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Section 1:  Executive Summary 
 
Purpose of the Development Charges Background Report & Bylaw  
 
The purpose of Development Charges (DC) is to assess growth related infrastructure projects & 
expenditures to new development.  This ensures the “Growth pays for Growth” and that existing 
residential and non residential properties and ratepayers are not encumbered with the costs associated 
with infrastructure development and expansion.  This is a founding financial fiscal policy of the 
municipality and has provided the financial success that the Town of LaSalle is known for. 
 
The DC Background Report, is required by the Development Charges Act provides the details on the 
expected residential (population & dwelling units) and non residential (area & square footage) growth 
over the study period, infrastructure required to service this growth, any associated benefits to existing 
development, any statutory deductions and any post study period benefits.  These factors are all utilized 
in the determination and calculation of the Development Charge. 
 
 
Proposed 2016-2020 Land Development Charges Background Report & Bylaw 
 
Summary of Timelines 
As required by the Development Charge Act specific notices and public meetings are required prior to 
the adoption of the Development Charge Bylaw.  On November 1st, 2015 notice was given and the DC 
Background Report was release for public comment.  A public meeting is to be held on November 24th, 
2015 prior to the adoption of the bylaw on December 15th, 2015.  The new rates are to be effective 
January 1, 2016.  
 
Growth Forecast 
The growth forecasts used in the development charge calculation is based on historical population and 
building trends and the recently adopted County Official Plan which set out population for the region 
and specifically forecasts for each lower tier municipality.  The following table summarizes the growth 
forecasts: 
 

Population Forecast 
10 year 
Forecast  

20 Year 
Forecast  

Estimated Population at 31/12/2015  30,390 30,390 

Occupants of new housing units during the period  3,740 6,410 

Estimated Population at 31/12/2025 & 31/12/2035 34,130 36,800 

   

Non Residential Forecast   

Increase in Industrial Area (Square foot) 183,200 341,100 

Increase in Commercial  Area (Square foot) 285,200 488,800 

Total Addition Industrial & Commercial Area 468,400 802,900 

Estimated Employees 917 1,571 
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Summary of Development Charges  

The following table summarizes the Development Charge activity as outline in this Background Report.  
As with any forecast it is important to note that the nature and timing of the capital projects identified is 
subject to the priorities of the municipality, which may change over time as a result of changing needs in 
the community 
 

 
2009-2014/5 Development 

Charges Bylaws 
2016-2020 Development 

Charges Bylaw 

Total Gross Expenditures  113,563,200   126,727,900  

Benefit to existing development (30,020,100)  (40,670,100)  

Grants & Recoveries (10,992,300)  (3,327,700)  

10% Statutory deductions in certain areas (120,000)  (240,000)  

Post planning period benefits (16,750,000)  (28,732,500)  

Total Reductions  (57,882,400)  (72,970,300) 

Net Costs to be recovered from 
Development  

  55,680,800    53,757,600  
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Summary of Development Charges Rates 
 
Service Category Gross 

Capital Cost 
DC 

Recoverable 
Residential Per Capita 

DC 
Non-

Residential 
Per Square 

Foot DC 

Administration 1,010,000  319,500  255,600  68  63,900   

Fire 4,581,200  1,231,200  985,000  154  246,200   

Police 2,702,300  702,300  561,800  88  140,500   

Recreation & Culture 19,247,100  3,560,100  3,382,100  904  178,000   

Library 1,007,900  252,900  240,300  64  12,600   

Public Works  2,000,000  759,100  607,300  95  151,800   

Transportation 56,643,000  14,326,000  11,460,800  1,788  2,865,200   

Waste Water 31,216,400  30,213,800  24,171,000  1,051  6,042,800  3.76  

Water 8,320,000  2,392,700  1,914,200  299  478,500  0.60  

Proposed DC 126,727,900  53,757,600  43,578,100  4,511  10,179,500  4.36  

       

Current DC 113,563,200  55,680,800  44,815,100  3,890  10,865,700  2.46  

 
 
Service Category DC Per 

Capita 
Single & 

Semi 
Detached 

Other 
Multiples 

Apartments Special Care Per Square 
Foot DC 

Administration 68 203 131 110 68  

Fire 154 459 297 249 154  

Police 88 262 170 143 88  

Recreation & Culture 904 2,694 1,745 1,464 904  

Library 64 191 124 104 64  

Public Works  95 283 183 154 95  

Transportation 1,788 5,328 3,451 2,897 1,788  

Waste Water 1,051 3,132 2,028 1,703 1,051 3.76  

Water 299 891 577 484 299 0.60  

Proposed DC 4,511 13,443 8,706 7,308 4,511 4.36  

       

Current DC 3,890 12,604 8,753 6,380 3,890 2.46 
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Section 2:  Introduction & Background 
 
The Province of Ontario has enacted legislation that provides a non tax-related funding mechanism for 
municipalities to utilize to pay for growth-related municipal infrastructure and services.  Since the 
enactment of the Development Charges Act in 1989, the Town of LaSalle has been collecting 
development charges fees from new residential and commercial development to fund the construction 
of necessary transportation, sanitary sewage, storm drainage and other essential infrastructure to 
support growth town-wide. 
 
In 1998, a new Development Charges Act was passed by the Province and continues to remain in effect.  
This provincial legislation and the corresponding regulations prescribe what capital costs are eligible for 
inclusion in a Development Charge and also mandates that at least once every five years a municipality 
must review its Development Charges By-law, prepare an up-to-date background report and convene a 
public meeting in advance of adopting a new and/or revised by-law for a further five year time frame.  In 
adopting this legislation, the Minister of Municipal Affairs and Housing announced to the homebuilding 
and development industry that provisions were included in the Act to make sure that “growth pays for 
growth” and that costs were distributed fairly between new and long-time residents of each Ontario 
municipality. 
 
The Act requires that before passing a new and/or revised Development Charges By-law that each 
municipality must determine: 

 The anticipated amount, type and location of new development; 

 The increase in need for services attributable to growth; 

 Eligible capital costs of services attributable to growth; 

 The average service level attained over the last 10 years. 
 
This background report is being prepared at this time to provide up-to-date and accurate information 
related to the first item as noted above, and will result in revised population, housing and non-
residential forecasts for a 20 year time horizon. 
 
This background study has been prepared in accordance with the requirements under the Development 
Charges Act, 1997 (DCA) and associated regulation. The methodology for calculating the charge is 
consistent with the methodology used in previous year’s background studies.  A description of the 
methodology can be found in Appendix D and has been taken from the 2004 Background Study 
prepared by C.N. Watson and Associated Ltd. 
 
In accordance with the DCA, a Public Meeting has been scheduled along with the proposed notice give.  
The following table details the timelines associated with the consideration of the Development Charges 
Background report and adoption of the Development Charges Bylaw. 
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Timelines and Notice Periods 
 

November 1, 2015 Notice of Public Meeting to consider the Development Charges 
Background Report and Development Charges Bylaw & Release of 
the Development Charges Background Report for public input 
 
 

November 24, 2015 Consideration of public input on the Development Charges 
Background Report and Development Charges Bylaw (Public 
Meeting) 
 

December 15, 2015 Consideration for adoption of Development Charges Background 
Study and Bylaw  
 

Within 20 days of adoption 
 

Notice of adoption of the Bylaw 
 

40 days post adoption 
 

Last day to file an appeal to the Bylaw 

With 60 days after the in force 
date 
 

Release of the Development Charge Pamphlet  
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Section 3:  2009-2014/5 Development Charge Activity 
 
The Town of LaSalle adopted Bylaw 7074 on August 24, 2009 and after holding public meetings to 
consider the Development Charges Background report extended the terms of the bylaw under Bylaw 
7677 on August 12, 2014 to December 31, 2015.  The bylaw provided for the growth related capital cost 
recovery for a number of service categories.  The following table outlines the current development 
charge. 
 
Current Development Charge (at September 30, 2015): 
 
Service Category Single 

Family 
Semi 

Detached 
Other 

Multiples 
Apart-
ments 

Special 
Care 

 Non Res-
idential  

Administration 220 220 153 112 68   

Fire 363 363 252 184 112   

Police 275 275 191 139 85   

Recreation & Culture 1,801 1,801 1,251 912 556   

Library 71 71 50 36 22   

Public Works:  Facilities & Equipment 531 531 369 269 164   

Transportation Network 5,226 5,226 3,629 2,645 1,613   

Waste Water System 3,292 3,292 2,286 1,666 1,016 1.87 

Water Distribution System 823 823 572 417 254 0.59 

Current Development Charge  12,604 12,604 8,753 6,380 3,890 2.46 

 
Despite the recent and continuing slowdown in the regional economy, over the period from the 
adoption of the 2009 Bylaw to September 30, 2015 there has been significant activity in the 
Development Charge categories and accounts.  The following table summarizes the activity in the 
Development Charge accounts. 
 

Activity Balance 

Opening Balance at August 31, 2009 1,636,000  

Development Charges collected during the period 12,363,000  

Development Charge interest earned during the period 959,000  

Development Charge project expenditures during the period (11,778,000) 

Anticipated Closing Balance at September 30, 2015  3,180,000  

 
The following table details the activity over the period from August 31, 2009 to September 30, 2015 in 
the Development Charge categories & accounts. 
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Development Activity Status (from August 31, 2009 to September 30, 2015) 
 

Service Category Gross Capital 
Cost 

Recoverable 
Development 

Charge 

Balance Carried 
Forward from 
previous DC 

Bylaws 

DC Collected 
under the 

2009/14 Bylaw 

Interest Earned 
under the 

2009/14 Bylaw 

Expenditures 
under the 

2009/14 Bylaw 

Fund Balance 
Carried 

forward to the 
2016 Bylaw 

Administration 348,800  250,300  79,443  212,733  65,086  (109,753) 247,510  

Fire 4,577,200  1,027,200  (181,783) 354,096  (151,482) (600,000) (579,169) 

Police 4,025,000  777,700  132,942  268,268  (83,474) (870,000) (552,264) 

Recreation & Culture 15,149,600  2,719,600  (2,291,723) 1,757,436  (1,062,792) (1,450,000) (3,047,078) 

Library 1,500,000  69,400  248,311  70,222  (1,903) (574,500) (257,870) 

PW:  Facilities & Equipment 7,500,000  1,793,400  1,602,422  525,575  382,867  (2,190,000) 320,864  

Transportation Network 42,976,000  14,799,700  (453,939) 5,096,669  168,174  (3,512,162) 1,298,741  

Waste Water System 33,186,600  33,186,600  (382,610) 3,248,786  2,944  (2,471,721) 397,399  

Water Distribution System 4,300,000  2,332,900  2,883,296  828,774  1,639,262  0  5,351,333  

Grand Total 113,563,200  56,956,800  1,636,360  12,362,559  958,683  (11,778,136) 3,179,466  
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Section 4:  Population and Household 
 
County of Essex – Growth Forecast 
The recently approved and adopted Essex County Official Plan includes population projections for the 
period 2011 to 2031.  The following table includes the recently approved 20 year population projections 
for the County as a whole, and for each of the individual lower-tier municipalities, including the Town of 
LaSalle.   
 
20 Year Population Projections - 2011 to 2031 
 

Municipality 2011 
Census 

Population 

Projected 
2031 

Population 

Allocated 
Growth 

Projected 
Total 

Increase in 
Population 

Projected 
Average 
Annual 

Increase in 
Population 

Amherstburg 21,556 25,860 12% 4,304 215 

Essex 19,600 22,150 7% 2,550 128 

Kingsville 21,362 24,400 9% 3,038 152 

Lakeshore 34,546 41,000 18% 6,454 323 

LaSalle 28,643 35,470 20% 6,827 341 

Leamington 28,403 33,490 15% 5,087 254 

Tecumseh 23,610 30,140 19% 6,530 327 

Total - Essex County 177,720 212,510 100% 34,790 1,740 

Source:  County of Essex Approved Official Plan, April 2014 
 
These 20 year projections are to be carried forward and incorporated as part of all new lower-tier 
Official Plans prepared by each of the 7 county municipalities, including LaSalle.  LaSalle's existing urban 
area boundary has been recognized in the County OP as a Primary Settlement Area.  Future urban 
growth and development is to place within these approved settlement area boundaries, in keeping with 
the settlement area policies adopted by County Council. 
 
Town of LaSalle - Growth Forecast 
The County of Essex growth forecast along with forecasts from the Town of LaSalle form the basis of the 
anticipated development with the Town of LaSalle over the 10 and 20 year planning horizons.  In 
developing the growth forecast a number of information source were consulted including  
 

 The County of Essex Official Plan 
 The Town of LaSalle Official Plan and 2014 Official Plan review - Moving Forward Together 
 Previous year's (1999, 2004 & 2009) Development Charges Background Studies 
 1996, 2001, 2006 & 2011 Census information 
 Internal Planning (Department of Development & Strategic Initiatives) and Engineering (Public 

Works) staff 
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In addition, anticipated development and growth forecast have been developed as part of the Town of 
LaSalle – Official Plan review.  An excerpt from this review – “Official Plan Review:  Moving Forward 
Together (December 2014)” is available in Appendix C for reference purposes. 
 
 
Summary Growth Forecast 
The following is a summary of the growth projections and forecasts which will be utilized in the 
calculation of the Development Charge.  Further detailed information on the growth forecast is available 
on the subsequent tables. 
 

Population Forecast 
10 year 
Forecast 
Period 

20 Year 
Forecast 
Period 

Estimated Population at 31/12/2015  30,390 30,390 

Occupants of new housing units during the period 
(Gross Population increase used for Development 
Charge Calculation) 

3,740 6,410 

Estimated Population at 31/12/2025 & 31/12/2035 34,130 36,800 

   

Non Residential Forecast 
10 year 
Forecast 
Period 

20 Year 
Forecast 
Period 

Increase in Industrial Area (Square foot) 183,200 341,100 

Increase in Commercial  Area (Square foot) 285,200 488,800 

Total Addition Industrial & Commercial Area 468,400 802,900 

Estimated Employees 917 1,571 
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Population Growth Forecast: 
 
Ref Population Single & Semi 

Detached 
Multiple Dwelling Apartment Total  

    Population PPU Population PPU Population PPU Population PPU 

A 1996 Census - - - - - - 20,566 3.13 

A 2001 Census 24,515 3.09 180 2.40 590 1.64 25,285 3.02 

A 2006 Census 26,547 3.06 235 2.14 870 1.64 27,652 2.97 

A 2011 Census 27,458 2.99 270 1.93 915 1.62 28,643 2.89 

B 31/12/2015 Estimate 29,057 2.98 347 1.93 975 1.62 30,390 2.88 

 
Mid 2011 to 2015 Activity 1,599 

 
77 

 
60 

 
1,747 

 B 2020 Forecast 30,967 2.95 439 1.91 1,046 1.61 32,450 2.85 

 
2016 to 2020 Activity 29,368 

 
362 

 
986 

 
2,060 

 B 2025 Forecast 32,506 2.93 514 1.90 1,101 1.60 34,130 2.83 

 
2021 to 2025 Activity 3,138 

 
152 

 
115 

 
1,680 

 B 2030 Forecast 33,723 2.89 585 1.89 1,153 1.59 35,470 2.79 

 
2026 to 2030 Activity 30,586 

 
434 

 
1,038 

 
1,340 

 C 2035 Forecast 34,959 2.88 645 1.89 1,201 1.59 36,800 2.78 

 
2031 to 2035 Forecast 4,374 

 
211 

 
163 

 
1,330 

 

          10 Year Forecast (2016-2025) 3,449   167   126   3,740   

20 Year Forecast (2016-2035) 5,902   298   226   6,410   

          References & Notes                 

A Census information has been adjusted to accounted for under/over counts and rounding 

B Population and Household forecast are consistent with the County of Essex Official Plan &  5 year development activity 

C Population and Household forecast have been calculated by the Town of LaSalle based on historical and anticipated trends  
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Household Growth Forecast: 
 
Ref Population Single & Semi Detached Multiple Dwelling Apartment Total  

    Population Percentage Population Percentage Population Percentage Population Percentage 

A 1996 Census 6,325 96% 30 1% 220 3% 6,575 100% 

A 2001 Census 7,940 95% 75 1% 360 4% 8,375 100% 

A 2006 Census 8,685 93% 110 1% 530 6% 9,325 100% 

A 2011 Census 9,195 93% 140 1% 565 6% 9,900 100% 

B 31/12/2015 Estimate 9,767 93% 180 2% 605 6% 10,552 100% 

 
Mid 2011 to 2015 Activity 572 

 
40 

 
40 

 
652 

 B 2020 Forecast 10,501 92% 230 2% 655 6% 11,386 100% 

 
2016 to 2020 Activity 734 

 
50 

 
50 

 
834 

 B 2025 Forecast 11,094 92% 270 2% 695 6% 12,060 100% 

 
2021 to 2025 Activity 593 

 
40 

 
40 

 
674 

 B 2030 Forecast 11,669 92% 310 2% 735 6% 12,713 100% 

 
2026 to 2030 Activity 575 

 
39 

 
39 

 
653 

 C 2035 Forecast 12,130 92% 341 3% 766 6% 13,237 100% 

 
2031 to 2035 Forecast 461 

 
31 

 
31 

 
524 

 

          10 Year Forecast (2016-2025) 1,327   90   90   1,508   

20 Year Forecast (2016-2035) 2,363   161   161   2,685   

          References & Notes                 

A Census information has been adjusted to accounted for under/over counts and rounding 

B Population and Household forecast are consistent with the County of Essex Official Plan &  5 year development activity 

C Population and Household forecast have been calculated by the Town of LaSalle based on historical and anticipated trends  
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Non-Residential Growth Forecast Summary: 

Industrial & Commercial 
Area Built 

Population 
Increase 

Square 
Foot per 

Population 
Increase 

Industrial 
Built in 
Period 

Estimated 
Employees 

Per Area 
(900 E/SF) 

Square 
Foot per 

Populatio
n Increase 

Commercial 
Built in 
Period 

Estimated 
Employees 

Per Area 
(400 E/SF) 

Square 
Foot per 

Population 
Increase 

Total Area 
Built in 
Period 

Estimated 
Employees 

Per Area 

1991 - 1995 3,937 38.2 150,298 167.0 26.8 105,348 263.4 64.9 255,646 430.4 

1996 - 2000 4,719 51.8 244,667 271.9 88.9 419,678 1,049.2 140.8 664,345 1,321.0 

2001 - 2005 2,367 46.6 110,224 122.5 80.1 189,554 473.9 126.6 299,778 596.4 

2006 - 2010 991 37.1 36,759 40.8 109.2 108,253 270.6 146.3 145,012 311.5 

2011 - 2015 1,747 51.3 89,663 99.6 18.1 31,645 79.1 69.4 121,308 178.7 

20 Year (1996-2015) 9,824 49.0 481,313 534.8 76.3 749,130 1,872.8 125.2 1,230,433 2,407.6 

2016 to 2020 Forecast 2,060 49.0 100,900 112.1 76.3 157,100 392.8 125.2 258,000 504.9 

2021 to 2025 Forecast 1,680 49.0 82,300 91.4 76.3 128,100 320.3 125.2 210,400 411.7 

2026 to 2030 Forecast 1,340 49.0 65,700 73.0 76.3 102,200 255.5 125.2 167,900 328.5 

2031 to 2035 Forecast 1,330 49.0 65,200 72.4 76.3 101,400 253.5 125.2 166,600 325.9 

10 Year Forecast 3,740 
 

183,200 204 
 

285,200 713 
 

468,400 917 

20 Year Forecast 6,410 
 

314,100 349 
 

488,800 1,222 
 

802,900 1,571 

           Residential Population Increase to Non Residential Job Increase Population Increase Employment Increase Total Increase 

10 Year Forecast (2016-2025) 3,740 80% 917 20% 4,657 100% 

20 Year Forecast (2016-2035) 6,410 80% 1,571 20% 7,981 100% 

           References & Notes                     

Census information has been adjusted to accounted for under/over counts and rounding 

Square Foot area built has been provided by Town of LaSalle internal records 

Employee per Square Feet is consistent with previous year's development charges background reports 
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Section 5:  Town Wide Development Charge 
 
This section outlines the basis for the calculation of the Development Charge.  The full detailed 
calculations can be found in Appendix F, G & H – Town Wide Development Charge Background 
Information.  The determining the Development Charge has been in accordance with the associated 
legislation, regulation and the development charge methodology which is found in Appendix B. 
 
 
Development Charge Summary 
The following table summarizes the Development Charge activity as outline in this Background Report.  
As with any forecast it is important to note that the nature and timing of the capital projects identified is 
subject to the priorities of the municipality, which may change over time as a result of changing needs in 
the community 
 

 
2009-2014/5 Development 

Charges Bylaws 
2016-2020 Development 

Charges Bylaw 

Total Gross Expenditures  113,563,200   126,727,900  

Benefit to existing development (30,020,100)  (40,670,100)  

Grants & Recoveries (10,992,300)  (3,327,700)  

10% Statutory deductions in certain areas (120,000)  (240,000)  

Post planning period benefits (16,750,000)  (28,732,500)  

Total Reductions  (57,882,400)  (72,970,300) 

Net Costs to be recovered from 
Development  

  55,680,800    53,757,600  
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Town Wide DC – Development Charge 
 
The following tables summaries and detail the Development Charge capital projects and calculations. 
 
Service Category Gross 

Capital Cost 
DC 

Recoverable 
Residential Per Capita 

DC 
Non-

Residential 
Per Square 

Foot DC 

Administration 1,010,000  319,500  255,600  68  63,900   

Fire 4,581,200  1,231,200  985,000  154  246,200   

Police 2,702,300  702,300  561,800  88  140,500   

Recreation & Culture 19,247,100  3,560,100  3,382,100  904  178,000   

Library 1,007,900  252,900  240,300  64  12,600   

Public Works  2,000,000  759,100  607,300  95  151,800   

Transportation 56,643,000  14,326,000  11,460,800  1,788  2,865,200   

Waste Water 31,216,400  30,213,800  24,171,000  1,051  6,042,800  3.76  

Water 8,320,000  2,392,700  1,914,200  299  478,500  0.60  

Proposed DC 126,727,900  53,757,600  43,578,100  4,511  10,179,500  4.36  

       

Current DC 113,563,200  55,680,800  44,815,100  3,890  10,865,700  2.46  

 
 
Town Wide DC – Development Charge 
 
Service Category DC Per 

Capita 
Single & 

Semi 
Detached 

Other 
Multiples 

Apartments Special Care Per Square 
Foot DC 

Administration 68 203 131 110 68  

Fire 154 459 297 249 154  

Police 88 262 170 143 88  

Recreation & Culture 904 2,694 1,745 1,464 904  

Library 64 191 124 104 64  

Public Works  95 283 183 154 95  

Transportation 1,788 5,328 3,451 2,897 1,788  

Waste Water 1,051 3,132 2,028 1,703 1,051 3.76  

Water 299 891 577 484 299 0.60  

Proposed DC 4,511 13,443 8,706 7,308 4,511 4.36  

       

Current DC 3,890 12,604 8,753 6,380 3,890 2.46 
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Increased Service Needs attributable to 
anticipated development 

Eligible 
Capital 

Cost 
Estimate 

Benefit to 
existing 

development 

County 
Recovery 
& Grants 

Post 
period 
benefit 

10% 
Statutory 
Reduction 

(Where 
Applicable) 

Potential 
DC 

Recoverable 
Cost 

Residential Non-
Residential 

Administration         

Development Charges Study (Current - 2015) 30,000  0  0  0  3,000  27,000  
  

Development Charges Study (Future - 2020) 30,000  0  0  0  3,000  27,000  
  

Official Plan Review (Current 2015) 100,000  40,000  0  0  6,000  54,000  
  

Official Plan Update (Future 2020) 100,000  40,000  0  0  6,000  54,000  
  

Environmental Assessment Plan 250,000  100,000  0  0  15,000  135,000  
  

Storm Water Management Master Plan 250,000  100,000  0  0  15,000  135,000  
  

Transportation Master Plan 250,000  100,000  0  0  15,000  135,000  
  

DC Balance carry forward 0  247,500  0  0  0  (247,500) 
  

ADMINISTRATION 1,010,000  627,500  0  0  63,000  319,500  255,600  63,900  
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Increased Service Needs attributable to anticipated 
development 

 Eligible 
Capital 

Cost 
Estimate  

 Benefit to 
existing 

development  

 County 
Recovery 
& Grants  

 Post 
period 
benefit  

 10% 
Statutory 
Reduction 

(Where 
Applicable)  

 Potential 
DC 

Recoverable 
Cost  

Residential    Non-
Residential   

Fire 
        

New HQ Station  2,500,000  1,000,000  0  1,500,000  0  0  
  

Satellite Station 1,000,000  400,000  0  200,000  0  400,000  
  

Firefighter (Personnel) Equipment 52,000  0  0  0  0  52,000  
  

Fire Vehicles & Equipment 450,000  0  0  250,000  0  200,000  
  

DC Balance carry forward 579,200  0  0  0  0  579,200  
  

FIRE 4,581,200  1,400,000  0  1,950,000  0  1,231,200  985,000  246,200  

         

Police 
        

Police Officer Equipment 25,000  0  0  0  0  25,000  
  

Police Specialized Equipment 125,000  0  0  0  0  125,000  
  

Police Satellite Station/HQ Expansion 2,000,000  800,000  0  1,200,000  0  0  
  

DC Balance carry forward 552,300  0  0  0  0  552,300  
  

POLICE 2,702,300  800,000  0  1,200,000  0  702,300  561,800  140,500  
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Increased Service Needs attributable to 
anticipated development 

 Eligible 
Capital Cost 

Estimate  

 Benefit to 
existing 

development  

 County 
Recovery 
& Grants  

 Post 
period 
benefit  

 10% 
Statutory 
Reduction 

(Where 
Applicable)  

 Potential 
DC 

Recoverable 
Cost  

Residential    Non-
Residential   

Recreation & Culture 
        

Outdoor Facilities & Amenities 1,200,000  480,000  0  400,000  32,000  288,000  
  

Indoor Facilities & Amenities 15,000,000  6,000,000  0  8,750,000  25,000  225,000  
  

DC Balance carry forward 3,047,100  0  0  0  0  3,047,100  
  

RECREATION & CULTURE 19,247,100  6,480,000  0  9,150,000  57,000  3,560,100  3,382,100  178,000  

         

Library 
        

Second/Expanded library facility  750,000  300,000  0  450,000  0  0  
  

DC Balance carry forward 257,900  0  0  5,000  0  252,900  
  

LIBRARY 1,007,900  300,000  0  455,000  0  252,900  240,300  12,600  
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Increased Service Needs attributable to 
anticipated development 

 Eligible 
Capital Cost 

Estimate  

 Benefit to 
existing 

development  

 County 
Recovery 
& Grants  

 Post 
period 
benefit  

 10% 
Statutory 
Reduction 

(Where 
Applicable)  

 Potential 
DC 

Recoverable 
Cost  

Residential    Non-
Residential   

Public Works:  Facilities & Equipment 
        

Heavy Equipment and Vehicles  1,500,000  600,000  0  0  90,000  810,000  
  

Additional Storage & Yard 500,000  200,000  0  0  30,000  270,000  
  

DC Balance carry forward 0  320,900  0  0  0  (320,900) 
  

PW:  FACILITIES AND EQUIPMENT 2,000,000  1,120,900  0  0  120,000  759,100  607,300  151,800  

         

Transportation Network 
        

Malden 5,373,000  1,923,800  891,600  0  0  2,557,600  
  

Huron Church 3,394,000  1,139,600  774,300  0  0  1,480,100  
  

Matchette 8,069,000  4,230,500  0  0  0  3,838,500  
  

Front 1,221,000  270,800  679,700  0  0  270,500  
  

Sprucewood 7,123,000  2,577,900  982,100  0  0  3,563,000  
  

Reaume/Sandwich West 4,425,000  1,224,000  0  2,709,000  0  492,000  
  

Laurier 27,038,000  10,346,500  0  13,268,500  0  3,423,000  
  

DC Balance carry forward 0  1,298,700  0  0  0  (1,298,700) 
  

TRANSPORTATION NETWORK 56,643,000  23,011,800  3,327,700  15,977,500  0  14,326,000  11,460,800  2,865,200  
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Increased Service Needs attributable to 
anticipated development 

 Eligible 
Capital Cost 

Estimate  

 Benefit to 
existing 

development  

 County 
Recovery 
& Grants  

 Post 
period 
benefit  

 10% 
Statutory 
Reduction 

(Where 
Applicable)  

 Potential 
DC 

Recoverable 
Cost  

Residential    Non-
Residential   

Waste Water System 
        

Treatment Capacity 14,008,000  0  0  0  0  14,008,000  
  

Pump Station Improvements - Various Upgrades 3,500,000  1,400,000  0  0  0  2,100,000  
  

Second force main 9,651,000  0  0  0  0  9,651,000  
  

DC Balance carry forward 4,057,400  (397,400) 0  0  0  4,454,800  
  

WASTE WATER SYSTEM 31,216,400  1,002,600  0  0  0  30,213,800  24,171,000  6,042,800  

         

Water Distribution System 
        

Pressure Improvement Facility 4,000,000  0  0  0  0  4,000,000  
  

Trunk Watermain - East 1,200,000  0  0  0  0  1,200,000  
  

Trunk Watermain - West 1,440,000  576,000  0  0  0  864,000  
  

DC Balance carry forward 1,680,000  5,351,300  0  0  0  (3,671,300) 
  

WATER DISTRIBUTION SYSTEM 8,320,000  5,927,300  0  0  0  2,392,700  1,914,200  478,500  
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Section 6:  Removal of the Bouffard/Howard Area Specific Land Development Charge 
 
In previous bylaws there was an ‘area-specific charge’ to address specific trunk infrastructure 
requirements in the Bouffard and Howard Area.  These area-specific LDC fees were in addition to the 
Town-wide LDC fees and were intended to pay for the cost of the required trunk infrastructure within 
the Bouffard and Howard Secondary Plan areas.  It is important to note that the Town was not to be 
responsible for the construction of any of the localized works provided by the area-specific development 
charge by-law.  It should also be noted that these area-specific Land Development Charges, were 
developed and adopted by Council to assist with the financing and construction of required trunk 
infrastructure for the largest remaining "Greenfield" planning districts located within the Town's 
provincially approved urban area boundary. 
 
The area-specific development charge was put in place to assist in spreading certain localized capital 
costs amongst developing landowners.  Unfortunately for a number of reasons including:  a changing 
provincial regulatory environment; a lack of landowner commitment and cooperation; significant 
upfront financial resources requires by developers; and a lack of repayment timing, the proposed 
development charge background report recommends that the Bouffard/Howard Area Specific Land 
Development Charge be removed from the Town's Development Charges Bylaw.  Numerous 
landowners/developers have come forward during the last 5 year period and have advised Council that 
this "2nd DC Fee" was a serious impediment to development.  As part of extensive consultation that 
took place with affected developers and homebuilders, requests were received by the Town to remove 
and replace the "2nd DC Fee" with a more flexible and localized approach to financing and building new 
infrastructure within the Bouffard and Howard Planning Districts. 
 
Council, after considering various alternatives, has agreed with the developer/homebuilder requests and 
will be removing the "2nd DC Fee" from the Town's new development charges by-law. In the future 
these infrastructure costs will be addressed and paid for as part of landowner agreements that are 
prepared and executed as a condition of obtaining draft plan approval for the lands affected.  If 
required, the Municipality and one or more landowners may enter into an agreement which can be used 
to recoup the initial costs of building trunk infrastructure that will provide servicing benefits to a larger 
area in the Municipality. The Development Charges Act provides the Town with the ability to enter into 
such an agreement with parties to upfront the costs of a project which will benefit an area in the 
municipality. This type of agreement, commonly known as "Front-end Financing Agreements", can 
provide for the upfront costs to be borne by one or more parties to the agreement who are, in turn, 
reimbursed in future, by persons who develop land within an area defined in the agreement.  
 
A "Front-end Financing Agreement" must be advertised and an opportunity is provided for a land owner 
within the defined benefiting area to object to the agreement.  This agreement can include the cost of 
the works (i.e. project costs), and reasonable costs associated with the administration of the agreement 
and consultant fees.  
 
It is anticipated that over time the Town will enter into one of more of these "Front-end Financing 
Agreements" with individual developers/landowners to assist in the recovery of trunk infrastructure 
costs amongst all benefitting landowners. For large projects, such as the storm pond facilities, this form 
of agreement will provide for building the asset with a recovery from other landowners as they proceed 
with their developments. For other infrastructure works, it is anticipated that a credit agreement will be 
entered into.  
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THE CORPORATION OF THE TOWN OF LASALLE 

 

BY-LAW NO. ______ 

 

A By-Law to impose development charges on certain 

residential and non-residential development within the 

Town of LaSalle. 

 

 

WHEREAS the Development Charges Act, 1997, S.O. 1997, c.27 authorizes an area municipality to 

pass by-laws to establish and impose development charges against land to pay for increased capital costs 

required due to development within the municipality; 

 

AND WHEREAS the Corporation has completed a background study to review development levels 

and service levels, both historic and projected, within the Town of LaSalle, which Development Charge 

Background Study has been reviewed, considered and approved by the Council of the Corporation; 

 

AND WHEREAS the Council of the Corporation held an open house and public meeting on XXXXXX, 

2015, to review the provisions of the Development Charge Background Study and a proposed development 

charges by-law, notice of which meeting was given in accordance with the provisions of the Development 

Charges Act, 1997; 

 

AND WHEREAS the Council of the Corporation heard representations from any and all persons who 

attended the said public meeting and who requested the opportunity to be heard, and also reviewed and 

considered any and all written submissions received by the Corporation prior to the public meeting, no 

matter whether in objection to or in support of the said Study or proposed by-law; 

 

AND WHEREAS the Council of the Corporation has determined it is not necessary to hold any 

further public meetings to continue to review the said Study or proposed by-law; 

 

AND WHEREAS the development charges contained in this by-law have been determined in 

accordance with the provisions of the Development Charge Background Study; 

 

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF LASALLE HEREBY 

ENACTS AS FOLLOWS: 
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DEFINITIONS 

 

1. In this by-law: 

(1) "apartment dwelling unit" means a residential unit within a building containing four or 

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

entrance or entrances from the outside and through a corridor or hallway from the inside, 

but shall not include a semi-detached dwelling, a townhouse dwelling or "linked homes" as 

defined in subsection 1 (18) herein; 

 

(2) "commercial use" means use of any lands, buildings or structures for the purpose of buying 

and selling commodities and supplying services, as distinguished from such uses as 

manufacturing or assembling of goods, warehousing, transport terminals, construction and 

other similar industrial uses; 

 

(3) "Corporation" means the body corporate referred to as The Corporation of the Town of 

LaSalle; 

 

(4) "Council" means the Council of The Corporation of the Town of LaSalle; 

 

(5) "development" includes redevelopment; 

 

(6) "development charge" means a charge imposed pursuant to this by-law, as adjusted in 

accordance with the provisions of this by-law; 

 

(a) “Town wide development charge” means a charge, which is calculated on a per 

capita basis and is payable by all development within the Town of LaSalle 

(b) “Area specific development charge” means a charge, which is calculated on an 

area basis and is payable by a development with a specific identifiable area within 

the Town of LaSalle. 

 

(7) "Development Charge Background Study" means the Development Charge Background 

Study prepared by the Town of LaSalle dated November 2015; 

 

(8) "dwelling unit" means one or more habitable rooms occupied or designed to be occupied 

by one or more persons as an independent and separate housekeeping unit in which 

separate kitchen and sanitary facilities are provided for the use of such person or persons, 

with a private entrance from outside the building or from a common hallway or stairway 

inside the building; 
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(9) "gross floor area" means the sum total of the gross horizontal areas of all floors, above or 

below grade, of the building or buildings on the land concerned, measured from the 

exterior faces of the exterior walls, or from the centreline of the common wall separating 

two buildings to the exterior walls thereof, and the "gross floor area" of a building shall 

include a basement floor area where the basement ceiling height is 1.8 metres or more, 

but the “gross floor area” of a building shall not include: 

 

(a) elevator shafts and stairwells at each floor; 

(b) floor area used exclusively for the accommodation of heating, cooling, ventilating, 

electrical, telecommunications or mechanical equipment that service the building; 

(c) interior balconies and mezzanines and enclosed porches; and 

(d) loading facilities, above or below grade; or 

(e) any part of the building or structure that is used for the parking of motor vehicles, 

for storage units or any other accessory use. 

 

(10) "industrial use" means the use of any land, building or structure for the purpose of 

manufacturing, processing, assembling, making, preparing, inspecting, ornamenting, 

finishing, treating, altering, repairing, warehousing, storing or adopting for sale any goods, 

substance, article or thing, or any part thereof, and the storage of building and construction 

equipment and materials, as distinguished from the buying and selling of commodities and 

the supplying of personal services.  A transportation terminal would also be considered an 

"industrial use"; 

 

(11) “institutional use” means the use of any land, building or structure that is designed for or 

intended to be used by an organized body, society or religious group for promoting a public 

or a non-profit purpose, and without limiting the generality of the foregoing shall including 

places of worship and educational facilities; 

 

(12) “multiple dwellings” means all dwellings other than single detached dwellings, semi-

detached dwellings, apartment house dwellings and special care/special need dwellings; 

 

(13) "non-residential use" means lands, buildings or structures or portions thereof used or 

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

commercial, industrial and institutional uses; 

 

(14) "owner" means the owner of land or the person who has made application for approval for 

the development of land upon which a development charge is imposed; 
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(15) "residential use" means lands, buildings or structures used or designed or intended for use 

as a residence for one or more individuals, and shall include but is not limited to single 

detached dwellings, semi-detached dwellings, townhouse dwellings and apartment 

dwellings; 

 

(16) "semi-detached dwelling" means one of a pair of two attached single dwelling units with a 

common wall having a fire resistance rating of at least one hour, dividing the pair of single 

dwellings vertically, each of which has an independent entrance either directly from the 

outside or through a common vestibule; 

 

(17) "services" means services described in the Development Charge Background Study and as 

designated in section 6 of this by-law; 

 

(18) "single detached dwelling"  means a single dwelling which is freestanding, separate and 

detached from other main buildings or main structures, and includes dwellings that are 

free standing, separate and attached to one or more other main buildings below grade 

level only ("linked homes"), and also includes a mobile home that is permitted by the 

Corporation to attach to municipal water or sanitary sewer/wastewater services; 

 

(19) “special care/special need dwelling” means a building or a complex of buildings containing 

two or more dwelling units, which units have a common entrance from the street level, 

where occupants have the right to use, in common with other occupants, hallways, stairs, 

yards, common rooms and accessory buildings, which may or not may not have exclusive 

sanitary and/or kitchen facilities that are designed to accommodate persons with specific 

needs or persons who require special care, including independent permanent living 

arrangements, where support services such as meal preparation, grocery shopping, 

laundry, housekeeping, nursing, respite care and attendant services are provided at various 

levels, and without limiting the generality of the foregoing includes retirement homes and 

lodges, nursing homes, charitable homes, group homes (including correctional group 

homes), hospices and student residences; 

 

(20) "Town of LaSalle" means the geographic area known as the Town of LaSalle; 

 

(21) "townhouse dwelling” means a building divided vertically into three or more attached 

dwelling units by common walls extending from the base of the foundation to the roofline, 

each dwelling unit having a separate entrance at grade, and so located on a lot that 

individual units may not have legal frontage on a public street. 
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APPLICATION 

 

2. (1) This by-law applies to all land within the Town of LaSalle. 

 (2) Notwithstanding the provisions of subsection 2(1), this by-law shall not apply to lands that 

are owned by and used for the purposes of: 

 

  (a) The Corporation; or 

  (b) A School Board as defined in section 1(1) of the Education Act; or 

  (c) The Corporation of the County of Essex. 

 

3. (1) Subject to the provisions of this by-law, development charges shall be payable by the 

owner of any land within the Town of LaSalle where such land is the subject of a 

development that requires any of the approvals set out in section 4 of this by-law. 

 (2) Town Wide development charges are payable by the owner of land at the time of the 

issuance of a building permit. 

 (3) Area Specific development charges and/or development charges calculated on an area 

basis are payable by the owner of the land at the time of the execution of the development 

agreement. 

 (4) The Corporation may, by an agreement in writing, give an owner of land a credit towards 

all or part of a development charge in exchange for that owner performing works that 

relate to a designated municipal service for which a development charge or a part thereof 

is imposed under this by-law. 

 

4. Development charges are hereby imposed on all lands within the Town of LaSalle that are 

developed or proposed to be developed for residential uses or non-residential uses if the 

development or proposed development requires: 

 

(1) the passing of a zoning by-law or an amendment to a zoning by-law under section 34 of the 

Planning Act; 

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

(3) a conveyance of land to which a by-law passed under section 50(7) of the Planning Act 

applies; 

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

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

(6) the approval of a description under section 50 of the Condominium Act; or 

(7) the issuing of a permit under the Building Code Act, 2006, in relation to a building or 

structure. 

 

5. Notwithstanding the provisions of section 4 herein, if two or more of the actions described in 

section 4 occur at different times, additional development charges may be imposed by the 

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

 

6. The development charges imposed under this by-law have been calculated for the categories of 

designated municipal services and the components thereof as set out in Schedule “A” to this by-

law. 

 

 

DEVELOPMENT CHARGES 

 

7. (1) The town-wide development charges as set out in Schedule “A” to this by-law shall apply to 

and be imposed on all land within the Town of LaSalle being developed for residential uses 

according to the type of residential unit to be developed thereon, which development 

charge shall be payable on a per dwelling unit basis. 

 

  (a)  For development occurring outside the municipal urban area, as defined in 

Schedule “B” to this by-law, and not connecting to the municipal waste water 

collection system the waste water portion of the town-wide development charge 

shall not be included in the amount payable 

 

(2) The town-wide development charges as set out in Schedule “A” to this by-law shall apply to 

and be imposed on all land within the Town of LaSalle being developed for non-residential 

uses according to the according to the provisions of this by-law, which development 

charges shall be payable for each square foot of the gross floor area of the building or 

buildings to be constructed thereon. 

 

(3) No development charge shall be imposed on land within the Town of LaSalle being 

developed for industrial or institutional uses. 
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EXEMPTIONS 

 

8. Notwithstanding the provisions of this by-law, no development charge shall be payable where the 

development: 

 

(1) is limited to the enlargement of an existing dwelling unit;  

 

(2) is limited to the creation of up to two additional dwelling units as prescribed, subject to the 

prescribed restrictions, in prescribed classes of existing residential buildings as set out in 

the Regulations to the Development Charges Act, 1997;  

 

(3) is the enlargement of the gross floor area of an existing industrial building in accordance 

with the provisions of section 4 of the Development Charges Act, 1997;  

 

REMOVAL OF BUILDINGS 

 

9. (1) Where a building or structure is removed from any land used for residential uses, and a 

new building or structure is proposed to be constructed in its place on the same land, no 

development charge shall be payable upon the issuance of a building permit for the new 

building or structure containing the same number of dwelling units as the old building or 

structure if the said building permit is issued within 3 years of the removal of the old 

building or structure. 

 

 (2) For the purposes of subsection 10(1) herein, "removed" shall include the physical moving 

of a building or structure, or the destruction of a building or structure as a result of any 

man-made or natural disaster. 

 

DEMOLITION CREDIT 

 

10. (1) Where a building or structure has been demolished or is to be demolished, in whole or in 

part, a demolition credit shall be given as provided herein for such demolished building or 

structure or part thereof against development charges otherwise payable with respect to 

development on the same land. 

 

(2) A demolition credit shall be given only where the date of demolition is three years or less 

prior to the date of the filing of the application for a building permit for the development of 

the same land.  For the purposes of this section, the date of demolition shall be deemed to 

be the date of issuance of a demolition permit by the Corporation. 
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(3) The demolition credit shall be calculated according to the following formula: 

 

A - (B x C) = D 

 

where: 

D =  development charges net of demolition credit (cannot be a negative amount) 

A = development charges otherwise paid or payable 

B = the number of residential dwelling units demolished no earlier than three years 

prior to the date of the filing of the application for the building permit 

C =  the current residential development charge per dwelling unit which applies to 

residential units of the type demolished 

 

(4) In no event shall the amount of the demolition credit herein exceed the amount of 

development charges otherwise payable with respect to the development of the said land. 

 

(5) The onus will be on the owner of land to provide all of the appropriate evidence required 

so as to justify and accurately calculate the demolition credit that may be owing to the 

owner pursuant to the provisions of this section. 

 

FRONT-ENDING AGREEMENT 

 

11. The Corporation may enter into a front-ending agreement with an owner of land on terms and 

conditions satisfactory to the Corporation and in accordance with the provisions of the 

Development Charges Act, 1997.  The details pertaining to such agreements will be established as 

part of individual development plan of subdivisions and/or other pertinent Planning Act 

applications 

 

INDEXING 

 

12. Development charges imposed pursuant to this by-law may be adjusted annually without 

amendment to this by-law, commencing on January 1st, 2017 and on January 1st of each year 

thereafter, in accordance with the September Statistics Canada Quarterly, Construction Price 

Statistics, catalogue number 62-007, or as otherwise prescribed by the Regulations to the 

Development Charges Act, 1997. 
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GENERAL 

 

14. This by-law shall be administered by the Treasurer of the Corporation and shall be enforced by the 

Chief Building Official of the Corporation. 

 

15. This by-law shall come into force and take effect on the final passing thereof. 

 

16. This by-law shall expire 5 years after the date it comes into force and takes effect, unless this by-law 

is repealed at an earlier date. 

 

17. By-law 7677 of the Corporation, finally passed on August 12th, 2014  , as amended, be and the same 

is hereby repealed. 

 

18. This by-law may be referred to as the Town of LaSalle Development Charges By-law, 2015. 

 

 Read a first and second time and FINALLY PASSED this 15th day of December 2015. 

 

 

1st Reading – December 15, 2015         

                  MAYOR – K. Antaya 

2nd Reading – December 15, 2015 

 

3rd Reading – December 15, 2015         

                  CLERK – B. Andreatta    
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APPENDIX B: 

 

DEVELOPMENT CHARGE 

 METHODOLOGY AND CALCULATION 

 

Source: 

2004 Town of LaSalle Development 
Charges Background Report  

prepared by C.N. Watson & Associates 
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This Chapter summarizes the method that must be used to determine the development charges that 

may be imposed, pursuant to subsection 5(1) of the Development Charges Act, 1997 and several related 

sections. These requirements are illustrated schematically in Figure 4-1 and discussed in turn below. 

 

Figure 4-1:  The process of calculating a development under the new act that must be followed: 

 

 
4.2 Estimate Increase in the Need for Service 

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

service attributable to the anticipated development," for each service to be covered by the by-law. 

There must be a link or attribution between the anticipated development and the estimated increase in 

the need for service. While the need could conceivably be expressed generally in terms of units of 
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capacity, subsection 5(1)3, which requires that a Municipal Council indicate that it intends to ensure that 

such an increase in need will be met, suggests that a project-specific expression of need would be more 

appropriate. 

 

4.3 Exclude Local Services to be installed or paid for by an Owner 

Local services related to a plan of subdivision within the area to which the plan relates, to be installed or 

paid for by the owner as a condition of approval under s.51 of the Planning Act (or s.53 re consents) may 

not be included in the DC by-law and may be covered as a condition of such approval. It is, therefore, 

important that the Municipality's practice in this area be defined so as to avoid duplication, omission 

and/or improper recovery in the case of any particular servicing requirement 

 

4.4 Reduction Required by Level of Service Ceiling 

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

would result in the level of service (for the additional development increment) exceeding the average 

level of that service provided in the municipality over the 10-year period immediately preceding the 

preparation of the background study ..." 0.Reg. 82/98 (s.4) goes further to indicate that "... both the 

quantity and quality of a service shall be taken into account in determining the level of service and the 

average level of service." 

 

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

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

units based on replacement costs, engineering standards or recognized performance measurement 

systems, depending on circumstances. When the quantity and quality factors are multiplied together, 

they produce a measure of the level of service, which meets the requirements of the Act, i.e. cost per 

unit. The average service level calculation sheets for each 10-year service component included in the DC 

calculation are set out in Chapter 5. 

 

4.5 Council's Assurance that the Need will be Met 

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

indicate '... that it intends to ensure that such an increase in need will be met" (subsection 5(1)3). This 

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

similar expression of the intention of Council (0.Reg. 82/98 s.3). A growth-related draft capital works 

program for the Town of LaSalle has been developed as part of the DC Background Study process. This is 

set out in Chapter 5. 

 

4.6 Long Term Capital and Operating Cost Examination 

This step calls for an "examination" of the long term "capital and operating costs" for capital 

infrastructure to be included in the development charge background study and considered by Council 

before passing a DC by-law. This examination is not formally a part of the method that must be used in 

calculating the charge, but must be included in the Background Study. "Operating costs" refer to all 

operating or non-capital costs, based on the definition of "capital" in the DCA, 1997, which would be 
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required for each service. "Capital costs" include the initial cost of emplacing the work (development 

charges and other funding sources), as well as the subsequent cost of repair and replacement. 

 

One standard that could be used in scrutinizing the above-referenced costs is the current level of 

operating costs per capita. Another more detailed standard, which goes beyond the requirements of the 

Act, would be the anticipated impact on tax levels, as determined by the application of a full fiscal 

impact model. The long-term capital and operating cost examination that forms part of this report is 

contained in Appendix C. 

 

4.7 Estimate Capital Costs 

4.7.1 Costs to be Incurred 

This step involves the application of capital costs to the increased services identified above. This involves 

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

addressed. 

 

The capital costs include those to: 

a) acquire land or an interest therein (including a leasehold interest) 

b) improve land 

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

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

furniture and equipment (other than computer equipment), materials acquired for library 

circulation, reference or information purposes 

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

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

g) costs of the development charge background study 

 

In addition, a development charge background study is required to present a cost allocation for each 

service, between those which will benefit new development and those which will benefit existing 

development, incurred during the term of the by-law and beyond. This information is provided in the 

infrastructure cost sheets in Chapter 5. 

 

4.7.2 Costs Already Incurred - Credits Carried Forward 

Section 8 paragraph 5 of 0.Reg. 82/98 indicates that a development charge background study must set 

out, "The estimated value of credits that are being carried forward relating to the service." Subsection 

17 paragraph 4 of the same Regulation indicates that, "... The value of the credit cannot be recovered 

from future development charges," if the credit pertains to an ineligible service. This implies that a 

credit for services can be recovered from future development charges. As a result, this provision should 

be made in the calculation, in order to avoid a funding shortfall with respect to future service needs. 
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4.7.3 Costs Already Incurred - Eligible Debt and Committed Excess Capacity 

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

debt incurred with respect to an eligible service may be included as a capital cost, subject to any 

limitations or reductions in the Act. Similarly, section 18 of 0.Reg. 82/98 indicates that debt with respect 

to an ineligible service may be included as a capital cost, subject to several restrictions. In addition, the 

DCA, 1997 allows for capital costs previously incurred for oversizing of facilities to service future growth 

to be included in the DC calculation, under specific provisions. The capacity must be "committed excess 

capacity under the provisions set out in s.5 of 0.Reg. 82/98. In order for such costs to be eligible, two 

conditions must apply. First, Council must have funded excess capacity that is able to meet service 

needs attributable to the anticipated development. Second, the excess capacity must be "committed," 

that is, either before or at the time it was created, Council must have expressed a clear intention that it 

would be paid for by development charges or other similar charges. For example, this may have been 

done as part of previous development charges processes. 

 

4.8 Reduction for Uncommitted Excess Capacity 

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

attributable to the anticipated development that can be met using the Municipality's "excess capacity," 

other than excess capacity which is "committed" (discussed above in 4.7). "Excess capacity" is 

undefined, but in this case must be able to meet some or all of the increase in need for service, in order 

to potentially represent a deduction. The deduction of uncommitted excess capacity from the future 

increase in the need for service, would normally occur as part of the conceptual planning and feasibility 

work associated with justifying and sizing new facilities, e.g. if a road widening to accommodate 

increased traffic is not required because sufficient excess capacity is already available, then widening 

would not be included as an increase in need. in the first instance. 

 

4.9 Reduction for Benefit to Existing Development 

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

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

requirement. Sanitary, storm and water trunks are highly localized to growth areas and can be more 

readily allocated in this regard than other services such as roads which do not have a fixed service area. 

 

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

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

sand dome simply replicates what existing residents are receiving, they receive very limited (or no) 

benefit as a result. On the other hand, where a clear existing service problem is to be remedied, a 

deduction should be made, accordingly such as in the case of the new wastewater treatment facility. 

 

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

timetabled on a municipal-wide systems basis. For example, facilities of the same type may provide 

different services or programs (e.g. baseball diamond vs. soccer pitch), As a result, residents will travel 

to different facilities to access the services they want at the times they wish to use them, and facility 
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location generally does not correlate directly with residence location. Even where it does, displacing 

users from an existing facility to a new facility frees up capacity for use by others and generally results in 

only a very limited benefit to existing development. Further, where an increase in demand is not met for 

a number of years, a disbenefit to existing development is involved for a portion of the planning period. 

 

4.10 Reduction for Anticipated Grants, Subsidies and Other Contributions 

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

grants, subsidies and other contributions made or anticipated by Council and in accordance with various 

rules as to attribution between the share related to new vs. existing development, i.e. the reduction is 

to occur in the same proportion as the increase in the need for service was reduced in step 4.2, unless 

the person making the contribution expressed a clear intention as to the allocation between existing and 

new development, at the time the contribution was made. (0.Reg. 82/98, s.6) 

 

4.11 The 10% Reduction 

Paragraph 8 of subsection 5(1) of the DCA requires that, "the capital costs must be reduced by 10 per 

cent." This paragraph does not apply to water supply services, waste water services, storm water 

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

primary services that the 10% reduction does apply to are parks, recreation, libraries and transit. 

 

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

other deductions have been made, as per the infrastructure cost sheets in Chapter 5. 

 

4.12 Financing. Inflation and Investment Considerations 

This step involves increasing the costs set out above for any particular service, where debenture debt is 

required, and there is an anticipated net financing cost requirement. These have not been included in 

Chapter 5, at this time. 

 

4.13 DC By-law(s) Spatial Applicability 

The DCA, 1997 permits a municipality to use a uniform municipal-wide development charge bylaw(s) for 

all services, area-specific by-laws to recognize distinctly different servicing situations, or a combination 

of the two approaches (s.2(7)(8)). Municipal-wide DCs and area-specific DCs can be contained within the 

same DC by-law or separate by-laws may be used. 

 

Area-specific development charges are typically used where services are only provided in a section of 

the municipality to the benefit of an identified group of benefiting parties (e.g. water, storm and 

sanitary sewer). 

 

The Town's present by-law provides for charges for the new units which connect to the wastewater 

system and one for areas not served by wastewater. These matters were discussed in Chapter Two. 
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4.14 Amount of the Charge by Type of Development 

Subsection 5(1)9 and 5(6) require that rules be developed to determine if a development charge is 

payable in a particular case and to determine the amount of the charge. Recommendations for these 

rules are contained in Chapter 7. Fundamentally, this involves allocating the costs which emerge from 

Subsection 5(1)8 as follows: 

 

Development Types 

 
 

The maximum cost to be recovered is the amount calculated under paragraphs 2-8 of subsection 5(1). 

Any "type of development" cannot be required to pay development charges that exceed the capital 

costs attributable to that broad type. Thus, the funding shortfall resulting from a development charge 

reduction (and/or exemptions) cannot be made up via higher development charges for other types of 

development. 
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GROWTH FORECAST  
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Source: 

Official Plan Review:  

MOVING FORWARD TOGETHER  

December 2014 
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C1 Population History 
 
The population of the Town of LaSalle has more than doubled in the last four decades, from 12,110 to 
28,643 persons between 1971 and 2011 --- an increase of 137% over 4 decades.  
 

 
 
However, during that period of time there was a decade (from 1976 to 1986) where no growth 
occurred.  The most rapid period of growth was experienced from 1996 to 2006, when the Town's 
population increased by over 7,000 persons from 20,566 to 27,652.  Since that time, the Town has 
experienced a more modest increase in population --- of less than 1,000 persons between 2006 and 
2011.  
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Change in LaSalle Population, 1991 to 2011 (last 20 Years) 
 

LaSalle Population Change By 5 Year 
Intervals 

Between 1991 
and 1996 

 

Between 1996 
and 2001 

Between 2001 
and 2006 

Between 2006 
and 2011 

Total 5 Year Increase in Population 3,936 4,719 2,367 991 

Total 5 Year % Increase 23.7% 22.9% 9.4% 3.6% 

Increase Per Year 787 944 473 198 

Average annual increase 4.74% 4.58% 1.88% 0.72% 

Source: Census Canada, 1991 to 2011 
 
For the region as a whole, from 1971 to 2011, the population of the Essex-Windsor Region has increased 
by 27%, from 306,390 to 388,782  --- less than 1 percent per year. 
 
During these four decades, the Essex-Windsor Region experienced several periods of robust economic 
growth together with several periods of economic decline. Between 2006 and 2011, the Essex-Windsor 
Region of Ontario lost in excess of 4,000 persons, due to net out-migration resulting from an economic 
slowdown of the regional economy that began in 2002.  
  
Notwithstanding this downturn in the regional economy, LaSalle’s population has continued to increase 
(albeit at a slower rate) due to: 
 

 the continued attractiveness and desirability of the various neighourhoods situated within the 
Town; 

 a relative abundance of fully serviced lots located within desirable neighbourhoods, 
interconnected by trails and sidewalks; 

 high quality homebuilders; and 
 a community that offers a broad range of highly sought after amenities and services in close 

proximity to major transportation corridors and employment centres. 
 
The table and figure that follows below provides a snapshot to illustrate the most recent 5-year 
population changes that were experienced in each of the municipalities located within the Essex-
Windsor Region.  
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Change in Total Population By Municipality in the Essex-Windsor Region, 2006 to 2011 (last 5 Years) 
 

Municipality 
 

2006 Total 
Population 

 

2011Total 
Population 

 

Change in 
Population 

Between 2006 and 
2011 

LaSalle 27,652 28,643 991 

Amherstburg 21,748 21,556 -192 

Tecumseh 24,224 23,610 -614 

Lakeshore 33,245 34,546 1,301 

City of Windsor 216,473 210,891 -5582 

Windsor CMA 323,342 319,246 -4,096 

Essex 20,032 19,600 -432 

Kingsville 20,908 21,362 454 

Leamington 28,833 28,403 -430 

All 7 Essex County Municipalities 176,642 177,720 1,078 

Total – Windsor-Essex Region 393,115 388,611 -4,504 

Source: Census Canada, 2006 and 2011 
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Notwithstanding the overall decline in population within the Windsor Census Metropolitan Area (CMA), 
there have been geographic areas within the CMA which have experienced a modest increase in 
population.  
 
LaSalle, parts of Lakeshore, and parts of South Windsor are the geographic areas within the Windsor 
CMA were population growth has occurred between 2006 and 2011.  
 
The table and figure below depict how the population has increased and/or declined during the last five 
(5) years within various geographic areas in the Windsor CMA. 
 

Geographic Areas within Windsor CMA 
 

Change in 
Population  

2006 to 2011 

Windsor – west of Huron Church Line -1,692 

Windsor – central, north of E.C. Row, between Huron Church Line  & Walker Rd -2,959 

Windsor – east, between Walker Rd  & Lauzon Rd -2,537 

Windsor – east of Lauzon Rd 871 

Windsor – south of E.C. Row 815 

Urban Tecumseh -524 

Rural Tecumseh and Windsor Annexed Lands -170 

Urban Lakeshore 1,825 

Rural Lakeshore -524 

Urban LaSalle 915 

Rural LaSalle 76 

Urban Amherstburg -262 

Rural Amherstburg 70 

Windsor CMA – All Geographic Areas -4,096 

Source: Census Canada, 2006 and 2011 
 
The population increases and decreases that we have observed during the last five (5) years throughout 
the Windsor CMA are not surprising, and are primarily the result of: 
 

 the continued attractiveness and the abundant supply of serviced lots in the newer suburban 
neighbourhoods, particularly the urbanizing neighbourhoods located in the Town of LaSalle and 
in the Town of Lakeshore; 

 out-migration and the aging of the remaining population who live in older inner City of Windsor 
neighbourhoods and in rural areas; and 

 a limited supply of existing serviced lots in the Town of Tecumseh. 
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The table and figure below depicts how the population has increased during the last forty (40) years 
within each of the municipalities which are part of the Essex-Windsor Region. 
 
The most recent population changes are consistent with these long-term demographic and economic 
trends ----- which have resulted in over 90 percent of the total increase in the Essex-Windsor regional 
population (74,925 out of 83,516 person increase from 1971 to 2011) taking place in Essex County 
municipalities.   
 
It should be noted that more than 60 percent of this long-term population increase was a direct result of 
the robust residential construction activity that has taken place in the 4 county municipalities (LaSalle, 
Amherstburg, Lakeshore and Tecumseh) which are an integral part of the Windsor Census Metropolitan 
Area.  
 
In should be noted that during these 4 decades the population for the City of Windsor remained virtually 
unchanged ---- 203,300 in 1971 and 210,891 in 2011, a 3.3 percent total increase over 40 years. 
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Change in Total Population By Municipality in the Windsor-Essex Region, 1971 to 2011 (last 40 Years) 
 

Municipality 
 

1971 Total 
Population 

 

2011 Total 
Population 

Change in 
Population 

Between 1971 and 
2011 

LaSalle 12,110 28,643 16,533 

Amherstburg 12,985 21,556 8,571 

Tecumseh 11,995 23,610 11,615 

Lakeshore 18,600 34,546 15,946 

Windsor 203,300 210,891 7,591 

Windsor CMA 258,990 319,246 60,256 

Essex 13,755 19,600 5,845 

Kingsville 13,835 21,362 7,527 

Leamington 19,515 28,403 8,888 

All 7 Essex County Municipalities 102,795 177,720 74,925 

Total – Windsor-Essex Region 306,095 388,611 83,516 

Source: Census Canada, 1971 to 2011 
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C2  County Population Forecast 
 
Where there is a two-tier local governance structure in place, the Provincial Policy Statement requires 
that the upper-tier municipality (which in LaSalle's case is the County of Essex), working in consultation 
with the lower-tier municipalities, shall: 
 

 identify, coordinate and allocate population, housing and employment projections for 
the lower-tier municipalities; 

 identify areas where growth or development will be directed, including the 
identification of nodes and the corridors linking those nodes; 

 identify targets for intensification and redevelopment within all or any of the lower-tier 
municipalities; 

 where transit corridors exist or are to e developed, identify density targets for areas 
adjacent or in proximity to those corridors; 

 identify and provide policy direction for the lower-tier municipalities on matters that 
cross municipal boundaries. 

 
On April 28, 2014, the Minister of  Municipal Affairs and Housing approved a new upper-tier Official Plan 
for the County of Essex.   
 
This is a 2nd generation Official Plan that replaced the 1st generation plan that had been in effect since 
July 2005. 
 
The following excerpt from the new County Official Plan helps to explain what the new upper-tier OP is 
intended to accomplish, and how the upper-tier plan is to be implemented by each of the 7 local lower-
tier municipalities in Essex County: 
 

"The purpose of the Essex County Official Plan is to establish a policy framework for 
managing growth, protecting resources and providing direction on land use decisions 
during the planning period to 2031. This Plan will: 
 
a)implement the Provincial Policy Statement at the County level; 
b)provide a policy framework that will provide guidance and direction to the seven local 
municipalities in their preparation and future interpretation of updated local Official 
Plans, Official Plan amendments and Zoning By-laws; 
c)establish a policy framework for coordination and cooperation between municipalities, 
both internal and external to the County, on planning, development, resources and inter-
municipal servicing issues that cross municipal boundaries. 
 
The Plan provides the fundamental policy framework from which more detailed land use 
planning can be continued by local municipalities.  Local Official Plans will implement 
and be in conformity with this County Official Plan by providing more detailed strategies, 
policies, and land use designations for planning and development at the local level."   

 
The 2014 County OP contains various land use, transportation, natural heritage and other schedules and 
policies that are meant to identify where urban development is permitted and encouraged in each of 
the 7 local municipalities.   
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This plan also contains extensive policies with respect to how natural heritage areas are to be protected, 
and the scope and nature of the environmental and other technical studies that have to be completed 
and submitted as part of all lot creation (i.e. draft plan of subdivision) and various other Planning Act 
applications. 
 
It should be noted that the County of Essex has been delegated the Provincial approval authority from 
the Minister of Municipal Affairs and Housing for all Draft Plan of Subdivision and Draft Plan of 
Condominium Applications.  In addition, the County is the delegated approval authority for all lower-tier 
Official Plans and Official Plan amendments.  County Council has further delegation this authority to the 
Manager of County Planning, to carry out this provincial approval authority on their behalf. 
 
The new Essex County OP includes population projections completed in 2011.  The following table 
includes the recently approved 20 year population projections for the County as a whole, and for each of 
the individual lower-tier municipalities, including the Town of LaSalle.   
 
These 20 year projections are to be carried forward and incorporated as part of all new lower-tier 
Official Plans prepared by each of the 7 county municipalities, including LaSalle. 
 
20 Year Population Projections - 2011 to 2031 
 

Municipality 2011 
Census 

Population 

Projected 
2031 

Population 

Allocated 
Growth 

Projected 
Total 

Increase in 
Population 

Projected 
Average 
Annual 

Increase in 
Population 

Amherstburg 21,556 25,860 12% 4,304 215 

Essex 19,600 22,150 7% 2,550 128 

Kingsville 21,362 24,400 9% 3,038 152 

Lakeshore 34,546 41,000 18% 6,454 323 

LaSalle 28,643 35,470 20% 6,827 341 

Leamington 28,403 33,490 15% 5,087 254 

Tecumseh 23,610 30,140 19% 6,530 327 

Total - Essex County 177,720 212,510 100% 34,790 1,740 

Source:  County of Essex Approved Official Plan, April 2014 
 
LaSalle's existing urban area boundary has been recognized in the County OP as a Primary Settlement 
Area.  Future urban growth and development is to place within these approved settlement area 
boundaries, in keeping with the settlement area policies adopted by County Council. 
 
It is the policy of the County OP that local official plans should be brought into conformity with the 
County OP within 2 years of the date of its approval (i.e. by April 2016).  As noted in an earlier Section of 
this report, the Planning Act requires that municipalities conduct a review of their Official Plan 
documents at least once every 5 years.   
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AND OPERATING COST  

EXAMINATION 
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Annual Capital and Operating Cost Impact  

 

As required under the Development Charges Act 1997, an analysis has been undertaken which assesses 

the long term capital and operating cost impact for the capital infrastructure projects identified within 

the development charge. 

 

As part of the analysis the incremental operating and maintenance costs associated with the capital 

expenditures have been identified as 3.0% of the original capital cost.  In addition to the operational 

impact, over time the original capital outlay will need to be replaced.  The method for assigning the 

replacement cost is the sinking fund method which provides over time money will contributed and 

invested annually and that the value of these fund (with interest) will equate the future replacement 

cost.  The replacement cost factors utilized are consistent with the factors identified by C.N. Watson and 

Associates in the 2004 background report. 

 

 

Asset Category Gross Capital 

Cost 

Replacement Cost 

Factor 

Annual 

Replacement 

Cost 

Provision 

Operating 

Cost 

Provision 

Total 

Annual Cost 

Provisions 

Administration 1,010,000       

Fire 4,581,200  25y 0.09133  418,000  137,000  555,000  

Police 2,702,300  25y 0.09133  247,000  81,000  328,000  

Recreation & Culture 19,247,100  25y 0.09133  1,758,000  577,000  2,335,000  

Library 1,007,900  40y 0.01656  17,000  30,000  47,000  

Public Works 2,000,000  25y 0.09133  183,000  60,000  243,000  

Transportation 56,643,000  25y 0.09133  5,173,000  1,699,000  6,872,000  

Waste Water 31,216,400  40y 0.01656  517,000  936,000  1,453,000  

Water 8,320,000  40y 0.01656  138,000  250,000  388,000  

Total 126,727,900      8,451,000  3,770,000  12,221,000  
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APPENDIX E: 

 

LOCAL SERVICE  
GUIDELINES 

 
Source: 

2004 Town of LaSalle Development 
Charges Background Report  

prepared by C.N. Watson & Associates 
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General Policy Guidelines on Development Charge and Local Service Funding for Road-Related, 

Stormwater Management, Water and Sanitary Sewer Works 

 

1. Roads 

1.1. Roads Internal to or within the area of the development - Direct developer responsibility under 

s.59 of the DCA (as a local service) to a two lane full urban cross section - incremental costs to 

expand to a three or four lane road to be included in the DC 

1.2. Upgrading Existing Roads (collector and arterial) external to development - Include in DC 

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

 

2. Traffic Signals and Control Systems 

2.1. Traffic signalization - include in DC calculation to the extent permitted under s.5(1) of the DCA. 

 

3. Intersection improvements 

3.1. New roads (collector and arterial) and road (collector and arterial) improvements - include as 

part of road costing noted in item 1. 

3.2. Intersections improvements within specific developments and all works necessary to connect 

to entrances (private and specific subdivision) to the roadway - Direct developer responsibility 

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

3.3. Intersections with County roads and provincial highways - include in DC calculation to the 

extent that they are Town responsibility. 

3.4. Intersection improvements on other roads due to development growth increasing traffic - 

include in DC calculation. 

 

4. Streetlights 

4.1. Streetlights on external roads - include in area municipal DC (linked to collector road funding 

source in item 1). 

4.2. Streetlights within specific developments - Direct developer responsibility under s.59 of DCA (as 

a local service). 

 

5. Sidewalks 

5.1. Sidewalks on MTO, County and local roads -direct developer responsibility through local service 

provisions (s.59 of DCA). 

5.2. Other sidewalks external to development (which are a local service within the area to which the 

plan relates) - Direct developer responsibility as a local service provision (under s.59 of DCA) 
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6. Bike Routes/Bike Lanes/Bike Paths/Multi-Use Trails/Naturalized Walkways 

6.1. Off-road bike routes, bike lanes, bike paths, multi-use trails, naturalized walkways external to 

development - Include in area municipal DCs consistent with the service standard provisions of 

the DCA, s.5(1). 

6.2. Bike lanes, within road allowance, internal to development - Direct developer responsibility 

under s.50 of the DCA(as a local service), 

6.3. Bike paths/multi-use trails/naturalized walkways internal to development – Direct developer 

responsibility under s.50 of the DCA(as a local service). 

6.4. Trail Bridges/underpasses, signalized pedestrian crossings and associated works - Include in 

area municipal DCs consistent with the service standard provisions of the DCA, s.5(1). 

 

7. Noise Abatement Measures 

7.1. Internal to or within the area of the development - Direct developer responsibility though local 

service provisions (s.59 of DCA) 

 

8. Land Acquisition for Road Allowances 

8.1. Land Acquisition for arterial roads - Dedication under the Planning Act subdivision provisions 

(s.51) 

8.2. Land Acquisition for collector roads - Dedication under the Planning Act subdivision provision 

(s.51). 

 

9. Land Acquisition for Easements 

9.1. Easements to be provided to the municipality at no cost. 

 

10. Storm Water Management 

10.1. Quality and Quantity Works, direct developer responsibility through local service provisions (s. 

59 of DCA). 

10.2. Oversizing of stormwater management works for development external to developments will 

be subject to best efforts clauses or front end financing. 

10.3. Marginal costs of storm sewers within the subdivision included in DC 1200 mm and larger 

nominal diameter 

 

11. Water 

11.1. Water storage, pumping stations and associated works to be included . - within the Town-wide 

DC, area municipal and County 

11.2. Watermains external to subdivisions 250 mm and larger included in the DC. 

11.3. Marginal costs of waterworks within the subdivision included in DC 250 mm and larger 

nominal diameter 

11.4. Connections to trunk mains and pumping stations to service specific areas, to be direct 

developer responsibility. 
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12. Sanitary Sewer 

12.1. Capacity costs for treatment, pumping stations and associated costs shall be included in the 

Town-wide DC. 

12.2. Sanitary trunk sewers as defined by the 2004 Dillon master servicing plan 375 mm diameter  

and larger and depth of 6.5 metres or greater external to subdivisions included in the Bouffard 

area specific DC and recovered via front end financing agreements. 

12.3. Connections to trunk mains and pumping stations to service specific areas, to be direct 

developer responsibility. 
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APPENDIX F: 

 

2015 DEVELOPMENT CHARGE 

SUMMARY 
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DETAILED CALCULATION 
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HISTORICAL SERVICE LEVEL  
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