
 

Page 1 of 5 
 

STAFF REPORT 
Planning & Development Department  

 

 

 

Subject: Road Gap Project II 
To: Planning Advisory Committee 

Date Prepared: January 10, 2021 

Related Motions: PAC08(18), C08(37), PAC10(58), C10(205), PAC10(66), PAC10(67), C10(265), 
PAC11(20), C11(56), C10(265), C21(194) 

Prepared by: Tippy Scott, Geomatics Coordinator 

Approved by: John Woodford, Director of Planning & Development 

 

Summary 
In June of 2021 Council made a motion (C21(194)) directing Staff to review and bring forward a report outlining 

options for paving the publicly owned unpaved “gap” roads found throughout the South Corridor and 

Commercial Growth Management Area (SCC GMA). Attempts to pave these sections of road via the petition 

process outlined in the Local Improvement Bylaw (Bylaw F-100) have failed in the past. This report 

recommends Council impose a local improvement for these gap roads at their discretion as per Section 9.1 of 

the bylaw, and to proceed without a petition. Furthermore, Staff recommend Council authorize staff to apply a 

$150,000 lump sum contribution towards the entire paving project. 

 

 

Financial Impact Statement 
If the recommended motion is carried, the Municipality will contribute $150,000 to the cost of the local 

improvement paving project. 

 

 

Recommendation 
That Planning Advisory Committee recommend that Council authorize staff to proceed with this local 

improvement on the basis of Scenario 2; and that staff be directed to draft an amendment to the Local 

Improvement Bylaw; and that the road gap project be included in the 2022-2026 capital budget for 

construction in 2023. 

 

Recommended Motion 
Planning Advisory Committee recommends that Council:  

• authorize staff to proceed with this local improvement on the basis of Scenario 2 as outlined in 

the Road Gap Project II report as attached to the Executive Committee agenda January 18, 2022; 

and  

• that staff be directed to draft an amendment to Bylaw F-100, Local Improvement Bylaw , 

Schedule A to include the charges and related charge area; and  

• that the road gap project be included in the 2022-2026 capital budget for construction in 2023. 
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Background 
 

In the spring of 2010, Staff prepared a list of publicly owned unpaved “gap roads” within the South Corridor & 

Commercial Growth Management Area (SCC GMA). The “Gap roads” were identified as either unpaved sections 

of road between paved sections, or unpaved dead-end roads within otherwise paved subdivisions. The latter 

are susceptible to becoming true gap roads if the road were to be extended as the new section must be built to 

current Municipal Standards for paved public roads as required in the SCC GMA. These roads were determined 

to be unlikely to pass the petition process via the Local Improvement Bylaw (F-100) as individual petitions, 

because paving such small sections of road would amount to high costs for a small number of property owners.  

 

At the June 2010 Council meeting, Council moved that all roads identified be petitioned as one, with a 2/3 

majority vote in favour required to be successful as per the bylaw. A petition was carried out in the spring of 

2011, but was unsuccessful with only 25.8% of the property owners voting in favour of the local improvement.  

 

In June of 2021 Council made a motion (C21(194)) directing Staff to prepare a report regarding road gaps for 

further discussion at a future Executive Committee Meeting. 

 

 

Discussion 
 

Staff have identified 21 sections of unpaved, publicly owned road within the SCC GMA. The list includes 8 

Municipally owned sections of road: Acorn Avenue, Boyd Avenue, Brookside Avenue, Keyes Lane, Wilson Road, 

Hazelwood Avenue, West Court, and McKenzie Court; and 13 Provincially owned sections of road: Karla Dawn 

Avenue, Mariah Drive, Shauna Leigh Lane, Bakery Lane, Brook Court, Isnor Road, Miller Road, Donaldson 

Avenue, Horne Road, Locks Road, Martin Court, and School Road. Note: the provincially owned Roulston Drive 

in Elmsdale was not included in this review as it is anticipated to be paved during the development of adjacent 

lands owned by FH Development Group Inc. Of the 21, 9 are considered true “gap” roads, falling between 

sections of paved road; the remaining 12 unpaved sections are short dead-end roads.  

 

To see these gap roads paved, Staff are recommending that Council proceed with the local improvement at 

their discretion via Section 9.1 of the Local Improvement Bylaw, without a petition. The Local Improvement 

Bylaw states that a local improvement may not be imposed by Council for a period of 3 years after a failed 

petition. It has been 10 years since the previous combined petition was carried out, and the most recent 

individual petition for Acorn Avenue was carried out and failed in November of 2019. Therefore, if Council 

chooses to carry the recommended motion, no local improvement charges may be applied until November 

2022.  

 

 

DISTRIBUTION OF COSTS 

Typically, the costs for a paving petition are broken down as follows: 

 

1. The Province contributes 50% of the cost of paving roads that they own upon request.  

 

2. The Municipality contributes 10% of the cost of paving municipally owned roads as per Section 9.13 of 

the Local Improvement Bylaw.  

 

3. The remaining costs are paid by the property owners with direct frontage on the affected road. 
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For this combined local improvement Staff propose to distribute the cost of the paving petition between 

multiple stakeholders to help reduce the financial burden on the few property owners that are directly 

affected by the local improvement as outlined: 

 

1. The Province contributes 50% of the cost of paving provincially owned roads, but the lump sum 

contribution is applied to the overall project. 

 

2. The Municipality contributes a lump sum of $150,000 towards the overall project. This number is based 

on available funds in reserve, identified by the Department of Finance. 

 

3. The remaining costs are proposed to be divided amongst taxpayers who may directly and/or indirectly 

benefit from the paving of the gap roads in the SCC GMA. Staff have identified four taxpayer charge 

categories as outlined below:  

 

• Charge Category 1 – Direct/Dual Access to an identified unpaved road; to be charged an amount 

close to what has been paid by property owners for similar local improvements in the past 

(approximately $1500-$3500).  

 

• Charge Category 2 – Indirect Access to an identified unpaved road (e.g. Alder Crescent); to be 

charged an amount less than Category 1, but more than 3 and 4. 

 

• Charge Category 3 – Alternative Access but with frontage on an identified unpaved road, or those in 

the neighbourhood that would Likely Benefit; to be charged an amount less than 1 and 2, but more 

than 4. This category includes an estimated number of new lots for the two bulk land parcels 

owned and being developed by Seven Lakes Development Group in Lantz (estimated to be a 

$45,000-$65,000 contribution). 

 

• Charge Category 4 – All other properties within the SCC GMA; to be charged no more than $75-100. 

 

*See Appendix A for a map of the gap roads, and charge categories applied to properties within the SCC GMA. 

 

PROPOSED SCENARIOS 

Three different scenarios for carrying out the local improvement have been prepared for consideration. Each of 

the scenarios vary the roads to be included, and/or the categories to be charged.  

1. Scenario 1 - includes all 21 of the identified roads (gap and dead-end), and all four charge categories. 

 

2. Scenario 2 – includes the true gap roads (9) and 2 dead-end roads: McKenzie Lane and West Court*, and 

only the first three charge categories. 

 

*McKenzie Lane and West Court are proposed to be included in Scenario 2 because unlike the other 

dead-end unpaved roads identified, these two are a part of comprehensive subdivisions that are 

otherwise already entirely paved, or would be if the local improvement proceeds. They are also the 

only two Municipally owned dead-end unpaved roads.   

 

Alternatively, Council may choose to petition these two roads separately to see if there is interest from 

the property owners in joining the combined local improvement. 
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COST BREAKDOWN BY SCENARIO 

 

The total estimated costs above include HST. All costs are approximate and will be updated at the time of the 

local improvement. The taxpayer charges for Categories 1, 2 and 3 are may be paid over a period of 10 years 

plus interest if desired. The taxpayer charge for Category 4 in Scenario 1 is proposed to be a one-time 

payment.   

The distribution of the taxpayers’ contribution amongst the different charge categories may be adjusted, but is 

generally suggested to follow the following formula:  

1. Category 1 covers 60-70% 

2. Category 2 covers 3-5% 

3. Category 3 covers 15-30% 

4. Category 4* covers 15-20% (*Scenario 1 only). 

 

RECOMMENDED SCENARIO 

Staff are recommending approval of Scenario 2 where only the true gap roads are included (plus McKenzie Lane 

and West Court), and only the first three categories are charged.  

Although it would be ideal to pave all 21 of the unpaved sections of road within the SCC GMA, it is hard to 

justify including the short, dead-end unpaved roads in this combined local improvement charge as most 

taxpayers will never use them. Where the majority of these dead-end roads are Provincially owned, Staff 

recommend considering an existing program through which the Province pays for and carries out the paving of 

the road and the Municipality agrees to take it over once paved. For the two municipally owned, dead-end 

unpaved roads (West Court and McKenzie Lane), Staff recommend they are either included as part of Scenario 

2 as they are part of comprehensive subdivisions that would otherwise be entirely paved; or petition the 

property owners separately to see if there is an interest in being included in the combined local improvement.  

As for the charge categories involved, including all properties in the SCC GMA as in Charge Category 4 places a 

burden on Staff to allocate and manage the proposed charges for a large number of tax accounts; and a 

financial burden on those taxpayers who may never benefit from the paving of these road gaps, to help cover 

the costs.  

Scenario 1 – All 21 Roads, 4 Charge Types Cost Cost/Property % of Total

Total Estimated Cost (including HST) 1,752,480.89$      - 100%

Provincial Contribution 470,950.03$          - 27%

Municipal Contribution 150,000.00$          - 9%

Tax Payer Contribution 1,131,530.87$       65%

C1 - Direct/Dual Access 735,495.07$ 3,156.63$ 65%

C2 - Indirect Access 33,945.93$    808.24$     3%

C3 - Alternative Access/Likely Benefit 169,729.63$ 226.31$     15%

C4 - SCC GMA 192,360.25$ 90.78$       17%

Scenario 2 – Gap Roads +2, 3 Charge Types Cost Cost/Property % of Total

Total Estimated Cost (including HST) 607,816.33$          - 100%

Provincial Contribution 48,584.25$             - 8%

Municipal Contribution 150,000.00$          - 25%

Tax Payer Contribution 409,232.08$          67%

C1 - Direct/Dual Access 266,000.85$    3,022.74$ 65%

C2 - Indirect Access 20,461.60$       1,023.08$ 5%

C3 - Alternative Access/Likely Benefit 122,769.62$    165.46$     30%
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Conclusion 
Council directed Staff to review options for paving the unpaved sections of publicly owned roads within the 

South Corridor and Commercial Growth Management Area. Two local improvement scenarios were prepared for 

the consideration of Planning Advisory Committee and Council. Staff recommend proposed Scenario 2 as 

outlined. 

 

 

Recommendation 
That Planning Advisory Committee recommend that Council authorize staff to proceed with this local 

improvement on the basis of Scenario 2; and that staff be directed to draft an amendment to the Local 

Improvement Bylaw; and that the road gap project be included in the 2022-2026 capital budget for 

construction in 2023. 

 


