Council Meeting
Jubilee Centre Council Chamber
9909 Franklin Avenue, Fort McMurray

Tuesday, June 28, 2016
6:00 p.m.

Agenda
Call To Order

Adoption of Agenda

Minutes of Previous Meetings

1.

Minutes of Special Council Meeting - June 20, 2016

2.

Minutes of Regular Council Meeting - June 21, 2016

Wood Buffalo Recovery Committee Reports and Bylaws

3.

Wood Buffalo Recovery Committee Recommendation - Staffing and
Accommodations
- delegations

4.

Wood Buffalo Recovery Committee Recommendation - Landfill and Waste
Management Matters
- delegations

5.

Wood Buffalo Recovery Committee Recommendation - Service Access Roads
- delegations

6.

Wood Buffalo Recovery Committee Recommendation – Noise Bylaw
Amendment - Bylaw 16/015
- 1st reading
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7.
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Wood Buffalo Recovery Committee Recommendation -- Utility Rate Bylaw
Amendment – Bylaw 16/016 – Differential Landfill Fees for Non-Residents
- 1st reading

8.

Wood Buffalo Recovery Committee Recommendation -- Land Use Bylaw
Amendment – Bylaw No. 16/017 – Differential Fees for Demolition Permits
Arising from Wildfire Damage
- 1st reading

Public Hearings and Related Reports

9.

Wood Buffalo Recovery Committee Recommendation - Development
Moratorium; Abasand, Beacon Hill, Waterways - Bylaw No. 16/011
- Public Hearing
- 2nd and 3rd readings

Reports

10.

Offsite Levy Subsidy Program
- delegations

11.

Regional Emergency Operations Centre (REOC) Close Out Report
- delegations

Presentations

12.

2016 – 2018 Fiscal Management Strategy Update and 2016 Property Tax Rate
Bylaw No. 16/007
- Presentation: Elsie Hutton, Chief Financial Officer; Philip Schofield, Director, Assessment and
Taxation
- delegations
- Business Arising: 2016 - 2018 Fiscal Management Strategy
- Business Arising: 2016 Property Tax Rate Bylaw 16/007 - 2nd and 3rd readings

Adjournment

Unapproved Minutes of a Special Meeting of the Council of the Regional Municipality of
Wood Buffalo held in the Council Chamber at the Municipal Offices in Fort McMurray,
Alberta, on Monday, June 20, 2016, commencing at 6:00 p.m.
Present:

M. Blake, Mayor
T. Ault, Councillor
L. Bussieres, Councillor
J. Cardinal, Councillor (via teleconference)
S. Germain, Councillor
K. McGrath, Councillor
P. Meagher, Councillor
J. Stroud, Councillor
C. Tatum, Councillor (via teleconference)
A. Vinni, Councillor
C. Voyageur, Councillor (via teleconference)

Administration:

M. Ulliac, Chief Administrative Officer
K. Scoble, Deputy Chief Administrative Officer
B. Couture, Executive Director
E. Hutton, Executive Director
M. Johnstone, Executive Director
D. Leflar, Chief Legislative Officer
J. Brown, Supervisor, Legislative Services
S. Harper, Legislative Officer
D. Soucy, Legislative Officer

Call To Order
Mayor M. Blake called the meeting to order at 6:05 p.m.
New and Unfinished Business
1.

Review of Approved Capital Budget
(6:07 p.m. – 8:57 p.m.)

Mark Johnstone, Executive Director of Infrastructure and Engineering; and Elsie Hutton,
Executive Director of Corporate Services, provided a brief overview of the preliminary
review undertaken by administration of the 2016 Approved Capital Budget.
Delegations:
Keith Plowman, Fort McMurray Construction Association, spoke to the affects felt by
business owners in the wake of the wildfire and requested that Council proceed with all capital
projects.
Lemont Edwards, resident of Gregoire Lake Estates, spoke to the need for fire hydrants in
Gregoire Lake Estates and spoke in favour of moving ahead with the rural water and sewer
servicing capital project.
Ron Quintal, President of the Fort MacKay Métis, spoke in favour of moving forward with all
capital projects, advocating in particular for the Fort McKay Fire Hall capital project.
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Arrival:
Councillor K. McGrath entered the meeting at 6:39 p.m.
Darryl Woytkiw, Willow Lake Community Association, expressed his concern that any
project suspensions could mean further delays in rural areas acquiring essential services such
as water and sewer.
June Catton, resident of Anzac, spoke in favour of proceeding with capital projects in Anzac,
citing that development in the area will be vitally important for continued growth.
Wade Chouinard, Willow Lake Community Association, spoke in favour of installing fire
hydrants in Gregoire Lake Estates.
Chelsey Vanee, resident of Anzac, spoke to the need for basic services such as water and
sewer in rural areas citing the impact it will have on growth, and read a letter to Council from a
young Anzac community member who expressed similar concerns.
Exit and Return:
Councillor S. Germain exited the meeting at 7:01 p.m. and reentered at 7:03 p.m.
Travis Cramer and Sean Steil, members, Anzac Fire Department, thanked Council for
proceeding with the Anzac Fire Hall Construction capital project, and spoke in favour of
installing rural fire hydrants and moving ahead with piped water and sewer capital projects.
Stacey Kanarek, resident of Gregoire Lake Estates, expressed her thanks to first
responders and her ward Councillor for their support during the wildfire and evacuation
process, and spoke in favour of installing fire hydrants and piped water to rural communities to
reduce safety concerns.
Stacey Atkinson, Director of the Conklin Resource Development Advisory Committee
and Metis Local, expressed her thanks and gratitude for residents who came together in the
region to help fight the wildfire, and spoke in favour of proceeding with all capital projects in
Conklin.
Verna Quintal Janvier, resident of Conklin, spoke in favour of proceeding with essential
services capital projects in Conklin.
Gwen Letendre, resident of Conklin, spoke in favour of proceeding with capital projects to
bring basic essential services to the residents of Conklin.
Margaret Quintal, member of the Conklin Community Association and Metis Association,
requested that Council give full consideration to all pertinent information prior to making any
decisions relative to capital projetcs.
Jim Rogers, resident of Fort McMurray, proposed that consideration be given to dividing the
regional municipality differently as a way of better providing services to rural areas.
Nicole Gardner, resident of Anzac, spoke to the need for water and sewer in Anzac and
called for greater emphasis on safety in rural communities.
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Bob Galbraith, resident of Conklin, spoke to the need to prioritize capital projects
appropriately, citing the need for water and sewer, as well as fire hydrants in the community of
Conklin.
Exit:
Councillor K. McGrath exited the meeting at 7:43 p.m.
Kevin Woytkiw, resident of Anzac, shared his personal experience as a first responder
fighting the wildfire in Anzac to illustrate the need for piped water and fire hydrants in the
community.
Return:
Councillor K. McGrath reentered the meeting at 7:55 p.m.
Peter Fortna, resident of Fort McMurray, addressed several concerns relative to the
proposed capital project scheduling readjustments and the rationale for doing so, and
requested that Council move forward with all capital projects.
Exit:
Councillor C. Tatum was disconnected from the meeting at 8:01 p.m.
Jeffrey O'Donnell, resident of Fort McMurray, spoke in favour of proceeding with the Conklin
Multiplex capital project, noting the valuable resource it would have provided in the wildfire
evacuation process.
Return:
Councillor C. Tatum reconnected to the meeting at 8:05 p.m.
Manny Makia, resident of Fort McMurray, requested that Council pursue leadership
decisions relative to capital projects in the wake of the wildfire in the spirit of community and
neighbourliness.
Recess:
A recess occurred from 8:15 p.m. to 8:34 p.m.
Councillor A. Vinni put forward the following motion for consideration:
1. “That Administration resume capital projects identified in Attachment 1 dated June 14,
2016.
2. That Administration suspend capital projects identified in Attachment 2 dated June 14,
2016, until a further detailed review is completed of:
• Contractual obligations
• Feasibility of modified scheduling and
• Cash flow implications
3. That Administration complete a further detailed review by July 19, 2016.”
Kevin Scoble, Deputy Chief Administrative Officer, provided clarification on the information
presented to Council, indicating that the intent of the preliminary review was to focus on
optimizing scheduling and that a more detailed in depth review would be brought back to
Council in July.
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Councillor T. Ault then put forward the following amendment:
That Rural Water/Sewer Servicing Pre-design and Design be
moved from Attachment 2 (Suspended) to Attachment 1 (To
Resume).
CARRIED UNANIMOUSLY
Voting then occurred on the main motion as amended:
Moved by Councillor A. Vinni:
1.

That Administration resume capital projects identified in
Attachment 1 dated June 14, 2016.

2.

That Administration suspend capital projects identified in
Attachment 2 dated June 14, 2016, until a further detailed
review is completed of:
• Contractual obligations
• Feasibility of modified scheduling and
• Cash flow implications

3.

That Administration complete a further detailed review by
July 19, 2016.
CARRIED UNANIMOUSLY

Adjournment
As all scheduled business matters had been concluded, Mayor M. Blake declared the meeting
adjourned at 8:58 p.m.

Mayor

Chief Legislative Officer
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Unapproved Minutes of a Meeting of the Council of the Regional Municipality of Wood
Buffalo held in the Council Chamber at the Municipal Offices in Fort McMurray, Alberta,
on Tuesday, June 21, 2016, commencing at 4:00 p.m.
Present:

M. Blake, Mayor
T. Ault, Councillor
L. Bussieres, Councillor
J. Cardinal, Councillor
S. Germain, Councillor
K. McGrath, Councillor
P. Meagher, Councillor
J. Stroud, Councillor
C. Tatum, Councillor (via teleconference)
A. Vinni, Councillor
C. Voyageur, Councillor (via teleconference)

Administration:

M. Ulliac, Chief Administrative Officer
K. Scoble, Deputy Chief Administrative Officer
B. Couture, Executive Director
E. Hutton, Executive Director
D. Bendfeld, Acting Executive Director
D. Leflar, Chief Legislative Officer
J. Brown, Supervisor, Legislative Services
D. Soucy, Legislative Officer
S. Harper, Legislative Officer

Call To Order
Mayor M. Blake called the meeting to order at 4:03 p.m.
Motion to Move In-Camera
Moved by Councillor J. Stroud that the meeting move In
Camera pursuant to section 24 of the Freedom of Information
and Protection of Privacy Act.
CARRIED UNANIMOUSLY
In Camera
1.

Wood Buffalo Recovery Committee Updates
(in-camera pursuant to Section 24 of the Freedom of Information and Protection of Privacy Act)

2.

2016 Property Tax Options
(in-camera pursuant to Section 24 of the Freedom of Information and Protection of Privacy Act)

3.

Personnel Matter
(in-camera pursuant to Section 24 of the Freedom of Information and Protection of Privacy Act)

4.

Strategic Plan Discussion
(in-camera pursuant to Section 24 of the Freedom of Information and Protection of Privacy Act)
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Motion to Close In-Camera Session and Reconvene in Public
Moved by Councillor J. Stroud that the meeting reconvene in
public.
CARRIED UNANIMOUSLY
Council met in camera from 4:03 p.m. to 5:45 p.m.
Recognition
Mayor M. Blake recognized National Aboriginal Day, which celebrates the unique heritage,
diverse cultures and outstanding achievements of First Nations, Inuit and Métis Peoples of
Canada.
Adoption of Agenda for Open Meeting
Moved by Councillor P. Meagher that the Agenda be adopted
as presented.
CARRIED UNANIMOUSLY
Minutes of Previous Meetings
5.

Minutes from Council Meeting - June 14, 2016
Moved by Councillor J. Stroud that the Minutes of the Council
Meeting held on June 14, 2016 be approved as presented.
CARRIED UNANIMOUSLY

Bylaws
6.

Wood Buffalo Recovery Committee Bylaw No. 16/013
(6:04 p.m. – 6:13 p.m.)

Moved by Councillor T. Ault that Bylaw No. 16/013, being a
bylaw to establish the Wood Buffalo Recovery Committee, be
read a third time.
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Moved by Councillor T. Ault:
• That Bylaw No. 16/013 be amended by deleting the
entire paragraph following Section 13(c) and deleting
Section 14, with sections that follow renumbered
accordingly with whole numbers; and
• That the compensation review passed by Council
resolution on April 26, 2016 be expanded to include
wildfire recovery compensation considerations, and that
the recommendations be brought to Council for public
debate no later than July 19, 2016.
DEFEATED
For: M. Blake, T. Ault, P. Meagher, J.
Stroud, C. Tatum
Opposed: L. Bussieres, J. Cardinal, S.
Germain, K. McGrath, A.
Vinni, C. Voyageur
Voting then occurred on third reading of the bylaw.
CARRIED
For: L. Bussieres, J. Cardinal, S.
Germain, K. McGrath, C. Tatum, A.
Vinni, C. Voyageur
Opposed: M. Blake, T. Ault, P. Meagher,
J. Stroud
Exit and Return
Councillor C. Voyageur, on teleconference, disconnected from the meeting at 6:13 p.m. and
reconnected at 6:14 p.m.
7.

Relaxation of RV Parking Restrictions and Temporary Urban Accommodation
(6:14 p.m. – 7:53 p.m.)

Councillor T. Ault presented the following for consideration: “That Bylaw No. 16/012, being a
Land Use Bylaw Amendment to allow temporary relaxation of Recreational Vehicle parking
restrictions, be read a second time.”
Jamie Doyle, Acting Director, Planning and Development, provided a summary of the
proposed amendments to the Land Use Bylaw.
Delegations
Jim Rogers, resident, spoke in favour of both proposed amending bylaws.
Jean-Marc Guillamot, Fort McMurray Hotel Group, spoke in opposition to the Temporary
Urban Accommodation amendment, noting that hotels have lower than normal occupancy.
Exit and Return
Councillor S. Germain exited the Chamber at 6:38 p.m. and returned at 6:40 p.m.
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Kevin Cloutier, Podollan Inn, spoke in support of the Relaxation of the RV Parking
Restrictions and in opposition to the Temporary Urban Accommodation amendment.
Laila Goodrich, resident, suggested the Relaxation of the RV Parking Restrictions be further
amended to allow only one RV per lot in the urban area and prohibit parking of RV’s on lots
that have damaged or destroyed residences.
Gene Ouellette, resident, spoke in favour of the bylaw amendments and noted that more
solutions are needed on the south side of Fort McMurray.
Bill Ladoucet, businessman, spoke in favour of the Relaxation of the RV Parking Restrictions
amendment but noted that careful consideration needs to be given to where they are parked.
Exit
Councillor C. Voyageur, on teleconference, disconnected from the meeting at 7:10 p.m.
Exit and Return
Councillor K. McGrath exited the Chamber at 7:10 p.m. and returned at 7:12 p.m.
John Reimer, resident, expressed his support for the Relaxation of the RV Parking
Restrictions amendment, and requested that something similar to the proposal for Abraham’s
Land be considered for the south side of Fort McMurray.
Sherwin Toms, resident, spoke in favour of the RV Parking amendment but in opposition to
the Temporary Urban Accommodation amendment.
Exit and Return
Councillor S. Germain exited the Chamber at 7:38 p.m. and returned at 7:40 p.m.
Moved by Councillor A. Vinni that Bylaw No. 16/012, be
amended as follows:
• in section 3(a) delete “or two” and the “s” from the word
residences at the end of the clause; and
• add the word “no” to the beginning of section 3(b).
CARRIED UNANIMOUSLY
Moved by Councillor A. Vinni that Bylaw No. 16/012 be read a
second time as amended.
CARRIED UNANIMOUSLY
Moved by Councillor A. Vinni that Bylaw No. 16/012 be read a
third and final time.
CARRIED UNANIMOUSLY
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Moved by Councillor P. Meagher that Bylaw No. 16/014, being
a Land Use Bylaw Amendment to make Temporary Urban
Accommodation a discretionary use anywhere in the Urban
Service Area and in the hamlet of Anzac, be read a second
time.
CARRIED UNANIMOUSLY
Moved by Councillor J. Stroud that Bylaw No. 16/014 be read a
third and final time.
CARRIED UNANIMOUSLY
Recess
A brief recess occurred between 7:53 p.m. and 8:11 p.m., after which Councillor K. McGrath
did not return to the meeting.
New and Unfinished Business
8.

2016 Canada Day Parade and Festivities
(8:12 p.m. – 8:16 p.m.)

Carole Bouchard, Director, Community Services, and Monica Lance, Manager,
Community Strategies, provided a summary of the planned activities for Canada Day, noting
that it will give residents an opportunity to celebrate the community’s resilience and pay tribute
to the people and first responders for everything they have done for the region during the
wildfire.
Moved by Councillor P. Meagher that the 2016 Canada Day
Parade and Festivities report be accepted as information.
CARRIED UNANIMOUSLY
9.

Business and Economic Recovery Plan Status Update
(8:17 p.m. – 8:28 p.m.)

Exit
Councillor J. Cardinal exited the meeting at 8:18 p.m.
Keith Smith, Acting Director, Economic Development, and Natasha Hartson, Business
Development Coordinator, presented an update on the Business and Economic Recovery
Plan, noting the key considerations are that timing is critical, and the recovery plan must
continue to be responsive to the needs of businesses in a fluid manner.
Moved by Councillor A. Vinni that Economic Development’s
status update for the approved Business and Economic
Recovery Plan be accepted as information.
CARRIED UNANIMOUSLY
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Presentation
10.

Coordinated Debris Removal and Cleanup Efforts
(8:29 p.m. – 10:35 p.m.)

Dawny George, Director, Engineering, and Maureen Nakonechny, Project Manager,
presented an overview of the current status of debris removal and the three options for debris
removal available to residents: insurer solution, local contractor or do-it-yourself.
Delegations
Sharon Cooper, resident, sought clarity on how local contractors could be involved in the
debris removal and cleanup process.
Gilles Huizinga, resident, raised concerns relative to the disposal of the debris, backfilling of
lots and the scheduling of debris removal.
Exit and Return
Councillor S. Germain exited the Chamber at 8:46 p.m. and returned at 8:49 p.m.
Jim Rogers, resident, suggested that large items should be removed first before allowing
residents to look for important items.
Bill Ladoucet, businessman, spoke in favour of debris removal option two, which uses local
contractors to do the work.
Paul McLeod, businessman, expressed concerns with the debris removal and cleanup
process.
Minard Presley, businessman, spoke in support of using local contractors for debris removal.
Mike Ryan, businessman, spoke in support of debris being removed by local contractors and
suggested that the permitting process needs to be streamlined.
Darren Henderson, businessman, spoke in favour of local contractors doing debris removal.
Frances Jean, resident, spoke to the proposed debris removal options.
John Mulhall, spoke in favour of residents using local contractors for debris removal and
sought clarity in terms of debris disposal.
Exit and Return
Councillor C. Tatum, on teleconference, disconnected from the meeting at 9:52 p.m. and
reconnected at 9:54 p.m.
Discussion occurred on the landfill fees associated with the disposal of the debris and
Administration was requested to bring back a recommendation to the Wood Buffalo Recovery
Committee on amending the Utility Rates Bylaw No. 10/001 to provide differential Landfill
Disposal Rates for residents and non-residents.

-6-

Regional Municipality of Wood Buffalo Council Meeting – Unapproved Minutes

Tuesday, June 21, 2016

Exits and Returns
Councillor S. Germain exited the Chamber at 10:05 p.m. and returned at 10:07 p.m.
Mayor M. Blake exited the Chamber at 10:14 p.m. and returned at 10:17 p.m., during which
time Councillor S. Germain assumed the Chair.
Adjournment
As all scheduled business matters had been concluded, Mayor M. Blake declared the meeting
adjourned at 10:35 p.m.

Mayor

Chief Legislative Officer
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Wood Buffalo Recovery Committee
Recommendation to Council – June 28, 2016
Staffing and Accommodations

Upon the recommendation of the Wood Buffalo Recovery Committee (hereinafter
called the “Committee”) it is hereby resolved that Administration:
(a) be directed to provide as rapidly as possible sufficient office and working space
on the 5th floor of the Jubilee Building for the approximately 80 individuals that
are projected to be required as Committee members, or as members of/support
staff to the Recovery Task Force;
(b) be directed to develop a plan for assigning staff to be members or, or serve as
support to, the Recovery Task Force; and
(c) include all costs associated with (a) and (b) above in its request to the
Government of Alberta for funding to compensate for extraordinary costs arising
from the wildfires.

Wood Buffalo Recovery Committee
Recommendation to Council – June 28, 2016
Landfill and Waste Management Matters

Upon the recommendation of the Wood Buffalo Recovery Committee it is hereby
resolved:
(a) That Administration be directed to open the Municipal Landfill to incoming waste
on a 24 hour per day, 7 day per week basis commencing July 5, 2016 until
cleanup and removal of debris from structures destroyed or damaged by fire or
by firefighting activities is substantially complete, and to take such measures and
procure such equipment as may be required (including if necessary one or more
temporary truck scales) to provide for rapid and safe turnaround of vehicles at
the Landfill in anticipation of substantially increased volumes of traffic during the
demolition and cleanup phase;
(b) That Administration be directed to maintain in place until July 31, 2016 the
waiver of tipping fees for loads of household waste hauled to the landfill;
(c) That Administration be directed to take immediate steps to block vehicular
access to areas of the Municipality that are notorious for their use as unlawful
waste dumping sites;
(d) That Administration be directed to include all costs associated with (a) through
(c) above in its request to the Government of Alberta for funding to compensate
for extraordinary costs arising from the wildfire.

Wood Buffalo Recovery Committee
Recommendation to Council – June 28, 2016
Service Access Roads

Upon the recommendation of the Wood Buffalo Recovery Committee it is hereby
resolved that Administration be directed to:
(a)

explore the possibility of opening new service access roads for the communities
of Abasand, Beacon Hill, Waterways and Wood Buffalo, including the necessary
permits and approvals for such roads and;

(b)

include all costs associated with opening the service access roads referenced in
(a) above in its request to the Government of Alberta for funding to compensate
for extraordinary costs arising from the wildfires.

COUNCIL REPORT
Meeting Date: June 28, 2016

Subject: Wood Buffalo Recovery Committee Recommendation –
Noise Bylaw Amendment – Bylaw 16/015
APPROVALS:
Wood Buffalo Recovery Committee

Recommendation of the Wood Buffalo Recovery Committee:
THAT Bylaw 16/015, being a bylaw to amend Noise Bylaw No. 83/024, be read a first time.
Summary:
As a result of the May 2016 wildfire, a number of communities in the Municipality suffered
substantial damage. To facilitate rapid recovery and rebuild, the demolition, clean-up and debris
removal phase in these communities, as well as critical infrastructure projects that were delayed 4-8
weeks, need to occur quickly and be completed as soon as possible. One way to do that is to allow
these activities to proceed on a 24/7 basis. This will require a temporary relaxation of the
provisions of the Noise Bylaw, so that the noise created by the process of demolition, cleanup and
debris removal in late evening and throughout the night will not be a contravention of the bylaw.
Background:
Bylaw No. 16/009 allows Council to adopt Controlled Access Plans to deal with any special
requirements to control the movements of people and vehicles, arising from the consequences of the
wildfire. The Wood Buffalo Recovery Committee believes that one of those consequences will be
allowing wildfire-related demolition and debris removal, as well as delayed critical infrastructure
projects to continue 24 hours a day, 7 days a week until they are completed, and that the Controlled
Access Plans will so provide. These activities may result in noise that is otherwise prohibited in the
Municipality between the hours of 11:00pm – 7:00am, under the Noise Bylaw.
Budget/Financial Implications:
There are no budgetary or financial implications associated with enacting the bylaw.
Rationale for Recommendation:
To ensure that demolition and debris removal and critical infrastructure projects will be completed
as quickly as possible, the Wood Buffalo Recovery Committee believes it advisable to allow these
activities to be carried on 24 hours a day, 7 days a week. This may result in noise that is otherwise
prohibited in the Municipality between the hours of 11:00pm – 7:00am by the Noise Bylaw. The
Committee accordingly recommends an amendment to the Noise Bylaw to exempt noise that would
otherwise be unlawful if caused by the activities described above, if caused by or related to the
wildfire.
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COUNCIL REPORT - Wood Buffalo Recovery Committee Recommendation – Noise Bylaw Amendment – Bylaw
16/015

Strategic Plan Linkages:
Pillar 1 – Building Responsible Government
Pillar 2 – Building Balanced Regional Services
Pillar 3 – Building a Vibrant Economy Together
Attachment:
1.

Bylaw No. 16/015

2/2

Attachment 1

BYLAW NO. 16/015
A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO AMEND
THE NOISE BYLAW NO. 83/024.
WHEREAS the City Council of Fort McMurray passed a bylaw to restrict, mitigate and abate the
activities which can give rise to unnecessary noise in the City of Fort McMurray;
AND WHEREAS the City of Fort McMurray was amalgamated to form the Regional Municipality
of Wood Buffalo and all bylaws of the City of Fort McMurray became the bylaws of the Regional
Municipality of Wood Buffalo;
AND WHEREAS the Council of the Regional Municipality of Wood Buffalo wishes to facilitate the
efficient and expedient demolition and clean-up of properties that have been damaged or destroyed
by the May 2016 wildfire by lifting the restrictions on noise created by these activities;
NOW THEREFORE the Regional Municipality of Wood Buffalo, in Council duly assembled,
enacts as follows:
1.

Bylaw No. 83/24, the Noise Bylaw, is hereby amended.

2.

The following is added as a new Part 7A:
“Part 7A – Post-Wildfire Recovery Noise
11.1 (1) In this Part
(a)

“Wildfire Recovery Noise” means any noise caused by or arising
from any demolition, clean-up or debris removal activity related to
the destruction caused by the wildfire of May, 2016 or noise caused
by or arising from construction projects of the Municipality that
were delayed due to the wildfire;

(b)

“Post-Wildfire Recovery Period” has the meaning ascribed to it in
Bylaw No. 16/013.

11.1(2) Despite any other provision of this Bylaw a person who causes or allows
Wildfire Recovery Noise during the Post-Wildfire Recovery Period, at any time
of the day, is not in contravention of this Bylaw.”

3.

This amending bylaw comes into force when it is passed and is deemed to be automatically
repealed at the conclusion of the Post-Wildfire Recovery Period.

Bylaw No. 16/015

READ a first time this ____ day of _________, 2016.
READ a second time this ____day of ________, 2016.
READ a third and final time this ____day of ________, 2016.
SIGNED and PASSED this _______ day of _______, 2016.

_________________________________
Mayor

_________________________________
Chief Legislative Officer

______________________________________________________________________________
Regional Municipality of Wood Buffalo
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COUNCIL REPORT
Meeting Date: June 28, 2016

Subject: Wood Buffalo Recovery Committee Recommendation -Utility Rate Bylaw Amendment – Bylaw 16/016 – Differential
Landfill Fees for Non-Residents
APPROVAL:
Wood Buffalo Recovery Committee

Recommendation of the Wood Buffalo Recovery Committee:
THAT Bylaw 16/016 being a bylaw to amend Utility Rates Bylaw No. 10/001 be read a first
time.
Summary:
As a result of the May 2016 wildfire, many areas of the Municipality suffered substantial
damage. In order to facilitate recovery a substantial amount of debris removal will be required,
and most if not all of this material will be received by the municipal sanitary landfill. In order to
ensure that local contractors have a reasonable opportunity to participate in both demolition and
cleanup, and hauling debris to the landfill, the Wood Buffalo Recovery Committee (“the
Committee”) is recommending an amendment to the Utility Rates Bylaw to implement
differential landfill tipping fees for non-residents and non-resident businesses.
Background:
The May 2016 wildfire caused substantial damage throughout the Municipality. Much of this
damage has resulted in solid waste debris that must be safely and efficiently removed, and the
majority of this solid waste will be received by the municipal sanitary landfill. Another impact of
the wildfire was an interruption in the income stream of local contractors who are capable of doing
the demolition and cleanup work and are in dire need of this work to keep their businesses viable
until the subsequent phase of re-building gets well underway in the spring of 2017 and beyond.
Ensuring that local contractors will pay substantially lower tipping fees at the landfill, is one way
of assisting them in getting a reasonable share of the demolition and debris removal work this year.
Budget/Financial Implications:
There are no budgetary or financial implications associated with enacting the bylaw. There are
financial implications with respect to fees that will be imposed by the bylaw.
Rationale for Recommendation:
The Committee believes it is in the best interests of the community that local contractors be
given a reasonable opportunity to do the necessary work of demolition, debris removal and
hauling to the landfill, all of which need to be completed as soon as possible and ideally before
the end of 2016, to pave the way for re-development of areas destroyed by fire starting in the
spring of 2017. Differential landfill tipping fees will assist the local contractors in obtaining that
much needed work this summer and fall.
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COUNCIL REPORT - Wood Buffalo Recovery Committee Recommendation -- Utility Rate Bylaw Amendment –
Bylaw 16/016 – Differential Landfill Fees for Non-Residents

Strategic Plan Linkages:
Pillar 1 – Building Responsible Government
Pillar 2 – Building Balanced Regional Services
Pillar 3 – Building a Vibrant Economy Together
Attachment:
1.

Bylaw No. 16/016

2/2

Attachment 1
BYLAW NO. 16/016
A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO AMEND
UTILITY RATES BYLAW NO. 10/001
WHEREAS section 7 of the Municipal Government Act provides that Council may pass bylaws
regarding public utilities and services provided by or on behalf of the Municipality;
AND WHEREAS section 8 of the Municipal Government Act provides that Council may pass
bylaws that provide for a system of licences, permits or approvals, including establishing fees for
licences, permits and approvals that are higher for persons or businesses who do not reside in or
maintain a place of business in the Municipality;
AND WHEREAS the Council for the Regional Municipality of Wood Buffalo wishes to establish
fees that are higher for persons or businesses who do not reside in or maintain a place of business
in the Municipality for solid waste disposal at the sanitary landfill;
NOW THEREFORE the Regional Municipality of Wood Buffalo, in Council assembled, enacts
as follows:
1.

Bylaw No. 10/001, the Utility Rates Bylaw, is hereby amended.

2.

The following is added as a new Section 2.1:
“2.1

For the duration of the Post-Fire Recovery Period as defined in bylaw 16/013:
a)

“resident” means a natural person who has maintained a permanent principal
residence in the Municipality continuously since May 1, 2016 and has a
municipal utility account that identifies the person as a resident based on that
criterion;

b)

“resident business” means a business that has maintained its principal business
premises in the Municipality continuously since May 1, 2016 and has a
municipal utility account that identifies the business as a resident business based
on that criterion;

c)

“non-resident” means a natural person who does not fall within the definition of
“resident”;

d)

“non-resident business” means a business that does not fall within the definition
of “resident business”;

e)

in the event of a dispute over whether a natural person or a business should be
classified as resident or non-resident, the dispute shall be referred to the person
appointed by Council under Bylaw 16/013 as Recovery Team Leader, or to that
person’s delegate, and the decision of the Recovery Team Leader or that
person’s delegate is final and binding; and

Bylaw No. 16/016

3.

Table 1 of Schedule “A” is repealed and replaced with the following:
TABLE 1 – LANDFILL DISPOSAL RATES – FORT MCMURRAY REGIONAL SITE
Unit Rate for Residents
and Resident Businesses

Unit Rate for Non-Residents
and Non-Resident Businesses

$85.00 per tonne

$85.00 per tonne

$85.00 per tonne

$425.00 per tonne

Clean and segregated: brush and
trees (minimal root soil), wood
chips, asphalt, concrete, metals,
unpainted/ untreated dimensional
lumber or pallets or plywood

No charge

No charge

Commercial Waste

$75.00 per tonne

$75.00 per tonne

Special Handling

$162.00 per tonne

$162.00 per tonne

Acceptable Contaminated Soil

$75.00 per tonne

$75.00 per tonne

Tires

No charge

No charge

Household Refuse

$50.00 per tonne

$50.00 per tonne

Compostable Material

$0.00

$0.00

CFC Appliances with Gas

$39.00 per unit

$185.00 per unit

Appliances without Gas

No charge

No charge

Large Commercial Appliances

$123.00 per tonne
(special handling)

$615.00 per tonne

Soil (Clean Fill)

No charge

No charge

Recyclables, Residential

No charge

No charge

Mobile Home Disposal

$970.00 per unit

$4850.00 per unit

Scale Usage Charge

$30.00 per visit

$30.00 per visit

Household Refuse Charge

$10.00 flat rate

$50.00 flat rate

Item
Mixed loads of Construction and
Demolition Waste (recyclables
not fully removed)
All demolition waste or
commercial waste, regardless of
recyclable content, if originating
from cleanup of properties
damaged or destroyed by wildfire
or firefighting activities in May
2015

NOTE: A person who arrives at the Landfill without a pre-established Municipal Utility
Account will have the option of leaving the Landfill without disposing of any material, or
paying for disposal at the rates set out above for non-residents and non-resident businesses

_______________________________________________________________________________
Regional Municipality of Wood Buffalo
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4.

This amending bylaw comes into effect when it is passed.

READ a first time this ______ day of _______, 2016
READ a second time this ______ day of _______, 2016
READ a third and final time this ______ day of _______, 2016
SIGNED and PASSED this _____ day of _______, 2016.

______________________________
Mayor

______________________________
Chief Legislative Officer

_______________________________________________________________________________
Regional Municipality of Wood Buffalo
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COUNCIL REPORT
Meeting Date: June 28, 2016

Subject: Wood Buffalo Recovery Committee Recommendation -Land Use Bylaw Amendment – Bylaw No. 16/017 –
Differential Fees for Demolition Permits Arising from
Wildfire Damage
APPROVALS:
Wood Buffalo Recovery Committee

Recommendation of the Wood Buffalo Recovery Committee:
THAT Bylaw No. 16/017 being a Land Use Bylaw amendment specific to demolition permit
fees be read a first time.
Summary:
The May 2016 wildfires caused substantial damage to many areas of the Municipality. As a
result, there will be many applications for permits to demolish damaged structures, remove
foundations and clean up debris. In order to ensure that local contractors have a reasonable
opportunity to secure this work, the Wood Buffalo Recovery Committee (the “Committee”)
recommends that fees for demolition permits arising from the damage caused by the Wildfire
should be set at a significantly higher level for contractors who do not live or maintain business
premises in the Municipality.
Background:
The May 2016 wildfires caused substantial damage to many areas of the Municipality. In order
to facilitate recovery a large number of properties will need to be cleaned up and made ready for
re-development. This will include capping of utilities to prevent contamination, demolition,
removal of concrete foundations, debris removal, and hauling to appropriate disposal facilities,
all on a mass scale and in the shortest possible time.
In normal circumstances a person undertaking a demolition would apply for:
(a) a development permit for demolition;
(b) a route haul permit, and
(c) a permit under the Safety Codes Act for demolition.
Due to the anticipated volume of applications, in order to streamline and speed up the process the
Planning & Development Department has consolidated all three applications into a single
Demolition Permit application for which a single Demolition Permit will be issued.
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In order to ensure that local contractors have a reasonable opportunity to bid on and obtain
contracts to carry out this work, the Committee recommends that fees for demolitions permits be
significantly higher for persons or contractors who do not have a substantial connection to the
Municipality.
Budget/Financial Implications:
There are no budgetary or financial implication to the Municipality with respect to enacting this
bylaw.
The financial implications for demolition permit applicants will be as follows:
•
•

Residents and Resident Businesses will pay $200.00 per lot
Non-Residents and Non-Resident Businesses will pay $2,000.00 per lot

Rationale for Recommendation:
Differential fees for demolition permits will help off-set the additional costs of processing permit
applications, incidental hauling costs and additional inspection costs associated with the
increased applications for demolition permits. They will also encourage the local economy and
encourage local development.
Strategic Plan Linkages:
Pillar 3 – Building a Vibrant Economy Together
Pillar 6 – Building a Sustainable Region
Attachment:
1.

Bylaw 16/017
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Attachment 1
BYLAW NO. 16/017
A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO AMEND
LAND USE BYLAW NO. 99/059
WHEREAS the Municipal Government Act requires a council to enact a Land Use Bylaw and
allows a council to pass bylaws amending a Land Use Bylaw;
AND WHEREAS section 8 of the Municipal Government Act provides that Council may pass
bylaws that provide for a system of licences, permits or approvals, including establishing fees for
licences, permits and approvals that are higher for persons or businesses who do not reside or
maintain a place of business in the Municipality;

AND WHEREAS the Council for the Regional Municipality of Wood Buffalo wishes to establish
a differential fee for persons or businesses who do not reside or maintain a place of business in the
Municipality for the purpose of obtaining a development permit for demolition;
NOW THEREFORE the Regional Municipality of Wood Buffalo, in Council assembled, enacts
as follows:
1.

Bylaw No. 99/059, the Land Use Bylaw, is hereby amended.

2.

The following is added to Appendix “B” of the Land Use Bylaw 99/059:
“16)

For the purposes of this Appendix “B” and for the duration of the Post-Fire
Recovery Period as defined in bylaw 16/013:
(a)

“resident” means a natural person who has maintained a permanent principal
residence in the Municipality continuously since May 1, 2016;

(b)

“resident business” means a business that has maintained its principal business
premises in the Municipality continuously since May 1, 2016;

(c)

“non-resident” means a natural person who does not fall within the definition of
“resident”;

(d)

“non-resident business” means a business that does not fall within the definition
of “resident business”; and

(e)

in the event of a dispute over whether a natural person or a business should be
classified as resident or non-resident, the dispute shall be referred to the person
appointed by Council under Bylaw 16/013 as Recovery Team Leader, or to that
person’s delegate, and the decision of the Recovery Team Leader or that
person’s delegate is final and binding.”

Bylaw No. 16/017

3.

Section 1(a) of Appendix “B” which contains the Fee Schedule is deleted and the following
is substituted in its place:
“1)

(a)

Development permit applications including applications for development permits for
demolition; amendments to the Land Use Bylaw, Municipal Development Plan, an
Area Structure Plan or an Area Redevelopment Plan; and compliance certificate
requests shall be accompanied by the required fees as set out in this appendix.
Residential Development
Development
Single Detached dwelling

Resident or Resident
Business Fee
$75.00

Non-Resident or NonResident Business Fee
$75.00

Semi-detached and Duplex $75.00 per unit
Dwellings

$75.00 per unit

Triplex Dwellings

$75.00 per unit

$75.00 per unit

Fourplex Dwellings

$75.00 per unit

$75.00 per unit

Townhouses

$75.00 per unit

$75.00 per unit

Apartment Buildings

$250.00 + $37.50 per unit $250.00 + $37.50 per unit

Manufactured Homes

$75.00 per unit

$75.00 per unit

Demolition*

$200.00 per lot

$2000.00 per lot

Home Occupations

$20.00

$20.00

Home Business

$75.00

$75.00

Basement Suite

$100.00

$100.00

Family Care Dwellings

$100.00

$100.00

Lot Grading

$100.00

$100.00

Lot Clearing and Grubbing

$100.00

$100.00

Development
Approval $20.00
Letter/Site Plan Approval

$20.00

*During the Post-Wildfire Recovery Period as defined in Bylaw 16/013,
applications for development permits for demolition will also include the necessary
applications for route haul permits under Bylaw 02/079 and permits for demolition
under the Safety Codes Act.

_______________________________________________________________________________
Regional Municipality of Wood Buffalo
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4.

This amending bylaw comes into effect when it is passed.

READ a first time this ______ day of ______, 2016
READ a second time this ______ day of ______, 2016
READ a third and final time this ______ day of ______, 2016
SIGNED and PASSED this _____ day of ______, 2016.

______________________________
Mayor

______________________________
Chief Legislative Officer

_______________________________________________________________________________
Regional Municipality of Wood Buffalo
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3.

Public Hearing re: Wood Buffalo Recovery Committee Recommendation Development Moratorium; Abasand, Beacon Hill, Waterways-Bylaw No.
16/011
A.

Introduction and Opening Statement

B.

Written Presentations
- none received

C.

Verbal Presentations
- Frances Jean and Phillip Jean

D.

Other Verbal Presentations (Time Permitting and with Consent of
Council)

E.

Questions of Council

F.

Closing Statement

Council Meeting Presentation Request
Completed requests to make a public presentation must be received by 12:00 noon on the Wednesday immediately prior to
the scheduled meeting. Presentations are a maximum of 5 minutes in duration.

Presentation Information
Preferred Date of Presentation

June 28, 2016-06-17

Name of Presenter(s)

Frances Jean
Philip Jean

Organization Represented
Topic

Bylaw to goverrn Development
Moratorium

Please List Specific
Points/Concerns
Action Being Requested of
Council
Are you providing any supporting documentation (ie: Powerpoint)?

___ Yes

__x

_ x No
If yes, the documentation must accompany this request, as handouts will not be distributed at the meeting. To ensure that your documents meet
minimum standards, please see presentation guidelines on the next page.
Supporting documents may be e-mailed to Legislative.Assistants@woodbuffalo.ab.ca.
As per Procedure Bylaw No. 14/025, a request to make a presentation may be referred or denied.

COUNCIL REPORT
Meeting Date: June 28, 2016

Subject: Wood Buffalo Recovery Committee Recommendation Development Moratorium; Abasand, Beacon Hill,
Waterways-Bylaw No. 16/011
Approvals:

Wood Buffalo Recovery Committee

Wood Buffalo Recovery Committee Recommendations:
1. THAT Bylaw No. 16/011, being a Land Use Bylaw Amendment to provide for a temporary
development moratorium in the areas of Abasand, Beacon Hill and Waterways be read a
second time.
2. THAT Bylaw No. 16/011 be amended as shown on the marked up version of the bylaw
attached to the Council Report dated June 28, 2016;
3. THAT Bylaw No. 16/011 be read a third and final time.
Summary:
The Wood Buffalo Recovery Committee supports a temporary moratorium on development in
Abasand, Beacon Hill and Waterways as previously recommended by Administration before the
Committee was created, PROVIDED that the moratorium is amended to be conditional upon
health and safety clearance rather than for any fixed period of time.
Background:
The May 2016 wildfires resulted in devastating damage and loss in many parts of the
Municipality. In particular, the areas of Abasand, Beacon Hill, and Waterways (the “Affected
Areas”) suffered substantial losses – well over half of the structures in all three of these areas
were destroyed or severely damaged, and a great deal of ash and debris remains on the ground at
this time. Consequently there remain significant risks to public health and safety in the Affected
Areas and it is undetermined at this time when it will be safe to re-inhabit the undamaged
residences within these neighborhoods. It also remains to be determined how long it will take to
do a complete demolition and cleanup of damaged structures taking into account the potential
need for special handling and disposal of hazardous substances as well as the sheer volume of
debris to be managed.
Given the nature and scope of the damage to the Affected Areas, and the as yet unanswered
questions around when it will be safe to return to undamaged houses in the Affected Areas or to
commence the process of rebuilding houses destroyed or damaged by fire, it is reasonable for the
Municipality to impose a temporary moratorium on issuance of development permits in the
Affected Areas, with the exception of permits to demolish, clean up or remove building
foundations.
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The Committee accordingly recommends that Council pass the Land Use Bylaw amendment that
was recommended by Administration and received first reading on June 14, 2016, with one
important proviso. Rather than establish a fixed time for the duration of the moratorium, the
Committee recommends that the end of the moratorium be directly linked to when the Chief
Medical Officer of Health of the Province of Alberta declares in writing that the Affected Areas
are now safe for human habitation.
The Committee acknowledges that on this basis the moratorium may be short-lived, which would
allow homeowners to apply in the relatively near future for development permits to rebuild their
fire-destroyed or damaged houses in place, and that such permits could not be refused since they
are for permitted uses, although they could be subject to a different set of conditions than would
have been the case prior to the wildfire. The Committee is satisfied that the ability of the
Development Authority to impose appropriate conditions on development permits, and the right
of applicants to appeal such conditions to the Subdivision and Development Appeal Board, will
be adequate regulatory oversight after the paramount initial concerns for public health and safety
have been satisfied.
The Committee also acknowledges that in the special case of those portions of Waterways that
lie within a floodway or a flood fringe, the Province of Alberta has enacted legislation to enable
special regulations that could over-ride any decision at a municipal level.
Budget/Financial Implications:
There are no additional budgetary or financial implications associated with enacting the Bylaw.
Rationale for Recommendations:
The Committee supports a temporary moratorium directly linked to the health and safety status
of the Affected Areas because public health and safety is and must always be the paramount
concern of any level of government. Other concerns about viability of re-development in the
Affected Areas, although legitimate and worthy of consideration, do not in the opinion of the
Committee warrant over-riding by moratorium the normal market forces that drive development
generally.
Strategic Plan Linkages:
Pillar 1 – Building Responsible Government
Pillar 4 – Building an Effective Land Strategy
Pillar 6 – Building a Sustainable Region
Pillar 7 – Building for a Healthy and Active Lifestyle
Attachment:
1.

Bylaw No. 16/011, marked up to show the proposed 2nd reading amendments
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Attachment 1
BYLAW NO. 16/011
A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO AMEND
THE LAND USE BYLAW BY TEMPORARILY RESTRICTING DEVELOPMENT IN
CERTAIN AREAS OF THE MUNICIPALITY;
WHEREAS the Municipal Government Act authorizes a council to pass bylaws for municipal
purposes respecting the safety, health and welfare of people and the protection of people and
property;
AND WHEREAS the Municipal Government Act authorizes a Council to prohibit the use and
development of land and buildings;
AND WHEREAS the Regional Municipality of Wood Buffalo suffered a major wildfire in May
2016 that destroyed or severely damaged many structures, with impacts particularly severe in
certain portions of the Municipality;
AND WHEREAS there remain areas in the Municipality impacted by the wildfire which may
contains risks to public health and safety, including areas where the majority of residences have
been damaged or destroyed and areas where demolition and cleanup activities are only now
being organized and are anticipated to continue for weeks or months after they begin;
AND WHEREAS the most severely damaged of such areas are the neighborhoods of Abasand,
Beacon Hill and Waterways (the “Affected Areas”) which remain under the recommendation of
the Chief Medical Officer of Health for the Province of Alberta that they not be re-inhabited until
cleanup and removal of debris has been completed and subsequent testing has confirmed that
they are safe for human habitation;
AND WHEREAS the Regional Municipality requires time to allow completion of the necessary
cleanup of the Affected Areas including special handling and disposal of hazardous substances
deposited on lands and structures by reason of the wildfire, and the necessary subsequent testing
of air, soil and water to determine post-cleanup fitness for human habitation;
AND WHEREAS the Council wishes to make use of the time during which cleanup and testing
will occur in the Affected Areas to consult with the public to determine appropriate steps to
address the current state of the lands and structures in the Affected Areas and the options for
future use of lands in Affected Areas;
AND WHEREAS the Council finds it in the best interest of all residents of the Regional
Municipality, including but not limited to persons who resided in the Affected Areas
immediately prior to the wildfire event, that development and redevelopment within the Affected
Areas be temporarily restricted until these areas are declared by the Chief Medical Officer of
Health of the Province of Alberta to be fit for human habitationthe anticipated completion of
demolition and cleanup and post-cleanup testing, and to allow the time until that occurs to be
used to allow a full and fair opportunity to consult with the public and for Council to take the
outcome of such consultation fully into account in determiningdetermine an appropriate
approach to address the physical condition of lands and buildings in the Affected Areas and
appropriate future uses of these lands;
Regional Municipality of Wood Buffalo
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NOWTHEREFORE be it resolved that the Council of the Regional Municipality of Wood
Buffalo enacts as follows:
1.

The Land Use Bylaw, No. 99/059, is hereby amended.

2.

The following is added as a new section:

3.

“34

DEVELOPMENT MORATORIUM IN ABASAND, BEACON HILL AND
WATERWAYS (“AFFECTED AREAS”)

34.1

Notwithstanding any other provision of this bylaw no Development shall be
commenced and no Development Permit for any Development shall be issued for
any lot or parcel of land located within the Affected Areas as shown crosshatched in red on the attached Appendix “E” to this bylaw.

34.2

The prohibition contained in paragraph 34.1 of this bylaw applies to a
Development that would otherwise not require a Development Permit, unless the
Development is undertaken by the federal or provincial government or by the
Regional Municipality of Wood Buffalo.

34.3

The moratorium on approval of Developments and issuance of Development
Permits applies to the Affected Areas shown cross-hatched in red on Appendix
“E” to this bylaw regardless of the land use district applicable to a particular lot or
parcel of land, but does not apply to a Development Permit issued solely for
demolition, or debris removal, or for removal of foundations,.

34.4

This Section 34 shall be deemed to have been repealed with respect to all or any
portion of any Affected Area 90 days after it is passed without any further notice
or action by or on behalf of Council, when the Chief Medical Officer of Health of
the Province of Alberta advises in writing that an Affected Area or portion thereof
is fit for human habitation without any restrictions related to matters or conditions
arising from the wildfire of May, 2016.”

If any section, subsection, sentence, clause or phrase of this bylaw, or of the Land Use
Bylaw as amended by this bylaw, is for any reason held to be invalid by the decision of
any Court of competent jurisdiction, the decision shall not affect the validity of the
remaining portions of this bylaw or of the Land Use Bylaw as so amended.

Regional Municipality of Wood Buffalo
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Bylaw No. 16/011
READ a first time this 14th day of June, 2016
READ a second time this ______ day of __________, 2016
READ a third and final time this ______ day of _________, 2016
SIGNED and PASSED this _____ day of _____________, 2016.
______________________________
Mayor

______________________________
Chief Legislative Officer

Regional Municipality of Wood Buffalo
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Appendix E
"Affected Areas"
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COUNCIL REPORT
Meeting Date: June 28, 2016

Subject: Offsite Levy Subsidy Program
APPROVALS:
Jamie Doyle, Director
Kevin Scoble, Executive Director
Marcel Ulliac, Chief Administrative Officer

Administrative Recommendation(s):
THAT the Municipality subsidize the offsite levy rate for all non-residential development within
the entire Municipality by 60% until December 31, 2018.
Summary:
On January 12, 2016, Council passed the updated Offsite Levy Bylaw 15/027. During the
Council meeting, a delegate made a request to extend the incentive program to all non-residential
development within the Urban Service Area. In response Council passed the following
resolution:
“Administration bring forward a strategy for commercial development that includes
consideration of a reduced rate of off-site levies for urban non-residential development similar
to those in the lower townsite and rural hamlets.”
Background:
In November 2010, the Municipality conducted a phone survey to a number of cities and
Municipalities throughout Canada to determine what incentive programs were being offered
(Attachment 1). Subsequently in the following month, Council supported a 60% subsidy of
offsite levies in the lower townsite in order to stimulate development. The incentive program
initially had an expiry of December 31, 2012 and has been extended twice with a current expiry
date of December 31, 2016 as several developments were approved as a result of the subsidy.
On October 6, 2015, Council applied the 60% offsite levy subsidy until December 31, 2016 for
all development in the rural hamlets.
Between 2010 and 2016, 15 commercial and mixed use developments benefited from the levy
incentive program. Without the incentive, the Municipality would have collected approximately
$8.3 million in offsite levies however; as a result of the program the Municipality collected only
$3.3 million.

Author: Jamie Doyle
Department: Planning and Development
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During 2010 to 2016 development continued outside of the lower townsite even though an
incentive was not provided. The Municipality collected $3.8 million in offsite levies and
development charges during this period. If the 60% subsidy would have been applied to both
offsite levies and developer charges for these developments, the Municipality would have only
collected $1.5 million with a loss in revenue of approximately $2.3 million.
Alternatives:
1. Apply the 60% offsite levy subsidy to all non-residential development only.
2. Apply a different subsidy percentage to offsite levies.
3. Maintain the present offsite levy rate as defined in the Offsite Levy Bylaw 15/027,
excluding the lower townsite and hamlets.
4. Discontinue the incentive program.
Budget/Financial Implications:
With the updated offsite levy rates set by Bylaw 15/027, development pays for its share of
infrastructure improvement costs. The Offsite Levy Bylaw 15/027 states that:
Subsidies
10.

(a)

(b)

The Council may by resolution direct that the Municipality subsidize the payment
of any levy imposed under this Bylaw, from one or more funding sources
identified in the resolution, in any amount up to and including the whole amount
of the levy.
If the Council has passed a resolution under subsection 10 (a), then the amount of
the subsidy must be reviewed by the Chief Administrative Officer every other year
in conjunction with a review of levy projects and levy rates under subsection 9
(a), and the Council may at that time pass a resolution to rescind the previous
resolution and impose a different level of subsidy, if any, which resolution may be
passed by simple majority.

There is no immediate budget impact if a resolution is passed to subsidize offsite levies for nonresidential development. The Municipality utilizes other funding sources, such as Capital
Infrastructure Reserve funding, until such time as offsite levies are actually received. Upon
receipt, the Municipality replaces the funding with the offsite levies. From a longer term budget
perspective, the subsidy will decrease municipal funding available for other projects.
Rationale for Recommendation(s):
Administration recognizes the need to encourage development in the municipality, particularly
given the current economic climate. This incentive program has encouraged growth within the
lower townsite, and which could be experienced throughout the municipality.
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Strategic Plan Linkages:
Pillar 3 – Building a Vibrant Economy Together
Pillar 4 – Building an Effective Land Strategy
Attachments:
1. Incentive Programs used by Other Canadian Municipalities
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Attachment 1

Development Incentive Program
Development Incentive Program

New Retail & Commercial Business
Interior Improvements
New Retail & Commercial Building
Development

Reimbursement grant per new dwelling for a mixed use
project.
Reimbursement grant of 50% of construction costs maximum of $15,000.
Reimbursement of 5% of construction costs - maximum
of $40,000.

Property tax exemption for up to 10 years.

Victoria

Secondary Rental Suite Grant

Throughout the City

Each individual grant will equal 25% of construction costs,
to a maximum grant of $5,000.

London

Community Improvement Plan

Downtown

Façade Improvement Loan & Grant, Building Code
Upgrade Loan & Grant, Lighting, Signing and Awning
Grant, Heritage Building Assessment Grant, Residential
Development Charges Exemption, Tax Increment Grant.

Eco-Roof Incentive Program

Priority for commercial, industrial and
institutional projects within the City's
"designated employment districts"

Provides funds for green or cool roof projects -$50 /
square metre, max $100,000. Eligible cool roof projects
will receive $2 - 5 / square metre up to $50,000.

Brownfields Remediation Tax
Assistance

Brownfields

Better Buildings Partnership

Throughout the City

Affordable Housing Development

Downtown Core Only

Action Ottawa

New affordable rental housing for
moderate and low-income households

Capital Grants and long-term lease opportunities on Cityowned land at nominal rates.

Hamilton Downtown MultiResidential Investment Program

Commercial/Residential

Loan to redevelop commercial space to residential multiunit dwellings.

Development Charges Incentive
Program

Vacant lots, redevelopment,
Financial incentive to pay a part or all of the City portion
expansions, additions within the Central
of the development charges.
Area

Community Improvement Plan

Downtown

Tax Increment Grant Program - grant for application
and permit fees.

Downtown Housing Incentives

Downtown

Tax abatement for new construction of housing in the
downtown.

Façade Appearance Grant

Downtown

Façade improvements within specified neighbourhoods
of the downtown are eligible for a cash grant.

Housing Incentives Policy: Tax
Incentives

Inner City

Providing incentives for housing development in inner
city areas as to stimulate new rental housing
development.

Downtown Residential Tax
Incentives Policy

Downtown

Tax incentives for new housing.

City Centre Revitalization Tax
Exemption

Within the City Centre

Tax incentive bylaw to encourage revitalization
specifically for the development of new buildings and
improvements to existing buildings.

STIR: Short Term Incentives for
Rentals

Affordable Housing throughout the City

Parking requirement reductions (on rental units only);
discretion on unit size; increased density.

Heritage Building Rehabilitation
Program

Heritage Buildings

Density bonusing

Ottawa

Toronto

Heritage Buildings

Hamilton

Affordable Housing throughout the City Development Cost Levy waiver (on rental units only).

Brampton

STIR: Short Term Incentives for
Rentals

Multi-unit Residential

Heritage Building Rehabilitation
Program

Vancouver

Calgary

Mississauga Kelowna, B.C.

Maple
Ridge, B.C.

Vancouver

Kamloops

Regina

Saskatoon

FINANCIAL
BYLAW RELAXATIONS
TIME

Development Incentive Program

Barrie

Vancouver

Edmonton

* Incentive Programs Used by Other Canadian Municipalities
Program Name
Form/ Area
Specific Information

Eligible when Brownfields remediation is undertaken to
develop the property for employment uses, excluding
retail.
Financial assistance to maximize the outcomes of a wide
range of energy efficiency and renewable energy
projects.
Reduced property taxes, relief from development
charges (DC) and building permit fees, planning
application fees, and parkland levies.

Town Centre Investment Incentives
Town Centre
Program

Reduced parking requirements

Parking Credits for Mixed Use
Developments

Urban Centre

Parking requirement reductions for new mixed use
developments.

Heritage Conservation Tax Credit
Program

Heritage Buildings

Tax credit to a maximum of 50% of the net private
investment over ten year period.

Incentive Programs for Heritage
Conservation
Incentive Programs for Heritage
Conservation
STIR: Short Term Incentives for
Rentals

Density Transfer for Heritage
Conservation

Historic buildings located in the CM-2 District are eligible
to transfer unused development potential to other sites
within the same Land Use District.
Conversion of residential buildings to commercial use if
Commercial conversion to Office Use of
the structure is listed on The City of Calgary's Inventory
existing residential buildings
of Potential Heritage Sites.
Affordable Housing throughout the City Expedited permit processing.

* This matrix is not a comprehensive list of incentive programs, and was created on the basis of a phone survey completed by Planning Development from
November 15 - 19, 2010.

COUNCIL REPORT
Meeting Date: June 28, 2016

Subject: Regional Emergency Operations Centre (REOC) Close Out
Report
Recommendation:
THAT the Regional Emergency Operations Centre Close Out Report be accepted as information.
Summary:
The Regional Emergency Operations Centre (REOC) was activated on May 1, 2016 given the
wildfires within the Regional Municipality of Wood Buffalo. Subsequently, a State of Local
Emergency was declared on May 1, 2016 followed by the Provincial State of Emergency on
May 4, 2016. This is a high level account of REOC operations during this event.
Background:
REOC Role and Function
The Regional Emergency Operations Centre was activated to coordinate the initial response and
to maintain support for the wildfire. REOC serves as a communication and response coordination
centre that is staffed 24 hours a day, 7 days a week. The structure of REOC is based on the
Incident Command System and includes a Director and Deputy Director of Emergency
Management, REOC Manager, and Chiefs responsible for Operations, Logistics, Planning,
Communications and Finance. In total over 4,161 individuals spent time working in REOC and
in the field supporting REOC efforts.
Wildfire Status
On May 1, 2016, an out of control wildfire – located in the Forest Protection Area (FPA)
southwest of Fort McMurray – began threatening the city. This fire was one of four (4) fires that
threatened the region. The earliest began on April 29th in Parsons Creek, the 2nd occurred April
30th west of Abasand and the 3rd occurred along Prospect Drive. All three (3) of these fires were
brought under control through a combination of efforts by Alberta Agriculture and Forestry
(AGFOR) and the Fort McMurray Fire Department (FMFD). On May 2nd the Horse River Fire
(MWF-09) had reached approximately 862 hectares. With very high to extreme Fine Fuel
Moisture Code (FFMC) and Initial Spread Index (ISI) index, by 20:00 hours, May 3rd MWF-09
had grown to approximately 7,551 hectares. MWF-09 entered Fort McMurray the afternoon of
May 3rd and resulted in numerous structure fires and the eventual mandatory evacuation of the
entire city.
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Evacuations
Evacuations started on May 1, 2016 with the evacuation of the landfill followed by the voluntary
evacuation of Gregoire, Centennial Trailer Park and Prairie Creek. As the evacuations continued,
a reception centre and lodging was set up at MacDonald Island. This voluntary evacuation of
Centennial Trailer Park and Prairie Creek was upgraded to mandatory on the eve of May 1st as
the fire continued in the area. As the fire continued throughout the following days, evacuations
continued in the areas of Beacon Hill, Grayling Terrace, Abasand, Waterways, Downtown,
Wood Buffalo, Dickinsfield Timberlea and Thickwood. Residents were advised that all should
prepare for mandatory evacuation within a 30-minute notice. As of 18:15 hours on May 3rd, all of
Fort McMurray was now under a mandatory evacuation notice. Residents of Gregoire were to
evacuate south and residents in all other areas were to evacuate north of Fort McMurray. All
lanes on Highway 63 north of Taiga Nova were running northbound to support traffic flows. As
evacuations continued, reception centres in Anzac, Wandering River, Lac La Biche, Northlands
and at many of the work camp sites were set up to accept the displaced residents of Fort
McMurray.
RCMP
The Wood Buffalo RCMP played a key role in making sure the residents of Fort McMurray, and
other affected areas, were evacuated in a safe and calm manner. All available members, totaling
over 136, assisted the evacuations, making sure that the citizens remained calm and exited the
city. When the urgency had subsided and the public was safe, the RCMP replaced the Wood
Buffalo Members with fresh RCMP Officers from Alberta and across Canada including
Newfoundland, Manitoba, Saskatchewan and British Columbia. This allowed for a seamless
transition and provided the required safety and security to the region in the time of need. The
number of RCMP officers from across Canada was over 300 personnel to supplement the
policing needs of the region and included specialized resources such as the Special Tactical
Operations Teams from both Alberta and BC. On May 23rd, Wood Buffalo RCMP Detachment
members returned to relieve the outside resources and take over the policing of the region once
again. Wood Buffalo RCMP members played a large part in the re-entry of the citizens of the
region, along with our other partners.
Municipal Law Enforcement (MLE)
Municipal Law Enforcement supported with traffic, people and property controls in the initial
days. Upon return from evacuating to Lac La Biche, MLE sensed the need to assist residents
with respect to pets left in homes. A plan was developed with the assistance of the Alberta
SPCA, and a number of Alberta-wide animal care agencies, to provide a rescue of animals from
homes. A reunification center was created in Edmonton and with the assistance of the RMWB
Transit Department. Animals were rescued, transported to Edmonton and reunited with owners.
Over 200 pets that were unable to be transported due to technical reasons were provided
continuous in-house care during the entire evacuation time and up to re-entry. MLE provided
direction with respect to abandoned vehicles and continued to work with industry and residents
to match owners to vehicles that had been left in areas outside of the urban centre.
Transit
Transit played a key role in the evacuation and continued REOC operations. After evacuating
their buildings, they ran the transit system, including the dispatch of a bus staged at MacDonald
Island. Transit provided buses to do a complete evacuation of the hospital including stretchers
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and wheelchairs to Firebag. As evacuations of MacDonald Island and Anzac occurred, Transit
ensured that all were evacuated safely and efficiently. On the days following the evacuation,
Transit has continued to play a role providing charter services from Edmonton daily, to support
the individuals who needed to be in Fort McMurray for re-entry efforts, and transporting
returnees in conjunction with the Canadian Red Cross from Information Centres and the airport
directly to their homes.
Agency Support
In addition to the support from all of our municipal departments, REOC could not have
functioned without the support from a number of agencies including the Government of Alberta,
Alberta Agriculture and Forestry, Alberta Health, ATCO Gas and Electric, Shaw, Telus, industry
partners, Alberta Energy Regulator, Insurance Bureau of Canada, YMM Airport, ADRA Canada,
Billy Graham Rapid Response Team, CanTF2, Canadian Global Response, Canadian Red Cross,
Christian Aid Ministries, Christian Disaster Relief, Mennonite Disaster Services, North
American Mission Board, Salvation Army, Samaritan’s Purse, Team Rubicon and IsraAid. Each
of these agencies played an integral role in the REOC function.
Operations
The Operations team consisted of Engineering, Underground Services, Public Works,
Sustainable Operations, Environmental Services and all the utility companies. The team played a
major role in all REOC efforts from ensuring water was available during the fire, assisting in
evacuations, fueling equipment, barricading any necessary areas, cleaning large debris from
roadways (from burnt houses to vehicles) and ensuring that all critical infrastructure was restored
and safe for the residents to meet the re-entry criteria.
Underground Services (Water and Sanitary)
From the onset of the fire, providing large quantities of water to various areas of the city was the
primary objective. The volumes of water required quick reaction and close monitoring of the
production and distribution systems to ensure that adequate supply was available. At the peak of
the fire, the Water Treatment Plant had to be evacuated and Administration ensured the plant was
left in a state that could sustain itself during the evacuation.
Immediately after the fire, Underground Services supported the fire response and recovery
efforts in heavily damaged areas including Beacon Hill, Waterways, and Abasand, as well as all
other damaged areas. These initial efforts concentrated on getting water to reservoirs and to
eliminate water system losses due to the burnt homes (water was running through services in the
damaged homes and created huge system losses). During this time, main lines were isolated to
protect reservoirs and enable water storage and capacity to supply water through the hydrants for
fighting fire and protecting private property and critical infrastructure.
After these initial efforts, the focus was shifted to (1) water flushing to recover potable water in
the system, (2) cut and cap in the sanitary system to protect the sanitary lines and the biological
wastewater treatment plant process from infiltration of contaminants from the burned areas, and
(3) catch basin surface covering (i.e. silt socks) and cleaning to protect the storm water system
that discharges directly to the environment.
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Efforts are still ongoing with potable water being restored to most of the Municipality. The
sanitary cut and cap program, consisting of approximately 700 homes, will be completed within
a couple of days; and catch basin covering and cleaning will be ongoing until debris removal in
burned areas is completed.
Fencing
Safety was the number one priority of the REOC team. To ensure the safety of our residents,
over 62 kilometres of fencing was installed throughout the Municipality.
Tackifier
Tackifier is a powdery substance that dries to a hard shell, which prevents ash and other
contaminants from becoming airborne. This environmentally safe, non-toxic compound is
commonly used in landfills. Based on a test of one Stone Creek property it was determined that
tackifier should be used on all damaged areas to lock in any ash and toxins and eliminate the
spreading in the damaged areas. Tackifier was applied to all damaged areas within 10 days of
approval.
Environmental Testing
Environmental, health and safety concerns following a fire include the presence of
contaminants/hazards in ash, soil, water and air. Some of the affected neighbourhoods including
Abasand, Waterways and Beacon Hill contain older buildings (i.e. pre 1990) and therefore there
is a potential risk that these structures were built using asbestos-containing materials and other
hazardous building materials. The Government of Alberta and the Municipality completed
testing for various contaminants including dioxins, furans, asbestos, PAHs and hydrocarbons.
To ensure the public was not exposed, the REOC performed additional testing and will continue
to test as the debris is cleaned up.
Logistics
The Logistics team was responsible to procure and supply any items that were required to
support the event. Logistics was responsible for the procurement of goods, accommodation,
transportation and security services.
Procurement of Supplies
More than 1,000 orders were placed (valued in the tens of millions of dollars) for Hydrovac
services, tackifier, cleaning services, laborers, generators, food services, Personal Protective
Equipment (PPE), fuel, vehicle and equipment rentals, potable water, temporary
accommodations (ATCO Saline Creek setup), security service personnel, cut and cap utility
services, printing, consumables, fencing, landscaping, etc. Over 80% of purchases were placed
with local businesses (“local” defined as local resident business owners residing within the
region of Wood Buffalo).
Accommodations
Logistics arranged all accommodations for emergency responders, Administration, Alberta
Health Services staff, and other required resources. Working directly with the Canadian Red
Cross on emergency temporary housing during re-entry, over 1,000 hotel and camps rooms were
procured for displaced residents/families.
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Transportation
Given the air restriction within Fort McMurray, logistics was responsible to arrange flight
requests for services that were required by REOC. Daily shuttle services between Fort
McMurray, Edmonton, Lac La Biche and Janvier were arranged and assistance was provided to
the Sheriffs with transportation for the Vehicle Reunification Program.
Access to Town
Prior to re-entry, access to town was limited. Logistics cleared thousands of critical businesses
and contractors through checkpoints in conjunction with Planning.
Planning
The Planning team consisted of the Rapid Damage Assessment Team, GIS, Re-Entry, and the
Critical Business Team. Overall, 95 plans were created including plans for animal rescue and
reunification, Alberta Health Services Temporary Clinic, evacuation plans and re-entry plans to
name a few.
Rapid Damage Assessment Team
A team of safety codes officers from the Municipality and other locations across Alberta
completed a Rapid Damage Assessment of all the structures within the Municipality to determine
their structural status. The Rapid Damage Assessment results became available in a fire
assessment tool that provided detailed information on properties, including property description,
damage status and detailed images of all sides of the property before and after the fire.
Re-Entry
In partnership with the Province of Alberta, it was determined that re-entry would begin in a
phased approach on June 1, 2016, provided the following criteria could be met:
1) The wildfire and ancillary threats no longer posed an imminent threat
2) Critical infrastructure was repaired to provide a basic level of service
3) Essential services were restored to a basic level:
a. Emergency services were restored (fire, EMS, police, 911);
b. Open and safe transportation to/within the community;
c. Access to emergency medical care/transportation;
d. Access to water/electricity/gas;
e. Access to food/pharmaceutical/banks/gas stations; and
f. Access to mental health support
4) The hazardous areas were secured
5) Local government was re-established.
To support the re-entry, seven information centres were set up to include representatives from
the Canadian Red Cross, the Government of Alberta, Wood Buffalo Housing & Development
Corporation, Safety Codes, Shaw, Telus, ATCO Gas, ATCO Electric and many staff from
various municipal departments. As of June 22, 2016; 63,262 individuals had checked into an
information centre to access support.
Critical Business
It was imperative that essential services were restored to the community in order to allow reentry. As part of the Planning piece, Critical Business was determined to include grocery stores,
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pharmacies, gas stations, hotels and banks. Securing hotels was a primary objective of the
Critical Business and Logistics team as the hotels would be used to lodge the individuals
working to support REOC and the restorations teams for the critical businesses. Critical Business
also worked closely with industry as they were able to provide support and logistics for camp
accommodations to increase the number of available rooms for restoration teams. In all, by June
1, 11 hotels, 5 grocery stores, 11 banks, 10 gas stations, and 5 pharmacies were open to support
the re-entry of Fort McMurray residents.
Rubicon/Sifting Services
Following the experiences of other communities, REOC made a commitment to ensure that
every resident would be given the opportunity to have their property sifted. A partnership was
created with Team Rubicon, whose primary mission is providing disaster relief to those affected
by natural disasters. By pairing the skills and experiences of military veterans with first responders,
medical professionals, and technology solutions, Team Rubicon aims to provide the greatest
service and impact possible. Team Rubicon has completed close to 900 sifting operations within
the RMWB.
Communications
The Communications team worked with various communications partners, including the
Province of Alberta, to serve a strategic communications role throughout the emergency.
Working with subject matter experts, the team developed plans, content and tactics to
communicate with a number of audiences including REOC participants, staff and individuals
within the Municipality prior to and following re-entry. As an active participant in SitReps,
Command meetings and other meetings as needed, an overall approach was developed for each
communications request using various tactics (as strategically appropriate) including developing
web content, news releases, key messages, Q&As, speaking notes, media briefings, news
conferences, posters, booklets, videos and social media content for Twitter and Facebook.
Through mainstream media requests, communication was also facilitated with Albertans,
Canadians and audiences around the world, about activities within the Municipality.
Pulse
The Pulse Line is the direct connection for our residents to the Municipality. Re-activating on
June 1st, the Pulse Line has responded to over 13,000 inquiries related to landfill to permitting to
calls about spot fires and all questions in between. Over 50 Pulse Line operators are providing
answers to citizens’ questions, and offering support for all inquiries, requests and complaints.
Budget/Financial Implications:
While the expenses related to the wildfire will be covered through Disaster Recovery Program
(DRP), the costs cannot be provided as this time as the Municipality continues to collect
information related to the wildfire costs. Providing even an estimate at this point would be
incomplete as new information is received in a daily basis.
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Rationale for Recommendation:
It is difficult to summarize the details of evacuating over 90,000 individuals, protecting and
restoring critical infrastructure, supporting over 60,000 residents through information centres,
sending over 3,569 tweets, and working as a team to protect the safety and the return of the
residents to our Municipality. Each and every task since May 1st tells a part of the REOC story
and the REOC Close Out report provides only a snapshot of those efforts.
Strategic Plan Linkages:
Pillar 2 – Building Balanced Regional Services
Pillar 6 – Building a Sustainable Region
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FISCAL MANAGEMENT STRATEGY

June 28, 2016
Elsie Hutton, Executive Director and CFO
Philip Schofield, Director, Assessment & Taxation

www.rmwb.ca

Fiscal Management Strategy (FMS)
• A guide for property tax rate discussion
• Provides framework for future operating and capital budget
development

www.rmwb.ca
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Municipal Tax Calculation
(Revenue Neutral)

Assessment x Municipal Tax Rate = Municipal Tax Levy
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Revenue Neutral Plus New Construction Growth
• Market value changes will not impact property tax revenue
• Increase in overall municipal taxes generated from assessment
base growth – new construction
• Market value changes between individual properties redistributes
tax burden between taxpayers within each assessment class
• This methodology has been used in determining tax rates since
2005 for residential properties and 2009 for non-residential
properties
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Assessment and Taxation
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Assessment Appeal Update
• 4 appeals scheduled in
2016; 8 scheduled in
2017 and 1 in 2018
• Appeals trend in 2016
of approximately $100M
• $34M contingency
budgeted for 2016
• Estimated shortfall of
$88M
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Timing
2015 Shortfall
2016 Anticipated Appeals
(less contingency)
Shortfall

Amount
$M
$ 22
66
$ 88
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PROPERTY TAX
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Property Taxation
• Urban residential property taxes have not increased for 9 years
• Rural residential property taxes have not increased for 10 years
• Non-residential property taxes have not increased for 8 years
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2016 Property Tax Payment
2016 Tax Penalty Bylaw
• Taxes are due 30 days from mailing of tax notices
• No penalties on outstanding 2016 property taxes until January 1,
2017
Fire Insurance proceeds under Section 349(1) of the Municipal
Government Act
• Taxes are a first charge on any money payable under a fire
insurance policy
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2016 Property Tax Payment
Disaster Recovery Relief
• Pursue provincial assistance for payment of property taxes of
destroyed properties
Cancellation, Reduction, Refund or Deferral of taxes pursuant to
Section 347(1) of the Municipal Government Act
• Authority of Council to revise taxes
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Provincial Education Tax
• Municipality acts as “tax collector” for the Provincial Education
Requisition
• Provincial phase-out of mitigation strategy completed in 2015
• 2016 Education Requisition
− 4% overall increase
▫ 6% residential increase
▫ 2% non-residential increase
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Highlights of 2016 Property Tax Revenue
• 2016 budget approval included a $30M reduction to property tax
revenue
• 2016 and prior estimated appeal shortfall $88M
• 2016 net revenue increase of $77M due to new construction in
excess of budget
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Municipal Tax Rate Trends
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Municipal Tax Rate Comparison
2015
Urban Residential
Urban Non-Residential
Multi-Residential
Rural Residential
Rural Non-Residential
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0.0018110
0.0038024
0.0049793
0.0009696
0.0177470

2016
less $30M
0.0018527
0.0036752
0.0052461
0.0009653
0.0181110

%
change
2.30
(3.35)
5.36
(0.44)
2.05
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DEBT & DEBT SERVICE
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Debt Overview
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Debt Service

Actual Debt Service
Additional Debt Service
Total Debt Service

2015
($M)
31
0
31

2016*
($M)
30
0
30

2017*
($M)
29
49
78

2018*
($M)
29
54
83

• Debt Service represents the annual cost of debt repayment
i.e.: principal and interest payments

* Estimated
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ADMINISTRATIVE
RECOMMENDATIONS

www.rmwb.ca

Administrative Recommendations
• Maintain revenue neutral plus new construction growth
methodology
• Allocate $77M to Emerging Issues Reserve to offset 2016
assessment appeals
• Amend Debt Management Policy
• Maintain Fiscal Stability Reserves per Fiscal Responsibility Policy
FIN-160

www.rmwb.ca
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2016 – 2018
FISCAL MANAGEMENT STRATEGY

June 28, 2016
Elsie Hutton, Executive Director and CFO
Philip Schofield, Director, Assessment & Taxation
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COUNCIL REPORT
Meeting Date: June 28, 2016

Subject: 2016 – 2018 Fiscal Management Strategy Update
APPROVALS:
Linda Ollivier, Acting Director
Elsie Hutton, Executive Director
Marcel Ulliac, Chief Administrative Officer

Administrative Recommendations:
THAT the 2016 – 2018 Fiscal Management Strategy, dated April 19, 2016, be approved as a
guide for 2017 budget development;
THAT the 2015-2017 Fiscal Management Strategy, dated April 28, 2015, be rescinded; and
THAT Administration be authorized to incorporate into the 2016-2018 Fiscal Management
Strategy any changes that may be required following passage of the 2016 Property Tax Rate
Bylaw No. 16/007.
Summary:
The 2016 – 2018 Fiscal Management Strategy (FMS) provides a high level overview of the
Municipality’s operating and capital needs for the current year and the next two years. The FMS
is being presented as information and guidance as Council considers the 2016 Property Tax Rate
Bylaw.
The 2016 – 2018 Fiscal Management Strategy will achieve the following:
•

Continue with the property tax ‘revenue neutral’ plus new construction growth
philosophy in setting 2016 property tax rates;

•

Assume property tax ‘revenue neutral’ plus new construction growth philosophy for all
property classes in preparing the 2017 – 2018 budgets and plans;

•

Continue to maintain a minimum uncommitted balance of $50M in the Emerging Issues
Reserve, subject to a maximum of 15% of net property taxes revenue in the prior year
(Fiscal Responsibility Policy FIN-160);

•

Continue to maintain a minimum uncommitted balance in the Capital Infrastructure
Reserve of $50M (Fiscal Responsibility Policy FIN-160);

•

Review the current debt and debt services limits of 85% of Municipal Government Act
limits per the Debt Management Policy (Debt Management Policy FIN-120) and
subsequently recommend an option that is reflective of the current economic situation;

•

Review and phase in capital project delivery to match available funding sources;

•

Continue to review the implication of the Wood Buffalo Utility Corporation (formerly
referred to as the Municipal Utility Corporation), and
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•

Transfer property tax revenue from additional new construction growth of $77M to the
Emerging Issues Reserve to offset the impact of potential assessment appeal losses.

A motion of Council will be required to formalize the $77M transfer to the Emerging Issues
Reserve. This motion would be considered during the 3rd reading of the 2016 Property Tax Rate
Bylaw.
Budget/Financial Implications:
The budget assumptions identified will provide the initial basis for 2017 budget development. In
the event funding sources are insufficient to meet anticipated future municipal expenditures,
Administration will propose alternatives for Council approval.
New construction growth will contribute approximately $77M in additional tax revenue above
the 2016 Approved Operating Budget, based on the 2016 Property Tax Bylaw, currently before
Council. The FMS is based on committing the $77M within the Emerging Issues Reserve to fund
the costs associated with potential assessment appeal losses.
Rationale for Recommendation:
The 2016 – 2018 Fiscal Management Strategy will provide a sustainable financial strategy to
meet the short and mid-term needs of the Municipality. It aligns with the 2015 – 2017 Strategic
Plan.
Strategic Plan Linkages:
Pillar 1 – Building Responsible Government
Pillar 2 – Building Balanced Regional Services
Pillar 6 – Building a Sustainable Region
Attachment:
1.
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EXECUTIVE SUMMARY
The Fiscal Management Strategy (FMS) is prepared annually and presented to the Council of the
Regional Municipality of Wood Buffalo (RMWB).

The purpose of the FMS is to provide a high level overview of the Municipality’s operating and capital
needs for the current year and the next two years. The FMS also provides a context for reviewing and
setting property tax rates, user fees and charges and other municipal services charges.

The document outlines, at a high level, the sources of revenue and anticipated expenses over the time
period 2016 – 2018, with comparisons to prior years. Although, the 2016 Budget and the Financial Plans
for 2017 and 2018 were approved in December of 2015, the FMS is an avenue to re-evaluate budget
assumptions, based on new information that was not available at the time of the budget preparation and
approval.

Considered in 2016-2018 Fiscal Management Strategy is the impact of the proposed 2016 property tax
bylaw, which directly impacts the municipal revenue.

The FMS assumes property tax revenue will be calculated using revenue neutral methodology plus taxes
applicable to new construction growth. Any change from the budgeted 2016 revenue is referenced as
2016 Proposed Amended Budget, until such time as the Property Tax bylaw is approved by Council (May
2016), at which time this document will be revised to reflect the 2016 Approved Amended Budget.

The 2016 revenue budget of $830.7M was approved by Council on December 8, 2015, after reducing
property tax revenue by $30M. As a result of new construction growth, it has been identified that the
Municipality will have $77.3M additional property tax revenue in 2016. The FMS is based on committing
the $77.3M within the Emerging Issues Reserve (EIR) to fund the costs associated with potential
assessment appeals. Even with the commitment of the $77.3M to EIR, it is anticipated that there will be a
significant shortfall of funds available to respond to assessment appeals.

FMS includes reference to the Municipality’s current debt and debt limits. The Municipality has a policy,
which permits a debt limit up to 85% of the provincially legislated limit. The proposed debt limit reduction
to 75% of the provincially legislated limit ensures that the Municipality continues to be prudent with the
debt that is carried, in consideration of the current economic climate. A review of the debt service limit will
be conducted in response to current economic conditions.

The FMS is used as a base to build the 2017 Budget and Financial Plans for 2018 and 2019.

Regional Municipality of Wood Buffalo
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ECONOMIC OUTLOOK
The Municipality saw significant growth from 2012 to 2015. Wood Buffalo’s economy expanded by 7.3 per
cent in 2014 – the latest in a series of strong growth years in large part to significant investments in the oil
sands and increased production. The 2015 Municipal Census reflected a 7.4 per cent growth over the
census data collected in 2012 (116,407 to 125,032).

By the end of 2015 the region has seen a 1.2 per cent decline in gross domestic product (GDP), the first
decline since 2009. The region experienced a 1.5 per cent drop in overall employment in 2015 (split
between full and part time employment), and a jump in the unemployment rate to 7.6 per cent (2015
annual average). This was attributed to the decline in oil prices which led to a significant reduction in
investment and has had a ripple effect in many sectors, including wholesale and retail trade,
transportation and warehousing and most notably construction.

In 2014 crude oil prices began to fall due to global oversupply. The falling prices are continuing into 2016
and have fallen more than 50 per cent from their summer 2014 levels. With oil companies under pressure
to cut cost by lowering investment and reducing employees, it is expected fewer people will move to the
region over the next two years. Residential investment will be impacted and slower migrant inflows,
combined with the weaker overall economy, will continue to limit demand for new housing.

Bitumen production remains strong and is expected to increase in the short to medium term due to the
completion of projects currently under construction. This overall level of development of the oil sands will
provide a strong economic base for the region and continue to provide opportunities for both individuals
and organizations. While pipeline capacity to the United States remains a concern, bitumen exports to the
U.S. Gulf Coast continues to be strong.

Despite challenging economic times businesses remain eager to expand and open as affordable
business space becomes available. Diversification of the region and its economy has been pushed to the
forefront. There are currently several new development areas in progress and are expected to open up
future opportunities for additional residential properties and commercial activities. In 2015 the region had
over 4,350 active businesses, 720 of those were new businesses to Wood Buffalo.

The region has responded with a variety of initiatives when it comes to growth and diversification of the
economy; The Sustainable and Green Energy Initiative will create unique environmental, social and
economic opportunities to convert waste into energy. Sports and Experience Tourism are also growing in
the region with the success of the “Year of Sport”; hosting seven major sporting events in 2015 including
the Western Canada Summer Games. Based on the success of 2015 the region has moved forward with
Regional Municipality of Wood Buffalo
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a successful bid to host the 2018 Alberta Winter Games. Assessments and studies are currently being
done for tourism in Fort Chipewyan and sports tourism. Both studies will offer insight and ideas on how to
improve the diversification and opportunities that exist in growing the region’s economy. Initial discussions
are showing strong potential for growth and development when it comes to diversification to the region
and the implementation in the near future.

Moving forward, it is expected that crude oil prices will gradually improve, but current market conditions
indicate that price gains will be slow, as the market has changed due to new supply dynamics. This price
increase will have a corresponding positive effect on the region’s economy. The region continues to find
resilience and opportunity in the face of a challenging economy. Local businesses and industry leaders
are focused on improving process, reducing expenditures and searching for new opportunities. The
change in the economy has presented the opportunity to refocus, re-evaluate and adapt, as we move
forward in 2016.
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ASSUMPTIONS AND DEFINITIONS
In order to prepare accurate capital and operating budgets and other financial plans for Council’s review,
consistent assumptions are established to ensure comparability.

The FMS assumes:
•

Property Tax Revenue Neutral Plus Construction Growth: conservative outlook on projected
property assessment growth, supporting operating costs as approved in the 2016-2018 Operating
Budget and Plan and the 2016-2021 Capital Budget and Plan.

What Does Tax Revenue Neutral Mean?
Property taxes remaining at neutral levels mean that the municipality will collect the same property tax
revenue for the 2016 tax year as it did in the 2015 tax year on properties which existed in 2015. Although
the total tax collected by the municipality for these properties will remain the same (Revenue Neutral) the
amount collected for each property may change due to the assessed value of the property changing. Tax
rates are adjusted to collect the same total tax revenue as in 2015, and growth (newly assessed
property) is the only contributor to any increase in tax revenue. The RMWB applies the tax revenue
neutral methodology and then adds taxes applicable to new construction growth.

Assumptions and constraints followed in constructing the report include:
•

Property tax “revenue neutral plus new construction growth” is assumed.

•

Debt and debt service level will be lower than the debt and debt service limit established under
the Municipal Government Act (MGA) and regulations.

•

The Municipality draws debt on an as-needed basis, in line with the cash flow requirements for
capital projects. For planning purposes, debt is assumed to be drawn three years after Council’s
approval.

•

If the Municipality draws debt there will be an increase in debt service.

•

Interest rate of 2.9% is assumed for future debt amortization.
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•

Any changes to the current user fees will be based on completion of the comprehensive user fees
study and will be brought to Council annually, commencing in 2016.

•

Retain investment strategies being adopted by the Municipality in compliance with Investment
Policy FIN-140.

•

Transition to the Wood Buffalo Utility Corporation is in progress and will need to be monitored and
phased in.

The strategy is guided by:
•

Municipal Government Act RSA 2000 cM-26

•

2015-2017 Strategic Plan

•

Municipal Census 2015

•

Regional Structure Action Strategy Population and Employment Forecasts, approved by Council
June 23, 2015

•

Municipal Development Plan 2011-2030

•

Fiscal Responsibility Policy FIN-160

•

Investment Policy FIN-140

•

Debt Management Policy FIN-120

•

Approved 2016 Operating and Capital Budgets

•

2017-2018 Adjusted Operating Plan

•

2017-2021 Capital Plan
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Definitions:
Actuals

Audited accounting numbers.

Committed Debt

A total of actual debt plus the amount of debt that Council has approved through
the capital budget process but has not been drawn.

Department

Functional business unit comprising one or more specialized sections.

Division

Administrative unit comprising one or more functional business units.

Projected

Estimated year-end balance.

Acronyms
CIR

Capital Infrastructure Reserve

CUPE

Canadian Union of Public Employees

EIR

Emerging Issues Reserve

IAFF

International Association of Fire Fighters

LIP

Local Improvement Program

MGA

Municipal Government Act

RCMP

Royal Canadian Mounted Police

RMWB

Regional Municipality of Wood Buffalo

WBUC

Wood Buffalo Utility Corporation
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STRATEGIC PLAN – 2015 – 2017
On May 26, 2015, the 2013-2017 Council of the Regional Municipality of Wood Buffalo approved its
Strategic Plan. The Strategic Plan, addresses the steps the Municipality will take over the next three
years, from 2015 – 2017, to address the vision and the goals of our longer-term Municipal Development
Plan (MDP). Each goal and strategy within our three-year Strategic Plan aligns with one or more of the
strategies from the MDP. Council’s Strategic Plan sets the direction for the next three years and clarifies
the important goals and accomplishments that are needed to continue to build the Region.

The Strategic Plan focuses on Building a Strong and Resilient Community. It was built on the
feedback received from community residents and leaders and reflects the wishes and needs of the
community. As a result, the 2013-2017 Council will put building blocks in place for the following goals:

1. A more responsible government
To ensure that the Municipality operates effectively and efficiently, by demonstrating accountability, integrity
and transparency in all that it does.

2. Balanced services for all residents in the region
To deliver high quality and well-planned services to our residents.

3. A continued robust economy
To systematically collaborate with local businesses, residents and industry to encourage creation of a viable
and sustainable marketplace.

4. An effective land strategy
To have an integrated and planned approach to the effective and efficient release and development of land.

5. A reliable transportation network
To provide sustainable and reliable transportation and so improve the quality of life throughout the Region.
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6. A sustainable community
To value our environment as our natural, community and economic foundation.

7. A healthy and active lifestyle
To connect people and communities through accessible, regional-based leisure and wellness activities,
programs and public gathering places.

Departmental Business Plans were approved in December 2015 and were based on Council’s Strategic
Plan. The business plans have been integrated with the strategic plan in one overarching reporting tool
with key highlights and accomplishments made accessible to Council and the public in regular intervals.
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CONSOLIDATED SUMMARY
Figure 1 2016 Proposed Amended Operating Budget and 2017-2018 Adjusted Financial Plans
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REVENUE SUMMARIES
The Municipality has six major revenue categories:
•

Property Taxes

•

Sales to Other Governments

•

Sales of Goods & Services

•

Other Revenue From Own Sources

•

Grants

•

Other Transfers

On December 8, 2015, after reducing Property Taxes by $30M, Council approved revenue for 2016 of
$830.7M, which included property tax revenue of $720.7M. Subsequently, as a result of new construction
growth, in excess of budget assumptions, it has been identified that the Municipality will have $77.3M
additional property tax revenue. This brings the total tax revenue; net of appeal losses, to $798.0M. This
represents a 17.8% increase from 2015 actual revenue and a 10.7% increase over the 2016 property tax
budget that was approved by Council. The largest portion of property tax revenue is collected from the
Machinery and Equipment class (76%).
Over prior years, the Municipality has seen a significant increase in tax revenue from the Machinery and
Equipment class, primarily due to new construction growth. The Municipality also has outstanding
appeals from prior years and expects this trend to increase in 2016. Due to this increase in appeals, the
Municipality will have a significant financial shortfall if all assessment appeals are successful. To offset a
portion of this shortfall, it is imperative to commit the additional $77.3M in revenue within the Emerging
Issues Reserve.

Figure 2 2016 Proposed Amended Operating Budget Revenue Composition, $908,021,400

Property Taxes *
Sales to Other Governments
Sales of Goods & Services
Other Revenue from Own Sources
Grants
Other Transfers
Total

2016 - Approved 2016 - Proposed
Budget
Amended Budget
720,660,800
797,974,000
3,469,600
3,469,600
56,132,700
56,132,700
34,469,200
34,469,200
14,827,400
14,827,400
1,148,500
1,148,500
830,708,200
908,021,400

Additional
Revenue
77,313,200
77,313,200

*includes Grants in Lieu of Taxes; net of provision for potential assessment appeal losses.
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Figure 3 2016 Proposed Amended Operating Budget Revenue Composition Chart, $908,021,400

Grants, 1.6%
Revenue from
Own Sources,
3.8%

Other Transfers,
0.1%

Sales of Goods &
Services, 6.2%
Sales to Other
Governments,
0.4%

Taxes, 87.9%

Figure 4 Revenue Trend Analyses 2014-2018
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Figure 5 Revenue Profile 2014-2018
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Increased revenue forecasted for 2016-2018 is attributed to increased tax revenue due to new
construction growth projections exceeding expectations in 2016. Since Council approval of the 2016
Operating Budget in December 2015, property tax estimates for 2016-2018 based on tax revenue neutral
plus new construction growth approach, have exceeded original projections.

With the cancellation,

deferral and/or slowdown in construction, future assessment growth will be variable. 2016 Property Tax
revenue was reduced by $30M when Council approved the budget on December 8, 2015.
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2016-2018 REVENUE STRATEGY
Diverse revenue sources are adopted by the Municipality and appropriate cost recovery levels are
established for municipal services. The level of community resources that is dedicated toward municipal
services is directly related to the extent of benefit to the community and the Municipality’s ability to pay.

Higher rates of cost recovery for certain services are achieved by charging fair market value for services
when it is appropriate to do so and by using prudent cost control measures. User fees and charges are
reviewed for the level of cost recovery. The Municipality relies on the user fees and charges recovered to
offset some of the costs related to service delivery. However, the User Fees and Charges Policy (FIN
030) recognizes and seeks to protect vulnerable segments of the population such as youth and seniors
and make attempts to balance the need for service with ability to pay.

The Municipality is finalizing a comprehensive user fee study. The recommended general strategy for the
User Fees and Charges Policy is:
•

Full cost recovery imposed to recover full cost of providing the service, good or access to an
amenity where it is determined that a service, good or access to an amenity provided by the
Municipality provides a direct benefit to individuals, group of individuals or businesses.

•

Partial cost recovery imposed where it is determined that a service, good or access to an amenity
provided by the Municipality provides a direct benefit to individuals, groups of individuals or
businesses but also results in benefits to the general public. Such, it will also be partially funded
by means of a public subsidy from general property tax revenue.

The recommended property tax revenue strategy is:
•

Establishment of tax rates that are governed by the three core principles of predictability, stability
and transparency that is sustainable for the long term.

•

Establishment of rates that contribute to the affordability of living and working in the Municipality
while supporting long term infrastructure needs.
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PROPERTY TAXES
The 2016 Proposed Amended Budget for property taxes are projected to be 87.9% of the Municipality’s
revenue, which is comprised of:
•

Rural Residential Class – 0.1%

•

Rural Non-Residential – 94.8%

•

Urban Residential Class – 3.5%

•

Urban Non-Residential Class – 1.7%

For the past four years, the variances between actuals and budget are due to a provision for the potential
impact of assessment appeals which are at various stages of the appeal process. To further mitigate the
impact, the provision for appeal losses increased from 3% to 5% on the Machinery and Equipment taxes
category. The increase in provision reflects the unique assessment environment in the Municipality and
the risk associated with it.

Figure 6 Property Taxes 2012-2018
900,000,000
800,000,000
700,000,000
600,000,000
500,000,000
400,000,000
300,000,000
200,000,000
100,000,000
0

2012

2013

2014

2015

2016

Budget

503,553,940

553,079,549

649,566,261

692,317,222

797,974,000

Actual

495,526,167

548,213,399

630,836,983

677,561,333

-1.6%

-0.9%

-2.9%

-2.1%

Plan
Variance

2017

2018

825,502,700

836,170,100

The increase in property tax revenue is primarily due to an increase in new construction growth, and not
due to inflationary increases in property tax rates or market value increases. The Municipality maintains
competitive property tax rates in the residential class compared to other municipalities.
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Figure 7 Property Tax Revenue Projections 2016-2018
860,000,000
840,000,000
820,000,000
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Approved Budget/Plan

720,302,000

747,443,500

759,759,500

Amended Budget/Plan

797,615,200

825,143,900

835,811,300

Figure 7 provides an overview of the Property Tax Revenue Projections for 2016 – 2018. The data is
based on updated assessed values that take into account new construction growth. Provision for
assessment appeals for tax years, 2016, 2017 and 2018 for all classes is 3% with the exception of the
Machinery & Equipment tax class, where the provision is 5% of the revenue of that tax class.

Figure 8a Municipal Residential Property Rates 2007-2016
10.000
9.000
8.000
7.000
6.000
5.000
4.000
3.000
2.000
1.000
0.000

Urban Residential**

Multi-Residential**

Rural Residential**

2007

3.856

8.715

2.247

2008

3.030

5.889

1.849

2009*

2.391

5.122

1.503

2010*

2.663

5.743

1.577

2011*

2.477

6.118

1.417

2012*

2.332

5.754

1.307

2013*

2.302

5.660

1.257

2014*

1.806

4.054

0.963

2015*

1.811

4.979

0.970

2016*

1.853

5.313

0.963

*Revenue neutral plus new construction methodology has been in use since 2005 for residential properties.
**Rates are based on information available at the time of publication, and are subject to change until the Property Tax Bylaw has
been approved by Council.
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Figure 8b Municipal Non-Residential Property Rates 2007-2016
20.000
18.000
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8.000
6.000
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2.000
0.000

Urban Non-Residential**

Rural Non-Residential**

2007

10.040

13.040

2008

8.967

16.345

2009*

7.528

17.256

2010*

6.764

18.034

2011*

5.779

18.571

2012*

5.306

18.321

2013*

4.624

18.090

2014*

4.015

18.020

2015*

3.802

17.747

2016*

3.673

18.111

*Revenue neutral plus new construction methodology has been in use since 2009 for non-residential properties.
**Rates are based on information available at the time of publication, and are subject to change until the Property Tax Bylaw has
been approved by Council.

Tax rate facts in the Municipality:
•

Tax rates are levied per $1,000 of assessed value.

•

Urban residential rates have decreased by 52.0% from 3.86 in 2007 to 1.85 in 2016.

•

Multi-residential rates decreased by 39.0% from 8.72 in 2007 to 5.31 in 2016.

•

Rural-residential rates have decreased by 57.1% from 2.25 in 2007 to 0.96 in 2016.

•

Urban non-residential rates have decreased by 51.2% from 7.53 in 2009 to 3.67 in 2016.

•

Rural non-residential rates have increased by 5.0% from 17.26 in 2009 to 18.11 in 2016.

Year over year, shifts in the tax rate are a result of non-market changes in the assessment base, the most
common being assessment reductions due to appeals.
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Figure 9 Urban Residential Property Tax (gross) Cost Comparison per Square Foot 2012-2014 1
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Figure 10 Urban Non-Residential Property Tax (gross) Cost Comparison per Square Foot, 2012-2014
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Source: Primary research conducted by Assessment & Taxation Department, Regional Municipality of Wood Buffalo
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Figure 11 Unadjusted Property Tax Revenue Projection 2016-2018 (Gross Revenue)
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Movement from year to year represents conservative tax revenue estimates using projected new
construction growth.
Property Tax Strategy
The Municipality’s taxation strategy is guided by the underlying principles of predictability, stability and
transparency.

The taxation strategy seeks to achieve:
•

Urban Residential Taxation Class: this class will have one of the lowest total tax burdens per
square foot as compared to major Alberta cities.

•

Rural Residential Taxation Class: this class will have an equal or lower tax burden per square
foot as compared to Urban Residential Taxation Class.

•

Urban Non-Residential Taxation Class: this class will have one of the lowest total tax burdens
per square foot as compared to major Alberta cities.

•

Rural Non-Residential Taxation Class: this class has the highest assessed value and growth in
the Municipality. The tax rate has seen minimal change, year over year.

The property taxation strategy contributes to the affordability of living and working in the region while
supporting long term capital infrastructure needs. The strategy also takes into account the growth facing
the region and the underlying growth drivers.
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SALES TO OTHER GOVERNMENTS
This category includes revenue arising from transactions between the Municipality and other public
entities such as Indigenous and Northern Affairs Canada (INAC).

Figure 12 Sales to Other Governments 2012-2018
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In the 2016 Proposed Amended Budget, revenue generated from Sales to Other Governments will total
$3.47M. It is expected that the Municipality will maintain 2016 revenue levels in 2017 and 2018 for this
category.
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SALES OF GOODS & SERVICES
Sales of Goods & Services is a category that includes various items such as revenue from utility,
ambulance, community program and facility fees.

Figure 13 Sales of Goods & Services 2012-2018
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Actual revenue from the Sales of Goods & Services decreased in 2015, which is attributed to the
economic downturn and reduction in many commercial based services. The 2016 Proposed Amended
Budget from this category is approximately $56.1M—about 6.2% of the total 2016 revenue budget.
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OTHER REVENUE FROM OWN SOURCES
This category includes revenue from permits, fines and penalties, franchise fees, and interest from
investments. The 2016 Proposed Amended Budget from this category is approximately $34.5M—
approximately 3.8% of the total 2016 revenue budget. The decline in 2015 is attributed to decline in
economic activity within the region which had a major impact on development permits. This trend is
reflected in 2016-2018.

Figure 14 Other Revenue from Own Sources 2012-2018
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GRANTS
Grants include both conditional and unconditional, operating grants secured from federal and provincial
government(s). Variances arise mainly from grants which were not budgeted but were approved and
received in the year. This category makes up about 1.6% of the total 2016 revenue budget.
Figure 15 Grants 2012-2018
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* 2014 actual to budget variance is due to: 1) uncertainty of receiving a $6.0M Provincial Grant from Alberta Health Services,
therefore originally excluded from budget, and 2) an unbudgeted transfer from Capital Infrastructure Reserve of $6.8M to fund
operating expenses included in capital projects.
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OTHER TRANSFERS
The two main revenue items that are recorded in this category are transfers from reserves and internal
charge allocations. Transfers from reserves are not usually budgeted and only reflected in actuals since
these funds are already approved by Council. The variances are therefore due to operating expenses
transferred from reserves including carryforwards. Planned balances in 2016-2018 are mainly transfers
for the Photo Radar Enforcement Program. Net revenue from the Photo Radar Enforcement Program is
transferred to Community Initiatives Reserves and allocated to preventive programs and community
grants.
Figure 16 Other Transfers 2012-2018
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*Carry forward amounts are transfers for initiates approved in the prior year but not completed. This ensures that future budgets are
not impacted.
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EXPENSE SUMMARIES
The Municipality has eight expense categories:
•

Salaries, Wages & Benefits

•

Contracted & General Services

•

Purchases from Other Governments

•

Materials, Goods, Supplies & Utilities

•

Small Equipment & Furnishings

•

Transfers & Grants

•

Financial Service Charges

•

Other Expenses

Figure 17 2016 Proposed Amended Operating Budget Expense Composition, $510,495,300
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Figure 18 2016 Proposed Amended Operating Budget Expense Composition Chart, $510,495,300
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Figure 19 Expense Trend Analysis 2014-2018
2014 - Actual
(Audited)

2015 - Actual

2016 - Proposed 2017 - Proposed 2018 - Proposed
Amended
Adjusted
Adjusted
Budget
Financial Plan*
Financial Plan*

Expenses
Salaries, Wages & Benefits
Contracted & General Services
Purchases from Other Governments
Materials, Goods, Supplies & Utilities
Small Equipment & Furnishings
Transfers & Grants
Financial Services Charges
Other Expenses
Total Expenses
Original Budget and Plan - Dec 8, 2015
Change in Expenses

189,168,739
137,289,252
23,387,184
27,606,698
4,414,089
81,682,329
31,159,516
11,323,841
506,031,649
506,031,649
-

221,108,134
108,151,224
23,788,887
28,300,188
7,092,291
61,507,877
31,112,585
19,350,732
500,411,917
500,411,917
-

261,310,200
106,048,100
28,147,800
38,663,000
3,205,800
41,737,300
30,294,300
1,088,800
510,495,300
510,495,300
-

269,734,100
107,523,900
28,770,800
40,660,600
3,285,300
43,550,100
51,523,200
1,086,900
546,134,900
525,564,900
20,570,000

282,898,600
109,497,100
30,208,500
41,426,500
3,345,600
45,197,100
72,726,100
1,115,700
586,415,200
543,046,200
43,369,000

Original Transfer to Reserves - Dec 8, 2015
Amended Transfer to CIR
Amended Transfer to EIR**

269,713,713
269,713,713
-

285,499,020
285,499,020
31,539,022

320,212,900
320,212,900
77,313,200

333,852,500
313,282,500
77,700,400

330,065,800
286,696,800
76,051,800

Additional Transfer to Reserves

-

31,539,022

77,313,200

57,130,400

32,682,800

Total Change from original budget and plan**

-

31,539,022

77,313,200

77,700,400

76,051,800

*includes estimated debt services obligation for debt drawn in the year.
**increase in Transfers to EIR in 2016 - 2018 are a result of increased Property taxes from new construction growth. These funds are designated for costs associated with
assessment appeals.
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Figures 20 and 21 provide details of the variances in the operating plan years.

Figure 20 2017 Proposed Amended Operating Plan Expense Composition

Figure 21 2018 Proposed Amended Operating Plan Expense Composition
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Figure 22 Expense Profile 2014-2018
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2016-2017 EXPENSE STRATEGY
Monthly, quarterly and annual financial reports are prepared to compare the actual revenues and
expenses to budgeted amounts. These reports are distributed to management for review.
Budgets must be in place for all expenses for both operating and capital costs. An expenditure may be
made for an emergency that was not contemplated in the financial plan but the plan is amended, as soon
as practical, to include the expense and the funding source.
Reallocation of the approved Budget can be approved by Administration, in accordance with Fiscal
Responsibility Policy Fin-160.
For the preparation of the FMS, certain expense assumptions have been made:
•

Debt may be drawn three years after commitment or approval by Council.

•

An interest rate of 2.9% has been assumed for future debt draws.

Salaries, Wages and Benefits usually account for approximately 51% of the Municipality’s Operating
Budget. There are labour agreements in place with the Canadian Union of Public Employees (CUPE) for
the period January 1, 2014 – December 31, 2017 and with the International Association of Fire Fighters
(IAFF) for the period January 1, 2014 – December 31, 2016.
Exempt staff salary increases are guided by Exempt Performance Management Policy HRM – 55 based
on annual performance reviews and market rate adjustments.

Vacant positions are partially funded based on estimated hiring dates.
The Municipal debt strategy is:
•

Current debt limit is not to exceed 85% of the debt limit per Municipal Government Act.

•

Proposed debt limit to be reviewed for potential reduction to 75% of debt limit per Municipal
Government Act. Additional review will be undertaken relative to the reduction to the debt
service limit in response to current economic conditions.

Regional Municipality of Wood Buffalo
2016 - 2018 Fiscal Management Strategy | Maintaining the Foundation for Today and the Future

31

SALARIES, WAGES & BENEFITS
Salaries, Wages & Benefits account for 51.2% of the 2016 Proposed Amended Operating Budget totaling
$261M. The budget has increased by 18% from the previous year actual, due to:
•

Full year wages and benefits for Transit-CUPE employees included in 2016 Budget. Due to
the ongoing efforts to decrease reliance on contracted services, Transit services were
brought in-house in May 2015 with a wage increase provision attributable to the new TransitCUPE collective agreement.

•

2016 Salaries, Wages and Benefits increases. Provisions for wage increases for CUPE and
IAFF staff are in accordance with each collective agreement. Exempt staff salary increases
are based on performance, as per the exempt compensation plan.

•

Funding for outstanding vacant positions has been included based on planned occupancy
and in accordance with the 2016 Budget Development Principles.

The Municipality had 1,685 approved personnel positions in 2015. By the end of 2016, the Municipality
will reduce the approved positions to 1,655, based on Council’s motion on December 8th, 2015.
Figure 23 Salaries, Wages & Benefits 2012-2018
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A consistent approach that aligns budget provisions to hiring delays is now in place. Vacancies and new
positions have been critically reviewed and partially funded based on estimated 2016 hiring dates and
2015 occupancy trends. The 2016 personnel budget also includes funding for 67 temporary positions
and 130 students to address short term work or projects and seasonal operations. There were no new
FTE requests for 2016.
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CONTRACTED & GENERAL SERVICES
Contracted & General Services consist of various expense categories including recruitment, training,
travel, telephones & internet, professional services, legal costs and other minor expense categories. This
category represents 20.8% of the total 2016 Proposed Amended Operating Budget expenses.
Figure 24 Contracted & General Services 2012-2018
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This expense category is influenced by operating projects and changes in pricing of ongoing operations.
Contracted & General Services continue to decrease due to ongoing efforts by Administration to bring
services in-house and reduce reliance on external contractors. The slight increase in 2017 and 2018 is as
a result of factoring in inflation.
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PURCHASES FROM OTHER GOVERNMENTS
Purchases from Other Governments include transactions between other municipalities or other public
agencies. A significant portion of these costs are related to the RCMP contract.

Purchases from Other Governments represent 5.5% of the 2016 Proposed Amended Operating Budget
and are expected to increase steadily over the next few years as a result of increases in contract costs.
Figure 25 Purchases from Other Governments 2012-2018
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MATERIALS, GOODS, SUPPLIES & UTILITIES
The Materials, Goods, Supplies & Utilities category consists of expenses incurred to maintain and operate
the Municipality on a daily basis. The major items in this category include fuel & lubes, chemicals & salts,
natural gas and electricity. This category makes up 7.6% of the 2016 Proposed Amended Operating
Budget.

Figure 26 Materials, Goods, Supplies & Utilities 2012-2018
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SMALL EQUIPMENT & FURNISHINGS
The major categories in Small Equipment & Furnishings include office equipment, computer hardware
and field equipment, which are below the capital threshold.

Figure 27 Small Equipment & Furnishings 2012-2018
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Increased expenses for 2015 were mainly due to the increased number of computers that were due for
replacement in 2015. There is a reduction in planned expenses for 2016 for the purchase of rolling bins
and replacement water meters as these programs have been fully implemented.
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TRANSFERS & GRANTS
This expense category includes grant funding to various community organizations as well as transfers to
reserves and other internal charges. The amounts presented in Figure 28 include transfers to Emerging
Issues and Capital Infrastructure Reserves as approved by Council and are committed for current and
future funding requirements.

Figure 28 Transfers & Grants 2012-2018
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FINANCIAL SERVICES CHARGES
Items included in this category are bank charges, debenture principal and debenture interest, and
investment related fees. Debt service budget provisions are based on actual debt drawn or expected to
be drawn in future years.
Figure 29 Financial Services Charges 2012-2018
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*Includes additional estimated debt services obligation for proposed debt to be drawn in the year

The Municipality assumes to draw on debt three (3) years after commitment or approval by Council. Debt
services obligation increases when additional debt is drawn. In 2016 no additional debt is expected to be
drawn. However, in 2017 and 2018, 50% of undrawn committed debt of 2014 and 2015 respectively may
be drawn. Based on the financial plan which was approved by Council in December 2015, these potential
debt services charges have been included in the FMS. The impact on debt service limits is reflected in
the section “Debt and Debt Service Limits”. Administration continues to monitor cash flow requirements
as well as prevailing and projected interest rate levels.
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OTHER EXPENSES
Charges related to tax appeal adjustments and cancellations, internal services, bad debt expense,
inventory shrinkage are the major expenses that are recorded in this category.

Figure 30 Other Expenses 2012-2018
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The variance between 2012 and 2013 is attributed to transfers of operating costs relating to approved
capital projects. These costs do not qualify to be recorded as Tangible Capital Assets, and must be
expensed as operating costs. Funding was provided within original capital project budgets.

The majority of the actual costs in 2013 to 2015 relates to tax appeal adjustments.
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WOOD BUFFALO UTILITY CORPORATION (WBUC)
A presentation was first made to Council in June 2012, along with a subsequent presentation in March
2015, which outlined the purpose of the WBUC as providing an alternative delivery method for those
services currently being provided by Environmental Services; specifically water, wastewater, solid waste,
underground services, and trade services. The WBUC would also undertake exploring and promoting the
following opportunities:
•

Implementation of green practices and operations on a regional basis with potential for positive
impact on climate change, waste diversion, renewable energy, water conservation and water
quality;

•

Generation of new sustainable income through innovative service agreements and partnerships;

•

Local economic diversification and employment opportunities;

•

Provision of value‐added benefits with no increase in costs for residential services;

•

Opportunity for partnerships with regional educational institutions; and

•

New sustainable skill set development and career opportunities for staff to maximize recruitment
and retention efforts. 2

The terms and conditions of the formation of the WBUC have yet to be decided. The FMS has been
prepared with the assumption that the WBUC will proceed at the beginning of 2017. However, the final
impact on the financial plan cannot be determined until the WBUC has been approved by the Province.
At the time of publication, the financial impact for 2017 is based on the WBUC business case that was
prepared in 2012, along with the expected reduction in expenses from the 2017 Fiscal Plan that were
approved by Council December 2015, and is reconciled in Figure 31a & 31b.

The WBUC will pay a dividend and franchise fee to the Municipality, and in turn, the Municipality will incur
a service fee as payment to the WBUC for the provision of utility services.

The consolidated impact of the WBUC is presented in the following reconciliation.

2

Investigation of a Municipal Controlled Corporate Utility Model for Environmental Services, Regional Municipality of Wood Buffalo

Council Meeting Minutes, December 13, 2011, www.woodbuffalo.ab.ca.
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Figure 31a Impact of WBUC on Financial Plan 2017

Figure 31b Impact of WBUC on Financial Plan 2018
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DEBT AND DEBT SERVICE
Debt Limit and Debt Service Limit for the Municipality are governed by Alberta Regulation 255/2000 of the
Municipal Government Act (MGA) and Municipality’s Debt Management Policy FIN-120.

DEBT STRATEGY
The Municipality uses debt to fund capital projects based on two principles:
•

Use debt to fund capital projects that have a longer useful life.

•

Use debt finance as a funding source of “last resort.”

The first principle respects the inter-generational equity philosophy, which states that each generation
that benefits from an amenity must bear their fair share of financial burden, and the second principle
indicates a conservative approach to debt use.

The Municipality considers the use of alternative sources of funding such as grants, developer
contributions, off-site levies, donations, user fees, or reserves for capital asset acquisition or construction
to minimize the requirement for debt. The Alberta Capital Finance Authority (ACFA) is the lender of
choice unless a more attractive loan arrangement is available from another acceptable lender.
For a municipality facing demand for new infrastructure and infrastructure rehabilitation, use of debt is a
reality as general revenue growth typically lags infrastructure demand.

To continue to be prudent with the Municipality’s debt strategy, Administration is proposing a debt limit
reduction to 75%, from the current 85%. A review of the debt services limit will be conducted in response
to the current economic conditions.

Figure 32 outlines the Debt Limit and Debt Service Limit calculations of actual and committed debt.
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Figure 32 Debt Limit and Debt Service Calculations, All Debenture Funded Projects

DEBT LIMIT
The MGA states that a Municipality cannot exceed the debt limit of two times the Municipality’s total
revenue. 3 Council has approved a Debt Management Policy (FIN-120), which permits a debt limit up to
85% of the provincially legislated limit.

3

Total revenue reported in the last year audited annual financial statement
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DEBT LIMIT CALCULATION
Previous year’s Revenue x 2 = MGA Debt Limit
MGA Debt Limit x 85% = Municipal Debt Limit
Actual debt refers to actual debentures drawn and outstanding by the Municipality. Committed debt is the
total of actual debt and the amount of debt that Council has approved through the capital budget process
but has not been drawn.

The Administration is recommending amending the Debt Management Policy (FIN-120) to reduce the
permitted debt limit from 85% to 75%. The recommendation to reduce the Municipality’s debt limit to 75%
of the provincial debt limit does not affect current actual or committed debt.

Figure 33 Debt Limit Trend 2016 - 2018

DEBT SERVICE LIMIT
Debt Service is defined as annual principal and interest amounts owing on outstanding loans made by the
Municipality plus annual principal and interest amounts that the Municipality will be liable to pay on loans
guaranteed by the Municipality.
The MGA debt service limit is calculated as 35% of the total revenue. The Municipality’s Debt
Management Policy establishes a limit of 85% of the legislated limit. As depicted in Figure 34a, the
Municipality’s debt service is under the prescribed limit of 85%. Debt Service limit will be reviewed to
support prudent financial management.
Figure 34a Debt Service Comparison (%) 2016-2018
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While total committed debt is tracked, committed debt service is more difficult to project based on timing
and interest at time of rate of draw. For planning purposes, debt is assumed to be drawn three years after
Council’s approval as shown in Figure 34b. In 2016 no additional debt is expected to be drawn.

Figure 34b Actual and Expected Debenture Draws

*50% of the projected debt to draw is completed in the year and the remaining 50% is drawn in the following year.
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FISCAL STABILITY RESERVES
GENERAL RESERVE STRATEGY
The Municipality has an established reserve strategy to meet future operations and capital expenses.
The reserve is in place to hedge against future risk factors including:
•

Revenue shortfalls

•

Unanticipated expenses

In compliance with the Fiscal Responsibility Policy FIN-160, the Municipality holds two main reserves: the
Emerging Issues Reserve (EIR) and the Capital Infrastructure Reserve (CIR). Council approval is
required to utilize funding from either of these reserves.

EMERGING ISSUES RESERVE (EIR)
The EIR was established by Council in 2002 to stabilize operating revenues in response to unanticipated
loss of revenue as well as provide funding flexibility in responding to unplanned events and other
initiatives. Funding of the EIR comes from the year end operating surplus (if any).
The EIR is governed as follows:
•

Maximum EIR balance equivalent to 15% of the audited prior year’s net property tax revenue and
is subject to a minimum uncommitted balance of $50M.

•

Council approval is required to utilize funding from the EIR.

As depicted in Figure 35, the $50M minimum uncommitted balance is maintained in the EIR for the period
2016 - 2018.

Figure 35 Projected EIR Balances 2016-2018
70,000,000
60,000,000
50,000,000
40,000,000
30,000,000
20,000,000
10,000,000
0
Projected uncommitted
closing balance

2016

2017

2018

58,010,314

58,010,314

58,010,314

Regional Municipality of Wood Buffalo
2016 - 2018 Fiscal Management Strategy | Maintaining the Foundation for Today and the Future

46

CAPITAL INFRASTRUCTURE RESERVE (CIR)
The CIR has been established to provide a source for capital project funding with a minimum
uncommitted balance of $50M.

The reserve is one funding source for budgeted capital program

requirements. The forecasted revenue transfer contributions are presented in Figure 36.

Figure 36 Projected Revenue Transfer to CIR 2016-2018
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The Capital budget centres on Building a Strong and Resilient Community as outlined in the 2015-2017
Strategic Plan.

We are re-focusing attention to core services which in turn will strengthen our ability to

deliver services to our residences in both the urban and rural areas. For the 2016 budget year we will
continue with the delivery of existing multi-year projects with prior year approval and the funding of new
projects that meet core service needs. Capital projects that are dependent on population growth or
expanded future service levels are included in a separate listing and are currently un-resourced and will
remain on hold until conditions change.

Projects that require revision or reprioritization by Council to meet funding and resource capacity are
presented on an ongoing basis.
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INVESTMENTS
INVESTMENT STRATEGY
The Municipality’s investment of funds are governed under Investment Policy FIN-140 as approved by
Council. The general investment strategies adopted by the Municipality are to:
•
•

Rebalance investment term such that fiscal reserves balances are invested in the medium and
long term periods.
Review current capital project backlog to establish cash flow which would determine term horizon.

The primary objectives of the policy, in order of priority, are:
•
•
•

Safety: investments shall be undertaken in a manner that seeks to ensure the preservation of
capital.
Liquidity: the investment portfolio shall remain sufficiently liquid to meet all operating and capital
cash requirements that may be reasonably anticipated.
Return: the investments of the fund shall be structured with the objective of attaining a market
rate of return commensurate with the respective portfolio benchmark.

The investment type is restricted to fixed income securities that are of high credit rating quality and meet
the following parameters:
•
•

Maximum holdings by credit rating: maximum holdings of short, medium and long-term
investment portfolio by credit rating are 100% AAA, AA, A rating.
Maximum holdings by investment portfolio issuer: 100% for federal issues and guarantees;
100% for provincial issues and guarantees; 40% for municipal guarantees; and 40% for corporate
issues.

The Municipality’s investment governance structure is designed to ensure that the Municipality’s
investments are managed prudently, appropriately and in compliance with applicable legislation and the
investment policy. Funds are managed by independent fund managers. Council approves the investment
policy and the Investment Advisory Committee (IAC) provides oversight to the governance and
management of the Municipality’s investment.

IAC is comprised of the Chief Administrative Officer,

Deputy Chief Administrative Officer, Chief Financial Officer, Director of Financial Services, and Manager
of Financial Planning.

The total book value of the portfolio as at December 31, 2015 was $379M (market value $378M). Overall
portfolio performance has been slightly below the benchmark in 2015 as a result of market volatility and
uncertainty. However, there is no financial risk as investments are held to maturity and the price
differential are temporary in nature.
Regional Municipality of Wood Buffalo
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As at December 31, 2015 all investments are within the approved benchmarks as stated in the
Investment Policy FIN-140.

Figure 37 Total Portfolio Performance Summary, December 31, 2015
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The bulk of the Municipality’s investment relate to funds for approved capital projects that are currently
active. Further, the liquidity of the portfolio is also maintained as most of the investments can be readily
converted or liquidated.
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Figure 38 Total Investment Cost Trend, 2013-2015 ($ Millions)

As illustrated in Figure 39, the quality of investment grade is also maintained while achieving an abovemarket rate of return.

Figure 39 Total Portfolio Investment Quality Analysis, December 31, 2015
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Figure 40 Total Portfolio Issuer Analysis, December 31, 2015

Figure 41 Total Portfolio Term Analysis, December 31, 2015

5%
$19M

47%
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48%
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Short-term and medium-term investments have maturities that are less than one year and five years
respectively. Long-term investments have maturities that are greater than five years.
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FINANCIAL CONDITION INDICATORS
The Municipality uses three sets of financial conditions to measure its overall financial health:
sustainability, flexibility, vulnerability.

SUSTAINABILITY
Sustainability refers to the Municipality’s ability to maintain existing programs and meet creditor
requirements without the need to take on more debt.

Within this category, the Municipality uses two financial indicators to measure its performance: financial
assets and liabilities.

The financial assets to liabilities ratio measures whether the Municipality has

adequate resources to pay debt. The liabilities are adjusted for deferred revenue related to grant funding
that is received but not yet expended according to the terms of the grant agreement. The ratio is
continuing to decline which indicates that the Municipality is relatively leveraged for financing future
capital projects.

Figure 42 Ratio of Financial Assets to Liabilities, 2013-2015 ($ millions)
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A ratio of 2:1 is desirable. This indicator includes long term debt of $301M in 2015, $317M in 2014 and
$332M in 2013. To ensure that the Municipality does not fall below this target, it needs to reprioritize
existing capital projects, to ensure less reliance on debt as a source of funding, as well as consider
extending time horizons of these projects.
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FLEXIBILITY
In the flexibility category, the Municipality uses one measure to monitor performance, public debt charges
to maximum allowable debt, which is a measure of resources spent on debt and debt service relative to
the maximum allowable debt as prescribed in the MGA.
As illustrated in Figures 43 – 46 the debt and debt service limit levels are below MGA prescribed debt and
debt service limits and do not compromise revenues for debt service. If the Municipality’s revenues
decrease, the debt limit will also decrease and any debt service increase may impact current service
levels.

Figure 43 Debt Limit 2013-2018 Per Amended Budget ($ millions)
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Note: Historical and plan debt limit usage. 2016 – 2018 data is based on figure 34b – Actual and Expected Debenture Draws

Figure 44 Committed Debt Limit 2016-2018 ($ millions)
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Note: If total committed debt is drawn based on figure 32 - Debt Limit and Debt Service Calculations. Committed Debt includes
Actual and Undrawn Debt.
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Figure 45 Debt Service Limit 2013-2018 Per Amended Budget ($ millions)
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Note: Historical and plan debt limit usage. 2016 – 2018 data is based on figure 34b – Actual and Expected Debenture Draws

Figure 46 Committed Debt Service Limit 2016-2018 ($ millions)
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Note: If total committed debt is drawn based on figure 32 - Debt Limit and Debt Service Calculations. Annual Debt Service includes
Actual Debt Service and Undrawn Debt Service.
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VULNERABILITY
To measure vulnerability of the Municipality’s portfolio, two indicators are used: operating government
transfers to operating revenues and total government transfers to total revenues:

The operating

government transfers to operating revenues ratio measures how much the Municipality is dependent on
provincial and federal transfers relative to the operating revenue generated, and the total government
transfers-to-total revenues ratio measures the level of provincial and federal grants to support both
operating and capital programs at the Municipality.

Figure 47 Vulnerability Indicators 2013-2015
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*The sharp decrease in 2014 is due to an overall increase of revenue between 2013 vs. 2014 of approximately $30M (Machinery &
Equipment Taxes), offset by a reduction in funding received from the Provincial Government for the same period of $55M
(Community Development Plan).

Operating transfers from provincial and federal governments are limited.

The bulk of the transfers

support community or not-for-profit organizations and the Municipality acts as a distributing agency. Total
government transfers are a combination of operating and capital transfers. Most government transfers
relate to capital grants.
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COUNCIL REPORT
Meeting Date: June 28, 2016

Subject: 2016 Property Tax Rate Bylaw – Bylaw No. 16/007
APPROVALS:
Philip Schofield, Director
Elsie Hutton, Executive Director
Marcel Ulliac, Chief Administrative Officer

Administrative Recommendations:
1.

THAT Bylaw No. 16/007, being the 2016 Property Tax Rate Bylaw, be read a second
time.

Procedural Note: Prior to voting on second reading, it is requested that Council consider and
debate the following proposed amendment:
2.

THAT Bylaw No. 16/007 be amended by revising the education tax rates to reflect the
amounts set out in the Government of Alberta’s amended Education Tax Requisition, as
set out in Attachment 2 (Proposed Amendments to Provincial Education Tax Rates and
Amounts, dated May 3, 2016).

Procedural Note: If the amendment is passed, Council would then deal with any further
amendments, and vote on second reading, as amended.
3.

THAT Bylaw No. 16/007, as amended, be read a third and final time.

4.

THAT the additional net revenue of $77,615,120 be transferred to the Emerging Issues
Reserve and committed for costs associated with assessment complaints.

Summary:
In accordance with the Municipal Government Act, the Regional Municipality of Wood Buffalo
is required to pass a Property Tax Rate Bylaw annually for the purpose of completing the work
set out in the approved Operating and Capital Budgets.
Background:
A property tax rate bylaw establishes the rates at which various property classes are to be taxed
and is calculated based on the total assessment value of all taxable properties within each of the
property classes throughout the Municipality. The Order in Council creating the specialized
Regional Municipality of Wood Buffalo provided Council with the authority to establish a mill
rate structure for each of the Urban and Rural Service Areas.
Assessment valuation standards are prescribed by the Alberta Provincial Government and are
either based on a market value premise or on a regulated cost based system depending on
property type. The tax levied on all residential and commercial properties is calculated by
Author: Philip Schofield
Department: Assessment & Taxation
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applying the tax rate against the individual property assessment which is an estimate of the
market value as of July 1, 2015. Machinery and Equipment and linear property are assessed
based on a regulated cost approach standard established by Ministerial Regulations.
Property taxes are levied to raise revenue to fund municipal expenditures and pay external
requisitions from Alberta Education, and seniors’ housing (Ayabaskaw House and Rotary
House). With respect to requisitions for provincial education and seniors’ housing, the
requisitioning authorities’ tax rates are calculated based on the amounts they request. In imposing
levies, it is important to note that the Municipality simply acts as a collector of the funds and has
no authority to refuse or change the amount requested by external requisitions. A typical property
tax notice consists of the municipal levy, Alberta Education requisition levy and levy for seniors’
housing. The exception is the Machinery and Equipment class which is exempt from the Alberta
Education levy.
The total amount of property taxes paid will vary based on the actual assessment value and the
respective tax rate applied.
In establishing municipal tax rates for the 2016 Property Tax Rate Bylaw, Administration has
used the tax revenue neutral plus new construction growth approach for all property classes. The
purpose of this practice is to add stability to the amount of taxes collected annually and the
municipal budget and finance processes. Further to the revenue neutral plus new construction
growth approach Council has approved a 4% or $30 million budget reduction.
In order to assist with understanding of the 2016 Property Tax Rate recommendations, the
following clarifications are provided:
•

Property tax remaining tax revenue neutral plus new construction growth simply means
that the Municipality will collect the same tax revenue for the 2016 tax year as it did in
the 2015 tax year on properties which existed in 2015. Inflationary or deflationary
aspects of the real estate market have been factored out of the tax rate calculation.
Further to the revenue neutral plus new construction growth approach Council has
approved a 4% or $30 million budget reduction

•

The Residential property tax class has experienced market value changes due to
factors such as location influences, residence type, size, and as such, individual
properties will experience differing increases or decreases in taxes. This will result in
a redistribution of the tax burden amongst other properties within the assessment class.

•

The Other Residential property class has experienced a reduction in the assessment base
due to the decision of the Province of Alberta to abolish the grant in lieu of property
taxes for provincially owned social housing. This property class has experienced market
value changes due to variations in factors such as vacancy, rents and as such, individual
properties may experience differing increases or decreases in taxes.

•

Market values in the Non-Residential property class experienced increases and
decreases due to factors such as sales vacancy, availability, rents and as such, individual
properties may experience differing increases or decreases in taxes.
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The overall total tax revenue collected for the Residential, Other Residential and Non-Residential
property classes for 2016 will increase relative to 2015 as a result of new construction growth
being taxed for the first time in the 2016 taxation year.
Following first reading of Bylaw No. 16/007 on April 19, 2016, the Municipality received an
updated Education Tax Requisition from the Province of Alberta, which requires that the
education tax rates and amounts set out in the bylaw be amended.
Budget/Financial Implications:
During budget development in the fall of 2015, property tax revenue from new construction
growth was estimated at $58M net of estimated assessment corrections. Based on the updated
assessment roll information, property tax revenue from new growth has now increased by $107M
from the approved 2016 Operating Budget. This is offset by the $30 million budget reduction in
tax revenue, resulting in a net $77M revenue increase from the 2016 budget approved in
December. A Council motion will be required at third reading of the bylaw to authorize the
$77M transfer to the Emerging Issues Reserve.
The 2016 – 2018 Fiscal Management Strategy (FMS) is also presented for consideration. The
FMS provides a holistic perspective of the impact of the current tax rate bylaw decision and the
relationship to future financial plans.
Assessment notices were sent out on February 29, 2016 and the deadline for assessment appeals
is April 28, 2016 for the majority of properties. In some instances, additional information has
been received regarding Non-Residential assessment accounts that have led to the issuance of an
updated assessment. In accordance with legislated requirements, notice of the appeal period for
these properties is extended by an additional 60 days. A better estimate of assessment roll totals
and resulting property tax revenue impacts will be determined when the last appeal deadline has
passed. Due to this uncertainty, Administration will be recommending that the $77M additional
revenue be allocated to the Emerging Issues Reserve pending the outcome of the appeals in order
to protect against potential appeal losses. In the event assessment appeals are not filed, Council
will be presented with options for consideration. The options will include, but are not limited to,
debt reduction, future capital funding and property tax rate stabilization.
Rationale for Recommendation:
The proposed property tax methodology is consistent with the previously adopted tax revenue
neutral plus new construction growth strategy contained in the 2016 - 2018 Fiscal Management
Strategy.
Strategic Plan Linkage:
Pillar 1 – Building Responsible Government
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Attachments:
1.
2.

Bylaw No. 16/007
Proposed Amendments to Provincial Education Tax Rates and Amounts (mark-up
version of Bylaw No. 16/007)
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Attachment 1
BYLAW NO. 16/007
A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO
AUTHORIZE A PROPERTY TAX AND ESTABLISH PROPERTY TAX RATES FOR
THE YEAR 2016
WHEREAS Sections 353 and 354 of the Municipal Government Act require a municipality to
pass a property tax bylaw annually and to set and show all tax rates for the year;
AND WHEREAS the Alberta School Foundation Fund (ASFF) has issued the following
requisitions to the Municipality:
(i)
(ii)

for residential and farm land
for non-residential property

$ 36,512,062.11
$ 41,446,045.86

AND WHEREAS the Fort McMurray Roman Catholic Separate School District #32 has
issued the following requisitions to the Municipality:
(iii)
(iv)

for residential and farm land
for non-residential property

$ 1,726,774.89
$ 279,214.44

AND WHEREAS the Ayabaskaw House, being a management body under the Alberta
Housing Act, has issued a requisition to the Municipality in the amount $52,293.00;
AND WHEREAS the Rotary House, being a management body under the Alberta Housing
Act, has issued a requisition to the Municipality in the amount $2,175,323.00;
AND WHEREAS Section 10 of the Order in Council No. 817-94 allows the Municipality to
establish different rates of taxation for the Urban Service Area and the Rural Service Area, in
respect of each assessment class or sub-class referred to in Section 297 of the Municipal
Government Act;
AND WHEREAS the net tax revenue requirements of the Municipality for 2016 is estimated
to be $797,615,120
AND WHEREAS the total 2016 assessment of land, building, and improvement in the Rural
Service Area, from which taxes may be raised, is $44,332,779,430;
AND WHEREAS the total 2016 assessment of land, building and improvements in the Urban
Service Area, from which taxes may be raised, is $17,828,367,706;
NOW THEREFORE the Regional Municipality of Wood Buffalo, in Council duly assembled,
hereby enacts, as follows:

Bylaw 16/007
Page 2 of 3

1.

The following tax rates are hereby authorized and imposed against the assessed value of
taxable lands, buildings, and improvements as shown on the municipal assessment roll:
TAX RATES IN RESPECT OF EDUCATION REQUISITIONS, IMPOSED IN BOTH
THE RURAL SERVICE AREA AND THE URBAN SERVICE AREA:
Alberta School Foundation Fund:
• Tax Rate for Residential and Farm Property:
• Tax Rate for Non-Residential Property:

0.0026173
0.0034222

Fort McMurray Roman Catholic Separate School District #32:
• Tax Rate for Residential and Farm Property:
• Tax Rate for Non-Residential Property:

0.0026173
0.0034222

TAX RATES IN RESPECT OF REQUISITIONS OTHER THAN EDUCATION
REQUISITION, IMPOSED IN BOTH THE RURAL SERVICE AREA AND THE
URBAN SERVICE AREA:
Ayabaskaw House
• Tax Rate for Residential and Farm Property:
• Tax Rate for Non-Residential Property:
• Tax Rate for Machinery and Equipment

0.0000009
0.0000009
0.0000009

Rotary House
• Tax Rate for Residential and Farm Property:
• Tax Rate for Non-Residential Property:
• Tax Rate for Machinery and Equipment

0.0000355
0.0000355
0.0000355

TAX RATES FOR MUNICIPAL PURPOSES, IMPOSED IN THE RURAL SERVICE
AREA:
•
•
•

Tax Rate for Residential and Farm Property:
Tax Rate for Non-Residential Property:
Tax Rate for Machinery and Equipment

0.0009653
0.0181110
0.0181110

TAX RATES FOR MUNICIPAL PURPOSES, IMPOSED IN THE URBAN SERVICE
AREA:
•
•
•
•

Tax Rate for Residential and Farm Property:
Tax Rate for Other Residential Property
Tax Rate for Non-Residential Property:
Tax Rate for Machinery and Equipment

0.0018527
0.0052461
0.0036752
0.0036752

Bylaw 16/007
Page 3 of 3

Definitions and Interpretation
2.

In this Bylaw:
(a)
(b)

“Municipality” means the Regional Municipality of Wood Buffalo;
“Other Residential” has the meaning set out in Section 5 of Bylaw No. 13/012.

3.

The numerical values in Section 1 of this Bylaw are tax rates expressed in cents per
dollar of assessment.

4.

This Bylaw comes into force when it is passed.

READ a first time this 19th day of April, A.D 2016.
READ a second time this _______________ day of ________________, A.D. 2016.
READ a third and final time this _______________ day of ________________, A.D. 2016.
SIGNED and PASSED this _____________ day of ___________________, A.D. 2016.

______________________________
Mayor

______________________________
Chief Legislative Officer

Attachment 2
Proposed Amendments to Provincial Education Tax Rates and Amounts
May 3, 2016
BYLAW NO. 16/007
A BYLAW OF THE REGIONAL MUNICIPALITY OF WOOD BUFFALO TO
AUTHORIZE A PROPERTY TAX AND ESTABLISH PROPERTY TAX RATES FOR
THE YEAR 2016
WHEREAS Sections 353 and 354 of the Municipal Government Act require a municipality to
pass a property tax bylaw annually and to set and show all tax rates for the year;
AND WHEREAS the Alberta School Foundation Fund (ASFF) has issued the following
requisitions to the Municipality:
(i)
(ii)

for residential and farm land
for non-residential property

$36.200,923.23 $36,512,062.11
$38,378,649.73 $41,446,045.86

AND WHEREAS the Fort McMurray Roman Catholic Separate School District #32 has
issued the following requisitions to the Municipality:
(iii)
(iv)

for residential and farm land
for non-residential property

$1,712,060.12 $1,726,774.89
$ 294,777.82 $279,214.44

AND WHEREAS the Ayabaskaw House, being a management body under the Alberta
Housing Act, has issued a requisition to the Municipality in the amount $52,293.00;
AND WHEREAS the Rotary House, being a management body under the Alberta Housing
Act, has issued a requisition to the Municipality in the amount $2,175,323.00;
AND WHEREAS Section 10 of the Order in Council No. 817-94 allows the Municipality to
establish different rates of taxation for the Urban Service Area and the Rural Service Area, in
respect of each assessment class or sub-class referred to in Section 297 of the Municipal
Government Act;
AND WHEREAS the net tax revenue requirements of the Municipality for 2016 is estimated
to be $797,615,120
AND WHEREAS the total 2016 assessment of land, building, and improvement in the Rural
Service Area, from which taxes may be raised, is $44,332,779,430;
AND WHEREAS the total 2016 assessment of land, building and improvements in the Urban
Service Area, from which taxes may be raised, is $17,828,367,706;
NOW THEREFORE the Regional Municipality of Wood Buffalo, in Council duly assembled,
hereby enacts, as follows:

Bylaw 16/007
Page 2 of 3

1.

The following tax rates are hereby authorized and imposed against the assessed value of
taxable lands, buildings, and improvements as shown on the municipal assessment roll:
TAX RATES IN RESPECT OF EDUCATION REQUISITIONS, IMPOSED IN BOTH
THE RURAL SERVICE AREA AND THE URBAN SERVICE AREA:
Alberta School Foundation Fund:
• Tax Rate for Residential and Farm Property:
• Tax Rate for Non-Residential Property:

0.0025849 0.0026337
0.0031725 0.0034504

Fort McMurray Roman Catholic Separate School District #32:
• Tax Rate for Residential and Farm Property:
0.0025949 0.0026337
• Tax Rate for Non-Residential Property:
0.0031725 0.0034504
TAX RATES IN RESPECT OF REQUISITIONS OTHER THAN EDUCATION
REQUISITION, IMPOSED IN BOTH THE RURAL SERVICE AREA AND THE
URBAN SERVICE AREA:
Ayabaskaw House
• Tax Rate for Residential and Farm Property:
• Tax Rate for Non-Residential Property:
• Tax Rate for Machinery and Equipment

0.0000009
0.0000009
0.0000009

Rotary House
• Tax Rate for Residential and Farm Property:
• Tax Rate for Non-Residential Property:
• Tax Rate for Machinery and Equipment

0.0000355
0.0000355
0.0000355

TAX RATES FOR MUNICIPAL PURPOSES, IMPOSED IN THE RURAL SERVICE
AREA:
•
•
•

Tax Rate for Residential and Farm Property:
Tax Rate for Non-Residential Property:
Tax Rate for Machinery and Equipment

0.0009653
0.0181110
0.0181110

TAX RATES FOR MUNICIPAL PURPOSES, IMPOSED IN THE URBAN SERVICE
AREA:
•
•
•
•

Tax Rate for Residential and Farm Property:
Tax Rate for Other Residential Property
Tax Rate for Non-Residential Property:
Tax Rate for Machinery and Equipment

0.0018527
0.0052461
0.0036752
0.0036752
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Definitions and Interpretation
2.

In this Bylaw:
(a)
(b)

“Municipality” means the Regional Municipality of Wood Buffalo;
“Other Residential” has the meaning set out in Section 5 of Bylaw No. 13/012.

3.

The numerical values in Section 1 of this Bylaw are tax rates expressed in cents per dollar
of assessment.

4.

This Bylaw comes into force when it is passed.

READ a first time this _____________ day of _________________, A.D 2016.
READ a second time this _______________ day of ________________, A.D. 2016.
READ a third and final time this _______________ day of ________________, A.D. 2016.
SIGNED and PASSED this _____________ day of ___________________, A.D. 2016.

______________________________
Mayor

______________________________
Chief Legislative Officer

