
 
 
 

THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN
SPECIAL COUNCIL AGENDA

 
MEETING NO. EIGHT - WORKSHOP
Monday, April 29, 2024, 6:30 p.m.
Township Administration Building
318 Canborough Street, Smithville, Ontario

NOTE TO MEMBERS OF THE PUBLIC: All Cell Phones, Pagers and/or PDAs to be turned off.
Please be advised that this meeting will be livestreamed as well as recorded and will be available
on the Township's website.
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1. LAND ACKNOWLEDGEMENT STATEMENT
The Township of West Lincoln, being part of Niagara Region is situated on
treaty land. This land is steeped in the rich history of the First Nations such as
the Hatiwendaronk (Hat-i-wen-DA-ronk), the Haudenosaunee (Hoe-den-no-
SHOW-nee), and the Anishinaabe (Ah-nish-ih-NAH-bey), including the
Mississaugas of the Credit First Nation. There are many First Nations, Métis,
and Inuit people from across Turtle Island that live and work in Niagara today.
The Township of West Lincoln, as part of the Regional Municipality of Niagara,
stands with all Indigenous people, past and present, in promoting the wise
stewardship of the lands on which we live.

2. DISCLOSURE OF PECUNIARY INTEREST AND/OR CONFLICT OF
INTEREST

3. APPOINTMENTS/PRESENTATIONS

3.1 Byron Tan, Watson and Associates Economists Ltd. 3
Re:  2024 Development Charges Council Workshop
POWERPOINT PRESENTATION

Moved By ________________
That the presentation from Byron Tan, Watson and Associates
Economists Ltd respecting the 2024 Development Charges Council
Workshop, be received.

4. STAFF REPORTS

4.1 Acting Director of Finance (Katelyn Repovs) 47
Re:  Information Report T-10-2024 - Development Charges Council



Workshop

Moved By ________________
That, Information Report T-10-2024 regarding “Development Charges
Council Workshop”, be received for information.

5. COMMUNICATIONS
There are no communications.

6. NEW ITEMS OF BUSINESS
NOTE: Only for items that require immediate attention/direction from Council
and must first approve a motion to introduce a new item of business.

7. CONFIDENTIAL MATTERS
There are no confidential items.

8. BY-LAWS
Moved By ________________

That leave be granted to introduce By-law #2024-29, and that the same
shall be considered to have been read a first, second, and third time
with one reading, and are hereby adopted; and,

1.

That the Mayor and Clerk be and are hereby authorized to sign and
affix the Corporate Seal thereto, any rule of this Council to the contrary
notwithstanding.

2.

8.1 BY-LAW 2024-29 52
A By-law to adopt, confirm and ratify matters dealt with by Council
Resolution.

9. ADJOURNMENT
The Mayor to declare this meeting adjourned at the hour of __________.

Special Council - April 29, 2024
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Township of West Lincoln
April 29, 2024 

Development Charges 101 –

Council Workshop

0Page 3 of 52



Agenda

• Overview of Process – Timelines

• Development Charges Act Overview

• Changes to the Development Charges Act

• Current Charges and Policies

• Draft Growth Forecast, Capital, and Rates 

• Survey of Municipal D.C.s

• Next Steps

• Questions
1Page 4 of 52



Overview of Process –Timelines

2

1

2
April 18, 2024

Stakeholder Meeting

4
May 13, 2024

Release of Final Background Study

5
May 27, 2024

Mandatory Public Meeting

July 2023 to April 2024

Data collection, staff review, D.C. calculations and policy work

6
July 15, 2024

Council Consideration of By-law

3
April 29, 2024

Council Workshop 
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Township of West Lincoln

Development Charges Act 

(D.C.A.) Overview
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Development Charges (D.C.)

Purpose:

• To recover the capital costs associated with residential and non-

residential growth within a municipality

• The capital costs are in addition to what costs would normally be 

constructed as part of a subdivision (i.e. internal roads, sewers, 

watermains, sidewalks, streetlights, etc.)

• D.C.s are typically paid to the Municipality prior to receiving a building 

permit

• Municipalities are empowered to impose these charges via the 

Development Charges Act (D.C.A.)
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Relationship Between Needs to Service Growth vs. 

Funding

5

Service New 

Growth/Users

Development 

Charges

Rates, Taxes, 

Reserves, etc.
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Growth and 

Development

Capital Needs to 

Support Growth

Funding for Capital 

Needs to Support 

Growth

Municipal Financial Planning Framework

Official Plan

Master Plans

Development 

Charges
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Overview of the D.C. Calculation

7

$
Cost of Infrastructure 

Required to 

Accommodate 

Growth

Residential and Non-

residential Growth

Development Charge 

per Unit 

(for Residential Growth)

Development Charge 

per Sq.ft. 

(for Non-residential 

Growth)

Development 

Charges

Page 10 of 52



Methodology for Calculating a D.C.

The following provides the overall methodology to calculating the charge:

1. Identify amount, type and location of growth

2. Identify servicing needs to accommodate growth

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

4. Deduct:

i. Grants, subsidies and other contributions

ii. Benefit to existing development

iii. Amounts in excess of 15-year historical service calculation

iv. D.C. Reserve funds (where applicable)

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

6. Net costs divided by growth to calculate the D.C.
8Page 11 of 52



D.C. Eligible Services

1. Water

2. Wastewater

3. Storm water drainage

4. Services related to a 

highway

5. Electrical power 

services.

6. Toronto-York subway 

extension.

7. Transit 

9

8. Waste diversion

9. Policing

10.Fire protection

11.Ambulance

12.Library

13.Long-term Care

14.Parks and Recreation

15.Public Health services

16.Childcare and early 

years services.

17.Provincial Offences Act

18.Emergency 

Preparedness

19.Airports (Waterloo 

Region only).

*Services examined in this D.C. Background StudyPage 12 of 52



Maximum Charge Capped by Service Standard Calculation 

• Service standard measure provides a ceiling on the level of the charge 

which can be imposed

• The D.C.A. requires the calculation to be based on “quantity” and “quality” 

measures and are averaged over the past 15 years

• Note that this measure does not apply to water, wastewater, storm water 

and Transit (which now has a forward-looking service standard)

10*Amended as per Bill 23 Page 13 of 52



Capital Costs

• Acquire land or interest in land

• Improve land

• Acquire, lease, construct or improve buildings, facilities and structures 

(includes furniture and equipment)

• Equipment and rolling stock

• Capital component of a lease for the above

• Circulation materials for Libraries

• Studies for above including a D.C. Background Study

• Interest on money borrowed to pay for the above

11
*Amended as per Bill 23 – potentially added back into the definition of capital costs if/when Bill 185 is 

passed
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Capital Costs (cont’d)

• Any planning horizon for future capital needs can be used, except for Transit 

(which is limited to 10 years)

• Capital costs must be reduced by grants, subsidies and other contributions.

• May include authorized costs incurred or proposed to be incurred by others on 

behalf of a municipality/local board

• Certain Capital Costs may not be included:

• Parkland Acquisition

• Vehicle & Equipment with avg. life of <7 yrs.

• Computer Equipment that is not integral to the delivery of the service

• Studies**

• Possible removal of land acquisition for services (yet to be defined by the regulations)

12*Amended as per Bill 23 **Potentially added back into the definition of capital costs if/when Bill 185 is passed
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Township of West Lincoln

Changes to the 

Development Charges Act
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1. Bill 73: January 2016

2. Bill 108: June 2019

3. Bill 138: December 2019

4. Bill 197: July 2020

5. Bill 213: December 2020

6. Bill 109: April 2022

7. Bill 23: November 2022

8. Bill 134: December 2023

9. Bill 185: Proposed 2024

History of D.C.s

Planning 

Act
(lot levies)

• Mid 1950’s 
to 1989

D.C.A.

1989

• November 
1989 to 
Aug.1999

D.C.A.

1997

• September 
1999 to 
present

Amendments to D.C.A. 1997
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Recent Changes to the D.C. Legislation

There were a number of recent changes to the D.C.A. These changes were 

provided through:

• Bill 108: More Homes, More Choice Act, 2019

• Bill 138: Plan to Build Ontario Together Act, 2019

• Bill 197: COVID-19 Economic Recovery Act, 2020

• Bill 213: Better for People, Smart for Business Act, 2020

• Bill 109: More Homes for Everyone Act, 2022

• Bill 23: More Homes Built Faster Act, 2022

• Bill 134: Affordable Homes and Good Jobs Act, 2023

15Page 18 of 52



Bill 23 Overview

• The Province passed Bill 23: More Homes Built Faster Act, 2022 on 

November 28, 2022

• This Bill amends a number of pieces of legislation, including the 

Development Charges Act (D.C.A.), and the Planning Act

• These changes impact development charges (D.C.s), community benefits 

charges (C.B.C.s), and parkland dedication

• The changes provided through Bill 23 negatively impact Municipalities’ 

ability to collect revenues to fund growth-related capital expenditures

16Page 19 of 52



Changes to the D.C.A.
Bill 23

17

Additional D.C. Exemptions:

Currently Not in Force (additional details provided on next slide):

• Affordable Rental Unit

• Affordable Owned Unit

• Attainable Unit

Currently in Force:

• Inclusionary Zoning Units: Affordable housing units required under inclusionary zoning 
by-laws

• Non-Profit Housing: Non-profit housing units are exempt from D.C. installment.  

Outstanding installment payments due after this section comes into force will also be 

exempt from payment of D.C.s.

• Additional Residential Unit Exemptions: units in existing rental buildings, 2nd and 3rd 

units in existing and new singles, semis, and rowhouses

Page 20 of 52



Changes to the D.C.A. – Affordable/Attainable Definitions

*Bulletin to be published by the Ministry of Municipal Affairs and Housing

Bill 23/Bill 134

18

Bill 23 Definitions

Affordable Rental Unit: where rent is no more 

than 80% of the average market rent, as defined 

by a new Bulletin*

Affordable Owned Unit: where the price of the 

unit is no more than 80% of the average purchase 

price, as defined by a new Bulletin*

Bill 134 Definitions

Affordable Rental Unit: rent is less than 30% of 

the 60th percentile of income for rental households 

or average market rent set out in a new Bulletin*

Affordable Owned Unit: cost is less than 30% of 

the 60th percentile of income for households in the 

municipality or 90% of the average purchase price 

as defined in a new Bulletin*

Attainable Unit: yet to be defined by legislation

Definitions for “affordable” under the D.C.A. were updated by Bill 134, which received Royal Assent on 

December 4, 2023:

Page 21 of 52



Changes to the D.C.A.

D.C. Discounts:

• Rental Housing Discount (based on number of bedrooms – 15%-25%)

D.C. Revenue Reduction:

• Removal of Housing as an Eligible D.C. Service

• Capital Cost Amendments (restrictions to remove studies and land)

• Historical Levels of Service from 10 years to 15 years

• Mandatory Phase-In of D.C. (Maximum charge of 80%, 85%, 90%, 95%, 100% for first 5 Years of the by-

law) - These rules apply to a D.C. by-law passed on or after January 1, 2022

D.C. Administration:

• Maximum Interest Rate for Installments and D.C. Freeze (maximum interest rate would be set at the 

average prime rate plus 1%)

• Requirement to Allocate 60% of the monies in the reserve funds for Water, Wastewater, and Services 

Related to a Highway

• D.C. by-law expiry extended to 10 years

Bill 23

19
Note: The Province released Bill 185 on April 10, 2024, which if 

passed will change these clauses (see next slide)
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Pending Changes to the D.C.A. (as of time of preparation)

• On April 10, 2024, the Province gave first reading to Bill 185 (Cutting Red Tape 

to build More Homes Act).  The Bill proposed a number of changes to a number 

of Statutes including the D.C.A.  

• The proposed D.C.A. changes include:

• The definition of eligible capital costs (to include certain studies); 

• The removal of the mandatory phase-in of charges; 

• The process for minor amendments to development charge (D.C.) by-laws; 

• A reduction of time for the D.C. rate freeze related to site plan and zoning by-law 

amendment planning applications; 

• Modernizing public notice requirements; and 

• Implementation of the Affordable Residential Unit exemptions. 

Bill 185

20Page 23 of 52



Overview of Current Charges and 

Policies 

21

Township of West Lincoln
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Current D.C. Rates

22

Service

Single and 

Semi-Detached 

Dwelling

Multiples
Apartments - 2 

Bedrooms +

Apartments - 

Bachelor and 1 

Bedroom

Wind Turbines per sq.ft.

Services Related to a Highway 6,836                 4,556                 4,350                 2,693                 6,836                 2.54                   

Fire Protection Services 461                    308                    293                    181                    461                    0.18                   

Parks and Recreation Services 5,434                 3,622                 3,458                 2,140                 -                    0.40                   

Library Services 977                    650                    622                    384                    -                    0.06                   

Growth Studies 401                    266                    254                    158                    401                    0.16                   

Total Municipal Wide Services 14,109               9,402                 8,977                 5,556                 7,698                 3.34

Urban Services

Stormwater 85                     58                     53                     34.00                 -                    0.02                   

Wastewater Services 530                    353                    336                    209.00               -                    0.18                   

Water Services 1,293                 861                    823                    510.00               -                    0.46                   

Total Urban Services 1,908                 1,272                 1,212                 753                    -                    0.66

GRAND TOTAL URBAN AREA 16,017               10,674               10,189               6,309                 7,698                 4.00

Residential Non-Residential
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Mandatory Exemptions

23

• Upper/Lower Tier Governments and School Boards;

• Industrial building expansions (may expand by 50% with no D.C.);

• Development of lands intended for use by a university that receives operating funds 

from the Government (as per Bill 213);

• Discount for Rental units based on bedroom size;

• May add up to 2 apartments in an existing or new detached, semi-detached, or 

rowhouse (including in an ancillary structure);

• Add one additional unit or 1% of existing units in an existing rental residential 

building;

• Affordable and Attainable units (to be in force at a later date).

• Affordable inclusionary zoning units; and

• Non-profit Rental Housing.

*Amended as per Bill 23Page 26 of 52



Discretionary Exemptions

24

• Reduce in part or whole D.C. for types of development or classes of 

development (e.g. industrial or churches)

• May phase-in over time

• Redevelopment credits to recognize what is being replaced on site (not specific 

in the Act but provided by case law)
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Township’s Current Discretionary Exemptions

25

• Cemeteries or burial grounds;

• Places of worship;

• Granny flats;

• Agricultural uses;

• Affordable Housing projects and Municipal housing project facilities that receive 

funding through an agreement with Niagara Regional Housing or a department 

or designated agency of the Niagara Region; and

• Canopies including gas station canopies and those intended for the parking and 

loading/unloading of vehicles;
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Local Service Policies

• Section 59.1(1) and (2) of the Act “No Additional Levies” - prohibits 

municipalities from imposing additional payments or requiring construction of a 

service not authorized under the D.C.A., therefore, need to be clear:

• What will be included in the D.C.; and

• What will be required by developers as part of their development agreements

• Items considered in Local Service Policies may include:

26

• Local, rural, collector & arterial 

roads,

• Intersection improvements & 

traffic signals,

• Streetlights & sidewalks,

• Bike Routes/Bike Lanes/Bike 

Paths/Multi-Use

• Trails/Naturalized Walkways,

• Noise Abatement Measures,

• Land dedications/easements,

• Water, Wastewater & 

Stormwater, and

• Park requirements.
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Sample Local Service Policy Schematic

External underground services 

involving trunk infrastructure 

and pipe sizes exceeding 

300mm

Water treatment, storage 

facilities, re-

chlorination/sampling stations 

and wells not required for an 

individual development

Water booster pumping 

stations and reservoir pumping 

stations serving individual 

developments

New or upgraded underground 

services external to the 

development not exceeding 

300 mm

Wastewater treatment plants

External underground services 

involving trunk infrastructure 

and pipe sizes exceeding 

300mm

Sanitary pumping stations not 

required for the individual 

development

All underground services 

internal to the development, or 

providing connections from 

existing underground services 

to the development

New or upgraded underground 

services external to the 

development not exceeding 

300mm

Sanitary pumping stations 

serving individual 

developments

Land acquisition for arterial 

roads on new R.O.W. to 

complete proposed projects, or 

beyond normal dedication 

requirements to achieve 

transportation corridors

Collector roads internal to 

development, inclusive of land 

and associated infrastructure

Local roads and associated 

infrastructure

Water Wastewater Roads

Development 

Charges

Direct 

Developer 

Responsibility 

(i.e. Local 

Service)

Collector roads external to 

development, inclusive of all 

land and associated 

infrastructure if needed to 

support a specific development  

or required to link with the area 

to which the plan relates

New, widened, extended or 

upgraded arterial roads, 

inclusive of all associated 

infrastructure

Collector roads external to 

development, inclusive of land 

and associated infrastructure

All underground services 

internal to the development, or 

providing connections from 

existing underground services 

to the development

Note: Stormwater and parks services not shown
27Page 30 of 52



Other Matters

28

• Cross Subsidization - the act clarifies that a cost recovery shortfall from one 

type of development may not be made up through higher charges on other 

development.  However, it also clarifies that the charge for any particular 

development does not have to be limited to the cost increase attributable to that 

development

• Background Study - It is mandatory that a D.C. Background Study be 

prepared and be available to the public (along with a draft D.C. by-law) at least 

two weeks prior to the public meeting and 60 days prior to by-law passage

• Indexing: Without amendment to the D.C. by-law, D.C.s shall be indexed on a 

mandatory basis every January 1st in accordance with the Statistics Canada 

Quarterly, Non-Residential Building Construction Price Index (Table 18-10-

0276-02) for the most recent year-over-year period.
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Other Matters (Cont’d)

• Timing of Payment: Typically, D.C.s for all services are payable upon issuance 

of a building permit for each dwelling unit, building, or structure, subject to early or 

late payment agreements

• Instalment Payments: Rental housing and institutional developments pay D.C.s in 6 

equal annual payments commencing at occupancy, subject to annual interest 

charges at a maximum interest rate of the average prime rate plus 1%

• Rate Freeze: The D.C. amount for all developments occurring within two (2) years of 

a site plan or Zoning By-law Amendment planning approval shall be determined 

based on the D.C. in effect on the day the applicable Site Plan or Zoning By-law 

Amendment application was submitted, subject to annual interest charges at a 

maximum interest rate of the average prime rate plus 1%

29Note: If/when Bill 185 is passed, the timeframe will reduce to 18 monthsPage 32 of 52



Growth Forecast, Draft 

Capital Program, and Rates

30

Township of West Lincoln
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Draft Growth Forecast
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Draft Growth Forecast

32

Primary
2 Industrial

Commercial/ 

Population 

Related
Institutional

3 Total 

2024 to 2034 36,000 625,300 223,000 151,400 1,035,700

2024 to 2051 102,000 1,622,400 689,500 492,300 2,906,200

Gross Floor Area in Square Feet (Estimated)
1

Timing

¹ Work at Home (WAH) and No Fixed Place of Work (NFPOW).

² G.F.A. and employment associated within special care institutional dwellings treated as residential.  Total employment growth presented in this table has been downwardly 

adjusted to account for institutional employment associated with special care facilities for the purposes of future non-residential gross floor area needs.

Note:  Figures have been rounded.

10-Year Long-Term

2024 to 2034 2024 to 2051

7,120 21,760

2,840 8,670

1,950 5,820

1,170 3,410

1,035,700 2,906,200

Measure

(Net) Population Increase Excluding Undercount

Residential Unit Increase

Non-Residential Gross Floor Area Increase (sq.ft.)
2

Excluding WAH and NFPOW¹

Total Employment 

Increase

Including WAH and NFPOW¹

Timing
Single & Semi-

Detached
Multiples¹ Apartments²

Total Housing 

Units

2024 to 2034 1,670 730 440 2,840

2024 to 2051 4,990 2,340 1,340 8,670

¹ Includes townhouses and apartments in duplexes.

² Includes bachelor, 1-bedroom and 2-bedroom+ apartments.

Note:  Figures have been rounded.

Source:  Watson & Associates Economists Ltd.

¹ Township-wide Average Square Foot Per Employee Assumptions

Primary 3,000

Industrial 1,300

Commercial/ Population Related 500

Institutional 690

² Primary industry includes bona-fide, non bona-fide farming and cannabis growing operation related employment.

³ Forecast institutional employment and gross floor area has been adjusted downward to account for employment associated with

special care units.

Note:  Figures may not sum precisely due to rounding.

Source: Watson & Associates Economists Ltd. 
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Assumptions and Key Drivers for the Capital Program

• New Capital identified through the Smithville Integrated Municipal Class 

Environmental Assessment. 

• For projects identified in the prior D.C. study (yet to be constructed) their 

cost estimates have increased due to

• Tender Prices/Budget Estimates increasing significantly

• Indexing through NRBCPI (Stats-Canada) from 2019 to 2024 is approximately 

43%

33Page 36 of 52



Draft Capital Program

34

Benefit to 

Existing 

Development

Grants, 

Subsidies and 

Other 

Contributions 

Attributable to 

New 

Development

Total
Residential 

Share

Non-Residential 

Share

Fire Protection Services 2024 to 2034 8,771,595         2,500,000         -                   6,271,595         -                   -                   6,271,595         5,456,288         815,307            

Parks and Recreation Services 2024 to 2034 20,954,635        3,073,700         -                   17,880,935        1,184,750         -                   16,696,185        15,861,376        834,809            

Library Services 2024 to 2034 3,113,289         -                   -                   3,113,289         -                   -                   3,113,289         2,957,625         155,664            

Stormwater 2024 to 2034 61,510              -                   -                   61,510              -                   -                   61,510              52,899              8,611                

Services Related to a Highway - Roads and 

Related Infrastructure
2024 to 2051 183,058,000      -                   -                   183,058,000      31,158,283        4,200,000         147,699,717      128,498,754      19,200,963        

Services Related to a Highway - Public 

Works Facilities, Equipment, and Fleet
2024 to 2051 17,190,000        -                   -                   17,190,000        5,650,000         -                   11,540,000        10,039,800        1,500,200         

Wastewater Services 2024 to Urban 2051 48,928,000        -                   -                   48,928,000        4,087,626         570,000            44,270,374        38,957,929        5,312,445         

Water Services 2024 to Urban 2051 4,782,000         -                   -                   4,782,000         2,564,392         -                   2,217,608         1,951,495         266,113            

Total $286,859,030 $5,573,700 $0 $281,285,330 $44,645,051 $4,770,000 $231,870,279 $203,776,166 $28,094,114

Less: Potential D.C. Recoverable Cost

Increased Service Needs Attributable to 

Anticipated Development
Forecast Period

Gross Capital 

Cost Estimate

(2024$)

Post Period 

Benefit

Other 

Deductions

Net Capital 

Cost
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Draft Development Charges

35Note: The above D.C. rates are subject to the mandatory phase-in from Bill 23

Single and Semi-

Detached Dwelling
Multiples

Apartments - 2 

Bedrooms +

Apartments - 

Bachelor and 1 

Bedroom

Special 

Care/Special 

Dwelling Units

Wind Turbines
(per sq.ft. of Gross 

Floor Area)

Municipal Wide Services

Services Related to a Highway 18,824                       12,888                12,068                7,820                  6,536                  18,824                7.12

Fire Protection Services 2,256                         1,545                  1,446                  937                     783                     2,256                  0.79

Parks and Recreation Services 6,558                         4,490                  4,204                  2,724                  2,277                  -                     0.80

Library Services 1,223                         837                     784                     508                     425                     -                     0.15

Total Municipal Wide Services 28,861                       19,760                18,502                11,989                10,021                21,080                8.86                          

Urban Services

Stormwater 22                             15                      14                      9                        8                        -                     0.01

Wastewater Services 5,325                         3,646                  3,414                  2,212                  1,849                  -                     1.96

Water Services 267                           183                     171                     111                     93                      -                     0.10

Total Urban Services 5,614                         3,844                  3,599                  2,332                  1,950                  -                     2.07

GRAND TOTAL URBAN AREA 34,475                       23,604                22,101                14,321                11,971                21,080                10.93

Service

RESIDENTIAL NON-RESIDENTIAL
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Draft Rate Comparison - Residential

36
Note: The draft calculated D.C. rates would equal to $27,580 due to the mandatory phase-in

Service Current Calculated

Municipal Wide Services:

Services Related to a Highway 6,836                  18,824                

Fire Protection Services 461                     2,256                  

Parks and Recreation Services 5,434                  6,558                  

Library Services 977                     1,223                  

Growth Studies 401                     -                     

Total Municipal Wide Services 14,109                28,861                

Urban Services:

Stormwater Services 85                      22                      

Wastewater Services 530                     5,325                  

Water Services 1,293                  267                     

Total Urban Services 1,908                  5,614                  

Grand Total - Urban Area 16,017                34,475                
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Draft Rate Comparison – Non-Residential

37
Note: The draft calculated D.C. rates would equal to $8.74 per sq.ft. due to the mandatory phase-in

Service Current Calculated

Municipal Wide Services:

Services Related to a Highway 2.54                    7.12                    

Fire Protection Services 0.18                    0.79                    

Parks and Recreation Services 0.40                    0.80                    

Library Services 0.06                    0.15                    

Growth Studies 0.16                    -                     

Total Municipal Wide Services 3.34                    8.86                    

Urban Services:

Stormwater Services 0.02                    0.01                    

Wastewater Services 0.18                    1.96                    

Water Services 0.46                    0.10                    

Total Urban Services 0.66                    2.07                    

Grand Total - Urban Area 4.00                    10.93                  
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Survey of Municipal D.C.s

38

Township of West Lincoln
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Survey of Comparator Municipalities – Single/Semi-Detached

39
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Survey of Comparator Municipalities – Commercial (per sq.ft.)

40
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Survey of Comparator Municipalities – Industrial (per sq.ft.)
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Next Steps

42

✔

✔
April 18, 2024

Stakeholder Meeting

4
May 13, 2024

Release of Final Background Study

5
May 27, 2024

Mandatory Public Meeting

July 2023 to April 2024

Data collection, staff review, D.C. calculations and policy work

6
July 15, 2024

Council Consideration of By-law

✔
April 29, 2024

Council Workshop
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Respecting Our Roots, Realizing Our Future 

  

 
 
 
 
 

 
DATE:  April 29, 2024 
 
REPORT NO: T-10-2024 
 
SUBJECT:   Development Charges Council Workshop  
 
CONTACT: Katelyn Repovs, CPA, CA Acting Director of Finance 

         
 

 
 
 
 
 
 
 
 
 
 
 

 
RECOMMENDATION: 
1) That, Information Report T-10-2024 regarding “Development Charges Council Workshop”, 

be received for information.  
 
ALIGNMENT TO STRATEGIC PLAN:  

 BUILD a safe connected, caring and active community  

 CHAMPION strategic and responsible growth 

 ADVANCE organizational capacity and effectiveness  
 
BACKGROUND: 
Development charges (DC) are one-time fees charged by the Township to those who 
develop or build upon an area of land. Municipalities have the authority to impose 
development charges through the Development Charges Act, 1997, S.O. 1997, c. 27.  
 
The municipality collects development charges to recover the cost of growth that occurs as 
a result of providing municipal services to new residential and non-residential 
development. For the Township, those municipal services include: 

 Roads and Related Infrastructure 

 Public Works Facilities, Equipment and Fleet  

 Fire Protection 

 Parks and Recreation  

 Library 

REPORT 
COUNCIL 

OVERVIEW: 
 

 This report complements the Development Charges Council Workshop, led by the 
Township’s consultants, Watson & Associates Economists Ltd. 

 This report also serves to provide Council with important information concerning the 
Township’s Development Charges, including background details, financial 
implications of exemptions, and status of the 2024 background study. 

 A public meeting will be held on May 27, 2024 where a formal presentation of the 
Background Study and proposed Development Charge By-Laws will be made.  

 The Township’s Development Charge By-Law expires on July 15, 2024; the final 
By-Laws will be presented for Council approval on July 15, 2024. 
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 Stormwater 

 Wastewater 

 Water 
 
One of the key elements in establishing development charges is the need to prepare a 

Development Charges Background Study and pass a By‐Law, setting out the development 
charge fees to be collected.  
 
The Township’s current DC By-Law 2019-51 came into effect on July 15, 2019 and expires 
on July 15, 2024. In September 2022, Staff undertook an amendment to the 2019 DC 
Background Report and the Development Charges By-Law. This was done in order to 
comply with changes legislated through Bill 108, More Homes, More Choices Act, 2019 
and Bill 197, COVID-19 Economic Recovery Act, 2020. A public meeting was held on 
August 11, 2022 where the updated background study was presented. On September 26, 
2022, Council approved the updated background study and amended DC By-Law. 
 
Because of the DC By-Law expiration date of July 15, 2024, the Township is required to 
complete a background study and adopt new By-Laws on or before this date, in order to 
continue collecting development charges. 
 
CURRENT SITUATION: 
Staff are currently working with consultants from Watson & Associates Economists Ltd. to 
finalize the 2024 background study and proposed By-Laws. A public meeting is being held on 
May 27, 2024 where the 2024 background study and proposed DC By-Laws will be 
presented and the public is invited to make comments. 
 
In accordance with the Development Charges Act (where applicable), Staff will ensure that 
the following milestone requirements and the planned dates related to the adoption of the 
2024 DC By-Laws are adhered to, as noted below: 
 

Process Steps Date 

Stakeholder/Developer Information Meeting  April 18, 2024 

DC Council Workshop  April 29, 2024 

Advertisement Notice of Public Meeting of Council 
(written notice of at least 20 days must be given) 

Week of April 29, 2024 
& Week of May 13, 2024 

Release of Background Study and Proposed DC By-Laws  
(must be made available to public at least 2 weeks before 
Public Meeting, & 60 days prior to passing of DC By-Laws) 

On or before May 13, 
2024 

Mandatory Public Meeting of Council  
(before passing DC By-Laws, at least one public meeting 
must occur)  

May 27, 2024 

Council Consideration of Background Study and Proposed 
DC By-Laws 

June 10, 2024 

Council Approval of DC By-Laws & New By-Laws in Effect July 15, 2024 

Written Notice of DC By-Laws Passing   Week of July 15, 2024 

Deadline to Appeal DC By-Laws 
(must provide appeal period of 40 days after By-Law is 
passed) 

August 25, 2024 
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Development Charge Exemptions 
The Development Charges Act provides for exemptions from DCs under two classifications: 
mandatory exemptions are required by legislation, and discretionary exemptions are 
established by the municipality at the time of By-Law creation. Providing an exemption 
means that a developer or builder does not need to pay for development charges, either in 
whole or part.  
 
Mandatory exemptions under the Development Charges Act include: 

 Upper/Lower Tier Governments and School Boards 

 Industrial Building Expansions (may expand square footage up to 50% of existing 
industrial space) 

 Universities & Colleges 

 Enlargement/Intensification of Existing Dwelling 

 Affordable and Attainable units (to be in force at a later date); 

 Affordable Inclusionary Zoning units; 

 Non-profit Rental Housing; and 

 Discount for Rental units, based on bedroom size. 
 
Of these, in 2023, the Township’s mandatory DC exemptions amounted to $202,954. 
 
Another mandatory exemption under the Development Charges Act relates to the DC phase-
in over a five year period. On November 28, 2022, Bill 23, the More Homes Built Faster Act, 
2022, was passed, applicable to DC By-Laws passed after January 1, 2022. The Act 
introduced a five year phase-in period for development charges. The phase-in begins with a 
20% reduction in the first year, with the reduction decreasing by 5% each year until after year 
five when the full new rate applies. Staff have calculated the 2023 impact of this mandatory 
exemption as being $21,846.  
 
On April 10, 2024, the Province announced Bill 185, Cutting Red Tape to Build More Homes 
Act, 2024. This proposed legislation is currently under review and has not yet received royal 
assent. If passed, this mandatory phase-in of DC charges would be eliminated.  
 
The Township’s DC By-Law, section 3.7, allows for the following discretionary exemptions: 

 Redevelopments credit to recognize what is being replaced/demolished 

 Cemeteries or burial grounds 

 Places of worship  

 Agricultural uses 

 Granny flats 

 Canopies, including gas station canopies and those intended for the parking and 
loading/unloading of vehicles 

 Affordable Housing projects and Municipal housing project facilities that receive 
funding through an agreement with Niagara Regional Housing or a department or 
designated agency of the Niagara Region 

 
Of these, in 2023, the Township’s discretionary DC exemptions amounted to $62,300. 
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A summary of the Township's 2023 DC exemptions is presented below. Where applicable, 
with respect to the same permits that received DC exemptions, the below table also shows 
the portion of the DC that the Township was able to retain. This analysis does not factor in 
the potential for a property’s tax assessment to increase as a result of the permit activity, 
which could result in higher property tax revenue for the Township.  
 

Exemption Type 
# of 

Permits 
Retained DC 

Amount 
Exempted DC 

Amount 

Mandatory – Industrial Building 
Expansion   

3 $2,626 $202,954 

Mandatory – Bill 23 DC Phase-In  9 $84,759 $21,846 

Discretionary – Redevelopment 
Credits (Residential demolition 
and re-build)  

5 $0 $62,300 

Totals 17 $87,385 $287,100 

 
It is very important to note that when a development is exempt from DCs, the municipality 
must fund the foregone DC amount back into the DC reserve funds. In other words, the DC 
reserve funds need to reflect the DC exemption amounts, as if the reserve had actually 
received the DC monies. This required funding applies to all forms of exemptions. This is a 
requirement of the Development Charges Act, as the Act does not allow exemptions or 
reductions to one type of development to be made up through higher DC charges to other 
forms of development.  
 
Therefore, the Township must fund the costs of exemptions from existing tax and ratepayers, 
in the absence of upper level funding programs. As seen above, the total exempted DCs in 
2023 was $287,100. In 2023, this was funded through a transfer from the Township’s 
contingency reserve.  
 
The Township has not previously budgeted for the funding of DC exemptions. Because of its 
potentially large financial impact, Staff will be bringing forth a staff report to a future 2024 
Council meeting to discuss a funding strategy for DC exemptions.  
 
FINANCIAL IMPLICATIONS: 
Development charges are a key component in financing growth-related capital items. The 
new DC By-Laws must come into effect by July 15, 2024 for the Township to continue 
collecting DCs. If DCs are no longer collected, the costs associated with growth-related 
capital projects would have to be funded from other sources, such as property taxes and 
user fees. 
 
INTER-DEPARTMENTAL COMMENTS:  
The development of the 2024 background study and proposed DC By-Laws was a Township-
wide project with input from all Directors. 
 
CONCLUSION: 
It is recommended that Council receive this staff report as an item of information. The 
public meeting on May 27, 2024 will be an opportunity for Council to have any questions 

Page 50 of 52



P a g e  | 5 

 

Respecting Our Roots, Realizing Our Future 
 

and concerns addressed regarding the Background Study and Draft By-Laws. These 
documents will be available on or before May 13, 2024. 
 
Prepared & Submitted by:   Approved by: 
 
 
_______________________________  _____________________________ 
Katelyn Repovs, CPA, CA   Donna DeFilippis, CPA, CA 

 Acting Director of Finance   Interim CAO/Treasurer 
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 
 

BY-LAW NO. 2024-29 
 

A BY-LAW TO ADOPT, CONFIRM AND RATIFY 
MATTERS DEALT WITH BY COUNCIL RESOLUTION 

 
WHEREAS the Municipal Act 2001, S.O. 2001, Chapter 25, as amended, Section 5(1), 
provides that the powers of a municipal corporation shall be exercised by its Council; 
 
AND WHEREAS the Municipal Act 2001, S.O. 2001, Chapter 25, as amended, Section 
5(3) provides that a municipal power, including a municipality’s capacity, rights, powers 
and privileges, shall be exercised by by-law unless the municipality is specifically 
authorized to do otherwise; 
 
AND WHEREAS Section 11(2) of the said Act provides that a lower tier municipality may 
pass by-laws respecting matters within the spheres of jurisdiction as set out in the said 
Act; 
 
AND WHEREAS in many cases, action which is taken or authorized to be taken by 
Council does not lend itself to the passage of an individual by-law; 
 
NOW THEREFORE, THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP 
OF WEST LINCOLN ENACTS AS FOLLOWS: 
 

1. That, the actions of the Council at its special meeting of April 29th, 2024 in 
respect of which recommendations contained in the reports of the committees 
considered at each meeting and in respect of each motion, resolution and other 
action taken by the Council at its meeting are, except where the prior approval of 
the Ontario Land Tribunal or other authority is required by law, hereby adopted, 
ratified and confirmed as if all such proceedings were expressly embodied in this 
By-law. 

2. That, where no individual by-law has been or is passed with respect to the taking 
of any action authorized in or by the above mentioned minutes or with respect to 
the exercise of any powers by the Council in the above mentioned minutes, then 
this By-law shall be deemed for all purposes to be the By-law required for 
approving and authorizing and taking of any action authorized therein or thereby, 
or required for the exercise of any powers therein by the Council. 

3. That, the Mayor and the proper officers of the Corporation of the Township of 
West Lincoln are hereby authorized and directed to do all things necessary to 
give effect to the said action of the Council or to obtain approvals where required 
and, except where otherwise provided, the Mayor, Clerk, and/or the Administrator 
are hereby directed to execute all documents necessary on behalf of the 
Corporation of the Township of West Lincoln and to affix thereto the corporate 
seal of the Corporation of the Township of West Lincoln. 

4. That, this By-law shall come into force and take effect on the date of its final 
passing. 

 
READ A FIRST, SECOND AND THIRD  
TIME AND FINALLY PASSED  
THIS 29th DAY OF APRIL, 2024. 
 
 
______________________________ 
MAYOR CHERYL GANANN 
 
 
______________________________ 
NANCY FIORENTINO, CLERK 
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