APPENDIX A

m THE CORPORATION OF THE TOWN OF MARKHAM

the of EXCELLENCE

EXTRACT FROM THE MINUTES OF THE COUNCIL MEETING HELD ON Apr 29, 2008
REPORT NO. 18 - GENERAL COMMITTEE (April 21, 2008)

(10) DEVELOPMENT CHARGES UPDATE (10.0)

Presentation
That the presentation regarding the Development Charges Update be received; and,

That Council directs staff to prepare the Development Charge Background Study incorporating
the following:

That local services be excluded from the calculation of Development Charges;

That all capital projects required for full build-out within the current urban boundary be
included;

That the limited exemption on Non-Residential Developments continue until August 31, 2009 to
coincide with the natural expiry of the 2004 by-laws — ASDC By-law No. 2004-225;

That the change in calculation base be considered in the next Development Charge Background
Study;

That the exemption on expansions/additions to buildings where lot levies were previously paid
be discontinued; :

That the exemption/credit where a change of use exists be amended to provide a credit for an
amount equal to the Development Charges originally paid (unindexed);

That the following services be transferred to Town Wide Hard (TWH) where appropriate: 3
lanes (roads), intersection improvements/signals, illumination, watermains >300mm; and

further,

That staff continue to meet with representatives from the development industry to review the
implementation of this by-law and if necessary after the review, the matter be brought back to

General Committee; and,
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That staff be further directed to:

o Review the quantum of the internal cost recovery to the Town included in overall land
acquisition costs

¢ Consider whether infrastructure currently included in the 2008 Town Wide Hard capital
project list should have a portion of cost deferred as a post period benefit (future growth
not included in the current growth projections)

e Continue to work with the developers to address credit agreement issues.

CARRIED AS AMENDED

(See following motion to amend)

Moved by Regional Councillor G. Landon
Seconded by Regional Councillor T. Wong

That Clause (10), Report No. 18 be amended to add the following:

That staff be further directed to:

- Review the quantum of the internal cost recovery to the Town included in overall land
acquisition costs

- Consider whether infrastructure currently included in the 2008 Town Wide Hard capital
- project list should have a portion of cost deferred as a post period benefit (future growth not
included in the current growth projections)

- Continue to work with the developers to address credit agreement issues.
CARRIED

(The following paragraph was withdrawn)

Review the appropriateness of four mid block crossings over Hwy 404 being required to service
the existing growth forecast to 2031 in advance of the Growth Management Strategy work

currently underway.
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EXECUTIVE SUMMARY

The following summarizes the findings of the study.

(i)

THE TOWN HAS A COMPLEX DEVELOPMENT CHARGES REGIME

The Town of Markham currently levies three types of development charges for the

recovery of growth-related capital costs:

Town-Wide Soft (TWS) Service Development Charges — for the recovery of
growth-related cost for the provision of general government, library, fire, indoor
recreation, parks development and facilities, and public works (building, equipment

and fleet) services.

Town-Wide Hard (TWH) Service Development Charges — for the recovery of
growth-related cost for the provision of major roads and related services, including
structures, sidewalks, streetlights and special traffic management and design
features, as well-as storm water management projects (erosion control projects),

and related studies.

Area-Specific Development Charges (ASDC) — for-the recovery of growth-
related cost for the provision of some roads, intersection improvements, sidewalks,

streetlighting, watermains, sanitary sewers and storm water management facilities

(storm water ponds).

The first two types of development charges, the TWS and TWH, are levied on a
uniform basis against all development in the Town. The ASDC’s are levied on a
planning area-specific basis. The basis for the current charges is the Town’s most recent

development charges background study, completed in 2004.
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(ii)

THE TOWN INITIATED A REVIEW OF DEVELOPMENT CHARGES POLICIES AND
PRACTICES

In 2006, the Town initiated a review of the Town-wide hard and area-specific
development charges projects and cost recovery approach. The review was driven by

two main factors:

(iii)

(iv)

the rapidly increasing cost of capital projects; and

the fiscal soundness, equitability and complexity of the Town’s current

development charges regime.

THE STUDY HAS FOCUSSED ON TWO OBJECTIVES
The Study has focussed on achieving two key objectives:

o Update the cost of the growth-related projects and set new development
charges rates to ensure that growth is fully funding all eligible growth-related

costs; and

o  Examine approaches of providing a more efficient and fiscally viable method
of recovering growth-related costs, while maintaining equitability, through a
reduction in the number of area-specific by-laws, enhancing local service
policies and recoveries, and by funding more projects through the Town-wide

charges.

The Study process has included extensive consultation with the Markham

developers.

STUDY CONSISTENT WITH LEGISLATION

This Town of Markham Development Charges Background Study is presented as
part of a process to lead to the approval of new TWH and ASDC development
charges by-laws in compliance with the Development Charges Act, 1997 (DCA) and
its related regulation (Ontario Regulation 82/98).
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)

(vi)

The current TWS development charges by-law and rates are not being addressed

as part of this Background Study.

ENGINEERED SERVICES WITH GROWTH-RELATED COSTS INCLUDED IN THE
ANALYSIS

The following Town services have been included in the development charges

analysis:

e Roads (including associated structures, sidewalks, streetlights, etc.);
o Water distribution;

e Sanitary sewérs; and

e Storm water management.

The other eligible Town services, often referred to as Town-wide soft. services,

have not been included in this development charges analysis.
THE GROWTH FORECAST COVERS THE PERIOD 2008-2031 7

As this development charges study deals only with engineered services — roads and
associated works, water, sanitary sewers and storm water management programs -—
the longer forecast period, 2008-2031, forms the basis of the calculations.

The forecast represents the build-out of lands currently designated under the
Town’s Official Plan for residential and non-residential development.

The growth forecast used in the study is based on the forecasts prepared by Hemson
in conjunction with the Town’s Planning & Urban Design Department.

The residential forecast provides for an additional 30,990 households, over the
period 2008-2031, and a population in the new households of approximately
86,500.
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e [t isforecast that 795 hectares of additional non-residential land will be developed

over the planning period.

(vii) TWO APPROACHES ARE USED TO CALCULATE DEVELOPMENT CHARGES

Town-Wide Hard Development Charges

¢  This approach results in uniform charges throughout the Town for each of the
Town-wide soft and Town-wide hard services. The scope of works to be funded
from the Town-wide hard development charges has been expanded from the

Town’s previous practices. The Town-wide hard services include the following:

e roads and related infrastructure, e.g. the 3* and 4 travelled lanes, sidewalks,
street lights, intersection improvements, bridges, culverts, streetscape

improvements, related land acquisition needs, and traffic management;
e  storm water management (watercourse improvements);
e watermains in excess of 300 mm; and
¢ studies related to the above.

o The resulting development charges for these services would be imposed against all

development anywhere in the Town.

Area-Specific Development Charges

e The scope of works being recovered for under the area-specific development
charges has been narrowed since the Town’s 2004 Development Charges Study.
Some costs previously recovered for under the area-specific charges are now
proposed to be recovered through the Town-wide hard charges and as local service

contributions. The area-specific charges now recover primarily for the following

services:

*  sanitary sewers;
N

e storm water management facilities (storm water ponds); and
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e growth-related studies.

¢ Insome situations, the area specific charges will continue to recover for some
outstanding costs for projects undertaken through credit agreements with
various landowners and to recovery costs for other outstanding area specific

issues.
(viii) PROPOSED TOWN-WIDE HARD SERVICE CHARGES

®  The following summarizes the proposed residential and non-residential charges for

Town-wide hard services:

Residential Development Charges $/unit
Single and Semi-Detached Units $7,965
Townhouse and Other Multiples $6,267
Apartments
Large : $4,928
Small $2,961
Non-Residential Development Charges $/Net Hectare
All Non-Residential Development $166,889

(ix) AREA-SPECIFIC CHARGES

®  Area-specific development charges are recommended for sanitary sewers, storm
water management facilities, growth-related studies and other outstanding area-

specific growth-related costs.

¢ The area-specific approach more closely aligns costs and benefits for services where

benefits are more localized and can be identified.
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The following summarizes the proposed area-specific development charges for

various areas in the Town:

$/Net Hectare
Area 4 - Don Mills/Browns Corner $ 29,371
Area 5 - Armadale $ 10,694
Area 7 - Armadale NE $ 13,911
Area 8 - Milliken Mills $196,289
Area9-PD1-7 $508,403
Area 17 - Rodick/Miller Road Planning District $293,218
Area 42A - South Unionville $ 54,775
Area 42A-1 - South Unionville - Helen Ave $770,062
Area 42B - Markham Centre $ 45,474
Area 42B.2 - Markham Centre - Clegg $ 64,003
Area 42B.4 - Markham Centre - Hotel $848,772
Area 42B.6 - Markham Centre - South Hwy 7 $321,738
Area 42B.8 - Markham Centre - Sciberras $541,610
Area 42B.9 - Markham Centre - East Precinct ’ $524,837
Area 43 - Greensborough $ 2,736
Area 44A - Rouge North East $ 6,892
Area 45A - Wismer ' $ 6,647
Area 46 - Cathedral $ 3,106
Area 47A - Angus Glen | $ 11,046
Area 47B - York Downs and $ 24,175
Area 49 - 404 North $ 17,229
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(x) MODIFICATIONS TO THE TOWN’S DEVELOPMENT CHARGES BY-LAW AND
LOCAL SERVICE DEFINITIONS ARE PROPOSED

¢  The Town is proposing to modity a few provisions of the development charges by-

law. The proposed draft by-law is available, under separate cover, and all the by-law
provisions are provided in the draft. Some of the changes being proposed include:

¢ Definition of large and small apartments:

¢ One-bedroom apartment to small apartment dwelling with a gross floor

area equal to or less than 750 square feet.

¢ Two-bedroom or larger to large apartment dwelling with a gross floor area

of more than 750 square feet.

¢ Limited exemption on non-residential developments is to continue until
August 31, 2009 to coincide with the natural expiry of the 2004 by-laws.

¢ The exemption on expansions/additions to buildings where lot levies were

previously paid will be discontinued.

o The exemption/credit where a change of use exists is amended to provide a

credit for an amount equal to the development charges originally paid.

¢ The proposed draft by-laws should be reviewed for the exact wording of the
changes and all rules related to the implementation and levying of
development charges in the Town of Markham.

*  The Town has reviewed and updated the definition of local services.

¢ The reason for establishing this definition is to determine the capital costs
eligible for inclusion in the development charges calculation for the Town.

e The functions or services deemed to be local in nature are not to be included

in the determination of the development charges rates.
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¢ The provision of local services is considered to be a direct developer
responsibility under 5.59 of the DCA and will (or may) be recovered under

other agreement(s) with the landowner or developer.

*  The Background Study contains details on the Town’s new local service

definitions and policies.

It is recommended thatTown’s other practices regarding collection of development
charges and by-law administration continue to the extent possible, having regard

to any requirements of the DCA.

It is recommended that the Town continue to actively encourage the use of front-
ending agreements or developer agreements (and services-in-lieu arrangements),
whichever are practical and desirable by the development industry and the Town;

It is recommended that Council adopt “in principle” the growth-related capital
forecast for Town-wide and area-specific services included in this background
study, subject to annual review through the Town’s normal capital budget process.

The adoption “in principle” of the growth-related capital forecast will signify
Council’s intention to ensure that the increase in need for services attributable to
growth will be met as required under the DCA, 5.5.(1) 3. It is recognized, however,
that specific projects and project timing as contained in the forecast included in
this study may be revised from time to time at the discretion of Council.
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APPENDIX C

MINUTES
DEVELOPMENT CHARGES
PUBLIC MEETING
2008-05-27

Attendance
Council

Mayor F. Scarpitti

Deputy Mayor J. Heath
Regional Councillor J. Jones
Regional Councillor T. Wong
Regional Councillor G. Landon
Councillor V. Burke (a: 6:32)
Councillor E. Shapero
Councillor J. Virgilio
Councillor C. Moretti (a: 6:28)
Councillor J. Webster
Councillor D. Horchik
Councillor L. Kanapathi
Councillor A. Chiu

Staff

J. Livey, Chief Administrative Officer

J. Baird, Commissioner of Development Services

A. Taylor, Commissioner of Corporate Services

P. Loukes, Acting Commissioner, Asset
Management

A. Seabrooke, Acting Commissioner, Markham
Public Libraries, Fire & Emergency
Services, Recreation Services and Culture

C. Conrad, Town Solicitor ‘

K. Kitteringham, Deputy Clerk

M. Visser, Manager, Strategy and Innovations

C. Raynor, Committee Clerk

B. Cribbett, Treasurer

K. Ross, Acting Manager, Development Finance

A. Cachola, Manager, Capital Administration

J. Wong, Technology Support Specialist

The public information meeting dealing with the proposed Development Charges By-law
convened at 6:20 p.m., with Mayor F. Scarpitti in the Chair.

1. DEVELOPMENT CHARGES PUBLIC MEETING (7.11)

Presentation

It was noted that this Public Meeting was held under section 12 of the Development Charges Act
and that Notice of the Development Charges Public Meeting for this date was published in the
Markham Economist & Sun and Thornhill Liberal on May 1, 2008.

Council received a copy of a report titled DC Transition Rules that was approved by General

Committee on May 26, 2008

Mr. Craig Binning, Hemson Consulting Ltd., provided a presentation on the proposed
development charges by-laws. Mr. Binning provided some background on the Development
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Charges Study and the proposed changes to the Development Charges framework. It was noted
that only the Town Wide Hard and Area Specific Development Charges will be impacted.
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Council sought clarification on the changes and were advised that some increases to the Town
wide hard Developments Charges are offset by decreases in the area specific Development

Charges.

2. COMMENTS FROM THE PUBLIC
Letters

Council received the following comments regarding the proposed development charges by-laws:

a) Letter dated May 12, 2008 from Matthew Nisker, IBI Group (addressed to Frank J.
Spaziani, Angus Glen Development Ltd./Kylemore Communities).

b) Letter dated May 14, 2008 from Julie Bottos, SCS Consulting Group Ltd.

C) Memorandum dated May 22, 2008 from Patrick O'Hanlon, President, Angus Glen

Development Ltd.
d) Letter dated May 27, 2008 from M. Filice, Liberty Development Corporation.

Mr. R. Grimes, IBI Group suggested that the changes to the Development Charges framework
will increase development costs in some areas and not others. Mr. Grimes suggested that those
areas that are already partially developed be grandfathered and that the new regime apply only to
new developments. Additionally, he stated that the proposed financing charges were too high.

Mr. P. O’Hanlon, Angus Glen Developments, spoke to reiterate that the new regime impacts
developments differently. Mr. Hanlon requested a 10 year transition plan in order to allow time

for higher density development.

Mr. N. Mracic, Metrus Developments Inc., advised that analysis of the impacts of the new
regime is still underway.

It was noted that the final report on the proposed Development Charges By-law will go to
General Committee on June 9, 2008 and to a subsequent Council meeting for adoption.

Moved by Regional Councillor G. Landon
Seconded by Councillor J. Virgilio

That the following comments regarding the proposed development charges by-laws be received
and referred to staff:

a) Letter dated May 12, 2008 from Matthew Nisker, IBI Group (addressed to Frank J.
Spaziani, Angus Glen Development Ltd./Kylemore Communities);

b) Letter dated May 14, 2008 from Julie Bottos, SCS Consulting Group Ltd;

c) Memorandum dated May 22, 2008 from Patrick O'Hanlon, President, Angus Glen
Development Ltd;



d)
€)

g

3.

Development Charges Public Meeting
2008-05-27

MINUTES

Page 4

Letter dated May 27, 2008 from M. Filice, Liberty Development Corporation;
Deputation from Mr. R. Grimes, IBI Group, at the public meeting on May 27, 2008;
Deputation from Mr. P. O’Hanlon, Angus Glen Development, at the public meeting on
May 27, 2008;

Deputation from Mr. N. Mracic, Metrus Developments Inc., at the public meeting on

May 27, 2008.
CARRIED

ADJOURNMENT

The public information meeting adjourned at 7:13 p.m.
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TOWN OF MARKHAM

2008 DEVELOPMENT CHARGES (HARD) REVIEW

After $1.5M Bridge Contingency

OPTION #1

[RESIDENTIAL DC's
Proposed 2008 Proposed 2008
Current Development Development
2004 Bylaw}] Charge Per Unit Charge Per Unit Variance Variance

Rate Per (Before TWH (After TWH After TWH | After TWH

Unit Type Unit Contingency) Contingency) | Contingency| Contingenc
$ $ $ $
Singles and Semis 3,252 7,965 8,005 40 0.5%
Multiple Unit Dwelling (Townhouses) 2,554 6,267 6,299 32 0.5%
Apartments - Large (> 750 sq. ft.) 1,932 4,928 4,954 26 0.5%
Apartments - Small ( = or < 750 sq. ft.) 1,383 2,961 2,976 15 0.5%
[Cost per Capita | 2,115 li 2,126 |
NON-RESIDENTIAL DC's
Proposed 2008 Proposed 2008
Current Development Development
2004 Bylaw| Charge Per Hectare @l Charge Per Hectare| Variance Variance

Rate Per (Before TWH (After TWH After TWH | After TWH

Unit Type Hectare Contingency) Contingency) | Contingency| Contingency
) $ $ $ $

Industrial/ Office/ Retail 81,007 166,889 167,741 852 0.5%







IBI

GROUP

May 12, 2008

Frank J. Spaziani

Angus Glen Development Ltd. /
Kylemore Communities

10080 Kennedy Road
Markham, Ontario

L6C 1N9

Dear Mr. Spaziani:

Impact of Development Charge Transfer on Angus Glen, Area 47A

You asked us to examine the impact that the proposed development charge regime, being proposed by
the Town of Markham (the Town), will have on Angus Glen, Area 47A, whereby the Town will be
transferring most of the area specific development charges to Town Wide Hard.

We understand that Angus Glen currently has 734 units yet to be built, comprising of 166 singles, 130
townhouses, 120 garden apartments and 318 apartments on a multi-residential site, on approximately 18

hectares of land.

Based on the Town'’s estimates, as of May 2, 2008, after the transfer from ASDC to TWH, there will be a
35% increase in Markham TWH development charges across all unit types. As a result of the transfer,
DCs for singles and semis will increase by $1,988 per unit more than if the current policy remained in
place, townhouse units will increase by $1,564 per unit and apartment units increased by $1,230 per unit.
The total increase in TWH development charges relating to ASDC's to Angus Glen is $1,072,068, under

the proposed policy.

The total amount being transferred out of the area specific and into the TWH is $238,604. The net
increase in development charges specifically relating to the transfer of ASDC's to TWH's that Angus Glen
will herein have to bear is $833,464. This calculation is shown below.

Estimated ASDC to be Paid under Current Policy (not including Bridge and Credit Agreement Items)

Net [.and Area to be Developed (per above) 18.238 Ha

Estimated Charge per Ha (per above) $13,083 per Ha

Total ASDC to be paid under current policy $238,604 (1)

5th Floor, 230 Richmond Street West, Toronto, ON, M5V 1V6, Canada (416) 596-1930, FAX (416) 596-0644

IBI is a group of companies providing professional services and 1s affiliated with [BI Group Architects.



Frank J. Spaziani -2- May 9, 2008

Estimated Incremental TWH DC to be Paid under Proposed Policy

Proposed Incremental Increase

Unit to TWH under New Policy Total
Lots 1 to 166 g 166 $1,988 $ 330,008
Block 167 {garden apartments) 120 $1,230 $ 147,600
Multi Residential Site 318 $1,230 $ 391,140
Towns 130 $1.564 $ 203,320
Total 734 $1,072,068 (2)

Net Additional Cost to be paid by Angus Glen under Proposed ASDC Policy $833,464(2)-(1) above

Due to the differences in infrastructure requirements and relative stages of completion, certain areas
including Angus Glen are disadvantaged by the proposed transfer of ASDC to the TWH. Because the
transfer is revenue neutral to the Town of Markham, other development areas are revenue positive as a

result of the transfer.

In order to alleviate this situation the Town could employ a grandfathering of areas whose development is
mostly complete (keeping these area under the current regime) or provide a significant transition period
before implementing the proposed new regime. The solution involving an equalization mechanism among
the areas would require cooperation from all landowners and would be difficult to implement.

Sincerely,

Matthew Nisker



