THE CORPORATION OF THE TOWN OF GEORGINA
REPORT NO. CS-2021-0009
FOR THE CONSIDERATION OF

COUNCIL
May 19, 2021

SUBJECT: 2021 DEVELOPMENT CHARGES BACKGROUND STUDY AND BY-LAW

1. RECOMMENDATION:

1.

That Council receive Report No. CS-2021-0009 prepared by the Finance
Division, Corporate Services Department dated May 19, 2021 respecting
the Development Charges Background Study and By-law.

. That Council express its intent that growth-related costs identified in the

Development Charges Background Study as post-period benefit shall be
paid for subsequently by development charges or other similar charges.

That Council state that it has given notice in accordance with Section 12
of the Development Charges Act, 1997, of its intention to pass a by-law
under Section 2 of the Act.

That Council approve the Development Charges Background Study
dated March 19, 2021 and those updated rate tables as shown in section
4 of this report.

That Council intends to ensure that the increase in the need for services
attributable to the anticipated development, including any capital costs,
will be met, by updating its capital budget and forecast where
appropriate.

That Council state that it held a Public Meeting to consider the
enactment of the Development Charges By-law in accordance with
Section 12 of the Development Charges Act, 1997.

That Council state that it heard all persons who applied to be heard and
received written submissions whether in objection to, or in support of,
the Development Charges proposed at the Public Meeting.

That Council has determined that no further public meetings are
required under Section 12(3) of the Development Charges Act, 1997.
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2. PURPOSE:
The purpose of this report is to provide Council with a summary of the proposed

passage of the Development Charges By-law as presented in the by-law section of
the May 19, 2021 Council Agenda.

3. BACKGROUND:

Development Charges are the primary way for Ontario municipalities to raise funds
for required services and infrastructure improvements resulting from development.
The charges are intended to help pay for the cost of capital infrastructure required to
provide municipal services to new development, such as roads, water and sewer,
parks, community facilities and fire facilities.

The legislative authority for municipalities to levy development charges is contained
in the Development Charges Act, 1997. The Development Charges Act mandates
that municipalities review their Development Charges Background Study every 5
years. The Development Charges By-law (2016-0054) currently in effect for Town-
wide services and some engineering services in Keswick and Sutton was adopted
by the Town of Georgina on June 22, 2016. An additional Area-Specific DC by-law
(2018-0080) was passed by the Town in 2018 to impose development charges in the
Queensway East and West Service Area.

Development in the Town of Georgina is subject to development charges imposed
by the Town of Georgina, as well as the Region of York and the school boards.

The development charge rates currently in effect for the Town (for all by-laws) are
detailed by Service Category in Tables 1 and 2 below. The development charges
were calculated based on a Town-wide rate for those capital costs that are common
across the whole of the Town’s geography (Table 1). Recognizing that the growth
related capital costs for the two main urban areas of Keswick and Sutton are unique
to those areas, those unique costs are separated as Area Specific Development
Charges applicable to new development in those community plans only (Table 2).

Note: The amounts included in Tables 1 and 2 below do not include development
charges for the Region of York and the school boards.
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Table 1 — Town-Wide Rates Effective September 26, 2020

Residential Dwellings Non-
Apartments Residential
, Charge
Semi- Other >650sqft <650sqft [ metre of
Service: Detached MUItlpIeS GFA
$ $ $ $ $
Library Board 1,053 848 740 509 0.00
Fire Services 1,035 833 725 502 4.84
Parks and Recreation 8,910 7,177 6,257 4,320 0.00
Operations 713 574 501 346 3.55
General Government 122 100 86 59 0.54
Total General Service Charges 11,833 9,532 8,309 5,736 8.93
Town-wide Roads and Related 51 42 38 26 0.22
Town-wide Stormwater Mgmt. 22 17 15 9 0.11
eite) (Inelliellng) (Reses e 11,906 9,501 8,362 5,771 9.26
Related)
Table 2 — Area-Specific Rates Effective September 26, 2020
Residential Dwellings Ngn' I
Residential
Apartments
P Charge
Single & Rows & per Square
Semi- Other >650 sqft <650sqft | metre of
Service: Detached  Multiples GFA
$ $ $ $ $
Keswick Service Area 255 206 181 123 1.29
Sutton Service Area 358 289 252 174 1.72
Sutton High Street Sewer 1,315 1,060 924 638 0.00
Keswick Queensway East & 3,373 2,720 2,369 1,635 28.20

West

On March 3, 2021, Council was presented with the Development Charges
information session which included the draft Development Charges rates. Since that
time, staff have worked closely with Hemson Consulting Ltd. to refine and finalize

the Development Charges Background Study, released March 19, 2021.

4. ANALYSIS:

The analysis included the formulation of growth forecasts related to population,
housing and employment, and the associated forecast of the capital infrastructure
costs needed to service the proposed growth while maintaining the Town’s historical
service levels to its residents and businesses.
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Recent Updates to the Proposed Development Charge Rates

A correspondence from Altus Group, agent for Georgina Developers Association,
was submitted to the Town on April 19, 2021 (attachment 1) with comments on the
development study. In response to the comments and input provided, the Town and
Hemson further reviewed the rate calculations. As a result, two rate adjustments
were incorporated into the proposed Development Charges By-law as described on
the correspondence from Hemson Consulting (attachment 2).

The final calculated development charge rates for the Town are detailed by Service
Category in Tables 3 and 4 below. Similarly to the current Town rates, the calculated

rates are differentiated based on a Town-wide and Area Specific approach.

Table 3 — Town-Wide Rates Effective May 19, 2021

Residential Dwellings Non-
Apartments Residential
_ Charge
Service: Detached  Multiples GFA
$ $ $ $ $
Library Board 1,294 1,037 900 621 0.00
Fire Services 1,407 1,127 978 675 7.11
Parks and Recreation 14,044 11,253 9,765 6,743 0.00
Operations 546 437 379 262 2.76
General Government 411 330 286 197 2.09
Total General Service Charges 17,702 14,184 12,308 8,498 11.96
Town-wide Roads and Related 115 92 80 55 0.52
Town-wide Stormwater Mgmt. 25 20 18 12 0.11
Total 17,842 14,296 12,406 8,565 12.59
Table 4 — Area-Specific Rates Effective May 19, 2021
Residential Dwellings Non-
Residential
Apartments
P Charge
Single & Rows & per Square
Semi- Other >650sqft <650sqft | metre of
Service: Detached  Multiples GFA
$ $ $ $ $
Keswick Service Area 1,544 1,237 1,074 741 7.01
Sutton Service Area 710 569 494 341 3.21
Sutton High Street Sewer 2,816 2,256 1,958 1,352 0.00
Keswick Queensway East & 3,749 3,004 2,607 1,800 31.03

West
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The increase in the development charge rates is attributed to the capital program for
various park projects and recreation projects including the Multi-use Recreation
Complex (MURC) along with an enhanced engineering related programs for the
Keswick Service area.

. RELATIONSHIP TO STRATEGIC PLAN:

Grow our economy
Promote a high quality of life
Engage our community & build partnerships

Deliver exceptional service

. EINANCIAL AND BUDGETARY IMPACT:

The adoption of the proposed Development Charges By-law will enable the Town of
Georgina to collect development charges from developers and builders to mitigate
the cost of the growth related capital program and the related burden to the Town's
property tax and utility base.

. PUBLIC CONSULTATION AND NOTICE REQUIREMENTS:

The Town of Georgina held a public meeting on April 21, 2021 in accordance with
Section 12 of the Act. At that meeting, staff from Hemson presented a slide show
that provided an overview of the DC Background Study, and the proposed
Development Charges By-law, which would establish development charges to be
levied upon new development in the Town of Georgina. The Public Meeting also
provided an opportunity for the public to ask questions, provide comments, and
provide input regarding the Background Study and By-law.

The required notice for the Public Meeting was advertised by the Town on the
Town’s web site www.georgina.ca and in the local newspaper The Georgina
Advocate on each of the following dates:

March 25, 2021
April 1, 2021
April 8, 2021
April 15, 2021
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At the Public Meeting, Council heard all persons who applied to be heard and
received written submissions whether in objection to, or in support of, the
development charges proposed.

The timeline established for the Development Charges Background Study and By-
law is summarized below:

Council Meeting: Council Information Session
March 3, 2021

Release of the Development Charges Study
March 19, 2021

Proposed Development Charges By-law
April 7, 2021

Council Meeting: Statutory Public Meeting
Wednesday, April 21, 2021

Council Meeting: Proposed Passage of the Development Charges By-law
Wednesday, May 19, 2021

In addition to these meetings, Town staff continued to engage the members of the
development community for a coordinated and cohesive response to any concerns:

Development Consultation/Meeting: Introduction to study process/key steps
February 1, 2021

Development Consultation/Meeting: Presentation of Draft Rates
March 12, 2021

Development Consultation/Meeting: Follow-up
May 10, 2021

At the follow-up meeting with the development community on May 10, 2021,
members of the Georgina Developers Association, noted a request for the Town to
consider a transitional provision for the by-law implementation. Due to the impact
this would have on property taxes and utility rates, staff have not recommended a
transitional provision at this time.



Page 7

8. CONCLUSION:

This report summarizes the proposed Development Charges By-law as prepared by
Hemson Consulting Ltd. in consultation with Town staff.

APPROVALS
Prepared By: Harry Sidhu, CPA, CGA

Senior Financial Analyst
Reviewed By: Shaun Hewitt, CPA, CMA

Manager of Finance / Deputy Treasurer
Recommended By: Rob Wheater, CPA, CA

Director of Corporate Services / Treasurer
Approved By: David Reddon

Chief Administrative Officer
Attachments:

1. Correspondence from Altus Group, agent for Georgina Developers
Association, dated April 19, 2021

2. Correspondence from Hemson Consulting dated May 4, 2021
3. Public comments — Received by Email
Reference:

1. Development Charges Background Study dated March 19,2021 prepared
by Hemson Consulting Ltd. - distributed to Council and
viewable/downloadable from the Town's web site www.georgina.ca



April 19, 2021
Memorandum to: Michael Smith

Michael Smith Planning Consultants
From: Daryl Keleher, Senior Director

Alex Beheshti, Senior Analyst

Altus Group Economic Consulting
Subject: Georgina DC Review
Our File: P-6586

AltusGroup

Altus Group Economic Consulting was retained by the Georgina Developers Association review the Town
of Georgina’s 2021 Development Charges (DC) Background Study. This memorandum presents our
questions and comments stemming from our review.

CHANGES TO DC RATES

The Town’s DC rates, for single-detached units, are proposed to increase by 51%, from $11,906 per unit
to $17,974 per unit. The services driving the per unit increase is primarily Parks and Recreation (+$5,240

per unit), Fire (+$372 per unit), and Library Services (+$242 per unit).

Current and Proposed DC Rates, Town of Georgina, per Single-Detached Unit

Figure 1
Current DC Proposed DC Change from Change from
Rates Rates Current Current

Tow n-Wide Charges Dollars per Unit Percent

Library Services 1,052 1,294 242 23%

Fire And Rescue Services 1,035 1,407 372 36%

Parks And Recreation 8,909 14,149 5,240 59%

Road Operations 713 546 (167) -23%
Development-Related Studies 123 41 288 235%

Tow n-Wide Roads And Related 52 115 63 120%

Tow n-Wide Stormw ater Management 22 25 3 16%

Total Town-Wide 11,906 17,947 6,041 51%

Area-Specific Charges

Kesw ick 255 1,544 1,289 505%

Sutton 358 710 352 98%

Sutton High Street Sew er 1,673 2,816 1,143 68%

Queensw ay East and West 3,628 3,749 121 3%

Source: Hemson Consulting, Tow n of Georgina, 2021 Development Charges Background Study and DC Rates

Effective Nov 9,2020
The area-specific charges to be imposed in parts of the Town are also proposed to increase significantly
from the rates currently imposed, by as much as 505% in the Keswick area, but also by 68% in the Sutton
High Street sewer area, and 98% in the Sutton area.
Altus ExpertS Report CS-2021-0009 33 Yonge Street Suite 500, Toronto, ON M5E 1G4

Attachment # 1 - Correspondence from Altus Group

Page 1 of 5
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Michael Smith AltusGroup
April 19, 2021
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QUESTIONS AND COMMENTS

Library Services

1) Itis unclear why is there no benefit to existing allocation for the Library Space at Multi-Use Recreation
Centre (“MURC”) project — the Town’s Library Services and Facility Master Plan (2016) found that to
achieve the Town’s guideline of 1 sf per capita, that the Town was deficient by approximately 11,618
square feet, which the new library will help to address, and that the new growth to the year 2031 only
required in additional 11,400 square feet to ensure that the Town-wide needs at 2031 are met. The
cost for the portion of the new library building used to address the existing space deficiency in the
Town should be allocated to BTE.

2) Why has the land value assumption of all three libraries increased 259% from $358,000 per ha to
$1,285,000 per ha?

3) What explains the large historical material count differences between the 2016 DC Study and 2021
DC Study (see Figure 2 below) - the 2021 DC Study has significantly larger numbers of ‘databases’
and ‘periodicals & ebooks’ than the 2016 DC Study showed for the same years (2011-2015).

Figure 2 Town of Georgina LOS Inventory - Library Materials, 2016 and 2021 DC Studies
2011 2012 2013 2014 2015
Items
Databases (2021) 32,400 35,010 30,680 25,260 38,370
Databases (2016) 30,260 32,700 28,660 23,590 35,840
Difference 2,140 2,310 2,020 1,670 2,530
Periodicals & eBooks (2021) 33,830 33,830 33,830 33,830 33,830
Periodicals & eBooks (2016) 31,600 31,600 31,600 31,600 31,600
Difference 2,230 2,230 2,230 2,230 2,230
Source: Hemson Consulting, Tow n of Georgina, 2021 Development Charges Background Study and 2016
Development Charges Background Study

4) Compared to the 2016 DC Study, the value of furniture and equipment for the Keswick Library has

increased by over 111% in the 2021 DC Study. Can the reasons for the significant cost increase be

provided?

Figure 3 Town of Georgina LOS Inventory - 2016 and 2021 DC Studies
2011 2012 2013 2014 2015
Dollars
Furniture & Equipment (2021) 1,310,920 1,288,750 1,288,750 1,288,750 1,288,750
Furniture & Equipment (2016) 610,750 610,750 610,750 610,750 610,750
Percent
% Change 115% 111% 111% 111% 111%
Source: Hemson Consulting, Tow n of Georgina, 2021 Development Charges Background Study and 2016 Development
Charges Background Study
AltusExpertServices Report CS-2021-0009 33 Yonge Street Suite 500, Toronto, ON M5E 1G4

Attachment # 1 - Correspondence from Altus Group
Page 2 of 5
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AltusGroup

Fire and Rescue Services
5) What justifies the unit cost for pumpers rising 44% from $591,900 to $850,000 while all other
equipment has increased by approximately 7% compared to the 2016 DC study.

6) Can background data be provided to substantiate the 43% increase in building value per square foot
for fire stations between DC studies, see figure below.

Figure 4 Changes to Fire Station Building Values, Town of
Georgina 2016 and 2021 DC Studies

2016 DC Study 2021 DC Study % Change
Station Dollars Per Square Foot Percent
Kesw ick 350 500 43%
Pefferlaw 300 430 43%
Sutton 350 500 43%

Source: Hemson Consulting, Tow n of Georgina, 2021 Development
Charges Background Study and 2016 Development Charges
Background Study

7) The BTE for the Training Facility is 0% - however, the Georgina Fire Department Fire Services Master
Plan notes, a new training facility would be used by all existing fire stations to enhance personnel
training, as a result there is a clear benefit to existing residents.

... the Department does lack a proper training facility to conduct regular hands-on
programs such as live fire training and other specialized programs that require more
training props outside of those available at the fire station. The Sutton fire station does
have an area out back of the building where some auto extrication training can take place
but since this area is part of a public parking lot and not secured within a fenced off area,
there is a safety concern for the public. (page 52) ...

Recommendations ...

12. It is recommended that GFD explore the partnership opportunity to build a training
facility within the capture area, which would be a cost-effective measure for all of the fire
departments... (page 59)

8) What justifies the 45% cost increase of the new South Keswick Station from $4,875,000 in the 2016
DC study to $7,084,100 in the 2021 DC Study (capital projects 2.1.3, 2.1.4, 2.1.5).

9) Why has the BTE allocation for the South Keswick Fire Station fallen from 23% in the 2016 DC Study
to 0% in the 2021 DC Study?

Parks and Recreation

10) The costs for playgrounds have risen significantly for some select assets — by 263% for the
playground at Civic Centre Park, with a 2021 value of $145,000, and 1,233% for the three of the
playgrounds at ROC, with a 2021 value of $200,000. By comparison, the other two playgrounds at
ROC (#4 and #5) only had an increase of 13%, with value increasing from $15,000 to $17,000. Can a
rationale for the substantial increase be provided?

AltusExpertServices Report CS-2021-0009 33 Yonge Street Suite 500, Toronto, ON M5E 1G4
Attachment # 1 - Correspondence from Altus GroupT: 416.641.9500 | E: info@altusgroup.com | altusgroup.com
Page 3 of 5



Michael Smith Altus Groun

April 19, 2021

Page 4

Figure 5 Changes to Playground Values, Town of Georgina 2016
and 2021 DC Studies
2016 DC Study 2021 DC Study % Change

Playground Dollars Percent

Civic Centre Park 40,000 145,000 263%

ROC #1 15,000 200,000 1233%

ROC #2 15,000 200,000 1233%

ROC #3 15,000 200,000 1233%

ROC #4 15,000 17,000 13%

ROC #5 15,000 17,000 13%

Source: Hemson Consulting, Tow n of Georgina, 2021 Development

Charges Background Study and 2016 Development Charges
Background Study

11) The replacement value of the ROC baseball diamond has increased by 251% from $285,000 in the
2016 DC Study to $1,000,000 in the 2021 DC Study. Can a rationale for the increased cost be
provided?

12) Similarly, the replacement value for the baseball diamond at West Park has increased by 300% -
increasing from $250,000 in the 2016 DC Study to $1,000,000 in the 2021 DC Study. All other
baseball diamonds saw a unit cost increase of between 15% to 16% from the 2016 DC Study. Can
the 300% increase be substantiated?

13) The replacement value for splash pads at Constable Garrett Styles, ROC, and Whipper Watson Park
have increased by 180% since the 2016 DC Study, increasing from $125,000 to $350,000 in the 2021
DC Study — can a rationale for the cost increase be provided?

Area-Specific Charges

14) The costs for the “Queensway North Urbanization” project has increased from $1.75 million in the
2016 DC Study to $5.145 million in the 2021 DC Study — what is the basis for the cost increase?

15) The Queensway North Urbanization project in the 2016 DC Study was assigned a BTE of
approximately 85% ($1,500,000 out of a gross cost of $1,750,000), whereas the BTE for the project in
the 2021 DC Study is 50% - what is the rationale for the substantial decrease in BTE share?

16) The capital project list for the Keswick Service area includes “sidewalks and streetlights” — the Town’s
local service guidelines state that “the vast majority of future road improvements...represent local
services and will be provided through subdivision and other development agreements.”, with the local
service guidelines also stating that external works are also developer responsibility:

Local External Works Related to Subdivision
Works to be located on roads or lands outside the boundary of the subdivision, but
required as a result of the development, will be constructed and funded entirely from the
development that creates the need for the work.
The only type of road work that would appear to be eligible for inclusion in the DC, according to the
local service guidelines, are “completed works where funding is to be recovered”.
Altushb pertServices Report CS-2021-0009 33 Yonge Street Suite 500, Toronto, ON M5E 1G4

Attachment # 1 - Correspondence from Altus Group
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General Comments/Questions

17) We are unable to locate DC reserve fund statements from the town for the year 2016-2019, can these
documents be made available for review?

18) Compared to the 2016 DC Study, the residential growth projections to the year 2036 (the end-year for
forecasts in the 2016 DC Study) are similar (only a 0.6 to 0.8% difference), but the employment
forecast has declined significantly, decreasing by nearly 25% for the year 2036 compared to the
Town’s 2016 DC Study. Can a rationale be provided for the significantly slower employment growth
used as the basis for the calculations in the 2021 DC Study?

Figure 6 Comparison of Population, Household and Employment
Forecasts, Town of Georgina 2016 and 2021 DC Studies

2016 DC 2021 DC

Study Study % Change

Persons Percent
Population (2036) 63,354 62,836 -0.8%

Households
Households (2036) 24,000 23,850 -0.6%
Jobs

Employment (2036) 19,670 14,849 -24.5%

Source: Hemson Consulting, Tow n of Georgina, 2021 Development
Charges Background Study and 2016 Development Charges
Background Study

19) The 2021 DC Study assumes that the decline in population within existing households will moderate,
from a decline of 0.08 PPU per unit in the 2016 DC Study (over the 10-year planning period) to a
decline of 0.05 PPU per unit in the 2021 DC Study (also over a 10-year planning period). Can the
rationale for the slowed decline in population in existing units be provided?

Figure 7 Change in Household Size, Existing Housing Units, Town of

Georgina, 2016 and 2021 DC Study
2016 DC Study 2021 DC Study
(2016-2025) (2021-2030)
Persons
Net Population Grow th 5,977 7,848
Population in New Units 7,225 8,729
Decline in Existing Population (1,248) (881)
Households
Existing Households 16,663 17,812
Persons per Household
Decline in Existing Population per Unit (0.075) (0.049)
Source: Hemson Consulting, Tow n of Georgina, 2021 Development Charges
Background Study and 2016 Development Charges Background Study
AltusExpertServices Report CS-2021-0009 33 Yonge Street Suite 500, Toronto, ON M5E 1G4
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emson Consul ing Ltd.
1000 — 30 St. Patrick Street, Toronto, ON M5T 3A3

416-593-5090 | hemson@hemson.com | www.hemson.com

MEMORANDUM

To:

Michael Smith, Michael Smith Planning Consultants, Dary Keleher, Senior

Director and Alex Beheshti, Senior Analyst Altus Group Economic Consu ing

From: Andrew Mirabella and Christopher Bale te, emson Consulting L d

Date: May 4, 2021

Re:

Response to “Georgina DC Review”

This letter provides a response to the key items identified in the memorandum received

from the Georgina Developers Association and Altus Gro p Economic Consu ting on Apri

19, 2021. The original questions have been copied in for reference and he responses are

provided in /talics below.

RESPONSES TO QUESTIONS AND COMMENTS

Library Services

1.

It is unclear why is there no benefit to existing allocation for he Library Space a Mu i-
Use Recreation Centre (“MURC”) project — the Town’s Library Services and Faci ity
Master Plan (2016) found that to achieve the Town’s g ideline of 1 sf per capita, tha
the Town was deficient by approximately 11,618 square feet, which the new library will
help to address, and that the new growth to he year 2031 only required in additiona
11,400 square feet to ensure that the Town-wide needs at 2031 are met. The cost for
the portion of the new library building used to address the existing space deficiency in
the Town should be allocated to BTE.

Response: The Town is expected to construct the library at the MURC to meet the
associated increase in demand for services related to growth. The associated costs of
the MURC library portion included in the DC study reflect the costs to add net additional
library space required to provide services. The Town will not be decommissioning any
existing library space as a result of the construction of this new facility, therefore the
library at the MURC is considered a net addition of space and growth-related in this
study.

Report CS-2021-0009
Attachment # 2 - Hemson Response to Altus Group
Page 1 of 30



In addition, the expansion of library space was also included for in the 2016 DC
Background Study and a significant share of existing DC Reserve funds on hand which
have been collected over the last several years to fund this new facility have been

applied towards funding this project and used to offset the DC Eligible share.

2. Why has the land value assumption of all three libraries increased 259% from $358,000
per ha to $1,285,000 per ha?

Response: Over the past few years, land values in the Town have increased
significantly, largely driven by growing demand for housing and developable land. It is
also noted this increase in land values is consistent with trends seen across all York
Region municipalities and much of the GTA. To account for better estimates of land
values within the Town under current market conditions, a survey of over 15 vacant
properties was analyzed to determine an average cost per hectare. Based on this
analysis, average land values were determined to be about $1.285 million per hectare.
The average land value was also benchmarked with the land valuations in other
neighbouring communities of the Towns of East Gwillimbury, Newmarket and Innisfil, all
of which indicate higher values per hectare than what is being designated in Georgina.
Therefore, the land value assumption used for the purposes of this DC Study appear to

be reasonable.

3. What explains the large historical material count differences between the 2016 DC
Study and 2021 DC Study (see Figure 2 below) - the 2021 DC Study has significantly
larger numbers of ‘databases’ and ‘periodicals & ebooks’ than the 2016 DC Study
showed for the same years (2011-2015).

Figure 2 Town of Georgina LOS Inventory - Library Materials, 2016 and 2021 DC Studies

2011 2012 2013 2014 2015
ltems
Databases (2021) 32,400 35,010 30,680 25,260 38,370
Databases (2016) 30,260 32,700 28,660 23,590 35,840
Difference 2,140 2,310 2,020 1,670 2,530
Periodicals & eBooks (2021) 33,830 33,830 33,830 33,830 33,830
Periodicals & eBooks (2016) 31,600 31,600 31,600 31,600 31,600
Difference 2,230 2,230 2,230 2,230 2,230

Source: Hemson Consulting, Tow n of Georgina, 2021 Development Charges Background Study and 2016
Development Charges Background Study

Response: Since completion of the 2016 DC study, the Town like many communities,
has continued to advance their asset management database and has better information
on hand as it relates to the inventory of existing assets. The inventory in the 2021 DC
study therefore reflects a more robust inventory based on the most recent information

available. Furthermore, the costs in the 2016 DC study reflect costs recorded at that

: HEMSON.l

Report CS-2021-0009
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time, which represents the value in 2016 dollars. The inventory costs in the 2021 DC
study reflect more recent costs of purchasing periodicals and ebooks at current market

rates.

Also of note, the ‘databases’ and ‘periodicals & ebooks’ inventory increases are also on
the balance of a declining inventory of hardcopy book materials over the planning period
as the Town transitions some of its materials to meet the growing and changing

community.

4. Compared to the 2016 DC Study, the value of furniture and equipment for the Keswick
Library has increased by over 111% in the 2021 DC Study. Can the reasons for the

significant cost increase be provided?

Figure 3 Town of Georgina LOS Inventory - 2016 and 2021 DC Studies

2011 2012 2013 2014 2015
Dollars
Furniture & Equipment (2021) 1,310,920 1,288,750 1,288,750 1,288,750 1,288,750
Furniture & Equipment (2016) 610,750 610,750 610,750 610,750 610,750
Percent
% Change 115% 111% 111% 111% 111%

Source: Hemson Consulting, Tow n of Georgina, 2021 Development Charges Background Study and 2016 Development
Charges Background Study

Response: The cost difference can be attributed to a transposing error in the 2016 DC
Study which has been amended and adjusted for in this 2021 Study. In 2016, the
furniture and equipment values for Keswick and Sutton facilities were inversed.
Therefore, the 2021 Study shows a substantial increase in furniture and equipment in
Keswick (as the 2016 study had the Sutton Values for Keswick) but the 2021 study
shows a corresponding decrease in furniture and equipment in Sutton (as the 2016
study had the Keswick Values for Sutton).

Fire and Rescue Services

5. What justifies the unit cost for pumpers rising 44% from $591,900 to $850,000 while all
other equipment has increased by approximately 7% compared to the 2016 DC study?

Response: Town Fire and Rescue services staff underwent a review of the acquisition
costs of their emergency response vehicles. Through the review it was identified that
some vehicle costs have increased in price over the past few years. Furthermore, it was
identified that the replacement cost for pumpers have risen significantly due to
increased costs of producing these types of vehicles in recent years. Furthermore, the

cost included in the inventory is consistent with the pumper planned for purchase in

: HEMSON.l

Report CS-2021-0009
Attachment # 2 - Hemson Response to Altus Group
Page 3 of 30



2024. Please note, the Town has also indicated that the cost of these types of vehicles
have, in some instances, further increased since preparation of the DC Study as a result
of the COVID pressures and change in material costs. With this said, no upward
adjustments have been made to the replacement values as prepared in the DC Study at

this time.

Also of note, based on the Town's review some vehicle replacement values (particularly
the hazmat trailer, chief vehicles and utility vehicles) were generally maintained and
modestly adjusted downward to be consistent with the cost to acquire the vehicles

today.

6. Can background data be provided to substantiate the 43% increase in building value per

square foot for fire stations between DC studies, see figure below.

Figure 4 Changes to Fire Station Building Values, Town of
Georgina 2016 and 2021 DC Studies

2016 DC Study 2021 DC Study % Change
Station Dollars Per Square Foot Percent
Kesw ick 350 500 43%
Pefferlaw 300 430 43%
Sutton 350 500 43%

Source: Hemson Consulting, Tow n of Georgina, 2021 Development
Charges Background Study and 2016 Development Charges
Background Study

Response: The estimates for the value of each of the fire stations are based on a
review by fire staff of the cost to construct similar types of buildings. The costs per
square foot have been determined to be consistent with those of similar municipal fire
stations as well as increases in recent years to the costs of constructing these types of
buildings. The fire stations which the Town plans to construct (as identified in the
capital program) reflect a similar value ($ per square foot) than those included in the

DC inventory.

Also, the Town has recently constructed a new station in Pefferlaw, although not in-
service yet, the total construction costs incurred to date amounts to about $5.8 million
for a 10,500 square foot facility which translates into a cost of $552 per sq.ft. Therefore,
the values per square foot identified in the study appear to be reasonable and can even

be viewed as conservative.

7. The BTE for the Training Facility is 0% - however, the Georgina Fire Department Fire
Services Master Plan notes, a new training facility would be used by all existing fire
stations to enhance personnel training, as a result there is a clear benefit to existing

residents.
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-+ the Department does lack a proper training facility to conduct regular hands-on
programs such as live fire training and other specialized programs that require more
training props outside of those available at the fire station. The Sutton fire station does
have an area out back of the building where some auto extrication training can take
place but since this area is part of a public parking lot and not secured within a fenced

off area, there is a safety concern for the public. (page 52) -
Recommendations -+

12. It is recommended that GFD explore the partnership opportunity to build a training
facility within the capture area, which would be a cost-effective measure for all of the

fire departments--- (page 59)

Response: The proposed training facility is expected to be constructed as an addition
to the existing fire facilities and the need for the facility has been triggered by the new
fire staff required (and housed in the new South Keswick station) as a result of growth.
Furthermore, the proposed training facility is currently assumed to be constructed and
utilized for the Town'’s fire and rescue services and is not expected to be a shared
facility nor is this training facility expected to result in a decommissioning of existing
space, as a result, no benefit to existing share has been identified and it is deemed to

be growth-related.

What justifies the 45% cost increase of the new South Keswick Station from $4,875,000
in the 2016 DC study to $7,084,100 in the 2021 DC Study (capital projects 2.1.3, 2.1.4,
2.1.5).

Response: The cost to construct the South Keswick Station is estimated at $500/5q.ft
with the facility expected to be 12,500 square feet in size for a total construction cost of
$6.25 million. Note that this cost per square foot is consistent with the increased costs
to construct these types of facilities as outlined in the fire capital asset inventory and
generally consistent with the cost of the new Pefferlaw station in the final stages of

construction.

Furthermore, additional costs associated to designing the station have been identified
in the 2021 DC study by the Town amounting to $500,000. Finally, the Town has
identified that additional land would be required to build the station, therefore
approximately 0.26 ha amounting to $334,100 was added. Both the design costs and
land acquisition costs are new additions to the 2021 DC capital program, therefore the

total cost amounts to approximately $7.08 miflion.
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9. Why has the BTE allocation for the South Keswick Fire Station fallen from 23% in the
2016 DC Study to 0% in the 2021 DC Study?

Response: The Town has identified the construction of the South Keswick Station to be
a net new addition to the existing inventory of fire stations which is required to service
significant development expected to occur in the South Keswick area. As a result of this
new station, no existing facilities have been identified to be decommissioned and the
entire facility is deemed to be growth-related and recoverable from DCs. Furthermore,
the new facility would require the Town to increase its firefighting complement
substantially (by about 20 FTE) to provide fire services from the new station. All that
said, due to the service level constraint, about $1.9 million of the south Keswick facility
will be considered for recovery in subsequent DC by-laws and a further $9.6 million is
considered to be a post-period benefit as it relates to the other stations and equipment

in the planning period.

Also of note, benefit to existing shares have been identified for both the North Keswick
Station and Sutton Station as it is expected these new facilities will require the existing
facilities to be decommissioned when the new and larger facilities come online.
Therefore, benefit to existing shares totaling approximately $10.89 million has been
identified and removed from the total DC eligible cost of the program and is not
considered eligible for development charge funding. This share will need to be funded

from other non-DC sources.

Parks and Recreation

10. The costs for playgrounds have risen significantly for some select assets — by 263% for
the playground at Civic Centre Park, with a 2021 value of $145,000, and 1,233% for the
three of the playgrounds at ROC, with a 2021 value of $200,000. By comparison, the
other two playgrounds at ROC (#4 and #5) only had an increase of 13%, with value
increasing from $15,000 to $17,000. Can a rationale for the substantial increase be

provided?

Changes to Playground Values, Town of Georgina 2016

Figure 5 .
and 2021 DC Studies

2016 DC Study 2021 DC Study % Change

Fayground Dollars Percent

Civic Centre Park 40,000 145,000 263%
ROC #1 15,000 200,000 1233%
ROC #2 15,000 200,000 1233%
ROC#3 15,000 200,000 1233%
ROC #4 15,000 17,000 13%
ROC#5 15,000 17,000 13%

Source: Hemson Consulting, Tow n of Georgina, 2021 Development
Charges Background Study and 2016 Development Charges
Background Study
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Response: Since completion of the 2016 DC study, the Town like many communities,
has continued to advance their asset management database and has better information
on hand as it relates to the inventory of existing assets. Through this update, it has
been identified that Civic Centre Park is similar in quality to Claredon Beach Park at

$145,000 and therefore this specific playground was adjusted accordingly.

The Town has further reviewed the replacement cost of the amenities ROC #1 to #5.
The replacement costs have been adjusted to better reflect the amenity in service today
and is consistent with the values observed in other communities to construct similar-
type amenities. In particular, ROC #1 and #2 are considered premiere playgrounds and
include pods with ROC #3 and #4 being smaller play structures. ROC #5 only includes a
pod only ands this cost is reflected accordingly. In summary the replacement values
have been revised as follows:

o  ROC#1 & #2 = $150,000
e ROC #3 = $100,000

o ROC #4 = $75,000

e ROC #5 = $30,000

These changes have resulted in a net decrease to the calculated rates which is

summarized in Table 1 at the end of this letter.

11. The replacement value of the ROC baseball diamond has increased by 251% from
$285,000 in the 2016 DC Study to $1,000,000 in the 2021 DC Study. Can a rationale for
the increased cost be provided?

Response: The Town has identified the ROC baseball field to be a “Class A” field which
includes lighting, extensive irrigation and drainage. The Town has identified, based on
recent estimates that the construction cost for this type of baseball diamond amounts
to approximately $1.0 million and is therefore used as a best cost estimate for this type

of field. This type of construction cost is also similar to those in other communities.

12. Similarly, the replacement value for the baseball diamond at West Park has increased
by 300% - increasing from $250,000 in the 2016 DC Study to $1,000,000 in the 2021 DC
Study. All other baseball diamonds saw a unit cost increase of between 15% to 16%
from the 2016 DC Study. Can the 300% increase be substantiated?

Response: Upon further review, the West Park baseball diamonds have been updated
by the Town recognizing the variations in the field relative to high quality diamonds at
the ROC. Therefore, the replacement cost of the fields has been adjusted to $500,000
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per field based on average cost per field approach. These changes have resulted in a
net decrease to the calculated rates. The changes are summarized in Table 1 at the end
of this letter.

13. The replacement value for splash pads at Constable Garrett Styles, ROC, and Whipper
Watson Park have increased by 180% since the 2016 DC Study, increasing from
$125,000 to $350,000 in the 2021 DC Study — can a rationale for the cost increase be
provided?

Response: The replacement cost of splashpads reflects the cost to construct similar
splashpads under current market values which also includes the related infrastructure
to support the splash pad. It is also important to note that the replacement value of the
splashpads identified is consistent with costs observed in other communities to
construct similar-type amenities. Therefore, the value identified is deemed reasonable

for the purposes of the DC Studly.

Area-Specific Charges

14. The costs for the “Queensway North Urbanization” project has increased from $1.75
million in the 2016 DC Study to $5.145 million in the 2021 DC Study — what is the basis

for the cost increase?

Response: The Queensway North currently has a paved rural section. Based on the
Keswick Secondary Plan, the road is classified as a minor arterial and therefore the
Town has identified that it should be built to that standard. The road would therefore be
urbanized with a 9.7 m paved width, and include both curb and gutters as well as a
multi-use path on both sides. The cost estimate is based on projects of similar nature
that were analyzed by the Town. The cost estimate in the 2016 DC study did not
consider upgrading the road to a minor arterial and therefore did not consider these
additional urbanization factors required for increased traffic volumes, which increased

the cost of the works.

15. The Queensway North Urbanization project in the 2016 DC Study was assigned a BTE
of approximately 85% ($1,500,000 out of a gross cost of $1,750,000), whereas the BTE
for the project in the 2021 DC Study is 50% - what is the rationale for the substantial

decrease in BTE share?

Response: As noted in the response to question 14, the Queensway North Urbanization
includes construction of a fully urbanized minor arterial road, with gutters, curbs and

adjacent multi-use path. The updated scope of the road is being undertaken in
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response to growing demand from growth in the North Keswick Area and adjacent
developments to the road as well as to meet the requirements of the Keswick

Secondary Plan to accommodate increased traffic flow.

The 2016 DC study only reflected basic reconstruction and expansion of the existing
road, and did not include the requirements of the Keswick Secondary Plan. Therefore, a
higher BTE share was considered at the time the 2016 DC study was developed.
Therefore, it has been determined that a BTE share of 50% more appropriately reflects

the nature and scope of the project today.

16. The capital project list for the Keswick Service area includes “sidewalks and
streetlights” — the Town’s local service guidelines state that “the vast majority of future
road improvements---represent local services and will be provided through subdivision
and other development agreements.”, with the local service guidelines also stating that

external works are also developer responsibility:
Local External Works Related to Subdivision

Works to be located on roads or lands outside the boundary of the subdivision, but
required as a result of the development, will be constructed and funded entirely from

the development that creates the need for the work.

The only type of road work that would appear to be eligible for inclusion in the DC,
according to the local service guidelines, are “completed works where funding is to be

recovered”.

Response: In addition to local service infrastructure funded through development
agreements, there is additional sidewalk and lighting infrastructure that is not directly
associated to any specific development and will require the Town to facilitate works to
complete the “links” between the developments. These additional sidewalks and
streetlights are not the full responsibility of one developer but rather provide
connectivity to the rest of the system based on the Town'’s Active Trail and
Transportation Masterplan. With this said, the projects identified in the program do not
relate to the recovery of works which have been previously completed nor are they
included for in any development agreement to be emplaced by the developer. They are
included for recovery through development charges and are expected to be undertaken

by the Town when the developments come online in the area.
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General Comments/Questions

17.

18.

We are unable to locate DC reserve fund statements from the town for the year 2016-

2019, can these documents be made available for review?

Response: DC reserve fund statements are attached for 2016-2019 for your

convenience and included in this response memo.

Compared to the 2016 DC Study, the residential growth projections to the year 2036
(the end-year for forecasts in the 2016 DC Study) are similar (only a 0.6 to 0.8%
difference), but the employment forecast has declined significantly, decreasing by
nearly 25% for the year 2036 compared to the Town’s 2016 DC Study. Can a rationale be
provided for the significantly slower employment growth used as the basis for the
calculations in the 2021 DC Study?

Figure 6 Comparison of Population, Household and Employment

19.

Forecasts, Town of Georgina 2016 and 2021 DC Studies

2016 DC 2021 DC

Study Study % Change

Persons Percent
Population (2036) 63,354 62,836 -0.8%

Households
Households (2036) 24,000 23,850 -0.6%
Jobs

Employment (2036) 19,670 14,849 -24.5%

Source: Hemson Consulting, Tow n of Georgina, 2021 Development
Charges Background Study and 2016 Development Charges
Background Study

Response: Recent employment growth trends have indicated that employment growth
has not increased at the same pace as residential growth in the Town which can be
attributed to slower uptake in the development of the Keswick Business Park. The
Town expects employment to increase over the short-medium term planning period but

at a more modest pace.

Also, the differential in employment identified in 2036 is largely a result of the 2021
Study figure referenced excludes work at home employment. Once work at home

employment is considered this reduces the variance between the 2016 and 2021 study.

The 2021 DC Study assumes that the decline in population within existing households
will moderate, from a decline of 0.08 PPU per unit in the 2016 DC Study (over the 10-
year planning period) to a decline of 0.05 PPU per unit in the 2021 DC Study (also over
a 10-year planning period). Can the rationale for the slowed decline in population in

existing units be provided?
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Figure 7 Change in Household Size, Existing Housing Units, Town of

Georgina, 2016 and 2021 DC Study

2016 DC Study 2021 DC Study
(2016-2025) (2021-2030)
Persons
Net Fopulation Grow th 5977 7,848
Population in New Units 7,225 8,729
Decline in Existing Population (1,248) (881)
Househoids
Existing Households 16,663 17,812

Persons per Household
Decline in Existing Population per Unit (0.075) (0.049)

Source: Hemson Consulting, Tow n of Georgina, 2021 Development Charges
Background Study and 2016 Development Charges Background Study

Response: /n general, the PPUs are continuing to decline over the planning period
which is consistent with the overall objectives of increasing intensification while
balancing other factors impacting the market today. Also, the decline in PPUs is
generally consistent when comparing the 2021-2030 planning periods between the two
studies. It is expected that the Town's planning policy objectives will continue to be
reviewed and updated with the ongoing Regional and Town Official Plan process in the

future.

SUMMARY OF CHANGES TO CALCULATED DEVELOPMENT CHA