
 
To:   COUNCIL 

Meeting Date: 05/21/2019 

Subject: City of Cambridge Development Charges – Policy 
Considerations   

From: Elaine Brunn Shaw, Chief Planner and Katie Fischer, Manager 
of Finance 

Report No.:  19-175(CD) 

File No.:  D21.04.01.13 

Recommendations 

THAT Report 19-175(CD) be received as information; 

AND THAT Council directs that the following recommendations be incorporated into the 
final Development Charge By-law to be presented to Council at a subsequent Council 
meeting for passing prior to June 23, 2019: 

That the City of Cambridge continues with core area exemptions for the 5 year 
period of the next D.C. by-law; 

That the draft By-law be revised to include “Indexing of the D.C.s shall be 
implemented on a mandatory basis annually commencing on December 1st, 
2019 and each year thereafter;  

That the City of Cambridge’s development charge rate increases as per the 
proposed Background Study not be phased in or deferred and that the full rate 
increases would be effective July 1, 2019; 

In order to ensure that the exemptions are available when buildings are destroyed 
due to circumstances beyond the owner’s control the following be added to the 
D.C. By-law: 

That “upon proof satisfactory to the City's Chief Building Official”  and “if 
there was not an issued demolition permit“ be inserted in the applicable 
sections of the redevelopment allowance portions of the D.C. by-law to 
address situations where buildings are destroyed by fire or other 
unplanned event; 

That the City of Cambridge’s redevelopment allowance applies as follows: 
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• 5 years for demolished residential or mixed use projects 

• 10 years for demolished non-residential sites 

• That the City of Cambridge’s redevelopment allowance procedures still 
apply to provide a longer redevelopment allowance period than set out 
above for brownfield sites, based upon approval by the City’s Deputy City 
Manager of Community Development or designate in consultation with the 
Chief Building Official, and applicable Regional Commissioner after 
consideration of specific development circumstances. 

AND THAT City staff reports annually at the first available Planning and Development 
Committee meeting cycle after December 1st to inform Council about the increased 
Development Charge rates based upon the Statistics Canada’s Quarterly Construction 
Price Statistics; 

AND THAT the following additional transition provisions be included in the Local Service 
Policy to be presented to Council at a subsequent Council meeting for approval: 

Section 1.2 – Major Collector and Arterial Roads 

The City has entered into a commitment with one development that supersedes 
the above 1.2 policies, and therefore will be treated on an ad-hoc basis. 

Section 4.0 – Underground Services 

The City has entered into a commitment with one development that supersedes 
the above 4.0 policies, and therefore will be treated on an ad-hoc basis. 

AND FURTHER THAT as general policy approach, in future the Council of the City of 
Cambridge provides notice at least three years in advance of changes to the core area 
D.C. exemptions taking effect, and requests that Regional Council also provides at least 
three years notice. 

Executive Summary 

Purpose 

• The purpose of this report is to obtain Council direction about certain 
Development Charge (D.C.) policy-related matters prior to preparation of the final 
D.C. by-law for Council’s passing and final Local Service Policy for Council’s 
approval. 

• For the future staff report with final recommendations, staff will include a 
summary of public comments received and staff’s response and any further 
recommendations in response to those comments. At this time public comments 
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are still being received and staff is still meeting with developers to discuss D.C. 
related matters. 

Key Findings 

• Proposed development charges have been calculated on a City-wide basis for all 
services 

• The proposed Background Study estimates a net population increase of 18,337 
over the 10 year planning period (2019-2028) and 22,021 over the 13 year 
planning period (2019-2031) 
 

• Proposed draft changes to the development charge by-law are highlighted in the 
appendix G to the Background Study.  These changes include: 

o Adding to definitions to ensure comprehensive list of definitions 
o Revising the baseline date used to exempt D.C.s for 50% of industrial floor 

area expansions to be January 1, 2000 (compared to September 23, 1991 
currently). This reset of the starting date would allow new additions for up to 
50% of the industrial expansion floor area to be exempt from D.C.s in cases 
where additions before January 1, 2000 have occurred. 

• A Local Service Policy has been drafted to identify the responsibility of 
developers and the City for growth-related work. This draft Local Service Policy is 
included in appendix E to the Background Study. 

• In addition to this development charge study, Council has requested an 
examination of the Core Area exemptions (as it relates to Hespeler, Galt, and 
Preston) which will provide a variety of options and analysis for Council to 
consider.  This analysis and options is included in this report. 

Financial Implications 

The proposed Development Charge Background Study calculates $197.27 million in 
growth-related capital spending over the next five years, of which $119.67 million (61%) 
is recoverable from D.C.s. over the next five years and an additional $32.83 million is 
recoverable from future D.C.s beyond five years.  

Of this net amount of $119.67 million recoverable from D.C.s over the next five years, 
$89.13 million is recoverable from residential development and $30.53 million from non-
residential development. 

The costs associated with various options for the core areas D.C. exemptions, and 
potential phasing in of the new D.C. rates are set in this report. 
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Background 

As noted in Report 19-099(CRS) for the April 9, 2019 public meeting, development 
charges (formerly lot levies) collected for new development and redevelopment in the 
City of Cambridge represent the fundamental funding source used to pay for and 
recover growth-related net capital costs associated with development.  Since 1991, the 
regulations that apply to the calculation and collection of development charges has 
been governed by the Development Charges Act, R.S.O. 1997, as amended. The 
Development Charges Act requires a mandatory review of the Development Charge 
Study and By-law every 5 years. 

The last formal review of the City’s Development Charges By-law and Study was 
completed in 2014 and resulted in the current by-law which was passed on June 23, 
2014 and expires on June 23, 2019.  In keeping with the requirements of the 
Development Charges Act, a comprehensive review of the Background Study has been 
completed and a new by-law is proposed to come into effect prior to the expiry of the 
current by-law.  This comprehensive review included both the infrastructure and non-
infrastructure components of the charge.  

The purpose of this report is to obtain Council direction about certain Development 
Charge (D.C.) policy-related matters prior to preparation of the final D.C. by-law for 
Council’s passing and final Local Service Policy for Council’s approval. 

For the future staff report with final recommendations, staff will include a summary of 
public comments received and staff’s response and any further recommendations in 
response to those comments. At this time public comments are still being received and 
staff is still meeting with developers to discuss D.C. related matters. 

The tentative date for Council approval of the Background Study and passing the D.C. 
By-law is June 18, 2019. 

Analysis 

Strategic Alignment 

PEOPLE To actively engage, inform and create opportunities for people to participate in 
community building – making Cambridge a better place to live, work, play and learn for 
all. 

Goal #2 - Governance and Leadership 

Objective 2.5  Focus on the responsible management of financial resources, ensuring 
transparency and accountability. 

Preparing the Development Charge Background Study and utilizing development 
charges to fund growth related capital costs is prudent financial management.  
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Comments 

Core Area Development Charge (D.C.) Exemptions: 

As part of the 2018 budget review process, Council directed that staff evaluate the 
possibility of reintroduction of payment of core area D.C.s, in full, or in part. That 
evaluation has been included as part of the D.C. Background Study and is attached as 
Appendix 2 to this report.  

The analysis provides for the following options for core area exemptions in the D.C. by-
law: 

1. Status quo – Keep the current full D.C. exemption for the next five years; 

2. Phase out partially by 10% per year over the next five years; 

3. Soft services (including Fire services) payment only - on the basis that the core 
area residents and businesses utilize parks, recreation, libraries, and fire 
services; 

4. Hard service (excluding Fire services) payment only – on the basis that these 
infrastructure costs are significant to the City and required for developments to 
proceed; 

5. Exemption of core area D.C. with a maximum dollar value – dollar value to be 
determined at a later date 

6. Phase out exemption fully over the next five years 

7. Eliminate the exemption effective July 1, 2019 

Option 1 would keep the current exemptions within the Core Areas in place. The 
City would have to keep funding the exemptions through other non-D.C. sources. 
This option places the financial burden on the tax levy to fund the exemptions.  
During the 2023 review for the 2024 D.C. by-law update, Council could direct that a 
review of core area exemptions be completed at that time.  
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The historical annual average core area exemptions totaled $1.7 million, as 
demonstrated in the following table:  

Core Areas Waived City D.C. 
History* 

Date Property 
Tax 

Water Rates Wastewater 
(Sewer) Rates 

Total 

2016** $1,185,221 $36,185 $183,248 $1,404,654 

2017 $370,992 $34,907 $103,671 509,570 

2018 $346,916 $14,353 $72,981 $434,250 

2019 to date*** $3,494,686 $224,383 $889,251 $4,608,320 

Total $5,397,815 $309,828 $1,249,151 $6,956,794 

Annual Average ($) $1,349,454 $77,457 $312,288 $1,739,199 

Annual Tax/Rate 
Impact of Annual 

Average 

 

1.5% 

 

0.2% 

 

1.0% 

 

*Figures shown are unindexed 

**2016 restated for updated waived D.C. 

*** There was a significantly larger waiving of City D.C.s in 2019 due a large 
development project receiving approval in time to still obtain the Regional D.C. 
exemption prior to elimination of that exemption in February 2019. 

The average annual D.C.s waived from 2016 to 2019 (to-date), ignoring inflationary 
indexing, was as follows: 

• Property taxes: $1.3 million, representing a 1.5% tax impact 

• Water rates: $0.08 million, representing a 0.2% water rate impact 

• Sewer rates: $0.3 million, representing a 1.0% sewer rate impact 

D.C. exemptions have historically been unbudgeted and represent a significant 
obligation that the City must fund.  To ensure financial sustainability, this obligation will 
be built into future operating budgets.  Based on historical average waived development 
charges, this would increase taxes in 2020 by 1.5% and increase water and sewer rates 
by 0.2% and 1.0% respectively in 2020.  
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On balance with the financial implications of funding waived City D.C.s, the following 
provides reasons for considering continuing with incentives in Cambridge:  

• City of Cambridge land values relative to the other cities in the Region; 
pace of growth; contaminated site clean-up costs; and Stage 2 LRT not 
being established yet are all relevant to Cambridge core areas; 

• Compared with Kitchener and Waterloo, sales and rental market rates 
are lower in Cambridge and therefore provide less profit and higher risk 
to developers. This has been messaged to City staff through ongoing 
communication with our real estate partners, developers and investors; 

• Developers have noted that incentives that the Region and City offers 
are key to making projects work from a financing perspective in all  of 
the City’s core areas; 

• Banks and other financial institutions look favourably upon projects in 
otherwise higher risk areas when municipalities offer such incentives; 

• Core area incentives level the playing field between brownfield/infill 
development in the core areas and greenfield development.  

Staff Recommendations: For these reasons, staff recommends to continue the core 
area exemption for the next five-year period of the D.C. by-law, without any reduction or 
phase-out.  

Based upon feedback from the development industry requesting advance notice about 
changes to exemptions, as a general policy approach, it is recommended that in future 
the Council of the City of Cambridge provides  at least three years notice in advance of 
changes to the core area D.C. exemptions taking effect. Three-to-five years is 
considered a reasonable time period to allow the development industry to prepare for 
change; however, it would be very difficult for the City to make a quantifiable case over 
a period more than three years in advance. In addition it is also recommended that 
Council and requests that Regional Council also provides at least three years notice. 

Analysis of the other options listed above is included within Attachment 2 to this report.  

Option to Phase In or Deferring the Proposed New D.C. Rates  
One area of feedback received from the development community is that phasing in or 
deferring the D.C. rate increases would allow time for the industry to react and have 
residential building permits approved before the full rate increase is in place. 

The current D.C. rates expire June 30, 2019 and the D.C. Background Study calculates 
the new rates that are to be in effect thereafter. These rates must be funded in 
accordance with the Development Charges Act, 1997, whether by developers or by 
ratepayers. As such, phasing in or deferring the rate increases transfers a portion of the 
development cost from developers to ratepayers. 
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The rates currently proposed in the D.C. Background Study yield a blended increase 
across residential and non-residential development of 73%. If the increase was to be 
phased in by 20% increments over the course of 5 months, that would equate to 
approximately 14.6% increase monthly from July to November. 

As noted, the benefit to developers for the portion of the calculated increase that has 
not yet been phased in would need to be funded by ratepayers.  Based on annual 
average D.C. activity in the months of July through October for the past 3 years, this 
would have the following estimated cost to ratepayers: 

• General fund (property taxes): $562,000 

• Water fund: $22,000 

• Wastewater fund: $94,000 

These costs for subsidizing development have not been included in the budget for 2019.  
Therefore, if they were to proceed, this would lead to a forecasted deficit for the year. 

Besides the costs of phasing in or deferring, there are also the following qualitative 
considerations: 

• While the City of Cambridge’s D.C. rate increase proposed for 2019 is higher 
than the current rates, developers were aware of the expiration of the D.C. by-
law and rates coming in 2019.  Additionally, municipalities who have been 
completing their D.C. studies recently have yielded higher than traditional 
increases.  As such, developers were already aware of the pending date of July 
1st for having their building permits approved before the rate increases would 
take effect.   

• Developers who have entered into sale agreements prior to the release of the 
proposed D.C. rates typically have a clause in the agreement that the sale price 
would be adjusted to reflect their added cost of any D.C. rate changes.   

• While this would be a one-time only cost to phase in or defer the rates for 2019, 
doing so may set the expectation that the City will continue to phase in rates for 
future background studies. 

• Phasing in or deferring rates is not the standard practice; therefore doing so may 
increase the development community’s leverage in having other municipalities 
follow suit. 

Staff Recommendation: For these reasons and due to the significant unbudgeted cost, 
staff recommends not phasing in or deferring the D.C. rate increase and that the full rate 
increase would be effective July 1, 2019. 
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Redevelopment Allowance - Residential and Non-Residential 
Currently the City’s D.C. by-law sets out that redevelopment, including a change in use 
in an existing building, within two years after issuance of a demolition permit is eligible 
for a D.C. credit based upon:  

(a) For residential uses, the number and type or types of units in the pre-existing 
development multiplied by the D.C. rate or rates applicable to such units; and  

(b) For non-residential uses, the number of square metres of building area of the 
pre-existing development multiplied by the D.C. rate applicable to such building 
area  

provided that such amounts shall not exceed, in total, the amount of the D.C.s otherwise 
payable for the redevelopment. In accordance with section 13.7 in the City’s current 
D.C. By-law 122-14. any unused re-development allowance may be carried forward and 
applied to any subsequent D.C. payable on the same land within five years from the 
date of demolition of the pre-existing development to which it relates.  

If the land is engaged in brownfield redevelopment, a redevelopment period longer than 
two years may be granted in accordance with City of Cambridge redevelopment 
allowance procedures which allows the now Deputy City Manager Community 
Development Department to issue an extension for a specific time period (Attachment 
4). 

Based upon staff’s review of this situation and public input received, since it can often 
take longer than two years for many sites to be redeveloped due to: environmental 
contamination issues; heritage restoration and renovations; confined work areas for 
rigging; staging and exterior works, staff recommends a longer period be permitted for 
the redevelopment allowance to align with the Region of Waterloo’s proposed 
redevelopment allowance period. It is also recommended that a specified time period be 
required in order to ensure that redevelopment is proceeding in a timely manner in order 
to avoid vacant, derelict sites remaining on the landscape for long periods of time. 

Staff recommendation: That the City of Cambridge’s redevelopment allowance applies 
as follows: 

• 5 years for demolished residential or mixed use projects 

• 10 years for demolished non-residential sites 

• That the City of Cambridge’s redevelopment allowance procedures still apply to 
provide a longer redevelopment allowance period than set out above for 
brownfield sites. 
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Frequency of Indexing Development Charges based upon the 
Standard Construction Index:   
Currently the City indexes D.C. rates twice per year (January 1st and July 1st) based 
upon Statistics Canada’s Quarterly Construction Price Statistics. This is completed 
through a staff report and Council approval prior to the effective date. The Background 
Study sets out that; “Indexing of the D.C.s shall be implemented on a mandatory basis 
annually commencing on December 1st, 2020 and each year thereafter” which was an 
incorrect start date for the indexing. In order to ensure that proposed D.C. rates are still 
adjusted for inflation this year, it is recommended that the draft D.C. by-law be revised 
to include: “Indexing of the D.C.s shall be implemented on a mandatory basis annually 
commencing on December 1st, 2019 and each year thereafter”. 

This December 1st indexing timeline is proposed to align with the Region and other area 
municipalities based upon staff discussions to date for ease of application by the 
development industry. Also, the December 1st date has been selected to avoid rush in 
submissions of building permit applications at year end. The Region of Waterloo’s draft 
D.C. by-law currently refers to indexing starting on January 1, 2020. Through City staffs’ 
discussions with Regional and area municipal colleagues, there is staff support for the 
Region and all area municipalities indexing on December 1st.  

The reference to “Indexing of the D.C.s shall be implemented on a mandatory basis…”  
(based upon Statistics Canada’s Quarterly Construction Price Statistics) means that 
staff will no longer need to prepare an annual report for Council approval prior to the 
effective date. Staff could prepare an annual information report to keep Council 
apprised of the increases. It is recommended that the information report be prepared 
after December 1st so that staff can focus on getting the updated information ready and 
posted on the City’s website prior to the December 1st deadline. 

Staff Recommendation:  That City staff reports annually at the first available Planning 
and Development Committee meeting cycle after December 1st to inform Council about 
the increased Development Charge rates. 

Local Service Policy – Additional Transition Provisions: The draft Local Service Policy 
included in the Background Study sets out that the developer is responsible for 
providing land for oversizing of stormwater management ponds and for major collector 
roads within their developments.  The oversizing construction and major collector road 
itself are D.C. eligible.   

Through discussion with a developer as part of this D.C. update, there is one project 
where the City previously included $1.7M in the 2014 study for a land related to 
oversizing of stormwater management ponds and for major collector roads. That 
amount has been carried forward (and inflated) into the current proposed rates. Based 
upon this, it is recommended that two transition provisions be included in the local 
service policy to address this matter as follows:  
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Section 1.2 – Major Collector and Arterial Roads 

“The City has entered into a commitment with one development that supersedes 
the above 1.2 policies, and therefore will be treated on an ad-hoc basis.” 

Section 4.0 – Underground Services 

“The City has entered into a commitment with one development that supersedes 
the above 4.0 policies, and therefore will be treated on an ad-hoc basis.” 

Comparison of Proposed Cambridge D.C. Rates with Other 
Municipalities 
Some comments have been submitted to the City expressing concern about the City’s 
proposed D.C. rates, and in combination with the Region of Waterloo’s proposed rates. 
The charts included in Attachment 3 show that the proposed combined rates for the 
City and Region of Waterloo are at the higher end of the middle range of neighbouring 
municipalities.  

A comparison of Industrial D.C.s is included in Attachment 3.  The calculation of non-
residential rates varies between municipalities.  Cambridge as well as the majority of the 
comparator municipalities has calculated the non-residential rate as one single rate, 
applicable to any type of development in the non-residential category.  Other 
municipalities, mainly within Halton Region, have calculated a Retail vs Non-Retail rate.  
Generally this results in Retail bearing a higher development charge rate than Non-
Retail, leading to lower industrial charges comparatively.  London has calculated 
separate rates for industrial vs commercial vs institutional.  Hamilton has calculated a 
single rate; however, provides a discount towards industrial development that is paid for 
by taxpayers.  Kitchener’s current by-law includes a discount on industrial development 
charges, funded from taxpayers; however, their proposed bylaw eliminates this 
discount.  The Region of Waterloo’s current by-law also provides an industrial discount 
paid by taxpayers; however, their Background Study calculates a single rate while 
providing options to separate the rates into categories such as those listed above.  Early 
indications are that Regional Council may be willing to consider a 50% reduction for 
industrial DCs, funded from the tax base, similar to 2014.  Cambridge did not reduce 
industrial DCs in the 2014-2019 period and staff are not recommending it for 2019-
2024. 

Existing Policy/By-Law 

The current Development Charges By-law 122-14 for the City of Cambridge was passed 
on June 23, 2014 and expires on June 23, 2019.  In keeping with the requirements of 
the Development Charges Act, a comprehensive review of the Background Study has 
been completed and a new by-law is proposed to come into effect prior to the expiry of 
the current by-law. 

 
11



Bill 108 was released by the Province of Ontario on May 2, 2019. That Bill proposes 
changes to the Development Charges Act and inter-related changes to the Planning 
Act. At the time of writing this report, City staff was still reviewing the potential 
implications of the proposed legislative changes. At this point the City still needs to 
proceed with having a new D.C. by-law in place by June 23, 2019. Any future changes 
to the Development Charges Act and Planning Act affecting D.C. by-laws will need to be 
assessed and addressed through a future by-law amendment to the City’s 2019 by-law 
if required. 

Financial Impact 

The proposed Development Charge Background Study calculates $197.27 million in 
growth-related capital spending over the next five years, of which $119.67 million (61%) 
is recoverable from D.C.s. over the next five years and an additional $32.83 million is 
recoverable from future D.C.s beyond five years.  

Of this net amount of $119.67 million recoverable from D.C.s over the next five years, 
$89.13 million is recoverable from residential development and $30.53 million from non-
residential development. 

The costs associated with various options for the core areas D.C. exemptions and 
potential phasing in of the new D.C. rates are set out above. 

Public Input 

The City held a public meeting on April 9, 2019 to receive comments and feedback 
regarding the proposed new development charges. All comments received as part of 
public consultation on this project are being reviewed by City staff, and where 
applicable, Watson and Associates.  

On April 2, 2019 City staff also held a meeting with development industry stakeholders 
in the Bowman Room at City Hall, to present the Development Charge Background 
Study and answer questions.  Smaller group meetings to discuss project specific 
matters are being held by City staff at the request of developers. 

Based on the feedback received, staff will finalize the development charge by-law and 
study to be brought back to Council for approval.  A new development charge by-law 
needs to be passed by June 23, 2019. Currently, City staff is preparing to bring the 
Background Study for approval and D.C. by-law for passing at the June 18, 2019 
Council meeting. 

Internal/External Consultation 

City staff from various divisions participated in the preparation of the development 
charges Background Study including: Finance; Planning; Building; Economic 
Development; Legal; Asset Management & Project Management Office; Engineering & 
Transportation; Public Works; Parks Recreation & Culture; Fire; and Library. 
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The proposed Development Charge Background Study was released publicly on March 
21, 2019.  The study was posted on the City’s website, and distributed to a list of active 
homebuilders, developers, development consultants, Chamber of Commerce; Business 
Improvement Areas (BIAs)  and the Economic Development Advisory Committee 
(EDAC). In addition all active homebuilders, developers, development consultants, 
Chamber of Commerce, BIAs and EDAC were circulated the notice for this public 
meeting.   

At the time of writing this report, City staff is scheduled to present information about the 
City’s Background Study and proposed D.C. rates to the EDAC and the Waterloo 
Regional Homebuilders’ Association at their meetings prior to the May 21st Council 
meeting. 
Submissions received from developers, consultants and BIAs; along with City staff 
responses to the submissions received as of May 6, 2019 are included in Attachment 
5.  Submissions received after that date will be responded to in a subsequent staff 
report. 

Conclusion 

The proposed Development Charges Background Study has been prepared in 
accordance with the Development Charges Act, 1997 as amended.   

The tentative date for Council approval of the Background Study and passing the D.C. 
By-law is June 18, 2019. 

Through the information set out in this report, it is recommended that the following 
matters be incorporated into the final Development Charge By-law to be presented to 
Council at a subsequent Council meeting for passing prior to June 23, 2019: 

That the City of Cambridge continues with core area exemptions for the 5 year 
period of the next D.C. by-law; 

That the City of Cambridge’s development charge rate increases as per the 
proposed Background Study not be phased in and that the full rate increase 
would be effective July 1, 2019.That “upon proof satisfactory to the City's Chief 
Building Official”  and “if there was not an issued demolition permit“ be inserted in 
the applicable sections of the redevelopment allowance portions of the D.C. by-
law to address situations where buildings are destroyed by fire or other unplanned 
event; 

That the City of Cambridge’s redevelopment allowance applies as follows: 

• 5 years for demolished residential or mixed use projects 

• 10 years for demolished non-residential sites 
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• That the City of Cambridge’s redevelopment allowance procedures still
apply to provide a longer redevelopment allowance period than set out
above for brownfield sites, based upon approval by the City’s Deputy City
Manager in consultation with the Chief Building Official and applicable
Regional Commissioner after consideration of specific development
circumstances.

In order to  streamline D.C. indexing at the same time as the Region of Waterloo and 
area municipalities in this Region, it is recommended that City staff reports annually at 
the first available Planning and Development Committee meeting cycle after December 
1st to inform Council about the increased Development Charge rates based upon the 
Statistics Canada’s Quarterly Construction Price Statistics. 

It is also recommended that the following additional transition provisions be included in 
the Local Service Policy to be presented to Council at a subsequent Council meeting for 
approval as follows: 

 Section 1.2 – Major Collector and Arterial Roads 

The City has entered into a commitment with one development that supersedes 
the above 1.2 policies, and therefore will be treated on an ad-hoc basis. 

Section 4.0 – Underground Services 

The City has entered into a commitment with one development that supersedes 
the above 4.0 policies, and therefore will be treated on an ad-hoc basis. 

Based upon feedback from the development industry requesting advance notice about 
changes to exemptions, as a general policy approach, it is recommended that in future 
the Council of the City of Cambridge provides notice at least three years in advance of 
changes to the core area D.C. exemptions taking effect, and requests that Regional 
Council also provides at least three years notice. 

Signature 

Prepared by 

Name: Elaine Brunn Shaw 
Title: Chief Planner 
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Name: Katie Fischer  
Title: Manager of Finance 

Departmental Approval 

 

Name: Hardy Bromberg 
Title: Deputy City Manager, Community Development 

City Manager Approval 

 

Name: Jeff Willmer  
Title: Acting City Manager 

Attachments 

1. Proposed Development Charge Rates from D.C. Background Study – Watson 
and Associates, March 21, 2019 and report 19-099(CRS), April 9, 2019 

2. Addendum Report to the March 21, 2019 Development Charges Background 
Study 

3. D.C. Comparisons 

4. City of Cambridge Redevelopment Allowance Procedure 

5. Developer/Consultant/BIA submissions -  Summary of comments and 
considerations as of May 5, 2019 
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Attachment 1 - Proposed Development Charge Rates from D.C. Background 
Study – Watson and Associates, March 21, 2019 and report 19-099(CRS), April 9, 
2019 

Proposed development charges for residential units: 
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The non-residential charge currently in effect is $2.98 per square foot of building area 
for full services.  The proposed rate under the updated draft Background Study is $5.49 
per square foot for full services. The proposed development charges for non-residential 
units are as follows: 
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The following two tables show a comparison of the current development charge rate 
and the calculated proposed low and medium density dwellings and non-residential. 

Low & Medium Density  
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Non-Residential 

 
The main drivers of the development charge increases are in Roads and Indoor 
Recreation due to forecasted capital works needed to support growth.  

 

Service DC Recoverable Cost
Services Related to a Highway 83,583,000$                   
Indoor Recreation 28,404,000$                   
Wastewater 28,310,000$                   
Outdoor Recreation 12,119,000$                   
Public Works & Fleet 10,524,000$                   
Stormwater 9,275,000$                      
Library 5,998,000$                      
Water 4,329,000$                      
Fire 3,152,000$                      
Parking 2,295,000$                      
General Government (Studies) 1,815,000$                      
Engineering Studies 413,000$                         

Breakdown of DC Recoverable Costs by Service
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Watson & Associates Economists Ltd. 
905-272-3600 

April 8, 2019 info@watsonecon.ca 

Attachment 2

Addendum #1 to the March 21, 2019 
Development Charges Background 
Study 
City of Cambridge 
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1. Background 
Commensurate with the provisions of the Development Charges Act, 1997, as amended 
(D.C.A.), the City has undertaken a Development Charges (D.C.) Background Study 
and released the study in accordance with the D.C.A.  The following provides a 
summary of the key dates in the development charge by-law process: 

March 19, 2019 – Notice of Public Meeting and release of study 

March 21, 2019 – Release of the D.C. Background Study Update and draft by-law 

April 2, 2019 – Stakeholder Meeting and Council Workshop 

April 8, 2019 – Addendum to March 21st report released 

April 9, 2019 – Scheduled date of Public Meeting 

May 21, 2019 – Tentative Passage of Development Charges By-law 

The purpose of this addendum report is to provide an additional appendix to the March 
21, 2019 D.C. Background Study related to the Core Area Exemptions, based on further 
discussions with City staff. 

2. Discussion 
This section of the addendum report provides an explanation for the above-noted 
refinements.  It is noted that the refinements have not impacted the calculated 
development charges. 

The additional appendix will discuss the history of the exemptions within the core areas 
of the City (Hespeler, Galt, and Preston) and provide options the City can consider with 
respect to the exempted areas. 

This appendix will form a new section (labelled Appendix H) at the end of the March 21, 
2019 background study. 
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3. Process for the Adoption of the Development 
Charges By-law 

Sections 1 & 2 provide for a summary of the additions being presented to Council.  If 
Council is satisfied with the above changes to the Background Study and based on the 
public submissions made at the public meeting, then the amending pages within this 
addendum report #1 will be consolidated into the March 21, 2019 D.C. Background 
Study. 
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Appendix H:  Core Area Exemption Options 
The City has requested an examination of the Core Area Exemptions as it relates to the 
areas of Hespeler, Galt, and Preston. The following section provides an overview to the 
various potential options the City can undertake with respect to the Core Areas. 

Over the past four years, the City has been funding the Core Area exemptions totaling 
approximately $7.0 million in waived D.C. funds.  The waiving of D.C.s. in core areas 
acts as an incentive towards development in the City’s cores, by reducing the cost 
incurred by developers.  However, the burden is not eliminated but rather shifted to tax 
and rate payers. As required by the development charge act, the core area D.C. 
exemptions are funded through property taxes and water/sewer utility rates. The 
following table shows the breakdown of the D.C. exemptions funded from the core 
areas.  Note that water rates fund the water distribution D.C.s, sewer rates fund the 
sewer distribution D.C.s, and all other waived D.C.s are funded from property taxes 

Table H-1 
Core Areas Waived City D.C. History* 

Date 
Property 

Tax 
Water Rates 

Wastewaster 
(Sewer) Rates 

Total 

2016**  $1,185,221   $36,185   $183,248  $1,404,654 

2017  $370,992   $34,907   $103,671  509,570 

2018  $346,916   $14,353   $72,981  $434,250 

2019 to date*** $3,494,686 $224,383 $889,251 $4,608,320 

Total  $5,397,815   $309,828   $1,249,151   $6,956,794  

Annual Average ($) $1,349,454 $77,457 $312,288 $1,739,199 

Annual Tax/Rate 
Impact of Annual 

Average 
1.5% 0.2% 1.0%  

*Figures shown are unindexed 
**2016 restated for updated waived D.C. 
*** There was a significantly larger waiving of City D.C.s in 2019 due a large development project receiving approval 
in time to still obtain the Regional D.C. exemption prior to elimination of that exemption in February 2019. 
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To put these dollar amounts into perspective, a 1% impact on property tax, water and 
sewer bills is as follows: 

• Property taxes: $900,000 
• Water rates: $344,000 
• Sewer rates: $313,000 

The average annual D.C.s waived from 2016 to 2019 (to-date), ignoring inflationary 
indexing, were as follows: 

• Property taxes: $1.3 million, representing a 1.5% tax impact 
• Water rates: $0.08 million, representing a 0.2% water rate impact 
• Sewer rates: $0.3 million, representing a 1.0% sewer rate impact 

The Region of Waterloo also had a core area exemption for Regional Development 
Charges, which expired on February 28, 2019.  The Region is currently preparing an 
update to their D.C. background study, and as part of their study it is anticipated that 
they will also review options for core area exemptions 

Based on the historical funding requirements of the D.C. exemptions in the Core Areas, 
staff have identified the folllowing scenarios to deal with the Core Areas moving forward: 

1. Status Quo – Keep the current full D.C. exemption; 
2. Phase out partially by 10% per year over the next 5 years; 
3. Soft services (including Fire services) payment only - on the basis that the core 

area residents and businesses utilize parks, recreation, libraries, and fire 
services; 

4. Hard service (excluding Fire services) payment only (services related to a 
highway, public works facilities and fleet, engineering studies, stormwater, water, 
and wastewater) - provides an alternative to the soft service payment analysis 
above;  

5. Exemption of core area D.C. with a maximum dollar value – dollar value to be 
determined at a later date; 

6. Phase out exemption fully over the next 5 years; and  
7. No Exemption. 
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Scenario 1: Status Quo – Keep the Current full D.C. exemption 

This scenario would keep the current exemptions within the Core Areas in place.  The 
City would have to keep funding the exemptions through other non-D.C. sources.  This 
option places the financial burden on the rate payers to fund the exemptions. 

Scenario 2: Phase out partially by 10% per year over the next 5 years 

This scenario would reduce the exemptions within the Core Areas by 10% per year.  
This option only partially shifts the burden over a 5-year period from ratepayers to the 
developers.  The following table shows the % that would be exempt vs. D.C. funded:  

Table H-2 
Percentage of Partial Phase-out Exemptions 

Date Percentage of 
Exemption (%) 

Percentage of 
development 

charge payable 
(%) 

Reduced Amount 
to be funded from 

Taxes/Water & 
Sewer Rates1 

Adjusted Amount 
to be funded from 

Taxes/Water & 
Sewer Rates 

(Based on 
calculated D.C.)2 

Year 1 90 10  $1,565,279   $2,707,932  
Year 2 80 20  $1,391,359   $2,407,051  
Year 3 70 30  $1,217,439   $2,106,169  
Year 4 60 40  $1,043,519   $1,805,288  
Year 5 50 50  $869,599   $1,504,407  
Total   $6,087,195 $10,530,847 

1Based on the assumption that the average annual exemption value is equivalent to the historical 4-year average 
2The adjusted amounts reflect a 73% increase in the assumed exemptions to be funded using the calculated D.C.s. 
(Blended % increase). 

Scenario 3: Soft services (including Fire services) payment only 

This scenario would allow for the exemption of some services and the collection of the 
following services: 

• Outdoor Recreation; 
• Indoor Recreation; 
• Library Services; 
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• Fire Protection Services; and 
• General Government (studies). 

The City would have to continue funding the portion of D.C.s for exempted services 
through other non-D.C. sources (i.e. taxes and water/sewer rates). This option shifts a 
portion (39% for residential, 11% for non-residential) of the burden from ratepayers back 
to developers. 

Assuming that the exemptions provided to date were related to residential, 50% of the 
charges would be exempt under this scenario, and 50% would be imposed.   

Table H-3 
Calculation of Exemption to be Funded under the Partial Services Scenario 

Time Period Annual Exemption to be 
Funded (Current D.C.s) 

Adjusted Annual Exemption 
to be Funded (Calculated 

D.C.s)1 
Annual $869,599  $1,836,140  

5-Year Total $4,347,996  $9,180,702  
1The adjusted amounts reflect a 73% increase in the assumed exemptions to be funded using the calculated D.C.s. 
(Blended % increase). 

Based on the calculated D.C., the City would be required to continue funding 61% of 
residential D.C.s. and 89% of non-residential D.C.s. 

The D.C. payable would be: 

Table H-4 
D.C. Payable for Soft Services (including Fire services) 

 

Single and 
Semi-

Detached 
Dwelling

Other Multiples Apartments
Special 

Care/Special 
Dwelling Units

(per sq.ft. of Gross 
Floor Area)

(per sq.m. of 
Gross Floor Area)

Services:

Fire Protection Services 316                 222                 158                 99                   0.11 1.18

Municipal Parking Services 278                 195                 139                 87                   0.10 1.08

Outdoor Recreation Services 2,053               1,444               1,028               645                 0.08 0.86

Indoor Recreation Services 4,811               3,383               2,408               1,512               0.19 2.05

Library Services 1,016               714                 509                 319                 0.04 0.43

General Government (Studies) 220                 155                 110                 69                   0.08 0.86

Total Partial Services 8,694               6,113               4,352               2,731               0.60 6.46

Service

RESIDENTIAL NON-RESIDENTIAL
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Scenario 4: Hard services (excluding Fire services) payment only 

This scenario would allow for the collection of hard services (excluding Fire services) on 
the basis that these infrastructure costs are significant to the City and required for 
developments to proceed. These services are:  

• Services related to a highway; 
• Public works facilities and fleet; 
• Engineering studies; 
• Stormwater; 
• Wastewater services; and 
• Water services. 

The City would have to continue funding the portion of D.C.s for exempted services 
through other non-D.C. sources (i.e. taxes and water/sewer rates).  This option shifts a 
portion (61% for residential, 89% for non-residential) of the burden from ratepayers back 
to developers. 

Assuming that the exemptions provided to date were related to residential, 50% of the 
charges would be exempt under this scenario, and 50% would be imposed. 

Based on the calculated D.C., the City would be required to continue funding 39% of 
residential D.C.s. and 11% of non-residential D.C.s. 

Table H-5 
Calculation of Exemption to be Funded under the Hard Services Scenario 

Time Period Annual Exemption to be 
Funded (Current D.C.s) 

Annual Exemption to be 
Funded (Calculated D.C.s)1 

Annual $869,599  $1,168,008  
5-Year Total $4,347,996  $5,840,040  

 1The adjusted amounts reflect a 73% increase in the assumed exemptions to be funded using the calculated D.C.s. 
(Blended % increase). 

The D.C. payable would be: 
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Table H-6 
D.C. Payable for Hard Services (excluding Fire services) 

 

Scenario 5: Exemption of core area D.C. with a maximum dollar value 

This scenario would provide a cap on the D.C. exemption provided, up to a maximum 
amount within the Core Areas. The City would have to define a maximum amount and 
must continue funding the remaining exempted amounts through other non-D.C. 
sources (i.e. taxes and water/sewer rates).  Under this option, ratepayers would 
continue to have the financial burden of funding the exemptions, up to a maximum 
dollar value, after which the burden reverts back to developers. 

Scenario 6: Phase out exemption fully over the next 5 years 

This scenario would reduce the exemptions within the Core Areas by 20% per year.  
This option shifts the burden over a 5-year period from ratepayers to the developers.  
The following table shows the % that would be exempt vs. D.C. funded:  

  

Single and 
Semi-

Detached 
Dwelling

Other 
Multiples Apartments

Special 
Care/Special 

Dwelling Units

(per sq.ft. of 
Gross Floor 

Area)

(per sq.m. of 
Gross Floor 

Area)

Hard Services:

Services Related to a Highway 8,371              5,886              4,190              2,631              3.01 32.40

Public Works Facilities and Fleet 1,053              740                527                331                0.37 3.98

Engineering Studies 41                  29                  21                  13                  0.01 0.11

Stormwater 929                653                465                292                0.33 3.55

Wastewater Services 2,835              1,993              1,419              891                1.01 10.87

Water Services 433                304                217                136                0.16 1.72

Total Hard Services 13,662            9,605              6,839              4,294              4.89 52.64

Service

RESIDENTIAL NON-RESIDENTIAL
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Table H-7 
Percentage of Phase-out Exemptions 

Date Percentage 
of Exemption 

(%) 

Percentage of 
development 

charge 
payable (%) 

Reduced 
Amount to be 
funded from 
Taxes/Water 

& Sewer 
Rates1 

Adjusted Amount to 
be funded from 

Taxes/Water & Sewer 
Rates (Based on 
calculated D.C.)2 

Year 1 80 20  $1,391,359   $2,407,051  
Year 2 60 40  $1,043,519   $1,805,288  
Year 3 40 60  $695,679   $1,203,525  
Year 4 20 80  $347,840   $601,763  
Year 5 0 100 $0  $0 
Total   $3,478,397 $6,017,627 

1Based on the assumption that the average annual exemption value is equivalent to the historical 4-year average 
2The adjusted amounts reflect a 73% increase in the assumed exemptions to be funded using the calculated D.C.s. 
(Blended % increase). 
 

Scenario 7: No Exemption 

This scenario would remove all the current exemptions within the Core Areas and 
require the full payment of D.C.s.  This option requires the developer to pay the full cost 
of development. 
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Attachment 3 - D.C.  Comparisons

Survey of Municipalities – Residential Single Detached 
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Survey of Municipalities – Non-Residential Commercial 
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Survey of Municipalities – Non-Residential Industrial 
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Attachment 4 – City of Cambridge Redevelopment Allowance Procedure 
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Attachment 5 - Developer/consultant/BIA Submissions - Summary of comments and considerations as of May 5, 2019 

 

Draft Development Charge By-law -  Issue/comment City staff response 

1. Redevelopment allowance period should be increased to 
factor in time required to obtain approvals and address 
brownfield sites. 

City staff is recommending the following to provide more time 
for redevelopment: 

• 5 years for demolished residential or mixed use projects 
• 10 years for demolished non-residential sites 
• That the City of Cambridge’s redevelopment allowance 

procedures still apply to provide a longer redevelopment 
allowance period than set out above for brownfield sites, 
based upon approval by the City’s Deputy City Manager 
and applicable Regional Commissioner after consideration 
of specific development circumstances. 

2. By-law should honour existing development agreements 
that fix D.C. payment amounts (Section 15) to permit an 
agreement to be entered into that confirms the 
redevelopment allowance will remain available to the site 
even if the site is not developed in the current by-law 
period. 

Section 15 of the draft D.C. by-law sets out that if there is a 
conflict with the by-law and prior  agreements with a developer 
or owner, the agreement shall prevail. This, in addition to the 
proposed changes to the redevelopment allowance above, is 
proposed by City staff. 

3. By-law does not contemplate redevelopment if buildings 
are destroyed by fire or other unplanned event. 

Proposed wording based upon the City of Kitchener’s draft 
D.C. By-law.  

City staff proposes to include: 

“upon proof satisfactory to the City's Chief Building Official”  
and “if there was not an issued demolition permit“ in the 
applicable sections of the redevelopment allowance portions of 
the D.C. by-law to address situations where buildings are 
destroyed by fire or other unplanned event. 

4. That the City of Cambridge’s redevelopment allowance The City’s procedure (attachment 4 in this report) does not 
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Draft Development Charge By-law -  Issue/comment City staff response 

procedures do not provide certainty about the amount of 
additional time that will be allowed. 

include specific timelines for extensions in order to provide 
flexibility subject to approval being given by the DCM and 
applicable Regional Commissioner based upon specific 
development circumstances.  

5. Wording in by-law refers to 12 month period for 
redevelopment allowance  

Proposed changes to the by-law regarding redevelopment 
allowances are included in the staff recommendations in this 
report.  

6. City should consider providing a reduced DC for smaller 
multiples e.g. stacked townhouses with a floor area of 
750 square feet – same rate as an apartment DC. 

The proposed approach for the residential D.C.s is to apply the 
fees by different residential forms based upon average 
occupancy rates. No change is proposed. 

7. Maintain core area DC exemptions City staff is proposing extending for the 5 year period of the 
next D.C. by-law. City staff is also recommending that notice 
be provided about any future proposed changes to the core 
area exemption at least three years in advance of the change 
taking affect. 

8. Phase out development charge exemptions for the 
downtown cores over the next five years and make 
developers pay for hard services only – scenario 4 
modified. 

For reasons as set out in the staff report, City staff is 
recommending extending for the 5 year period of the next D.C. 
by-law. City staff is also recommending that notice be provided 
about any future proposed changes to the core area 
exemption at least three years in advance of the change taking 
affect. 

9. Brownfield exemptions – remove time limitation on 
redevelopment allowance or extend it to 10 years from 
building permit issuance. 

City staff’s recommendation is to provide more time for 
redevelopment: 

• 5 years for demolished residential or mixed use projects 
• 10 years for demolished non-residential sites 
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Draft Development Charge By-law -  Issue/comment City staff response 

• That the City of Cambridge’s redevelopment allowance 
procedures still apply to provide a longer redevelopment 
allowance period than set out above for brownfield sites, 
based upon approval by the City’s Deputy City Manager 
and applicable Regional Commissioner after consideration 
of specific development circumstances. 

The draft by-law is based upon the date of issuance of the 
demolition permit which is the first trackable date for 
redevelopment of a site and helps to achieve the City’s 
objective of getting sites redeveloped. The time period for 
issuance of building permits after demolition a can vary 
considerably and lead to even longer redevelopment periods if 
the building permit issuance date was used as the effective 
date for the redevelopment allowance. 

10. Provide a six month transition period for the new proposed 
charges – delayed implementation to allow the 
development industry to provide input into the individual 
projects and allow prospective purchasers who have just 
entered into contracts for new homes not to be unduly 
impacted 

Similar to the request for incrementally phasing in the new 
D.C.s, the costs for subsidizing development have not been 
included in the City’s budget for 2019.  Therefore, if they were 
to proceed, this would lead to a forecasted deficit for the year. 

Besides the costs of phasing in or deferring to provide a 
transition period, qualitative considerations are set out in this 
City staff report.  

11. Increase the non-residential D.C. by incremental increases 
to a maximum of 10% per year. 

The request for phasing in of the proposed D.Cs.is responded 
to by City staff in this report. Generally, the costs for 
subsidizing development have not been included in the budget 
for 2019.  Therefore, if they were to proceed, this would lead to 
a forecasted deficit this year and would have to be budgeted 
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Draft Development Charge By-law -  Issue/comment City staff response 

for over the period of the phase in. 
12. Reduce industrial development charges to stay competitive 

for our neighbours 
Reduced D.C.s would have to be funded by taxpayers and 
water and sewer rates. 

13. Site plan approval and building permit issuance for new 
developments may not be granted in time for the current 
D.C. rates to still be applied. Request that the City provides 
a transition period for site plans that are approved in 
principle.  
 
Alternatively, request resolution that would specifically 
identify lands within transition to have current D.C. rates 
apply. 

City staff is currently working with developers whose site plan 
approvals are imminent to have the approvals in place prior to 
the new rates taking effect. Developers have the option of 
applying for building permits in parallel with the site plan 
approval process. City staff will apply current D.C. rates to 
permits that are issued for footings and foundations. If a 
proposed development changes after issuance of those 
permits which results in a change of use or large floor area, 
additional development charge fees would apply on a pro-
rated basis. 

14. Are D.C.s payable for underground parking. D.C.s would not apply to underground parking structures. 
15. Comparison of City’s proposed D.C. rates with 

neighbouring municipalities, combined with the Region’s 
DC rate for townhouses and small apartments would be the 
highest among the surrounding municipalities.  Consider 
Hamilton’s approach for discounting downtown  D.C.s – 
60% in first year, 50% in second year and 40% in the final 
three years. 

City staff is proposing extending for the 5 year period of the 
next D.C. by-law. City staff is also recommending that notice 
be provided about any future proposed changes to the core 
area exemption three years in advance of the change taking 
affect. 

 

16. Request for D.C. funding for a road reconstruction project 
on Myers Road (Water St to Branchton Road) 

Since the project benefits one developer, in accordance with 
the proposed Local Service Policy, the cost of this 
infrastructure would be the developer’s responsibility. 

  

Local Service Policy - Issue/comment City staff response 
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Local Service Policy - Issue/comment City staff response 

1. The draft policy goes beyond identifying City 
infrastructure that is eligible for development charge 
funding and infrastructure that is not. The draft guidelines 
propose a framework for imposing development approval 
conditions. We suggest the guidelines be limited to 
confirming DC eligible infrastructure. 

The purpose of the policy is to formalize the City’s practice and 
address general situations that the City often deals with. 

2. Appropriate conditions of development approval 
(including responsibility for local services) should have 
regard for the specifics of a particular development 
proposal and be considered in the context of the 
development approval process and what is reasonable or 
permissible under The Planning Act and other legislation 

Planning approvals define conditions, policy defines level of 
service 

3. An underlying assumption of the document is that 
infrastructure that is not DC eligible should be a direct 
developer const. This is not necessarily the case. 

After identifying existing benefit, this policy splits the growth 
component 

4. As a general comment, the draft document identifies 
developer responsibilities without defining “Local 
Service.” A definition or criteria for each service type 
should be developed and would assist in determining 
direct developer costs. Some criteria to consider in 
defining “Local Service”: 
 
The service or service improvement is not required by 
existing development. If required by existing 
development, the cost of the service should be paid for by 
the tax base. 
 

Local service is defined in each section, what the developer is 
responsible for. 
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Local Service Policy - Issue/comment City staff response 

The service or service improvement is not required by 
background growth or other development (excluding the 
specific development that is under consideration). If it is, 
then the service should be DC eligible. 
 
The service or service improvement is required or needed 
only as a result of a particular development on the same 
lot/block or parcel of land. If so, then the service could be 
considered a ‘local service’. 
 
The service or service improvement is not required in 
order to address pre-existing conditions/deficiencies. In 
the event of existing deficiencies, the cost of the service 
should be paid for by the tax base. 

5. The draft document should define “development.” In 
assigning “developer responsibilities”, regard should be 
had to what is reasonable and permissible under The 
Planning Act. This will vary based on the type of 
development application. 

The Planning Act definition of development, which is general in 
nature, applies. 

6. The draft document could but should not be used as the 
basis for imposing conditions of development approval. 
Appropriate conditions of development approval should 
be considered in the context of the development approval 
process and what is reasonable or permissible under The 
Planning Act. 

Level of service is defined in the policy, not the amount of land 
dedication 

7. Minor collector or rural roads external to development 
should be a direct developer responsibility only if such 

Not applicable to any known development.  Developer would 
be responsible if there was a gap between developments and 
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Local Service Policy - Issue/comment City staff response 

roads are exclusively used by a particular development. If 
otherwise, the cost should be a development charge 
funded and/or tax based project. 

an access was required solely for their purposes.   

8. A developer’s share of minor collector roads external to a 
development should be in proportion to the benefit 
attributable to a particular development. 

See above 

9. Major collector and arterial roads (by definition) serve a 
broader area and/or existing development and as a 
result, should not be considered a direct developer 
responsibility regardless if a major collector and arterial 
road extends through a development or alternatively, is 
external to a development. To this end, land acquisition 
costs for major collector and arterial roads that extend 
through a development should be payable through 
development charges and/or the tax base. 

Road dedication (at no cost) is a condition of draft plan 
approval. This is consistent with the E-W/N-S Road in north 
Cambridge – dedicated at no cost 

Staff is recommending the following additions to the Local 
Service Policy to address a prior commitment. 

Section 1.2 – Major Collector and Arterial Roads 

The City has entered into a commitment with one 
development that supersedes the above 1.2 policies, and 
therefore will be treated on an ad-hoc basis. 

Section 4.0 – Underground Services 

The City has entered into a commitment with one 
development that supersedes the above 4.0 policies, and 
therefore will be treated on an ad-hoc basis. 

10. The major collector and arterial roads policy should be 
expanded to address situations in which existing major 
collector and arterial roads are realigned. The cost of 
these types of projects should be payable through 
development charges and/or the tax base, particularly if 

After identifying existing benefit, this policy splits the growth 
component 
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there is a broader benefit or public interest associated 
with a road realignment. 

11. Further to Points 10 and 11 above, the cost of the 
realignment of Blenheim Road is currently payable 
through development charges and/or the tax base and 
this should be carried forward to the new DC By-law and 
reflected in the Local Service Policy. 

Those costs are included. 

12. The cost of traffic control systems and intersection 
improvements should be a sole direct developer 
responsibility only to the extent that a particular 
development is singularly responsible for the need for 
traffic control systems and intersection improvements. A 
developer should not be responsible for improvements 
required by existing development, improvements required 
by background growth, improvements required by other 
development or pre-existing conditions/deficiencies. The 
same comments are applicable to street lights. 

Policy says developer responsible for roads or entrances 
related to specific development.  Any benefit to existing (if any) 
would already be identified. 

13. Street lights for major collector and arterial roads should 
be a development charge responsibility regardless if such 
roads are internal or external to a development. 

Should development be removed from existing development, 
extension of street lights along road connections would be a 
requirement of development 

14. A developer should not be responsible for sidewalks, 
multi-use trails and bike lanes external to development in 
order to correct existing deficiencies/pre-existing 
conditions. 

After identifying benefit to existing, this policy splits the growth 
component. The first developer to proceed is responsible for 
the costs. 

15. The cost of noise abatement measures associated with 
new major collector and arterial roads should be payable 
through development charges. 

Noise abatement for existing residential due to a new road 
would be DC.  Noise abatement for new development adjacent 
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a collector would be developer responsibility. 

16. Transit is a service provided by the Region of Waterloo 
and the proposal relating to transit lay-bys should be 
deleted. 

Lay-bys could also be for other purposes, including school 
drop-offs so no change is proposed. 

17. Proposed policies relating to parkland development 
should be modified to respect what is permissible 
pursuant to The Planning Act. We ask that you confirm 
that Policy 2.1 is superceded by draft plan conditions 
associated with the Cambridge West lands including the 
arrangements that have been agreed to with respect to 
trail construction. 

Policy 2.1 includes a transition provision to recognize three 
developments with historical commitments that differ from 
Policy 2.1. No proposed change to policy due to the transition 
provision. 

18. The meaning of the third bullet of Policy 2.2 (Page E-10) 
is unclear and clarification is required. 

Developer can dedicate additional parkland over and above 
requirements, but there is no compensation. 

19. The approved development charge by-law provides that 
the cost of land and construction for stormwater 
management facilities within the limits of our client's 
subdivisions should be payable (in part) through 
development charges. We ask that these arrangements 
be carried forward into the new Development Charge By-
law and the proposed Local Service Policy. 

Staff is recommending the following additions to the Local 
Service Policy to address a prior commitment. 

Section 1.2 – Major Collector and Arterial Roads 

The City has entered into a commitment with one 
development that supersedes the above 1.2 policies, 
and therefore will be treated on an ad-hoc basis. 

Section 4.0 – Underground Services 

The City has entered into a commitment with one 
development that supersedes the above 4.0 policies, 
and therefore will be treated on an ad-hoc basis. 

20. We support the approach taken in the last bullet of Through discussions with this commenter, the commenter 
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Section 3.0 (Page E-12). clarified that this comment should be:  “We support the 
approach taken in the last bullet of Section 3.0 with exception 
of land associated with the oversizing which should be a D.C. 
cost”.  

Based upon this no change is proposed. 
21. The cost of oversizing services as necessary to 

accommodate development regardless of whether or not 
the underground services are internal or external to a 
development should be payable through development 
charges. 

Costs for internal services are covered by developers. 

22. The cost of underground services or upgrading existing 
services external to a development required by two or 
more developments should be payable through 
development charges. 

Consistent with recent developments, pumping station land is 
conveyed (at no cost) to the City  

 

23. The cost to acquire all lands required for pumping 
stations necessary to provide a sanitary outlet for more 
than one development  should  be payable through 
development charges. 

Land dedication (at no cost) is a condition of draft plan 
approval. This is consistent with the pumping station in north 
Cambridge – dedicated at no cost. 

24. Many of the provisions are vague and/or require 
clarification. 

Additional transition provisions are proposed for Sections 1.2 
and 4 as noted above to address a prior commitment. 

 

Background Study and Other Matters - Issue/comment City staff response 

1. Indexing timeframe of December 1st should coincide with 
school boards indexing dates too 

Through City staffs’ discussions with Regional and area 
municipal colleagues, there is staff support for the Region and 
all area municipalities indexing on December 1st.  The request 
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for timing of school board indexing would be reviewed when 
the School Boards review and update their D.C. by-laws in 
future. 

2. Investigate incentives for brownfield development  No changes are proposed to the financial incentives for the 
City’s brownfield redevelopment program. Longer 
redevelopment periods are being proposed by City staff. 

3. Error in the Background Study – paragraph 7.3.3 refers to 
demolition credit within 12 months of issuance of the 
demolition permit. Current by-law refers to two years. 

City staff is recommending the following to provide more time 
for redevelopment, rather than two years proposed in the draft 
by-law: 

• 5 years for demolished residential or mixed use projects 
• 10 years for demolished non-residential sites 
• That the City of Cambridge’s redevelopment allowance 

procedures still apply to provide a longer redevelopment 
allowance period than set out above for brownfield sites, 
based upon approval by the City’s Deputy City Manager 
and applicable Regional Commissioner after consideration 
of specific development circumstances. 

4. Not enough time provided by development industry to 
review information. Staff should provide access to 
materials, documents and detailed “project sheets” for each 
project and service. 

In accordance with legislative requirements. the City released 
its Background Study on March 21, 2019, 60 days in advance 
of the, then anticipated date of Council’s passing of the new 
D.C. by-law on May 21st.  The proposed date of Council’s 
passing of the new D.C. by-law is June 18, 2019. This 
provides additional time for the development industry and 
others to review information.  In addition to this, City staff has 
met with representatives of the Waterloo Region’s 
Homebuilders’ Association to discuss project details, provide 
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the project information in a different format along with capital 
budget information to assist with review. 

For this D.C. update, City staff did not prepare project sheets 
and therefore that information is not available and would be 
too time consuming to prepare at this point. Unfinished 
projects set out in the 2014 project sheets that the City used 
for the last D.C. has been carried forward with applicable cost 
increases due to inflation. 

5. Possible changes to the Region of Waterloo’s Brownfields 
Incentives Program and proposed Regional D.C.s 

Comments are noted. 
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CORRESPONDENCE #1

March 28, 2019 

Mayor Kathryn McGarry and Members of Council 
City of Cambridge 
50 Dickson Street 
PO Box 669 
Cambridge, ON, N1R 5W8 

Via email to clerks@cambridge.ca 

Dear Mayor McGarry and Members of Council, 

Re: Development Charges Bylaw Review & Brownfield Financial Incentive Programs 

As the owner-developer of the Gaslight District in Downtown Galt and Riverbank Lofts/ Riverview 
Apartments in the Village of Hespeler, we would like to stress to Council the importance of the City and 
Regional Core Area Development Charge Exemptions and the Brownfield Financial Incentive Program 
(BFIP).  The programs are vital to attract investment in our cities and enable much-needed development 
projects, including brownfield site projects, to advance. Cambridge needs more people living and working 
in our core areas.  Cambridge needs under-utilized and contaminated sites cleaned up and generating 
more tax revenue throughout not just our core areas but throughout the entire city.  The City incentive 
programs are integral to making this happen. 

We recommend and request that Council: 

1.	 Maintain the Development Charge exemption in its core areas.  
2.	 Continue to offer Brownfield Financial Incentive Programs.  Either remove the time limitation on 

the redevelopment allowance or extend it to 10 years from building permit issuance to allow for 
the time it takes to get through provincial environmental processes and site clean up. 

These municipal incentive programs are needed and they work: 

HIP has utilized the Tax Increment Grant (TIG) program in Hespeler and is currently in the process for the 
Gaslight District.  More importantly, the projects would not have advanced, or at a minimum would not 
be advancing with the level of heritage building preservation and investment in arts and culture if the 
burden of development charges were put on the projects.  The quality of the new buildings being 
constructed would have been sacrificed to be able to sell the condo units and lease up the rental units at 
market rates that could afford to pay the fees. Sale prices and rental rates have to be sufficient enough 
to afford project costs – the Cambridge market has not seen significant price increases yet to cover off 
the potential City and Region DC cost increases of $30–50 psf per condo suite, for example.  These 
municipal incentive programs enable projects that otherwise wouldn’t be feasible – go forward; these 
programs enable “good” projects to become “great” projects. 
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HIP’s Circa 1877 brownfield redevelopment project in Uptown Waterloo was acquired and approved with 
the expectation of, and reliance on, $1.4M in regional development charge credits. The DC’s were paid 
and the return of the fees upon completion of environmental remediation is a key line item in the project’s 
proforma that was approved by investors and lenders over two years ago.  The credit has not yet been 
paid and if it were to be eliminated – the investors would see a dramatic drop in financial return. In other 
cases like Riverbank Lofts, the condo conversion building would result in a net loss if the TIG program 
were reduced or eliminated and if development charges had been applicable. Riverbank Lofts would not 
have proceeded. 

Similarly, the Gaslight District is expecting and counting on the (TIG) program to help offset some of the 
environmental remediation and management measure costs.  HIP and its team worked diligently with City 
staff to ensure approvals were in place for Gaslight to get ahead of the February 28, 2019 Regional DC 
exemption deadline, knowing that the quality of the project and even the possibility of the project were 
in jeopardy if facing the additional $5M in Regional DC’s. 

These projects were acquired years ago and take years to get approvals completed through the Ministry 
of Environment and years to complete remediation and completion of risk management measures. 
Changes to the financial programs have to allow time and grandfathering for projects already approved; 
and they have to have appropriate durations for the lengthy development processes. Reductions or 
removal of incentives mid-way through a development project are detrimental to their success. 

The programs have tremendous returns for the municipalities. 

In its March 19, 2019 staff report to the Planning and Works Committee, the Region of Waterloo notes 
that the BFIP program has been “a successful and effective incentive program”. The program has seen 36 
sites remediated and redeveloped in Cambridge, Kitchener and Waterloo resulting in over 2,500 new 
residential units, over 1 million square feet of new non-residential floor area, and in excess of an 
astonishing $750 million in increased assessment value.  The cost of the incentives for 49 applications has 
been a mere $37 million. 

By way of example, HIP’s two Cambridge projects will see tremendous return for the City and Region: 

Assessment 
Before Development 

Assessment 
After 

Development 

Taxes 
Before Development 

(City, Region) 

Taxes After 
Development 
(City, Region) 

Riverview 
Apartments, Hespeler 
(excl. $13M Riverbank 
Lofts condos) 

-no DCE, $2.3M TIG 
completed within 7.5 yrs 

$212,500 $29,900,000 

Increase of 
$29,700,000 

$4,700 $309,000 

Increase of 
$304,000 annually 

Gaslight District 
(excl. $15M Grand 
Innovations building) 

-no DCE; est. $5.5M TIG 
completed within 5 yrs 

$5,000,000 $116,500,000 

Increase of 
$111,500,000 

$102,000 $1,360,000 

Increase of 
$1,259,000 

annually 
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Cambridge isn’t ready for the end of Development Charge Exemptions or Brownfield Incentives yet: 

The Gaslight District, Riverbank Lofts and Riverview Apartments are just the beginning for the Cambridge 
core areas. There is no momentum yet; the market values for condominiums and apartments have not 
risen dramatically for new projects to afford increased development charges. While some great things 
are happening, there are still high levels of commercial vacancies in the cores – storefronts that need 
more people living downtown to come shop and make them viable. 

While HIP may not be directly impacted by any new development charge costs or continued incentives, it 
is important that we as a community do what we can to ensure more development and investment by 
others occurs and that we create momentum, a rising market, a sought-after area for investment in order 
to create healthy core areas. 

Yours truly, 

Joel Doherty
 
Director of Development, HIP Developments Inc.
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From:	 Marie Schroeder 
To:	 John Schappert 
Cc:	 Elaine Brunn Shaw; Katie Fischer; Ilidia Sa Melo; James Hutson; Michael Di Lullo; Ian Robertson; Christine 

Lockhurst; Joel Doherty; Jennifer Meader; Glenn Anderson; Marie Schroeder; Clerks 
Subject:	 WRHBA comments re City of Cambridge DCBS 
Date:	 Friday, March 29, 2019 4:58:35 PM 

Dear Mr. Di Lullo
 

I’m pleased to provide the following comments on behalf of the Waterloo Region

Home Builders Association.
 

I offer these comments via email electronically in order to serve the deadline of 29

March 2019. Please note that an official formal letter has been mailed.
 

It is appreciated for you to confirm receipt of this email at your earliest convenience,

thank you.
 

Kind regards,a

Marie Schroeder
 

————————————————
 
Attention: Michael Di Lullo,

City Clerk 50 Dickson Street

Cambridge, ON N1R 5W8

clerks@cambridge.ca
 

The Waterloo Region Homebuilders Association (WRHBA) has enjoyed a
constructive relationship and dialogue with the City of Cambridge for many
years, and we appreciate being informed of the current Development Charges
review, and for the opportunity to provide comments. 

The WRHBA have participated in previous DC reviews and we look forward to
providing guidance to the process on behalf of our members.  Our
WRHBA/Cambridge Liaison group have formed a subcommittee to study the
matter and to provide further input. 

While our coordinated review is still in the early stages, our members have
provided some initial feedback.  The following are some of the items for
which we will be undertaking our review: 

1. Development Charge Rates - historically we have reviewed the
proposed projects and other decisions that inform the proposed new
rate 
2. Development Charge Exemption – reinstating the City and
Regional Development Charge exemption in the City of Cambridge
3. Extending the redevelopment allowance – the timelines for
development approvals are lengthy yet are crucial to the viability of
some projects
4. Investigating incentives for brownfield development – incentives
are important to the eventual redevelopment of key sites

Again we thank you for the opportunity to provide initial comments, and we
look forward to participating in further discussions in the coming weeks. 
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Sincerely,
Marie Schroeder 
Executive Officer 
WATERLOO REGION HOME BUILDERS ASSOCIATION 

Sent from my iPhone 
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April 8, 2019

Mayor McGarry and Members of Council
City of Cambridge
50 Dickson Street, PO Box 669
Cambridge, Ontario
N1R 5W8

Dear Mayor McGarry and Members of City Council,

Re: Development Charge Review & Brownfield Financial lncentive Program

A Public Meeting is being held on April 9th to present the CN Watson DC Background Study and to
accept submissions from the Public who have concerns about the adjustments being proposed to
Development Charge rates and potential changes to the Brownfield lncentive Program.

Pearle Hospitality, owner and operator of the Cambridge Mill in downtown Galt, is actively pursuing
the environmental approvals needed to allow the former coal gasification site immediately adjacent to
the Mill to undergo remediation and redevelopment. The brownfield incentives and core area
development charge exemptions are critical to seeing this initiative move forward.

ln an effort to streamline the number of presentations being made by the development industry on
these matters, I am writing to ask that you give careful consideration to presentations that will made
by Mr" Craig Robson from Robson Carpenter LLP and Mr. Joel Dohertyfrom HIP Developments lnc.
at the April 9th meeting. Their submissions accurately reflect our position and underscore our
concerns with the proposed changes.

Sincerely,

(sGrp--
Brian D. Blackmere
Planner/Project Manager
Pearle Hospitality
b ri an@p e a rle h o sp ita I ity. c a

cc: Aaron Ciancone - Pearle
Craig Robson
James Goodram - City of Cambridge

CORRESPONDENCE #1
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From: Tony Schmidt [ 
 Monday, April 8, 2019 3:50 PM Sent:

To: E_cfo 
Subject: RE: Cambridge DC Addendum - Core Area Exemption 

I am going to be unable to be at this meeting, but I would hope that the City (and Region) leave an 
exemption in our 3 core areas. 
As yet, our intensification areas have not received the benefit of the LRT… therefore I don’t believe 
it is fair or responsible to treat all areas with the same brush. We currently have some brownfields & 
opportunities for assembly that will be less attractive without these incentives. 
Hope this suffices for our comments from the Preston Towne Centre BIA 
Thanks again, 
Tony Schmidt – Chair 
Preston Towne Centre BIA 

Howie Schmidt Realty Inc. – Brokerage 
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Waterloo Region Home 
Builders’ Association 

625 King Street East Suite 1C, 

Kitchener, ON N2G 4V4 

B: 519.884.7590 F: 519.884.7361 

WATERLOO REGION HOME BUILDERS’ ASSOCIATION (WRHBA) 

DEVELOPMENT CHARGES PUBLIC MEETING (NO 15-19) 

DEPUTATION TO:
 

CORPORATION OF THE CITY OF CAMBRIDGE
 

Cambridge Municipal Council
 

ASSOCIATION COMMENTS PRESENTED BY:
 

Mr. Larry Masseo
 

WRHBA Board Director
 

Submission emailed 9 APRIL 2019 at 12:45p to:
 

Council Committee Services Coordinator
 

John Schappert, schappertj@cambridge.ca
 

and Devanne Kripp, krippd@cambridge.ca
 

C: WRHBA Member Companies
 

Association Contact: Marie Schroeder, EO 

Waterloo Region Home Builders’ Association 

625 King Street East Suite 1C, Kitchener, ON N2G 4V4 

B: 519.884.7590 F: 519.884.7361 

W: WRHBA.com RenoMark.ca/Waterloo T: @MarieInWaterloo @RenoMarkWRHBA 

69

http://wrhba.com/
http://www.renomark.ca/Waterloo
https://twitter.com/@MarieInWaterloo
https://twitter.com/@RenoMarkWRHBA
mailto:krippd@cambridge.ca
mailto:schappertj@cambridge.ca


 

 

  
 

   
          

       
      

  
 

       
  

        
 

 
      

      
        

 
 

       
  

 
 

      
        

    
   

 
       

    
          

       
    

   
  

 
     

       
 

 
 
 

Mayor McGarry and Members of Council, 

My name is Larry Masseo and I serve as a Director of the Waterloo Region Home 
Builders’ Association, or the “Association” as I will refer to it going forward. We are 
proudly affiliated with both the Canadian and the Ontario Home Builders’ Associations. In 
my professional capacity, I am employed as Vice President, Planning and Development 
with Activa, a land developer and home builder based here in Waterloo Region. 

First, I want to thank you for giving me the opportunity to speak to you in regards to the 
potential significant increases to the development charges that have been proposed by 
staff and are reflected in both the Background Study and Addendum prepared by Watson 
and Associates. 

Our Association has been the voice of the residential development and construction 
industry in Waterloo Region since 1946. We are a community of nearly 200 member 
companies that are valuable contributors to city building. Our industry invests in our 
economy, our infrastructure and our community. 

Our member companies create over 90 percent of the new housing stock that supports 
some 20,000 well-paying jobs and represents an annual investment of some 2.5 billion 
dollars in the regional economy. 

Our Association is committed to improving affordability and choice for new home 
purchasers. We do this by interacting positively with government, and in particular 
municipal government, to help craft legislation, regulation and policies that affect the 
construction of new housing. 

Historically, our Association has been consulted through the Cambridge Municipal Liaison 
Committee to review and provide timely input to the Development Charges background 
study. We can provide informed input and a unique lens on the details and costs of 
projects that are identified in the background study document. In many instances, this 
infrastructure directly serves and must be coordinated with the new communities being 
developed. In some instances, it is designed and constructed concurrently with private 
sector developments.  

This time however, we have not been afforded ample opportunity to review and discuss 
the details of key infrastructure projects to be funded. At this time, our Association has 
neither seen the construction specifics that have, or have not, been included, nor have we 
seen the projected costs and associated funding allocations. 
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Quite simply, the schedule so far has not provided sufficient opportunity for our members 
to review and assess the quantum of the increase in relation to the details of the 
infrastructure and services to be funded. Our members are doing what they can to 
absorb the information that has been received, but more time is needed. 

Ongoing consultation, review of the proposed projects to be funded, and industry 
participation in other key decisions that inform the proposed new rate is crucial. For all 
intents and purposes, we are the most impacted stakeholder as we directly represent 
those new residents and homeowners who will bear the burden of higher development 
charges through the purchase of new homes. 

Notwithstanding, sufficient opportunity was not presented to the industry ahead of the 
release of the Background Study on March 21st. This provided the bare minimum 60 
days’ notice for review and consultation required by the DC Act. Furthermore, we were 
provided the Addendum, which considers Core Area Exemptions, only yesterday on April 
8th. This gives the Association significantly less than the minimum 60 days’ notice for 
review. The Association requires more time to consider the various options proposed by 
the Addendum in order to come to a position on the most appropriate approach. 

While we understand the demands placed on municipal councils and the need to 
sustainably fund new growth-related services and infrastructure, this departure from past 
practice is of great concern. This is especially so given the potential magnitude of the 
proposed new development charge. 

Without the timely release of appropriate materials, documents and information, most 
notably the individual project sheets that are typically a component of the background 
study, our Association cannot ascertain that the calculation is fair or reasonable. 

Significant development charges increases primarily impact the new home buyer, and in 
particular, young families with limited means who are looking to further their dreams of 
home ownership. It is those new homeowners that don’t have an adequate voice in these 
kinds of decisions. 

Long standing local businesses, their employees, and the community at large are also 
greatly affected by increased development charges since charges of the magnitude 
proposed go right to the bottom line of a new home. 

Development charges are assessed at the time of issuance of a building permit. When a 
new home is sold, the agreement of purchase and sale can be executed many months, 
and sometimes over a year, in advance of the collection of the charge.  

If a substantial increase to the development charge payable is imposed without adequate 
advance notice and a sufficient transition period, homebuyers, including young families 
and those least able to afford it, will be impacted and potentially priced out of the market. 
Adverse economic effects can be anticipated, as well as issues of affordability, which is a 
major concern Province-wide. 
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Therefore, our Association respectfully requests Council to take the following actions in 
relation to the new development charges by-law: 

1.	 Direct staff to provide appropriate access to the materials, documents and 
detailed “project sheets” for each project and service.  

This will enable our industry to ensure that the appropriate infrastructure 
projects and level of services are adequately planned. 

It will also allow our industry to ensure that the figures driving the new rate are 
appropriate and reflect the best and most up-to-date information related to the 
scope and cost of the identified service.  

2.	 Direct staff to identify options for Council to consider, so as to reduce the 
proposed development charge increase by 25% and 50% of what is currently 
included in the draft background study.  

Much of the proposed increase identified in the background study appears to be 
related to soft services.  

While our Association understands and supports the need to provide new 
libraries, communities centres and the like, financing the facilities identified in 
the draft background study represents an ever-increasing level of service that 
will eventually need to be staffed and maintained through the general tax base. 

It is our Association’s position that the proposed level of increase further erodes 
affordability and will make home ownership unattainable for many. 

3.	 Provide a six-month transition period for the new proposed development 
charge.  

Firstly, a delayed implementation will afford the opportunity to our Association to 
effectively engage and provide input to the individual projects funded through 
the development charges.  

Secondly, a delayed implementation will allow for an appropriate transition 
between the current development charge and the proposed charge such that 
prospective purchasers who have just entered into contracts for new homes are 
not unduly impacted. 

A development charge increase of the magnitude proposed cannot just be absorbed into 
the price of a new home without impacting price. This is particularly so on smaller 
housing product that is geared to young families and downsizing seniors. A six-month 
deferral will go a long way to lessening the impact of the proposed charge for those 
affected. The home building industry can then use this time to find ways to help lessen 
the burden of a near-doubling of development charge in other ways. 
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Our Association remains open to discussing its concerns with staff. It is in our collective 
interests to ensure that home ownership remains within reach for as many people as 
possible.  Home ownership is a fundamental Canadian value that should be preserved. 

With that I would like to thank you for providing our Association the opportunity to relay its 
concerns. 

I would be happy to attempt to answer any questions Council may have. 

Thank you. 
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DEVELOPMENT CHARGES BY-LAW REVIEW
 

PRESENTATION TO THE CITY OF CAMBRIDGE CITY COUNCIL 
SPECIAL COUNCIL MEETING 

By: Joel Doherty, HIP Developments 
April 9, 2019 
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      MUNICIPAL INCENTIVE PROGRAMS WORK & ARE NEEDED:
 

Critical to the success, quality and feasibility of HIP’s Gaslight, 
Riverbank/ Riverview, Circa in Waterloo: 

1. Core Area Development Charge and Fee Exemptions 

 Gaslight and Riverbank: fees could have delayed/killed projects 

2. Development Charge Credits 

 Circa (Waterloo) – paid RDC, get refund for environmental costs 

3. Tax Increment Grant (TIG) 

 Riverbank/Riverview, Circa, Gaslight, Strata 

•	 Project proformas to investors, lenders count on these incentives – 
line item for TIG, exemptions – can’t reduce/ remove mid-way 
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     MARKET REALITY – CAMBRIDGE & BROWNFIELDS
 

• Core areas have seen great things happen but not there yet 

• Other developer’s projects are needed – need momentum 

 fill storefronts on Main/ Queen, Gaslight Square, other 

•	 Development charges to be absorbed by market (e.g. renters, 
buyers, core areas, suburban housing, industrial tenants) 

• Cambridge condo pricing is $100 psf less than KW 

• Infill, redevelopments utilize existing services 

• Brownfield Projects take a long time: 5-10+ years 

– Acquisition/go ahead       Min. of Environment  Remediation/ Risk 
Management Measures = need longer redevelopment allowance that 2 
years from demo permit in by-law 

• Brownfield sites carry a lot of risk, uncertainty: limited developers
 76
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MARKET REALITY – CAMBRIDGE VS. WATERLOO
 

Condominium Unit 
650 sf 
Sale Price 

Cambridge 

$425 psf 

Waterloo 

$525 psf 

Development Charges Waived Paid 

Sale Price $276,250 $341,250 

Profit Margin @ 11% $30,000 $37,500 

New DC (not waived) ($23,000) ($4,000) 

Adjusted Profit $7,000 $33,500 

Return – Min. 10-12% 
for Bank 

2.5% - not qualify 10% 

• It would not be feasible for HIP to purchase any other sites in the core 
areas without the City and Region Development Charge waivers 77
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GREAT FINANCIAL RETURNS FOR CITY, REGION
 

HIP Projects 

Riverview 
Apartments, 
Hespeler * 
(excl. $13M Riverbank 
Lofts condos) 

Assessment 
Before 

Development 

$212,500 

Assessment 
After 

Development 

$29,900,000 

Increase of 
$29,700,000 

Taxes 
Before 

Development 
(City, Region) 

$4,700 

Taxes After 
Development 
(City, Region) 

$309,000 

Increase of 
$304,000 annually 

[65x] 

-$2.3M TIG completed 
within 7.5 yrs 

Gaslight District * 
(excl. $15M Grand 
Innovations building) 

$5,000,000 $116,500,000 

Increase of 

$102,000 $1,360,000 

Increase of 

-est. $5.5M TIG 
completed within 5 yrs 

$111,500,000 $1,259,000 
annually 
[12x]** 

*combined 900+ people, 400+ jobs, $millions in consumer spending 
**compare to 2019 budget with 48,260 households = +/- $1.5M budget increase 

 Region-wide Program: +$750M in assessment from 36 sites, only $37M cost
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RECOMMENDATION AND REQUEST TO COUNCIL
 

1. Maintain the Development Charge exemption in the 
core areas.  Minimum of 5 years to next bylaw. 
 Galt, Hespeler, Preston need more investment, people, jobs 
 Greatly improves project feasibility 
 Allow time for market to improve, gain momentum like K-W 

2. Together with the Region - Continue to offer Brownfield 

Financial Incentive Programs.  Don’t reduce the
 
incentives.
 
 maintain TIG 
 Region should keep the Regional DC exemption, Either remove 

the time limitation on the redevelopment allowance or 
 extend it to 10 years from permit issuance to allow for the time it 

takes to get through provincial environmental processes and site 
clean up. 
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 Thank you.
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2019 Development Charges for approx. 20,000 sq.ft. Non-Residential Building (Commercial) 
Rates $/sq.ft.: City/Town Region/County School Boards Total Total Cost $ Savings 

City or Township of Building 
City of Cambridge 5.49 12.18 1.73 19.4 $388,000.00 
City of Kitchener 5.54 12.18 1.73 19.45 $389,000.00 
City of Waterloo 7.1 12.18 1.73 21.01 $420,200.00 
City of Guelph 12.37 1.51 0 13.88 $277,600.00 $110,400.00 
City of Brantford 7.19 6.74 0 13.93 $278,600.00 $109,400.00 
City of Woodstock 1.81 2.85 0 4.66 $93,200.00 $294,800.00 
Wilmot Township 3.42 10.22 1.73 15.37 $307,400.00 $80,600.00 
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2019 Development Charges for approx. 20,000 sq.ft. Non-Residential Building (Industrial) 
Rates $/sq.ft.: City/Town Region/County School Boards Total Total Cost $ Savings 

City or Township of Building 
City of Cambridge 5.49 6.09 1.73 13.31 $266,200.00 
City of Kitchener 5.54 6.09 1.73 13.36 $267,200.00 
City of Waterloo 7.1 6.09 1.73 14.92 $298,400.00 
City of Guelph 12.37 1.51 0 13.88 $277,600.00 
City of Brantford 5.39 6.74 0 12.13 $242,600.00 $23,600.00 
City of Woodstock 1.81 2.85 0 4.66 $93,200.00 $173,000.00 
Wilmot Township 1.57 5.11 1.73 8.41 $168,200.00 $98,000.00 
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Other Costs for construction an approx. 20,000 sq.ft. building (non-residential) 
Cost of Building an approx. 20,000 sq.ft. building (non-residential) 
Cost of Buying 1.5 acre land to build an approx 20,000 sq.ft. building (non-residential) 

Total Building & Land Costs 

Average down payment on land and building for a Commerical mortgage 20%
 

Owner has to also pay Development Charges as not covered by Commercial Mortgage 

Owner's total investment before getting approved for a Commercial Mortgage 

$2.4 million
 
0.4million
 

$2.8 million
 

0.56million
 

$0.38million
 

$0.96million
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Recommendations for 2019 D.C.’s for
 
Cambridge
 

• As Addendum #1 study – Scenario 4 (modified): Phase out
Development charges exemptions for downtown cores over the next 
5 years and make developers pay Hard Services only. 

• Increase the non-residential development charges by incremental 
increases of maximum 10% per year. 46% Increase will kill
development and not keep us competitive with our neighbours.
Incremental increases is sustainable, NOT 46% increases. 

• Reduce development charges for industrial to stay competitive with
our neighbours. 

• Let’s be a place where a start-up company, manufacturing or other
commercial/industrial business owners choose to build. 
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KITCHENER 
WOODBRIDGE 
LONDON 
KINGSTON 
BARRIE 
BURLINGTON 

April 9, 2019 

Mayor Kathryn McGarry and Members of Council 
City of Cambridge 
50 Dickson Street 
PO Box 669 
Cambridge, Ontario, N1R 5W8 

Dear Mayor Kathryn McGarry and Members of Council: 

RE: 	 Proposed 2019 Development Charges and By-law 
404-410 Dundas Street Development 
OUR FILE 16181B 

On behalf of our client, Greentown Developments., we are writing as input the proposed update of the 
City Developments Charges By-law. Specifically, we request to consideration of a transition provision on 
recognition of payment based on the current fees (not proposed fees) for lands that are near final site plan 
approval for review by the City.   

Our client has been working with City Staff to obtain final approval for the submitted Official Plan 
Amendment and Zoning Amendment Applications (originally submitted April 2, 2018). The applications 
are scheduled for the May 14, 2019, Planning and Development Committee meeting where the 
Committee will receive Staff’s recommendation and make a decision for approval (with final decision 
following on May 21, 2019 at City Council).  

Our client has also been working with the Site Plan Committee since early December 2018, for a Pre-
Submission Meeting with the Site Plan Review Committee.  A formal application for Site Plan Approval was 
made on March 29, 2019, and is currently being circulated and review. We are working in collaboration 
with the City staff to expedite final approvals and address any comments as quickly as possible.  

Our client is concerned that final site plan approval may not be granted and pending permits would then 
be delayed. Our outstanding is that the increased fee will apply immediately upon the By-law being 
passed, subject to any appeal, and the new fee will be applicable at the time of issuance of building permit. 
This approach is a significant concern to our client given the proposed increase in the development charge 
for residential uses and that all of their planning and marketing has been based on the current fee. 
We request that the City consider a transition period for lands that are site plan approved in principle by 
the City and have submitted building permits or have permits pending review by the City.  Alternatively, 
we request that Council consider a formal resolution that would specifically identify lands within transition 
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and provide direction to that the staff current development charge fee be applied (rather than the
 
proposed increased fee). 


We look forward to further discussion with City staff as it relates to this request. 


Yours truly, 


MHBC 

Dan Currie, MA, MCIP, RPP Kate Wills, BES, MCIP, RPP 
Partner       Planner  

cc. Katie Fischer, Manager of Finance 
Elaine Brunn Shaw, Director of Planning 
Nicole Pettenuzzo, Planner 
David Opie, Greentown Developments 
Dan Shan, Greentown Developments 
Faisal Javaid, Greentown Developments 
Maritz Malin, Greentown Developments 
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From: Elaine Brunn Shaw 
To: "Brian Blackmere" 
Subject: RE: Hotel vs Condo - DCs on underground parking 
Date: Tuesday, April 16, 2019 10:20:00 AM 

Hi Brian 

For the City of Cambridge Development Charges there would no development 
charges for underground parking spaces.  Hotels normally would be charged at the 
non-residential rates; however, since the Cambridge Mill site is in the core area, 
currently there are no City development charges for residential or non-residential 
uses.  As presented at the recent stakeholders meeting for the City’s development 
charge update, Council requested that the City’s DC core area exemption be 
reviewed. Council has not made a decision about that matter yet. Here is the 
background about the scenarios which are being considered: 
https://www.cambridge.ca/en/build-invest-grow/resources/Development-Charges/DC-
Background-Study-2019-Addendum-1-Report.pdf 

Please let me know if you would like us to check with the School Boards and the 
Region about their DC by-laws for underground parking spaces. 

Regards, 

Elaine Brunn Shaw 

From: Brian Blackmere [mailto:brian@regionalsewer.com] 
Sent: Friday, April 12, 2019 11:22 AM 
To: Elaine Brunn Shaw 
Subject: Hotel vs Condo - DCs on underground parking 

Hi Elaine, 

I should have asked you these questions when I spoke with you at the external 
stakeholder meeting. 

Are DCs payable on underground parking i.e. is the non-res rate applied to the hotel 
and nothing is payable on the residential? 

Also, we will have a requirement to supply handicapped parking spaces – what 
happens to these if no one requires them? 

Thanks a lot. 

Brian D. Blackmere - Planner/Project Manager 
611 Tradewind Drive, Suite 300 | Ancaster, ON | L9G 4V5 
P: 519-650-5151 ext 239 | C: 519-212-7092 
brian@pearlehospitality.ca 
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KITCHENER 
WOODBRIDGE 
LONDON 
KINGSTON 
BARRIE 
BURLINGTON 

April 23, 2019 

Ms. Elaine Brunn Shaw, Director of Policy Planning 
City of Cambridge 
50 Dickson Street, PO Box 669 
Cambridge, ON N1R 5W8 

Dear Ms. Brunn Shaw: 

RE: 	 Proposed “Local Service Policy” Draft Development Background Study, 
“Cambridge West”  - City of Cambridge 
OUR FILE: 0800A 

Thank-you for the opportunity to review the draft Development Charges Background Study prepared by 
Watson and Associates Economists Ltd.  We have reviewed the “Local Service Policy” on behalf of our 
clients and ask that you consider the following comments: 

1)	 As a general comment, the draft policy goes beyond identifying City infrastructure that is eligible 
for development charge funding and infrastructure that is not.  The draft guidelines propose a 
framework for imposing development approval conditions.  We suggest the guidelines be 
limited to confirming DC eligible infrastructure. 

2) Appropriate conditions of development approval (including responsibility for local services) 
should have regard for the specifics of a particular development proposal and be considered in 
the context of the development approval process and what is reasonable or permissible under 
The Planning Act and other legislation 

3)	 An underlying assumption of the document is that infrastructure that is not DC eligible should 
be a direct developer const.  This is not necessarily the case.  

4)	 As a general comment, the draft document identifies developer responsibilities without defining 
“Local Service.”  A definition or criteria for each service type should be developed and would  
assist in determining direct developer costs.  Some criteria to consider in defining “Local Service”: 

	 The service or service improvement is not required by existing development.  If required 
by existing development, the cost of the service should be paid for by the tax base. 

	 The service or service improvement is not required by background growth or other 
development (excluding the specific development that is under consideration). If it is, 
then the service should be DC eligible. 
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	 The service or service improvement is required or needed only as a result of a particular 
development on the same lot/block or parcel of land. If so, then the service could be 
considered a ‘local service.’ 

	 The service or service improvement is not required in order to address pre-existing 
conditions/deficiencies. In the event of existing deficiencies, the cost of the service 
should be paid for by the tax base. 

5)	 The draft document should define “development.”  In assigning “developer responsibilities”, 
regard should be had to what is reasonable and permissible under The Planning Act. This will 
vary based on the type of development application. 

6)	 The draft document could but should not be used as the basis for imposing conditions of 
development approval. Appropriate conditions of development approval should be considered 
in the context of the development approval process and what is reasonable or permissible under 
The Planning Act. 

7)	 Minor collector or rural roads external to development should be a direct developer 
responsibility only if such roads are exclusively used by a particular development.  If otherwise, 
the cost should be a development charge funded and/or tax based project. 

8)	 A developer’s share of minor collector roads external to a development should be in proportion 
to the benefit attributable to a particular development. 

9)	 Major collector and arterial roads (by definition) serve a broader area and/or existing 
development and as a result, should not be considered a direct developer responsibility 
regardless if a major collector and arterial road extends through a development or alternatively, 
is external to a development.  To this end, land acquisition costs for major collector and arterial 
roads that extend through a development should be payable through development charges 
and/or the tax base. 

10) The major collector and arterial roads policy should be expanded to address situations in which 
existing major collector and arterial roads are realigned.  The cost of these types of projects 
should be payable through development charges and/or the tax base, particularly if there is a 
broader benefit or public interest associated with a road realignment. 

11) Further to Points 10 and 11 above, the cost of the realignment of Blenheim Road is currently 
payable through development charges and/or the tax base and this should be carried forward to 
the new DC By-law and reflected in the Local Service Policy. 

12) The cost of traffic control systems and intersection improvements should be a sole direct 
developer responsibility only to the extent that a particular development is singularly 
responsible for the need for traffic control systems and intersection improvements.  A developer 
should not be responsible for improvements required by existing development, improvements 
required by background growth, improvements required by other development or pre-existing 
conditions/deficiencies.  The same comments are applicable to street lights. 

13) Street lights for major collector and arterial roads should be a development charge responsibility 
regardless if such roads are internal or external to a development. 

14) A developer should not be responsible for sidewalks, multi-use trails and bike lanes external to 
development in order to correct existing deficiencies/pre-existing conditions. 

15) The cost of noise abatement measures associated with new major collector and arterial roads 
should be payable through development charges. 
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B U S I N E S S  I M P R O V E M E N T  A R E A

Dear Madam Mayor and Members of the Cambridge City Council, 

The Hespeler Village BIA is just starting to turn the corner and signs of rejuvenation are everywhere. The 
business environment is still fragile and the Village is still devoid of valuable employment lands that are a 
necessity for ongoing revitalization. The possible reintroduction of development charges elimination of the 
Brownfield Financial Incentives program would deter private sector investment and derail the significant 
process we have made under the current exemption programs. 

The Village continues to thrive and our BIA will continue to work hard to see this growth continue, however our 
market is not yet strong enough to be fully sustainable without the aid of these targeted urban programs. We 
urge Council to support development in all 3 Cambridge Core areas by maintaining a freeze on development 
charges while lobbying our Regional Government to do the same for the next 5 year planning cycle. 

Brian Kennedy 
Executive Director 
Hespeler Village BIA 
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KITCHENER 
WOODBRIDGE 
LONDON 
KINGSTON 
BARRIE 
BURLINGTON 

May 1, 2019 

Mayor Kathry McGarry and Members of Council 
City of Cambridge 
50 Dickson Street 
PO Box 669 
Cambridge, ON 
N1R 5W8 

Dear Mayor McGarry and Members of Council: 

RE:	 DEVELOPMENT CHARGES BY-LAW REVIW 
OUR FILE: 17125A 

On behalf of our client, 50 Shade Investments Inc., we are providing this letter in regards to the City’s New 
Development Charges By-law being considered for approval at Committee on May 7th, 2019 and Council 
on May 21, 2019. Our client owns a number of properties within the Galt Core Area including 50 Kerr Street, 
55 Kerr Street, 0 Bruce Street and 35 Warnock Street, which will be effected by the proposed changes. We 
would like to take this opportunity to highlight the importance of the City’s and Region’s Core Area 
Development Charge Exemptions and the Brownfield Financial Incentive Program. 

The implementation of the City’s and Region’s Core Area Development Charge Exemptions and the 
Brownfield Financial Incentive Program has provide flexibility for land owners to develop their sites which 
has encouraged vibrant downtowns to create growth for existing business and opportunity for new 
services and housing within the downtown core. It has also encouraged many developers to purchase 
lands in Cambridge, specifically within the Core Areas because of these incentives offered by the City. 

It is our understanding there are a number of scenarios being presented to Council for a final resolution 
for Core Areas. Based on the scenarios put forward to Council our client is in support of keeping the current 
full D.C exemption. 

It is our recommendation that the exemption remain and not been removed as part of the new proposed 
Development Charges By-law as the City needs redevelopment of underutilized lands within the Core 
Areas to support policy objectives and for future developments within the Core Areas to be developed for 
their highest and best use. 

To better understand the effect of the proposed exemption to the Core Areas we provide the following 
scenario which will have a negative impact on one of our client’s lands within Galt Core Area. 
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Our Client is currently preparing a development application to the City of Cambridge. This proposed 
development will provide approximately 602 units and approximately 113 sq. m retail space to a vacant 
site in the Galt Core Area. We have held a formal consultation meeting with Staff and have received positive 
feedback of the proposed development as it will revitalize a large vacant lot within this area. The proposed 
development will create a vibrant pedestrian connection to the existing trails along the Mill Creek and the 
Grand River. As the proposed development is oriented towards a prominent intersection and will create 
much needed animation and a positive relationship along the street edge.  

Service Apartment Non Residential 
Proposed City Wide and Urban Area 
Development Charges 

$11,191 per unit x 602 units = 
$6,736,982 

59.09 per sq. m x 113 sq. m = 
$6,677.17 

Waterloo Region District School 
Board 

$1,948 per unit x 602 units = 
$1,172,696 

$15.81 per sq. m x113 sq. m = 
$1,786.53 

Waterloo Catholic District School 
Board 

$653 per unit x 602 units = 
$393,106 

$0.32 per sq. ft. x 1,216.32 sq. ft. = 
$389.22 

Total $8,302,784 $8,852.92 

Based on the proposed development charges our Client will be faced with approximately $8,311,637.00 
in additional charges that were not anticipated at the time this property was acquired. This will have a 
detrimental impact on this proposed development. 

The current programs are attractive for investment in the City of Cambridge which is desirable as the 
market value within the City has not increased over the years for condominium and rental apartment 
buildings. Our Client has invested in Cambridge for these program to allow for significant development of 
their lands to provide much needed housing opportunities within the Core Areas. As illustrated above, if 
this proposed development was required to provide development charges it would add an additional cost 
to the overall feasibility of the development which may result in the reality that affordable unit options 
must give way to market priced units. Sale prices to be higher and the potential of the architectural details 
and amenity areas to be scaled back all to accommodate the additional cost to developing a site within 
the City of Cambridge. These incentives allow a project that would normally not be feasible for 
development to be achieved at its highest quality to add value to the Core Areas as a whole. 

Furthermore, we understand there is discussion about eliminating the Region’s Brownfields DC credits 
program and replaced by the Tax Increment Grants (TIG) program which assists property owners with the 
remediation of brownfield sites throughout Cambridge and that payment is made after the site has been 
remediated, redeveloped and reassessed. The total amount is generally based on eligible remediation costs. 
Yearly payments are to successful applications (each application for a maximum of 10 years) based on the post-
development tax assessment increase. 

The TIG is valued and helpful however it does not provide a timely recovery of remediation costs. The 
Region’s Brownfields Development Credits program offers a much needed incentive to developers to 
undertake the acquisition and remediation of contaminated sites. It is beneficial to the City of Cambridge 
to have large underused and/or abandoned sites to be redeveloped. Many of these sites are large and a 
limited number of developers are willing to risk the financial burden to develop these sites. 

It is extremely important for the City to assure developers that there is opportunity within the City; allowing 
incentive programs that make sense to the overall feasibility of a development. Terminating these 
programs will reduce the redevelopment of a number of sites that might otherwise be remediated and 
redeveloped, including our Client’s site. 
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Our Client will be directly impacted by the proposed development charges and incentives, therefore for 
the reasons noted above, on behalf of our client we recommend that the Exceptions for Core Areas within 
the Development Charges and the Brownfield Development Credits program remain. 

We are happy to meet and answer any questions you may have. 

Sincerely; 

MHBC 

Eldon C. Theodore, BES, MUDS, MLAI, MCIP, RPP Celeste Salvagna, B.U.R.Pl 
Partner and Urban Designer Senior Planner 
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The proposed redevelopment allowance provisions in the draft City of Kitchener DC By-Law address 
the issues of concern to the industry in relation to the redevelopment allowance if there is to be a cap 
on the time for eligibility to that allowance. 

However, there are two minor edits which are suggested: 

1.	 There are some sites which may have both non-residential and residential uses. In this case 
we suggest the site be considered non-residential for the purpose of the development charges 
By-Law. Regardless, the potential of such mixed use developments and how they will be 
treated with respect to the redevelopment allowance provisions of the By-law should be 
addressed. 

2.	 The By-Law does not consider redevelopment that occurs after natural disaster vs by way of 
demolition permit. The suggested changes to address this are highlighted below. 

Redevelopment Allowances 

6.8 Subject to the provisions of this section, where any redevelopment or reuse of land replaces or 
changes a former or existing development and, in the case of demolition upon proof of issuance 
of a demolition permit for the land being provided, the development charge applicable to the 
redevelopment or re-use shall be reduced by a redevelopment allowance, without interest, not 
to exceed an amount equal to the total of: 

(a) the number and types of legally established residential units in the former or existing 
development; and 

(b) the legally established non-residential gross floor area of the former or existing 
development, 

as determined by the Chief Building Official, or his or her designate, at the rates applicable to 
such units or gross floor area at the time the first building permit for the re-development is 
issued. 

6.9 No redevelopment allowance shall be made in excess of the development charge payable for a 
redevelopment; however, the redevelopment allowance may be carried forward and applied, upon 
proof satisfactory to the City's Chief Building Official, to any subsequent development charge payable 
with respect to the same land as referred to in section 6.8. 

6.10 The availability of redevelopment allowances is time-limited, and such availability shall expire in 
accordance with the following: 

(a) 	 Where a demolition permit was issued after the passing of this Bylaw: 
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(i) For the redevelopment of former residential lands, redevelopment allowances shall 
not be available later than the fifth anniversary of the date on which a demolition 
permit was issued in respect of the applicable buildings or structures on the lands or, if 
there was not an issued demolition permit, the date of the actual demolition or 
destruction of the buildings or structures on the lands; and, 

(ii) For redevelopment of former non-residential lands, redevelopment allowances 
shall not be available later than the tenth anniversary of the date on which a 
demolition permit was issued in respect of the applicable buildings; or structures on 
the lands or, if there was not an issued demolition permit, the date of the actual 
demolition or destruction of the buildings or structures on the lands; and, 

(b)	 Where a demolition permit was issued prior to the passing of this By-law or, if there 
was not an issued demolition permit, the date of the actual demolition or destruction 
of the buildings or structures on the lands occurred is prior to the passing of this By-
law.: 

(i) For the redevelopment of former residential lands, redevelopment allowances shall 
not be available later than the tenth anniversary of the date on which a demolition 
permit was issued in respect of the applicable buildings or structures on the lands or, if 
there was not an issued demolition permit, the date of the actual demolition or 
destruction of the buildings or structures on the lands.; and, 

(ii) For redevelopment of former non-residential lands, redevelopment allowances 
shall not be available later than the twentieth anniversary of the date on which a 
demolition permit was issued in respect of the applicable buildings or, if there was not 
an issued demolition permit, the date of the actual demolition or destruction of the 
buildings or structures on the lands.. 

6.11 Despite section 6.10, where the applicable timeframes in section 6.10 have not expired, a record 
of site condition is required for the development of lands, and the process to obtain the record of site 
condition is underway and is being pursued with all due dispatch, the Chief Building Official may grant 
one or more extensions to the expiration dates in section 6.10 to alleviate the delay occasioned by 
the necessity of obtaining a record of site condition, provided that no such extension (or the 
cumulative effect of multiple extensions) shall result in a total extension exceeding ten years in 
relation to any site. 
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