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EXECUTIVE SUMMARY

The following summarizes the finding of the City of Vaughan’s Area-Specific Development
Charges (ASDC) Background Study for the Vaughan Metropolitan Centre (VMC) West
Interchange Service Area. The development charges identified in the study would be applied
in addition to the City-wide DCs levied under DC By-law 083-2018.

A. STUDY CONSISTENT WITH DEVELOPMENT CHARGES
LEGISLATION

= |n May 2018, the Council of the City of Vaughan approved the City-wide and Area-
Specific Development Charges Background Study and passed City-wide DC By-law
083-2018 and 12 ASDC By-laws, which all thirteen by-laws came into force on
September 21, 2018.

= This ASDC Background Study and associated by-law relates only to By-law 094-2018,
which constitutes the VMC West Interchange Sanitary Sewer Area. This study
recalculates area-specific development charges in compliance with the provisions of the
Development Charges Act. 1997 (DCA) and its associated regulation (Ontario
Regulation 82/98) and the recently amended provisions of the legislation.

= During the consultation period prior to approval of the 2018 ASDC By-laws staff
acknowledged to affected landowners that the population and costing figures used to
develop rates for the “VMC West Interchange Sanitary Sewer” By-law 094-2018 were
based on the best information that was available at the time with the expectation that
the by-law would likely require an amendment once more information was made

available and prior to the existing by-law expiry in September 2023.

= Since the approval of the original ASDC by-law staff have continued working with the
affected landowners to better determine the sanitary sewer needs in relation to
anticipated development, affected population, revised costs and associated rates.
Construction of the Interchange Way sanitary trunk sewer, from Highway 7 to Jane
Street is now complete with as built costs available to be included in the revised ASDC
background study. The remaining works north of Highway 7 will be front-end
constructed at a future date. The costs included in this ASDC are inclusive of the

sanitary sewer works both north and south of Highway 7.

= The City needs to implement development charges to fund the capital projects

necessary in the Vaughan VMC West service area so that new development pays for its

HEMSON_l Executive Summary | 1




capital requirements to the extent allowed by the DCA and so that new services
required by growth are provided in a fiscally responsible manner. Importantly, this study
and by-law will be used as the basis to help the City finalize the front-ending agreement

with landowners to facilitate development in the immediate future.

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

reference to:

= A forecast of the amount, type and location of residential and non-residential
development anticipated;

= Areview of future capital projects, including an analysis of gross expenditures,
funding sources and net expenditures incurred or to be incurred by the City to
provide for the expected development, including the determination of the
development and non-development-related components of the capital projects;

= An examination of the long-term capital and operating costs for the capital
infrastructure required for each service to which the development charges by-law
relates; and

= An asset management plan to deal with all assets whose capital costs are proposed
to be funded under the DC by-law, and that demonstrates that all assets are

financial sustainable over their full life cycle.

= This report identifies the development-related net capital costs attributable to
development that is forecast to occur in the VMC West service area. These costs are
apportioned to types of development (residential, non-residential) in a manner that

reflects the increase in the need for each service.

= The calculated charges are the maximum charges the City may adopt. Lower charges
may be approved; however, this will require a reduction in the capital plan and reduced

service levels, or financing from other sources, likely property taxes and utility rates.

A. SANITARY SEWER SERVICE WITH AREA-SPECIFIC
DEVELOPMENT-RELATED COSTS INCLUDED IN THE ANALYSIS

The capital costs included in this study relate to the provision of sanitary sewer service

works necessary to allow development to proceed in VMC West Area.
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B. DEVELOPMENT FORECAST

= A forecast of the amount, type and location of residential and non-residential
development anticipated in the VMC West area over the 2021-2040 planning period was
used in the ASDC calculation.

= The development forecast was prepared by the City’s planning, engineering and
development finance departments as well as continued consultation with the affected

land owners.

= The development forecast for the 2021 to 2040 planning period estimates that the VMC
West area will accommodate about 24,700 new dwelling units by 2040. The population

in these new dwelling is estimated at 46,000.

= Approximately 491,600 square metres of new, non-residential building space is
anticipated between 2021 and 2040. This new non-residential space will accommodate

approximately 19,400 jobs.

=  The following is a summary of the projected growth for the VMC West service area in
the City:

Growth Over
Development Forecast Planning Period

2021 to 2040

Residential

Total Occupied Dwellings 24,737
Multiples 928
Large Apart. (> 700 sq.ft.) 8,335
Small Apart. (< 700 sq.ft) 15,474

Population in New Dwellings 46,046

Non-Residential

Employment for DC Study 19,408
Non-Residential Building Space (sq. m.) 491,554
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C. DEVELOPMENT-RELATED CAPITAL PROGRAM

= City staff, in collaboration with Hemson Consulting, have prepared a development-
related capital program setting out the projects that are required to service anticipated
development in the VMC West area to 2040.

= The total cost associated with the area-specific development-related work related to
the sanitary sewer improvements amounts to $17.75 million. The costs included in the

ASDC are inclusive of the works both north and south of Highway 7.

=  The entire $17.75 million in the sanitary sewer capital program will be recovered from

development charges over the 2021-2040 planning period.
= No grants, subsidies or other recoveries are anticipated.

The following is a summary of the development-related capital forecast for the sanitary

sewer service:

Area-Specific Sanitary Sewer Works (2021 to 2040)
) L Gross Cost DC Eligible Cost
Project Desciption
($000) ($000)
Phase 1: Construction South of Highway 7 $12,602 $12,602
Phase 2: Construction North of Highway 7 $5,150 $5,150
Total $17,752 $17,752

=  Appendix B provides details on the calculation for the infrastructure works.

D. DEVELOPMENT CHARGES ARE CALCULATED WITH FULL
REFERENCE TO THE DCA

=  The fully calculated residential ASDCs are recommended to vary by unit type, reflecting
the difference in occupancy patterns expected in various unit types and associated

differences in demand placed on municipal services.
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Calculated Residential Area-Specific Development Charges

Unadjusted Residential Charge By Unit Type ©
Service Charge Per Singles & | Townhouses Large Small
Capita Semis & Multiples Apartments Apartments
(> 700 sq.ft) | (<700 sq.ft.)
Sanitary Sewer Improvements $269.87 $982 $810 $599 $432
(1) Based on Persons Per Unit of: 3.64 3.00 2.22 1.60

= The calculated non-residential ASDCs are uniform and applicable to all non-residential

development.

Calculated Non-Residential Area-Specific Development Charges

Service

Non-Residential
Charge per
Square Metre

Sanitary Sewer Improvements

$10.83

*Charge levied per Square Meter of Gross Floor Area

| HEMSON.l
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1. INTRODUCTION AND BACKGROUND

This City of Vaughan Area-Specific Development Charges (ASDC) Background Study for the
VMC West Interchange Service Area is presented as part of a process to lead to the
approval of a new ASDC by-law in compliance with the Development Charges Act, 1997
(DCA) and its associated Ontario Regulation 82/98 (0. Reg. 82/98).

In May 2018, the Council of the City of Vaughan approved the City-wide and Area- Specific
Development Charges Background Study and passed City-wide DC By-law 083-2018 and
twelve (12) ASDC By-laws of which all thirteen (13) DC By-laws came into force on
September 21, 2018.

During the consultation period prior to approval of the 2018 ASDC By-laws staff
acknowledged to affected landowners that the population and costing figures used to
develop rates for the “VMC West Interchange Sanitary Sewer” By-law 094-2018 were based
on the best information that was available at the time but that the by-law would most likely
require an adjustment once more information was made available and prior to the existing

by-law expiry, which would be in September 2023.

Since the approval of the original ASDC by-law staff have continued working with the
affected landowners to better determine the sanitary sewer needs in relation to anticipated
development, affected population, revised costs and associated rates. Construction of the
Interchange Way sanitary trunk sewer, from Highway 7 to Jane Street is now complete with
as built costs available to be included in the revised ASDC background study. The remaining
works north of Highway 7 will be front-end constructed at a future date. The costs included
in the ASDC are inclusive of the works both north and south of Highway 7.

Therefore, the City wishes to update the existing ASDCs to fund development-related
capital projects so that development may be serviced in a fiscally responsible manner.
Importantly, this ASDC Study and by-law will be used as the basis to help the City finalize
the front-ending agreement with landowners to facilitate development in the immediate

future.

The DCA and O. Reg. 82/98 require that a development charges background study be

prepared in which development charges are determined with reference to:
= A forecast of the amount, type and location of development anticipated;

= Avreview of capital works in progress and anticipated future capital projects, including

an analysis of gross expenditures, funding sources, and net expenditures incurred or to
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be incurred by the City or its local boards to provide for the expected development,
including the determination of the development and non-development-related

components of the capital projects;

= An examination of the long-term capital and operating costs for the capital
infrastructure required for each service to which the development charges by-laws

would relate; and

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

program are financially sustainable over their full life cycle.

This study presents the results of the review, which determines the net capital costs
attributable to new development that is forecast to occur in the VMC West Interchange
Sanitary Sewer Service Area between 2021 and 2040. These development-related net
capital costs are apportioned to various types of development (residential; non-residential)

in a manner that reflects the increase in the need for each service.

The City of Vaughan currently levies development charges on a city-wide, uniform basis in
addition to other area-specific development charges. The city-wide charges recover for
development-related costs for the provision of Engineering, Public Works, Community
Services, Library, Fire & Rescue, and General Government. These city-wide services as well
as the remaining eleven 2018 Area-Specific development Charges by-law are not being

reviewed as part of this study.

The DCA provides for a period of public review and comment regarding the proposed
development charges. This process includes considering and responding to comments
received by members of the public about the calculated charges and methodology used.
Following completion of this process, and in accordance with the DCA and Council’s review
of this study, it is intended that Council will pass new ASDCs for VMC West Interchange

Sanitary Sewer Service Area.

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

development charges are based.

Section Il designates the services for which the development charges are proposed and the
areas within the City to which the development charges will apply. It also briefly reviews the

methodology that has been used in this background study.
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Section Il presents a summary of the forecast residential and non-residential development
that is expected to occur within VMC West over the 2021-2040 period.

Section IV summarizes the future development-related capital costs associated with the
provision of sanitary sewer services related to development in VMC West Interchange

Sanitary Sewer Service Area.
Section V details the calculated ASDC rates by class and type of development.

Section VI provides an examination of the long-term capital and operating cost impacts for
the infrastructure included in the ASDC calculation. It also addresses the asset
management provisions required to maintain the development-related components of the

capital projects included in the analysis.

Section VIl provides a discussion of other issues and considerations including by-law

administration, rules and policies.
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2. AREA-SPECIFIC APPROACH IS USED TO
ALIGN DEVELOPMENT-RELATED COSTS AND
BENEFITS

Several key steps are required when calculating any development charge. However, specific
circumstances arise in each municipality that must be reflected in the calculation.
Therefore, we have tailored our approach to the unique circumstances in the City of
Vaughan and the VMC West Sanitary Sewer Service Area. The approach to the proposed
area-specific development charges is focused on providing a reasonable alignment of

development-related costs with the development that necessitates them.

A. AREA-SPECIFIC DEVELOPMENT CHARGES ARE CALCULATED

The DCA provides municipalities with flexibility to define services that will be included in
the development charge by-laws, provided that the other provisions of the Act and its
associated regulations are met. The DCA also requires that the by-laws designate the areas
within which the by-laws shall be imposed. The development charges may apply to all lands

in the municipality or to other designated development areas as specified in the by-laws.

The City of Vaughan currently levies development charges on both a City-wide and Area-

Specific basis.

This ASDC Background Study calculates development charges related to the provision of
engineered service related to sanitary sewers within the VMC West Service Area. The area-
specific approach is applied to the service to align the capital costs for this service with the
particular areas that will be serviced by the required infrastructure. No changes to the City-
wide DC by-law or remaining eleven ASDC by-laws are proposed as part of this study or to
the DC by-law related to the Edgeley Pond and Black Creek Channel Works.

B. KEY STEPS IN DETERMINING AREA-SPECIFIC DEVELOPMENT
CHARGES FOR FUTURE DEVELOPMENT-RELATED PROJECTS

Several key steps are required in calculating development charges for future development-

related projects. These are summarized below.

HEMSON | Area-Specific Approach is Used to Align Development-Related
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1. Development Forecast

The first step in the methodology requires a development forecast to be prepared for the
study period, in this case from 2021 to 2040. The forecast of the future residential and non-
residential development used in this study was prepared by the City’'s planning, engineering
and development finance departments as well as continued consultation with the affected
land owners. The forecasts are based on the number of known applications anticipated with

the planning area as well as land use designations and policies.

When calculating the development charge, the development-related net capital costs are
spread over the total population that will occupy new housing units in VMC West
Interchange area. This population in new units represents the population from which

development charges will be collected.

The non-residential portion of the forecast estimates the Gross Floor Area (GFA) of non-
residential building space to be developed in VMC West Interchange area over the planning

period.

2. Development-Related Capital Program and DC Eligible Costs to be
Recovered Through the ASDCs

A development-related capital program has been prepared by the City based on built costs
for the construction of the Interchange Way sanitary trunk sewer, from Highway 7 to Jane
Street. The remaining works north of Highway 7 are estimated and will be constructed at a
future date. The program identifies development-related projects and their gross and net
costs, after allowing for capital grants, subsidies or other contributions as required by the
Act (DCA, s. 5. (2)). The capital forecast provides another cornerstone upon which
development charges are based. The DCA requires that the increase in the need for service

attributable to the anticipated development may include an increase:

... only if the council of the municipality has indicated that it intends to ensure that

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

The development-related capital program prepared for this study ensures that development
charges are only imposed to help pay for projects that have been or are intended to be
purchased or built in order to accommodate future anticipated development. It is not
sufficient in the calculation of development charges merely to have had the service in the
past. There must also be a demonstrated commitment to continue to emplace facilities or

infrastructure in the future. In this regard, Ontario Regulation 82/98, s. 3 states that:

HEMSON | Area-Specific Approach is Used to Align Development-Related
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For the purposes of paragraph 3 of subsection 5 (1) of the Act, the council of a
municipality has indicated that it intends to ensure that an increase in the need for
service will be met if the increase in service forms part of an Official Plan, capital
forecast or similar expression of the intention of the council and the plan, forecast
or similar expression of the intention of the council has been approved by the

council.

As required by the DCA, s. 5. (1) 6., any portion of projects and their associated net costs
that are considered to benefit existing residents are the funding responsibility of the City
from non-development charges sources. However, the projects identified in the
development-related capital program for the VMC West Interchange Sanitary Sewer service
area only relate to servicing new development, therefore, the entire amount will be funded

through development charges.

3. Attribution to Types of Development

The next step in the determination of development charges is the allocation of the
development-related net capital costs between the residential and non-residential sectors.
This is done using apportionments for different services in accordance with the demands

placed and the benefits derived.

The apportionment is based on the expected demand for, and use of, the service by sector

(e.g. shares of population in new units and employment).

Finally, the residential component of the development charge is applied to different housing
types on the basis of average occupancy factors. The non-residential component is applied

on the basis of gross building space in square metres.

HEMSON | Area-Specific Approach is Used to Align Development-Related
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3. DEVELOPMENT FORECAST

This section provides the basis for the development forecasts used in calculating the
ASDCs, as well as a summary of the forecast results. A more detailed summary is provided

in Appendix A.

A. RESIDENTIAL FORECAST

Development charges are levied on residential development as a charge per new unit.
Therefore, for the residential forecast, a projection of the population in new housing units is
required. This population in new units represents the population from which development

charges will be collected.

Table 1 provides a summary of the residential forecast over the planning period from 2021
to 2040.

The VMC West Interchange Sanitary Sewer Service Area is anticipated to see about 24,700
new housing units over the planning period. These units are anticipated to be
accommodated within lands designated for residential development within the service area
boundary. The forecast of population expected to reside in these new housing units over the

2021 to 2040 period is approximately 46,000 additional persons.

B. NON-RESIDENTIAL FORECAST

Development charges are levied on non-residential development as a charge per square
foot of gross floor area (GFA). As with the residential forecast, the non-residential forecast

requires a projection of the employment growth associated with new floor space in the City.

The VMC West Interchange Sanitary Sewer Service Area is anticipated to accommodate
19,400 jobs within new non-residential space over the 2021 to 2040 planning period.

Approximately 491,600 square metres of new non-residential building space is anticipated.

Table 1 also provides a summary of the non-residential development forecasts used in this

analysis.
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Table 1 - The City of Vaughan — Vaughan Metropolitan Centre West Interchange
Sanitary Sewer Service Area — Summary of Residential and Non-Residential
Development Forecast

Growth Over
Development Forecast Planning Period

2021 to 2040

Residential

Total Occupied Dwellings 24,737
Multiples 928
Large Apart. (> 700 sq.ft.) 8,335
Small Apart. (< 700 sq.ft) 15,474

Population in New Dwellings 46,046

Non-Residential

Employment for DC Study 19,408
Non-Residential Building Space (sq. m.) 491,554
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4. THE DEVELOPMENT-RELATED CAPITAL
PROGRAM

The DCA requires the Council of a municipality to express its intent to provide future capital
facilities at the average historical service level incorporated in the development charges

calculation. As noted above in Section I, Ontario Regulation 82/98, s. 3 states that:

For the purposes of paragraph 3 of subsection 5 (1) of the Act, the council of a municipality
has indicated that it intends to ensure that an increase in the need for service will be met if
the increase in service forms part of an official plan, capital forecast or similar expression of
the intention of the council and the plan, forecast or similar expression of the intention of

the council has been approved by the council.

A. A DEVELOPMENT-RELATED CAPITAL FORECAST IS PROVIDED
FOR COUNCIL’S APPROVAL

Based on the development forecasts summarized in Section Il and detailed in Appendix A,
City staff, in collaboration with the consultants have created a development-related capital
program setting out those projects that are required to service anticipated growth over the

planning period.

One of the recommendations contained in this ASDC Background Study is for Council to
adopt the capital programs created for the purposes of this area-specific development
charges calculation. It is assumed that future capital budgets and forecasts will continue to
bring forward the development-related projects contained herein, that are consistent with
the development occurring in the VMC West Interchange Sanitary Sewer Area. Itis
acknowledged that changes to the forecast presented here may occur through the City’s

normal capital budget process.

B. THE DEVELOPMENT-RELATED CAPITAL FORECAST FOR
SANITARY SEWER SERVICE

Table 2 provides the development-related capital recoveries for the engineered service of
sanitary sewers. The area-specific capital program totals $17.75 million and provides
servicing for anticipated development over the planning period. It should be noted that the

original ASDC approved in 2018 assumed a net capital cost of $1.80 million. The significant
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cost escalation of the project is due to a more detailed analysis, which determined that
some of the works could only be completed through the use of micro tunneling due to the
proximity with other existing municipal infrastructure along Interchange Way. The increase
in cost can also be attributed to upsizing the sanitary sewer infrastructure required for the

anticipated increase in population and employment within the area.

No grants, subsidies and other recoveries have been identified for these projects and thus
the net municipal cost remains at $17.75 million. The entire net capital program is
associated with the infrastructure requirements for the construction of sanitary sewer
works both north and south of Highway 7, therefore, the DC eligible cost included in the

calculation remains at $17.75 million.

Table 2 - Summary of Development-Related Capital Program for Area-Specific
Services 2021 to 2040

Area-Specific Sanitary Sewer Works (2021 to 2040)
) o Gross Cost DC Eligible Cost
Project Desciption
($000) ($000)
Phase 1: Construction South of Highway 7 $12,602 $12,602
Phase 2: Construction North of Highway 7 $5,150 $5,150
Total $17,752 $17,752
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5. AREA-SPECIFIC DEVELOPMENT CHARGES
ARE CALCULATED IN ACCORDANCE WITH THE
DCA

This section summarizes the calculation of ASDCs for each service and the resulting total
charges by sector. The calculation of the “unadjusted” per capita (residential) and per

square metre (non-residential) charges are reviewed.

For residential development, the adjusted total per capita amount is then converted to a
variable charge by housing unit type using various unit occupancy factors. For non-

residential development, the charges are based on gross floor area (GFA) of building space.

It is noted that the calculation of the ASDCs does not include any provision for exemptions
required under the DCA, such as the exemption from the payment of DCs for industrial
buildings. Such legislated exemptions, or other exemptions that Council may choose to
provide, will result in loss of DC revenue for the affected types of development. However,
any such revenue loss may not be made up by offsetting increases in other portions of the

calculated charge.

A. DEVELOPMENT CHARGES CALCULATION

A summary of the calculated residential and non-residential ASDCs is presented across the

following pages. Further details of the calculations are available in Appendix B.

1. Unadjusted Residential and Non-Residential Development Charges

Table 3 displays the calculation of the unadjusted rates for the sanitary sewer services in
the VMC West Interchange area.

The total net municipal cost of the sanitary sewer development-related projects, $17.75
million, will be recovered by way of development charges. Table 3 shows the entire amount
is related to development within the VMC West Interchange Sanitary Sewer service area
over the 2021-2040 planning period and has been included in the area-specific development

charge calculation.

HEMSON | Area-Specific Development Charges Are Calculated in
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Table 3

City of Vaughan - Vaughan Metropolitan Centre West Service Area
Summary of Unadjusted Residential and Non-Residential Development Charges
2021-2040 Area-Specific Capital Program

2021-2040 Year Growth in Population in New Units
2021-2040 Year Growth in New Building Space (sq.m.)

46,046
491,554

Development-Related Capital Program (2021-2040)

Total DC
Servi Net Replacement Eligible
ervice
e Municipal & Benefit to Available Costs for Residential Non-Residential
Cost Existing DC Reserves Post 2040 Recovery Share Share
($000) ($000) ($000) ($000) ($000) % ($000) % ($000)
1.0 SANITARY SEWER SERVICES $17,751.8 $0.0 $0.0 $0.0 $17,751.8 70% $12,426 30% $5,326
Unadjusted Development Charge Per Capita
Unadjusted Development Charge Per Square Metre $269.87
$10.83
TOTAL 2021-2040 SANITARY SEWER SERVICES $17,751.8 $0.0 $0.0 $0.0 $17,751.8 $12,426.2 $5,325.5
Unadjusted Development Charge Per Capita $269.87
Unadjusted Development Charge Per Square Metre $10.83

HEMSON.l
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The capital program eligible for recovery through development charges is allocated to the
residential and non-residential sectors based on future shares of population in new units
and employment growth over the planning period. On this basis, the allocation to the
residential and non-residential sectors is calculated at 70 per cent and 30 per cent,

respectively.

As a result, $12.43 million of the sanitary sewer capital program is deemed to benefit
residential development. When this amount is divided by the growth in population in new
dwelling units over the planning period (46,046) an unadjusted charge of $269.87 per capita

is the result.

The non-residential share totals $5.33 million and, when this amount is divided by the
forecast of non-residential space growth (491,554 square metres) an unadjusted charge of

$10.83 per square metre is the result.

For residential development the charge per capita amount ($269.87) is then converted to a
variable charge by housing unit type using various unit occupancy factors within each
dwelling unit form (Table 4). The table indicates the charge for a single-semi detached unit
is $982, $810 for a townhouse or other type of multiple unit, and $599 for large apartments
(= 700 sq. ft.), and $432 for 