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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 City of Port Colborne. 

 

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

development charges (DC) study process in 2014.  Watson worked with City staff in preparing 

the 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 City’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 F). 

 

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

Port Colborne’s current 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. 

 

1.2 Summary of the Process 
 

The public meeting required under Section 12 of the Development Charges Act, 1997, has been 

scheduled for July 28, 2014.  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 City’s development charges. 
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In accordance with the legislation, the background study and proposed DC by-law will be 

available for public review on July 14, 2014. 

 

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; and 

 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. 

 

FIGURE 1-1 

SCHEDULE OF KEY DEVELOPMENT CHARGE PROCESS DATES 

FOR THE CITY OF PORT COLBORNE 

1. Data collection May – July 2014 

2. Public meeting advertisement placed in newspaper(s) July 3, 2014 

3. Background study and proposed by-law available to public July 14, 2014 

4. Public meeting of Council July 28, 2014 

5. Council considers adoption of background study and passage of by-law 
Subsequent to Public 

Meeting 

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

7. Last day for by-law appeal 40 days after passage 

8. Municipality makes pamphlet available (where by-law not appealed) 
By 60 days after in force 

date 
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3. ANTICIPATED DEVELOPMENT IN THE CITY OF PORT 

COLBORNE 
 

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 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 

for the anticipated development for which the City of Port Colborne will be required to provide 

services, over a 10-year (2014-2024), and long-term (2014-2031) time horizon. 

 

3.2 Basis of Population, Household and Non-Residential Gross 

Floor Area Forecast 
 

The DC growth forecast has been derived from the Niagara Region Growth Management 

Strategy, 2008, Option E scenario, which targeted 511,000 population for Niagara Region as of 

2031.1  In compiling the growth forecast, the following information sources were also consulted 

to help assess the residential and non-residential development potential for the City of Port 

Colborne over the forecast period, including; 

 

 City of Port Colborne 2009 Development Charge (DC) Study,  prepared by Watson & 

Associates Economists Ltd.; 

 2011 Census data; and 

 Discussions with the City of Port Colborne planning staff regarding anticipated 

residential and non- residential development potential for the City. 

 

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 City and describes the basis for the forecast. 

                                                 
1 Based on discussions with City Staff, the higher population forecast for Port Colborne under Option D 
was considered to be too aggressive based on recent historical residential building permit activity. 
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The results of the residential growth forecast analysis are summarized in Table 3-1 below, and 

Schedule 1 in Appendix A.  

 

The population is summarized both including and excluding the net Census undercount. The 

Census undercount represents the net number of persons missed during Census enumeration. 

As of 2011, the net Census undercount is estimated at approximately 4%. It is noted that the DC 

calculation has been derived based on the population forecast excluding the net Census 

undercount. Accordingly, all references provided herein to the population forecast exclude the 

Census undercount. 

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

approximately 19,270 by 2024 and 20,120 by 2031, resulting in an increase of 830 and 1,680 

persons, respectively, over the 10-year and long-term (2014 to 2031) forecast periods.   

 

 
FIGURE 3-1 

HOUSEHOLD FORMATION – BASED POPULATION AND HOUSEHOLD FORECAST MODEL 

 

 



 
3-

3  

W
at

so
n 

&
 A

ss
oc

ia
te

s 
E

co
no

m
is

ts
 L

td
. 

 
H

:\P
or

t C
ol

bo
rn

e
\2

01
4 

D
C

\R
ep

or
t\

fin
al

 r
ep

or
t.d

oc
x 

 

T
A

B
LE

 3
-1

 

C
IT

Y
 O

F
 P

O
R

T
 C

O
LB

U
R

N
E

 

R
E

S
ID

E
N

T
IA

L 
G

R
O

W
T

H
 F

O
R

E
C

A
S

T
 S

U
M

M
A

R
Y

 

 

 

S
in

g
le

s 
&

 S
e

m
i-

D
e

ta
ch

e
d

M
ul

tip
le

 

D
w

e
lli

ng
s2

A
p

a
rt

m
e

nt
s3

O
th

e
r

T
o

ta
l 

H
o

us
e

ho
ld

s
P

e
rs

o
n 

P
e

r 
   

 
U

ni
t (

P
P

U
)

M
id

 2
0

0
1

1
8

,4
5

0
1

9
,2

0
0

3
3

0
1

8
,1

2
0

6
,0

7
0

3
6

5
1

,1
5

0
3

5
7

,6
2

0
2

.4
2

M
id

 2
0

0
6

1
8

,5
9

9
1

9
,3

0
0

4
8

0
1

8
,1

1
9

5
,9

3
0

5
7

0
1

,2
2

0
7

5
7

,7
9

5
2

.3
9

M
id

 2
0

1
1

1
8

,4
2

4
1

9
,1

0
0

4
5

0
1

7
,9

7
4

6
,0

5
0

6
0

0
1

,1
6

0
9

5
7

,9
0

5
2

.3
3

M
id

 2
0

1
4

1
8

,4
4

1
1

9
,2

0
0

4
5

0
1

7
,9

9
1

6
,1

0
7

6
1

1
1

,1
9

1
9

5
8

,0
0

4
2

.3
0

M
id

 2
0

2
4

1
9

,2
7

1
2

0
,0

0
0

6
0

0
1

8
,6

7
1

6
,4

6
2

7
3

4
1

,2
7

3
9

5
8

,5
6

5
2

.2
5

M
id

 2
0

3
1

2
0

,1
2

1
2

0
,9

0
0

6
0

0
1

9
,5

2
1

6
,7

1
5

8
6

0
1

,3
5

0
9

5
9

,0
2

0
2

.2
3

M
id

 2
0

0
1

 -
 M

id
 2

0
0

6
1

4
9

1
0

0
1

5
0

-1
-1

4
0

2
0

5
7

0
4

0
1

7
5

M
id

 2
0

0
6

 -
 M

id
 2

0
1

1
-1

7
5

-2
0

0
-3

0
-1

4
5

1
2

0
3

0
-6

0
2

0
1

1
0

M
id

 2
0

1
1

 -
 M

id
 2

0
1

4
1

7
1

0
0

0
1

7
5

7
1

1
3

1
0

9
9

M
id

 2
0

1
4

 -
 M

id
 2

0
2

4
8

3
1

8
0

0
1

5
0

6
8

1
3

5
5

1
2

3
8

2
0

5
6

1

M
id

 2
0

1
4

 -
 M

id
 2

0
3

1
1

,6
8

0
1

,7
0

0
1

5
0

1
,5

3
0

6
0

8
2

4
9

1
5

9
0

1
,0

1
6

S
o

ur
ce

: W
a

ts
o

n 
&

 A
ss

o
ci

a
te

s 
E

co
no

m
is

ts
 L

td
., 

2
0

1
4

. D
e

ri
ve

d
 fr

o
m

 2
0

0
8

 N
ia

g
a

ra
 G

M
S

 O
p

tio
n 

E
:  

5
1

1
,0

0
0

 p
o

p
ul

a
tio

n 
sc

e
na

ri
o

 b
y 

2
0

3
1

. 
1

. C
e

ns
us

 U
nd

e
rc

o
un

t e
st

im
a

te
d

 a
t a

p
p

ro
xi

m
a

te
ly

 4
%

. N
o

te
: P

o
p

ul
a

tio
n 

In
cl

ud
in

g
 th

e
 U

nd
e

rc
o

un
t h

a
s 

b
e

e
n 

ro
un

d
e

d
.

2
. I

nc
lu

d
e

s 
to

w
nh

o
m

e
s 

a
nd

 a
p

a
rt

m
e

nt
s 

in
 d

up
le

xe
s.

3
. I

nc
lu

d
e

s 
b

a
ch

e
lo

r,
 1

 b
e

d
ro

o
m

 a
nd

 2
 b

e
d

ro
o

m
+

 a
p

a
rt

m
e

nt
s.

P
o

p
ul

a
tio

n 
(E

xc
lu

d
in

g
 

C
e

ns
us

 
U

nd
e

rc
o

un
t)

P
o

p
ul

a
tio

n 
(In

cl
ud

in
g

   
   

  
C

e
ns

us
 

U
nd

e
rc

o
un

t)
¹

Y
e

a
r

H
o

us
in

g
 U

ni
ts

In
st

itu
tio

na
l 

P
o

p
ul

a
tio

n

T
o

ta
l P

o
p

ul
a

tio
n 

in
 

H
o

us
e

ho
ld

s 
(E

xc
lu

d
in

g
 

U
nd

e
rc

o
un

t)



 
3-

4  

W
at

so
n 

&
 A

ss
oc

ia
te

s 
E

co
no

m
is

ts
 L

td
. 

 
H

:\P
or

t C
ol

bo
rn

e
\2

01
4 

D
C

\R
ep

or
t\

fin
al

 r
ep

or
t.d

oc
x 

 
S

ou
rc

e:
 H

is
to

ric
al

 h
ou

si
ng

 a
ct

iv
ity

 (
20

02
-2

01
3)

 b
as

ed
 o

n 
S

ta
tis

tic
s 

C
an

ad
a 

bu
ild

in
g 

pe
rm

its
, C

at
al

og
ue

 6
4-

00
1-

X
IB

 

1.
 G

ro
w

th
 F

or
ec

as
t r

ep
re

se
nt

s 
ca

le
nd

ar
 y

ea
r.

 

 

34

40

53

46

34

23

66
63

23

65

21

13

38
38

55
55

55
55

55

70
70

70
70

70

63
63

63
63

63

02
0

4
0

6
0

8
0

1
0

0

1
2

0

Housing Units

Y
ea

rs

F
IG

U
R

E
 3

-2

A
N

N
U

A
L

 H
O

U
S

IN
G

 F
O

R
E

C
A

S
T

¹ 
 

H
is

to
ric

al
Lo

w
 D

en
si

ty
M

ed
iu

m
 D

en
si

ty
H

ig
h 

D
en

si
ty

H
is

to
ric

al
 A

ve
ra

ge



 
3-5 

 

Watson & Associates Economists Ltd. H:\Port Colborne\2014 DC\Report\final report.docx 

1. Unit Mix (Appendix A – Schedules 1 through 6)  

 

 The unit mix for the City was derived from the a review of historical development 

activity (as per Schedule 6), and discussions with City of Port Colborne planning 

staff regarding anticipated residential and non- residential development potential 

for the City. 

 

 Based on the above, the long-term (2014-2031) household growth forecast is 

comprised of a housing unit mix of approximately 60% low density (single 

detached and semi-detached), 24% medium density (multiples except 

apartments) and 16% high density (bachelor, 1 bedroom and 2 bedroom 

apartments). 

 

2. Geographic Location of Residential Development (Appendix A – Schedules 2)  

 

 Schedule 2 summarizes the anticipated amount, type and location of 

development for the City of Port Colborne by urban and rural area.  In 

accordance with forecast demand and available land supply, housing growth has 

been allocated to the following urban settlement areas over the 2014 to 2031 

forecast period: 

 
o Urban – 83% 

o Rural – 17% 

  
3. Planning Period  

 

 Short and longer-term time horizons 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.  Services such as roads, fire, water and 

wastewater services utilize a longer planning period. 

 

4. Population in New Units (Appendix A - Schedules 2 through 5) 

 

 The number of housing units to be constructed in the City during the short-term 

and long-term periods are presented on Figure 3-2. Over the 20-year forecast 

period, the City is anticipated to average 60 new housing units per year. 

 

 Population in new units is derived from Schedules 3, 4, and 5, which incorporate 

historical development activity, anticipated units (see unit mix discussion) and 

average persons per unit by dwelling type for new units.  
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 Schedule 7a summarizes the average number of persons per unit (PPU) for the 

new housing units by age and type of dwelling based on a 2011 custom Census 

data for the City.  Due to data limitations, medium and high density PPU’s were 

derived from Niagara Region as outlined in Schedule 7b. The total calculated 

PPU for all density types 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.  Adjusted 20-year average PPU’s by dwelling 

type are as follows: 

o Low density:   3.10 

o Medium density:  2.05 

o High density:   1.61 

 

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

 

 Existing households as of 2014 are based on the 2011 Census households, plus 

estimated residential units constructed between 2011 and 2013 assuming a 6-

month lag between construction and occupancy (see Schedule 3). 

 

 The decline in average occupancy levels for existing housing units is calculated 

in Schedules 3 through 5, by aging the existing population over the forecast 

period. The forecast population decline in existing households over the 2014 to 

2031 forecast period is estimated at approximately 1,119. 

 

6. Employment (Appendix A, Schedules 9a through 11)  

 

 Employment forecast is derived from 2008 Niagara GMS Option E:  218,000 

employment scenario by 2031, downwardly adjusted to consider employment 

declines which have occurred over the 2006 to 2011 period.  Employment forecasts 

by employment sector 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/population-related, 

institutional, and work at home, which are considered individually below. 

 

 The City’s 20111 employment base by place of work is outlined in Schedule 9a. 

The 2011 employment base is comprised of the following sectors: 

 

O 130 primary (approx. 3%); 

O 385 work at home employment (approx. 7%); 

O 1,490 industrial (approx. 28%); 

O 2,110 commercial/population related (approx. 40%); and 

                                                 
1 2011 employment based on Statistics Canada “Place of Work” custom employment data. 



 
3-7 

 

Watson & Associates Economists Ltd. H:\Port Colborne\2014 DC\Report\final report.docx 

O 1,190 institutional (approx. 22%). 

 

 The 2011 employment estimate by usual place of work, including work at home, 

is approximately 5,310.  An additional 630 employees have been identified for 

the City in 2011 that have no fixed place of work (NFPOW).1  The 2011 

employment base, including NFPOW, totals approximately 5,940.  

 

 Total employment, including work at home and NFPOW, for the City of Port 

Colborne is anticipated to reach approximately 6,500 by 2024 and 6,940 by 

2031. This represents an employment increase of 450 for the 10-year forecast 

period, and 880 for the long-term forecast period. 

 

 Schedule 9b, Appendix A, summarizes the employment forecast, excluding work 

at home employment and NFPOW employment, which is the basis for the DC 

employment forecast. The impact on municipal services from work at home 

employees have already been included in the population forecast. The impacts of 

municipal services related to NFPOW employees have largely been included in 

the employment forecast by usual place of work (i.e. employment and GFA in the 

retail and accommodation sector generated from NFPOW construction 

employment). Furthermore, since these employees have no fixed work address, 

they cannot be captured in the non-residential gross floor area (GFA) calculation. 

Accordingly, work at home and NFPOW employees have been removed from the 

DC employment forecast and calculation. 

 

 Total employment for the City of Port Colborne (excluding work at home and 

NFPOW employment) is anticipated to reach approximately 5,420 by 2024, and 

5,800 by 2031. This represents an employment increase of 400 and 770, over 

the 10-year and long-term (2014-2031) forecast periods, respectively. 

 

 In accordance with forecast demand and available land supply, total employment 

growth (excluding work at home and NFPOW employment) has been allocated to 

the following areas over the 2014 to 2031 forecast period (Refer to Schedule 9c): 
 

o Urban – 93% 

o Rural – 7% 

 

 

                                                 
1 Statistics Canada defines "No Fixed Place of Work" (NFPOW) employees as, "persons who do not go 
from home to the same work place location at the beginning of each shift.  Such persons include building 
and landscape contractors, travelling salespersons, independent truck drivers, etc. 
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7. Non-Residential Sq.ft. Estimates (Gross Floor Area (GFA), Appendix A, Schedule 9b) 

 

 Square footage estimates were calculated in Schedule 9b based on the following 

employee density assumptions: 

o 1,400 sq.ft. per employee for industrial; 

o 550 sq.ft. per employee for commercial/population-related; and 

o 700 sq.ft. per employee for institutional employment. 

 

 The City-wide incremental Gross Floor Area (GFA) increase is anticipated to be 

approximately 422,400 sq.ft. over the 10-year, and 744,300 sq.ft. over the long-

term (2014-2031) forecast period. 

 

 In terms of percentage growth, the long-term incremental GFA forecast by sector 

is broken down as follows: 

o industrial – (approx. 72%); 

o commercial/population-related – (approx. 25%); and  

o institutional – (approx. 3%). 
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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 within the City. 

 

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.  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 City’s development charge are 

indicated with a “Yes.”   

 

4.3 Increase in the Need for Service 
 

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. 

 

4.4 Local Service Policy 
 

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.  A Local Service Policy for the City is set out in Appendix E 

to this report. 
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Figure 4-1 

The Process of Calculating a Development Charge under the DCA, 1997 
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CATEGORIES OF 
MUNICIPAL SERVICES 

 

ELIGIBILITY 
FOR 

INCLUSION IN 
THE DC 

CALCULATION 
(see legend 

below) 

SERVICE COMPONENTS 

MAXIMUM 
POTENTIAL 

DC 
RECOVERY 

% 

 

Yes -Municipality provides the Service – service has been included in the DC 
No - Municipality provides the Service – service has not been included in the DC 
n/a – Municipality does not provide the service 
Ineligible – Service is ineligible for inclusion in the DC calculation

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 
No 
No 

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 

n/a 
Yes 
No 

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 
 
 
 
 

n/a 

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 
______________________________________ 
 

1
with a 7+ year life time 

2
same percentage as service component to which it pertains 
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4.5 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 a 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, Municipal 

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 Municipality’s approved and proposed capital 

budgets and master servicing/needs studies. 

 

4.6 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.   
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4.7 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, 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.   

 

4.8  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 City spending all reserve fund monies prior to renewing each 

by-law, which would not be a sound basis for capital budgeting.  Thus, the City will use these 

reserve funds for the City’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). 
 

The City’s Development Charge Reserve Fund Balance by service at December 31, 2012 is 

shown below:  
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4.9  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; and 

 10% reduction for certain services. 

 

The requirements behind each of these reductions are addressed as follows: 

 

4.9.1 Reduction Required by Level of Service Ceiling 
 

This is designed to ensure that the increase in need included in 4.3 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. 

Service Totals
Roads Services $103,589.00
Public Works $51,620.00
Fire Protection Services $30,063.00
Indoor Recreation Services $121,083.00
Library Services $5,195.00
Administration $9,014.00
Wastewater Services $4,314.00
Water Services $234,334.00
Total $559,212.00
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4.9.2 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. 

 

4.9.3 Reduction for Benefit to Existing Development 
 

This step involves a further reduction in 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. 
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4.9.4 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.  That is, some grants and contributions may not specifically be applicable 

to 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). 

 

4.9.5 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 to which the 10% reduction does apply include services such as 

parks, recreation, libraries, childcare/social services, the 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 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. 

 

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

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

services over a 10-year planning period.  Each service component is evaluated on two format 

sheets:  the average historical 10-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.  

 

5.2.1 Administration  
 

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

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

to facilitate this DC process, as well as other studies which benefit growth (in whole or in part).  

The listing of studies included in the DC includes the following: 

 
 Development Charge Studies; 

 Zoning By-law Update; 

 Official Plan 5 year Review; 

 Parks & Recreation Master Plan; and 

 Cultural Master Plan. 

 

The cost of these studies is $334,000, of which $100,514 is existing benefit and the balance is 

associated with growth over the forecast period.  In addition to these studies; a reserve fund 

adjustment including work already in progress has been included for $9,014.  The net growth-

related capital cost, after the mandatory 10% deduction and the application of the existing 
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reserve balance, is $209,236 and has been included in the development charge.  This cost has 

been allocated 63% residential and 37% non-residential based on the incremental growth in 

population to employment for the 10-year forecast period. 
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5.2.2  Indoor Recreation Services  

 

With respect to recreation facilities, there are currently several facilities provided by the City 

amounting to a total of 188,897 sq.ft. of space.  The average historic level of service for the 

previous ten years has been approximately 4.88 sq.ft. of space per capita or an investment of 

$1,250 per capita.  Based on this service standard, the City would be eligible to collect $851,413 

from DCs for facility space. 

 

The City has identified the need for a New Arena, Pool & Multi-Use Gym. The gross capital cost 

of this project is $33,000,000 million.  $29,180,000 has been identified as growth in the post 

period along with a benefit to existing development of $2,911,611. Further, a reserve fund 

surplus adjustment in the amount of $60,542 has been included.  Therefore, the net growth 

capital cost after the mandatory 10% deduction is $757,009 and has been included in the 

development charge.  

 

While indoor recreation service usage is predominately residential-based, there is some use of 

the facility by non-residential users.  To acknowledge this use, the growth-related capital costs 

have been allocated 95% residential and 5% non-residential. 
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5.2.3 Outdoor Recreation Services 

 
The City currently has 238.1 acres of parkland within its jurisdiction.  This parkland consists of 

various sized city, neighbourhood and community parks.  The City has sustained the current 

level of service over the historic 10-year period (2004-2013), with an average of 12.8 acres of 

parkland and 1 km of trails per 1,000 population.  Including parkland, parkland amenities (e.g. 

ball diamonds, playground equipment, soccer fields, etc.) and park trails, the level of service 

provided is approximately $1,602 per capita.  When applied over the forecast period, this 

average level of service translates into a DC-eligible amount of $1,090,696. 

 

Based on the projected growth over the 10-year forecast period, the City has identified 

$850,000 in future growth capital costs for parkland development.  These projects include 

Soccer & Playground Equipment and provisions for future parkland.  A reserve fund balance of 

$60,542 has also been included.  Therefore, the net growth capital cost after the mandatory 

10% deduction is $704,459. 

 

The City currently has an inventory of 21 vehicles and equipment used for parks services. The 

average historic level of service is an investment of $40 per capita. To accommodate growth, 

the City has identified $75,000 in provisions to replace vehicles and equipment in the future.  

This results in a total DC eligible amount after the 10% deduction of $67,500. 

 

As the predominant users of outdoor recreation tend to be residents of the City, the forecast 

growth-related costs have been allocated 95% to residential and 5% to non-residential. 
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5.2.4 Library Services 

 
The City currently operates its library service out of the 310 King Street facility which totals 

23,116 sq. ft. in size.  Over the past ten years, the average level of service was 1.25 sq. ft. of 

space per capita or an investment of $266 per capita.  Based on this service standard, the City 

would be eligible to collect approximately $181,221 from DC’s for library facility space (over the 

ten year period).  There are currently no projects identified for growth in the next 10 years for 

library facilities. 

  

The City currently provides 63,661 collection materials at their King Street library. The average 

level of service is 3.36 collection materials per capita or an investment of $183 per capita. 

Based on this service standard, the City would be eligible to collect $124,460 from DCs for 

library materials, in addition to the $181,221 service standard eligible amount from library 

facilities.  Provisions for additional library collection materials have been identified at a gross 

cost of $305,600 over the forecast period. With the 10% mandatory deduction, the net growth 

capital cost to be collected from DCs is $269,845. 

 

While library usage is predominately residential based, there is some use of the facilities by 

non-residential users, for the purpose of research.  To acknowledge this use of the growth-

related capital costs have been allocated 95% residential and 5% non-residential.  
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5.3 Service Levels and 18-Year Capital Costs for Port Colborne’s DC 

Calculation 
 

This section evaluates the development-related capital requirements for those services with 18-

year capital costs.   

 

5.3.1 Fire Services 
 

Port Colborne currently operates its fire services from Fire Station #1 on Killaly Street West with 

a total of 17,600 sq.ft. of facility space, providing for a per capita average level of service of 1.07 

sq.ft. per capita or $297 per capita.  This level of service provides the City with a maximum DC-

eligible amount for recovery over the forecast period of $454,410.   

 

Two projects have been identified as growth related which include a New Rural Fire Station (on 

Highway 3 and Bodners) and a Training Centre (on 3 Killaly Street West) for a total capital cost 

of $2,900,000, of which $171,831 has been attributed to the post-2031 period and $2,556,338 

has been deemed to benefit existing development. After the allocation of the reserve balance of 

$30,063, the net growth capital cost included in the development charge is $141,768. 

 

The fire department has a current inventory of 9 vehicles.  The total DC-eligible amount 

calculated for fire vehicles over the forecast period is approximately $223,870, based on a 

standard of $146 per capita.   

 

The need for a new Engine No. 4 for the Rural Station has been identified in the amount of 

$300,000.  With a post period benefit of $150,000, the net total DC amount is $150,000. 

 

The fire department provides 147 units of equipment and gear for the use in fire services.  The 

City currently has a calculated average level of service for the historic 10-year period of $33 per 

capita, providing for a DC-eligible amount over the forecast period of $50,903 for small 

equipment and gear.   

 

Based on future growth, the City has identified a provision for additional equipment in the 

amount of $50,000 and has been included in the DC. 

  

These costs are shared between residential and non-residential are based on population to 

employment, resulting in 67% being allocated to residential development and 33% being 

allocated to non-residential development. 
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5.3.2 Roads Services 
 

Port Colborne owns and maintains 163 km of roads.  This provides an average level of 

investment of $4,311 per capita, resulting in a DC-eligible recovery amount of $6,595,218 over 

the 18-year forecast period. 

 

With respect to future needs, the identified service related to roads programs totals 

$22,430,550.  There are six road projects in total including signalization and road resurfacing of 

current roads, works in the proposed site 4 industrial area, and engineering works. The projects 

identified were determined to have growth outside the forecast period in the amount of 

$4,197,918 and benefit to existing of $16,393,940.  In addition, reserve fund adjustments of 

$103,589 have been included.  The total growth-related cost to be included in the DC is, 

therefore, $1,735,103. 

  

The residential/non-residential capital cost allocation for roads would be based on a 67%/33% 

split, based on the incremental growth in population to employment for the 18-year forecast 

period. 
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5.3.3 Public Works Services 
 

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

$4,231,800.  The inventory provides for a per capita standard of $201.  Over the forecast period, 

the DC-eligible amount for vehicles and equipment is $307,301.  A provision for additional 

vehicles and equipment items has been identified for the forecast period, amounting to 

$500,000. Of this total, $192,700 has been identified as growth outside the forecast period.  

Therefore, the growth-related portion of this provision is $307,300, which has been included in 

the DC calculation.  

 

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

17,008 sq. ft. of building area, providing for an average level of service of 0.9 sq. ft. per capita or 

$98 per capita.  This level of service provides the City with a maximum DC-eligible amount for 

recovery over the 18 year forecast period of $150,384.  There is one project identified over the 

forecast period, a new public works facility.  The total cost of this project is $11,400,000, of 

which $5,498,000 is post period benefit and $5,700,000 will benefit existing development.  

There is also a reserve fund balance of $51,620 and has been applied.  This results in a net 

amount of $150,380 to be included in the DC. 

 

The residential/non-residential capital cost allocation for public works would be based on a 

67%/33% split, based on the incremental growth in population to employment for the 18-year 

forecast period. 
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5.4 Service Levels and Urban Build Out Capital Costs for Port 

Colborne’s DC Calculation 
 

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

urban build out capital costs.   

 

5.4.1 Wastewater Services 
 

The wastewater service capital cost for inclusion in the Development Charge is $4,711,400.  

The projects which have been identified include: new wastewater infrastructure at the south 

west end, wastewater servicing for industrial sites 5A, 2A and 4, and engineering work for site 4 

phase 1.  $2,584,000 has been identified as growth outside the forecast period, a total of 

$1,494,740 benefitting existing development and a reserve fund adjustment of $4,314.  This 

results in a total DC eligible amount of $628,346. 

 

The growth-related costs have been allocated between residential and non-residential 

development based on incremental growth in population to employment over the build out urban 

forecast period.  This split results in a 63% allocation to residential and a 37% allocation to non-

residential. 
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 5.4.2 Water Services 
 

The water service capital cost for inclusion in the Development Charge is $10,678,300.  There 

are 10 projects identified at this time which include watermains, development of the industrial 

sites 5A, 2A and 4 as well as Engineering work for site 4 phase 1.  $4,758,735 has been 

identified as growth outside the forecast period, a total of $1,191,538 benefitting existing 

development and a reserve fund adjustment of $234,334.  This results in a total DC eligible 

amount of $2,503,693. 

 

The growth-related costs have been allocated between residential and non-residential 

development based on incremental growth in population to employment over the build out urban 

forecast period.  This split results in a 63% allocation to residential and a 37% allocation to non-

residential. 
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6.  DEVELOPMENT CHARGE CALCULATION 
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6. DEVELOPMENT CHARGE CALCULATION 
 

Table 6-1 calculates the proposed uniform development charges to be imposed for 

infrastructure services based upon an urban build out horizon.  Table 6-2 calculates the 

proposed uniform development charge to be imposed on anticipated development in the City for 

City-wide services over an 18-year planning horizon.  Table 6-3 calculates the proposed uniform 

development charge to be imposed on anticipated development in the City for City-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 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 City 

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 6-2 and 

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. 

  



2014 $ DC Eligible Cost 2014 $ DC Eligible Cost
SERVICE Residential Non-Residential SDU per ft²

$ $ $ $

1. Wastewater Services

1.1 Sewers 395,589 232,757 556 0.33

395,589 232,757 556 0.33                

2. Water Services

2.1 Distribution systems 1,576,256 927,437 2,214 1.31

1,576,256 927,437 2,214 1.31                

TOTAL $1,971,845 $1,160,194 $2,770 1.64                

DC ELIGIBLE CAPITAL COST $1,971,845 $1,160,194

Build out Gross Population / GFA Growth (ft².) 2,207 708,300
Cost Per Capita / Non-Residential GFA (ft².) $893.45 $1.64

By Residential Unit Type p.p.u

Single and Semi-Detached Dwelling 3.10 $2,770

Apartments - 2 Bedrooms + 1.97 $1,760

Apartments - Bachelor and 1 Bedroom 1.33 $1,188

Other Multiples 2.05 $1,832

TABLE 6-1

CITY OF PORT COLBORNE

DEVELOPMENT CHARGE CALCULATION

Urban Area Services
2014-Urban Build Out (18 Year)

Watson & Associates Economists Ltd. 2014 Port Colborne DC Model - for report.xlsx
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2014 $ DC Eligible Cost 2014 $ DC Eligible Cost
SERVICE Residential Non-Residential SDU per ft²

$ $ $ $

3. Roads Services

3.1 Roads 1,157,240 577,863 1,353 0.77

1,157,240 577,863 1,353 0.77

4. Public Works

4.1 Depots and Domes 100,297 50,083 117 0.07

4.2 PW Rolling Stock 204,956 102,344 240 0.14

305,253 152,427 357 0.21

5. Fire Protection Services

5.1 Fire facilities 94,553 47,215 111 0.06

5.2 Fire vehicles 100,044 49,956 117 0.07

5.3 Small equipment and gear 33,348 16,652 39 0.02

227,945 113,823 267 0.15

TOTAL $1,690,437 $844,114 $1,977 $1.13

DC ELIGIBLE CAPITAL COST $1,690,437 $844,114

18 Year Gross Population / GFA Growth (ft².) 2,650 744,300
Cost Per Capita / Non-Residential GFA (ft².) $637.90 $1.13

By Residential Unit Type p.p.u

Single and Semi-Detached Dwelling 3.10 $1,977

Apartments - 2 Bedrooms + 1.97 $1,257

Apartments - Bachelor and 1 Bedroom 1.33 $848

Other Multiples 2.05 $1,308

2014-2031

TABLE 6-2

CITY OF PORT COLBORNE

DEVELOPMENT CHARGE CALCULATION

Municipal-wide Services

Watson & Associates Economists Ltd. 2014 Port Colborne DC Model - for report.xlsx
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2014 $ DC Eligible Cost 2014 $ DC Eligible Cost
SERVICE Residential Non-Residential SDU per ft²

$ $ $ $

6. Outdoor Recreation Services

6.1 Parkland development, amenities & trails 669,236 35,223 1,396 0.08

6.2 Parks vehicles and equipment 64,125 3,375 134 0.01

733,361 38,598 1,530 0.09

7. Indoor Recreation Services

7.1 Recreation facilities 719,159 37,850 1,500 0.09

719,159 37,850 1,500 0.09

8. Library Services

8.1 Library facilities 0 0 0 0.00

8.2 Library materials 256,353 13,492 535 0.03

256,353 13,492 535 0.03

9. Administration

9.1 Studies 131,935 77,301 275 0.18

131,935 77,301 275 0.18

TOTAL $1,840,807 $167,242 $3,840 $0.39

DC ELIGIBLE CAPITAL COST $1,840,807 $167,242

10 Year Gross Population / GFA Growth (ft².) 1,486 422,400
Cost Per Capita / Non-Residential GFA (ft².) $1,238.77 $0.40

By Residential Unit Type p.p.u

Single and Semi-Detached Dwelling 3.10 $3,840

Apartments - 2 Bedrooms + 1.97 $2,440

Apartments - Bachelor and 1 Bedroom 1.33 $1,648

Other Multiples 2.05 $2,539

DEVELOPMENT CHARGE CALCULATION

Municipal-wide Services
2014-2023

TABLE 6-3

CITY OF PORT COLBORNE

Watson & Associates Economists Ltd. 2014 Port Colborne DC Model - for report.xlsx
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TABLE 6-4

DEVELOPMENT CHARGE CALCULATION

TOTAL ALL SERVICES

2014 $ DC Eligible Cost 2014 $ DC Eligible Cost
Residential Non-Residential SDU per ft²

$ $ $ $

Urban Area Services Build out $1,971,845 $1,160,194 $2,770 $1.64

Municipal-wide Services 18 Year 1,690,437 844,114 1,977 1.13

Municipal-wide Services 10 Year 1,840,807 167,242 3,840 0.39

TOTAL  5,503,089 2,171,549 8,587 3.16

CITY OF PORT COLBORNE

Watson & Associates Economists Ltd. 2014 Port Colborne DC Model - for report.xlsx

6-5



T
ab

le
 6

-5
C

IT
Y

 O
F

 P
O

R
T

 C
O

L
B

O
R

N
E

G
R

O
S

S
 E

X
P

E
N

D
IT

U
R

E
 A

N
D

 S
O

U
R

C
E

S
 O

F
 R

E
V

E
N

U
E

 S
U

M
M

A
R

Y
F

O
R

 C
O

S
T

S
 T

O
 B

E
 IN

C
U

R
R

E
D

 O
V

E
R

 T
H

E
 L

IF
E

 O
F

 T
H

E
 B

Y
-L

A
W

S
O

U
R

C
E

S
 O

F
 F

IN
A

N
C

IN
G

T
A

X
 B

A
S

E
 O

R
 O

T
H

E
R

 N
O

N
-D

C
 S

O
U

R
C

E
D

C
 R

E
S

E
R

V
E

 F
U

N
D

O
T

H
E

R
 

D
E

D
U

C
T

IO
N

S
B

E
N

E
F

IT
 T

O
 

E
X

IS
T

IN
G

O
T

H
E

R
 F

U
N

D
IN

G
L

E
G

IS
L

A
T

E
D

 
R

E
D

U
C

T
IO

N
R

E
S

ID
E

N
T

IA
L

N
O

N
-

R
E

S
ID

E
N

T
IA

L
1.

W
as

te
w

at
er

 S
er

vi
ce

s
1.

1
S

ew
er

s
3,

36
7,

07
6

0
77

4,
70

8
0

0
2,

10
0,

42
4

30
9,

71
4

18
2,

23
0

2.
W

at
er

 S
er

vi
ce

s
2.

1
D

is
tr

ib
ut

io
n 

sy
st

em
s

7,
10

4,
64

4
0

61
3,

96
8

2,
00

0,
00

0
0

2,
86

8,
30

4
1,

02
1,

40
1

60
0,

97
1

3.
R

oa
ds

 S
er

vi
ce

s
3.

1
R

oa
ds

7,
61

6,
90

6
0

4,
80

1,
46

4
0

0
2,

16
9,

22
5

43
0,

99
9

21
5,

21
8

4.
P

ub
lic

 W
or

ks
4.

1
D

ep
ot

s 
an

d 
D

om
es

11
,4

00
,0

00
0

5,
70

0,
00

0
0

0
5,

49
8,

00
0

13
4,

72
5

67
,2

75
4.

2
P

W
 R

ol
lin

g 
S

to
ck

13
8,

88
9

0
0

0
0

53
,5

28
56

,9
32

28
,4

29

5.
F

ire
 P

ro
te

ct
io

n 
S

er
vi

ce
s

5.
1

F
ire

 fa
ci

lit
ie

s
0

0
0

0
0

0
0

0
5.

2
F

ire
 v

eh
ic

le
s

0
0

0
0

0
0

0
0

5.
3

S
m

al
l e

qu
ip

m
en

t a
nd

 g
ea

r
13

,8
89

0
0

0
0

0
9,

26
3

4,
62

6

6.
O

ut
do

or
 R

ec
re

at
io

n 
S

er
vi

ce
s

6.
1

P
ar

kl
an

d 
de

ve
lo

pm
en

t, 
am

en
iti

es
 &

 tr
ai

ls
69

1,
66

7
0

0
0

69
,1

67
0

59
1,

37
5

31
,1

25
6.

2
P

ar
ks

 v
eh

ic
le

s 
an

d 
eq

ui
pm

en
t

37
,5

00
0

0
0

3,
75

0
0

32
,0

63
1,

68
8

7.
In

do
or

 R
ec

re
at

io
n 

S
er

vi
ce

s
7.

1
R

ec
re

at
io

n 
fa

ci
lit

ie
s

0
0

0
0

0
0

0
0

8.
Li

br
ar

y 
S

er
vi

ce
s

8.
1

Li
br

ar
y 

fa
ci

lit
ie

s
0

0
0

0
0

0
0

0
8.

2
Li

br
ar

y 
m

at
er

ia
ls

15
2,

80
0

0
0

0
15

,2
80

0
13

0,
64

4
6,

87
6

9.
A

dm
in

is
tr

at
io

n
9.

1
S

tu
di

es
24

3,
00

0
0

78
,0

00
0

16
,5

00
0

93
,6

38
54

,8
63

T
O

T
A

L
 E

X
P

E
N

D
IT

U
R

E
S

 &
 R

E
V

E
N

U
E

S
$3

0,
76

6,
37

0
$0

$1
1,

96
8,

14
0

$2
,0

00
,0

00
$1

04
,6

97
$1

2,
68

9,
48

1
$2

,8
10

,7
54

$1
,1

93
,2

99

P
O

S
T

 D
C

 P
E

R
IO

D
 

B
E

N
E

F
IT

T
O

T
A

L
 G

R
O

S
S

 
C

O
S

T
S

E
R

V
IC

E

W
at

so
n 

&
 A

ss
oc

ia
te

s 
E

co
no

m
is

ts
 L

td
.

20
14

 P
or

t C
ol

bo
rn

e 
D

C
 M

od
el

 -
 fo

r 
re

po
rt

.x
ls

x

6-6



 
 

Watson & Associates Economists Ltd.               H:\Port Colborne\2014 DC\Report\final report.docx 

 

 

 

 

 

 

 

 

 

 

 

7.  DEVELOPMENT CHARGE POLICY RECOMMENDATIONS 

AND DEVELOPMENT CHARGE BY-LAW RULES
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8. BY-LAW IMPLEMENTATION 
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8. BY-LAW IMPLEMENTATION 
 

8.1 Public Consultation Process 
 

8.1.1 Introduction 
 

This chapter addresses the mandatory, formal public consultation process (Section 8.1.2), as 

well as the optional, informal consultation process (Section 8.1.3).  The latter is designed to 

seek the co-operation and participation of those involved, in order to produce the most suitable 

policy.  Section 8.1.4 addresses the anticipated impact of the development charge on 

development from a generic viewpoint. 

 

8.1.2 Public Meeting of Council  
 

Section 12 of the DCA, 1997 indicates that before passing a development charge by-law, 

Council must hold at least one public meeting, giving at least 20 clear days’ notice thereof, in 

accordance with the Regulation.  Council must also ensure that the proposed by-law and 

background report are made available to the public at least two weeks prior to the (first) 

meeting. 

 

Any person who attends such a meeting may make representations related to the proposed by-

law. 

 

If a proposed by-law is changed following such a meeting, Council must determine whether a 

further meeting (under this section) is necessary (i.e. if the proposed by-law which is proposed 

for adoption has been changed in any respect, Council should formally consider whether an 

additional public meeting is required, incorporating this determination as part of the final by-law 

or associated resolution.  It is noted that Council’s decision, once made, is final and not subject 

to review by a Court or the OMB). 

 

8.1.3 Other Consultation Activity 
 

There are three broad groupings of the public who are generally the most concerned with 

municipal development charge policy: 

 

1. The first grouping is the residential development community, consisting of land 

developers and builders, who are typically responsible for generating the majority of the 

development charge revenues.  Others, such as realtors, are directly impacted by 

development charge policy.  They are, therefore, potentially interested in all aspects of 

the charge, particularly the quantum by unit type, projects to be funded by the DC and 
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the timing thereof, and municipal policy with respect to development agreements, DC 

credits and front-ending requirements. 

 

2. The second public grouping embraces the public at large and includes taxpayer coalition 

groups and others interested in public policy (e.g. in encouraging a higher non-

automobile modal split). 

 

3. The third grouping is the industrial/commercial/institutional development sector, 

consisting of land developers and major owners or organizations with significant 

construction plans, such as hotels, entertainment complexes, shopping centres, offices, 

industrial buildings and institutions.  Also involved are organizations such as Industry 

Associations, the Chamber of Commerce, the Board of Trade and the Economic 

Development Agencies, who are all potentially interested in municipal development 

charge policy.  Their primary concern is frequently with the quantum of the charge, gross 

floor area exclusions such as basements, mechanical or indoor parking areas, or 

exemptions and phase-in or capping provisions in order to moderate the impact.   

 

8.2 Anticipated Impact of the Charge on Development 
 

The establishment of sound development charge policy often requires the achievement of an 

acceptable balance between two competing realities.  The first is that high non-residential 

development charges can, to some degree, represent a barrier to increased economic activity 

and sustained industrial/commercial growth, particularly for capital intensive uses.  Also, in 

many cases, increased residential development charges can ultimately be expected to be 

recovered via higher housing prices and can impact project feasibility in some cases (e.g. rental 

apartments). 

 

On the other hand, development charges or other municipal capital funding sources need to be 

obtained in order to help ensure that the necessary infrastructure and amenities are installed.  

The timely installation of such works is a key initiative in providing adequate service levels and 

in facilitating strong economic growth, investment and wealth generation. 

 

8.3 Implementation Requirements 
 

8.3.1 Introduction 
 

Once the City has calculated the charge, prepared the complete background study, carried out 

the public process and passed a new by-law, the emphasis shifts to implementation matters. 

 

These include notices, potential appeals and complaints, credits, front-ending agreements, 

subdivision agreement conditions and finally the collection of revenues and funding of projects. 



 
8-3 

 

Watson & Associates Economists Ltd.               H:\Port Colborne\2014 DC\Report\final report.docx 

The sections which follow overview the requirements in each case. 

 

8.3.2 Notice of Passage 
 

In accordance with s.13 of the DCA, when a DC by-law is passed, the City clerk shall give 

written notice of the passing and of the last day for appealing the by-law (the day that is 40 days 

after the day it was passed).  Such notice must be given no later than 20 days after the day the 

by-law is passed (i.e. as of the day of newspaper publication or the mailing of the notice). 

 

Section 10 of O.Reg. 82/98 further defines the notice requirements which are summarized as 

follows: 

 

 notice may be given by publication in a newspaper which is (in the Clerk’s opinion) of 

sufficient circulation to give the public reasonable notice, or by personal service, fax or 

mail to every owner of land in the area to which the by-law relates; 

 s.s.10(4) lists the persons/organizations who must be given notice; and 

 s.s.10(5) lists the eight items which the notice must cover. 

 

8.3.3 By-law Pamphlet 
 

In addition to the “notice” information, the City must prepare a “pamphlet” explaining each 

development charge by-law in force, setting out: 

 

 a description of the general purpose of the development charges; 

 the “rules” for determining if a charge is payable in a particular case and for determining 

the amount of the charge; 

 the services to which the development charges relate; and 

 a general description of the general purpose of the Treasurer’s statement and where it 

may be received by the public. 

 

Where a by-law is not appealed to the OMB, the pamphlet must be readied within 60 days after 

the by-law comes into force.  Later dates apply to appealed by-laws. 

 

The City must give one copy of the most recent pamphlet without charge, to any person who 

requests one. 
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8.3.4 Appeals 
 

Sections 13-19 of the DCA, 1997 set out the requirements relative to making and processing a 

DC by-law appeal and OMB Hearing in response to an appeal.  Any person or organization may 

appeal a DC by-law to the OMB by filing a notice of appeal with the Municipal clerk, setting out 

the objection to the by-law and the reasons supporting the objection.  This must be done by the 

last day for appealing the by-law, which is 40 days after the by-law is passed. 

 

The City is carrying out a public consultation process, in order to address the issues which 

come forward as part of that process, thereby avoiding or reducing the need for an appeal to be 

made. 

 

8.3.5 Complaints 
 

A person required to pay a development charge, or his agent, may complain to the Municipal 

Council imposing the charge that: 

 

 the amount of the charge was incorrectly determined; 

 the credit to be used against the development charge was incorrectly determined; or 

 there was an error in the application of the development charge. 

  

Sections 20-25 of the DCA, 1997 set out the requirements that exist, including the fact that a 

complaint may not be made later than 90 days after a DC (or any part of it) is payable.  A 

complainant may appeal the decision of Municipal Council to the OMB. 

 

8.3.6 Credits 
 

Sections 38-41 of the DCA, 1997 set out a number of credit requirements, which apply where a 

Municipality agrees to allow a person to perform work in the future that relates to a service in the 

DC by-law. 

 

These credits would be used to reduce the amount of development charges to be paid.  The 

value of the credit is limited to the reasonable cost of the work which does not exceed the 

average level of service.  The credit applies only to the service to which the work relates, unless 

the Municipality agrees to expand the credit to other services for which a development charge is 

payable. 

 

8.3.7 Front-Ending Agreements 
 

The City and one or more landowners may enter into a front-ending agreement which provides 

for the costs of a project which will benefit an area in the City to which the DC by-law applies.  
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Such an agreement can provide for the costs to be borne by one or more parties to the 

agreement who are, in turn, reimbursed in future by persons who develop land defined in the 

agreement. 

 

Part III of the DCA, 1997 (Sections 44-58) addresses front-ending agreements and removes 

some of the obstacles to their use which were contained in the DCA, 1989.  Accordingly, the 

Municipality assesses whether this mechanism is appropriate for its use, as part of funding 

projects prior to municipal funds being available. 

 

8.3.8 Severance and Subdivision Agreement Conditions 
 

Section 59 of the DCA, 1997 prevents a Municipality from imposing directly or indirectly, a 

charge related to development or a requirement to construct a service related to development, 

by way of a condition or agreement under s.51 or s.53 of the Planning Act, except for: 

 

 “local services, related to a plan of subdivision or within the area to which the 
plan relates, to be installed or paid for by the owner as a condition of approval 
under section 51 of the Planning Act;” and 
 

 “local services to be installed or paid for by the owner as a condition of approval 
under Section 53 of the Planning Act.” 

 

It is also noted that s.s.59(4) of the DCA, 1997 requires that the municipal approval authority for 

a draft plan of subdivision under s.s.51(31) of the Planning Act, use its power to impose 

conditions to ensure that the first purchaser of newly subdivided land is informed of all the 

development charges related to the development, at the time the land is transferred. 

 

In this regard, if the Municipality in question is a commenting agency, in order to comply with 

subsection 59(4) of the Development Charges Act, 1997 it would need to provide to the 

approval authority, information regarding the applicable municipal development charges related 

to the site.   

 

If the Municipality is an approval authority for the purposes of section 51 of the Planning Act, it 

would be responsible to ensure that it collects information from all entities which can impose a 

development charge.   

 

The most effective way to ensure that purchasers are aware of this condition would be to 

require it as a provision in a registered subdivision agreement, so that any purchaser of the 

property would be aware of the charges at the time the title was searched prior to closing a 

transaction conveying the lands.   
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APPENDIX A 

BACKGROUND INFORMATION ON RESIDENTIAL AND  

NON-RESIDENTIAL GROWTH FORECAST 
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APPENDIX B 

LEVEL OF SERVICE 





Cost (per capita)

Roads $4,310.60 0.0088     km of roadways 489,841    per lane km 6,595,218        

Depots and Domes $98.29 0.9026     ft² of building area 109           per ft² 150,384           

Roads and Related Vehicles $200.85 0.0018     No. of vehicles and equipment 111,583    per vehicle 307,301           

Fire Facilities $297.00 1.0700     ft² of building area 278           per ft² 454,410           

Fire Vehicles $146.32 0.0005     No. of vehicles 292,640    per vehicle 223,870           

Fire Small Equipment and Gear $33.27 0.0085     No. of equipment and gear 3,914        per Firefighter 50,903             

Parkland Development $1,111.53 0.0128     No. of developed parkland acres 86,838      per acre 756,952           

Parkland Amenities $290.08 0.1549     No. of parkland amenities 1,873        per amenity 197,544           

Parkland Trails $200.00 1.0000     Linear Metres of Paths and Trails 200           per lin m. 136,200           

Parks & Recreation Vehicles and Equipmen $40.08 0.0009     No. of vehicles and equipment 44,533      per vehicle 27,294             

Recreation Indoor Recreation Facilities $1,250.24 4.8849     ft² of building area 256           per ft² 851,413           

Library Facilities $266.11 1.2494     ft² of building area 213           per ft² 181,221           

Library Collection Materials $182.76 3.3626     No. of library collection items 54             per collection item 124,460           
Library

Roads and Related

10 Year Average Service Standard

Quality (per capita)Quantity (per capita)
Service Category Sub-Component

Fire

Parks

Maximum 
Ceiling LOS

APPENDIX B - LEVEL OF SERVICE CEILING

CITY OF PORT COLBORNE

SUMMARY OF SERVICE STANDARDS AS PER DEVELOPMENT CHARGES ACT, 1997

Watson & Associates Economists Ltd. 2014 Port Colborne DC Model - for report.xlsx
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APPENDIX C -  LONG TERM CAPITAL AND OPERATING 

  COST EXAMINATION 

 
CITY OF PORT COLBORNE 

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. sq.ft. of building space, per 

vehicle, etc.).  This was undertaken through a review of the City’s approved 2012 Financial 

Information Return (FIR). 

 

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 C-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. 

AVERAGE USEFUL 
LIFE FACTOR

Water and Wastewater Services 80 0.005161
Roads 20 0.041157
Facilities 40 0.016556
Public Works Vehicles 10 0.091327
Fire Vehicles 15 0.057825
Fire Small Equipment & Gear 8 0.116510
Parkland Development 30 0.002465

ASSET

LIFECYCLE COST FACTORS



Table C-1

CITY OF PORT COLBORNE

OPERATING AND CAPITAL EXPENDITURE IMPACTS

FOR FUTURE CAPITAL EXPENDITURES

SERVICE
NET GROWTH 

RELATED 
EXPENDITURES

ANNUAL LIFECYCLE 
EXPENDITURES

ANNUAL OPERATING 
EXPENDITURES

TOTAL ANNUAL 
EXPENDITURES

1. Wastewater Services

1.1 Sewers 628,346 3,200 81,972 85,172

2. Water Services

2.1 Distribution systems 2,503,693 12,900 126,276 139,176

3. Roads Services

3.1 Roads 1,735,103 71,400 204,697 276,097

4. Public Works

4.1 Depots and Domes 150,380 2,500 17,741 20,241

4.2 PW Rolling Stock 307,300 28,100 36,253 64,353

5. Fire Protection Services

5.1 Fire facilities 141,768 2,300 88,532 90,832

5.2 Fire vehicles 150,000 8,700 93,673 102,373

5.3 Small equipment and gear 50,000 5,800 31,224 37,024

6. Outdoor Recreation Services

6.1 Parkland development, amenities & trails 704,459 17,400 60,225 77,625

6.2 Parks vehicles and equipment 67,500 6,200 5,771 11,971

7. Indoor Recreation Services

7.1 Recreation facilities 757,009 12,500 46,775 59,275

8. Library Services

8.1 Library facilities 0 0 0 0

8.2 Library materials 269,845 24,600 26,565 51,165

9. Administration

9.1 Studies 209,236 0 0 0

Watson & Associates Economists Ltd. 2014 Port Colborne DC Model - for report.xlsx
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APPENDIX D  - DEVELOPMENT CHARGE RESERVE 

FUND POLICY 
 

D.1 Legislative Requirements 
 

The DCA, 1997 requires development charge collections (and associated interest) to be placed 

in separate reserve funds.  Sections 33 through 36 of the Act provide the following regarding 

reserve fund establishment and use: 

 

 a Municipality shall establish a reserve fund for each service to which the DC by-law 

relates; s.7(1), however, allows services to be grouped into categories of services for 

reserve fund (and credit) purposes, although only 100% eligible and 90% eligible 

services may be combined (minimum of two reserve funds); 

 the Municipality shall pay each development charge it collects into a reserve fund or 

funds to which the charge relates; 

 the money in a reserve fund shall be spent only for the “capital costs” determined 

through the legislated calculation process (as per s.5(1) 2-8); 

 money may be borrowed from the fund but must be paid back with interest (O.Reg. 

82/98, s.11(1) defines this as the Bank of Canada rate either on the day the by-law 

comes into force or, if specified in the by-law, the first business day of each quarter); and 

 DC reserve funds may not be consolidated with other municipal reserve funds for 

investment purposes (s.37). 

 

Annually, the Treasurer of the Municipality is required to provide Council with a financial 

statement related to the DC by-law(s) and reserve funds.  This statement must also be 

forwarded to the Minister of Municipal Affairs and Housing within 60 days of the statement being 

filed with Council. 

 

O.Reg. 82/98 prescribes the information that must be included in the Treasurer’s statement, as 

follows: 

 

 opening balance; 

 closing balance; 

 description of each service and/or service category for which the reserve fund was 

established; 

 transactions for the year (e.g. collections, draws); 

 list of credits by service or service category (outstanding at beginning of the year, given 

in the year and outstanding at the end of the year by holder); 

 amounts borrowed, purpose of the borrowing and interest accrued during previous year; 
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 amount and source of money used by the Municipality to repay municipal obligations to 

the fund; 

 schedule identifying the value of credits recognized by the City, the service to which it 

applies and the source of funding used to finance the credit; and 

 for each draw, the amount spent on the project from the DC reserve fund and the 

amount and source of any other monies spent on the project. 

 

Based upon the above, Figure D-1 sets out the format for which annual reporting to Council 

should be provided. 

 

D.2 DC Reserve Fund Application 
 

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).” 

 

This provision clearly establishes that reserve funds collected for a specific service are only to 

be used for that service. 



R
o

ad
s 

S
er

vi
ce

s
P

u
b

lic
 

W
o

rk
s

F
ir

e 
P

ro
te

ct
io

n
 

S
er

vi
ce

s

O
u

td
o

o
r 

R
ec

re
at

io
n

 
S

er
vi

ce
s

In
d

o
o

r 
R

ec
re

at
io

n
 

S
er

vi
ce

s

L
ib

ra
ry

 
S

er
vi

ce
s

A
d

m
in

is
tr

at
io

n
W

as
te

w
at

er
 

S
er

vi
ce

s
W

at
er

 
S

er
vi

ce
s

B
al

an
ce

 a
s 

of
 J

an
ua

ry
 1

P
lu

s:

D
ev

el
op

m
en

t C
ha

rg
e 

C
ol

le
ct

io
ns

A
cc

ru
ed

 In
te

re
st

 

R
ep

ay
m

en
t o

f M
on

ie
s 

B
or

ro
w

ed
 

fr
om

 F
un

d 
an

d 
A

ss
oc

ia
te

d 
In

te
re

st

S
U

B
-T

O
T

A
L

Le
ss

:

A
m

ou
nt

 T
ra

ns
fe

rr
ed

 to
 C

ap
ita

l (
or

 
O

th
er

) 
F

un
ds

 {
1}

A
m

ou
nt

s 
R

ef
un

de
d

A
m

ou
nt

s 
Lo

an
ed

 to
 O

th
er

 D
C

 
S

er
vi

ce
 C

at
eg

or
y

C
re

di
ts

 {
2}

M
on

ie
s 

B
or

ro
w

ed
 fr

om
 F

un
d 

fo
r 

O
th

er
 M

un
ic

ip
al

 P
ur

po
se

s

S
U

B
-T

O
T

A
L

D
ec

em
b

er
 3

1 
C

lo
si

n
g

 B
al

an
ce

{1
}S

ee
 A

tta
ch

m
en

t 1
 fo

r 
de

ta
ils

{2
}S

ee
 A

tta
ch

m
en

t 2
 fo

r 
de

ta
il s

U
rb

an
 A

re
a

C
it

y 
W

id
e

R
es

er
ve

 F
u

n
d

A
p

p
en

d
ix

 D
-1

S
A

M
P

L
E

 D
E

V
E

L
O

P
M

E
N

T
 C

H
A

R
G

E
 R

E
S

E
R

V
E

 F
U

N
D

S
 S

T
A

T
E

M
E

N
T

C
IT

Y
 O

F
 P

O
R

T
 C

O
L

B
O

R
N

E
F

O
R

 T
H

E
 Y

E
A

R
 _

__
__

__
__

_ 

W
at

so
n 

&
 A

ss
oc

ia
te

s 
E

co
no

m
is

ts
 L

td
.

20
14

 P
or

t C
ol

bo
rn

e 
D

C
 M

od
el

 -
 fo

r 
re

po
rt

.x
ls

x

D-3



Capital Project
DC Reserve 
Fund Draw

Operating Fund 
Draw

Other Reserves 
Fund Draw

Debt Total

DISCOUNTED SERVICES RESERVE FUND TRANSFERS

Attachment 1

SAMPLE DEVELOPMENT CHARGE RESERVE FUND STATEMENT
CITY OF PORT COLBORNE
FOR THE YEAR __________ 

Watson & Associates Economists Ltd. 2014 Port Colborne DC Model - for report.xlsx
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Credit Holder
Applicable DC 
Reserve Fund

Credit Balance - 
Beginning of 

Year

Additional 
Credits Granted 

During Year

Credits Used by 
Holder During 

Year

Credit Balance - 
End of Year

LISTING OF CREDITS UNDER DCA, 1997, s.38 BY HOLDER

Attachment 2

DEVELOPMENT CHARGE RESERVE FUND STATEMENT
CITY OF PORT COLBORNE
FOR THE YEAR __________ 

Watson & Associates Economists Ltd. 2014 Port Colborne DC Model - for report.xlsx
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APPENDIX E  -  LOCAL SERVICE POLICY 
 

CITY OF PORT COLBORNE 

GENERAL POLICY GUIDELINES ON DEVELOPMENT CHARGE 

AND LOCAL SERVICE FUNDING FOR ROAD RELATED, 

STORMWATER MANAGEMENT, WATER AND SANITARY SEWER WORKS 

 

 

1. Collector Roads 

 

1.1 Collector roads external to development – If local services within the area to 

which the plan relates, include in development charge calculation to the extent 

permitted under s.5(1) of the DCA (dependent on local circumstances). 

 

2. Traffic Signals and Intersection Improvements 

 

2.1 Local streets/private entrances/entrances to specific developments – Direct 

developer responsibility under s.59 of DCA (as a local service). 

 

2.2 Minor arterial/collector road intersections, including signalization, with Region 

roads – Region responsibility. 

 

2.3 Intersection improvements/signalization on other local roads due to development 

growth increasing traffic – Include in development charge calculation (excluding 

private entrance signals), as required under s.5(1) of the DCA. 

 

3. Streetlights 

 

3.1 Streetlights on Region (arterial) roads – Region responsibility. 

 

3.2 Streetlights on Area Municipal (collector) roads – Linked to collector road funding 

source. 

 

4. Sidewalks 

 

4.1 Sidewalks on Area Municipal (collector) roads – Linked to collector road funding 

source. 
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4.2 Other sidewalks external to development (which are a local service within the 

area to which the plan relates) – Direct developer responsibility as a local service 

provision (under s.59 of DCA). 

 

5. Noise Abatement Measures 

 

5.1 Internal to development – Direct developer responsibility through local service 

provisions (s.59 of DCA). 

 

6. Land Acquisition for Road Allowances 

 

6.1 Land acquisition for arterial roads – Dedication under the Planning Act 

subdivision provisions (s.51) through development lands; in areas with limited or 

no development – Region responsibility. 

 

6.2 Land acquisition for collector roads – Dedication under the Planning Act 

subdivision provision (s.51) through development lands; in areas with limited or 

no development, include in municipal development charge (to the extent eligible). 

 

7. Storm Water Management 

 

7.1 Quality and Quantity Works – Direct developer responsibility through local 

service provisions (s.59 of DCA) including downstream or adjacent erosion 

works. 
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CORPORATION OF THE CITY OF PORT COLBORNE 
 

BY-LAW NO. ___________/14 
 
 

BEING A BY-LAW TO ESTABLISH DEVELOPMENT CHARGES FOR  
THE CITY OF PORT COLBORNE 

 
 WHEREAS the City of Port Colborne will experience growth through development and 

re-development; 

 

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

and social services by the City of Port Colborne; 

 

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 City of Port Colborne 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 City 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 City of Port Colborne has given 

notice and held a public meeting on the 28st day of July, 2014 in accordance with the Act and 

the regulations thereto; 
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NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE CITY OF PORT 

COLBORNE ENACTS AS FOLLOWS: 

 

1. INTERPRETATION 

 

1.1 In this by-law the following items shall have the corresponding means: 

 

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

 

 “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 principal use, building or structure; 

 

 “agricultural use” means use or intended use for bona fide farming purposes: 

a) including (but not limited to): 

i) cultivation of crops whether on open land or in greenhouses, including 

(but not limited to) fruit, vegetables, grains, field crops, sod trees, shrubs, 

flowers, and ornamental plants; 

ii) raising of animals, including (but not limited to) cattle, horses, pigs, 

poultry, livestock, fish; and 

iii) animal husbandry, dairying, equestrian activities, horticultural, fallowing, 

pasturing, and market gardening; 

b) but excluding: 

i) winery activities, and 

ii) retail sales activities. 

 

 “apartment unit” means any residential unit within a building containing three or more 

dwelling units where access to each residential unit is obtained through a common 

entrance or entrances from the street level and the residential units are connected by an 

interior corridor; 

 

 “bedroom” means a habitable room larger than seven square metres, including a den, 

study or other similar area, but does not include a bathroom, living room, dining room or 

kitchen; 
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 “benefiting area” means an area defined by 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. 

1990, 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 City or a local 

board thereof directly or by others on behalf of and as authorized by the City or local 

board; 

 

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

(2) to improve land, 

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

(4) to acquire, construct or improve facilities including: 

(1) furniture and equipment other than computer equipment; and 

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

library board as defined in the Public Libraries Act, R.S.O. 1990, Chap. 

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

(3) rolling stock with an estimated useful life of seven years or more; and 

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

matters in clauses (1) to (4) above, including the development charge 

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

within or outside the City, including interest on borrowing for those expenditures 

under clauses (1) to (4) above that are growth related; 

 

 “City” means the Corporation of the City of Port Colborne; 

 

“commercial” means any use of land, structures or buildings for the purposes of buying 

or selling commodities and services, but does not include industrial or agricultural uses, 
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and does not include hotels, motels, motor inns and boarding, lodging and rooming 

houses; 

 

 “Council” means the Council of the City; 

 

 “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 

has 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; 

 

 “existing” means the number, use and size that existed as of the date this by-law 

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; 

 

 “gross floor area” means: 

(1) 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 part walls 

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

building; and  

(2) 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: 
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(1) 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; 

(2) loading facilities above or below grade; and 

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

or motor vehicles or for storage and other accessory use; 

 

“industrial” means lands, buildings or structures used or designed or intended for use for 

manufacturing, processing, fabricating or assembly or 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, structures or any part thereof used by any 

organization, group or association for promotion of charitable, educational or benevolent 

objectives and not for profit or gain; 

 

“Local Board” means a school board, public utility, commission, transportation 

commission, public library board, board of park management, local board of health, 

board of commissioners of police, planning board, or any other board, commission, 

committee, body or local authority established or exercising any power or authority under 

any general or special Act with respect to any of the affairs or purposes, including school 

purposes, of the City of Port Colborne or any part of parts thereof; 

 

“local services” means those services, facilities or things which are under the jurisdiction 

of the City 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. 

1990, Chap. P.13, as amended, or any successor thereof; 

 

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

apartment unit dwellings; 
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“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; 

 

“Official Plan” means the Official Plan adopted for the City, as amended and approved; 

 

“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; 

 

“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; 

 

“rate” means the interest rate established weekly by the Bank of Canada based on 

Treasury Bills having a term of 91 days; 

 

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

 

“residential dwelling” means a building, occupied or capable of being occupied as a 

home, residence or sleeping place by one or more persons, containing one or more 

dwelling units but not including motels, hotels, tents, truck campers, tourist trailers, 

mobile camper trailers or boarding, lodging or rooming houses; 

 

“residential use” means the use of a building or structure or portion thereof for one or 

more dwelling units.  This also includes a dwelling unit on land that is used for an 

agricultural use; 

 

“row dwelling” means a building containing three or more attached dwelling units in a 

single row, each of which dwelling unit has an independent entrance from the outside 

and is vertically separated from any abutting dwelling unit; 

 

“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 units are not connected by an 

interior corridor; 
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“service” means a service designated in Schedule “A” to this by-law, and “services” shall 

have a corresponding meaning; 

 

“servicing agreement” means an agreement between a landowner and the City relative 

to the provision of municipal service to specified land within the City; 

 

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

unit and not attached to another structure. 

 

2. DESIGNATION OF SERVICES 

 

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

law are as follows: 

 

(1) Road Services; 

(2) Public Works Services; 

(3) Fire Protection Services; 

(4) Indoor Recreation Services; 

(5) Outdoor Recreation Services; 

(6) Library Services; 

(7) Administrative Services; 

(8) Wastewater Services; and 

(9) Water 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: 

 

(1) the lands are located in the area described in Section 3.2; and 

(2) the development of the lands requires any of the approvals set out in Subsection 

3.4(1). 
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Area to Which By-law Applies 

 

3.2 Subject to Section 3.3, this by-law applies to all lands in the City of Port Colborne 

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: 

(1) the City or a local board thereof; 

(2) a board of education; or 

(3) the Corporation of the Region of Niagara or a local board thereof. 

 

Approvals for Development 

 

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

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

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

under Section 34 of the Planning Act; 

(2) the approval of a minor variance under Section 45 of the Planning Act; 

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

the Planning Act applies; 

(4) the approval of a plan of subdivision under Section 51 of the Planning 

Act; 

(5) a consent under Section 53 of the Planning Act; 

(6) 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 

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

building or structure. 

 

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

Subsection 2.1 shall be imposed upon any lands, buildings or structure to which 

this by-law applies even though two or more of the actions described in 

Subsection 3.4(1) are required before the lands, buildings or structures can be 

developed. 
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(3) Despite Subsection 3.4(2), if two or more of the actions described in Subsection 

3.4(1) occur at different times, additional development charges shall be imposed 

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

 

Exemptions 

 

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

with respect to: 

(1) an enlargement to an existing dwelling unit; 

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

(3) one additional dwelling unit in any other existing residential building. 

 

3.6 Notwithstanding Section 3.5(2), development charges shall be imposed if the total gross 

floor area of the additional one or two units exceeds the gross floor area of the existing 

dwelling unit. 

 

3.7 Notwithstanding Section 3.5, development charges shall be imposed if the additional unit 

has a gross floor area greater than: 

(1) in the case of a semi-detached or row dwelling, the gross floor area of the 

existing dwelling unit; and 

(2) in the case of any other residential building, the gross floor area of the smallest 

dwelling unit contained in the residential building. 

 

3.8 Exemption for Industrial Development: 

 

3.8.1 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. 

 

3.8.2 If a development includes the enlargement of the gross floor area of an existing 

industrial building, the amount of the development charge that is payable in respect of 

the enlargement is determined in accordance with the following: 
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(iii) For the purposes of calculating the extent to which the gross floor area of an 

existing industrial building is enlarged in subsection 3.8.2 (ii),  the cumulative 

gross floor area of any previous enlargements for which: 

(A) An exemption from the payment of development charges was granted, or 

(B) A lesser development charge than would otherwise be payable under this 

by-law, or predecessor thereof, was paid, 

 

pursuant to Section 4 of the Act and this subsection, 

 

shall be added to the calculation of the gross floor area of the proposed 

enlargement.  

 

(iv) For the purposes of this subsection, the enlargement must not be attached to the 

existing industrial building by means only of a tunnel, bridge, passageway, 

canopy, shared below grade connection, such as a service tunnel, foundation, 

footing or parking facility. 

 

3.9 For the purpose of Section 3.8 herein, “existing industrial building” is used as defined n 

the Regulation made pursuant to the Act. 

 

3.10 Other Exemptions: 

 

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

with respect to: 

(1) Non-residential farm buildings for the purpose of an agricultural use except for 

any building constructed to accommodate an On-Farm Business which shall be 

considered to be an industrial building; 

(2) Downtown core area is exempt from payment of development charges; 

(3) Industrial development shall be exempt from payment of development charges 

on any square footage of gross floor area constructed over 5,000 square feet; 

(4) Partial exemption requiring the payment of only the roads and fire protection 

components of the charge for all residential unit types constructed within the 

Sherkston Secondary Plan Area; 
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(5) Partial exemption of up to 70% of the payable development charges for 

development on Brownfield properties under the City of Port Colborne Brownfield 

Community Improvement Plan, which have an approved Application and 

Agreement under the Brownfield Rehabilitation Grant Program; and 

(6) Partial exemption for certain Community Improvement Plan areas based upon 

specific policies approved by Council. 

 

Amount of Charges 

 

Residential 

 

3.11 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 

 

3.12 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 total floor area of the 

non-residential use. 

 

Reduction of Development Charges for Redevelopment 

 

3.13 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 12 months 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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(1) 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 3.11 by the number, according to type, of dwelling units that have 

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

(2) 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 3.12, 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. 

 

Timing of Payment of Development Charges 

 

3.14 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. 

 

3.15 Despite Section 3.14, 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 3.11 and 3.12, 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 relates under this by-law. 

 

5. INDEXING 

 

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

without amendment to this by-law, on the anniversary date of the by-law, in accordance 

with the prescribed index in the Act. 
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10. DATE BY-LAW EXPIRES 

 

10.1 This by-law shall expire at 12:01 AM on __________, 2014 unless it is repealed by 

Council at an earlier date. 

 

11. EXISTING BY-LAW REPEALED 

 

11.1 By-law No. 5354/108/09 is hereby repealed as of the date and time of this by-law coming 

into effect. 

 

 

ENACTED AND PASSED this __________ day of __________, 2014. 

 

 

          

       Mayor 

 

 

          

       Clerk 



 
F-16 

 

Watson & Associates Economists Ltd.                                   H:\Port Colborne\2014 DC\Report\final report.docx 

SCHEDULE “A” TO BY-LAW 

COMPONENTS OF SERVICES DESIGNATED IN SUBSECTION 2.1 
 

100% Eligible Services 

 

 Roads Services 

  Roads 

 

 Public Works Services 

  Public Works Facilities 

  Public Works Rolling Stock 

 

 Fire Protection Services 

  Fire Facilities 

  Fire Vehicles 

  Fire Equipment and Gear 

 

90% Eligible Services 

 

 Administration Services 

  Growth Related Studies 

 

 Outdoor Recreation Services 

  Parkland Development, Amenities and Trails 

  Parks and Recreation Vehicles and Equipment 

 

 Indoor Recreation 

  Recreation Facilities 

 

 Library Services 

  Library Facilities 

  Library Collection Materials 

 

Urban Service Area Services 

 

 Water Services 

  Water Distribution 

 

 Wastewater Services 

  Wastewater Collection 
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SCHEDULE B 
CITY OF PORT COLBORNE 

DEVELOPMENT CHARGE BY LAW ___________/14 
  DEVELOPMENT CHARGES 

 
 

 
  

SCHEDULE OF DEVELOPMENT CHARGES

NON-RESIDENTIAL

Single and Semi-
Detached Dwelling

Apartments - 2 
Bedrooms +

Apartments - 
Bachelor and 1 

Bedroom
Other Multiples

(per ft² of Gross Floor 
Area)

City-Wide Services:

Roads Services 1,353                         860                     580                     895                     0.77

Public Works 357                           227                     153                     236                     0.21

Fire Protection Services 267                           170                     115                     177                     0.15

Outdoor Recreation Services 1,530                         972                     656                     1,012                  0.09

Indoor Recreation Services 1,500                         953                     644                     992                     0.09

Library Services 535                           340                     230                     354                     0.03

Administration 275                           175                     118                     182                     0.18

Total Municipal Wide Services 5,817                         3,697                  2,496                  3,848                  1.52

Urban Area Services (1)

Wastewater Services 556                           353                     239                     368                     0.33

Water Services 2,214                         1,407                  950                     1,464                  1.31

Total Urban Services 2,770                         1,760                  1,189                  1,832                  1.64

GRAND TOTAL RURAL AREA 5,817                         3,697                  2,496                  3,848                  1.52

GRAND TOTAL URBAN AREA 8,587                         5,457                  3,685                  5,680                  3.16

(1) Urban Service Area defined by Schedule A to the City's Official Plan

RESIDENTIAL 

Service
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