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To: Members of the General Committee

From: Richard Freymond, Commissioner of Corporate and
Legislative Services

Meeting Date: June 27, 2022

Subject: Notice of Public Meeting — Development Charge Background
Studies and Community Benefits Charge, Report CLSFS22-019B

Purpose

A report to advise Council that a virtual public meeting will be held on Monday, June 27,
2022 at 5:00 pm to present the Planning Area Specific Development Charges
Background Study and the City-wide Development Charge Background Study and to
hear public delegations. The Community Benefits Charge discussion paper, or ‘White
Paper’ as referred to by Hemson, will also be presented.

Recommendations

That Council approve the recommendations outlined in Report CLSFS22-019B dated
June 27, 2022, of the Commissioner of Corporate and Legislative Services, as follows:

a) That Report CLSFS22-019B advising Council that a virtual public meeting will be
held on June 27, 2022 at 5:00 pm to present the 2022 Planning Area Specific
Development Charges Background Study and the 2022 City-wide Development
Charge Amendment Background Study and to hear public delegations, be
received for information;

b) That the Community Benefits Charge White Paper attached as Appendix C to
Report CLSFS22-019B, be received for information.
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Budget and Financial Implications

There are no budget or financial implications of receiving this report. A report will be
presented to the July 11, 2022 General Committee containing specific
recommendations stemming from both Development Charge Background Studies and
which addresses feedback received during the June 27, 2022 public meeting.

Background

Development Charges (DC) have been levied in the City since 1999 and resulting by-
laws have a maximum lifespan of five years. The DC background study process, which
is required prior to passing a new by-law, ensures that DC rates included in the by-laws
fulfill several ongoing key objectives:

. that growth continues to pay for itself so that the burden arising from
development-related capital costs does not fall on existing residents in the form
of higher taxation and user fees;

o to provide the appropriate level of DC capital funding for infrastructure required
by ongoing development in the City;

. to ensure that the resulting DC rates are fair and equitable to all stakeholders;
and do not act as an unnecessary disincentive to development occurring in the
City.

The City of Peterborough levies two types of development charge, (1) City-wide charges
and (2) planning growth area specific charges. There are eight planning growth areas
within the City. Each has its own DC rate which is paid by developers over and above
the City-wide development charge. A further PUC charge is paid directly to the
Peterborough Utility Commission for growth related water infrastructure. In addition to
these, in April 2022, two local school boards imposed development charges, which the
City is required to collect at the time of building permit issuance, on the school boards’
behalf.

Current Scope of Work

Hemson Consulting Ltd. was retained in October 2021 to assist the City in preparing
new DC Background Studies. Hemson'’s scope of work comprises three components:

1. Planning Area Specific Development Charges Background Study - On July
31, 2022, the series of By-laws 17-072 to 17-079 inclusive, to impose DCs for the
recovery of growth area-specific engineered services in each City Planning Area
will expire. A new Area-Specific Development Charges (ASDC) Background
Study in the eight specific planning areas is necessary to replace the existing
ASDC By-laws;
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2. Limited scope amendment to the 2019 City-wide Development Charges
Background Study - On September 18, 2020 Bill 197 amended the
Development Charges Act (DCA) and the Planning Act. A limited scope
amendment to the 2019 City-wide Development Charges (City-wide DC)
Background Study as part of a process to update By-laws 19-095 and 19-096 is
being prepared primarily in response to these recent legislative amendments.
Only the DCs for the so-called “soft services” of Library, Parks, Recreation,
Waste Management, Affordable Housing, General Government and Parking are
being amended.

3. Community Benefits Charges White Paper - Hemson authored a position
paper on Community Benefits Charges (CBCs) under the Planning Act that
summarizes their implementation in other municipalities and assesses their
applicability to the City of Peterborough.

June 27, 2022 Public Meeting

A virtual public meeting will be held on June 27, 2022 at 5:00 pm during which Hemson
will present the findings from the Planning Area Specific Development Charges
Background Study (ASDC Study) (attached as Appendix A) and the City-wide
Development Charges Amendment Background Study (City-wide Study) (attached as
Appendix B) and proposed DC by-laws. The Community Benefits Charges White Paper
(attached as Appendix C) will also be presented. Members of the public will then have
an opportunity to make presentations to Council concerning the proposed new
Development Charges.

The Development Charges Act, 1997 stipulates that before passing a development
charge by-law, Council shall hold at least one public meeting. The public meeting was
advertised in Peterborough This Week on June 1, 2022 and the Peterborough Examiner
on June 4, 2022) and the Background Studies were made available as of May 26, 2022
for pick up at the Clerk’s Office and on the City’s website at www.peterborough.ca.

Council is not required to make any final decisions during the public meeting or give
direction to staff. Council can ask questions of presenters for clarification. A staff report
will be presented to the July 11, 2022 General Committee, setting out the final
recommendations and the proposed by-laws, and it will address any issues raised
during the public meeting.

Study Complies with the Act and Steering Committee Established

The Study has been undertaken in compliance with the provisions of the Development
Charges Act, 1997 (DCA) and its regulation (Ontario Regulation 82/98). A
Development Charges Steering Committee was established to oversee the Study that
included two representatives from the Peterborough and the Kawarthas Homebuilders
Association and two community representatives. The Committee included:
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Chief Administrative Officer

Commissioner of Infrastructure and Planning Services
Commissioner of Corporate and Legislative Services
Commissioner of Community Services

Manager of Financial Services

Manager of Planning

Manager of Infrastructure Management

Financial Analyst, Special Projects

Mike Davenport, representative from the PKHBA
Paul Dietrich, representative from the PKHBA,
Stephen Hill, community representative;

Laura Keresztesi, community representative;

Planning Area Specific Development Charges (ASDC) Background Study

With the expiry of the ASDC By-laws 17-072 to 17-079 inclusive, a new ASDC
Background Study pertaining to sanitary trunk sewers, stormwater facilities, servicing
and planning studies in the eight specific planning areas is necessary to replace the
existing ASDC By-laws.

The Study supports both rate increases and decreases across the various planning
areas. Lily Lake experiences the largest decrease from a current to calculated rate of
31%. The other planning area with a decrease is the Liftlock area. Jackson has the
largest increase at 55%. Carnegie East and West and Chemong East and West and
Coldsprings are also experiencing increases to the area specific charges. Table 1
shows the current and proposed residential area specific DC rates to take effect August
1, 2022.

There are multiple factors leading to rate changes including shifts in project growth,
increased costs, and higher borrowing costs. Altogether there is capacity for an
additional 10,620 residential units to be constructed to build-out the areas. This
translates into a population in the new units of approximately 26,200. The Official Plan
now contemplates industrial land designations in both Chemong West and Coldsprings
shifting the projected growth. The non-residential development forecast for these two
planning areas is for employment growth of 1,760 and associated new building
floorspace of 158,400 square metres.

All construction costs are shown in 2022 dollars. Higher tendered project costs have
been included, with a notable increase for the Bethune Street Sanitary Trunk Sewer
impacting the DC rates in Carnegie East and West and Chemong East and West. Also,
a new pumping station is now included in Jackson which was not contemplated in the
previous 2017 Background Study.
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The development-related capital program is comprised of sanitary and storm sewer
works, storm water management ponds and various studies totaling an estimated $81.6
million.

Table 1 - Current and Proposed Residential Area Specific DC Rates to Take Effect
August 1, 2022

If implemented, the non-residential charges calculated for Chemong West of $45.82 per
square metre and Coldsprings of $35.38 per square metre would be the first non-
residential ASDCs to be imposed in the City.

2022 City-wide Development Charges Scoped Amendment Background Study

On January 1, 2020 and September 17, 2020 through Bill 108, the More Homes, More
Choice Act, and Bill 197, the COVID-19 Economic Recovery Act, the Development
Charges Act (DCA) and the Planning Act were amended. A limited scope amendment to
the 2019 City-wide Development Charges (City-wide DC) Background Study as part of
a process to update By-laws 19-095 and 19-096 is primarily in response to these recent
legislative amendments, with adjustments for major changes to the capital program
within these service areas. Specifically, the scope of this amendment addresses the
following items:

a. eliminate the DC for parking service in the by-laws as Parking is no longer
eligible for DC funding;

b. amend the by-laws to “top up” key services that could previously only be
90% DC-funded (the so-called “soft services” of General Government,
Library Services, Recreation, Parks, Affordable Housing, and Waste
Management);
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c. amend the capital program pertaining to the previous soft services to
reflect significant changes such as the revised funding model for the City’s
new twin-pad arena and the relocation of DelaFosse Library

The DC rates for Fire Services, Police Services, Public Works, Transit Services, Roads
and Related and Sewage Treatment have not been altered. The following discussion
regarding the development forecast and capital program relate only to those six services
that are being amended:

e General Government

* Library Services

e Recreation

» Parks

* Affordable Housing

» Waste Diversion Services

Development Forecast

For the purposes of this amendment study, the forecasts are consistent with the City’s
2019 Development Charges Background Study in that the City is assumed to achieve
the same population by 2028. However, in this amendment, adjustments have been
made to 2021 population and occupied dwelling figures to reflect newly released
Census data. Data on building permits and housing completions since 2019 have also
been updated based on information from Statistics Canada and the Canada Mortgage
Housing Corporation (CMHC).

The forecast maintains the same 2028 planning horizon that was used for the 2019
Development Charges Background Study for general services. As such, a 7-year
forecast, from 2022 to 2028, is used for the general services under review through this
amendment study.

The forecast has projected growth in the 2022 to 2028 period to accommodate 11,734
persons in 4,989 new dwelling units. The non-residential portion of the forecast is based
on the projected increase in employment levels and amount of new building space
required to accommodate them. The forecast projects a growth of approximately 2,816
new employees in roughly 175,999 square metres of new non-residential building floor
area. This is relatively stable in comparison to 2014, when the forecasted growth in
employment was 4,790 new employees accommodated in 338,430 square metres of
new non-residential building space. A shift of growth into the latter years of the
development forecast has put downward pressure on the proposed development charge
rates.

Development Related Capital Program

The capital program set out in this 2022 Development Charges Amendment Study is
largely consistent with the capital program included in the 2019 Development Charges
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Background Study. Project timing, costs and grant funding have been adjusted to reflect
the latest information included in the 2022 Capital Budget and Forecast.

The most significant change in the capital program is in Recreation. Although the 2019
DC Background Study reflected the construction of a new arena and aquatic complex,
this amendment study accounts for the withdrawal of federal and provincial grant
funding (previously $49.8 million). The entire $90.0 million cost of the facility is now
being borne by the City. The benefit to existing residents of $23.7 million accounts for
the replacement of the existing ice pad at the Northcrest Arena and is not eligible for DC
funding. Of the total facility cost, $28.9 million is eligible for development charges
funding within the 7-year forecast period.

Proposed Rates

As shown in Table 2, the proposed rate for the City-wide residential rate, to take effect
August 1, 2022, would be 12.7% ($34,795 to $39,224) more than the current rate and
the non-residential rate would be lower by 3.3% ($145.71 to $140.91).

Table 2 - Current and Proposed Residential City-wide DC Rates to Take Effect
August 1, 2022

Current Calculated
Service Singles & Semis | Singles & Semis Difference in Charge

Charge Charge
Ganeral Governmant §205 %256 i§3a) 132%
Library Services 1207 $1,098 (§109) 9.0%
Fire Sarvices” S8O7T 807 $0 0.0%
Police Services® £448 5448 &0 005%
Recreation 52,2585 §7.853 §5,5498 248.2%
Parks 52,745 §2,950 §214 rH%
Public Waorks® §845 5845 $0 0.0%
Parking** $1.13% 50 ($1.139) 100.0%)
Transit Services” 52,245 §2.245 $0 0.0%
Allordable Housing £335 £262 (573) 218%
Waste Managemen L §172 5149 ($23) 135%
Subtotal General Services 512,493 516,922 4429 35.5%
Roads & OLher Cily Wide Enginearing* £21.127 $£21.127 £0 0.0%
Sewage Trealmenl® $1.175 $1.175 50 0.0%
Subtotal Engineared Services 222,302 522,302 20 0. 0%
TOTAL CHARGE PER UNIT 534,795 539,224 S4.429 12.7%
* Current charge in by law il lefl unchanged.
** Mo longer eligible for recovery under the DCA
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Table 3 provides a comparison of the current and calculated rates for both the City-wide
Development Charge and Area Specific Development Charge to take effect August 1,
2022, assuming the proposed rate increase is approved.

Table 3
Current and Calculated City-wide and Area Specific DC Rates August 1, 2022

Residential — Single and Semis

Charge per Single Detached Unit Difference in Charge
Pl ing A
anning Area Current Charge Calculated Charge % %

City-Wide $34.795 339,224 12.7%
Jackson $37.384 144,247 15.7%
Carnegie East 44328 $50,481 139%
Carnegie West F41 585 347,130 13.3%
Chemong East T44 266 349,215 11.2%
Chemong West F4L4T3 $51,390 13.0%
Liftlock F47.017 $50,1859 6.7%
Coldsprings 342 626 $4R.617 13.9%
Lily Lake 44 05 345,610 36%

Non-Residential

Charge per M* Difference in Charge
Pl ing A
anning Area Current Charge Calculated Charge % %

City-Wide $145.71 $140.91 ($4.20) -3.3%
Jackson 314571 $140.91 54.20) -3.3%
Carnegie East $145.71 $140.91 154.20) -3.34
Carnegie West $14571 $140.91 ($4.20) -3.34
Chemong East F14571 514091 ($4.20) -3.3%
Chemong West F14571 F1BE.74 $41.03 28,24
Liftleck $14571 $140.91 (H4.20) -3.3%
Coldsprings 314571 F176.29 33058 21.00%
Lily Lake $145.71 $140.91 (34.20) -3.3%

The increase in proposed development charges are due to the significant number of
large capital projects in which the City is looking to invest over the planning horizon, the
associated cost increases, shifts in project growth, and absence of provincial and
federal grant funding. Portions of the capital forecast that are related to the replacement
of existing facilities, shares of projects that benefit the existing population, or growth
anticipated to occur beyond the planning period are accounted for as a reduction. After
these reductions, the remaining development related capital costs are brought forward
to the development charges calculation. Staff are of the opinion that although the 4%-
16% residential rate increases are significant, the overarching principle that “growth
pays for growth,” should be adhered to.
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The proposed charges are in line with comparable municipalities as shown in Table 4.

Table 4 - Municipal Comparison of proposed Residential DC rates

Community Benefits Charges

The Provincial government has modified the way in which municipalities can secure
payments from developers for “community benefits”, and how this revenue is to be
managed and spent for “growth-related” capital costs. By replacing the current “density
bonusing” provisions of the Planning Act with a new authority to level Community
Benefits Charges (CBCSs), it aims to create more certainty and predictability for
developers, provide limits on the amount of the charge, and give municipalities more
flexibility on how to spend the funds.

Density bonusing has generally been used in larger metropolitan centres such as
Toronto, Ottawa and Vancouver. The City of Peterborough has never used density
bonusing. The CBC legislation is broader than the old density bonusing provisions but
only allows local municipalities to impose a charge against any building that is five or
more storeys and contains ten or more residential units — effectively apartment
buildings. There is a potential disincentive to higher density development, including
affordable housing, as the CBC charge would be over and above the City’s
development charges and parkland dedication requirements. However, the CBC
revenue could support a broad range of growth-related capital works benefitting the
development paying the charge (ie: apartment buildings).

The amount of CBCs payable by applicable development cannot exceed an amount
equal to four per cent of the value of the land on the day before the first building permit
is issued. Based on recent and projected development of applicable apartment
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budlings, the City’s annual CBC revenue is estimated to range between $12,000 to
$23,000 per year dependent on low versus high development forecast scenarios.

In keeping with Hemson’s CBC White Paper attached as Appendix C, Staff recommend
that the City adopt a ‘wait and see’ approach until 2024 to coincide with the City
embarking on a full City-wide Development Charges Background Study. This will allow
a better understanding of the implementation of CBCs based on the experience of other
municipalities and the results of potential CBC appeals.

Summary

The fundamental principle behind development charges is that the costs of growth-
related infrastructure should be primarily borne by the beneficiaries of such
infrastructure. Existing taxpayers should not be required to pay for a substantial portion
of the costs of growth-related infrastructure.

The report on July 11, 2022 will address any other issues that may arise during the
June 27, 2022 public meeting.

Submitted by,

Richard Freymond
Commissioner of Corporate and Legislative Services

Contact Name:

Yvette Peplinskie

Phone: 705-742-7777 Ext. 1862

Toll Free: 1-855-738-3755

Fax: 705-876-4607

E-Mail: ypeplinskie@peterborough.ca

Attachments:

Appendix A - Planning Area Specific Development Charges Background Study (2022)
Appendix B - City-wide Development Charges Amendment Background Study (2022)
Appendix C - Community Benefits Charges White Paper
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Prepared by Hemson for the City of Peterborough

Planning Area-Specific
Development Charges
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May 26, 2022

l 1000 — 30 St. Patrick Street, Toronto, ON M5T 3A3
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Executive Summary

The following summarizes the findings of the City of Peterborough’s 2022

Planning Area-Specific Development Charges (ASDC) Background Study.

A.

Study Consistent With Development Charges Legislation

This ASDC Background Study calculates development charges for the
City of Peterborough in compliance with the provisions of the
Development Charges Act, 1997 (DCA) and its associated regulation
Ontario Regulation 82/98 (0. Reg. 82/98).

In 2017, the Council of the City of Peterborough passed ASDC By-
laws 17-072 to 17-079 to impose planning area-specific development

charges. The by-laws will expire on August 1, 2022.

The City needs to continue implementing development charges to
help fund capital projects related to development in specific growth
areas of Peterborough so that development continues to be serviced
in a fiscally responsible manner. Adjustments to the development
charge rates are required in order to reflect the revised costs

associated with the infrastructure requirements.

This study identifies the development-related capital costs that are
attributable to the development that is forecast to occur in the City to
build-out of eight planning areas. The costs are apportioned to types
of residential development (single-detached, semi-detached, rows,
apartments) and non-residential development in a manner that
reflects the increase in the need for each service attributable to each

type of development.

The calculated charges are the maximum charges the City could

adopt for each planning area. Lower charges can be implemented.

HEMSON_l Executive Summary | 1
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B.

However, without change to the capital program, lower charges will
need to be funded from non-development charge sources, likely

property taxes.

Development Forecast

City planning staff have revised the planning area development forecasts to

reflect recent development activity and updated development plans. The

planning areas examined in this study are:

= Jackson;

= Carnegie East;
= Carnegie West;
= Chemong East;
= Chemong West;
= Lily Lake;

» Liftlock; and

= Coldsprings.

The residential development forecast for the planning areas consists
of high, medium and low density housing units. Altogether there is
capacity for an additional 10,620 units to be constructed to build-out
of the areas. This translates into a population in the new units of

approximately 26,200.

The non-residential development forecast for two planning areas
(Chemong West and Coldsprings) is for employment growth of 1,760

and associated new building floorspace of 158,400 square metres.

Development-Related Capital Program

City engineering and planning staff, in collaboration with the

consulting team, have prepared a development-related capital

| HEMSON_I Executive Summary | 2



Appendix A

program setting out projects that are required to service the

anticipated development in each planning area.

= The development-related capital programs are based on a build-out

planning horizon for each of the planning areas.

= The ASDCs are calculated for the provision of sanitary trunk sewers,
sewage pumping stations, planning and servicing studies, stormwater
management facilities, oversizing costs, recovery of negative reserve

fund balances, and associated financing costs.

= The total cost associated with all of the planning area-specific

development-related works amounts to $81.6 million.

= The position of the ASDC reserve funds varies by planning area.
Overall, there is a $5.2 million deficit, which is eligible for recovery

and has been included in the ASDC calculation.

D. Calculated Development Charges

» The calculated residential development charges are recommended to
vary by unit type, reflecting the occupancy patterns expected in
different built forms and the associated demand placed on municipal

services.

= The calculated non-residential development charges are
recommended to be imposed as a charge per square metre of gross

floor area of new building space.

= The following summarizes the calculated development charges:

HEMSONI Executive Summary | 3
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Calculated Residential Development Charge by Unit Type

Planning Area .Residential A- Residentiz-sll B Residential C
Singles & Semis | Other Multiples Apartments
Jackson $4,203 $3,409 $2,318
Carnegie East $11,257 $9,540 $6,487
Carnegie West $7,906 $6,700 $4,556
Chemong East $10,091 $8,551 $5,815
Chemong West $12,166 $10,310 $7,011
Liftlock $10,965 $9,293 $6,319
Coldsprings $9,393 $7,960 $5,413
Lily Lake $6,386 5,412 $3,680

Calculated Non-Residential Development Charge per Square Meter

Planning Area

Non-Residential
Development
Charge per Sq. M.

Chemong West
Coldsprings

$45.82
$35.38

[HEmsoN]
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Appendix A
1. Introduction and Background

This City of Peterborough Area-Specific Development Charges (ASDC)
Background Study is presented as part of a process to approve a new
development charge by-law in compliance with the Development Charges
Act, 1997 (DCA) and Ontario Regulation 82/98 (0.Reg. 82/98).

The DCA and O. Reg. 82/98 require that a development charges background
study be prepared in which development charges are determined with

reference to:

= a forecast of the amount, type and location of development

anticipated in the municipality;

= areview of future capital projects, including an analysis of gross
expenditures, funding sources and net expenditures incurred or to be
incurred by the municipality to provide for the expected development.
This includes the determination of the development and non-

development-related components of the capital projects;

= an examination of the long-term capital and operating costs for the
infrastructure required for each service to which the development

charge by-laws relate; and

= an asset management plan to deal with all assets whose capital costs
are proposed to be funded under the DC by-law, demonstrating that
all assets included in the capital program are financially sustainable

over their full life cycle.

This study presents the results of the review, which determines the
development-related net capital costs attributable to development that is
forecast to occur in eight planning areas of the City. These development-

related net capital costs are then apportioned among various types of

HEMSON_I Introduction and Background | 5
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residential and non-residential development in a manner that reflects the

increase in the need for each service.

The City currently imposes two types of development charges for the

recovery of development-related capital costs:

1. City-wide uniform development charges — for the recovery of
development-related costs for the provision of General Government,
Library Services, Fire Services, Police Services, Recreation, Parks,
Affordable Housing, Waste Management, Public Works, and Transit
Services. The City-wide charges also recover development-related
costs for Sewage Treatment and Roads and Other City-Wide
Engineering works, which include the provision of wastewater
treatment and major sewage collection, major roads and roadway
structures such as sidewalks, streetlights, and special traffic
management and design features, as well as stormwater management

projects and related studies.

2. Planning Area-Specific Development Charges (ASDCs) — for the
recovery of development-related costs of sanitary trunk sewers,
stormwater facilities, and servicing and planning studies with

localized benefits that accrue to specific planning areas of the City.

The City-wide development charges are imposed uniformly on all
development in the City regardless of its location. The ASDCs are levied on a
planning area-specific basis over and above the City-wide charges. This
study addresses only the ASDCs.

The DCA provides for a period of public review and comment regarding the
proposed ASDCs. The process includes considering and responding to
comments received by stakeholders and members of the public about the
calculated charges and methodology used at a formal public meeting of

Council.

| HEMSON_I Introduction and Background | 6
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As well as the public meeting, the ASDC process has been undertaken in
consultation with a Development Charges Steering Committee comprising
senior City staff, representatives of the Peterborough & The Kawarthas
Home Builders Association, and citizen representatives. The Steering
Committee has been presented with background data and details on key

inputs and assumptions throughout the study process.

In accordance with the DCA, and following Council’s review of the ASDC
Background Study, it is intended that Council will pass new area-specific

development charges for the City’s eight planning areas.

The remainder of this study sets out the information and analysis upon
which the calculated ASDCs are based.

Section Il sets out the planning areas of the City to which the ASDCs would
apply. It also reviews the methodology that has been used to calculate the

charges.

Section Il outlines the residential and non-residential development

forecasts for each planning area over planning period to build out.

Section IV summarizes the future development-related capital costs
required to meet the increased need for area-specific services in each

planning area.

Section V sets out the proposed new ASDC rates for the planning areas and

compares the new rates to those with currently in force.

Section VI examines the long-term capital and operating cost impacts for
the infrastructure included in the Background Study. It also addresses the
asset management provisions required to maintain the development-related

components of the capital projects included in the analysis.

Finally, Section VIl provides a discussion of other issues and considerations

including by-law administration and local service policies.

| HEMSON_I Introduction and Background | 7
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2. Area-Specific Approach Used to Align
Development-Related Costs and
Benefits

Several key steps are required when calculating a development charge.
However, specific circumstances arise in each municipality that must be
reflected in the calculation. In this study, we have tailored our approach to
the City of Peterborough’s unique circumstances, particularly with respect to
each individual planning area. The planning areas examined are:

= Jackson;

= Carnegie East;

= Carnegie West;

= Chemong East;

= Chemong West;

= Lily Lake;

= Liftlock; and

= Coldsprings.
The planning areas (or “growth areas”) are shown in Map 1.

The approach to the proposed development charges focusses on providing a
reasonable alignment of development-related costs with the development
that necessitates them. This background study focusses only on the City’s
planning areas, which is consistent with past practice and is deemed the
best way to align development-related costs and benefits in the newly

developing areas of the City.

| HEMSON | Area-Specific Approach Used to Align Development-Related
| S— ] .
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A. Area-Specific Approach is Appropriate in Peterborough

The DCA provides municipalities with flexibility to define services that will be
included in the development charges by-laws, provided that other provisions
of the Act and Regulation are met. The DCA also requires that the by-laws
designate the areas within which they shall be imposed. Development
charges may apply to all lands in the City or to specifically designated
development areas as specified in the by-laws. The City currently imposes

development charges on both a City-wide and area-specific basis.

The City-wide development charges recover costs related General
Government (i.e. studies), Library Services, Fire Services, Police Services,
Recreation, Parks, Affordable Housing, Waste Management, Public Works,
and Transit Services. The City-wide charges also recover development-
related costs for Sewage Treatment and Roads and Other City-Wide
Engineering works, which include the provision of wastewater treatment and
major sewage collection, major roads and roadway structures such as
sidewalks, streetlights, and special traffic management and design features,

as well as stormwater management projects and related studies.

The City's current ASDCs recover development-related costs for the
provision of some sanitary trunk sewers, pumping stations, stormwater
facilities, and servicing and planning studies to service future growth areas
in the City with unique infrastructure and servicing needs. The area-specific
approach is applied to these services to more closely align the capital costs
for these services with the development in the planning areas that will

directly benefit from the required infrastructure.

The area-specific approach can facilitate front-end financing arrangements
for the designated services should the City choose to use the front-ending
provisions of the DCA. As an alternative, area-specific charges can also
facilitate the use of developer group cost-sharing agreements and similar

agreements.
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B. Key Steps in Determining Development Charges for
Future Development-Related Projects

Several key steps are required in calculating development charges for future

development-related projects. These are summarized below.

i. Development Forecast

The first step in the methodology requires a development forecast to be
prepared over a planning period for each planning area, in this case from
2022 to build-out. The development forecast is based on information on
previously constructed, approved, and future development by type provided
by City staff with reference to existing development plans and master

servicing studies.

For each planning area, future housing units are forecasted based on built
form (low, medium and high density) to build-out of the area. When
calculating the residential development charges, the development-related
net capital costs are divided by the additional population that will occupy the
new housing units. As such, the population in each type of dwelling unit in
each planning area is forecasted using occupancy factors based on Census
data.

For two planning areas—Chemong West and Coldsprings—a non-residential
forecast estimates the amount of building space to be developed over the

planning period build out. The forecast is based on the projected increase in
employment in each area and the anticipated amount of new building space

required to accommodate it.
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ii. Service Categories and Historical Service Levels

The DCA stipulates that development charges cannot be used to increase
the average level of service in the City beyond what has been provided over
the previous ten years on a service-by-service basis. However, 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. For the services
considered under this study, the level of service is established through
engineering standards, Provincial health regulations, and environmental

legislation.

iii. Development-Related Capital Program and Analysis of Costs to be
Recovered Through Development Charges

A development-related capital program has been prepared by City
engineering and planning staff in consultation with the consulting team. The
program identifies development-related projects and gross and net costs,
allowing for capital grants, subsidies or other recoveries as required by the
DCA (s. 5. (2)).

The capital program provides another cornerstone upon which development
charges are based. The DCA requires that the increase in the need for

service attributable to the anticipated development may include an increase:

... only if the council of the municipality has indicated that it
intends to ensure that such an increase in need will be met. (s.
5.(1) 3.)

The development-related capital programs prepared for this study ensure
that DCs are only imposed to help pay for projects that have been or are
intended to be purchased or built in order to accommodate future
anticipated development in each planning area. It is not sufficient in the

calculation of development charges merely to have had the service in the
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past. There must also be a demonstrated commitment to continue to
emplace facilities or infrastructure in the future. In this regard, O. Reg.
82/98, s. 3 states that:

For the purposes of paragraph 3 of subsection 5 (1) of the Act,
the council of a municipality has indicated that it intends to
ensure that an increase in the need 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 council and the plan,
forecast or similar expression of the intention of the council has

been approved by the council.

iv. Attribution to Types of Development

The next stop in the determination of development charges is the allocation
of the development-related net capital costs between the benefitting
sectors. This is typically based on apportionments for different services in
accordance with the demands placed and the benefits derived by the
residential and non-residential sectors. In six of the planning areas all future
development will be residential in nature; as such, all costs are allocated to
the population growth in new units, which yields a development charge per
capita. The per capita charge is applied to different housing types on the
basis of average occupancy, informed by the City of Peterborough Census
data.

Services in the Chemong West and Coldsprings planning areas are deemed
to benefit both the residential and non-residential sectors. The
apportionment of costs for in these areas is based on the expected demand
for, and use of, the service by each sector reflected in shares of population
and employment growth. The non-residential development charges are
calculated based on the growth that is forecast in non-residential building

space in square metres.
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V. Final Adjustments

The final determination of the development charges results from
adjustments made to development-related net capital costs to account for
existing ASDC reserve fund balances (negative or positive) and other

outstanding funding needs.
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3. Development Forecast

The Development Charges Act (DCA) requires the City to estimate “the
anticipated amount, type and location of development” for which
development charges may be imposed. The development forecast must
cover both residential and non-residential development and be specific
enough with regards to quantum, type, location and timing of development
to allow the City to prepare a reasonable development-related capital

program.

This section provides the basis for the development forecast used to
calculate the development charges for each planning area and summarizes
the forecast results. The area of each planning area remains the same as it
was under the 2012 and 2017 ASDC Background Studies. However, the
development forecasts for each area have been updated based on recent
construction activity, updated development plans, and City Official Plan and

secondary plan updates that have taken place in recent years.

A. Residential Development Forecast By Planning Area

Development charges are levied on residential development as a charge per
new unit. Therefore, a projection of both the dwelling units and population in
new units is required. Table 1 summarizes the residential forecast for all
eight planning areas in the City.