lecumseh

Date:

Special Council Meeting
Agenda

Tuesday, April 23, 2024, 5:30 pm

Location: Tecumseh Town Hall - Council Chambers

917 Lesperance Road
Tecumseh, Ontario N8N 1W9

Roll Call
Call to Order

Land Acknowledgement

We acknowledge that we are on land and surrounded by water, originally
inhabited by Indigenous Peoples who have travelled this area since time
immemorial. This territory is within the lands honoured by the Wampum
Treaties; agreements between the Anishinaabe, Haudenosaunee, Lenni Lenape
and allied Nations to peacefully share and care for the resources around the
Great Lakes. Specifically, we would like to acknowledge the presence of the
Three Fires Confederacy Ojibwe, Odawa, Potawatomi and Huron/Wendat
Peoples. We are dedicated to honouring Indigenous history and culture while
remaining committed to moving forward respectfully with all First Nations, Inuit
and Métis.

Disclosure of Pecuniary Interest
Delegations

1. New Development Charges By-Law Update

Daryl Abbs and Navreet Bains Watson & Associates Economists Ltd.

Recommendation
Moved by
Seconded by
That the presentation on the New Development Charges By-Law from
Watson & Associates, be received.
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Adjournment

Recommendation
Moved by
Seconded by

That there being no further business, the Tuesday, April 23, 2024 meeting of the
Special Council Meeting be adjourned at pm.




W & Associates
ECONOMISTS LTD.

2024 Development Charges
Background Study: Council Workshop

Town of Tecumseh
April 23, 2024


Presenter Notes
Presentation Notes
To change the image on this slide:

Go to VIEW > SLIDE MASTER.
Find the slide you want to update and right click on the image. 
Select FORMAT PICTURE.
Under SHAPE OPTIONS or FILL, you will have the option to insert an image from your files or your clipboard.
The photo will be distorted to the ratio of the shape – to fix this, go to the pink FORMAT tab in the menu bar and select FILL from the CROP drop-down. 
This will reset the photo to its proper proportions and fill the shape of the image placeholder. 
From there you can move the image or scale it to fit in the shape however you like (always hold down the shift key when resizing the photo so that it maintains its correct aspect ratio). 
Go to the MASTER tab and select CLOSE MASTER VIEW to get back to your presentation.




Agenda

Introductions

Overview of Process — Timelines
Development Charges Act Overview
Changes to the Development Charges Act
Overview of Current Charges and Policies
Survey of Municipal D.C.s

Next Steps

Questions



Overview of Process —Timelines

January to April 2024
Data collection, staff review, D.C. calculations and policy work

April 23, 2024
Council Workshop

May 2024
Release of Final Background Study

July 9, 2024 (tentative)
Mandatory Public Meeting

July 23, 2024 (tentative)
Council Consideration of By-law
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Development Charges Act
(D.C.A.) Overview

Town of Tecumseh 2024 Development Charges
Background Study



Development Charges (D.C.)

Purpose:

To recover the capital costs associated with residential and non-
residential growth within a municipality

The capital costs are in addition to what costs would normally be
constructed as part of a subdivision (i.e. internal roads, sewers,
watermains, sidewalks, streetlights, etc.)

D.C.s are typically paid to the municipality prior to receiving a building
permit

Municipalities are empowered to impose these charges via the
Development Charges Act (D.C.A.)

7



Relationship Between Needs to Service Growth vs.
Funding
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Municipal Financial Planning Framework ﬂ

. . G th and
Official Plan rown dn

Development

. .
Official Plan
Council Adopted - February 23, 2021

eeeeeeeeeeee

2018 Water and Wastewater
Master Plan Update

Capital Needs t
Master Plans Subport Growth,

Cim

Development Charges Background
Study

Town of Tecumseh

Funding for Capital
Needs to Support

Development
Charges Growth




Overview of the D.C. Calculation

Development Charge
per Unit
(for Residential Growth)

Cost of Infrastructure
Required to -
Accommodate

Growth

Residential and Non-

residential Growth Development Charge

per Sq.ft.
(for Non-residential
Growth)

4



Methodology for Calculating a D.C. P/

The following provides the overall methodology to calculating the charge:
1. Identify amount, type and location of growth

2. ldentify servicing needs to accommodate growth

3. ldentify capital costs to provide services to meet the needs

4. Deduct:

I.  Grants, subsidies and other contributions
ii. Benefit to existing development
lii.  Amounts in excess of 15-year historical service calculation

iv. D.C. Reserve funds (where applicable)
5. Net costs then allocated between residential and non-residential benefit

6. Net costs divided by growth to calculate the D.C.



D.C. Eligible Services

Water
Wastewater

Storm water drainage

O DN =

Services related to a
highway

5. Electrical power
services.

6. Toronto-York subway
extension.

7. Transit

8. Waste diversion
9. Policing
10.Fire protection
11. Ambulance

12. Library
13.Long-term Care

14.Parks and Recreation

12
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15. Public Health services

16. Childcare and early
years services.

17.Provincial Offences Act

18. Emergency
Preparedness

19. Airports (Waterloo
Region only).



Maximum Charge Capped by Service Standard Calculation P/

« Service standard measure provides a ceiling on the level of the charge
which can be imposed

7

 The D.C.A. requires the calculation to be based on “quantity” and “quality
measures and are averaged over the past 15 years

* Note that this measure does not apply to water, wastewater, storm water
and Transit (which now has a forward-looking service standard)

*Amended as per Bill 23 13



2019 Service Standard Example

Town of Tecumseh
Service Standard Calculation Sheet

Service:
Unit Measure:

Description

Sq

Fire Facilities
ft. of building

2009

2010

“

2019  Value/sq.ft.

2018 Bld'g with land,

Value site works,
($/sq.ft.) etc.

Station # 1 6,480 6,480 6,480 6,480 6,480 6,480 6,480 6,480 6,480 6,480 $284 $351
Station # 2 6,088 6,088 6,088 6,088 6,088 6,088 6,088 6,088 6,088 6,088 $274 $485
Station # 2 Training Building (Smoke House) 800 800 800 800 800 800 800 800 800 800 $48 $55
Station # 2 Training Tower - - - - 112 112 112 112 112 112 $1,720 $1,720
Station # 2 Confined Space Training Facility - - - - - - - 1 1 1 $50,600 $50,600
Total 13,368 13,368 13,368 13,368 13,480 13,480 13,480 13,481 13,481 13,481
Population 23,836 23,713 23,610 23,469 23,348 23,270 23,168 23,228 23,421 23,467
Per Capita Standard 0.5608 0.5637 0.5662 0.5696 0.5774 0.5793 0.5818 0.5804 0.5756 0.5745

10 Year Average 2009-2018
Quantity Standard 0.5729
Quality Standard $402
Service Standard $230

D.C. Amount (before deductions) 20 Year
Forecast Population 6,875
$ per Capita $230
Eligible Amount $1,583,863
14
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2019 Service Standard Example (cont'd)

Town of Tecumseh
Service Standard Calculation Sheet

Service:
Unit Measure:

Description

Fire Facilities

Value of facilities ($

7

Station # 1 2274480 | 2274480 | 20274480 | 2274480 | 20274480 | 2274480 | 2274480 | 20274480 | 2274480 | 2,274,480
Station # 2 2052680 | 2,952,680 | 2,952,680 | 2,952,680 | 2,952,680 | 2,952,680 | 2.952.680 | 2,952,680 | 2.952.680 | 2,952,680
ﬁt::';’:) #2 Training Building (Smoke 44,000 44,000 44,000 44,000 44,000 44,000 44,000 44,000 44,000 44,000
Station # 2 Training Tower - - - - 192,640 192,640 192,640 192,640 192,640 192,640
Stat!gn # 2 Confined Space Training ) ) ) ) ) ) ) 50,600 50,600 50,600
Facility

Total 5271,160 | 5,271,160 | 50271160 | 5,271,160 | 5,463,800 | 5,463,800 | 5,463,800 | 5,514,400 | 5,514,400 | 5,514,400
Population 23,836 23,713 23,610 23,469 23,348 23,270 23,168 23,228 23,421 23,467
Per Capita Standard 22114 222.29 223.26 224.60 234.02 234.80 235.83 237.40 235.45 234.99

10 Year Average 2009-2018
Service Standard $ per Capita $230
15
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Capital Costs ¢

Acquire land or interest in land

Improve land

* Acquire, lease, construct or improve buildings, facilities and structures
(includes furniture and equipment)

- Equipment and rolling stock Capital
_ Costs must
« Capital component of a lease for the above be related
. . . G e ligibl
 Circulation materials for Libraries (County responsibility) tge?\;?ée:

Studios foral o 5. Bad | Stud

* |Interest on money borrowed to pay for the above

*Amended as per Bill 23 — potentially adding b4ck in via Bill 185 13


Presenter Notes
Presentation Notes
Buildings – need to align with DC eligible services – e.g. not Town Hall unless related to eligible services


Capital Costs (cont'd) P/

« Any planning horizon for future capital needs can be used, except for Transit
(which is limited to 10 years)

« Capital costs must be reduced by grants, subsidies and other contributions.

« May include authorized costs incurred or proposed to be incurred by others on
behalf of a municipality/local board

« Certain Capital Costs may not be included:

Parkland Acquisition
Vehicle & Equipment with avg. life of <7 yrs.
Computer Equipment that is not integral to the delivery of the service

Studies

Possible removal of land acquisition for services (yet to be defined by the regulations)

*Amended as per Bill 23 — potentially added baék in via Bill 185 14


Presenter Notes
Presentation Notes
DC eligible vs. non-eligible 


2019 Capital Worksheet Example

Town of Tecumseh
Service: Fire Facilities

Infrastructure Costs Included in the D.C. Calculation

“

Gross Less: Potential D.C. Recoverable Cost
Increased Service Needs Attributable to Timi Capital Post Period oth Net Canital Benefit t Grants, Subsidies Residential Non-
Prj .No Anticipated Development iming Cost ost Perio e_r et Capita er!e | o and.Oth.er esidentia Residential
(\ED) Estimate Benefit Deductions Cost Existing Contributions Total Share Share
(20198) Development Attributable to New
2019-2038 Development 71% 29%
1 Station 1 Office and Truck Bay Addition 2021 1,260,000 - 1,260,000 - 1,260,000 894,600 365,400
Reserve Fund Adjustment 269,844 (269,844)| (191,589) (78,255)
Total 1,260,000 - - 1,260,000 269,844 - 990,156 703,011 287,145

18

15



Presenter Notes
Presentation Notes
Capital needs – how these get funded. – Need to be evaluated at time of actual cost.. These are only budgeted amounts.  Growth/non-growth shares.



Changes to the
D.C.A.

Town of Tecumseh 2024 Development Charges
Background Study

19

16



History of D.C.s

Amendments to D.C.A. 1997

Bill 134: December 2023
Bill 185: April 2024 (not proclaimed)

20 17

1. Bill 73: January 2016
2. Bill 108: June 2019
3. Bill 138: December 2019
FEIE . . — 4. Bill 197: July 2020
(ot levies) 5. Bill 213: December 2020
. Mid 1950's - November - September 6. Bill 109: April 2022
0 1989 A1909  prosent 7. Bill 23: November 2022
8.
9.


Presenter Notes
Presentation Notes
Bill 134 as well for affordable housing


Recent Changes to the D.C. Legislation #

There were a number of recent changes to the D.C.A. These changes were provided through:
 Bill 108: More Homes, More Choice Act, 2019
Bill 138: Plan to Build Ontario Together Act, 2019

Removed instalment payments for commercial and industrial developments (identified in Bill 108)
«  Bill 197: COVID-19 Economic Recovery Act, 2020
« Bill 213: Better for People, Smart for Business Act, 2020
« Bill 109: More Homes for Everyone Act, 2022

Additional reporting requirements

 Bill 23: More Homes Built Faster Act, 2022
« Bill 134: Affordable Homes and Good Jobs Act, 2023
« Bill 185: Cutting Red Tape to Build More Homes Act, 2024 (not yet proclaimed)

21 18


Presenter Notes
Presentation Notes
108 – rate freeze and installment payments (rental housing and institutional)
197 – CBCs and removal of 10% discount
213 – university exemption
109 – additional reporting requirements
23 and 134 – discussed next few slides


Bill 23 Overview P/

* The Province passed Bill 23: More Homes Built Faster Act, 2022 on
November 28, 2022

« This Bill amends a number of pieces of legislation, including the
Development Charges Act (D.C.A.), and the Planning Act

« These changes impact development charges (D.C.s), community benefits
charges (C.B.C.s), and parkland dedication

« The changes provided through Bill 23 negatively impact municipalities’
ability to collect revenues to fund growth-related capital expenditures

22



Changes to the D.C.A.

Bill 23 ﬂ

Additional D.C. Exemptions:

/ Currently in Force: \

* Inclusionary Zoning Units: Affordable housing units required under inclusionary zoning
by-laws

* Non-Profit Housing: Non-profit housing units are exempt from D.C. instaliment.
Outstanding installment payments due after this section comes into force will also be
exempt from payment of D.C.s.

« Additional Residential Unit Exemptions: units in existing rental buildings, 2nd and 3rd

\ units in existing and new singles, semis, and rowhouses /

-

Currently Not in Force (additional details provided on next slide):
 Affordable Rental Unit
 Affordable Owned Unit

« Attainable Unit
\_ ,

23
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Changes to the D.C.A. — Affordable/Attainable Definitions ¢
Bill 23/Bill 134

Definitions for “affordable” under the D.C.A. were updated by Bill 134, which received Royal Assent on
December 4, 2023:

Bill 23 Definitions Bill 134 Definitions

Affordable Rental Unit: where rent is no more Affordable Rental Unit: rent is less than 30% of
than 80% of the average market rent, as defined the 60t percentile of income for rental households
by a new Bulletin* or average market rent set out in a new Bulletin*

Affordable Owned Unit: cost is less than 30% of
the 60" percentile of income for households in the
municipality or 90% of the average purchase price
as defined in a new Bulletin*

Affordable Owned Unit: where the price of the
unit is no more than 80% of the average purchase
price, as defined by a new Bulletin*

Attainable Unit: yet to be defined by legislation

Implementation of the Affordable Residential Unit exemptions expected to occur on June 1, 2024 (note: does

not include Attainable Units).
24 21
*Bulletin to be published by the Ministry of Municipal Affairs and Housing


Presenter Notes
Presentation Notes
 - Some of the issues with entering into the agreement with who?
 - Additional administration requirements and costs to track this


Changes to the D.C.A. ﬂ
Bill 23

D.C. Discounts:

Rental Housing Discount (based on number of bedrooms — 15%-25%)

D.C. Revenue Reduction:

Removal of Housing as an Eligible D.C. Service
Capital Cost Amendments (restrictions to remove studies and land)
Historical Levels of Service from 10 years to 15 years

Mandatory Phase-In of D.C. (Maximum charge of 80%, 85%, 90%, 95%, 100% for first 5 Years of the by-
law) - These rules apply to a D.C. by-law passed on or after January 1, 2022

D.C. Administration:

Maximum Interest Rate for Installments and D.C. Freeze (maximum interest rate would be set at the
average prime rate plus 1%)

Requirement to Allocate 60% of the monies in the reserve funds for Water, Wastewater, and Services
Related to a Highway

D.C. by-law expiry extended to 10 years 25 *Note: expected to be removed by Bill 185 22



Changes to the D.C.A.
Bill 185

- Bill 185 was released on April 10, 2024, and proposes the following
changes:

Removal of the mandatory phase-in of charges
Re-inclusion of studies as an eligible capital cost

D.C. rate freeze for site plan/zoning by-law amendment applications:
reduction from two years to 18 months

Implementation of Affordable Residential Unit exemption (June 1, 2024)
Introducing process for minor amendments to D.C. by-laws

Modernizing public notice requirements

26



Overview of Current Charges and
Policies

Town of Tecumseh 2024 Development Charges
Background Study

27
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Current D.C. Rates

Residential Non-Residential
. . . . Special Per sq.ft. of
Service Single & Semi Multiples Apartments with Apartments with Care/Special Gross Floor
Detached >= 2 Bedrooms < 2 Bedrooms . .
Dwelling Units Area
Municipal Wide Services
Services Related to a Highway 7,902 5,037 4,404 3,404 2,845 3.90
Fire Protection Services 642 410 358 277 231 0.31
Policing Services 189 120 105 81 68 0.10
Parks and Recreation Services 6,479 4,130 3,613 2,791 2,333 0.46
Library Services 222 141 124 96 80 0.01
Growth Studies 2,245 1,431 1,252 967 808 1.41
Water Services 2,099 1,339 1,171 904 2,301 0.98
Total Municipal Wide Services 19,777 12,608 11,028 8,521 8,665 717
Urban Services
W astewater Services 6,389 4,072 3,562 2,753 756 2.81
Total Urban Services 6,389 4,072 3,562 2,753 756 2.81
GRAND TOTAL RURAL AREA 19,777 12,608 11,028 8,521 8,665 717
GRAND TOTAL URBAN AREA 26,166 16,680 14,590 11,274 9,421 9.98
28 25




Mandatory Exemptions ﬂ

Upper/Lower Tier Governments and School Boards;
Industrial building expansions (may expand by 50% with no D.C.);

Development of lands intended for use by a university that receives operating funds from the
Government (as per Bill 213);

Discount for Rental units based on bedroom size;

May add up to 2 apartments in an existing or new detached, semi-detached, or rowhouse (including
in an ancillary structure) (e.g. A.D.U.s);

Add one additional unit or 1% of existing units in an existing rental residential building (e.g. A.D.U.s);
Affordable inclusionary zoning units (not currently applicable to the Town)

Non-profit Rental Housing;

Phase-in of D.C.s;

Affordable units (Expected to be in force June 1, 2024); and

Attainable units (to be in force at a later date).

*Amended as per Bill 23
*Expected to be removed as per Bill 185 29 26


Presenter Notes
Presentation Notes
Affordable inclusionary zoning units (not currently applicable to the Town) – OP and ZBL may change this
Affordable Housing
 - Some of the issues with entering into the agreement with who?
 - Additional administration requirements and costs to track this



Discretionary Exemptions /

« Reduce in part or whole D.C. for types of development or classes of
development (e.g. industrial or churches)

- May phase-in over time

- Redevelopment credits to recognize what is being replaced on site (not specific
in the Act but provided by case law)

 The Town’s by-law states that development is only eligible for redevelopment credits if the
existing building was demolished within 60 months prior to the date of payment of D.C.s

Town’s Current Discretionary Exemptions:

« Non-residential farm buildings constructed for bona fide farming uses

30



| ocal Service Policies

New section 59.1(1) and (2) of the Act “No Additional Levies™ - prohibits

p7

municipalities from imposing additional payments or requiring construction of a
service not authorized under the D.C.A., therefore, need to be clear:

What will be included in the D.C.; and

What will be required by developers as part of their development agreements

ltems considered in Local Service Policies may include:

* Local, rural, collector & arterial .
roads, .
* Intersection improvements & .
traffic signals, .

« Streetlights & sidewalks,
 Bike Routes/Bike Lanes/Bike
Paths/Multi-Use

31

Trails/Naturalized Walkways,
Noise Abatement Measures,
Land dedications/easements,
Water, Wastewater &
Stormwater, and

Park requirements.



Current Local Service Policy Schematic

Water Wastewater Roads Stormwater
Arterial roads, sidewalks,
streetlights, land, and
associated infrastructure
v
Collector and local roads,
P . tat Pumbing stations sidewalks, streetlights, and
umping stations ping associated infrastructure
external to development
v v v
Watermains external to Sanitary sewers external to Intersection improvements
development exceeding development exceeding unrelated to a specific
300 mm 375 mm development
v v v
Watermains internal to Sanitary sewers internal to i
development exceeding 300 development exceeding 375 Traffic control systems and
mm (oversizing only) mm (oversizing only) signals
Connections of watermains Connections of sewers from a Collector and local roads, Stormwater management
from a development to trunk development to trunk sidewalks, streetlights, and facilities 9

mains/pumping stations

mains/pumping stations

associated infrastructure

v

v

v

\ 4

Watermains internal to
development not exceeding

Sanitary sewers internal to
development not exceeding

Intersection improvements
related to a specific

Storm sewer mains

*Parkland development not included above

300 mm 375 mm development
l \ 4
Linear mains up to 300mm Linear mains up to 450 mm 32

“

Development
Charges

Direct Developer
Responsibility
(i.e. Local
Service)

29



Other Matters /

Cross Subsidization - the act clarifies that a cost recovery shortfall from one
type of development may not be made up through higher charges on other
development. However, it also clarifies that the charge for any particular
development does not have to be limited to the cost increase attributable to that
development

Background Study - It is mandatory that a D.C. Background Study be
prepared and be available to the public (along with a draft D.C. by-law) at least
two weeks prior to the public meeting and 60 days prior to by-law passage

Indexing: Without amendment to the D.C. by-law, D.C.s shall be indexed on a
mandatory basis every January 18t in accordance with the Statistics Canada
Quarterly, Non-Residential Building Construction Price Index (Table 18-10-

0276-02) for the most recent year-over-year period.
33



Other Matters (Cont’d) P/

Timing of Payment: Typically, D.C.s for all services are payable upon issuance
of a building permit for each dwelling unit, building, or structure, subject to early or
late payment agreements

- Instalment Payments: Rental housing and institutional developments pay D.C.s in 6
equal annual payments commencing at occupancy, subject to annual interest
charges at a maximum interest rate of the average prime rate plus 1%

- Rate Freeze: The D.C. amount for all developments occurring within two (2) years of
a site plan or Zoning By-law Amendment planning approval shall be determined
based on the D.C. in effect on the day the applicable Site Plan or Zoning By-law
Amendment application was submitted, subject to annual interest charges at a
maximum interest rate of the average prime rate plus 1%

*Proposed to be within 18 months as per Bill 185 34
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Identify Bill 108


Survey of Municipal D.C.s

Town of Tecumseh 2024 Development Charges
Background Study
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Survey of Comparator Municipalities — Single/Semi-Detached

Charge Per Single Detached Unit |5)

20,000

70,000

60,000 -

50,000 -

40,000 ~

30,000 -

20,000 -

10,000 4

W Lower Tier @ Educstion

z
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Survey of Comparator Municipalities — Commercial (per sq.ft.) ﬂ

Charge Per 5q.Ft. of GEA (5]

30.00

20.00

10.00

5.00

W Loweer Tier
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Survey of Comparator Municipalities — Industrial (per sq.ft.)

Charge Per 5q.Ft. of GFA [5)

30.00

20.00

10.00

.00

Q.00

W Lower Tier

38
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Next Steps

January to April 2024
Data collection, staff review, D.C. calculations and policy work

April 23, 2024
Council Workshop

May 2024
Release of Final Background Study

July 9, 2024 (tentative)
Mandatory Public Meeting

July 23, 2024 (tentative)
Council Consideration of By-law

39
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Questions

40
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