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Coming at 5 pm, another back-to-back meeting, and they're
both about development charges. Stay tuned!

City Council Preview – What’s on the Agenda for the July 19 Meetings?
In the penultimate meeting night of city council before the summer break, the
horseshoe will tackle a complicated subject that’s progressively becoming more and
more complicated. Development …

https://guelphpolitico.ca/2023/07/07/city-council-preview-whats-on-the-agenda-for-the-j…

Mayor Guthrie has (belatedly) called the meeting to order.

Disclosure of Pecuniary Interest and General Nature Thereof? None.

One topic for this first meeting: Development Charges 101. Tara Baker, General Manager of

Finance & Treasurer will begin the presentation.

Baker: Current DC Bylaw expires on March 2, 2024 and council needs to pass a new one in

order to keep collecting DC's past that date. Later tonight, a presentation about the current

DC background study that will inform the new bylaw.

At issue, changes to how much DCs can be collected and the pressure of building more

housing quickly. Also, the general costs of infrastructure are increasing with inflation, and

Guelph has a lot of old infrastructure that needs to be replaced.
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Kevin Yaraskavitch, Senior Corporate Analyst, takes over to talk about the agenda for the

rest of this meeting:

In the beginning...

In other words, Communities need new infrastructure to support new residents and new

employment. Municipalities may collect development charges to build that infrastructure.

https://pbs.twimg.com/media/F1bcMcyWIAAEzJF.png
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Watch this video:

https://www.youtube.com/embed/t4nPUJoQv_8

DCs are a legislated growth revenue tool, and the other two are Community Benefit Charges

(CBCs) and Parkland Dedication (PD). You need a background study to establish rate, you've

gotta consult, and you need to pass a by-law to collect.

List of stuff you can get DCs for:

https://www.youtube.com/embed/t4nPUJoQv_8
https://pbs.twimg.com/media/F1bduZcWIAA-zQ_.png


What DCs can do, and what they can't:

There are also exemptions. (Bookmark this for later.)

How do we forecast growth?
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Historic Service Levels gets us to the Funding Envelope, which is essentially figuring out how

much it would cost to rebuild Guelph from scratch in all service levels and project forward.

The funding envelopes ensure that service levels are not enhanced through development

charge funding.

There are no funding envelopes that limit water, wastewater and stormwater capital projects

though, and transit has a forward-looking funding envelope.

The Province changed the timelines, made them longer, which does theoretically offer more

stability in the rate of fees. Council can start a review ahead of time if they like.

The DC Capital Program is developed using the City's master plans. Capital program

includes estimated costs, estimated timing and funding sources.Each project is evaluated for

eligibility.
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Once we know the rate of growth, then we do more math:

Fun fact, the City has 16 different DC reserve funds. The City can't collect charges unless

there are identified projects that go with hit, and those projects have to be tied to a reserve.

Current exemptions. And Yaraskavitch notes that it's difficult how the City would enforce if a

unit is no longer affordable or obtainable after a set rate of time.

In the wake of exemptions, it's the City that has to contribute to the reserves in order to make

them whole, and that comes from things like taxes and water rates.
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Informative Venn diagram:

Project timing can have couple of constraints, funding capacity and delivery capacity.

Essentially there's an imbalance because the infrastructure has to be done before or during

construction on a development.

DC Tools (note that Front-Ending Agreements is debt by another name according to

Yaraskavitch.
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That's the end of the presentation, so now it's on to council questions.

Cllr Busuttil asks about grants, are they accrued to developer and not the municipality. Staff

says if its a general grant its deducted off the project, but if its asset management, that

doesn't come off the growth side.

Cllr Allt asks about debt. Staff says that it's like going to bank for a mortgage, debt charge is

limited to 25% of revenue. As for new exemptions, City still has to make up the cost of

project despite them. City's need to find way to balance extra costs could be competing debt.

Allt asks if these changes can put municipalities in financial jeopardy. Gary Scandlan,

Managing Partner of Watson and Associations says yes, that's a real danger because of the

rate of development being asked for and the rate of change staff has to adapt to.

Allt asks if that essential means that City's will be carry debt even if it's not labelled as debt.

Scandlan says that's essentially correct.

Allt asks about the definition of "making us whole". Scandlan says a letter from the MMAH

reads, to him, that you can't get a building permit w/o having all the pipes in place. He reads

it as ONgov treating increase in pop. as a windfall.

Allt asks about impact on reserves. Scandlan says that they're not going to generate large

reserves, and municipalities will need more revenue which means drain reserves, get more

debt, partner with developers or cut back on planning.

Cllr O'Rourke asks about eliminating Housing from DCs. Did County ever collect DCs for

shelters? Scandlan says he knows that everyone was hoping to make that a new condition for

DCs, but he notes that $2.2 billion in fees is being moved off the books province-wide for

housing.

That much money would have helped to create 42,000 units.

O'Rourke asks about 100% university exemption, does it have to be university-owned or

university property or private developments too? Scandlan says there's no definition at this

point. The words "intended to be occupied and used by the university" are key here.

https://pbs.twimg.com/media/F1bigAGXsAAkN0D.jpg


Scandlan says that this will have to be evaluated on a case-by-case basis.

O'Rourke asks how to proceed when a developer isn't sure what kind of unit they're building,

if it's rental or condo. Scandlan says that City's may need to work out agreement with

developer per project, need to get all facts when building permit is being issued.

O'Rourke says there's a myth that municipalities are sitting on big reserves? Scandlan says

that this money is reserved for building things like roads and rec centres, and he notes that

its concerning that the so many municipalities in ON have negative balance in water/w-

water.

O'Rourke asks if there's a mechanism to pass along savings to homebuyers. Scandlan says

he's not aware of one, and over several reductions to the DC over the years, there's never

been a corresponding reduction in housing prices.

Cllr Caron asks about payment-in-lieu (aka heads in beds levy), is that part of the legislation?

Scandlan doesn't think that's a consideration here, he also hasn't heard about an increase to

that levy.

Cllr Goller asks if can pause development if running over budget and with reserves getting

low. Scandlan says that's a planning question, but there are some cities with moratoriums

when they're around water issues; if you can't hook up to a sewer, you can't build.

Busuttil asks if there's a bias here towards big developers. Scandlan says sometimes it's not

just one or two developers, working in Wellington County on new sanitary sewer project incl.

water treatment.

The workshop meeting is over, the next meeting about the 2023 Development Charge

Background Study Update begins promptly at 7 pm.

Mayor Guthrie again calls the meeting to

0:00

Happening now: 2023 Development Charge Background Study Update.

No Disclosure of Pecuniary Interest and General Nature Thereof.



Baker kicks things off. Now that we've had the foundational discussion about how DCs work

we get into the real scope of the update project.

Have Your Say? Yes you can!

Development Charges
Share your thoughts on the draft 2023 Development Charges Background Study
before it is finalized. The City of Guelph is in the process of updating its
development charges bylaw under the authority o…

https://www.haveyoursay.guelph.ca/development-charges

Timeline (the present moment is in red)

https://www.haveyoursay.guelph.ca/development-charges
https://www.haveyoursay.guelph.ca/development-charges
https://pbs.twimg.com/media/F1b2x-2XsAAMldS.png


Reminder:

DCs started to be collected in the 1950s and was initially a single clause under the Planning

Act. The first Development Charges Act was passed in 1989, and it has been updated a

number of times since.

Scandlan says the recent changes have move towards reducing charges, though initially in

1989 the DCs were 100% recoverable.

https://pbs.twimg.com/media/F1b3X7mXwAgLMj1.png
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Process: 2019-2020

Further changes came with Bill 23, which "would negatively impact the City’s ability to

collect revenues to fund growth-related capital expenditures."

We're getting there...

Exemptions (not-in-force and in-force):

The ones in orange above require some additional legislation to put in place. Scandlan says

he's not sure how they're going to do the exemptions for "Affordable", is it going to be by

unit, or by 1-bedroom, 2-bedroom and so on?

Also, no definition for "attainable unit" yet. That's going to come with the regulations.

https://pbs.twimg.com/media/F1b5TvCXoAENmtp.png
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The new complete list of eligible services (some are very specific to certain municipalities):

"Services related to highway" means anything that has to do with roads including sidewalks

and active transportation. "Waste diversion" doesn't cover landfills.

The methodology for getting to the new DCs:

On to the growth forecast, which is still technically working with the original 12,700 units by

2031 instead of the 18,000 unit # in the housing pledge. Why? essentially because staff are

still working with the changes initiated in legislation. May mean forecast is 6 years not 10

https://pbs.twimg.com/media/F1b8JkzWAAIyM6T.png
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Growth Forecast Figures:

So of the high level costs we're talking about over the next few decades:

The full recovery from DCs is about $1.3 billion, but that's *before* any of the exemptions go

into effect, so the number will be lower than $1.3 billion.

Drivers for increased costs:

• Inclusion of servicing for Clair-Maltby

• Inclusion of projects from recent Master Plans like Water, Wastewater, and Transportation

• Tender Prices have increased significantly

Draft DCs:
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See the difference:

*Note: The draft calculated D.C. rates would equal to $55,122 due to the Mandatory Phase-

In. We won't get to the $38,902 number for five years.

An "educated guess" about the impact of Bill 23 on the new DCs:
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Where Guelph sits in the grand scheme (GTA west):

Scandlan notes that many of those other municipalities have not gone through their update

yet, so we're ahead of things in Guelph.

This is the chart for non-residential:

https://pbs.twimg.com/media/F1cDIQOX0AMgMRc.png
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Reminder:

There's one delegation tonight, and it's Susan Watson. She says most citizens would be

outraged if they knew that "their pockets are being picked" by paying for costs of low density

growth. She also also says that it seems unlikely the ONgov will come thru covering overruns.

Time for council questions. Guthrie asks for a motion to receive the commendation and it's

Richardson/Goller:

Allt asks what the DC shortfall might mean to the average tax bill. Staff say they're still

working on that, and some of the regulations haven't been released yet. They're trying to

factor that into their budget planning.

Allt asks about a comment about the City not being ready yet to proceed with the new DCs.

That was in a letter written by former City employee Ian Panabaker. https://pub-

guelph.escribemeetings.com/filestream.ashx?DocumentId=38679

Scandlan says that it's tough to redo all this in 6 months, and like he said in the presentation,

it would be kind of a simple thing to compress the plan into 6 years instead of 10. It would be

wrong to try and account for some many missing variables.

Cllr Caton asks if high density apartments offer "the most bang for the buck"? Scandlan says

there are a lot of things to consider, he just did the math. There's also the phase-in

exemptions to consider.

Cllr Downer asks about moratorium in Clearview and Collingwood. Scandlan says that's

about water, and in Clearview they're also carrying a lot of debt.

Downer asks if there would be more municipalities that could find themselves exhausting

water resources with development? Scandlan says if the province is trying to achieve housing

target, taking money from water/w-water affects supply.

He recommended to the Province not to remove the master plan studies. If a community

doesn't build a rec centre or delays it, that's not great, but no community can thrive w/o

access to water access.
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O'Rourke asks about the method for monitoring if a developer's project is truly affordable,

and what the City can do if it's not. Scandlan says he's not sure what the answer to that it. It's

part of the challenge of these changes.

Baker says the complexity into these scenarios has ballooned over the years, and these new

changes have accelerated that. They're still trying to get the answers.

O'Rourke asks why parks and rec is the second highest. DCAO Clack-Bush says that there are

significant initiatives including the South End Comm Centre, Wellington Park, urban

forestry. There are a "significant" number of projects.

CAO Stewart says that somebody has to make us whole. This is a canary in the coal mine and

it's going to affect a lot of municipalities. This council has already said that they can't do this

alone, and they need to keep up that message.

Cllr Klassen asks about the exemptions. Baker says right now the City hands outa out $6

million in exemptions per year, but this could go as high as $23 million but that, again,

depends on the regulations.

Cllr Billings asks if it isn't hard to do public engagement when there's so many unanswered

questions. Baker says that this is about setting a rate, not that she disagrees. But she thinks

that the tax impact doesn't affect the rate that they need to vote on.

Billings that maybe if people knew the full extent of the issue, maybe they'd recommend to

pull back on the rate of growth. Baker again says that the rate of growth and pace of growth

is not what this process is about, this is a rate setting process.

Goller asks why we don't do residential DCs by square foot. Scandlan says that the smaller

the house the higher the occupancy tends to be the trend.

Guthrie says his math is about 8% shortfall over 10 years. Baker says that doesn't take into

account a couple of sources, but in terms of the tax base that's correct.

Guthrie says that we also wants staff to look at how the DCs for mansions and affordable

homes are essentially the same. Asks about how long it would take to update plans for 18k

units. DCAO Holmes says it would take about 3 years (gotta start from scratch essentially).

Guthrie asks if there's something staff can embed in terms of a trigger to initiate an update.

Baker says staff will consider the best way to initiate that.

Guthrie asks about looking at exemptions for projects that provide a community good, like

upgrade to community centres.

Guthrie says he's concerned that Guelph won't be competitive in industrial DCs, asks for

insight about when our immediate neighbours might update their DCs. Doesn't want to

make Guelph less competitive in the process.

To wrap up, Guthrie says that there will need to an examination of how these impacts are

presented to the public,. Not necessarily the Provincial Impact Local Levy (PILL) he

proposed last year, but something to raise awareness.



• • •

Recommendation approved.

Bylaw of the Week approved.

Meeting adjourned.

0:00

@threadreaderapp unroll please!


