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EXECUTIVE SUMMARY

This is a Staff Consolidation Report supporting the Town of Innisfil’s Development
Charges By-law 104-18 as adopted by Council on September 19, 2018.

The Staff Consolidation Report is an update to the July 19, 2018 Town of Innisfil
Development Charges Background Study reflecting the rates and policies adopted by
Council as part of the process leading to the passage of By-law 104-18.

A. PURPOSE OF DEVELOPMENT CHARGES (DC) BACKGROUND STUDY

Hemson Consulting Ltd. was retained by the Town of Innisfil to complete a
Development Charges (DC) Background Study. This Background Study provides the
basis to update the Town’s development charges to accurately reflect the servicing

needs of new development in the Town.
1. Legislative Context

The Town of Innisfil Development Charges (DC) Background Study is presented as
part of the process to lead to the approval of a new DC by-law in compliance with the
Development Charges Act, 1997 (DCA). The study is prepared in accordance with
the DCA and associated Regulations, including the amendments that came into force
on January 1, 2016.

2. Key Steps in Determining Future Development-Related Projects

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

3. DC Eligible and In-Eligible Costs

Development charges are intended to be pay for the initial round of capital costs
needed to service new development over an identified planning period. This is based
on the overlaying principle that “growth pays for growth”. However, the DCA and
associated regulation includes several statutory adjustments and deductions that
prevent these costs from fully being recovered by growth. Such adjustments include,
but are not limited to: ineligible costs, including operating and maintenance costs;
ineligible services, including, tourism facilities, parkland acquisition, etc.; statutory ten
per cent discount for “soft” or general services; deductions for costs that exceed
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historical service level caps; and statutory exemptions for specific uses (i.e. industrial
expansions).

4. The Development-Related Capital Forecast is Subject to Change

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

B. DEVELOPMENT FORECAST

The development forecast utilized in this DC Background Study is consistent with
Provincial Growth Plan targets. The residential forecast also includes the development
related to the Friday Harbour resort area. A ten-year planning horizon (2018-2027) is
utilized for all Town-wide soft services, while a planning horizon of 2018-2041 is

utilized for all of the engineered services.

The table below provides a summary of the anticipated residential and non-residential
growth over the 2018-2027 and 2018-2041 planning periods. The development
forecast is further discussed in Appendix A.

Soft Services Engineered Services
Planning Period Planning Period
Growth Forecast Esf‘owt 2018 - 2027 2018 - 2041
imate Growth | Total at2027| Growth | Total at 2041
Residential
Total Occupied Dwellings 14,408 5,937 20,345 13,264 27,672
Total Population
Census 39,240 14,588 53,828 34,303 73,543
Population In New Dwellings 16,746 38,459
Non-Residential
Employment 8,811 2,524 11,335 7,728 16,539
Non-Residential Building Space (sq.m.) 139,080 452,540

C. DEVELOPMENT-RELATED CAPITAL PROGRAM

The development-related capital program for soft services is planned over a ten year

period from 2018 to 2027. The gross costs amount to $159.90 million where $73.59
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million is eligible for recovery through development charges. Details regarding the
capital programs for each individual soft service are provided in Appendix B of this

report.

The development-related capital program for engineered services is planned over a
longer period from 2018 to 2041. The gross costs amount to $984.15 million where
$696.18 million is eligible for recovery through development charges. Details regarding
the capital programs for each individual engineered service are provided in Appendix

C (roads and related) and Appendix D (water and wastewater) of this report.

D. CALCULATED DEVELOPMENT CHARGES

Development charges rates have been established under the parameters and limitations
of the DCA. A Town-wide uniform cost recovery approach is used to calculate
development charges for the roads and related and soft services; uniform residential
and non-residential charges are levied throughout the Town for these services. An
area-specific cost recovery approach is used to calculate development charges for
residential water and wastewater rates, though a Town-wide uniform cost approach for

non-residential water and wastewater rates has been implemented.

The tables below provide the Town-wide and area-specific development charges for
residential and non-residential development based on the aforementioned
development forecasts. Overall, rates for single and semi-detached units have increased
by $8,228 per unit or 20% from existing rates, when comparing the total existing

development charge for development in Alcona to the proposed Innisfil North rate.
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Calculated Town-wide Residential Development Charges

Residential Charge By Unit Type (1)

Service c:djusted . Apartments Adjusted

arge Per | singles& |[Rows & Other| Apartments Bachelor or 1 Charge per

Capita Semis Multiples | 2+ Bedrooms | o " Square Metre
Library Board $529 $1,703 $1,476 $1,005 $767 $0.00
Fire Services $433 $1,394 $1,208 $823 $628 $6.44
Police Services $152 $489 $424 $289 $220 $2.25
Parks And Recreation $3,104 $9,995 $8,660 $5,898 $4,501 $0.00
Public Works $205 $660 $572 $390 $297 $3.05
Municipal Fleet $266 $857 $742 $505 $386 $3.96
General Government $139 $448 $388 $264 $202 $2.07
Subtotal Town-Wide Soft Services $4,828 $15,546 $13,470 $9,174 $7,001 $17.77
Roads and Related $5,410 $17,420 $15,094 $10,279 $7,845 $86.97
Total Town-Wide Services $10,238 $32,966 $28,564 $19,453 $14,846 $104.74
(1) Based on Persons Per Unit Of: 3.22 2.79 1.90 1.45
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Calculated Area-Specific Development Charges

Residential Charge By Unit Type (1)

Non-Residential

Service Singles & |Rows & Other| Apartments BApartments Charge per
Semis Multiples 2+ Bedrooms achelor or 1 Square Metre
Bedroom
Innisfil North
Town-wide Charge $32,966 $28,564 $19,453 $14,846 $104.74
Water Distribution $1,636 $1,417 $965 $737 $27.99
Water Supply and Treatment $3,036 $2,631 $1,792 $1,367 $27.45
Wastewater Collection $2,988 $2,589 $1,763 $1,346 $28.54
Wastewater Treatment $8,320 $7,209 $4,910 $3,747 $44.53
Total Charge in Innisfil North $48,946 $42,410 $28,883 $22,043 $233.25
Friday Harbour
Town-wide Charge $32,966 $28,564 $19,453 $14,846 $104.74
Water Distribution $0 $0 $0 $0 $27.99
Water Supply and Treatment $3,036 $2,631 $1,792 $1,367 $27.45
Wastewater Collection $2,602 $2,254 $1,535 $1,172 $28.54
Wastewater Treatment $8,320 $7,209 $4,910 $3,747 $44.53
Total Charge in Friday Harbour $46,924 $40,658 $27,690 $21,132 $233.25
Innisfil South
Town-wide Charge $32,966 $28,564 $19,453 $14,846 $104.74
Water Distribution $10,256 $8,886 $6,052 $4,618 $27.99
Water Supply and Treatment $3,036 $2,631 $1,792 $1,367 $27.45
Wastewater Collection $3,726 $3,228 $2,198 $1,678 $28.54
Wastewater Treatment $8,320 $7,209 $4,910 $3,747 $44.53
Total Charge in Innisfil South $58,304 $50,518 $34,405 $26,256 $233.25
Innisfil Central
Town-wide Charge $32,966 $28,564 $19,453 $14,846 $104.74
Water Distribution $4,212 $3,649 $2,485 $1,897 $27.99
Water Supply and Treatment $3,036 $2,631 $1,792 $1,367 $27.45
Wastewater Collection $8,221 $7,123 $4,851 $3,702 $28.54
Wastewater Treatment $8,320 $7,209 $4,910 $3,747 $44.53
Total Charge in Innisfil Central $56,755 $49,176 $33,491 $25,559 $233.25
Cookstown
Town-wide Charge $32,966 $28,564 $19,453 $14,846 $104.74
Water Distribution $1,719 $1,490 $1,015 $774 $27.99
Water Supply and Treatment $3,036 $2,631 $1,792 $1,367 $27.45
Wastewater Collection $11,737 $10,170 $6,926 $5,285 $28.54
Wastewater Treatment $0 $0 $0 $0 $44.53
Total Charge in Cookstown $49,458 $42,855 $29,186 $22,272 $233.25
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E. OPERATING IMPACTS AND ASSET MANAGEMENT PLAN

The Town’s net operating costs are expected to increase by $13.12 million by 2027.
By 2027, provisions for capital repair and replacement associated to the development-
related capital program is expected to be $6.41 million. These amounts will need to be

funded from non-development charge sources.

F. KEY RECOMMENDATIONS

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

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

e Itisrecommended that Council adopt the development-related capital forecast
included in this background study, subject to annual review through the
Town’s normal capital budget process; and

e No changes to the Town’s prevailing local service definitions and policies are
being considered.
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| PURPOSE OF DEVELOPMENT CHARGES BACKGROUND
STUDY

A. INTRODUCTION AND BACKGROUND

This Town of Innisfil Development Charges (DC) Background Study is presented as

part of the process to lead to the approval of a new DC by-law in compliance with the

Development Charges Act, 1997 (DCA).

The DCA and Ontario Regulation 82/98 (O. Reg. 82/98) require that a DC

background study be prepared in which DCs are determined with reference to:

e A forecast of the amount, type and location of housing units, population and
non-residential development anticipated in the Town;

e The average capital service levels provided in the Town over the ten-year
period immediately preceding the preparation of the background study;

e A review of capital works in progress and anticipated future capital projects,
including an analysis of gross expenditures, funding sources, and net
expenditures incurred or to be incurred by the Town 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; and

e An examination of the long-term capital and operating costs for the capital
infrastructure required for each service to which the DC by-law would relate.

The study presents the results of the review which determines the development-
related net capital costs attributable to development that is forecast to occur in the
community. These development-related net capital costs are then apportioned among
various types of development (residential; non-residential) in a manner that reflects
the increase in the need for each service attributable to each type of development.

The study arrives, therefore, at proposed DCs for various types of development.

The DCA provides for a period of public review and comment regarding the proposed
DCs. Following completion of this process in accordance with the DCA and Council’s
review of the study and the comments it receives or other information brought to its
attention about the proposed charges, it is intended that Council will pass new DCs
for the Town.
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The remainder of the study sets out the information and analysis upon which the

proposed DCs are based.

B. LEGISLATIVE CONTEXT

The study is prepared in accordance with the DCA and associated Regulations,
including the amendments that came into force on January 1, 2016. Among these
amendments is a requirement that an asset management plan that deals with all assets
whose capital costs are proposed to be funded under the DC by-law, and that
demonstrates that all such assets mentioned are financially sustainable over their full
life cycle, must be included as part of the background study. The DC background study
must also include consideration for the use of area-rated or area-specific development

charges.

C. KEY STEPS IN DETERMINING DCS FOR FUTURE DEVELOPMENT-RELATED
PROJECTS

Several key steps are required in calculating DCs for future development-related

projects. These are summarized below and shown schematically in Figure 1.
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Figure 1: Statutory Requirements of Development Charge Calculation and Study Process
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1. Development Forecast

The first step in the methodology requires a development forecast to be prepared for
the ten-year study period, 2018-2027, for soft services and the long-term study period,
2018-2041, for the engineered services considered in the study. The forecast of the
future residential and non-residential development by location is based on growth
anticipated to occur in the Town. The residential and non-residential forecast reflects
Growth Plan targets and recent information from the 2016 Census. It also includes
units associated with the Friday Harbour resort development.

For the residential portion of the forecast, the net population growth and population
growth in new units are estimated. Net population growth equals the population in
new housing units reduced by the decline in the population in the existing base
anticipated over the ten-year period and to build-out (due to reducing household sizes
as the community ages). Net population is used in the calculation of the DC funding
envelopes. In calculating the per capita DC, however, the population in new units is
used.

The non-residential portion of the forecast estimates the gross floor area (GFA) of
building space to be developed over the ten-year period, 2018-2027 and the longer-
term period from 2018-2041. The forecast provides estimates for three categories:
population-related development, employment land development and rural based
development. The forecast of GFA is based on the employment forecast for the Town.
Factors for floor space per worker by category are used to convert the employment
forecast into GFA'’s for the purposes of the DC study.

2. Service Categories and Historical Service Levels

The DCA provides that the increase in the need for service attributable to anticipated
development:

... must not include an increase that would result in the level of service exceeding
the average level of that service provided in the municipality over the ten-year
period immediately preceding the preparation of the background study...(s. 5. (1)
4.)

Historical ten-year average service levels thus form the basis for DCs. A review of the
Town’s capital service levels for buildings, land, vehicles, and so on has therefore been
prepared as a reference for the calculation so that the portion of future capital projects
that may be included in the DC can be determined. The historical service levels used

in the study have been calculated based on the 2008-2017 period.

For the engineered services, namely water and wastewater services, historical service
levels are less applicable. Historical service levels for the roads and related service have
been included.
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3. Development-related Capital program and Analysis of Net Capital Costs to be
Included in the DCs

A development-related capital forecast has been prepared based on input from Town
staff as part of the present study. The forecast identifies development-related projects
and their gross and net costs, after allowing for capital grants, subsidies or other
contributions as required by the DCA (s. 5. (2)). The capital program provides another
cornerstone upon which DCs 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.)

In conjunction with the DCA s. 5. (1) 4. referenced above, these sections require that
the DC be calculated on the lesser of the historical ten-year average service levels or
the service levels embodied in future plans of the Town. The development-related
capital program prepared for the study ensures that DCs are only imposed to help pay
for projects that have been or are intended to be purchased or built in order to
accommodate future anticipated development. It is not sufficient in the calculation of
DCs merely to have had the service in the past. There must also be a demonstrated
commitment to continue to emplace facilities or infrastructure in the future. In this
regard, Ontario Regulation 82/98, s. 3 states that:

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

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

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

Finally, in calculating DCs, the development-related net capital costs must be reduced
by ten per cent for all services except water, wastewater, services related to highways,
protection services and transit (the DCA, s. 5. (1) 8.). The ten per cent discount is
applied to the other services (e.g. library, parks and recreation, general government),
and the resulting Town funding responsibility from non-DC sources is identified.
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4. Attribution to Types of Development

The next step in the determination of development charges is the allocation of the
development-related net capital costs between the residential and the non-residential
sectors. In the Town of Innisfil, the allocation is based on the projected changes in
population and employment over the planning periods, the anticipated demand for
services and other relevant factors.

The residential component of the development charges is applied to different housing
types based on average occupancy factors. The non-residential component is applied
on the basis of gross building space in square metres.

5. Final Adjustment

The final determination of the development charges results from adjustments made to
development-related net capital costs for each service and sector resulting from a cash
flow analysis that takes account of the timing of projects and receipt of development
charges. Interest earnings or borrowing costs are therefore accounted for in the
calculation as allowed under the DCA.

D. OPERATING & CAPITAL COST IMPACTS AND ASSET MANAGEMENT PLAN
LEGISLATIVE REQUIREMENTS

Section 10 of the Development Charges Act identifies what must be included in a
Development Charges Background Study, namely:

s.10 (2) The development charge background study shall include,
(c) an examination, for each service to which the development charge by-
law would relate, of the long term capital and operating costs for capital
infrastructure required for the service;
(c.2) an asset management plan prepared in accordance with subsection

(3);
Asset management plan

(3) The asset management plan shall,
(a) deal with all assets whose capital costs are proposed to be funded under
the development charge by-law;
(b) demonstrate that all the assets mentioned in clause (a) are financially
sustainable over their full life cycle;
(c) contain any other information that is prescribed; and
(d) be prepared in a prescribed manner.

The requirement to include an Asset Management Plan (AMP) was part of the
Development Charges Act amendments that came into effect on January 1, 2016. A
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key function of the Asset Management Plan is to demonstrate that all assets proposed
to be funded under the development charges by-law are financially sustainable over
their full life-cycle. The section of the DC Background Study that deals with the
operating and capital cost impacts can be found in Appendix F and the asset

management plan can be found in Appendix G.

E. BOTH TOWN-WIDE AND AREA-SPECIFIC DEVELOPMENT CHARGES ARE
CALCULATED

Innisfil provides a range of services to the community it serves and has a sizeable
inventory of facilities, land, infrastructure, vehicles and equipment. The DCA
provides municipalities with flexibility to define services that will be included in the
DC by-laws, provided that the other provisions of the DCA 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 DCs may apply to all lands in the

municipality or to other designated development areas as specified in the by-laws.
1. Services Based on a Town-Wide Approach

For the soft services and roads and related services, a range of capital infrastructure is
available throughout the Town. All Town residents and employees have access to this
infrastructure. As new development occurs, new infrastructure will need to be added
so that overall service levels in the Town do not decline. A widely accepted method
of sharing the development-related capital costs for such Town services is to apportion
them over all new growth anticipated in the Town.

The following services are included in the Town-wide development charges
calculations:

e Library Board e Public Works

e Fire Services e Municipal Fleet

e Police Services o General Government
e Parks and Recreation ¢ Roads and Related

These services form a reasonable basis in which to plan and administer the Town-wide
development charges. It is noted that the analysis of each of these services examines
the individual capital facilities and equipment that constitute it. The resulting
development charges for these services would be imposed against all development
anywhere in the Town.
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2. Services Based on an Area-Specific Approach

For some services the Town provides, the need for development-related capital
additions to support anticipated development is more localized. For such services
where costs and benefits are more localized, an alternative technique — the area-
specific approach — is employed. The area-specific charges relate to the provision of
water and wastewater services. The area-specific charges are consistent with the
Town’s existing development charges for such works. The water distribution and
wastewater collection systems require different additional, identifiable and
independent projects in order to provide for anticipated development. The area-
specific approach is applied to water and wastewater services to more closely align the
capital costs for these services with the particular areas that will be serviced by the
required infrastructure.

Special area-specific development charges are therefore calculated for:
o Water Services
o Wastewater Services

The area-specific approach for these services reflects the fact that the demand for, and
benefit from, the projects is much more localized than that for other Town services.
Area-specific charges result in a more accurate distribution of costs among developers
than the Town-wide approach. The included geographic areas coincide with the
service areas for the planned water and wastewater project. The area-specific approach
also facilitates front-end financing arrangements for the designated services if the
Town chooses to use the front-ending provisions of the DCA. As an alternative, the
area-specific charges also facilitate the use of developer group agreements.
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| DEVELOPMENT FORECAST

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

development-related capital program.

The forecast is based on Census years and is translated into the time periods required
for DC purposes, generally pro-rating the census periods to the DC time period. A ten
year development forecast, from mid-year 2018 to mid-year 2027, has been used for all
the development charge eligible soft services in the Town. The planning period from

mid-year 2018 to mid-year 2041 has been utilized for the engineered services.

The residential development forecast is primarily based on population and
employment targets contained in the Provincial Growth Plan. The result is a Census
population of 73,500 at 2041, excluding net undercoverage but including seasonal
population associated with the Friday Harbour resort area. It should also be noted that

the Friday Harbour resort area was accounted for in the Census population targets.

The population and household growth determines the need for additional facilities
and provides the foundation for the development-related capital program. Table 1
summarizes the population and household development forecast. The table shows that
the Town’s Census population is forecast to increase by roughly 14,600 over the ten-
year planning period, and by approximately 34,300 to 2041. The number of dwellings
will increase by 5,940 over the ten-year period and by 13,260 to 2041.

In addition to the net population forecast, a forecast of “population in new units” that
will result from the addition of new housing units has been made. Population growth
in new units is estimated by applying the following PPUs to the housing unit forecast:
3.22 for single and semi-detached units; 2.79 for rows and other multiples; and 1.80
for apartments. The forecasted persons in newly constructed units are based upon the
historical time series of population growth in housing in the last ten year census period
(2006-2016) and adjusted by a factor for new units. In total, 16,700 is the forecasted
population in new dwelling units over the ten-year planning period and 38,500 is

forecasted to 2041.
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Non-residential development charges are calculated on a per square metre of gross
floor area (GFA) basis. Therefore, as per the DCA, a forecast of non-residential
building space has been developed. As with the residential forecast, a ten-year
development forecast, from mid-year 2018 to mid-year 2027, has been used for all soft
services in the Town. The planning period from mid-year 2018 to mid-year 2041 (or

Official Plan built-out) has been utilized for the engineered services.

Employment densities have been used to convert the employment forecast into
building space estimates. The following densities, by employment type, have been

utilized in this study:

Population-Related: 50.0 square metres per employee
Employment Land: 80.0 square metres per employee
Rural Based: 0.0 square metres per employee

A summary of the GFA forecasts is provided in Table 1. The total GFA growth is
forecast at 139,100 square metres over the ten-year period with an accompanying
employment growth of 2,520. Over the longer planning period to 2041, it is forecasted

that 7,730 new employees will be accommodated in 452,500 square metres of new non-

residential GFA.

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

forecast used in this analysis.
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TABLE 1

TOWN OF INNISFIL
SUMMARY OF RESIDENTIAL AND NON-RESIDENTIAL
DEVELOPMENT FORECAST

Soft Services Engineered Services Planning
Planning Period Period
Growth Forecast Eszt?;;e 2018 - 2027 2018 - 2041
Growth Total at 2027 Growth Total at 2041
Residential
Total Occupied Dwellings 14,408 5,937 20,345 13,264 27,672
Total Population
Census 39,240 14,588 53,828 34,303 73,543
Population In New Dwellings 16,746 38,459
Non-Residential
Employment 8,811 2,524 11,335 7,728 16,539
Non-Residential Building Space (sq.m.) 139,080 452,540
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I SUMMARY OF HISTORICAL SERVICE LEVELS FOR
APPLICABLE SERVICES

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

service basis.

For non-engineered services (library board, parks and recreation, etc.) the legislative
requirement is met by documenting service levels for the preceding ten years: in this
case, for the period from 2008 to 2017. Typically, service levels for non-engineered
services are measured as a ratio of inputs per capita, per household, or inputs per

population and employment.

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

facilities, equipment and infrastructure.

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

information for roads and related services.
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TABLE 2

TOWN OF INNISFIL
SUMMARY OF AVERAGE HISTORICAL SERVICE LEVELS 2008 - 2017

2008 - 2017
Service Service Level
Indicator
1.0 LIBRARY BOARD $562.41 per capita
Buildings $280.19 per capita
Land $68.41 per capita
Materials $175.67 per capita
Furniture And Equipment $38.14 per capita
2.0 FIRE SERVICES $492.36 per population & employment
Buildings $208.23 per population & employment
Land $53.07 per population & employment
Furniture & Equipment $46.97 per population & employment
Vehicles $184.09 per population & employment

3.0 POLICE SERVICES
Police Headquarters - Innisfil Office
Buildings
Equipment
Personal Police Equipment
Vehicles

4.0 PARKS AND RECREATION
Major Facilities
Land
Furniture & Equipment
Parkland
Park Facilities
Special Facilities

6.0 PUBLIC WORKS
Buildings
Land
Paved Surface
Furniture And Equipment

7.0 MUNICIPAL FLEET
By-Law
Building Services
ECDB
Parks
Roads

$181.18
$145.10
$1.31
$5.16
$17.14
$12.47

$3,549.56
$1,987.85
$295.39
$49.31
$502.67
$338.93
$375.41

$287.50
$133.84
$71.32
$59.62
$22.72

$287.79
$1.64
$5.49
$0.42
$68.91
$211.33

per population & employment
per population & employment
per population & employment
per population & employment
per population & employment
per population & employment

per capita
per capita
per capita
per capita
per capita
per capita
per capita

per population & employment
per population & employment
per population & employment
per population & employment
per population & employment

per population & employment
per population & employment
per population & employment
per population & employment
per population & employment
per population & employment
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IV DEVELOPMENT-RELATED CAPITAL FORECAST

The DCA requires that the Council of a Town express its intent to provide future
capital facilities at the level incorporated in the development charges calculation. As
noted above in Section II, 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
Town 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 forecast summarized in Section Il and detailed in Appendix
A, Town staff in collaboration with the consultant has developed a development-
related capital forecast which sets out those projects that are required to service
anticipated growth. For all soft services, the capital forecast covers the ten-year period

from mid-year 2018 to mid-year 2027. As permitted by the DCA s. 5(1) 4. the

development charge for the engineered services is based on a longer planning horizon.

One of the recommendations contained in this background study is for Council to
adopt the development-related capital forecast developed for the purposes of the
development charges calculation. It is assumed that future capital budgets and
forecasts will continue to bring forward the capital projects presented here as they will
be needed to service the anticipated growth in the Town. However, it is acknowledged
that changes to the forecast presented here may occur through the Town’s normal

capital budget process.

B. THE DEVELOPMENT-RELATED CAPITAL FORECAST FOR SOFT SERVICES

A summary of the development-related capital forecast for soft services is presented in
Table 3. The table shows that the gross cost of the Town’s capital forecast is estimated
to be $159.90 million. After accounting for the Town of Bradford West Gwillimbury’s
share of the police services capital program, amounting to $701,700, the net municipal
cost is therefore $159.20 million.
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Of this $159.20 million net municipal cost, approximately 50 per cent, or $80.17
million, is related to capital works for parks and recreation. This capital program
accounts for two planned major facilities, various parks development projects, recovery
of remaining debt related to the Innisfil Recreation Complex and the Cookstown

Community Centre.

The next largest capital program belongs to the library board. The library board
intends to construct a new branch in Lefroy as well as a Campus Branch. The capital
program also recovers for outstanding debt related to the Lakeshore Library expansion
as well as the Cookstown Library. Various equipment purchases and additional
collection materials are also included in the forecast. Total costs related to library

services amount to $34.43 million.

The capital program associated with fire services amounts to $20.63 million to provide
for the recovery of debt associated with the replacement and expansion of Lefroy and
Cookstown Stations, and the construction of a new station in Big Bay Point.
Additional fire vehicles, equipment, gear, and the recovery of prior committed

capacity are also included in the DC capital forecast.

The portion of the Town’s program which relates to the provision of development-

related studies is referred to as general government which amounts to $8.22 million.

The municipal fleet capital program totals $6.70 million. This forecast recovers for

fleet purchases along with an existing negative reserve fund balance.

The capital forecast associated with public works includes the recovery of outstanding
debt for the new salt management facility and operations centre, as well as a negative

reserve fund balance, for a total cost of $6.57 million.

The police services capital program primarily recovers for the debenture payments
related to the Innisfil police station. Other equipment purchases and new emergency
response vehicles are included in the forecast. Innisfil’s share of the police capital

forecast amounts to $2.48 million.

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

beyond the 2018 — 2027 planning period. In addition to these reductions, the amounts
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shown in Table 3 have not been reduced by ten per cent for various general services

as required by s. 5 (1) of the DCA.

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

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

C. THE DEVELOPMENT-RELATED CAPITAL FORECAST FOR ENGINEERED
SERVICES

Table 4 provides the development-related capital recoveries for the engineered
services. The roads and related capital program totals $463.43 million. Most of the
roads capital program consists of road construction, reconstruction, widening, and
urbanization projects. The balance of the roads program consists of multi-use trails and
bike lanes, signalizations, and engineering-related studies. It also accounts for a
positive reserve fund balance of $5.72 million. No grants or subsidies have been
identified to fund the roads program and as such, the net municipal cost remains at
$463.43 million. The roads and related capital forecast is based upon the Town’s 2018

Transportation Master Plan.

A summary of the water capital forecast is also included in Table 4. In total, the
program amounts to $140.49 million which recovers for expansions to the water
treatment plant, watermains, water pumping stations and water storage facilities. It
also accounts for reserve fund balances. Approximately $3.32 million is deducted from
the capital program to account for a share of the watermain projects falling under the
responsibility of the Town of Bradford West Gwillimbury. The remaining net

municipal cost of the water capital program is then reduced to $137.18 million.

Finally, the wastewater capital forecast is estimated to be $371.41 million. The largest
component of this program is related to the treatment of wastewater which includes
the stage three and four expansions to the Lakeshore water pollution control plant
(WPCP), and for the new Cookstown WPCP. Also included are various sewage
pumping stations and forcemains, sanitary sewer trunkmains, and reserve fund
balances. No grants, subsidies, or other recoveries have been identified, and as such

the net municipal cost of the wastewater capital program remains at $371.41 million.

Details of the water and wastewater capital forecasts, which are based upon the 2018

update to the Town’s Water and Wastewater Master Servicing Plan, are included in

Appendix D.
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TABLE 3

(in $000)
Gross Grants/ Municipal Total Net Capital Forecast
Service Cost Subsidies Cost 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

1.0 LIBRARY BOARD $34,429.4 $0.0 $34,429.4 $8,115.0 $8,891.8 $388.8 $341.8 $491.8 $1,204.8 $13,768.8 $341.8 $341.8 $542.9
1.1 Committed Excess Capacity - Library $6,973.2 $0.0 $6,973.2 $6,973.2 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

1.2 Recovery of Cookstown Library Debt $1,056.5 $0.0 $1,056.5 $85.5 $85.5 $85.5 $85.5 $85.5 $85.5 $85.5 $85.5 $85.5 $286.6

1.3 Buildings and Land $22,840.0 $0.0 $22,840.0 $0.0 $8,550.0 $0.0 $0.0 $0.0 $863.0 $13,427.0 $0.0 $0.0 $0.0

1.4 Equipment $797.0 $0.0 $797.0 $600.0 $0.0 $47.0 $0.0 $150.0 $0.0 $0.0 $0.0 $0.0 $0.0

1.5 Materials Acquisitions $2,562.7 $0.0 $2,562.7 $256.3 $256.3 $256.3 $256.3 $256.3 $256.3 $256.3 $256.3 $256.3 $256.3

1.6 Recovery of Negative Reserve Fund Balance $200.0 $0.0 $200.0 $200.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

2.0 FIRE SERVICES $20,631.7 $0.0 $20,631.7 $12,660.7 $544.0 $0.0 $210.0 $0.0 $104.0 $0.0 $976.0 $6,137.0 $0.0
2.1 Committed Excess Capacity - Fire $758.5 $0.0 $758.5 $758.5 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

2.2 Buildings, Land and Furnishings $17,392.5 $0.0 $17,392.5 $11,294.5 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $6,098.0 $0.0

2.3 Vehicles $1,784.7 $0.0 $1,784.7 $409.7 $360.0 $0.0 $0.0 $0.0 $0.0 $0.0 $976.0 $39.0 $0.0

2.4 Equipment and Gear $696.0 $0.0 $696.0 $198.0 $184.0 $0.0 $210.0 $0.0 $104.0 $0.0 $0.0 $0.0 $0.0

3.0 POLICE SERVICES $3,186.4 $701.7 $2,484.7 $330.3 $302.3 $262.8 $165.3 $165.3 $165.3 $285.3 $165.3 $165.3 $477.9
3.1 Recovery of SSPS Building Debt $1,642.6 $0.0 $1,642.6 $133.0 $133.0 $133.0 $133.0 $133.0 $133.0 $133.0 $133.0 $133.0 $445.6

3.2 Vehicles & Equipment $1,403.4 $701.7 $701.7 $56.9 $169.3 $129.8 $32.3 $32.3 $32.3 $152.3 $32.3 $32.3 $32.3

3.3 Recovery of Negative Reserve Fund Balance $140.4 $0.0 $140.4 $140.4 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

4.0 PARKS AND RECREATION $80,167.4 $0.0 $80,167.4 $5,343.3 $13,994.9 $7,266.9 $5,354.9 $8,827.2 $2,914.2 $9,536.7 $9,983.4 $2,549.9 $14,396.0
4.1 Committed Excess Capacity - Parks & Rec $550.4 $0.0 $550.4 $550.4 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

4.2 Recovery of IRC Debt $12,202.5 $0.0 $12,202.5 $988.0 $988.0 $988.0 $988.0 $988.0 $988.0 $988.0 $988.0 $988.0 $3,310.5

4.3 Recovery of Cookstown CC Debt $474.8 $0.0 $474.8 $38.4 $38.4 $38.4 $38.4 $38.4 $38.4 $38.4 $38.4 $38.4 $128.8

4.4 Recovery of Cookstown Park Debt $111.3 $0.0 $111.3 $9.0 $9.0 $9.0 $9.0 $9.0 $9.0 $9.0 $9.0 $9.0 $30.2

4.5 Major Facilities $6,200.0 $0.0 $6,200.0 $2,200.0 $0.0 $0.0 $0.0 $4,000.0 $0.0 $0.0 $0.0 $0.0 $0.0

4.6 Park Development and Facilities $60,591.4 $0.0 $60,591.4 $1,557.4 $12,922.5 $6,231.4 $4,319.5 $3,791.7 $1,878.8 $8,501.2 $8,947.9 $1,514.5 $10,926.5

4.7 Equipment $37.0 $0.0 $37.0 $0.0 $37.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

5.0 PUBLIC WORKS $6,566.8 $0.0 $6,566.8 $6,472.8 $94.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0
5.1 Buildings and Land $6,283.1 $0.0 $6,283.1 $6,189.1 $94.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

5.2 Recovery of Negative Reserve Fund Balance $283.7 $0.0 $283.7 $283.7 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

6.0 MUNICIPAL FLEET $6,704.0 $0.0 $6,704.0 $3,647.0 $368.0 $409.0 $810.0 $287.0 $190.0 $397.0 $0.0 $422.0 $174.0
6.1 Committed Excess Capacity - Fleet $2,439.0 $0.0 $2,439.0 $2,439.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

6.2 Town-wide Fleet $4,121.0 $0.0 $4,121.0 $1,064.0 $368.0 $409.0 $810.0 $287.0 $190.0 $397.0 $0.0 $422.0 $174.0

6.3 Recovery of Negative Reserve Fund Balance $143.9 $0.0 $143.9 $143.9 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0 $0.0

7.0 GENERAL GOVERNMENT $8,218.7 $0.0 $8,218.7 $880.0 $748.0 $882.5 $762.0 $1,101.0 $774.0 $674.0 $804.2 $783.0 $810.0
7.1 Fire Services Studies $180.0 $0.0 $180.0 $0.0 $0.0 $0.0 $0.0 $90.0 $0.0 $0.0 $0.0 $0.0 $90.0

7.2 Library Services Studies $231.0 $0.0 $231.0 $0.0 $0.0 $0.0 $37.0 $89.0 $52.0 $0.0 $0.0 $0.0 $53.0

7.3 Finance Studies $220.0 $0.0 $220.0 $0.0 $0.0 $0.0 $0.0 $110.0 $0.0 $0.0 $0.0 $0.0 $110.0

7.4 Planning Studies $2,002.0 $0.0 $2,002.0 $140.0 $233.0 $270.0 $210.0 $297.0 $207.0 $159.0 $176.0 $268.0 $42.0

7.5 Parks and Recreation Studies $210.7 $0.0 $210.7 $0.0 $0.0 $97.5 $0.0 $0.0 $0.0 $0.0 $113.2 $0.0 $0.0

7.6 Demand-Responsive Transit Program $5,225.0 $0.0 $5,225.0 $725.0 $500.0 $500.0 $500.0 $500.0 $500.0 $500.0 $500.0 $500.0 $500.0

7.7 Other Studies $150.0 $0.0 $150.0 $15.0 $15.0 $15.0 $15.0 $15.0 $15.0 $15.0 $15.0 $15.0 $15.0
TOTAL - 10 YEAR SOFT SERVICES $159,904.4 $701.7  $159,202.7 $37,449.1 $24,943.0 $9,210.0 $7,644.0 $10,872.3 $5,352.3 $24,661.7 $12,270.6 $10,399.0 $16,400.8
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TABLE 4

TOWN OF INNISFIL

SUMMARY OF DEVELOPMENT-RELATED CAPITAL PROGRAM
FOR ENGINEERED SERVICES 2018 - 2041

(in $000)

. Grants / Net Municipal
Service Gross Cost Subsidies Cost
1.0 ROADS AND RELATED $463,433.2 $0.0 $463,433.2
1.1 Roads Infrastructure $446,077.5 $0.0 $446,077.5
1.2 Multi-Use Trails and Bike Lanes $10,064.2 $0.0 $10,064.2
1.3 Signalization $5,744.2 $0.0 $5,744.2
1.4 Engineering-Related Studies and Other $6,879.3 $0.0 $6,879.3
1.5 Recovery of Past Commitments1 $385.0 $0.0 $385.0
1.6 Committed Excess Capacity (Available Reserve Fund) ($5,717.1) $0.0 ($5,717.1)
2.0 WATER SERVICES $140,494.5 $3,316.0 $137,178.5
2.1 Water Supply - Plant Costs $27,064.4 $0.0 $27,064.4
2.2 Watermains $69,003.2 $3,316.0 $65,687.2
2.3 Water Pumping Stations $20,606.7 $0.0 $20,606.7
2.4 Water Storage $16,281.2 $0.0 $16,281.2
2.5 Negative Reserve Fund Balance $7,539.0 $0.0 $7,539.0
3.0 WASTEWATER SERVICES $371,406.8 $0.0 $371,406.8
3.1 Wastewater Treatment - Plant Costs (Town-wide) $204,149.9 $0.0 $204,149.9
3.2 Sanitary Sewers $43,665.2 $0.0 $43,665.2
3.3 Sewage Pumping Stations and Forcemains $108,858.0 $0.0 $108,858.0
3.4 Wastewater Treatment (Cookstown) $10,403.9 $0.0 $10,403.9
3.5 Negative Reserve Fund Balance $4,329.8 $0.0 $4,329.8
TOTAL - ENGINEERED SERVICES CAPITAL PROGRAM $975,334.5 $3,316.0 $972,018.5
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\Y CALCULATED DEVELOPMENT CHARGES

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

also discussed.

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

development, the calculated development charges rates are based on gross floor area

(GFA) of building space.

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

charge.

A. DEVELOPMENT CHARGES CALCULATION

1. Unadjusted Residential and Non-Residential Development Charges Rates for
Town-wide Soft Services

A summary of the “unadjusted” residential and non-residential development charges
for the Town-wide soft services is presented in Table 5. Further details of the
calculation for each individual soft service category are available in Appendix B.

The capital forecast for soft services incorporates those projects identified to be related
to growth anticipated in the next ten years. However, not all of the capital costs are
to be recovered from new development by way of development charges. Table 5 shows
that $12.01 million of the capital forecast relates to replacement of existing capital
facilities or to shares of projects that provide benefit to the existing community. These
portions of capital costs would have to be funded from fundraising, property taxes and
other non-development charges revenue sources.

An additional share of $6.17 million has been identified as available DC reserves and
represents the revenues collected from previous development charges. This portion
has been netted out of the chargeable capital costs. Another share of the forecast,
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$57.78 million, is either attributable to growth beyond the 2027 period (and can
therefore only be recovered under future development charges studies) or represents a
service level increase in the Town.

The DCA, s. 5 (1) &, requires that development-related net capital costs for “soft”
services be reduced by 10 per cent in calculating the applicable development charges
for these services. The 10 per cent share of development-related net capital costs not
included in the development charges calculations must be funded from non-
development charges sources. In total, about $9.65 million is identified as the required
10 per cent reduction.

The remaining $73.59 million is carried forward to the development charges
calculation as a development-related cost. Of the development-related cost, $71.43
million has been allocated to new residential development, and $2.16 million has been
allocated to new non-residential development. This results in a charge of $4,266 per
capita and $15.50 per square metre for the provision of soft services.

2. Unadjusted Residential and Non-Residential Development Charges Rates for
Roads and Related Services

Table 6 presents the “unadjusted” residential and non-residential development
charges for roads and related infrastructure. It shows that of the total net cost of the
capital program, estimated to be $463.43 million, $104.71 million is considered to
replace existing infrastructure or to benefit the existing population. A share of the
capital program is associated to population and employment growth beyond 2041,
amounting to $129.97 million. The table shows that no local shares or grants have
been deducted from the roads program. The remaining $228.75 million is carried
forward to the development charges calculation as a development-related cost. Of the
development-related cost, 85 per cent, or $194.44 million,