 

over the 25-year development period. 

 

Anticipated Stormwater Offsite Levy Account Balances 
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Anticipated Stormwater Offsite Levy Account Balances 
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