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In July, 2008, a Development Charge Background Study was prepared on behalf of the Town of 

East Gwillimbury.  This document provided the opportunity for the Town and developing 

landowners within the Town to discuss servicing needs of the Town along with matters such as 

cash flow and timing for construction of these works. 

 

This report provides an update to the July 2008 Background Study. 
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EXECUTIVE SUMMARY 
 
1. The report provided herein represents the Development Charge Background Study for 

the Town of East Gwillimbury required by the Development Charges Act (DCA).  This 

report has been prepared in accordance with the methodology required under the DCA.  

The contents include the following: 

• Chapter 1 – Overview of the legislative requirements of the Act; 

• Chapter 2 – Review of present DC policies of the Town; 

• Chapter 3 – Summary of the residential and non-residential growth forecasts for 

the Town; 

• Chapter 4 – Approach to Calculating the Development Charge; 

• Chapter 5 – Review of historic service standards and identification of future 

capital requirements to service growth and related deductions and allocations; 

• Chapter 6 – Calculation of the development charges; 

• Chapter 7 – Development charge policy recommendations and rules; and 

• Chapter 8 – By-law implementation. 

2. Development charges provide for the recovery of growth-related capital expenditures 

from new development.  The Development Charges Act is the statutory basis to recover 

these charges.  The methodology is detailed in Chapter 4.  A simplified summary is 

provided below: 

1) Identify amount, type and location of growth 

2) Identify servicing needs to accommodate growth 

3) Identify capital costs to provide services to meet the needs 

4) Deduct: 

• Grants, subsidies and other contributions 

• Benefit to existing development 

• Statutory 10% deduction (soft services) 
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• Amounts in excess of 10 year historic service calculation 

• DC Reserve Funds (where applicable) 

5) Net costs then allocated between residential and non-residential benefit 

6) Net costs divided by growth to provide the DC charge 

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

projects the following population, housing and non-residential floor area for the ten year 

(2008-2017), twenty year (2008-2027) and build out periods. 

Measure 2008-2017 2008-2027 2008-2031 2008-2031 Urban

Net Population Increase 24,163                 56,814                 66,828                 66,629                 

Residential Unit Increase 7,905                   18,905                 22,205                 21,765                 

Non- Residential Gross 
Floor Area Increase (ft²) 8,303,700            22,580,500          25,728,800          23,256,947          

 
 

4. The Town’s present by-law 2004-88 was passed on August 9, 2004, and came into force 

on August 10, 2004 and will expire on August 10, 2009.  The Town is undertaking a 

development charge public process and anticipates passing a new by-law in advance of 

the expiry date.  The mandatory public meeting will be set for May 28, 2009 with 

adoption of the by-law anticipated subsequently. 

5. The development charges currently in effect are $5,904 for single detached dwelling 

units Town-wide (plus area specific charges in Queensville, Holland Landing, Sharon, 

Mount Albert, and Yonge-Green Lane), ranging from $502 to $4,175.  Non-residential 

charges are $1.61 per sq. ft. (plus area specific charges in Queensville, Holland 

Landing, Sharon, Mount Albert, Leslie Green Lane, and Yonge-Green Lane), franging 

from $0.06 to $2.34.  This report has undertaken a recalculation of the charges based on 

future identified needs (presented in Schedule ES-1 for Residential and Non-Residential) 

and has been provided on a Town-wide basis for all services.  The corresponding single-

detached unit charge is $10,846.  The non-residential charge (calculated on the same 

services and on the same basis) is $2.94 per sq. ft. of building area.  These rates are set 

before Council for their consideration. 
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6. The Development Charges Act requires a summary to be provided relative to the gross 

capital costs and the net costs to be recovered over the life of the by-law.  This 

calculation is provided by service and is presented in Table 6-4.  A summary of these 

costs is provided below: 

Total gross expenditures planned over the next five years 96,572,598$    
Less:
Benefit to existing development 4,681,963$      
Post planning period benefit 1,890,391$      
Ineligible re:  Level of Service 5,838,512$      
Mandatory 10% deduction for certain services 4,022,921$      
Grants, subsidies and other contributions -$                 
Net Costs to be recovered from development charges 80,138,812$     

 

Hence, $16.4 million (or an annual amount of $3.3 million) will need to be contributed 

from taxes and rates, or other sources. 

Based on the above capital listing, the Town plans to spend $96.6 million over the next 

five years of which $80.1 million (83%) is recoverable from development charges.  Of 

this net amount, $61.1 million is recoverable from residential development and $19.0 

million from non-residential development.  It is noted also that any exemptions or 

reductions in the charges would reduce this recovery further. 

7. Considerations by Council – The background study represents the service needs arising 

from residential and non-residential growth over the forecast periods. 2008 - 2031 Urban 

based on population/employment for Wastewater and Water Services, 24 years for 

Services Related to a Highway, and Other Transportation Services and 10 years for all 

other services.  However, Council will consider the findings and recommendations 

provided for in the report and, in conjunction with public input, approve such policies and 

rates it deems appropriate.  These directions will refine the draft DC by-law which is 

included in Appendix E.  These decisions may include: 

• adopting the charges and policies recommended herein; 

• considering additional exemptions to the by-law; 

• considering reductions in the charge by class of development (obtained by removing 

certain services on which the charge is based and/or by a general reduction in the 

charge). 
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1. INTRODUCTION 
 

1.1 Purpose of this Document 
 

This background study has been prepared pursuant to the requirements of the Development 

Charges Act, 1997 (s.10), and accordingly, recommends new development charges and policies 

for the Town of East Gwillimbury. 

 

The Town retained Watson & Associates Economists Ltd. (Watson) to undertake the 

development charges (DC) study process in 2007.  Watson worked with senior staff of the 

municipality in preparing this DC analysis and policy recommendations. 

 

This Development Charge Background Study, containing the proposed Development Charge 

By-law, will be distributed to members of the public in order to provide interested parties with 

sufficient background information on the legislation, the study’s recommendations and an 

outline of the basis for these recommendations.   

 

This report has been prepared, in the first instance, to meet the statutory requirements 

applicable to the Town’s Development Charge Background Study, as summarized in Chapter 4.  

It also addresses the requirement for “rules” (contained in Chapter 7) and the proposed by-law 

to be made available as part of the approval process (included as Appendix E). 

 

In addition, the report is designed to set out sufficient background on the legislation (Chapter 4), 

current Town DC policy (Chapter 2) and the policies underlying the proposed by-law, to make 

the exercise understandable to those who are involved. 

 

Finally, it addresses post-adoption implementation requirements (Chapter 8) which are critical to 

the successful application of the new policy. 

 

The Chapters in the report are supported by Appendices containing the data required to explain 

and substantiate the calculation of the charge. A full discussion of the statutory requirements for 

the preparation of a background study and calculation of a development charge is provided 

herein. 
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1.2 Summary of the Process 
 
The Public Meeting required under section 12 of the Development Charges Act, 1997, has been 

scheduled for May 28, 2009 in the Town of East Gwillimbury Council Chambers.  Its purpose is 

to present the study to the public and to solicit public input.  The meeting is also being held to 

answer any questions regarding the study’s purpose, methodology and the proposed 

modifications to the Town’s development charges. 

 

In accordance with the legislation, the background study and proposed DC by-law will be 

available for public review on or before May 13, 2009. 

 

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

 

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

Meeting; 

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

meeting. 

 

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

charge by-law adoption process. 
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FIGURE 1-1 
SCHEDULE OF KEY DEVELOPMENT CHARGE PROCESS DATES 

FOR THE TOWN OF EAST GWILLIMBURY 
 

 

1. Data collection 2007 – early 2008 

2. Preparation of Draft Study April, 2008 

3. Preparation of Development Charge Update April, 2009 

4. Public Meeting Ad placed in newspaper(s) May 6, 2009 

5. Background study and proposed by-law available to public May 13, 2009 

6. Public meeting of Council May 28, 2009 

7. Deadline for comments and submissions from the public May 28, 2009 

8. Council considers adoption of background study and passage of 

by-law 

Subsequent to public 

meeting 

9. Newspaper notice given of by-law passage 
By 20 days after 

passage 

10. Last day for by-law appeal 
40 days after 

passage 

11. Town makes available pamphlet (where by-law not appealed) 
By 60 days after 

inforce date 
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2. CURRENT TOWN OF EAST GWILLIMBURY POLICY 
 

2.1 Schedule of Charges 
 

On August 9, 2004, the Town of East Gwillimbury passed By-law 2004-88 under the 

Development Charges Act, 1997.  The by-law came into effect on August 10, 2004.  The by-law 

imposes development charges on residential and non-residential uses. 

 
2.2 Services Covered 
 

The following are the services covered under By-law 2004-88: 

 

(a) Waterworks 

(b) Wastewater 

(c) Stormwater 

(d) Roads and Public Works 

(e) Fire Protection 

(f) Library 

(g) Recreation 

(h) Parks 

(i) Administration 

(j) Local Studies 

 
2.3 Timing of DC Calculation and Payment 
 

Development charges are calculated and payable on the date that the first building permit is 

issued in relation to a building or structure on land to which a development charge applies. 

 

2.4 Indexing 
 

By-law 2004-88 provides for the mandatory annual indexing of charges on January 1st of each 

year. 
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2.5 Redevelopment Credit 
 

A credit shall be allowed, provided that the land was improved by occupied structures (or 

structures capable of occupancy) within the five years prior to the issuance of the building 

permit, and the building permit has been issued for the development or redevelopment within 

five years from the date the demolition permit has been issued. 

 

2.6 Exemptions 
 

The following exemptions are provided under By-law 2004-88: 

 

• Lands ands that are owned by and used for the purposes of: 

 (a) the municipality or a local board thereof; 

 (b) a board of education; or 

 (c) the Region of York or a local board thereof 

 

• an enlargement to an existing dwelling unit; 

• one or two additional dwelling units in an existing single detached dwelling; or one 

additional dwelling unit in any other existing residential building; 

• enlargement of the gross floor area of an existing industrial building where the gross 

floor area is enlarged by 50 percent or less 

• lands, buildings or structures used or to be used for a place of worship or for the 

purposes of a cemetery or burial ground exempt from taxation under the Assessment 

Act; 

• lands for which Development charges were paid under previous agreements. 

 

Table 2-1 provides the rates currently in effect (as well as a breakdown of the charges by 

service). 
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Table 2-1 

 

NON 
RESIDENTIAL 

CHARGE
Single & Semi 

Detached Multiples Apartments with > 
= 2 bedrooms

Apartments with < 
2 bedrooms

per ft² of Gross 
Floor Area

Roads 840 697 525 361 $0.49
Administration 596 494 373 256 $0.42
TOWN-WIDE TOTAL 1,436 1,191 898 617 $0.91

TOWN-WIDE (Excluding Queensville) 
Public Works 14                          11                          9                             6                             $0.01
Fire Services 295                        245                        185                        128                        $0.23
Library 577                        478                        360                        249                        $0.06
Parks 1,329                     1,101                     830                        571                        $0.15
Recreation 2,253                     1,867                     1,408                     969                        $0.25
TOWN-WIDE TOTAL 4,468                    3,702                   2,792                   1,923                    $0.70

NON 
RESIDENTIAL 

CHARGE
Single & Semi 

Detached Multiples Apartments with > 
= 2 bedrooms

Apartments with < 
2 bedrooms

per ft² of Gross 
Floor Area

QUEENSVILLE
Public Works 292                        242                        183                        125                        $0.16
Fire Services 359                        298                        224                        155                        $0.36
Library 582                        482                        364                        250                        $0.06
Parks 648                        537                        405                        279                        $0.08
Recreation 2,269                     1,881                     1,418                     977                        $0.26
Local Studies 26                          21                          16                          11                          $0.01
QUEENSVILLE AREA-WIDE TOTAL 4,175                    3,461                   2,611                   1,796                    $0.93
Holland Landing
Water 912                        756                        570                        393                        $0.54
Sanitary Sewer 1,289                     1,069                     805                        555                        $0.77
Storm Water Management 849                        703                        530                        365                        $0.62
Sidewalks 378                        313                        236                        163                        $0.26
Local Studies 255                        212                        160                        110                        $0.15
HOLLAND LANDING AREA-WIDE TOTAL 3,683                    3,053                   2,301                   1,586                    $2.34
Sharon
Sidewalks 99 83 63 43 $0.06
Local Studies 5 4 3 3 -
SHARON AREA-WIDE TOTAL 104 86 66 45 $0.06
Mount Albert
Water 1,094                     906                        684                        470                        $0.63
Sanitary Sewers 1,759                     1,458                     1,099                     757                        $1.01
Local Studies 310                        258                        194                        134                        $0.18
MOUNT ALBERT AREA-WIDE TOTAL 3,163                    2,622                   1,977                   1,361                    $1.81
Leslie-Green Lane
Sidewalks - $- $- $- $0.06
Water - - - - $0.15
LESLIE-GREEN LANE AREA-WIDE TOTAL -                        -                       -                       -                        $0.21
Yonge-Green Lane 
Water 502                        416                        314                        216                        $0.30
YONGE-GREEN LANE AREA-WIDE TOTAL 502                       416                      314                      216                       $0.30

AREA-SPECIFIC CHARGE
NON 

RESIDENTIAL 
CHARGE

SHARON COMMUNITY PLAN $666.79 $per ACRE Not Applicable

RESIDENTIAL CHARGE PER UNIT

TOWN OF EAST GWILLIMBURY
DEVELOPMENT CHARGE SUMMARY - EFFECTIVE JANUARY 1, 2008

TOWN-WIDE CHARGE
RESIDENTIAL CHARGE PER UNIT

AREA-WIDE CHARGE
RESIDENTIAL CHARGE PER UNIT

 
 

The charges provided above are payable on development occurring throughout the Town and in 

area specific charges in Queensville, Holland Landing, Sharon, Mount Albert, Leslie Green 

Lane, and Yonge-Green Lane. 

. 
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3. ANTICIPATED DEVELOPMENT 
 
3.1 Requirements of the Act 
 
 
Chapter 4 provides the methodology for calculating a development charge as per the 

Development Charges Act, 1997.  Figure 4-1 presents this methodology graphically.  It is noted 

in the first box of the schematic that in order to determine the development charge that may be 

imposed, it is a requirement of Section 3.5 (1) of the Development Charges Act that “the 

anticipated amount, type and location of development, for which development charges can be 

imposed, must be estimated”. 

 

The growth forecast contained in this Chapter (with supplemental tables in Appendix A) 

provides the anticipated development which the Town of East Gwillimbury will be required to 

provide services for over a 10-year (mid 2008-mid 2018), 20-year (mid 2008-mid 2028) and 

buildout1 time horizon.   

 

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

 
In compiling the growth forecast for the Town of East Gwillimbury the following reports were 

consulted: 

 

• Town of East Gwillimbury Growth Management Report, May 19, 2003, Watson & 

Associates Economists Ltd (Formerly C.N. Watson); 

• Town of East Gwillimbury Development Charges Background Study, June 24, 2004, 

Watson & Associates Economists Ltd (Formerly C.N. Watson). 

• Town of East Gwillimbury Future Employment Lands Economic Review, October 2006, 

Watson & Associates Economists Ltd (Formerly C.N. Watson) in association with WCM 

Consulting Ltd. 

 

 

                                                 
1 Buildout represents the Town’s 2031 population and employment which is 90,000 and 43,800 
respectively, as per the Town of East Gwillimbury 2008 draft phasing plan for the new Official Plan (OP). 
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In addition to reviewing the above-mentioned documents, the following key indicators were also 

considered in generating the population, household and non-residential forecast; 

 

• 1991, 1996, 2001 and available 2006 Census data; 

• historical  residential building permits over the past 10-years; 

• proposed residential units in the development approvals process by dwelling type 

and location; 

• historical non-residential building permit values over the past 10-years; and  

• 1996 and 2001 Census employment data. 

 

Discussions were also held with the Town regarding designated urban residential lands and 

vacant lots outside of proposed/registered plans of subdivision.  Town staff was also consulted 

regarding current anticipated non-residential development activity and land supply within the 

Town.   

 

3.3 Summary of Growth Forecast 
 
A detailed analysis of the residential and non-residential growth forecasts is provided in 

Appendix A, and the methodology employed is illustrated in Figure 3-1.  The discussion 

provided herein, summarizes the anticipated growth for the Town and describes the basis for 

the forecast.  The result of the growth forecast analysis is summarized in Table 3-1 and 

Schedule 1.  As identified in Table 3-1 and Schedule 1, the population is anticipated to reach 

45,735 by mid 2018, 78,386 by mid 2028 and 88,399 by buildout, a respective increase of 

24,163, 56,814 and 66,828 persons over total forecast period.  Figure 3-2 graphically illustrates 

the average annual unit forecast from mid-2008 to mid-2031. 

 

1. Unit Mix (Appendix A – Schedules   3, 4, 5A and 5B) 

 

• The unit mix for the Town was derived from historical development activity, units 

in the development approvals process (as per Schedule 6 and 7), as well as 

discussions with East Gwillimbury staff, regarding anticipated development 

trends for the Town. 
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FIGURE 3-1 
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• Based on the above indicators, the 20-year growth forecast is premised upon a 

unit mix of 75% low density (single family and semi-detached), 15% medium 

density (multiples except apartments) and 10% high density (apartments).  
 

2. Geographic Location, Schedule 2, Appendix A) 

• Schedule 2 outlines the anticipated amount, type and location of development 

between urban and rural. Over the 20-year forecast 99% of the housing growth will 

be in the urban area and the reaming 1% in the rural area.  In addition, Schedule 6 

summarizes the supply of housing within the Town of East Gwillimbury by approval 

status and location.    
 

3. Planning Period  

 

• Short, medium and longer-term time horizons (10-years, 20-years and buildout) are 

required for the DC process.  The DCA limits the planning horizon for certain 

services, such as parks, recreation and libraries, to a 10-year planning horizon.  

Roads, water and wastewater services utilize a longer planning period.   

 

4. Population in New Units (Appendix A - Schedules 3, 4, 5A and 5B) 

 

• The number of housing units to be constructed in East Gwillimbury during the short, 

medium and long term period is presented on Schedule 1 (average of 

approximately 920 units per annum over the 20-year time horizon).   As well, this 

schedule provides graphically the forecast unit development for the 20-year 

forecast period in comparison to building activity over the past 10-years. 
 
• Population in new units are derived from Schedules 3, 4, 5A and 5B, which 

incorporate historical development activity, anticipated units (see unit mix 

discussion), and 1991, 1996, 2001 and 2006 Census data. 
 

• Schedule 8 summarizes the PPU for the new housing units by age and type of 

dwelling based on information provided through the Town’s Growth Management 

Report.  As the Town has experienced low growth due to lack of water / wastewater 
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servicing, the demographic profile was acknowledged as being different from high 

growth municipalities.  Hence, a blended PPU was derived, based on data from 

Aurora, Newmarket and Georgina..  The total calculated PPU has been adjusted to 

account for the downward PPU trend which has been recently experienced in both 

new and older units, largely due to the aging of the population. For each dwelling 

type the adjusted 20-year average PPU is:  
 

• Low-density: 3.39 
 
• Medium-density: 2.81 
 
• High-density: 1.77 

 
 

5. Existing Units and Population Change (Appendix A - Schedules 3, 4, 5A and 5B) 

 

• Existing households for mid 2008 are based on the 2006 Census households, plus 

estimated residential units constructed between mid 2006 and mid 2008 assuming 

a six and twelve month lag between construction and occupancy for low/medium 

density and high density dwellings respectively. (Schedule 7).   

 

• The decline in average occupancy levels for existing housing units are calculated in 

Schedules 3, 4, 5A and 5B, by aging the existing population over the forecast 

period.  

 

6.  Employment (Appendix A, Schedule 10, 11, 12)  

 

• Employment projections are largely based on the activity rate method, which is 

defined as the number of jobs in a municipality divided by the number of residents. 

Key employment sectors include primary, industrial, commercial, institutional, and 

work at home, which are considered individually below.  

 

• 2001 employment data (place of work) for the Town is outlined in Schedule 10.    

The 2001 total employment is broken out by the following sectors:  

 
• 185 primary (4%); 

 
• 1,368 industrial (33%); 
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• 1,019 population related or commercial (24%); 

 
• 424 institutional (10%); and 

 
• 1,209 Work at home employment (29%). 

 
• This provides a total employment figure of 4,205 based on the 2001 Census. 

Additional details regarding historical employment trends by sub-sector are 

summarized in Schedule 12.  

 

• Total employment for the Town is anticipated to reach approximately 16,933 by mid 

2018, 37,755 by mid 2028 and 42,555 by buildout. The employment increase for 

the 10-year period is 12,542, 33,364 for the 20-year period and 38,164 for buildout.   

 

7. Non-Residential Sq. Ft. Estimates (Gross Floor Area (GFA), Appendix A, Schedule 10) 

 

• Square footage estimates were calculated in Schedule 10 based on the following 

employee density assumptions; 1,000 sq.ft per employee for industrial, 400 sq.ft per 

employee for commercial and 500 sq.ft. per employee for institutional employment.   

 

• The incremental Gross Floor Area (GFA) increase for the municipality is 

approximately 8,303,700 sq.ft. over the 10-year projection period, 22,580,500 sq.ft. 

for the 20-year projection period and 25,728,800 over the buildout period. In terms 

of the 20-year projection of GFA by sector, industrial construction is expected to 

comprise approximately 77% of the added total square footage to buildout, while 

commercial and institutional comprise 17% and 6% respectively.
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4. THE APPROACH TO CALCULATION OF THE CHARGE 
 

4.1 Introduction 
 

This chapter addresses the requirements of s.s.5(1) of the DCA, 1997 with respect to the 

establishment of the need for service which underpins the development charge calculation.  

These requirements are illustrated schematically in Figure 4-1. 

 

4.2 Services Potentially Involved 
 

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

 

A number of these services are defined in s.s.2(4) of the DCA, 1997 as being ineligible for 

inclusion in development charges.  These are shown as “ineligible” on Table 4-1.   In addition, 

two ineligible costs defined in s.s.5(3) of the DCA are “computer equipment” and “rolling stock 

with an estimated useful life of (less than) seven years...”.  In addition, local roads are covered 

separately under subdivision agreements and related means (as are other local services).  

Services which are potentially eligible for inclusion in the Town development charge are 

indicated with a “Yes”.   

 

4.3 Local Service Policy 
 

The development charge calculation commences with an estimate of “the increase in the need 

for service attributable to the anticipated development,” for each service to be covered by the 

by-law.  There must be some form of link or attribution between the anticipated development 

and the estimated increase in the need for service.  While the need could conceivably be 

expressed generally in terms of units of capacity, s.s.5(1)3, which requires that Municipal 

Council indicate that it intends to ensure that such an increase in need will be met, suggests 

that a project-specific expression of need would be most appropriate. 
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FIGURE 4-1:   THE PROCESS OF CALCULATING A DEVELOPM ENT CHARGE
UNDER THE DCA, 1997
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        TABLE 4-1  
 CATEGORIES OF MUNICIPAL SERVICES 
 TO BE ADDRESSED AS PART OF THE CALCULATION 
 

CATEGORIES OF 
MUNICIPAL SERVICES 

 

DC 
ELIGIBILITY 

FOR 
SERVICES 

PROVIDED BY 
THE TOWN 

SERVICE COMPONENTS 

MAXIMUM 
POTENTIAL 

DC 
RECOVERY 

% 

 
1. Services Related to a 

Highway 

 
Yes 
Yes 
Yes 
Yes 
Yes 

1.1 Arterial roads 
1.2 Collector roads 
1.3 Area municipal roads 
1.4 Traffic signals 
1.5 Sidewalks and streetlights 

 
100 
100 

0 
100 

0-100 
 
2. Other Transportation 

Services 

 
n/a 
n/a 
Yes 
Yes 
Yes 
Yes 
n/a 
n/a 

 
2.1 Transit vehicles 
2.2 Other transit infrastructure 
2.3 Municipal parking spaces - indoor 
2.4 Municipal parking spaces - outdoor 
2.5 Works Yards 
2.6 Rolling stock1 
2.7 Ferries 
2.8 Airport facilities 

 
90 
90 
90 
90 

100 
100 
90 
90 

 
3. Storm Water Drainage 

and Control Services 

 
Yes 
Yes 
Yes 

3.1 Main channels and drainage trunks 
3.2 Channel connections 
3.3 Retention/detention ponds 

 
0-100 
0-100 
0-100 

 
4. Fire Protection Services 

 
Yes 
Yes 
Yes 

4.1 Fire stations 
4.2 Fire pumpers, aerials and rescue vehicles 
4.3 Small equipment and gear 

 
100 
100 
100 

 
5. Outdoor Recreation 

Services (i.e. Parks and 
Open Space) 

 
Ineligible 

 
Yes 
Yes 
n/a 
Yes 
Yes 

5.1 Acquisition of land for parks, woodlots and 
ESAs 

5.2 Development of area municipal parks 
5.3 Development of district parks 
5.4 Development of County-wide parks 
5.5 Development of special purpose parks 
5.6 Parks rolling stock1 and yards 

 
0 

 
90 
90 
90 
90 
90 

 
6. Indoor Recreation 

Services 

 
Yes 

 
Yes 

6.1 Arenas, indoor pools, fitness facilities, 
community centres, etc. (including land) 

6.2 Recreation vehicles and equipment1 

 
90 

 
 

90 
 
7. Library Services 

 
Yes 

 
Yes 

7.1 Public library space (incl. furniture and 
equipment) 

7.2 Library materials 

 
90 

 
90 

 
8. Electrical Power 

Services  

 
Ineligible 
Ineligible 
Ineligible 

8.1 Electrical substations 
8.2 Electrical distribution system 
8.3 Electrical system rolling stock1 

 
0 
0 
0 

                                                 
1with 7+ year life time 
*same percentage as service component to which it pertains 
  computer equipment excluded throughout 



 
4-4 

 

Watson & Associates Economists Ltd.       H:\E-GWILL\2008 DC Study\2008 E-Gwill DC Report Update.doc 
 

CATEGORIES OF 
MUNICIPAL SERVICES 

 

DC 
ELIGIBILITY 

FOR 
SERVICES 

PROVIDED BY 
THE TOWN 

SERVICE COMPONENTS 

MAXIMUM 
POTENTIAL 

DC 
RECOVERY 

% 

 
9. Provision of Cultural, 

Entertainment and 
Tourism Facilities and 
Convention Centres 

 
Ineligible 

 
Ineligible 

9.1 Cultural space (e.g. art galleries, museums 
and theatres) 

9.2 Tourism facilities and convention centres 

 
0 

 
0 

 
10. Waste Water Services  

 
n/a 
Yes 
n/a 
Yes 

10.1   Treatment plants 
10.2   Sewage trunks 
10.3   Local systems 
10.4   Vehicles and equipment 

 
100 
100 

0 
100 

 
11. Water Supply Services 

 
No 
Yes 
n/a 

11.1   Treatment plants 
11.2   Distribution systems 
11.3   Local systems 

 
100 
100 

0 
 
12. Waste Management 

Services 

 
Ineligible 

 
Ineligible 
Ineligible 

12.1   Collection, transfer vehicles and  
         equipment 
12.2  Landfills and other disposal facilities 
12.3   Other waste diversion facilities 

 
0 

 
0 
0 

 
13. Police Services 

 
n/a 
n/a 
n/a 

 

13.1   Police detachments 
13.2   Police rolling stock1 
13.3   Small equipment and gear 

 
100 
100 
100 

 
14. Homes for the Aged 

 
n/a 14.1   Homes for the aged space 

 
90 

 
15. Day Care 

 
n/a 15.1   Day care space 

 
90 

 
16. Health 

 
n/a 16.1   Health department space 

 
90 

 
17. Social Services 

 
n/a 17.1   Social service space 

 
90 

 
18. Ambulance 

 
n/a 
n/a 

18.1   Ambulance station space 
18.2   Vehicles1 

 
90 
90 

 
19. Hospital Provision 

 
Ineligible 19.1   Hospital capital contributions 

 
 

 
20. Provision of 

Headquarters for the 
General Administration 
of Municipalities and 
Area Municipal Boards 

 
Ineligible 
Ineligible 
Ineligible 

20.1   Office space (all services) 
20.2   Office furniture 
20.3   Computer equipment 
 

 
0 
0 
0 

 
21. Other Services 

 
Yes 

 
 
 
 

Yes 

21.1    Studies in connection with acquiring 
          buildings, rolling stock, materials and 
          equipment, and improving land2 and 
          facilities, including the DC  
          background study cost  
21.2   Interest on money borrowed to pay 
          for growth-related capital 
 

 
0-100 

 
 
 
 

0-100 

 
 
______________________________________ 
 

1with a 7+ year life time 
2same percentage as service component to which it pertains 
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Some of the need for services generated by additional development consists of local services 

related to a plan of subdivision.  As such, they will be required as a condition of subdivision 

agreements or consent conditions.  The Town of East Gwillimbury uses the local service 

guidelines provided in Appendix C. 

 

4.4  Capital Forecast 
 

Paragraph 7 of s.s.5(1) of the DCA requires that “the capital costs necessary to provide the 

increased services must be estimated.”.  The Act goes on to require two potential cost 

reductions and the Regulation sets out the way in which such costs are to be presented.  These 

requirements are outlined below. 

 

These estimates involve capital costing of the increased services discussed above. This entails 

costing actual projects or the provision of service units, depending on how each service has 

been addressed. 

 

The capital costs include: 

 

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

b) costs to improve land; 

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

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

more years), furniture and equipment (other than computer equipment), materials 

acquired for library circulation, reference or information purposes; 

e) interest on money borrowed to pay for the above-referenced costs; 

f) costs to undertake studies in connection with the above-referenced matters; and 

g) costs of the development charge background study. 

 

In order for an increase in need for service to be included in the DC calculation, Town Council 

must indicate “...that it intends to ensure that such an increase in need will be met” (s.s.5(1)3).  

This can be done if the increase in service forms part of a Council-approved Official Plan, 

capital forecast or similar expression of the intention of Council (O.Reg. 82/98 s.3).  The capital 

program contained herein reflects the Town’s approved and proposed capital budgets and 

master servicing/ needs studies. 
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4.5 Treatment of Credits 
 

Section 8 para. 5 of O.Reg. 82/98 indicates that a development charge background study must 

set out, “The estimated value of credits that are being carried forward relating to the service.”. 

s.s.17 para. 4 of the same Regulation indicates that, “...The value of the credit cannot be 

recovered from future development charges,” if the credit pertains to an ineligible service. This 

implies that a credit for eligible services can be recovered from future development charges. As 

a result, this provision should be made in the calculation, in order to avoid a funding shortfall 

with respect to future service needs.  There are several agreements which provide for future 

recoveries for services provided.  These credits have been included in the project listings for the 

corresponding services.  As DC collections are made, these credits will be paid back to the 

landowner. 

 

4.6 Eligible Debt and Committed Excess Capacity 

 

Section 66 of the DCA, 1997 states that for the purposes of developing a development charge 

by-law, a debt incurred with respect to an eligible service may be included as a capital cost, 

subject to any limitations or reductions in the Act. Similarly, s.18 of O.Reg. 82/98 indicates that 

debt with respect to an ineligible service may be included as a capital cost, subject to several 

restrictions. 

 

In order for such costs to be eligible, two conditions must apply.  First, they must have funded 

excess capacity which is able to meet service needs attributable to the anticipated development.  

Second, the excess capacity must be “committed,” that is, either before or at the time it was 

created, Town Council must have expressed a clear intention that it would be paid for by 

development charges or other similar charges.  For example, this may have been done as part 

of previous development charge processes.  It is noted that no projects have been debentured 

to date and to which the principal and interest costs need to be included within the capital detail 

sheets. 
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4.7  Existing Reserve Funds 
 

Section 35 of the DCA states that: 

 

 

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

 

 

There is no explicit requirement under the DCA calculation method set out in s.s.5(1) to net the 

outstanding reserve fund balance as part of making the DC calculation; however, s.35 does 

restrict the way in which the funds are used in future.   

 

For services which are subject to a per capita-based, service level “cap,” the reserve fund 

balance should be applied against the development-related costs for which the charge was 

imposed, once the project is constructed (i.e. the needs of recent growth).  This cost component 

is distinct from the development-related costs for the next 10 year period, which underlie the DC 

calculation herein.   

 

The alternative would involve the municipality in spending all reserve fund monies prior to 

renewing each by-law, which would not be a sound basis for capital budgeting.  Thus, the Town 

will use these reserve funds for the Town’s cost share of applicable development-related 

projects, which are required but have not yet been undertaken, as a way of directing the funds 

to the benefit of the development which contributed them (rather than to future development, 

which will generate the need for additional facilities directly proportionate to future growth). 
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The Town’s actual Development Charge Reserve Fund Balance by service (as of December 31, 

2007) is as follows:  

 

Area Service Totals
Roads $332,278
Administration $418,686
Public Works $484,939
Fire Services ($199,052)
Library $450,381
Parks $647,737
Recreation $914,189
Water $84,734
Sanitary $146,283
Storm Water $98,712
Sidewalks $39,986
Local Studies $23,304
Sidewalks $63,221
Local Studies $48,981
Water $225,427
Sanitary Sewer $404,650
Local Studies $72,076

Leslie / Green Lane Water $5,080
Yonge /Green Lane Water $136,399

Local Studies ($302,609)
Public Works $413
Fire Services $688
Library $593
Parks $664
Recreation $2,321

Sharon Community Plan $5,503
$4,105,581

Holland Landing

Total

Town Wide

Sharon

Holland Landing

Mount Albert

 

 
4.8  Deductions 

 

The DCA, 1997 potentially requires that five deductions be made to the increase in the need for 

service.  These relate to:  

 

• The level of service ceiling, 

• Uncommitted excess capacity, 

• Benefit to existing development, 

• Anticipated grants, subsidies and other contributions,  

• 10% reduction for certain services. 
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The requirements behind each of these reductions are addressed as follows: 

 

4.8.1 Reduction Required by Level of Service Ceiling 
 

This is designed to ensure that the increase in need included in 4.2 does “…not include an 

increase that would result in the level of service (for the additional development increment 

exceeding the average level of the service provided in the municipality over the 10-year period 

immediately preceding the preparation of the background study…”.  O.Reg 82.98 (s.4) goes 

further to indicate that “…both the quantity and quality of a service shall be taken into account in 

determining the level of service and the average level of service.”. 

 

In many cases, this can be done by establishing a quantity measure in terms of units as floor 

area, land area or road length per capita and a quality measure, in terms of the average cost of 

providing such units based on replacement costs, engineering standards or recognized 

performance measurement systems, depending on circumstances.  When the quantity and 

quality factor are multiplied together, they produce a measure of the level of service, which 

meets the requirements of the Act, i.e. cost per unit. 

 

The average service level calculation sheets for each service component in the DC calculation 

are set out in Appendix B. 

 

4.8.2 Reduction for Uncommitted Excess Capacity 
 

Paragraph 5 of s.s.5(1) requires a deduction from the increase in the need for service 

attributable to the anticipated development that can be met using the Municipality’s “excess 

capacity”, other than excess capacity which is “committed” (discussed above in 4.6). 

 

“Excess capacity” is undefined, but in this case must be able to meet some or all of the increase 

in need for service, in order to potentially represent a deduction.  The deduction of uncommitted 

excess capacity from the future increase in the need for service, would normally occur as part of 

the conceptual planning and feasibility work associated with justifying and sizing new facilities, 

e.g. if a road widening to accommodate increased traffic is not required because sufficient 

excess capacity is already available, then widening would not be included as an increase in 

need, in the first instance. 
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4.8.3 Reduction for Benefit to Existing Development 
 

This step involves a further reduction to the need, by the extent to which such an increase in 

service would benefit existing development.  The level of services cap in 4.4 is related, but is not 

the identical requirement.  Sanitary, storm and water trunks are highly localized to growth areas 

and can be more readily allocated in this regard than other services such as roads which do not 

have a fixed service area. 

 

Where existing development has an adequate service level, which will not be tangibly increased 

by an increase in service, no benefit would appear to be involved.  For example, where 

expanding existing library facilities simply replicates what existing residents are receiving, they 

receive very limited (or no) benefit as a result.  On the other hand, where a clear existing service 

problem is to be remedied, a deduction should be made, accordingly. 

 

In the case of services such as recreation facilities, community parks, libraries, etc., the service 

is typically provided on a municipal-wide system basis.  For example, facilities of the same type 

may provide different services (i.e. leisure pool vs. competitive pool), different programs (i.e. 

hockey vs. figure skating) and different time availability for the same service (i.e. leisure skating 

available on Wednesday in one arena and Thursday in another).  As a result, residents will 

travel to different facilities to access the services they want at the times they wish to use them, 

and facility location generally does not correlate directly with residence location.  Even where it 

does, displacing users from an existing facility to a new facility frees up capacity for use by 

others and generally results in only a very limited benefit to existing development.  Further, 

where an increase in demand is not met for a number of years, a negative service impact to 

existing development is involved for a portion of the planning period. 

 

4.8.4 Reduction for Anticipated Grants, Subsidies and Other Contributions 
 

This step involves reducing the capital costs necessary to provide the increased services by 

capital grants, subsidies and other contributions made or anticipated by Council and in 

accordance with various rules such as the attribution between the share related to new vs. 

existing development.  (i.e. some grants and contributions may not specifically be applicable to 
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growth, such as the COMRIF Grant program or where Council targets fundraising as a measure 

to offset impacts on taxes), O.Reg 82.98 .s.6. 

 

4.8.5 The 10% Reduction 
 

Paragraph 8 of s.s.(1) of the DCA requires that, “the capital costs must be reduced by 10 

percent.”  This paragraph does not apply to water supply services, waste water services, storm 

water drainage and control services, services related to a highway, police and fire protection 

services.  The primary services that the 10% reduction does apply to include services such as 

parks, recreation, libraries, childcare/social services, Provincial Offences Act, ambulance, 

homes for the aged, health and transit. 

 

The 10% is to be netted from the capital costs necessary to provide the increased services, 

once the other deductions have been made, as per the infrastructure costs sheets in Chapter 5. 
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5. DEVELOPMENT CHARGE ELIGIBLE COST ANALYSIS 
BY SERVICE 

 

5.1 Introduction 
 

This chapter outlines the basis for calculating development charge eligible costs for the 

development charges to be applied on a uniform basis.  In each case, the required calculation 

process set out in s.5(1) paragraphs 2 to 8 in the DCA, 1997, and described in Chapter 4, was 

followed in determining DC eligible costs. 

 

The nature of the capital projects and timing identified in the Chapter reflects Council’s current 

intention.  However, over time, municipal projects and Council priorities change and, 

accordingly, Council’s intentions may alter, and different capital projects (and timing) may be 

required to meet the need for services required by new growth. 

 

It is noted that the project listings provided herein reflect a considerable investment in 

infrastructure to accommodate significant growth within the municipality.  As part of the financial 

planning for this growth, there will be considerable financial assistance required by developing 

landowners.  As part of that assistance, the Town is looking to have many of the road, sewer 

and watermain projects built by these landowners with DC’s being flowed back to assist in 

funding.  Within these service categories, projects which are highlighted are ones which are 

anticipated to be built by developing landowners. 

 

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

 

This section evaluates the development-related capital requirements for all of the “softer” 

services over a ten-year planning period.  Each service component is evaluated on two format 

sheets: the average historical ten-year level of service calculation (see Appendix B), which 

“caps” the DC amounts; and the infrastructure cost calculation, which determines the potential 

DC recoverable cost.  
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5.2.1 Municipal Parking Spaces 
 

The Town currently provides 159 municipal parking spaces, 20 of which are in the Mount Albert 

Parking Lot.  Over the past 10 years this has resulted in an investment of $20.72/capita which 

allows the Town to collect $500,657 from development charges over the ten year forecast 

period.  

 

A provision for future parking spaces has been identified for post 2013 (post five-year horizon) 

at a capital cost of $500,600.  These costs are shared between residential and non-residential 

based on a rate of population to employment, resulting in 66% being allocated to residential 

development and 34% being allocated to non-residential development. 
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5.2.2 Outdoor Recreation Services 
 

The Town currently has 177.82 acres of parkland within its jurisdiction.  This parkland consists 

of Town-wide, Community and Neighbourhood parks.  The Town’s level of service for parkland 

over the historic 10-year period (1998-2007) is an average of 7.1 acres of parkland per 1,000 

residents.  Including parkland amenities (e.g. ball diamonds, soccer fields, playground 

equipment, etc.) and trails, the level of service provided translates into approximately 

$557/capita.  When applied over the forecast period, this average level of service translates into 

a DC-eligible amount of $13.5 million. 

 

Based on the projected growth over the forecast period, the Town has identified $17,830,462 in 

capital costs.  Of this amount, $4,124,599 is post period benefit.  The Net Capital Cost is 

$13,450,684.  The potential DC Recoverable cost is $11,500,535 after the deduction for existing 

benefit and the mandatory 10% reduction. 

 

The Town has 27 vehicles relating to Parks and Recreation which translates into $35/capita or a 

DC-eligible amount of $856,337. 

 

There are 7 vehicles identified for inclusion in the DC calculation.  The gross capital cost of 

those seven projects is $962,900, with a post period benefit of $12,600.  A cost of $856,300 has 

been included in the DC calculation (before the mandatory 10% Deduction). 

 

As the predominant users of outdoor recreation services tend to be residents of the municipality, 

the forecast growth-related capital costs have been allocated 95% residential and 5% non-

residential. 
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5.2.5 Administration (studies) 
 

The DCA permits the inclusion of studies undertaken to facilitate completion of the municipality’s 

capital works program.  The Municipality has made provision for the inclusion of new studies 

undertaken to facilitate this DC process, as well as other studies which benefit Town-wide 

growth (in whole or part).  The following are the types of studies included in the DC: 

 

• Service Master Plans 

• Development Charge Studies 

• Planning Related Studies 

• Community Studies 

 

The Gross Capital Cost of these studies is $7,323,400.  Including the year-end reserve 

balances, the benefit to existing is $1,778,500 and there is also a reserve fund adjustment for 

the Queensville Local Studies DC Reserve deficit balance, leaving $5,544,900 to include in the 

DC calculation (before the mandatory 10% deduction). 

 

Administration Studies are allocated to Residential at 66% and Non-Residential at 34%, based 

on the 10 year population/employment change. 
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5.2.6 Administration (Facilities) 
 

Further, although Administrative facilities have been removed as an eligible service, the 

transitional provision of the DCA (1997) allow a municipality who has issued debt on a facility, to 

continue collection until the debt is retired.  The outstanding amount of administration debt has 

been included in the calculation based on the present value of the remaining payments, 

discounted for annual inflation.  That value is $3,213,970. 

 

Administration Facilities are allocated to Residential at 66% and Non-Residential at 34%, based 

on the 10 year population/employment change. 
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 5.3 Service Levels and 24 Year Capital Costs for Town DC 
Calculation 

 

This section evaluates the development-related capital requirements for those services with 24 

year capital costs.   

 

5.3.1 Services Related to a Highway 
 

The Town has a roads inventory totalling 182.8 lane km of roadways.  This level of service 

provides the Town with an average level of service of $4,159/capita and a maximum DC-eligible 

amount of approximately $277.9 million for recovery over the forecast period.  With respect to 

roads, bridges and culverts  needs, the identified road program $60.1 million, of which $57.2 

million is recoverable from DC’s. 

 

The sidewalks and streetlights capital needs are $16.5 million, with an existing benefit of 

$65,222, leaving $16.4 million eligible for DC Funding. 

 

The residential/non-residential capital cost allocation for roads related services would be based 

on a 63% / 37% split based on the incremental growth in population to employment, for the 24-

year forecast period. 
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5.3.2 Other Transportation Services  
 

The Town operates their Public Works service out of a number of facilities.  The facilities 

provide approximately 17,958 sq. ft. of building area, providing for a per capita average level of 

service of 0.50 sq. ft./capita or $35/capita.  This level of service provides the Town with a 

maximum DC-eligible amount for recovery over the 24 year forecast period of $2.3 million.  

There have been two projects identified for depots and domes.  They are for land for the works 

yard and a new central operations centre of 20,000 sq. ft.  The total cost of these projects is 

$9,500,000 which has been included in the DC calculation for Depots and Domes. 

 

The Public Works Department has a variety of vehicles and major equipment totalling about 

$2.3 million.  This inventory provides for a per capita standard of $105.  Over the forecast 

period, the DC-eligible amount for vehicles and equipment is $7.03 million.  The total cost 

attributable to growth is $2,233,828 and has been included in the DC calculations. 

 

The residential/non-residential capital cost allocation for other transportation would be based on 

a 63% / 37% split based on the incremental growth in population to employment, for the 24-year 

forecast period. 
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5.3.5 Water Distribution 

 

The Town of East Gwillimbury is serviced by a number of different water systems.  Area-specific 

development charge have been in place in Mount Albert East and West, Holland Landing East 

and West, Yonge-Green Lane and Leslie-Herald to recover costs related to the systems from 

those being serviced by each water system.  This report has undertaken a recalculation of the 

charges based on future identified needs and has been provided on a Town-wide basis for all 

services.  For water, the charges are provided uniformly across all water service areas. 

 

The capital works identified have a gross capital cost of $7,289,400 with existing benefit of 

$451,639 (2007 year-end DC Reserve Fund Balance).  Of the total costs, $6,837,761 has been 

deemed attributable to growth and is to be recovered through Development Charges.  

 

The allocations 65% / 35% between residential and non-residential growth are calculated based 

on a population to employment ratio in the water service area for the forecast period to build out.  
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6. DEVELOPMENT CHARGE CALCULATION 
 

6.1 Development Charge Calculation 
 

Table 6-1 provides for the calculation of the proposed uniform development charges to be 

imposed for water and wastewater for the build out forecast.  Table 6-2 calculates the proposed 

uniform development charges to be imposed for services over a 24-year forecast horizon.  

Table 6-3 calculates the proposed uniform development charge to be imposed on anticipated 

development in the Municipality for municipal-wide services over a 10-year planning horizon. 

   

The calculation for residential development is generated on a per capita basis, and is based 

upon four forms of housing types (single and semi-detached, apartments 2+ bedrooms, 

apartments bachelor and 1 bedroom, and all other multiples).  The non-residential development 

charge has been calculated on a per sq. ft. of gross floor area basis for all types of non-

residential development (industrial, commercial and institutional). 

 

The DC eligible costs for each service component were developed in Chapter 5 for all municipal 

services, based on their proposed capital programs.   

 

For the residential calculations, the total cost is divided by the “gross” (new resident) population 

to determine the per capita amount.   The eligible DC cost calculations set out in Chapter 5 are 

based on the net anticipated population increase (the forecast new unit population less the 

anticipated decline in existing units).  The cost per capita is then multiplied by the average 

occupancy of the new units (Appendix A, Schedule 5) to calculate the charge in Tables 6-1 to  

6-3. 

 

With respect to non-residential development, the total costs in the uniform charge allocated to 

non-residential development (based on need for service) have been divided by the anticipated 

development over the planning period to calculate a cost per sq. ft. of gross floor area. 

 

Table 6-4 summarizes the total development charge that is applicable and Table 6-5 

summarizes the gross capital expenditures and sources of revenue for works to be undertaken 

during the 5-year life of the by-law. 
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APPENDIX D - LONG TERM CAPITAL AND OPERATING  
 COST EXAMINATION 

 
TOWN OF EAST GWILLIMBURY 

ANNUAL CAPITAL AND OPERATING COST IMPACT 
 

 

As a requirement of the Development Charges Act, 1997 under subsection 10(2)(c), an analysis 

must be undertaken to assess the long term capital and operating cost impacts for the capital 

infrastructure projects identified within the development charge.  As part of this analysis, it was 

deemed necessary to isolate the incremental operating expenditures directly associated with 

these capital projects, factor in cost saving attributable to economies of scale or cost sharing 

where applicable, and prorate the cost on a per unit basis (i.e. square foot of building space, per 

vehicle, etc.).  This was undertaken through a review of the Town’s 2006 Operating Budget. 

 

In addition to the operational impacts, over time the initial capital projects will require 

replacement.  This replacement of capital is often referred to as life cycle cost.  By definition, life 

cycle costs are all the costs which are incurred during the life of a physical asset, from the time 

its acquisition is first considered, to the time it is taken out of service for disposal or 

redeployment.  The method selected for life cycle costing is the sinking fund method which 

provides that money will be contributed annually and invested, so that those funds will grow 

over time to equal the amount required for future replacement.  The following factors were 

utilized to calculate the annual replacement cost of the capital projects (annual contribution = 

factor X capital asset cost) and are based on an annual growth rate of 2% (net of inflation) over 

the average useful life of the asset: 

 

Table D-1 depicts the annual operating impact resulting from the proposed gross capital 

projects at the time they are all in place.  It is important to note that, while municipal program 

expenditures will increase with growth in population, the costs associated with the new 

infrastructure (i.e. facilities) would be delayed until the time these works are in place. 
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THE CORPORATION OF THE TOWN OF EAST GWILLIMBURY 
 

BY-LAW NUMBER _____-2009 
 
 

A BY-LAW FOR THE IMPOSITION OF DEVELOPMENT CHARGES 
 

 

WHEREAS the Town of East Gwillimbury will experience growth through development and re-

development; 

 

AND WHEREAS development and re-development requires the provision of physical and social 

services by the Town of East Gwillimbury; 

 

AND WHEREAS Council desires to ensure that the capital cost of meeting growth-related 

demands for or burden on municipal services does not place an excessive financial burden on 

the Town of East Gwillimbury or its existing taxpayers while at the same time ensuring new 

taxpayers contribute no more than the net capital cost attributable to providing the current level 

of municipal services; 

 

AND WHEREAS the Development Charges Act, 1997 (the “Act”) provides that the council of a 

municipality may by by-law impose development charges against land to pay for increased 

capital costs required because of increased needs for services; 

 

AND WHEREAS a development charge background study has been completed in accordance 

with the Act; 

 

AND WHEREAS the Council of The Corporation of the Town of East Gwillimbury has given 

notice of and held a public meeting on the _______day of _______, 2009  in accordance with 

the Act and the regulations thereto; 
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NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF EAST 

GWILLIMBURY ENACTS AS FOLLOWS: 

 
1. INTERPRETATION 
 
1.1 In this By-law the following items shall have the corresponding meanings: 

 

 “Accessory Use” means where used to describe a use, building or structure, that the 

use, building or structure is naturally and normally incidental, subordinate in purpose of 

floor area or both, and exclusively devoted to a principle use, building or structure; 

 

 “Act” means the Development Charges Act, as amended, or any successor thereof; 

 

 “Apartment Unit” means any residential unit within a building containing more than four 

dwelling units where the units are connected by an interior corridor; 

 

 “Bedroom” means a habitable room which can be used as sleeping quarters, but does 

not include a bathroom, living room, dining room or kitchen; 

 

 “Benefiting Area” means an area defined by a map, plan or legal description in a front-

ending agreement as an area that will receive a benefit from the construction of a 

service; 

 

 “Board of Education” has the same meaning as set out in the Education Act, R.S.O. 

19990, Chap. E.2, as amended, or any successor thereof; 

 

 “Building Code Act” means the Building Code Act, S.O. 1992, as amended, or any 

successor thereof; 

 

 “Capital Cost” means costs incurred or proposed to be incurred by the municipality, or a 

local board thereof, directly or under an agreement, required for the provision of  

services designated in this By-law within or outside of the municipality; 

 

 (a) to acquire land or an interest in land, including a leasehold interest, 
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 (b) to improve land, 

 

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

 

 (d) to acquire, construct or improve facilities including, 

 

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

 

(ii) material acquired for circulation, reference or information purposes by a 

library board as defined in the Public Libraries Act, R.S.O. 19990, Chap. 

P.44, as amended, or any successor thereof; and 

 

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

 

(e) to undertake studies in connection with any matter under the Act and any of the 

matters in clauses (a) to (d) above, including the development charge 

background study required for the provision of services designated in this By-law 

within or outside the municipality, including interest on borrowing for those 

expenditures under clauses (a) to (e) above that are growth-related; 

 

“Commercial” means any non-residential development not defined under “institutional” or 

“industrial”; 

 

“Council” means the Council of the Corporation of the Town of East Gwillimbury; 

 

“Development” means the construction, erection or placing of one or more buildings or 

structures on land or the making of an addition or alteration to a building or structure that 

the effect of increasing the size of usability thereof, and includes redevelopment; 

 

“Development Charge” means a charge imposed with respect to this By-law; 

 

“Dwelling Unit” means any part of a building or structure used, designed or intended to 

be used as a domestic establishment in which one or more persons may sleep and are 

provided with culinary and sanitary facilities for their exclusive use; 
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 “Existing” means the number, use and size that existed as of the date this by-law was 

passed; 

 

“Farm Building” means that part of a bona fide farming operation encompassing barns, 

silos and other ancillary development to an agricultural use, but excluding a residential 

use;   

 

“Grade” means the average level of finished ground adjoining a building or structure at 

all exterior walls; 

  

“Gross Floor Area” means: 

 

(a) in the case of a residential building or structure, the total area of all floors above 

grade of a dwelling unit measured between the outside surfaces of exterior walls 

or between the outside surfaces of exterior walls and the centre line of party 

walls dividing the dwelling unit from any other dwelling unit or other portion of a 

building; and 

 

(b) in the case of a non-residential building or structure, or in the case of a mixed-

use building or structure in respect of the non-residential portion thereof, the total 

area of all building floors above or below grade measured between the outside 

surfaces of the exterior walls, or between the outside surfaces of exterior walls 

and the centre line of party walls dividing a non-residential use and a residential 

use, except for: 

 

(i) a room or enclosed area within the building or structure above or below 

that is used exclusively for the accommodation of heating, cooling, 

ventilating, electrical, mechanical or telecommunications equipment that 

service the building; 

 

(ii) loading facilities above or below grade; and 

 

(iii) a part of the building or structure below grade that is used for the parking 

of motor vehicles or for storage or other accessory use;  
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 “Industrial” means lands, buildings or structures used or designed or intended for use for 

manufacturing, processing, fabricating or assembly of raw goods, warehousing or bulk 

storage of goods, and includes office uses and the sale of commodities to the general 

public where such uses are accessory to an industrial use, but does not include the sale 

of commodities to the general public through a warehouse club;  

 

“Institutional” means land, buildings, or structures used or designed or intended for use 

by an organized body, society or religious group for promoting a public or non-profit 

purpose and shall include, but without limiting the generality of the foregoing, places of 

worship, and special care facilities; 

 

“Local Board” means a local board as defined in the Development Charges Act; 

 

“Local Services” means those services, facilities or things which are under the 

jurisdiction of the municipality and are related to a plan of subdivision or within the area 

to which the plan relates in respect of the lands under Sections 41, 51 or 53 of the 

Planning Act, R.S.O. 19990, Chap. P.13, as amended, or any successor thereof; 

 

“Mobile Home” means any dwelling that is designed to be made mobile, and constructed 

or manufactured to provide a permanent residence for one or more persons, but does 

not include a travel trailer or tent trailer; 

 

“Multiple Dwellings” means all dwellings other than single-detached, semi-detached and 

apartment unit dwellings; 

 

“Municipality” means the Corporation of the Town of East Gwillimbury; 

  

“Non-residential Use” means a building or structure of any kind whatsoever used, 

designed or intended to be used for other than a residential use and includes all 

commercial, industrial and institutional uses; 

 

“Owner” means the owner of land or a person who has made application for an approval 

for the development of land upon which a development charge is imposed’ 
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“Place of Worship” means that part of a building or structure that is exempt from taxation 

as a place of worship under the Assessment Act, R.S.O. 1990, Chap. A.31, as 

amended, or any successor thereof; 

 

“Regulation” means any regulation made pursuant to the Act; 

 

“Residential Use” means land or buildings or structures of any kind whatsoever used, 

designed or intended to be used as living accommodations for one or more individuals; 

 

“Semi-detached Dwelling” means a dwelling unit in a residential building consisting of 

two dwelling units having one vertical wall or one horizontal wall, but not other parts, 

attached or another dwelling unit where the residential unit are not connected by an 

interior corridor; 

 

“Service” (or “services”) means a service designed in Schedule “A” to this By-law; 

 

“Servicing agreement” means an agreement between a landowner and the municipality 

relative to the provision of municipal services to specified land within the municipality; 

 

“Single detached dwelling unit” means a residential building consisting of one dwelling 

unit and not attached to another structure and includes mobile homes;  

 

2. DESIGNATION OF SERVICES 

 

2.1 The categories of services for which development charges are imposed under this By-

law are as follows: 

 

(a) Services Related to a Highway; 

(b) Other Transportation Services; 

(c) Fire Protection Services; 

(d) Municipal Parking Spaces; 

(e) Outdoor Recreation Services; 

(f) Indoor Recreation Services; 

(g) Library Services; 

(h) Administration; 
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(i) Water Supply Services; and 

(j) Wastewater Services. 

 

2.2 The components of the services designated in section 2.1 are described in Schedule A. 

 

3. APPLICATION OF BY-LAW RULES 

 

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

 

 (a) the lands are located in the area described in section 3.2; and 

 

(b) the development of the lands requires any of the approvals set out in subsection 

3.4(a). 

 

Area to Which By-law Applies 

 

3.2 Subject to section 3.3, this By-law applies to all lands in the Town of East Gwillimbury 

whether or not the land or use thereof is exempt from taxation under s. 13 or the 

Assessment Act. 

 

3.3. Notwithstanding clause 3.2 above, this by-law shall not apply to lands that are owned by 

and used for the purposes of: 

 

 (a) the municipality or a local board thereof; 

 

 (b) a board of education; or 

 

 (c) the Region of York or a local board or a local board thereof. 
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Approvals for Development 

 

3.4 (a) Development charges shall be imposed on all lands, buildings or structures that 

are developed for residential or non-residential uses if the development requires: 

 

(i) the passing of a zoning by-law or of an amendment to a zoning by-law 

under section 34 of the Planning Act; 

(ii) the approval of a minor variance under section 45 of the Planning Act; 

(iii) a conveyance of land to which a by-law passed under subsection 50(7) of 

the Planning Act applies; 

(iv) the approval of a plan of subdivision under section 51 of the Planning Act; 

(v) a consent under section 53 of the Planning Act; 

(vi) the approval of a description under section 50 of the Condominium Act, 

R.S.O. 1990, Chap. C.26, as amended, or any successor thereof; or 

(vii) the issuing of a permit under the Building Code Act in relation to a 

building or structure. 

 

(b) No more than one development charge for each service designated in subsection 

2.1 shall be imposed upon any lands, buildings or structures to which this By-law 

applies even though two or more of the actions described in subsection 3.4(a) 

are required before the lands, buildings or structures can be developed. 

 

(c) Despite subsection 3.4(b), if two or more of the actions described in subsection 

3.4(a) occur at different times, additional development charges shall be imposed 

if the subsequent action has the effect or increasing the need for services. 

 

Exemptions 

 

3.5 Notwithstanding the provisions of this By-law, development charges shall not be 

imposed with respect to: 

 

(a) an enlargement to an existing dwelling unit; 

(b) one or two additional dwelling units in an existing single detached 

dwelling; or 

(c) one additional dwelling unit in any other existing residential building. 
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3.6 Notwithstanding section 3.5(b), development charges shall be imposed if the additional 

unit has a gross floor area greater than  

 

i. in the case of a semi-detached or row dwelling, the gross floor area of the 

existing dwelling unit; and 

ii. in the case of any other residential building, the gross floor area of the 

smallest dwelling unit contained in the residential building. 

 

3.7 Exemption for Industrial Development: 

 

3.7.1 Notwithstanding any other provision of this by-law, no development charge is payable 

with respect to an enlargement of the gross floor area of an existing industrial building 

where the gross floor area is enlarged by 50 percent or less. 

 

3.7.2 If the gross floor area of an existing industrial building is enlarged by greater than 50 

percent, the amount of the development charge payable in respect of the enlargement is 

the amount of the development charge that would otherwise be payable multiplied by the 

fraction determined as follows: 

 

1) determine the amount by which the enlargement exceeds 50 percent of 

the gross floor area before the enlargement; 

2) divide the amount determined under subsection 1) by the amount of the 

enlargement 

 

3.8 For the purpose of section 3.7 herein, “existing industrial building” is used as defined in 

the Regulation made pursuant to the Act. 

 

3.9 Other Exemptions: 

 

Notwithstanding the provision of this by-law, development charges shall not be imposed 

with respect to: 
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a) lands, buildings or structures used or to be used for a place of worship or for 

the purposes of a cemetery or burial ground exempt from taxation under the 

Assessment Act; 

 

b) the issuance of a building permit in accordance with Section 2(3) of the Act. 

 

c) Development charges paid under previous agreements. 

 

Amount of Charges 

 

Residential 

 

3.10 The development charges set out in Schedule B shall be imposed on residential uses of 

lands, buildings or structures, including a dwelling unit accessory to a non-residential 

use and, in the case of a mixed use building or structure, on the residential uses in the 

mixed use building or structure, according to the type of residential unit, and calculated 

with respect to each of the services according to the type of residential use. 

 

Non-Residential 

 

3.11 The development charges described in Schedule B to this by-law shall be imposed on 

non-residential uses of lands, buildings or structures, and, in the case of a mixed use 

building or structure, on the non-residential uses in the mixed use building or structure, 

and calculated with respect to each of the services according to the gross floor area of 

the non-residential use.  

 

Reduction of Development Charges for Redevelopment 

 

3.12 Despite any other provisions of this By-law, where, as a result of the redevelopment of 

land, a building or structure existing on the same land within 5 years prior to the date of 

payment of development charges in regard to such redevelopment was, or is to be 

demolished, in whole or in part, or converted from one principal use to another principal 

use on the same land, in order to facilitate the redevelopment, the development charges 

otherwise payable with respect to such redevelopment shall be reduced by the following 

amounts: 
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(a) in the case of a residential building or structure, or in the case of a mixed-

use building or structure, the residential uses in the mixed-use building or 

structure, an amount calculated by multiplying the applicable 

development charge under subsection 3.10 by the number, according to 

type, of dwelling units that have been or will be demolished or converted 

to another principal use; and 

 

(b) in the case of a non-residential building or structure or, in the case of 

mixed-use building or structure, the non-residential uses in the mixed-use 

building or structure, an amount calculated by multiplying the applicable 

development charges under subsection 3.11, by the gross floor area that 

has been or will be demolished or converted to another principal use;   

 

 provided that such amounts shall not exceed, in total, the amount of the development 

charges otherwise payable with respect to the redevelopment. 

 

Time of Payment of Development Charges 

 

3.13 Development charges imposed under this By-law are calculated, payable, and collected 

upon issuance of a building permit with respect to each dwelling unit, building or 

structure for all services except water, wastewater and storm water management 

services which are payable upon subdivision signing. 

 

3.14 Despite section 3.13, Council from time to time, and at any time, may enter into 

agreements providing for all or any part of a development charge to be paid before or 

after it would otherwise be payable, in accordance with section 27 of the Act. 

 

4. PAYMENT BY SERVICES 
 

4.1 Despite the payment required under subsections 3.10 and 3.11, Council may, by 

agreement, give a credit towards a development charge in exchange for work that 

relates to a service to which a development charge is imposed under this By-law. 
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5. INDEXING 

 

5.1 Development charges imposed pursuant to this By-law shall be adjusted annually, 

without amendment to this By-law, commencing on January 1, 2009 and annually 

thereafter, in accordance with the prescribed index in the Act. 

 
6. SCHEDULES 

 

6.1 The following schedules shall form part of this By-law: 

 

 Schedule A - Components of Services Designated in section 2.1 

 Schedule B - Residential and Non-Residential Development Charges 

  
7. CONFLICTS 

 

7.1 Where the Town and an owner or former owner have entered into an agreement with 

respect to land within the area to which this By-law applies, and a conflict exists between 

the provisions of this By-law and such agreement, the provisions of the agreement shall 

prevail to the extent that there is a conflict. 

 

7.2 Notwithstanding section 7.1, where a development which is the subject of an agreement 

to which section 7.1 applies, is subsequently the subject of one or more of the actions 

described in subsection 3.4(a), an additional development charge in respect of the 

development permitted by the action shall be calculated, payable and collected in 

accordance with the provisions of this By-law if the development has the effect of 

increasing the need for services, unless such agreement provides otherwise. 

 
8. SEVERABILITY 

 

8.1 If, for any reason, any provision of this By-law is held to be invalid, it is hereby declared 

to be the intention of Council that all the remainder of this By-law shall continue in full 

force and effect until repealed, re-enacted, amended or modified. 
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9. DATE BY-LAW IN FORCE 

 

9.1 This By-law shall come into effect at 12:01 AM on   ______________, 2009 . 

 

10. DATE BY-LAW EXPIRES 

 

10.1 This By-law will expire five years after the date of passage unless it is repealed by 

Council at an earlier date. 

 
11. EXISTING BY-LAW REPEALED 

 

11.1 By-law Number 2004-88 is hereby repealed as of the date and time of this By-law 

coming into effect. 

 

 PASSED THIS ____ day of ____________, 2009. 

 

              

       Mayor 

 

              

       Town Clerk 
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SCHEDULE “A” TO BY-LAW 
 

COMPONENTS OF SERVICES DESIGNATED IN SUBSECTION 2.1 
 
100% Eligible Services 
 

 
Wastewater 
 Collection system 
 
Water 
 Water Distribution System 
 
Services Related to a Highway 
 Roads, Bridges and Culverts 
 Sidewalks and streetlights 
 
Other Transportation Services 
 Depots and Domes 

PW Rolling Stock 
 

 Fire Protection 
Fire stations 
Fire pumpers, aerials, tankers and rescue vehicles 
Fire Small equipment and gear 

 
90% Eligible Services 
 
 Municipal Parking Spaces 
 
 Outdoor Recreation Services 

 Parkland development 
Parks vehicles and equipment 
 

Indoor Recreation Services 
Arenas, indoor pools, fitness facilities, etc. 
Recreation vehicles and equipment 

 
 Library Services 
  Public Library Space 

Library materials 
 
 Administration 
  Growth Related Studies 
  Administration Facility Debt 
 




