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1. INTRODUCTION 
 

1.1 Purpose of this Document 
 

The Municipality of Port Hope (the Municipality) retained Watson & Associates Economists Ltd. 

(Watson) to undertake a Development Charge (DC) Background Study and DC By-law implementation 

process.  The DC Background Study process commenced in May 2009 and Watson worked with senior 

staff of the Municipality in preparing this DC analysis and policy recommendations. 

 

This DC Background Study has been prepared pursuant to the requirements of the Development 

Charges Act, 1997 (s.10), and accordingly, recommends development charges and policies for the 

Municipality. 

 

This Development Charge Background Study, containing the proposed Development Charge By-law, 

will be distributed to members of the public in order to provide interested parties with sufficient 

background information on the legislation, the study’s recommendations and an outline of the basis for 

these recommendations.   

 

This report has been prepared, to meet the statutory requirements applicable to the Municipality’s 

Development Charge Background Study, as summarized in Appendix A.  The report is organized as 

follows: 

 

• Chapter 2 – Municipality of Port Hope Development Charge Policy; 

• Chapter 3 – anticipated growth forecast; 

• Chapter 4 – discussion of the general approach to the calculation of the charge; 

• Chapter 5 – steps and assumptions involved to arrive at the amount to be recovered from 

development charges; 

• Chapter 6 - the maximum development charge per residential unit and non-residential gross 

floor area; 

• Chapter 7 – policies underlying the proposed by-laws including “rules”; and 

• Chapter 8 – implementation requirements. 
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the rates currently in effect (which includes indexing from 2004 to 2009), as well as a 

breakdown of the charges by service. 

 

TABLE 2-1 
MUNICIPALITY OF PORT HOPE 

DEVELOPMENT CHARGES 
Effective February 1, 2009 

 

RESIDENTIAL (by Dwelling Type) NON-RESIDENTIAL 
Single and Apartments Apartments Other Special

Semi 2 Bedroom Bachelor & Multiple Care
SERVICE Detached and Larger 1 Bedroom Dwellings Dwellings

Municipal-Wide Services  
Roads and Related Services 3,006               2,127               1,489               2,332               1,071               2.11
Fire Protection Services 392                  278                  196                  307                  142                  0.29
Parks and Recreation Services 3,676               2,605               1,818               2,852               1,307               0.35
Library Services 606                  427                  299                  471                  216                  0.06
Administrative Services 204                  145                  104                  161                  73                    0.15

Subtotal - Municipal-Wide Services 7,884               5,582               3,906               6,123               2,809               2.96
 

Area-Specific Services
Police Services - Ward 1 154                  109                  76                    117                  55                    0.12
OPP Services - Ward 2 58                    40                    30                    43                    20                    0.04

Municipal Water and Wastewater Services
Water Treatment Plants 1,110               786                  550                  863                  395                  0.55
Water Services (excluding WTP) 1,576               1,115               777                  1,221               561                  0.77
Water Pollution Control Plants 3,818               2,706               1,888               2,963               1,360               1.84
Wastewater Services (excluding WPCP) 1,498               1,059               740                  1,160               532                  0.16

Subtotal - Urban Area Services 8,002               5,666               3,955               6,207               2,848               3.32

WARD 1 (with full municipal water and wastewater services)
Municipal-Wide Services 7,884               5,582               3,906               6,123               2,809               2.96
Area-Specific Services 154                  109                  76                    117                  55                    0.12
Municipal Water and Wastewater Services 8,002               5,666               3,955               6,207               2,848               3.32
TOTAL - WARD 1 16,040             11,357             7,937               12,447             5,712               6.40

WARD 2 (no municipal water or wastewater services)
Municipal-Wide Services 7,884               5,582               3,906               6,123               2,809               2.96
Area-Specific Services 58                    40                    30                    43                    20                    0.04
TOTAL - WARD 2 7,942               5,622               3,936               6,166               2,829               3.00

(per sq.ft. of Gross Floor 
Area)

 
 

2.5 Redevelopment Credit 
 

A redevelopment credit is applied against development charges payable where a demolition 

permit or principal use conversion has been undertaken within 48 months prior to the payment 

of the charges for a new development. No redevelopment credits are provided for Water 

Pollution Control Plant and Water Treatment Plant Services. 
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2.6 Rebated Components – Urban Serviced Area 
 

Where a development charge is paid for development located within the Urban Service Area 

and: 

 

1.  land is not within a plan, or pending plan of subdivision under Section 51 of the 

Planning Act registered after September 10, 1973; 

2.  there is no Municipal water service and/or Municipal wastewater service feasibly 

available within five hundred feet of the front lot line; 

3.  no Municipal water service and/or Municipal wastewater service is scheduled to 

service the subject lands within five years of the date of approval of the building 

itself, and 

4.  the current registered owner(s) of the land applies within 24 months of the date of 

payment of the applicable development charge and provides proof that adequate 

private water and/or sanitary services, as the case may be, have been installed 

and are properly functioning so as to provide service to the subject lands 

satisfactory to the Director of Municipal Engineering Services.  

 

The Treasurer of the Municipality shall rebate to the then current registered owner(s) the 

Municipal water services component and/or the Municipal wastewater service component of the 

development charge for the service(s) which is not available. 
 

2.7 Non-Statutory Exemptions 
 

The following discretionary exemptions are provided under By-law 65/2004 (as amended): 

 

• Lands, buildings or structures used for a place of worship or for the purposes of a 

churchyard or cemetery exempt from taxation under the Assessment Act. 

• Buildings used as hospitals as governed by the Public Hospitals Act. 

• Development of non-residential farm building constructed for bona-fide farm uses. 

• A garden suite. 
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3. ANTICIPATED DEVELOPMENT 
 

3.1 Requirements of the Act 
 

Chapter 4 provides the methodology for calculating a development charge as per the 

Development Charges Act, 1997.  Figure 4-1 presents this methodology graphically.  It is noted 

in the first box of the schematic that in order to determine the development charge that may be 

imposed, it is a requirement of Section 3.5 (1) of the Development Charges Act that “the 

anticipated amount, type and location of development, for which development charges can be 

imposed, must be estimated”. 

 

The growth forecast contained in this Chapter (with supplemental tables in Appendix B) 

provides the anticipated development which the Municipality of Port Hope will be required to 

provide services for a 10-year (mid 2009-mid 2019), 20-year (mid 2009-mid 2029) and buildout 

time horizon. 

 

3.2 Basis of Population, Household and Non-Residential Gross 
Floor Area Forecast 

 

In compiling the growth forecast for the Municipality of Port Hope, the following reports were 

consulted: 

 
• Municipality of Port Hope Development Charge Background Study, June 2004; and 

• County of Northumberland and its Member Municipalities – Growth Management 

Strategy – Phase 1 (Components 3 and 4) and Phase 2 (Component 1) – Options 

for Implementing the Growth Plan in the County of Northumberland, April 2009. 

 

In addition to reviewing the above-mentioned documents, the following key indicators were also 

considered in generating the population, household and non-residential growth forecast: 

 

• 1996, 2001 and 2006 Census data; 

• historical  residential building permits over the past 10-years; 
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• proposed residential units in the development approvals process by dwelling type 

and location; 

• historical non-residential building permit values over the past 10-years; and  

• 1996, 2001 and 2006 Census employment data. 

 

3.3 Summary of Growth Forecast 
 
A detailed analysis of the residential and non-residential growth forecasts is provided in 

Appendix B, and the residential growth methodology employed is illustrated in Figure 3-1.  The 

discussion provided herein summarizes the anticipated growth for the Municipality and 

describes the basis for the forecast.  The results of the growth forecast analysis are summarized 

in Table 3-1 and Figure 3-2.  As identified in Table 3-1 and Figure 3-2, the population is 

anticipated to reach 17,970 by 2019, 19,434 by 2029 and 22,179 at buildout, resulting in an 

increase of 5,547 persons over the forecast period.1  

 

1. Unit Mix (Appendix B – Schedules 2 through 6) 

 

• The unit mix for the Municipality was derived from historical development activity 

(as per Schedule 7, Appendix B), the previous Municipality of Port Hope 

Development Charge Background Study, as well as discussions with staff, 

regarding anticipated development trends for the Municipality. 

 

• Based on the above indicators, the buildout housing growth forecast is based upon 

a unit mix of 21.5% low density (single family and semi-detached), 47.6% medium 

density (multiples except apartments), 21.1% high density (apartments) and 9.8% 

other (special care and other units)2. 

 

                                                 
1 The population figures used in the calculation of the 2009 Development Charge exclude the net Census 
undercount, which is estimated at approximately 4%. 
2 “Special Care dwelling unit” means a building not otherwise defined herein containing more than four 
dwelling units: where the occupants have the right to use in common, halls, stairs, yards, common room 
and accessory buildings; which dwelling units may or may not have exclusive sanitary and/or culinary 
facilities; that is designed to accommodate individuals with specific needs, where meals are provided 
within the development on a regular basis and includes a bedroom, student residence, retirement home 
and lodge, nursing home, granny flat, accessory dwelling and group home. 
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5. Existing Units and Population Change (Appendix B - Schedules 2 through 6) 

 

• Existing households for mid 2009 are based on the 2006 Census households, plus 

estimated residential units constructed between mid 2006 and mid 2009 assuming 

a six month lag between construction and occupancy (see Schedule 7). 

 

• The decline in average occupancy levels for existing housing units are calculated in 

Schedules 2 through 6, by aging the existing population over the forecast period. 

 

6. Employment (Appendix B, Schedule 10, 11, 12)  

 

• Employment projections are largely based on the activity rate method, which is 

defined as the number of jobs in the municipality divided by the number of 

residents. Key employment sectors include primary, industrial, 

commercial/population related, institutional, and work at home, which are 

considered individually below. 

 

• 1996, 2001 and 2006 employment data (place of work) for the Municipality are 

outlined in Schedule 10.  2006 employment is comprised of the following sectors: 

 

• 100 primary (1.5%); 

• 635 work at home employment (9.6%); 

• 2,350 industrial (35.6%); 

• 2,235 population related or commercial (33.9%); and 

• 1,280 institutional (19.4%). 

 

• This provides a total employment figure (excluding No Fixed Place of Work) of 

6,600 based on the 2006 Census. Additional details regarding historical 

employment trends by sub-sector are summarized in Schedule 12. 

 

• Total employment for the Municipality (excluding No Fixed Place of Work) is 

anticipated to reach approximately 7,560 by mid 2019, 8,136 by mid 2029 and 

10,010 at buildout. The employment increase is 730 for the 10-year period, 1,306 

for the 20-year period and 3,180 for the buildout period. 
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7. Non-Residential Sq. Ft. Estimates (Gross Floor Area (GFA), Appendix B, Schedule 10) 

 

• Square footage estimates were calculated in Schedule 10 based on the following 

employee density assumptions: 

• 900 sq.ft per employee for industrial; 

• 400 sq.ft per employee for commercial; and 

• 700 sq.ft. per employee for institutional employment. 

 

• The forecast incremental Gross Floor Area (GFA) increase for the municipality is 

approximately 411,000 sq.ft. over the 10-year period, 747,400 sq.ft. over the 10-

year period and 1,874,600 at buildout. 

 

• The buildout forecast incremental GFA by sector is as follows: 

• Industrial 43.7%; 

• Commercial/population related 24.2%; and 

• Institutional 32.1%. 
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4. THE APPROACH TO CALCULATION OF THE CHARGE 
 

4.1 Introduction 
 

This chapter addresses the requirements of s.s.5(1) of the DCA, 1997 with respect to the 

establishment of the need for service which underpins the development charge calculation.  

These requirements are illustrated schematically in Figure 4-1. 

 

4.2 Services Potentially Involved 
 

Table 4-1 lists the municipal service categories which are provided by the Municipality that have 

been considered in the DC calculations. 

 

A number of services are defined in s.s.2(4) of the DCA, 1997 as being ineligible for inclusion in 

development charges.  These are shown as “ineligible” on Table 4-1.  In addition, two ineligible 

costs defined in s.s.5(3) of the DCA are “computer equipment” and “rolling stock with an 

estimated useful life of (less than) seven years...”  In addition, local roads, watermains and 

sewermains are covered separately under subdivision agreements and related means (as are 

other local services).   

 

4.3 Local Service Policy 
 

The development charge calculation commences with an estimate of “the increase in the need 

for service attributable to the anticipated development,” for each service to be covered by the 

by-law.  There must be some form of link or attribution between the anticipated development 

and the estimated increase in the need for service.  While the need could conceivably be 

expressed generally in terms of units of capacity, s.s.5(1)3, which requires that Municipal 

Council indicate that it intends to ensure that such an increase in need will be met, suggests 

that a project-specific expression of need would be most appropriate. 
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FIGURE 4-1:   THE PROCESS OF CALCULATING A DEVELOPMENT CHARGE
UNDER THE DCA, 1997

Anticipated
Development

1.

Estimated Increase in Need For
Service (Gross Costs)

2.  Ineligible Services

Ceiling Re:
Increased Need

Needs That Will
Be Met

Examination of the Long Term
Capital and Operating Costs

For Capital Infrastructure

  Less:
  Uncommitted Excess
  Capacity

  Less:
  Benefit To Existing  Devpt.

  Less:
  Grants, Subsidies and
  Other Contributions

  Less:
  10% Where Applicable

  DC By-law(s)
Spatial Applicability

DC Net Capital Costs
Costs for new development vs.

existing development for the term of the
by-law and the balance

of the period

Amount of the Charge
By Type of Development

(including apportionment of costs -
residential and non-residential)

Financing, Inflation and
Investment

Considerations re
Cash Flow Calculation

3. 4.

5.

6.

8.

9.

10.

11.

16.

17.

14.

Tax Base,
User Rates,

Etc

Subdivision
Agreements
and Consent
Provisions

7.  Specified Local Services

Consideration of exemptions,
phase-ins, etc.

15.

Plus:
Unfunded Works in Place
which will Benefit Future
Development (“committed
excess capacity”)

Plus:
Credit Obligations to Land-
owners to be Recovered

12.

13.
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4.5 Treatment of Credits 
 

Section 8 para. 5 of O.Reg. 82/98 indicates that a development charge background study must 

set out, “The estimated value of credits that are being carried forward relating to the service.” 

s.s.17 para. 4 of the same Regulation indicates that, “...The value of the credit cannot be 

recovered from future development charges,” if the credit pertains to an ineligible service. This 

implies that a credit for eligible services can be recovered from future development charges. As 

a result, this provision should be made in the calculation, in order to avoid a funding shortfall 

with respect to future service needs.  The Municipality currently has an agreement with AON 

Inc. (AON) for service emplacement.  Under the terms of the agreement, AON is responsible for 

the emplacement of specific road, wastewater, and water service infrastructure.  In return, AON 

receives development charge credits (including interest).  The outstanding DC credit obligations 

(including accrued interest) included in the calculation of the charge and are summarized as 

follows: 

 

Service Outstanding  
DC Credit Obligation 

Roads  $362,249
Wastewater $3,324,020
Water $223,254
TOTAL $3,909,523

 

4.6 Eligible Debt and Committed Excess Capacity 
 

Section 66 of the DCA, 1997 states that for the purposes of developing a development charge 

by-law, a debt incurred with respect to an eligible service may be included as a capital cost, 

subject to any limitations or reductions in the Act.  Similarly, s.18 of O.Reg. 82/98 indicates that 

debt with respect to an ineligible service may be included as a capital cost, subject to several 

restrictions. 

 

In order for such costs to be eligible, two conditions must apply.  First, they must have funded 

excess capacity which is able to meet service needs attributable to the anticipated development.  

Second, the excess capacity must be “committed,” that is, either before or at the time it was 

created, Municipality Council must have expressed a clear intention that it would be paid for by 

development charges or other similar charges.  For example, this may have been done as part 
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of previous development charge processes.  The Municipality incurred debt financing in 2006 to 

fund the construction of the water treatment plant.  The present value of the related debt 

repayment and corresponding interest costs have been included as a capital cost relating to 

water treatment plants (See Appendix C).  These service costs have also been included in 

previous development charge by-laws.   

 

4.7  Existing Reserve Funds 
 

Section 35 of the DCA states that: 

 

“The money in a reserve fund established for a service may be spent only for 
capital costs determined under paragraphs 2 to 8 of subsection 5(1).” 

 

There is no explicit requirement under the DCA calculation method set out in s.s.5(1) to net the 

outstanding reserve fund balance as part of making the DC calculation; however, s.35 does 

restrict the way in which the funds are used in future.   

 

For services which are subject to a per capita-based, service level “cap,” the reserve fund 

balance should be applied against the development-related costs for which the charge was 

imposed, once the project is constructed (i.e. the needs of recent growth).  This cost component 

is distinct from the development-related costs for the next 10 year period, which underlie the DC 

calculation herein.   

 

The alternative would involve the municipality in spending all reserve fund monies prior to 

renewing each by-law, which would not be a sound basis for capital budgeting.  Thus, the 

Municipality use these reserve funds for the Municipality’s cost share of applicable 

development-related projects, which are required but have not yet been undertaken, as a way of 

directing the funds to the benefit of the development which contributed them (rather than to 

future development, which will generate the need for additional facilities directly proportionate to 

future growth). 

 

To determine the appropriate reserve fund adjustment the year-end 2008 balances were 

adjusted to reflect the growth-related funding activity for the period 2004-2008.  The 

Municipality’s revised Development Charge Reserve Fund Balance by service (as of December 

31, 2008) is summarized as follows: 
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RESERVE RECONCILIATION Dec 31, 2008 
Balance

Reserve Fund 
Adjustment

Adjusted Dec 31, 
2008 Balance

Administration Services 55,624                  (8,204)                   47,420                  
Fire Services 134,574                (283,852)               (149,278)               
Police and OPP Services 142,097                -                        142,097                
Roads and Related Services 866,121                6,169                    872,290                
Parks and Recreation Services (8,249)                   678,867                670,618                
Library Services (7,444)                   15,179                  7,735                    
Water Treatment Plants 11,982                  (4,803,522)            (4,791,540)            
Water Services (excluding WTP) 67,031                  (1,258,718)            (1,191,687)            
Sewage Treatment Plants 827,506                -                        827,506                
Wastewater Services (excluding STP) 279,454                -                        279,454                
TOTAL 2,368,696             (5,654,080)            (3,285,384)            

 
The committed balance of the Municipality’s DC reserve fund for fire, water treatment plants and  

water services (excluding WTP) has been added to future spending requirements.  The 

uncommitted balance of the Municipality’s DC reserve fund for administration, police and OPP, 

roads and related, parks and recreation, library, sewage treatment plants and waste water 

services (excluding STP) has been applied against future spending requirements.  The 

adjustment in the DC calculation for these reserve fund balances reflect a large group of 

development-related works which are being implemented and funded over the long term.  While 

these works are also subject to service level caps, each DC calculation is designed to fund an 

appropriate share of the overall program of works, over an evolving forecast period.  This 

involves updating cost estimates and project descriptions, removing completed works and 

netting reserve fund balances, each time a new DC is calculated. 

 

4.8  Deductions 
 

The DCA, 1997 requires that four deductions be considered to the increase in the need for 

service.  These relate to:  

• the level of service cap 

• excess capacity 

• benefit to existing development 

• 10% statutory deduction of specific services. 

 

The requirements behind each of these reductions are addressed in Chapter 5. 
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5. NEED FOR SERVICE, DEDUCTIONS AND ALLOCATIONS 
 

5.1 Capital Cost Estimates 
 

The calculation of a development charge begins with the identification of capital works required 

to meet the need of the development forecast in Chapter 3.  These costs are subject to a 

number of deductions to arrive at a net DC recoverable cost.  Moreover, the net growth-related 

capital costs must be allocated between residential and non-residential development in 

determining the charge.  These deductions and allocations are identified in further detail below. 

 

The capital costs determined in Appendix C in accordance with s.s.5(1) of the Development 

Charges Act, 1997 reference projects as part of defining the increase in the need for service.  It 

is anticipated that a number of such projects will evolve over time in response to the specific 

needs of new development.  As a result, the cost, timing and nature of such projects may be 

altered as part of the Municipality’s annual capital budgetary process.  It is intended that 

development charge draws will be made for such projects, based on the development-related 

percentages which have been identified. 

  

5.2 The Level of Service Cap 
 
Paragraph 4 of subsection 5(1) of the DCA, 1997 states that the estimate of the increase in the 

need for service attributable to the anticipated development, made under paragraph 2 must not 

include an increase that would result in the level of service exceeding the average level 

provided in the Municipality over the 10 year period preceding the preparation of the 

background study. 

 

s.s.4(3) of O.Reg. 82/98 provides for an exception, such that:  

 
“If the average level of service determined is lower than the standard level of 
service required under another Act, the standard level of service required under 
the other Act may be deemed ... to be the average level of service.” 
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Service Allocation

6. Library Services 

• Library Facilities 

• Library Collection  Materials 

 

- 90% of accessibility improvements deducted (prorata basis)   

- 5% - existing reserve fund balances deducted 

7. Administrative Services 

• Growth Related Studies 

 

- OP Review 50% deducted, Servicing Study and Master Plans 25% deducted and 

includes existing reserve fund balances 

8. Sewage Treatment Plants - 52% deducted to reflect the treatment and storage capacity currently being 

provide to existing residents and includes existing reserve fund balances 

9. Wastewater Services (excluding WPCP) 

• Wastewater Pumping Stations 

• Sanitary Sewers 

 

- 9% - existing reserve fund balances deducted 

- 69% of Dorset Street project deducted to reflect benefits to existing residents 

10. Water Treatment Plants - none, only incremental growth costs provided 

11. Water Services (excluding WTP) 

• Water Pumping Stations and 

Storage 

• Water Distribution System 

 

- nil 

 

- 69% of Dorset Street project deducted to reflect benefits to existing residents 

 

5.6 Grants, Subsidies and Other Contributions 
 

s.s.5(1)7 of the DCA requires that the capital costs must be reduced by the reductions set out in 

subsection (2). 

s.s.5(2) states that: 

 
“The capital costs, determined under para. 7 of subsection (1), must be reduced, 
in accordance with the regulations, to adjust for capital grants, subsidies and 
other contributions made to a municipality or that the Council of the municipality 
anticipates will be made in respect of the capital costs.” 

 

Section 6 of O.Reg. 82/98 indicates that any such grant, subsidy or other contribution (including 

developer contributions) must be used to reduce the s.s.5(1)7 capital costs in the same 

proportion as the increase in need was reduced under s.s.5(1), para. 6, unless at the time it was 

made, the person making it expressed a clear intention that all or part be used to benefit 

existing or new development.  In the latter case, a deduction to capital costs must be made, but 

only to the extent that the funds were intended to benefit new development. 

 

Two recommendations follow as a result of these provisions.  First, wherever appropriate, that 

grants, subsidies and other contributions be clearly designated by the donor as being to the 

benefit of existing development (or new development where applicable).  Second, that as part of 

approving this Background Study, the Municipality Council adopt the assumptions contained 
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herein as an “anticipation” with respect to capital grants, subsidies and other contributions, in 

order to provide the necessary input to the DC calculation. 

 

The following table summarizes the deductions made, on a service by service basis, for grants, 

subsidies and developer contributions: 
TABLE 5-4 

SUMMARY OF DEDUCTIONS FOR GRANTS, SUBSIDIES AND OTHER CONTRIBUTIONS 
Service Deductions for Grants, Subsidies and Other Contributions 

Roads and Related - Grant Funding Proceeds for Dorset Street – growth portion of $594,497 deducted (i.e. 

$184,300) 

- Grant Funding Proceeds for Joint Operations Facility – growth portion of $2.9 million 

deducted (i.e. $707,600) 

Parks and Recreation Services  - Grant Funding Proceeds for West-End Community Park (20 Acres) –$1 million deducted 

for provided contributions 

- Grant Funding Proceeds for Ganaraska Park Development as well as fundraising 

proceeds from 3rd parties $390,000 deducted 

- Grant Funding Proceeds for Joint Operations Facility – growth portion of $448,333 

deducted (i.e. $109,500)  

Sewage Treatment Plants - COMRIF Funding Proceeds for Sewage Treatment Plant – growth portion of $9.98 

million deducted (i.e. $5 million) 

Wastewater - Sewers - Grant Funding Proceeds for Dorset Street – growth portion of $109,427 deducted (i.e. 

$33,900) 

Water Treatment Plants - Grant Funding Proceeds – growth portion of $10 million deducted (i.e. $4.3 million) and 

reflected within incremental growth related costs provided 

Water Distribution - Grant Funding Proceeds for Hope St. – $138,200 deducted  

- Grant Funding Proceeds for Dorset Street – growth portion of $204,409 deducted (i.e. 

$63,400) 

 

5.7 The 10% Reduction 
 

Paragraph 8 of s.s.5(1) of the DCA requires that, “the capital costs must be reduced by 10 per 

cent.”  This paragraph does not apply to water supply services, waste water services, storm 

water drainage and control services, services related to a highway and to police and fire 

protection services.  The 10% is to be netted from the capital costs necessary to provide the 

increased services, once the other deductions have been made.  For the Municipality the 10% 

deduction is made for the following services: 

 

• Parks and Recreation     

• Library 
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• Administration 

• Transportation (Transit) 

 
5.8 Residential and Non-Residential Allocations 
 

The net DC recoverable costs calculated above must be allocated between residential and non-

residential development. 

 

Subsection 5(6) of the DCA, 1997 states that: 

• if the rules expressly identify a type of development, they must not provide for it to pay 

DCs that exceed the capital costs that arise from the increase in the need for service for 

that type of development.  However, this requirement does not relate to any particular 

development. 

• if the rules 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 to be made up via other development. 

   

In order to address this requirement, the following conventions have been adopted: 

• Costs to residential uses have been assigned to different types of residential units based 

on the average occupancy for each housing type constructed during the first 10-20 years 

of occupancy.   

• Costs are allocated to residential uses (as opposed to non-residential uses) based upon 

a number of conventions, as may be suited to each municipal circumstance, e.g. 

• In some cases, the residential portion is calculated as the relationship between 

the population increment and the population plus employment increment.  This 

measure has been employed for roads, public works, and administrative 

services. 

• For services such as parks, recreation, and libraries which are fundamentally 

directed toward residential users, 5% is attributed to non-residential use to cover 

the limited business and related use; balance to residential.   

• Fire services employ an approach based on respective residential/non-residential 

developable land area for the 20-year forecast period. 
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Table 5-5 summarizes the way in which DC recoverable costs were allocated between 

residential and non-residential development. 

 
TABLE 5-5 

SUMMARY OF RESIDENTIAL VS. NON-RESIDENTIAL COST ALLOCATION 
 

Service Res/Non-Res
Allocation 

Rationale 

1. Roads and Related 64% / 36% - build out population : employment 

2. Fire Protection 74% / 26% - 10-year residential : non-residential land area 

3. Police Services 68% / 32% - 10-year population :employment 

4. Transit  65% / 35% - 10-year population: employment 

5. Parks and Recreation  95% / 5% - service fundamentally directed toward residential users 

6. Library 95% / 5% - service fundamentally directed toward residential users 

7. Administrative 65% / 35% - 10-year population : employment 

8. Water Treatment Plants 67% / 33% - contributing equivalent-population flows 

9. Water Services (excluding WTP) 67% / 33% - contributing equivalent-population flows 

10. Sewage Treatment Plant 68% / 32% - contributing equivalent-population flows 

11. Wastewater Pumping Stations 95% / 5% - service fundamentally directed toward residential users 

12. Sanitary Sewer 80% / 20% - contributing equivalent-population flows 

 
5.9 Determination of the Charge 
 

Applying the above deductions and allocations to the capital costs produces the potential DC 

recoverable costs.  These costs are applied to the forecast growth to determine the maximum 

development charge for residential and non-residential development 

 

The calculation for residential development is generated on a per capita basis, and based 

upon different forms of housing types (single and semi detached; two bedroom and larger, 

apartments; bachelor, and one bedroom,  other multiples, and special care dwellings).  The 

non-residential development charge has been calculated based on a per square foot of gross 

floor area basis for all types of development (industrial, commercial and institutional).   

 

For the residential calculations, the total cost is divided by the “gross” (new resident) 

population to determine the per capita amount.  The eligible DC cost calculations are based on 

the net anticipated population increase (the forecast new unit population less the anticipated 

decline in existing units).  This approach acknowledges that service capacity will be “freed up” 

by the population decline in existing units.  The cost per capita is then multiplied by the average 

occupancy of the new units to calculate the charges in. 
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The resultant calculations and schedule of charges is presented in Chapter 6, with supporting 

detailed service costing in Appendix C. 

 
5.10 Long Term Capital and Operating Cost Examination 
 

The revenue to be generated by the DC by-law during its life of up to five years will be 

determined by the quantum of the charge, the amount and type of development occurring and 

the impact of the rules regarding exemptions, phasing in, indexing, land redevelopment, etc.  

The net stream of revenue which results, in concert with Municipality policy to employ front-

ending agreements and long term debt, will determine the rate at which the Municipality is able 

to construct the works which underlie the development charge.  Consideration of these revenue 

streams would normally occur as part of the Municipality’s annual Capital Budget and 

Forecasting process. 

 
Subsection 10(2) of the Act lists as one of the things that a development charge background 

study must include: 

 
“(c) an examination for each service to which the development charge by-law 
would relate, of the long term capital and operating costs for capital infrastructure 
required for the service.”  

 
• “an examination,” involves testing or judging by a standard and some form of scrutiny; 

“for each service to which the development charge by-law would relate,” excludes 

ineligible services and any voluntary excluded services; “of the long term,” generally 

refers to a period of 10 or more years or possibly the lifetime of the asset; “capital and 

operating costs,” refers to all costs, but not to revenues or to net costs; “for capital 

infrastructure required for the service,” appears to refer to project specific information, 

possibly aggregated on an overall service basis. 

 
• “Operating costs” refer to all operating or non-capital costs, based on the definition of 

“capital” in the DCA, 1997, which would be required for each service; “Capital costs” 

include the initial cost of emplacing the work (development charges and other funding 

sources), as well as the subsequent cost of repair and replacement. 

 

One standard that could be used in scrutinizing the above-referenced costs is the current level 

of operating costs per capita.  Another more detailed standard which goes beyond the 
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The Treasurer of the Municipality shall rebate to the then current registered owner(s) the 

Municipal water services component and/or the Municipal wastewater service 

component of the development charge for the service(s) which is not available.  

Time of Payment of Development Charges  

 

3.14 Development charges imposed under this By-law are calculated, payable, and collected 

on the date a building permit is issued in relation to the development; except for advance 

services (i.e. roads and related, sanitary sewer and water services) where at the 

discretion of Council shall be payable immediately upon the owner entering into 

subdivision agreement or in instances where a plan of subdivision has not been pursued 

development charges are payable prior to the release of holding provisions on the 

implementing zoning by-law amendment.  

 

3.15 Despite section 3.13, Council from time to time, and at any time, may enter into 

agreements providing for all or any part of a development charge to be paid before or 

after it would otherwise be payable, in accordance with Section 27 of the Act.  

 

4. PAYMENT BY SERVICES 
 
4.1 Despite the payment required under subsections 3.9 and 3.10, Council may, by 

agreement, give a credit towards a development charge in exchange for work that 

relates to a service to which a development charge relates under this By-law.  

 

5. INDEXING 
 
5.1 Development charges imposed pursuant to this By-law shall be adjusted annually, 

without amendment to this By-law, on the first day of February in each year, in 

accordance with the prescribed index in the Act. 

 

6. CONFLICTS 
 
6.1 Where the Municipality and an owner or former owner have entered into an agreement 

with respect to land within the area to which this By-law applies, and a conflict exists 
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between the provisions of this By-law and such agreement, the provisions of the 

agreement shall prevail to the extent that there is a conflict.  

 

6.2  Notwithstanding Section 6.1, where a development which is the subject of an agreement 

to which Section 6.1 applies, is subsequently the subject of one or more of the actions 

described in Subsection 3.4.1, an additional development charge in respect of the 

development permitted by the action shall be calculated, payable and collected in 

accordance with the provisions of this By-law if the development has the effect of 

increasing the need for services, unless such agreement provides otherwise.  

 

7. BY-LAW AMENDMENT OR REPEAL 
  

7.1 Where this by-law or any development charge prescribed there under is amended or 

repealed by order of the Ontario Municipal Board or by resolution of the Municipal 

Council, the Municipal Treasurer shall calculate forthwith the amount of any 

overpayment to be refunded as a result of said amendment or repeal. 

 

7.2 Refunds that are required to be paid under subsection (1) shall be paid to the registered 

owner of the land on the date on which the refund is paid. 

 

7.3 Refunds that are required to be paid under subsection (1) shall be paid with interest to 

be calculated as follows: 

 

(a) interest shall be calculated from the date on which the overpayment was 

collected to the day on which the refund is paid; 

 

(b) the refund shall include the interest owed under this section; 

 
(c) interest shall be paid at the Bank of Canada rate in effect on the date of 

enactment of this by-law. 

 

8. SEVERABILITY 
 

8.1 In the event any provision, or part thereof, of this By-law is found, by a court of 

competent jurisdiction, to be ultra vires, such provision, or part thereof, shall be deemed 
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to be severed, and the remaining portion of such provision and all other provisions of the 

By-law shall remain in full force and effect. 

 

9.  HEADINGS FOR REFERENCE ONLY 
 
9.1 The headings inserted in this By-law are for convenience of reference only and shall not 

affect the construction or interpretation of this By-law. 

 

10. SCHEDULES 
 
10.1 The following schedules shall form part of this By-law: 

 

Schedule A - Components of Services Designated in Section 2.1 

Schedule B1 - Schedule of Development Charges 

Schedule C - Urban Service Area (Map) 

 

11. DATE BY-LAW IN FORCE 
 

11.1 This By-law shall come into effect at 12:01 AM on _________, 2009. 

 

12. DATE BY-LAW EXPIRES 
 
12.1 This By-law will expire at 12:01 AM on _________, 2014 unless it is repealed by Council 

at an earlier date. 

 

 

 PASSED THIS __th day of _________, 2009 

 

              

       Mayor 

 

              

       Municipal Clerk 
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SCHEDULE "A" 
TO BY-LAW NO. xx/2009 

COMPONENTS OF SERVICES DESIGNATED IN SUBSECTION 2.1 
 
MUNICIPAL-WIDE SERVICES 
100% Eligible Services  

Roads and Related  

  Roads  

Public Works Facilities  

Public Works Rolling Stock  

 

Fire Protection Services  

  Fire Facilities  

Fire Vehicles  

Fire Fighter Outfitting  

 

90% Eligible Services  

 Administrative Services  

  Growth Related Studies  

 

 Parks and Recreation Services  

  Parkland Development  

Recreation Facilities  

Parks and Recreation Vehicles and Equipment  

 

Library Services  

Library Facilities  

Library Collection Materials  
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SCHEDULE "A" - Continued 
 
URBAN SERVICED AREA SERVICES 

Sewage Treatment Plants  

Sewage Treatment Plants  

 

Wastewater Services (excluding STP)  

  Wastewater Pumping Stations 

Sanitary Sewers  

 

Water Treatment Plants  

  Water Treatment Plants  

 

Water Services (excluding WTP)  

  Water Pumping Stations 

Water Distribution System 

 
AREA-SPECIFIC SERVICES 
Ward 1 

Police Services (Municipal)  

  Police Facilities  

Police Officer Outfitting  

 

Transportation Services 

  Transit Vehicles  

Ward 2 

Police Services (OPP) 

OPP Services  


