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BYLAW 004:2025 
 

A bylaw of the Town of Irricana, in the Province of Alberta, for the 
purpose of enabling Council to provide development incentives through 

waivers, exemptions, and rebates, and to delegate administrative 
authority for their implementation. 

 
WHEREAS Pursuant to Section 7 of the Municipal Government Act, RSA 2000, Chapter M-
26 and amendments thereto, Council may pass bylaws respecting municipal services, fees, 
and charges; 
 
AND WHEREAS Section 364 of the Municipal Government Act authorizes Council to grant 
property tax exemptions and deferrals; 
 
AND WHEREAS Section 364.2 of the Municipal Government Act authorizes Council to grant 
property tax incentives for non-residential properties for the purpose of encouraging 
development or revitalization; 
 
AND WHEREAS Council has adopted a Policy C006-2025 (Development Incentives), which 
establishes the framework for administering development incentive programs; 
 
AND WHEREAS Council wishes to establish clear legislative authority for granting property 
tax waivers, exemptions, and fee rebates in support of its development-focused vision; 
 
AND THEREFORE the Municipal Council of the Corporation of the Town of Irricana, duly 
assembled in Council, enacts as follows: 
 
Title 
 

1. This Bylaw may be cited as the “Development Incentives Enabling Bylaw”. 
 
Definitions 
 

2. In this bylaw, the following definitions apply: 
 

a. “Administration” means the Chief Administrative Officer of the Town of 
Irricana, or their designate. 

 
b. “Council” means the municipal council of the Town of Irricana, elected and 

sworn in accordance with the Municipal Government Act, RSA 2000, c. M-26, 
as amended. 

 
c. “Council Policy” means Policy C006-2025 (Development Incentives), as 

adopted and amended by Council from time to time. 
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d. “Incentives” means municipal property tax waivers, exemptions, or rebates of 
fees and charges, as authorized under this Bylaw and the Council Policy. 

 
e. “Municipal Portion” means the share of property taxes levied by the Town of 

Irricana, excluding education property tax, senior foundation requisitions, and 
any other external requisitions. 

 
Effect 
 

Authority of Council 
 

3. Council may, by resolution and in accordance with the Council Policy, grant Incentives, 
including: (a) temporary waivers or exemptions of the Municipal Portion of property 
taxes; and (b) rebates or refunds of municipal fees and charges related to subdivision, 
servicing, and development. 
 

Authority of Administration 
 
4. Administration is authorized to interpret and apply the Council Policy, including 

property classifications for incentive purposes, verify eligibility requirements, process 
and issue rebates, refunds, or waivers as approved under this Bylaw and the Policy. 
 

5. Administration shall maintain a register of properties participating in incentive 
programs. 
 

Development Agreements 
 
6. Council may approve Development Agreements that incorporate Incentives, provided 

such Incentives are consistent with this Bylaw and the Council Policy.   
 
Any Incentive terms contained in a Development Agreement have effect only where 
they are consistent with this Bylaw and the Council Policy. Incentives outside the 
scope of the Council Policy must be specifically authorized by Council resolution. 
 

Transparency and Reporting 
 

7. Administration shall provide Council with an annual report detailing the uptake, 
financial impacts, and assessment base growth associated with Incentives. Council 
may request interim updates at its discretion. 
 

Limitations 
 

8. Incentives authorized under this Bylaw apply only to the Municipal Portion of property 
taxes. 
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9. Categories or classifications defined in the Council Policy are for administrative 
purposes only and do not alter assessment classes or subclasses established under 
the Municipal Government Act. 
 

10. Incentives are subject to Council’s annual budget and financial capacity, and take 
effect only as provided under the Council Policy. 

 
Severability 
 

11. If any provision of this Bylaw is declared invalid for any reason by a court of competent 
jurisdiction, all other provisions of the Bylaw will remain valid and enforceable. 

 
Effective Date 

 
12. Bylaw 004:2025, being the Development Incentives Enabling Bylaw, is passed when it 

receives third reading and is signed pursuant to the Municipal Government Act. 
 
 
 
READ A FIRST TIME this 6th day of October 2025. 
 
READ A SECOND TIME this 6th day of October 2025. 
 
UNANIMOUS CONSENT for THIRD READING given this 6th day of October 2025. 
 
READ A THIRD TIME this 6th day of October 2025. 
 
 
 
 
       _”Original Signed”________ 
       Jim Bryson 
       Mayor 
 
 
       _”Original Signed”________ 
       Doug Hafichuk 

Chief Administrative Officer 
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Development Incentives 
 
Approval Date:  October 6, 2025     Review by Date:  October 6, 2029 

1. Policy Purpose: 

The purpose of this policy is to promote the timely servicing, subdivision, and development of idle, 
unserviced, and undeveloped lands within the Town of Irricana. These lands represent an 
important source of long-term growth potential, contributing to the Town’s fiscal sustainability, 
economic vitality, and overall community wellbeing. 
 
Council has adopted a development-focused vision that recognizes the direct link between 
responsible land development and the Town’s ability to deliver services, sustain infrastructure, 
and foster a thriving local economy. By encouraging the activation of underutilized lands, this 
policy seeks to unlock opportunities for new housing, commercial activity, and community 
investment. 
 
This Policy aligns with the Council Strategic Plan, which recognizes that infrastructure investment, 
land readiness, and development momentum are essential to Irricana’s future success. By 
advancing properties through the development lifecycle—from idle and unserviced to serviced, 
then developed and occupied—the Town ensures development proceeds in a strategic, equitable, 
and financially responsible manner. 

2. Key Terms: 

a) Administration: The Chief Administrative Officer (CAO), their designate, or a third-party 
delegated to implement this policy. 

b) Agricultural Lands: Lands that are used primarily for crop production, grazing, or similar 
agricultural activities, regardless of whether they are actively under cultivation or fenced. Within 
the municipal boundaries, these lands are typically identified for eventual transition to 
residential, commercial, or industrial use through long-range planning documents. 

c) Commercial Lands: Lands designated for business, service, and retail activity, including 
downtown storefronts, professional offices, and mixed-use buildings that serve the public. 
These properties are typically located in nodes or corridors identified in long-range plans and 
are serviced or serviceable for year-round commercial use. 

d) Developed Lands: Lands where a principal building has been constructed and all applicable 
municipal servicing and permitting requirements have been met. These properties are legally 
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occupied or ready for occupancy and actively contribute to the community’s tax base, land use 
objectives, or economic development goals. 

e) Idle Lands: Lands located within the municipal boundaries that have been identified for future 
development in statutory plans but remain undeveloped or underutilized. These lands may be 
unserviced or partially serviced and are not currently contributing to the built environment. 
Lands may be held for speculative purposes or delayed development. Idle lands do not include 
designated reserve lands, and agricultural use does not exclude lands from this classification. 

f) Industrial Lands: Lands intended primarily for manufacturing, warehousing, storage, and 
related business activities. Industrial Lands are typically identified in statutory planning 
documents and zoned for industrial use under the Land Use Bylaw. These properties support 
economic development and job creation and are generally situated near arterial roads or other 
serviceable locations. 

g) Property Classification: The set of categories established by this Policy to group parcels by 
development status and intended urban use (e.g., Idle, Unserviced, Serviced, Developed, 
Residential, Commercial, Industrial) for the sole purposes of administering incentives, rebates, 
eligibility, and reporting. These classifications are policy constructs and do not alter or replace 
assessment classes or subclasses prescribed by the Municipal Government Act. 

h) Residential Lands: Lands intended primarily for housing and human habitation, including 
single-detached dwellings, duplexes, and other principal residential building types. These 
lands are designated in the Municipal Development Plan and Land Use Bylaw for residential 
use and are considered a foundational component of the Town’s built environment and growth 
strategy. 
Note: This policy does not apply to accessory buildings, secondary suites, or other non-principal structures. 

i) Serviced Lands: Lands that are fully subdivided and have direct access to municipal 
infrastructure. At minimum, these properties must be accessible by public roadways and 
connected to either water and sanitary services (for residential and commercial use) or, in the 
case of Industrial lands, have sufficient road access and site servicing to enable permitted 
development. These lots are considered development-ready, though no principal structures 
may yet exist. 

j) Unserviced Lands: Lands located within the municipal boundaries and identified for future 
development in statutory planning documents such as the Municipal Development Plan. These 
lands are not yet connected to essential municipal services such as water, sanitary sewer, 
stormwater, or roads. They may be raw or partially subdivided and are not considered 
development-ready without significant infrastructure investment. 

3. Policy Statement: 

The Town of Irricana is committed to enabling sustainable growth, supporting economic vitality, 
and ensuring the responsible use of public infrastructure. Council recognizes that the long-term 
health of the community depends on transforming idle or underutilized lands into productive, 
serviced, and community-contributing development. This policy establishes a clear, structured 
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framework for achieving that vision by combining property tax tools with targeted financial 
incentives that encourage timely investment. 

Sustainable community growth relies on the active and timely development of lands across 
residential, commercial, and industrial sectors. When properties remain unserviced or 
underdeveloped for extended periods, the Town faces increasing financial pressures: 
infrastructure investments go underutilized, fewer taxpayers share the cost of maintaining 
essential services, and opportunities for housing, business activity, and job creation are lost. This 
policy addresses those challenges by rewarding progress and setting expectations for action. 

Through this framework, the Town seeks to: 

· Promote fairness and balance by ensuring that all lands within the Town’s urban boundary 
make a clear, equitable baseline contribution to the cost of delivering and maintaining 
municipal services. 

· Encourage proactive development by removing barriers and supporting landowners who 
advance properties through the development lifecycle – from idle and unserviced to serviced, 
developed, and occupied. 

· Attract investment by providing transparent, structured, and predictable tools that create 
confidence for developers, builders, and the broader business community. 

This policy reflects Council’s belief that targeted incentives, when applied at the right time and 
tied to clear milestones, can unlock stalled properties, create new housing, expand commercial 
opportunities, and generate long-term benefits for the community. At the same time, the policy 
ensures that the costs of growth are shared fairly and that municipal resources are directed where 
they will create the greatest impact. 

By combining defined property classifications, tax multipliers, and financial incentives, the Town 
will use its authority under the Municipal Government Act to support development that aligns with 
its development-focused priorities. This structured, transparent approach gives Council and 
Administration tools to encourage investment, manage risk, and monitor results, ensuring that 
growth occurs in a way that is strategic, equitable, and financially responsible. 

Ultimately, this policy sets a consistent baseline for incentives. Where a project presents unique 
circumstances or clear public benefits, Council may approve a Development Agreement with 
tailored incentive terms. These agreements are considered case-by-case, are separate from this 
Policy, and should remain consistent with the intent of this policy. 

4. Legislative Framework: 
 
This policy is enabled under the authority of the Municipal Government Act (MGA, RSA 2000, 
Chapter M-26), which grants municipalities the power to establish property classes, set differential 
tax rates, and create targeted incentive programs to support community priorities. 
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The MGA provides flexibility for municipalities to respond to local conditions while working within 
a structured provincial framework. While the Act limits the number of broad property classes – 
Residential, Non-Residential, Farmland, and Machinery & Equipment – it allows municipalities to 
establish property subclasses within those categories. These subclasses enable the Town to 
better align its taxation strategy with the development readiness of lands and their impact on 
infrastructure and community growth. 
 
Under this authority, the Town establishes defined property subclasses, each with its own taxation 
expectations. These expectations are designed to encourage the timely servicing and 
development of vacant, and unserviced lands while maintaining fairness for property owners who 
are already contributing actively to the tax base. 
 
This policy also draws on additional powers provided under the MGA, including: 
 
· Section 7 – Grants Council authority to pass bylaws respecting municipal services, fees, and 

taxation frameworks. 
· Section 297 – Enables taxation by assessment class. 
· Section 364.2 – Authorizes tax incentives for non-residential properties. 
 
This policy is also supported and enabled by local statutes, including the: 
 
· Municipal Development Plan (MDP) – Outlines long-range land use planning objectives, 

including future growth areas, servicing priorities, and land classifications. Serves as a guiding 
document for identifying eligible lands and policy alignment. 

· Land Use Bylaw – Regulates zoning, permitted and discretionary uses, and definitions of 
subdivision, servicing, and development. Used to determine eligibility for incentives and 
alignment with permitted activity. 

 
While this policy establishes the framework for tax multipliers and financial incentives, it does not 
set tax rates directly. Mill rates are adopted annually through the Tax Rate Bylaw, informed by 
Council’s budget priorities, strategic goals, and the outcomes being pursued under this policy. 
 
By exercising these legislative tools, the Town takes a proactive approach to growth management 
– aligning taxation, incentives, and land development practices to support Council’s development-
focused vision and long-term financial sustainability. 

5. Policy Governance and Decision-Making: 
 
This policy applies to all privately held lands within the Town of Irricana and establishes a 
structured framework for guiding decisions about property classifications, incentives, and taxation 
tools. While the policy sets out clear criteria, it also recognizes that growth decisions can be 
complex and occasionally require interpretation. 
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Administration is authorized to interpret and apply this policy on behalf of the Town, including the 
assignment of property classifications based on documented criteria such as servicing status, 
development activity, and alignment with community objectives. In applying this policy, 
Administration exercises reasonable professional discretion, guided by the terminology, intent, 
and principles established within the policy. 
 
Where significant ambiguity exists, or where an application involves extraordinary circumstances 
not contemplated by the policy, the matter may be referred to Council for review and direction. 
This ensures that major decisions reflect Council’s development-focused vision and broader 
strategic priorities while maintaining consistency across administrative processes. 
 
This policy is founded on a set of core principles that guide its implementation and interpretation: 
 
· Fairness and Equity: Every parcel within the Town’s urban boundary is expected to make a 

clear, equitable baseline contribution to community goals and priorities. 
· Fiscal Responsibility: The Town’s financial obligations under this policy are subject to annual 

budget deliberations and managed in a way that ensures long-term financial sustainability. 
· Progress-Oriented: Incentives are tied to meaningful and verifiable actions that advance 

properties through the development lifecycle. 
· Public Benefit: Incentives serve the broader interests of the community, supporting housing 

availability, business activity, and strategic infrastructure investments. 
· Transparency: Incentives, classifications, and tax multipliers are clearly defined, publicly 

communicated, and consistently applied. 
 
By combining administrative discretion with clear guiding principles, this framework ensures the 
policy is applied consistently, transparently, and in full alignment with Council’s strategic direction. 

6. Development Classification Framework 
 
To support equitable taxation and promote active development, the Town of Irricana has adopted 
a refined property classification framework that introduces specific subcategories within both the 
Residential and Non-Residential property classes. 
 
These subcategories provide a more nuanced and outcome-driven approach to taxation by 
distinguishing between properties based on development readiness, servicing status, and 
contribution to community goals. This framework reflects Council’s belief that the tax system 
should encourage the timely activation of serviced lands, reward properties contributing to growth, 
and ensure that speculative or idle lands pay their fair share toward maintaining municipal 
services and infrastructure. 
 
By applying this framework, the Town signals clear expectations to property owners and 
developers while maintaining transparency, fairness, and strategic alignment with the Town’s 
development-focused vision and the Council Strategic Plan. 
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Properties are separated into the following categories: 
 
Residential Lands Commercial Lands Industrial Lands 
Residential – Unserviced (RU) Commercial – Unserviced (CU) Industrial – Unserviced (IU) 
Residential – Serviced (RS) Commercial – Serviced (CS) Industrial – Serviced (IS) 
Residential – Developed (RD) Commercial – Developed (CD) Industrial – Developed (ID) 
 
This structure establishes a clear, transparent pathway for properties to move from  
Idle → Unserviced → Serviced → Developed status, ensuring that incentives are aligned with 
meaningful progress and long-term community benefit 

7. Tax Multipliers and Implementation 
 
The Town applies differential tax multipliers – used in conjunction with the annual Tax Rate Bylaw 
and consistent with the MGA – to promote fairness and timely development. Properties that 
advance into development and active use are taxed at lower multipliers. Holdings kept idle or for 
speculation are taxed at higher multipliers to recognize not only baseline municipal costs 
(planning, roads access, emergency readiness) even when no direct services are drawn, but also 
the opportunity cost to ratepayers from deferred assessment growth, housing, and employment. 
 
Annual mill rates for each category are adopted by Council as part of the annual Tax Rate Bylaw. 
While this policy provides the framework, Council retains discretion to adjust multipliers annually 
to reflect economic conditions, budget priorities, and development trends, while remaining guided 
by the principles of this policy. 
 
This policy provides specific guidance to Administration and Council in preparing annual mill rates 
and applying associated multipliers so that the property tax burden is distributed more equitably 
across all taxable lands within the Town. The intent is to achieve a consistent baseline contribution 
from every parcel – regardless of development status (Idle, Unserviced, Serviced, or Developed) 
– to the municipal tax base. The following table sets out the recommended multipliers: 
 

 Developed Serviced Unserviced 
Residential 1x 3.5x 15x 
Commercial 1x 2.5x 6x 
Industrial 1x 2.5x 6x 

 
 Example (Using 2025 Figures): 

 

 Average 
Assessment 

Levied 
Property Tax 
(No Multiplier) 

Multiplier Property Tax 
Levied 

Residential – Developed $338,000 $2805 1x $2805 
Residential – Serviced $95,500 $790 3.5x $2765 
Residential – Unserviced $19,000 $160 15x $2400 
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This structure ensures that: 
 
· Active contributors are rewarded through lower tax rates. 
· Serviced but undeveloped lands are encouraged to move toward full utilization. 
· Idle or speculative parcels bear a proportionate share of municipal costs. 
 
Incentives or temporary tax waivers granted under this policy may override standard multipliers 
where applicable. Property owners are encouraged to contact Administration to confirm their 
classification and discuss eligibility for incentive programs. 

8. Agricultural Lands Within the Urban Boundary 
 
Agricultural lands within the Town’s urban boundary are not intended for long-term agricultural 
use. In alignment with the Municipal Development Plan and long-term planning objectives, their 
role is transitional toward subdivision, servicing, and productive urban use. For incentive 
administration, these parcels are treated as Idle until that transition begins. These are policy 
classifications used to manage incentives; they do not alter assessment classes under the MGA 
or the Town’s Tax Rate Bylaw. 
 
Even with limited direct service draw, these parcels still use municipal capacity (planning, 
transportation access, emergency readiness) and create opportunity costs by delaying 
assessment growth, housing, and employment. As context, the average farmland assessment 
(2025) is ~$10,500, yielding about $90 in municipal taxes – well below the equitable baseline 
contribution expected of urbanized lands. 
 
To advance fairness and timely transition, the Farmland mill rate and the universal minimum 
property tax will be set to align with this Policy’s objectives, ensuring all lands within the urban 
boundary make a clear, equitable baseline contribution to municipal costs. Council will annually 
review the Farmland mill rate to maintain tax equity and shared responsibility across all property 
types within the urban boundary. 
 
As agricultural parcels begin their transition – subdivision, servicing, development – they become 
eligible for the policy incentives. This approach preserves fairness, discourages land-banking, 
and accelerates conversion consistent with Council’s development-focused direction. 
 

9. Subdivision Incentive 
 
The Town of Irricana recognizes that sustainable growth depends on maintaining a steady supply 
of development-ready land. Subdividing larger parcels into titled lots is a critical step in unlocking 
future housing opportunities, supporting commercial investment, and enabling long-term 
community vitality. 
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However, subdivision often involves significant upfront costs – including application, legal, and 
surveying fees – that can create barriers for landowners and developers seeking to prepare 
properties for further development. This incentive is designed to reduce those barriers by 
rewarding the creation of marketable, development-ready lots that are realistically positioned to 
transition into active use. 
 
This incentive encourages subdivisions that are strategically phased, ensuring growth occurs in 
an orderly, timely manner that balances community needs, infrastructure readiness, and long-
term fiscal sustainability. 
 

9.1. How the Incentive Works 
 
To support the creation of titled, development-ready lots, the Town offers a direct rebate designed 
to offset a portion of initial subdivision costs. Incentives are tied to meaningful development 
activity and supports projects that align with Council’s development-focused vision. 
 
Eligible subdivisions receive: 
· A rebate equal to the full value of the subdivision application fee; plus 
· A rebate of 25% of approved, directly related ancillary municipal costs (e.g., surveying, legal, 

and engineering fees). 
 
The total incentive benefit is capped at $500 per net-new lot, to a maximum cumulative rebate of 
$15,000 per subdivision. 
 
This structure encourages manageable, well-timed development phases, supporting steady 
integration of new lots into the community while ensuring infrastructure, services, and permitting 
processes are aligned to accommodate growth.  
 

Examples: 
 

· Example 1: A 5-lot subdivision, where all five lots meet requirements, would 
receive a rebate of $2,500 (5 lots × $500). 

 
· Example 2: A 40-lot subdivision with 40 qualifying lots would receive the maximum 

rebate of $15,000. 
 
Where subdivision proposals exceed 30 lots or are part of larger development intentions, 
expanded eligibility may be considered outside this policy, subject to Council approval. 
 

9.2. Eligibility Criteria 
 
To qualify for the Subdivision Incentive, applications must meet the following conditions: 
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1. Minimum Scale – The subdivision must create at least three (3) new legal lots, registered 
through Alberta Land Titles. 

2. Development-Ready Status – Each newly created lot must have direct legal and physical 
access to a developed municipal roadway. 

3. Assessment Threshold – A new lot must achieve an assessed value of $50,000 or more, 
based on the finalized property assessment following the statutory condition date of 
December 31, to be eligible for the rebate. 

4. Property Tax Standing – All property taxes are current, or the account is in good standing 
under an approved payment agreement with no defaults. 

5. Timely Application – A written rebate request, in the form and manner prescribed by 
Administration, must be submitted and received by the Town within 12 months of registration 
with Alberta Land Titles. 

 
The incentive applies only to subdivisions within the Town’s municipal boundaries, excluding 
boundary adjustments, consolidations, or subdivisions outside the Town. This ensures support is 
directed to subdivisions positioned for near-term activation and able to make a meaningful 
contribution to the Town’s assessed tax base. 
 

9.3. Rebate Timing and Process 
 
Applicants are encouraged to work closely with Administration early in the process to confirm 
eligibility, understand timelines, and confirm that requirements can be met. 
 
Rebates are available once all eligibility criteria have been confirmed. As property assessments 
are finalized following Alberta’s annual assessment cycle, rebate approvals may take 12 months 
or more from the date of subdivision registration with Alberta Land Titles. 
 

9.4. Strategic Alignment 
 
This incentive supports Council’s development-focused priorities by encouraging the creation of 
titled, development-ready lots in a way that balances market demand, infrastructure capacity, and 
community needs. By tying incentives to realistic near-term activation, the program promotes 
sustainable growth, expands the Town’s tax base, and creates opportunities for new housing, 
business investment, and long-term economic vitality. 

10. Unserviced Lot Development Incentive 
 
The Town of Irricana recognizes that a significant portion of developable land remains unserviced, 
creating a barrier to meaningful growth. Without water, sanitary, stormwater, and road 
infrastructure in place, many parcels cannot advance toward productive development, delaying 
the availability of housing, commercial space, and new business opportunities. 
 
This incentive is designed to support landowners and developers who invest in extending 
municipal services to unserviced parcels. By offsetting a portion of these costs, the incentive 
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encourages the creation of development-ready lots that can transition into productive, community-
contributing lands, directly advancing Council’s development-focused priorities by expanding the 
inventory of development-ready properties while making efficient use of existing infrastructure 
investments. 
 

10.1. How the Incentive Works 
 
The Unserviced Lot Development Incentive applies across all assessment classes – residential, 
commercial, and industrial – and provides a rebate of 100% of eligible Town development-related 
fees and charges, to a maximum of $2,500 per qualifying lot.  Refundable fees may include: 
 
· Development Permit fees 
· Offsite Levies (if levied) 
· Servicing Inspection Fees 
· Applicable Administrative Fees 
 
This structure provides a direct, predictable benefit to property owners, reducing the financial 
burden of preparing unserviced parcels for construction and encouraging investment in new 
infrastructure that supports long-term growth. 
 

10.2. Eligibility Criteria 
 
To qualify for the Unserviced Lot Development Incentive, the property must meet all the following 
conditions: 
 
1. Legally Subdivided – The lot must be legally subdivided at the time of application. 
2. Completed Servicing – Municipal servicing (water, sanitary, stormwater, and road access) 

must be installed, inspected, and accepted by the Town.  Industrial lots may qualify with only 
municipal road access, provided that other servicing aspects have been acceptably 
addressed onsite. 

3. Property Tax Standing – All property taxes are current, or the account is in good standing 
under an approved payment agreement with no defaults. 

4. Timely Application – A written rebate request, in the form and manner prescribed by 
Administration, must be submitted and received by the Town within 12 months following 
servicing acceptance from the Town. 

 
10.3. Strategic Alignment 

 
Unserviced parcels represent untapped potential for community growth. By reducing the costs of 
installing essential infrastructure, this incentive: 
 
· Encourages the activation of idle lands and expands the Town’s supply of build-ready lots; 
· Supports both small-scale developers and larger builders seeking to prepare properties for 

future development; 
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· Optimizes infrastructure investments by ensuring new servicing connects efficiently to the 
Town’s existing systems; and 

· Expands the Town’s long-term tax base while supporting housing supply and economic 
diversification. 

 
By stimulating investment in servicing and development, this incentive promotes undeveloped 
parcels to transition more quickly into productive community assets, advancing the Town’s 
broader fiscal and strategic objectives. 

11. Serviced Lot Development Incentive 
 
The Town of Irricana recognizes that serviced land represents a significant investment by both 
property owners and the municipality. When parcels have already been subdivided and provided 
with municipal services – including water, sewer, stormwater, and road access – they are 
effectively construction-ready. However, some lots remain idle for extended periods, delaying 
housing supply, commercial activity, and the broader benefits of community growth. 
 
This incentive is designed to activate fully serviced lots and bring them into productive use by 
reducing development costs. By accelerating construction timelines and supporting the creation 
of new homes, businesses, and facilities, the program directly advances Council’s development-
focused priorities. 
 

11.1. How the Incentive Works 
 
The Serviced Lot Development Incentive applies across all property categories – residential, 
commercial, and industrial – and provides a rebate of 100% of eligible Town development-related 
fees and charges, to a maximum of $1,000 per qualifying lot.  Refundable fees may include: 
 
· Development Permit fees 
· Offsite Levies (if levied) 
· Servicing Inspection Fees 
· Applicable Administrative Fees 
 
This structure provides a direct, predictable benefit to property owners, reducing the financial 
burden of development and encouraging the activation of lots that are already positioned for near-
term development. 
 

11.2. Eligibility Criteria 
 
To qualify for the Serviced Lot Development Incentive, the property must meet following 
conditions: 
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1. Fully Serviced and Subdivided – The lot must be legally subdivided with water, sanitary, 
stormwater, and road access in place.  Industrial lots may qualify with only municipal road 
access, provided that other servicing aspects have been acceptably addressed onsite. 

2. Completed Development – A principal building must be constructed, inspected, and granted 
occupancy approval during the term of this policy. 

3. Property Tax Standing – All property taxes are current, or the account is in good standing 
under an approved payment agreement with no defaults. 

4. Timely Application – A written rebate request, in the form and manner prescribed by 
Administration, must be submitted and received by the Town within 12 months following 
issuance of an occupancy permit or confirmation of development completion by the Town. 

 
11.3. Strategic Alignment 

 
Serviced lands represent a shared investment between the Town and property owners. When lots 
sit idle, the return on those investments – in infrastructure, amenities, and economic opportunity 
– is delayed. By lowering initial development costs, this incentive: 
 
· Encourages the timely activation of development-ready lots; 
· Supports small builders and new entrants seeking to invest in the community; 
· Promotes efficient use of existing infrastructure; and 
· Expands the Town’s tax base while advancing housing, commercial and industrial growth. 
 
This incentive ensures that public and private investments in serviced lands deliver value sooner, 
creating measurable benefits for both landowners and the broader community. 

12. Stackable Property Tax Waivers 
 
The Town of Irricana recognizes that advancing properties through the development lifecycle –  
from raw land to titled, serviced, and fully developed lots – involves significant costs at multiple 
stages. These costs can create barriers for landowners and developers. 
 
This incentive is designed to reward measurable progress by offering time-limited municipal 
property tax waivers at key milestones. By granting relief only when verifiable development has 
occurred, the incentive encourages steady advancement, supports timely activation of land, and 
promotes orderly, sustainable community growth. 
 

12.1. How the Incentive Works 
 
Eligible properties may receive a one-year municipal property tax waiver at up to three distinct 
stages of the development process. Waivers are granted on a per-lot basis and are stackable, 
allowing landowners to receive up to three years of property tax relief if all milestones are 
achieved.  
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A new one-year waiver may be issued at each of the following milestones: 
 

Development Stage Trigger Outcome 
Subdivision Waiver Property transitions from an unsubdivided 

parcel to a formally subdivided and 
registered plan with Alberta Land Titles. 

Encourages preparation of 
titled lots and supports 
near-term market 
readiness. 

Servicing Waiver Property transitions from unserviced to fully 
serviced, confirmed through inspection or 
bonded agreement. 

Incentivizes investment in 
municipal infrastructure to 
unlock development 
potential. 

Development Waiver Property transitions from vacant or 
underutilized to fully developed, with a 
principal building constructed and occupancy 
or completion certificate issued. 

Reward the activation of 
lots and contributions to 
the tax base. 

 
Each waiver applies to the next property tax year following the date the milestone is achieved. If 
multiple milestones are achieved in the same year, the waivers accumulate and are applied to 
consecutive tax years, beginning with the next tax year. If milestones occur in different years, 
each waiver applies to the next tax year after its respective milestone. 
 
By linking waivers directly to tangible milestones, these incentives are tied to real progress that 
delivers measurable benefit to the Town’s residents, businesses, and overall assessment base. 
 

12.2. Eligibility Requirements 
 
To qualify for any stage of the Stackable Tax Waiver Incentive, properties must meet all of the 
following conditions: 
 
1. Timing – Development progress must be confirmed by the Town prior to December 31 of the 

preceding tax year. 
2. Property Tax Standing – All property taxes are current, or the account is in good standing 

under an approved payment agreement with no defaults. 
3. Timely Application – A written rebate request, in the form and manner prescribed by 

Administration, must be submitted and received by the Town within 12 months of the issuance 
of an occupancy permit or confirmation of development completion by the Town. 

 
Waivers apply only to the municipal portion of the property tax bill, with education taxes, 
requisitions, and other levies remaining payable. Incentives are not retroactive and take effect 
only in the tax year following milestone completion. 
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12.3. Strategic Impact 
 
This incentive rewards timely, tangible development progress while maintaining fairness for all 
municipal ratepayers. By stacking up to three annual waivers, property owners are encouraged 
to advance projects quickly to maximize available benefits. This approach supports: 
 
· Faster housing availability and business expansion 
· Increased community investment and job creation 
· Expansion of the Town’s assessment base 
· More efficient use of existing municipal infrastructure and services 
 

12.4. Limits on Incentive Availability 
 
To promote balanced growth and maintain fiscal sustainability, the Town establishes an annual 
guideline on the number of waivers available each year. These guidelines are intended to: 
 
· Support phased integration of new development into municipal services and infrastructure 
· Maintain transparency around the program’s financial impacts 
· Allow Administration to monitor and report on uptake effectively 
 

Property Type Annual Guideline 
Residential Up to 10 parcels per calendar year 
Commercial Up to 5 parcels per calendar year 
Industrial Up to 5 parcels per calendar year 

 
 
Where demand exceeds the annual guidelines – or where a project demonstrates clear strategic 
value or significant public benefit – Council may, by resolution, authorize additional waivers 
beyond these thresholds. 
 
Administration retains discretion to defer unused capacity for mid-year or late-season applications 
when doing so supports steady, orderly growth and ensures the incentive remains aligned with 
Council’s development-focused priorities. 
 

12.5. Strategic Alignment 
 
The Stackable Tax Waiver incentive serves as a cornerstone of the Town’s development-focused 
vision, supporting long-term community vitality by: 
 
· Reducing financial barriers to promote affordable, sustainable development. 
· Encouraging faster progression through the development lifecycle. 
· Promoting phased, sustainable growth aligned with infrastructure and market demand. 
· Ensuring incentives deliver real, measurable benefits to property owners, residents, and the 

broader community. 
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13. Implementation, Oversight, and Reporting 
 
Administration is responsible for identifying, evaluating, and maintaining property classifications 
under this policy. Classifications are based on multiple factors, including: 
 

· Municipal Development Plan (Mapping and intent) 
· Land Use Bylaw (Mapping and intent) 
· Current property assessment data 
· Servicing status and infrastructure availability 
· Active development permits and construction activity 
· Observable site conditions 

 
An initial Classification Register will be developed following Council’s adoption of this policy and 
will be updated annually in alignment with the property assessment cycle. 
 
To promote accountability and transparency, Administration will present the Classification 
Register to Council each year for information. While formal approval by Council is not required for 
each update, Council may at any time direct a comprehensive review of the policy and its 
application to ensure continued alignment with community priorities and growth objectives. 
 
To ensure transparency, fiscal accountability, and strategic alignment, Administration will provide 
Council with an annual report summarizing the performance and financial impacts of this policy. 
 
The report will describe, at minimum: 
 
· Program Uptake – Number of applications received, approved, and declined, by incentive 

type. 
· Financial Impacts – Total value of rebates, tax waivers, and related incentives granted during 

the reporting period. 
· Development Activity – Number of lots subdivided, serviced, or developed as a result of 

incentives. 
· Assessment Base Growth – Changes in assessed value associated with properties 

participating in the program. 
· Strategic Alignment – An assessment of how incentives supported Council’s Development-

focused priorities and the broader Council Strategic Plan. 
· Emerging Issues & Recommendations – Identification of trends, risks, and opportunities to 

improve program effectiveness. 
 
The annual report should be presented during the first quarter of each calendar year to ensure 
Council has a timely and accurate understanding of program performance prior to establishing 
annual tax rates and financial plans. 
 
Where unusual circumstances arise, or where Council directs, interim updates may be provided 
outside the regular annual reporting cycle. 
 



  

C006-2025 Council Policy on Development Incentives Page 16 of 19 
 

14. Policy Review and Amendment 
 
This policy will be reviewed every four years, or as otherwise directed by Council. Any proposed 
amendments shall be presented in the context of historical results and a clear explanation of the 
rationale for change. 
 

15. Enactment: 
 
Resolution 133:25 was passed by Council on October 6, 2025 to enact Policy C006-2025, being 
the Council Policy on Development Incentives. 
 
 
 
“Original Signed”  

Jim Bryson  

Mayor  
 
 
REFERENCES: 

Appendix ‘A’ – Incentive Example Scenarios 
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APPENDIX ‘A’ 
Incentive Example Scenarios 

 

Subdivision Incentive 

Scenario: A landowner owns a 10-acre parcel within the municipal boundary. In March, the 
landowner receives formal subdivision approval to create 20 residential lots. All 
subdivision conditions are satisfied by August of the same year.  

Each new lot is assessed at $50,000 or greater, meeting the eligibility threshold. 
The subdivision application included a $500 base fee and $45,000 in directly 
related municipal costs (e.g., engineering assessments, site inspections, legal). 

Incentives: A rebate of the $500 base application fee, plus 25% of ancillary costs ($11,250 of 
$45,000), for a total refund of $11,750; AND 

A one-year property tax waiver on the municipal portion of the property tax bill, 
applied in the next tax year 

Application:  In October, the landowner submits a written application in the prescribed form.  

· A rebate of $10,000 (reduced from $11,750 by the $500 per-lot cap, but still 
under the $15,000 cumulative cap). 

· A one-year property tax waiver is then granted on the municipal portion of the 
property tax bill for the next tax year. Education taxes, requisitions, and other 
levies remain payable. 

Outcome:  The waiver and capped rebate recognize the substantial upfront costs of bringing 
new lots onto the tax roll, while ensuring fairness and predictability and reinforcing 
the expectation that these lands will progress toward servicing and eventual 
development. 
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Unserviced Lot Development Incentive 

Scenario:  A landowner holds a parcel classified as Unserviced and proceeds with 
development to bring it online as a new residential lot. The development triggers 
$103,400 ($5,170 per lot) in Town-related developer expenses, including: 

· $100,000 in offsite levy contributions across a 20-lot subdivision; 

· $2,200 in administrative and inspection fees for Construction Completion (CC) and 
Final Acceptance (FAC); and 

· $1,200 in directly related administrative fees. 

Incentive: A rebate of 100% of eligible Town development-related fees and charges, to a 
maximum of $2,500 per qualifying lot; AND 

 A one-year property tax waiver on the municipal portion of the property tax bill, 
applied in the next tax year. 

Application: In September, the landowner submits a written application in the prescribed form. 
Upon acceptance: 

· A rebate of $2,500 is issued for each qualifying lot. 

· A one-year property tax waiver is then granted on the municipal portion of the 
property tax bill for the next tax year. Education taxes, requisitions, and other 
levies remain payable.  If an existing property tax waiver is in place, the waiver 
is applied to next consecutive year. 

Outcome:  Together, the rebate and waiver reduce the upfront costs of bringing unserviced 
land into productive use, encourage earlier activation of lots that would otherwise 
remain idle, and set the stage for active construction and occupancy. 
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Serviced Lot Development Incentive 

Scenario:  A property owner holds a fully serviced residential lot that has remained vacant 
since subdivision. In April, they apply for a development permit to construct a new 
home. As part of the process, the owner incurs a total of $595 in related fees: 

· $120 Development Permit Fee 
· $200 Water Connection Inspection Fee 
· $200 Sanitary Connection Inspection Fee 
· $75 Property Compliance Stamp 

 

Incentives: A rebate of 100% of eligible Town development-related fees and charges, up to a 
maximum of $1,000 per qualifying lot; AND 

  A one-year property tax waiver on the municipal portion of the property tax bill, 
applied in the next tax year. 

Application:  In May, the property owner submits a written application in the prescribed form. 
Upon acceptance: 

· A rebate of $595 is issued to the registered property owner. 

· A one-year property tax waiver is then granted on the municipal portion of the 
property tax bill for the next tax year. Education taxes, requisitions, and other 
levies remain payable.  If an existing property tax waiver is in place, the waiver 
is applied to next consecutive year. 

Outcome:  This incentive reduces the upfront cost of construction on fully serviced lots, 
accelerates the activation of idle parcels, and ensures that lands already 
positioned for development contribute meaningfully to the community’s housing 
supply, commercial activity, and growth priorities. 
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