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DEVELOPMENT CHARGES IN THE GREATER TORONTO AREA
SUBSEQUENT UPDATES
JULY 10, 2008
1. HALTON REGION

New by-law 62-08 passed May 28, 2008, comes into force on August 18, 2008.

Single Increase from Retail Increase from| Non-Retall  |ncrease from
Detached Unit  Jan.1/08 $/sq.1t. Jan.1/08 $/sq.ft, ' Jan.1/08
HUSP $28.865 $7,415 $14.79 $3.30 $11.50 $2.78
Non-HUSP $23,765 $10,870 $11.23 $1.46 $7.94 $1.31

" Non-Retail Roads portion is to be phased in. From August 18th, 2008 to March 31, 2009 the Roads charge
i3 to be 44.8% of the Retail Roads charge.

2. DURHAM REGION

New by-law 44-2008 passed June 18, 2008, comes into force on July 1, 2008.

Single increase from | Commercial Increase from| Industrial  |ncrease from
Detached Unit  Jan.1/08 $isq.ft. Jan.1/08 $/sq.ft. ! Jan.1/08
July 1, 2008 $18,486 $3,915 $58.77 $3.19 $2.30 $2.09
July 1, 2009 $13.04 {plus indexing) $3.33 (plus indexing)
July 1, 2010 $17.31 {plus indexing) $4.35 (plus indexing)

' The industrial charge between July 1, 2008 and December 31, 2008 is $0.23/sq.ft. $2.30/sq.ft. is to be
charged between January 1, 2009 and July 1, 2009,

2 Institutionat development charges are $2.61/5q.ft. starting July 1, 2008, $3.79/sq.ft. July 1, 2009, and
$4.97/sq.ft. July 1, 2010. (plus indexing)

3. TOWN OF WHITBY

New by-law passed July 7, 2008, comes into force August 1, 2008,

Singte Increase from | Commercial Increase from| [hdustrial  |ncrease from
Detached Unit  Jan.1/08 $isq.ft. Jan.1/08 $/sq.ft. ! Jan.1/08
$10,208 $754 $3.62 $0.48 $1.81 $0.24

! Industrial charge is 50% of the full non-residential charge ($3.62/sq.1t.) from August 1, 2008 to December
31, 2008.

4. TOWN OF AJAX

Proposed Development Charges as per June 18, 2008 background study.

Single Increase from | Commercial Increase from Industrial  Increase from
Detached Unit  Jan.1/08 $isq.ft. Jan.1/08 $/sq.ft. Jan.1/8
$11,631 52,261 $3.36 $0.57 $3.38 $1.52

Watson & Associates Economists Ltd. Hisurveysi2008\gta jan 2008(uxbridge)



5. MUNICIPALITY OF CLARINGTON

Proposed amended Development Charges as per May 2008 background study.

Single increase from | Commercial Increase from| Industrial  Increase from
Detached Unit  Jan.1/08 $/sq.ft. Jan.1/08 $/sq.ft. Jan.1/08
$15,102 55,141 $5.87 $2.01 $3.28 $1.16
6. TOWN OF MARKHAM
New by-law 2008-124 passed and comes into force on June 24, 2008.
Single Increase from | Commercial |ncrease from | Indusirial  |ncrease from
Detached Unit  Jan.1/08 $isq.ft. ! Jan.1/08 $/sq.ft. ! Jan.1/08
Hard Services $8,042 $4,790 $5.22 $2.71 $5.22 $2.71

' Charge per sq.ft. has been converted from a per hectare charge of $168,515.

Watson & Associates Economists Lid.

Hi\surveys\2008\gta jan 2008(uxbridge)
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OVERVIEW OF DEVELOPMENT CHARGES ACT
CALCULATION REQUIREMENTS
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A-1

APPENDIX A - OVERVIEW OF DEVELOPMENT CHARGES
ACT CALCULATION REQUIREMENTS

The following tabular text sets out the method that must be used to determine development
charges. The underlining has been added to the quotations for clarification/emphasis and is not
part of the statute or regulation quoted on the left side of the page. The DC calculation process
is also summarized schematically in Figure A-1 which follows.
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A-2

SUMMARY OF STATUTORY DEVELOPMENT CHARGE CALCULATION REQUIREMENTS

s.8.5(1) of the DCA Commentary
{and associated Regulations)
Para-
_graph
1. “The anticipated amount, type and Virtually all municipalities forecast all development
location of development, for which
development charges can be imposed, | {including DC-ineligible) in the first instance. That
must be estimated.” i . .
development is used as the denominator in the DC
calcuiation with the full eligible cost of servicing all
such development used as the numerator. That way,
growth-related servicing costs are equitably spread
over all benefiting development, the municipality does
not recover DCs from exempt development and this
would ensure that the requirements of s.5.5(6)3 have
been met. That is, capital costs have not been
offloaded from one type of development to another.
2. “The increase in the need for service | This step involves estimating the additional service

attributable to the anticipated
davelopment must be estimated for requirement, individually for water, wastewater, roads,
each service to which the . . .
development charge by-law would ete., that is needed by the development increment in

relate.” paragraph 1.

The anticipated development in para. 1 must
correspond to the service atiribution in para. 2.

This involves removing statutorily ineligible
development (i.e. municipalities, schools, specified
industrial expansions, specified residential
infensification and other statutorily exempt public uses)
and the servicing cost thereof. However, this would be
very difficult to accomplish, because numerous
unspecified geographic locations are involved for such
development, which makes the servicing cost difficult
to identify.

Watson & Associates Ecoromists Ltd. HASPEECHES\uxbridge de background pres.doc



s.5.5(1) of the DCA Commentary
(and associated Regulations)

As a result, the total cost/total development approach
outlined above is used and has the same effect on the

DC quantum.,
3 “The estimate under paragraph 2 may | The capital forecast underpinning the DC calculation
include an increase in need only if the
council of the municipality has must be formally approved by Council in one of the

indicated that if intends to ensure that
such an increase in need wilt be met."!

ways indicated in the Regulation.

O.Reg. 82/98 s.3. "For the purposes
of paragraph 3 of subsection 5{1) of
the Act, the councit of a municipality
has indicated that it intends to ensure
that an increase in the nead for
service will be met if the increase in
service forms part of an official plan,
capital forecast or similar expression
of the intention of the gouncil and the
plan, forecast or similar expression of
the intention of the council has been
approved by the council.”

4. “The estimate under paragraph 2 must | This provision creates a “service level cap” equal to
not inctude an increase that woudld

result in the level of service exceeding | the cost of providing service to the “anticipated
the average level of that service
provided in the municipality over the development,” consistent with the 10-year historical
10-year period immediately preceding ,
the preparation of the background average level of service.
study required under section 10.' The
estimate also must not include an

Increase in the need for service that | |y accordance with s.5.5(1)4, services such as parks
relates to a time after the 1Q-year

period immediately following the and recreation, etc., are restricted to a maximum 10-
preparation of the background study .

uniess the service is set out in year planning horizon.

subsection (5).”

s.5.5(5) lists water, wastewater, storm water, road,
police and fire services. They are not subject to a 10
year planning period cap.

Services other than those excluded in 5.8.2(4), may be
defined by the municipality and, in some cases,
grouped into “service categories” for purposes of
reserve funds and credits (as per s.7).

' The Act notes that the provisions may be further governed by regulations.
Waison & Associates Economists Ltd, e HASPEECHES\wxbridge de background pres.doc




A-4

8.5.5(1) of the DCA
{and associated Regulations)

Commentary

O.Reg. 8298 s.4(1} “For the
purposes of paragraph 4 of
subsection 5(1) of the Act, bath
the quantity and quality of a
service shall be taken into
account in determining the level of
service and the average level of
service.”

5.5.4{1.1) provides that In determining
the quality of a service, the
replacement cost, exclusive of
any allowance for depreciation,
shall be the amount used.

5.8.4{2} addresses the service level in
an excluded geographic area
where a service is not provided.

8.8.4(4) limits the service level in part
of a municipality to the level
otherwise applicable to the fuli
municipality.

8.5.4{3) modifies the service level cap
where a higher level is required by
another Act.

O.Reg. 206/04 amended s.4 of
0O.Reqg. 82/98 by adding the
following subsection:

*(1.1} In determining the guality
of a service under
subsection (1), the
renlacement cost of
municipal capital works,
exciusive of any allowance
for depreciation, shall be
the amount used.
(undeflining added)

Two “level of service” considerations must be taken
into account in satisfying compliance re the 10-year
historical average level of service cap. These
considerations involve “quantity” (e.g. floor
space/capita) and “quality” (e.g. cost per s.m. of floor
space).

potentially affects area-specific charges

affects water and wastewater requirements in

particular

The Reg. clarifies that the quality level of service
measure is to be based on the undepreciated
replacement cost of municipa! capital works.

“The increase in the need for sarvice
attributable to the anticipated
developmant must be reduced by the
part of that increase that can be met
using the municipality's excess
capacity, other than excess capacity

that the council of the municipality has
indicated an intention would be paid
for by new development.”

Q.Reg. 82/98 s.5. "For the purposes
of paragraph 5 of subsection 5(1)

“Uncommitted excess capacity” is available capacity
that obviates (part of) the need for new projects. Itis
different than "Post Period Capacity,” which is not
needed by development during the planning period
and is provided for the use of subsequent, i.e. post-
2018 development, which can be required to fund it
through future DCs.

% The Act notes that the provisions may be further governed by regulations.

Watson & Associates Economists Lid.
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A-b

8.8.5(1) of the DCA
(and associated Regulations)

Commentary

of the Act, excess capacity Is
uncommitied excess capacity
unless, either before or at the time
the excess capacity was created,
the council of the municipality
expressed a clear intention that
the excess capacity would be paid

for by development charges or
other similar charges.”

The Reg. explains the circumstances under which
(part of)} the cost of “committed excess capacity,” (i.e.
infrastructure in the ground from prior DC by-faws or
otherwise), can be recovered via future DC's.

“The increase in the need for service
must be reduced by the extent to
which an increase in service to meaet
the increased need would benefit

existing development.”*

Note: no regulatory clarification has
been provided.

Existing development benefits from:

» the repair or unexpanded replacement of
existing assets;

» anincrease in average service level or existing
operational efficiency;

» the elimination of a chronic servicing problem
not created by growth;

+ providing services where none previously
existed (e.g. water service).

“The capital costs necessary to
provide the increased services must
be estimated. The capital costs must
be reduced by the reductions set out
in subsection (2). What is included as

a capital cost is set out in subsection
(3"

O.Reg. 82/98 s. 6 indicatas that:
Unless the person making the
grant, subsidy, etc., was specific
as to how it is to be applied, the
contribution is fo be shared
between growth and non-growth
project components in proportion
to the way in which the costs
were allocated in 5.8.5(1)6.

5.8.5(3) defines capital costs fo
include:

+ the acquisition or lease of (an
interest in) land;

» construction, improvement,
acquisition or lease {capital
component only) costs for
buildings/structuresfacilities;

« T+ year useful life rofling
stock;

«  FFE, other than computer

equipment;

library materials;

studies re above;

DC Background Studies; and
interest on refated
borrowings.

* & & B

s.8.5(2) refers to capital grants, subsidies and other
contributions made to a municipality or that Council

anticipates will be made in respect of the capital costs.

These costs exclude "local services” related to a plan
of subdivision or a consent approval, to be installed or

paid for by the owner (s.5.2(5)).

Includes debt payments related to previously
constructed growth-related works.

Watsor & Associates Economists Lid.

HASPEECHES\uxbridge de background pres.doc




A-6

s.5.5(1} of the DCA

(and associated Reguiations)

Commentary

“The capital cost must be reduced by
10 per cent. This paragraph does not
appiy to services set out in subsection

(5)."

For example, the 10% reduction does apply to:
« Parks and Recreation;
» Libraries.

The purpose of this reduction is undefined, beyond the
Province's expressed wish in 1997 to moderate
development charge guantum. The exclusion of
various services under s.5.2(4) serves a similar
purpose. (i.e. Cultural/entertainment facilities,
including museums, theatres and art galleries; tourism
facilities, including convention cenires; parkland
acquisition; public hospitals, waste management
services; and general administration headquarters for

municipalities/local boards).

—

“‘Rules must be developed to
determine if a development charge is
payable in any particular case and fo
determine the amount of the charge,
subject to the limitations set out in
subsection (6)."

8.8.5(6):

*The rules developed under paragraph
9 of subsection (1) to determine if a
development charge is payable in any
particutar case and to determine the
amount of the charge are subject to
ihe following restrictions:

1. The rules must be such that the
fotal of the development charges
that would be imposed upon the
anticipated development is iess
than or equal to the capitai costs
determined under paragraphs 2 to
8 of subsection (1) for all the
services to which the development

charge by-law relates.

2. Ifthe rules expressly identify a
_.. type of development they must not

These are mandatory DC by-law inclusions as to how
the charge is to be applied to development types and

circumstances.

These are three over-riding tests to be met by the DC
by-law.

A municipality cannot collect more than the calcuiated
cost for each service (if the amount of development
and resultant revenue outpaces the forecast, then
address via a reserve fund deduction in the DC
cailculation in the next round or other appropriate
means).

A municipality cannot offload the cost of servicing one

Wafson & Associales Economists Lid.
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$.5.5(1) of the DCA

(and associated Regulations)

Commentary

10,

provide for the type of

devetopment {o pay development
¢harges that exceed the capital
costs, determined under

paragraphs 2 to 8 of subgection
{1), that arise from the increase in
the need for services attributable
to the type of development.

However, it is not necessary that

the amount of the development
charge for a particutar

development be limited to the

Increase in capital costs. if any,
that are attributable to that
particular development.

i the developmeni charge by-law

' will exempt a type of development,

phase in a development charge, or
otherwise provide for a type of
development to have a lower
development charge than is
allowed, the rules for determining
development charges may not
provide for any resulting shortfall
o ade up through higher
development charges for other

development.”

type of development onto another type. e.g. Industrial
servicing costs cannot be fransferred to residential
development and single detached unit servicing costs
cannot be transferred to apartments.

it is not necessary that the average municipal-wide per
unit servicing costs funded by the DC reflect the needs
of any particular development project.

Provides further clarification on the inability of the by-
law to offload cost recovery from one type of
development to another, in this case from exempt or
discounted development to non-exempt development.

“The rules may provide for full or
partial exemptions for types of
development and for the phasing in of
development charges. The rules may
also provide for the indexing of
deveiopment charges based on the
prescribed index.”

Optional by-law inclusions such as authority to set
rules on discretionary exemptions, phasing in of DCs
and indexing of DCs.

Watson & Associates Economists Lid,
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FIGURE A-1

THE PROCESS OF CALCULATING A DEVELOPMENT CHARGE UNDER THE DCA, 1997
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Spatial Applicability

Consideration of exemptions,
phase-ins, etc.
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