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To: Members of the General Committee

From: Richard Freymond, Commissioner of Corporate and
Legislative Services

Meeting Date: July 11, 2022

Subject: Development Charges Final Recommendations, Report
CLSFS22-021

Purpose

A report to recommend Area-Specific Development Charge (ASDC) rates and rate
structures for the Planning Growth Areas of the City of Peterborough for the period
August 1, 2022 to July 31, 2027 and a City-wide Development Charge (DC) rates and
rate structures for City-wide Services for the period August 1, 2022 to December 31,
2024.

Recommendations

That Council approve the recommendations outlined in Report CLSFS22-021 dated July
11, 2022, of the Commissioner of Corporate and Legislative Services, as follows:

a) That the Development Charge rates, as shown on Table 1 and Table 2 of Report
CLSFS22-021 be approved;

b) That the development-related capital program included in the Planning Area
Specific Development Charges Background Study (2022), be adopted subject to
annual review through the City’s normal capital budget process;

C) That By-laws 17-072 to 17-079 and any amendments thereto, be repealed
effective August 1, 2022, provided that the By-laws will continue to be in force
and effect to the extent only of development charges that became payable under
them prior to their repeal and that remain unpaid as at their repeal;
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d) That separate by-laws be passed to impose the Planning Growth Area Specific
Development Charges for each of the eight Growth Areas, with a five-year term
covering August 1, 2022 to July 31, 2027;

e) That the development-related capital program included in the City-wide
Development Charges Amendment Background Study (2022) be adopted subject
to annual review through the City’s normal capital budget process.

f) That by-laws amending by-laws 19-095 and 19-096 be passed to impose the
City-wide Development Charge Rates;

9) That the City receive the report from Hemson Consulting respecting the
Community Benefits Charges dated May 25, 2022, and reconsider the merits of
implementing a Community Benefits Charge By-law as part of the next update of
the City-wide Development Charge Background Study and By-laws in 2024;

h) That the Development Charges be adjusted by the City Treasurer without
amendment to the by-laws annually on January 18t of each year, commencing
January 1, 2023, in accordance with the most recent annual change in the
Statistics Canada Quarterly Construction Price Statistics.

Budget and Financial Implications

If the proposed area specific development charge rates are adopted, and the growth
forecasts set out in the Planning Area Specific Development Charges (ASDC)
Background Study (2022) (ASDC Study) by Hemson Consulting occur, the ASDC
development charge rates are expected to raise about $86.8 million to build out of the
Growth Areas. The capital program is comprised of sanitary and storm sewer works,
storm water management ponds and various studies. By adopting the development-
related capital program contained in the ASDC Study, Council is committing to fund the
$81.6 million development-related capital program from development charges. In
addition, the ASDC reserve funds are in a deficit position of $5.2 million, which will also
be recovered through future development charges.

If the proposed City-wide development charge rates are adopted, and the growth
assumptions outlined in the City-wide Development Charges Amendment Background
Study (2022) (the City-wide Amended Study) by Hemson Consulting occur, the
development charge rates are expected to raise $56.3 million from August 1, 2022 to
December 31, 2024. By adopting the development-related capital program contained in
the Study, Council is committing to fund the $56.8 million portion of the growth-related
capital program related to the so-called ‘soft-services’ from sources other than
development charges (DCs) over the next seven years.

Background
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Both the Planning Growth Area-Specific Development Charges and the City-wide
Development Charges for “soft services” are proposed to be updated.

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. The Planning Area-Specific Development Charges (ASDC)
Background Study for the eight specific planning areas is attached as Appendix
A to this report; and

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
has been 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. The City-wide Development Charges Amendment Background
Study (2022) is attached as Appendix B to this report.

June 27, 2022 Public Meeting

The Development Charges Act, 1997 stipulates that before passing a new or
amended 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 viewing at the Clerk’s Office and on the City’s website
at www.peterborough.ca.

A virtual public meeting was held on June 27, 2022 at 5:00 pm during which Hemson
presented the Planning Area Specific Development Charges Background Study, the
City-wide Development Charges Amendment Background Study (City-wide Study) and
recommendations pertaining to the Community Benefits Charges White Paper (attached
as Appendix C). Hemson'’s presentation is attached as Appendix D.

Members of the public had an opportunity to make presentations to Council concerning
the proposed new Development Charges. Presentations were made by representatives
of the Peterborough & Kawarthas Home Builders Association (PKHBA) and Mr. Murray
Davenport. Copies of their letters are attached to this Report as Appendix E and F,
respectively.

The PKHBA expressed concerns about the increase in the proposed DC rates and its
impact to prospective homeowners. Issues were raised regarding Roads and Other
City-Wide Engineering infrastructure which is not part of this limited scope amendment.
The Roads capital forecast remained unchanged from the 2019 Study. The main
purpose of the limited scope DC Amendment Background Study was to update the City-
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Wide development charges by-laws to reflect legislative changes that have taken place
since 2019 and to reflect the removal of substantial grant funding for the new multi-
purpose recreation complex. Most other inputs and assumptions were left untouched.
The development forecasts were updated to reflect the partial release of 2021 Census
data (in February and April 2022). Otherwise, the planning horizon (to 2028) and long-
term population and employment targets were maintained. Given the lower-than-
anticipated population and housing growth to 2021 (employment figures from the
Census are not yet available) faster growth is required between now and 2028 to
achieve the long-term targets. While the level of growth is high, Hemson’s and staff's
view is that it is not unrealistic given the high rate of housing construction activity in the
City as well as the City’s increasing integration with the broader GTA housing market.
There will an opportunity to adjust the development forecasts during the upcoming full
development charges review in 2024.

Murray Davenport, through his delegation to Council, presented a series of questions
which are addressed below:

1) Why are DC rates paying for the Bethune Street Jackson Creek Flood relief
project? What percentage of the total project cost?

Of the $53.54 million Central Area (Bethune Street) Flood Reduction Project, $11.2
million (or 20%) is funded from development charges. The entire Bethune Street
Sanitary Trunk Sewer portion of the project is being funded from the ASDCs as
growth in the development areas is the driver for increased sanitary system
capacity. The cost is shared between the Carnegie East (29 per cent), Carnegie
West (18 per cent), Chemong East (15 per cent) and Chemong West (38 per cent)
planning areas. In addition, approximately 8% of the flood reduction portion of the
project is funded by city-wide development charges.

2) Why are DC rates paying for a new hockey rink that essentially replaces the
“torn down” Northcrest Arena?

As set out in the DC Amendment Background Study, DCs are not to fund the entire
cost of the new twin pad arena as it is recognized that a portion of this facility will be
replacing the old Northcrest Arena which was decommissioned in March 2020. The
replacement portion has been noted as a benefit-to-existing (BTE) share in the DC
capital program and is based on the proportion of the gross floor area of the new
facility that will be replacing the old Northcrest facility.

The Northcrest Arena was a 2,293 square metre single ice pad facility. On a square
metre basis, this equates to roughly 22 per cent of the GFA of the new 10,590
square metre twin pad arena. Recognizing amenities such as change rooms and
hallways of the new twin pad arena facility will be replacing those included in the
previous Northcrest Arena, an additional 1,600 square metres of the proposed twin
pad arena has been identified as an additional BTE (over and above the straight
replacement). As such, 3,900 square metres (37%) of the proposed twin pad arena
has been deemed a replacement share. Given the gross cost of the proposed twin
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pad arena is $65.0 million, 37% ($23.7 million) has been netted off the total
development charges eligible cost of the project.

3) How much money did the City Capital Budget pay into the DC account on
behalf of:

Habitat for Humanity

reconstruction of the former YMCA

redevelopment of the St. Joseph’s hospital

new apartment buildings within the Central Business District

As of April 30, 2018, through the development charge by-laws, the City has
exempted certain projects from development charges if they are located in the
Central Area as shown on Schedule J of the Official Plan. Specifically, any
development creating at least 15 apartments is exempt. Additionally, any mixed-
use development creating at least 15 apartments and 1,000 square metres of
commercial floor area is exempt (subject to conditions for buildings larger than
these parameters). All apartments in the Central Business District, not meeting
these exemptions, are subject to development charges. Because of the
exemptions, the former YMCA and any development at the former St. Joseph’s
hospital that has occurred after April 30, 2018 is exempt from DCs.

Through Report CSSS20-020 Affordable Housing Community Improvement Plan
Program Incentives for Habitat for Humanity - 33 Leahy’s Lane, dated November 2,
2020 and Report CSSS22-018 Affordable Housing - Habitat for Humanity Leahy’s
Lane Phase 1 and 2, dated June 13, 2022, Council approved development charges
refunds in the amount of $1,096,039 for the Phase 1 and 2 development. DCs will
be collected from the developer, credited to the DC Reserve and then the developer
will be reimbursed through the Housing Services Partnership Reserve, ensuring the
DC Reserve is kept whole.

Through the 2024 DC Background Study process, the City will examine whether to
further adjust its DC reserve funds to account for the above exemptions. In that
way, any DC revenue shortfall arising from the exemptions will not be paid for
through higher DCs imposed on other development in the City.

4-6) How much interest did the DC account earn in Year 2021? How much
interest did the City Capital Budget charge the DC’s in the Year 2021? Does
Council consider the difference in interest to be fair?

The development charges reserve accounts earned $39,415 interest in 2021.
Interest revenue on development charges reserves was calculated based on the
Bank of Canada rate of 0.25%.

Interest paid on outstanding development charges related debt totalled $944,211 in
2021. The debt related interest charged to the DC reserves is the actual interest
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cost incurred for DC related debentures and averages approximately 3.5%. Atthe
end of 2021 there remains $28.0 million in outstanding DC related debt.

7) New development is paying a fee for affordable housing and should not be
expected to design and construct affordable housing units within new
development projects.

Recognizing the need for affordable housing increases as the City grows, an annual
investment in affordable housing has been included in the DC capital program.
Given the broad community benefit of this investment, a 90 per cent BTE has been
deducted from the City’s total capital cost and removed from development charge
consideration. It is noted that the City has been using development charges to pay
for affordable housing for more than a decade.

8) The Hemson report is proposing that new development pay a fee towards
the operation and expansion of the sewage treatment plant. The City of
Peterborough made a deal with the new home building industry, whereby, the
operation and expansion of the sewage treatment plant is funded through the
“User Pay” system. Water metres were installed throughout the City of
Peterborough and each home/business owner pays for “metred water in” and
“sewage flow out” based on “metred water in.”

The City-Wide development charge for Sewage services has not been adjusted
through the Amendment Background Study and Sewage development charge
revenues are not used to fund the operation of sewage treatment plants. The City’s
sewer surcharge cover the operating costs and asset management costs (including
maintenance, repair, rehabilitation, and ultimate replacement) of the plants.
However, they do not fund the growth-related capital expenditures required to
expand the capacity of these facilities in response to development and
redevelopment. The sewage treatment infrastructure expansion costs are funded by
development charges.

Following the Public Meeting, the City received a copy of a County staff report dated
June 29, 2022 to Peterborough County Council regarding the City’s Development
Charges Studies, and is attached as Appendix G. The report recommended that a letter
be sent to the City requesting consideration of the County’s comments in the finalization
of their Development Charges Review. The following addresses the issues raised by
the County:

1) Airport - The City-Wide Amendment Development Charges Background Study
and By-laws that are being brought forward for City Council’s consideration makes no
change to the DCs imposed for the “Roads and Other City-Wide Engineering” and
“Sewage Treatment” services under the current City-Wide DC by-laws. As such, the
DCs for these services will continue to be based on the capital program set out in the
2019 Development Charges Background Study which, in the case of the Roads and
Other City-Wide Engineering, was based on the 2012 Council-approved
Transportation Master Plan. The program includes projects associated with the City
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of Peterborough Airport, both to extend water and sewer services to the Airport (see
p.181 of the 2019 Background Study for details on cost and timing of the works). The
City will be able to update the Roads capital program, including projects related to the
Airport, to reflect changes arising from the new Transportation Master Plan during its
2024 DC Background Study update.

2) Chemong Road North - As noted above, no change to DCs for the Roads and
Other City-Wide Engineering DC capital program was made through this 2022
Amendment Background Study. A full update of the program, to reflect the changes
arising from the new Transportation Master Plan, will be conducted as part of the
2024 DC review. The 2024 review will also review the provisions of the current local
service policy, which is set out in Appendix G of the 2019 DC Background Study.

3) Otonabee-South Monaghan — The City will continue to share DC revenues for
any development in the Coldsprings area with the Township of Otonabee-South
Monaghan as per the 2011 Boundary Adjustment agreement. The Agreement
expires December 31, 2027.

4) County-City Paramedics - Land Ambulance is a municipal service eligible for DC
funding under the recently amended Development Charges Act. To the extent that
the City is incurring growth-related capital expenditures for this service, these
expenditures can be considered under the forthcoming 2024 DC review.

Studies Comply with the Act and Steering Committee Established

Both Studies have 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
process. The Committee included two representatives from the Peterborough and the
Kawarthas Homebuilders Association and two community representatives. The
Committee Members were:

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;

e 6 6 o o6 o o o o o o o

Planning Area Specific Development Charges (ASDC) Background Study
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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 prior to passing
new 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 forecasted 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.

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
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Charge per Single Detached Unit Difterence
Planning Area
e Current Charge Calculated Charge
lachsor £2.580 14,023 51434 25.4%
Carnegie East 39,633 511,257 51,724 18.1%
Carnegie Wast 16,790 37,906 51,116 16.4%
Chemong East $09.571 £10,091 £520 5.4%
Chemong West $£10.678 £12,166 £1.488 13.9%
Liftlock $12.222 510,965 (51.257) 10.3%
Coldsprings $7.891 $8.393 51,502 15.0¢
Lily Lake $9.210 £6,386 (52.824) 0.7

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);

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:
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General Government
Library Services
Recreation

Parks

Affordable Housing
Waste Diversion Services

Development Forecast

For the purposes of the City-wide 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, 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 the
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 the 2022 Development Charges Amendment Study is
largely consistent with the capital program included in the 2019 Development Charges
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,
the 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
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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) higher 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
Sarvice Singles & Semis | Singles & Semis Difference in Charge
Charge Charga
Guneral Gowrnmenl 20 $256 [&39) 2
Library Serdces 51207 £1,088 £109) 9.0%
Fire Serices” SROY SBO7 &0 (0%
Palice Services” 448 448 20 0%
fecraation §2.250 §7.853 $5.598 2482
Parks 2,746 £2.960 21
Public Works® EB45 $B45 &0 (0%
Parking™™ $I139 &0 $1139) 00.0%
Transit Services® §2.245 §2.245 ] (8%
Allordable Housing 5335 $262 £73) 2
Wasle Managemen L 2 §144 (523 5
Subtotal General Sarvices £12,493 £16,922 4429 35.5%
Foads & Diher City- Wide Engineering? 211 $21127 30 0.0%
Sewags Trealment® £3175 $1175 50 0.0%
Subtotal Engineered Services 8232 302 £22 302 20 0. 0%
TOTAL CHARGE PER UNIT 534,795 539,224 4,429 12.7%
*Current charge in byl if lall unchanged.
" Peo longer eligibda for recovery under Lthe DCA

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 changes are approved.

Table 3

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

Residential — Single and Semis
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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 for the new recreation complex. 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
excluded from the DC calculation. 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.

The proposed charges are in line with comparable municipalities as shown in Table 4.

Table 4 - Municipal Comparison of proposed Residential DC rates
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Brantford (Northern Settlament Expansion Area) |
Clarirg o
City of Peterborough (Calculated - Chamong West) |
Prrt H ope
City of Peterborough (Calculated - Jacksorn) S
Brantford (City-WWica) s —
o o —
City of Peterborough (Calcuiaiad - City-Wide) s ——
LOncion
City of Peterborough (Current] s ——
Kingston  ——

| Uppar Tiar Charga m Munkcipal-wida m ASDC m Ltility Charge
Indexing of Development Charges

Indexing is permitted under the DCA and ensures the development charge rates as
calculated are adjusted by an inflation factor on the assumption that the capital costs
identified in the Study will also be increasing due to inflationary impacts. The proposed
calculated rates reflected in this report are in 2022 dollars and will be indexed for the
first time January 1, 2023 and then each January 1 thereafter.

Deferral of Payment Agreement

Since 2006 an agreement has been in effect between the City and the Peterborough
Kawarthas Homebuilders Association (PKHBA) that permits its members to defer the
payment of residential development charges from the time of issuance of a building
permit to the date of occupancy.

Amendments to the Development Charges Act, 1997 now compel municipalities to defer
the collection of development charges in equal annual instalments over five years for
rental housing and institutional development and over 20 years for non-profit housing
development. Accordingly, staff will further review deferral payment agreements within
the context of these amendments.

No Changes to Exemptions

No changes are proposed to the DC exemptions that are in the current by-laws. This
includes exemptions for public hospitals, places of worship, cemetery or burial grounds,
Trent University and Fleming College, farm buildings and development within the
Commercial Core Sub-area and the Waterfront Commercial Sub-area of the Central
Area as depicted on Schedule J of the Official Plan. There is also an exemption for re-
development within existing buildings in all other Sub-Areas of the Central Area, as
depicted on Schedule J of the Official Plan.
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Community Benefits Charges

In keeping with Hemson’s Community Benefits Charges White Paper presented in
Report CLSFS22-019 dated June 13, 2022, Staff recommend that the City adopt a ‘wait
and see’ approach to implement a Community Benefits Charge By-law 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.

At the same time, any development charge revenue collected must be supported by a
Background Study as required under the Development Charges Act, 1997 and staff
must be able to justify the projects and costs to any new ratepayers. By setting the Area
Specific Development Charges rates and the City-wide Development Charges rates as
supported by the Background Studies, staff believe this is the fairest approach to both
existing and future ratepayers.

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)
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Appendix C - Community Benefits Charges White Paper dated May 26, 2022

Appendix D — Presentation by Stefan Krzeczunowicz, Hemson Consulting Ltd, June 27,
2022

Appendix E — Letter from Peterborough Kawartha Home Builders Association presented
June 27, 2022

Appendix F — Letter from Murray Davenport, dated June 27, 2022

Appendix G — Peterborough County Staff Report, dated June 29, 2022
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Appendix A

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| 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
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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:

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

Planning Area .Residential A- Residentiz-all 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

Non-Residential
Development
Charge per Sq. M.

Planning Area

Chemong West
Coldsprings

$45.82
$35.38

: HEMSON.l
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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| 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.l 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.l 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
—— | .
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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.

| HEMSONI Area-Specific Approach Used to Align Development-Related
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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.

| HEMSONI Area-Specific Approach Used to Align Development-Related
| - Costs and Benefits | 11
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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

[HEMSON | Area-Specific Approach Used to Align Development-Related
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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.

[HEMSON | Area-Specific Approach Used to Align Development-Related
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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.

[HEMSON | Area-Specific Approach Used to Align Development-Related
| - Costs and Benefits | 14
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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. The planning period for the forecast and
throughout this ASDC study is from 2022 to build-out.

Table 1 shows the total number of previously approved units, which refer to
units that have been built, are currently under construction, or those units
that have been approved and have paid ASDCs. Also shown is the future
residential units by planning area that can be accommodated to build-out of
each area. Over the planning period from 2022 to build-out, the total number

of new residential units in the planning areas is forecast to increase by

HEMSON_l Development Forecast | 15
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Appendix A

10,620. The anticipated mix of new housing is 39% low density (single and
semi-detached units), 35% medium density (rowhouses and other multiple
dwelling types), and 26% high density (apartments). This represents a
higher density housing mix than was forecast under the 2017 ASDC
Background Study.

The housing unit forecast translates into a population in new units of
approximately 26,200 across all planning areas. The population growth in
new units was determined by applying occupancy factors to each type of
dwelling unit, based on 2016 Census data (2021 Census data is as yet
unavailable). The Persons Per Unit (PPU) factors used in the study were

2.95, 2.50, and 1.70 for low, medium and high density units respectively.

B. Non-Residential Development Forecast for Chemong
West and Coldsprings

The City is now planning to designate 110 hectares of employment area
within the Chemong West and Coldsprings planning areas. The non-
residential development forecast is for total growth of 158,400 square
metres of new non-residential building space with an accompanying
employment growth of 1,760 (see Table 2).

HEMSONI Development Forecast | 17
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Appendix A
4. Development-Related Capital Program

The DCA requires that the Council of a municipality express its intent to
provide future capital facilities at the level incorporated in the development
charges calculation. As noted above in Section I, Ontario Regulation 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.

A. A Development-Related Capital Program is Provided for
Council’s Approval

Based on the development forecasts summarized in Section Ill, City staff, in
collaboration with the consultants, have developed a development-related
capital program setting out projects required to service anticipated growth in

each of the City’s planning areas.

One of the recommendations contained in this background study is for
Council to adopt the development-related capital programs developed for
the purposes of the ASDC calculation. It is assumed that future capital
budgets and forecasts will continue to bring forward the development-
related projects contained herein that are consistent with the development
occurring in the City. It is acknowledged that changes to the capital program
presented here may occur through the City’s normal capital budget review

and approval process.

HEMSON_l Development-Related Capital Program | 19
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B. Development-Related Capital Program Includes $81.6
Million in Eligible Costs

All of the cost of the works identified in the development-related capital
program are proposed to be recovered through the ASDCs. Several projects
provide a benefit to more than one planning area and the cost of these
projects has been apportioned between the benefiting areas based on build-

out development potential:

= The total eligible cost of the Bethune Street Sanitary Trunk Sewer and
road reconstruction is $11.1 million, including financing, engineering,
and design, and is shared between the Carnegie East (29%), Carnegie
West (18%), Chemong East (15%), and Chemong West (38%) planning

areas.

= The Parkway Sanitary Trunk Sewer, Parkhill Sewage Pumping Station,
and Jackson Valley Trunk Sewer projects are shared between the

Jackson and Lily Lake planning areas.

» The Chemong Road/Wolsely Street Sanitary Trunk Sewer ($1.4
million in eligible costs) is shared between the Chemong East,

Chemong West, and Carnegie West planning areas.

» The Hilliard Street Sanitary Trunk Sewer ($2.6 million in eligible
costs) is shared between the Chemong East and Chemong West

planning areas.

The total cost of the planning ASDC development-related works is $81.6
million, including $56.9 million in net capital cost (i.e. net of grants,
subsidies or other external funding sources), $21.2 million in financing
(including interest on existing debt), $1.2 million in studies, and $7.5 million

in engineering, design, and contingency costs (see Table 3).

HEMSON_I Development-Related Capital Program | 20
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Appendix A

Each planning area has its own ASDC reserve fund. Overall, the reserve
funds are in a deficit position of $5.2 million, which is included as a recovery

in the development-related capital program.

All of the infrastructure required to service development is considered to be
entirely growth-related and, as such, no “benefit to existing” shares have
been deducted. As well, no post-period share has been identified for the

works as they have been designed to service each area to build-out.

Table 3 summarizes the development-related costs eligible for ASDC
funding for each planning area. Details on individual capital works are
provided in Appendix A.

HEMSON.l Development-Related Capital Program | 22
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5. ASDCs Calculated in Accordance with
DCA

This section summarizes the calculation of development charges for each
planning area by type of development. The calculation of the per capita
residential charge is converted to a variable charge by housing unit type as
discussed in Section Il of this report. The non-residential charge is

established as a charge per square metre of new gross floor area.

It is noted that the calculation of the ASDCs does not include any provision
for exemptions required under the DCA, for example, the exemption for
enlargements of up to 50 per cent on existing industrial buildings. Such
legislated exemptions, or other exemptions which Council may choose to
provide, will result in a loss of development charges revenue for the affected
types of development. Any such revenue loss may not be offset by

increasing other portions of the calculated charge.

A. Calculated Residential Development Charges

The development-related costs of the works under review are triggered by or
provide direct benefit to development within eight specific planning areas.
The costs are proposed to be recovered on an area-specific basis, which will
yield different development charges in each specific planning area to be
levied in addition to the City-wide development charges that are imposed
through By-laws 19-095 and 19-096.

Table 4 summarizes the residential ASDC rate calculations by planning area.
The table displays the DC-eligible costs, the share of costs that can be
attributable to residential development, the population growth in new
housing units based on future development potential and the calculated

development charge rates per capita and by unit type for each area. The

HEMSON_l ASDCs Calculated in Accordance with DCA | 23
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Appendix A

charge per single-detached unit ranges from a low of $4,023 per unit in the
Jackson area to a high of $12,166 per unit in Chemong West.

B. Non-Residential Development Charges

The non-residential ASDC rate calculations by planning area are set out in
Table 5. As with Table 4, the table displays the DC-eligible costs, the share
of costs that can be attributable to non-residential development, the growth
in building space (GFA) based on future development potential, and the
calculated development charge rates per square metre for Chemong West
and Coldsprings ($45.82 per square metre and $35.38 per square metre

respectively).

C. Comparison of Calculated and Current ASDCs

Table 6 compares the newly calculated residential ASDCs with the current
in-force charges. It demonstrates that the calculated charge is higher in six
of the eight planning areas and lower in the Liftlock and Lily Lake areas. The
fluctuations reflect different rates of development expectations as well as

changes to project costs across the planning areas. In particular:

» The increase in the Jackson area (55%) is largely attributable to the
addition of the $2.1 million Parkhill Road West Pumping Station.

= |ncreases in Carnegie East and West, and Chemong East and West,
are attributable to higher costs associated with the $11.1 million

Bethune Street Sanitary Trunk Sewer.

= The current higher cost of borrowing contributes to higher charges for

all planning areas.

| HEMSON.I ASDCs Calculated in Accordance with DCA | 25
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Appendix A

If implemented, the non-residential charges calculated for Chemong West
and Coldsprings would be the first non-residential ASDCs to be imposed in
the City.
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6. Long-Term Capital and Operating Costs
and Asset Management Provisions

This section provides a brief examination of the long-term capital and
operating costs for the capital infrastructure to be included in the
development charges by-law. Also addressed is the required asset

management provisions that must be by considered.

A. Net Operating Costs for City Services to Increase

The development-related capital costs discussed herein are fully fundable
from development charges. The operating cost impacts of the expanded
infrastructure are anticipated to be fully funded from additional tax revenues
generated by the development-related increase in the property assessment
base. Furthermore, new households will generate additional sewer utility
rate revenue that will be utilized to fund any incremental sewage servicing

operating costs.

Council is made aware of these factors so that they understand the financial
implications of the quantum and timing of the projects included in the

development-related capital forecast as set out in this study.

B. Annual Asset Management Plan Provision Requirements

The DCA requires that municipalities complete an Asset Management Plan
before passing a development charges by-law. The general purpose of the
Asset Management Plan is to demonstrate that all assets proposed to be

funded under the by-law are financially sustainable over their full life cycle.

[HEMSON | Long-Term Capital and Operating Costs and Asset
‘ . Management Provisions | 29
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The City’s current Asset Management Plan (AMP) addresses the
infrastructure required to service growth in Peterborough. The plan
considers the state of existing infrastructure and available capacity to
service development and makes reference to the infrastructure needs
required to service development in the planning areas. The plan addresses
service expansion in the City from a capacity perspective and speaks to

intensification, growth, and future subdivision development.

Given that the timing of the infrastructure works, as well as the timing of
future development, in the planning areas is unknown, annual provisions
required for the eventual repair and replacement of the infrastructure in this
study are based on the estimated useful life of each asset type. Table 7
demonstrates that the City should consider budgeting for annual
contributions to reserves of $1.4 million to fully fund the eventual

replacement of ASDC recoverable costs in this study.

HEMSON | Long-Term Capital and Operating Costs and Asset
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Appendix A

1.

Development Charges Administration

Many of the administrative requirements of the DCA will be similar to those

presently followed by the City in terms of collection practices. However,

changes will likely be required in the use of and reporting on the new

development charges. In this regard:

A.

It is recommended that the current practices regarding collection of
development charges and by-law administration continue to the

extent possible;

As required under the DCA, the City should codify any rules regarding
application of the by-laws and any exemptions within the

development charges by-laws proposed for adoption;

It is recommended that the City continue to report policies consistent

with the requirements of the DCA;

It is recommended that the by-laws permit the payment of a
development charge in cash or through services-in-lieu agreements.
The municipality is not obligated to enter services-in-lieu agreements;

and

It is recommended that Council adopt the development-related capital
forecast included in this background study, subject to annual review

through the City’s normal capital budget process.

Local Service Definitions

The following provides the definition of “local service” under the DCA for

Roads and Other City-Wide Engineering, Sanitary Sewer, and Stormwater

Services. These definitions are consistent with those included in the 2017
ASDC Background Study.

HEMSON| Development Charges Administration | 32
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The purpose of establishing these definitions is to determine the eligible
capital costs for inclusion in the ASDC calculations for the City. The
functions or services deemed to be local in nature are not to be included in
the determination of the development charges rates. The provision of local
services is considered to be a direct developer responsibility under s.59 of
the DCA and will (or may) be recovered under other agreement(s) with the

landowner or developer.

Although not all are applicable to this background study process, the City

has “local service” policies for the following services:

» Roads and Related
= Sanitary Sewer
»  Stormwater Services

= Parkland Development

i Roads and Related

Collector Roads

= Collector roads internal to a development are a direct developer

responsibility as a local service under s.59 of the DCA.

= Collector roads external to a development are a local service if the
works are within the area to which the plan relates and therefore a
direct developer responsibility under s.59 of the DCA. Otherwise, the
works are included in the development charges calculations to the
extent permitted under s.5(1) of the DCA.

Arterial Roads

= New arterial roads and arterial road improvements are included as

part of road costing funded through development charges.

Local Roads

= Local roads are local services and a direct developer responsibility
under s.59 of the DCA.

HEMSON.l Development Charges Administration | 33
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Subdivision/Site Entrances and Related

» Entrances and all related costs (including, but not limited to:
signalization, turn lanes, utility conduits and extensions, etc.), no
matter the class of road, are a local service and a direct developer
responsibility under s.59 of the DCA.

Streetlights

= Streetlights internal to a development or site are a direct developer

responsibility through local service provisions under s.59 of the DCA.

= Streetlights external to a development but related to the subject lands
are a direct developer responsibility through local service provisions
under s.59 of the DCA.

Sidewalks

» Sidewalks internal to a development or site are a direct developer

responsibility through local service provisions under s.59 of the DCA.

= Sidewalks external to a development but related to the subject lands
are a direct developer responsibility through local service provisions
under s.59 of the DCA.

Bikeways

= Bike lanes within road allowance are included in development charges

roads costs.

= Bike lanes outside road allowance are included in development
charges roads costs.

Noise Abatement Measures

= Noise Abatement Measures internal to a development are a direct
developer responsibility through local service provisions under s.59 of
the DCA.

| HEMSONI Development Charges Administration | 34
| S



Appendix A

Street Tree Planting

= Street tree planting is considered a local service and a direct

developer responsibility.

Land Acquisition for Roads Allowances

*» |and acquisition for roads is a dedication under the Planning Act

subdivision provisions (s.51) through development lands.

= |n areas with limited or no development land, acquisition needs to be
included in the City development charges to the extent eligible as
identified and included in the Development Charges Background
Study.

= Land acquisition for grade separations (beyond normal dedication
requirements) is to be included in the City development charges to
the extent eligible as identified and included in the Development

Charges Background Study.

ii. Sanitary Sewer

» Major external trunk sanitary sewers (those with sizes over 300mm)
and major pumping stations are to be included in the development
charges. Oversizing within subdivisions is also to be included in the

development charges above 300mm for sanitary sewers.

= Connections to trunk mains and minor pumping stations to service
specific areas are to be a direct developer responsibility as a local
service provision under s.59 of the DCA. Minor pumping stations are
those that service a single subdivision or adjacent or adjoining

subdivisions.

iii. Stormwater Services

» The costs of stormwater management facilities (SWM) that are

internal to a subdivision or are related to a single plan of subdivision

| HEMSON_l Development Charges Administration | 35
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are considered to be a local service under the DCA and the associated
costs are not included in the development charges calculations. Local

SWM facilities would typically include:

= Storm sewer oversizing associated with local drainage areas;
and

= Storm sewer works on existing roads.

= The costs of stormwater management facilities benefiting more than
one subdivision are largely to be recovered through development
charges to the extent eligible as identified and included in the

Development Charges Background Study.

iv. Parkland Development

For the purpose of parkland development, local service includes the
requirement for the owner to undertake preparation of the park plan, to
retain necessary consultants to prepare, design and to grade plans for the
park prior to development. In addition, the owner is required to provide
stripping and stockpiling, leveling, topsoiling, seeding and stormwater
servicing (consistent with the plan), and services to the lot line. These
requirements are part of the conditions of s.51 and s.53 of the Planning Act
agreements. The municipality also requires the owner to dedicate parkland
or provide cash-in-lieu, consistent with the Planning Act provisions. All of
these costs are deemed a direct responsibility of the developer and have not

been included in the development charges calculations.

With respect to other parkland development costs, the municipal policy is to
include all other components of parkland development in the development
charges calculations, including parking, park furniture, signage, landscaping
and walkways/trails, in addition to the necessary fields, diamonds,

playground equipment, lighting, irrigation and field houses.
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Appendix A

Planning Area-Specific Development-
Related Forecast and Development
Charges Calculation
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1. Planning Area-Specific Development-
Related Capital Program and
Development Charges Calculation

This appendix provides an overview of the planning area-specific
development-related capital program and development charges calculation.
The scope of work being recovered for under the area-specific development
charges is similar to that in the City’s 2017 Planning Area-Specific
Development Charges Background Study. The proposed area-specific

charges recover primarily for the following services:
= Sanitary trunk sewers;
= Sewage pumping stations;
= Planning and servicing studies;
= Negative reserve fund balances;
= Stormwater management facilities; and

» Associated financing costs of pre-emplacing infrastructure.

In some situations, the charges will recover for existing negative reserve
fund balances related to area-specific projects that have already been

constructed by the City.

The boundaries of the planning areas under review are consistent with those
included in the City’s 2017 ASDC Background Study. The forecast of future
development potential in each area has been updated to reflect
development that has taken place over the last five years as well as updated
development plans. The planning areas for which ASDCs have been

calculated are:
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= Jackson;

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

= Liftlock; and

= Coldsprings.

As permitted under the DCA, the area-specific services are planned for the
period from 2021 to build-out of the planning areas so that the
development-related capital costs are apportioned over the development

anticipated within the designated urban boundary.

The need, cost, and benefitting areas of the projects identified in the capital
program have been provided by the City engineering and planning staff
based on capital budget and forecast documents. Many of the cost
estimates reflect recent tenders and servicing study estimates or are
adjusted for inflation from the City’s previous ASDC Background Study. The
estimates include provision for engineering, design, and contingencies, and

associated financing costs (including interest on previously issued debt).

The planning area boundaries are designed to represent a reasonable basis
on which to calculate the area-specific development charges so that costs
may be fairly attributed to the benefitting areas. In general, the areas
represent development communities that can be serviced relatively
independently from one another. The development-related net capital costs
required to provide services are allocated to each development area. In
some cases, projects and related project costs are shared between planning

areas to reflect the location of benefitting development.
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The area-specific capital programs are designed to accommodate build-out
of the planning areas based on previously constructed units and potential
additional residential and non-residential development as permitted under
the City’s Official Plan. Tables 8 to 15 display the capital programs and

resulting development charges for the each planning area.

A summary of the calculated ASDCs for all areas is provided in Tables 4 and
5 (see above).
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Appendix B

Executive Summary

A. Purpose of 2022 Development Charges (DC)
Amendment Study

Hemson Consulting Ltd. was retained by the City of Peteroborough to
complete a Development Charges (DC) Amendment Background Study as
part of a process to update City-wide DC By-laws 19-095 and 19-096 in
response to recent legislative amendments. The following summarizes the
findings of the 2022 DC Amendment Background Study.

Legislative Context

The City of Peterborough 2022 Development Charges (DC) Amendment
Background Study is presented as part of the process to lead to the
approval of a new DC by-law in compliance with the Development Charges
Act, 1997 (DCA). The study is prepared in accordance with the DCA and
associated regulations, including amendments that came into force 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.

For the City-wide DC By-laws 19-095 and 19-096 these legislative changes

have the effect of:

= eliminating the DC for the parking service as of September 18, 2022;

and

= allowing the City to amend the by-laws to “top up” key services that
could previously only be 90% DC-funded (the so-called “soft
services” of Library Services, Parks, Recreation, Waste Management,

Affordable Housing, and General Government).

HEMSONI Executive Summary | 1
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Under section 19 of the DCA the City can amend the City-wide by-laws to
accommodate these changes without wholesale changes to the by-laws
and with only limited right of appeal of the by-laws to the Ontario Land

Tribunal.

The amendment process has also been used to adjust the DC for the
Recreation and Library services to account for the lack of grant funding
previously anticipated for a proposed twin-pad arena and reconfiguration of

new library space.

Key Steps in Determining Future Development-Related Projects

In accordance with the DCA and associated regulation, several key steps are
required to calculate development charges. This includes preparing a
development forecast, establishing historical service levels, determining the
increase in need for services arising from development and appropriate shares
of costs, attribution to development types (i.e. residential and non-residential)

and the final adjustment to the calculated rate of a cash flow analysis.

DC Eligible and Ineligible Costs

Development charges are intended to pay for the initial round of capital
costs needed to service new development over an identified planning
period. This is based on the overarching principle that “growth pays for
growth”. However, the DCA and associated regulation includes several
statutory adjustments and deductions that prevent these costs from fully
being recovered by growth. Such adjustments include, but are not limited
to: ineligible costs (e.g. computer equipment and vehicles with a
replacement life of less than seven years); ineligible services, including
tourism facilities, parkland acquisition, etc.; deductions for costs that
exceed historical service level caps; and statutory exemptions for specific

uses (e.g. industrial expansions). It is noted that general services are no
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longer required to be discounted by the previous 10 per cent statutory

reduction.

The Development-Related Capital Program is Subject to Change

It is recommended that Council adopt the development-related capital
program developed for the purposes of the 2022 DC Amendment
Background Study. However, it is recognized that the DC Background
Amendment Study is a point-in-time analysis and there may be changes to
project timing, scope and costs through the City’s normal annual budget

process.

B. Development Forecast

The table below provides a summary of the anticipated residential and non-
residential growth over the 2022 — 2028 planning period. The development

forecast is further discussed in Appendix A.

General Services
Planning Period
2021 2022 - 2028
Development Forecast .
Estimate Growth Total at
row 2028
Residential
Occupied Dwellings 35,977 4,989 40,966
Population
Census 83,651 11,734 95,385
Population In New Dwellings 12,608
Non-Residential
Employment 45,190 2,816 48,006
Non-Residential Building Space (Square Metres) 175,999
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C. Development-Related Capital Program

The development-related capital program for soft services considered in
this amendment study is planned over a 7-year period from 2022 to 2028.
The gross costs amount to $154.22 million where $91.24 million is eligible
for recovery through development charges. Details regarding the capital

program for each amended service are provided in Appendix B.

D. Calculated Development Charges

The table below provides the City-wide development charges for residential

and non-residential development based on the aforementioned forecast.

Residential Charge By Unit Type (1) Non-Residential

Service Residential A | Residential B Residential C Adjusted
Singles & Other Charge per
Semis Multiples Apartments Square Metre

General Government $256 $162 $145 $1.73
Library Services $1,098 $694 $622 $0.00
Fire Services* $807 $510 $457 $3.68
Police Services* $448 $283 $254 $2.04
Recreation $7,853 $4,962 $4,448 $0.00
Parks $2,960 $1,871 $1,677 $0.00
Public Works* $845 $534 $478 $3.86
Transit Services* $2,245 $1,418 $1,271 $10.25
Affordable Housing $262 $166 $149 $0.00
Waste Management $149 $94 $84 $0.81
Subtotal General Services $16,922 $10,694 $9,585 $22.36
Roads & Other City-Wide Engineering* $21,127 $13,351 $11,967 $112.17
Sewage Treatment* $1,175 $742 $665 $6.38
Subtotal Engineered Services $22,302 $14,093 $12,632 $118.55
TOTAL CHARGE PER UNIT $39,224 $24,787 $22,217 $140.91
(1) Based on Persons Per Unit Of: 2.95 1.86 1.67
* Current charge in by-law if left unchanged.
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E. Long-Term Capital & Operating Costs

An overview of the long-term capital and operating costs for the capital
facilities and infrastructure to be included in the DC by-law is provided in
the study. This examination is required as one of the provisions of the DCA.
Additional details on the long-term capital and operating impact analysis is
found in Appendix D. By 2028 the City’s net operating costs for all DC

eligible services are estimated to increase by $4.03 million.

F. Asset Management Plan

A key purpose of the Asset Management Plan is to demonstrate that all
assets proposed to be funded under the DC by-laws are financially
sustainable over their full life cycle. The DC recoverable annual asset
management contributions for the 2022 — 2028 planning period has been
calculated for the general services addressed in this Amendment Study.
The year 2029 has been included to calculate the annual contribution for
the 2022 — 2028 period as the expenditures in 2028 will not trigger asset

management contributions until 2029.

By 2029, the City will need to fund an additional $4.50 million per annum in
order to properly fund the full life cycle costs of the general services assets

supported under the 2022 Development Charges By-law (see Appendix E).

G. Development Charges Administration & Policy

Considerations

i Consideration for Area Rating

As part of the new regulations adopted by the Province, Council is required
to consider the use of area rating (i.e. area-specific development charges)

when preparing a DC background study. As part of the City's 2022 DC
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Amendment Study, the appropriateness of implementing area-specific

development charges for the various City services was examined.

The DCA permits the City to designate, in its DC by-law, the areas where
development charges shall be imposed. The charges may apply to all lands
in the City or to other designated development areas as specified in the DC

By-law.

The following was considered with respect to area-specific development

charges:

= |s the use of area-specific charges appropriate for some or all
services?
= Are there any data limitations with calculating an area-specific

development charge?

Area-specific development charges are typically considered when there is
clear benefit to a particular area (including the population or population and
employment), and have been implemented in mostly stand alone greenfield
developments. The City currently imposes sanitary trunk sewers,
stormwater facilities, and servicing and planning studies in specific

planning areas in the City.

No change to the current structure of area-specific and City-wide DCs is

proposed through this Amendment Study.

ii. The 2022 DC Amendment Background Study is Based Upon the
Best Available Information

The 2022 DC Background Study has been prepared based on the best
available information at the time of preparing this report and is subject to

change based on future and operating capital business plans presented to

Council as part of the annual budgeting process. Any excess capacity that
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occurs over the five-year life of the DC By-law is expected to be recovered

from future development as part of the capital plans approved by Council.

Except where new information has become available, all assumptions
regarding the development forecast, capital program, and financing are
consistent with those set out in the 2019 Development Charges

Amendment Background Study.

iii.  Only City-Wide DC Rates for General Services are Proposed to be
Updated

Based on this Amendment Study, the City is proposing to update the DC
rates for general services in By-laws 19-095 and 19-096. No changes to the
DC rates for engineering and protection services, including the Roads and
Other City-Wide Engineering Service are proposed. The updated draft by-
laws will be made available, under separate cover, a minimum of two weeks

in advance of a statutory public meeting.
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1.

Introduction

This City of Peterborough Development Charges Amendment Background

Study is presented as part of a process to lead to the approval of

amendments to development charges by-laws 19-095 and 19-096 in
compliance with the Development Charges Act, 1997 (DCA).Introduction &
Background.

The DCA and Ontario Regulation 82/98 (O. Reg. 82/98) require that, when

amending a DC by-law, 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 housing units,

population and non-residential development anticipated in the City;

The average capital service levels provided in the City over the 10-
year period immediately preceding the preparation of the background

study;

A review of capital works in progress and anticipated future capital
projects, including an analysis of gross expenditures, funding
sources, and net expenditures incurred or to be incurred by the City
or its local boards to provide for the expected development, including
the determination of the growth and non-development-related

components of the capital projects; and

An examination of the long term capital and operating costs for the
capital infrastructure required for each service to which the

development charges by-laws would relate.

HEMSON | Introduction | 8
—



Appendix B

In particular, an asset management plan that deals with all assets whose
capital costs are proposed to be funded under the DC by-laws, which
demonstrates that all such assets mentioned are financially sustainable
over their full life cycle, must also be included as part of the background
study. The DC Background Study must also include consideration for the

use of area-rated or area-specific development charges.

This Amendment Study presents the results of the review which determines
the development-related net capital costs attributable to new development
that is forecast to occur in the City of Peterborough. These development-
related net capital costs are then apportioned among various types of
development (residential; non-residential) in a manner that reflects the
increase in need for each service attributable to each type of development.
The Amendment Study arrives, therefore, at proposed development charges

for various types of development.

The DCA provides for a period of public review and comment regarding the
proposed development charges. Following completion of this process, in
accordance with the DCA and Council’s review of this study and the
comments it receives regarding this study or other information brought to
its attention about the proposed charges, it is intended that Council will
amend DC by-laws 19-095 and 19-096 for the City.

The remainder of this study sets out the information and analysis upon

which the proposed development charges are based.

A. Legislative Context

The study is prepared in accordance with the DCA and associated
regulations, including the changes that came into force on January 1%, 2020
and September 17", 2020 through Bill 108, the More Homes, More Choice
Actand Bill 197 the COVID-19 Economic Recovery Act.

HEMSON| Introduction | 9
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For the City-wide DC By-laws 19-095 and 19-096 these legislative changes

have the effect of:

= eliminating the DC for the parking service as of September 18, 2022;
and

= allowing the City to amend the by-laws to “top up” key services that
could previously only be 90% DC-funded (the so-called “soft
services” of Library Services, Parks, Recreation, Waste Management,

Affordable Housing, and General Government).

Under section 19 of the DCA the City can amend the City-wide by-laws to
accommodate these changes without wholesale changes to the by-laws
and with only limited right of appeal of the by-laws to the Ontario Land

Tribunal.

The amendment process has also been used to adjust the DC for the
Recreation and Library services to account for the lack of grant funding
previously anticipated for a proposed twin-pad arena and reconfiguration of

new library space.

B. Consultation and Approval Process

In keeping with past practice, the City established a highly consultative
background study process that included regular meetings with a Steering
Committee comprised of senior City staff, representatives of local
homebuilder organizations, and citizen representatives. The Steering
Committee was involved at all stages of the process and the consulting
team appreciates the feedback it received during those meetings. The City
held a statutory public meeting required under the DCA.. At this meeting,
the draft rates, by-law policies and background study findings were

discussed.
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2. The Methodology Uses a City-Wide
Approach to Align Development-
Related Costs & Benefits

Several key steps are required in calculating any DC. However, specific
circumstances arise in each municipality which must be reflected in the
calculation. Therefore, this Amendment Study has been tailored for the City
of Peterborough’s unique circumstances. The approach to the proposed
DCs is focussed on providing a reasonable alignment of development-
related costs with the development that necessitates them. This study
utilizes a City-wide uniform approach for all DC eligible general services

considered in the study.

A. A City-Wide Development Charge is Proposed

The City provides a wide range of services to the community it serves and
has an extensive inventory of facilities, land, infrastructure, vehicles and
equipment. The DCA provides municipalities with flexibility to define
services that will be included in the development charge by-laws, provided
that the other provisions of the Actand its associated regulations are met.
The DCA also requires that by-laws designate the areas within which the
by-laws shall be imposed. The development charges may apply to all lands
in the municipality or to other designated development areas as specified in

the by-laws.

i Services Based on a City-Wide Approach

For the majority of services that the City provides, a range of capital

facilities, land, equipment and infrastructure is available throughout the

HEMSON | The Methodology Uses a City-Wide Approach to Align
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City; arenas, community centres, pools, libraries, parks and so on. As
development occurs, new facilities will need to be added so that service
levels in newly developing areas are provided at levels enjoyed in existing
communities. A widely accepted method for sharing the development-
related capital costs for such City services is to apportion them over all new

development anticipated in the City.

The following general services are included in the City-wide development

charge amendment calculation:

= General Governemnt;

= Library Services;

= Recreation;

= Parks;

= Affordable Housing; and

= Waste Management.

| HEMSON | The Methodology Uses a City-Wide Approach to Align
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These services form a reasonable basis on which to plan and administer the
DCs. It is noted that the analysis of each of these services examines the
individual capital facilities and equipment that make them up. For example,
Recreation includes various indoor facilities such as community centres,
grandstands, arenas; associated land requirements as allowed under the

DCA; and equipment.

The resulting development charge for these services would be imposed

against all development anywhere in the City.

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 and shown

schematically in Figure 1.

[HEMSON | The Methodology Uses a City-Wide Approach to Align
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Figure 1: Statutory Requirements of Development Charges Calculation and
Amendment Study Process
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i. Development Forecast

The first step in the methodology requires that a development forecast be
prepared for the 7-year study period from 2022 to 2028. The forecasts of
population, households, employment and non-residential building space
were prepared by Hemson and are structured to achieve the same
population and employment targets for 2028 established in the 2019
Development Charges Background Study. Updates to the 2021 population
and occupied household figures have been made to reflect actual 2021 data

which became available after recent Census releases.

For the residential portion of the forecast, the total change in Census
population determines the need for additional facilities and provides the

foundation for the development-related capital forecast.

The non-residential portion of the forecast estimates the amount of building
space to be developed in the City over the planning period to 2028. The
forecast is based on the projected increase in employment levels and the

anticipated amount of new building space required to accommodate them.

ii. Service Categories and Historical Service Levels

The DCA states that the increase in the need for service attributable to

anticipated development:

... must not include an increase that would result in the level of service exceeding the
average level of that service provided in the City over the 10-year period immediately

preceding the preparation of the background study...(s. 5. (1) 4.)

Historical 10-year average service levels thus form the basis for the
development charges calculation. A review of the City's capital service levels
for buildings, land, vehicles, equipment and others has therefore been
prepared as a reference for the calculation so that the portion of future

capital projects that may be included in the DCs can be determined. The

[HEMSON | The Methodology Uses a City-Wide Approach to Align
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historical service levels used in this study have been calculated based on
the period from 2012 to 2021.

iii. Development-Related Capital Forecast and Analysis of Net Capital
Costs to be Included in the Development Charges

A development-related capital forecast has been prepared by City staff as
part of the study. The forecast identifies development-related projects and
their gross and net costs, after allowing for capital grants, subsidies or other
contributions as required by the DCA s.5.(2). The capital forecast provides
another cornerstone upon which development charges are based. Other than
removing works completed by the City since 2019, the list of works in the
capital forecast for all of the general services examined in this Amendment
Study remains unchanged from the 2019 DC Background Study.

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 City has indicated that it intends to ensure that

such an increase in need will be met. (s. 5. (1) 3.)

S.5.(1) 4. and s. 5. (2). require that the development charges be calculated
on the lesser of the historical 10-year average service levels or the service
levels embodied in the future plans of the City. The development-related
capital forecast prepared for this study ensures that development charges
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. It is not sufficient in the calculation of development charges
merely to have had the service in the past. There must also be a
demonstrated commitment to continue to emplace facilities or infrastructure

in the future. In this regard, Ontario Regulation 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

| HEMSON | The Methodology Uses a City-Wide Approach to Align
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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.

For some projects in the development-related capital forecast, a portion of
the project may confer benefits to existing residents. As required by the
DCA, s. 5. (1) 6., these portions of projects and their associated net costs
are the funding responsibility of the City from non-development charges
sources. The amount of financing for such non-growth shares of projects is
also identified as part of the preparation of the development-related capital

forecast.

There is also a requirement in the DCA to reduce the applicable
development charges by the amount of any “uncommitted excess capacity”
that is available for a service. Such capacity is available to partially meet
future servicing requirements. Adjustments are made in the analysis to meet

this requirement of the Act.

The development-related net capital costs are no longer required to be

reduced by 10 per cent for any DC eligible service.

iv. Attribution to Types of Development

The next step in the determination of development charges is the allocation
of the development-related net capital costs between the residential and the
non-residential sectors. This is done by using different apportionments for
different services in accordance with the demands which the two sectors
would be expected to place on the various services and the different

benefits derived from those services.

Some services (e.g. Library Services, Recreation, Parks and Affordable
Housing) are deemed to provide benefit only to the residential sector, while
other services are deemed to benefit both the residential and non-residential

sectors. The apportionment of costs for these latter services is based on the

[HEMSON | The Methodology Uses a City-Wide Approach to Align
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expected demand for, and use of, the service by each sector (e.g. apportioned
based on shares of net population and employment) and consideration of

other factors affecting the demand for specific municipal services.

Finally, the residential component of the development charge is calculated
based on the population to be generated in new housing units during the
respective planning periods and the per capita amount determined is applied
to different housing types on the basis of average occupancy factors. The
non-residential component is calculated based on the growth that is

forecast in non-residential building space in square metres.

V. Final Adjustment

The final determination of the development charge results from adjustments
made to development-related net capital costs for each service and sector
resulting from the application of any unallocated development-related
reserve fund balances that are available to finance the development-related
capital costs in the capital forecast. A cash flow analysis is also undertaken
to account for the timing of projects and receipt of development charges.
Interest earnings or borrowing costs are therefore accounted for in the

calculation as allowed under the DCA.

C. Operating & Capital Cost Impacts and Asset
Management Plan Legislative Requirements

Section 10 of the DCA identifies what must be included in a Development

Charges Background Study, namely:
s.10 (2) The development charge background study shall 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;

(c.2) an asset management plan prepared in accordance with subsection (3);

HEMSON | The Methodology Uses a City-Wide Approach to Align
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Asset management plan
(3) The asset management plan shall,

(a) deal with all assets whose capital costs are proposed to be funded under the

development charge by-law;

(b) demonstrate that all the assets mentioned in clause (a) are financially

sustainable over their full life cycle;
(c) contain any other information that is prescribed; and

(d) be prepared in a prescribed manner.

A key function of the AMP is to demonstrate that all assets proposed to be
funded under the development charges by-law are financially sustainable
over their full life cycle. Appendices D and E address the operating and

capital cost impacts and the asset management plan.

HEMSON | The Methodology Uses a City-Wide Approach to Align
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3. Development Forecast

The 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.

The forecast is consistent with the forecast set out in the 2019 DC
Background Study. A 7-year development forecast, from mid-year 2022 to
mid-year 2028, has been used for all the development charges eligible

general services considered in this Amendment Study.

Over the general service planning horizon of 2022 — 2028, it is anticipated
that the City will add an average of 710 new residential units per year, which
in total can accommodate a population growth of 12,608 to 2028. Over the
same planning horizon, it is anticipated that the City will see a total GFA
growth of 176,000 square metres of new non-residential building space with

accompanying employment growth of 2,816.

Table 1 provides a summary of the residential and non-residential growth

forecast used in this analysis.
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TABLE 1

CITY OF PETERBOROUGH
SUMMARY OF RESIDENTIAL AND NON-RESIDENTIAL
DEVELOPMENT FORECAST

General Services
Planning Period
2021 2022 - 2028
Development Forecast .
Estimate Growth Total at
r
ow 2028
Residential
Occupied Dwellings 35,977 4,989 40,966
Population
Census 83,651 11,734 95,385
Population In New Dwellings 12,608
Non-Residential
Employment 45,190 2,816 48,006
Non-Residential Building Space (Square Metres) 175,999
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4. Historical Capital Service Levels

The DCA and O. Reg. 82/98 require that the development charges be set at
a level no higher than the average service level provided in the City over the
10-year period immediately preceding the preparation of the background

study, on a service-by-service basis.

For the services considered in this Amendment Study, the legislative
requirement is met by documenting service levels for the preceding 10
years: in this case, for the period from 2012 to 2021. Typically, service levels
are measured as a ratio of inputs per capita or inputs per population and

employment.

0. Reg. 82/98 requires that when defining and determining historical service
levels, both the quantity and quality of service be taken into consideration.
In most cases, the service levels are initially established in quantitative
terms. For example, service levels for buildings are presented in terms of
square feet per unit. The qualitative aspect is introduced by considering the
monetary value of a facility or service. In the case of buildings, for example,
the cost would be shown in terms of dollars per square foot to replace or
construct a facility of the same quality. This approach helps to ensure that
the development-related capital facilities that are to be charged to new
growth reflect not only the quantity (humber and size) but also the quality
(value or cost) of services provided by the City in the past. Both the
guantitative and qualitative aspects of service levels used in the current
analysis are based on information contained in the 2019 DC Study as well as
information provided by City staff. This information is generally based on
historical records and the City’s and surrounding municipalities’ experience
with costs to acquire or construct similar facilities, equipment and

infrastructure.
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Table 2 summarizes service levels for all services included in the amended
development charges calculations. Appendix B provides detailed historical
inventory data upon which the calculation of service levels is based for all

general services considered in this study.
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TABLE 2

CITY OF PETERBOROUGH
SUMMARY OF AVERAGE HISTORICAL SERVICE LEVELS 2012 - 2021

2012 - 2021
Service Service Level
Indicator
LIBRARY SERVICES $429.92 per capita
Buildings $277.31 per capita
Land $7.41 per capita
Materials $136.46 per capita
Furniture And Equipment $8.74 per capita
RECREATION $2,427.73 per capita
Buildings $2,171.91 per capita
Land $149.53 per capita
Furniture And Equipment $106.29 per capita
PARKS $1,062.64 per capita
Developed Parkland $521.51 per capita
Park Facilities $418.56 per capita
Special Facilities $122.57 per capita
AFFORDABLE HOUSING $294.97 per capita
Annual Municipal Investment $294.97 per capita
WASTE MANAGEMENT $48.08 per pop + empl
Buildings $16.17 per pop + empl
Land $16.98 per pop + empl
Vehicles $13.94 per pop + empl
Furniture & Equipment $0.99 per pop + empl
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5. Development-Related Capital Forecast

The DCA requires that the Council of a City express its intent to provide
future capital facilities at the level incorporated in the development charges
calculation. As noted above in Section Il, Ontario Regulation 82/98, s. 3

states that:

For the purposes of paragraph 3 of subsection 5 (1) of the Act, the council of
a City 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.

A. Development-Related Capital Forecast is Provided for
Council’s Approval

Based on the growth forecasts summarized in Section Ill and detailed in
Appendix A, City staff, in collaboration with the consultant has developed a
development-related capital forecast, which sets out those projects that are
required to service anticipated growth. For all general services considered in
this Amendment Study, the capital plan covers the 7-year period from 2022
to 2028.

One of the recommendations contained in this Amendment Study is for
Council to adopt the development-related capital forecast developed for the
purposes of the DC calculation. It is assumed that future capital budgets
and forecasts will continue to bring forward the capital projects presented
here as they will be needed to service the anticipated growth in the City. It
is, however, acknowledged that changes to the forecast presented here may

occur through the City’s normal capital budget process.
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B. The Development-Related Capital Forecast for General
Services

A summary of the development-related capital forecast for general services
is presented in Table 3. The table shows that the gross cost of the City's
capital forecast is estimated to be $154.22 million. Subsidies in the amount
of $6.11 million have been identified to offset the cost of various services,
which has the effect of netting down the total capital program cost. The
remaining $148.11 million is identified as the total municipal cost brought

forth for the development charges calculation.

Of this $148.11 million net capital cost, 61 per cent, or 90.00 million, is
related to the Recreation capital program. This includes phases | and Il of

the new twin pad arena and aquatic complex.

Parks represents 19 per cent, or $27.97 million of the capital program. This
is related to various park facilities, ongoing parkland development, trail

networks, and recovery of outstanding debt on the Fleming Athletic Field.

Waste Management represents $9.99 million of the City’s total capital
program. This includes funds for an Organics Processing Facility and

additional vehicles and equipment.

The capital program for Library Services is recovering for outstanding debt
on additional library space, the construction of new library space in the new
twin pad arena and aquatic complex, and the acquisition of library kiosks
and materials. It represents 6 per cent, or $9.61 million, of the City’s total

capital program for general services.
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The capital program for Affordable Housing includes an annual contribtion
for the City’s ongoing investment in affordable housing. It represents 6 per

cent, or $8.94 million, of the City’s total capital program for general services.

Finally, the capital program associated with General Government relates to
the provision of development-related studies and amounts to $1.60 million
over the next 7 years. These studies include additional development charges

studies , OP reviews and various growth-related studies.

The capital forecast incorporates those projects identified to be related to
development anticipated in the next 7 years. It is not implied that all of these
costs are to be recovered from new development by way of development
charges (see the following Section VI). Portions of the capital forecast may
be related to the replacement of existing facilities, shares of projects that
benefit the existing population, or growth anticipated to occur beyond the
2022 — 2028 planning period.

After these reductions, the remaining development-related capital costs are
brought forward to the DC calculation. Further details on the capital plans

for each individual service are available in Appendix B.
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Appendix B

6. Development Charges are Calculated in
Accordance with the Development
Charges Act

This section summarizes the calculation of DCs for each service and the
resulting total DC by type of development. For all services, the calculation of
the “unadjusted” per capita (residential) and per square metre (non-
residential) charges is reviewed. Adjustments to these amounts resulting
from a cash flow analysis that accounts for interest earnings and borrowing

costs are also discussed.

For residential development, an adjusted total per capita amount is applied
to different housing types on the basis of average occupancy factors. For
non-residential development, the calculated development charges rates are

based on gross floor area (GFA) of building space.

It is noted that the calculation of the DCs does not include any provision for
exemptions required under the DCA, for example, the exemption for
enlargements of up to 50 per cent on existing industrial buildings. Such
legislated exemptions, or other exemptions which Council may choose to
provide, will result in a loss of development charges revenue for the affected
types of development. Any such revenue loss may not be offset by

increasing other portions of the calculated charge.

A. Development Charges Calculation

A summary of the “unadjusted” residential and non-residential development
charges for the City-wide services is presented in Table 4. Further details of
the calculation for each individual general service are available in Appendix
B.
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Appendix B

i General Services

The capital forecast for general services incorporates those projects
identified to be related to development anticipated in the next 7 years.
However, not all of the capital costs are to be recovered from new
development by way of development charges. Table 4 shows that $56.87
million of the capital forecast relates to replacement of existing capital
facilities or to shares of projects that provide benefit to the existing
community. These portions of capital costs would have to be funded from

property taxes and other non-development charges revenue sources.

An additional share of $6.23 million has been identified as available DC
reserves and represents the revenues collected from previous DC by-laws.
This portion has been netted out of the chargeable capital costs. Another
share of the forecast, $37.00 million, is attributable to growth beyond the
2028 period, which may be considered for recovery in future development

charges studies, subject to service level restrictions.

The DCAno longer requires that development-related net capital costs for
“soft” services be reduced by 10 per cent when calculating the applicable

development charges for these services.

The remaining $48.00 million is carried forward to the development charges
calculation as a development-related cost to be funded over the 2022 — 2028
period. Of the development-related cost, $47.67 million has been allocated
to new residential development, and $332,300 has been allocated to new
non-residential development. This results in an unadjusted charge of
$3,780.66 per capita and $1.89 per square metre for the provision of soft

services.
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ii. Adjusted Residential and Non-Residential Development Charge
Rates

Final adjustments to the “unadjusted” development charges rates are made
through a cash flow analysis. The analysis, details of which are included in
Appendix B, considers the borrowing cost and interest earnings associated
with the timing of expenditures and development charges receipts for each
service category. Table 5 summarizes the results of the cash flow
adjustments for the residential development charges rates. The adjusted per
capita rate for general services amended in this study increases by $461.68
for a total general services charge of $5,716.15 per capita after the cash flow
analysis. Taking all DC eligible services into account, results in an adjusted

development charge of $13,282.48 per capita.

Table 5 also provides the calculated rates by residential unit with the total
charge per unit ranging from a high of $39,150 for a single and semi-
detached units to a low of $22,175 for apartment units. The other multiples
charge is calculated at $24,740.

The non-residential charge for general services considered in this
amendment study also experiences an increase after cash flow
considerations from $1.89 to $2.54 per square metre. Accounting for both
previously calculated and amended services brings the adjusted total charge
per square metre to $140.91. This is displayed in Table 6.

B. DC Rate Comparisons

i. Rate Comparison of 2022 Newly Calculated Development Charges
with Charges Currently in Force in Peterborough

Tables 7 and 8 present a comparison of the newly calculated residential and
non-residential development charges with currently imposed development

charge rates. It demonstrates that the residential development charge rate

[HEMSON | Development Charges are Calculated in Accordance with the
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for a single or semi-detached unit would increase by $4,429 per unit, or 12.7
per cent.

The current development charges rate for non-residential development
would decrease by $4.80 per square metre, from $145.71 to $140.91 per
square metre, or 3.3 per cent. This is largely the result of the removal of the

Parking service DC from the by-laws.
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Appendix B

ii. DC Rate Comparisons Against Surrounding Municipalities

The City currently collects City-wide and area-specific development charges
for residential development at rates which are comparable to those imposed
in similar and surrounding municipalities. After accounting for upper-tier
charges, municipal-wide charges, area-specific charges, and utility charges,
Table 9 demonstrates that the total municipal DCs in Peterborough would

fall within the mid-range of comparable municipalities.

TABLE9

CITY OF PETERBOROUGH
MUNICIPAL RATE COMPARISON
RESIDENTIAL DEVELOPMENT CHARGES

Barrie (Salem & Hewitt)

Whitby

Oshawa

Brantford (Northern Settlement Expansion Area)
Clarington

City of Peterborough (Calculated - Chemong West)
Port Hope

City of Peterborough (Calculated - Jackson)
Brantford (City-Wide)

Guelph

City of Peterborough (Calculated - City-Wide)
London

City of Peterborough (Current)

Kingston

Belleville

$- $10,000 $20,000 $30,000 $40,000 $50,000 $60,000 $70,000 $80,000 $90,000

m Upper Tier Charge m Municipal-wide m ASDC m Utility Charge

The City also collects City-wide development charges for non-residential
development and has proposed new area-specific development charges for
Chemong West and Coldsprings. Details on new area-apecific development
charge rates are available in the 2022 Area-Specific Development Charges
Background Study. Table 10 demonstrates the total municipal non-
residential DCs in Peterborough would fall within the mid-range of

comparable municipalities.
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TABLE 10

CITY OF PETERBOROUGH
MUNICIPAL RATE COMPARISON
NON-RESIDENTIAL DEVELOPMENT CHARGES

Whitby

Barrie (Salem & Hewitt)
Oshawa

Clarington

London

Kingston

City of Peterborough (Calculated - Chemong West)
Brantford (Northern Settlement Expansion Area)
Guelph

City of Peterborough (Current)

City of Peterborough (Calculated - Jackson)

City of Peterborough (Calculated - City-Wide)

Port Hope

Brantford (City-Wide)

Belleville
$- $50.00 $100.00 $150.00 $200.00 $250.00 $300.00 $350.00 $400.00 $450.00 $500.00

m Upper-Tier Charge m Municipal-wide m ASDC m Utility Charge

C. Affordability Analysis

Table 11 compares the residential DCs in the City and comparable
municipalities with the average home sale price for a single detached
dwelling. The table shows the average price for a single-detached unit in

2021 was about $700,000 in the area surrounding Peterborough.

As shown in Table 11, the proposed City-wide development charges for the
City of Peterborough, as a percentage of the average price for a single
detached home, falls into the mid-range of the municipalities included in the
table.

It is further noted that, in the context of the overall sale price of a single
detached unit, the quantum of the development charge increase is minor.
The development charge increase ranges from approximately 0.6 per cent of

HEMSON | Development Charges are Calculated in Accordance with the
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the average price for a single detached home; after accounting for area-

specific development charges, this figure increases to about to about 1.0 per

cent.
TABLE 11
CITY OF PETERBOROUGH
COMPARISON OF DEVELOPMENT CHARGES AS A PERCENTAGE OF AVERAGE PRICE
OF SINGLE DETACHED HOMES (2021)
' o .DC Rates for. A\'/erage Price for DC % of Average
City/Municipality Singles & Semis Single Detached House Price
(2021) House (2021)

Kingston $ 21,774 | $ 627,667 3.5%
Guelph $ 36,525 | $ 940,962 3.9%
London $ 32,516 | $ 812,488 4.0%
Belleville $ 13,635 | $ 273,837 5.0%
City of Peterborough (Current) $ 31,110 | $ 605,020 5.1%
Brantford (City-Wide) $ 36,548 | $ 671,527 5.4%
City of Peterborough (Calculated - City-Wide) $ 34,888 | $ 605,020 5.8%
Clarington $ 48,770 | $ 833,021 5.9%
City of Peterborough (Calculated - Jackson) $ 39,541 | $ 605,020 6.5%
Oshawa $ 54,600 | $ 821,885 6.6%
Whitby $ 63,990 | $ 880,474 7.3%
City of Peterborough (Calculated - Chemong West) | $ 45583 | $ 605,020 7.5%
Brantford (Northern Settlement Expansion Area) $ 53,459 | § 671,527 8.0%
Barrie (Salem & Hewitt) $ 67,658 | $ 733,772 9.2%
HEMSON | Development Charges are Calculated in Accordance with the
. =

Development Charges Act | 40



Appendix B
7. Long-Term Capital & Operating Costs

This section provides a brief examination of the long-term capital and
operating costs for the capital facilities and infrastructure to be included in
the development charges by-law. This examination is required as one of the
features of the DCA.

A. Net Operating Costs for the City’s Services to Increase
Over the Forecast Period

Table 12 summarizes the estimated increase in net operating costs that the
City will experience for additions associated with the planned capital program.
The estimated changes in net operating costs are based on the financial
information from the City (additional details are included in Appendix D).

As shown in Table 12, by 2028 the City’s net operating costs are estimated to
increase by $4.03 million. This includes substantial increased operating costs

associated with expansion to Parks and Library Services.

B. Long-Term Capital Financing From Non-Development
Charges Sources Totals $56.87 Million

Table 12 also summarizes the components of the development-related
capital forecast that will require funding from non-development charges
sources. Of the $148.11 million net capital forecast, about $56.87 million will
need to be financed from non-development charges sources over the next

7 years. In addition, $37.00 million in interim financing may be required for
projects related to general service level increases and to growth in the post-
2028 period. It is likely that most of these monies could be recovered from
future development charges as the by-laws are revisited at least every five

years.
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Appendix B
8. Asset Management Plan

The DCA now requires that municipalities complete an Asset Management
Plan before passing a development charges by-law. A key purpose of the
Asset Management Plan is to demonstrate that all assets proposed to be
funded under the development charges by-law are financially sustainable
over their full life cycle. Further details relating to the Asset Management

Plan are discussed in Appendix E.

A. Annual Capital Provisions Will Reach $4.50 Million by
2029

Table 13 summarizes the annual capital provisions required to replace the
development eligible and ineligible costs associated with the capital
infrastructure identified in the DC Amendment Background Study. This
estimate is based on material included in the 2019 DC Background Study as
well as information obtained through discussions with municipal staff
regarding useful life assumptions and the capital cost of acquiring and/or
replacing each asset.

Table 13 illustrates that by 2029 the City will need to fund an additional
$4.50 million per year in order to properly fund the full life cycle costs of the
new general services assets supported under the proposed Development
Charges By-law. The year 2029 has been included to calculate the annual
contribution for the 2022 — 2028 period as the expenditures in 2028 will not

trigger asset management contributions until 2029.

The calculated annual funding provision should be considered in the context
of the City’s projected growth. Over the next 7 years, the City is projected to
increase by 12,610 people and add 3,820 new employees by 2028.
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This growth will have the effect of increasing the overall assessment base
and additional user fee and charges revenues to offset the capital asset
provisions required to replace the infrastructure to be funded under the

proposed DC by-laws.

The calculated annual provisions identified are considered to be financially
sustainable as it is expected that the increased capital asset requirements

can be absorbed by the tax and user base over the long-term.
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Appendix B

9. Other Considerations

A.

Development Charges Administration

Many of the administrative requirements of the DCA will be similar to those

presently followed by the City in terms of collection practices. However,

changes will likely be required in the use of and reporting on the new

development charges. In this regard:

A.

It is recommended that the current practices regarding collection of
development charges and by-law administration continue to the
extent possible;

As required under the DCA, the City should codify any rules regarding
application of the by-laws and any exemptions within the
development charges by-laws proposed for adoption;

It is recommended that the City continue to report policies consistent
with the requirements of the DCA;

It is recommended that the by-laws permit the payment of a
development charge in cash or through services-in-lieu agreements.
The municipality is not obligated to enter services-in-lieu agreements;
and

It is recommended that Council adopt the development-related capital
forecast included in this background study, subject to annual review

through the City’s normal capital budget process.

Consideration of Area Rating

As part of the new regulations adopted by the Province, Council is required

to consider the use of area rating (i.e. area-specific development charges)

when preparing a DC background study. As part of the City’s 2022 DC

Amendment Study, the appropriateness of implementing area-specific DCs

for the various City services was examined.
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The DCA permits the City to designate, in its DC by-laws, the areas where
development charges shall be imposed. The charges may apply to all lands
in the City or to other designated development areas as specified in the DC

By-laws.

The following was considered with respect to area-specific development

charges:

= |s the use of area-specific charges appropriate for some or all
services?
= Are there any data limitations with calculating an area-specific

development charge?

Area-specific development charges are typically considered when there is
clear benefit to a particular area (including the population or population and
employment), and have been implemented in mostly stand alone greenfield
developments. The City currently imposes sanitary trunk sewers, stormwater
facilities, and servicing and planning studies in specific planning areas in the
City.

No change to the current structure of area-specific and City-wide DCs is

proposed through this Amendment Study.

Area-specific development charge rates can be found in the 2022 Area-

Specfic Development Charges Background Study.

B. Local Service Definitions

The 2022 DC Amendment Background Study also includes definitions to
determine the eligible capital costs for inclusion in the development charges
calculation for the City. The local service definitions have been reviewed by
City staff and no changes have been proposed. The definitions are set out in

Appendix F.
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Appendix A

Development Forecast
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Appendix A: Development Forecast

This appendix provides details of the development forecast used to prepare
the 2022 Development Charges Scoped Amendment Background Study for
the City of Peterborough. The forecast method, key assumptions and, results

are presented in the following tables:
Historical Development

Table A-1  Population, Occupied Dwellings and Employment Summary
Table A-2  Annual Housing Completions (CMHC)

Table A-3  Annual Residential Building Permits

Table A-4  Households by Period of Construction Showing Household Size

Forecast Development

Table A-5  Population, Occupied Dwellings & Employment Forecast
Summary

Table A-6 Housing Growth by Unit Type

Table A-7  Population Growth in New Housing by Unit Type

Table A-8 Non-Residential Space

The forecasts were prepared by Hemson in consultation with City planning
staff. For the purposes of this amendment study, the forecasts are
consistent with the City’s 2019 Development Charges Background Study.
However, 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).
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A. FORECAST APPROACH AND KEY ASSUMPTIONS

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 forecast must cover both
residential and non-residential development and be specific enough
regarding the quantum, type, location and timing of development to allow

the City to prepare a reasonable development-related capital program.

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

this amendment study:

= General Government
= Library Services

= Recreation

= Parks

= Affordable Housing

= Waste Management

B. HISTORICAL DEVELOPMENT IN THE CITY

Population figures shown in the development forecast represent mid-year
estimates. Population figures are equivalent to the population recorded in
the Census (“Census population”). This definition does not include the
Census net under-coverage (3.54 per cent of the Census population in
Peterborough) which represents those who were missed or double-counted

by the Census.

Historical population and employment set out in this appendix are used to
determine the average service levels attained in the City over the last 10
years (2012 - 2021).
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Historical growth and development figures are presented in Tables A-1 to A-
4. These figures are consistent with the development forecast set out in the
City of Peterborough’s 2019 Development Charges Study and have been
updated to reflect recent building activity and data released as part of the
2021 Census.

Historical data indicates steady population growth in the City of
Peterborough over the last ten years. As shown in Table A-1, the City’s
population increased from 79,160 people in 2012 to 83,650 in 2021, or 6 per
cent over the period. Growth in occupied dwellings increased by 8 per cent
over the same decade, from 33,690 in 2012 to 35,980 in 2021.

“Place of Work Employment” figures in the forecasts record where people
work rather than their place of residence. It includes employment with a
regular or no fixed place of work. However, work-at-home employment is
excluded from the figures as, for development charge purposes, this type of

employment is considered not to require building floorspace for its activities.

Employment figures are consistent with those set out in the 2019
Development Charges Study and reflect stable employment over the last

decade.

Details on new housing growth in the City are provided in Tables A-2 and A-
3. The overall market share of single and semi-detached units over the last
decade has been 51 per cent, though the number of units completed in any
one year varies. The market share of row houses and apartments over the
same period has been 22 per cent and 27 per cent respectively. As with the
single and semi-detached unit types, the number of completions in any

given year is variable.

Table A-4 provides details on historical occupancy patterns for occupied
households in Peterborough. The overall average occupancy level in the City
for single and semi-detached units is 2.56 persons per housing unit (PPU).

Occupancy levels for units constructed between 2006 and 2016 are higher
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than the overall average and are used in the development charges
calculation since they better reflect the number of people that are likely to
reside in new development. The average PPU of single and semi-detached
units built in the City in the period 2006 to 2016 is 2.95. Average PPUs for
recently constructed row and apartment housing, are 1.86 and 1.67

respectively.

C. FORECAST METHOD & RESULTS

A 7-year development forecast, from 2022 to 2028, has been used for all

general services under review through this amendment study.

Development charges are levied on residential development as a charge per
new unit. Therefore, for the residential forecast, a projection of both the
population growth as well as the population in new housing units, is

required.

Population growth determines the need for additional facilities and provides
the foundation for the development-related capital program. When
calculating the development charge, however, the development-related net
capital costs are spread over the total additional population that occupy new
housing units. This population in new units represents the population from

which development charges will be collected.

Development charges are levied on non-residential development as a charge
per unit of gross floor area (GFA). The non-residential forecast includes
both a projection of employment growth as well as a projection of the floor

space associated with employment growth in the City.

i. Residential Development Forecast

The residential development forecast is consistent with the City of
Peterborough’s 2019 Development Charges Study in that the City is

assumed to achieve the same population by 2028. The population and
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household growth determines the need for additional facilities and provides

the foundation for the development-related capital program.

Tables A-5 to A-8 summarize the population, household and employment
growth forecast. The tables show that the City’s population is forecast to
increase by roughly 11,730 over the seven-year planning period to 2028. The
number of occupied dwellings is forecast to increase by 4,990 units with the
majority of growth expected to be single and semi-detached unit types (64
per cent). Employment, excluding work from home employment, is projected

to increase by 2,960 over the same period.

In addition to the population forecast, a forecast of “population in new units”
that will result from the addition of new housing units, has been made (see
Table A-7). The population growth in new units is determined by applying
the following persons per unit (PPUs) to the housing forecast: 2.95 for single
and semi-detached units; 1.86 for rows and other multiples; and 1.67 for
apartments. The PPUs are based upon the historical time series of
population growth in housing in the ten-year period 2006 to 2016 (more
recent data from the 2021 is as yet unavailable). They are unchanged from
the 2019 Development Charges Background Study.

In total, 12,610 is the forecasted population in new dwelling units over the

seven-year planning period (2022 - 2028).

ii. Non-Residential Development Forecast

Non-residential development charges are calculated on a per unit of gross
floor area (GFA) basis. Therefore, as per the DCA, a forecast of non-
residential building space has been developed. As with the residential
forecast, a seven-year planning period, from mid-year 2022 to mid-year
2028, has been used for the services under review in this amendment study.

As well, the City is assumed to achieve the same employment by 2028.
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Employment densities have been used to convert the employment forecast
into building space estimates. The density assumptions are the same as
those used in the 2019 Development Charges Background Study:

Population-Related Employment: 40 square metres per employee

Employment Land Employment: 90 square metres per employee

The employment and GFA forecasts are provided in Table A-8. The total
GFA growth is forecast at 176,000 square metres over the seven-year period
with an accompanying employment growth of 2,820 (excluding work at home

employment).
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Appendix B

Appendix B: General Services Technical
Appendix

The following appendix provides the detailed analysis undertaken to
establish the development charge rates for each of the general services in
the City of Peterborough. Six services have been analysed as part of the

Development Charges Amendment Study:

Appendix B.1  General Government
Appendix B.2  Library

Appendix B.3  Recreation
Appendix B.4  Parks

Appendix B.5  Affordable Housing

Appendix B.6  Waste Diversion Services

Development charges for the general services of Fire Services, Police
Services, Public Works, and Transit Services have not been amended as part
of this study.

It is proposed that the general service of Parking be removed from the City-
wide development charges by-law as Parking is no longer eligible for DC
funding.

Every service, with the exception of General Government, contains a set of
three tables. The tables provide the background data and analysis
undertaken to arrive at the calculated development charge rates for that
particular service. An overview of the content and purpose of each of the

tables is given below.
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Tables B.2-1 to B.6-1 Historical Service Levels

Tables B.2-1 to B.6-1 display the data used to determine the 10-year
historical service level. The DCA and O. Reg. 82/98 require that development
charges be set at a level no higher than the average service level provided in
the City over the 10-year period immediately preceding the preparation of
the amendment study, on a service-by-service basis. For the purpose of this

study, the historical inventory period has been defined as 2012 to 2021.

0. Reg. 82/98 requires that when defining and determining historical service
levels, both the quantity and quality of service be taken into consideration.
In most cases, the service levels are initially established in quantitative
terms. For example, service levels for buildings are presented in terms of
square feet. The qualitative aspect is introduced by considering the
monetary value of the facility or service. In the case of buildings, for
example, the cost would be shown in terms of cost per square foot to
replace or construct a facility of the same quality. This approach helps to
ensure that the development-related capital facilities that are to be funded
by new growth reflect not only the quantity (number and size) but also the
quality (replacement value or cost) of service provided by the City in the
past. Both the quantitative and qualitative aspects of service levels used in
the current analysis are based on information contained in the 2019
Development Charges Study that has been reviewed and updated by City
staff. The information is based on historical records and experience with

costs to acquire or construct similar facilities, equipment and infrastructure.

Tables B.2-1 to B.6-1 also show the calculation of the “maximum allowable”
funding envelope. The maximum allowable funding envelope is defined as
the 10-year historical service level (expressed as either $/capita or $/capita
and employment) multiplied by the forecast increase in population or
population and employment growth over the planning period. The resulting
figure is the value of capital infrastructure that must be constructed for that

particular service in order to maintain the 10-year historical service level.
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Tables B.1-1 & B.2-2 to B.6-2 2022 — 2028 Development-
Related Capital Program &
Calculation of the Unadjusted
Development Charge

The DCA requires that Council express its intent to provide capital facilities
to support future growth. Based on the development forecasts presented in
Appendix A, the consulting team, in collaboration with City staff, have
established a development-related capital program that sets out the
projects required to service anticipated development for the 7-year period
from 2022 to 2028. 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 Background Study. Project
timing and costs have been adjusted to reflect the latest information
included in the 2022 Capital Budget and Forecast.

To determine the share of the program that is eligible for recovery through
development charges, the project costs are reduced by any anticipated
grants and “replacement” or “benefit to existing” shares. The DCA no longer

requires project costs to be reduced by ten per cent for any service.

The only significant change to the funding sources for the projects listed in
capital program is the withdrawal of Federal and Provincial grant funding for

the new Arena.

A replacement share occurs when a new facility will, at least in part, replace
a facility that is demolished, redeployed or will otherwise unavailable to
serve its former function. The replacement share of the capital program is
not deemed to be development-related and is therefore removed from the
development charge calculation. The capital cost for replacement shares will
require funding from non-development charge sources, typically property

taxes or user fees.
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The capital program less any replacement or benefit to existing shares
yields the development-related costs. Although deemed development-
related, not all of the net development-related capital program may be
recoverable from development charges in the 2022 — 2028 planning period.
For some of the services, reserve fund balances collected from prior growth
may be available to fund a share of the program. In addition, a portion of the
capital program may service growth that will not occur until after 2028. This
portion of the capital program is deemed “Post 2028” and may be eligible for

recovery under future development charges studies.

The remaining portion of the net capital program represents the
development-related cost that may be included in the development charge.
In all cases, as required, this amount is equal to or less than the maximum
allowable capital amount as calculated at the end of Tables B.2-1 to B.6-1.
The result is the discounted development-related net capital cost that is

eligible for recovery against development over the period from 2022 to 2028.

Calculation of the Unadjusted Development Charge Rates

The section below the capital program displays the calculation of the
“unadjusted” development charge rates. The term “unadjusted”
development charge is used to distinguish the charge that is calculated prior
to cash flow financing considerations. The cash flow analysis is shown in
Tables B.1-2 and B.2-3 to B.6-3.

The first step in determining the unadjusted development charge rate is to
allocate the development-related net capital cost between the residential
and non-residential sectors. For General Government and Waste
Management services, the development-related costs have been
apportioned as 82 per cent residential and 18 per cent non-residential. This
apportionment is based on the anticipated shares of population and

employment growth over the 10-year forecast period.
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The development-related costs associated with all other services included in
this amendment study have been allocated 100 per cent to the residential
sector given the need for these services is generally driven entirely by

residential development.

The residential share of the 2022 to 2028 DC eligible costs are then divided
by the forecast population in new housing units. This gives the unadjusted
residential development charge per capita. The non-residential
development-related net capital costs are divided by the forecast increase in
non-residential gross floor area (GFA). This yields a charge per square

metre of new non-residential GFA.

Tables B.1-2 & B.2-3 to B.6-3 Cash Flow Analysis

A cash flow analysis is undertaken to account for the timing of projects and
receipt of development charges. Interest earnings or borrowing costs are
therefore accounted for in the calculation as allowed under the DCA. Based
on the development forecast, the analysis calculates the development
charges rate that is required to finance the net development-related capital
spending plan, including provisions for any borrowing costs or interest
earnings on the reserve funds. The cash flow analysis is designed so that
the closing cash balance at the end of the planning period is as close to nil

as possible.

In order to determine appropriate development charges rates reflecting
borrowing and earnings necessary to support the net development-related
funding requirement, assumptions are used for the inflation rate and interest
rate. An inflation rate of 2.0 per cent is used for the funding requirements,
an interest rate of 3.5 per cent is used for positive opening balances, and a
rate of 5.5 per cent is used for negative opening balances. These
assumptions are consistent with those included in the 2019 Development
Charges Background Study.
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Tables B.1-3 and B.2-3 to B.6-3 display the results of the cash flow analysis
and provide the adjusted, or final per unit residential and per square metre

(of GFA) non-residential, development charges.
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Appendix B.1

General Government
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Appendix B.1: General Government

The DCA allows the cost of development-related studies to be included in
the calculation of the development charges as long as they are permitted
under the legislation. The eligible development-related capital costs for the
provision of studies and permitted General Government expenditures are no
longer required to be reduced by the previous 10 per cent statutory discount

when calculating development charges.

Table B.1-1 2022 - 2028 Development-Related Capital
Program and Calculation of the Unadjusted
Development Charges

As shown in Table B.1-1, the 2022 — 2028 development-related gross cost
for General Government is $1.60 million. This includes the recovery of a
$229,990 reserve fund balance, as well three library studies ($300,000), two
studies related to recreation ($242,945), and one Parks & Open Space
Strategy ($100,000). Additionally, a Watershed planning Study ($530,000),
an Official Plan Review ($60,221) and a provision for other growth-related
studies ($140,000) has been included in the General Government DC Capital
Program. The project list mentioned is identical to that included in the 2019
Development Charges Study, however, timing and project costs have been
adjusted to reflect information provided in the City of Peterborough’s 2022
Capital Budget.

No grants or subsidies have been identified, however, replacement shares
amounting to $350,767 have been deducted from the net municipal cost of
$1.60 million to yield a total DC eligible cost of $1.25 million. Reserve
commitments of $42,030 and $90,000 have been applied to the Feasibility
Study for the OHL Facility and the Parks Open Space Strategy respectively.

The remaining amount of $1.12 million is eligible for development charges
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funding in the 7-year planning period. This amount is allocated 82 per cent
($915,815) to the residential sector and 18 per cent ($204,547) to the non-
residential sector based on shares of 7-year growth in population and
employment. The resulting unadjusted per capita residential charge is
$72.64 before cash flow adjustments. The non-residential unadjusted

charge is $1.16 per square metre.

Table B.1-2 Cash Flow Analysis

After cash flow analysis, the residential charge increases to $86.97 per
capita and the non-residential charge increases to $1.73 per square metre.
This is a reflection of the timing of the capital program and development
charges revenues. The following table summarizes the calculation of the

General Government development charge.

GENERAL GOVERNMENT SUMMARY

2022 - 2028 Unadjusted Adjusted
Development-Related Capital Program Development Charge Development Charge
Total Net DC Recoverable $/capita $/sq.m $/capita $/sq.m
$1,603,159 $1,120,362 $72.64 $1.16 $86.97 $1.73
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Appendix B.2

Library Services

HEMSON_l Appendix B | 76




Appendix B

Appendix B.2: Library Services

The Peterborough Public Library provides library services from its main
branch in downtown Peterborough and at the DelaFosse Branch in the south
end of the City. The Peterborough Public Library provides a wide range of
resources in a variety of formats and offers a range of programs to City

residents.

Table B.2-1 2012 - 2021 Historical Service Levels

Table B.2-1 displays the Library’s 10-year historical inventory for buildings,
land, materials, and furniture and equipment (excluding computer
equipment). The building space amounts to 61,850 square feet which is
valued at $27.21 million.!

The library buildings occupy 1.20 hectares of land worth $602,300. The
collection materials are valued at $9.83 million and the furniture and

equipment associated with both branches is valued at $855,000.

The full 2022 replacement value of the inventory of capital assets amounts
to $38.50 million resulting in a 10-year historical average service level of
$429.91 per capita.

The historical service level ($429.91) multiplied by the 7-year forecast of net
population growth (11,734) results in a 7-year maximum allowable funding

envelope of $5.04 million.

! The available space has been reduced from the 2019 Background Study to reflect that part
of the DelaFosse facility was leased to a third party for non-Library Services use.
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Table B.2-2 2022 — 2028 Development-Related Capital
Program & Calculation of the Unadjusted
Development Charge

The Library’s total 7-year capital forecast amounts to $9.61 million. The
capital program provides for debt principal repayment on additional library
space ($2.43 million), library kiosks ($162,000), replacement and expansion
of library space in the Arena Complex ($3.52 million), and additional

collections materials ($3.50 million).

No grants, subsidies, or other recoveries are anticipated to fund any shares
of the above mentioned projects; as such, the net cost to the municipality
remains at $9.61 million. The project list included in the Library
development-related capital program is consistent with the program
included in the 2019 Development Charges Study. However, adjustments
have been made to timing and costs to reflect information contained in the
2022 Capital Budget.

A share of $5.10 million related to additional library space and collections
materials is deemed to be a replacement share. These shares are calculated
based on that portion of the expansion project which is replacing the
DelaFosse branch (4,750 square feet or $3.20 million), and the portion of
additional collections materials which exceed the 10-year historical average

level of service ($1.90 million).

After considering replacement shares, the total DC eligible cost of the
program is reduced to $4.51 million. A portion of the DC eligible costs,
$354,042, will be funded by available reserve funds. Another share of
$27,780 is deemed to be a post-period benefit. The post-period benefit
share will not be recovered under this development charges by-law but can

be considered in future DC studies, subject to service level restrictions.

The remaining $4.13 million is related to growth between 2022 and 2028;

this amount is allocated entirely against future residential development in
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the City and results in an unadjusted development charge of $327.53 per
capita.

Table B.2-3 Cash Flow Analysis

After cash flow, the residential calculated charge increases to $372.36, in
large part because of the need to fund interest payments associated with
debt on the additional library space. The following table summarizes the

calculation of the Library Services development charge:

LIBRARY SERVICES SUMMARY

10-year Hist. 2022 - 2028 Unadjusted Adjusted

Service Level  Development-Related Capital Program Development Charge Development Charge
per capita Total Net DC Recoverable  $/capita $/sq.m $/capita $/sq.m
$429.91 $9,607,677 $4,129,533 $327.53 $0.00 $372.36 $0.00
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Appendix B

Appendix B.3: Recreation

The City of Peterborough Community Services Department oversees a
variety of facilities, programs, services and special events for all ages.
Recreation services are provided to Peterborough residents through 10
facilities, which include community centers, sports facilities, arenas, and

aquatic facilities.

Table B.3-1 2012 - 2021 Historical Service Levels

The 10-year historical inventory of capital assets for Recreation includes
397,362 square feet of indoor recreation building space accommodated
within 10 facilities. As of 2020, the Northcrest Arena is no longer in service.
The largest of these facilities is the Peterborough Memorial Centre at
119,286 square feet. The current replacement value for all buildings is
$167.93 million. The 22.33 hectares of land associated with the buildings is
valued at $11.21 million. The furniture and equipment in the facilities has a

total value of $8.73 million.

The 2022 full replacement value of the inventory of capital assets for the
Recreation department amounts to $187.87 million and the 10-year

historical average service level is $2,427.72 per capita.

The historical service level multiplied by the 7-year forecast of net
population growth (11,734) results in a 7-year maximum allowable funding

envelope of $28.49 million.

Table B.3-2 2022 - 2028 Development-Related Capital Program &
Calculation of the Unadjusted Development Charge

The 2022 to 2028 gross development-related capital program for Recreation
amounts to $90.00 million. As in the 2019 Development Charges Study, the
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capital program provides for the construction of a new arena and aquatic
complex. This facility is intended to provide two ice pads, a pool and a
walking track. The cost and timing of construction have been updated to
reflect information contained in the 2022 Capital Budget and account for the
withdrawal of federal and provincial grant funding (previously $49.81
million). The entire $90.00 million cost of the facility is now being borne by
the City.

Replacement shares related to the new facility amount to $23.73 million, and
account for the replacement of the existing ice pad at the Northcrest Arena.
A further $3.66 million will be funded from available reserve funds and
$34.13 million, that portion of the cost that exceeds the funding envelope, is
deemed a post-period benefit. The remaining share of $28.49 million is

eligible for development charges funding within the 7-year forecast period.

The full development-related share of the Recreation capital program is
allocated entirely against future residential development in the City,
consistent with the 2019 Development Charges Study. This results in an
unadjusted development charge of $2,259.43 per capita.

Table B.3-3 Cash Flow Analysis

After cash flow consideration, the calculated development charge increases
to $2,664.25 per capita; this is a reflection of the front-ended timing of
expenditures. The following table summarizes the calculation of the

Recreation development charge:

RECREATION SUMMARY

10-year Hist. 2022 - 2028 Unadjusted Adjusted

Service Level  Development-Related Capital Program Development Charge Development Charge
per capita Total Net DC Recoverable  $/capita $/sq.m $/capita $/sq.m
$2,427.72 $90,000,000 $28,486,866 $2,259.43 $0.00 $2,664.25 $0.00
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Appendix B

Appendix B.4: Parks

Residents in the City of Peterborough enjoy more than 100 parks throughout
the City and a multitude of sports fields, playgrounds, and other special park

facilities.

Table B.4-1 2012 - 2021 Historical Service Levels

Peterborough’s inventory of developed parkland amounts to 328.1 hectares
in parks of various sizes and types. The parkland development costs are
estimated to be $42.51 million.

The Parks division is responsible for various park amenities such baseball
diamonds, sports fields, tennis courts, basketball courts, playgrounds, water
parks and wading pools, beaches, and lacrosse bowls. Other facilities
include park buildings, parking lots, interior roadways, picnic shelters, and

boat ramps. The total value of park facilities is $49.55 million.

The 2022 full replacement value of the inventory of capital assets for the
Parks division amounts to $92.06 million and yields a 10-year historical

average service level of $1,062.64 per capita.

The historical service level multiplied by the 7-year forecast of net
population growth (11,734) results in a 7-year maximum allowable funding

envelope of $12.47 million.

Table B.4-2 2022 — 2028 Development-Related Capital
Program & Calculation of the Unadjusted
Development Charge

The 2022 — 2028 gross development-related capital program for Parks

amounts to $27.97 million. All projects listed in the Parks development-
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related capital program were included in the 2019 Development Charges
Study; adjustments to timing and costs, however, have been made to match
the 2022 capital budget and forecast.

The capital program provides for $464,595 in various parkland development
assistance projects to occur in 2022. Also included in the program are park
facilities projects for a total of $25.06 million. The most significant projects
include the development of new ball diamonds and a fieldhouse for $14.50

million, Del Crary Park upgrades (design and construction) for $5.80 million

and trail and shoreline improvements around Little Lake for $2.00 million.

Benefit to existing shares have been identified for this service in the amount
of $12.00 million, leaving in a total DC eligible cost of $15.97 million. Of this
$15.97 million, $1.76 million is to be funded from available DC reserves and
$536,530 from existing reserve fund commitments. $1.20 million has been
deemed beneficial to development beyond 2028 and may be considered
under future development charges. The remaining $12.47 million is eligible

for development charges funding within the 7-year forecast period.

The full development-related share of the Parks capital program is allocated
entirely against future residential development in the City, consistent with
the 2019 Development Charges Study. This results in an unadjusted
development charge of $988.98 per capita.

Table B.4-3 Cash Flow Analysis

After cash flow consideration, the residential charge increases slightly to
$1,004.37 per capita. The increase reflects the somewhat front-ended

nature of the capital program.

The following table summarizes the calculation of the Parks development

charge:
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PARKS SUMMARY

10-year Hist. 2022 - 2028 Unadjusted Adjusted

Service Level  Development-Related Capital Program Development Charge Development Charge
per capita Total Net DC Recoverable  $/capita $/sq.m $/capita $/sq.m
$1,062.64 $27,968,095 $12,469,018 $988.98 $0.00 $1,004.37 $0.00
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Appendix B

Appendix B.5: Affordable Housing

The City of Peterborough provides funds to support affordable housing
options to residents in need of assistance. The City support is provided in
various forms, such as development charges rebates, municipal tax savings,
land contributions, and building fee discounts for developers. The City has
been making annual investments since 2005 in affordable housing initiatives

and plans to continue this practice over the planning period to 2028.

Table B.5-1 2012 - 2021 Historical Service Levels

The 10-year historical inventory of capital assets for Affordable Housing is
calculated based upon annual municipal investments. Table B.5-1 shows the
annual investment from 2012 to 2021 and indicates the total investment in
2021 was $30.10 million.

The 10-year historical average service level per capita is $294.94 and, when
multiplied by the 7-year forecast net population growth (11,734), results in a

10-year maximum allowable funding envelope of $3.46 million.

Table B.5-2 2022 - 2028 Development-Related Capital
Program & Calculation of the Unadjusted
Development Charge

The Affordable Housing capital program includes an annual provision for
municipal investment in affordable housing options. Over 7 years, this totals
$8.94 million.

Recognizing the broad community benefit and pre-existing demand for
affordable housing in the City, 90 per cent of these costs are identified as

shares that benefit the existing community; these shares total $7.61 million.
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Available DC reserve funds of $234,711 have been applied to the total DC
eligible costs, leaving $1.09 of the capital program to be funded through
development charges over the 2022 — 2028 period. This amount is allocated
entirely to residential development yielding an unadjusted development

charge of $86.72 per capita.

Table B.5-3 Cash Flow Analysis

After cash flow and reserve fund analysis, the residential calculated charge

increases slightly to $88.99 per capita.

The following table summarizes the calculation of the Affordable Housing

development charge.

AFFORDABLE HOUSING SUMMARY

10-year Hist. 2022 - 2028 Unadjusted Adjusted

Service Level  Development-Related Capital Program Development Charge Development Charge
per capita Total Net DC Recoverable  $/capita $/sq.m $/capita $/sq.m
$294.97 $8,938,464 $1,093,353 $86.72 $0.00 $88.99 $0.00
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Appendix B

Appendix B.6: Waste Management

The City of Peterborough operates a recycling program, including a facility
and trucks. The costs of waste collection and diversion are eligible for DC
recovery under the DCA.

Table B.6-1 2012 - 2021 Historical Service Levels

The 10-year historical inventory of capital assets for Waste Management
includes a 1,500 square foot recycling facility situated on 4.25 hectares of
land, valued at a total of $2.45 million. In 2019, the City sold all 7 of its
recycling trucks, thus, these vehicles are only accounted for in the years
2012 — 2018. Equipment at the depot add another $135,000 to the waste

management inventory of capital assets.

The current replacement value of capital infrastructure is $2.58 million and
the 10-year average historical service level is $48.09 per capita and

employment.

The 10-year average historical service level per capita and employment is
multiplied by the 7-year forecast net population and employment growth

(14,550) to yield a 7-year maximum allowable funding envelope of $699,710.

Table B.6-2 2022 - 2028 Development-Related Capital
Program and Calculation of the Unadjusted
Development Charges

The Waste Management capital program includes an organics processing
facility for $15.30 million, as well as two additional recycling trucks that cost
$400,000 apiece. The total capital program total $16.10 million; all projects
included in the Waste Management development-related capital program

can be found in the 2019 Development Charges Background Study.
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A $6.11 million grant has been identified to offset the cost of the new
organics processing facility. In addition, a replacement share of $8.09 million
related to the facility (80% of the net cost) has been deducted from the
calculation. An additional share of $91,291 can be funded from available DC

reserves and a post-period share of $1.11 million has been identified.

The remaining 2022 — 2028 DC costs eligible for recovery amount to
$699,710, equal to the funding envelope, and are allocated 82 per cent to
residential development and 18 per cent to non-residential development.
This results in charges of $45.36 per capita and $0.73 per square metre

respectively.

Table B.6-3 Cash Flow Analysis

After cash flow analysis, the residential calculated charge increases to
$50.56 per capita and the non-residential charge increases to $0.81 per

square metre.

The following table summarizes the calculation of the Waste Management

development charge.

WASTE MANAGEMENT SUMMARY

10-year Hist. 2022 - 2028 Unadjusted Adjusted
Service Level  Development-Related Capital Program Development Charge Development Charge
per capita Total Net DC Recoverable  $/capita $/sq.m $/capita $/sq.m
$48.09 $16,100,000 $699,710 $45.36 $0.73 $50.56 $0.81
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Appendix C: Reserve Fund Balances

The Development Charges Actrequires that a reserve fund be established
for each service for which development charges are collected. Table C-1
presents the uncommitted reserve fund balances that are available to help
fund the development-related net capital costs identified in this study. The
balances of the development charges reserve funds as of December 31,
2021 have been adjusted to account for current commitments to reserve
fund projects. All of the available reserve fund balances are therefore

accounted in this study.

As shown in Table C-1, the December 31%, 2021 reserve fund balance is
$4.23 million. The City of Peterborough also has a total of $1.77 million in
DC reserve fund commitments which represent monies that have already
been committed to specific projects in the capital forecast. The application
of each of the balances in each of the reserve funds is discussed in the
appendix section related to each service. The reserve funds are assigned to
projects in the initial years of the capital program for the services in which
the reserves are a position balance. This has the effect of reducing and
deferring capital costs brought forward to the development charge
calculation and the cash flow analysis. Where there is a negative balance,
the amount is brought forward to the DC capital forecast for recovery

through future development charges.
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Appendix E: Asset Management Plan

The Development Charges Act (DCA) requires that municipalities complete
an Asset Management Plan before passing a development charges by-law.
The general purpose of the Asset Management Plan is to demonstrate that
all assets proposed to be funded under the by-law are financially

sustainable over their full life cycle.

A. Asset Types

A summary of the future municipal-owned assets and estimated useful life
assumptions for eligible DC services considered as part of the amendment
study are set out in Table E-1. All useful life assumptions are identical to
those laid out in the 2019 Development Charges Background Study.
Although all capital assets considered in the study have been identified, not
all assets necessitate future replacement or ongoing maintenance activities.
Some projects do not relate to the replacement of a tangible capital asset—
examples include the acquisition of land or the undertaking of development-
related studies. These projects/costs do not necessarily require future
replacement or ongoing maintenance. They have been excluded from the

asset management provision calculations.

It should be noted that the capital cost estimates prepared for each of the
projects identified in this section include grouped costs of various individual
elements, which, as a stand-alone item, may have its own useful life (e.g.
new buildings include HVAC, structural elements, roof, etc.). Accordingly, the
average useful life assumptions noted below are applicable to all project

components.
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Table E-1
Summary of Municipal Assets Considered
City-Wide General Services

Service and Amenities Estimated Useful

Life
Library Services
e Additional Library Space e 50 years
e Library Kiosks e 10 years
e Library Materials e 10 years

e Studies

Not infrastructure

Indoor Recreation

e Arenas e 50 years
e Studies e Not infrastructure
Park Development & Facilities
e Parkland e 15 years
e Park Design e Not infrastructure
e Park Structures e 2byears
e Park & Trail Upgrades e 15 years
e Trail Network e 20 years

e Studies

Not infrastructure

General Government
e Recovery of Negative Reserve Fund
Balance

e Development Related Studies

Not infrastructure

Not infrastructure

Affordable Housing
e Municipal Investment in Affordable

Not infrastructure

Housing
e Brock Street Mission e 50 years
Waste Management
e Buildings, Land & Furnishings e 50 years
e Vehicles & Equipment e 15 years

No annual provisions have been identified for General Government as plan
updates and studies included in the General Government development
charge category are not infrastructure and therefore have no long-term

financial requirements.
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B. Annual Provision

When assets require rehabilitation or are due for replacement, the source of
funds is limited to reserves or contributions from operating. Capital
expenditures to carry out the rehabilitation and replacement of aging
infrastructure are not development-related and are therefore not eligible for
funding through development charge revenues or other developer

contributions.

Based on the information obtained from City staff regarding useful life
assumptions and the capital cost of acquiring and/or replacing each asset, a
provision for infrastructure replacement has been calculated for the general
services considered in this amendment study. Provisions for infrastructure
replacement are initially calculated for each asset based on their useful life
and the anticipated cost of replacement. The aggregate of all individual
provisions form the required annual capital provision. In calculating the
annual provisions, a number of assumptions are made to account for
inflation (2.0 per cent) and interest (3.5 per cent). These assumptions are in
line with those contained in the 2019 Development Charges Background
Study.

Consistent with the requirements of the Development Charges Act, assets
that are proposed to be funded under the development charges by-law have
been included in the analysis. As a result, the total calculated annual
provision for development charge related infrastructure has been netted
down to consider the replacement of existing infrastructure or benefit-to-
existing development. However, for reference, the annual replacement
provisions associated with the non-development charge funded costs,
including costs related to benefit to existing and post-period benefit have

also been calculated.

Table E-2 provides the calculated annual asset management contribution for
both the non-DC recoverable share and the share related to the 2022 — 2028
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DC recoverable portion. The year 2029 has been included to calculate the
annual contribution for the 2022 — 2028 period as the expenditures in 2028

will not trigger asset management contributions until 2029.

As shown in Table E-2, by 2029, the City will need to fund an additional
$4.50 million per year in order to properly fund the full life cycle costs of the
new assets related to the general services included under the amended
development charges by-law. Of the $4.50 million, $1.80 million per annum

is related to the growth portion of the capital forecast.

C. Financial Sustainability of the Program

A key purpose of the Asset Management Plan is to demonstrate that all
assets proposed to be funded under the development charges by-law are

financially sustainable over their full life cycle.

i Future Revenue Growth

The calculated annual funding provision should be considered within the
context of the City’s projected growth. Over the next 7 years, the City is
projected to increase by 11,730 people. In addition, the City will also add
2,820 new employees that will result in 176,000 square metres of additional

non-residential building space.

This growth will have the effect of increasing the overall assessment base.
This leads to additional user fee and charge revenues to offset the capital
asset provisions required to replace the infrastructure proposed to be
funded under the development charges by-law. The collection of these
funds is intended to be allocated to the City's reserves for future

replacement of these assets.
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ii. Asset Management Plan

In order to maintain, protect and manage the City’s infrastructure and
assets, staff should continue to monitor current levels of service and life
cycle trends. These assessments are used to schedule appropriate
activities, such as equipment and vehicle replacement. Ongoing
maintenance and repairs to community facilities will ensure that they

continue to meet the needs of a growing population into the future.

Overall, the City will continue to invest, renew, and manage infrastructure
and assets through its Asset Management Plan. This plan is crucial for
forecasting capital budgetary needs both in the short and long terms. The
AMP process helps to improve financial sustainability to maximize benefits,
reduce risk and provide satisfactory levels of service to the community in an

environmentally and financially responsible manner.

iii. Program is Deemed Financially Sustainable

The calculated annual provisions identified in Table E-2 is considered to be
financially sustainable as it is expected that the increased capital asset
management requirements can be absorbed by the tax and user base over
the long-term. The City’s annual operating budget review will allow staff to
continue to monitor and implement mitigating measures should the program

become less sustainable.
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Appendix F: Local Service Definitions

The following provides the definition of “local service” under the DCA for
Park Development & Facilities services provided by the City of
Peterborough. Service guidelines for other services have not been included
in this report as they only apply to Roads & Related, Sanitary Sewer, and
Stormwater Services; these service guidelines can be found in the 2019

Development Charges Background Study.

The purpose of establishing these definitions is to determine the eligible
capital costs for inclusion in the development charges calculations for the
City. The functions or services deemed to be local in nature are not to be
included in the determination of the development charges rates. The
provision of local services is considered to be a direct developer
responsibility under s.59 of the DCA and will (or may) be recovered under
other agreement(s) with the landowner or developer. The issue of “local
service” is being specifically considered for Park Development & Facilities

services.

A. Park Development & Facilities

Local service guidelines remain unchanged from those set out in the 2019
Development Charges Background Study. For the purpose of Park
Development & Facilities, local service includes the requirement for the
owner to undertake preparation of the park plan, to retain necessary
consultants to prepare design and to grade plans for the park prior to
development. In addition, the owner is required to provide stripping and
stockpiling, leveling, topsoiling, seeding and stormwater servicing
(consistent with the plan), and services to the lot line. These requirements
are part of the conditions of s.51 and s.53 of the Planning Act agreements.
The municipality also requires the owner to dedicate parkland or provide

cash-in-lieu, consistent with the Planning Act provisions. All of these costs
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are deemed a direct responsibility of the developer and have not been

included in the development charges calculations.

With respect to other park development costs, the municipal policy is to
include all other components of parkland development in the development
charges calculations, including parking, park furniture, signage, landscaping
and walkways/trails, in addition to the necessary fields, diamonds,

playground equipment, lighting, irrigation and field houses.
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HEMSON_|

Hemson Consulting Ltd
1000 - 30 St. Patrick Street, Toronto, ON M5T 3A3

416-593-5090 | hemson@hemson.com | www.hemson.com

MEMORANDUM

To: Erica Arkell, City of Peterborough
From: Stefan Krzeczunowicz
Date: May 25, 2022

Re: City of Peterborough — CBC White Paper

This “White Paper” memo discusses the general purpose and intent of community benefits
charges (CBCs), the scope of CBC authority under the Planning Act and the applicability of
CBCs in the City of Peterborough. The views expressed below draw upon Hemson’s recent
experience in advising on and preparing CBC Strategies for the Cities of Toronto, Ottawa,

Mississauga, Vaughan, Markham, Kitchener, and Waterloo.

A. BACKGROUND

The current 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 levy CBCs, the government’s stated
aims are 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.!
i. Density Bonusing

Density bonusing is an arrangement by which a municipality allows a developer to exceed
densities set out in zoning by-laws in exchange for the provision of servicing additions or
community facilities. The scenario is typically applied in redevelopment or infill situations
and is intended to be mutually beneficial: the developer benefits from additional potential
productivity of the land in question; the municipality benefits from higher tax revenues
resulting from higher property assessment as well as amenities which, in the absence of the

arrangement, would lead to a deterioration in service levels.

1 See, among the many press releases accompanying the legislation, the Government's More Homes, More Choice:
Ontario’s Housing Supply Action Plan, May 2019.
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In Canada, the use of density bonusing has generally been restricted to larger metropolitan
centres such as Toronto, Ottawa, and Vancouver. Though the precise “community benefits”
defined in each municipality varies, they generally bear some geographic relationship to the

development and address planning issues associated with the development. For example:

e In Regina, where they are rarely used, they include additional apartments, retail

spaces, bus shelters, and public art.

e In Toronto, where they are widely used, they must be capital facilities related to
additional parkland, non-profit arts, cultural, community or child care facilities,
public art, conservation of heritage buildings, transit improvements, or purpose

built rental housing (see Policy 5.1.1. of the Toronto Official Plan).

e Vancouver is unusual in that it has for more than 20 years used density bonusing to

secure affordable housing in addition to the local amenities described above.

Longstanding criticisms of the use of density bonusing in Ontario were the inconsistent
approach to calculating the bonus amount and the lack of transparency in the management
and spending of the bonusing funds. It is in that context that substantial revisions to section
37 of the Planning Act—the enabling legislation for density bonusing in Ontario—were
passed in 2020.%2 Through this legislation the Act’s density bonusing provisions were
replaced wholesale by the new CBC authority. Transition provisions mean that current

density bonusing schemes will lapse on September 18, 2022.

ii. Community Benefit Charge Framework

The new CBC legislation is broader in nature than the old density bonusing provisions. It
allows local (single and lower-tier) municipalities to impose a charge against any building
that is five or more storeys and contains ten or more residential units—effectively
apartment buildings, though mixed use buildings would also qualify. The charge is to be
imposed by by-law, which sets out the rate structure, rate(s), types of services/
infrastructure to be funded, and associated rules for imposing, collecting, and administering
the funds. Unlike with development charges (DCs), there is no term limit for a CBC by-law.
Prior to passing a by-law, a municipality must undertake a CBC Strategy, whose main

purpose is to justify the charges.

2 Initial proposals were introduced through the More Homes, More Choice Actin 2019 and were revised through
the COVID-19 Economic Recovery Actin 2020 and its associated Ontario Regulation 509/20.
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Under Ontario Regulation 509/20, the amount of the CBC payable by any particular
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; this is effectively the value of the land with
all the planning approvals (including zoning and density permissions) necessary to
construct the building. The legislation contains complex rules for dealing with situations
where there is disagreement between the municipality and the developer as to the land
value. Among them is a requirement that the municipality maintain a list of at least three

independent appraisers under agreement to assist with disputes.
iii. Eligible Capital Costs

The CBCs can be used to fund a broad range of growth-related capital costs: the Planning
Act speaks to “facilities, services and matters attributable to the anticipated development
and redevelopment to which the community benefits charges by-law would relate”. Thus, as
well as traditional density bonusing benefits, the CBCs can be used to fund services and
projects that receive development charge funding and can even be used to “top up” funding
for such works where limits on development charges are in place (e.g. service level caps or
DC-ineligible services such as parking). They can also overlap with contributions made by
developers under section 42 of the Planning Actto secure parkland and other public
recreation amenities. Provided they are used to fund costs that are not also funded from
DCs and parkland contributions—no “double dipping” is allowed—the scope of the CBCs is
potentially quite broad.

iv. Passing a CBC By-Law

Prior to passing a CBC by-law a municipality must undertake public consultation, though
the legislation is silent on the extent and manner of the consultation. Notification
requirements upon passage of the by-law mirror those in the Development Charges Act
(DCA) and, like the development charges, there is a right of appeal of the by-law, including
the CBC rates, to the Ontario Land Tribunal.

V. More Homes for Everyone Act, 2022

In April 2022 the government passed the More Homes for Everyone Act, whose general
purpose is to streamline the planning approvals process and increase the supply of housing.
Among the changes brought about by the legislation are those that require municipalities to
review their CBC by-law within five years after it is passed. In undertaking the review,
municipalities are now required to undertake public consultation “as the municipality

considers appropriate” and Councils will need to pass a resolution declaring whether a
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revision to the by-law is needed. Notice of Council’s declaration is also required. It is noted

that the CBC Strategy does not need to be renewed as part of the five year review.

These changes bring the CBC by-law process more into line with the DC by-law framework.
Municipalities with CBC by-laws will likely find that the new CBC review requirement is best

undertaken concurrently with regular DC updates.

B. CBC STRATEGY AND BY-LAW OPTIONS

This section sets out the requirements for the CBC Strategy and options for determining

CBC rates and collecting and administering CBC funds.

i. CBC Strategy Requirements

The CBC Strategy is essentially a background study to support the amount of the charge
included in a CBC by-law. At its core, it includes a forecast of future development (and
redevelopment) and the growth-related capital works required to meet the servicing needs

of that development. Importantly, the capital works:

e will have broader geographic benefits than the localized amenities previously paid

for by density bonusing contributions;

e will need to have a demonstrable benefit to the type of development paying the

charge (i.e. apartment buildings).

The CBC regulation identifies what must be included in the Strategy:

Community benefits charge strategy, s. 37 (9) of the Act
2. A community benefits charge strategy prepared under subsection 37 (9) of the Act shall,

(a) include estimates of the anticipated amount, type and location of development and
redevelopment with respect to which community benefits charges will be imposed;

(b) include estimates of the increase in the need for facilities, services and matters
attributable to the anticipated development and redevelopment to which the community
benefits charge by-law would relate;

(c) identify the excess capacity that exists in relation to the facilities, services and matters
referred to in clause (b);

(d) include estimates of the extent to which an increase in a facility, service or matter
referred to in clause (b) would benefit existing development;

(e) include estimates of the capital costs necessary to provide the facilities, services and
matters referred to in clause (b); and
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() identify any capital grants, subsidies and other contributions made to the municipality
or that the council of the municipality anticipates will be made in respect of the capital
costs referred to in clause (e).

These requirements are almost identical to the requirements for a traditional Development
Charge Background Study. As such, while the CBC legislation is generally less prescriptive
than the DCA, the requirement to establish a nexus between the amount of the charge and

the benefits received from the capital works are the same.

ii. Geographic Scope of the CBC

Unlike DC by-laws, the Planning Act states that municipalities may only impose one CBC

by-law:

Only one community benefits charge by-law may be in effect in a local municipality
at atime. (s. 37(12))

However, there is nothing in the Act that prohibits the City from calculating and imposing
area-specific CBCs within a single by-law. The legislation appears to promote a municipal-
wide approach as the land value cap results in a form of area rating; land values typically
vary across a municipality so the amount of the CBC will reflect area differences. However,
if the CBC rate is structured differently than as a percent of land value, for example as a
charge per apartment unit ($/unit), then it might be necessary to reflect geographic

differences in land values in the rates.

In an effort to maintain a “local” approach to funding community benefits, some
municipalities may implement CBC by-laws that direct both the collection and spending of
CBC monies on an area-specific basis. However, there is no requirement under the Act to

establish separate by-law rules or even separate reserves in such cases.

Implementing an area-specific system with separate rates and reserves could result in
multiple small pockets of funding. This could limit spending as the City would be unable to

spend the reserves on larger, City-wide benefitting projects.

iii. How are CBC Funds Collected and Spent?

CBCs are imposed on all eligible development and are allocated into one “special account”
reserve unless otherwise stipulated in the by-law. The reserve can be used for growth-
related capital works across the City. As noted above, the works should relate to the #ype of
development that is paying the charge but do not need to be located near any specific

development. That said, geographic proximity to apartment development will likely be a
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compelling reason for including a project in the CBC Strategy capital program. In short, a
key component of the Strategy will be to establish a relationship between the projects to be

funded by the CBCs and the needs of the type of development to which the CBC applies.

Unlike the old density bonusing provisions, the new section 37 does not require that the
CBC funds be spent on projects that have a direct planning relationship to the specific
development that paid the charge. All CBC funds are pooled within the special account. The
Act then requires that the municipality allocate or spend sixty per cent of the funds in the
account on an annual basis. This requirement will lead to municipalities having to regularly
review how CBCs are to be spent and it promotes ongoing spending rather than “reserving”
funds for larger capital works. The new approach may also be a challenge for municipalities
that are used to spending and allocating revenues from density bonusing in the areas where
they have been collected (e.g. the City of Toronto).

Finally, municipalities are required to produce annual reports showing opening and closing

balances of the special account and all transactions.

iv. CBC Rate Structure Options

The City is permitted to establish different CBC rates in different areas of Peterborough.
However, as noted above, a differentiated rate structure may not be required if a
percentage of land value approach is adopted as the amount of the charge would self-

adjust based on the different land values across the City.

The City could provide discounts or outright exemptions from the CBC for apartment
buildings in specific locations; for example, Strategic Growth Areas that have been
identified in the City’s draft Official Plan. However, the revenue shortfall arising from such
discounts and exemptions would not be able to be paid for through higher CBCs on other
development. In other words, the shortfall would have to be funded from non-CBC sources,

invariably property taxes.

v. Developing a CBC Capital Program

The CBC Strategy must include a list of capital projects that the City may or intends to fund
through the CBCs. However, given the legislation does not require that the projects be
prioritized the current approach being taken by municipalities is not to embed the
prioritization of projects in the special account into the Strategy or by-law. Instead,
prioritization would be established through a standalone policy of Council addressing how
the funds are to be allocated and spent. Some municipalities are considering having priority

“categories” of projects/services rather than priority “projects” in the CBC Strategy (and
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potentially in the CBC by-law) that would express an intent that certain works would be
considered first for CBC funding.

Selecting projects for inclusion in the CBC will likely be easier in municipalities that have a
history of funding community benefits through density bonusing. In Peterborough, the

development of a CBC capital program will probably need to be undertaken as follows:
Step 1: Identify Potential Services

The first step will be to identify projects for which CBCs may be an appropriate source
of funding. This should consider whether the projects are driven by the servicing needs
of high density development. This “nexus test” will be further assessed as part of Step
2.

The legislation is permissive in terms of the types of services and projects that may be
eligible for CBC funding. In our view, there are generally four categories of CBC

services. Certain services may fall within more than one category:

1. Services Typically Funded Through the Previous Section 37: This will only apply
in municipalities that have collected contributions through the previous section 37
density bonusing provisions (e.g. Ottawa, Mississauga, Toronto, Vaughan,
Waterloo). It may therefore be a challenge for the City to initially identify the full
range of projects to support the demands placed by high density development in
Peterborough. Examples could include traffic calming measures, pedestrian bridges,
multi-use paths and other active transportation projects, structured parking,
affordable housing, electric vehicle charging stations, park improvements, libraries,

community buildings, and public art.

2. Service Level Enhancements: Where the historical service level-based DC funding
envelope is not sufficient to fund the identified development-related needs, the
unfunded increment, or a portion of it, may be considered for CBC funding. Projects
or shares of projects falling under this category should relate to the higher servicing
needs (quantity and/or quality) arising from higher density development. In this
way, the “base” needs are funded from DCs and the incremental needs from CBCs.
An example of where the CBC could be used in this regard is to fund a portion of the

new indoor recreation facility (especially if it located near apartment development).

3. Projects No Longer Eligible for DC Funding: The recent changes to the DCA place
new restrictions on the types of projects and services that are eligible for DC

funding. In Peterborough, the only service in the current DC by-law that is no longer
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eligible for DC funding is Parking, which comprises about 3 per cent of the
residential DC and 4 per cent of the non-residential DC. Given that Parking will
cease to be eligible for DC funding on September 18, 2022 the City will need to have
a CBC by-law in place by that date if it wishes to continue to raise funds from

developers to fund growth-related Parking projects.

4. Parkland Acquisition and Development: The new CBC provisions indicate that
CBCs can be used for fund parkland acquisition needs beyond what is funded under
section 42 of the Planning Act (or parkland “cash in lieu”) as well as parkland
development needs not funded by DCs. Urban parkland is typically very expensive
to acquire and more expensive to develop than traditional suburban parks. A
number of municipalities, particularly those that are planning for a significant
amount of intensification, are considering including a share of the cost to acquire
and develop urban parks that are not being funded by the other growth-funding
tools.

Step 2: Filter the Projects/Services

Each service or project identified as part of Step 1 should then be assessed against

three key questions:

1. Are there issues in meeting the nexus test? The nexus test relates to the increase
in need for service and the types of units that are eligible to be charged CBCs (5+
storeys and 10+ residential units). As such, projects funded through CBCs should
be related to the servicing needs arising from higher density development. For
example, high density development may require the provision of urbanized parks

that can accommodate high levels of foot traffic and use.

2. Do the existing funding mechanisms meet the identified needs? The City should
consider whether sufficient DCs, parkland dedication or cash-in-lieu, grants or other
recoveries are available to fund the growth-related costs, and where the most

significant financial pressures exist in this regard.

3. Do the projects advance City goals and objectives? The project or service should
be assessed against the strategic objectives of the City's draft Official Plan and/or
other strategic policies and plans. In this regard it is noted that the draft Official

Plan:
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e s predicated on 44% of all new housing growth to 2051 being in the form of
apartments and contains policies allowing for greater flexibility to permit

such development in Strategic Growth Areas and Neighbourhoods;

e doubles the current annual affordable housing target of 10% to 20% and
identifies considerations to encourage the creation of affordable and

accessible housing;

e commits the City to prepare a CBC Strategy and enact a CBC By-law,
though not by a specific date. Policy 7.14 b. also allows the City to exempt
some development from the CBC “as a means to promote specific
development, redevelopment or revitalization objectives in accordance with
this Plan”.

Step 3: Prioritization of Projects

The funnelling process applied in Step 2 should then be used to derive a ranking or
prioritization of the identified projects or services. This prioritization can then be used
both to:

= determine which projects to include within the CBC Strategy capital program; and,

subsequently
= guide the allocation of CBC revenues among the services and projects.
vi. What Happens if the City’s Priorities Change?

The projects identified in the CBC Strategy do not necessarily have to be those that
eventually receive CBC funding. There is no requirement for City Council to commit to
undertaking the project list precisely as set out in the Strategy. Therefore, the timing and
CBC funds spent on the projects can change. Moreover, the project list can change as long

as the funds are spent on growth-related works.

vii. How do In-Kind Contributions Work?

In-kind contributions in lieu of CBC payments are permitted under the Act. They are of
particular interest in cases where the City is seeking to secure a very specific, localized
benefit and can facilitate the direct involvement of Councilors in securing community
benefits. Through an in-kind contribution, a development could provide enhanced park
development, public art, and/or affordable housing units and in turn get a credit up to the

amount owed for CBCs.
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The current legal interpretation of the legislation is that in order to accept in-kind
contributions, the projects that are secured and the service areas benefitting from the
works have to be identified in the Strategy. For example, developer may be prevented from
contributing affordable housing units as an in-kind contribution if such units are not in the
Strategy.

We would recommend that the City develop a stand-alone policy to address in-kind
contributions. This would enable the policy to be flexible and easier to update without

opening up the CBC Strategy and by-law as those elements are subject to appeal.

C. WHAT ARE OTHER MUNICIPALITIES DOING?

CBCs are a very new funding tool which have yet to be implemented by any municipality in
Ontario. As such, there is limited information on whether and how CBCs will be imposed.
That said,

e most municipalities that are actively developing CBC Strategies are those that need
a CBC by-law in place by September 18, 2022 in order to partially replace existing
density bonusing provisions. These include the fast-growing Cities of Toronto,
Ottawa, Mississauga, Brampton, Hamilton, Vaughan, Markham, and Waterloo. In at
least three of these cases (Toronto, Mississauga, and Waterloo) the four per cent
cap will mean that overall CBC revenue will be considerably lower than what was

previously being collected through density bonusing.

e the Cities of Kitchener, Whitby, and Brantford, which do not generally use density
bonusing, have assessed the need for a CBC by-law and decided on a “wait and
see” approach based on the outcome of CBC implementation (and potential

appeals) in other municipalities.

e Smaller municipalities that do not use density bonusing, such as Belleville, have

opted not to pursue a CBC by-law at the present time.

We are not aware of any municipality with a population less than 85,000 that is actively
considering implementing a CBC by-law. Anecdotally, we have heard that many
municipalities outside the Greater Toronto Area are not interested in pursuing CBC by-laws
on the basis that the potential revenues will be marginal, the list of CBC projects that
cannot be funded through DCs will be small, and the types of higher density development

liable for the charges are those that these municipalities are seeking to promote.
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D. CONCLUSIONS AND RECOMMENDATIONS

The City of Peterborough is currently updating its area-specific development charge by-law
and amending its City-wide development charge by-law. In assessing whether to impose a
CBC by-law the City should consider:

e the City's commitment, through its draft Official Plan, to implement a CBC Strategy
and by-law (though not by a specified date);

e the potential revenue from CBCs which, even with the number of apartments being
planned for to 2051 (44% of all housing units),® is estimated to be only $12,000 to
$23,000 per year over the next 10 years;*

e the ability of the City to develop a comprehensive growth-related capital program
outside the DC framework and with specific benefits for CBC eligible development

(i.e. apartment buildings);

e the need for CBC revenue to fund community benefits outside the DC framework,

particularly in light of the lack of a density bonusing scheme in the City;

e the need to replace DC funding for the Parking service, which will lapse on
September 18, 2022. In this respect, it is noted that the Parking DC is currently
being imposed to pay for 700 new structured parking spaces in 2024. Although the
need for the spaces has been established through the Strategic Parking
Management Study it does not appear that a site for a new parking structure has

been identified;

e the potential disincentive to higher density development of an additional charge for
growth-related capital, over and above the City’s development charges and parkland
dedication requirements. It is noted that the draft Official Plan contains policies that

specifically encourage this type of development;

e the potential disincentive to affordable housing development, which the City has

committed to increasing through the draft Official Plan;

3 Municipal Comprehensive Review: Land Needs Assessment. City of Peterborough Official Plan Review, June
2021, p.26.

4 Based on a CBC of 4% of land value, growth of CBC-eligible units of 553 (low scenario) and 1,313 (high scenario),
and land values per unit of $5,545 (Central Area) and $3,625 (Outside Central Area).
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e the additional administrative burden of collecting and administering the CBCs,
including managing disputes over land values and administering the CBC special

account; and

e the generally cautious approach to CBC implementation by urban municipalities in
Ontario that have not historically relied on density bonusing to fund community

benefits or that have lower growth rates.

Our view is that the City’s situation is analogous to the Cities of Kitchener and Brantford,
both of which have relied primarily on development charges to pay for growth-related
capital costs. In Kitchener’s case, residential development has gradually shifted away from
low density suburban homes to a greater range and mix of housing across its existing
neighbourhoods. It has promoted its downtown core as a location for high density housing
with some success through financial and economic incentives (including a tax funded
Economic Development Investment Fund and a DC exemption that was removed three
years ago). Like Peterborough, Kitchener is planning for continued high growth in
apartments over the long-term. The City has never used density bonusing to fund
community benefits and is adopting a “wait and see” approach to implementing CBCs

based on the experience of other municipalities and the results of potential CBC appeals.

A similar approach is recommended for the City of Peterborough. The City has no density
bonusing revenue stream that needs replacing by September 18, 2022. And while City-wide
development charge funding for the Parking service will end on that date that funding is for
a project whose cost, timing, location, and feasibility may still be uncertain. Moreover, with
no history of comprehensively planning for the capital development of “community benefits”
for significant high density developments the City would benefit from a more detailed

understanding of:

e the location of apartment development and affordable housing within Peterborough
over the long-term. This work can be done through secondary planning and other

local planning processes that flow from the implementation of the new Official Plan;

e the specific servicing needs of that development and whether those needs can be
met by current capital forecasts and be paid for through the DC funding framework.

This may require updating some master servicing plans;

e the impact on affordability of high density development and affordable housing of
introducing the CBC. This will likely require an assessment of appropriate
exemptions to the CBC for different types of development pursuant to draft Official

Plan policy 7.14 b. and other policies.
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A full City-wide DC Background Study will need to be initiated in early 2024 in order to pass
a new City-wide DC by-law by December 31, 2024. That background study process would
provide the City with an opportunity to comprehensively revise its growth-related capital
program and implement DC by-laws and a CBC by-law to pay for it. In the interim two years,
the City would have a more fulsome understanding of the issues set out above. It would
also be in a position, like Kitchener, to review the CBC implementation in other

municipalities and proceed based on municipal best practices.
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Appendix E
175 George St N, Suite 8

P K H B A Peterborough, Ontario
K9J 3G6

Peterborough & The Kawarthas - 705-930-1620
Home Builders Association info@pkhba.com

On behalf of the Board of Directors and members of the Peterborough and The Kawarthas
Home Builders’ Association Inc. (PKHBA) we would like to thank you for providing the
Association with the opportunity to participate in the Development Charges Steering Committee.

As you are aware, the residential construction industry is one of the largest employers in the
City of Peterborough. New Home Construction accounts for 6,894 jobs in the City and County of
Peterborough as well as over $980 Million in investment in 2021 (https://www.chba.ca/impacts).

After consultation with many of our members the Association wishes to highlight the following
concerns associated with the implementation of the proposed new development charge rates.

Development charge rates and programs are heavily considered when a builder/developer
evaluates properties. Development charge deferral programs and incentives are part of the
overall package that sells a community to prospective developers. Development charge deferral
and relief is especially helpful to smaller developers as development charges are incredibly
costly and burdensome. The PKHBA applauds the city for their innovative deferral programs
available to our builder members.

Transportation

The City of Peterborough has highlighted an extensive need for increased repairs to roads and
a solution to the chronic congestion at an estimated cost of over $28 Million dollars (schedule
5). Development charges have been paid for these projects in the past and the projects have
not been brought to completion. Why should the industry and homeowners continue to fund
projects that are not completed or require further study? At this time the City is using its best
judgment when developing the rates, however these rates are not based on the actual
construction of roads that have taken place. The residential construction industry and
homeowners should not be responsible for financing projects that may or may not take place.
Historically, the City of Peterborough has earmark funds and land for projects, such as The
Parkway Extension, which has now been taken out of the Transportation Plan (but not out of the
2021 financial report). If The Parkway Extension had been built when it was first proposed it
would have cost less and alleviated much of the current north south congestion, which will only
increase with the new residential construction along Lily Lake Road.
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Peterborough & The Kawarthas - 705-930-1620
Home Builders Association info@pkhba.com

The Hemson White Paper on DCs supports implementation of the CBC to make up the lost DC
funding for parking (which is 3% residential DC and 4% commercial DC), however the
Transportation Master Plan for the City of Peterborough is aiming to reduce the use of vehicles,
especially along transit routes and in the downtown area. Increasing development charges for
lost parking funds does not align with the City’s goal of reducing the number of personal
vehicles used or the Climate Change Action Plan. Housing is an essential basic need for
everyone, but the luxury of parking a personal vehicle in downtown Peterborough should not be
considered as an essential need.

Community Benefits Charges

The PKHBA supports the belief that growth should pay for growth and acknowledges the
necessity of development charges in a growing community. However, the proposed rates are
alarming as these rapidly increasing rates will further accelerate the increasing cost of
homeownership, thereby worsening the housing crisis in the City and further excluding young
City residents from home ownership. Homeownership represents a boost to the local community
of $175,000 per home that is spent maintaining the home and establishing roots in the
community. The Community Benefit Charge is not growth paying for growth; it is paying for large
projects like the new arena complex which lost out on federal and provincial funding because of
delays from the City. The inflation to Development Charges for just one twin pad arena alone
represents 20% of the entire increase. This represents a very high charge to all new City
residents, especially for such a narrowly focused community benefit, which has been needed in
the City for over 10 years. “The development-related capital programs...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 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.” (Hemson Report 2017). A new twin pad arena is for “immediate and future
needs” thus cannot be funded exclusively from Development Charges as per the DCA.
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Furthermore, Community Benefit Charges should be undertaken in lockstep with such
measures as Density Bonusing as a further source of funding. Density Bonusing is an excellent
option for creating more affordable housing as well as to meet provincial densification targets,
which have yet to be met in the City of Peterborough. Additionally, density bonus zoning will
speed up permit approvals, as rezoning requests will not be required to go before council on a
project by project basis, as it would blanket an entire area as per the City’s Official Plan.

Realistic Growth Projections

In 2020 there were 806 building permits issued in the City of Peterborough, however, the
statistics by CMHC show there were only 327 completions. The number of completions
(dwellings ready for occupancy) from 2017-2021 were 2,200 units, and the housing starts
(meaning the foundation has been poured) were 2,489 over that same period. The issuance of
3,359 building permits from 2016-2020 does not immediately translate into 3,359 new dwellings
available for people to move into the following year. The growth projection in the DC report of
600 residential units each year is not sustainable. Over 600 residential units were built in 2021
(624), 2005 (619) and 1988 (694) in the City of Peterborough. It is not a consistent or
achievable goal for builders or The City of Peterborough as the average number of homes
completed each year over the past 10 years is 428 and past 20 years is 431. Furthermore, the
skilled trade shortage and historical lack of development lands in the City of Peterborough will
greatly hinder the ability for builders and the City to reach the target of 4,200 new residential
units over the next 7 years. Appendix A Table 4-A of the Hemson report shows that the most
residential units ever built in a five year period in the City of Peterborough were in the 1940s.
The population growth needs to match the residential construction growth to create a stable and
thriving community. Unrealistic projections of the number of residential dwelling unit completions
will inevitably result in an underfunded Development Charge Reserve Fund.

Closing

The Peterborough and the Kawarthas Home Builders Association has been the voice of the new
home construction and professional renovation industry for over 65 years. We have been
pleased to participate on the Development Charges Steering Committee and to offer an industry
specific perspective. PKHBA will be participating in the Council Meeting on June 27th 2022 and
will publicly highlight the concerns shared above. Please do not hesitate to let PKHBA know
should clarification feedback be needed.
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Once again it has been a pleasure working with the Development Charges Steering Committee
and PKHBA looks forward to continued partnerships with the City of Peterborough.

Sincerely,

Rebecca Schillemat
Executive Officer
Peterborough and the Kawarthas Home Builders Association
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CITY OF PETERBOROUGH
DEVELOPMENT CHARGES

5:00PM on June 27, 2022

Current Development Charges

City-wide DC Rates Singles & Semis $ 34,795
Jackson Area Specific $ 2,589
Total DC Rates in Jackson Area $ 37,384
Proposed Development Charges
City-wide DC Rates Singles & Semis $ 39,224
Jackson Area Specific $ 4,023
Total DC Rates in Jackson Area : $ 43,247
Questions:
1. Why are DC rates paying for the Bethune Street Jackson Creek Flood relief
project? What percentage of the total project cost?
The Bethune Street Jackson Creek Flood relief project is addressing an
existing flood condition.
The City of Peterborough design standards require that new development
projects complete stormwater management designs that reduce the post
development rate of flow to the pre-development condition for the project
site. DOUBLE DIPPING!!!
2. Why are DC rates paying for a new hockey rink that essentially replaces the
“torn down” Northcrest arena?
3. How much money did the City Capital Budget pay into the DC account on

behalf of:
- Habitat for Humanity?
- reconstruction of the former YMCA?
- redevelopment of the St. Joseph’s hospital?
- new apartment buildings within the Central Business District?
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The DC account balance as of December 31, 2021 was $26.6 Million. How
much interest did this account earn in the Year 20217
Interest earned $39,415

How much interest did the City Capital Budget charge the DCs in the Year
20217
Current Year Debt Principal and Interest $3,237,048

Does Council consider the difference in interest to be fair?

Hemson Report - Appendix B City-Wide Development Charges

Affordable Housing: Unadjusted charge per capita $86.72
Adjusted charge per capita  $88.99
Singles & Semis $262 per lot
Apartments $149 per unit

Conclusion: New development is paying a fee for affordable housing and
should not be expected to design and construct affordable
housing units within new development projects.

Hemson Report - Appendix B City-Wide Development Charges

Sewage Treatment:  Unadjusted charge per capita N/A
Adjusted charge per capita  $398.57
Singles & Semis $1,175 per lot
Apartments $665 per unit

Conclusion: The Hemson report is proposing that new development pay a
fee towards the operation and expansion of the sewage
treatment plant. The City of Peterborough made a deal with
the new home building industry, whereby, the operation and
expansion of the sewage treatment plant is funded through the
“User Pay” system. Water meters were installed throughout
the City of Peterborough and each home/business owner pays
for “metered water in” and “sewage flow out” based on
“metered water in.” DOUBLE DIPPING!!!
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Staff Report
Meeting Date: June 29, 2022
To: County Council
Report Number: CAO 2022-10
Title: Council Comments re: City of Peterborough Development
Charges Review and By-law
Author: Sheridan Graham, CAO

Recommendation:  That Report CAO 2022-10 CAO — Council Comments re: City of
Peterborough Development Charges review and By-law be
received; and

That a letter be sent from County Council to the City of
Peterborough CAO requesting consideration of the County’s
comments in the finalization of their Development Charges
Review.

Overview

This report is to seek Council’s input and direction to provide comments/suggestions to
the City of Peterborough with respect to their Development Charges Review and By-
law.

Background

The City of Peterborough has a statutory public meeting to be held on Monday, June 27
with the final staff report to go before City Council on July 11t with respect to the City of
Peterborough Development Charges (DC) Review and By-law.

Analysis

The following items are suggested for discussion and inclusion in a letter to the City
regarding their Development Charges Study:

Airport expansion

The County is seeking clarity as to whether there are any road or water/wastewater
improvements/expansions planned in the vicinity of the airport within the Township of
Cavan Monaghan.
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These items are not included in the County Transportation Master Plan and for that
reason capital expenditures related to these are not in the County Development Charges
By-law.

It is suggested that these growth-related capital expenses should be considered for the
capital projects in the City’s DC study.

Chemong Rd. North

As the City has removed The Parkway from their Official Plan, Council will recall the plan
for redirection of vehicles to the outlying County road (i.e. the Prestige Business Park with
planned frontage northerly onto the County Road). However, in the draft City DC Study it
doesn’t appear that any capital improvements or studies are included. Additionally, there
doesn’t appear to be a local service policy that would outline the developers’ financial
responsibilities for the required improvements along the County Rd.

The County Transportation Master Plan discussions and capital plans do not cover any of
these expenses and it is suggested that the City should appropriately plan DC’s to cover
these growth-related capital expenses and that a Local Service Policy be developed that
outlines developers financial responsibilities regarding improvements along County roads.

Otonabee South Monaghan.

There doesn’t appear to be any mention of the implications of area specific DC’s as it
relates to Coldsprings and the Township of Otonabee-South Monaghan.

It is recommended that the City collaborate with the Township of Otonabee-South
Monaghan about any impacts in this regard.

Peterborough County-City Paramedics

As presented by Chief Mellow to City and County Councils the call volumes for our
paramedics’ services continue to grow. It is anticipated that additional base(s) will be
required in the next 5-year period. The County has established DC charges specific to the
capital costs planned for paramedic facility expansion.

It is suggested that including PCCP capital in the City’s DC study would lessen the future
impact on the municipal levy, with growth of the service funded by growth in the
community.

Page 2
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Financial Impact
None at this time.

Anticipated Impacts on Local and/or First Nations Communities
The future traffic corridors from the City into the County could have an impact on the
County and could impact our future costs.

Alignment to County of Peterborough Strategic Plan Priorities
To provide high quality services to residents, businesses and Townships:

Communications — To elevate the County of Peterborough’s profile, enhance community
engagement, and communicate proactively.

Financial Responsibility — To ensure evidence-informed planning and approaches to
achieve financial sustainability and accountability, while keeping ratepayers top of mind.

Industry & Business — To support the attraction, retention and growth of local business
and industry.

In consultation with:

Bryan Weir, Director of Planning and Public Works

Communication Completed/required:

A letter will be sent to the City from the County regarding the suggestions noted herein.
Attachments

Development Charges Review and By-law.

Respectfully Submitted,

Sheridan Graham, CAO

For more information, please contact:

Sheridan Graham, CAO

sgraham@ptbocounty.ca
705-743-0380 ext. 2100
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