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Refinements to Report 

Subsequent to the release of the background study on May 19, 2022, Watson & 

Associates Economists Ltd. (Watson) worked with Regional Municipality of Niagara 

(Region) staff to provide for a document with refined formatting to meet the Regionôs 

accessibility requirements.   

Further to accessibility formatting, as the Regional Development Charges Policy Task 

Force directed refinements to the draft by-law to include an exemption for agriculture, 

the draft by-law has been updated in this report to reflect this change. 

Additionally, in preparing this accessible report, an error in the D.C. calculations for 

industrial, commercial, and institutional development has been corrected.  Tables 6-2 

and 6-4 of the May 19, 2022 report have been revised in this report and the updated 

calculations are presented in Tables 6-2 and 6-6 through 6-13.   Additionally, pages v 

and viii in the Executive Summary and Figure 1-1 have been updated, along with the 

draft by-law.
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List of Acronyms and Abbreviations 

Acronym Full Description of Acronym 
A.M.P. Asset management plan 

CANSIM Canadian Socio-Economic Information Management System 
(Statistics Canada) 

C.I.P.A. Community Improvement Project Areas 

D.C. Development charge 

D.C.A. Development Charges Act, 1997, as amended 

ERASE Environmental, Remediation, and Site Enhancement 

F.I.R. Financial Information Return 

G.F.A. Gross floor area 

LPAT Local Planning Appeal Tribunal 

M.O.E.C.P. Ministry of the Environment, Conservation and Parks 

N.F.P.O.W. No fixed place of work 

OLT Ontario Land Tribunal 

O.M.B. Ontario Municipal Board 

O.P.A. Official Plan Amendment 

O. Reg. Ontario Regulation 

P.O.A. Provincial Offences Act 

P.P.U. Persons per unit 

S.D.E. Single detached equivalent 

S.D.U. Single detached unit 

S.W.M. Stormwater management 

sq.ft. square foot 

sq.m square metre 
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Executive Summary 

1. The report provided herein represents the Development Charges (D.C.) 

Background Study for the Regional Municipality of Niagara required by the 

Development Charges Act, 1997, as amended (D.C.A.).  This report has been 

prepared in accordance with the methodology required under the D.C.A.  The 

contents include the following: 

¶ Chapter 1 ï Overview of the legislative requirements of the Act; 

¶ Chapter 2 ï Review of present D.C. policies of the Region; 

¶ Chapter 3 ï Summary of the residential and non-residential growth 

forecasts for the Region;  

¶ Chapter 4 ï Approach to calculating the D.C.; 

¶ Chapter 5 ï Review of historical service standards and identification of 

future capital requirements to service growth and related deductions and 

allocations; 

¶ Chapter 6 ï Calculation of the D.C.s; 

¶ Chapter 7 ï D.C. policy recommendations and rules; and 

¶ Chapter 8 ï By-law implementation. 

2. D.C.s provide for the recovery of growth-related capital expenditures from new 

development.  The D.C.A. is the statutory basis to recover these charges.  The 

methodology is detailed in Chapter 4; a simplified summary is provided below. 

1) Identify amount, type and location of growth. 

2) Identify servicing needs to accommodate growth. 

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

4) Deduct: 

¶ Grants, subsidies and other contributions; 

¶ Benefit to existing development; 

¶ Amounts in excess of 10-year historical service calculation; 

¶ D.C. reserve funds (where applicable); 

5) Net costs are then allocated between residential and non-residential benefit. 
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6) Net costs divided by growth to provide the D.C. 

3. A number of changes to the D.C.A. have occurred since the passage of the 

Regionôs 2017 D.C. By-law.  These changes were introduced through four bills 

passed in the Ontario legislature:  Bill 108, Bill 138, Bill 197, and Bill 213.  The 

following provides a brief summary of the proposed changes. 

Bill 108: More Homes, More Choice: Ontarioôs Housing Supply Action Plan 

In May 2019, the Province introduced Bill 108, More Homes, More Choice Act, 

2019 which would make changes to the current D.C. legislation.  The Bill was 

passed and given Royal Assent on June 6, 2019.  While the legislation has been 

passed, much of the detailed changes were to be implemented by Regulation, 

however, these changes were not implemented (subject to Bill 197 discussed 

later).  The following items are currently in effect: 

a. Effective January 1, 2020, rental housing and institutional developments 

shall pay D.C.s in six (6) equal annual payments commencing at first 

occupancy.  Non-profit housing developments shall pay D.C.s in 21 equal 

annual payments.  Interest may be charged on the instalments, and any 

unpaid amounts inclusive of interest payable shall be added to the 

property tax roll and collected in the same manner as taxes. 

b. Effective January 1, 2020, the D.C. amount for all developments occurring 

within two years of a Site Plan or Zoning By-law Amendment planning 

approval (for applications made after January 1, 2020), shall be 

determined based on the D.C. by-law in effect on the day of Site Plan or 

Zoning By-law Amendment application. 

Other key elements of the changes that were not proclaimed and were dealt with 

subsequently through Bill 197 are provided below: 

¶ The D.C. would be refined to only allow for the following services to 

remain within the D.C.:  water, wastewater, storm water, roads, fire, 

policing, ambulance, waste diversion, parks development, recreation, 

public libraries, long-term care, and public health. 

¶ The mandatory 10% deduction would be removed for all services that 

remain eligible in the D.C. 
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¶ A new community benefits charge (C.B.C.) would be introduced to include 

formerly eligible D.C. services that are not included in the above listing, 

parkland dedication, and bonus zoning contributions. 

Bill 138: Plan to Build Ontario Together Act, 2019 

On November 6, 2019, the Province released Bill 138 which provided further 

amendments to the D.C.A. and Planning Act.  This Bill received Royal Assent on 

December 10, 2019 and was proclaimed which resulted in sections related to the 

D.C.A. (schedule 10) becoming effective on January 1, 2020.  With respect to the 

D.C.A., this Bill removed instalment payments for commercial and industrial 

developments that were originally identified in Bill 108. 

Bill 197: COVID-19 Economic Recovery Act, 2020 

In March 2020, Canada was impacted by the COVID-19 global pandemic.  As a 

result, the economy was put into a state of emergency in an effort to slow the spread 

of the virus.  In response, the Province tabled legislation on July 8, 2020 which 

amended a number of Acts, including the D.C.A. and the Planning Act.  With Bill 

197, many changes proposed in Bill 108 have now been revised.  With respect to 

the above noted changes from Bill 108, the following changes are provided in Bill 

197: 

¶ Eligible Services:  The list of eligible services for the D.C. has now been 

expanded to include most services eligible under the D.C.A. prior to Bill 

108.  For the Regional Municipality of Niagara, this means that services 

currently provided in the D.C. by-law remain eligible.  

¶ Mandatory 10% Deduction:  The mandatory 10% deduction is removed 

(consistent with Bill 108).  This applies to all D.C.-eligible services. 

¶ Community Benefits Charges:  Based on the wording in the legislation, it 

appears that Upper-tier governments will not be able to impose a C.B.C. 

Bill 213: Better for People, Smarter for Business Act, 2020 

On December 8, 2020, Bill 213 received Royal Assent.  One of the changes of the 

Bill that took effect upon Royal Assent included amending the Ministry of Training, 

Colleges and Universities Act by introducing a new section that would exempt the 
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payment of D.C.s for developments of land intended for use by a university that 

receives operating funds from the Government. 

These changes to the D.C.A. were proclaimed on September 18, 2020 and are 

further discussed in Section 1.4 of this report. 

4. The growth forecast (Chapter 3) on which the Region-wide D.C. is based, 

projects the following population, housing, and non-residential floor area for the 

10-year (2022 to 2031), 20-year (2022 to 2041), and longer-term (2022 to 2051) 

periods. 

Table ES-1 
Summary of Growth Forecast by Planing Period 

 

Measure 

10-year 

2022 to 2031 

20-year 

2022 to 2041 

Urban 30-year 

(2022 to 2051) 

Water 

Urban 30-year 

(2022 to 2051) 

Wastewater 

(Net) Population 

Increase 

60,041 121,889 189,299 190,771 

Residential Unit 

Increase 

37,224 70,882 102,217 102,117 

Non-Residential 

Gross Floor Area 

Increase (sq.ft.) 

10,247,500 21,900,400 32,050,500 32,050,500 

Source Watson & Associates Economists Ltd. Forecast 2022 

5. On November 16, 2017, the Regional Municipality of Niagara passed By-law 

2017-98 under the D.C.A.  The by-law imposes D.C.s on residential and non-

residential uses.  This by-law will expire on August 31, 2022.  The Region is 

undertaking a D.C. public process and anticipates passing a new by-law in 

advance of the expiry date.  The mandatory public meeting has been set for June 

30, 2022 with adoption of the by-law on July 21, 2022. 

6. The Regionôs D.C.s currently in effect total $22,449 for single detached dwelling 

units for full services.  Non-residential charges are provided for four categories; 

$14.20 per sq.ft. of gross floor ara for commercial, $5.89 per sq.ft. of gross floor 

area for industrial, $10.14 per sq.ft. of gross floor area for institutional 

developments, and $9,012 per wind turbine.  This report has undertaken a 
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recalculation of the charges based on future identified needs (presented in 

Schedule ES-3 for residential and non-residential development).  Charges have 

been provided on a Region-wide basis for all services except for water and 

wastewater services.  Water and wastewater services have been provided on an 

urban area basis.  The corresponding single detached unit charge for full 

services (i.e. including water and wastewater) is $25,785.  The non-residential 

charges are provided as follows:  

¶ $16.35 per sq.ft. for commercial; 

¶ $6.13 per sq.ft. for industrial; 

¶ $12.07 per sq.ft. for institutional; and 

¶ $10,816 per wind turbine.  

These rates are submitted to Council for its consideration.  

7. The D.C.A. requires a summary be provided of the gross capital costs and the 

net costs to be recovered over the life of the by-law.  This calculation is provided 

by service and is presented in Table 6-6.  A summary of these costs is provided 

below: 

Table ES-2 
Summary of Expenditures Anticipated Over the Life of the By-law 

Summary of Expenditures Anticipated  

Over the Life of the  By-law 

Expenditure 

Amount 

Total gross expenditures planned over the next five years $1,543,146,339 

Less: Benefit to existing development  $635,823,402  

Less: Post planning period benefit  $117,387,803  

Less: Ineligible re: Level of Service  $1,283,333  

Less: Grants, subsidies and other contributions  $19,055,950  

Net costs to be recovered from development charges  $769,595,851  

 

This suggests that for the non-D.C. cost over the five-year D.C. by-law (benefit to 

existing development, ineligible services, and grants, subsidies and other 

contributions), $656.16 million (or an annual amount of $131.23 million) will need 

to be contributed from taxes and rates, or other sources.  With respect to the post 

period benefit amount of $117.39 million, it will be included in subsequent D.C. 
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study updates to reflect the portion of capital that benefits growth in the post 

period D.C. forecasts. 

Based on the above table, the Region plans to spend $1.54 billion over the next 

five years, of which $769.60 million (50%) is recoverable from D.C.s.  Of this net 

amount, $641.35 million is recoverable from residential development and 

$128.24 million from non-residential development.  It is noted also that any 

exemptions or reductions in the charges would reduce this recovery further. 

8. Considerations by Council ï The background study represents the service needs 

arising from residential and non-residential growth over the forecast periods. 

The following services are calculated based on an urban 30-year forecast: 

¶ Wastewater Services; and 

¶ Water Services. 

The following services are calculated based on a 20-year forecast: 

¶ Services Related to a Highway; and 

¶ Policing. 

All other services are calculated based on a 10-year forecast.  These include: 

¶ Long-term Care; 

¶ Child Care and Early Years Programs; 

¶ Services Related  to Public Health; 

¶ Housing; 

¶ Provincial Offences Act including by-law Enforcement Services; 

¶ Ambulance; and 

¶ Waste Diversion. 

In addition, classes of services have been established for Growth Studies (which 

is calculated based on a Region-wide 10-year forecast) and Public Works (which 

is calculated based on a Region-wide 20-year forecast). 

Council will consider the findings and recommendations provided in the report 

and, in conjunction with public input, approve such policies and rates it deems 
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appropriate.  These directions will refine the draft D.C. by-law which is appended 

in Appendix I.  These decisions may include: 

¶ adopting the charges and policies recommended herein; 

¶ considering additional exemptions to the by-law; and 

¶ considering reductions in the charge by class of development (obtained by 

removing certain services on which the charge is based and/or by a 

general reduction in the charge). 
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Table ES-3 
Schedule of Development Charges 

Service/Class of Service 
Single and 

Semi-Detached 
Dwelling 

Other 
Multiples 

Apartments 2+ 
Bedrooms 

Apartments 1 
Bedroom 

Special Care/Special 
Dwelling Units & 
Dwelling Rooms 

Commercial 
(per sq.ft.) 

Industrial 
(per 

sq.ft.) 

Institutional 
(per sq.ft.) 

Wind 
Turbines 

Services Related to a Highway 9,883 7,062 6,718 4,096 3,712 6.78 2.23 5.08 9,883 

Public Works (Facilities and Fleet) 286 204 194 119 107 0.26 0.09 0.21 286 

Policing Services 297 212 202 123 112 0.28 0.09 0.21 297 

Growth Studies 84 60 57 35 32 0.06 0.02 0.04 84 

Long-term Care Services 1,241 887 844 514 466 0.60 0.20 0.38 0 

Provincial Offences Act 0 0 0 0 0 0.00 0.00 0.00 0 

Public Health Services 0 0 0 0 0 0.00 0.00 0.00 0 

Ambulance Services 266 190 181 110 100 0.14 0.04 0.08 266 

Housing Services 2,039 1,457 1,386 845 766 0.00 0.00 0.00 0 

Waste Diversion 176 126 120 73 66 0.04 0.01 0.03 0 

Sub-total Region-wide 
Services/Class of Services 

14,272 10,198 9,702 5,915 5,361 8.16 2.68 6.03 10,816 

Wastewater Services 7,486 5,349 5,089 3,103 2,811 5.24 2.21 3.87 0 

Water Services 4,027 2,878 2,737 1,669 1,512 2.95 1.24 2.17 0 

Sub-total Urban Services 11,513 8,227 7,826 4,772 4,323 8.19 3.45 6.04 0 

Total Rural Area 14,272 10,198 9,702 5,915 5,361 8.16 2.68 6.03 10,816 

Total Urban Area 25,785 18,425 17,528 10,687 9,684 16.35 6.13 12.07 10,816 
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Chapter 1  

Introduction 
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1. Introduction 

1.1 Purpose of this Document 

This background study has been prepared pursuant to the requirements of the 

Development Charges Act, 1997, as amended, (D.C.A.) (section 10) and, accordingly, 

recommends new development charges (D.C.s) and policies for the Regional 

Municipality of Niagara. 

The Region retained Watson & Associates Economists Ltd. (Watson), to undertake the 

D.C. study process throughout 2021 and 2022.  Watson worked with Region staff as 

well as engineering consultants (GM BluePlan Engineering Limited and HDR 

Corporation) in preparing the D.C. analysis and policy recommendations. 

This D.C. background study, containing the proposed D.C. by-law, will be distributed to 

members of the public in order to provide interested parties with sufficient background 

information on the legislation, the studyôs recommendations, and an outline of the basis 

for these recommendations. 

This report has been prepared, in the first instance, to meet the statutory requirements 

applicable to the Regionôs D.C. background study, as summarized in Chapter 4.  It also 

addresses the requirement for ñrulesò (contained in Chapter 7) and the proposed by-law 

to be made available as part of the approval process (included as Appendix I). 

In addition, the report is designed to set out sufficient background on the legislation 

(Chapter 4), Niagaraôs current D.C. policies (Chapter 2) and the policies underlying the 

proposed by-law, to make the exercise understandable to those who are involved. 

Finally, it addresses post-adoption implementation requirements (Chapter 8) which are 

critical to the successful application of the new policy. 

The chapters in the report are supported by Appendices containing the data required to 

explain and substantiate the calculation of the charge.  A full discussion of the statutory 

requirements for the preparation of a background study and calculation of a D.C. is 

provided herein. 
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1.2 Summary of the Process 

The public meeting required under section 12 of the D.C.A. has been scheduled for 

June 30, 2022.  Its purpose is to present the study to the public and to solicit public 

input.  The meeting is also being held to answer any questions regarding the studyôs 

purpose, methodology, and the proposed modifications to the Regionôs D.C.s. 

In accordance with the legislation, the background study and proposed D.C. by-law will 

be available for public review on May 19, 2022. 

The process to be followed in finalizing the report and recommendations includes: 

¶ consideration of responses received prior to, at, or immediately following the 

public meeting; 

¶ refinements to the report, if required; and 

¶ Council consideration of the by-law subsequent to the public meeting. 

Figure 1-1 outlines the proposed schedule to be followed with respect to the D.C. by-law 

adoption process. 

Figure 1-1 
Schedule of Key D.C. Process Dates for the Regional Municipality of Niagara 

Schedule of Study Milestone Dates 

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

Summer 2021 to Spring 2022 

2. Engagement Sessions with 
Partners/Interested Parties and Local 
Area Municipalities 

1. June 22, 2021 
2. September 28, 2021 
3. March 8, 2022 
4. May 4, 2022 

3. Regional Development Charges Task 
Force Meetings 

1.   March 25, 2021 
2.   June 17, 2021 
3.   July 29, 2021 
4.   October 21, 2021 
5.   February 24, 2022 
6.   April 7, 2022 
7.   May 19, 2022 

4. Public release of final D.C. 
Background study and proposed by-
law 

May 19, 2022 
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Schedule of Study Milestone Dates 

5. Updated D.C. Background Study and 
proposed draft by-law 

May 30, 2022 

6. Public meeting advertisement placed 
in newspaper(s) 

No later than June 9, 2022 

7. Public meeting of Council June 30, 2022 

8. Council considers adoption of 
background study and passage of by-
law 

July 21, 2022 

9. Newspaper notice given of by-law 
passage 

By 20 days after passage 

10. Last day for by-law appeal 40 days after passage 

11. Region makes pamphlet available 
(where by-law not appealed) 

By 60 days after in force date 

 

1.3 Changes to the D.C.A.: Bill 108, 138, 197, and 213 

1.3.1 Bill 108: More Homes, More Choice Act ï An Act to Amend 
Various Statutes with Respect to Housing, Other Development, 
and Various Matters 

On May 2, 2019, the Province introduced Bill 108, which proposed changes to the 

D.C.A.  The Bill was introduced as part of the Province's ñMore Homes, More Choice:  

Ontario's Housing Supply Action Planò.  The Bill received Royal Assent on June 6, 

2019.     

While having received royal assent, many of the amendments to the D.C.A. would not 

come into effect until they are proclaimed by the Lieutenant Governor (many of these 

changes were revised through Bill 197).  At the time of writing, the following provisions 

have been proclaimed: 

¶ Effective January 1, 2020, rental housing and institutional developments will 

pay D.C.s in six equal annual payments commencing at occupancy.  Non-

profit housing developments will pay D.C.s in 21 equal annual payments.  

Interest may be charged on the instalments, and any unpaid amounts may be 

added to the property and collected as taxes. 

 

¶ Effective January 1, 2020, the D.C. amount for all developments occurring 

within 2 years of a Site Plan or Zoning By-law Amendment planning approval 



 

 

Watson & Associates Economists Ltd.  PAGE 1-4 
H:\Niagara\2022 DC\Report\Niagara Region - Final Report - Accessible.docx 

(for application submitted after this section is proclaimed), shall be 

determined based on the D.C. in effect on the day of Site Plan or Zoning By-

law Amendment application.  If the development is not proceeding via these 

planning approvals, then the amount is determined the earlier of the date of 

issuance of a building permit. 

On February 28, 2020, the Province released updated draft regulations related to the 

D.C.A. and the Planning Act.  A summary of these changes to take effect upon 

proclamation by the Lieutenant Governor is provided below: 

Changes to Eligible Services ï Prior to Bill 108, the D.C.A. provided a list of ineligible 

services whereby municipalities could include growth related costs for any service that 

was not listed.  With Bill 108, the changes to the D.C.A. would now specifically list the 

services that are eligible for inclusion in the by-law.  Further, the initial list of eligible 

services under Bill 108 was limited to "hard services", with the "soft services" being 

removed from the D.C.A.  These services would be considered as part of a new 

community benefits charge (discussed below) imposed under the Planning Act.  As 

noted in the next section this list of services has been amended through Bill 197. 

Mandatory 10% deduction - The amending legislation would have removed the 

mandatory 10% deduction for all services that remain eligible under the D.C.A. 

Remaining Services to be Included in a New Community Benefits Charge (C.B.C.) 

Under the Planning Act - It is proposed that a municipality may, by by-law, impose a 

C.B.C. against land to pay for the capital costs of facilities, services and matters 

required because of development or redevelopment in the area to which the by-law 

applies.  The C.B.C. was proposed to include formerly eligible D.C. services that are not 

included in the above listing, in addition to parkland dedication and bonus zoning 

contributions. 

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

On November 6, 2019, the Province release Bill 138 which provided further 

amendments to the D.C.A. and Planning Act.  This Bill received Royal Assent on 

December 10, 2019 and was proclaimed which resulted in sections related to the D.C.A. 

(schedule 10) becoming effective on January 1, 2020.  The amendments to the D.C.A. 

included removal of instalment payments for commercial and industrial developments 

that were originally included in Bill 108. 
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1.3.3 Bill 197: COVID-19 Economic Recovery Act, 2020 

In response to the global pandemic that began affecting Ontario in early 2020, the 

Province released Bill 197 which provided amendments to a number of Acts, including 

the D.C.A. and Planning Act.  This Bill also revised some of the proposed changes 

identified in Bill 108.  Bill 197 was tabled on July 8, 2020, received Royal Assent on July 

21, 2020, and was proclaimed on September 18, 2020.  The following provides a 

summary of the changes: 

1.3.3.1 D.C. Related Changes 

List of D.C. Eligible Services 

¶ As noted above, under Bill 108 some services were to be included under the 

D.C.A. and some would be included under the C.B.C. authority.  Bill 197, 

however, revised this proposed change and has included all services (with 

some exceptions) under the D.C.A.  These services are as follows: 

o Water supply services, including distribution and treatment services;   

o Wastewater services, including sewers and treatment services. 

o Storm water drainage and control services. 

o Services related to a highway. 

o Electrical power services. 

o Toronto-York subway extension. 

o Transit services. 

o Waste diversion services. 

o Policing services. 

o Fire protection services. 

o Ambulance services. 

o Library services. 

o Long-term Care services 

o Parks and Recreation services, but not the acquisition of land for parks. 

o Public Health services. 

o Childcare and early years services. 

o Housing services. 

o Provincial Offences Act services. 

o Services related to emergency preparedness. 
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o Services related to airports, but only in the Regional Municipality of 

Waterloo. 

o Additional services as prescribed. 

Classes of Services ï D.C. 

Pre-Bill 108/197 legislation (i.e., D.C.A., 1997) allowed for categories of services to be 

grouped together into a minimum of two categories (90% and 100% services). 

The Act (as amended) repeals and replaces the above with the four following 

subsections: 

¶ A D.C. by-law may provide for any eligible service or capital cost related to 

any eligible service to be included in a class, set out in the by-law. 

¶ A class may be composed of any number or combination of services and may 

include parts or portions of the eligible services or parts or portions of the 

capital costs in respect of those services. 

¶ A D.C. by-law may provide for a class consisting of studies in respect of any 

eligible service whose capital costs are described in paragraphs 5 and 6 of s. 

5 of the D.C.A. 

¶ A class of service set out in the D.C. by-law is deemed to be a single service 

with respect to reserve funds, use of monies, and credits. 

Note: An initial consideration of ñclassò appears to mean any group of services. 

Mandatory 10% Deduction 

As well, the removal of the 10% deduction for soft services under Bill 108 has been 

maintained. 

1.3.3.2 C.B.C. Related Changes 

C.B.C. Eligibility 

¶ The C.B.C. is limited to lower-tier and single tier municipalities; upper-tier 

municipalities will not be allowed to impose this charge. 
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1.3.3.3 Combined D.C. and C.B.C. Impacts 

D.C. vs. C.B.C. Capital Cost 

¶ A C.B.C. may be imposed with respect to the services listed in s. 2 (4) of the 

D.C.A. (eligible services), ñprovided that the capital costs that are intended to 

be funded by the community benefits charge are not capital costs that are 

intended to be funded under a development charge by-law.ò 

As a result of the passage of Bill 197, and subsequent proclamation on September 18, 

2020, this report has provided the D.C. calculations without the 10% mandatory 

deduction.  

1.3.4 Bill 213: Better for People, Smarter for Business Act, 2020 

On December 8, 2020, Bill 213 received Royal Assent.  One of the changes of the Bill 

that took effect upon Royal Assent included amending the Ministry of Training, Colleges 

and Universities Act by introducing a new section that would exempt the payment of 

D.C.s for developments of land intended for use by a university that receives operating 

funds from the Government.  As a result, this mandatory exemption will be included in 

the D.C. by-law. 
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Chapter 2  
Current Regional Municipality 
of Niagara Policy  
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2. Current Regional Municipality of Niagara Policy  

2.1 Schedule of Charges 

On November 16, 2017, the Regional Municipality of Niagara passed By-law 2017-98 

under the D.C.A.  This by-law imposes D.C.s for residential and non-residential uses.  

Table 2-1 below provides the rates currently in effect.  

2.2 Services Covered 

The following services are covered under By-law 2017-98: 

¶ Services Related to a Highway; 

¶ Policing Services; 

¶ Growth Studies (General Government); 

¶ Long-term Care Services; 

¶ Provincial Offences Act; 

¶ Public Health Services; 

¶ Ambulance Services (Emergency Medical Services); 

¶ Housing Services; 

¶ Waste Diversion Services; 

¶ Water Services; and  

¶ Wastewater Services. 

2.3 Timing of D.C. Calculation and Payment 

D.C.s are calculated and payable on the issuance of the first building permit with 

respect to the structure. 

The Region may, in the case of a development located outside the existing service 

area, require payment of an appropriate share of the costs of the required infrastructure 

within the existing service area, in addition to the costs external to the service area. 
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Table 2-1 
Regional Municipality of Niagara 

Current D.C. Rates 
(January 1, 2022 to August 31, 2022) 

Services 
Single & Semi 

Detached 
Other 

Multiples 
Apartments 2+ 

Bedrooms 
Apartments 1 

Bedroom 

Special 
Care/Special 

Dwelling Units 

Commercial 
(per sq.ft.) 

Industrial 
(per sq.ft.) 

Institutional 
(per sq.ft.) 

Wind 
Turbines 

Services Related to a Highway 8,046 5,861 5,585 3,317 3,041 5.68 2.39 4.06 8,046 

Policing Services 482 352 335 199 183 0.35 0.15 0.27 482 

Growth Studies1 271 198 188 111 103 0.26 0.09 0.16 271 

Long-term Care Services 1,548 1,130 1,075 640 585 0.44 0.17 0.32 0 

Provincial Offences Act 61 45 42 27 23 0.06 0.02 0.03 0 

Public Health Services 189 138 133 78 71 0.04 0.02 0.03 0 

Ambulance Services2 212 154 147 87 80 0.04 0.02 0.03 212 

Housing Services3 1,533 1,115 1,063 632 579 0.00 0.00 0.00 0 

Waste Diversion 462 336 320 190 175 0.40 0.15 0.29 0 

Sub-total - Region-wide Services 12,804 9,329 8,888 5,281 4,840 7.27 3.01 5.19 9,011 

Wastewater Services 5,647 4,114 3,921 2,330 2,135 4.05 1.69 2.90 0 

Water Services 3,998 2,913 2,776 1,649 1,511 2.88 1.19 2.05 0 

Sub-total Urban Services 9,645 7,027 6,697 3,979 3,646 6.93 2.88 4.95 0 

Total 22,449 16,356 15,585 9,260 8,486 14.20 5.89 10.14 9,011 
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2.4 Indexing 

Rates shall be adjusted, without amendment to the By-law, annually on January 1, in 

accordance with the Statistics Canada Quarterly, Non-Residential Building Construction 

Price Index (Table 18-10-0135-01)1. 

2.5 Redevelopment Allowance 

As a result of the redevelopment of land, a building or structure existing on the same 

land within five years prior to the date of payment of D.C.s in regard to such 

redevelopment was or is to be demolished, in whole or in part, or converted from one 

principal use to another principal use on the same land in order to facilitate the 

redevelopment, the D.C.s otherwise payable with respect to such redevelopment shall 

be reduced by the following amounts: 

(a) in the case of a residential building or structure, or in the case of a mixed-use 

building or structure, the residential uses in the mixed-use building or structure, 

an amount calculated by multiplying the applicable D.C. by the number, 

according to type, of dwelling units that have been or will be demolished or 

converted to another principal use; and 

(b) in the case of a non-residential building or structure or, in the case of mixed-use 

building or structure, the non-residential uses in the mixed-use building or 

structure, an amount calculated by multiplying the applicable D.C.s by the gross 

floor area (G.F.A.) that has been or will be demolished or converted to another 

principal use; 

provided that such amounts shall not exceed, in total, the amount of the D.C.s otherwise 

payable with respect to the redevelopment. 

 
1 O. Reg. 82/98 referenced ñThe Statistics Canada Quarterly, Construction Price 

Statistics, catalogue number 62-007ò as the index source.  Since implementation, 

Statistics Canada has modified this index twice and the above-noted index is the most 

current.  The draft by-law provided herein refers to O. Reg. 82/98 to ensure traceability 

should this index continue to be modified over time. 
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Where demolition takes place on a brownfield site, the above conditions apply however, 

an application may be made to the Regional Treasurer for an extension of time for the 

redevelopment credit of up to three additional years if the redevelopment has not been 

able to proceed due to delays in completing the remediation works.  This application 

must be received prior to the expiry of the initial five-year period as provided in the by-

law. 

2.6 Exemptions 

The following non-statutory exemptions are provided under By-law 2017-98. 

¶ Granny flats; 

¶ Parking structures; 

¶ Non-residential lands and buildings used for agricultural use; 

¶ Place of worship (only the portions used exclusively for religious services, 

receptions, and meeting areas in connection with, or integral to the worship 

space); 

¶ Municipal housing facilities, as set out in Section 110 of the Municipal Act, 

2001, S.O 2001 c. 25, O.Reg.603/06 under the Municipal Act 2001, and the 

Regionôs Municipal Housing Facility By-law, as amended; 

¶ Lands and buildings used for affordable housing that receive funding through 

an agreement with the Niagara Region, provided that: 

o The exemption shall only apply to the proportion or number of units in a 

development which are designated or identified as affordable housing, and 

o The owner of the lands continues to use the lands and buildings for 

affordable housing. 

¶ Canopies including gas stations and those intended for the parking and 

loading or unloading of vehicles; 

Partial Exemptions 

¶ Long-term care homes shall be reduced by 50%. 
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2.7 D.C. Policy Document 

Throughout the D.C. study process, the Region has engaged with the Local Area 

Municipalities, as well as other members of the community (e.g., developing 

landowners, Chamber of Commerce, etc.) through four sessions from June 2021 to May 

2022.  To guide discussions with respect to policy matters, a draft Policy Report was 

prepared to outline the Regionôs current policies and circulated to the engaged parties.  

This Report was finalized with the recommended approach for the 2022 D.C. By-law.  

This report can be found on the Regionôs D.C. webpage. 
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Chapter 3  
Anticipated Development in 
the Regional Municipality of 
Niagara 
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3. Anticipated Development in the Regional 
Municipality of Niagara 

3.1 Requirement of the Act 

Chapter 4 provides the methodology for calculating a D.C. as per the D.C.A.  Figure 4-1 

presents this methodology graphically.  It is noted in the first box of the schematic that in 

order to determine the D.C. that may be imposed, it is a requirement of subsection 5 (1) 

of the D.C.A. that ñthe anticipated amount, type and location of development, for which 

development charges can be imposed, must be estimated.ò 

The growth forecast contained in this chapter (with supplemental tables in Appendix A) 

provides for the anticipated development for which the Regional Municipality of Niagara 

will be required to provide services over a 10-year (2022 to 2032), 2022 to 2041 and 

2022 to 2051 time horizon. 

3.2 Basis of Population, Household and Non-Residential 
Gross Floor Area Forecast 

The D.C. growth forecast has been derived by Watson.  In preparing the growth 

forecast, the following information sources were consulted to assess the residential and 

non-residential development potential for the Region over the forecast period, including: 

¶ Niagara Region Official Plan, Appendix 3 ï PDS 41-2021, 2051 Land Needs 

Assessment. Niagara Region, December 2021; 

¶ Niagara Region Municipal Comprehensive Review ï Growth Allocation 

Update to 2051, Appendix 3.3 ï PDS 17-2021. Hemson Consulting, April 5, 

2021; 

¶ Regional Municipality of Niagara Development Charge Background Study, 

Watson & Associates Economists Ltd. in association with IBI Group and GM 

BluePlan Engineering Consultants Limited, April 28, 2017; 

¶ 2006, 2011, 2016 and 2021 population and household Census data; 

¶ 2006, 2011 and 2016 employment Census data; 

¶ Historical residential building permit data over the 2012 to 2021 period; 
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¶ Residential and non-residential supply opportunities as identified by Regional 

Municipality of Niagara staff; and 

¶ Discussions with Regional staff regarding anticipated residential and non-

residential development in the Regional Municipality of Niagara. 

3.3 Summary of Growth Forecast 

A detailed analysis of the residential and non-residential growth forecasts is provided in 

Appendix A and the methodology employed is illustrated in Figure 3-1.  The discussion 

provided herein summarizes the anticipated growth for the Region and describes the 

basis for the forecast.  The results of the residential growth forecast analysis are 

summarized in Table 3-1 below, and Schedule 1 in Appendix A.  

As identified in Table 3-1a and 3-1b and Appendix A, Schedule 1, population in the 

Regional Municipality of Niagara is anticipated to reach approximately 546,360 by mid-

2032, 608,200 by mid-2041 and 676,800 by mid-2041, resulting in an increase of 

approximately 60,040, 121,890 and 190,500 persons, respectively.1 

 
1 The population figures used in the calculation of the 2022 D.C. exclude the net 
Census undercount, which is estimated at approximately 2.5%. 
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Figure 3-1 
Household Formation-based Population and Household Projection Model 
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Table 3-1a 
Regional Municipality of Niagara 

Residential Growth Forecast Summary 

Year 

Population 

(Including        

Census 

Undercount)[1] 

Population 

(Excluding 

Census 

Undercount) 

Institutional 

Population 

Population 

Excluding 

Institutional 

Population 

Singles & 

Semi-

Detached 

Housing 

Units 

Multiple 

Dwellings 

Housing 

Units[2] 

Apartment 

Housing 

Units[3] 

Other 

Housing 

Units 

Total 

Households 

Equivalent 

Institutional 

Households 

Person Per 

Unit (P.P.U.): 

Total 

Population/ 

Total 

Households 

Mid-2006 438,280 427,421 7,996 419,425 123,945 16,030 28,325 1,130 169,430 7,269 2.523 

Mid-2011 442,300 431,346 8,536 422,810 128,789 16,692 28,289 915 174,685 7,760 2.469 

Mid-2016 459,260 447,888 9,728 438,160 133,300 19,460 30,095 970 183,825 8,844 2.436 

Mid-2022 498,660 486,314 10,529 475,785 141,829 24,017 32,613 970 199,429 9,572 2.439 

Mid-2032 560,230 546,355 11,845 534,510 157,407 34,100 42,980 970 235,457 10,768 2.320 

Mid-2041 623,650 608,203 13,210 594,993 171,423 43,172 52,309 970 267,874 12,009 2.270 

Mid-2051 694,000 676,813 14,787 662,026 184,748 51,816 61,111 970 298,645 13,443 2.266 

[1]  Census undercount estimated at approximately 2.5%. 
[2]  Includes townhouses and apartments in duplexes. 
[3]  Includes bachelor, 1-bedroom, and 2-bedroom+ apartment units. 
Note:  Population including the Census undercount has been rounded. 
Source:  Derived from Niagara Region Official Plan, Appendix 3 - PDS 41-2021, 2051 Land Needs Assessment, December 2021, by Watson & Associates Economists Ltd. by Watson & 

Associates Economists Ltd.  
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Table 3-1b 
Regional Municipality of Niagara 

Residential Growth Forecast Summary 

Year 

Population 

(Including        

Census 

Undercount)[1] 

Population 

(Excluding 

Census 

Undercount) 

Institutional 

Population 

Population 

Excluding 

Institutional 

Population 

Singles & 

Semi-

Detached 

Housing 

Units 

Multiple 

Dwellings 

Housing 

Units[2] 

Apartment 

Housing 

Units[3] 

Other 

Housing 

Units 

Total 

Households 

Equivalent 

Institutional 

Households 

Mid-2006 to  

Mid-2011 

4,020 3,925 540 3,385 4,844 662 -36 -215 5,255 491 

Mid-2011  

to Mid-2016 

16,960 16,542 1,192 15,350 4,511 2,768 1,806 55 9,140 1,084 

Mid-2016  

to Mid-2022 

39,400 38,426 801 37,625 8,529 4,557 2,518 0 15,604 728 

Mid-2022  

to Mid-2032 

61,570 60,041 1,316 58,725 15,578 10,083 10,367 0 36,028 1,196 

Mid-2022 to  

Mid-2041 

124,990 121,889 2,681 119,208 29,594 19,155 19,696 0 68,445 2,437 

Mid-2022 to  

Mid-2051 

195,340 190,499 4,258 186,241 42,919 27,799 28,498 0 99,216 3,871 

[1]  Census undercount estimated at approximately 2.5%. 
[2]  Includes townhouses and apartments in duplexes. 
[3]  Includes bachelor, 1-bedroom, and 2-bedroom+ apartment units. 
Note:  Population including the Census undercount has been rounded. 
Source:  Derived from Niagara Region Official Plan, Appendix 3 - PDS 41-2021, 2051 Land Needs Assessment, December 2021, by Watson & Associates Economists Ltd. by Watson & 

Associates Economists Ltd.  
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Figure 3 2 
Regional Municipality of Niagara 

Annual Housing Forecast[1] 

 

[1] Growth forecast represents calendar year. 
Source:  Historical housing activity derived from Statistics Canada building permit data for the Regional Municipality of Niagara, 2012-2015, from Niagara Region building permit data from 
2016 to 2020, and 2021 estimated based on Statistics Canada October 2021 year-to-date data, by Watson & Associates Economists Ltd.
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Provided below is a summary of the key assumptions and findings regarding the 

Regional Municipality of Niagara D.C. growth forecast: 

1. Unit Mix (Appendix A ï Schedules 1 and 6) 

¶ The housing unit mix for the Region was derived from the Niagara Region 

2051 Land Needs Assessment[1], in addition to a detailed review of 

historical development activity (as per Schedule 6), as well as active 

residential development applications and discussions with Regional staff 

regarding anticipated development trends for the Regional Municipality of 

Niagara. 

¶ Based on the above indicators, the 2022 to 2051 household growth 

forecast for the Region is comprised of a unit mix of 43% low density units 

(single detached and semi-detached), 28% medium density (multiples 

except apartments) and 29% high density (bachelor, 1-bedroom and 2-

bedroom apartments). 

2. Geographic Location of Residential Development (Appendix A ï Schedule 2)  

¶ Schedule 2 summarizes the anticipated amount, type, and location of 

development by servicing area for the Regional Municipality of Niagara. 

¶ In accordance with forecast demand and available land supply, the 

amount and percentage of forecast housing growth between 2022 and 

2051 by development location is summarized below. 

Development Location 
Amount of Housing 

Growth, 2022 to 2051 

Percentage of 

Housing Growth, 

2022 to 2051 

Water Servicing 98,350 99% 

Wastewater Servicing 98,250 99% 

Unserviced 870 1% 

 
[1] Niagara Region Official Plan, Appendix 3 ï PDS 41-2021, 2051 Land Needs 
Assessment. Niagara Region, December 2021. 
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Development Location 
Amount of Housing 

Growth, 2022 to 2051 

Percentage of 

Housing Growth, 

2022 to 2051 

Regional Municipality of 

Niagara Total[1] 

99,220 100% 

[1] Regional Municipality of Niagara total reflects the water servicing area plus unserviced area. 

Note:  Figures may not sum precisely due to rounding. 

3. Planning Period  

¶ Short- and longer-term time horizons are required for the D.C. process.  

The D.C.A. limits the planning horizon for transit services to a 10-year 

planning horizon.  All other services can utilize a longer planning period if 

the municipality has identified the growth-related capital infrastructure 

needs associated with the longer-term growth planning period. 

4. Population in New Units (Appendix A ï Schedules 3, 4 and 5) 

¶ The number of housing units to be constructed by 2051 in the Regional 

Municipality of Niagara over the forecast period is presented in Table 3-1.  

Over the 2022 to 2051 forecast period, the Region is anticipated to 

average 3,421 new housing units per year.  

¶ Institutional population[1] is anticipated to increase by approximately 4,260 

people between 2022 to 2051. 

¶ Population in new units is derived from Schedules 3, 4, and 5, which 

incorporate historical development activity, anticipated units (see unit mix 

discussion) and average persons per unit (P.P.U.) by dwelling type for 

new units.  

¶ Schedule 7 summarizes the average P.P.U. assumed for new housing 

units by age and type of dwelling based on Statistics Canada 2016 custom 

Census data for the Regional Municipality of Niagara. The total calculated 

P.P.U. for all density types has been adjusted accordingly to account for 

 
[1] Institutional population largely includes special care facilities such as nursing home or 
residences for senior citizens.  A P.P.U. of 1.100 depicts 1-bedroom and 2- or more 
bedroom units in collective households.  
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the P.P.U. trends which has been recently experienced in both new and 

older units.  Forecasted 25-year average P.P.U.s by dwelling type are as 

follows: 

o Low density:  2.929 

o Medium density:  2.093 

o High density[1]:  1.690 

Á Apartments ï 2 or more bedrooms: 1.991 

Á Apartments ï 1 bedroom or less: 1.214 

5. Existing Units and Population Change (Appendix A ï Schedules 3, 4, and 5) 

¶ Existing households for mid-2022 are based on the 2016 Census 

households, plus estimated residential units constructed between mid-

2016 and end of year 2021, assuming a 6-month lag between construction 

and occupancy (see Schedule 3). 

¶ The decline in average occupancy levels for existing housing units is 

calculated in Schedules 3 through 5, by aging the existing population over 

the forecast period.  The forecast population decline in existing 

households over the 2022 to 2051 forecast period is approximately 

45,820. 

6. Employment (Appendix A ï Schedules 9a, 9b and 9c)  

¶ The employment projections provided herein are largely based on the 

activity rate method, which is defined as the number of jobs in the Region 

divided by the number of residents.  Key employment sectors include 

primary, industrial, commercial/ population-related, institutional, and work 

at home, which are considered individually below. 

¶ 2016 employment data[2] (place of work) for the Regional Municipality of 

Niagara is outlined in Schedule 9a.  The 2016 employment base is 

comprised of the following sectors: 

o 3,875 primary (2%); 

 
[1] Includes bachelor, 1-bedroom and 2- or more bedroom apartments. 
[2] 2016 employment is based on Statistics Canada 2016 Place of Work Employment 
dataset by Watson & Associates Economists Ltd. 






































































































































































































































































































































































































































































































































































