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The Miistakis Institute

The Miistakis Institute is a not-for-profit,
charitable, applied research institute
affiliated with Mount Royal University in
Calgary, Alberta, Canada

Our goal — a world where communities
have genuine access to the science and
research they need to make choices
that promote healthy landscapes

Our work — make innovative research

accessible to communities and decision
makers
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Development and
Conservation

RECONCILING COMMUNITY NEEDS
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Development and Conservation
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Development and Conservation

Community needs

Conservation of valued
landscapes

Development
Conservation

Development potential Voluntary

Voluntary participation Equitability

Equitable opportunities for all Enduring
landowners Cost-effective

Enduring conservation

Financially achievable
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Development and Conservation

Challenges

« (Can you ‘conserve’ and ‘develop’?
o Conservation design

« Can ‘conservation’ last?
- Conservation easements

« Canyou doitin a fair and practical way?
o Transfer of Development Credits
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Making Conservation
Fair and Practical

TRANSFER OF DEVELOPMENT CREDITS
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Transfer of Development Credits

How They Work

Determine the area
to which the TDC
program will apply
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Transfer of Development Credits

How They Work

Designate

TDC Conservation
Areas
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Transfer of Development Credits

How They Work

Designate

TDC Conservation
Areas

and

TDC Development
Areas
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Transfer of Development Credits

How They Work

Assign a
‘development credit’
to each parcel
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Transfer of Development Credits

How They Work

Developers purchase

\ l ‘credits’ from other
_ parcels
| |

Can then build to
‘bonus’ density

Z
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Transfer of Development Credits

How They Work

Development
potential is restricted
on ‘TDC Conservation

Area’ parcels

Usually with a
conservation
easement
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Transfer of Development Credits

Credit values

e Credit values are market driven

« Willing buyer / willing seller in a true
market

Cash payment for development credits
No pre-set amount for credits
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Transfer of Development Credits

Principles:

Directs development to locations
that make sense

Proactively identifies valued
landscapes

Provides financial benefit for
conserving and for developing

Uses conservation easements so
conservation is enduring

Is ‘self-funding’ in that
development activity funds
conservation activity

Innovative Research. Engaged Communities. Healthy Landscapes.

@) Development

@) Conservation
€@ Voluntary

@ Equitability
€@ Enduring

@ Cost-effective

w Miistakis

2 Institute




The Current Situation

TDC LEGISIATION AND EXAMPLES IN ALBERTA
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TDCs in Alberta

Legislation

The Alberta Land Stewardship Act (ALSA)
enables TDC programs

Does not require a regional plan

Can be for environmental, agricultural,
historical or scenic conservation

« (NB: ALSA also expanded CEs to include
agriculture)

Requires cabinet approval
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TDCs in Alberta

What is required under ALSA

Designate conservation lands, parcels,
and purpose(s)

Designate development area and terms

State attributes of TDC credits, and terms
of their use in the conservation area

Make amendments to relevant plans

Seek approval from Cabinet
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TDCs in Alberta

Precedents

Cypress County

Wheatland County

MD of Bighorn

MD Foothills / Parkland County
Beaver Hills Initiative

Rocky View County
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TDCs in Alberta

MD of Bighorn — Carraig Ridge
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TDCs in Alberta

Rocky View County — Glenbow Ranch Area Structure Plan
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ROLES AND RESPONSIBILITIES OF
THE MUNICIPALITY
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Role of the Municipality

The municipality ...

Identifies the goals of the program

Creates the TDC scheme (likely within an
Area Structure Plan or TDC Bylaw)

Secures provincial approval
Manages the on-going program

Tracks program activity and reports it to
the public

[optional] holds conservation easements
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Documentation /

Program Stage Administration Role Records

TDC Conservation Areas Map where lands with conservation value are; Area Structure Plan, TDC
and TDC Development map where lands with bonus development Bylaw
Areas are identified potential

Structure TDC program requirements, identify Area Structure Plan, TDC
administrative needs Bylaw

TDC program parameters Calculate credit transfer ratio (e.g., 1 credit per
are outlined acre; 1 additional unit per credit)

State requirements on title restriction
(conservation easement)

Respond to application from TDC Conservation Some sort of ‘certification’
Credits are assigned to Area landowner to participate in program by record

TDC Conservation Area assigning them credits

landowner (NB: there no obligation on part of TDC
Conservation Area landowner to participate)

TDC Conservation Area Ensure potential program participants are aware Some sort of database of
landowner makes credits of where credits are available for sale credits available for sale
available for sale
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Program Stage

Administration Role

Documentation /
Records

TDC credits are severed
and purchased

[optional] Validate the transfer of credits from
TDC Conservation Area landowner to other entity

Some record of the credit
being transferred to new
ownership

Conservation easement
placed on TDC
Conservation Area parcel

Ensure conservation easement has been placed
with sale of first credit
[optional] hold conservation easement

Some validation of first
credit sale triggering
conservation easement
(e.g., affidavit provided by
TDC Development Area
landowner)

Some sort of database of
conservation easements
placed program wide

TDC credits are redeemed
by developer in the TDC
Development Area

Ensure required credits have been secured
Retire/extinguish credits

Provide development ‘approvals’ (land use,
subdivision)

Some sort of database of
credits being redeemed

Program activity and
statistics are provided back
to the community

For transparency, provide program statistics on
number of transactions, credits used/available,
lands conserved, and bonus development
opportunities secured

Summary statistics
update (annually?)
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Role of the Municipality

The municipality does NOT...

Set credit prices
Handle financial transactions
Own the conservation land

Manage the conservation land
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Tracking and
Documentation

MUNICIPAL RECORDKEEPING
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Tracking and Documentation

Items to Track

« Credits assigned
Credits sold
Credits available
Conservation easements placed
Credits redeemed/extinguished
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Tracking and Documentation

Potentially Valuable Template
Documents
« Assignment of Credits Certification

Conservation easement restrictions

Could be template CE, but restrictions might be
simpler

Transfer of Credit Agreement
‘Confirmation of CE’ Affidavit
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Financial Considerations

CoSTS IN A TDC PROGRAM
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Financial Considerations

Program costs (and who bears them)

 Planning
o Largely borne within the ASP development
process

- Can be developer funded

« Securing conservation lands
- Payment for credits (developers pay for
development credits)

- Placement of conservation easement
(granter/grantee negotiate costs)

« Management of conservation areas
o Private landowner
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Financial Considerations

Program costs (and who bears them)

* Program administration (certifying credits,
approving transactions, etc.)

o Borne by the municipality

Program tracking (tracking transactions, credit
availability, approvals, etc.)

o Borne by the municipality

Easement monitoring (monitoring, addressing
infractions)

- Borne by the holder of the easement
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Final Thoughts

PROS AND CONS OF A TDC PROGRAM
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Final Thoughts

Pros and cons

Pros

* Provides landowner equitability
* Proactive conservation planning
* Self-funding

* Enduring conservation (CESs)
Cons

* Unfamiliar, untested

* Potentially complex

* May play out over years

* Only applicable in certain areas
* Cabinet approval required
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Final Thoughts

@ Miistakis

Innovative Research. Engaged Communities. Healthy Landscapes. == Institute




Final Thoughts

Conservation Design Tools

CONSERVATION
EASEMENT

DEVELOPMENT TDC CONSERVATION AREA
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