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1. INTRODUCTION

1.1 The City of Toronto carried out a consultation process with representatives of BILD and
their consulting representatives throughout 2008, as documented in the October 27, 2008 staff
report to Executive Committee.

1.2 During that time, a number of meetings were held and the Background Study was
closely examined by a team of specialist consultants (in municipal finance, transportation and
water/sewer) on behalf of BILD lead by Randy Grimes of IBI and including Paul Sarjeant of BA
Group and Richard Morales of Cole Engineering Group. Seven separate sets of questions were
posed and answers provided in response over this period and these questions and answers are
set out in Appendices B through H herein.

1.3 These questions and the associated discussions proved to be useful in helping to ensure
that the calculation of the City's development charge is appropriate. The input provided by
those involved is appreciated. As a result of this detailed interactive process, a number of
proposed modifications have been made to the development charge calculation. Numerous
changes were made as part of transforming the March 20, 2008 draft Background Study into the
October 23, 2008 version. The balance of the changes is noted herein. We are satisfied that
the revised recommendations are fair, reasonable and consistent with the provisions of the
Development Charges Act.

The Background Study pages which were revised as a result of this input are contained in
Appendix A. The resultant modifications to the calculation of the development charge quantum
are explained and set out in section 2 of this report.

R e e
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2. BACKGROUND STUDY MODIFICATIONS

2.1 Introduction

2.1.1 The City released a draft for discussion purposes version of the subsequent
Development Charges Study dated March 20, 2008 to the BIL.D consultation group and met with
development industry and business association groups on March 28" and subsequently. As a
result of input received and related internal review, a significant number of modifications were
made to the draft DC calculation, particularly in the case of reductions concerning:

» Roads and related;

» DC credits for Railway Lands East;
* Spadina Subway extension;

s Transit (other);

+  Watermains;

» Wastewater Plants and Sewers;

+ Stormwater Management; and

e Pedestrian Infrastructure.

At the same time, cost recovery increases were introduced for water treatment, subsidized
housing and childcare, with little or no change involved for other services.

2.1.2 The modifications that are now proposed to the October 23, 2008 DC Background Study
are discussed in the paragraphs which follow. The modified capital cost and calculation sheets
are included as Appendix A.

2.1.3 The impact on the proposed development charge is summarized on Table 2-1 and
detailed in Tables 2-2 and 2-3, which follow.

2.2 Modifications re Roads and Related Development Charge
Recoveries

2.2.1 Pages 110-111 of the Background Study addressed the DC recoverable costs for the
Roads and Related capital program. The October 23, 2008 version shows “Net Costs
Benefiting Development” of $340,878,871, of a total capital program of $576,696,549 (59.1%).

2.2.2 The primary change made in the Addendum is to include an additional deduction for
$62,518,300 Ineligible re Level of Service. This was calculated as 10% of the gross capital
cost, other than the cost of the developer credits payable under projects #1-3 and the
W
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Waterfront projects (#35-52), which are required to serve a large concentrated area of growth
within the City.

2.2.3 The reason for making this cost deduction from the potential cost recovery is to provide
for the potential for the program to increase the City's roads level of service, as a result of the
inclusion of a number of types of projects with broad coverage that are difficult to account for in
making service level estimates, e.g. Unallocated Improvements. Consideration is also given to
a third service level measure for roads in the form of average network speed.

2.2.4 A small change was made in the case of “Unallocated Improvements,” reducing the
gross prograr cost from $49,485,000 to $47,744,000 (10% of the total program other than the
Waterfront and credit components).

2.2.5 The same benefit to existing development percentages were applied, but to a reduced

“Eligible Increase in Need,” with the result that the “Net Cost Benefiting Development” declined
from $340,878,871 to $308,630,594 in the Addendum (a 9.5% decrease).

2.3 Maodifications re Water Development Charge Recoveries

2.3.1 Pages 117 and 118 of the Background Study address the DC recoverable costs for
Water Treatment. The October 23, 2008 version shows “Net Costs Benefiting Development” of
$187,745,405 of a total capital program of $949,063,200 (19.8%).

2.3.2 The page has been reformatted in order to combine projects split across by-law periods
for increased clarity. Also, columns have been added to show the deductions as a percentage
of gross versus net costs, where applicable.

2.3.3 The Avenue Road projects (#29 and #30) now show a benefit to new deveiopment
amount of $37,251 and $566,231, down from $51,392 and $782,936 as a result of increased
benefit to existing development deductions. This reflects the fact that the projects are largely
replacement driven.

2.3.4 The Bathurst projects (#36 and #38) show a decline in potential DC recovery from
$1,088,894 and $15,438,000 to $774,033 and $10,974,000, respectively. This was done in
order to correct the calculation, so as to apply the appropriate growth recoverable deductions to
the net, rather than the gross, cost.

2.3.5 Minor adjustments were made to the Service Improvement Projects (#16, #17, #20, #21,
#56 and #62), in order to provide for 95% benefit to existing development and 5% growth. No
provision was made for post period capacity, as the currently available capacity will be fully

T R RO R —TTTTTI—————.
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consumed over the decade. These changes did not impact the size of the “net costs benefiting
new development”,

2.3.6 Page 121 of the Background Study addresses the DC recoverable costs for Watermains.
The October 23, 2008 version shows “Net Costs Benefiting New Development” of $57,570,572,
of a total capital program of $87,860,500 (65.5%).

2.3.7 The only provision for post period capacity made in the Background Study for this sub-
service, was 10% in the case of “Unallocated Improvements.” A detailed review of the
watermains listed indicates that many are at the end of their service life and would be scheduled
for replacement shortly, as part of the City’s coordinated capital program. As a result, 10% of
the gross costs have been deducted for watermains to address post period capacity, in addition
to the applicable benefit to existing development deduction.

2.3.8 This is in contrast to the situation with the sanitary sewer program where the value of
any additional capacity in the sewers is offset by the loss of value of the asset, incurred by
replacement before the end of the useful life, e.g. much of the sewer program is located in North
York and Scarborough where many of the sewers still potentially have 20+ years of useful life.

2.3.9 The Background Study includes a gross cost of $53,082,000 in Unallocated
Improvements (2013 to 2017), of which $34,503,300 (65%) is the Net Cost Benefiting New
Development. The Addendum reduces the gross costs to $37,100,250, which represents an
amount similar to the volume of work anticipated for the years 2008-12, plus a small
acceleration factor. This represents a more conservative approach to estimating future work to
be undertaken in this category.

2.4 Maodifications re Sanitary Sewer Development Charge
Recoveries

2.4.1 Pages 125-126 of the Background Study address the DC recoverable costs for Waste
Water Treatment Plants. The October 23, 2008 version shows “Net Costs Benefiting New
Development” of $74,614,660 of a total capital program of $1,126,471,200 (7%)

2.4.2 An adjustment has been made in the calculation in order to increase the post period
capacity deduction for Project WWTP2008-31 Highland Creek Plant Firm Capacity Upgrades
Phase V from 19% to approximately 78%. A review of the data shows that the expansion
created by this work will have a capacity of 36.5 ML/d and growth over the next ten years is
expected to generate flows in the range of 8 ML/d or 22% of capacity. The remainder of the
expansion would provide firm capacity for the post planning period.

Watson & Associates Economists Ltd. H:\torontolde 2008\addendum to dc study.doc



7.

2.4.3 As a result of making this higher post period capacity deduction, net costs benefiting
new development have deciined from $74,614,660 to $54,208,208 (27%).

2.5 Modifications re Library Development Charge Recoveries

2.5.1 Page 156 of the Background Study addresses the DC recoverable costs for the Library
capital program. The October 23, 2008 version shows “Net Costs Benefiting Development” of
$58,272,032 of a total capital program of $71,853,221 (81.1%).

2.5.2 Two types of adjusiments have been made in this Addendum to the “Benefiting to
Existing Development” column, as follows:

e District Facilities (#141, #148, #154, #145, #155, #151) now show a 30% deduction
(instead of 15%). This is the lower end of the range for a “Neighbourhood Service Area,”
in that District Facilities effectively cover a service area between “Large Area” and
“Neighbourhood” in size.

* Neighbourhood Facilities (#152, #162, #193, #7056, #7251, #7313, #337, #156, #2865,
#165, #163, #147) now show a 50% deduction (instead of 30%). This is the middle of
the range for “Neighbourhood Service Area” and is considered to be appropriate.

2.5.3 As a result of making these higher benefit to existing development deductions, the net
costs benefiting new development have declined from $58,272,032 to $55,487,082 {4.8%).

2.6 Modifications re Subsidized Housing Development Charge
Recoveries

2.6.1 Page 162 of the Background Study addresses the DC recoverable costs for the
Subsidized Housing capital program. The October 23, 2008 version shows “Net Costs
Benefiting New Development” of $81,536,923 of a total capital program of $348,012,439
(23.4%).

2.6.2 An adjustment has been made in the calculation in order to increase the “Benefit to
Existing Development” deduction from 50% to 65%. This has been done in order to reflect the
size of the waiting list in relation to the combined unit availability through the annual unit
turnover and creation of new units and the consequent difficulty that growth associated with new
housing over the next decade may have in acquiring subsidized housing accommodation, much
beyond the 32% priority waiting list category, which is assumed to apply pro rata across the
overall population.

2.6.3 As a result of making this higher benefit to existing development deduction, net costs
benefiting new development have declined from $81,536,923 to $57,075,846 (30%).
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TABLE 2-1
CiTY OF TORONTO

2008/9 CITY-WIDE DEVELOPMENT CHARGE CALCULATION

Oct. 23/08 Jan 5/09
Existing 2009 Calculated Addendum

Development Type Charge Charge Calculation
Residential (Per Dwelling Unit)
Single Detached 12,366 25,095 $23,382
Apartments 2 Bedroom and Larger 8,021 16,007 $14,914
Apartments Bachelor and 1 Bedroom 4,985 10,920 $10,174
Other Muitiples 9,841 20,348 $18,958
Dwelling Room 3,195 6,783 $6,319
Non-Residential Development per s.m.
(gross floor area)

* Retail 99.30

+ Other Non-Residential’ } 177.07 } $167.01

' Excluding discretionary and statutory exemptions

Watson & Associates Economists Lid.
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Table 2-2
City of Toronto - Development Charge Schedute - Per Two Bedroom Apartment
A B [+
Services Jan 1/09 Qct. 23/ 08 Jan 13/09
Current Calculated Addendum
Charge Charge Calculation
A MISC. TAX FUNDED SERVICES
1 Childcare 40 77 177
Emergency Shelters
Subsidized Housing 1,474 1,032
2 Sub-total Shelters/Housing 305 1,474 1,032
Ambulance Facilities
Ambulance Vehicles
3 Sub-lotat Emergency Medical Services 40 23 23
Recreation Facilities
Parkland Developmen
4 Sub-total Parks and Recreation 1,067 2,364 2,364
5 Civic lmprovements 64 177 177
6 Development Related Studies &8 226 226
Library Facilities
Library Materials
7 Sub-total Library 487 893 850
8 Fire Facilities 72 127 127
9 Police 104 204 294
10 Health 0 43 43
11 Pedestrian infrastructure 0 6 6

Sub-total Misc. Tax Funded Services

B ROADS
12 Roads

1,989

2,769

2,498

c TRANSIT

Spadina Subway Extension

Balance of Transit
Sheppard Subway Oversizing
Union Statiors Platform
Bus Surface Rapid Transit
Subway Expansion
Commuter Parking Lots

GO Transit
13 Sub-total Transit

RT Cars, Buses, Streeicars, Subwaycars

218
2,004

2,222

1,849
2,707

4,556

1,849
2,707

4,556

D RATE FUNDED SERVICES
Water Poliuticn Control Piant
Sanitary Sewers

14 Sub-total Sanitary Sewers

1,282

409

230

Water Supply
Water Mains
15 Sub-total Water

as

2,127

1,869

16 Storm Water Management

193

Sub-total Rate Funded Services

342

342

E SUMMARY

Misc. Tax Funded Services 2,277 5,804 5,319
Roads 1,889 2,769 2,498
Transit 2,222 4,556 4,556
‘Ra%e Funded Services 1,533 2,878 2,541
TOTAL 8.021 16,007 14,914
1212009 2:38 PM summary all services 2008 .xls



Table 2.3
City of Toronto - Non-Residential Development Charge Schedule - Per sq metre of Non-Residential GFA
A B C
Services Jan 1109 Oct. 23/ 08 Jan 13/09
Current Calculated Addendum
Charge Charge Calculation
A MISC. TAX FUNDED SERVICES
1 Childcare 0.4G 2.70 2.70
Emergency Shelters
Subsidized Housing
2 Sub-total ShelersiHousing 0.60 0.00 0.50
Ambulance Facilities
Ambulance Vehicles
3 Sub-tolal Emergency Medical Services 0.20 0.12 0.12
Recreation Facilities
Parkland Development
4 Sub-total Parks and Recreation 0.89 2.05 2.05
5 Chvic improvements 0.70 2.72 272
6 Development Related Studies 0.89 3.47 3.47
Library Facilties
Lisrary Materials
7 Sub-total Library 0.50 0.77 074
§ Fire Facilties .89 1.93 1.93
S Police 1.19 4.48 4.48
10 Health 0.00 0.09 009
11 Pedestiian Infrastructure G.00 0.41 0.41

Sub-tolai Misc. Tax Funded Services

B ROADS
12 Roads 25.92 4253 38.41
c TRANSIT
Spadina Subway Extension 20.32 20.32
Balance of Transit 41,19 41.19
Sheppard Subway Oversizing
Union Station Platform
Bus Surface Rapid Transit
Subway Expansion
Commuter Parking Lots
RT Cars, Buses, Streefcars, Subwaycars
GO Transit
13 Sub-total Transit 25.12 6151 61.51
D RATE FUNDED SERVICES
Water Pollution Control Piant
Sanitary Sewers
14 Sub-total Sanitary Sewers 32,97 10.87 7.74
Water Supply
Water Mains
15 Sub-lotal Water 4.97 37.39 34.61
16 Storm Water Management 4,66 6.03 6.03
Sub-totat Rate Funded Serviges
E SUMMARY
Misc. Tax Funded Services 5.66 18.74 18.71
Roads 2592 42.53 38.41
Transit 2512 61.51 81.51
Rate Funded Services 42.60 54.29 48.38
TOTAL 94.30 177.07 167.01

Watson & Associates Economists Ltd.

11212008 2:35 PM

10.

summary ak services 2006.xls (non-res addendum)



APPENDIX A

REVISED OCTOBER 23, 2008 DC BACKGROUND
STUDY PAGES
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Table B-3

CITY OF TORONTO
TIMING OF DC CAPITAL COSTS
FOR THOSE SERVICES THAT HAVE BEEN INFLATED (i.e. CURRENT DOLLARS)

Transit Non- Transit
Residential (Balance) Residential (Balance)
Current $ 2.5% Present Vaiue Current $ 2.5% Present Value
2008 18,317,801 1.000 18,317,801 2008 16,908,739 1.000 16,908,739
2009 21,002,951 0.976 20,490,684 2009 19,387,339 0.976 18,914,477
2010 21,002,951 0.952 19,990,911 2010 19,387,339 0,052 18,453,149
2011 21,002,951 0.929 19,503,328 2011 19,387,339 0.929 18,003,072
2012 21,002,981 0.906 19,027,637 2012 19,387,339 0.906 17,563,972
2013 4,403,599 0.884 3,892,140 2013 4,064,861 C.884 3,502,745
2014 4,403,599 0.862 3,797,210 2014 4,054,861 0.862 3,605,117
2015 4,403,509 0.641 3,704,595 2045 4,064,861 0.841 3,419,626
2016 4,403,599 0.821 3,614,239 2016 4,064,861 0.821 3,336,221
2017 4,403,580 0.801 3,526,087 2017 4,064,861 0.801 3,254,849
Totat 124,347,600 Totat 114,782,400
Present Value 115,864,630 Present Value 106,951,967
Non-
Residential Roads Residential Roads
Current § 2.5% Present Value Current § 2.5% Present Value
2008 26,349,555 ] 1.000 26,349,555 2008] 24,322,666 1.000 24,322,666
2009 12,005,867 0.976 11,713,044 2009 11,082,339 0.976 10,812,038
2010 8,563,618 0.952 8,141,457 2010 7,895,648 0.052 7.515,191
2011 8,553,618 0.929 7,942,885 2011 7,895,648 0.929 7,331,894
2012 8,653,618 0.906 7,749,156 2012 7,895,648 0.906 7,153,067
2013 18,224,805 0.884 16,108,072 2013 16,822,897 0.884 14,868,990
2014 15,865,734 0.862 13,680,973 2014 14,645,293 0.862 12,628,591
2018 15,865,734 0.841 13,347,291 2016 14,645,293 0.841 12,320,576
2016 15,865,734 0.821 13,021,747 2016 14,645,293 0.821 12,020,074
2017 15,865,734 0.801 12,704,144 2017 14,646,293 0.801 11,726,902
Tolal 145,704,020 Total 134,496,019
Present Valye 130,758,321 Present Valye 120,699,989
Non-
Residential Library Residential Library
Current § 3.0% Present Value Current § 3.0% Present Value
2008 5,011,167 1,000 5,011,167 2008 263,746 1.000 263,746
2009 B,171,518 0.971% 5,891,765 2009 324,817 0.971 315,356
2010 4,638,871 0.943 4,372,581 2010 244,151 0.943 230,136
2011 7,779,781 0.915 7,119,602 2011 409,462 0.915 374,716
2012 6,951,921 0.888 6,176,692 2012 365,801 0.888 325,089
2013 7,603,792 0.863 6,559,098 2013 400,200 0.863 345,216
2014 5,274,755 0.837 4,417,524 2014 277,619 0.837 232,501
2015 4,909,997 0.813 3,982,277 2015 258,421 0.813 210,120
2016 2,635,677 0.789 2,080,628 2016 138,720 0,789 109,507
2017 1,735,248 0.766 1,329,923 2017 091,320 0.766 69,986
Totai 52,712,727 Total 2,774,354
Present Vaiue 47,051,257 Present Value 2,476,382

Watson & Associates Economists Ltd.

H:\toronto\DC 2008\Cap Cost

22.



23.

APPENDIX B

MARCH 31, 2008 INITIAL QUESTIONS FROM BILD
AND ANSWERS PROVIDED APRIL 23, 2008

%
Watson & Associates Economists Lid. H:\toronto\de 2008\addendum to de study.doc
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Sent: Monday, March 31, 2008 5:26 PM

IBI

GROUP

Preliminary Comments From IBI Group
City of Toronto DRAFT D.C. Background Study
prepared by Watson & Associates - March 20, 2007

GENERAL COMMENTS
1. SECTION 3.2 RESIDENTIAL GROWTH

» Why is the growth forecast, both residential and non-residential, in the Background Study Section 3.2
significantly lower than the 2004 Background Study. How does this relate to the Places to Grow
projections?

» Secondly, why is the growth forecast limited to 10 years for all services, both hard and soft services
when many components of the infrastructure, particularly the hard infrastructure, will be servicing
growth beyond the period and little or no allowance for post period capacity has been allowed for.

2. SECTION 4.7

Can you please confirm that Council has approved all the projects in the growth forecast including the
Front Street extension? (Could we please receive a copy of the City Council approved 2008 capital
budget, complete with the detailed project listings by service? We have been provided with electronic links
on the City's website but the detailed information is not found at the link.)

3. SECTION 5.5 BENEFIT TO EXISTING DEVELOPMENT
Can you please indicate how the City differentiated between high growth area from other areas? How
was the percentage growth calculated and did it involve only residential or was it residential and

employment and how do the growth estimates directly relate to BTE calculations. Watson & Associates
are to provide a map as follow up to our meeting of Mar 28/08.

4. SECTION 5.8 POST PERIOD CAPACITY

We will be doing a comparison of Post Period Capacity comparing the assumptions in this Background
Study to the 2004 Background Study and wiil likely have questions after that review is complete.

What is the basis for using incremental rather than average cost based as noted in Section 5.8.27
5. SECTION 5.9 D.C. RESERVE FUND BALANCES

We had requested from the City information on Reserve Fund balances and the accounting for the
expenditures on Mar 12/08. We would expect this to be finalized and fully disclosed before the final DC

calculation.
6. SECTION 6.2 REDEVELOPMENT CREDITS

We think in this section the Study should make reference to the settlement with respect to the WSIB and
Princess Margaret Hospital iands.

We do not fully understand in Section 6.2.5 the fact that because Toronto has no industrial charge does
not imply that services are not being freed up and that servicing capacity would be released.

5th Floor, 230 Richmond Street West, Toronto, ON, MSV 1V6, Canada (416) 596-1930, FAX (416) 596-0644

Bl is a group of companies providing professional services and is affiliated with 1B] Group Architects,
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7. SECTION 6.2.6 POLICY CONSIDERATION RE NON-RESIDENTIAL REDEVELOPMENT

We reject the policy considerations respecting non-residential development over-riding the requirements
of the Development Charges Act to take redevelopment into account when calculating the charge.

The comment is also made that in many cases servicing capacity is noticnally released but demolition or
conversion is of limited value. This may not be the case, particularly in the longer planning horizon, and
this is one of the reasons why, in particular for the hard services, a longer term view should be used.

8. SECTIONG6.2.8

This section indicates the City proposes o reduce the quantum of its overall development charge by a
small amount in order to ensure that any possibie net residual servicing benefit beyond the items covered
in other sections does not result in the City recovering D.C. revenue that is in excess of the calculated
requirement. Can you please indicate how this is being allowed for in the calculation of the charge?

9. SECTIONG6.6.4

With respect to waterfront infrastructure projects, we are not sure of the meaning of Section 6.6.5C and
how that was included in the calculation of charge. We assume all of the Waterfront Projects have been
included in the City wide DC? Could you please expand and clarify?

APPENDIX A DEVELOPMENT CHARGE RECOVERABLE COST CALCULATIONS
10. SECTION A1 SPADINA SUBWAY EXTENSION

Could you please indicate how the requirements of the Development Charges Act with respect to the
Spadina subway level of service is being met? it is unclear from your Section A1-2.

With respect to the benefit to existing calculations, Section A-1.3.8 and the Post Period Benefit, we had
sent to you information on how we had proposed this be handied with respect to the York Transit portion
of the Spadina subway. In essence, because the subway extension will be servicing existing growth,
growth over the period and the post period growth, we had suggested that the allocation between these
three components be based on proportionate population and employment shares for the three
components. We still believe this is the most transparent and equitable method of aliocating the cost.

* RESIDENTIAL AND NON-RESIDENTIAL SPLIT.

We would suggest that the same split and methodology be used as for roads, i.e. is the population and
employment growth proportionate basis. This is also the method used for the other transit improvements,

11. SECTION A2 TRANSIT BALANCE

We are stilf reviewing the various components of the transit improvements. Our initial thoughts are that
the Sheppard Subway cost recovery and Union Station platform and Waterfront LRT utilize the same
methodology discussed above for the benefit to existing, post period benefit and growth related shares for
the Spadina line. We would suggest that the bus expansions and Scarborough RT vehicles be subject to

the historical service level cap.
12. SECTION A3 ROADS AND RELATED
We question in Section A3-4 why there is no post period capacity to any significan{ degree. It may be that

some of the benefit to existing is post period benefit but it is difficult for us to determine from the charts.
Your assistance would be appreciated.
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Further on the roads with respect to the unallocated improvements and in the absence of any details
associated with them, we would consider them to be inefigible. Have these aflocated improvements been
part of the Council approved capital budget?

13. SECTION A4 WATERMAINS / WATER PLANTS

Could you please indicate why the average daily demand level of service for watermains is 360
I/capita/day (maximum peak factor of 1.65) (ref p. 118) while the plant level of service has a residentiai
demand of 234 i/capita/day with a peaking factor of 1.44 (refp. 113)?

Could you also explain in more detail than on Page 120 how the cost associated with the unallocated
improvements was arrived at and how the various growth shares were determined.

* BENEFIT TO EXISTING AND POST PERIOD BENEFIT FOR WATERMAIN

Could you please explain in more detail how the benefit to existing was calculated and do we read the
Section Ad4-11 correctly that no post period benefit has been aliowed? If 80, we believe that it should be
taken into account on a project by project basis.

14. SECTION A5 SANITARY SEWER

Could you please provide detailed calculations regarding the benefit to existing and post period benefits
noted in Section A5-3.1? Please expand on the “unallocated sewer costs” and the growth shares.

15. SECTION A7 PARKS AND RECREATION

Could you please indicate how a specific project was defined as either serving a high growth area or other
area? We assume you did not do a calculation of the likely demand created from existing development
versus project growth on a project specific basis. Is that correct? If not, why not?

16. SECTION A8 LIBRARIES

Your level of service calculation for libraries now includes a land component in all cases whereas in past
years for the City of Toronto (2004 Background Study) you have separated out land from the historical
level of service. We suggest your earlier method is the preferred approach. We understand how the
service level cap of $65.66 million was arrived at. We believe from your calculations that it was based on
2008 replacement values. Why, therefore, have they been inflated in the case of libraries to $75.9 million?
We are having difficulty understanding the rationale as presented in this Section A-8.2 last paragraph.

17. SECTION A9 SUBSIDIZED HOUSING

How was the cost to the City providing social housing of $34,300/unit arrived at? It was included in the
2004 study at a cost of $14,949 per unit?

18. SECTION A10 POLICE

We have the same comments regarding the police level of service that we did for libraries, e.g., including
land where it was not included previously and inflating the 2008 values from $31 million for the service
level caps to $37.7 miilion.

19. SECTION A11 FIRE FACILITY

Same comments on Fire as we have on Police regarding the level of service and inflationary adjustment.
We are not sure whether the cost includes land cost or not. Could you clarify?



20. SECTION A15 CHILD CARE

Please indicate how the $30,000 per space historic service level quality calculation was estimated.

NEW SERVICES

We note that new service categories have been added including Health and Pedestrian Infrastructure. We
are reviewing these in detail and may have further comments after this review.

JWTTTR.2 Comespandence IBl-External\2008\PTA_toronlode_prelimeomments_watson2008-03-31.doc\2008-03-31\A
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From: Cam Watson

Sent: Wednesday, April 23, 2008 2:13 PM

To: "ajacob@ibigroup.com'

Cc: 'Shirley Siu'; Samuel Malvea; Barbara 0'Connor
Subject: RE: Toronto BC - Preliminary Comments

Audrey,

Responses to your questions of March 31 are attached.

Cam Watson, M.B.A, CMC, PLE

Watson & Associates Economists Ltd.
4304 Village Centre Court
Mississauga, Ontario L47 152
905-272-3600 ext. 225
watson@watson-econ.ca
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RESPONSES TO PRELIMINARY COMMENTS
FROM B! GROUP

1. Growth Forecast

a) 's lower than the 2004 forecast because of the anticipated decline in market
activity post-2011 (i.e. the new forecast primarily covers that period whereas the
2004 forecast did not).

b} The report discusses the relationship to PTG on p. 46.

) The 10-year forecast corresponds to the term of the City's 10-year capital
forecast. Post-period capacity has been allowed for, where applicable.

2. Section 4.7

a) We understand that you now have a copy of the 2008 budget and nine year
forecast. As we understand it, Council approves the 2008 cash flow and future
year commitments, as well as the five year capital plan (2008-2012), for both the
rate and tax supported program. Council receives the entire 2008 to 2017 capital
plan, and will be requested to approve the DC-related capital plan as part of the
DC by-taw approval process.

3. Benefit to Existing Development

a) The High Growth areas are generally as indicated on the map we provided you
previously. They represent the major clusters of population and employment
growth. The BTE calculations relate to the growth as explained in Section 5.5.

4, Post-period Capacity

a) As | think you're aware, the post-period capacity deductions in 2004 were, in
many cases, combined with BTE and the latter have been revised in 2008, as

explained.
Watson & Associsles Economists Lid, H:\toronto\DC 2008vesponses to 181 comments.doc
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b) Incremental cost (rather than average cost) is commonly used for this purpose in
order that the immediate beneficiaries of the service are involved in funding a
significant portion of the cost over the medium term {consistent with the cost of

providing service to them alone).

5, Reserve Fund Balances
a) DC reserve fund balance information is pending from the City.
6. Redevelopment Credits

a) The settlement re the WSIB and Princess Margaret was based on a fact decision
made at a particular point in time and doesn't represent general City policy on

this matter.

b) It is suggested that you need to read the entirety of the section to fully

understand the policy basis.

7. Redevelopment Credit

a) Same comment as above. There is no “override” involved.
b} Agreed that consideration needs to be (and was) given to the long term.
8. Section 6.2.8
a) Any “small reduction” in the DC that the City may or may not introduce {beyond
possibly fully exempting uses such as industrial) is not required as part of

validating the City's redevelopment credit proposals which will be further clarified
in the Background Study. Para. 6.2.8 will be deleted.

e e e e e e e e S -..M%
Watson & Assoviates Economists Ltd. H:itoronto\DC 2008\responses fo 18f comments.doc
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11.

12.

Section 6.6.4

a) Section 6.6.5¢ indicates that a number of the Waterfront projects in Appendix A-
18 have been included in the City-wide DC {as part of each applicable service
calculation). The balance are noted in A-18 but have not been included in apbC

calculation.

Spading Extension

a) ltem e} on page 15 clarifies that para. 4 of s.8.5(1) does not apply and para f)
indicates that the planned level of service is complete construction over the

2008-18 period.

b) When you speak of using growth in the three segments, what geographic
coverage are you proposing that growth to involve?

c) The basis for the Res./Non-res. split as outlined in A-1.7.4, is considered to be

reasonable.
Transit Balance
a) See 10(b) above.

b) Bus expansions and Scarborough RT vehicles are subject to the service level
cap, as per page 102. Perhaps we don't understand your question,

Roads and Related

a) As indicated, roads capacity improvements in Toronto are typically fully taken up
in a short period of time because of the leve! of road congestion.

b) The need for making provision for unallocated service improvements is as
outlined in the past in the circumstances faced by @ major municipality growing

Watson & Associates Economists Lid, H:\toronto\DC 2008vresponses to 18 comments. doc
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largely via redevelopment that cannot be fully anticipated or programmed. As
noted, the full program will be brought forward for Council approval,

13. Watermains/Water Plants

aj) A higher design standard is used for watermains than for plants because the
latter have more flexibility as a result of the impact of water efficiency and the

ability to phase projects in modules.

b} The watermain unallocated improvements for the 2013-2017 period are based on
an estimated spending level of $10,616,400/year. The lower level of unallocated
spending 2010-2012 reflects the fact that several named projects are

programmed to extend beyond 2009.

c) We'd be pleased to provide additional detail re the BTE calculation for
watermains. Is there a particular project you're interested in? The works
involved are those required by growth anticipated in the 10-year period without

oversizing.

14, Sanitary Sewer

a) Please advise as to the projects that can be used to illustrate the way in which
the costs were allocated. The unaliocated sewer provision is in the amount of
$10 million or approx. 13% of the allocated program, which is considered to be

an adequate provision,

15. Parks and Recreation

a) A project was designated as serving a high growth area if its core service area

embraced portions of a high growth area, as defined.

b} No, we did not focus on the demand created from existing development vs. area-
specific project growth for the reasons set out in Section 5.5, as part of explaining

the rationale for the methodology used.
Watson & Associates Economists Lid, H:itorontol\DC 2008Vvesponses to 18I comments.doc



186. Libraries

a) There are different ways of treating land costs {in or out of the level of service
calculation) and the method used in this case is widely accepted,

b) The level of service for libraries was inflated (by 4%lyear for § years) in order to
put the level of service cap consistent with the capital forecast that it is being
compared with, given that the capital forecast has been inflated by 4%/year and

the level of service cap is in 2008 $ without inflation.

17. Subsidized Housing

a) The $34,300 per unit figure reflects the anticipated actual average contribution by
the City of Toronto to Subsidized Housing units to be constructed over the next
ten years. Actual contributions will vary for individual projects. The 2008 value
of units in the existing inventory is, obviously, much higher. The service cap was
determined based on the number of units per capita. As indicated in the report,
the consideration of quality in the calcutation of service levels assumes that the
units to be constructed are similar in quality to the City's existing inventory in
terms of unit size and configuration (mix of unit types). Our approach serves to

isolate the City's future costs.

In the 2004 Study, an amount of $14,949 per unit was used to calculate the
combined quantity/quality service level cap. This figure reflected the anticipated
average City contribution to 5,400 affordable housing units with a total cost
$80,722,267 and reflects a different funding plan. We are using the most up-to-

date information.

a) Please see response to 16(b).
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a) Please see response to 16(b).

20 Child Care
a) The $30,000 average cost per child care space was estimated based on the
recent experience of the City of Toronto. For example, the average cost to build a
new day care facility has been approximately $40,000 per space and the average

cost to renovate an existing building for use as a daycare has been
approximately $25,000. The mid-point of the range (averaged down) was used.

21. New Services

a) Questions not yet raised,

Watson & Assoclates Econemists Lid, H:\torentol\DC 2008vesponses 1o I8 comments.doc
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APPENDIX C

APRIL 18, 2008 2"° SET OF QUESTIONS (INCLUDING APRIL
24, 2008 FOLLOW-UP) FROM BILD AND ANSWERS
PROVIDED APRIL 23 AND MAY 1, 2008 (ADDITIONAL
INFORMATION PROVIDED SUBSEQUENTLY - SEE
ATTACHMENT 5 TO JULY 30, 2008 RESPONSE

Watson & Associates Economists Ltd. HMorontd\DC 2008\addendum to de study.doc
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Cam Watson

From: Matthew Nisker [matthew.nisker@ibigroup.com]
Sent: Friday, April 18, 2008 11:56 AM

To: Joe Farag; Cam Watson; Shirley Siu

Cc: Randy GRIMES

Subject: 2008 Toronto DC Review

Attachments: PCSToronto DC Review-2.xls

Dear Cam, Joe and Shirley,
This email is sent on Randy Grimes' behalf.

Please find a comparison of the projects outlined in the City of Toronto's

2008 Draft Development Charge Background Study with the 2004 DC Background study. We have
questions about specific projects. We have highlighted certain projects in two different
colours depending on our concern.

The projects highlighted in yellow have seen an increase in their gross capital costs by
greater than 58%. We would like to understand the justification behind these relatively high

increases,

The projects that are highlighted in green have seen a decline in the percent allocated to
benefit to existing when comparing 2004 to 2008. Given the population growth since 2604 and
the decreased population non-residential forecasts in 2008 to date, could you please explain
the rationale for these decreases in benefit to existing and corresponding increases in

growth related shares.

We have also had issues establishing a correlation between the capital program and the list
of projects. We have been told that the costs and DC rates for the majority of the projects
in the draft background study were taken directly from the capital program. While the gross
capital cost for many projects can be correlated with the capital program, the amount of
money allocated from development charges is in certain cases less then

amount allocated in the draft background study. In fact, in the capital

program, there are many projects which do not have any dollars allocated to development
charges yet in the background study those same projects have money that is DC recoverable.
Can you please explain the discrepancies as well as the method of allocating development

charge funds?

We are also still awaiting a response regarding the reserve fund inquiries.
Thank you and we look forward to your response.

Matthew Nisker

IBI Group

230 Richmond St. West, 5th Floor
Toronto, Ontario

M5V 1ve

Tel: 416.596.193@ [x516]
Fax: 416.596.0644
E-mail: matthew.nisker@ibigroup.com
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~~--Qriginal Message-----

From: Cam Watson [mailto:watson@watson-econ.ca)

Sent: Wednesday, April 23, 2008 4:43 PM

To: matthew.nisker@ibigroup.com

Cc: rgrimes@ibigroup.com; Shirley Siu; Samuel Malvea; Barbara Q'Connor
Subject; RE: 2008 Toronto DC Review

Re your email of April 18. You are essentially enquiring about four
matters:

1. Projects where the gross capital cost between 2004 and 2008 has
increased by more than 50% (in yellow).

2. Projects where a decline occurred in the % allocated to benefit
to existing development between 2004 and 2008 (in green).

3.  Projects where the capital budget showed lower DC funding levels
than the amount in the draft Background Study {or no DC funding).

4.  Follow-up re earlier question re reserve fund enquiries.
Our response is as follows (in the same order as your enquiries):

1. Theincreases in capital costs reflect a combination of high
levels of cost inflation, in the interim, particularly for water and
sewer works, as well as roads, together with more detailed cost
estimates in a number of cases.

2. The rationale for determining benefit to existing development is
outlined in the Background Study in general terms in Section 5.5 and
throughout Appendix A. In a number of cases, this methodology was
refined and altered from what was assumed in 2004 and the modifications
are the product of these changes which are considered to be more
appropriate.

3. The DC allocations in the City's capital budget were estimated

on a conservative basis, prior to the preparation of the 2008 DC study.
For this reason you will find that the two do not match. Where there is
a difference, the draft Background Study should be relied upon. The
capital forecast assumptions will be adjusted subsequently.

4. The City's response reserve funds will be forthcoming shortly.

Cam Watson, M.B.A, CMC, PLE
Watson & Associates Economists Ltd,
4304 Village Centre Court
Mississauga, Ontario L4Z 152
905-272-3600 ext, 225
watson@watson-econ.ca
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From: Matthew Nisker [mailto:matthew.nisker@ibigroup.com]
Sent: Thursday, April 24, 2008 10:01 AM

To: Cam Watson
Cc: Scott R. Cole; Paul Sarjeant; Paula Tenuta; Lyn Townsend; Stephen Upton; Pat Berne; Barbara

O'Connor; Samuel Malvea; Shirley Siu; rgrimes@ibigroup.com
Subject: RE: 2008 Toronto DC Review

Cam,
in response to your email sent yesterday:

1. Theincreases in capital costs reflect a combination of high levels of cost inflation, in the interim, particularly
for water and sewer works, as well as roads, together with more detailed cost estimates in a number of cases.
Can we see the detailed sheets that support the cost increases?

2. The rationale for determining benefit to existing development is outlined in the Background Study in general
terms in Section 5.5 and throughout Appendix A. In a number of cases, this methodology was refined and altered
from what was assumed in 2004 and the modifications are the product of these changes which are considered to
be more appropriate. Can you explain the modifications in the approach used in the 2008 background study
compared to the study completed in 20047

3. The DC allocations in the City's capital budget were estimated on a conservative basis, prior to the
preparation of the 2008 DC study. For this reason you will find that the two do not match. Where thereis a
difference, the draft Background Study should be relied upon. The capital forecast assumptions will be adjusted

subsequently.

4. The City's response reserve funds will be forthcoming shortly.

Matthew Nisker

Bl Group

230 Richmond St. West, 5th Floor
Toronto, Ontario

M5V 1vE

Tel: 416.596.1930 [x516]
Fax: 416.596.0644
E-mail: matthew.nisker@ibigroup.com
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From: Cam Watson
Sent: Thursday, May 01, 2008 2:36 PM

To: 'matthew.nisker@ibigroup.com’
Cc: Scott R. Cole; Paul Sarjeant; Paula Tenuta; Lyn Townsend; Stephen Upton; Pat Berne; Barbara

O'Connor; Samuel Malvea; Shirley Siu; rgrimes@ibigroup.com
Subject: RE: 2008 Toronto DC Review

Matthew,

1. lunderstand that the City will be providing whatever cost information can be assembled next
week. [Information provided as Attachment 5 to July 30, 2008 response.]

2. The 2008 approach is clearly set out in Chapter 5 and Appendix A and the 2004 approach was
set out in the 2004 Background Study. We think that the former is more appropriate for the

City’s use.

Our basis for going with this approach is well described in the 2008 draft Background Study. It
simply reflects our further experience with Toronto’s circumstances and additional thinking in
terms of the most appropriate way of addressing the needs of new development and growth.

If you have questions or concerns with particular aspects of the 2008 methodology (or its application),
we would be pleased to discuss them with you.

Cam Watsere, M.B.A, CMC, PLE
Watson & Associates Economists Ltd.
4304 Village Centre Court
Mississauga, Ontario L4Z 152
905-272-3600 ext. 225
watson@watson-econ.ca
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APPENDIX D

MAY 26, 2008 FOLLOW-UP QUESTIONS FROM BILD
AND ANSWERS PROVIDED JULY 30, 2008
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IBI

GROUP

IBI Group’s Consolidated Questions Incorporating Questions from BILD’s Engineering
Consultants of Cole Engineering Group and BA Group
City of Toronto Draft D.C. Background Study
May 26, 2008

1. SECTION 3.2 RESIDENTIAL GROWTH - APRIL 1, 2008

e Why is the growth forecast, both residential and non-residential, in the Background Study Section 3.2
significantly lower than the 2004 Background Study. How does this relate to the Places to Grow
projections?

e Secondly, why is the growth forecast limited to 10 years for all services, both hard and soft services
when many components of the infrastructure, particularly the hard infrastructure, will be servicing
growth beyond the period and little or no allowance for post period capacity has been allowed for.

RESPONSE - April 23, 2008

a) It’s lower than the 2004 forecast because of the anticipated decline in market activity post-
2011 (i.e. the new forecast primarily covers that period whereas the 2004 forecast did not).

b) The report discusses the relationship to PTG on p. 46.

¢) The 10-year forecast corresponds to the term of the City’'s 10-year capital forecast. Post-
period capacity has been allowed for, where applicable.

FOLLOW-UP - May 26, 2008

a) Based on the extrapolated population forecasts from Places to Grow (2,879,000) and Flash
Forward (2,897,000) in 2018, see attachment 1, there seem to be major differences in the DC
background study which projects a population of 2,798,497 in Toronto in 2018. What is the
basis for this lower number in 20187

b) What is the basis for the estimated decline in market activity in 20117
2. SECTION 4.7 COUNCIL'S ASSURANCE - APRIL 1, 2008

Can you please confirm that Council has approved all the projects in the growth forecast including the
Front Street extension? (Could we please receive a copy of the City Council approved 2008 capital
budget, complete with the detailed project listings by service? We have been provided with electronic links
on the City's website but the detailed information is not found at the link.)

RESPONSE - April 23, 2008

a) We understand that you now have a copy of the 2008 budget and nine year forecast. As we
understand it, Council approves the 2008 cash flow and future year commitments, as well
as the five year capital plan (2008-2012), for both the rate and tax supported program.
Council receives the entire 2008 to 2017 capital plan, and will be requested to approve the
DC-related capital plan as part of the DC by-law approval process.

FOLLOW-UP - May 26, 2008
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a) We find that there are large differences between the capital program and the DC
background report with respect to sources of funding. For example in terms of water
treatment plants, project WTP2008 ~ 38, JOS - Bathurst-Dupont W/M — Construction, is
listed as having $10,292,000 recoverable through DCs, while the capital program does not
have any current funds allocated to DCs. Another example is the York Community Centre
indoor facility, as the capital budget indicated $5,930,000 of funding was to be received
from development charges, but the background study has $13,644,622 as DC recoverable.
What is the justification for this change in capital funding for these and other projects
between the capital program and the DC background report? Will City Council be made
aware of the discrepancies between the recently approved capital budget and the DC
background study?

3. SECTION 5.5 BENEFIT TO EXISTING DEVELOPMENT — APRIL 1, 2008
Can you please indicate how the City differentiated between high growth areas from other areas? How
was the percentage growth calculated and did it involve only residential or was it residential and
employment and how do the growth estimates directly relate to BTE calculations. Watson & Associates
are to provide a map as follow up to our meeting of Mar 28/08.
RESPONSE — April 23, 2008
a) The High Growth areas are generally as indicated on the map we provided you previcusly.
They represent the major ciusters of population and employment growth. The BTE
calcutations relate to the growth as explained in Section 5.5.
FOLLOW-UP - May 26, 2008
a) For soft services, without doing a detailed analysis of the relative benefit to existing and
growth related cost and post period benefit for each service area, a growth related share is
difficult to justify. As a result, the benefit to existing allocations in this background study
seem arbitrary. How were the percentages arrived at for each category?
¢ Section A.1. - City-wide Service Area — High Growth Area = 0-10%
+ Section A.2, - City-wide Service Area — Other Area = 0-10%
« Section B.3. - Large Area Servicing Coverage — High Growth Area = 0-10%
¢ Section B.4. ~ Large Area Service Coverage — Other Area = 15-25%
» Section C.5. - Neighbourhood Service Area ~ High Growth Area = 0-10%
» Section C.6. - Neighbourhood Service Area — Other Area = 30%, 50%, 70%

Further, can you provide justification as to how the 3 BTE percentages for “Section
C.6. — Neighbourhood Service Area — Other Area” are applied to the various projects?

Specific questions related to BTE for soft services are detailed in the relevant sections
below,

4. SECTION 5.8 POST PERIOD CAPACITY -~ APRIL 1, 2008

We wilt be doing a comparison of Post Period Capacity comparing the assumptions in this Background
Study to the 2004 Background Study and will likely have questions after that review is complete,

64.
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What is the basis for using incremental rather than average cost based as noted in Section 5.8.27

RESPONSE - April 23, 2008

a) As I think you’re aware, the post-period capacity deductions in 2004 were, in many cases,
combined with BTE and the latter have been revised in 2008, as explained.

b) Incremental cost (rather than average cost) is commonly used for this purpose in order that
the immediate beneficiaries of the service are involved in funding a significant portion of

the cost over the medium term (consistent with the cost of providing service to them
alone).

FOLLOW-UP - May 26, 2008
a) There is no allowance for post period benefit for soft services. We believe that in certain

cases these services will benefit beyond the 2018 time horizon. This is particularly
important because of the lower growth forecast used for this 10 year planning period.

5. SECTION 5.9 D.C. RESERVE FUND BALANCES - APRIL 1, 2008

We had requested from the City information on Reserve Fund balances and the accounting for the
expenditures on Mar 12/08. We would expect this to be finalized and fully disclosed before the final DC

calculation.
RESPONSE - April 23, 2008

a) DC reserve fund balance information is pending from the City.
FOLLOW-UP - May 26, 2008

a) We look forward to receiving the reserve fund statements as per the requirements set forth
by the DC Act and Regulations as soon as possible.

6. SECTION 6.2 REDEVELOPMENT CREDITS - APRIL 1, 2008

We think in this section the Study should make reference to the settlement with respect to the WSIB and
Princess Margaret Hospital lands.

We do not fully understand in Section 6.2.5 the fact that because Toronto has no industrial charge does
not imply that services are not being freed up and that servicing capacity would be released.

RESPONSE - April 23, 2008

a) The settlement re the WSIB and Princess Margaret was based on a fact decision made at a
particular point in time and doesn’t represent general City policy on this matter.

b) Itis suggested that you need to read the entirety of the section to fully understand the
policy basis.

FOLLOW-UP - May 26, 2008

a) We still do not understand your answer to the issue we previously asked about. Could you
please elaborate?
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7. SECTION 6.2.6 POLICY CONSIDERATION RE NON-RESIDENTIAL REDEVELOPMENT - APRIL
1, 2008

We reject the policy considerations respecting non-residential development over-riding the requirements
of the Development Charges Act to take redevelopment into account when calculating the charge.

The comment is also made that in many cases servicing capacity is notionally released but demolition or
conversion is of limited value. This may not be the case, particularly in the longer planning horizon, and
this is one of the reasons why, in particular for the hard services, a longer term view should be used.

RESPONSE - April 23, 2008
a) Same comment as above. There is no “override” involved.
b) Agreed that consideration needs to be (and was) given to the long term.

8. SECTION 6.2.8 TORONTO’S POSITION RE NON-RESIDENTIAL DC REDEVELOPMENT CREDITS
—APRIL 1, 2008

This section indicates the City proposes to reduce the quantum of its overall development charge by a
small amount in order to ensure that any possible net residual servicing benefit beyond the items covered
in other sections does not result in the City recovering D.C. revenue that is in excess of the calculated
requirement. Can you please indicate how this is being allowed for in the calculation of the charge?

RESPONSE - April 23, 2008

a) Any “small reduction” in the DC that the City may or may not introduce (beyond possibly
fully exempting uses such as industrial) is not required as part of validating the City’s
redevelopment credit proposals which will be further clarified in the Background Study.
Para. 6.2.8 will be deleted.

FOLLOW-UP - May 26, 2008

a) Section 6.2.8, regarding Toronto’s position re non-residential DC redevelopment credits,
states, “As a result, the City proposes to reduce the quantum of its overall development
charge by a small amount, in order to ensure that any possible net residual servicing
benefit beyond the items covered in paragraphs 6.2.7 above, do not result in the City
recovering DC revenue that is in excess of the calculated requirement.” From your
comments above and from previous meetings, it has been noted that this section will be
removed. What is the reason for this change in methodology?

9. SECTION 6.6.4 CITY-WIDE VS. AREA-SPECIFIC CHARGES - APRIL 1, 2008
With respect to waterfront infrastructure projects, we are not sure of the meaning of Section 6.6.5C and
how that was included in the calculation of charge. We assume all of the Waterfront Projects have been
included in the City wide DC? Could you please expand and clarify?
RESPONSE - April 23, 2008

a) Section 6.6.5¢ indicates that a number of the Waterfront projects in Appendix A-18 have

been included in the City-wide DC (as part of each applicable service calculation). The
balance are noted in A-18 but have not been included in a DC calculation.
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APPENDIX A DEVELOPMENT CHARGE RECOVERABLE COST CALCULATIONS
10. SECTION A1 SPADINA SUBWAY EXTENSION - APRIL 1, 2008

Could you please indicate how the requirements of the Development Charges Act with respect to the
Spadina subway level of service is being met? It is unclear from your Section A1-2.

With respect to the benefit to existing calculations, Section A-1.3.8 and the Post Period Benefit, we had
sent to you information on how we had proposed this be handled with respect to the York Transit portion
of the Spadina subway. In essence, because the subway extension will be servicing existing growth,
growth over the period and the post period growth, we had suggested that the allocation between these
three components be based on proportionate population and employment shares for the three
components. We still believe this is the most transparent and equitable method of allocating the cost.

* RESIDENTIAL AND NON-RESIDENTIAL SPLIT.

We would suggest that the same split and methodology be used as for roads, i.e. is the population and
employment growth proportionate basis. This is also the method used for the other transit improvements.

RESPONSE - April 23, 2008

a) ltem e) on page 15 clarifies that para. 4 of s.s.5(1) does not apply and para f) indicates that
the planned level of service is complete construction over the 2008-18 period.

b) When you speak of using growth in the three segments, what geographic coverage are
you proposing that growth involve?

c) The basis for the Res./Non-res. split as outlined in A-1.7.4, is considered to be reasonable.

FOLLOW-UP - May 26, 2008

a) If the subway cannot be completed fully within the timeframe of 2008-2018, based on what
you indicated in the level of service would have to be reduced. Can you indicate the
detailed timing of the completion of the subway?

b) With respect to question b) above, the geographic area is the entire City of Toronto as we
assumed in our proposal to the Region of York.

11. SECTION A2 TRANSIT BALANCE - APRIL 1, 2008

We are still reviewing the various components of the transit improvements. Our initial thoughts are that
the Sheppard Subway cost recovery and Union Station platform and Waterfront LRT utilize the same
methodology discussed above for the benefit to existing, post period benefit and growth related shares for

the Spadina line. We would suggest that the bus expansions and Scarborough RT vehicles be subject to
the historical service level cap.

RESPONSE - April 23, 2008
a) See 10(b) above.

b) Bus expansions and Scarborough RT vehicles are subject to the service level cap, as per
page 102. Perhaps we don’t understand your question.
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12. SECTION A3 ROADS AND RELATED - APRIL 1, 2008

We question in Section A3-4 why there is no post period capacity to any significant degree. It may be that
some of the benefit to existing is post period benefit but it is difficult for us to determine from the charts.
Your assistance would be appreciated.

Further on the roads with respect to the unallocated improvements and in the absence of any details
associated with them, we would consider them to be ineligible. Have these allocated improvements been
part of the Council approved capital budget?

RESPONSE - April 23, 2008

a) As indicated, roads capacity improvements in Toronto are typically fully taken up in a short
period of time because of the level of road congestion.

b) The need for making provision for unallocated service improvements is as outlined in the
past in the circumstances faced by a major municipality growing largely via redevelopment
that cannot be fully anticipated or programmed. As noted, the full program will be brought
forward for Council approval.

FOLLOW-UP - May 26, 2008

a) The Level of Service analysis results appear to reflect a qualitative service level. Is there
an intention to provide a quantitative service level analysis?

b) A more detailed explanation of the calculation of the “Current” level of service is required.
As presented it does not appear to meet the requirements of the DC Act, in that:

e itis based on 7 year old (2001) model data, and
e itis based on a single year, not on a 10 year historical average level of service

c) There are a large number of projects to which the roads related level of service (which is
based on vehicle kms/lane km) are not sensitive, for example:

o Strategic transportation initiatives

* Road/Rail separations (Finch at Morningside)
e Simcoe Street underpass

e Legion Rd Underpass

e Markham / Steeles Intersection Improvements

How is it that these projects are justified on the basis of the level of service analysis
approach that is presented?

d) The rationale and details of the calculations of the various “benefit to existing” allowances
(section A-3.3) need to be provided.

e) Further information is required to support the position that there is no post period capacity
built into the road program. This is of particular concern for projects, such as grade
separations, that are not explicitly supported by the level of service analysis presented to
date (as noted above).
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f) BA Consulting understands that detailed information about the projects included in the list
in the Background Study has already been requested. This information should include
information regarding the scope of work, and the basis for the cost estimates included in
the study. If costs have been developed from unit costs and “per kilometre” benchmark
costs, then details of those assumptions should be included.

13. SECTION A4 WATERMAINS / WATER PLANTS — APRIL 1, 2008

Could you please indicate why the average daily demand level of service for watermains is 360
I/capita/day (maximum peak factor of 1.65) (ref p. 118) while the plant level of service has a residential
demand of 234 I/capita/day with a peaking factor of 1.44 (ref p. 113)?

Could you also explain in more detail than on Page 120 how the cost associated with the unallocated
improvements was arrived at and how the various growth shares were determined?

e BENEFIT TO EXISTING AND POST PERIOD BENEFIT FOR WATERMAIN

Could you please explain in more detail how the benefit to existing was calculated and do we read the
Section A4-11 correctly that no post period benefit has been allowed? If so, we believe that it should be
taken into account on a project by project basis.

RESPONSE - April 23, 2008

a) A higher design standard is used for watermains than for plants because the latter have
more flexibility as a result of the impact of water efficiency and the ability to phase projects
in modules.

b) The watermain unallocated improvements for the 2013-2017 period are based on an
estimated spending level of $10,616,400/year. The lower level of unallocated spending
2010-2012 reflects the fact that several named projects are programmed to extend beyond
2009.

c) We'd be pleased to provide addition detail re the BTE calculation for watermains. |s there a
particular project you’re interested in? The works involved are those required by growth
anticipated in the 10-year period without oversizing.

FOLLOW-UP - May 26, 2008
Water Treatment

a) Project WTP2008-4 (D/WM Mark/Shep to Bayv/Finch - McNicoll to Warden) was
identified on the 2004 DC background Study with a total capital cost of $ 4,885,000 and
a combined BTE with PPC of 29%. In the proposed 2008 Study, capital cost increased
by 103% and PPC of 20.7%, with no deduction for BTE. With escalating capital costs
the DC recoverable increased from $74,496 to $923,982 in the period, yet no change in
scope and no explanation of cost increase. Can you please elaborate on the increased
capital cost and the reasoning for no BTE?

b) Projects WTP2008-5 and WTP2008-8 (D/WM Mark/Shep to Bayv/Finch - Ont. Hydro to
Don Mills, Leslie, Bayview and D/WM Mark/Shep to Bayv/Finch - Right-of-Way
Easements) in the 2004 Study have a combined BTE and PPC of 29%. However in the
proposed study, they have a 20.7% PPC and do not show BTE. The combined increase
of DC recoverable goes from $350,141 in 2004 to $2,384,779 in the 2008 DC background
study update with a total DC recoverable increase of 607% and 282% respectively. Can
you please explain these changes to BTE and DC recoverable?
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Without a project sheet it is difficult to understand the methodology for both the
increase and the shift to net growth. Cole Engineering requests more details on these
projects,

c) Projects WTP2008-36 and WTP2008-38 {(JOS Bathurst-Dupont WM) are new Joint
Optimization Study {(JOS) projects showing a large DC recoverable of 25.7%
{$11,123,492) with a PPC estimated as 57.3% ($24,758,739) with no BTE. In alarge
established residential neighbourhood Cole Engineering would expect BTE. Since this
is a2 JOS project between the Region of York and the City of Toronto, larger external
contributions would be expected. The total capital cost is estimated at $43,231,604 with
approximately 17% attributed to grants and other contributions. Details of these
projects in relation to the York Region requirements are necessary to understand the
DC charge and why there is no BTE. Cole Engineering requests more details for these
projects.

d) Cole Engineering reviewed the Water Efficiency Plan (WEP) to have an understanding
of the impact on water demand and DC chargeability and found discrepancies with the
estimated savings and cost of implementation. The WEP states that a target water
savings of 36 MLD is attainable; however, the Background Study states 20 MLLD. Cole
Engineering questions why the proposed DC is calculating efficiency reduction using
only 20 MLD instead of the larger number.

The 2004 DC Background Study used a capital cost split of 42% BTE and 58% DC
recoverable. In the proposed 2008 DC Background Study 100% is attributed to DC
recoverabie.

e) The total Horgan Water Treatment Plant expansion design and capital cost is estimated
at $201.6 million with a York Region contribution of $64.5 million. The total Toronto
growth component is estimated at $137.1 million ($201.6 million - $64.5 million) with a
split of 31% within the period and 69% post 2017. The proposed DC recoverable of
$42.5 million ($137.1 x 31%) for 49 MLD of treatment translates into a treatment cost of
$0.87/L to the development industry.

The proposed $34.7 million water efficiency program provides 20 MLD of treatment
credit at a cost of $1.73cents/L ($34.71 million = 20 MLD). Can you please justify why
100% of the project is DC recoverable in the 10 year period?

Please provide justification for the implementation of the WEP since it appears not
provide a cost-benefit ratio in favour of the implementation. In other words, it is
cheaper for growth to pay for more treatment rather than take the savings from WEP,

Watermains

a) Cole Engineering reviewed the methodology for allocating BTE calculations for new
projects (ltem - A-4.10-2) and undertook caiculations of existing pipe cross-sectional
area and compared them to the proposed sizes. The capacity increase is estimated as
the cross-sectional area increase. The proposed BTE percentages were calculated by
dividing the existing pipe area over the proposed pipe area. This procedure is
acceptable however project sheets are necessary to check any PPC. Cole Engineering
requests project sheets for these items.

b) Inregards to unallocated improvements of 2010-2012 (Item — A-4,10-3), Cole
Engineering analyzed the unaliocated portion of the watermain replacement by adding
all the projected project costs for 2008 and 2009 and divided by 2 years to calculate the
annual cost average. The annual cost of $4.16 million was used to calculate the total



costs for the next three years (2010-2012) for a total of $12.5 million. The BTE
assumptions for Unallocated Improvements are acceptable; however it is difficult to
assess any PPC without specific information on the areas to be served.

c) Cole Engineering followed the methodology as described in the Background Study for
unallocated improvements of 2013-2017 (Item A-4.10-4) and found inconsistencies.
Cole Engineering calculated a total capital cost of $21.2 million for Unallocated
Improvements (2013-2017) instead of the $53.1 million. These calculations should have
used the same approach as Item 2.2 above by using prices for the new projects and the
average annual cost. Due to the fact that details of development requirements are
unknown, a fair assumption would be to use the watermain replacement program for
2008 and 2009 as a basis for the calculations. The BTE amount for this item as
explained in Section A-4.10-4 in the Study does not match the 25.4%; Cole Engineering
requests more details on this calculation.

14. SECTION A5 SANITARY SEWER - APRIL 1, 2008

Could you please provide detailed calculations regarding the benefit to existing and post period benefits
noted in Section A5-3.1? Please expand on the “unallocated sewer costs” and the growth shares.

RESPONSE - April 23, 2008

a) Please advise as to the projects that can be used to illustrate the way in which the costs
were allocated. The unallocated sewer provision is in the amount of $10 million or approx.
13% of the allocated program, which is considered to be an adequate provision.

FOLLOW-UP - May 26, 2008

a) Cole Engineering reviewed the sanitary treatment level per capita used for the 2004 DC
Study and compared it to the draft background study and found the same level of service
has been maintained. While the sewershed approach in calculating PPC is acceptable;
more details are requested on how the PPC amount was calculated.

b) Refer to Follow-up d) in the water treatment section above. If the 20 MLD savings in water
usage is attained there would be less wastewater flowing into the treatment plant, there are
no calculations showing the reduction of treatment due to this item. The WEP for
wastewater will indeed create more capacity for the treatment of existing CSOs and/or PPC.
Cole Engineering requests more details on why the WEP has been attributed 100% to DC
recoverable but show no net reduction in treatment and no BTE

c) The projects of Chine Dr, Consumers Road, Finch Keele (Finch Avenue West) and
Consilium Place were identified on the 2004 DC background Study with combined BTE and
PPC ranging from 40% to 90% ($1,415,429). In the 2008 Study these projects are now 100%
DC recoverable when there is no apparent change in scope. Please explain why there is no
allocation to BTE or PPC. More details are required to identify the reason of the change
including project sheets to analyze the new level of service of these sewers.

15. SECTION A6 STORM WATER MANAGEMENT - MAY 26, 2008

Since the proposed methodology has not changed from the previous Study Cole Engineering did
not review in any depth the calculation of DC contributions. However, the Downspout
disconnection program with a DC recoverable of 10% ($840,000) is an example where larger BTE
could be argued as this program is being undertaken in established neighbourhoods and existing
developments. New development does not promote downspout connection to the storm system.

s
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16. SECTION A7 PARKS AND RECREATION - APRIL 1, 2008

Could you please indicate how a specific project was defined as either serving a high growth area or other
area? We assume you did not do a calculation of the likely demand created from existing development
versus project growth on a project specific basis. Is that correct? If not, why not?

RESPONSE - April 23, 2008

a) A project was designated as serving a high growth area if its core service area embraced
portions of a high growth area, as defined.

b) No, we did not focus on the demand created from existing development vs. area-specific
project growth for the reasons set out in Section 5.5, as part of explaining the rationale for
the methodology used.

17. SECTION A8 LIBRARIES — APRIL 1, 2008

Your level of service calculation for libraries now includes a land component in all cases whereas in past
years for the City of Toronto (2004 Background Study) you have separated out land from the historical
level of service. We suggest your earlier method is the preferred approach. We understand how the
service level cap of $65.66 million was arrived at. We believe from your calculations that it was based on
2008 replacement values. Why, therefore, have they been inflated in the case of libraries to $75.9
million? We are having difficulty understanding the rationale as presented in this Section A-8.2 last

paragraph.
RESPONSE - April 23, 2008

a) There are different ways of treating land costs (in or out of the level of service calculation)
and the method used in this case is widely accepted.

b) The level of service for libraries was inflated (by 4%/year for 5 years) in order to put the
level of service cap consistent with the capital forecast that it is being compared with,
given that the capital forecast has been inflated by 4%/year and the level of service cap is
in 2008$ without inflation.

FOLLOW-UP - May 26, 2008

a) Please justify the change from your previous methodology used in the DC with respect to
land costs.

b) We suggest a consistent methodology for level of service be utilized; if the capital program
has been inflated, it be brought back to 2008$ and compared to the 2008 historic level of

service.

c) We are concerned with the allocation of development charges in areas that are not
expected to see high levels of growth. For example Bloor/Gladstone Library renovation
has been only allocated 15% benefit to existing, reduced from 80% benefit to existing in
2004, without being located in a high growth area. St. Clair / Silverthorn, a new project in
the 2008 background study, is not located close to a high growth area, is only receiving
30% benefit to existing. These specific examples reflect how our uneasiness of the applied
BTE for soft services.

10
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18. SECTION A9 SUBSIDIZED HOUSING - APRIL 1, 2008

How was the cost to the City providing social housing of $34,300/unit arrived at? It was included in the
2004 study at a cost of $14,949 per unit?

RESPONSE - April 23, 2008

a) The $34,300 per unit figure reflects the anticipated actual average contribution by the City
of Toronto to Subsidized Housing units to be constructed over the next ten years. Actual
contributions will vary for individual projects. The 2008 value of units in the existing
inventory is, obviously, much higher. The service cap was determined based on the
number of units per capita. As indicated in the report, the consideration of quality in the
calculation of service levels assumes that the units to be constructed are similar in quality
to the City’s existing inventory in terms of unit size and configuration (mix of unit types).
Our approach serves to isolate the City’s future costs.

In the 2004 Study, an amount of $14,949 per unit was used to calculate the combined
quantity/quality service level cap. This figure reflected the anticipated average City

contribution to 5,400 affordable housing units with a total cost $80,722,267 and reflects a
different funding plan. We are using the most up-to-date information.

19. SECTION A10 POLICE - APRIL 1, 2008
We have the same comments regarding the police level of service that we did for libraries, e.g., including
land where it was not included previously and inflating the 2008 values from $31 million for the service
level caps to $37.7 million.
RESPONSE - April 23, 2008

a) Please see response to 16(b).

20. SECTION A11 FIRE FACILITY - APRIL 1, 2008

Same comments on Fire as we have on Police regarding the level of service and inflationary adjustment.
We are not sure whether the cost includes land cost or not. Could you clarify?

RESPONSE - April 23, 2008
a) Please see response to 16(b).
21. SECTION A15 CHILD CARE - APRIL 1, 2008
Please indicate how the $30,000 per space historic service level quality calculation was estimated.
RESPONSE - April 23, 2008
a) The $30,000 average cost per childcare space was estimated based on the recent
experience of the City of Toronto. For example, the average cost to build a new day care
facility has been approximately $40,000 per space and the average cost to renovate an

existing building for use as a daycare has been approximately $25,000. The mid-point of
the range (average down) was used.

11
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22. NEW SERVICES - APRIL 1, 2008

We note that new service categories have been added including Health and Pedestrian Infrastructure.
We are reviewing these in detail and may have further comments after this review.

RESPONSE - April 23, 2008
a) Questions not yet raised.
CAPITAL COSTS - EMAIL FROM APRIL 18, 2008
Please find a comparison of the projects outlined in the City of Toronto's 2008 Draft Development Charge
Background Study with the 2004 DC Background study. We have questions about specific projects. We

have highlighted certain projects in two different colours depending on our concern.

The projects highlighted in yellow have seen an increase in their gross capital costs by greater than 50%.
We would like to understand the justification behind these relatively high increases.

RESPONSE - April 23, 2008

The increases in capital costs reflect a combination of high levels of cost inflation, in the interim,
particularly for water and sewer works, as well as roads, together with more detailed cost
estimates in a number of cases.

FOLLOW UP - April 23, 2008
Can we see the detailed sheets that support the cost increases?
RESPONSE - May 1, 2008

I understand that the City will be providing whatever cost information can be assembled next
week.

BENEFIT TO EXISTING — EMAIL FROM APRIL 18, 2008
The projects that are highlighted in green have seen a decline in the percent allocated to benefit to
existing when comparing 2004 to 2008. Given the population growth since 2004 and the decreased

population non-residential forecasts in 2008 to date, could you please explain the rationale for these
decreases in benefit to existing and corresponding increases in growth related shares.

RESPONSE - April 23, 2008

The rationale for determining benefit to existing development is outlined in the Background Study
in general terms in Section 5.5 and throughout Appendix A. In a number of cases, this
methodology was refined and altered from what was assumed in 2004 and the modifications are
the product of these changes which are considered to be more appropriate.

FOLLOW-UP - April 23, 2008

Can you explain the modifications in the approach used in the 2008 background study compared
to the study completed in 2004?

RESPONSE - May 1, 2008

12



The 2008 approach is clearly set out in Chapter 5 and Appendix A and the 2004 approach was set
out in the 2004 Background Study. We think that the former is more appropriate for the City’s use.

Our basis for going with this approach is well described in the 2008 draft Background Study. It
simply reflects our further experience with Toronto’s circumstances and additional thinking in
terms of the most appropriate way of addressing the needs of new development and growth.

CAPITAL PROGRAM - EMAIL FROM APRIL 18, 2008

We have also had issues establishing a correlation between the capital program and the list of projects.
We have been told that the costs and DC rates for the majority of the projects in the draft background
study were taken directly from the capital program. While the gross capital cost for many projects can be
correlated with the capital program, the amount of money allocated from development charges is in
certain cases less then amount allocated in the draft background study. In fact, in the capital program,
there are many projects which do not have any dollars allocated to development charges yet in the
background study those same projects have money that is DC recoverable. Can you please explain the
discrepancies as well as the method of allocating development charge funds?

RESPONSE - April 23, 2008

The DC allocations in the City's capital budget were estimated on a conservative basis, prior to the
preparation of the 2008 DC study. For this reason you will find that the two do not match. Where
there is a difference, the draft Background Study should be relied upon. The capital forecast
assumptions will be adjusted subsequently.

UNIT COSTING - MAY 26, 2008

We are still awaiting a response regarding cost break down of unit costs. Additionally, we would

like to know if land acquisition costs were included in the costs for roads and whether we could
receive those details for the land acquisition component for the road projects.

J:\0777\5.0 Work (Design) Phase\consolidated questions2008-05-26.doc\2008-05-26\MN
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Attachment 1

Toronto Growth Projections

Places to Grow Flash Forward Toronto DC
Population | Employment | Population | Employment | Population | Employment
2001§ 2,590,000 1,440,0000 2,594,000 1,454,000 2,471,355

2011] 2,760,000 1,540,000] 2,855,000 1,616,000

Est. 2018] 2,879,000 1,682,000 2,897,000 1,688,100] 2,798.497 1,688,232
20214 2,930,000 1,600,000} 2,915,000 1,719,000
2001-2011 170,000 100,000 100,000 162,000
2011-2018 119,000 42,000 42,000 72,100
2011-2021 170,000 60,0001 60,000 103,000]
2018-2021 51,000 18,000 18,000 30,900
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RESPONSES TO IBI GROUP’S CONSOLIDATED QUESTIONS
(DATED MAY 26, 2008) CONCERNING THE CITY OF TORONTO’S
DRAFT DC BACKGROUND STUDY

1. a) The interpolated 2018 population figure from Places to Grow is 2,879,000 as you
note and the interpolation of the Flashforward 2021 projection is 2,798,497 which
was used in the DC calculation. The basis for the use of the lower number
(calculated from Flashforward Table 32, page 81) is that it does not include the
Census undercount of 3.27% (in contrast with Table 1, page 3), whereas the
Places to Grow number does. Thus, when you multiply 1.0327 X 2,798,497, you
get 2,890,008, which is very close to the Places to Grow interpolated number of
2,879,000. We explained this at the bottom of p.46 of the March 20/08
Background Study draft.

b} Market activity is expected to decline commencing approximately 2011, based on
the results of the studies and growth allocation process conducted by the Office
for the Greater Toronto Area and released in March 2000. Based on an
economic forecast and the relative competitiveness of the GTA versus other
North American City-regions, it was anticipated that the strongest growth would
occur 1996-2011, with a significant decline in Toronto's growth in the following 20
years. These regional forecast totals were inserted into the Official Plan (Section
2.1) as targets for 2031 by the Minister of Municipal Affairs and Housing.

Schedule 3 of the Provincial Growth Pian provides for the same total amount of
growth for Toronto in the 2001-2011 decade as in the 2011-2021 decade
(170,000 persons). However, the 10-year planning period used herein spans a
portion of both decades and, as noted above, assumes that the City by 2018 will
be squarely on track with its 2021 Growth Plan allocation.

2. a) The funding assumptions will be updated in the 2009 Capital Budget and
Forecast, which is scheduled to go before Council fater this year.

The DC allocations in the City's capital program were estimated by staff on a
conservative basis, prior to the preparation of the draft 2008 DC study. For this
reason you will find that the two do not match. Where there is a difference, the
draft Background Study should be relied upon. The capital forecast assumptions
will be adjusted by the City subsequently.

3. a) Four of the six categories involve a 0-10% benefit to existing development
deduction. The basis for those limited deductions is explained in section 5.5 of
the draft Background Study.

Much larger deductions are made in the case of C.6 for projects with a
neighbourhood service area which do not incorporate part of a high growth area
as designated on Map 5-1. A range of deductions (50% +/- 20%) is noted and
reasons are provided in Section 5.5 as to why a growth-related cost share is
applicable for projects in this category. The primary test to be met is one of
reasonableness as qualitative factors are also relevant.

%
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9.

Watson & Associates Economisis Lid.

In the case of local park projects, the mid-point of the range was used (i.e. 50%).
As indicated in the draft Background Study, a relatively small population increase
can give rise to the need for a project of this nature.

For neighbourhood libraries, the lower end of the range was employed (i.e. 30%).
All of the projects that are located outside of high growth areas are expansions to
existing branches and, therefore, do not involve the introduction of a new branch
to a previously underserviced area. Further, the additional floor area involved,
ranges from 850 sq.ft. to 5,000 sq.ft. Based on the average level of service of
0.72 sq.ft./capita, for every additional 1,000 persons, 720 sq.ft. of space would be
required simply to maintain current City-wide levels of service. Finally, users of
the library are mobile (as are inter-library materials) and may access the branch
based on location of home, place of employment, school, etc.

The quantity of "soft services" that can be funded by development charges is
capped by the 10-year average service level and eroded by benefit to existing
development and 10% statutory deductions. The per capita-based, level of
service cap removes any oversizing for growth beyond the 10-year period.

There is no evidence to suggest that maintaining the historic average level of
service will produce unused capacity at the end of the period.

We enclose Attachment #1, prepared by the City of Toronto Finance Department
which correlates the 2006 projects funded by development charges to the 2004
development charges background study. The City has also prepared a list of the
development charge funded projects for the years 2004 - 2006, including the
amount and source of other funding which is enclosed. The 2007 analysis is not
yet compiete.

The 2006 {parks) projects without a reference to the 2004 study are project
substitutions, and are growth-related projects not specifically identified in the
2004 study. Project number CPWO009-8 (Water Services Toilet Replacement),
and all capital projects beginning with “CPW009" relate to the Water Efficiency
Plan.  The urban development projects listed are growth-related Planning
studies, as well as Urban Development Services (routes and places) projects.

Our discussion of the proposed approach to redevelopment DC reductions is
contained in Section 6.2 of the most recent Draft (a copy of which is enclosed as
Attachment #2 and was distributed at the April 24, 2008 consultation meeting).
Your question asks about the treatment of the servicing capacity that would be
released via redevelopment. Qur consideration of that release of capacity is
explained in subsection 6.2.8. If you could be clearer about what we have said
that you don't understand or accept, we will endeavour to further clarify.

Not Applicable.

a)

No reduction is required in the quantum of the overall development charge for the
reasons stated in subsection 6.2.8 of the most recent Draft (Attachment #2).

Not Applicable.
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10. a)

The Spadina Subway is scheduled to open in mid-2015 for revenue service and
we enclose a bar chart schedule by major project component (Attachment #3).

The subway extension will provide broad service benefits to growth City-wide, but
a higher order of benefits is involved for new residential and non-residential
development to be located within the subway extension corridor. We have given
consideration to both geographic benefiting areas.

11. Not Applicable.

12. a)

d)

The historic level of service for roads is addressed in the background study both
in terms of quantity (vehicle kms per lane km) and quality {engineering road
design standards (eg. pavement width and depth, curb configuration, etc.)

Section 5(1)4. of the DCA states that estimated increase in need must not
exceed the average level attained over the past ten years.

The guantity service level shown in the draft background study (Section A-3.2)
addresses three specific points in time. By interpolation for the interval years,
the average is in the range of 450 to 460 vehicle kms/lane km. Given recent
construction experience, this is considered to be a reasonable assumption. This
is well below the anticipated service level of almost 495 vehicle kms/lane km
once the 2008-2018 capital program is emplaced. Therefore, the implementation
of the proposed capital program will not increase service levels, as these levels
will decline over the 2008-2018 period.

One approach to addressing your concern would be to tabulate road/rail
separations, underpasses and intersection improvements City-wide and to devise
separate per capita service level caps for each of these measures. it is apparent
that the City presently has a very large number of these transportation facilities
and correspondingly high service level. It should also be noted that these
measures simply represent alternative means of facilitating traffic flow and travel
speeds and are not services unto themselves. In the interim, lane kms is the
generally used, overall proxy for the road and related service level.

The six benefit to existing development deductions in A-3.3 are based on general
practice and our assessment of what constitutes broad but reasonable provisions
for the various situational categories involved.

As noted on the roads capital cost sheet, the benefit to existing development
deduction “includes allowance for post period capacity.” In the case of roads,
this allowance is limited, given the traffic conditions involved in Toronto and the
rapid absorption of capacity increases; however, we will further review the
implications of the anticipated timing of the capital program.

in order to ensure that we are clear on what has been requested and with
respect to which projects, would you please clarify?
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Watson & Associates Economists Ltd.

Water Treatment

a)

d)

WTP2008-4 - this project has been completed and Toronto Water removed the
development charge recoverable from the calculation in the most recent draft
study.

WTP2008-5 — this project has been completed and Toronto Water removed the
development charge recoverable from the calculation in the most recent draft
study.

WTP2008-36 and WTP2008-38 — The DC recovery for 2008-18 is for 25.7% of
the gross cost which is net of York’s share of 17%. The remaining 57.3% will be
allocated to benefit to existing plus post period capacity. This reflects the fact
that the project involves the replacement and upsizing of an existing trunk
serving the area with a larger pipe and is therefore addressed in a similar fashion
to that described in Section A-4.10 #2.

Cole Engineering requested details concerning the cost-sharing between York
and Toronto. This information is contained within a confidential agreement
between the two parties and is not available for distribution.

Water Efficiency Plan (W.E.P.) -~ The water efficiency program has been
underway for a number of years already and reductions have already been
observed to date in excess of 16 ML/d. it is anticipated that demand over the
growth period will continue to show reductions due to water efficiency measures.
The resultant 20 ML/d factor was applied to the base demand in 2008 to account
for a continued reduction in existing demand.

As the purpose of the Water Efficiency Program is to generate capacity within
existing facilities to limit the size of expansions, there is no Benefit to Existing
from this program. The 2004 Study combined Benefit to Existing with Post
Planning Period Capacity, while the 2008 Study separated these components for
this service. There is no PPC assigned in the 2008 Study, as it is anticipated that
the capacity made available through the WEP will be fully used within the
planning horizon,

The W.E.P. cost is fully DC recoverable as it (the 20 ML/d in capacity) has been
netted from the development-related demand for water treatment capacity in A-
4.3. Water Efficiency measures impact more than just treatment, as suggested,
but also impact the size of water distribution and storage facilities. Using the
same logic applied by Cole Engineering, the total cost for water supply to the
development industry is $96 million which translates to $1.96/2 which is higher
than the Water Efficiency Plan recoverable which has been adjusted by Toronto
Water to $24 million in the most recent draft of the Background Study.

Watermains

a)

A project sheet is provided that includes the calculation for cross-sectional area
ratios (Attachment #4),
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b)

14, a)

b)

15. a)

In keeping with the 2004 Background Study, (pg D-38), new watermains are
designed based on service area needs and fire flow considerations and as such
little surplus capacity is generally considered to exist within watermain network
when capital works are completed. However, additional capacity may be
provided by watermain sizing which would be available for possible future
development or intensification. As a result, a 10% reduction will now be applied
to Unallocated work for post-period capacity.

As indicated in Section A-4.8 of the draft DC Background study, the detailed
projects represent a two year program (2008 and 2009) with some carry forward
in expenditures for certain projects (2008-12) initiated during the 2008 to 2009
period. Thus, the two year total of $21.2 million extrapolated to a ten year
program would result in over $100 million in expenditures. For purposes of the
draft DC calculation, a lower amount of $87 million was used to generally reflect
the carry forwards.

As per Section A-4.10 of the draft Background Study, the BTE calculation is as
follows:

Total Estimated cost of allocated projects for 2008-2009 is $21.2 million

Total Benefit to Existing for allocated projects is $5.4 million

Average Benefit to Existing = 5.4 million / 21.2 million = 25.4% which was used.

Post-Planning Period capacities available at the wastewater treatment plants
were calculated based on the balance remaining in rated plant capacities after
factoring in wastewater flows generated by anticipated growth in each
sewershed. Flows were calculated based on unit rates (factoring in Water
Efficiency measures) and the growth anticipated to occur in each Traffic Zone
contained with the sewersheds

The treatment capacity available at the wastewater treatment plants is calculated
based on generation rates that factor in water efficiency measures. This has
resulted in sufficient plant capacity being available in the existing systems to
service growth over the planning horizon and beyond without requiring plant
expansion.

The referenced projects will be revised to reflect the BTE/PPC factors included in
the 2004 Background Study.

Downspout Disconnection when considered along with the other factors
contained in the City’s Wet Weather Flow Master Plan provides a method of
source control which will help to offset the off-site impacts created by new
development.

16, Not Applicable.

17. a)

This is a more all-inclusive method of measuring service level and one that
captures the site-related aspect of the service provision, is easier to understand
re the DC treatment of future site purchase expenditures, and is becoming
standard municipal practice.
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18.
19.
20.
21,

22,

82.

b) Your suggestion is an equally acceptable method but produces the same result
and is not the approach that we have adopted.

c) Both of these projects are acknowledged to be focated outside of high growth
areas. The Bloor/Gladstone branch is a District Library and, therefore, has large
area servicing coverage and the St. Clair/Silverthorne branch is a Neighbourhood
Library. As indicated in Figure 5-1 of the draft Background Study, the BTE
deduction for facilities serving large areas outside of high-growth areas ranges
from 15-25%. For neighbourhood projects outside of high-growth areas, the
range is 30-70%. In the case of fibraries, the low end of the range was
employed. Section A-8.3 of the March 20, 2008 draft Background Study explains
the rationale for the deduction assumptions in each case. This is also discussed
in our response to Question 3(a).

Not Applicable.
Not Applicable.
Not Applicable.
Not Applicable.

Not Applicable.

Capital Costs — See response to question regarding increases in capital costs provided in
Attachment #5.

Benefit to Existing — Not Applicable.

Capital Program — Nat Applicable.

Unit Costing ~ [See “Capital Costs”, above. Response is pending from Transportation staff
regarding land costs.}
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6.2 Redevelopment DC Reductions

Legislative Requirements

8.2.1 Section 6, para. 3 of the DCA indicates that a development charge by-law must set out,
‘How the rules referred to in paragraph 1 [those for determining if & development charge is
payable in any particular case and for determining the amount of the charge] apply to the
redevelopment of fand.”

6.2.2 Beyond this general reference, there is no explicit requirement in the DCA for the
application of a redevelopment credit or reduction in the event of demolition and replacement or
use conversion. However, the Act does require that:

* uncommitted excess capacily be deducted in calculating a DC:

+ the tofal of the DCs to be imposed cannot exceed the capital costs considered in the
calculation;

¢ each type of development that is identified cannot be required lo pay DCs that exceed
the growth costs attributable to that type of development.

6.2.3 Mis significant to note that 5.5.5(8)2 of the Act states that:

“However it is not necessary that the amount of the development charge for a
particular development be fimited to the increase in capital costs, if any, that are
attributable to that particular development.” {underfining added)

What this means, in effect, is that if the cost of servicing a new building, buiit in the place of a
demolished building, is reduced, as a result of the availability of existing servicing that is no
fonger required, then, in calculating the DC, that cost saving can be spread over all new
buildings of the same type and does not have to be isolated to the benefit of the particutar
redevelopment site involved.,

Existing City Policy

6.2.4 $.5415-7 C of By-Jaw 547-2004 sets out the City's development charge policy with
respect to redevelopment, Where a demolition permit has been issued within 36 months prior to
the submission of a complete building permit application re a building or structure on the same
tand or a use conversion is similarly involved, the DCs otherwise payable are to be reduced as

follows:

a} in the case of residential uses being redeveloped for residential purposes, the DC will be
reduced by muitiplying the applicable DC in Schedule A of the by-law by the number and

T S e ——
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type of dwellings to be demolished or converted {to the limit of the DCs otherwise
payable with respect fo the redevelopment);

b) in the case of non-residential uses redeveloped for non-residential purposes, DCs will
only be imposed on any additional non-residential floor area in excess of the existing
non-residential GFA to be demoiished or converted:

c) no such DC reduction provisions are available for residential redeveiopment fo non-
residential use or for non-residential redevelopment to residential use.

Standard Redevelopment DC Reduction Practice

6.2.5 General municipal practice is ta give a redevelopment reduction equal to the amount of
the DC that would have been payable on the building(s} demolished as if they were to be newly
constructed and had applied for a building permit. That approach implicitly recognizes that a
runicipality may not have to provide servicing capacily in that amount, as it is notionally already
there, but is freed up for other use, as a resuit of the demolition/conversion. It alsa implicitly
assumes that such servicing capacity release was not addressed and allowed for in the

calculation of the DC,

in Toronto's case, the City has no industriat development charge and it is industrial floor area
that is being extensively demotished/converted in the City. Use of this standard municipal
approach in Toronto would therefore result in no DC reduction being given for industrial

demolitions/conversions,

Policy Consideration re Non-Residential Redevelopment

6.2.6 Toronto has policy reasons relating to the preservation and enhancement of a fulfl range
of employment opportunities, and for discouraging the substitution of new residential

development for existing employment tand development in many parts of the City,

As a result, there is a need to ensure that financial incentives are not being provided to such
industrial redevelopment by means of a DC reduction which is beyond what is required.

Toronto’s Position re Non-Residential DC Redevelopment Reductions
6.2.7 Toronto's proposed approach is summarized in Schedule 6-1 and as follows:

a) In the case of residential demolitions (or conversions) a DC reduction is granted to the
extent of the units demolished or converted;

T —— S ————
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c)

Where redevelopment is from a non-residential use 1o a residential use, no DC reduction
is granted; and

Where redevelopment is from a non-residential use to a non-residential use, a DC
reduction is only granted in the amount of the DC-chargeable non-residential gross floor
area demolished (or converted).

6.2.8 Different approaches are pursued in this matter, in order to appropriately address the
differing redevelopment and DC circumstances involved, i.e.

a)

b}

Watson & Associates Fconomists Lid,

In the case of residential demolitions, the residentiai DC was calculated using the net
population increase as the denominator, rather than the gross increase, inclusive of the
population of the units eliminated. Therefore a DC reduction is calted for on demolition.

No DC reduction is proposed in the case of non-residential devefopment (with the one
exception noted in ¢) above), because the DG caloulation was based on the servicing
needs of the City-wide net popuiationfemployment growth, allocated over the gross
increase in non-residential fioor area.

This premise is supported by the following:

* A significant portion of the City's DC has been calculated on a City-wide (or
virtual City-wide) basis with respect to the servicing needs of the net increase in
population and employment. For example:

o sewage treatment and water purification plant capacity;

o City-wide parks, trails and recreation facilities:

o Other City-wide services such as shelters and subsidized housing, central
library, development-related studies and City-wide transit service;

¢ in addition, in the case of fire, EMS. police, libraries, commiunily centres,
community parkland where needs were established on a per caplia basis
and broad location-specific existing development deductions were made.
Also, the population-related servicing capacity released in the laiter
categories through the demolition of industiial buildings is limited, as a
result of the residentialinon-residential cost split.

These servicing requirements are unaffected by the amount, type or locafion of
redevelopment, as all ogcupancy losses have already been implicitly nefted in
making the growth forecast and the resultant servicing calculation.  All new
development, whether # involves redevelopment or nof, is required to pay its
average cosl share of this net servicing requirement, consistent with 8.8.5(6)2 of

H:orento\DC 2008\de background sfudy.doc
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the DCA. Net growth forecasts by traffic zone and small planning areas have
been used for establishing other service requirements.

* Inmany cases, the servicing capacity that is notionally released by demolition or
conversion is of limited value, in that:

¢ itinvolves infrastructure that requires remediation or replacement and/or

o servicing capacity that is truly “notional,” in that it has been ifargely
reallocated to others because the buiidings to be demolished have been
underutifized for some time and/or

o servicing capacity that cannot be shown as having the potential to
actually reduce the City's future infrastructure funding requirements
commensurately and therefore cannot substantiate the basis for a
significant DC credit and/or

With any such capacity to be considered m the DC calculation immediately
following its release and verification.

c) In some cases, non-residential development will receive a DC reduction, where the floor
area being demolished is DC chargeable. This policy proposal is designed fo provide
some relief to those particular non-residential uses that are required fo pay a
development charge in Toronto. In other cases, the new use is not DC chargeable and
hence no DC reduction is applicable.

In other instances, the use being demolished is non-chargeable (e.g. industrial} and the
replacement use is {e.g. refail). In those circumstances, the rationale for not granting a
DC reduction is the same as noted above.

Residential Credit Summary

6.2.9 Based on the foregoing, the City's proposed policy with respect to DC redevelopment
credits is as summarized in Schedule 6-1.

6.3 Use Exemptions

6.3.1 The consideration of use exemptions which underpins the City's current DC policy is
summarized in section 2.4. The use exemptions proposed herein are largely the same as at
present and are set out in 5.415-6 and 7 of the By-law in Appendix G. The proposed changes to
current palicy are centred on not granting a DC exemption for:

¢ non-residential gross floor area located on the ground floor of commercial and non-
exempt institutional uses;
¢ self storage facilities.

Watson & Associales Economists 1Lid. HAMoromto\DE 2008\de background study.doc
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ATTACHMENT #5
2008 Toronto DC Review
IBI question regarding capital cost increases

Further to your question regarding details relating to capital cost increases between the
2004 and 2008 development charge studies, please find comments provided by City
program staff below in lieu of detailed cost sheets. Please note that as per Section B-1 of
Appendix B in the draft Background Study, the costs for certain services include an
inflation component. Further, costs reflect the premiums paid for work undertaken in
dense and high traffic areas.

1.

Roads and Related

a)

b)

Strategic Transportation Initiatives

This initiative includes four specific program areas: New signals, Signal
Modifications, ESCU and Advanced Traffic Signal Control. The programs have
increased capital funding over the last several years and are required to reduce
congestion. We are increasingly using intelligent technologies and strategies to
provide additional capacity because adding additional travel lanes is not always a
viable option due to land restrictions.

North Yonge Service Road

The increased costs for the North Yonge Service Road from 2004 are due to the
following circumstances:

Higher costs for construction activities due to increasing costs for petroleum
products

Escalating property acquisition costs from an average $500,000 per individual
single family home in 2004 to $1,000,000 in 2008, an approximate increase of
100%.

Water Treatment Plants

Because of the shortened timespan allowed for this update, we did not have time to do
detailed cost sheets for each project. However, costs have increased significantly
from the 2004 study for a number of reasons:

a)

b)

escalating commodity prices and shortage of skilled contractors result in higher
unit costs being forecasted for linear work

projects identified in the 2004 Background Study were, for the most part, at a
conceptual stage only. Since 2004, Class Environmental Assessments, pre-
designs and even some final designs have now been completed for the bulk of the
work which has allowed for scope of work to be defined (including route studies)

Capital cost increase response_toCW 080723 1
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as well as legislated public input into the project. We are finding that, generally,
the public is much less tolerant of construction disruption and as a result, are
being required to commit to less intrusive but more expensive construction
methodology (e.g. tunnelling instead of open-trench) in order for a project to
proceed.

3. Parks and Recreation

a)

b)

Fairmount Park Sport Field Renovations

The 2004 identified project cost was based on a year 2000 staff estimate that was
subsequently professionally reviewed which, together with inflation, resulted in
the more accurate cost adjustment / increase.

North East Scarborough CC

The 2004 identified project cost was based on the then staff estimates of what
might be required in terms of a CC for this area of the City to serve the growing
population.

In 2007, a consultant-led Needs Assessment Study was undertaken for this area of
the City. The resultant findings recommended the construction of two

separate recreation facilities to serve the anticipated new residents, each in the
$10 to $12 M range (each approximately 34,000 square feet). Although specific
sites are still being evaluated for the implementation of such facilities, the noted
$21 Million (from 2008 Capital Budget and DC project list) has been identified as
an updated and more appropriate cost for the delivery of the required facilities.

4. Libraries

a)

b)

Brentwood

The 2004 study assumed that the floor area would increase by 1,385 sq.ft.

Current plans call for an increase in size of 3,385 sq.ft. (Table A-6-1 of the 2008
DC Background Study will be adjusted to show this figure). This has resulted in
an increase in the expansion component of the project cost from $595,000 in 2004
to $1,503,700.

West Waterfront

The increase in cost for the library materials from the 2004 study is due to the
increase in sq. fi. of the new branch. The size of the branch increased from 7,000
sq. ft. to 15,000 sq.ft. and therefore the corresponding increase in library materials
of 68% 1s reasonable.

Capital cost increase response_toCW 080723 2



¢) Scarborough

The cost in the 2004 study was for a 10,000 sq. ft. library at a cost per sq. ft. of
$419. The cost in the 2008 study is for a 15,000 sq ft library at a cost per sq ft of
$422. Therefore on a per sq ft basis, the costs are comparable.

d) Agincourt

The increase in cost from the 2004 study is due to more refined cost estimates and
inflation. In the 2004 study, the time frame for this project was 2011 to 2013
whereas in the 2008 study, the period is from 2012 to 2016.  The unit cost in the
2008 study is $360/sq ft which is well below our most recent average cost of
$458/sq ft.

5. Police

a) The costs for 11 and 14 Division in the 2004 study were preliminary estimates
and included construction costs only (land and equipment costs were excluded).
The 2008 information in the background study is based on updated estimates and
also includes total project costs (land, consultant fees, equipment, site remediation
and construction). Further, the 2008 costs for 11 and 14 Division assume 56,000
sq.ft. buildings versus 50,000 sq.ft. buildings in 2004.

6. Studies

a) The 2008 cost estimate of Planning studies was provided by City Planning, and is
based on the detailed list of studies from Section A-13.1 of the draft Background
Study. The Finance amount provides for two Development Charge studies.
There is also consideration of the potential need for related front-end financing as
well as long-range financial planning related to long term capital and
operating costs of growth-related infrastructure, the fiscal impact of development
studies and financing studies for major projects such as the Spadina Subway
Extension Financing Study.

With regard to the category for Technical Services, the 150% increase between
2004 and 2008 is in line with that for Planning. This category relates to the
former Works and Emergency Services, and includes Technical Services studies,
as well as Fire, Emergency Medical Services, Transportation, Water, Sewer and
Stormwater Management studies. The allocations for these services have been
reviewed to ensure that they accurately reflect anticipated spending for each of the
services mvolved. For example, Fire Services anticipates $500,000 over the next
five years to undertake a Master Plan Review. As a result of that review, the
allocation for Water, Wastewater, Stormwater Management, Transportation and
Fire Services will be reduced to $5 million.

The amount for “All Other Services” is a broad estimate. It is intended that this
allocation be reduced to $1 million.

Capitai cost increase response_toCW 080723 3
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IBI

GROUP

IBI Group’s Follow-Up Questions Incorporating Questions from BILD’s Engineering Consultants of
Cole Engineering Group and BA Group
City of Toronto Draft D.C. Background Study
September 11, 2008

1. SECTION 5.5 BENEFIT TO EXISTING DEVELOPMENT

a) We still do not understand fully, your explanation as to how the benefit-to-existing deductions have
been arrived at. it appears that it is an arbitrary assignment not on the basis of any detailed
growth related assessment on an individual project basis. Can you confirm this for us?

2. SECTION 5.9 D.C. RESERVE FUND BALANCES

a) We have reviewed your Attachment 1, which we understand from your memo correlates projects
from 2004-2006 funded by development charges to the 2004 Development Charge Background
Study. Itis indicated that the City prepared a list for the years 2004 to 2006 including the amount
and source of other funding, which is also enclosed. We note the 2007 is not yet complete but we
would hope that would be complete as part of the DC Background Study.

We stili find it difficult to fully understand where the non-growth shares in total are for individual
projects as well as specifically the 10% statutory deduction for soft services, such as parks, is
shown as being funded for each of the capital projects. It may be implicit in the numbers but it is
not clear from the presentation. Perhaps it is best if we could arrange a meeting to discuss this
more fully. The following are a few, of many, examples illustrating our concerns.

As an example there are two library projects, CLB141-01 (Jane/Dundas Neighbour Library
Renovation) and CLB142-01 (Dufferin/St. Clair Neighbour Library Renovation), shown in 2006 with
a total cost of $247,000, of which 88% is paid for by DCs. We presume these projects are
covered under the projects fitled "Capacity Related Renovation” to either Reference or Branch
libraries listed in the 2004 DC Background Study. We assume that the Jane/Dundas and
Dufferin/St. Clair libraries fall under one of these two categories. Both categories have 50% of the
gross cost dedicated as BTE, and then the 10% statutory deduction is implemented, meaning that
only 45% of the project is growth related and DC eligible. The accounting presented for projects
Jane/Dundas Neighbour Library Renovation and Dufferin/St. Clair Neighbour Library Renovation
does not seem to be in keeping with the growth and non-growth related shares indicated in the
background study.

Another example is project CTP800-8 North Yonge Centre, which is a road project. In the 2004
DC background study, North Yonge Centre had a gross cost of $30.5m, of which more than $20m
(66%) was allocated to benefit-to-existing. According to Appendix A, in 2004 $2.8 million was
funded by DCs with no other source of funding, in 2005 almost $3.7 million was funded by DCs
and only $39,500 from other sources, and in 2006 $571,499 was funded by DCs and there was no
other funding. This does not follow the proportions set out in the 2004 background study, where
this project should only be 33% funded by development charges.

b) Itappears that the DC Reserve Funds have been charged for legal costs as opposed to planning
and engineering costs (e.g. in 2004, project CUR901-2 — “OMB Legal Costs” and from 2004-2006
project CPR115-34 — “Legal Fees for W/District Land Expropria”). Please confirm that this is
correct.



c)

There are also projects that are noted as receiving DC funding which do not appear to be growth
related. As an example, project CFR023-01 — Replace Station 1 West Command looks to be a
replacement cost and does not appear in the 2004 background study.

3. SECTION 6.2 REDEVELOPMENT CREDITS

a)

We still do not accept the fact that the freed up capacity is being duly allowed for redevelopment
when there is a change of use. For example, in the case of a watermain, if there is a demolition of
a non-residential building, it is clear that that capacity that is freed up could be used by other uses
incfuding both residential and non-residential. The approach of limiting redevelopment credits to
the existing uses does not take this into account.

4. SECTION A4 WATERMAINS / WATER PLANTS

Water Treatment

a)

b)

d)

No answer was given for project WTP2008-8, we request see the updated DC calculation table.

Detailed calculations of BTE & PPC for projects WTP2008-36 and WTP2008-38 (JOS Bathurst-
Dupont WM) are still required. Details of the existing size of the original main to the proposed
main are not shown. We request details of the project's upgrade.

Please provide the data demonstrating the 16 ML.D observed/calculated efficiency. We request
more information to account for why there is only a reduction of 16 MLD compared to the 36 MLD,
which was stated as attainable by the WEP,

Please provide calculations used to determine the value of $96 million, for the total cost for water
supply to the development industry. If the WEP impacts more than just treatment, provide
calculation of how the different components within the system affect efficiency (i.e. treatment %
versus watermain storage). In addition, provide calculations demonstrating the cost of expansion
of the plant without implementation of WEP (68 MLD of treatment versus 48 MLD). The new WEP
cost of $24 million still yields a cost of $1.20 cents/L per treatment ($24 million/20 MLD), which is
higher than the treatment cost of $0.87 cents/L therefore is more economical for the development
industry to treat water than finance the WEP,

We request details what projects are contemplated under the WEP; in other words, how is the City
planning to spend the $24 million.

Also, if the WEP is only providing a reduction of 16 MLD as stated previously, it would yield an
even higher cost of treatment of $1.50 cents/L.. We request details of how the 16 MLD was

calculated.

Watermains

a)

b}

The project sheets provided are helpful, however we request details showing the existing
watermain’s capacity based on operating hydraulic head and diameter versus proposed project’s
capacity with the larger diameters and show attainable supply for the planning horizon demands
and PPC.

Please provide the calculations/justification for the assumption of 10% reduction regarding ftem —
A-4.10-3.

We caiculated the total two year program for Item A-4.10-4 as $8.3 million with carry forward up to
2012 of $12.9 million (4 years). Projects ending in 2012 should not be 100% dedicated to 2008 in
the calculation. A more reasonable assumption is to use $4.1 million {average between 2008 and
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2009} extrapolated to a ten year program, resuiting in $4.1 million in capital cost. We request the
total unallocated improvements be reduced to reflect $4.1 million. BTE percentage calculation is
acceptable. We also request a 10% reduction be applied for PPC as per item 13 Watermain b).

5. SECTION A5 SANITARY SEWER

a) Please provide as per your previous response, calcutations and assumptions for Post-Planning
Period capacities. In addition, provide assumptions used for the water efficiency measures to
calculate the flows.

b) Please provide calculations showing how the balance of remaining capacity is being allocated
within the planning horizon and PPC for the WEP.

6. SECTION A6 STORM WATER MANAGEMENT

a) Please provide assumptions, calculations, and justification on how the downspout disconnection
will offset the off-site impacts created by new development, Provide calculations on how the 10%
BTE was attained.

7. SECTION A8 LIBRARIES

a) We still do not understand your answer with respect to why the service level cap has been inflated
when, as we understand it, the historical level of service is based on 2008 values. Again, perhaps
a face-to-face discussion might be more meaningful so we can better understand your rationale.

b) We, again, do not fully understand the rationale for the benefit-to-existing shares. The
Bloor/Gladstone Library is just one example and it is one as we had mentioned where the benefit-
to-existing share has decreased o 15% from 80% in the 2004 study. As noted earlier, these seem
to be arbitrary and without any study of the detailed service area for each of the capital projects. If
this is correct, please confirm.

8. UNIT COSTING

a} We are still awaiting the land acquisition component for the road projects.

We are still awaiting comments from the BA Group regarding Roads and Transit concerns. We will pass
them along once we receive them.
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Subject: Comments re Watson Responses to
Questions of May 26" 2008

Please find below follow-up questions related to the responses
received from Watson and Associates to the questions posed on
May 26®. Note that item 12f refers to a request [ understand
that IBI made prior to BA Group’s involvement: I have no
further details regarding this request as per Watson’s question.

Issue 10: Spadina Subway

The approach used to calculate the benefit to existing
development in paragraphs A-1.3.9 and A-1.3.10 is said to
result in an allocation of 10%. Can the numerical basis for
this calculation be provided?

Likewise with the approach in paragraph A-1.3.8. What is
the numerical basis for the calculation of the 70% allocation
to non-growth?

Issue 12: Roads and Related

12a) Qualitative versus Quantitative L.LOS measures
No further questions at this time.

12b) Historic Level of Service

Watson’s response indicates that “The quantitative service level
shown in the Draft Background Study (Section A-3.2) addresses
three specific points in fime.” Two of these points lic in the
future, and therefore cannot possibly address the requirement of
the DCA to address the “average level of that service provided
in the municipality over the 10-year period immediately
preceding the preparation of the background study.” What is
required by the DC act in this circumstance is a calculation of
the average level of service over the period 1997-2007. Why
has this not been provided?

Are the 2001 numbers that are cited based on real data
representing the actual performance of the road network,
or on output from the City’s transportation forecast model?
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12¢) Projects not sensitive to Level of Service measure:

Grade Separations

As noted in the Background Study, the justification for rail / road grade separations is generally related

as much to safety as it is to road capacity, which benefits all users, not just those attributable to Growth.
This being the case, shouldn’t the allocation between existing and growth related traffic be based

on the relative proportion of existing traffic and the future growth related incremental traffic?

Significantly expensive structural facilities such as these are generally designed for a life of 50 or more
years, not 10 years. Is it being suggested that there is no post period capacity related to these
facilities?

If there is post period capacity, why can’t a post period cost allocation be calculated based on the
proportion of unused road capacity available at the facility in the year 2017?

Underpasses
We note that the costs for the Simcoe Street Underpass and the Legion Road Underpass have been dealt

with inconsistently. What is the basis for treating Hmiting the benefit to existing development for
the Simcoe Street underpass to 10%?

As with rail / road grade separations, shouldn’t the proportional allocation between existing and
growth related traffic should be based on the relative proportion of existing traffic and the future
growth related ineremental traffic?

Furthermore, as with Grade Separations, the same argument with respect to post period capacity
applies. Why can’t a post period cost allocation be calculated based on the proportion of unused
road capacity available at the facility in the year 2017?

Strategic Transportation Initiatives:
While supporting in principle the need for initiatives to improve the utilization of existing transportation
infrastructure, we have concerns in two areas regarding this $55 million program:

1. No specifics have been provided as to how this money is to be spent. Nor has there been any
indication as to the benefits or improvements in network carrying capacity that are anticipated.
Without this information, there will be no way of knowing at the time of the next DC Bylaw
update whether this money has been spent as was intended, or whether the expenditure has been
worthwhile.

2. If the $55 million investment does not result in an effective improvement in road network
performance, then it is not justifiable. If it does, then it must be demonstrated that the estimated
improvements in performance have been reflected in some manner in the level of service

analysis.

Without providing additional information regarding these initiatives, the allocating of 90% of the
benefit to new development cannot be supported.

12d) Benefit to Existing Allowances:




No further questions at this time.

12e) Post Period Capacity Allowances:

It would be beneficial to clearly indicate where post period allowances have been made, rather than
including them in the benefit to existing development. As noted in 12c) above, there are clearly
projects in the roads program that will not rapidly absorb capacity increases.
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RESPONSE TO IBI/BA’S SEPTEMBER 11, 2008 QUESTIONS

1. Section 5.5 Benefit to Existing Development

The approach used to establish benefit to existing development was set out in broad
terms in Chapter 5 of the Background Study and based on specific projects and classes
of projects in Appendix A. The deductions made were not arbitrary, and did variously
have appropriate regard for the differing circumstances involved: service by service,
Greenfield vs. redevelopment, high growth vs. low growth areas, project class, as well as
primary vs. secondary service area, user mobility considerations, population vs.
employment users and the nature and use of the project.

2. b) CUR901-2 (OMB Legal Costs) and CPR115-34 (Legal fees for W/District Land
Expropriation) - Yes, these projects relate to legal costs and it appears that the DC
funding was inadvertently applied. An adjustment is being made to return the DC
funding applied to CPR115-34 to the appropriate reserve fund. The DC funding for
CURQ01-2 is currently being reviewed by City Planning staff, as there is a likely
possibility that the funding should have been applied to the related subproject CURS01-1
(New Official Plan). The New Official Plan project is eligible for approximately $1.1
miilion in DC funding (66% of the total project cost of $1.7 million, based on 2004 DC
Background Study growth shares), however, no DC funding was utilized.

¢) CFR023-01 - Replace Station 1 West Command- DC funding was used to fund a portion
of this project as it included upgrades to suit newer technology including larger aerials. In
addition, the station's boundary areas shifted in the post-amalgamation re-configuration
and it was servicing a larger area. In 1999 and 2000 the station housed only a single
pumper. In 2001, to deal with the larger response area and higher call volumes, and
aerial ladder truck was moved into the station making it a two truck hall.

In 1999, the station responded to 1,791 emergency incidents. This increased by 7% to
1,816 in 2000, but jumped to 2,568 calls in 2001, an increase of 43.4% over 1999, in
2007, the station responded to a total of 3,720 emergency incidents, up 44.9% over
2001, or 107.7% over 1999.

This project was not included in the 2004 DC study. DC funding was allocated entirely
from the former Etobicoke development charge reserve fund. At completion, the total
project cost (actuals) was $1,526.9 thousand, paid by $1,174.9 thousand in debt and
$352 thousand in DC funding. DC funding therefore represented 23.1% of the total
project cost.

3. Section 6.2 Redevelopment Credits

Our most recent response to your question concluded by saying, “if you could be clearer
about what we have said that you don’t understand or accept, we will endeavour to

further clarify.”

Your follow-up response reiterates your non-acceptance of what we have said without
any specifics beyond citing a general watermain example where you note that: “... a
demolition of a non-residential building, it is clear that capacity that is freed up could be
used by other uses including residential and non-residential. The approach of limiting
redevelopment credits to the existing uses does not take this into account.”
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We would note the following with respect to your comment:

a) In some cases a DC reduction/credit is proposed in this situation ({i.e. Background
Study 6.2.8 ¢) as revised April 24, 2008).

b} In other cases, no DC reduction/credit is applicable because no non-residential DC is
sought for the development being substituted, i.e. industrial, municipal, specified
hospitals, universities, places of worship, non-profit housing, TIEG projects, etc., as
well as all non-residential development otherwise subject to the charge, other than
the ground floor.

c) A DC credit (or off-setting reduction in the charge) is potentially applicable only
where it can be shown that the City’s watermain program and associated DC are
clearly beyond the requirements of growth over the next 10 years, as a resuit of the
demolition of non-residential buildings in the City. Paragraph 6.2.3 of the
Background Study puts this situation in a proper statutory context. The last part of
6.2.8(b) of the Background Study notes additional requirements that are not
inevitably met in a demolition situation (e.g. a watermain requiring early replacement
and upsizing as a result of a net increase in flows).

d) Paragraph 6.2.5 in the Background Study refers to standard municipal
redeveiopment DC reduction practice, which excludes granting reductions for DC-
exempt uses such as industrial in the case of Toronto. Paragraph 6.2.6 goes on to
set out Toronto’s policy rationale for not encouraging the substitution of new
residential development for existing employment iand development.

e) Paragraph 6.2.8(b) makes the fundamental point that the City has based its DC
recoverable capital program on the needs of the net increase in population and
employment, meaning the growth that remains after the removal of the occupants of
buildings to be demolished. This can be readily done in the case of the numerous
services listed in 6.2.8(b). In the case of works such as watermains, most of the
program has been scaled to provide for “unallocated improvements.” The City is
required to publicly document the way in which this spending will occur annually and
is therefore accountabie for its growth-related cost allocations. This is a form of
“cross-check” in order to further ensure that DC revenues have been appropriately
applied against the estimated increase in the need for service required by
development anticipated over the next decade.

4. Water Treatment

a) WTP2008-8 — This project is part of the same project as WTP2008-5 and as per our last
response, it has been completed and the latest version of the Background Study shows

no recoverable.
b) WTP2008-36 and WTP2008-38 — The existing watermain is 900mm diameter in size and
the new watermain is 1,650mm diameter in size, resuiting in a ratio of 30%.

Watermains

a) The time allotted for this Background Study update did not permit the level of analysis
requested in question a), nor has it been provided in any previous version of the City's
Background Study.
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b) As the work is question is unknown at this time (hence the categorization as

“Unallocated work”), we cannot provide detailed calculations. This is an aggregate
factor which in our experience is typical of this type of analysis.

To clarify, projects shown with a timing of 2008-2012 do not suggest that the project will
take four years to complete. it means that the project is expected to be initiated in years
2008 and 2009 and there may be some carry-forward spending into the later years.
Therefore the total value of projects that are to commence in 2008 and 2009 total $21.2
M, which has been used to extrapolate the value to be carried for unallocated work in
2010, 2011 and 2012. We support the 10% deduction and have included that in our
revised project tables.

As we indicated in our previous response {o this question on Water Treatment; “There is
no PPC assigned in the 2008 Study as it is assumed that the capacity made available
through the WEP will be used within the planning horizon.

Section A8 Libraries

a) The level of service cap was first calculated in terms of 2008 dollars and would
normally be compared with a capital program expressed in 2008 dollars as well:
however, in Toronto's case, the City’s capital forecast for libraries was submitted in
current dollars, inflated at 3%/year. Therefore this capital program involves higher
expenditures than it would if it were expressed in 2008 dollars and it extends beyond
the service level cap as a result. In order to harmonize the costs in the cap with
those in the capital program, we can either deflate the capital forecast or inflate the
service level cap. Both approaches would have the same result and we have
chosen to inflate the cap, such that it too is in current dollars, in order to remain
consistent with the City’s capital budget figures.

b) The change in BTE deduction from the 2004 DC Study to the 2008 DC Study was
the greatest for the Bloor/Gladstone project. This project includes an expansion to
the floor area of 13,603 sq.ft. For all other projects included in both the 2004 and
2008 DC calcuiations, the change ranges from 15% to 20%. In 2008, each facility
project was examined individually as part of assigning an appropriate deduction to
recognize the benefit to existing development. As indicated in Section A-8.3 of the
March 20" draft Background Study, the process for assigning benefit to existing
deductions for each library project involved several steps.

First, projects were organized into one of three categories based on primary service
area:

1. City wide (eg. Reference Library);

2. District Branch

3. Neighbourhood Branch

Then, each project was located on a map (with the exception of the City-wide
projects) to determine whether or not it was within the high growth clusters as set out
in Map 5-1. Based on the service area of the project and its location related to
growth, the following percentages were applied:
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City wide Large Area Neighbourhood
Servicing Service Area
Coverage
High growth area 5% 5%
Outside of high 5% 15% 30%
growth area

The percentages in the table above are within the ranges set out in Figure 5-1 of the
Background Study. The rationale for the specific percentages is set out in Section A-
8-3. For example, all of the projects outside of the high growth areas are
expansions to existing branches.

A 25% BTE was applied to capacity related renovation projects for which the specific
location had not been identified.

Transportation Services advise that land acquisition costs are generally not included in
the cost of the works. All work is limited to the right of way which the City owns. That
notwithstanding, on some of the larger infrastructure works, there are some instances
where land purchases are required eg.:

» The North Yonge Centre roadway includes a land acquisition component which
accounts for approximately haif the project cost.

» The Finch Morningside project includes a land acquisition in the form of an
easement costing about $500,000.

* The Dufferin Jog project included a land component worth about $2 million.

In addition, the following are 2006/2007 Tendered Composite Costs (include pavement,
sidewalks and curb)

- composite unit rates for major road resurfacing - $50 to $60/m? of pavement area

- composite unit rates for major road reconstruction - $150 to $170/m? of pavement area

BA Group Questions

Issue 10: Spadina Subway

a)

Re the 10% benefit to existing development deduction under the second of the two
methods used, the explanation is contained in subsection A.1 of Section C in Chapter 5
of the Background Study. Essentially an expansion to a City-wide service is fuily growth-
related as a result of maintaining the same service level. A 10% deduction has been
made consistent with the methodology used, in order to recognize the potential benefit of
an expanded system,
The attribution of an approximately 30% growth allocation under the first approach is
based on the following considerations:

» A significant portion of the users of the subway extension will live or work in the

26 traffic zone corridor bordering it;
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Issue 12:

» Policy Land Use scenario population growth of 55,750 persons for 30 years
equal to 39% of the 2031 total corridor population (plus a smaller amount of
employment growth);

¢ A portion of the development noted above occurred 2001-2008.

Roads and Related

12. ¢) Grade Separations

a)

The proposal by the BA Group is to have the allocation between existing and growth-
related traffic based on the relative proportion of existing traffic and future growth-
related incremental traffic. This is instead of using the 50% allowance set out in A-
3.3 of the study.

The BA Group approach implicitly assumes that an existing automobile user and a
growth-related user, both derive an identical benefit from any given infrastructure
improvement. This is not the case, in that the existing user already has a level of
service, which is being marginally improved by the project, whereas the new growth-
related user requires an aggregation of road improvements across the City simply to
attain a similar (or even lower) level of service. Thus, the benefits derived by growth
are often of a more fundamentally important nature than those derived by existing
development for the same project, and need to be considered in that light. Assuming
that the benefit is fully equalized between existing and new traffic on any given
facility, doesn’t respect this requirement.

The question is asked by the BA Group as to whether it is being assumed that there
is no “post period capacity” related to these facilities.

The answer is that the post period capacity (PPC) consideration has been made as
part of the above-referenced deduction, as noted under A-3.4.

The question is asked by the BA Group as to why PPC can't be calculated based on
the proportion of unused road capacity available at the facility in 20177

The answer is that the estimated need for additional service required to remain within
existing levels of road service in Toronto, requires that the various grade separation
and other projects be undertaken. There is no specific requirement in the DCA to
deduct for post period capacity. However, in instances with major projects, where
significant amounts of unused capacity are expected to remain at the end of the DC
calculation period, it may be appropriate to defer a portion of the cost recovery. This
enables development post 2018 to participate in funding the infrastructure and off-
loads the funding responsibility of 2008-18 development accordingly. However, the
cost recovery amount that is deferred in this way would not normally be a pro rata
share based on traffic, water pipe flow or other usage measures. The reasons for
this are:

+ The City must finance the cost of its growth-related infrastructure and recover
the costs, typically over a reasonable planning period and should not be
expected to await 100% usage of such infrastructure capacity before
recovering all of its growth-related investment.
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* Unless the City has oversized the capacity of the work well beyond what is
required by growth in the planning period, then such growth should normally

fully absorb the cost.

12. e} Post Period Capacity Allowances

The BA Group indicates that it would be beneficial to indicate where post period capacity
allowances have been made rather than including them in the benefit to existing
development. They also note that there are clearly projects in the roads program that
will not rapidly absorb capacity increases.

Where readily feasible, we have isclated PPC from Benefit to Existing Development for
various services. In other cases, we have made a DC deduction sufficient to cover both,

where applicable, which, in the final analysis, is what is required.
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RESPONSE TO IBI/BA’S SEPTEMBER 11, 2008 QUESTIONS, PART H

2. a) CLB141-0t (Jane/Dundas Neighbourhood Library) & CLB142-01 Dufferin/St. Clair
Neighbourhood Library)

The reason the library projects currently show such a high percentage (88%) of funding
from DC reserve funds is because the funding from debt is transferred after the funding
from reserve funds. Over the life of the project, DC funding is only 4% of total project
cost (see Attachment 1). Both of these projects are covered under the project titled
“Capacity Related Renovation" in the 2004 DC Background Study.

CTP800-8 (North Yonge Centre)

Similar to the library projects above, the City has used BF monies in the initial phases in
order to delay issuing debt as long as possible. This debt will be required to fund the
non-DC share. The North Yonge Centre project has a higher proportion of debt funding
in future years (e.g. $6.5M funding from debt budgeted in 2008).

4. Water Treatment

¢) The WEP-related reduction consists of two parts. The first part relates to the reduction in
the peaking factor and the resultant significant lowering of the water requirements of
residential and non-residential growth. The second part relates to the 20 ML/d reduction
made in the calculation and referenced on p. 114 of the DC Background Study.

d} As indicated above, the value of the WEP program extends well beyond the specific 20
ML/d provision made and incorporates the reduced growth-related demand forecast

noted above. As a result, the cost of WEP-produced capacity is well below treatment
plant and related cost experience. -

The City's Water Efficiency Plan documents the types of projects that are to be funded.

5. Sanitary Sewer

a) For the calculation of benefit to 2008-2018 growth for service improvement capitai
projects, we identified the wastewater generation rates for growth applying the per capita
rates that were identified in the Water Section of the report and assuming that 70% of
water consumption is returned to the sewer as wastewater. These rates are predicated
on full implementation of water efficiency and compare quite favourably against
conventional servicing requirements without WEP. For wastewater, we would see
residential rates in the order of 210 LPCD rather than 167 LPCD that was used in the
assessment.

The resulting additional flow to the wastewater treatment plants was calculated as
percentage of available wastewater plant capacity and used to determine what share of
service improvements could be attributed to growth. The percentages ranged from 1-
4%. The balance of costs (after calculation of Benefit to Existing) was identified as Post-
Planning Period Capacity.
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6. Downspout Disconnection is one of a number of programs in the Wet Weather Fiow Master
Plan that when implemented will free up capacity in the stormwater management system
that will address in part the off-site impacts of new development. The 90% benefit to
existing share for Wet Weather Flow Management Masterplan projects was established in
the 2004 DC study and is carried through with this update. Section 6.3 of the 2004
Background Study (excerpt provided in Attachment 2) outlines the rationale in more detail.

BA Group Questions

Issue 12: Roads and Related

12.b) The following data illustrates annual vehicle kms/lane km for five points in time between
1996 to 2021, The data from 1996, 2001 and 2006 is based on TTS travel patterns and

rates.
Lane kms Vehicie km Vehicle-
kmiLane-km
1996 4750 2,076,600 437.2
2001 5400 2,417,500 4477
2006 5440 2,480,600 456.0
2011 5475 2,586,500 472.4
2021 5600 2,835,000 506.3

This additional data reinforces the original conclusion that the road program wili not
result in an increase in the level of service.

12.¢) Underpasses

The Legion Rd. underpass has been removed from the capital program as a project to
be funded through development charges. The Simcoe St. underpass improves the
existing street network in the south Downtown area by assisting with traffic and
pedestrian movement while supporting new development that is taking place downtown
and specifically south of the rail corridor.

Strategic Transportation Initiatives

Please see Aftachment 3 which provides additional detail with respect to the above
project.
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Taronto Public Library
Reponses to 1Bl Question 2a

2006 APPROVED BUDGET

CLB14%-01 Jane/Dundas
CLB142-01 Dufferin/St. Clair

DEVELOPMENT CHARGES

CiB141-01 Jane/Dundas
CLB142-01 ODufferin/st. Clair

% OF BUDGET

Watson & Associates Economists Lid.

ATTACHMENT 1

2006 2007 2008 Total
128 2308 1014 3450
129 1895 1459 3473
247 4203 2473 6923

2006 2007 2008 Total
123 42 0 155
104 52 0 156
217 94 0 11
88% 2% 0% 4%
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ATTACHMENT 2

D-47
6.3  Benefit to Existing Development

Introduction

Stormwater management works are traditionally localized to specific growth areas o mitigate
against the impact of urbanization on the ecosystem of local watercourses and the watershed.
Thay are therefore more readily aflocated in a development charge where there is a clearly
defined benefiting area than other services, such as reads, which have a broader, mare flexible

service arsas.

In a fully urbanized condition, however, stormwater management works are required across the
watershed, as retrofits of municipal works such as infillration systems within the road allowance
and on-site controls for new developments, to improve environmental conditions wilthin area

surface waters.

it could be argued that providing new stormwater management facifities coukd have an impact
on, and provide some benefit to, existing developed areas. The most recent developments
watld have provided their total stormwater management requirements within (heir development
area, and thus little or no benefit would be accrued on a watershed scale. For othar, fypically
older established areas having no formal stormwater management, other than existing rivers
and sewers, providing new stormwater management works would seem to result in limited

observed benefit,

On the other hand, whoere a clear existing problem can be remedied by the new stormwater
management work, such as basement ficoding or stream erosion and degradation, a significant
observable benefit would be derived from the work, and a deduction for this bensfit should be
made accordingly. The greater general improvement in the ecosystem health of the watersheds
and watar quatity along the waterfront through the works, is a benefit to the exiting populace and
new residents alike. These broader henefits of the WWFMMP works are more difficult to

quantify.

“The water quality of Lake Onfario is direclly dependant on the health of the
rivers and creeks that foed into it...Over time, Lake Ontario and its contributing
watersheds have been severely degraded by human activity in particular, through
the release of various pollutants into the natural snvirenment, Wet woather flow

C.N. Walson and Associates Lid, H:\toroato\de background study-2004. doc
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is a significant source of this pollution... The Plan {the WWFMMP) identifics
measures and projects to be implemented over a 25-year timeframeo to achieve

these targats, "’

Clearly a significant benefit to the existing Cily is derived from such a coordinated master
strategy as the WWEFMMP.

The works planned to be undertaken between 2003 and 2021, and are not evenly distributed
over the WWFMMP's limeframe, nor over the growth period. For example, the WWFMMP has
an identified total cost of $1,285,576,500.2 The City's incremental population projection to 2021
is 292,446. The works identified for (he 2004-2013 time period (the time period of this study)
have a total estimated cost of $483,519,225. The City's incromental population projection to
2013 is 215,000, This indicates that 78% of the anticipated growth will occur by 2013, This
indicates that only 38% of the WWEMMP program would be constructed during a period when
74% of the growth is expected to develop. Nevertheless, this calculation has been based on
cost-sharing the works anticipated during the next 10 year period,

The benefit to existing development deduction is estimated at 90% in order to reflect existing
needs for remediation, rehabilitation, monitaring and other more general programs intended to

improve watershed quality.
No grants are identified or anticipated for implementing the WWEMMP.
6.4 Benefit to Development Beyond the Planning Period

As noted above, during the next 10 years, only 38% of the full program is fo be constructed,
while 74% of the antisipated growth {0 2021 will ocour. Thus, no post-period benefit is

appiicable.

' City of Taronte, Wet Weather Flow Management Poficy, pages 1 and 2.
* implementation schedules,

C.N. Walsan and Associatos Lid, Hi\terontovde backgrouad Sftredy-2004.doc
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APPENDIX F

NOVEMBER 19, 2008 REQUEST FROM BILD FOR
2007 DC RESERVE FUND BALANCES AND
NOVEMBER 24 RESPONSE
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Cam Watson

From: Shirley Siu [ssiu@toronto.ca)

3ent; Monday, November 24, 2008 4:08 PM
To: Matthew Nisker

Cc: Randy GRIMES; Joe Farag

Subject: Re: Reserve Fund Accounting

Hi Matthew,

As requested, the City's development charge reserve fund statement for the year ended December 31, 2007 can be found
at the following fink:

http://www.toronto.ca/legdocs/mmis/2008/ex/bgrd/backgroundfile- 16660.pdf
http://www.toronto.ca/legdocs/mmis/2008/ex/bard/backaroundfile-1666 1.pdf

Regards,

Shirley

e

From: "Matthew Nisker" <matthew.nisker@ibigroup.com>

To: "Shirley Siu" <ssiu@toronto.ca>

CC: "Randy GRIMES" <rgrimes@ibigroup.com>, "Joe Farag" <jfarag@toronto.ca>

Date:  11/19/08 12:03 PM
Subject: Reserve Fund Accounting
Shirley,

i trust all is well. | was hoping you would be abie to send me the reserve fund balances for each of the development
charge services, as of December 2007. Thank you.

Matthew Nisker

{8l Group

230 Richmond St. West, 5th Floor
Toronto, Ontario

M5V 1V6

Tel: 416.596.1930 {x5186]
Fax: 416.506.0644
E-mail: matthew.nisker@ibigroup.com




STAFF REPORT
mrﬂnﬂmln INFORMATION ONLY

2007 Development Charge Reserve Fund Statement

Date: October 27, 2008

To: Executive Committee

From: Acting Deputy City Manager and Chief Financial Officer

Wards: All

Neference | b\ 2008\internal Services\SPiec08013SP (AFS #8207)
Number:

SUMMARY

This report provides a statement of the development charge reserve funds for the year
ended December 31, 2007, as required by the Development Charges Act, 1997,

Financial Impact
There are no financial implications arising from this report.

COMMENTS

The City’s current development charge by-law imposes a charge on new residential and
“retail” development, with various exemptions. For the year ended December 31, 2007,
the City realized $65 million in development charge revenue and expended $58 million
on eligible growth-related capital projects. A summary of the development charge reserve
fund activity for the year ended December 31,2007 is provided as Schedule A1,

The City also maintains development charge reserve funds for the former municipalities
of Etobicoke, North York, Scarborough and York, which relate to reserve funds
established by pre-amalgamation development charge by-laws. While these former by-
laws were repealed on August 31, 1999, as required by legislation, the reserve funds
continue for the purposes for which they were established and are used to finance eligible
growth-related projects in these former municipalities. A summary of the pre-
amalgamation development charge reserve fund activity for the year ended December 31,
2007 is provided as Schedule A2,

2007 Development Charge Reserve Fund Statement 1
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A list of projects funded by development charges is provided as Schedule B.

CONTACT

Joe Farag, Director, Special Projects
Tel: 416-392-8108, Fax: 416-397-4465
Email: jfarag@toronto.ca

SIGNATURE

Cam Weldon
Acting Deputy City Manager and Chief Financial Officer

ATTACHMENTS

Schedule Al: Statement of Development Charge Reserve Funds for the year ended
December 31, 2007 - City-wide reserve funds

Schedule A2: Statement of Development Charge Reserve Funds for the year ended
December 31, 2007 — Pre-amalgamation reserve funds

Schedule B:  Development Charge Project List for the year ended December 31, 2007

2007 Development Charge Reserve Fund Statement
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RESPONSES TO IBI'S
NOVEMBER 24, 2008 QUESTIONS

IB! November 24, 2008 Question:

“Short Term Planning Horizon for Hard Services

1. The City of Toronto Background Study has utilized a 10 year growth projection for both
hard and soft services. The Development Charges Act mandates a 10 year growth
projection for soft services but allows for the potential for longer periods of planning
horizon for hard services. Most municipalities utilize a longer growth period for hard
services recognizing that the hard services, such as roads, water and sewer, will be
servicing growth beyond just the 10 year period. The use of a 10 year growth projection
for hard services by the City of Toronto coupled with minimal allowance for post-period
capacity places a disproportionate share of the cost on the 10 year growth projection
and increases the charge quite dramatically. How can the city rationalize having a short
term growth horizon for hard services without ailow for a greater post-period benefit?”

» The City uses a 10-year capital forecast because that is what it has available. Itis
clearly much more difficult for a mature City focused on redevelopment, rather
than straightforward Greenfield development, to estimate capital needs beyond 10
years.

s A 10-year period is used in a number of other municipalities and there is no
reason not to do so. We have made reasonable aliowances for PPC relevant {o a
10-year period, consistent with the legislation, which addresses the requirement
in a broad and indirect fashion.

» Page (xv) of the Background Study shows $762,763,134 in “Post 2018 capacity”
deductions. As explained on November 28, the deduction made is net.

For example, in the case of the Spadina Subway Extension (Appendix A-1),
approximately 40% of the ridership is expected to occur post 2018 and a 40% cost
reduction has been made as a result; however, the reduction is applied against
the net eligible cost, after deducting for benefit to existing development, i.e.

$473,623,200
- 189,449,280
$284,173,920

$284,173,920 X 0.4 = $113,669,588 post period capacity. Thus, the deduction made
represents 40% of the net cost, but only 24% of the gross cost, i.e.

$113,669.588 = 24%

$473,623,200

Watson & Associates Economists Ltd, H:\toronto\DC 2008\Responses to 1B's Nov 24 Questions.doc



This is appropriate, in that the post period capacity deduction is applicable to the
net growth-related cost, i.e. the portion of the cost which would otherwise be DC
recoverable and the post period capacity share which is deferred for recovery at a

later date.

Thus, the relationship between the post period deduction and the gross cost is
“skewed” for this reason, making it appear that the deduction is smaller than it
would otherwise be. This difference is magnified where significant grants and

subsidies are involved.

Watson & Associates Economists Ltd, H:\toronto\DC 2008\Responses to 1BI's Nov 24 Questions.doc

143.



————— 144,
o R R~ ———————

IBI November 24 2008 Question:

“Growth Projections Understated

2. The City's growth projections indicate that the residential growth over the first five year
period of 2008 - 2012 totalling 44,765 new units {8,953 units per year) is much higher
than that of the second five year period of 2013 - 2017 which shows a total of 22,381
new units (4,476 units per year). How can this change in household growth for the last
five year period be justified especially when comparing the numbers to the historical
forecasts of the previous five year period of 2003 - 2007 which had a total of 70,620 new
units (averaging 14,124 units per year)?"

¢ We are all well aware that a simple extrapolation of past development experience
is often not a sound basis for a future forecast. There are profoundiy important
forces at work, both demographic and economic, which support the City’s
forecast which has been extant and part of its basic planning assumptions for
over 5 years.

e p.45 of the Background Study provides further elaboration. Based on an
economic forecast and the relative competitiveness of the GTA versus other North
American city-regions, the 2000 regional forecast anticipated that the strongest
growth would occur between 1996 and 2011, the first fifteen years of the thirty-five
year forecast timeframe. For the City of Toronto, the growth rates were
approximately 5% for each of the three five-year periods to 2011, slackening to
between 2% and 1% thereatfter.

» Variances are always possible with any forecast and we broadly discuss the likely
impacts on p.46 of the Background Study. It's important to remember that
increases in housing activity would serve to increase service level caps,
additional hard servicing needs and, importantly, the residential share of DC
recoverable costs and a significant change in the DC quantum is therefore
unlikely.

e T R I R I ————————————————
D T T S
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IBl November 24, 2008 Question:

“Benefit to Existing

3.

The draft development charge background study has adopted, generally speaking, very
low estimates of benefit-to-existing (BTE) for many of the soft and hard services without
any justification. In some cases the BTE has been reduced dramatically from the 2004
background study, e.g. the “Bloor/Gladstone: Library and the indoor recreation project
“York Community Centre - new facility”. In the case of soft services, the BTE shares
don't reflect capital improvements in areas with littte or no growth, e.g. Bloor/Gladstone
and Brentwood libraries show only 15% BTE. For example, when development charges
are collected they are used to fund a project's non-growth related share which includes
the total allocated to BTE. Due to the fact that these funds account for the initial BTE
component, the next recorded BTE share should increase. How is it possible that BTE
can decrease for a project when development charges revenue has already been
assigned to that project?

The new BTE methodology appears to be contrived and arbitrary. Can you please
explain the process in determining the applied scale?”

We agree that that the York Community Centre, Bloor/Gladstone Library and
Brentwood Libraries are not in high growth areas. They are all “large service
area” facilities (see Figure 5-1). Both library branches are existing District
branches with a broad service area. In the case of libraries, we are not
introducing a new service to the area, but are simply expanding capacity. The
mobility of library users and materials is also an important consideration.

The City’s BTE methodology can be compared with practice in many
municipalities in studies carried out by others, where the BTE deduction is

nominal.

The BTE scale used is definitely based on qualitative as well as quantitative
considerations. It doesn’t simply reflect the anticipated % use of each facility by
new users, given that the basis for the charge is a broad increase in the need for a
service (and not a specific project) on a City-wide basis. As previously advised,
the benefit to existing development considers the many relevant factors including
user mobility, service provision mobility, type of facility improvement, facility
service area, service area growth potential, potential for service area shift, other
areas experiencing negative impacts as a result of growth, etc. The objective was
to arrive at a scale that involves BTE deductions that are fair, reasonable and in
step with standard municipal practice.

p- xv of the Background Study indicates that $2.5 billion was deducted for Benefit
to Existing Development, even after $311 million was deducted for Ineligible re
Level of Service. This is not “very low.”

Watson & Associates Economists Lid, H:\toronto\DC 2008\Responses to 1BI's Nov 24 Questions.doc
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Bl November 24, 2008 Question:

“Reserve Fund Accounting

4, The City has still not provided us with a complete review of the Reserve Fund
Accounting indicating how the non-growth related shares of projects have been fully
funded or in the case of soft services how the 10% statutory deduction has been
included in the funding of the capital projects completed over the last 5 year period. We
note that under the Development Charges Act, specifically with respect to the Treasurer
Statement Section 12 (3) of the Regs. indicates that for each project that is in whole or
part financed by development charges that the statement must include not only the
amount of money from the development charge reserve fund that is spent on the project
but the amount and source of any other money that is spent on that project.”

* We provided data from the City on July 30 to Matthew Nisker setting out
project-specific DC draws and other sources of funding (2004-2006). 2007
information was provided November 24.

* As noted on November 28, the DC funding for a project in a particular year
may differ from the "DC Recoverable Cost" ailocation in the background
study. This is largely due to the timing of DC funding cash flows for multi-
year capital projects. The DC draws may sometimes be "front-ended”, as
in the case of the library projects shown in Attachment 1 of our October 22
communication. DCs represented 88% of the funding in the first year, but
only 4.5% of the total project funding. The latter is consistent with the %
growth-shares in the 2004 Background Study (Capacity Related
Renovations, pg E-39) and only the DC Recoverabie share is funded over
the life of the project.
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IB| November 24, 2008 Question:

(55‘

The development charge revenues already collected in the DC Reserve Funds are used
to fund a project’s non-growth related share which includes the total aliocated to BTE for
the services having a ten year service level cap. Due to the fact that these funds account
for the earlier BTE components, the BTE shares listed in the 2008 DC Background
Study should be higher than the BTE shares recorded in the 2004 study. For example,
all of the Fire projects have seen their BTE shares decline drastically from 2004, Another
example is seen in the Police capital program, where the BTE shares for the
“Replacement of 11 Division” and “Replacement of 14 Division and substation” projects
have declined despite sizable increases in the gross capital cost of these programs
since 2004. How is it possible that the BTE shares for many projects in the 2008 DC
background study have decreased when development charges revenue has already
been collected for those projects?’

As indicated on November 28, our view is that the logical use of outstanding DC
reserve fund balances for “soft services” should be “beyond service level cap.”
Benefit to existing development represents an alternative application.

Either way, the funds are going to be used to create new facilities which serve to
maintain prior service levels. The service level cap in the 2008 calculation relates
to the needs of 2008-18 development. The reserve funds are paying for space
which is in addition to this requirement as required by pre 2008 development that
paid DCs but did not yet receive facilities.

The BTE changes in Fire relate to the primacy of the overall City-wide service level
test and consideration of station back-up roles, the impact of road congestion on
overall response times and shifts in growth locations.

Re Police Divisions, the BTE applies only to the portion of the project that is
eligible to service growth 2008-2018, thus maintaining the existing service level.
Therefore, the percentage is applied to project costs after netting off the costs
related to replacing existing floor area and any portion that is beyond the service
level cap.
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IBI November 24, 2008 Question;

“Water Treatment

We reviewed the Draft Development charges Background Study released in March 2008 and
requested a number of items be explained. They included request for information on items
related to costs, percentage assumptions, calculations and methodology on the benefit to
existing (BTE), post period capacity (PPC) amounts and project’s details. Following is a
summary of some of the outstanding issues:

6.

CEG is waiting for clarification on the Water Efficiency Plan’s (WEP) total capital cost
and data demonstrating the attained 16 MLD efficiency. CEG did not receive details of
how the WEP will be implemented and what projects are contemplated. The WEP
document’s efficiency do not match the Background Study numbers, we requested
clarification on the plan and its viability due to the fact that the cost of treatment will be

lower than implementing the plan.”

We believe that previous responses addressed the viability question and
explained why WEP’s costs per MLD were lower than the true cost of the
treatment alternative; however, any outstanding requests regarding WEP can be
further addressed by staff.

IBI can access the Water Efficiency plan on-line at
http://www.toronto.ca/watereff/plan.htm

Page 114 of the Background Study identifies that 91 ML/d of water treatment plant
capacity is required to service growth over the 10-year period. Without WEP, 136
ML/d would have been required.

The 91 ML/d are being provided through existing and future in-system capacity
derived from WEP and expansion of Horgan at a cost of $72 M ($24 M for WEP and
$48 M for Horgan). This compares very favourably with the cost of providing 136
ML/d of new treatment capacity ($136 M based on current tender prices).
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iBl November 24, 2008 Question:

“7'

Projects that are part of the Joint Optimization Study (JOS) (as en example WTP2008-
36 and 38) in which there are external contributions from the Region, do not show a
detailed breakdown of BTE and PPC based on population demand. Details were
requested but no only a pipe size increase was given. We request details of how the
calculation was performed.”

WTP2008-36 and 38 (Bathurst Watermain Design and Construction) projects have

dual drivers.
a. Replace an existing Cast Iron Watermain to maintain state of good repair
b. Provide capacity for growth to service Toronto and York Region as per
requirements of JOS

The new watermain is 1,650 mm and the existing watermain is 900 mm - Using
cross-sectional areas, the ratio of existing to new is 30%.Therefore, we assumed
that 30% of the City’s share of the cost would benefit existing. As the Region’s
share as per JOS is 17%, the net is 24% (30%*83%). As with all growth projects,
we've assumed that the growth share is split 31% growth and 69% PPC, as per
page 114 of the study.

We note however, that the DC Background Study indicates a DC Recoverable of
26% of gross cost, which would appear to have assumed that the growth/PPC split
was applied to the full City cost, not the growth cost after BTE was netted out.
The following provides the calculation for the corrected figures:

Ratio of Pipe Sizes 30%
York Share 17%
City Share 83%
BTE (30% of 83%)}) 25%
Growth 58%
Recoverable Cost (31% of 58%) 18%
PPC (69% of 58%) 40%
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IBi November 24, 2008 Question:

“8. In the updated Background Study (October 2008), we need clarification on the BTE and
PPC calculations for projects carried forward from the 2004.”

o The justification for BTE and PPC is outlined in ltem 7, page 115 of the study.
Also, the City indicated in 2004 that the BTE and PPC provisions were, in many
cases, consolidated as deductions and not addressed separately. In the 2008
Background Study the two were addressed separately where appropriate. We're
not entirely clear on what sort of clarification is sought.
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iBl November 24, 2008 Question:

“Watermains

9. The unallocated portion calculations of the watermain replacement program need to be
clarified. The assumptions made for the yearly expenditures do not add-up, PPC
capacity should be available in the system, no details of projects have been shown. We
request details of projects and details on how the PPC has been calculated as 10% and
potential DC recoverable is lowered 65%.”

« The unallocated program has not been detailed because of timing and inclusion
uncertainties. Those inclusions are based on the funding criteria on p.130 and the
annual project reporting requirements of the DCA.

¢« We bhave previously clarified how the assumptions concerning annual
expenditures produce the extrapolation. Please advise more specifically as to
your question.

+ The 10% PPC provision is an estimate reflecting the simple formula on p.120.

e The BTE for unallocated improvements 2010-2012 (39.9%) was assumed to be
significantly higher than in the case of unallocated improvements 2013-2017
(25.4%) for reasons to be discussed.

» Value of work identified for 2008-2009 = $8.2 M ($4.1 M/yr) so for 2010-2012 -
assume similar value of work =$12.5 M ($4.1*3).

Value for 2" 5 year plan assumes similar spending as first based on 2008-2009
figures ($12.9 M in work identified from 2004 Study + 2008-2009 work = $21.2 M
($10.6 M/year) *5 = $53 M.

As unallocated projects have not yet been identified it is not possibie to quantify

an exact PPC, therefore a factor of 10% was applied to account for excess
capacity.
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IBi November 24, 2008 Question:

“10.  Similarly, projects that were carried forward between the previous Background Study of
2004 do not show BTE in the updated report. We request clarification on the
calculations; our calculations indicate there is BTE.”

e The Waterfront Drive and Yonge Centre project carry-forwards show a nil BTE
which is reflective of the (original) 2004 basis on which their funding plan was

established. Please clarify re any additional questions.

m
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IB! November 24. 2008 Question:

“Sanitary Sewer

11. Question related to drainage area calculations was not addressed; please provide
calculations and assumptions for post-planning period capacities as you stated in your
previous response (“flows were calculated based on unit rates and growth anticipated to
occur in each Traffic Zone contained in the sewersheds”). We request drainage area
calculations showing the need for increase on service and allocation to BTE and PPC."

» Identified sanitary sewer projects were mapped and overlaid on the population
and employment maps provided by City Planning. The projected population
growth in the traffic zone(s) of the planned sewer replacement was used to
determine the proportion of benefit to the existing versus benefit to growth. Using
the maps, the appropriate traffic zone was identified for each sewer replacement.
The percentage of population and employment growth were caiculated and
summed to find the benefit to growth. Detail spreadsheets can be provided. It is
considered that sanitary sewer projects are sized to accommodate the growth as
identified and therefore, PPC does not apply.
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IBi November 24, 2008 Question:

“12.  Provide calculations showing the balance treatment capacity after the WEP is
implemented. In your previous answer you mentioned “this has resulted in sufficient
plant capacity being available in the existing system to service growth over the planning
horizon and beyond without requiring plant expansion,” CEG still requests the
calculations showing how these numbers are applied. Please provide the basis for the
assumptions of BTE and PPC."

* An analysis of population by traffic zone data provided by Planning Division,
Policy and Research Section identifies population estimates by plant service
{drainage} area. Note that the growth totals are slightly less those reported
elsewhere as wastewater from a smali portion of the City is treated in Peel Region.
Wastewater generation rates are calculated assuming that 70% of water
consumption is returned to the sewer as wastewater, as per the City’s Water
Efficiency Plan. This equates to a residential wastewater rate of 164 L_pcd and an
employment wastewater rate of 269 Lpcd. The resulting additional flow to the
wastewater treatment plants is therefore as follows:

Percent Post
Wastewater 2008-2018 | 2008-2018 Capacity used Percent Pianning
Treatment Plant Residential | Employment by existing Capacity for Period
Growth Growth 2008-2018 C .
apacity
Humber 20,820 15,817 74% 1% 25%
Ashbridges Bay 72,950 93,981 87% 3% 10%
Highland Creek 33,928 9,798 7% 2% 21%
Total 127,698 119,596
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B! November 24, 2008 Question:

“Roads and Related / Transit
Level of Service Analysis:

13. l.evel of Service: The sole Levei of Service measure discussed in the Background Study
reflects a measure indicative of the quality of service provided, based on the utilization of
the road network measured in “vehicle kilometres per lane kilometre”. Is there an
intention to provide a quantitative service level analysis for roads and related services?”

¢ The vehicle kms/lane km measure is the quantity measure of level of service and,
as indicated on p.108, “The quality level of service measure reflects engineering
road design standards and is essentially unchanged.” If you are looking for
specifics on the qualitative measure, staff will provide it.

» The City is well within the service level cap for lane km (see below re 160 vs. 270).

* Lane kms per capita :

1996 2001 2006
Lane kms' 4,750 5,400 5,440
Population 2,383,736 2,471,355 2,618,284
Kms/1000 1.99 2.18 2.06

Average - 2.07 lane kms/1,000

Therefore, 130,579 persons would require 270 additional kms of road.

The table in the report shows that 160 lane kms of road wiil be added between
2006 and 2021.

» Additional, more ali-encompassing service fevel measures are being reviewed.

' Of a certain type of road (e.g. maini arterial and expressway and some collectors
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1Bl November 24, 2008 Question:

“14. A more detailed explanation of the calculation of the 10 year historical road network level
of service has not been provided. As presented in the Background Study it appears to be
information drawn from the City’s travel forecast model as opposed to data reflecting
actual utilization of the road network.”

* Historical level of service (1999, 2001 and 20086) is calculated city-wide from a well
documented and reliable source, the Transportation for Tomorrow Survey (TTS),
that is conducted every five years, coincident with the Census. The detailed travel
data from TTS is tabulated by geographic zones across the Greater Toronto Area
(GTA) and broken down into peak time periods. The road and transit travel data is
then assigned to the road and transit networks (using the emme/2 software)
associated with each year and the total travel across the City of Toronto road
network, in vehicle-kilometres, is calculated for the purposes of the DC exercise.
This is done for each year that is applicable for this exercise — in this case for
1996, 2001 and 2006. A forecast of 2011 and 2021 travel demands is done using a
GTA Travel Forecasting model (GTA Model) that is built on the emme/2 platform..
The forecasts of 2011 and 2021 refiect expected changes in both the road and
transit networks for these two time horizons. In addition, the GTA Model is run to
provide a simulation or estimate of 1996, 2001 and 2006 travel to ensure that the
model closely approximates actual travel measured by the TTS and actual
population and employment levels, so that comparisons between existing travel
and forecasts of future travel are reasonable.

D e L e
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1Bl November 24, 2008 Question:

“15.  There are a large number of projects to which the roads related leve! of service (which is
based on vehicle kms/lane km) are not sensitive, for example:

Strategic transportation initiatives

Road/Rail separations (Finch at Morningside)
Simcoe Street underpass

Legion Rd Underpass

Markham / Steeles Intersection Improvements

How is it that these projects are justified on the basis of the level of service analysis
approach that is presented?”

» A broader service level measure is under review to address the concern.
Information will be presented at the December 22 meeting.

e e e
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Bl November 24, 2008 Question:

“Benefit fo Existing Development:

186. The rationale and numerical basis for the calculations of the various “benefit to existing"
allowances for the roads related projects (section A-3.3) needs to be provided. This

includes the projects that are not reflected in the level of service analysis, as identified in
item 3 above.”

* As noted in the answer to #20, the % deductions involved are based on a blend of
a number of approaches and involve qualitative as well as quantitative
considerations, consideration of standard municipal practice, etc. Are there
particular categories which do not appear to be reasonable?

e e
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1Bl November 24, 2008 Question:

“Post Period Excess Capacity:

17. Further information is required to support the position that there is no post period
capacity built into the road program.

= This is of particular concern for projects, such as grade separations, that are not
explicitly supported by the level of service analysis presented to date (as noted
above). Upon completion these projects create significant capacity increases that
take some time to fully utilize.

» Furthermore, projects of this type that will be constructed later in the program
(2103-2017) are unlikely to have all of their capacity consumed by 2018,

» A significant proportion of the roads and related budget is not allocated to
specific projects but to programs such as Strategic Transportation Initiatives.
Without knowing the precise nature of the projects to be constructed with this
money, how can the potential for post period capacity be ignored?”

» The capacity created by a grade separation project is typically utilized in a very
short period of time following construction, as the congestion caused by
cumulative growth in the affected area is beyond capacity in peak hours. The
relief afforded facilitates growth taking place in the surrounding area.

* In other municipalities a deduction for post period capacity is sometimes made
where the VIC for particular projects isn't expected to reach a reasonable level
(e.g. 0.7). Further discussion may be required.

e o
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B! November 24, 2008 Question;

“Project Specific Information:

18. There is no information in the Background Study regarding the basis for the cost
estimates included in the study. This should include the nature of the projects, the scope
of work, the design standards assumed, unit and benchmark costing assumptions, and
so forth. If roads costs have been developed from unit costs and “per kilometre”
benchmark costs, then details of those assumptions should be included.”

* Roads staff have indicated that 2006/07 tendered Composite Costs {mcludmg
pavement, sidewalks and curb) are $50 to $60/m? of pavement area for major road
resurfacing and $150 to $170/m? of pavement area for major road reconstruction.

« If more detail is required for particular projects, we would encourage you to focus
your requirements, in order to assist the City in producing a reasonable level of
background documentation in the time available.

e
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IBI November 242008 Question:

“Underpasses;

19. We note that the costs for the Simcoe Street Underpass and the Legion Road
Underpass have been dealt with inconsistently. What is the basis for treating limiting the
benefit to existing development for the Simcoe Street underpass to 10%7?”

+ The Background Study doesn’t include a Legion Road underpass project (it was in
an earlier draft). If it did include this project, consideration would be given to the
fact that the amount of growth involved at that location is well below what is
involved on Simcoe St. and, therefore, a different deduction would likely be
involved. :

* The Simcoe Street underpass involves a tunnel under the railway lines just west
of York St. At the present time, Simcoe Street ends just south and north of the
railway lines so this would link the two road segments.

* The last response provided to IBl was “the underpass improves the existing street
network in the south Downtown areas by assisting with traffic and pedestrian
movement while supporting new development that is taking place downtown and
specifically south of the rail corridor.”

T T I DT I T I B e —— ]
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IB| November 24, 2008 Question:

“20.  As with rail/road grade separations, shouldn’t the proportional allocation between
existing and growth related traffic should be based on the relative proportion of existing
traffic and the future growth related incremental traffic?”

* The approach that you are enquiring about represents one way of viewing growth
related expenditures. A second approach which is very important to consider
takes the position that new underpasses represent one component of an
integrated City-wide road transportation service. It is our understanding that the
level of such service provided in Toronto in 2018 in terms of the standard
tabulation of lane km and facilities such as underpasses, will not be increased by
the 10-year DC capital program. That being the case, the works involved provide
little or no benefit to existing development in terms of enhanced ability to drive
throughout the City. The deduction utilized by the City lies between these two
options.

D e e
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2008 LETTER FROM IBI
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TECHNICAL MEETINGS WITH THE BILD CONSULTING TEAM
(IBl, BA AND COLE ENGINEERING) ON NOVEMBER 28, 2008,
DECEMBER 9 AND 22, 2008, INCLUDING DECEMBER 11,
2008 LETTER FROM IBI

1.  December 9, 2008 BILD/City Meeting — Primary Issues Raised

1.1 Joe Condarcuri reviewed the basis for the City's road cost estimates with
reference to detailed documentation.

1.2 The function and DC recoverable cost for a variety of road projects was
discussed, including grade separations, Simcoe St., North York Secondary Plan,
Strategic Transportation Initiatives, Unallocated improvements, future post period
capacity recoveries, Steeles widening, North York City Centre, Wilson, Spadina
Subway Extension BTE.

1.3 Possible reserve fund/budget overlap questioned re Bloor/Gladstone, North York
City Centre and Simcoe St. Underpass.

1.4 Lee Anne Jones and Michael D'Andrea reviewed in detail the calculation re water
treatment capacity and cost, including the required development-related plant
expansion, net of W.E.P. contribution.

1.5 A summary of 2004 vs. 2008 benefit to existing development and post period
capacity deductions prepared by B!, was reviewed and discussed.

1.6 A number of questions were raised for subsequent answer, i.e,

* is post period capacity applicable to watermains and sewers?

* is the amount of unallocated watermain work reasonable?

* need to restructure the water and wastewater plant pages to more clearly
show the percentage recoverable;

* review Avenue Road DC recoverable and correct the Bathurst entry;

* review post period capacity for water treatment plant service improvement
projects;

* provide details on Highland Creek Phase 5 project.
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Cam Watson

From: Joe Condarcuri [jcondarc@toronto.ca]
Sent: Thursday, December 18, 2008 3.57 PM
To: Shirley Siu

Cec: Cam Watson

Subject; DC followup guestions - Roads

Shirley

With regard to our meeting with the consultants, I have the following information. I will provide it back to you as the
information is received by me.

Here are the "per-lane km" costs” (please keep in mind that I have already provided information to you based on the
composite costs and because Randy did not specifically address how he wanted the information, I arranged to have the
information calculated both on a lane-km and centerline-km basis,

Assumptions: 4-fane major road, 3.8 m width lanes and 15.6 m width pavement

i) composite unit rates for major road resurfacing (previously provided $50 to $60/m2)

- lane-km is $195,000 to $234,000

- centerline-km is $780,000 to $936,000

i) composite unit rate for major road reconstruction - (previously provided $150 to $170/m2)
- lane-km is $585,000 to $663,000
- centerfine-km is $2,340,000 to $2,652,000

Joe

Cam Watson

From: Joe Condarcuri [jcondarc@toronto.ca]
Sent: Friday, December 19, 2008 9:19 AM
To: Shirley Siu

Cc: Cam Watson

Subject: Steeles improvements

The implementation of major works on Steeles Avenue are substantive. To budget all works including widenings, grade
separations, reconstruction/resurfacing works are prohibitive from a budget affordability perspective.

What we would hope to accomplish are major widenings and growth works at the following locations:
- Beare to Tapscott (widenings from four to six fanes and a grade separation);

- Hilda to Bathurst (widening from four to six lanes); and

- Jane to Weston (widening from 4 to six lanes).

Joe



2. December 22, 2008 BILD/City Development Charge Meeting —

Primary Issues Raised

2.1

2.2

2.3

2.4

2.5

2.6

Discussion re roads service level measures, guantity vs. quality, 2004 vs. 2008.
IBI more comfortable with lane km/capita measure than centre-line metres, etc.
Difficulty of obtaining comprehensive transportation cost standard data
discussed. It is noted that the 2004 DC Background Study service level
measures are actually lane kms and not centre-line kms as was indicated.

The (enclosed) average network speed information was discussed. It was
researched in order to address IBlI's concern that lane km/capita doesn’t
specifically address projects that don’t involve the expansion of lane km.

IB! concerned that vehicle kms/lane km that was used and average network
speeds are “utilization measures” and not service level measures in the
traditional sense, W&A views average speed as a highly suitable measure of
service level and notes that even the use of lane kms/capita shows no tangible
service level increase when both population and employment increases are
considered.

The question was raised as to how the unspecified and other improvements (e.g.
#5, #33, #34, #44) were factored into the assessment of the change in service

level,

It was noted that post period capacity is expected to be minimal, as a result of
the anticipated shift of traffic patterns so as to absorb any capacity increases.

W&A December 18 response to Randy Grimes' letter of December 11 re benefit
to existing development follows and was alluded to, but not discussed.

167.
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181 Group
5th Floor—230 Richmond Street West
Toronto ON M5V 1V6 Canada

tel 416 596 1930
fax 416 596 0644

December 11, 2008

Mr. Cam Watson

President

Watson & Associates Economists Ltd.
4304 Village Centre Court
Mississauga, Cntario

L4Z 152

Dear Mr. Watson:

BENEFIT TO EXISTING

Further to our recent discussion, you asked me to provide to you some comments we had
respecting the benefit to existing and use of reserve funds. Because reserve funds are DCs
collected in the past, they should be used to fund only growth related services and not fund, in
any way, ineligible level of service amounts. We discussed a simple example where a project is
being funded through development charges and this cost is recovered over the 10 year period.
At the end of the first five year period assuming equal absorption of housing units and a 100%
residential project, some 50% of the amount would have been collected. In this case, either the
reserve fund should be fully applied to the 100% of the capital cost (such is the case for hard
services) or 50% of the capital cost included in the charge for the next period (the other 50%
would be BTE) with the reserve funds used to fund the benefit to existing. As we understand in
the background study and through your responses to our questions, you neither applied the
reserve fund to the soft services growth related capital program or alternatively increased the
BTE. Using your approach, this would serve to increase the level of service which is clearly not
the intent of the Development Charges Act. | hope that clarifies our position.

Secondly, we didn't get a chance to finish our discussion with respect to the change in approach
to benefit to existing for soft services. 1think we had fairly fulsome discussion with the engineers
on water/sewer and roads and transit BTE.

With respect to your change in methodology for benefit to existing for soft services, we would
suggest the City and yourself consider the approach you had used in 2004. By using the
methodology you are proposing in the 2008 study, the benefit to existing percentages for
facilities in non-high growth areas is very low particularly when compared to the 2004 study. A
prime example is the Bloor Gladstone library. in the 2004 study, this project had an 80% benefit
to existing whereas in the 2008 study, the benefit to existing is reduced to 15%. As you
acknowledge, your new methodology doesn't simply reflect the anticipated use of facility by new
users. We don't understand why the BTE calculation wouldn't be based on relative usage of
growth relative to the existing population. 1 understand this may be difficult to do for each facility,
however, given the impact that the benefit to existing increases have on the charge we would
strongly suggest that you go back to the previous methodology. Another prime example of the
change in methodology is in the 2004 study the benefit to existing for subsided housing was
uniformly set at 80% for each facility whereas in the 2008 study it appears to be arbitrarily
decreased to 50% with little or no rationale.

181 Group is a graup of firms providing professional services and is affiliated with 1Bi Group Architects
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18] Group 2

Mr. Cam Watson ~ December 11, 2008

Feel free to contact me if our position is not clear.

Yours truly,

1Bi GROUP

/-

Randy M. Grimes
Director

RMG/dd
cc:  Shirley Siu

$M077712.2 Carrespondence [BI-External2008\P TLwatson2008-12-11 doci2008-12.111DD
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Cam Watson

From:
Sent:
To:

Cc:
Subiject:

Randy,

Cam Watson

Thursday, December 18, 2008 3:19 PM

‘rgrimas @ibigroup.com'

Shirtey Siu; ‘Samuel Malvea'; Barbara O'Connor
RE: Benefit to Existing

Your letter of December 11 raises two questions and our response is as follows:

1. a)

f)

Hypothetically assume a DC calculation is based on a single $1,000 project that is 80% DC
recoverable and that $80 is to be paid by one unit per year over the next 10 years (years 1-10)
with zero inflation and zero interest earnings and a 5-year by-law. The $1,000 also reflects the
level of service cap.

By the end of the first 5-year by-law, the municipality would have collected $400 {5 yrs X $80) in
its reserve fund. The project is to be built during the 2nd 5-year period.

The municipality expects the same future rate of development and associated servicing and
funding requirement. This would add the need for an additional $500 in works to provide for the
needs of development during the 3rd 5-year period (years 11-15).

The calculation of the new charge would be:

(8500 2nd part of original project + $500 new project} X 0.8 growth-reiated
10 units

= $80/unit

This would leave the $500 1 part of the original project as “beyond service level cap,” to be
funded by the DC reserve fund. Of course, the program is only over the cap because the needs
of development in the 1% 5-year period are no longer deemed to be growth-related in terms of
the needs of the next decade. That project component is the cost that the DC reserve fund
should be used to defray, because that is what the funds were collected for in the first place.

Where sufficient beyond service level cap coverage is not available (e.g. child care and library)
the reserve funds would be applied against benefit to existing. These are relatively small
amounts and could conceivably give rise to the need to make a partial RF deduction, in some
cases.

In the case of EMS, a redugction in the charge may be required, as there isn’t sufficient BTE or
beyond service level cap room to absorb the RF balances

You reiterate your concern with the change in methodology used to calculate benefit to existing
development for “soft services” between 2004 and 2008. | won't repeat the rationale for the
2008 approach, as | think that it is clearly set out in Chapter 5 of the Background Study and in
our answers o your previous questions, e.g. December 8, 2008 response to #3 and our
September 23, 2008 response to #1.

You have previously asked about the deduction for the Bloor Gladstone Library and we
addressed it in our September 23, 2008 response to #7 and briefly in our December 8, 2008
response to #4.



d)

g)

171.
As you're aware, para. 6 of s.s.5(1) of the DCA deals broadly with a deduction to be made from
the increase in the need for library service, in this case, estimated on a City-wide (not an area-
specific basis).

As previously indicated, there was a fundamental change in the rationale for many such
dedugtions between 2004 and 2008, in order to recognize the point above and to bring the City
closer to standard municipal practice, applied in intensification as well as greenfield situations.

It you measure the 2008 and 2017 library service level in every neighbourhood and district in
the City, the cumulative total result would be no change City-wide over the decade. Some
service areas would see increases and some would experience decreases, but growth would be
service level neutral overall. Despite that fact, we do make tangible deductions for benefit to
existing development to recognize some localized benefit in existing areas which already have
library service but will receive some increment thereto.

The rationale for change in the benefit to existing development % for subsidized housing is set
out on p.159 of the Background Study. More specifically, if 32% of applicants housed are in
priority categories and the DC is capped at the existing fevel of service, then approximately 32%
would be fully DC recoverable (assuming that the priority categories are relatively equally
represented throughout the populace).

The remaining 18% (to arrive at 50% development-related) was ascribed to the housing needs
of the remaining 68% of the population growth. This relatively smali provision reflects the fact
that there is a large waiting list in hand and new growth would not likely make proportionate use
of the subsidized housing unit increment, during the decade involved.

Having made these points, we will make one final review of this aspect of the calculation of the
charge.

e Watdor, M.B.A, CMC, PLE

Watson & Asscciates Economists Ltd.
4304 Village Centre Court
Mississauga, Ontario £42Z 182
905-272-3600 ext. 225

watson @watson-econ.ca

————— Original Message-----

From: Randy Grimes [mailto:rgrimes@ibigroup.com]
Sent: Thursday, December 11, 2008 1:29 PM

To: Cam Watson

Cc: ssiu@toronto.ca

Subject: Benefit to Existing

Please see attached.

Randy



Development Charges - Level of Service - Average Network Speeds
'City of Toronto Roads
Interpolation

Year Avg Speed
1996 45.3
2001 42.0
2006* 41.6
2011 40.7 2008 = 41.2
2021 40.0 2017 = 40.3
Notes:

1. These are relative network-wide average speed changes as calculated
via auto travel demand to the appropriate year network in the emme/2
model.

2. Traffic signal delay has not been taken into account. As a result, these
speeds cannot be compared with speed calculations done for other
purposes.

3. The speeds reflect travel flows on City roads only, consistent with the
description of the level of service measures on p.107 of the Background
Study.

4. All data is simulated and excludes non-Toronto Highways
2006™: 2006 Pop/Emp in Toronto Only; rest of GTA is 2001

Conclusions
Average network speeds in Toronto are expected to decline between
2008 and 2017. Thus, this overall ievel of service measure which
addresses the overall functioning of the City road system indicates a
lack of benefit to existing development as a result of the City's DC
capital program for roads & related,

172.

roads avg network speeds
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Cam Watson

From: Randy Grimes [rgrimes@ibigroup.com]

Sent: Wednesday, December 24, 2008 11:15 AM

To: Cam Watson

Cc: ssiu@toronto.ca; 'Paula Tenuta'; pberne@marel.to; BILD - Building Industry and Land
Development Association; matthew.nisker@ibigroup.com; Paul Sarjeant; Jose MORALES;
supton@tridef.com; sjain@ibigroup.com

Subject: City of Toronte DC

Attachments: PCS BTE Based Charge_23rd Dec_2008.pdf

Please find enclosed our file which we used to calculate BILD's preliminary position with
respect to the appropriate quantum for the development charge,

As you can see, we have made fairly drastic changes to the benefit to existing and post
period benefit for a number of the services. In certain cases we have used the benefit to
existing calculations used in the 2004 study; in other cases, where there are new projects,
we have used our best judgement as to the appropriate benefit to existing proporticns. We
have, in addition, for roads, water and sewer removed all of the allocated

improvement or other unidentified projects. Without detailed explanation

as to what these projects are and why they are growth related we find it difficult to accept
them as being part of the charge, particularly for a 19-year horizon period. (Please note
for convenience we show these as 100% BTE but in reality they would be removed entirely from
the capital

programme. )

Please feel free to give me a call to discuss the results and our assumptions. I will be in
the office most of the day on the 24th and around on the 28th which is when I believe you are
coming in to review matters. I will be sending you under separate cover our suggestions for
the appropriate level of service measure for roads after I review input from Paul Sarjeant of

BA.

You will see as well that we have, in this analysis, assumed the reserve funds for the soft
services would be used.

I have reviewed your memo of December 18th but fail to see the relevance of why you have not
applied the reserve fund to either increase the BTE or applied the amount to reduce the
capital cost programme. I believe your example complicates the issue.

I believe our example clearly shows that by not adopting one of our two approaches the effect
is to continue to collect for 108% of the project cost and, as you have suggested, the DC
collected fund “"beyond service level cap". I know this is a complicated issue and would be
pleased to discuss if you want to phone me over the holidays.

I should also point out that our analysis utilizes for convenience your new approach of
calculating the quantum by utilizing the net population versus

your previous method of utilizing gross population. Could you please

provide a justification for the change in methodology? If we are to utilize the previous
methodology the quantum would be of course be reduced even further.

Thanks,

Randy Grimes, Director
IBI Group
23@ Richmond $t. West, 5th Floor
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Toronto, Ontario
M5V 1Ve

Tel: 416.596.1930 [x524]
Fax: 416.596.0644
E-mail: rgrimes@ibigroup.com

www, ibigroup. com

"NOTE: This e-mail message and attachments may contain privileged and confidential
information. If you have received this message in error, please immediately notify the
sender and delete this e-mail message.”
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