PUBLIC RELEASE
March 21, 2014

g
AURORA

TOWN OF AURORA
SPECIAL COUNCIL — PUBLIC PLANNING
MEETING AGENDA

Wednesday, March 26, 2014
7 p.m.
Council Chambers

1. DECLARATION OF PECUNIARY INTEREST AND GENERAL NATURE THEREOF

2. APPROVAL OF THE AGENDA
RECOMMENDED:
THAT the agenda as circulated by Legal and Legislative Services be
approved.

3. CONSIDERATION OF PLANNING ITEMS

4. READING OF BY-LAW
RECOMMENDED:

THAT the following confirming by-law be given first, second, and third
readings and enacted:

5603-14 BEING A BY-LAW to Confirm Actions by Council pg. 190

Resulting from Special Council — Public Planning
Meeting on March 26, 2014

5. ADJOURNMENT
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AGENDA ITEMS
1. CFS14-010 — Update to Development Charges By-law pg. 1
RECOMMENDED:
THAT report CFS14-010 be received; and

THAT the Development Charges Background Study and Proposed By-law
dated March 12, 2014, included as Attachment “#1” be received as presented;
and

THAT the Proposed By-law be amended to add “places of worship” to the list
of exemptions in Clause 3.5; and

THAT the Proposed By-law be amended to mirror the provisions of York
Region by-law phase-in of smaller apartment sizes which qualify for the small
apartment rate; and

THAT all comments, questions and suggestions arising from the statutory
Public Meeting be referred to staff for consideration; and

THAT staff prepare a final report for Council with a recommended by-law for
adoption pursuant to the requirements of the Development Charges Act,
1997, with such report to be made on April 8, 2014; and

THAT Council hereby determines that no further public meetings are required
under Section 12 of the Development Charges Act, 1997.

2. PL14-019 - Proposed Zoning By-law Amendment Application pg. 162
Stirling Cook Aurora Inc.
74 Old Bloomington Road
Unit 22, York Region Vacant Land Condominium Plan No. 1159
File: D14-04-13

RECOMMENDED:
THAT report PL14-019 be received; and
THAT comments presented at the Public Planning meeting be addressed by
the Planning and Development Services department in a comprehensive

report outlining recommendations and options at a future General Committee
meeting.
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3. PL14-013 - Official Plan Amendment, Draft Plan of Subdivision and pg. 172
Zoning By-law Amendment Applications
Pandolfo et al.
14070 Yonge Street
Lot 8 & Pt. Lots 20 & 21 Plan 132, Pt. of Lot 73, Con. 1
Files: D09-03-12, D12-03-2A, D14-21-03

RECOMMENDED:
THAT report PL14-013 be received; and

THAT Council provide direction as to the alternative access options for the
proposed development as discussed in this report; and

THAT comments presented at the Public Planning meeting be addressed by
Planning & Development Services in a comprehensive report outlining
recommendations and options at a future General Committee meeting.




THE CORPORATION OF THE TOWN OF AURORA

By-law Number 5603-14

BEING A BY-LAW to Confirm Actions by Council
Resulting From Special Council — Public Planning
Meeting on March 26, 2014

THE COUNCIL OF THE CORPORATION OF THE TOWN OF AURORA HEREBY
ENACTS AS FOLLOWS:

1. THAT the actions by Council at its Special Council — Public Planning meeting
held on March 26, 2014 in respect of each motion, resolution and other action
passed and taken by the Council at the said meeting is, except where prior
approval of the Ontario Municipal Board is required, hereby adopted, ratified
and confirmed.

2. THAT the Mayor and the proper officers of the Town are hereby authorized
and directed to do all things necessary to give effect to the said action or to
obtain approvals where required and to execute all documents as may be
necessary in that behalf and the Clerk is hereby authorized and directed to
affix the corporate seal to all such documents.

READ A FIRST AND SECOND TIME THIS 26" DAY OF MARCH, 2014.

READ A THIRD TIME AND FINALLY PASSED THIS 26'" DAY OF MARCH, 2014.

GEOFFREY DAWE, MAYOR

PATTY THOMA, DEPUTY CLERK






p— TOWN OF AURORA
AURORA gpECIAL COUNCIL REPORT No. CFS14-010

SUBJECT: Update to Development Charges By-law
FROM: Dan Elliott, Director of Finance & Treasurer

DATE: March 26, 2014

RECOMMENDATIONS
THAT report CFS14-010 be received; and

THAT the Development Charges Background Study and Proposed By-law dated
March 12, 2014, included as Attachment “#1” be received as presented; and

THAT the Proposed By-law be amended to add “places of worship” to the list of
exemptions in Clause 3.5; and

THAT the Proposed By-law be amended to mirror the provisions of York Region
by-law phase-in of smaller apartment sizes which qualify for the small apartment
rate; and

THAT all comments, questions and suggestions arising from the statutory Public
Meeting be referred to staff for consideration; and

THAT staff prepare a final report for Council with a recommended by-law for
adoption pursuant to the requirements of the Development Charges Act, 1997,
with such report to be made on April 8, 2014; and

THAT Council hereby determines that no further public meetings are required
under Section 12 of the Development Charges Act, 1997.

PURPOSE OF THE REPORT

To present Council and the public with the Development Charges Background Study
and draft by-law as required by the Development Charges Act, 1997, S.0. 1997, c. 27,
as amended (the “DCA”), as a key final step in updating the Town’s current
Development Charges By-law #5139-09, which expires June 7, 2014.
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BACKGROUND

In accordance with the DCA, every development charges by-law must be reviewed
every five years.

Duration of development charge by-law

9.(1) Unless it expires or is repealed earlier, a development charge by-law
expires five years after the day it comes into force.

As the Town of Aurora’s By-law was effective on June 8, 2004 this would mean the by-
law will expire on June 7, 2014.

Also in accordance with the DCA:

10.(1) Before passing a development charge by-law, the council shall complete a
development charge background study.

12.(1) Before passing a development charge by-law, the council shall,
(&) hold at least one public meeting;

(b) give at least 20-days notice of the meeting or meetings in accordance
with the regulations; and

(c) ensure that the proposed by-law and the background study are made
available to the public at least two weeks prior to the meeting or, if
there is more than one meeting, prior to the first meeting.

Making representations
12.(2) Any person who attends a meeting under this section may make
representations relating to the proposed by-law.

Council determination is final

12.(3) If a proposed by-law is changed following a meeting under this section,
the council shall determine whether a further meeting under this section is
necessary and such a determination is final and not subject to review by a
court or the Ontario Municipal Board.

Today’s Special Meeting of Council was called for the purpose of holding the requisite
statutory Public Meeting. The Meeting was properly advertised to the public. Although
not required by the DCA, in addition to the public notice, staff attempted email
communication of notice of the meeting to each developer with active development files
with the Town, including all 2C land owners. The public notice and the emails outlined
how to obtain copies of the Background Study and draft by-law. These documents were
available from the Town’'s Website in pdf format meeting the 20 days notice
requirement.

The Town’s consultants, Watson & Associates Economists Inc., will make a slide
presentation covering two components. First, they will conduct a short educational
session to advise members of the public and Council of the purpose, mechanism and
process for development charges and their calculations. They will then proceed to walk
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through the process, content and highlights of the Background Study material, including
a discussion and comparison of the resultant proposed development charges. Following
the presentation and any questions to the presenter, the Chair of the Meeting will invite
members of the public to speak. Registered delegates will be followed by unregistered
delegates.

Staff encouraged all of the developers to communicate with staff in advance of the
Meeting on any issues of concern or questions with respect to the Background Study or
draft by-law documents. Staff are hopeful that those concerns can be reviewed and
responses provided at the Meeting.

Next Steps: Following the Meeting, staff will consider all comments and questions, and
prepare a final report to Council, together with a final draft by-law for adoption by
Council on March 18, 2014. Any amendments to the draft Background Study,
development charges or by-law text, if any, will be documented in the report.

COMMENTS

The Development Charges Background Study has been prepared in accordance with
the DCA. The proposed draft by-law included as part of the combined document was
prepared by staff, and reviewed by our Legal & Legislative Services Department, and
the consultant. The Executive Summary section of the Background Study provides an
excellent overview of the processes, issues and results of the Background Study.

Development charges fund the expansion of services and increases of capacity of
municipal infrastructure to meet the needs of the growing community. Development
charges do not recover 100% of the costs of servicing growth, leaving some elements
and portions for the general tax levy or other sources to fund. The development charges
determined and presented for approval have been calculated in accordance with the
DCA, and optimized to the extent permitted by that legislation.

Detailed consultation has already taken place with the development community

Following the completion of the DC background study, it was circulated to the 2C
owners group for review and a consultation meeting was held with the developers,
senior staff, and the Town’s consultant. Several of the owners were represented by
specialist consultants. Some discussion was had on several issues, with agreement to
allow additional time for review and comment, to be followed by a second consultation
meeting. Requested additional information was circulated, as was an updated draft by-
law.

At the second meeting, a summary of by-law changes was circulated and discussion
ensued. Clarification or confirmation was given, and some amendments were noted for
the by-law. The Background Study was then reviewed in detail, focussing on responses
to some emailed questions, followed by detailed review of issues in the Parks section,
followed by Public Works sections. Several items were noted, including developer
concerns with the amount of sidewalk and pedestrian underpass costs that were being
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attributed to existing population, and that such amounts were considered too low.
Generally, these were the main areas of discontent for which follow-up was to be done
by staff.

Staff met to review the benefit to existing, and made increases to the apportionments for
certain of the sidewalk projects and certain of the underpass projects. The Background
Study was updated, and published to the website as required. The developers were
also sent a copy of the revised study and bylaw, with a notation to review the adjusted
allocations.

In the current 2009 By-law, Non-Residential development charges had funding
components for general government, fire services, public works, and hard services of
roads, water and sewer works. Residential development charges included all of those
components, plus additional components for library, recreation and parks services. A
change to the new by-law is to attribute some contribution for library, recreation and
parks to the non-residential community to reflect some demand imposed for these
services by the non-residential growth. A 5% allocation was made in the Background
Study.

Residential development charges are proposed to increase 21.1%, while non-residential
development charges are proposed to increase 40.3%. The increase in the percentage
of non-residential development charges is higher due to apportionment changes, as well
as significant cost increases in construction and implementation of services in several
cost components.

Changes to the By-law

Building Division staff apply the Town’s Development Charges By-law on a daily basis,
supported by the Finance staff. These Building staff also must administer and collect
development charges for the Region of York and the school boards. Each have their
own by-law with significant differences. Staff have reviewed the existing Development
Charges By-law and have drafted the new bylaw making changes in an attempt to
better harmonize or clarify a number of provisions, reducing the risk of errors in
collection of development charges, and to streamline the administration processes. The
following points highlight the most significant changes made to the Town’s bylaw, other
than the amounts of the charges.

1. Adjustment to harmonize to the Region of York approach for apartments,
differentiating small apartments from large apartments based on actual square
footage, rather than our current number of bedrooms approach. The advent of
one-bedroom units with a den were used by some in the development community
to avoid paying the larger apartment DC rate. The Region defines small as less
than 700 square feet, reducing this threshold to 650 square feet in May 2014.
Requisite changes to the Town’s bylaw definitions for “small apartments” and
‘large apartments” have been made. Believing that we were not expecting
apartment building applications in the interim period, staff worded our bylaw to
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impose the lower threshold at the outset. However, we have since heard
concerns from a particular builder, and are accordingly recommending to adjust
the threshold to the Region’s current 700 square feet, with the May reduction to
650 square feet.

2. Additional clarifications have been made to the section providing for exemptions
for expansion of industrial use buildings. The Act mandates a 50% reduction for
expansions of industrial buildings, however, municipalities have begun to put
qualifiers on this section to prevent abuse, or strategic phasing of the
development of a site in efforts to reduce the payment of DC’s otherwise due.
The draft bylaw includes a provision requiring a five year period between building
permits for which exemptions are requested for industrial expansions, and
qualifications around the expansion being for an existing occupant of the
building, rather than for new tenants. These added items are found in clauses
3.14 (c) through (f).

3. A provision contained in the Regional DC bylaw and several other area
municipalities has been added at clause 3.13 to permit the Town to order a
demolition of a structure deemed by it to be derelict. Owner initiated or accidental
demolition of a structure provides a development charges credit allowable for up
to four years. In the case of derelict structures ordered demolished by council,
the credit is allowable for up to ten years for reconstruction, however, on a
declining basis as set out in Schedule “C” to the by-law, consistent with the
provisions in the Region of York and other area municipalities. The provision
allows Council to remove unsafe and unsightly structures earlier than otherwise
possible through this provision should the need arise.

4. Indexing is permitted under the Act, and previously was on each January 1%. ltis
proposed in clause 5.1 to move to twice per year, January 1, and July 1 of each
year during the life of the bylaw. This will ensure the DC rates are updated more
frequently, in an effort to maximize recoveries for growth related costs.

5. The Town’s DC’s, plus Regional and Educational DC’s are payable at the time of
building permit issuance. Transitional provisions are set out in clauses 3.17 and
3.18, allowing that building permits issued within 90 days prior to the effective
date of the bylaw must be seriously commenced within six months of the permit
date, else they may be suspended pending payment of the related increase in
the DC charge arising from the updated bylaw. This provision attempts to avoid
stockpiling of building permits at the old rates, avoiding the increases of the new
bylaw. Conversely, a provision included makes it clear that permit applications
received 10 days or more prior to the enactment of the new bylaw, but for which
the Town has not issued a building permit within the required 10 day period, will
not be required to pay the new charges, but rather only the old charges at the
time the permit is issued.
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6. Clause 3.5 sets out a list of circumstances where DC’s may be exempted or
deferred by the municipality. A clerical oversight occurred and staff missed its
intended inclusion of places of worship in the list. “Places of worship” have been
clarified in the definitions clause 1.1 (cc) to include the whole of a structure used
primarily for purposes of worship, religious practices or related teaching,
including all ancillary facilities and administrative space, provided no space is
used primarily for commercial uses or weekday daycare facilities. This differs
from the Region of York’s bylaw which exempts only the worship auditorium
space exclusive of supporting and ancillary spaces, to a maximum exemption of
5,000 square feet.

7. Harmonization to those set out in the Region’s bylaw of a number of very limited

exemptions or opportunities for deferrals, as set out now in clause 3.5 of the
Town’s draft bylaw.

Transition Clauses

The draft by-law makes no provision for transitional rate increases or phase-ins of the
new development charges. Any such phase-in arrangement would result in the
developers paying less than optimal costs of servicing the growth of the community and
would represent lost revenues, as they cannot be recovered through higher charges in
the new bylaw.

Appeal Mechanism

The DCA provides a mechanism for members of the public to appeal the revised
development charges by-law to the Ontario Municipal Board (the “OMB”) within forty
days following adoption by the Council. The OMB then hears and makes final decision
on the matter; however, until the decision of the OMB is issued, the adopted by-law
remains in effect, and development charges as set out there in remain due and payable.

ALTERNATIVE(S) TO THE RECOMMENDATIONS

Delays in implementation of the new bylaw would allow the current Development
Charges By-law to lapse and disable the Town’s legal capability to collect development
charges until the new bylaw is enacted. The old bylaw cannot be extended. The
developers in 2C are anxiously working to accelerate their subdivision agreements. It is
the intent of all parties that the new bylaw be enacted prior to much of the permit activity
beginning this spring. Some model home permits have already been issued under the
old DC rates.
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Council may direct staff to make any changes to the draft bylaw, or to respond to
accommodate any specific concerns or issues raised by members of the public at the
meeting. In such a circumstance, clearly worded motions should be considered.

FINANCIAL IMPLICATIONS

In the period 2010 to 2013 inclusive, the Town collected $7,475,000 of development
charges for Town purposes under the authority of its Development Charges By-law. All
funds collected are held in dedicated reserve funds until required for infrastructure
investment. Development Charges are the Province of Ontario’s funding tool for
municipalities to collect revenues for the funding for the expansion of town infrastructure
and amenities to maintain service levels and to meet the services demands of the
growing community. All funds collected must remain segregated and used for only the
purposes of projects eligible under the DC Act.

During the life of the proposed new bylaw, it is estimated the Town will collect
$44,885,000 of Development Charges to fund our growth related infrastructure needs,
while $17,240,000 will be required from other sources to fund this infrastructure due to
the benefits of such to the existing community or from the mandatory 10% reduction of
eligibility of certain costs in the legislation.

The following table outlines the components and rates of the current bylaw indexed
January 1, 2014 and those of the draft bylaw arising from the Background Study.

Current Res./ | Proposed Res./ | Current N/R/ | Proposed N/R/

Single or Semi Single or Semi s.f. s.f.

General Govt 343 541 0.18 0.23
Fire Services 189 566 0.10 0.25
Park Development 3,047 4,245 0 0.15
Indoor Recreation 6,402 6,505 0 0.23
Library Services 1,417 1,482 0 0.05
Roads & Related 2,185 4,778 1.08 2.08
Municipal Parking 413 14 0.21 0.01
Sanitary Sewers 720 534 0.35 0.23
Water Supply & Distr. 1,032 401 0.51 0.18
TOTAL 15,748 19,066 2.43 3.41
Increase 21.1% 40.3%
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The following table outlines the sources and purposes of the expected $44,885,000 of
development charge revenue in the next five year period.

Residential Non-Residential Combined

Forecast DC

Revenue

General Govt 669,000 956,000 1,625,000
Fire Services 369,000 1,039,000 1,408,000
Park Development 5,944,000 623,000 6,567,000
Indoor Recreation 12,489,000 956,000 13,445,000
Library Services 2,764,000 208,000 2,972,000
Roads & Related 4,262,000 8,642,000 12,904,000
Municipal Parking 806,000 42,000 848,000
Sanitary Sewers 1,404,000 956,000 2,360,000
Water Supply & Distr. 2,013,000 748,000 2,761,000
TOTAL 30,720,000 14,170,000 44,890,000

It is important to keep in perspective that the Town’s development charge is only one of
three development charges applicable to development within the Town. York Region,
and educational development charges are also applicable. The following charts outline
the proportions should the updated draft bylaw be enacted:

Residential Development Charges
(561,837 per single/semi unit)

$19,066 O Town (30.8%)
O Region (65.9%)
O School (3.3%)
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Retail Development Charges
($451.22 per sq.m.)

H Town (8.1%)
B Region {90.6%)
{15chool (1.2%)

CONCLUSIONS

‘Staff recommend that the comments, questions and suggestions arising from the
statutory Public Meeting be referred back to staff for consideration, and for staff to
‘prepare a final report.to Council for the enactment of an updated development charges
by-law for the Town on April 8, 2014.

ATTACHMENTS

‘Attachment #1: Town of Aurora Development Charge Background Study and Proposed
By-law March 12, 2014

"PRE-SUBMISSION REVIEW
-Executive Leadership Team - Thursday, March 20, 2014

Prepared by: Dan Elliott, Director of Finance & Treasurer -Ext. #4772

. 7] Mo

~Dan Elliott, CPA' CA ‘Neil Garbe
- Director of Corporate & Financial .= Chief Administrative Officer

Services ~ Treasurer
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EXECUTIVE SUMMARY

1. The report provided herein represents the Development Charge Background Study for
the Town of Aurora required by the Development Charges Act (DCA). This report has
been prepared in accordance with the methodology required under the DCA. The
contents include the following:

e Chapter 1 — Overview of the legislative requirements of the Act;

e Chapter 2 — Review of present DC policies of the Town;

e Chapter 3 — Summary of the residential and non-residential growth forecasts for
the Town;

e Chapter 4 — Approach to calculating the development charge;

e Chapter 5 — Review of historic service standards and identification of future capital
requirements to service growth and related deductions and allocations;

e Chapter 6 — Calculation of the development charges;

e Chapter 7 — Development charge policy recommendations and rules; and

e Chapter 8 — By-law implementation.

2. Development charges provide for the recovery of growth-related capital expenditures
from new development. The Development Charges Act is the statutory basis to recover
these charges. The methodology is detailed in Chapter 4; a simplified summary is
provided below:

1) Identify amount, type and location of growth;

2) Identify servicing needs to accommodate growth;

3) Identify capital costs to provide services to meet the needs;
4) Deduct:

e Grants, subsidies and other contributions;

e Benefit to existing development;

e Statutory 10% deduction (soft services);

e Amounts in excess of 10-year historic service calculation;

o DC reserve funds (where applicable);
5) Net costs are then allocated between residential and non-residential benefit; and
6) Net costs divided by growth to provide the DC charge.

3. The growth forecast (Chapter 3) on which the Town-wide development charge is based,

projects the following population, housing and non-residential floor area for the 10-year
(early 2014-early 2023), and 17.5-year (early 2014-mid 2031) periods.
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10 Year 17.5 Year
Measure
2014-2023 2014-2031
(Net) Population Increase 11,333 12,609
Residential Unit Increase 4,905 5,957
Non-Residential Gross Floor Area Increase (ft?) 5,806,850 | 6,937,321

(ii)

Watson & Associates Economists Ltd.

Source: Watson & Associates Economists Ltd. Forecast 2014

On May 26, 2009, the Town of Aurora passed By-law 5139-09 under the Development
Charges Act, 1997. The by-law imposes development charges on residential and non-
residential uses. By-law 5139-09 will expire on June 8, 2014. The Town is undertaking
a development charge public process and anticipates passing a new by-law in advance
of the expiry date. The mandatory public meeting has been set for March 26", 2014 with
adoption of the by-law anticipated on April 8", 2014.

The development charges currently in effect are $15,748 for single detached dwelling
units. Non-residential charges are $26.22 per square metre. This report has undertaken
a recalculation of the charge based on future identified needs (presented in Schedule
ES-1 for residential and non-residential). Charges have been provided on a Town-wide
basis for all services. The corresponding single-detached unit charge is $19,557 and the
non-residential charge is $39.08 per square metre of building area. These rates are
submitted to Council for its consideration.

The Development Charges Act requires a summary be provided of the gross capital
costs and the net costs to be recovered over the life of the by-law. This calculation is
provided by service and is presented in Table 6-5. A summary of these costs is
provided below:

Total gross expenditures planned ower the next five years  $85,436,782
Less:

Benefit to existing development $ 15,955,436
Post planning period benefit $17,011,789

Ineligible re: Lewvel of Senice $ -

Mandatory 10% deduction for certain senices $ 1,284,163
Grants, subsidies and other contributions $ 6,300,000
Net Costs to be recovered from development charges $44,885,395

Hence, $40.55 million (or an annual amount of $8.1 million) will need to be contributed
from taxes and rates, or other sources. Of the total, $17.0 million is growth-related but
outside of the forecast period.
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(iii)
Based on the previous table, the Town plans to spend $85.44 million over the next five
years, of which $44.89 million (53%) is recoverable from development charges. Of this
net amount, $30.72 million is recoverable from residential development and $14.17

million from non-residential development. It is noted also that any exemptions or
reductions in the charges would reduce this recovery further.

7. Considerations by Council — The background study represents the service needs arising
from residential and non-residential growth over the forecast periods. The following
Town-wide services are calculated based on a 17.5-year forecast:

e Water Supply and Distribution;
e Sanitary Sewers

¢ Roads and Related;

e Public Works; and

e Fire Services.

All other Town-wide services are calculated based on a 10-year forecast. These include
Park Development, Indoor Recreation Services, Library Services, Parking Spaces and
General Government. However, Council will consider the findings and recommendations
provided in the report and, in conjunction with public input, approve such policies and
rates it deems appropriate. These directions will refine the draft DC by-law which is
appended in Appendix F. These decisions may include:

e adopting the charges and policies recommended herein;

e considering additional exemptions to the by-law; and

e considering reductions in the charge by class of development (obtained by
removing certain services on which the charge is based and/or by a general
reduction in the charge).
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1. INTRODUCTION

1.1 Purpose of this Document

This background study has been prepared pursuant to the requirements of the Development
Charges Act, 1997 (s.10) and, accordingly, recommends new development charges and policies
for the Town of Aurora.

The Town retained Watson & Associates Economists Ltd. (Watson), to undertake the
development charges (DC) study process in 2013. Watson worked with Municipal staff in
preparing the DC analysis and policy recommendations.

This development charge background study, containing the proposed development charge by-
law, will be distributed to members of the public in order to provide interested parties with
sufficient background information on the legislation, the study’'s recommendations and an
outline of the basis for these recommendations.

This report has been prepared, in the first instance, to meet the statutory requirements
applicable to the Town’s development charge background study, as summarized in Chapter 4.
It also addresses the requirement for “rules” (contained in Chapter 7) and the proposed by-law
to be made available as part of the approval process (included as Appendix F).

In addition, the report is designed to set out sufficient background on the legislation (Chapter 4),
Aurora’s current DC policy (Chapter 2) and the policies underlying the proposed by-law, to make
the exercise understandable to those who are involved.

Finally, it addresses post-adoption implementation requirements (Chapter 8) which are critical to
the successful application of the new policy.

The Chapters in the report are supported by Appendices containing the data required to explain
and substantiate the calculation of the charge. A full discussion of the statutory requirements
for the preparation of a background study and calculation of a development charge is provided
herein.

1.2 Summary of the Process

The public meeting required under Section 12 of the Development Charges Act, 1997, has been
scheduled for March 26", 2014. Its purpose is to present the study to the public and to solicit
public input. The meeting is also being held to answer any questions regarding the study’s
purpose, methodology and the proposed modifications to the Town’s development charges.
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In accordance with the legislation, the background study and proposed DC by-law will be

available for public review on March 12" 2014.

The process to be followed in finalizing the report and recommendations includes:

e consideration of responses received prior to, at, or immediately following the Public

Meeting; and

o finalization of the report and Council consideration of the by-law subsequent to the public

meeting.

Figure 1-1 outlines the proposed schedule to be followed with respect to the development

charge by-law adoption process.

FIGURE 1-1

SCHEDULE OF KEY DEVELOPMENT CHARGE PROCESS DATES

FOR THE TOWN OF AURORA

1. Data collection

Summer 2013

2. Public meeting advertisement placed in newspaper(s)

February 11", 2014

3. Stakeholder meeting

February 13", 2014

4. Background study and proposed by-law available to public

March 12", 2014

5. Public meeting of Council

March 26", 2014

6. Council considers adoption of background study and passage of by-law

April 8", 2014

7. Newspaper notice given of by-law passage

By 20 days after passage

8. Last day for by-law appeal

40 days after passage

9. Town makes pamphlet available (where by-law not appealed)

By 60 days after in force
date
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2. CURRENT TOWN OF AURORA POLICY

2.1 Schedule of Charges

On May 26, 2009, the Town of Aurora passed By-law 5139-09 under the Development Charges
Act, 1997. The by-law imposes development charges for residential and non-residential uses.

The table below provides the rates currently in effect, as of January 1, 2014.

TABLE 2-1
TOWN OF AURORA
DEVELOPMENT CHARGES
AS OF January 1, 2014
Residential Non-Residential
) Single & Semi ) Multlpleswnh ! Apartments with [ Apartments with |ndu.str|'aI/Off|ce/ .
Service Multiples Bedroom Units | Institutional per | Retail per ft2
Detached >= 2 Bedrooms | <2 Bedrooms
less than 850 ft2 ft?
Roads and Related 2,185 1,719 992 1,323 992 1.08 1.08
Municipal Parking Spaces 413 327 188 251 189 0.21 0.21
Fire Senices 189 149 86 115 86 0.10 0.10
Park Development 3,047 2,401 1,386 1,846 1,385 - -
Indoor Recreation 6,402 5,044 2,911 3,880 2,911
Library Senices 1,417 1,115 643 858 644 - -
General Government 343 271 157 208 156 0.18 0.18
Sanitary Sewers 720 567 327 436 327 0.35 0.35
Water Supply and Distribution 1,032 812 468 626 468 0.51 0.51
Total 15,748 12,405 7,158 9,543 7,158 2.43 2.43

2.2 Services Covered

The following services are covered under By-law 5139-09:

e Library Services;

o Fire Services;

e Indoor Recreation;

e Park Development;

e Public Works;

e General Government; and

¢ Town-wide Engineered Services (Roads and Related, Sanitary Sewers, and Water
Supply and Distribution).

2.3 Timing of DC Calculation and Payment

Development charges are calculated and payable in full on the date that the first building permit
is issued in relation to a building or structure on land to which a development charge applies.
Where applicable, a development charge for Town-wide engineered services shall be payable
upon execution of a vacant land condominium agreement, a development agreement, or a
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subdivision agreement, with the remaining applicable portions of the development charge to be
payable at issuance of building permit as above.

2.4 Indexing

By-law 5139-09 provides for the annual indexing of charges on January 1st of each year,
without amendment to the by-law, in accordance with the prescribed index in the Act.

2.5 Redevelopment Allowance

As a result of the redevelopment of land, a building or structure existing on the same land within
four years prior to the date of payment of a development charge in respect of such
redevelopment was, or is to be demolished, in whole or in part, or converted from one principal
use to another principal use on the same land, in order to facilitate the redevelopment, the
development charge otherwise payable with respect to such redevelopment shall be reduced by
the following amounts:

(1) In the case of a residential or mixed-use building or structure containing residential uses,
an amount calculated by multiplying the applicable development charge by the number,
according to type, of dwelling units that have been or will be demolished or converted to
another principal use; and

(2) In the case of a non-residential building or structure, or in the case of a mixed-use
building or structure, the non-residential uses in the mixed-use building or structure, and
the amount calculated by multiplying the applicable development charge by the non-
residential gross floor area that has been or will be demolished or converted to another
principal use.

Provided that such amounts shall not exceed, in total, the amount of the development charges
otherwise payable with respect to the redevelopment.

2.6 Exemptions

The following exemptions are provided under By-law 5139-09:

a) Statutory exemptions:

e aboard of education;

e a municipality or a local board thereof;

e an enlargement to an existing dwelling unit;

e one or two additional dwelling units in an existing single detached dwelling; or
e one additional dwelling unit in any other existing residential building.
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b) Non-Statutory exemptions:

e an enlargement of the gross floor area of an existing industrial building;

e lands, buildings, or structures used or to be used for a place of worship or the
purpose of a churchyard or cemetery exempt from taxation;

o the development of non-residential farm buildings constructed for bona fide farm
uses; or

e Indian lands.
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3. Anticipated Development in the Town of Aurora

3.1 Requirement of the Act

Chapter 4 provides the methodology for calculating a development charge as per the
Development Charges Act, 1997. Figure 4-1 presents this methodology graphically. It is noted
in the first box of the schematic that in order to determine the development charge that may be
imposed, it is a requirement of Section 5 (1) of the Development Charges Act that “the
anticipated amount, type and location of development, for which development charges can be
imposed, must be estimated.”

The growth forecast contained in this chapter (with supplemental tables in Appendix A) provides
for the anticipated development for which the Town of Aurora will be required to provide
services, over a 10-year (early 2014-early 2024) and a longer term (early 2014-mid 2031) time
horizon.

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

The DC growth forecast has been derived from the York Region Official Plan, 2009 and the
Town of Aurora Official Plan, 2010.

3.3 Summary of Growth Forecast

A detailed analysis of the residential and non-residential growth forecasts is provided in
Appendix A and the methodology employed is illustrated in Figure 3-1. The discussion provided
herein summarizes the anticipated growth for the Town and describes the basis for the forecast.
The results of the residential growth forecast analysis are summarized in Table 3-1 below, and
Schedule 1 in Appendix A.

As identified in Table 3-1 and Schedule 1, the Town’s population is anticipated to reach
approximately 65,980 by 2024 and 67,300 by 2031, resulting in an increase of 11,300 and
12,600 persons, respectively, over the 10-year and 17-year forecast periods.*

! The population figures used in the calculation of the 2014 development charge exclude the net Census
undercount, which is estimated at approximately 4%.
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FIGURE 3-1
HOUSEHOLD FORMATION — BASED POPULATION AND HOUSEHOLD PROJECTION MODEL

DEMAND SUPPLY

Residential Units in the
Development Process

Historical Housing
Construction

Forecast of Intensification
i Residential Units N

Employment Market by Local
Municipality,
Econamic Outlook
Local, Region
and Provincial

Designated Lands

Servicing Capacity

L 4

Occupancy Assumptions

A

Gross Population Increase

A 2

Decline in Existing Population

A 4

Net Population Increase
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1. Unit Mix (Appendix A — Schedules 1, 2, 3, 4 and 5)

e The unit mix for the Town was derived from the York Region Official Plan, which
considered historical development activity (as per Schedule 5), active
development applications, and discussions with planning staff regarding the
anticipated development trends for the Town.

e Based on the above indicators, the 17.5-year household growth forecast is
comprised of a unit mix of 40% low density (single detached and semi-detached),
24% medium density (multiples except apartments) and 36% high density
(bachelor, 1 bedroom and 2 bedroom apartments).

2. Geographic Location of Residential Development

e In accordance with forecast demand and available land supply, all housing
growth will occur within the Urban Boundary.

3. Planning Period

e Short and longer-term time horizons are required for the DC process. The DCA
limits the planning horizon for certain services, such as parks, recreation and
libraries, to a 10-year planning horizon. Roads, water and wastewater services
utilize a longer planning period.

4, Population in New Units (Appendix A - Schedules 2, 3, and 4)

e The number of permanent housing units to be constructed in Aurora during the
short- and long-term periods is presented on Figure 3-2. Over the 10-and 17.5-
year forecast periods, the Town is anticipated to average 491 and 340 new
housing units per year, respectively.

e Population in new units is derived from Schedules 2, 3, and 4, which incorporate
historical development activity, anticipated units (see unit mix discussion) and
average persons per unit by dwelling type for new units.

e Schedule 6a summarizes the PPU for the new housing units by age and type of
dwelling based on a 2006 custom Census data. The total calculated PPU for all
density types has been adjusted to account for the downward PPU trend which
has been recently experienced in both new and older units, largely due to the
aging of the population. Adjusted 20-year average PPU’s by dwelling type are as
follows:
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0 Low density: 3.50
0 Medium density: 2.71
o High density: 1.56
5. Existing Units and Population Change (Appendix A - Schedules 2, 3, and 4)

e Existing households for early-2014 are based on the 2011 Census households,
plus estimated residential units constructed between mid-2011 and early-2014
assuming a 6-month lag between construction and occupancy (see Schedule 2).

e The decline in average occupancy levels for existing housing units is calculated
in Schedules 2, 3, and 4, by aging the existing population over the forecast
period. The forecast population decline in existing households over the 17.5-year
forecast period is approximately 2,958.

0. Employment (Appendix A, Schedules 8a, 8b, 9 and 10)

e Employment projections are largely based on the activity rate method, which is
defined as the number of jobs in a municipality divided by the number of
residents. Key employment sectors include primary, industrial, commercial/
population-related, institutional, and work at home, which are considered
individually below.

e 2011 employment data (place of work) for the Town of Aurora is outlined in

Schedule 8a. The 2011 employment base is comprised of the following sectors:
0 100 primary (0.4%);

2,410 work at home employment (10.8%);

4,675 industrial (21.0%);

7,623 commercial (retail) (34.2%);

1,642 commerial (non retail) (7.4%); and

5,845 institutional (26.2%).

O O O O O

e The 2011 employment estimate by usual place of work, including work at home,
is estimated at 22,295. An additional 2,700 employees have been identified for
the Town in 2011 that have no fixed place of work (NFPOW).! The 2011
employment base, including NFPOW, totals approximately 24,995.

e Total employment, including work at home and NFPOW, for Aurora is anticipated
to reach approximately 32,900 by early-2024 and 34,200 by mid-2031. This

! Statistics Canada defines "No Fixed Place of Work" (NFPOW) employees as, "persons who do not go
from home to the same work place location at the beginning of each shift. Such persons include building

and landscape contractors, travelling salespersons, independent truck drivers, etc.
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represents an employment increase of 7,340 for the 10-year forecast period and
8,640 for the 17.5-year forecast period.

Schedule 8b, Appendix A, summarizes the employment forecast, excluding work
at home employment and NFPOW employment, which is the basis for the DC
employment forecast. The impact on municipal services from these employees
has already been included in the population forecast. The impacts on municipal
services regarding NFPOW employees are less clear, given the transient nature
of these employees. Furthermore, since these employees have no fixed work
address, they cannot be captured in the non-residential gross floor area (GFA)
calculation. Accordingly, work at home and NFPOW employees have been
removed from the DC calculation.

Total employment for the Town of Aurora (excluding work at home and NFPOW
employment) is anticipated to reach approximately 27,600 by early-2024 and
28,900 by mid-2031. This represents an employment increase of approximately
7,300 and 8,600 over the 10- and 17.5-year forecast periods, respectively.

7. Non-Residential Sq.ft. Estimates (Gross Floor Area (GFA), Appendix A, Schedule 8b)

Square footage estimates were calculated in Schedule 8b based on the following
employee density assumptions:

0 950 sq.ft. per employee for industrial,

0 500 sq.ft. per employee for commercial/retail;

0 300 sq. Ft. Per employee for commercial/non-retail; and

o 1,000 sq.ft. per employee for institutional employment.

The Town-wide incremental Gross Floor Area (GFA) increase is anticipated to be
5.8 million sq.ft. over the 10-year forecast period and 6.9 million sq.ft. over the
17.5-year forecast period.

In terms of percentage growth, the 17.5-year incremental GFA forecast by sector
is broken down as follows:

o Industrial — 81%;

o Commercial/retail — 16%;

o Commercial/non-retail — 2%; and

o Institutional — 2%.
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4. THE APPROACH TO CALCULATION OF THE CHARGE

4.1 Introduction

This chapter addresses the requirements of s.s.5(1) of the DCA, 1997 with respect to the
establishment of the need for service which underpins the development charge calculation.
These requirements are illustrated schematically in Figure 4-1.

4.2 Services Potentially Involved

Table 4-1 lists the full range of municipal service categories which are provided within the Town.

A number of these services are defined in s.s.2(4) of the DCA, 1997 as being ineligible for
inclusion in development charges. These are shown as “ineligible” on Table 4-1. Two ineligible
costs defined in s.s.5(3) of the DCA are “computer equipment” and “rolling stock with an
estimated useful life of (less than) seven years..” In addition, local roads are covered
separately under subdivision agreements and related means (as are other local services).
Services which are potentially eligible for inclusion in the Town's development charge are
indicated with a “Yes.”

4.3 Increase in the Need for Service

The development charge calculation commences with an estimate of “the increase in the need
for service attributable to the anticipated development,” for each service to be covered by the
by-law. There must be some form of link or attribution between the anticipated development
and the estimated increase in the need for service. While the need could conceivably be
expressed generally in terms of units of capacity, s.s.5(1)3, which requires that Municipal
Council indicate that it intends to ensure that such an increase in need will be met, suggests
that a project-specific expression of need would be most appropriate.

4.4 Local Service Policy

Some of the need for services generated by additional development consists of local services
related to a plan of subdivision. As such, they will be required as a condition of subdivision
agreements or consent conditions.
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Figure 4-1

The Process of Calculating a Development Charge under the DCA, 1997

Anticipated
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TABLE 4-1

CATEGORIES OF MUNICIPAL SERVICES
TO BE ADDRESSED AS PART OF THE CALCULATION

ELIGIBILITY MAXIMUM
CATEGORIES OF FOR POTENTIAL
MUNICIPAL SERVICES INCLUSION IN SERVICE COMPONENTS DC
THE DC RECOVERY
CALCULATION %
1. Services Related to a Yes 1.1 Arterial roads 100
Highway Yes 1.2 Collector roads 100
No 1.3 Area municipal roads 0
Yes 1.4 Traffic signals 100
Yes 1.5 Sidewalks and streetlights 0-100
2. Other Transportation n/a 2.1 Transit vehicles 90
Services n/a 2.2 Other transit infrastructure 90
n/a 2.3 Municipal parking spaces - indoor 90
Yes 2.4 Municipal parking spaces - outdoor 90
Yes 2.5 Works Yards 100
Yes 2.6 Rolling stock* 100
n/a 2.7 Ferries 90
n/a 2.8 Airport facilities 90
3. Storm Water? No 3.1 Main channels and drainage trunks 0-100
Drainage and Control No 3.2 Channel connections 0-100
Services No 3.3 Retention/detention ponds 0-100
4. Fire Protection Yes 4.1 Fire stations 100
Services Yes 4.2 Fire pumpers, aerials and rescue vehicles 100
Yes 4.3 Small equipment and gear 100
5. Outdoor Recreation Ineligible 5.1 Acquisition of land for parks, woodlots and ESAs 0
Services (i.e. Parks Yes 5.2 Development of area municipal parks 90
and Open Space) Yes 5.3 Development of district parks 90
n/a 5.4 Development of Region-wide parks 90
Yes 5.5 Development of special purpose parks 90
Yes 5.6 Parks rolling stock' and yards 90
6. Indoor Recreation Yes 6.1 Arenas, indoor pools, fitness facilities, community 90
Services centres, etc. (including land)
Yes 6.2 Recreation vehicles and equipment’ 90
7. Library Services Yes 7.1 Public library space (incl. furniture and equipment) 90
Yes 7.2 Library materials 90
8. Electrical Power Ineligible 8.1 Electrical substations 0
Services Ineligible 8.2 Electrical distribution system 0
Ineligible 8.3 Electrical system rolling stock* 0
9. Provision of Cultural, Ineligible 9.1 Cultural space (e.g. art galleries, museums and 0
Entertainment and theatres)
Tourism Facilities Ineligible 9.2 Tourism facilities and convention centres 0
and Convention
Centres
10. Waste Water Yes 10.1 Treatment plants 100
Services Yes 10.2 Sewage trunks 100

Lwith 7+ year life time

*same percentage as service component to which it pertains
computer equipment excluded throughout
%Included as a local service
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ELIGIBILITY MAXIMUM
CATEGORIES OF FOR POTENTIAL
MUNICIPAL SERVICES INCLUSION IN SERVICE COMPONENTS DC
THE DC RECOVERY
CALCULATION %
n/a 10.3 Local systems 0
Yes 10.4 Vehicles and equipment 100
11. Water Supply n/a 11.1 Treatment plants 100
Services Yes 11.2 Distribution systems 100
n/a 11.3 Local systems 0
12. Waste Management Ineligible 12.1 Collection, transfer vehicles and 0
Services equipment
Ineligible 12.2 Landfills and other disposal facilities 0
Ineligible 12.3 Other waste diversion facilities 0
13. Police Services n/a 13.1 Police detachments 100
n/a 13.2 Police rolling stock® 100
n/a 13.3 Small equipment and gear 100
14. Homes for the Aged n/a 14.1 Homes for the aged space 90
15. Day Care n/a 15.1 Day care space 90
16. Health n/a 16.1 Health department space 90
17. Social Services n/a 17.1 Social service space 90
18. Ambulance n/a 18.1 Ambulance station space 90
n/a 18.2 Vehicles' 90
19. Hospital Provision Ineligible 19.1 Hospital capital contributions
20. Provision of Ineligible 20.1 Office space (all services) 0
Headquarters for the Ineligible 20.2 Office furniture 0
General Ineligible 20.3 Computer equipment 0
Administration of
Municipalities and
Area Municipal
Boards
21. Other Services Yes 21.1 Studies in connection with acquiring 0-100
buildings, rolling stock, materials and
equipment, and improving land and
facilities, including the DC
background study cost
Yes 21.2 Interest on money borrowed to pay 0-100
for growth-related capital

1with a 7+ year life time

same percentage as service component to which it pertains
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45 Capital Forecast

Paragraph 7 of s.s.5(1) of the DCA requires that “the capital costs necessary to provide the
increased services must be estimated.” The Act goes on to require two potential cost
reductions and the Regulation sets out the way in which such costs are to be presented. These
requirements are outlined below.

These estimates involve capital costing of the increased services discussed above. This entails
costing actual projects or the provision of service units, depending on how each service has

been addressed.

The capital costs include:

a) costs to acquire land or an interest therein (including a leasehold interest);

b) costs to improve land;

C) costs to acquire, lease, construct or improve buildings and structures;

d) costs to acquire, lease or improve facilities, including rolling stock (with a useful life of 7

or more years), furniture and equipment (other than computer equipment), materials
acquired for library circulation, reference or information purposes;

e) interest on money borrowed to pay for the above-referenced costs;
f) costs to undertake studies in connection with the above-referenced matters; and
Q) costs of the development charge background study.

In order for an increase in need for service to be included in the DC calculation, Municipal
Council must indicate “...that it intends to ensure that such an increase in need will be met”
(s.s.5 (1)3). This can be done if the increase in service forms part of a Council-approved Official
Plan, capital forecast or similar expression of the intention of Council (O.Reg. 82/98 s.3). The
capital program contained herein reflects the Town's approved and proposed capital budgets
and master servicing/needs studies.

4.6 Treatment of Credits

Section 8 para. 5 of O.Reg. 82/98 indicates that a development charge background study must
set out “the estimated value of credits that are being carried forward relating to the service.”
S.s.17 para. 4 of the same Regulation indicates that “...the value of the credit cannot be
recovered from future development charges,” if the credit pertains to an ineligible service. This
implies that a credit for eligible services can be recovered from future development charges. As
a result, this provision should be made in the calculation, in order to avoid a funding shortfall
with respect to future service needs. Outstanding DC credit obligations that would affect the
development charge calculation have been included in the calculations.
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4.7 Eligible Debt and Committed Excess Capacity

Section 66 of the DCA, 1997 states that, for the purposes of developing a development charge
by-law, a debt incurred with respect to an eligible service may be included as a capital cost,
subject to any limitations or reductions in the Act. Similarly, s.18 of O.Reg. 82/98 indicates that
debt with respect to an ineligible service may be included as a capital cost, subject to several
restrictions.

In order for such costs to be eligible, two conditions must apply. First, they must have funded
excess capacity which is able to meet service needs attributable to the anticipated development.
Second, the excess capacity must be “committed,” that is, either before or at the time it was
created, Council must have expressed a clear intention that it would be paid for by development
charges or other similar charges; for example, this may have been done as part of previous
development charge processes. It is noted that projects which have been debentured to-date
and to which the principal and interest costs need to be recovered are included within the capital
detail sheets.

4.8 Existing Reserve Funds

Section 35 of the DCA states that:

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

There is no explicit requirement under the DCA calculation method set out in s.s.5(1) to net the
outstanding reserve fund balance as part of making the DC calculation; however, s.35 does
restrict the way in which the funds are used in future.

For services which are subject to a per capita based, service level “cap,” the reserve fund
balance should be applied against the development-related costs for which the charge was
imposed, once the project is constructed (i.e. the needs of recent growth). This cost component
is distinct from the development-related costs for the next 10-year period, which underlie the DC
calculation herein.

The alternative would involve the Town spending all reserve fund monies prior to renewing each
by-law, which would not be a sound basis for capital budgeting. Thus, the Town will use these
reserve funds for the Town’s cost share of applicable development-related projects, which are
required but have not yet been undertaken, as a way of directing the funds to the benefit of the
development which contributed them (rather than to future development, which will generate the
need for additional facilities directly proportionate to future growth).
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The Town’s Development Charge Reserve Fund Balance by service at December 31, 2013 is
shown below:

Service Totals
Roads and Related $1,269,800
Public Works $2,560,200
Fire $649,900
Parks ($7,027,200)
Recreation ($9,124,500)
Library $1,041,200
General Government ($1,406,800)
Sewers $1,528,800
Water Supply and Distribution ($948,700)
Total ($11,457,300)

49 Deductions

The DCA, 1997 potentially requires that five deductions be made to the increase in the need for
service. These relate to:

e the level of service ceiling;

e uncommitted excess capacity;

e benefit to existing development;

e anticipated grants, subsidies and other contributions; and
e 10% reduction for certain services.

The requirements behind each of these reductions are addressed as follows:
4.9.1 Reduction Required by Level of Service Ceiling

This is designed to ensure that the increase in need included in 4.3 does “...not include an
increase that would result in the level of service (for the additional development increment)
exceeding the average level of the service provided in the Town over the 10-year period
immediately preceding the preparation of the background study...” O.Reg. 82.98 (s.4) goes
further to indicate that “...both the quantity and quality of a service shall be taken into account in
determining the level of service and the average level of service.”

In many cases, this can be done by establishing a quantity measure in terms of units as floor
area, land area or road length per capita and a quality measure, in terms of the average cost of
providing such units based on replacement costs, engineering standards or recognized
performance measurement systems, depending on circumstances. When the quantity and

! Reserve balance to be combined with Administration Studies.
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guality factor are multiplied together, they produce a measure of the level of service, which
meets the requirements of the Act, i.e. cost per unit.

The average service level calculation sheets for each service component in the DC calculation
are set out in Appendix B.

4.9.2 Reduction for Uncommitted Excess Capacity

Paragraph 5 of s.s.5(1) requires a deduction from the increase in the need for service
attributable to the anticipated development that can be met using the Town’s “excess capacity,”
other than excess capacity which is “committed” (discussed above in 4.6).

“Excess capacity” is undefined, but in this case must be able to meet some or all of the increase
in need for service, in order to potentially represent a deduction. The deduction of uncommitted
excess capacity from the future increase in the need for service would normally occur as part of
the conceptual planning and feasibility work associated with justifying and sizing new facilities,
e.g. if a road widening to accommodate increased traffic is not required because sufficient
excess capacity is already available, then widening would not be included as an increase in
need, in the first instance.

4.9.3 Reduction for Benefit to Existing Development

This step involves a further reduction in the need, by the extent to which such an increase in
service would benefit existing development. The level of services cap in 4.4 is related, but is not
the identical requirement. Sanitary, storm and water trunks are highly localized to growth areas
and can be more readily allocated in this regard than other services such as roads which do not
have a fixed service area.

Where existing development has an adequate service level which will not be tangibly increased
by an increase in service, no benefit would appear to be involved. For example, where
expanding existing library facilities simply replicates what existing residents are receiving, they
receive very limited (or no) benefit as a result. On the other hand, where a clear existing service
problem is to be remedied, a deduction should be made accordingly.

In the case of services such as recreation facilities, community parks, libraries, etc., the service
is typically provided on a Town-wide system basis. For example, facilities of the same type may
provide different services (i.e. leisure pool vs. competitive pool), different programs (i.e. hockey
vs. figure skating) and different time availability for the same service (i.e. leisure skating
available on Wednesday in one arena and Thursday in another). As a result, residents will
travel to different facilities to access the services they want at the times they wish to use them,
and facility location generally does not correlate directly with residence location. Even where it
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does, displacing users from an existing facility to a new facility frees up capacity for use by
others and generally results in only a very limited benefit to existing development. Further,
where an increase in demand is not met for a humber of years, a negative service impact to
existing development is involved for a portion of the planning period.

4.9.4 Reduction for Anticipated Grants, Subsidies and Other Contributions

This step involves reducing the capital costs necessary to provide the increased services by
capital grants, subsidies and other contributions made or anticipated by Council and in
accordance with various rules such as the attribution between the share related to new vs.
existing development. That is, some grants and contributions may not specifically be applicable
to growth, such as the COMRIF Grant program or where Council targets fundraising as a
measure to offset impacts on taxes (O.Reg. 82.98 s.6).

495 The 10% Reduction

Paragraph 8 of s.s.(1) of the DCA requires that, “the capital costs must be reduced by 10
percent.” This paragraph does not apply to water supply services, waste water services, storm
water drainage and control services, services related to a highway, police and fire protection
services. The primary services to which the 10% reduction does apply include services such as
parks, recreation, libraries, childcare/social services, the Provincial Offences Act, ambulance,
homes for the aged, health and transit.

The 10% is to be netted from the capital costs necessary to provide the increased services,
once the other deductions have been made, as per the infrastructure costs sheets in Chapter 5.
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5. DEVELOPMENT CHARGE ELIGIBLE COST ANALYSIS
BY SERVICE

5.1 Introduction

This chapter outlines the basis for calculating eligible costs for the development charges to be
applied on a uniform basis. In each case, the required calculation process set out in s.5(1)
paragraphs 2 to 8 in the DCA, 1997 and described in Chapter 4, was followed in determining
DC eligible costs.

The nature of the capital projects and timing identified in the Chapter reflects Council’'s current
intention. However, over time, Town projects and Council priorities change and accordingly,
Council’s intentions may alter and different capital projects (and timing) may be required to meet
the need for services required by new growth.

5.2 Service Levels and 10-Year Capital Costs for DC Calculation

This section evaluates the development-related capital requirements for all of the “softer”
services over a 10-year planning period. Each service component is evaluated on two format
sheets: the average historical 10-year level of service calculation (see Appendix B), which
“caps” the DC amounts; and, the infrastructure cost calculation, which determines the potential
DC recoverable cost.

5.2.1 General Government

The DCA permits the inclusion of studies undertaken to facilitate the completion of the Town'’s
capital works program. The Town has made provision for the inclusion of new studies
undertaken to facilitate this DC process, as well as other studies which benefit growth (in whole
or in part). The listing of studies included in the DC includes the following:

e Master Plans (Water and Wastewater, Stormwater, Transportation, Fire, Parks and
Recreation, Community Trails);

o Official Plan Reviews;

e Two Development Charge Studies;

¢ Intensification Studies;

¢ Water and Wastewater Hydraulic Models;

o Water System Leak Detection Study;

¢ Pavement Management Program;

e Salt Management Plan Updates; and

e Long Range Fiscal Studies.
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The cost of these studies is $2.9 million, of which $830,525 is existing benefit and the balance
associated with growth over the forecast period. In addition to these studies; an adjustment for
the reserve fund balance deficit has been included for $1.4 million. The net growth-related
capital cost, after the mandatory 10% deduction and the application of the existing reserve
balance, is $3.4 million and has been included in the development charge. This cost has been
allocated 61% residential and 39% non-residential based on the incremental growth in
population to employment for the 10-year forecast period.
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5.2.2 Indoor Recreation Services

With respect to recreation facilities, there are currently 12 facilities provided by the Town
amounting to a total of 310,975 sq.ft. of space. The average historic level of service for the
previous ten years has been approximately 6.00 sq.ft. of space per capita or an investment of
$2,589 per capita. Based on this service standard, the Town would be eligible to collect
$29,336,830 from DCs for facility space.

The Town has provided for the need for a new artificial ice rink and a provision for new
recreation facility development. The gross capital cost of these projects is $16.1 million. Further,
debenture principal of $6 million and discounted interest costs of $1.0 million have been
included in addition to recovery of a $9.1 million negative reserve fund balance. The total gross
capital cost to be included is $32.2 million with a post period benefit of $4.3 million. Therefore,
the balance before the mandatory 10% deduction is $27.9 million. The net growth capital cost
after the mandatory 10% deduction is $26.6 million and has been included in the development
charge.

While indoor recreation service usage is predominately residential-based, there is some use of

the facility by non-residential users. To acknowledge this use, the growth-related capital costs
have been allocated 95% residential and 5% non-residential.
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5.2.3 Park Development

The Town currently has 340.2 hectares of parkland within its jurisdiction. This parkland consists
of approximately 89 hectares of active tableland parkland and 251 acres of passive or improved
open space. The Town has sustained the current level of service over the historic 10-year
period (2004-2013), with an average of 6.4 hectares of parkland; 1,326 square metres of
paths/trails, 3.5 parkland amenities items and 392 sq.ft of parkland buildings per 1,000
population. Including parkland, paths and trails, parkland amenities/buildings (e.g. ball
diamonds, playground equipment, soccer fields, etc.) and vehicles, the level of service provided
is approximately $1,636 per capita. When applied over the forecast period, this average level of
service translates into a DC-eligible amount of $18.5 million.

Based on the projected growth over the 10-year forecast period, the Town has identified $18.0
million in future growth capital costs for parkland development. These projects include the Joint
Operations Centre Facility which the Town’s Parks department will share space (approximately
24,500 sg.ft. of the total 70,000 sq.ft.) with the Town’s Infrastructure and Environmental
Services department. The total cost for the Joint Operations Centre is $22.9 million, of which
$8.0 million is allocated to the Parks department. The remaining $10 million in future growth
capital costs is allocated to approximately 20 hectares of active parkland. 20 hectares is the
approximate growth eligible amount of parkland based on the past ten year level of service for
active tableland parkland in the Town (1.7 hectares per 1,000 population X 11,333 forecast
population). The cost for parkland development includes the projects such as ball diamonds,
multi-use courts, basketball courts, skateboard parks, splash pad, playground equipment, and
trail development. Also, there is a negative balance in the parks DC reserve in the amount of
$7.0 million and that amount has been applied to the DC calculation. Allocations for a post
period benefit of $3.8 million and existing development benefit (i.e. existing parks department
share of existing works garage) of $3.0 million have been included. The net growth capital cost
after the mandatory 10% deduction is $17.1 million.

The Town has identified the need for new vehicles and equipment and a provision has been
allocated in the amount of $300,000. After the 10% mandatory statutory deduction of $30,000,
the net growth related cost to be included in the DC calculation for parks vehicles and
equipment is $270,000.

As the predominant users of outdoor recreation tend to be residents of the Town, the forecast
growth-related costs have been allocated 95% to residential and 5% to non-residential.
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5.2.4 Library Services

The Town Library is approximately 39,000 sq.ft. in size. Over the past ten years, the average
level of service was 0.78 sq.ft. of space per capita or an investment of $407 per capita. Based
on this service standard, the Town would be eligible to collect approximately $4.8 million from
DC'’s for library facility space.

The library provides a collection of materials that result in the average level of service for that
past ten years as 3.48 items per capita or an investment of $121 per capita. Based on this
standard, the Town is eligible to collect approximately another $1.4 million. In total a net growth
cost of $6.0 million has been included in the development charge for library services.

Two library service projects have been identified for inclusion in the DC, a new library branch,
and a provision for new library collections. The total capital cost of these projects is $10.9
million. Further, debenture principal of $1.8 million and discounted interest costs of $230,000
have been included.

The net growth-related capital cost, after a post period benefit deduction of $5.4 million, the
mandatory 10% deduction and the application of the existing reserve balance is $1.0 million,
and has been included in the development charge.

While library usage is predominately residential-based, there is some use of the facility by non-

residential users. To acknowledge this use the growth-related capital costs have been allocated
95% residential and 5% non-residential.
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5.2.5 Parking Spaces

The Town currently has 140 parking spaces, with a total value of $420,000. The Town'’s level of
service over the historic 10-year period (2004-2013) has averaged 2.8 parking spaces per 1,000
population. The level of service provided is approximately $9 per capita. When applied over
the forecast period, this average level of service translates into a DC-eligible amount of
$98,000. This amount has been allocated as a provision for future parking growth-related
capital projects. After the 10% mandatory statutory deduction of $9,800, the net growth related
cost to be included in the DC calculation for parking service is $88,200 and has been allocated
61% residential and 39% non-residential based on the incremental growth in population to
employment, for the 10-year forecast period.

This service is currently included with the Public Works charge, and will continue to do so in the
calculated charge herein.
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5.3 Service Levels and 17.5-Year Capital Costs for Aurora’s DC
Calculation

This section evaluates the development-related capital requirements for those services with
17.5-year capital costs.

5.3.1 Fire Services

The York Central Fire Services (YCFS) is a shared service between the Town of Aurora and
Newmarket. Each Town owns the stations situated in each respective Town, but shares all
vehicles and equipment. Aurora’s share is assumed to be 39%.

Aurora currently operates its fire services from 23,500 sq.ft. of facility space, providing for a per
capita average level of service of 0.46 sq.ft. per capita or $272 per capita. This level of service
provides the Town with a maximum DC-eligible amount for recovery over the forecast period of
$3,430,278.

Two projects have been identified, a new station and a new training facility (to be shared with
the Town of Newmarket), for a total capital cost of $15.5 million, of which $5.6 million has been
attributed to the post-2031 period, $800,000 is allocated to benefit to existing development, and
$5.0 million is assumed to be Newmarket’'s share. After the allocation of the reserve balance of
$649,900, the net growth capital cost included in the development charge is $3.4 million.

YCFS has a current inventory of 17 vehicles. The total DC-eligible amount calculated for fire
vehicles over the forecast period is approximately $628,605, based on a standard of $49.92 per
capita (i.e. 39% of $128 per capita). The need for a new pumper and a provision for additional
fire vehicles with a growth capital cost of $628,500 has been included in the development
charge.

YCFS provides $1.9 million of equipment and gear for the use in fire services. The calculated
average level of service for the historic 10-year period is $14 per capita (i.e. 39% of $36 per
capita), providing for a DC-eligible amount over the forecast period of $175,260 for small
equipment and gear.

Based on growth-related needs, the Town has identified the need for additional turn out gear for

new crews and a provision for additional future equipment. The growth capital cost for the
related equipment and net amount included in the development charge totals $175,000.
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These costs are shared between residential and non-residential based on the incremental
population and employment forecast, resulting in 59% being allocated to residential
development and 41% being allocated to non-residential development.
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5.3.2 Roads and Related Services

The cost, timing, and description of the projects included in the forecast have been provided by
Town Staff and are based on the Town’s budgets and long term capital plan, 2009 Development
Charges Study, and other capital planning and engineering studies such as the Transportation
Master Plan.

With respect to future needs, the identified service related to roads programs totals $39.9
million. There are 45 road projects in total, allocated as follows:

o 2 Road projects;

e 4 Intersection Improvements;

o 28 Sidewalk, lllumination, Bikeways, and Maintenance Strips;
e 8 Underpasses;

o 2 Pedestrian Crossings; and

e A Traffic Calming project

The entire $39.9 million road program is not fully funded from development charges, as $7.29
million is identified as benefitting to existing development and $1,275,000 as other contributions.
In addition, a reserve fund adjustment of $1.3 million has been included. The total growth-
related cost to be included in the DC is, therefore, $31.4 million.

The residential/non-residential capital cost allocation for roads would be based on a 59%/41%

split, based on the incremental growth in population to employment for the 17.5-year forecast
period.
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5.3.3 Public Works

The Public Works Department has a variety of vehicles and major equipment totalling
$3,654,300. The inventory provides for a per capita standard of $72. Over the forecast period,
the DC-eligible amount for vehicles and equipment is $908,400.  Additional vehicle and
equipment items have been identified for the forecast period, amounting to $960,000 of which
$51,000 has been allocated to existing benefit. The growth-related portion of these items is
$908,000, which has been included in the DC calculation.

The Town operates their Public Works service out of a number of facilities. The facilities
provide 23,881 sq. ft. of building area, providing for an average level of service of 0.48 sq. ft. per
capita or $181/capita. This level of service provides the Town with a maximum DC-eligible
amount for recovery over the 17.5 year forecast period of $2.3 million. The Town’'s existing
engineering services facilities are to be replaced with a new expanded Joint Operations Centre
(to be shared with the Parks department). The total cost, including construction of the facility,
land development and site servicing, a salt dome, and design fees is $22.9 million, $14.9 million
of which is allocated to Infrastructure and Environmental services. Further, discounted
debenture interest costs of $3.6 million' have been included. $2.8 million is allocated to post
period benefit and $9.7 million is considered benefit to existing development. The net amount
included in the DC after a reserve adjustment of $2.6 million is $3.5 million.

The residential/non-residential capital cost allocation for roads would be based on a 59%/41%
split, based on the incremental growth in population to employment for the 17.5-year forecast
period.

! Based on a principal amount of $22.5 million, 10 year term at 3.7% interest.
Watson & Associates Economists Ltd. H:\Aurora\2014 DC\Report\Aurora DC 2014 Report.docx
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5.4 Service Levels and Urban Build Out Capital Costs for Aurora’s
DC Calculation

This section evaluates the development-related capital requirements for those services with
urban build out capital costs.

5.4.1 Sanitary Sewers

The cost, timing, and description of the projects included in the forecast have been provided by
Town Staff and are based on the Town’s budgets and long term capital plan, 2009 Development
Charges Study, and other capital planning and engineering studies.

A number of sewer projects have been identified for inclusion in the DC, as well as two credit
recoveries (Balleymore PS, and Whitewell/State Farm). The projects include oversizing projects
located in the Town’s 2C area, a Yonge Street forcemain and the sanitary sewer replacement
and associated oversizing. The gross cost of the projects is $6.8 million with an identified
benefit to existing of $2.8 million and a reserve fund adjustment of $1.5 million, the net amount
of $4.0 million has been included in the DC calculation.

The growth-related costs have been allocated between residential and non-residential
development based on incremental growth in population to employment over the build out urban
forecast period. This split results in a 59% allocation to residential and a 41% allocation to non-
residential.

Watson & Associates Economists Ltd. H:\Aurora\2014 DC\Report\Aurora DC 2014 Report.docx
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5.4.2 Water Supply and Distribution

The cost, timing, and description of the projects included in the forecast have been provided by
Town Staff and are based on the Town’s budgets and long term capital plan, 2009 Development
Charges Study, and other capital planning and engineering studies.

There are three water distribution projects identified for inclusion in the DC as well as a credit
recovery for Whitewell/State Farm. These projects are located on Yonge Street,
Hallgrove/Debac, and St. John’s Sideroad. The gross cost of the projects is $3.0 million all of
which are growth-related, and there is also the recovery of a $0.9 million negative reserve fund
balance. The net amount of $3.0 million has been included in the DC calculation.

The allocation between residential and non-residential growth is calculated based on

incremental growth in population to employment, for build out forecast period for the urban
serviced areas, resulting in a 59% residential allocation and a 41% non-residential.

Watson & Associates Economists Ltd. H:\Aurora\2014 DC\Report\Aurora DC 2014 Report.docx
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6. DEVELOPMENT CHARGE CALCULATION
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6. DEVELOPMENT CHARGE CALCULATION

Table 6-1 calculates the proposed uniform development charges to be imposed for
infrastructure services based upon an urban build out (water and wastewater) horizon. Table 6-
2 calculates the proposed uniform development charge to be imposed on anticipated
development in the Town for Town-wide services over an 17.5-year planning horizon. Table 6-3
calculates the proposed uniform development charge to be imposed on anticipated
development in the Town for general services over a 10-year planning horizon.

The calculation for residential development is generated on a per capita basis and is based
upon five forms of housing types® (single and semi-detached, apartments 2+ bedrooms,
apartments bachelor and 1 bedroom, all other multiples). The non-residential development
charge has been calculated on a per sgq.m. of gross floor area basis for all types of non-
residential development (industrial, commercial and institutional).

The DC-eligible costs for each service component were developed in Chapter 5 for all municipal
services, based on their proposed capital programs.

For the residential calculations, the total cost is divided by the “gross” (new resident) population
to determine the per capita amount. The eligible DC cost calculations set out in Chapter 5 are
based on the net anticipated population increase (the forecast new unit population less the
anticipated decline in existing units). The cost per capita is then multiplied by the average
occupancy of the new units (Appendix A, Schedule 5) to calculate the charge in Tables 6-2 and
6-3.

With respect to non-residential development, the total costs in the uniform charge allocated to
non-residential development (based on need for service) have been divided by the anticipated
development over the planning period to calculate a cost per sq.m. of gross floor area.

Table 6-4 summarizes the total development charge that is applicable and Table 6-5
summarizes the gross capital expenditures and sources of revenue for works to be undertaken
during the 5-year life of the by-law.

! The Town is proposing to match the Region of York's apartment definitions, these definitions are noted
on Tables 6-1, 6-2, and 6-3.

Watson & Associates Economists Ltd. H:\Aurora\2014 DC\Report\Aurora DC 2014 Report.docx





TABLE 6-1

TOWN OF AURORA
DEVELOPMENT CHARGE CALCULATION
Water & Wastewater Services

2014-2031
2014 $ DC Eligible Cost 2013 $ DC Eligible Cost
SERVICE Residential Non-Residential SDU per ft2 per m2
$ $ $ $ $
1 Sewers
1.1 Sanitary Sewers 2,372,983 1,616,617 534 0.23 2.48
2,372,983 1,616,617 534 0.23 2.48
2. Water
2.1 Water Supply and Distribution 1,785,804 1,216,596 401 0.18 1.94
1,785,804 1,216,596 401 0.18 1.94
TOTAL $4,158,787 $2,833,213 $935 0.41 4.42
DC ELIGIBLE CAPITAL COST $4,158,787 $2,833,213
Build out Gross Population / GFA Growth (ft2.) 15,567 6,937,321
Cost Per Capita / Non-Residential GFA (ft2.) $267.15 $0.41
By Residential Unit Type p.p.u
Single and Semi-Detached Dwelling 3.50 $935
Apartments - 2 Bedrooms + * 1.90 $508
Apartments - Bachelor and 1 Bedroom 2 1.27 $339
Other Multiples 2.71 $724

1 The apartment definitions have been refined to match the Region of York's definitions. Apartments with two or more bedrooms calculated charge applies to
large apartments with GFA of 700 sq.ft. and larger (commencing on June 19, 2014 to be revised to GFA of 650 sq.ft. and larger).

2 The apartment definitions have been refined to match the Region of York's definitions. Apartments with less than two bedrooms calculated charge applies to
small apartments with GFA less than 700 sq.ft. (commencing on June 19, 2014 to be revised to GFA less than 650 sq.ft.).

Watson & Associates Economists Ltd.

Aurora 2014 DC Model.xlsx






TABLE 6-2
TOWN OF AURORA
DEVELOPMENT CHARGE CALCULATION
Municipal-wide Services
2014-2031

2014 $ DC Eligible Cost

2013 $ DC Eligible Cost

SERVICE Residential Non-Residential SDU per ft2 per m2
$ $ $ $ $
3. Roads and Related
3.1 Roads 18,654,263 12,708,393 4,194 1.83 19.70
3.2 Depots and Domes 2,060,357 1,403,638 463 0.20 2.15
3.3 PW Rolling Stock 540,098 367,947 121 0.05 0.54
21,254,719 14,479,977 4,778 2.08 22.39
4. Fire Services
4.1 Fire facilities 2,040,197 1,389,903 459 0.20 2.15
4.2 Fire vehicles 373,827 254,673 84 0.04 0.43
4.3 Small equipment and gear 104,089 70,911 23 0.01 0.11
2,518,112 1,715,488 566 0.25 2.69
TOTAL $23,772,831 $16,195,465 $5,344 $2.33 $25.08
DC ELIGIBLE CAPITAL COST $23,772,831 $16,195,465
20 Year Gross Population / GFA Growth (ft2)) 15,567 6,937,321
Cost Per Capita / Non-Residential GFA (ft2.) $1,527.13 $2.33
By Residential Unit Type p.p.u
Single and Semi-Detached Dwelling 3.50 $5,345
Apartments - 2 Bedrooms + * 1.90 $2,902
Apartments - Bachelor and 1 Bedroom 2 1.27 $1,939
Other Multiples 2.71 $4,139

1 The apartment definitions have been refined to match the Region of York's definitions. Apartments with two or more bedrooms calculated charge applies to
large apartments with GFA of 700 sq.ft. and larger (commencing on June 19, 2014 to be revised to GFA of 650 sq.ft. and larger).

2 The apartment definitions have been refined to match the Region of York's definitions. Apartments with less than two bedrooms calculated charge applies to
small apartments with GFA less than 700 sq.ft. (commencing on June 19, 2014 to be revised to GFA less than 650 sq.ft.).
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TABLE 6-3 6-4
TOWN OF AURORA
DEVELOPMENT CHARGE CALCULATION
Municipal-wide Services

2014-2023
2014 $ DC Eligible Cost 2013 $ DC Eligible Cost
SERVICE Residential Non-Residential SDU per ft2 per m2
$ $ $ $ $
5. Municipal Parking Services
5.1 Municipal Parking Spaces 53,711 34,489 14 0.01 0.11
53,711 34,489 14 0.01 0.11
6. Park Development
6.1 Parkland development, amenities & trails 16,245,098 855,005 4,179 0.15 1.61
6.2 Parks vehicles and equipment 256,500 13,500 66 0.00 0.00
16,501,598 868,505 4,245 0.15 1.61
7. Indoor Recreation
7.1 Recreation facilities 25,285,357 1,330,808 6,505 0.23 2.48
25,285,357 1,330,808 6,505 0.23 2.48
8. Library Services
8.1 Library facilities 4,529,228 238,380 1,165 0.04 0.43
8.2 Library materials 1,232,910 64,890 317 0.01 0.11
5,762,138 303,270 1,482 0.05 0.54
9. General Government
9.1 Studies 2,101,273 1,349,242 541 0.23 2.48
TOTAL $49,704,077 $3,886,315 $12,787 $0.67 $7.22
DC ELIGIBLE CAPITAL COST $49,704,077 $3,886,315
10 Year Gross Population / GFA Growth (ft2.) 13,605 5,806,850
Cost Per Capita / Non-Residential GFA (ft2.) $3,653.37 $0.67
By Residential Unit Type p.p.u
Single and Semi-Detached Dwelling 3.50 $12,787
Apartments - 2 Bedrooms + ! 1.90 $6,941
Apartments - Bachelor and 1 Bedroom 2 1.27 $4,640
Other Multiples 271 $9,901

1 The apartment definitions have been refined to match the Region of York's definitions. Apartments with two or more bedrooms calculated charge applies to
large apartments with GFA of 700 sq.ft. and larger (commencing on June 19, 2014 to be revised to GFA of 650 sq.ft. and larger).

2 The apartment definitions have been refined to match the Region of York's definitions. Apartments with less than two bedrooms calculated charge applies to
small apartments with GFA less than 700 sq.ft. (commencing on June 19, 2014 to be revised to GFA less than 650 sq.ft.).
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TABLE 6-4

TOWN OF AURORA
DEVELOPMENT CHARGE CALCULATION
TOTAL ALL SERVICES

2014 $ DC Eligible Cost 2013 $ DC Eligible Cost
Residential Non-Residential SDU per ft2 per m2
$ $ $ $ $
Water & Wastewater Services $4,158,787 $2,833,213 $935 $0.41 $4.42
Municipal-wide Services 17.5 Year - Roads & Fire 23,772,831 16,195,465 5,344 2.33 25.08
Municipal-wide Services 10 Year 49,704,077 3,886,315 12,787 0.67 7.22
TOTAL 77,635,696 22,914,993 19,066 341 36.72

Watson & Associates Economists Ltd.
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/. DEVELOPMENT CHARGE POLICY RECOMMENDATIONS
AND DEVELOPMENT CHARGE BY-LAW RULES
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7. DEVELOPMENT CHARGE POLICY RECOMMENDATIONS
AND DEVELOPMENT CHARGE BY-LAW RULES

7.1 Introduction

s.s.5(1)9 states that rules must be developed:

“...to determine if a development charge is payable in any particular case and to
determine the amount of the charge, subject to the limitations set out in
subsection 6.”

Paragraph 10 of the section goes on to state that the rules may provide for exemptions, phasing
in and/or indexing of development charges.

s.s.5(6) establishes the following restrictions on the rules:

o the total of all development charges that would be imposed on anticipated development
must not exceed the capital costs determined under 5(1) 2-8 for all services involved;

o if the rules expressly identify a type of development, they must not provide for it to pay
development charges that exceed the capital costs that arise from the increase in the
need for service for that type of development; however, this requirement does not relate
to any particular development; and

o if the rules provide for a type of development to have a lower development charge than
is allowed, the rules for determining development charges may not provide for any
resulting shortfall to be made up via other development.

With respect to “the rules,” Section 6 states that a DC by-law must expressly address the
matters referred to above re s.s.5(1) para. 9 and 10, as well as how the rules apply to the

redevelopment of land.

The rules provided are based on the Town'’s existing policies; however, there are items under
consideration at this time and these may be refined prior to adoption of the by-law.

7.2 Development Charge By-law Structure

It is recommended that:

¢ the Town uses a uniform Town-wide development charge calculation for all municipal
services.
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7.3 Development Charge By-law Rules

The following subsections set out the recommended rules governing the calculation, payment
and collection of development charges in accordance with Section 6 of the Development
Charges Act, 1997.

It is recommended that the following sections provide the basis for the development
charges:

7.3.1 Payment in any Particular Case

In accordance with the Development Charges Act, 1997, s.2(2), a development charge be
calculated, payable and collected where the development requires one or more of the following:

a) the passing of a zoning by-law or of an amendment to a zoning by-law under section 34
of the Planning Act;

b) the approval of a minor variance under Section 45 of the Planning Act;

C) a conveyance of land to which a by-law passed under section 50(7) of the Planning Act
applies;

d) the approval of a plan of subdivision under Section 51 of the Planning Act;

e) a consent under Section 53 of the Planning Act;

f) the approval of a description under section 50 of the Condominium Act; or

s)] the issuing of a building permit under the Building Code Act in relation to a building or
structure.

7.3.2 Determination of the Amount of the Charge

The following conventions be adopted:

1) Costs allocated to residential uses will be assigned to different types of residential units
based on the average occupancy for each housing type constructed during the previous
decade. Costs allocated to non-residential uses will be assigned based on the amount
of square feet of gross floor area constructed for eligible uses (i.e. industrial, commercial
and institutional).

2) Costs allocated to residential and non-residential uses are based upon a number of
conventions, as may be suited to each municipal circumstance, e.g.

o for General Government, the costs have been based on a population vs.
employment growth ratio (61%/39) for residential and non-residential,
respectively) over the 10-year forecast period;
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o for Indoor Recreation, Park Development, and Library services, a 5% non-
residential attribution has been made to recognize use by the non-residential
sector; and

o for all other services (i.e. Water, Sewer, Fire Services, Roads and Roads Related
and Public Works), a 59% residential/41% non-residential attribution has been
made based on a population vs. employment growth ratio over the 18-year
forecast period;

7.3.3 Application to Redevelopment of Land (Demolition and Conversion)

If a development involves the demolition of and replacement of a building or structure on the
same site, or the conversion from one principal use to another, the developer shall be allowed a
credit equivalent to:

1) the number of dwelling units demolished/converted multiplied by the applicable
residential development charge in place at the time the development charge is payable;
and/or

2) the gross floor area of the building demolished/converted multiplied by the current non-

residential development charge in place at the time the development charge is payable.

The demolition credit is allowed only if the land was improved by occupied structures and if the
demolition permit related to the site was issued less than four years prior to the issuance of a
building permit. The credit can, in no case, exceed the amount of development charges that
would otherwise be payable.

7.3.4 Exemptions (full or partial)
a) Statutory exemptions

e industrial building additions of up to and including 50% of the existing gross floor
area (defined in O.Reg. 82/98, s.1) of the building; for industrial building
additions which exceed 50% of the existing gross floor area, only the portion of
the addition in excess of 50% is subject to development charges (s.4(3)) of the
DCA;

¢ buildings or structures owned by and used for the purposes of any municipality,
local board or Board of Education (s.3);

e residential development that results only in the enlargement of an existing
dwelling unit, or that results only in the creation of up to two additional dwelling
units (based on prescribed limits set out in s.2 of O.Reg. 82/98).
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b) Non-statutory exemptions:

A building or structure owned by a non-profit corporation used for a community
use;

land owned by and used for the purposes of a private school that is exempt from
taxation under the Assessment Act, or any successor thereto;

Lands, buildings or structures used or to be used for the purposes of a cemetery
or burial ground exempt from taxation under the Assessment Act or any
successor thereto;

Non-residential uses permitted pursuant to Section 39 of the Planning Act or any
successor thereto;

The issuance of a building permit not resulting in the creation of additional gross
floor area;

Agricultural uses;

A public hospital receiving aid under the Public Hospitals Act or any successor
thereto.

7.3.5 Phasingin

No provisions for phasing-in the development charge are provided in the development charge

by-law.

7.3.6 Timing of Collection

A development charge that is applicable under Section 5 of the Development Charges Act shall
be calculated and payable;

¢ where a permit is required under the Building Code Act in relation to a building or
structure, the owner shall pay the development charge prior to the issuance of a permit
of prior to the commencement of development or redevelopment as the case may be;

and

e despite the above, Council, from time to time, and at any time, may enter into
agreements providing for all or any part of a development charge to be paid before or
after it would otherwise be payable.

7.3.7 Indexing

Indexing of the development charges shall be implemented on a mandatory basis semi-annually
on January 1* and July 1%, in accordance with the Statistics Canada Quarterly, Construction
Price Statistics for the most recent year over year period.
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7.3.8 The Applicable Areas

The charges developed herein provide for varying charges within the Town, as follows:

e All Town-wide Services — the full residential and non-residential charge will be imposed
on all lands within the Town.

7.4 Other Development Charge By-law Provisions

It is recommended that:
7.4.1 Categories of Services for Reserve Fund and Credit Purposes

The Town’s development charge collections are currently reserved in nine separate reserve
funds: Water, Wastewater, Roads and Related Infrastructure, I.E.S. Administration and Fleet,
Fire, Indoor Recreation, Parks Development and Facilities, Library and General Government. It
is recommended that the Town continue with this breakdown of the DC reserve funds under the
new 2014 by-law. Appendix F outlines the reserve fund policies that the Town is required to
follow as per the Development Charges Act.

7.4.2 By-law In-force Date

A by-law under the DCA, 1997 comes into force on the day after which the by-law is passed by
Council.

7.4.3 Development Charges for Large vs. Small Apartments

The apartment definitions have been refined to match the Region of York's definitions. Large
apartments applies to apartments with GFA of 700 sq.ft. and larger (commencing on June 19,
2014 to be revised to GFA of 650 sq.ft. and larger). Small apartments applies to apartments
with GFA less than 700 sq.ft. (commencing on June 19, 2014 to be revised to GFA less than
650 sq.ft.).

7.4.4 Minimum Interest Rate Paid on Refunds and Charged for Inter-Reserve
Fund Borrowing

The minimum interest rate is the Bank of Canada rate on the day on which the by-law comes
into force (as per s.11 of O.Req. 82/98).
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7.5 Other Recommendations

It is recommended that Council:

“Whenever appropriate, request that grants, subsidies and other contributions be
clearly designated by the donor as being to the benefit of existing development
(or new development as applicable)”;

“Adopt the assumptions contained herein as an ‘anticipation’ with respect to
capital grants, subsidies and other contributions”;

“Approve the capital project listing set out in Chapter 5 of the Development
Charges Background Study dated March 12", 2014, subject to further annual
review during the capital budget process”;

“Approve the Development Charges Background Study dated March 12", 2014,
as amended (if applicable)";

“Determine that no further public meeting is required”; and

“Approve the Development Charge By-law as set out in Appendix F.”
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8. BY-LAW IMPLEMENTATION
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8. BY-LAW IMPLEMENTATION

8.1 Public Consultation Process

8.1.1 Introduction

This chapter addresses the mandatory, formal public consultation process (Section 8.1.2), as
well as the optional, informal consultation process (Section 8.1.3). The latter is designed to
seek the co-operation and participation of those involved, in order to produce the most suitable
policy. Section 8.1.4 addresses the anticipated impact of the development charge on
development from a generic viewpoint.

8.1.2 Public Meeting of Council

Section 12 of the DCA, 1997 indicates that before passing a development charge by-law,
Council must hold at least one public meeting, giving at least 20 clear days’ notice thereof, in
accordance with the Regulation. Council must also ensure that the proposed by-law and
background report are made available to the public at least two weeks prior to the (first)
meeting.

Any person who attends such a meeting may make representations related to the proposed by-
law.

If a proposed by-law is changed following such a meeting, Council must determine whether a
further meeting (under this section) is necessary (i.e. if the proposed by-law which is proposed
for adoption has been changed in any respect, Council should formally consider whether an
additional public meeting is required, incorporating this determination as part of the final by-law
or associated resolution. It is noted that Council’s decision, once made, is final and not subject
to review by a Court or the OMB).

8.1.3 Other Consultation Activity

There are three broad groupings of the public who are generally the most concerned with
municipal development charge policy:

1. The first grouping is the residential development community, consisting of land
developers and builders, who are typically responsible for generating the majority of the
development charge revenues. Others, such as realtors, are directly impacted by
development charge policy. They are, therefore, potentially interested in all aspects of
the charge, particularly the quantum by unit type, projects to be funded by the DC and
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the timing thereof, and municipal policy with respect to development agreements, DC
credits and front-ending requirements.

2. The second public grouping embraces the public at large and includes taxpayer coalition
groups and others interested in public policy (e.g. in encouraging a higher non-
automobile modal split).

3. The third grouping is the industrial/commercial/institutional development sector,
consisting of land developers and major owners or organizations with significant
construction plans, such as hotels, entertainment complexes, shopping centres, offices,
industrial buildings and institutions. Also involved are organizations such as Industry
Associations, the Chamber of Commerce, the Board of Trade and the Economic
Development Agencies, who are all potentially interested in municipal development
charge policy. Their primary concern is frequently with the quantum of the charge, gross
floor area exclusions such as basements, mechanical or indoor parking areas, or
exemptions and phase-in or capping provisions in order to moderate the impact.

8.2 Anticipated Impact of the Charge on Development

The establishment of sound development charge policy often requires the achievement of an
acceptable balance between two competing realities. The first is that high non-residential
development charges can, to some degree, represent a barrier to increased economic activity
and sustained industrial/commercial growth, particularly for capital intensive uses. Also, in
many cases, increased residential development charges can ultimately be expected to be
recovered via higher housing prices and can impact project feasibility in some cases (e.g. rental
apartments).

On the other hand, development charges or other municipal capital funding sources need to be
obtained in order to help ensure that the necessary infrastructure and amenities are installed.
The timely installation of such works is a key initiative in providing adequate service levels and
in facilitating strong economic growth, investment and wealth generation.

8.3 Implementation Requirements

8.3.1 Introduction

Once the Town has calculated the charge, prepared the complete background study, carried out
the public process and passed a new by-law, the emphasis shifts to implementation matters.

These include notices, potential appeals and complaints, credits, front-ending agreements,
subdivision agreement conditions and finally the collection of revenues and funding of projects.
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The sections which follow overview the requirements in each case.
8.3.2 Notice of Passage

In accordance with s.13 of the DCA, when a DC by-law is passed, the Town clerk shall give
written notice of the passing and of the last day for appealing the by-law (the day that is 40 days
after the day it was passed). Such notice must be given no later than 20 days after the day the
by-law is passed (i.e. as of the day of newspaper publication or the mailing of the notice).

Section 10 of O.Reg. 82/98 further defines the notice requirements which are summarized as
follows:

e notice may be given by publication in a newspaper which is (in the Clerk’s opinion) of
sufficient circulation to give the public reasonable notice, or by personal service, fax or
mail to every owner of land in the area to which the by-law relates;

e s.5.10(4) lists the persons/organizations who must be given notice; and

e s.5.10(5) lists the eight items which the notice must cover.

8.3.3 By-law Pamphlet

In addition to the “notice” information, the Town must prepare a “pamphlet” explaining each
development charge by-law in force, setting out:

e a description of the general purpose of the development charges;

o the “rules” for determining if a charge is payable in a particular case and for determining
the amount of the charge;

e the services to which the development charges relate; and

e a general description of the general purpose of the Treasurer's statement and where it
may be received by the public.

Where a by-law is not appealed to the OMB, the pamphlet must be readied within 60 days after
the by-law comes into force. Later dates apply to appealed by-laws.

The Town must give one copy of the most recent pamphlet without charge, to any person who
requests one.
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8.3.4 Appeals

Sections 13-19 of the DCA, 1997 set out the requirements relative to making and processing a
DC by-law appeal and OMB Hearing in response to an appeal. Any person or organization may
appeal a DC by-law to the OMB by filing a notice of appeal with the Town clerk, setting out the
objection to the by-law and the reasons supporting the objection. This must be done by the last
day for appealing the by-law, which is 40 days after the by-law is passed.

The Town is carrying out a public consultation process, in order to address the issues which
come forward as part of that process, thereby avoiding or reducing the need for an appeal to be
made.

8.3.5 Complaints

A person required to pay a development charge, or his agent, may complain to the Town
Council imposing the charge that:

¢ the amount of the charge was incorrectly determined;
¢ the credit to be used against the development charge was incorrectly determined; or
e there was an error in the application of the development charge.

Sections 20-25 of the DCA, 1997 set out the requirements that exist, including the fact that a
complaint may not be made later than 90 days after a DC (or any part of it) is payable. A
complainant may appeal the decision of Town Council to the OMB.

8.3.6 Credits

Sections 38-41 of the DCA, 1997 set out a number of credit requirements, which apply where a
Town agrees to allow a person to perform work in the future that relates to a service in the DC
by-law.

These credits would be used to reduce the amount of development charges to be paid. The
value of the credit is limited to the reasonable cost of the work which does not exceed the
average level of service. The credit applies only to the service to which the work relates, unless
the Town agrees to expand the credit to other services for which a development charge is
payable.

8.3.7 Front-Ending Agreements

The Town and one or more landowners may enter into a front-ending agreement which provides
for the costs of a project which will benefit an area in the Town to which the DC by-law applies.
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Such an agreement can provide for the costs to be borne by one or more parties to the
agreement who are, in turn, reimbursed in future by persons who develop land defined in the
agreement.

Part Il of the DCA, 1997 (Sections 44-58) addresses front-ending agreements and removes
some of the obstacles to their use which were contained in the DCA, 1989. Accordingly, the
Town assesses whether this mechanism is appropriate for its use, as part of funding projects
prior to municipal funds being available.

8.3.8 Severance and Subdivision Agreement Conditions

Section 59 of the DCA, 1997 prevents a Town from imposing directly or indirectly, a charge
related to development or a requirement to construct a service related to development, by way
of a condition or agreement under s.51 or s.53 of the Planning Act, except for:

e ‘“local services, related to a plan of subdivision or within the area to which the
plan relates, to be installed or paid for by the owner as a condition of approval
under section 51 of the Planning Act;” and

e ‘“local services to be installed or paid for by the owner as a condition of approval
under Section 53 of the Planning Act.”

It is also noted that s.s.59(4) of the DCA, 1997 requires that the municipal approval authority for
a draft plan of subdivision under s.s.51(31) of the Planning Act, use its power to impose
conditions to ensure that the first purchaser of newly subdivided land is informed of all the
development charges related to the development, at the time the land is transferred.

In this regard, if the Town in question is a commenting agency, in order to comply with
subsection 59(4) of the Development Charges Act, 1997 it would need to provide to the
approval authority, information regarding the applicable municipal development charges related
to the site.

If the Town is an approval authority for the purposes of section 51 of the Planning Act, it would
be responsible to ensure that it collects information from all entities which can impose a
development charge.

The most effective way to ensure that purchasers are aware of this condition would be to
require it as a provision in a registered subdivision agreement, so that any purchaser of the
property would be aware of the charges at the time the title was searched prior to closing a
transaction conveying the lands.

Watson & Associates Economists Ltd. H:\Aurora\2014 DC\Report\Aurora DC 2014 Report.docx





APPENDIX A
BACKGROUND INFORMATION ON RESIDENTIAL AND
NON-RESIDENTIAL GROWTH FORECAST
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SCHEDULE 1

TOWN OF AURORA

RESIDENTIAL GROWTH FORECAST SUMMARY

A-1

Population Population Housing Units
Year (Excluding (Including Singles & Semi Multiple Total Person Per
census Census Detached Dwellings? Apartments’ Other Households Unit (PPU)
Undercount) Undercount)? gs
Mid 2006 47,629 49,700 10,780 3,220 1,630 25 15,655 3.04
Mid 2011 53,207 55,500 12,300 3,570 1,815 10 17,695 3.01
Early 2014 54,648 57,000 12,618 3,759 2,017 10 18,403 2.97
Early 2024 65,981 68,900 14,996 4,922 3,380 10 23,308 2.83
Mid 2031 67,257 70,200 14,996 5,200 4,155 10 24,360 2.76
Mid 2006 - Mid 2011 5,578 5,800 1,520 350 185 -15 2,040
Mid 2011 - Early 2014 1,442 1,500 318 189 202 0 708
Early 2014 - Early 2024 11,333 11,900 2,378 1,163 1,364 0 4,905
Early 2014 - Mid 2031 12,608 13,200 2,378 1,441 2,138 0 5,957

Source: Watson & Associates Economists Ltd., June 2013, in conjunction with the Town of Aurora Official Plan, 2010.

1. Census Undercount estimated at approximately 4.38%. Note: Population Including the Undercount has been rounded.
2. Includes townhomes and apartments in duplexes.

3. Includes bachelor, 1 bedroom and 2 bedroom+ apartments.

FIGURE A-1
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Source: Historical housing activity (2002-2012) based on Statistics Canada building permits, Catalogue 64-001-XIB
1. Growth Forecast represents start year.
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SCHEDULE 2
TOWN OF AURORA
CURRENT YEAR GROWTH FORECAST
MID 2011 TO EARLY 2014

POPULATION
Mid 2011 Population 53,207
Occupants of Units (2) 708
New Housing Units, multiplied by persons per unit (3) 2.70
Mid 2011 to Early 2014 gross population increase 1,912 1,912
Decline in Housing Units (4) 17,695
Unit Occupancy, multiplied by ppu decline rate (5) -0.0266
Mid 2011 to Early 2014 total decline in population -471 -471
Population Estimate to Early 2014 54,648
Net Population Increase, Mid 2011 to Early 2014 1,441

(1) 2011 population based on StatsCan Census unadjusted for Census Undercount.

(2) Estimated residential units constructed, Mid 2011 to the beginning of the growth period, assuming a six month lag between
construction and occupancy.

(3) Average number of persons per unit (ppu) is assumed to be:

Persons % Distribution Weighted Persons
Structural Type Per Unitt of Estimated Units? Per Unit Average
Singles & Semi Detached 3.42 45% 1.54
Multiples (6) 2.68 27% 0.71
Apartments (7) 1.59 28% 0.45
Total 100% 2.70

"Based on 2006 Census custom database
2 Based on Building permit/completion acitivty

(4) 2011 households taken from StatsCan Census.

(5) Decline occurs due to aging of the population and family life cycle changes, lower fertility rates and
changing economic conditions.

(6) Includes townhomes and apartments in duplexes.

(7) Includes bachelor, 1 bedroom and 2 bedroom+ apartments.
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A-3

SCHEDULE 3
TOWN OF AURORA
10 YEAR GROWTH FORECAST
EARLY 2014 TO EARLY 2024

POPULATION
Early 2014 Population 54,648
Occupants of Units (2) 4,905
New Housing Units, multiplied by persons per unit (3) 2.77
Early 2014 to Early 2024  |gross population increase 13,605 13,605
Decline in Housing Units (4) 18,403
Unit Occupancy, multiplied by ppu decline rate (5) -0.1235
Early 2014 to Early 2024  [total decline in population -2,272 -2,272
Population Estimate to Early 2024 65,981
Net Population Increase, Early 2014 to Early 2024 11,333

(1) Early 2014 Population based on:

2011 Population (53,207) + Mid 2011 to Early 2014 estimated housing units to beginning of forecast period (708 x 2.7 =1,912) +
(17,695 x -0.0266 = -471) = 54,648

(2) Based upon forecast building permits/completions assuming a lag between construction and occupancy.

(3) Average number of persons per unit (ppu) is assumed to be:

Persons % Distribution Weighted Persons
Structural Type Per Unitt of Estimated Units? Per Unit Average
Singles & Semi Detached 3.50 48% 1.70
Multiples (6) 271 24% 0.64
Apartments (7) 1.56 28% 0.43
one bedroom or less 11.27
two bedrooms or more 1 1.90
Total 100% 2,77

" Persons per unit based on adjusted Statistics Canada Custom 2006 Census database.

2 Forecast unit mix based upon historical trends and housing units in the development process.
(4) Early 2014 households based upon 17,695 (2011 Census) + 708 (Mid 2011 to Early 2014 unit estimate) = 18,403
(5) Decline occurs due to aging of the population and family life cycle changes, lower fertility rates and changing economic conditions.
(6) Includes townhomes and apartments in duplexes.

(7) Includes bachelor, 1 bedroom and 2 bedroom+ apartments.
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SCHEDULE 4
TOWN OF AURORA
17.5 YEAR GROWTH FORECAST
EARLY 2014 TO MID 2031

POPULATION
Early 2014 Population 54,648
Occupants of Units (2) 5,957
New Housing Units, multiplied by persons per unit (3) 2.61
Early 2014 to Mid 2031 gross population increase 15,567 15,567
Decline in Housing Units (4) 18,403
Unit Occupancy, multiplied by ppu decline rate (5) -0.1608
Early 2014 to Mid 2031 total decline in population -2,958 -2,958
Population Estimate to Mid 2031 67,257
Net Population Increase, Early 2014 to Mid 2031 12,609

(1) Early 2014 Population based on:

2011 Population (53,207) + Mid 2011 to Early 2014 estimated housing units to beginning of forecast period (708 x 2.7 =1,912) +
(17,695 x -0.0266 = -471) = 54,648

(2) Based upon forecast building permits/completions assuming a lag between construction and occupancy.

(3) Average number of persons per unit (ppu) is assumed to be:

Persons % Distribution Weighted Persons
Structural Type Per Unitt of Estimated Units? Per Unit Average
Singles & Semi Detached 3.50 40% 1.40
Multiples (6) 271 24% 0.66
Apartments (7) 1.56 36% 0.56
one bedroom or less |1.27
two bedrooms or more | 1.90
Total 100% 2.61

"Persons per unit based on adjusted Statistics Canada Custom 2006 Census database.
2 Forecast unit mix based upon historical trends and housing units in the development process.
(4) Early 2014 households based upon 17,695 (2011 Census) + 708 (Mid 2011 to Early 2014 unit estimate) = 18,403
(5) Decline occurs due to aging of the population and family life cycle changes, lower fertility rates and changing economic conditions.
(6) Includes townhomes and apartments in duplexes.
(7) Includes bachelor, 1 bedroom and 2 bedroom+ apartments.
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SCHEDULE 5

TOWN OF AURORA
HISTORICAL RESIDENTIAL BUILDING PERMITS
YEARS 2003 - 2012

RESIDENTIAL BUILDING PERMITS
Year Sm[g)leizcij;ml Multiples® Apartments® Total
2003 836 351 0 1,187
2004 179 174 12 365
2005 41 5 0 46
2006 156 251 0 407
2007 289 48 0 337
Sub-total 1,501 829 12 2,342
Average (2003 - 2007) 300 166 2 468
% Breakdown 64.1% 35.4% 0.5% 100.0%
2008 449 17 190 656
2009 374 0 168 542
2010 198 4 0 202
2011 66 7 169 242
2012 77 139 0 216
Sub-total 1,164 167 527 1,858
Average (2008 - 2012) 233 33 105 372
% Breakdown 62.6% 9.0% 28.4% 100.0%
2003 - 2012
Total 2,665 996 539 4,200
Average 267 100 54 420
% Breakdown 63.5% 23.7% 12.8% 100.0%

Sources:

Town of Aurora, 2013

1. Includes townhouse/links & change of use/secondary units
2. Includes bachelor, 1 bedroom and 2 bedroom+ apartments.
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SCHEDULE 6a

TOWN OF AURORA
PERSONS PER UNIT BY AGE AND TYPE OF DWELLING
(2006 CENSUS)

Age of SINGLES AND SEMI-DETACHED
Dwelling <1BR 1BR 2BR 3/4BR 5+ BR Total Adjusted PPU* | 20 Year Average
1-5 - - - 3.405 4.214 3.425 3.42
6-10 - - 1.545 3.223 5.227 3.318 3.31
11-15 - - - 3.592 4.381 3.710 3.71
16-20 - - - 3.523 4.063 3.571 3.57 3.50
20-25 - - - 3.278 3.815 3.311 3.31
25-35 - - - 3.056 4.077 3.102 3.10
35+ - - 2111 2.792 4.048 2.733 2.73
Total - - 2.183 3.261 4.232 3.289
Age of MULTIPLES?
Dwelling <1BR 1BR 2BR 3/4BR 5+ BR Total Adjusted PPU* |20 Year Average
1-5 - - 2.250 2.645 - 2.675 2.68
6-10 - - 1.957 2.640 - 2.522 2.52
11-15 - - - 2.854 - 2.820 2.82
16-20 - - 3.053 2.756 - 2.824 2.82 2.71
20-25 - - - 3.267 - 2.792 2.79
25-35 - - - 3.061 - 3.000 3.00
35+ - 1.545 2.059 2.500 - 2.338 2.34
Total - 2.318 2.367 2.734 3.176 2.667
Age of APARTMENTS®
Dwelling <1BR 1BR 2BR 3/4BR 5+ BR Total Adjusted PPU* |20 Year Average
1-5 - - 1.615 - - 1.591 1.59
6-10 - - - - - - -
11-15 - 1.133 - - - 1.407 1.41
16-20 - 1.550 1.619 - - 1.682 1.68 1.56
20-25 - - 1.684 - - 1.645 1.65
25-35 - 1.200 1.969 - - 1.690 1.69
35+ - 1.262 2111 2.600 - 1.919 1.92
Total 1.125 1.266 1.875 2.778 - 1.739
Age of ALL DENSITY TYPES
Dwelling <1BR 1BR 2BR 3/4BR 5+ BR Total
1-5 - 2.429 2.086 3.183 4.214 3.120
6-10 - - 1.805 2.981 5.227 2.958
11-15 - 1.353 2.333 3.453 4.250 3.368
16-20 - 1.591 2.283 3.443 3.986 3.330
20-25 - - 1.879 3.288 3.815 3.092
25-35 - 1.333 2.314 3.034 3.737 2.782
35+ - 1.333 2.103 2.749 3.897 2.534
Total 1.379 1.477 2.114 3.141 4.120 2.999

1. The Census PPU has been adjusted to account for the downward PPU trend which has been recently experienced in both new and older units, largely due
to the aging of the population

2. Includes townhomes and apartments in duplexes.

3. Includes bachelor, 1 bedroom and 2 bedroom+ apartments.

Note: Does not include Statistics Canada data classified as 'Other'

PPU Not calculated for samples less than or equal to 50 dwelling units, and does not include institutional population
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SCHEDULE 6b

YORK REGION
PERSONS PER UNIT BY AGE AND TYPE OF DWELLING
(2006 CENSUS)

Age of SINGLES AND SEMI-DETACHED
Dwelling <1BR 1BR 2BR 3/4BR 5+ BR Total Adjusted PPU! |20 Year Average
1-5 3.818 3.336 2.753 3.536 4.696 3.563 3.53
6-10 2.500 3.567 2.839 3.614 4.694 3.686 3.65
11-15 - 3.487 3.144 3.659 4.545 3.806 3.78
16-20 2.333 2.717 3.062 3.586 4.432 3.689 3.67 3.66
20-25 - 2.545 2.603 3.424 4.303 3.491 3.48
25-35 - 1.929 2.422 3.083 4.075 3.142 3.14
35+ 2.429 1.650 2.001 2.899 4.005 2.783 2.78
Total 3.073 2.562 2.462 3.413 4.430 3.449
Age of MULTIPLES?
Dwelling <1BR 1BR 2BR 3/4BR 5+ BR Total Adjusted PPU! |20 Year Average
1-5 2.875 2.721 2.626 3.028 4.938 2.995 2.98
6-10 2.200 2.278 2.313 3.034 4.577 2.930 2.92
11-15 2.368 1.973 2.491 3.248 4.426 3.088 3.08
16-20 2.050 2.122 2.706 3.630 4.422 3.494 3.49 3.12
20-25 2.375 1.810 2.814 3.402 4.686 3.314 3.31
25-35 1.800 1.869 2.439 3.057 4.150 2.946 2.94
35+ 1.235 1.670 2.091 2.657 3.136 2.401 2.40
Total 2.133 2.101 2471 3.123 4.327 3.022
Age of APARTMENTS®
Dwelling <1BR 1BR 2BR 3/4BR 5+ BR Total Adjusted PPU! |20 Year Average
1-5 1.521 1.592 1.960 3.104 - 1.856 1.86
6-10 1.568 1.514 1.909 3.162 - 1.867 1.87
11-15 1.478 1.429 2.068 3.016 - 1.919 1.92
16-20 1.440 1.479 1.865 3.057 - 1.863 1.86 1.88
20-25 1.250 1.413 2.036 3.104 - 1.901 1.90
25-35 1.130 1.350 1.974 2.199 - 1.781 1.78
35+ 1.375 1.422 2.060 2.607 2.821 1.918 1.92
Total 1.411 1.462 1.973 2.722 3.463 1.872
Age of ALL DENSITY TYPES
Dwelling <1BR 1BR 2BR 3/4BR 5+ BR Total
1-5 1.987 2.145 2.483 3.428 4.718 3.316
6-10 1.932 2.213 2.349 3.477 4.685 3.406
11-15 1.918 1.771 2.347 3.570 4.537 3.395
16-20 1.867 1.734 2.215 3.583 4.440 3.445
20-25 1.980 1.747 2.379 3.419 4.345 3.358
25-35 1.397 1.499 2.175 3.046 4.072 2.922
35+ 1.486 1.521 2.026 2.869 3.828 2.624
Total 1.794 1.793 2.255 3.356 4.411 3.217

1. The Census PPU has been adjusted to account for the downward PPU trend which has been recently experienced in both new and older units, largely due
to the aging of the population

2. Includes townhomes and apartments in duplexes.

3. Includes bachelor, 1 bedroom and 2 bedroom+ apartments.

Note: Does not include Statistics Canada data classified as 'Other’ - Value of
Note: Does not include institutional population
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SCHEDULE 10
TOWN OF AURORA
EMPLOYMENT TO POPULATION RATIO BY MAJOR EMPLOYMENT SECTOR, 1996 TO 2006

Year Change
1996 2001 2006 96-01 01-06 Comments
Employment by industry

1.0 |Primary Industry Employment Categories which relate to
1.1 |All primary 105 75 130 -30 55 local land-based resources.

Sub-total 105 75 130 -30 55
2.0 |Industrial and Other Employment
2.1 [Manufacturing 2,760 3,865 3,935 1,105 70) Categories which relate
2.2 |Wholesale trade 775 980 840 205 -140 primarily to industrial land
2.3 |Construction 470 375 460 -95 85 supply and demand.
2.4 |Transportation, storage, communication and other utility 715 555 598| -160 43

Sub-total 4,720 5,775 5,833 1,055 58
3.0 |Population Related Employment
3.1 [Retail trade 1,545 2,160 2,635 615 475 Categories which relate
3.2 |Finance, insurance, real estate operator and insurance agent 670 875 925 205 50 primarily to population
3.3 |Business service 1,040 1,795 2,523 755 728 growth within the
3.4 [Accommodation, food and beverage and other service 1,945 1,885 2,755 -60 870 municipality.

Sub-total 5,200 6,715 8,838 1,515 2,123
4.0 |Institutional
4.1 |Government Service 500 520 570 20 50|
4.2 |Education service, Health, Social Services 2,965 3,265 4,190 300 925

Sub-total 3,465 3,785 4,760 320 975

Total Employment 13,490 16,350 19,560 2,860 3,210

Population 34,857 40,167 47,629 5,310 7,462

Employment to Population Ratio

Industrial and Other Employment 0.14 0.14 0.12 0.01 -0.02

Population Related Employment 0.15 0.17 0.19 0.02 0.02

Institutional Employment 0.10 0.09 0.10 -0.01 0.01

Primary Industry Employment 0.00 0.00 0.00 0.00 0.00

Total 0.39 0.41 0.41 0.02 0.00

Source: Statistics Canada Employment by Place of Work

Note: 1996-2006 employment figures are classified by Standard Industrial Classification (SIC) Code
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APPENDIX B
LEVEL OF SERVICE

Watson & Associates Economists Ltd. H:\Aurora\2014 DC\Report\Aurora DC 2014 Report.docx
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APPENDIX C - LONG TERM CAPITAL AND OPERATING
COST EXAMINATION

TOWN OF AURORA
ANNUAL CAPITAL AND OPERATING COST IMPACT

As a requirement of the Development Charges Act, 1997 under subsection 10(2)(c), an analysis
must be undertaken to assess the long-term capital and operating cost impacts for the capital
infrastructure projects identified within the development charge. As part of this analysis, it was
deemed necessary to isolate the incremental operating expenditures directly associated with
these capital projects, factor in cost saving attributable to economies of scale or cost sharing
where applicable, and prorate the cost on a per unit basis (i.e. sq.ft. of building space, per
vehicle, etc.). This was undertaken through a review of the Town’s approved 2012 Financial
Information Return (FIR).

In addition to the operational impacts, over time the initial capital projects will require
replacement. This replacement of capital is often referred to as life cycle cost. By definition, life
cycle costs are all the costs which are incurred during the life of a physical asset, from the time
its acquisition is first considered, to the time it is taken out of service for disposal or
redeployment. The method selected for life cycle costing is the sinking fund method which
provides that money will be contributed annually and invested, so that those funds will grow
over time to equal the amount required for future replacement. The following factors were
utilized to calculate the annual replacement cost of the capital projects (annual contribution =
factor X capital asset cost) and are based on an annual growth rate of 2% (net of inflation) over
the average useful life of the asset:

LIFECYCLE COST FACTORS
AVERAGE USEFUL

ASSET LIFE FACTOR
Water and Wastewater Senices 80 0.005161
Roads 20 0.041157
Facilities 40 0.016556
Public Works Vehicles 10 0.091327
Fire Vehicles 15 0.057825
Fire Small Equipment & Gear 8 0.116510
Parkland Development 30 0.002465

Table C-1 depicts the annual operating impact resulting from the proposed gross capital
projects at the time they are all in place. It is important to note that, while Town program
expenditures will increase with growth in population, the costs associated with the new
infrastructure (i.e. facilities) would be delayed until the time these works are in place.

Watson & Associates Economists Ltd. H:\Aurora\2014 DC\Report\Aurora DC 2014
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Table C-1 C-2
TOWN OF AURORA
OPERATING AND CAPITAL EXPENDITURE IMPACTS
FOR FUTURE CAPITAL EXPENDITURES

SERVICE NERTEGL)}:?I\E/\IIDTH ANNUAL LIFECYCLE |ANNUAL OPERATING| TOTAL ANNUAL
EXPENDITURES EXPENDITURES EXPENDITURES EXPENDITURES

Sewers
11 Sanitary Sewers 3,989,600 20,600 1,572,609 1,593,209
Water
2.1 Water Supply and Distribution 3,002,400 15,500 1,845,005 1,860,505
Roads and Related
3.1 Roads 31,362,656 1,290,800 1,476,384 2,767,184
3.2 Depots and Domes 3,463,995 57,300 163,066 220,366
3.3 PW Rolling Stock 908,045 82,900 42,746 125,646
Fire Services
4.1 Fire facilities 3,430,100 56,800 1,423,195 1,479,995
4.2 Fire vehicles 628,500 36,300 260,773 297,073
4.3 Small equipment and gear 175,000 20,400 72,610 93,010
Municipal Parking Services
5.1 Municipal Parking Spaces 88,200 2,800 0 2,800
Park Development
6.1 Parkland development, amenities & trails 17,100,103 421,500 936,466 1,357,966
6.2 Parks vehicles and equipment 270,000 24,700 14,786 39,486
Indoor Recreation
7.1 Recreation facilities 26,616,166 440,700 1,293,331 1,734,031
Library Services
8.1 Library facilities 4,767,608 78,900 537,926 616,826
8.2 Library materials 1,297,800 118,500 146,430 264,930
General Government
9.1 Studies 3,450,516 0 0 0
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APPENDIX D - DEVELOPMENT CHARGE RESERVE
FUND POLICY

D.1 Leqgislative Requirements

The DCA, 1997 requires development charge collections (and associated interest) to be placed
in separate reserve funds. Sections 33 through 36 of the Act provide the following regarding
reserve fund establishment and use:

¢ a Municipality shall establish a reserve fund for each service to which the DC by-law
relates; s.7(1), however, allows services to be grouped into categories of services for
reserve fund (and credit) purposes, although only 100% eligible and 90% eligible
services may be combined (minimum of two reserve funds);

e the Municipality shall pay each development charge it collects into a reserve fund or
funds to which the charge relates;

¢ the money in a reserve fund shall be spent only for the “capital costs” determined
through the legislated calculation process (as per s.5(1) 2-8);

e money may be borrowed from the fund but must be paid back with interest (O.Reg.
82/98, s.11(1) defines this as the Bank of Canada rate either on the day the by-law
comes into force or, if specified in the by-law, the first business day of each quarter); and

e DC reserve funds may not be consolidated with other municipal reserve funds for
investment purposes (s.37).

Annually, the Treasurer of the Town is required to provide Council with a financial statement
related to the DC by-law(s) and reserve funds. This statement must also be forwarded to the
Minister of Municipal Affairs and Housing within 60 days of the statement being filed with
Council.

O.Reg. 82/98 prescribes the information that must be included in the Treasurer’s statement, as
follows:

e Opening balance;

¢ closing balance;

e description of each service and/or service category for which the reserve fund was
established;

e transactions for the year (e.g. collections, draws);

o list of credits by service or service category (outstanding at beginning of the year, given
in the year and outstanding at the end of the year by holder);

e amounts borrowed, purpose of the borrowing and interest accrued during previous yeatr;
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¢ amount and source of money used by the Town to repay municipal obligations to the
fund;

¢ schedule identifying the value of credits recognized by the Town, the service to which it
applies and the source of funding used to finance the credit; and

e for each draw, the amount spent on the project from the DC reserve fund and the
amount and source of any other monies spent on the project.

Based upon the above, Figure D-1 sets out the format for which annual reporting to Council
should be provided.

D.2 DC Reserve Fund Application

Section 35 of the DCA states that:

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

This provision clearly establishes that reserve funds collected for a specific service are only to
be used for that service.
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Attachment 1

SAMPLE DEVELOPMENT CHARGE RESERVE FUND STATEMENT
TOWN OF AURORA
FOR THE YEAR

DISCOUNTED SERVICES RESERVE FUND TRANSFERS

DC Reserve | Operating Fund | Other Reserves

Fund Draw Draw Fund Draw Debt Total

Capital Project
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Attachment 2

DEVELOPMENT CHARGE RESERVE FUND STATEMENT
TOWN OF AURORA
FOR THE YEAR

D-6

LISTING OF CREDITS UNDER DCA, 1997, s.38 BY HOLDER

Credit Holder

Applicable DC
Reserve Fund

Credit Balance -
Beginning of
Year

Additional
Credits Granted
During Year

Credits Used by
Holder During
Year

Credit Balance -
End of Year
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APPENDIX E - TOWN OF AURORA - GENERAL POLICY
GUIDELINES ON DEVELOPMENT
CHARGE AND LOCAL SERVICE FUNDING

This Appendix sets out the Town’s General Policy Guidelines on Development Charges (DC)
and local service funding for Services Related to a Highway, Storm Water Management Works,
Water and Sewer, and Parkland Development. The guidelines outline, in general terms, the size
and nature of engineered infrastructure that is included in the study as a development charge
project, versus infrastructure that is considered as a local service, to be emplaced separately by
landowners, pursuant to a development agreement.

The following policy guidelines are general principles by which staff will be guided in considering
development applications. However, each application will be considered, in the context of these
policy guidelines as subsection 59(2) of the Development Charges Act, 1997, on its own merits
having regard to, among other factors, the nature, type and location of the development and any
existing and proposed development in the surrounding area, as well as the location and type of
services required and their relationship to the proposed development and to existing and
proposed development in the area.

A. SERVICES RELATED TO A HIGHWAY

A highway and services related to a highway are intended for the transportation of people and
goods via many different modes including, but not limited to passenger automobiles,
commercial vehicles, transit vehicles, bicycles and pedestrians. The highway shall consist of all
land and associated infrastructure built to support (or service) this movement of people and
goods regardless of the mode of transportation employed, thereby achieving a complete street.
A complete street is the concept whereby a highway is planned, designed, operated and
maintained to enable pedestrians, cyclists, public transit users and motorists to safely and
comfortably be moved , thereby allowing for the efficient movement of persons and goods.

The associated infrastructure to achieve this concept shall include, but is not limited to: road
pavement structure and curbs; grade separation / bridge structures (for any vehicles, railways
and/or pedestrians); grading, drainage and retaining wall features; culvert structures; storm
water drainage systems; traffic control systems; active transportation facilities (e.g. sidewalks,
bike lanes, multi-use trails, etc.); transit lanes, stops and amenities; roadway illumination
systems; boulevard and median surfaces (e.g. sod & topsoil, paving, etc.); street trees and
landscaping; parking lanes and driveway entrances; noise attenuation systems; railings and
safety barriers.
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1. LOCAL AND COLLECTOR ROADS (INCLUDING LAND)

a) Collector Roads, Internal to Development, inclusive of all land and associated
infrastructure: Direct developer responsibility under s. 59 of the Development
Charges Act (DCA) as a local service.

b) Collector Roads, External to Development, inclusive of all land and associated
Infrastructure, needed to support a specific development or required to link with the area
to which the plan relates: Direct developer responsibility under s. 59 of the DCA (as a
local service).

c) All Local Roads are considered to be the developer’s responsibility
2. ARTERIAL ROADS

a) New, widened, extended or upgraded Arterial roads, inclusive of all associated
infrastructure: Included as part of road costing funded through DCs.

b) Land Acquisition for Arterial Roads on existing rights-of-way to achieve a complete
street: Dedication under the Planning Act provisions (s. 41, 51 and s. 53) through
development lands; in area with limited development, include in DC.

c) Land Acquisition for Arterial Roads on new rights-of-way to achieve a complete
street: Dedication, where possible, under the Planning Act provisions (s. 51 and s.
53) through development lands up to the collector standard*. Land acquisitions for
road widenings beyond the collector standard, or where located in an area with
limited development, included in DC.

d) Land acquisition beyond normal dedication requirements to achieve transportation
corridors as services related to highways including grade separation infrastructure for
the movement of pedestrians, cyclists, public transit and/or railway vehicles: Included
in the DC

* NOTE: For purposes of this local service guideline provision, the width of a road allowance for
a collector road standard is considered to be 26 metres.
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TRAFFIC CONTROL SYSTEMS, SIGNALS AND INTERSECTION
IMPROVEMENTS ON AREA MUNICIPAL HIGHWAYS

On New Arterial Roads and Arterial Road Improvements unrelated to a specific
development: Included as part of road costing funded through DCs.

On Non-arterial Roads, or for any Private Site Entrances or Entrances to Specific
Developments: Direct developer responsibility under s. 59 of the DCA (as a local
service).

Intersection Improvements / New or Modified Signalization / Signal Timing &
Optimization Plans / Area Traffic Studies for Highways attributed to growth and
unrelated to a specific development: Included in DC calculation as permitted under a.
5(1) of the DCA.

STREETLIGHTS

Streetlights on New Arterial Roads and Arterial Road Improvements: Considered part
of the complete street and included as part of road costing funded through DCs.

Streetlights on Non-arterial Roads Internal to Development: Considered part of the
complete street and included as a direct developer responsibility under s. 59 of the
DCA (as a local service).

Streetlights on Non-arterial Roads External to Development, needed to support a
specific development or required to link with the area to which the plan relates:
Considered part of the complete street and included as a direct developer
responsibility under s. 59 of the DCA (as a local service).

TRANSPORTATION RELATED PEDESTRIAN AND CYCLING FACILITIES

Sidewalks, multi-use trails, cycle tracks, and bike lanes, inclusive of all required
infrastructure, located within town arterial, regional road and provincial highway
corridors: Considered part of the complete street and included in area municipal DC.

Sidewalks, multi-use trails, cycle tracks, and bike lanes, inclusive of all required
infrastructure, located within or linking to non-arterial road corridors internal to
development. Considered part of the complete street and direct developer
responsibility under s. 59 of the DCA (as a local service).

Other sidewalks, multi-use trails, cycle tracks, and bike lanes, inclusive of all required
infrastructure, located within non-arterial road corridors external to development and
needed to support a specific development or required to link with the area to which
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the plan relates: Direct developer responsibility under s. 59 of the DCA (as a local
service).

d) Multi-use trails (not associated with a road), inclusive of all land and required
infrastructure, that go beyond the function of a (parkland) recreational trail and form
part of the town’s active transportation network for cycling and/or walking: Included in
DC.

6. NOISE ABATEMENT MEASURES

a) External and Internal to Development where it is related to, or a requirement of a
specific development: Direct developer responsibility under s. 59 of the DCA (as a
local service).

b) On New Arterial Roads and Arterial Road Improvements abutting an existing

community and unrelated to a specific development: Included as part of road costing
funded through DCs.

B. STORM WATER MANAGEMENT

1. Storm Sewer systems and drainage works that are required for a specific
development, either internal or external to the area to which the plan relates: Direct
developer responsibility under s. 59 of the DCA (as a local service).

2. Storm Water facility for quality and/or quantity management:

a) inclusive of land and all associated infrastructure, such as landscaping and
perimeter fencing: Direct developer responsibility under s. 59 of the DCA (as a
local service).

b) the over-sizing cost of a facility’s capacity, excluding land, to accommodate
runoff from new, widened, extended or upgraded town arterial roads that are
funded as a development charges project: Included as part of road costing
funded through DCs.

3. Erosion Works, inclusive of all restoration requirements, related to a development
application: Direct developer responsibility under s. 59 of the DCA (as a local
service).

C. WATERAND SEWER

1. Major external trunk watermains and sanitary sewers, being those with sizes over
300mm, and major pumping stations are to be included with the DC. Oversizing
within subdivisions to also be included in the DC above 300mm for watermains
and 300mm for sanitary sewers.

2. Major external trunk watermains and sanitary sewers, being those with sizes over
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300mm, and major pumping stations are to be included with the DC. Oversizing
within subdivisions to also be included in the DC above 300mm for watermains
and 300mm for sanitary sewers.

D. PARKLAND DEVELOPMENT

1. RECREATIONAL TRAILS

a) Recreational trails (Multi-use trails and Type A trails) that do not form part of the
town's active transportation network, and their associated infrastructure
(landscaping, bridges, trail surface, etc.), is included in area municipal DC cost.

2. PARKLAND

a) Parkland Development for Community Parks: No direct developer responsibility as a
local service provision. All works for Community Parks are included in the area
municipal DC.

b) Parkland Development for Neighbourhood Parks and Village Squares: Direct
developer responsibility as a local service provision including, but not limited to, the
following:

e Clearing and grubbing.

e Topsoil Stripping and stockpiling, (Topsoil or any fill or soils shall not be
stockpiled on parkland without the approval of the Town).

e Parkland shall be free of any contaminated soil or subsoil.

e Servicing — Water, Hydro, Stormwater, Sanitary, Electrical, Fibre/phone, catch
basins, meter and meter boxes to a point just inside the property line as per
Town requirements. This includes providing a catch basin, manhole, access
boxes and meter boxes within the park property.

e Rough grading (pre-grading) and the supply of topsoil to the required depth as
per Town requirements (However, the cost of amending and spreading the
topsoil throughout the park based on the new Town topsoil standard will be
included in the area municipal DC).

e Parkland shall not be mined for engineering fill and replaced with fill or topsoil.

o Parkland shall be conveyed free and clear of all encumbrances.

e When parkland parcels cannot be developed in a timely manner, they shall be
graded to ensure positive drainage and seeded to minimize erosion and dust.
Temporary fencing may also be required where there is no permanent fence to
prevent illegal dumping.

e Temporary park sign advising future residents that the site is a future park shall
be included as a local cost.
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o Perimeter fencing of parkland to the Town standard located on the public
property side of the property line adjacent land uses (residential, industrial,
commercial) as required by the Town.

c) Program facilities within parkland are included in area municipal DC cost and may be
reimbursable to the developer as a DC credit to the extent identified in any
background study.

3. LANDSCAPE BUFFER BLOCKS, FEATURES, CUL-DE-SAC ISLANDS AND
BERMS

a) The cost of developing all landscape buffer blocks, landscape features, cul-de-sac
islands, berms and other remnant pieces of land conveyed to the town shall be a
direct developer responsibility as a local service. Such costs include but are not
limited to:

e pre-grading, sodding or seeding, supply and installation of amended topsail, (to
the Town’s required depth), landscape features, perimeter fencing and amenities
and all planting.

e Perimeter fencing to the Town standard located on the public property side of the
property line adjacent land uses (residential, industrial, commercial) as required
by the Town.

4, NATURAL HERITAGE SYSTEM (NHS)

Direct developer responsibility as a local service provision including but not limited to the
following:

a) Riparian planting and landscaping requirements (as required by the Town or
authorities having jurisdiction) as a result of road construction or other municipal
works within in the NHS.

b) Perimeter fencing of the NHS to the Town standard located on the public property
side of the property line adjacent land uses (residential, industrial, commercial) as
required by the Town.
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PROPOSED DEVELOPMENT CHARGE BY-LAW
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THE CORPORATION OF THE TOWN OF AURORA
By-law Number 5585-14

BEING A BY-LAW to establish development
charges for the Town of Aurora and to repeal
Development Charge By-law Number 5139-09.

WHEREAS subsection 2(1) of the Development Charges Act, 1997, S.0. 1997, c. 27, as
amended (the “Act”), provides that the council of a municipality may by by-law impose
development charges against land to pay for increased capital costs required because of
increased needs for services arising from development of the area to which the by-law applies;

AND WHEREAS a Development Charges Background Study for the Town of Aurora, dated
March 12, 2014 (the “Study”) as required by section 10 of the Act was presented to Council
along with a draft of this By-law as then proposed on March 26, 2014 and was completed within
a one-year period prior to the enactment of this By-law;

AND WHEREAS notice of a public meeting was given pursuant to subsection 12(1) of the Act,
and in accordance with the regulations under the Act, on or before March 2, 2014, and copies of
the Study and this proposed development charge by-law were made available to the public not
later than March 12, 2014 in accordance with subsection 12(1) of the Act;

AND WHEREAS a public meeting was held on March 26, 2014 in accordance with the Act to
hear comments and representations from all persons who applied to be heard (the “Public
Meeting”);

AND WHEREAS any person who attended the public meeting was afforded an opportunity to
make representations and the public generally were afforded an opportunity to make written
submissions relating to this proposed By-law;

AND WHEREAS the Town’s Director of Corporate & Financial Services/Treasurer and other
Town staff have reviewed the Study in light of the public comments and representations and
provided a report to Council dated April 8, 2014;

AND WHEREAS Council adopted the following recommendations at its April 8, 2014 meeting:

@) THAT Council confirms that it intends to ensure that the increase in the need for services
attributable to the anticipated development will be met, subject to sufficient development
charge revenues being generated and other Town affordability criteria being met;

(b) THAT Council confirms that it intends that the future excess capacity identified in the
Development Charges Background Study for the Town of Aurora dated March 12, 2014
shall be paid for by the development charges or other similar charges;

(© THAT Council adopts the capital forecasts prepared in conjunction with the Development
Charges Background Study for the Town of Aurora dated March 12, 2014, subject to
annual budget reviews; and

(d) THAT Council confirms that no further public meetings are required under subsection
12(3) of the Development Charges Act, 1997.
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NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF AURORA
ENACTS AS FOLLOWS:

1.0 DEFINITIONS

1.1 In this By-law,

(@)

(b)

(€)

(d)

(e)

(f)

(9)

(h)

“Act” means the Development Charges Act, 1997, S.O. 1997, c. 27, as amended,
or any successor thereto;

“agricultural use” means land, buildings or structures, excluding any portion
thereof used as a dwelling unit, used or designed or intended for use for the
purpose of a bona fide farming operation, including, but not limited to animal
husbandry, dairying, livestock, fallow, field crops, removal of sod, forestry, fruit
farming, horticulture, market gardening, pasturage, poultry keeping, equestrian
facilities and any other activities customarily carried on in the field of agriculture,
except the commercial storage, milling or processing of grains, seeds, livestock
and products of other farming operations for the purposes of wholesaling such
goods;

“apartment building” means a residential building, other than a motel, hotel, or
townhouse of any type, which contains more than three (3) dwelling units, where
access to each residential unit is obtained through a common entrance or
entrances from the street level, and the residential units are connected by an
interior corridor;

“Assessment Act” means the Assessment Act, R.S.O. 1990, c. A.31, as
amended or any successor thereto;

“benefiting area” means an area defined by a map, plan or legal description in a
front-ending agreement as an area that will receive a benefit from the
construction of a service;

“board” has the same meaning as that specified in the Education Act, R.S.O.
1990, c. E.2, as amended or any successor thereto;

“Building Code Act” means the Building Code Act, 1992, S.0. 1992, c. 23, as
amended, and all Regulations made under it including the Building Code, as
amended, or any successors thereto;

“capital cost” means costs incurred or proposed to be incurred by the municipality
or a local board thereof directly or by others on behalf of and as authorized by
the municipality or local board,

0] to acquire land or an interest in land, including a leasehold interest,

(i) to improve land,

(iii) to acquire, lease, construct or improve buildings and structures,

(iv) to acquire, construct or improve facilities including,
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(m)

(n)

(0)

(p)
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i. furniture and equipment other than computer equipment,

ii. materials acquired for circulation, reference or information
purposes by a library board as defined in the Public Libraries Act,
R.S.0. 1990, c. P.44, as amended or successor thereto, and

iii. rolling stock with an estimated useful life of seven (7) years or
more; and

(v) to undertake studies in connection with any matter under the Act and any
of the matters in clauses (i), (ii), (iii) and (iv), including the development
charge background study required for the provision of services
designated in this By-law within or outside the municipality, including
interest on borrowing for those expenditures under clauses (i), (ii), (iii) and
(iv) that are growth related;

“‘commercial” means any non-residential development not defined under
“institutional” or “industrial”;

“Council” means the Council of the municipality;

“development” means the construction, erection or placing of one (1) or more
buildings or structures on land or the making of an addition or alteration to a
building or structure that has the effect of increasing the size or usability thereof,
and includes redevelopment;

“development charge” (or “development charges”) means a charge (or charges)
imposed with respect to this By-law;

“dwelling unit” means any part of a building or structure used, designed or
intended to be used as a domestic establishment in which one (1) or more
persons may sleep and are provided with culinary and sanitary facilities for their
exclusive use, and shall include guest suites available for temporary use on any
basis within any residential use development, but, for clarity, excludes suites
contained within a motel or hotel;

“Education Act” means the Education Act, R.S.0. 1990, c. E.2, as amended or
any successor thereto;

“grade” means the average level of finished ground adjoining a building or
structure at all exterior walls;

“gross floor area” means:

M in the case of a non-residential building or structure or the non-residential
portion of a mixed-use building or structure, the aggregate of the areas of
each floor, whether above or below grade, measured between the
exterior faces of the exterior walls of the building or structure or from the
centre line of a common wall separating a non-residential and a
residential use, excluding, in the case of a building or structure containing
an atrium, the sum of the areas of the atrium at the level of each floor
surrounding the atrium above the floor level of the atrium, and excluding,
in the case of a building containing parking spaces, the sum of the areas
of each floor used, or designed or intended for use for the parking of
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(w)

(x)

v)

()
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motor vehicles unless the parking or storage of motor vehicles is the
principal use of the building or structure, and, for the purposes of this
definition, the non-residential portion of a mixed use building is deemed to
include one-half of any area common to the residential and non-
residential portions of such mixed-use building or structure, and

(i) the floor area of any mezzanine or similar surface area,

however, notwithstanding any other section of this by-law, gross floor area shall
not include the surface area of swimming pools or the playing surfaces of indoor
sports fields, including hockey arenas and basketball courts;

“hotel” (and “motel”) means a commercial establishment offering lodging to
travellers and sometimes to temporary residents, and may include other services
such as restaurants, meeting rooms and stores that are available to the general
public;

“industrial” means lands, buildings or structures used or designed or intended for
use for manufacturing, processing, fabricating or assembly of raw goods,
warehousing or storage of goods, and includes office uses and the sale of
commodities to the general public where such uses are accessory to an industrial
use, but does not include the sale of commodities to the general public through a
warehouse club;

“institutional” means lands, buildings or structures used or designed or intended
for use by an organized body, society or religious group for promoting a public or
non-profit purpose and shall include, without limiting the generality of the
foregoing, places of worship, medical clinics, and special care facilities;

“large apartment” means a dwelling unit in an apartment building that is 650
square feet or larger in size;

“local board” has the same meaning as defined in section 1 of the Act;

“local services” means those services, facilities or things which are under the
jurisdiction of the municipality and are related to a plan of subdivision or within
the area to which the plan relates in respect of the lands under sections 41, 51 or
53 of the Planning Act;

“mixed use” means land, buildings or structures used, or designed or intended for
use, for a combination of residential and non-residential uses;

“mobile home” means any dwelling that is designed to be made mobile, and
constructed or manufactured to provide a permanent residence for one (1) or
more persons, but does not include a travel trailer or tent trailer;

“multiple unit dwelling” means a dwelling other than those dwellings defined
herein as “apartment building”, “small apartment”, “large apartment”, “single
detached dwelling”, or “semi-detached dwelling”.

“municipality” (or the “Town”) means The Corporation of the Town of Aurora;
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“non-residential use” means a building or structure of any kind whatsoever used,
designed or intended to be used for other than a residential use and includes all
commercial, industrial and institutional uses;

“‘owner” means the owner of land or a person who has made an application for
approval for the development of land upon which a development charge is
imposed,;

“place of worship” means a building or structure that is used primarily for worship
and religious practices and purposes, including related administrative, teaching,
assembly and associated spaces, but does not include portions of such building
or structure used for any commercial use, including but not limited to daycare
facilities;

“Planning Act” means the Planning Act, R.S.0. 1990, c. P.13, as amended or any
successor thereto;

“private school” means an educational institution operated by a registered non-
profit organization, excluding any dormitory or residence accessory to such
private school, that is used primarily for the instruction of students in courses of
study approved or authorized by the Minister of Education or successor thereto;

“redevelopment” means the construction, erection or placing of one (1) or more
buildings or structures on land where all or part of a building or structure has
previously been demolished on such land, or changing the use of a building or
structure from residential to non-residential or from non-residential to residential;

“regulation” means any regulation made under the Act;

“residential use” means lands, buildings or structures of any kind whatsoever
used, designed or intended to be used as living accommodation for one (1) or
more individuals, but shall not include institutional uses, a motel or hotel, or a
lodging house licensed by the municipality;

“semi-detached dwelling” means a building divided vertically into and comprising
two (2) dwelling units;

“services” (or “service”) means those services designated in Schedule “A” to this
By-law;

“servicing agreement” means an agreement between a landowner and the
municipality relative to the provision of municipal services to specified lands
within the municipality;

“single detached dwelling” means a residential building consisting of one (1)
dwelling unit and not attached to another structure above grade and includes a
mobile home; for greater certainty, a residential building consisting of one (1)
dwelling unit that is attached to another structure by footings only shall be
considered a single family dwelling for purposes of this By-law;

“small apartment” means a dwelling unit in an apartment building that is less than
650 square feet in size; and
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(nn)  “special care facilities” means lands, buildings or structures used or designed or
intended for uses for the purpose of providing residential accommodation,
supervision, nursing care or medical treatment, which do not comprise dwelling
units, that are licensed, approved or supervised under any special or general
statute;

DESIGNATION OF SERVICES

The categories of services for which development charges are imposed under this By-
law are as follows:

a) Library;

b) Fire and Rescue Services;

C) Indoor Recreation;

d) Park Development;

e) Public Works and Transportation;
f) General Government; and

s)] Town-Wide Engineering.

The components of the services designated in subsection 2.1 are described in Schedule
“A” to this By-law.

APPLICATION OF BY-LAW RULES

Development charges shall be payable in the amounts set out in this By-law where:

a) the lands are located in the area described in subsection 3.2; and
b) the development of the lands requires any of the approvals set out in clause
3.4(a).

Area to Which By-law Applies

3.2

3.3

Subject to subsection 3.3, this By-law applies to all lands in the geographic area of the
Town of Aurora.

This By-law shall not apply to lands that are owned by and used for the purposes of:

a) the Town of Aurora or a local board thereof;

b) aboard as defined in section 1(1) of the Education Act; or

c) the Regional Municipality of York or a local board thereof.

Approvals for Development

3.4

(@) A development charge shall be imposed on all lands, buildings or
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structures that are developed for residential or non-residential uses if the

development requires:

i. the passing of a zoning by-law or of an amendment to a zoning by-law
under section 34 of the Planning Act;

il. the approval of a minor variance under section 45 of the Planning Act;

ili. a conveyance of land to which a by-law passed under subsection 50(7) of
the Planning Act applies;

iv. the approval of a plan of subdivision under section 51 of the Planning Act;
V. a consent under section 53 of the Planning Act;
Vi. the approval of a description under section 9 of the Condominium Act,

1998, S.0. 1998, c. 19, as amended or any successor thereto; or

Vii. the issuing of a permit under the Building Code Act, in relation to a
building or structure.

No more than one (1) development charge for each service designated in
subsection 2.1 shall be imposed upon any lands, buildings or structures to which
this By-law applies even though two (2) or more of the actions described in
clause 3.4(a) are required before the lands, building or structures can be
developed.

Despite clause 3.4(b), if two (2) or more of the actions described in clause 3.4(a)
occur at different times, additional development charges shall be imposed if the
subsequent action has the effect of increasing the need for services.

3.5 Notwithstanding the provisions of this By-law, a development charge may not be
imposed or may be deferred on terms and conditions satisfactory to the Town, with

respect to:

(@) land owned by and used for the purposes of a private school that is exempt from
taxation under the Assessment Act;

(b) lands, buildings or structures used or to be used for the purposes of a cemetery
or burial ground exempt from taxation under the Assessment Act;

(© non-residential uses permitted pursuant to section 39 of the Planning Act or any
successor thereto;

(d) the issuance of a building permit not resulting in the creation of additional gross

(e)
(f)

floor area;

agricultural uses; or
a public hospital receiving aid under the Public Hospitals Act, R.S.0. 1990, c.
P.40, as amended or any successor thereto.
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Amount of Charges

Residential Uses

3.6

3.7

The development charges described in Schedule “B” to this By-law shall be imposed on
residential uses of lands, buildings or structures, including a dwelling unit accessory to a
non-residential use and, in the case of a mixed-use building or structure, on the
residential uses in the mixed-use building or structure, according to the type of
residential unit, and calculated with respect to each of the services according to the type

of residential use.

Notwithstanding the definition of multiple unit dwelling, for determining development
charges applicable under this By-law, any residential dwelling unit within a multiple unit
dwelling structure where the residential dwelling unit is less than 650 square feet of total
gross floor area shall be deemed a “small apartment” and pay the corresponding

development charge set out in Schedule “B” to this By-law.

Non-Residential Uses

3.8

The development charges described in Schedule “B” to this By-law shall be imposed on
non-residential uses of lands, buildings or structures and, in the case of a mixed-use
building or structure, on the non-residential uses in the mixed-use building or structure,
and calculated with respect to each of the services according to the gross floor area of

the non-residential use.

Hotels and Motels

3.9

Despite any other provisions of this By-law, a hotel or a motel shall pay development
charges equal to fifty (50) percent of the prevailing non-residential rate for the total gross
floor area of the hotel or motel, plus each suite used for the purposes of providing

lodging shall be charged the prevailing small apartment rate.

Reduction of Development Charges Where Redevelopment

3.10

Despite any other provision of this By-law, where, as a result of the redevelopment of
land, a building or structure existing on the same land within four (4) years prior to the
date of payment of a development charge in respect of such redevelopment was, or is to
be: (i) demolished, in whole or in part; (ii) relocated from the lands; or (iii) converted from
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one principal use to another principal use on the same land, then the development
charge otherwise payable with respect to such redevelopment shall be reduced by the
following amounts:

(@) in the case of a residential or mixed-use building or structure containing
residential uses, an amount calculated by multiplying the applicable development
charge under subsections 3.6 and 3.7 of this By-law by the number, according to
type, of dwelling units that have been or will be demolished, relocated from the
lands, or converted to another principal use; or

(b) in the case of a non-residential building or structure, or in the case of a mixed-
use building or structure, the non-residential uses in the mixed-use building or
structure, an amount calculated by multiplying the applicable development
charge under subsections 3.8 and 3.9 of this By-law by the non-residential gross
floor area that has been or will be demolished, relocated from the lands, or
converted to another principal use,

provided that such amounts shall not exceed, in total, the amount of the development
charges otherwise payable with respect to the redevelopment.

For the purposes of subsection 3.10, a demolition is deemed to have occurred on the
date of issuance of a demolition permit, or in the case of accidental or natural destruction
of the structure or relocation of the structure from the lands, the date of such occurrence.

For the purposes of subsection 3.10, the onus is on the applicant to produce evidence to
the satisfaction of the Town, acting reasonably, to establish the following:

€) the number of dwelling units that have been or will be demolished, relocated from
the lands or converted to another principal use; or

(b) the non-residential gross floor area that has been or will be demolished,
relocated from the lands or converted to another principal use; and

(© in the case of a demoalition, that the dwelling units and/or non-residential gross
floor area were demolished within four (4) years prior to the date of the payment
of development charges in regard to the redevelopment.

Any residential building or structure that is determined to be derelict, or the equivalent of
derelict, and ordered to be demolished by the Council of the Town, shall be eligible for
development charge credits if a building permit is issued for a building or structure on the
lands previously occupied by the deemed derelict residential building or structure within
one hundred and twenty (120) months or less of the issuance of the demolition permit for
the deemed derelict building or structure. The development charge credit shall be
calculated in accordance with the time requirements between demolition permit issuance
and building permit issuance as set out in Schedule “C” to this By-law. For
redevelopment to which this subsection applies, the development charge otherwise
payable with respect to such redevelopment shall be reduced by the amount of the credit
calculated in this subsection. Should the calculated credit exceed the amount of
development charge otherwise payable, no development charge shall be payable, and
any excess credit shall have no cash or credit value for any purpose.
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Reduction of Development Charge Where Gross Floor Area is Increased

3.14 As set outin section 4 of the Act, if a development includes the enlargement of the gross
floor area of an existing industrial building, the amount of the development charge that is
payable in respect of the enlargement is determined as follows:

(@)

(b)

(€)

(d)

(e)

(f)

(9)

(h)

()

the exemption for industrial enlargement provided for in this subsection shall
apply only to the enlargement of the gross floor area of an existing industrial
building; for this subsection, an “existing industrial building” shall have the same
meaning as defined in O. Reg. 82/98 under the Act, as amended or successor
thereto, and at the time of application for a building permit, shall have fifty (50)
per cent or more of its gross floor area occupied by industrial uses;

such enlargement must be attached to, or within, the existing industrial building,
but shall not be attached by means only of a tunnel, bridge, passageway, shared
below grade connection, foundation, footing, shared connected roof or parking
facility;

both the enlargement and existing industrial building must be constructed on
lands owned by the same beneficial owner;

the enlargement shall be for a use for, or in connection with, an industrial
purpose as set out in this By-law on lands owned by the same beneficial owner;

the enlargement shall be for the exclusive use of an existing occupant whose
occupancy equals fifty (50) percent or more of the total gross floor area of the
existing structure immediately prior to the issuance of the subject expansion
building permit;

the building permit for the construction of the enlargement is to be issued not less
than five (5) years from the date of occupancy permit issuance for the original
building, or occupancy permit issuance for the last building permit for an
enlargement on the property;

for the purposes of the calculation of the applicable development charge, the
gross floor area of an existing industrial building shall be calculated as it existed
prior to the first enlargement in respect of that building for which an exemption
under section 4 of the Act is sought;

for the purposes of the calculation of the applicable development charge, the
enlargement shall be measured to also include all prior enlargements from the
existing industrial building as determined in clause 3.10(b);

if the area of the enlargement as determined in clause 3.14(h) above is fifty (50)
per cent or less than the gross floor area determined in clause 3.14(g) above, the
amount of the development charge in respect of the enlargement is zero (0)
dollars; and

if the area of the enlargement as determined in clause 3.14(h) above is more
than fifty (50) per cent of the gross floor area determined in clause 3.14(g) above,
the amount of the development charge in respect of the enlargement is the
amount of the development charge that would otherwise be payable less that
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portion related to any gross floor area of the enlargement which is required to
bring the cumulative amount of enlargements to fifty (50) percent.

Time of Payment of Development Charges

3.15

3.16

A development charge imposed under this By-law is payable upon issuance of the first
building permit with respect to each building or structure. Where applicable, a
development charge for Town-wide engineered services shall be payable upon
execution of a vacant land condominium agreement, a development agreement, or a
subdivision agreement, with the remaining applicable portions of the development

charge to be payable at issuance of building permit as above.

Despite subsection 3.15 of this By-law, Council, from time to time, and at any time, may
enter into agreements providing for all or any part of a development charge to be paid

before or after it would otherwise be payable.

Transition Provision — Permits in Process at Commencement

3.17

3.18

4.0

4.1

5.0

51

For any residential building permit which was issued prior to the effective date of this By-
law, and for which the Chief Building Official of the Town has determined that
construction has not commenced within six (6) months of the permit issuance, such
building permit may be revoked until such time as any increase in development charges
owing when calculated in accordance with this By-law are paid.

Any residential building permit applications which were both “complete” and received
prior to the date which is ten (10) days prior to the effective date of this By-law, but for
which a building permit had not been issued by the effective date, shall pay the
development charge rates which were in effect at the time the complete application was
received by the Town.

CREDIT FOR CONSTRUCTION OF SERVICES

Despite the development charge payments required under any provision of this By-law,
Council may, by agreement, give a credit towards a development charge in exchange for
work that relates to a service for which a development charge is imposed under this By-
law.

INDEXING

The development charges set out in Schedule “B” to this By-law shall be adjusted semi-
annually, without amendment to this By-law, on the first day of January and July of each
year, commencing on July 1, 2014, in accordance with the Statistics Canada Quarterly

Construction Price Statistics.
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SCHEDULES
The following schedules to this By-law form an integral part thereof:
Schedule “A”: Components of Services Desighated in subsection 2.1
Schedule “B™:  Residential and Non-Residential Development Charges

Schedule “C”.  Calculation of Development Charge Credits Provided to Residential
Derelict Buildings

DATE BY-LAW IN FORCE

This By-law shall come into full force and effect on the date of final passage hereof.

DATE BY-LAW EXPIRES

This By-law will expire five (5) years from the date of final passage, unless it is repealed
at an earlier date.

REPEAL OF PREVIOUS BY-LAW

By-law Number 5139-09, and any amendments thereto, is hereby repealed upon the
coming into force of this By-law.

SHORT TITLE

This By-law may be referred to as the “Development Charges By-law”.

READ A FIRST AND SECOND TIME THIS 8" DAY OF APRIL, 2014.

READ A THIRD TIME AND FINALLY PASSED THIS 8" DAY OF APRIL, 2014.

GEOFFREY DAWE, MAYOR

WARREN MAR, TOWN CLERK (ACTING)
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Watson & Associates Economists Ltd.

Schedule “A”
Town of Aurora
Components of Service
Library Services
Fire Services
Indoor Recreation

Park Development

Public Works:
5.1 Buildings
5.2 Fleet

5.3 Parking

General Government
Town-wide Engineered Services:
7.1 Roads and Related

7.2 Sanitary Sewers
7.3 Water Supply and Distribution

F-13
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Schedule “B”

Town of Aurora

F-14

RESIDENTIAL NON-RESIDENTIAL
Service Single and Semi- Large Small Other Multiples (per ft2 of Gross | (per m2 of Gross
Detached Dwelling Apartments Apartments Floor Area) Floor Area)
General Services:
Fire Senices 566 307 205 438 0.25 2.69
Park Development 4,245 2,304 1,540 3,287 0.15 1.61
Indoor Recreation 6,505 3,531 2,360 5,037 0.23 2.48
Library Senices 1,482 805 538 1,147 0.05 0.54
Municipal Parking Spaces 14 8 5 11 0.01 0.11
General Government 541 294 196 419 0.23 2.48
Total General Services 13,353 7,249 4,844 10,339 0.92 9.91
Town-wide Engineering Services
Roads and Related 4,778 2,594 1,734 3,700 2.08 22.39
Sanitary Sewers 534 290 194 413 0.23 2.48
Water Supply and Distribution 401 218 146 310 0.18 1.94
Total Engineering Services 5,713 3,102 2,074 4,423 2.49 26.81
GRAND TOTAL 19,066 10,351 6,918 14,762 3.41 36.72

Watson & Associates Economists Ltd.
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Schedule “C”

Town of Aurora
Calculation of Development Charge Credits Provided to Residential Derelict Buildings
Demolished

Number of Months from Date of Demolition Permit to Date of : .
. \ Credit Provided*
Building Permit Issuance

Up to and including 48 months 100%
Greater than 48 months up to and including 72 months 75%
Greater than 72 months up to and including 96 months 50%
Greater than 96 months up to and including 120 months 25%
Greater than 120 months 0%

*Credits are calculated as a percentage of the prevailing development charge rates for the type
of dwelling demolished.

Watson & Associates Economists Ltd. H:\Aurora\2014 DC\Report\Aurora DC 2014 Report.docx
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PUBLIC PLANNING MEETING REPORT No. PL14-019

SUBJECT: Proposed Zoning By-law Amendment Application
Stirling Cook Aurora Inc.
74 Old Bloomington Road
Unit 22, York Region Vacant Land Condominium Plan No. 1159

File: D14-04-13
FROM: Marco Ramunno, Director of Planning & Development Services
DATE: March 26, 2014
RECOMMENDATIONS

THAT Public Planning Meeting report PL14-019 for the Proposed Zoning By-law
Amendment Application, File D14-04-13 be received; and

THAT comments presented at the Public Planning Meeting be addressed by the
Planning and Development Services department in a comprehensive report
outlining recommendations and options at a future General Committee Meeting.

PURPOSE OF THE REPORT

The purpose of this report is to provide Council with background information related to
the proposed zoning by-law amendment application proposing six (6) condominium
townhouse units on the subject lands.

BACKGROUND

The subject lands, municipally known as 74 Old Bloomington Road (legally described as
Unit 22, York Region Vacant Land Condominium Plan (YRVLCP) No. 1159), were
previously zoned for one single detached lot as part of the original condominium
development and zoning by-law amendment applications (Files: D07-02-06 and D14-
13-06). Zoning by-law 4976-07 was enacted on January 4, 2008 to allow for the
development of 22 single detached units, including 1 single detached unit (unit 22) at 74
Old Bloomington Road.

The original condominium development was draft plan approved by Council on October
23, 2007 (Report No. PLO7-115) for 22 single detached dwelling units. The Vacant Land
Condominium Agreement was executed in December, 2009 and registered in July,
2009. Homes are being constructed on an ‘as-purchased’ basis and to date, two (2)
homes have been built with another four (4) under construction.
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Units one (1) to twenty-one (21) of the approved condominium development are
situated along an internal privately owned and maintained ring-road (Davina Circle)
accessed from Yonge Street. The twenty-second (22) unit, located further south with
access from Old Bloomington Road is approved for development of one (1) large single
detached dwelling.

The Owner has determined that given the lot’s size, location and lack of physical
connection with the balance of the condominium development (save for common
element private open space) the subject lands (Unit 22, YRVLCP No. 1159) would be
suitable for six (6) condominium row house units, rather than one (1) single detached
dwelling unit.

Public Notification

On March 6, 2014 a Notice of Public Meeting respecting the Zoning By-law Amendment
application was given by mail to all addressed property owners within a minimum of 120
metres (393 feet) of the subject properties (74 Old Bloomington Road & 13777, 13795,
and 13815 Yonge Street), advertisements were also placed within the Aurora Era
Banner and Auroran. The mailing list was enlarged to capture owners beyond the
minimum 120 metre distance from the subject land (Figure 1). Notices were also
posted by ground signs at 74 Old Bloomington Road and 13795 Yonge Street.

Location/Land Use

The subject lands, municipally known as 74 Old Bloomington Roads (Unit 22,
YRVLCP No. 1159), are located north of Old Bloomington Road and east of Yonge
Street (Figure 1). The property has a lot area of 2,075 sgm and a frontage of 24.6
metres on Old Bloomington Road.

The surrounding land uses are as follows:

North: Existing 21 single detached condominium residential units (3 units
constructed);

South: Bloomington Sideroad;

East: Existing estate residential uses; and,

West: Yonge Street and Institutional uses.

Official Plan

The subject lands are designated as “Cluster Residential” By Official Plan Amendment
34, Yonge Street South Secondary Plan (Figure 2). “Cluster Residential” designation
permits single detached dwellings, semi-detached dwellings, linked housing,
townhouses and private open space as permitted uses. The Secondary Plan policies
require that buildings shall not cover more than 12% of all lands with a Cluster
Residential designation. Lots within the Cluster Residential designation of this plan shall
preserve a minimum of 40% of the lot area in an open, landscaped or natural condition.
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To the greatest extent possible, land within a Cluster Residential designation shall be
retained in an open or natural condition, either as Private or dedicated Public Open
Space and shall not form part of individual lots. Areas retained as open space are
intended to preserve the natural landscape quality of the area and shall not contain
buildings, swimming pools or other areas of paved or impervious surface covering more
than 5% of such area. Any necessary setbacks, roads, parking areas or private
driveways shall not be considered to form any portion of this open space area.

Zoning By-law

The subject lands (Unit 22, YRVLCP No.1159), are currently zoned “Detached Dwelling
First Density Residential (R1-43) Exception Zone” by the Town of Aurora Zoning By-
law, as amended (Figure 3). The R1-43 Zone permits one detached dwelling per lot.
Therefore, an amendment to the Zoning By-law is required to re-zone the subject lands
to a Row Dwelling Residential Exception Zone to permit six (6) proposed row housing
units. The existing zoning is detailed on Figure 3, as attached.

Site specific by-law exceptions will be required to recognize row housing uses. These
exceptions include but are not limited to:
e Rear yard setback;
Increased lot coverage;
Reduced building heights (maximum) from 13.4 metres to 12.5 metres;
Reduced landscaping coverage; and,
Patios and decks made of impervious materials considered part of landscape
space.

Proposed Site Development

The owner proposes to develop the subject lands to include six (6) condominium
townhouses, 2-3 storeys in height, each with a private garage (Figure 4). The total gross
floor area of the townhouse development is approximately 1,591.1 sqgm (17,170 sqft)
with a proposed lot coverage of approximately 36.7% (Figure 5). A total of 27 parking
spaces are to be provided for the six (6) row housing units. Four (4) parking stalls
designated for each unit (two (2) within the garage and two (2) on the driveway). Three
parking stalls will also be dedicated for visitor parking. Each unit is proposed to have
exclusive amenity space area at the rear, as well as additional common element open
space already designated as part of the condominium development.

The Owner will be required to submit a formal site plan application for the proposal at a
future date to be reviewed for consideration at a future General Committee meeting. In
addition, the proposed townhouse development would require the approval and
registration of a new condominium plan for a standard condominium (along with a new
declaration) on the existing vacant land condominium plan.
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COMMENTS

A preliminary review of the proposed zoning by-law amendment application has been
undertaken by internal departments and external agencies. Staff has identified the
following matters to be addressed in greater detail prior to staff preparing a final report
for Council’s consideration:

e Preserving forty percent (40%) of unit 22 in an open, landscape or natural
condition on the lot area;

e Extent of exclusive use area for the proposed six (6) units encroaching beyond
the current boundaries of unit 22;

e Confirmation that the original Environment Impact Study submitted as part of the
original condominium application conforms to the revised layout.

e Updated tree preservation plan and related mitigation measures, including
compensation planting;

e Central York Fire Services access route;

e York Region review and final approval; and,

Toronto Region Conservation Authority review and final approval.

SERVICING ALLOCATION

Servicing allocation for 22 units of sewage and water capacity was previously granted
by Council on October 23, 2007 (Report PLO7-115). The proposed development will
require the allocation of an additional five (5) units.

FINANCIAL IMPLICATIONS

Financial implications will be addressed when a technical review of the proposal is
completed.

ALTERNATIVE(S) TO THE RECOMMENDATIONS

1. Direct staff to report back to Council addressing any issues that may be raised at
the Public Planning Meeting; or,

2. Refusal of the application with an explanation for the refusal.





March 26, 2014 ! -5 - ______ Report No. PL1_4-(519
CONCLUSIONS | | |

The planning application is currently under review by staff. = Staff will continue to work
“with the applicant to finalize all outstanding technical matters, as well as comments
received. from the public and Council raised at the Public Planning Meeting. - A
comprehensive report with recommendations and options will be presented to. Council -
for consideration and direction at a future General Committee meeting. In particular, the

" zoning by-law amendment applications will be reviewed in accordance with the Town's
Official Plan and the Oak Ridges Moraine Conservation Plan and in context of existing
and future surrounding land uses.

PREVIOUS REPORTS

General Committee Report No. PLO7-115, dated October 16, 2007, Draft Plan of
- Condominium and Zoning By-law Amendment Applications;

Public Planning Meeting Report No. PL0O7-059, Public Planning Meeting dated May 23,
2007, Draft Plan of Condominium and Zoning By-law Amendment Applications; and,

Public Planning Meeting Report No. PL05-095, Public Planning Meeting dated August
12, 2007, Draft Plan of Condominium and Zoning By-law amendment Applications.

ATTACHMENTS

Figure 1 - Location Map

Figure 2 - Official Plan Map

Figure 3 - Zoning Map

Figure 4 — Conceptual Elevation Drawings
Figure 5 — Conceptual Site Plan

- PRE-SUBMISSION REVIEW

- Executive l.eadership Team Meeting — March 13, 2014
Prepared by: Drew MacMartin, Planner- Extension 4347
Marco Ramunno, MCIP, RPP Neil Garbe

Director of Plannmg & Development Chief Administrative Officer
Services : o ‘
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PUBLIC PLANNING MEETING REPORT No. PL14-013

SUBJECT: Official Plan Amendment, Draft Plan of Subdivision,
and Zoning By-law Amendment Applications
Pandolfo et al.
14070 Yonge Street
Lot 8 & Pt. Lots 20 & 21, Plan 132, Pt. of Lot 73, Con. 1
Files: D09-03-12, D12-03-2A, D14-21-03

FROM: Marco Ramunno, Director of Planning & Development Services
DATE: March 26, 2014
RECOMMENDATIONS

THAT report No. PL14-013 be received;

THAT Council provide direction as to the alternative access options for the
proposed development as discussed in this report; and,

THAT comments presented at the Public Planning Meeting be addressed by
Planning & Development Services in a comprehensive report outlining
recommendations and options at a future General Committee Meeting.

PURPOSE OF THE REPORT

The purpose of this report is to provide Council with additional background information
and options regarding access to/from the proposed development related to the Official
Plan Amendment, Draft Plan of Subdivision and Zoning By-law Amendment applications
proposing a development of 29 single detached dwelling lots, and two (2) open space
blocks on the subject lands having a total area of 5.85 ha.

BACKGROUND
History
The proposed Official Plan Amendment, Draft Plan of Subdivision and Zoning By-law

Amendment applications were heard at the Public Planning Meeting held on February
27, 2013.
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At that meeting Council passed the following resolution:

“THAT report PL13-013 for the Proposed Official Plan Amendment, Draft Plan of
Subdivision and Zoning By-law Amendment applications by Pandolfo et al., Files:
D09-03-12, D12-03-2A and D14-21-03 be received; and

THAT comments presented at the Public Planning Meeting be addressed by the
Planning and Development Services Department in a comprehensive report
outlining recommendations and options at a future Public Planning Meeting; and

THAT possible trail realignment be referred to the Trails and Active
Transportation Committee for comment prior to a future Public Planning
Meeting.”

Since the public meeting, the applicant worked with Town staff in addressing the
comments and concerns raised at the Public Planning Meeting. The above mentioned
applications were brought back to the Public Planning Meeting held on November 27,
2013 to present changes to the design of the Draft Plan of Subdivision and the results of
the Intersection Review Report (Traffic Study). At that meeting Council passed the
following resolution:

“THAT report PL13-088 be received; and,
THAT comments presented at the Public Planning Meeting be addressed by

Planning and Development Services in a comprehensive report outlining
recommendations and options at a future Public Planning Meeting.”

Area residents raised several concerns at the Public Planning Meeting, primarily:

e Access to and from the proposed development with respect to safety hazards
and the grades along Ridge Road, sightlines, stopping distances, and accidents
that have occurred in the area.

Since the Public Planning Meeting, the applicant has been providing Town staff with
technical information to address the comments raised at the Public Planning Meeting,
as well as working towards alternative access options for the proposed development.
Staff have outlined four (4) access options in this report for Council’s consideration.
Public Notification

On March 6, 2014 a letter advising of the Public Planning Meeting respecting the

proposed Official Plan Amendment, Draft Plan of Subdivision, and Zoning By-law
Amendment applications were given by mail to all interested parties of previous Public
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Planning Meetings and to all residents of Ridge Road.

All comments submitted to the Town and provided at all Public Planning Meetings will
be addressed in a technical review and included in a comprehensive report at a future
General Committee Meeting.

Location/ Land Use

The subject lands are bounded by Yonge Street to the east, Ridge Road to the north,
existing Ridge Road properties to the west and Championship Circle Place to the south
(see Figure 1). The subject lands have 65.4 metres of frontage on Ridge Road and
90.61 metres of frontage on Yonge Street. The property is irregular in shape and has
an area of approximately 5.95 hectares (14.46 acres). The subject lands are
characterized as a mix of open meadow and treed areas. The majority of the property
exhibits gently rolling terrain with a valley-like feature on the westerly portion of the
subject lands. A detached dwelling currently exists on the property.

The surrounding land uses are as follows:

North: Ridge Road and existing detached residential;
South: Existing detached residential;

East: Yonge Street, and an existing golf course; and,
West: EXxisting detached residential.

Official Plan

As illustrated on Figure 2, the subject lands are designated as “Cluster Residential”,
“Estate Residential” and “Environmental Protection Area” within the Yonge Street South
Secondary Plan (OPA 34). Descriptions of the major Land Use Designations that apply
to the subject lands were outlined in Public Planning Meeting Report PL13-013.

Zoning By-law

The subject lands are currently zoned Rural Oak Ridges Moraine (RU-ORM). The
owner has submitted a Zoning By-law Amendment to implement the proposed Official
Plan Amendment and Draft Plan of Subdivision which is currently under review by staff.

Draft Plan of Subdivision

The original draft plan of subdivision presented to Council on February 27, 2013
proposed 29 single detached residential lots and two open space blocks. A revised draft
plan of subdivision was presented to Council on November 27, 2013 (Figure 3) which
would allow the development of 28 single detached dwelling units (of which one (1)
existing dwelling to remain), and two open space blocks. A further revised 29 single
detached residential lot draft plan of subdivision dated January 15, 2014 was submitted
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to the Town. This plan proposes a vehicular access to Yonge Street, rather than to
Ridge Road.

Alternative Access Options

Based on the November 27, 2013 Public Planning Meeting, Planning staff have
prepared four (4) access options to the subject lands. A detailed overview of the four
(4) options is as follows:

OPTION 1: Access to the subject lands from Ridge Road

As illustrated in Figure 4, OPTION 1 proposes a local road connection to Ridge Road
from the subject lands as identified in the Town’s Secondary Plan. Access to the
subject lands from Ridge Road was reflected in the Owner's September 17, 2013
revised draft plan of subdivision proposal presented at the Public Planning Meeting on
November 27, 2013.

Pros:

e Minimize traffic conflicts and operational disruption on York Region’s arterial road
system;

e York Region Access Guideline and Official Plan Policies encourage development
access to be provided from the local street system when it is feasible and
compatible;

e Access Option that is supported by York Region;

e Supported by applicant and two traffic reports; and,

e Access in accordance with policy section 9.1.3 of Official Plan Amendment
(OPA) 34.

e Public input has stated that the proposed entrance to the subject lands is a safety
concern; and,
e Additional costs associated with improving safety of Ridge Road:
o providing a left turn for a distance of 240 metres (slip around lane from 5.5
metres to 8.5 metres), approximately $500,000.00); and,
o Lowering the crest of Ridge Road by 1.5 metres ($300,000.00).

To accommodate the proposed road expansion three (3) existing driveways located
north of Ridge Road would be affected, resulting in higher private driveway slope
access on Ridge Road. Additionally, approximately 300 sgm of tree removal, the
relocation of existing utilities (hydro poles) and the construction of a 2.0 metre retaining
wall would be required to accommodate the road expansion.
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OPTION 2: Right-in/ Right-out access to the subject lands from Yonge Street (No
access to Ridge Road)

As illustrated in Figure 5, a proposed entrance to the subject lands from Yonge Street
appears to be technically feasible. The Owner has proposed a revised lotting fabric to
accommodate Yonge Street road access (see Figure 6).

Pros:
e Improved sightlines for entering and exiting the subject lands relative to Ridge
Road.
[ ]
Cons:

e Key Natural Heritage Features in the form of Woodlands and Woodlands-
Minimum Vegetation Protection Zone will be affected to accommodate road
access and the revised lotting fabric;

e Right-in/-right out access only to Yonge Street (no ability to turn left from the
subject lands); and,

¢ Not a preferred option by York Region based on the following reasoning:

o Access to the subject lands can be gained via Ridge Road, with
consistent and compatible land uses to the surrounding area;

o the proposed development will generate nominal trips during peak hours,
which is not expected to have any adverse operational impact on the
performance of Ridge Road;

o A new development connection to Yonge Street would require additional
turn lanes to be added onto Yonge Street; and,

o Multiple accesses/connections to Yonge Street create more disruption
and delay to vehicular traffic and increases potential conflict points in what
are to be pedestrian and cycling friendly corridors in the long term.

OPTION 3: Full move access to the subject lands from Yonge Street & the realignment
of Ridge Road (Potential closure of Ridge Road to Yonge Street)

As illustrated in Figure 7, OPTION 3 proposes access to the subject lands from Yonge
Street that would align with the future road/access on the east side of Yonge Street
identified for Block D. Schedule CC of OPA 34 (Figure 8) illustrates the Block D (Block
Plan) entrance. OPTION 3 would result in the realignment of Ridge Road traffic through
the subject lands to access the full move intersection proposed at the connection of
Block D and the subject lands. OPTION 3 may result in the closure of Ridge Road
access to Yonge Street.
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Pros:

Cons:

Preferred option of York Region staff and is consistent with York Region policy
and guidelines;

Minimize the number of intersections on Yonge Street, while maintaining full-
movement access through one signalized intersection for existing Ridge Road
residents, future Block D residents and future residents of the proposed
development;

Full movement access to the subject lands from Yonge Street would likely
service more residents than the existing full moves intersection at Ridge Road
and Yonge Street;

Minimize traffic conflicts and operational disruption on York Region’s arterial road
system; and,

Improved sightlines for entering and exiting the subject lands relative to Ridge
Road.

Key Natural Heritage Features in the form of Woodlands and Woodlands-
Minimum Vegetation Protection Zone will be affected to accommodate the
revised lotting fabric.

OPTION 4: Road access to the subject lands from Championship Circle

As illustrated in Figure 9, OPTION 4 proposes access to the subject lands from
Championship Circle to the south.

Pros:
[ ]

Cons:

Minimize traffic conflicts and operational disruption on York Region’s arterial road
system; and,

York Region Access Guideline and Official Plan Policies encourage development
access to be provided from the local street system when it is feasible and
compatible.

Current landowners of 54 and 62 Championship Circle would have to agree to
sell approximately 5.0 metres of their respective property frontages to the town or
developer for road connection purposes;

Need co-operation from non-participating landowners; and,

Residents of Championship Circle purchased their properties under the
assumption that no access would be proposed to the Pandolfo lands to the north.
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Alternative Access Option Summary

Based on the above noted information, there are two scenarios which would be
consistent with York Region policy and guidelines and which we can support at this
time. The realignment of Ridge Road through the subject lands and connect to Yonge
Street further south from its existing location, opposite the general location of access for
Block D on the east side of Yonge Street (OPTION 3) would be York Region’s preferred
access option as it would minimize the number of intersections on Yonge Street while
maintaining full-movements access through one signalized intersection once the Bus
Rapid Transit has been implemented on Yonge Street. The second scenario (OPTION
1) would be a connection to Ridge Road for the proposed development, as identified in
the Town’s Secondary Plan and shown on the Draft Plan of Subdivision that was
originally circulated to York Region.

COMMENTS

Following an additional review of the proposed Official Plan Amendment, Draft Plan of
Subdivision and Zoning By-law Amendment, Staff have identified matters that will need
to be addressed by the applicant prior to a recommendation report being prepared for
Council considerations.

The following is a summary of those matters:
e Final confirmation from the Trails and Active Transportation Committee (TATC)
as to the location of the proposed trails;
e Finalization of road access to the subject lands;
e Final review of environmental reports; and,
e Comments from the public.

Summary of Resident Comments

A summary of local resident comments and concerns have been previously outlined in
Planning Report PL13-088. Since that report, the following new concerns have been
raised by the public:

e Stopping distance concerns from a potential proposed road access onto Ridge
Road.

e Emergency access to/from the subject lands; and,

¢ Integrity of the submitted traffic studies regarding methodology and calculations.

SERVICING ALLOCATION

The proposed development would require the allocation of servicing capacity at the draft
plan of subdivision approval stage.
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ALTERNATIVE(S) TO THE RECOMMENDATIONS

1. Direct staff to report back to Council addressing any issues that may be raised at
the Public Planning Meeting; or,

2. Refusal of the application with an explanation for the refusal.
FINANCIAL IMPLICATIONS

Financial implications will be addressed when a technical review of the proposal is
completed.

CONCLUSIONS

Staff will undertake a technical review of the subject application including, but not limited
to, the above outlined matters, as well as the comments received from the public and
Council at the Public Planning Meeting. A comprehensive report with recommendations

and options will be presented to Council for consideration and direction at a future
General Committee meeting.

PREVIOUS REPORTS
Public Planning Meeting Report No. PL13-088, dated November 27, 2013.

Public Planning Meeting Report No. PL13-013, dated February 27, 2013.
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ATTACHMENTS

Figure 1.— Location Map

Figure 2 — Yonge Street South Secondary Plan (OPA#34)

Figure 3 — Proposed Draft Plan of Subdivision (Revised September 17, 2013)
Figure 4 — Alternative access, OPTION 1

Figure 5 — Alternative access, OPTION 2

Figure 6 — Draft Plan of Subdivision (Revised January 15, 2014)

Figure 7 — Alternative access, OPTION 3

Figure 8 — Schedule ‘CC’ of OPA 34

Figure 9 — Alternative access, OPTION 4

PRE-SUBMISSION REVIEW
Executive Leadership Team Meeting - March 13, 2014
Prepared by: Drew MacMartin, Planner, Extension 4347
4 .
7L,
Marco Ramunno, MCIP, RPP Neil Garbe

Director of Planning & Development Chief Administrative Officer
Services
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