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FOREWORD 

Tbe following document fulfills section 257.61 of the E ducation Act which states "before passing an 

education development charge by-law, the board shall complete an Education Development Charges 

background study". The following document contains the Education Development Charge (EDC) 

Background Study report for the Toronto Catholic District School Board (fCDSB). 

~rhe following document also contains the background report pertaining to a "Review of the 

Education Development Charges Policies" of the TCDSB, consistent with the legislative 

requirements to conduct a review of the existing EDC policies of the Board prior to consideration 

of adoption o f a successor EDC by-law. 

Finally, this report includes a copy of the proposed EDC by-law which designates the categories of 

residential and non-residential development, as well as the uses ofland, buildings and structures on 

which EDCs shall be imposed, in speci~ring the arens in which the established charges arc to be 

imposed. 
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Toronto Catholic District Sch ool Board - 2018 E ducation 
Develop1nent Charge Background Study 

EXE C UT IVE S U:Mlvl.A RY 

The pu.qJose of this ~eport is to provide background information with respect to the calculation of 

the Toronto Catholic District School Board's (TCDSB) Education Development Charges (EDCs) to 

be implemented in a new EDC by-law. The Board will seek input from the public, hold concurrent 

public meetings on Wednesday May 2, 2018 and give consideration to the public submissions prior 

to passage of education development charges proposed for Thursday June 14, 2018. 

O n June 6, 2013 the TCDSB adopted the Education Development Charges By-law, 2013 No. 178 

witb stepped phase-in rates in recognition o f the $40.0 million EDC account surplus as of by-law 

implementation. T he EDC account suxpk1s was i:eflecti,re o f the difficult-yin acquiring school sites in 

an environment where compJe.x and lengthy negotiations are 1'equired to assemble school site lands. 

O n June 11 , 2015, the EDC by-law was amended. Paragrnph 4 of the amending EDC by-law of the 

TCDSB indicates that the by-law wiU expire o n June 30, 2018 unless it is repealed sooner. Section 

~57.56 of the Ed11catio11 Ad sL1pulaces that an EDC by-law does not come into force before the 51
h 

day after the date of by-faw passage by the Board. Therefore, in order to ensure the continuation of 

education development charges as a source of funding growth-rela ted student accommodation 

needs, the TCDSB must adop t a successor by-law or by-laws no later than June 26, 2018. 

The primary purpose of any Board in implcmt:nting education development charges is to provide a 

source of funding for growth-related education land costs which arc not funded by capit.al grnnt 

allocations under the Province's capital funding model. 

El)Cs ma}r be set at any level, provided that 

• 	 The procedures set out in the Regulation and required by the :Ministry arc followed an<l 

only growth-related net education land costs arc recovered; and, 

• 	 No more than 40% of the applicable cost is financed via non-residential development 

(including non-exempt co1nmcrcial) industrial and institutional development). 

The EDC calculation is based on new pupils generated by new dwelling units within the City of 

Toronto for which: 

• 	 building permits will be issued over Lhe fifteen-year forecas t period mid-2018 to mid­

2033; 

• 	 additional land or site development costs arc required to meet growth-related student 

accommodation needs; and 

• 	 education development charges may be imposed on the new dwelling units. 

• 

• 

• 

• 

• 

• 



KEY ED C STUDY COMP ONENTS 

In determining what level of education development charges are necessary to fun<l future growth­

related school site needs, the following key guescions must be explored and answered: 

• 	 [low many new housing units are expected to be constructed over the 15 years following 

by-law adoption and how many TCDSB studen ts wilJ be generated by rhc new housing 

units; 

• 	 l Iow many pupil places owned and operated by the TCD SB arc surplus to existing 

community enrolment needs. and therefore available to accommodate the new housing 

development within reasonable proximity (i.e. res ident area) to the new development, 

over the long term; 

• 	 rTow much will it cost to acquire and sctv icc the land necessary to cons I i-uct the 

additional pL1pil places necessitated by new housing development, and; 

• 	 \Vhcrc land costs are prohibitive due to density v:ilue, will the Board be able to secure 

ownership of land to construct new schools, and, if not, is there an :ilternacive approach 

to meeting growth-related stlldcnt accommodation needs within the context of tbe 

education development charges Legislation? 

ELIGIBILITY TO AD O PT A SUCCESSOR ED C BY-L AW 

ln order to be eligible to lldopt a successor ED C by-lllw the TCD SB must demonstrate that it will 

either have a deficit in the ED C account as of Junc 30, 2018, o i: average enrolment over the next by­

law period will exceed school capacity on either the elementary or secondary panel. The TCD SB is 

expected Lo have a $1.S mill ion surplus in the EDC account. However, secondary enrolment is 

expected to exceed average secondary enrolment over the 5-ycar by-law period (whether secondary 

Bill 30 ilnd religious order leased space is included or not). As such, the TCDSB CJllalif:ies to adopt a 

successor ED C by-law. 

PO R ECASTING D E VELOP MENT 

A forecast o f new dwelling u1lits and the pro jected number ofTCD SB srudcnts to be generated by 
new housing development in the area in which E D Cs arc to be imposed, over the 15-year forecast 

period, were derived from a consideration of: 

• 	 T he City ofToronto's housing, population and employment forecasts outlined in the 

.JanLJary 9, 2018 D evelopment Charges Background Study Report for Public ConsLJl tation 

prepared by Hemson Consulting Ltd.; 



• 

• 

• 
• 

• 	 Population, housing and employment background informatio n set out in Profile To.ronto 

- How Does the City G row? Update 2017; as well as residential development application 

data from the City ofToronto's Land Use Information System II for the period July 1, 

2012 to June 30, 2017; 

• 	 T he 2016 Census data for the City of1'oi:onto and the Ministi.y ofFinance Population 

Projections for the City ofToronto. 

A spatial matching of the TCDSB elementar)' school attt:ndance boundaries against the Ci1:y's 

database o f development applications specifying dwelling unit type and location was provided, under 

agreement with the Board, by the Strategic Initiatives, Policy & Analysis division of the Ciry's 

Planning department, as well as an Excel file of the development attribute data. 

The dwelling unit and phasing of development forecast <lerived as the basis for the detennination o f 

the proposed E D C charge is net of the residential statuto11' exemptions related to housing 

intensification. T he forecast gives consideration to the Toronto Railway Lands Exemption specified 

in the Regulatio n, as required under section 6 of 0 . Reg. 20/98. 

The City's DC growth forecast suggests that an additional 214,442 net new occupied dwelling units 

will be added to the existing housing stock in the City o f Toronto over the next fifteen years, at an 

average of 14,296 units p t!t annum. Of the net additional dwelling units, approximately 2% arc 

anticipated to be low density (single and semi-detnched), 4% medium density (row houses, 

townhouses, etc.), and the remaining 94% high density apartment uni ts. Bachelor and one-bedroom 

u nits account fo r 53.3% of this group (inch:1ding student and purpose-built seniots residential 

ho using), with 41.2% hav ing two bedrooms o r more. 

The forecast of non-residential development is also based on the J am.1ai1' 9, 2018 DC forecast o f 

employment and the non-exempt gross floor area that would need to be construc ted in the City of 

T oronto to accommodate the anticipated employment growth. T he projectio n of additional non

residential gross floor area (GFA) over the 15-year forecast period (65,345,360 million additional 

square fee l of"nee'' gros-s floor area) was based on the City's DC forecast of non-residential gross 

floor area, prepared by H em son Consulting LLd. (extrapolated proportionately from the 2028 to 

2041 forecast period to derive the 2028 to 2033 EDC forecast period), as well as his torical non

residential building permit data detailing building permits by l)'pe and detailing additions and new 

construction. 

­

­

FORECASTING STUDENT ACCOMMO DATIO N NEEDS 

The capacity of the clcmcncary and secondary facilities in the Board's existing inventory is reflective 

of the On-the-Ground (OTG) capacities approved by the lvlinistry for EDC purposes, and that, in 
the opinion of the Board could reasonably be used to accommodate growth-related pupils. 

Historically, the deterrnination of available TCDSB capacity has not included school capacity leased 

from religious orders and Bill 30 schools (i.e. schools tb:it are owned by the Toronto District School 



Board). WiLh respecl 10 the l}l tter category of leased facil ities, the TCDSB would have LO acquire the 

permission of the TDSB in o rdel' to expand or replace Lhe school facilities as part of 
accommodating !'tudent enrolment growth from new development. 

Consukml-prcpared 15-year school enrolment projections arc used to determine the number of 

growlh-relaled school siLes required as a result of anticipaled enrolment growth within portions of 

the Board's jurisdiction. The information respecting projected enrolment and growth-related site 

needs is compnred to, and aligned with, the Board's capital priority needs, where Bonrd decisions 

have been made. 

All elementary corolmenr projections arc "headcount enrolment" as this is reflective of Lhc 

Provincial initiative respecting full-day kindergarten. Secondary enrolments are reflective of 

"aYcrngc daily enrolment." Io addition, for the purpose of Education Development Charges, the 

enrolment projections arc prepared from the perspective of accommodating pupils in their home 

school areas oYer the long term (i.e., holding situations outside of the review area are transferred 

back to their resident area, and sLudents Crom new housing development arc prcs1..1med to be 

accommodated within their resident area over the long term). 

T he jurisdiction-wide mid-2018 to mid-2033 projections of enrolment indicate that, for the TCDSB, 

the number of elementary pupils will increase by 6.588 (68,174 - 61,586) and i-econdary pupils will 
incrc:tse by 1,586 (30,155 - 28,569) students on a jurisdiction-wide basis. 

Detailed student enrolment projections fo r each school arc found in Appendix A 

The 15-year housing forecast has been attributed to each clcmentaty and secondary school based on 

the location of proposed residential development vis-a-vis the elementary school acLcndance 

boundaries approved by the Board. The Reguirements ofNew Development, or ROND, is 
therefore determined on a school-by-school basis. The individual schools that will be impacted by 

new housing development are subsequenlly reviewed Lo determine Lhcir ability to accommodate 

additional student enrolment from new development. Where it is dcLermined Lhal there is a need to 

acquire additional land to accomm odate further enrolment growth; che number of additional pupil 

places rcguired, along with the potential cost to acquire and service the lands; is the key dete.rminant 

to establishing projected net education land costs. 

The determination of net growth-related pupil places (NGRPP) and associated growth-related site 

needs reflect: 

• projected 2018 to 2033 growth within each of the 18 elementary and 4 secondary review 

areas, Laking into consideration housing de,rclopment by school and the extent to which 

individual school enrolment will be affecled by that development, }JS well as; 

• attribution of site sizes for new school sires based on the standards set out in section 2 of 

0. Reg. 20/98, except where the Board is in the process of acquiring specific properlies 

as part o f aa land assembly to expand existing school sites to accommodate enrolment 

growth; 



• 	 Site costs and site preparation/development costs reflect a combination of the Board's 

site acquisition experiences and appraisal research recently undertaken by gsi Real Estate 

& Planning Advisors Inc. on the Board's behalf. 

ASSESSING GROWTH-RELATED NEEDS SINCE ORI GINAL 
BY-LA\V INCEPTION 

r\ reconciliation of historical enrolment and avaiJable capacity at ociginal EDC by-law inception in 

2001 was compared to 2017 / 18 and projected 2032/33 enrolment growth, for which the TCDSB 

bas not been in a position, to acquire lands to accommodate this growth. The analysis summllrizes 

all growth-related pupil pfacc requirements funded to date, as well as lands proposed to be acq1.1ired 

over the next 15-year forecast period. This reconciliation of historical growth-related need is found 

in Appendix E of this report. 

RESULTING PROPOSED EDC RA'IES 

As a result ofundertaking all of the necessary research and completing the EDC submission, the 

proposed education development charge for the Toronto Catholic DSB, where 75% of the costs arc 

recovered from development, is as follows: 

$7 ,336 per residential dwelling unit 

$8.02 per square foot of non-residential g ross flo or area 

This is in comparison to the $1,493 per residential dwelling unit and $1.07 per square foot on non­

residential gross floor area in the 2013 EDC by-L'lw. I lowcvcr, it is noted that the proposed EDC 

by-law rates ate based on 75% residential recove11, and the Board may choose to retain this 

approach or may elect to alloc:ue a different percentage of the charge (a minimum of 0% up to a 

maxim um of 40%) to non-residential de,rclopmenl. 

T he EDC forms for the Board were submilted to the Jvlinisu-y ofEducation for approval, on April 

9, 2018. 1\finisterial approval of lhe submission is required prior to by-law adoption. 

In the event that the School Board chooses to enact a by-law levying education development charges 

on non-residential development, then the by-law will take substantially the form set out in Appendix 

B. Tbc range of possible charges depends on the Board's choice of rhe percentage of the growtb­

relalcd net education land cosl that is to be funded by charges on residenLiaJ development and the 

percentage, if any, that is to be funded by charges on non-residential development. The percentage 

• 

• 

• 

• 



tha t is to be funded b)' charges o n non-rcsidcnlial development shall not exceed 40 percent, 

according to section 7, paragraph 8 ofRegulatio n 20/98. The range of possibilities for the Board is 

set out below: 

TORONTO CATHOLIC DISTRICT SCHOOL BOARD 
Proposed EDC Rates

• 

Non-Residential 

Share 

Residential 

Rate 

Non-Residential 

Rate 

00/o S9,781 S0.00 

5°/o $9,292 $1.60 

10°/o $8,803 S3.21 

15% $8,314 $4.81 

20% $7,825 S6.42 

25% $7,336 SS.02 

---- ­ ----·-- ­

40% SS,869 $12.84 

/ 




Chapter 1 - INTRODUCTION 

1.1 Legislative Background 

Education development charges (EDCs) arc charges which may be levied by a Board on residential, 

industrial, commercial and institutional developmenl (excluding muoicipt11, school, specified 

residential additions to exis ting units and replacement dwellings, as well as specific exemptions for 
indLtstrial expansions of gross floor area and replacement non-residential development) pursuant to 

Division E of Part IX of the Ed11rolio11 A.d. 

The charges relate to the net education land cost of providing additional land (school sites and/or 

site development costs) for growth-related pupils. Net cdLtcation land costs are ddined by the 

legislatio n to be: 

• 	 Costs to acquire land, or an interest in land, inclu<ling a lei'\sebold interest, lo be u~ed by 

the board to proYidc pupiJ nccommo<lnLion; 

• 	 Costs to provide services to the land or o therwise prepare the site so rhat n building or 

buildings may be built on the site LO provide pupil accommotlatiun; 

• 	 Cns 1 ~ to ptcparc anJ tli:mibulc the EDC background sti.1dies; 

• 	 Tntcrcst on money boi:rowccl to par for land acqui$ition and site servicing; 

• 	 Costs lo undi.:rtakt· studit•s in connection with land aCl]LtisiLion. 

lt is noted that the acquisition of an 'interest in land' is not defined in Lhe lcgislalion. This EDC­

eligiblc cost is considered in more depth in Chaplet 6 of this report. 

The charges arc collected at building permit issuance by the an.-a municipality, implcmcnLing the 

provisions o f the Board's education development chnrgc by-law. 

EdLtcaLion development charges arc the primary somcc of funding site acquisition needs for i1 school 

board experiencing growth within their jurisdicLion. 

Sect.ion 257.54 of the Ed11ct1lio11 .--let allows a board to "pass by-laws for the imposition of cducaLion 

development charges" if there is residential land in the jurisdiction of a boi'\rd that would incrcnse 

education land costs. 

f lowever, education development charges as a means of financing site acquisition costs are only 

avnilable to boards who qualify under the legislation. To qualify, the Board's average projected 

enrolment over the five-year by-law period must exceed permanent capacity at the time of by-law 

passage o n cithcr the elementary or secondary panel, fot· the entire Board jurisdiction, or 

alternatively, the Board must demonstrate thal it has an existing unmel financial obligation arising 

from the predecessor EDC by-law. 

forthcr, Section 257.70 of the Ed11calio11 ,,,.1c1, enables a board to "pass a b y-lnw amending an 

cd1.1cation development charge by-L'lw." A by-law am endment allows a board the opportunity to 

revisit Lhe by·law where actual expenditures exceed cost estimates, to ensure full cost recovCL)' and 



deal with short term cash flow shortfalls. If, fo r instance, recent site acquisition or site development 

costs arc higher or lower Lhan estimated in the exis ting by-law calculation, an amendment could be 

undertaken to incorporate these increased o r decreased costs into the EDC rate structure(s). The 

same is true for by-law renewnl, in that the transitional EDC account analysis determines the 

relationship between EDC revenue raised and site acquisition/site development needs generated by 
enrolment growth. In addition, a school board may pass a by-law amendment to recognize 

agreements approved by the board to acquire land post by-law adoption. By-law amendmem and 

renewal requires a reconciliation of the EDC account under section 7(5) of0. Reg. 20/98 and 

affords the opportunity to as~ess actual versus projected student enrolment and its impact on 

growth-related student accommodation needs. 

1.2 Toronto Catholic District School Board EDC By-Jaw 

T he Toronto Catholic District School Board (TCDSB) has imposed education development charges 

since March 27, 2001 under the legislative authority of the 1Jrl11mtio11 Act, R.S.O., 1990. T n each of 

2001, 2003, 2008 and 2013, the To ronto Catholic District School Board adopted jurisdic tion-wide 

EDC by-laws thaL applied to the entire City o f Toro nto. While the Board has the legislative authority 

to consider the ndoption o f multiple area-specific by-laws, the total EDC rates by residential and 

no n-residential development arc lower when averaged across the City. For example, an acre ofland 

necessary to serve enrolment growth along the Yonge street corridor could cost 10 to 12 times that 

o f an acre ofland purchased in l!:tobicoke. 

f lowever, should the TCDSB determine that it may wish Lo consider the adoption ofarea specific 

by-laws, then a new EDC Background study would have co be undertaken consistent with multiple 

by-law structures, before the Board could consider the adoption ofsuccessor EDC by-Jaws. 

1.3 Rationale for Considering Adoption of New EDC By-law 

While the TCDSB continues to have surplus capacity in a number of TCDSB-owned schools, 

anticipated elementary enrolment growth is expected to impact tbe Board's ability to provide 

sufficient spaces for students in schools within several key areas in the City, primarily: south and 

central Etobicoke; west ofHigh Park North; former City o f York north ofLawrence Ave.; future 

D ownsiew and York University JIcigbts; the Yonge Street corridor from Lake Ontario to Steelcs 

Ave.; West Donlands and Portlands future development. Secondnty enrolment growth is 

concentrated in the same development areas, along with enrolment increases along the Kingston Rd. 

corridor in Scarborough. 

The TCD SB continues co seek oppo rtunities to acquire land~ to serve growth-related needs, 

including partnership opportunities; offering to acquire surplus co-terminous board school sites; and 

making the difficult decision Lo expropriate properties where no other viable options arc available Lo 

the Board. 



The adopted EDC rates fot all Boards with in-force EDC by-laws are set out below. 

EDUCATION DEVELOPMENT CHARGE BY-LAWS IN THE PROVINCE OF 

ONTARIO 


Board 

Etreedve 
Daleol ...._ .,....., 

Tam 

IAfta llO wldcla 
If-law 
ADDHel 

Typeot 
Clwn 

... 
Chap/ 

t1ait 

NOD-Bel. 
a..,e/ 
Sq. Pc..t 

G.P.A. 

%ol0.,.
Mtdbalild. co 
lellcf-W 

D . 

 
%ola.sp 
AmlNtedto

NOD-........ -
Alg<tt•qui11 &. J.1kcohorc Cathohc DSB Oct· l7 S yrs City of K1n11>ton A/S $2S4 $0.00 100"/o QG/t 

Bnnt I l•ldun•nd Norfolk C•tholic OSO Nov-13 Syrs 
C:uy of llnntford, 
(".ounty of !lrtnt 

A/S 

J/W/r 
$912 SO.DO 100"/t oo/, 

Con« J de• ~role• pubhqucs de re.11 de 
l'Onc2no 

Apr- 14 s )'rt C11yof01t•w1 J/W/r $423 S0.22 8S'lo I S~o 

Con1<:J des Erolc1 publiqucs de 1'1!11 de 
l'Ontano 

Mu- IS Syn
United C.OUnttct 
ofl'mcoll utd 

Run d! 
J/W/r $<144 so.oo IOO'lo O'lo 

Con1<:J du 

Htr 1 

Erolc1ci1hohqucs du u ni"'-
Apr l4 s)'rt C11r of011aw1 J/W/r $7 18 $0.53 20•1, so•10 

Duffcrin-l'ecl C. thohc DSIJ Jun- 14 Syn Peel Rep on J/W/r $1,343 $0.S6 75•10 25'·• 

Durh>m (",uhohcl.)SB May-14 S ytt 
Ourh:a m Regt.on 

(cxcl. Ouillgl01~ 
J/W $786 $0.00 100'!• o•,., 

Durlum OSO May-14 s)'ti 
Ourh1m Region 

(n cl. Oann1!fou) 
J/W $1,949 $0.00 100"/t O'lo 

GrcalC< Eaex County OSll May-14 Syn City of Wmdoor J/W/r s:ios $0.00 100"/t Ot,•, 

Gr<''1ct Tl#cx Coun1 y OSO Moy-14 s)'ti 

Cou111y of E11u 
and the Tow t11h1p 

ofl'drc 
J/W/r t>OS $0.00 IOil"lt O'lo 

Ila hon C.1 holic DSIJ1 j un-13 S yn H•lton l\r1900 J/W $2,269 SO.S8 8S'lt !So/o 

l ld 1on DSil1 Jun-13 s)'fl I l•lton Rcf9on J/ W $4,364 SI. I I 8S% IS'lo 

I l•rnihon Wcntwonh Ca1hohc OSll l\u)\'" 14 s)'fl City of lluruhon J/W $88S $0.34 85% I S~o 

lfamJ ton Wc111w0t1 h DSB Aup,-14 S yn Cuy of l111ruh or1 J/ \V Sl.039 $0.39 ss•1. 1 5~'· 

Kaw1n lt1 Pinc Rid)I< DSO Jul- 15 S yrs Qaringt on 11/S $1 ,028 $0.24 90'1• IO'lo 

Niag:aro 0 11hohc OSB Jun· IS s)'fl 
finr t...ncoln 

Couol\I 
)/\V/ r $1 ,860 $0.00 100"/o o•;. 

Ni'fJ'ro C:11hohc OSO Jun 1S Syn 
fmrWdland 

('.()Jiii \' 
J/W/r $1 72 $0.00 IOO'lo O'"• 

Ontwa Ca1hohc SU Apr-14 SY" C11yof 0 11aw• J/W $466 $0.34 83•1. 17'1t 

Omwa·C.dcton OSB Apr-14 s)'<I C11yof O uaw• j/W $723 $0.82 80'1• 20''• 

Peel DSO Jun·l4 Syn l'ecl llcR>on J/W U ,224 SOAS 90'1• 10•1. 

Pctcrborougl~ Victono. No<1 humbcrbod 
& Ornn<•on C.thohc DSB 

Jul- IS Syn Oarington 11/S $7 10 $0. 16 90'1• 10~. 

Sin>eoc ~lu•koko C.1holic DSB Nov·t3 S rn Simcoe County )/W/ r $<148 $0. 12 90'1• 10'1• 

Simcoe County DSB Nov-)3 SY" Simcoe County J/W Sl,31 I $0.35 90'1• 1 0~. 

Tommo C..rhr.J.lt' CS81 Jul- 13 5 rn Cur ofToronr" 
J/ W (wnh 

e.icmo11rn~ 
SIA9.I $1.(17 7S•·. 2!)"• 

Upper G11nd DSB Aug- 14 Syn Ou fferin County J/W/ r $832 $0.00 100% 0% 

Upper Gn nJ l)SB Aug• l4 Syn 
Welhns1011 

Counrv 
)/ IV/ r $1,S67 $0.00 100•1. O'lo 

Wotcrloo C. thohc DSU Jun 16 Syn 
Regional 

Munieipai lHy of 
\Vllrt!M 

J/W $6S3 S0.32 80'1o 20'!. 

\'1otcrloo l\ cgi0t1 nsn Jun 16 Syn 
Rcgion1l 

Munici1>11l11r of 
\Vlll'tlOO 

J/W $1 ,948 SI 4 1 80'1• 20'tt 

\'1rllingion C.1hohc OSB Aug 14 s,,. Wrllmgion 
Coumv 

)/\V $.l17 $0.00 100•1. o•;. 

York C.rholic nsn Jul-14 s , .. York Rcl!'O'• J/W $991 $0 17 90•,. 10 .... 

York Rtwon OSll Jul 14 s , .. York Rrpon J/\V $3,l-19 $0.58 90'it 10•1 
• 

. 
• 

• 

1 /uncoded Rt1u 

eo....ade• Ecolca m hol1quc1 du Crnu c-E.t - t·ebruuy 28, 2016 

Ilalroo OSO t od HCDSU - March I. 2017 

Toronto Catholic DSB-July I , 2015 



1.4 Policy Review Process and By-law Adoption Consultation Requirements 

In order to consider the adoption of a new EDC by-law, the Board mu5t fast undertake a review of 

its existing EDC policies, in accordance with the legislation. Section 257.60 sub-section (1) of the 

Ed11calio11 Ac/ states that: 

"lkfon: passing an 1:<lucatl()n c.lcvclopmcnt charge by-law, the board shall conduce a re' icw 

(Jr tlw cducation dcvcl<>pmcnt clrnrgl' p<Jlicics or thc boarJ." 

Sub-sectio n (2) goes on to s late that: 

"In con<lllcting a rc\'il:W unckr subscction (1), 1hc.. hoar<l shall ensure thnt ac.k:c.1uatc 

information is made aYail;ibk to rbe public, and for this purpose shall hold at least o nc 

public meeting, uorice ofwhich ~hall bt: given in :tr least one new~paper having general 

circul:uion in the arcn nf jurisdiclinn of the board." 

As the Board has an existing L::DC by-law in place, this sectio n, therefore, bas the effect of requiring 

a rninimum of two public meetings to be held as pare of consideration of a new education 

devclopmenl charge by-law. 

The purpose of Lhe first public meeting is to ensure that adequate information is made available to 

the public relative ro the Board's review o f the education development charge policies of the Board. 

This meeting will be held Wednesday May 2, 2018 at 7:00 PM at the Catholic E ducation Centre 

Board Room localed at 80 Sheppard Avenue East. Information respecting a review of the Board's 

policies is being made available to the public as part o f this document. T his information is tilled, 

"Background Document Pertaining lo a Review of the Education Developmen t Charge P olicies of 

T he T oronto Catholic District School Board" and is found in Appendix C of this document. 

T he Board will meet with interested development community stakeholders o n 1\pril 6'" and April 

25'" prior to the May 2"d scheduled public meeting to review in detail, the basis for the proposed 

charge and to receive any comments. 

The scheduling of the second public meeting requires that the proposed by-law and the new 

education development charge background study are made available to the public at least two weeks 

prior to the meeting, and to ensure that any person who attends the meeting "may make 

representations relating to the by-law" (s.257.63(2)). This meeting is also scheduled for Wednesday 

May 2, 2018 immediately following the 7:00 PM publ ic meeting, and will also be held at the Catholic 

E ducation Centre Board Room. 

Pinally, the Board is expected to consider the adoption of a new education development charge by­

law on T hursday, June 14, 2018 7:00 PM at the same location. 

A copy of the "Notice ofPublic Mee tings" is set out o n the following page. 



EDUCATION DEVELOP.MENT CH..\RGES - NOTICE OF PUBLlC :MEETINGS 

FIRST .MEETING- POLICY REvlEw PuBLIC .l\IEETING 

WEDNESDAY .l\l!Ay 2, 2018 (@7:00 PM 


Toronto Catholic District School Board 

Catholic Education Centre - Board Room 


80 Sheppard Avenue East, Toronto, Ontario 


TAKE NOTICE tb..\t 011 ~ 2, 2018, the Toronto Catholic Diswct School Boru:d (I'COS~ u.ill hold a public lllffti.utptWlll\l.'lt 
to Section 257.60 of the Et/Jl((rfiflffArr ('~'). The pnqx>~e ofthe 6.tst meeting will be to rerirn- the cua:ent education 
devetopm~t~ policies of the Boud and to solicit public iupnt. /Uly pmon who attend$ the meeting w.av m:ike a 
repmentation to thel3o:u:d in .respect of the policies. The Boud will 3lso considei: any w.citun imbmisslons. • 

A Policy_Review Document js coab.i.ued as an Anendix to the Boud'~ 2018 Educatiou.De't'elopment Ch.1.1:geG Bac~ouncl Study 
1eport. The Poli.C'r Review docwnent ~eh out the Boar:d's policies foe the cnue.nt education deveJ.~ment c.bii:g-e by-liw and mll l5e 
avltilable on April 17, 20 IS, at the Catholic Edllcation Centce, du.ring reguiu offic.e hou.cs o.c through the following web~te: 
www.tcdsb.o&::. 

SECOND MEETING-P01.1cv REvmw PUBLIC MEETING 

WEDNESDAY, l\lAY 2, 2018 (@7:00 PM 


Toronto C::itholic District SCiiool Boa.rd 

Catholic Education Centre - Board Room 


80 SbeppMd Avenue East, Toronto, Ontario 


Plusnant to Scctio11257.63 oftheArr, the Boa.rd will hold a :second 1olnt public meeting to cowide.c the continued impoutiou of 
education development chuees .u ~et our in Section 257 .63 of the ..-ut,and to iafoun die public geneully about the education 
development charge proposll. kry peu;ou who attends the mee~may make a rep.ce~.ubtion fo the B'oar:d in respect of the 
p.copo$al. ~Boardwill aho cooside.c my Wlitten s11bmisai011,, All 'nbmiuiocn teceived in. w.citiug ruul tho~e apt:tt,ed at the 
public meeting will be conaide..ced pi:io.c to the pl1.Ssage and enactment ofan edilCatio.a de"t"elopmeat charge by-law 

The edncation develop111ent cbuge background st\ldy !~uiJ:ednnde.c Section 257.61 ofthe Act (llleluding the proposed EDC by­
hWJ Md Se~Ollt me Bo3!d's eatleition development c piopow mu be arnil:ible (Le. theE.DC K'\~°'UldStudy .te?.'tt 
and EpC Po1:ify Review document) on April 17, 2018 at the aiho!ic Edncation Centre, du.ring regul:a.c office horus o.c tlicoogh the 
Boards webSJte. 

Finallv, it is anticipated that the TCDSB will con~der adoption of a succe~sorbv-law imposing education d~lapment charges in 
the City of To.coato ouJune H 2018. • 

TlllRD PvBUC MEETING -IN CONSIDERATION OF B Y-LAW .ADOPTION ­
THVRSDAY}um: 14, 2018 (@ 7:00 PM 


Toronto Catliolic District SChool Board 

Catholic Education Ceotre - Board Room 


80 Sheppard Avenue E:lst, Toronto, Ontario 


'!'be pw:po~ ofth.is meeting i:i to entertain the Boud'' :lPJ:?tOval to adopt a S11C~sroc EDC by-law in the City ofToronto. Ally 
puso.a \Tho attttlds the meeting may make rep1e.m1tation m1espect of'tbi$ m.'\ttei. W.citten snbmi"fom, filed in adv2.nce of tlie 
nlee!U?g, will a!Go be con:iide..ced.. Alfinteie~ted parties ar:e lnvited to attend the public mee~. The Boacd would appreci.'lte 
tecefying written 1ubmiuion1 one Wffk pcio.c to the Pnblic :0.[ee~, go tb..u ~may be (fi,'£cibnted to t1'113teeo pcio.c to the 
meetings. Written rubmissiom 1111d any reqi.M!m to add.cess the Boa.cd as a delegation monJd be submitted to: 

Mt. Sophia H:lnit, Borud Recording Seetet:uy. (~lb) 222-8282 exc 2293 or e-mail ar sophh.hards®1cdsb.org 

In addition to the legid.1ted pnblic meetings lndirated above, the Boa.cd hasieguL'ldy schedllled Boa.cd meetings, \\t which the 
Bo:ac~ lllllY rece.in: infounntlon regudllig ednation development cb:acge~. R.egnlac Board meeting p.i:ocedw:C$ will apply to the,,e 
meetmgs. 

Any commenu or tequest& fo.i: fortbe.c information i:egru:ding this matte.c may be ditected 10 ML Michael Lobe.etc (tn. 2026) during 
tegtilat office hotu:s. 

mailto:sophia.harris@tcdsb.org
http://www.tcdsb.org


1.5 Legislative Requirements to Adopt a New EDC By-law 

Section 257.5.+ of Lhe Ed11calion A ct slates Lhat "if there is residential development in the area of the 
jurisdiction of a board that would increase education land costs, the board may pass by-laws for the 

imposition of education development charges against land in its area of jurisdiction undergoing 
rcsidentiitl or non-residential development." 

Tn addiuon, section 257.61 requires that "before passing an education development charge by-law, 

the board shall complete an education development charge background study." 

Section 257.62 stipulates that "an education development charge by-law may only be passed within 

the one-year period following the complelion of the education development charge background 
study." 

Section 10 of 0. Reg 20/98 sets out "conditions that must be satisfied in order for a board to pass 
an education development charge by-law." These conditions arc: 

1. 	 The lYlinister has approved the Board's estimates of the total number of elementary and 

secondary pupils over each of the fifteen years of the forecast period. 

2. 	 The lvlinister has approved the Board's estimates of the nwnber of elementary ::tnd 

secondary school sites used by the Board to determine the net education land costs. 

3. 	 The Board has given a copy of the education development charge background study relating 
to the by-law (th.is report) to the Minister and each Board having jurisdiction within the area 

to which the by-law would apply . 

..J.. 	 The Board meets at least one of the following condi tions: 

• 	 E1rhcr the estimarcd an~rngc elementary or secondary enrolment oYer the fiyc-ycar by 
!av. pc:riocl C'-:CL'Ld!'. thL ruq>et II\ c 101,11 capa<.:tt) that. in the Hoarc.l'!' op1111011 is aYailable 
to accommodate pupils, throughout the jurisdiction, on the day that the by-law is passed, 
or 

• 	 \t the time of txpin uf tht B1Mrd\ las l ~DC by-law that applies to :i ll or part of the 
area in which Lhe ch:i rgc.:s would be imposed, the balance in LhL: EDC 11ccoun 1 is lc-;s than 
the amount n:guircd to pay outstandin~ con-1miunenls to meet gro\\·th-rd :Hc<l nct 
education land cos ts, :is c:ilcul:itcd for Lh<.: purpose~ o f determining the l~DCs imposed 
under that by-law. 

T he TCDSB is eligible ro adopt a successor EDC by-l:lw during June 2018 given that the Board wiH 
have secondary enrolment in excess of capacity over the next 5-year by-law period., as is 

demonstrated below. 



1.6 Eligibility to ltnpose Education Development Charges and Form A 

Form A of the EDC Submission set out on the following page, demonstrates that the head count 

enrolment (i.e., includes full day kindergarten) over the proposed 5-year term of the ED C by-law 

(2018/2019 to 2022/2023), as measured in October and March of each academic year, is projected 

to exceed the permanent capacity of the Board's existing inventory of school facilities, on the 

seconda1y panel. The Board's available permanent capacity at the secondaty panel is less than the 

average 5-ycar enrolment projections over the time-period referenced above, even if the all leased 
secondary capacity was to be include;:d in the determination of eligibility. i\-s a result, the TCDSB 

meets the;: legislative "trigger" on the secondary pflnel. 

It is no ted, however, that the legislation allows the Board to utilize education development charges 

as a source of funding for <tdditionfl.l site purchases clue to enrolment gi:owth on both panels 
(elemenrnry and secondary), even i f the Board meets the legislative "trigger'' on only one panel 

T he Board carries a small surplus transitional EDC ltccount balance, however the balance in the 

EDC account is insufficient to fund the projected eligible net education and land costs of the Board, 

given that there arc a number of site purchases that arc in the process of being finalized. These 

purchase and sale agreements arc expected to create a negative account balance by the end of this 

year. 

For the TCDSB, the five year (2018/19 to 2022/23) average head count enrolment is 62,512 for the 

elementaq panel and ADE average enrolment of28,285 on the secondary panel. When these 

figures a.re compared to 72,651 permanent spaces in the B6ard's existing inventory of elementary 

facilities and 15,909 permanent spaces on the secondary panel, enrolment exceeds capacity on the 
secondary panel. Note that these figures i:eflcct the entire jurisdiction of the Board, which is the 

Ci l)' of Toronto. 

TORONTO CATHOL IC OISTl~ICT SCHOOL BOARD 

e ducation D e velopmentC l111rges Submleelon 2018 

F orm A -Eligibility to lmpo•• on ED C 


A.1.1: CAPACITY TRIGGER CALCULATION-ELEMENTRY PANEL

 
Oen1antnry 

Pnnel 
!IODrcl.Wlr.Je 
C11pnclt~ 

Prm•ct•d EJ•m•nt•rv P•n• Ave,.ge D•llv Enro m•m tot••dc:ount

Yenr 1 
20181 
2018 

Year 2 
2 01D/ 
2020 

Yenr:S 
20201 
2021 

Year4 
2021 / 
2022 

Yonrtl 
20221 
2023 

Ave111ge 
ProJoo;tod 
l!nroln••11t 
Ov•r l'l w 

YOD,.. 

E l omontnry
AV• M!Je 
Projected 
Bnro ln'l•nt 

l•M 
caea•l !)I 

72,001 01,1140 02,131 O:Z,470 02,774 a:1,2:1:z 02,01 2 -10.139 

Ool!n;l.wlcic Copncl~ rcna ct,s, _,II Purpo~a«bullt l~l11dcrg;•u ten roantro cxlo;Ung or O'.'pprovcef tor tundlngQlld loDdc:td i"lt :::u p1,.1pll St por ,1.,,.. :aruOl'rt 

A . 1. !I · O APAQ!TY TRIQPRR OALQULA U ON • 8!j()ONQABY f'AN/jL 

--
aecorul~ry 

P 1111•I 
Elon rd.W ldo 

CftplOclty 

Pi0it•c:t~c111~"A'W°r•a• D•nv Enrolment <40&1 

Y4111' 1 
2018/ 
201 0 

YHt2 
2 019/ 
2020 

Ye•r3 
20 20/ 
2021 

Y•or4 
2 02 1 / 
2022 

Yori! 
20221 
2023 

AV0'11QO 

Projected 
En rolmont 
Ov•r Fl w 

V•l'ln 

S•conll11ry 
P roj ected 
Gnro lm ont 

1... 
C1tpn cll,y 

10, DOll 28,J04 28,002 28,141 21,240 28,11110 28,2811 12,377 

A .!l: l!DO FINA NCIAL OBL/QAT!ON8 &•dm11<!!!1 ro J IJQO JO 20111 

AdJuud Du-ndln g Prlnclp• I: C20:1,010.2Cl4 

~o• Adluetod SOC AccountBa lanco: 820.4,d02,0 1 4 

T OU>I EOC Fl nDnCIDI Obllga a o 111/Surplu e: 111.ua.111 



1.7 Background Study Requirements 

The following sets out the information that must be included in an education development charge 

background study and the appropriate chapter references from the enclosed report: 

1. 	 estimaLLs or Lhc anticipated amount, type ;rnd location of residential devdopmenl for each 

year of Lhe fiflecn-ycar Cnrecasl period, as well as the anLicipaLcd non-rcsidc.:nLial fon.-c:ist o i" 

gross floor arc:1 in 1he City oi Toronto C:hapt<.:r -1 

2. 	 the m1mber of projected new pupil places (Cha p l.er 5) and the number of m·w sites anti/or 

site dcvdoptncnl costs rcc..1uired to provic..k thos(· new pupil places - Chapter 6 

3. 	 the number of existing pupil places avaibblt: lo :1ccommo<latc the projecLed number or new 

pupils in item #2 - Chapter 7 and \ppc11dix 1\ 

4. 	 for each school 111 th<: board's invc.:11tor')-, the numbcr ofexisting pupil plac<:s and the number 

of pupils who attend thi: school \ppenclix \ 

5. 	 fo r eYery existing clemenLary and seco11darv pt p1l place: in tht. board\; jurisdiction th:it the 

board docs not intend to use. an <..'x plnnntion as to why the board docs not intend to do so ­

Chapter 7 

6. 	 estimates of the cthic:tllon lnnd cost, thl' ncL education land cost, and the growth related net 

cclucntion land costs required to prO\ ide the projected new pupil places in itl'tn #2, the 

location of the si te needs. the acreage for new school sites, inclL1ding the area that exceeds 

the maximl1m set out in section 2 of 0. Re~. 20/98, :u1 explarn1tion ofwhether the costs of 

the excess land an: education land cos1s and if so, why - Chapter G 

7. 	 the: number of pupil plac<:s Llw board cstim:ttes will be provided br the school 10 be built on 

the site an<l thc number of those pupil places that the board estimates will be used to 

:iccommo<latc the new pupils in item #2 - Chnptcr 6 

8. 	 a st:itcmcnt o( the: bonr<l\ policy coml'rn1ni; pnsstbk armngun<.:ms with municipalities, 

school bcrnrds or orhe1· persons or bodies in rhe public or prh·atc sector, i11clutl111g 

nrrangemcnts of a long-term or co ·operam·<: narurc, which would provide nccommodation 

fo r Lhe new pupils in iLcm #'2, without imposing I ~DCs, or \\~th a reduction in such charg,·s 

.\ppendix D 

9. 	 a statement from the board indicating thnt it has re\'icwed its operating budget for savings 

that could be applied to tL·duce growth-related net education l:tnd costs, nnd the amount oC 

any sa,•ings which it proposes to apply. if any - J\ppcndix D. 

The TCDSB has developed assumptions in the calculations on which its EDC by-law will be based. 

The Legislation stipulates chat an education development charge by-law may only be passed within 

Lbe one-year period following tbe completion o f the education devclopment charge background 

study. This report, dntcd April 17, 2018 will be considered for approval by the Board, as part of the 

meeting on.June 14, 2018, which will also consider by-law adoption. 

Further, this report will be forwarded lo the Minister o f Education and each co-tcrminous board, as 

per legislative requirements. 
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Chapter 2 - METHODOLOGICAL APPROACH 

The following chapter outlines the methodology utilized to undertake the background analysis w hich 

underlies the proposed education development charge. 

•Thet:e arc two distinct aspects to the m odel. The fLrs t is the planning component, which is 

comprised prirnat·ily o f the dwcWng unit projections over a fifteen-year period, the pupiJ yield 
analysis, the determination of the requirements of new development, eruoh11ent pi:ojections for the 
existing community, the determination of net growth-related pupil places by review area and the 

identification of additional site requirements due to growth. The second component, which is the 

financial compo nent, encompasses the determination of the charge (undertaken in the form of a 

cashflow analysis), including identification of the site acquisition, site development and study costs, 

projected expenditure riming, determination of revenue sources and assessmenr ofborrowing 

impact. 

A desc11.ption of each step in the calculation process i!': set out below. 

2.1 Planning Compo11ent 

Step 1- Determine the anticipated amount, type, and location of residential development over the 

15-ycar period (i.e., building permits to be issued) and for which education development charges 

would be imposed during the mid-2018 to mid-2033 forecast period. 

A fo recast of new dwelling Llnits in the area in which EDCs are to be imposed, over the 15-year 
forecast period, were derived giving consideration to: 

I. The housing, population and employim:nt forecasts pn:pared b)7 I k mson Consulting Ltd. 

as part of Lhe City's c.k:' clopmull charges by-l:tw update procc:;s. and <lated Janwuy 9, 

20 18; 
') Po pulation, housing and 1.·mploymcnt bnckgrnuml information set o ut in Profile Toronto 

- I low Do1.·s the City Grow? Up tlatc 2017; 
3. Residcn1ial de\'l lupmc.:rH application da1r1 f1·c)m th<.: City ofToronto'~ LtnJ Use 

Information System 11 for the period jlll)' 1. 2012 to June 30. 2017, as well the 

dcvd opmcnL phasing <lata compiled and tracked by the TCDSB Planning ckpa rLmrnL; 

+. The 201 6 Census data for th i.: City of T oron to and the l\ finistry o f Firnrncc.: Popula tion 

PmjccLion::; for the City o(Toromo. 

A spatial matching of the TCDSB elementary school attendance boundaries against the City's 

database of development applications specifying dwelling unit type, location provided was provided, 



under agreement with the Board, by the Strategic Initiatives, Policy & Analysis division of the City's 

Planning departm.ent, as well as an Excel file o f the development attribute data. 

The City's DC growth forecast suggests that an additional 214,442 net new occupied dwelling units 

will be added to the existing hoLtsing stock in the City of Toronto over the next fifteen years, at an 

avcrnge of 14,296 units per annum. Of the net additional dwelling units, approximately 2% 

anticipated to be low density (single and semi-detached), 4% medium density (row ho uses, 

townhouses, etc.), i1nd the remaining 94% will be high density aparLment uni ts. Bachelor and one­

bedroom units i1re expected to account for 53.3% of this group (including student and purpo~e-built 

seniors housing), with 41.2% having two bedrooms or more. 

The occupied dwelling unit forecas t derived as the basis for the dctenninatio n of the proposed EDC 

charge is net of the statutory exemptions rclnted to demolitions nnd conversions. The consultants 

have netted off an additional 1,343 high density units from the CE07 housing forecast in 

consideration to the Toronto Railway Lands Exemption specified in the lcgislntion. The Ri1ilway 

Lands exempt developments were taken from the City's Land Use Information System. 

T he forecast ofnon-rcsidenti i1l development is also based on the January 9, 2018 DC forecast o f 

employment and tbe non-exempt gross tloor area that wo~ild need to be constructed in the City of 

Toro nto to accommodate the anticipated employment growth. The projection of additio nal no n­

residential gross floor area (GFA) over the 15-ycnr forecast period (65,345,360 million additional 

sq.ft. of "net" gross floor area) was based on the City's DC forecast of non-residential gross floor 

area, prepared by Hemson Consulting Ltd. (extrapolated proponionately from 2028 to ~041 forecast 

period to detenninc the 2028 Lo 2033 EDC forecast period), as well as histo rical non-residential 

building permit data detailing building permits by type and detailing additions and new construction. 

Step 2- The draft by-law structure is based on a jurisdiction-wide rather than an a(en-specific 

approach to the by-law structure. The policy reasons for this choice arc outlined in Appendix B. 

The elementary and secondary review areas match the elemcntnry attendance boundnrics approved 

by the Board after the 2013 EDC by-Jaw was ndopted. The updated review area boundaries arc 

consistent with the 2013 EDC Review Arca boundaries, except that the several of the boundary road 

demarcations have been cleaned up ro be consistent with the approved attendance boundaries; the 

future Downsview lands development has been ascribed Lo Review J\.rea CE06 and St. Francis 

Xavier/St. Fidelis have been ascribed to CEOS rather than CE08. Review Arca boundaries continue 

to consider the i1ccommodation of pupils in their resident areas O~'er the longer term, as well as man­

madc barriers including major arterial roads, railway crossings and inc..lusLrial areas, municipal 

boundaries, travel distances within the Board's transportntion policies, program requirements, etc. 

Step 3 - Utilize the School Facilities Inventory information to determine the Ministry-approved 

OTG (On-thc-G round) capacities and the number of portables and portapaks (temporary space) for 

each existing elementary and secondary facility. Adjust the OT G capacity for pupil spaces, which in 

the opinion of the Boa.rd. arc not r<.:quired to meet the needs o f the existing community and to 

recognize the Ministry of Education's adjusLment to address the Pull Day Kindergarten (fDK) and 

child care initiat.ives. 

Steps 4 through 6 - Determine the Board's projections of enrolment, by school, by grade, by 

program over the fi[tcen-yenr forecast period. li.nrolment projections that distinguish the pupil 



requirements of the existing community (elementary to secondary rerention, the number of fu ture 

Kindergarten subscriptions, and the by-grade a<lvllncement of the student population) from the 

pupil requirements of new development (the number of pupils anticipated to be generated by new 

development within the City and over the next 15 years) were prepared by the consultants and 

reviewed by Board Planning staff. Finally, the enrolment analyses llssume that any pupils 

temporarily accommodated outside of their resident attendnnce area are returned to their resident 

llrell. 

Steps 7 and 9 - D etermine the number of "available" pupil places by subtracting the Y car 2027 /28 

projected head count enrolment (to reflect f<DK) from the total. capacity for the review llrea. The 

Boii rd is entitled to exclude any avaifablc pupil places that in the opinion of the Board, could not 

reasonably be used to accommodate enrolment growth. Schools within each Review Arca are 

distinguished between those that have been (due to enrolment growth and capacity added) and will 
be itnpilcted by the coostrnction of new homes within their attendance boundaries, from those that 

arc not. The determination of 15-year growth-related needs is relevant to the first category o f 

schools - not the latter. 

Subrract any available and smplus pupil places in existing facilities from the requirements of new 

devclopment, to determine the net growlh-related pupil place requirements, by review area. 

Determine net growth-related pupil places by review area and within each review area in accordance 

with the timing and location o f growth. 

Step 8- Complete Fot:m A of the EDC Submission to determine cligibiliLy to impose educatio n 

development charges. 1 'his involves a <lctailed analysis of the EDC account and the need to project 

the balance in the account as of the day prior to implementation of the new ED C by-law. 

Step 10- D etermine the number ofadditional school sites and/ or site development costs required 

to meet the net growth-related pupil place need and the timing of proposed expenditures. Where 

the needs can be met through additions to existing facilities and where no additional land 

compo nent is required, no sites are idenLified. 1lowe\rer, in the hllter circumstances, there may be 

site devclopmcnr cosrs incurred in order to accommodate enrolment growth. These costs will be 

included in the determinacion of "growth-related net education land costs" where appropriate. In 

addition, the Board may acquire lands adjacent to existing school sites in order to accommodate 

enrolment growth. Pinally, the acquisition of lands may be part of redevelopment strategies and may 

involve the acquisitio n of lands declared 'surplus' by co-Lcrminous school boards. Finally, where 

land costs are prohibitive, can the board acquire an interest in land through the impositio n of 

educatio n de,rclopmcot charges and docs this include an interest in a strata development? 

Step 11- Determine the additional sites or acreage required and the basis upon which the TCD SB 

can acquire the lands. 

2.2 Financial Component: 

Step 1- Identify the land acquisition cosls (on a per acre basis) in 2018 dollars. T he T CDSB site 

acquisition strategics include the purchase o f residential properties, the acquisition o f lands for new 

• 

• 
• 
• 



development sites where available, and acquisitions involving the purchase of lands from other 

school boards or agencies. ln addition, identify the supplementary site acquisition costs for site 

expansions only partially funde<l under the predecessor EDC by-law. 

Step 2 - Idcnti ~,si te development, site preparation and npplicable study costs specified under 

257.53(2) of the Edm't1tio11.Ad. 

Step 3 - Apply an appropriate indeirntion factor to site preparation/ development costs to recognize 

increased labour and material costs over the 15-year forecast period. Apply an appropriate land 

escalation factor to site acquisition costs, over the ftrs t by-law period. 

Step 4- D etermine whnt amounts, if any, should be applied to redL1ce the charge ns a result of the 

following: 

1. 	 T ht.: Bonrcl's policy on alternative accommodation :nt:ingcmcnts; 

') 	 The Board's policy on :ipply tn~ any operating budget surplus lo rL'CluCl· nN cducalloll 

land costs; 

3. 	 •\ny surplus funds in the existing E D C account which should be: applied to reduce the 

clrnrgc; 

Step 5- Detennine the quantum of the charge (both residentinl and non-residential if the Board 

intends to have a non-residential chnrgc), considering borrowing impact (particularly where there is 

signific::int deficit EDC account balances) and EDC account interest earnings by under taking a 

cnshflow nnalysis o r Lhe expenditure program over Lhc 15-year forecasl period. The cash flow 

ana.lysis is consistent wi.th the $166 million Linc o f Credit agreement with CIBC World Markets, 

specifying the interest rate to be pnid and the payback period. T he casbflow analysis sets p roposed 

EDC rates based on an assumption tbat the Board's internal working capital could support a 

negative EDC account balance up to $10.0 million in any given year. 
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Chapter 3 - JURISDICTION OF THE BOARD 

3.1 Legislative Provisions 

Section 257.54(4) of the Ed11catio11 _1ct states that "an education development charge by-law may 

apply to the entire aw1 of the jurisdiction of a board or only part of it." 

Despite this, "an education development charge by-law of the boai:d shall not apply with respect to 

land in more than one region" if the regulations divide che area of the jurisdiction of the board into 

prescribed regions. 

Finally, "education development charges collected under an education development charge by-law 

that applies to land in a region shall not, except wirh the prior written approval of the Minister, be 

used in relation to land that is outside that region" and "money from an EDC account established 

under section 16(1) of 0. Reg. 20/98 may be used only for growth-related net education land costs 

attributed to or resulting from development in the area to which the EDC by-law applies" (as 

amended by 0. Reg. 193/10). 

The deteimioation of proposed EDC rates found within this report is based on a singular 

jurisdiction-wide by-law charging sttucture. Should the Board wish to consider area-specific EDC 

.rates, a new background study, Minim')' approval process and public consultation process would be 

required. 

Maps 3-1 and 3-2 found at the end of this chapter, outline the geographic jurisdiction analyzed in 

this EDC Background report and the elementary and sccondaiy Review Areas used to determine 

growth-related education land costs. 

3.2 Analysis of Pupil Accommodation Needs by "Review Area,' 

In order ro attribute the number of pupil places that would be "available and accessible" to new 

development, within the areas in which development occurs, the Board's jurisdiction has been 

divided into sub-areas, referred to in the EDC submission as "Review Areas." Within each Review 

Arca, scbools are distinguished between those that have been, and will be impacted by new housing 

development and those that are not. This distinction reflects school boards' intention to 

accommodate students within their resident area over the longer term. The separation ofgrowth 

versus non-growth is also consistent with the way in which municipal devdopment charge growtb­

rclated infrastructure projects are defined. For example, surplus capacity at one library branch does 

not negate the need for additional library branches where new population growth warrants an 

expansion of library services. 

The total OTG capacity of all existing permanent accommodation is considered to be the total 

available c::1pacity of the Board for instructionaJ purposes and required to meet the needs of the 



existing community, as a first priority. Subsequently, the school board is entitled to recognize and 
remove any capacity Lhat is not available LO be used to accommodate growth-related pupils, provided 
that an explanation is given for the exclusion. As such, the use of permanent accommodation 
spaces within a review area is based on the following parameters: 

l. 	 The ncct!s of the existinr communiry (:u the enc.I o f rhe I 5-) c.·ar forecast pcrio<l) musl 

lake priority over the needs resulting from new <lcvd opm<.:nL in the construction of 
i1<lditioni1l pupil place~. 

2. 	 Pupils generated from new dewlopmenr for rhe schools unpactecl br new housing 

construction fill any smplus :lvnilablc OTG ca.pa.cit) within their rcsicknt carchmcnt 
area. 

3. 	 Pupils generated from n<.:w <.kvdopmcnt \Vithin the re\'iew an.:a must tnkc priority O\'cr 

l he. "holding' accommodatton need~ ol otht:r n.:vl<.:\\ areas. 

The remaining pupil spaces required as a rc~ult of new development within the review area, or net 
growth-related pupil place requirements, are to be potentially funded through education 
development charges. 

The review area concept within education development charges is based on the premise that pupils 
shm.1ld, in the longer term, be llble to be accommodated in petmanenl facilities within their resident 

are:i; therefore, :iny existing avl!ilablc capacity within the review area is not necessarily the most cost­
effective long-term solution to accommodating pupils generated by the construction of new homes. 
For the purposes of the calculation of educ:ition development charges described in this report, 
pupils of the Board wbo currently attend school facilities outside o f their resident area, bave been 

transferred back if tbe holding situation is considered to be temporary in nature. 

There :ire four .i.mportanr principles to which the consultants have adhered in underraking rhe EDC 
calculation on a rc,riew area basis: 

1. 	 Cnpacity ret1uLre<l to accommodate pupils from existing de\ dopmcnt should not be 

utilized ru prO\ tdc "rcmporar~ m "holdini.:,' capacit}· for n<:\\ dcvdopmcnt <>>er the 
longer term; rind 

2. Pupils gcnerntnl br nc\V dc\<.l11prne111 should nol cxact:rbatc each Board's currcnc 

acconunodntion problems (i.e., an increasing portion o f the student popL1lntion being 
bou~cd in portabb; for longer pl'riods of ritm:); and 

3. 	 Board transportation costs should be minimized. 

-L 	 Dt:termini11g whcrt: bousin~ development has occurred, or is, <:xpccted to occur, and the 
specific schools a ffcctnl b) this dc\'clopmcnl. 

The rationale for the review area boundaries for the elementary and secondary panels of Lhc Board 
gave consideration to the following criteri:i: 



a. 	 A desire by Lbe Board to align feeder school palterns as students move from 

Kindergarten to elementary and secondary programs; 

b. 	 Curn.:nl Board-apprm·ccl school attendance boundaries; 

c. 	 Trnvcl distances to schools consistent \\'i.th Lht' B(Jard's transportation policit·s; 

d. 	 Former municipal boundaries; 

c. 	 Manmade or natural barriers (e.g. existing or proposed major arccrial roadways, 

expi·essways such as ffighway ..j.() I and Highway 8, railway crossings, indwmial areas, 
rh,cr valleys, cscarp111cnls, woodl<Jts, etc.); 

f. 	 D iw 1nce Lo neighbouring $Chools. 

Secondary review areas are no rmally larger in size than elementary review areas due to the former 

having larger school facilities and longc1· transpor tation distances. Typically, a cluster ofelementary 

schools are " feeder" schools fot a single secondary facility. 

For the p urpose o f the jurisdiction-wide approach to calculating education development charges, the 

Toron to Catholic District School Board has 18 elementary review areas and 4 secondary review 

areas as shown on Maps 3-1 and 3-2, at the end of the chapter. 

Each review area has been further subdivided in order to determine the net growth-related pupil 
place need. The detailed devel opment application database enables the Board to specif)' which 

cxi:>ting and proposed school sites will be impacted by new housing developmenL. T he 
determination o f net gi:owth-telatcd pupil place n<.:e;:ds is the;: rcfore concentrated on the school sites 
where additional site acguisicion and/or site development costs woul<l be re;:quited LO f'lccommodate 
enrolment gi:owth, and for which Board staff have identi fied f'ln accommodation need. 

l t is noted that undertaking th(! determination ofadditionf'!I site requirements using a review nw 1 and 
a sub review-area approach is consistent with the way in which future capital construction needs for 
the Board will be assessed over the long term. 

•• 

• 
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Chapter 4 - RESIDENTIAL/NON-RESlDENTlAL GROWTH 
FORECAST 

4.1 Background 

T his section of the report deals with the 15-year forecast of residential and non-residential 

development for the mid-2018 to rnid-2033 forecast period. The legislative requirements respecting 

EDC growth forecasts cite the need to identify the anticipated timing, location, and type of 

l"esidential development, which are critical components of the overall EDC proces::; due to the 

inextJ:icable link between new units and new pupil places. The location of development is 

particularly irnpol"tant to the determination ofadditional growth-related site needs. Therefore, every 

effort was made to consider the most recent residential and non-residential forecast information 

available. 

For the City ofToronto, the EDC fo recasts are consistent with the growth forecasts 1 prepared in 

consideration of successor development charge (DC) by-laws to be adopted in 2018. 

While the DC growth forecasts are focused on City-wide development potential and growth-refated 

municipal infrastructure needs generated by residential and non-residential development, the EDC 

housing forecast takes into consideracion the impact on future student accommodation needs at a 

school-by-school lc\rcl. As such, a detailed annual forecast of occupied dwelling uni.ts was 

unden akcn by TCDSB school, by density lype and by number of bedrooms, utilizing development 

pipeline data supplie<l by both the school board and the City ofToronto. 

While the EDC legislation requires that the by-law rates be based on a 15-year forecast of building 

permits to which EDC charges wou.ld apply, the detailed housing forecast undertaken by the City's 

DC consultants covers the mid-201 8 to mid-2041. period. In particular, the forecast is designed to 

address how net migration, re-gentrification due to aging population, shifts in perspectives on 

density choices and housing space needs, along with government housing policies and affordability, 

will affect housing occupancy over the longer term. ' 

O f the built and proposed residential developmenr applications within the City ofToronto's 

development pipeline (where proposed unit size in terms of number of bedrooms has been 

identified as part of tbe development data - more than 92% of the 367,770 units contained in Lhe 

Q2 2017 pipeline dataset): the majority o f the units are proposed to be bachelor and 1-bedroom; 

while just over 8% are proposed to be 3 bedrooms or more. \X/bile the pipeline development 

applications would suggest an overwhelming market need for smaller units that are no t typically 

geared to family occupancy, and the City's Growing Up V cttical reports suggest that families are 

trying to cope with raising children in high-rise developments; the number of families occupying 

1 City of Toronto Development Charges Background Study Report for Public Cot1sultation, Appendix :\ Growrh 
Forecast prepared by f-Iemson Consulting Ltd., January 9, 2018 
~City of Toronro Land Use lnformarion System lI as ofJune 20 17 

• 

• 
• 



high-rise apa.rlments is on the rise; and t( is anticipated than more recent restricuons on mortgage 

qualifications fot ground-related housing may force increased occupancy of apartments due to 

affordability issues. 

4.2 Legislative Requirements 

As the legislation permits school boards to collect education development charges on both 

residential and non-residential development, both mllst be coMidered as part of the growth fo1·ccast 
as foUows: 

• "\n r.nc background s~ml\' shall include estimates of tlw anticipated amount. tvpc and 

location of residentinl and non-residential tb clopmcnt."; (Section 257.61(~) of the 

rid11mlirm '1(~ 

• 	 "F.stimalt' the number oC new dwelling units in the· an:a in which lhL charges an: to be 

imposed for each of the 15 ) ears immedrntc:l) fo llowing the tfay the b1 -lriw comes into 

force '·: (0. Reg 20/98), Secrion 7 ('2) 

•• 	 "ff cha vc -arc tn lk impme<l on non-residential deYclopment. rhc board shall determine 

the charges and the chargcs shall be expressed as cirber: 

(a) a rat<.: applied Lo the gross floor area (G I:.\) or Ihe dcvcloptncnt; 

(h) a rate ;tpplicd to the dcclan·d value of tlcYclnprrn:nt." (0. Reg. 20/98). Section 7(10) 

• "ff tlll board intt:nds t.n irnpo~c diffL.rc111 chan>Ts on differt'tH type of rcsi<lcntial 

development. the board shall dcrcrminc the percentage of thc growth-related net 

education land cost to be fun<le<l by cb:trges on rcsic.kntial dcvclopmem, and that is Lo bc 

funclccl by each t)Pt' ol residential dt•\ clop11w1H." (0. Reg. 20/98), Scction 9.1 

• 	 "The Boa.rd shall chom•t 1he percc:nrngc oft.ht growlh-rdntcd nct education land costs 

that is to be funded by chargcs on resi<lenlial dcvclopmt:nl and th<: pcrccntagc, if any, Lhal 

is robe fonded by the charp:es on non-rcsidcntinl dl'vclopmcnt. The perccntnge that is ro 

be funded by non-rcsidenrial dc,•clopmcnt sh:tll not exceed -Ill percent ' (0. Reg. 20/98), 
Section 7(8)) 

• 	 The I ~DC G uiclclincs state that "bnards are L'ncouraged to ensure I hat prnjections for 

~ro\vth an consistent \\ith drnt ol municipali1ics." 

The Toronto Catholic District School Board is also required to consider Section 6 of 0. Reg. 20/ 98 

dealing with the Toronto Railway Lands exemption, stating that: 

"a board shall exempt an owner from education development charges on the lands to the 

extenl pr-ovided for in the agreement (Development Levy J\grcement - R::iiJway Lands 
Central and West)", and the lands refer to Lhe fands described in Schedules A and B to the 

agreement 



• 

• 
• 
• 

4.3 Residential Growth Forecast and Forms Band C 

4.3.1 Historical Housing Completions 

The Canada Mortgage and I lousing data compiled by Hemson Consulcing Ltd. as parr of the 

development of the City's DC forecast is replicated below and indicates that more than 209,000 new 

housing units were completed over the period 2003 through 2017, or an average of 12,303 annually. 

Approximately 10% o f the units were single and semi-detached; 5% were row houses and 85% 

apartments. Tbe last 5-year reported period indicates a reduced percentage oflow and medium 

density units, alo ng with an increased share of high density units consistent with reduced land supply 

for ground-related housing. 

The City's DC housing forecast of new housing units net of demolitions projects a total of 214,442 

additional units - an average of 14,296 units per annum. Less than 2% are ::inticipated to be single 

and semi-detached units; less lhao 4% row bousing and the remaining 94% apartrnertt units. A 

comparison of the City's DC forecast and the City-wide EDC forecast is provided on the following 

page. 

TABLE 4-1 

City of Toronto 

Historical H o using Unit Comple tions b y Density Type
-

~ .,.......... 
""',. _ft • 16m:i:ll-"<-­rn.:n--.nn..n 

____ .... _ ...,.. ,.....~- Apartment 2 Total

2003 2 ,389 1,062 9 663 13,114 

2004 2,209 776 7453 10,43 8 

2005 2,239 1,412 11.,485 15, 136 

2006 1,369 1,027 10,024 12,420 

2007 1,227 552 5,007 6 ,786 

2008 1,1 86 944 11,320 13,450 

2009 1,395 919 10,159 12,473 

2010 1,010 230 11,843 13,083 

2011 947 558 15,345 16,850 

2012 1,107 4 57 11,910 13,474 

201 3 1,1 85 685 12,672 14,542 

2014 1,334 4 56 7,754 9,544 

2015 1.230 193 29,326 30,749 

2016 l,358 296 14,373 16,027 

2017 250 500 10,310 11,060 

Total Units 2 0,435 10,067 178,644 209,146 
0/ o ofTotal Units 9.8% 4.8°/o 85.4°/o 100.0 % 

AmwalAveraae 1.202 592 10J508 ~ 

5-vear AV1=111Ure 1.071 426 14.887 16.384 

Sour= ScatistiC! Canada publicition 64-00l X lB 

Nou s: 1. Ittdudcs 1011111/Jomu attdapartments i 11 dup/exe.r 

2. J11c/11de.r bachelor, 1 bedroom and2 plus bedroom apartments 
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4.3.2 Methodological Approach 

Municipal forecasts of rcsidcnLial development gcncraUy give consideration to: underlying 

demographic i:rcnds, timing and local.ion of infrast.tucLute emplacement, local plnnn.ing policies 

(Official Plan and Secondary Plans), Provincial planning policies (e.g., Places to Grow, Provincial 

Policy Statement, etc.), considerations of demand (including recent and projected real estare market 

conditions and recent historical construction statistics) and supply (land supply and absorption 

rares), staging of units ill the development approvals process, government bousing policies affecting 

housing affordability, etc. Figure 4-1 illustrates a typical bousehold fonnation projection 

methodology. Figure 4-2 describes the specific approach taken to determine the mid-2018 to mid­

2033 EDC hoLJsing forecast within tbe City o f Toronto. 

FIGURE 4-1 

Residential G r o\l\lth Forecast: Proposed Methodology 

Household Formation Projection Model 


DEMAND 	 SUPPLY 

Historical Houslna Developm e nt 
Residenti a l Units In the

(Bulldlna Permits, Completions a nd 
Deve lopment Approv<1ls Process

Occupancy Cycl es) 
Type~ phasing~ location and

by Munlr;;lpalit:y 
comple><fry ofplannlnf} approvals

by R.evlew Area 
r r:qulr1:d

by School Catchment Area ... -
 Ooslgnatod Lands under Offrctol Plan ~ -RESIDEN TIAL 
a nd Related Secondary Pl ans -D W ELLIN G U NIT 


FORECA ST FOR 

Opportunities for Rado volopmcnt of

REGIONS A ND 
L..onds 

MUNIC IPALIT IES (lndustrlal, BrownflBlds, Commercial, -
etc.) 

l.ong- r e nga Sorvlc;lng Copnc:tty, 
Tlming a nd Cost --	 -~ 


Economic O utlook re H ousing 

D evelopment, Residential Sal es and - Polley Di rection (PZG, PPS,-
Ho...slna Prices Greonbol t P l "n zoos, otc:.) 

Federal, Provlnclol, Municipal-wide 

In order to prepare 15-year projections of new occupied dwelling units in the City ofToronto, for 

which education development charges ate to be imposed, the process outlined in Figure 4-2 was 

followed. Primarily, the process included three keys steps: 

I. 	 Dct<.: rmin<.: City-wiJc control to1als by <ll'nsi ty type (and n1.1mbcr o[b<:Jrooms for high­

rise developmmts) fo i: each year of the mic.1-2018 to mid-2033 forecast period: 
2. 	 llse th<: City's Lant! Use fnfn111lation System d:ita allribL1 le~ to d<:tcnnine rhe location of 

specific clcvelopmenL applications by TCDS13, by density ty pe and timing 
3. 	 t\dju~t da ta tn add lnw and medium density units based nn °/IJ density by Review t\ rca; 

adjust for statuloriJy-cxcmpt development; compare lo TCOSN SPS clc\rclopmcnt 

phasing and adjust as necessary 

• 




Statutocy Residential Exemptions; 

Additio11a/ IJJ1Julli11g U11i1 Exe111ptio11 ­

Sect.ion 257.54 (3) of the Ed11t'tllio11 /ld exempts, from the imposition o f education development 

charges, the creation of two additio nal dwelling units within an existing single detached dwelling (i.e. 

the conver!'ion o f a single unit to a duplex or triplex), or one additional dwelling unit within a semi­

detached, row dwellings and other residential building. J\ reductio n o f 130 medium density units, or 

1.5% of Lhe total medium density units has been made on the EDC dwelling L111it forecast. T he 

assumption respecting the number o f units that would foll into this exemption category was taken 

from a review o f development application within the City's Land Use Information Sys rem where a 

low-density development was proposed to be converted to two or more units. 

Rtplm·emmt D1velli11g U11it E:-v:e1tlj>lio11 ­

Sectio n 4 o f 0. Reg 20/98 requires that the Board exempt from the payment o f education 

development charges, the 'replacement, on the same site, a dwelling unit tha t was destroyed by fii·e, 
demolition or o therwise, o r that wns so damaged by frre, demolition or otherwise ns to render it 

uninhabitable', prov1ded that the replacement building permit is issued within two years that the 

dwelling unit was destroyed or became uninhabitable. No deduction has been mnde fo r replacement 

dwelling units whel'e a demolition pennit is unavailable, or has expired, as the City's grace period 

practice is five years. 

Toro11/o Raihvqy L wr/.r Bxe111ptio11 

Jn 1994, an agreement entitled "D evelopment Levy Agreement - Railway Lands Central and West" 

(often re ferred to as lhc Railway L,wds .Agreement) was entered into by the City o f Toronto, the 

predecessor boards of the Toro nlo District School Board (IDSB), the To l'onto Catholic District 

School Board (TCD SB) nnd Canadian Natio nal Railway/CN Transactio ns inc. The agreement 

provided for development levy revenue to be collected from nil development within the Railway 

Lands Central and West to finance the construction o f a community centre and elcmentaty schools 

for both TDSB and TCDSB. A 2-acre joint IDSB/ TCDSB school site parcel, localed south o f .Fort 

York Boulevard and West o f Brunel Court, and known as 20 Brnnel Court is currently under 

development. 

It is noted that the Railway Lands Agreement did no t contempfate the provisio n o f any second:iry 

school pupil spaces (nor the designation oflands for a second~11y school site) for either the TDSB or 

the T CD SB. 

The City's development mtcking system indic:tted Lhat there al'e development applications eguivnlent 

to 1,343 addilional units in the Railway Lands development area. This report assumes, and Lhe 

proposed EDC by-law will state, thM the TCDSB intends to apply education development charges 

to all future development within the Railway lands to the extent thnt additional density is approved 

by the City. J\ reduction o f 1.343 apar tment units has been made to the ED C ho usi11g forecnst in 

respecL o f future developmenl wiLhin Lhe Railway Lands, for which building permiLs lrnve nol been 

issued LO date. A map indicating the locn tion o f lhe Rni.lway Lands is provided following Figure 4-3. 



Figure 4·2 

15-YEAR CITY OF TORONTO HOUSING FORECAST 
(ANNUALIZED FORECAST OF OCCUPIED DWELLING UNITS) 

STEP ONE: REVIEW BACKGROUND INFORMATION 

Review of Janua!;Y 2018 

STEP TWO: PREPARE CITY·WIDE FORECAST BY DWELLING TYPE 

Extract mid 2018 to mid 2033 forecast of 
occupied housing units net of demolitions 

from Table 4 of the January 2018 DC 
Forecast· City-wide annual forecast by 

density type as a control total 

•STEP THREE· REVIEW LAND USE INFORMATION SYSTEM 

ATTRIBUTE DATA BY SCHOOL CATCHMENT AREA 

Ellrninate Completed Units from the 

attribute data to recognize mid-2018 start 


(367,770 to 280,456 units) 

Sort by stage In davelopme11t approvals process 


within each Review Area and for each school 

Add low densltyand medium density 


development• based on recent location of 

development to match to City·wlde density 


ttircets 

STEP FOUR· REVIEW LAND USE INFORMATION AGAINST 

TCDSB DEVELOPMENT PHASING BY EDC REVIEW AREA AND BY 

SCHOOL CATCHMENT 

STEP FIVE: ADJUST FOR STATUTORY EXEMPTIONS 

Remove Railway lands developments 
found In the Land Use Development data 

and adjust for additional dwellings 
required by the Regulation 
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FIGURE 4-3 RAILWAY LANDS CENTRAL, EAST AND WEST 


I I \ j I 

..........., 


4.3.3 Net New Units and Forms B and C 

Table 4-2 summarizes the City of Toronto's housing forecast by unit type for the mid-2018 to mid­

2033 period. The table also provides a summary of the housing forecast by TCDSB elementary and 

seconda1y review area. 

Table 4-3 which fo llows, summarizes Forms B and C of the EDC Submission. 

Table 4-2 

P.J,.m1>n t<\rv P an e l 


• 
• 

Review 
Arca 

Total Cumulative 
15 Year New Net 
Unit Projections 

(1) 

% Total 
Forecast 

Municipal 
Residential 

Growth 
(2) 

SINGLE and 
SEMI­

DETACHED 

MEDIUM 
DENSl'IY 

BACHELOR& l 
BEDROOM 

APARTMENTS 
(includes purpose· 

built seniors housing 
and student housing) 

2BEDROOM+ 
APARTMENTS 

TOTAL 
UN ITS 

CE01 13 563 6% 276 398 7,036 5853 13 563 

CE02 5,029 2% 148 513 2,423 1,945 5029 

CE03 514 0% 205 138 163 8 514 

CE04 9442 4% SS 38S 5,576 3426 9442 

CE05 8117 4% 80 719 3 481 3 837 8 117 

CE06 6S07 3% 505 112 2,992 2898 6S07 

CE07 76,684 36% 6 381 46,296 30001 76684 

er.as 30356 14% 631 1,647 15.916 12 162 30356 

CE09 1,485 1% 30 710 411 334 1485 

CE10 809S 4% 92 874 3,355 3774 8,095 

CE11 6,839 3% 75 78 3,532 3154 6839 

CE12 6403 3% 105 382 3118 2798 6403 

CE13 29066 14% 347 1,013 14.968 12,738 29066 

CE14 2,312 1% 562 505 666 579 2,312 

CR15 6,641 3% 62 91 2966 3,522 6641 

Cl116 1 808 1% 90 342 846 530 1 808 

CE17 1,529 1% 57 229 S43 700 1 529 

Cl218 52 0% 29 23 0 0 52 

TOTAL 214,442 100% 3,355 8,540 114,288 88,259 214 442 



Table 4-2 
Secondacy Panel 

Review 

Arc.a 

Total Cumulative 

15 Year New Net 
Unit Projections 

(1) 

% Total 

Forecast 

Municipal

Residential 

Growth 

(2) 


SINGLE and

SEMI-

DETACHED

MEDIUM 

DENSITY 

BACHELOR &l 


BEDROOM

APARTMENTS 

(includes purpose-

built seniors housing 

and student housing)




2BEDROOM+ 
APARTMENTS 

TOTAL
UNITS

CS01 
 19 106 8.9% 629 1049 9622 7 806 19 106 

CS02 132 694 61.9% 864 4006 74,624 53,200 132 694 

CS03 50,300 23.5% 1,062 2,295 25,021 21,922 50,300 

CS04 12,342 5.8% 800 1190 5 021 5,331 12 342 

TOTAL 214,442 100.0% 3,355 8,540 114,288 88,259 214,442 

TABLE 4-3 
TORONTO CATHOLIC DISTRICT SCHOOL BOARD 
Education DevelopmentCharges Submission 201B 
Forms B/C ·Dwelling UnitSummar,' 

PROJECTION OF NET NEWDWELLINGUNITS 1 

Year1 

20111 
2019 

Year2 

20191 
2020 

Year3 

2020/ 
2021 

Year4 

2021/ 

2012 

Yea rs 

20221 
2023 

Year6 

20231 
m4 

Year7 

2024/ 
2025 

Year8 

20251 
2026 

Year9 

20261 

2027 

Year 10 

20271 

2023 

Year 11 

20281 
2029 

Year12 

20291 

2030 

Yea r1! 

20301 

2031 

Year14 

20311 
2032 

Year 15 

20321 
2033 

TotalAll 
Units 

City ofToronlo 

Singles and Semi-Oelached 153 205 216 171 313 347 284 250 197 26a 170 175 200 204 202 3,3Sl 

Medi~m Den~~ 844 450 734 475 976 1,316 733 510 238 527 187 728 384 392 sa 8,5~ 

ApartmentsSeniors and Students . . . 67 1,484 419 120 15 . . 487 . . 86 86 2,764 

Apartments Bachelor and 1Bedroom 10,802 10,892 9,~9 7,869 6,758 6,114 5,895 7,935 7,417 7,162 6,993 4,991 6,542 6,526 6,315 111,524 

Apartments· 2Bedroom or more 6,255 6,196 5,742 5,828 4,464 5,S15 6,778 5,103 5,961 5,857 5,619 7,W 5,990 5,603 6,121 88,259 

Total 11,0~ 17,743 16,001 1~410 13,995 13,715 13,810 13,813 13,111 13,814 13,456 13,121 13,096 1~811 12,792 214,442 

Ndes:1. As111Tiedto~llltofcimootiaisandcmrsilJ\S. Grand TolalGross Hew Unils In By.t.aw Area 21~915 

Less:Stal\Jtl)'ityExe~lkits In ey.1.awAlea 130 

Len: llaifNaylzds Exemjt DovdoixnB11t 1,343 

TotalNel New Units in By-law Area m,442 

4.4 Non-Residential Growth Forecast and Form D 

The non-residential growth forecast indicates that a total of 71,712,075 sguarc feet of non-residential 

gross floor area (GFJ\) space and additions is anticipated for the City of Toronto over the 15· )'ear 

forecast period. Industrial and institutional additions, municipal and school board properties, which 

arc exempt under the legislation, arc expected to total 6,366,714 square feet o f GFA over that same 

time period. Therefore, an education dcvclopmem charge by-law can be applied against a net of 

65,345,360 SlJUa.re feel of net gross floor area. Tht: non-rcsidcnLiaJ grow1h forecast was derived 



from the City's DC forecast of new construction of space and employees prepared by Hemson 

Consulting Ltd. 'fhe his toric estimated construction of new space and additions is taken from Table 

11 of the Cicy's DC report. l listorical non-residential building permit data is found in Table 4-4. 

Table 4-4 


City ofToronto 

Historic Non-Residential Building Permit Values 


Permits for New Construction only, including building additions 


Value ofNon-Raidential Permits for New Buildingt and 
Additions (0001) 

Year Commercial Industrial Institutional Total 

2000 s 205,306 $ 35,180 s 49,094 $ 289,580 

2001 s 206,387 $ 30,246 s 191,927 $ 428,560 

2002 s 284,919 s 23,084 s 360,066 s 668,069 

2003 s 236,440 s 42,841 s 385,262 s 664,543 

2004 $ 339,497 s 96,002 s 412,742 s 848,241 

2005 $ 282,527 $ 21,148 $ 75,217 s 378,892 

2006 $ 250,257 $ 26,318 $ 89,365 $ 365,940 

2007 $ 682,434 $ 50,133 $ 173,033 $ 905,600 

2008 $ 774,255 $ 92,952 $ 234,851 $ 1,102,058 

2009 $ 726,409 $ 17,592 $ 81,221 $ 825,222 

2010 s 718,149 $ 38,806 s 443,733 $ 1,200,688 

2011 s 542,853 s 89,403 s 1,623,457 s 2,255,713 

2012 s 365,170 s 318,545 s 478,033 s 1,161,748

2013 $ 683,406 $ 41,155 s 232,011 s 956,572 

2014 s 599,652 s 90,996 s 136,258 s 826,906 

2015 $ 651,367 s 24,625 $ 882,661 s 1,558,653 

2016 $ 359,540 s 163,679 $ 65,817 s 589,036 
Source: City ofToronto OC Srudy, Jnnuary 2018 prepared by I lcmson Consulting Ltd. 

(fable 11) 

T'he projections o f non-residential gross floor area were based on the City's 'draft' DC forecast of 

non-residential space for the 2018 to 2027, plus extrapolation of the 2028 to 2041 forecast period to 

derive 1,828,214 additional square metres of new and additional non-residential GFA as the basis for 

the 2028 to 2033 forecast period as indicated below. This 15-ycar projection of additional non­

residential gross floor area, with assumptions respecting statutorily-exempt gross floor area prepared 

by Quadrant .Advisory Group is set out on Table 4-5 below. Note that the DC forecast is based on 

sc1wue metres ofadditional gross floor area, while the EDC submission is expressed in square feet. 
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Table 4-6 summarizes Form D of the EDC Submission: 

TABLE 4-6 


TORONTO CATHOLIC DISTRICT SCHOOL BOARD 


Education Development Charges Submission 2018 


Form D - Non-Residential Development 


D1 - Non-Residential Charge Based On Gross Floor Area (sa. ft.) 

Total Estimated Non-Residential Board-Determined Gross Floor 
Area to be Constructed Over 15 Years From Date of By-Law 
Passage 

71,712,075 

Less: Board-Determined Gross Floor Area From Exempt 
Development 

6,366,714 

Net Estimated Board-Determined Gross Floor Area 65,345,360 



Chapter 5 - DEMOGRAPHIC TRENDS AND FUT'URE 
ENROLMENT EXPECTATIONS 

5.1 Demographic and Enrolment Trends 

The Toronto Catholic District School Board provides faith-based education services in the City of 

Toronto. The TCDSB has a 2017-18 total enrolment of 90,155 students (61,586 elementaq 

headcount and 28,569 secondal'y ADE) and currently opct:ates 165 elcmentat-y and 31 secondaq 

schools. 

5.1.1 Overview 

The consultants have been retained LO prepare long Lerm (i.e., 15-ycar) enrolment project.ions for die 

Board. The anal)'sis set out herein c.xamines both historic demographic and enrolment trends witbin 

the Board's jurisdiction. The determination of 15-year enrolment project.ions uses a spatial matching 

of historical TCDSB student data with MPAC housing data (i.e. by period of occupancy), in order to 

derive the m1mbex of TCDSB pupils to be generated by new housing development 11nd to determine 

appropriate by school, by grade, by prOgtfu11 (e.g. French lmmersion) enrolments. 

T he key elements of historical trends (both demographic and enrolment) are examined below. 

Firstly, demographic trends are assessed in tci;ms of: 

What has been the change in pre-scl100/and scboolage population, for the jurisdiction as a 

whole, and for sub-geographies within tbe Board's jurisdiction? Many school boards can, and will 
experience areas ofschool age population growth, offset by areas of decline. Further, it is possible to 

experience growth in secondary school age children due to in-migration, but a decline in elementa1-y 

school age population. 

Moi:e impos:tantly, whM hPis been the ch:mge i11 pre-schooland schoolage population per 
household'? It is possible to experience significant new housing construction and yet experience a 

decline in school age population per household due to an aging population di:iving the demand for a 

portion of the new housing. As noted throughout this report, it is possible to experience an increase 

on children per household in high-rise developments due to reduced housing affordability. 

How have migrations trends changed, as a whole and by age cohort? How has the economy 

affected the in-migration and out-migration of female persons between the ages of 20 to 35 (i.e., 

those who account for the majority of the household births)? I fas the ethnic make-up ofdu: 
migrantpopulation changed and, if so, how might this affect projected enrolmenl for the Catbolic 

board in particular? Whal is the religious affiliation oftlie migrant population? It should be 

.noted that religion is only asked every second Census undewiking. 

How has the birth rate (i.e., the number of children born annually) and the fertility rate (i.e., the 

number of children a female is lil<.ely to have in her lifespan) changed for patciculat age cohorts? Fot 

• 

• 
• 

• 
• 



example, in many areas, the birth ra te has declined in recenl years, while the fertility rate in females 

over the age o f 35 has been increasing. Generally, the data indicates that, for the majotity of the 

Province, women arc in.iliating family fo rmation later on in life and, in turn, having fewer children 

overall. 

Secondly, enrolment trends are assessed in terms of: 

How has the grade structure ratio (i.e., tbc number of pupils entering Junior Kindergarten versus 

the number of students grncluating Grade 8) of the Board changed? 

Tlave changes in program delivery affectcd the Board's enrolment patterns (e.g., introduction of 

F rench Tmmersion programs)? 

IIow bas the Board's share ofelementary/secondaryenrolmentchanged vis-a-vis the co­

terminous bo:irds :ind private school/ other enrolment? 

5.1.2 Population and Housing 

Statistics Can:ida released the population and dwelling unit dat:i related to the 2016 Census 

undertaking. This data provides insights inro demographic shifts by City N cighbo ui:hood and for the 

City as a whole. This information is one of the sources of tbe school and pre-school age population 

trends discussed herein as they relate to the TCDSB's jurisdiction. 

Table 5-1 compares the pre-school and school age population between 2001-2006, 2006-2011 and 

2011 -2016 Census periods, illust.r:l ting the changing Lrends which will impact future enrolment 

growth for the Boa rd . 

.As shown in the table, from a City-wide perspective, the pre-school age population (ages 0-4) 
decreased by 7,250 persons or 5. 1% between 2001 and 2016. The elementary school age population 

(ages 5-14) decreased by 27,430 persons ot 9.5% from 2001 to 2016 . .From 2001 to 2006 the 

secondary school age population (ages 15-19) increased by 2,375 persons or 1.7%. 

The Census data over the 2001 to 2016 period also indicates that for the City as a whole the number 

of pre-school and elementary school age children has been on the decline, while areas like the Yonge 

Street corridor, for example, have experienced increases ii1 1'111 age groups between 0 years and 19 
years with the exception of Arca 3's pre-school age population and Arca 1's elementary school age 

population. In facL, the Yonge Street corridor has experienced an increase of almost 4,000 pte­

schooJ age children and alm ost 7,800 elementary and secondary school age children. 

In tenns o f future shifts in age stmcrure..; within City of Toronto Neighbourhoods, the percenmge 

o f the neighbou1:hood population over the age of 65 years, as a% of tbc total population, is one of 

Lhe indicators of future re-gentrification and re-occupancy ofdwellings. As to the impact on future 

TCD SB enro lment, that is something to be monitored over ti.me. 
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5.1.3 Enrolment Overview and Apportionment 

Historical clemenLary and secondary enrolmems (200 l /02 Lo 2017/18 projected) for the TCDSB 

and the TDSB have been summarized in Table 5-2. This Lable summari7.es the change in elementary 

and secondary cnrolmcnr for ca.ch Board over this time period, as well as English-language 

apportionment shares (i.e. the percentage o f students who choose to attend IDSB a.nd TCDSB 

school~). The information is taken from Lhe MinisLry-reported enrolments and found in Lhe annual 

Funding Projections report for each Ontario school board. 

TCDSB elementary enrolment as a. percentage of total TDSB/TCDSB enrolment has remained 

relatively consistcnl at approximately 26% of the toLal, while secondary continues to grow from 

24.5% to 28.5% which is significant. Without the apportionment shift in favour of the TCDSB on 

the secondary panel, the TCDSB's historical decline in elementary enrolment would negatively 

impact on future secondary enrolment due to smallCJ.· grnduating elememaq classes moving into the 

secondary school environment. 

Table 5-2 

TCDSB/TDSB Histone a IA,pporuonment Share 


Year 
TCDSB 

IElcmentan 
TCDSB 

Secondarv 
TDSB 

Elementarv 
TDSB 

Secondary 

2001/02 63,607 30,416 180,218 92,865 

2002/03 62,242 29,706 178,588 91,915 

2003/04 60,719 27,633 174,858 86,929 

2004/05 59,236 28,159 170,495 88,009 

2005/06 59,073 28,450 167,153 85,618 

Av2. 2001-2006 Shares 25.9% 24.5% 74.1% 75.5% 

2006/07 57,927 29,432 163,330 85,261 

2007/08 57,088 29,123 159,960 84,171 

2008/09 56,190 29,767 156,944 84,148 

2009/10 55,910 30,360 155,120 84,473 

2010/11 55,572 30,424 154,234 84,506 

Avic. 2006-2011 Share.' 26.4% 26.1% 73.6% 73.9% 

2011/12 55,342 30,488 154,401 82,967 

2012/13 55,092 30,016 153,987 80,444 

2013/14 54,681 29,322 154,267 76,219 

2014/15 60,173 28,836 171,510 73,239 

2015/16 60,389 28,574 169,611 71 ,458 

2011-2016 26.2% 27.7% 73.8% 72.3% 

2016/17 Revised E:it imates 61,121 28,182 17 1,132 70,708 

2017/18 Proieaions 61,627 27,997 171,470 70,385 

Avg. 201 6-2018 Shares 26.4% 28.5% 73.6% 71.5% 

Soura:: Provincial Summaries 



5.2 15-year Student Enrolment Projections and Projections ofPupil 
Accommodation Needs 

The en<l o f this chapter summarizes the elementary and secondary 15-year EDC enrolment 

projections for the TCDSB. 

5.2.1 	 Methodology 

The derivation of by-school and by-grade enrolment projections consists o f two distinct 

methodological clements. The first, which is consistent with industJ.y standards, follows a retention 

rate approach to determine how the existing pupils o f the Board (i.e . pupils residing in existing 

housing within the Board's jurisdiction, as well as any pupils who reside outside of the Board's 

jurisdiction but attend schools o f the Board) would move through each grade and transition from 
the elem entary to the secondary panel, including any shifts in apportionment moving from 

elementary to seconda1:y school programs. This element of the enrolment projection methodology is 

known as the "Requirements of the Existing Community." 

The second part of the projection exercise is to determine how many p\.1pils would be generated by 

new housing development over the forecast period, and what port.ion of these pupils would 

potentially choose to attend schools o f the Board. T his clement o f the forecastirig exercise is known 

as the "Requirements of New Development." The EDC Guidelines require that each projection 

clement bt: examined separately and subsequently combined to determine to tal projected enrolm ent. 

T he methodological approach to each clement is examined in depth below. 

Requirements of the Existing Community 

T he enrolment projections of tl1e existing conununity are intended to reflect the predicted change in 

enrolment pertaining to housing units that have previously been constructed and occupied within 

the Board's jurisdiction. E xisting community projections may also include some pupils who live 

outside o f the Board's jurisdiction, but attend schools of the Board. 

The key components of the existing community projection model are outlined in Figure 1. 

1. 	 E nrolm ent projections disaggregated by sub-geography (i.e. , review areas) and by school. 

2. 	 Historic average daily enrolment by school. by grade and by ptogram (e.g. Prench 

Immersion). This information is verified against che Board's Financial Statements. The 

enrolmen t summaries are used to determine how cbnnges in the provision of facilities and 

programs, as well as school choice, have affected s tudent enrolment to date. This 

information also provides perspectives on how board apportionment has changed 

throughout the jurisdiction and by sub-area. T his information provides an indication o f 

holding situations where pupils are provided with ternpornry accommodation awaiting the 

construction of additional pupil spaces (e.g. new developmen t alo ng Sheppard Ave. that will 
eventually attend a new school to be constructed on the Sheppard Avenue Concord Adex 

site). 



A. 

Import Data 

B. 
Aggregate Data 

c. 
Data Synthesis 

D. 
Panel Allocations 

E. 
Review Results 

Sources 

FIGURE 1 

PUPIL REQUIREMENTS OF THE EXISTING COMMUNITY 

Historic ADE 

Enrolment 
~ 

by Facility & 

Grade 

•• 

Retention 

Rate Model 

(10·15 Yr.) 
~ 

By School 


By Grade 


By Program 


Determine 


Grade to 


Grade 
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3. I Tistoric retention rates by school, by grade and by program has the number of students 

moving through from grade to grade been more or less than previous yeats? Have changes 

to program offering affected the Boards' share of enrolment at any particular school, or 

more recent retention rates of any school or particular grade? 

­

Elementary 

Panel 

Projections 

(headcount 

Includes FOK) 

,..._ 

~ 

Secondary 

Panel 

Projections 

(ADE) 

-

Review School 


and Grade 


Projections 


With Board 
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necessary 


4. 	 Feeder school retentions for each elementary and secondary school -- th.is includes pupils 

feeding into specialized programs (e.g., French Immersion, Extended r rcnch, Gifted, etc.) 

11nd from elemental')' schools into secondary schools. Typically Gr:idc 8 students a.re directed 

to a preferred secondary school bllscd on a board's attendance bound:iries. However, "open 

access" policies at the secondary level often pennit students to attend their school of choice 

(which could include a co-terminous board's secondary school). 

5. 	 Historical enrolment anomalies and the ability to document unusu:il shifts in enrolment at 

any individual school due to changes in program, staffing, transportation policies, capital 
improvements, etc. 

Requirements of New Deyelopment 

The projected enrolment supporting the "Requirements of New Development" is intended to 

determine the number ofpupils that would occupy new housing development, and the percentage 



of these pupils that are likely to attend schools of the I3oard. Some of these pl1pils may be held in 
existing schools of the Board, awaiting the opening of new resident-area schools. 

The key components of the new development projection model arc outlined in Figure 2. 

'I. 	 Units in the development approvals process - n spatinl marching of the C:i1y's Lancl l ' sc 

Information SysLem II :rn<l Boar<l-approvetl TCDSB dememary altcnd:incc boundaries is 

used :is one of the consitlernrion:; in deriving the detaik<l fifteen-year housing forecast by 
school resident area, by unit rype and for the majority of the high-rise <levdopmcnr 

applicarions - the number of proposed bedrooms per unir. The unirs consrructc<l and in 

various stages of occupancy were removed from tht'. dataset in deriving the 15-year housing 

Corccast by school, given the lag between the Liming of the datnscl (June 3U, 2017) and the 

Liming of proposed by-law implementation - July 1, 2018. Tht: devdopmcnL applications 

wen: sorted by stage in rhc dc.vclopmcnt nppmvals process a.nd application d:tte in matching 
co the City's DC lcm;cast uf2 1-l,-l 12 units on:r the:. mid-2018 to mid-2033 forecast pc.riod. 

Finnlly, Lhc consulrnnls were r<.'lJUircJ lo adJ low density and medium density units basc.:d on 

recent bou,ing comrlclions by sub-area, in order ro match co the pro jected density mix. 

2. l\funicipal growth Corecnsl - the City ofToronLO's DC h1Jusing forecast which was rdcascd 

Ln the public in January 20 18 w:is used ns the bnsis for the City-wide 15-year control totals, 

5-year inc1·emcnts and dcnsil)' mix. 

3. 	 The TCDSB's development phasing data in its SPS application was used to crosscheck the 

Jcu1ilcd dwelling unit forecast by school. 

·k 	 Pupil yiclcl cycles derivd from historical TC!)SB student dnta spatially m:itched lo t\n)AC 
housing Jn ta b)' period of housing construction over the last 15-yenrs (to deri,rc 15-year 

pupil yield cycles), by density type and by Rc,Ticw 1\ ren. The pupil yield8 cycles were 

subsequently applied to each of the de,·clopmcnt applications comprising the housing 

forecast by school. 

5. 	 t\ge-speciCTc j\finistry nf rinancc (J\[or) populaLion projcctiom for the City ofToronto were 

reviewed and the historical 1'CDS13 npportionmem shnn.: applic<l w determine the order of 

magnitude of projected enrolment increases, consistent with fertility a11d net migracion 

assumprions underlying the ~fol ' projections. The tornl Requirements of New Dcvdopmrnt 

plus ReqL1 ircments or the Existing Community were peer f C\ icwed aga.i11sl the MoF 

projections. lr is noted rhar the most conservMive l\loF prnjections - Spring 2013 found in 

Table 5-3 were used as the basis for tbe peer rcview. While more recent MoF projections 

suggest an even higher increase in pre-school :ind school-age population, the l~DC 

projccLions are consistent with the Spring 2013 popula Lion increa~e (based on TCDSI3 

apponionmcnt share) of 6,943 addiLional persons aged 5- 14 years and -t,288 additional 

persons agt'.d l 5-19 years. 

6. Figure~ ou tlines tht'. methodological :ipproach in assessing the Rel1uirc.:menL:> ofNew 

Dcvclopmcnl. 



Table 5-3 

Ministry of Finance rnid-2018 to mid-2033 Population Projections 


dTCDSBAan Sh pporuorunent are 

2006 
Ceruus 

2011 
Cemos 

Pttlimioasy 
2016 

CeOJUS 
Mof 2016 

Proiec:liom 

DlfJem1ee 

Prelimina.i)• 
Ce11S1JJ 10 

MoP 
Proitctiom 

Spriog 2013 
MoP 

Projections 
(mid­ 2018 

10 mid­
2033) 

Spriog2015 
MoP 

Projeclioll$ 
(mid-2018 
to mid­

20lT) 

Spring 2017 
MoP 

Projeclioos 
(mid-2018 
to mid­
2033) 

TCDSB 
Appoctionmeot 
Sbue&MoP 
Sorinl! 2013 

TCDSB 
Apporlioameot 

Sbatt& MoP 

Sorin!! 2015 

TCDSB 
Apportion lllfDt 
Share & MoP 

Spri112 2017 

row PopU111ion 

PrMCbOOI(0-4 rn) 134,975 l-I0,510 136,000 149,554 13,554 13,360 20,527 28,180 2,495 4,299 5,902 

Eltmentmr (5-14mJ 274,645 260,360 262,135 25s,m .J,802 35,460 59,441 70,860 6,9~J 12,450 13,23~ 

secontWI" (15-19 m ) 146,205 150,045 145,525 153,2"6 - ,751 19,980 U,323 27,911 4,288 5,584 5,i14 

Totals 555,825 550,915 543,660 561,163 li,503 68,800 I0-1,291 126,951 13,726 22,JJ.I 24,851 

FIGURE2 

PUPIL PLACE REQUIREMENTS OF NEW DEVELOPMENT: CONCEPTUAL SCHEMATIC 
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The New Unit Pupil Yield ~de 

Figi.:ire 3 translates the impact of the single detached unit occupancy trend to a conceptual 

representation nf the pupiJ yield cycle for these types of dwelling wlits. This figure illustrates a 

typical yield cycle for a new single detached dwelling unit, commencing at initial occupancy of the 

unit. In reality, there arc several variables that affect the overall pupil yield cycle. Ffrstly, most new 

communilics are constructed over periods of 5 to 15 years, so that the aggregated over:lll pupil yield 

of even a community comprised entircly of single detached units will represent an amalgamation of 

units at different points on the pupil yield cycle. lt should be noted that new communities are 

generally comprised of: 

• U11its constructed and occupied at different times; 

• Development of varying densities (low, medium or high); 

• There are particular types of u11its with low "initial" yield occupancies (e.g., adult lifestyle, 

recreational, granny flats, etc.). 

T be second variable it; that there are basically two pupil yield cydcs that have historically affected 

single detached units in newer communities: the primary cycle, wllich occurs over the (approximate) 

first 15-20 ye11rs o f community developme1H; and the sustainable cycle, which occurs after that 

point. 

Tbe primat)7 yield cycle for elcmentaty pupil yields in new single detached units generally peaks 

within the first 7 to 10 years of community development, depending on the timing of occupancy of 

the wlits. Recent demographic and occupancy trends, however, SL1ggest that the family crea tion 

process is being delayed as many families are postponjng having chlldl'en and also having Jess 

clllidren (as witnessed by declining fertility rates). i\lso, lower mortgage interest rates over the past 

few years have allowed buyers to purchase homes in advance of the intention to crentc families. 

"Peak" yields may i:emain tela.t:ively constant over several yea.rs, particLtlarly in periods of sustained 

economic growth. Eventu::1.lly, however, the elementary yield would gradually decline until it reaches 

the end of th e initial yield cycle and moves to the first stage of the sustainable yield cycle. The initial 

yield cycle of secondary pupil genei:ation peaks in approximately }rear 12 to 15 of new col)1munity 

development (depending on the timing o f occupancy of the units), and experiences a lower rate of 

decline than the elementary panel, before reaching the sustainable yield cycle. 

The second phase, the sustainable yield cycle for both the clcmcnta1y and second:l1')' panels appenxs 

to maintain the same peaks and valleys. However, the peak of the sL1Stainable cycle is considerably 

Jower than the primaq peak for the community. 

Accordingl}', the overall blended pupil yield for a single community will incorporate the combination 

of these factors. Pupil yields applicable to different commurtilies will vary bnsed on these (and 

other) demographic factors. Pupil generation in the re-occupancy ofexisting dwelling units can vary 

from its initial occupancy. For these reasons, an overall pupil yield generally reflects a weighting (i.e. 

the proportion of low, medium and high-density units constructed each year) and blending of these 

variables. As discussed earlier in this report, the family occupancy of high-rise developments in the 
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City ofToronto is on lhc rise. Moreover, there is a need to crack bow neighbourhoods with an 

increased aged population, change over time as the units arc reoccupied. 

Figure 3 
Conceptual Representation of the Pupil Yield Cycle 

for A New Single Detached Dwelling 

Total Student Enrolment Projections 

111e projcclcd " requirements o f the exisriug community" are added to the total "requirements of 

new development" by school and by grade, ro determine total projected enrolment O\•er the forecast 

period, as shown in Figure 4. 

This information is reviewed in detail with Board smff. The enrolments arc adjusted, where 
necessary. 
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5.2.2 Summary ofBoard Enrolment Projections 

Summaries of the total 15-year EDC enrolment, for the TCDSB, are provided in Table 5-4 and for 

the elementary and secondary panels. The total EDC elementary enrolment projections indicate that 

by the end of the 15-year forecast period, the Board will have a total enrolment of 68,174 students 

for an increase of 6,588 students from the 2017/18 enrolment of 61,586. The I3oard is expected to 

experience an increase of about 687 students in the existing cormnunity, which is projected to be 
enhanced by an additional 5,901 pupils from new housing development, which is an overall pupil 

yield of 0.0275. 

O n the seconda1-y panel, tbe TCDSB EDC projections forecast a decrease of 1,535 students in the 

existing communiry :md 3,121 additional titudents to come from new development over the next 15 
years. This results in total ptojected year 15 t:nrolment of 30,155 sludents on tbc secondary panel, 

increase ofabout 1,586 students from the 2017/ 18 enrolment. 



1i
 

C
' 

Ta
ble

 5-
4 

TO
RO

NT
O

 CA
TH

OL
IC

 D
IST

RI
CT

 SC
HO

OL
BO

AR
D 

Hi
sto

ric
al 

an
d P

roj
ec

ted
 E

nr
oh

ren
t 

E
~
 

I 6
1,5

86
1 

61
,51

71
 

61,
28-

1 I 
61

,20
5 

61,
121

 
61,

221
 

61
,26

3 
61

~1
6 

61
,49

7 
61,

501
 

61
,85

0 
6~

16
2 

62
,38

2 
6~
t5
5 

62,
3W

 
6~'

l/3
 

en
tof

Ne
w 

Dm
loo

me
nt 

423
 

855
 

1,2
71 

1,6
53 

~0
11

 
~4
26
 

2,8
16 

3,2
00

 
3,5

97
 

4,0
22

 
4,4

15
 

4,!
ro

 
5,1

70
 

5,5
17

 
5,W

I 

~
 

l 
~

l 
~

l 
~

l 
~
l
~
l
~

l 
~

l 
~
l
~

l 
~

l 
~

l 
~

l 
~

l 
~

l 
~

I 
~
 

Ex
i.
~ 

Rt.
>q

uire
me

nt o
f N

ew
 D

ere
k>

pm
en

t 

~
 

~
 




28
,56

9 
28

,19
2 

27
,69

2 
27

,52
4 

27
,41

9 
27

,53
8 

27
,49

9 
27

,46
6 

27
,22

0 
27
~1
4 

26
,97

8 
26

,62
7 

26
,52

5 
26
~1
9 

26
,68

9 
27
,0
~ 

20
2 

401
 

61
7 

821
 

1,0
21 

1,2
46 

1,4
75

 
1,6

76
 

1,8
85 

2,1
12

 
2,3

12 
2,5

38
 

~7
36

 
~9

34
 

3,1
21 

~
~
~
~
~
~
u
~
~
~
~
~
~
~
~
~
 

1,5
86 






Chapter 6 - SITE REQUIREMENTS AND VALUATION 

6.1 Legislative Requirements 

The steps sec out in section 7 of 0. Reg. 20/98 for the determination ofan education development 
charge, require the Board to " ...estimate the net education land cost for the elementary I secondru:y 
school sites required to provide pupil places for the new school pupils." 

Section 257.53(2) specifics the following as education land costs .if they ate incurred or proposed to 
be incurred by a Board: 

1. 	 Co$tS to acquire land or an interest in land, including a leasehokl interest, to be use<l by 
the boa rel to provide pupil accommo<lalion. 

2. 	 Costs l<> provide.: services to the land or o therwise prepare the site so that a building or 

buildings may be built on the land to provi<lc pupil accommodation. 

3. 	 Cos!.$ lo prepare an<l distribute education <levclopmcnL charge background studies as 

require<l under Lhis Division. 

4. 	 Interest on money borrowed to pay for costs described in items l and 2. 

5. 	 Costs to undertake studies in connection with an acquisition referred to in item l. 

Only the capital component ofcosts to lease land or to acquite a leasehold interest is an education 


land cost. 


Under the same section of the Act, the following are not education l::1 nd costs: 


1. Costs of any building Lo be used to provid<.: pupil accommo<latinn; 


" Costs that :in .. attribu1·able ln c:xcc:ss land of a site Lh}"lt arc "not cducalion land costs." 


(section 2 subsc.:ction 1 of O. Reg. '.W/98). 

However, land is not excess land if it is reasonably necessary, 

(n) 	 to me.er a legal requiretm:nt relating to the sit.c; or 

(b) to allow 1he facilities for pupil accununodation that the.: board i.ntend::; to provide on th<.: 

site Lo be locatc<l there and Lo provide access to those facilities. 

The exception to this is: 

(a) 	 l:tnd that bas nl.reacly been acquired by the board before February L 1998, or 

OJ) 	 land in rc.:spccl o f which there is an agrcemc.:nl, entered into before fi'cbruat)' I, 1998, 

under which the board is rcc1uircd t<J, or ha.:; an option to, purcha.sc.: the land. 



PinaUy, the Regulation specifics the following site sizes: 

ElcmcntaL1' schools 

Number of Pupils ~1aximum Arca (acres) 

1 to 400 4 

401 to 500 5 

501 to 600 6 

601 to 700 7 

701 o r mo re 8 

Secondary Schools 

Number ofPupils Maximum J\rca (acres) 

1 to 1000 12 

1001 to 1100 13 

l 101 to 1200 14 

1201 to 1300 15 

1301 to 1400 16 

1401 to 1500 17 

1501 or more 18 

In some cases, school boards may agree to smaller site sizes where they arc situa ted adjacen t to 

parkland that is partially or wholly available for school program usage (i.e. preferably on an exclusive 

use basis during the school day). IJowever, municipalities may be reluctanl to allow shared usage o r 

this land. The school board would likely be required to participate in cost sharing responsibilities 

related to operating costs and risk managemen t. In some instances, Boards may require site sizes in 

excess o f the maximum prescribed above, in that a po rtion of the school site may be undevclopablc 

(e.g. environmentally sensitive lands, woodlots, etc.). Changes to program o ffering o ften tmnslatcs 

into larger school buildings fooq) rints, increased play field space, parking spaces, site access, etc. that 

would require larger school sites. T he EDC legislatio n deals with the acquisition of school sites 

exceeding Lhe acreage benchmarks outlined abmre. School site sizes need to be determined on a site­

specific b:\sis and may be more or less than specified in the table ::tbove. 



6.2 Increased Site Size Requirements 

The EDC G uidelines (Section 2.3.8) require that "when the area of any of the proposed sites 

exceeds the site designations in this table (i.e. table above), justification as to the need for the excess 

land is required." Given that the Regulation standards have not been updated since 1998, larger site 

sizes than specified by the Regulation benchmark may be required to account for changing 

municipal parking standards and the impnct of prognims :such as PCS, fDK and on-sight daycare, 

greater site acc<::ss needs, playfiel<l space a.nd pens, parking requirements; the potential to 
accommodate increased porblblcs and a larger building footprint. Where school site sizes include 

undevelopable table lands or lands that cannot be severed and sold off; or include the requfrement 

for larger site sizes to address program or municipal site plan requirements; the entire site size can be 

considered EDC-eligible, provided that the appropriate explanation is given in the EDC 

Background Study report. 

• 

6.3 Reduced Site Size Considerations and Acquiring an Interest in Land 

• 
The following section deals with site needs related to enrolment growth in intensified urban 

development settings; where the costs of acquiring land for a school site exceeds tbe cost of 

constructing a podium school. A podium school is a school constructed at the base ofa high-rise 

development as shown below. 

• 

• 
• 
• 

Rendering courtesy of CS&P Archi tects 



T he sec tion o f the E d11mlio11 Act deiling with education development charge~ was designed Lo 

address the acquisition o f lands in a green fields se tting - Lhal is: designed Lo deal witb the acc1uisition 

o f average elementary and sccondaqr site sizes found rhroughout Ontario and outside of urban 

settings attracting intensified land uses. 

Where land costs arc prohibitive due to the value o f potential density on the land, a school board 

may no t be in a position to acquire land (or assemble parcels of land) of sufficien t size to make up a 

school site unless the board is willing to expropriate properties at considerable public angst and 

expense; and the development community is willing to see these costs funded through the 

imposition o f considerably higher education development charges. 

G iven thllt the definition of education land costs includes: 

Costs to acquire land o r an intcrc~t in land, including a leasehold interest. to be used by 
the Bon rd Lo prm·i<le pupil nccommodalion; but cxclll(lcs the costs of any butldin~ l o be 

used to provide pupil nccommo<lation. 

D ocs the cost to acquire an 'inte rest in land' include acquiring an interest in tbc s trala development, 

where the strata development incorporates a school building? It is noted that an 'interest in land' is 

not defined in the Ed11wtio11 " Jd. Can the cos ls of constructing the school facility be considered 

EDC-cligible, in lieu o f the ownership o f a school site where land costs are prohibitive? Legal 

counsel has advised the TCD SB that a change in the legislation ~tnd associated Regulations would be 

required to allow ED C fonds to be used to pay for a strata interest - tbe costs o f constn 1cting a 

school as a podium school. 

During the 2013 TCDSB ED C study, several o f the E D C-eligible school sites included the costs o f 

underground parking as eligible site preparation costs, even though underground pnrking is clearly a 

construction cost in that it requires building pennit applicatio n and approval, and the underground 

parking struclurc supports the school building structure. A business case demonstrating that the 

cost to fund the consuuctioo of tbe underground parking was Jess than the cost to acquire surface 

lands of sufficient size to meet the City's parking requirements, was the basis for including the 

underground parking construction costs as an E DC-eligible cost for several sites in the 2013 ED C 

study. 

T he TCDSB is working with legal counsel, qualified architects and costs consultants to evaluate the 

break-even point ac which the fair market value o f land would exceed the cost of constructing a 

podium school as a solution Lo meeting growth-related sLudcnt accommodatio n needs. It is the 

in Lem.io n of the TCD SB to share this analysis with development community stakeholders, and 

dclcrrninc if there arc sbared interests in approaching the Province to enable educatio n development 

charge funds to be used to acquire a strata interest in a high-rise development There arc potential 

benefits to the development community in terms o f reduced development charge payments and 

increased marketability of their devclopmenLs, particularly where COmJTl1.mi ty facilities and shared 

school progrnm spaces are made available to tbc local community as part of a multi-use 



development. There ai:e opportuni ties to create addi tional community spaces in high-rise 

developments that have been lacking indoor spaces fo e local commun.ity use . 

.l\ Stratified Title Arrangement is a determination of ownership or use of land divided above and/ or 

below grnde, and typically involves two or more parties. A strata development can be buildings or 

land, divided into separnte units, called strata lots. This allows for individual ownership of strnta lo ts. 

As such, a podium school constructed as part of a high-rise development could be developed as a 

strata development where the school owns a portion of tbe building, rooftop play spaces, child care 

spaces and circulation space necessary to meet student program needs. £-lowever, strata schools 

provide an opportunity to correct recognized deficiencies in high-rise de\rclopmcnts in the City o f 

Toronto that arc increasingly occupied by households with children. The City's Gro\.ving Up Vertical 

report highlights the need for additional community spaces \.vithin these buildings available to local 

families. Specialized program spaces in schools like makerspaces (makerspaces provide hands-on, 

creative ways to encournge students to design, experiment, build and invent as they deeply engage in 

science, engineering and tinkering), libraries, gymnasiums, etc. could be made available to the local 

cornmunity during after school hours. Community hubs as part o f school design can add addicional 

shared program spaces. 

In the case of a podium school, the riming of the high-rise development will dictate the riming 

necessary Lo fund and construct the school. Having the school construction and underground 

parking costs funded from education development charges negates the need to wait for capital 

pdotity funding appt0val from the P rovince. This enables the riming of the school development to 

be more precisely aligned with the intended timing of consttuction o f the high-rise development. 

1t is important for a school board to have control over the portion of the development involving the 

school facility and program spaces. Moreover, there is a need to determine bow the strata interest 

will accommodate enrolm ent growth or decline over the lifecycle of the building. Finally, school 

enrolment will always follow construction and occupancy of surrounding high-rise developments 

and there may not be sufficient pupils to warrant the opening of the school at the same time the 

strata development is completed. T here may be a need to expand the student program spaces to 

accommodate enrolment growth and there may be a need to repurpose some of the school spaces if 

enrolment declines over the Lifecycle of the building. 

Tn the context of EDCs, tberc will be a need to demonstrate that the acquisition of an interest in 

land can include a strata in terest and that EDC funds can be used to pay for podium school 

construction costs - a business case will be requited to demonstrate that the cost o f the strata 

interest is less than the cost of acquiring land under the ED C legislation. Further, the stultt'\ interest 

could be part of redevelopment of surplus school sites owned by co-terminous school boru:ds. 

Recently, the TCD.SB re tained CS&P Architects and costs consultants Turner Townsend to develop 

concep t plans for podium schools under three scenarios: a JK-8 school; a 9-12 school; and a JK-12 

school configuration. The }trchitects used a proposed development property east of Yonge Street as 

a ptO)..')' for determining the impact of inserting a school at the base of the proposed development. 

The proposed anticipates the construction of more than 1,500 famiJ y-sizcd apartment units (at least 



one-bedroom plus den) plus townhouses in an area that is historica lly recognized for its lack of 
student :1ccommodation for both the TDSB find the TCDSB. 

The podium analysis, when complete, will dererm.ine the cost of the following podium elements: 

l. 	 Underground parking rcquirctm:nts, consistent with J3lock 31 smnd:m.ls of0.11541 

parking spac<.:s per pupil plac<.:s and hcight/turnarounc.l rec.1uircmc:nts n<:ccssary to allow 

for bus pick-up/drop-off and deli' cry t111dergrounc.l. 

2. 	 Exterior circul::ition anJ play sp:ice, inclL1dinp; roof-rop play spaces neccssary to 

accommod;ilc sc.·pllra le play areas for Kindergttrt<.:n and Child Carc. 

3. 	 School SL1pcrslructt1rl: (i.e. base building) with services to the building. 

4. 	 School l merior Fit-up consistL·nr \Vith industry standardg. 

5. 	 School spaces to be shnrcd with a community partner. 

6. 	 Community flex space (i.e. spacl' that could be used by the communiry, but av:ulablc to 

the school to accommodate rnrolment growth if m:cessarr). 

7. 	 Parkland for shared pla) field ~pace (e.g. a ncarbr park with one or m0tT sports liclds that 

could be shared between the City and the school board). 

8. 	 The potential valuc of the de,·clopmc111 displnccd as a result of inserting the school ~1 s 

pa.rt of the proposed c.le\'cloptm:nc, and a c.lc1crmination of how much increased densi ty 

wot1ld have.: ln bt" approved b) th<.: Ctt) in ordcr to offset the displaced density ia lH·n up 

by the school. 

9. 	 Thc development soft co~ l s, City k:\'ies, parkland dedication, elc. and cxcmpl ions 

affon.kc.I the TCDSB, as part of determining the overall finnri.cial impacr of the disph1ccd 

GFJ\. 

Once the podium f'lnalysis is complete it will be shared with the TCDSB to assess the potential for 

podium schools from a program delivery perspective. T he podium analysis will also be shared with 

the development community from the perspective of opportunities to reduce Lhc EDC rates 

through the incorporation of strarn school developments, where a podium school would provide a 

more cost-effective solution and where it may be possible to do so. Should the podium analysis 

demonstrate that funding the school construction costs with EDC funds is a more economical 

solution than acquiring the land necessary to accommodate school construction, then TCDSB will 
be seeking BILD's support in approaching the 1vCinjsrry to define an inrcresr in lan<l 1·0 include a 

school strnta interest as described berein. 

6.4 Site Requirements 

The site requirements arising from new development in each review area indicllte the cumulative 

number of new pupil plf'lces required by Year 15 of the forecast period, and for which there is 

insufficienc permanent pupil places to accommodate all projected studenls. Further, new sites may 
not be required where the Board intends to construct additions to existing facilities to mect all or a 

portion o [ the requirements of new development over the forecast period (although, in some cases 



Lhc acquisition of adjacent property and demolition of c.:xisting buildings may be required). Even in 
a greenfield situation, school additions constructed to accommodart: enrolment growth may require 
additional site development (e.g. grading, soil rcmediaLion, upgtadii1g utility services, removal of 
portables, demolition of existing buildings, etc.). 

Boards generally acquire sites a minimum of two years in advance of opening a new school facility, 
in order to ensure that there is sufficient time allowed for site servicing and preparation, facility 
design, contract tendering, building const.cuction and the capital allocation process. The length of 
time required to approve development plans, acquire land for school sites, assess si te preparation 
needs, and commence school construction can consume a decade or more, particularly where multi­
use developments or redevelopment of lands are proposed. The site acquisition and redevelopment 
process in the City of Toronto can take years and involve complex negotiations with land owners, 
the City, n1ulti-use partners, sale ofdevelopment density to fund capital costs, etc. Aligning 
funding, acquisition and site development timing is particularly challenging in an intensified urban 
deV'elopment environment. 

6.5 Land Valuation Approach for School Sites 

T he TCDSB retained the services of the firm gsi Real Estate & Planning Advisors Tnc. to undertake 
an analysis of the growth-related land acquisition costs "proposed to be incurred" (section 257.53(2) 
of the Education Act) by the Board ove.r the fifteen-year forecast period. Specificruly, the appraisers 
were requested to provide an opinion as to: 

(a) 	 the appropriate land acreage value for school site acquisitions by the Board, for 
<·xpccted sires w 11 hin rh( Board's jur1sd1ction ch rough avnil;i bk land acquisition and 
Lhrough friendl)r or non-friendly expropriations; 

(b) 	 the appropriate annual escalation factor to apply ro the (current) school site value in 
ord1.:r Lo swaain th1.: likdy acc..1 ui~ilio11 cosl ov1.:r th1.: by-law pcrioJ. 

The following is an excerpt from the gsi Report: 

Land Valuation Process 

6.5.1 Methodology 

"The valuations provided in this study were completed for the purpose of EDC raLc setting. In those 
instances where the required site is comprised of sevetal specific (smaUet) parcels - as is the case with 
the expansion lands - it is important to recognize that for the purpose of establishing appropriate 
EDC rates the value of the whole is more important than the specific value assigned Lo each of the 
parts (i.e. tbe smaller parcels or properties that combine to form the Board's requirements) . J\s such, 
while the values contained in this report are suitable and defensible for tbe purpose of EDC rate 



setting, ic is not appropriate to rely exch1sivcly on the specific values assigned to each of the smaller 

parcels for the purpose of acquiring o r expropriating said parcels. 

r or those sites improved with a residential dwelJing, we were unable to inspect the interior of the 

dwelling. Instead, we have relied on an exterior inspection (from the roadway) and property 

information available from the Municipal Property Assessment Corporation (MPJ\C) . 

6.5.1 Valuation Approach 

The valuatio ns pertaining to tbe new school sites assume a relatively level, clear site wjth full municipnl 

services nvailable to the lot line, and a site where there is sufficient soil depth to allow for construction 

of laterals to the building with blasting, or the use of a hoe ram or the importation of an substantial 

amounts of fill. 

The values are predicated upon the " I lighesr and Best Use" of each site. A property's highest and 

best use is defmed as: 

·•... lhrJI 11.re JJJhid1 1.1 n11J.r/ Iii t'I~· lo />mrlt1ff !hr .':r,•a/r.rl ml 1d1m1, i11 i111'0/JN or a111r11ilic.1, m~·r 11 ~iw11 

/miorl qftime. /' I //enwli1•1fy, / / <~hl'.rl c111tl B1•.r/ Use ""!Y also he d~/iHl'd as !he m1.ro11t1hk rmrl pmhf/hh· 

11.r1• that JJ1ill mpport tlil' /1(ghc.rt l1111rl Mlm· 11s ~( lh<' ~'f)rclit•i• dale t!f appn11~ra/. " 

T he following c ri teria are considered when estimating Highest :10d Best Use: 

I) 	 Thi• 11.re 11111.rl he l1;~ul (///{/ i11 ro111plir111a JJ1ilh '-011i1~~ a11rl !J11ilrli1{~ n•s/Jidio11.r (nr hrm• !hr j>fJlet1lir1I /IJ 

l'tteil't' a11 a111wd1111'11/ or vwia11rr lo 1111' i11/fm·1· lt111(/ 11s1• co11trol.r). 

::) 	 Thi• Jtse Jnll.rl hi• JJ1tthi11 !hr re11hr1 '!/ prohrrhili(J'. rt likrly 011e 1101 Jpt·mlaliti• fJr t'Ot!/rdllml. 

3) 	 / 1dt'111rmrl.f01· s11dJ rr 11s1· 11111.rl e:1.:i.rl. 

·I) 	 The me 11111.rl be proji!ah/c. 

Our value estimates a.re predicated upon the concept of"Market Value'', which is defined as: 

'Thr 1110.1/ />mh(/hlf' j>ricl! 11Jhid1 ii j>m/wlr 1ho11/rl lni1~~ iH ,, m111/1f'lilil'l' l///(/ opm 11111rk.t1 r1.r '!I llw Jjledjif' 

dall' 1111dl'!· all L"o11ditio11.r r~q11i.ril1• lo a j(Jir .rr1le, !hr htf)'t'r and .rdlrr Md1 t1di1z~ pmdmt/y a11d 

k11ou1/edge<1bfv. and 11ss11111i11g !he p1if'c 1.1 110/ f/fkdrd /:;· 11111/11e J"/11J111/11.r. " 

Implicit in this definition is the consummation of a sale as of a specified date and the passing of title 

from seller to buyer under conditions whereby: 

I. '"!J't'r tJl/(! .reller mi! (ypirr1l/y 11mltl'rlft'tl; 



.. 


• 

• 


::. both parlil'.r tin' 1J1dl it!fomml or 1111'11 advised. mu/ <Hti11g i11 111/Jat lh~J' m11sidl'r 

lh1•ir hes/ ill/1'n'.rl.r,· 

3. rt rcr1so1wh/11 lli1111 i.r ul/01vcdjor ~'.\'f>OSlll't! i11 lhl' opc11111u1-kcl; 

../. PtfJ'llll'ltt is 111r1de i11 ll't'llJS o/m.rh i11 Ct/llrl(/ir111 Do/!t11J or i11 tem;s q/jl11rt1ll'irJ/ 

arrangements comparable thereto; and

5. 	 lh1• prire nprc.\'1!11/J the 11om1t1/ co11sidrmfio11 Jar the proper(y sold 1111t!/Ji'ded l!Y spl'citd or owli111' 

.fl11r1111it(~ ()/" .wkr co11cc.r.l'ioJJJ,~rr1111£'d l?Y lllf)'Olle r1.r.rodr11£'d 111ilh /he .rail'. [1 j 

[I J Ca11ndin11 U11ifar111 Strlfld(//r!J q/Proftssio11alAppmi.MIPmclirr, Appmiml l1u/il11/d of G111arla. :!004. 

We bave applied the Di t:ect Co111padson Approach in fo rming our estimates o f market value for the 

Subject Sites. 

The Direct Comparison Approach prnvides a basis for value through a process of adjustments foi: 

differences between comparable sales and the Subject Site. In this method, similar land recently sold 

or o ffered for sale is analyzed and comparisons arc made for variations in such factors as time, 

location, size, motivation, corner influence, zoning and p.rospeclive use. This is the most commonly 

used approach to value as it reflects typical bu)'er and seller reactions. 

The D irect Comparison Approach extracts its supporting data directly from me market. It 

contemplates the comparison of the Subject Sites with comparable properties [hat have recently sold 

or an; currently listed for sale and is an application of the Principal of SubsU[ution. The analysis of 

completed sales, current listings and other information of properties with similar utility reflect, as of 

the effective date, the actions of buyers and sellers in the prevailing economic climate, and estimated 

market value of the Subject Sites. 

For a new school site, the L1nit(s) of comparison utilized in the analysis process includes the sale price 

per area, sale price per square foo t of buildable gross floor area (proposed or anticipated) and/ or sale 

price per buildable dwelling unit (proposed or anticipated). 

In forming our estimates of market value, we have also considered the assessed value assigned to the 

Subject Sites by the Municipal Property Assessment Corporation (MPAC). \Y./e recognize that 

assessments arc typically lower than cur.rent market value due to the retrospective date of assessment 

(being January 1, 2016) and the likely application of a discowu to market value in order to avoid 

administratively cumbersome and costly appeals, as well as political turmoil. 



Land Value Escalation Model 

The purpose of the Land Value Escalation Model is to provide an annual land value escn11tion rntc to 

apply to the current day values in order to project values at t11e time of site acquisition, specifically 

over the next 15 years in 5-year increments. 

In arriving at an escalation factor to be applied to the 15-year horizon in 5-year increments, we have 

considered the recent historical general economic conditions and land value trends over the past 15 

years. \X!hi.le averages have been at npproximatcly 7.1% over this time period (with the most recent 

years providing year-over-year increases o f 12.5% per annum), we may now be at the height of the 

real estate marker. 

Historically speaking, the data suggests an escalation factor of approximately: 

• 	 2003 - 2007 =6.4% per annum 

• 	 2008 - 2012 =5.5% per annum 

• 	 2013 - 2017 ;;; 9.2% per annum 

Based on the preceding, we anticipate the following value escalator: 

• 2018 - 2023 = 	 6% per annum 

• 2023 - 2028;;; 	 8% per anm1m 

• 	 2028 - 2033 =10% per annum 


8% 


As such, we recommend an escalation factor o f between 6% and 10% per annum, with an average o f 

8% per annum, for the purposes ofprojecting the land values over the 15-year horizon. " 

Dctcnnining Site , \ cquisition Ncc<ls as part of the Dctcnnination of Net Education 

Land Costs 

Assumed site acquisition costs underlying the calculation of the education development charge may 

fa ll into categories: 

I . 	 parcels o f land in Lhc midst of being act1uircd as part of land assembly strategics; 

2. 	 fuwre site act1L1isitions specified w1d(· r option agrccmt:nt bctwel:n the Board :rnd a 

landowner; 

J. 	 future site rcqlliremenrs cirhl't n:se1Te<l or desi~nated in a secondary plan, or whose 

exact location is, as }'Ct undercrmincd; 



4. 	 lands being acquuc-d from co-terrninous school boards who ha\'C declarc<l Lhe lands 
surplus LO their needs (mu<;t be act1uirL'J al 'irur mmkct Yaluc' as ~pccilied u1 the 

kgisla Lion; 

5. 	 :1cqL1isitions of land p:ircels rhrough friendly rir non-friendly expropriations; 

6. 	 fu1ure sites, identified by a municipaliry a~ part of a secondary pl11n or other planning 
process, or sites identified as p:trt of joint venrure projects; 

7. 	 expansions of existing sites to allow for the constrL1ction o f additional capacity and 
program amenities; 

8. 	 future land purchases proposed to be incurred b}' a boarel (section 257.53(2)), where the 

ac<1L1isition of said land is delayed due to land servicing or th<.: planning approvals 
process (wirh rbc proviso that th<.'. fanc.l be solJ al n. future dare if it becomes clear tl1at 

the affected lnnds will not be devclop~:d for school purposes). ln Lhis case the ''aluc of 
the !.:'.DC funds used to ac<]Liire the lnnd, must be: returned Lo the EDC accOL111t. Any 
additional land prncc.:c.:ds arc tc1 bt: :iddcd L<J a bm1rd'~ Proceeds of Disposition account 

and u:;ed to f1.1nd capitaJ expenditure needs (SecLion 16.1 of O. Reg 20/98). 

6.5.2 Preliminary Valuation Report 

Using the methodology described above, gsi Real Estate & Planning Advisors Inc. provided the 
following values for the identified review areas in Table 6-1. 

Landowners' views of "fair market value" may be higher than an expert land valuation apprrusal 
would reason11bly suggest. While the Board has the opporlunity under the legislation to revisit the 
guantLlffi of the education development charge to accow1t for higher than estimated land prices, it 

may only do so 011ce every 12-month period. Constant amendments to the by-law arc both costly 
and t:Une consuming. 

The land values outlined in Table 6-1 indicate specific p.roperly addresses in order to derive as close 
a proximation in potential land values as possible. Tt is important to note that the TCDSB has 11o t as 
yet. expressed any interest in the development of fott1re schools at scyernl of tbe municipal addresi;es 

indicated. and the final locacion of the new school com>truction may nltimately differ from that 
shown in the Table. as planning and development of future school sites proceeds. Tbe land values 
outlined in Table 6-1 arc reflected of a land valuation process as ofJanuary 2018. 

6.6 Land Escalation over the Forecast Period 

The Appraiser's Report alsn estimates an annual land escalation rat<.: Lo be npplicd to the acreage 

values in order to susrain the likely site acquisition costs over the next 5 years. Tn arriving at an 

escalation factor to be applied to the next 5-year horizon, the Appraisers considered the recent 



hi~torical general economic conditions and land value trends over the past 15 years. While averages 

have been at approximately 7.1 % over this time period, the Appraisers concluded that slow 

economic growth and uncertainties regarding the future of the market, particularly as interest rates 

begin to rise should be factors in the consideration of the application ofan escalator. As such, the 

.Appraisers recommended an escalation factor of 6.0% per annum for the purposes of projecting the 

land values over the five-year by-law period. T he Consultants have applied an escalation factor o f 

6.0% to site acquisition needs in review areas where specific sites have not as yet been identified. 

T he total gitc cscaJation costs account for 19.6% of the total net education costs, or $411, 547,913. 
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6.7 Site Preparation/Development Costs 

Site preparation/development costs arc "costs to provide services to the land ot otherwise prepare 

the site so that a building or buildings may be built on the land to provide pupil accommodation." 

Site preparation/development costs are funded through three different sources. 1"it'St, there is an 

expectation that the owner of the designated school site will provide: 

• site services to the edge of the prupctty's limit: 

• rough grading and compaction; and 

• a site cleared of debris; 

in coosidctation of being paid "fait: market value" for the land. Where un-serviccd Land is acquired 

by the board, the cost to "provide services to the land" is properly included in the education 

development charge. In the case of the TCDSB almost all EDC sites are rcdevclopmcnL si tes and 

most will require extensive soils remediation, demolition of existing buildings on the site, servicing 

infrastructure that is needs replacement due to age (e.g. water services, sewer services, gas and 

u tilities, transformers, etc.), on-site storm water management, off-site sidewalk and traffic upgrades, 

road service remediation and service cwssing requirements of the City ofToronto. In addition, the 

TCDSB may be required on occasion to pay for unusual site servicing costs (e.g. snow clearing and 

gra.ss cutting for the Bayview townhouses prior to demolition; costs associated with risk 

management requirements related to the Metrolinx decking ovet the railway tunnel portion of the St. 

John the Evangelist school site, etc.). 

Prior to 2009, a board who qualified for pupil accommodation grants received $4.50 per square foot 

to provide a cost allowance for: landscaping, seeding and sodding (which includes rough grade and 

spreading stock-piled top soil), fencing and screening, asphalt and concrete (play areas, parking and 

curbs), as weU as some excavation and backfilling. I lowevcr, the current capital funding model 

requires that a school board submit a capital priorities business case for funding approval once such 

an initiative is announced by the Ministry. The Ministry's "Leading Practices Manual for School 

Construction" states that, ".Ministry funding for capital construction assumes soil conditions that 

would result in strip foundations or similar and o ther routine site costs, such as final grading, back­

filling, landscaping, parking and curbs, hard and soft play areas, and on-site services." 

T he capital construction benchmarks arc considerably less than is required to provide senrices to a 

school site in order to build a building or buildings to provide pupil accommodation, within I.he City 

ofToronto. 

1\ s noted earlier in this Chapter, site preparation costs in intensified development situations could 

include the coses of consuucring underground parking spaces required to serve the school, under 

certain circumstances. 

The third and final source of fi nancing site preparation/ development costs is education 

dcvelopmcnl charges (i.e. for 'eligible' school boards). Through discussion with the development 



• 

communi ty, the boards and the !vli.nisuy, a list (although b)1 no means an exhaustive lis t) ofEDC 

"eligible" siLc preparadon/ development costs in a greenficlds situation has been determined. 

6.7.1 Eligible Site Preparation/Development Costs in a Grcenfields Situation 

EDC eligible site preparation/development costs in a green fields development area include: 

• 	 an agent or commission foe paid to acquire a site or to assis t in negotialio ns to acquire a 
site; 

• 	 costs to fulfill municipal requirements to properly maintain the school site prior to 
construction of the school facil ity; 

• 	 land appraisal reports and lcg,ll fees; 

• 	 Lransporlation studies rclaLcd lo site accessibilily; 

• 	 soils tests; 

• 	 environmental studies rclaled lO the condition of the school site; 

• 	 preliminltry site plan/fit sludies; 

• 	 s tormwater management studies related to tbe site; 

• 	 archaeological sti1dies precedent to site p lan npprovaJ of the site; 

• 	 planning studies aimed :it ensuring municipal approval of the site plan; 

• 	 expropriation costs; 

• 	 sire optio n agreement costs; 

• 	 rough grading, removal of dirt and rubble, engineered fill; 

• 	 removal of buildings o n the site; 

• 	 land transfer ta.xes. 

Finally, as noted above, in situations where a Bollrd is acquiring raw land, or land on the fringe of 

the urban service boundary for tbe pmposes of siting a school facility, or the local municipality 

requires upgraded site services related to site access and student safety, eligible cos ls could 

additionally include: 

• 	 site servicing costs; 

• 	 temporary or permanent road access to the site; 

• power, sanit:uy, storm and water services to the site; 


• off-site services required by the municipality (e.g. sidewalks). 




6.7.2 Conclusions on Site Preparation/Development Costs 

The Board concluded that an average o f $436,000 per acre (based o n the h istoric:ll expenditure 

details set out below) for bo th elementary and secondary school sites is reasonable based on the 

Board's experiences over the previous and current by-law terms. \'<fhere undergr.ound parking is a 

more cost-effective solution, parking costs have been included at $67,200 per parking space. 

An escalation factor of 3% per annum for site preparation/ development costs has been applied, 

which is a conservative estimate given the Board's recent experience. Site preparation/development 

costs arc escalated annually over the fifteen-year forecast period. 

The Form Gs oft.he EDC Submission, set out in AppcndL\'. A, outline the assumed cost per acre 

(expressed in 2018 dollars) , the assumed total land costs escalated to the year o f site acquisition, or 

the end of the proposed by-law period, whichever is sooner, the site development costs and 

associated financing costs for each site required to meet the needs of the net growth-related pupil 

places. 

Average Site Preparation Costs per Acre 

TORONTO CATHOLICDSB 
AVERAGll SITl! l'IU! l'ARATJON COSTS PIIRAC llli 

Currant ltc•lcw 
Aruu llc rncnuo 

1.:mC Hligililc Site N•mc Address Year Site Aequired Site Size in acres
Net Site Preparation
Costs to Date

Net Site Preparation
Costs Per Acre

NttSho Prep1Ut tioo 
Cot-. per ht:.f41 l01H 

1. Cll06 s 1. A1hh• crul\r ·msn Y vond• IJS) lG Yvono• A11e-. Nor1t1 York 2003 &.flll $ !3.s,lM.73 s IOS,351.H • IAS,8.J0.6' 

2. Cl!ll Se. Hdwatd I IJo lh•m K~. Nutl11 Y1uk :wD6 4.99 $ J,l'12illi7.C.C. • 6Sj,162AA $ U J,021.11 

3. CHl2 
St, K~Yi_n th• ucpaneJon 

(Ooo~HhMn IAi!lrnin&" Cent.r41) 
IS Murr&)1 Clcn Ot, SciUb01uu11:h WM 1.Jl $ • 1195).!)0 • ll,783.lS • <!,)11.)l 

.. CUIS llJ1a1cd P i•rGiorg io Frua" 1j 
( MrJrning:tl(lq I loighw) 

II ScM01u l>t, Scarliotoua:h 2006 1.97 $ 12~iw.u • 401160.:16 • !M,? l:l.90 

'· l:!;04 Mc/upli•lt •itc (M•ttamy) 
N ~hcipp-.rd A'lo P.Mt/l~t Of 

Collln.lld. 
:wD6 .... $ .)43,'794.d6 s 3-4,?26.'3 $ 40,6UJ.M 

6, CC02 81. NortMn •ho u~ion 60 Ma.nia,a Hd, Nonh York 20" 2.78 $ 2 12;ZJ!.7J)! s 76.J86A3 • llliJJIJ.lG 

1. cs,;, Dtdlitd Cudlfti.l Newmaa 100 Brimley llJS,SCfilbotoUffh 2013 7.'!9 $ 1&3.22M' • :t:l.?)l.2.1 s 2S,0~3.67 

.. CB05 ~I.John 1hc Ev1mgcli• t •ite: 

cxrmn11ion 
II George81ru11 N onh York 2013 2.n $ J.IJll,30U• • l,)19,4S9.ll s l ,""41,1()8.64 

.. Cl.l10 
!h.Johfl/Noue t)t.mc•ita 

C/llOan.fr1n 
UO 1Cfo11:1U>n ftouJ,Scuba rnuah 2013 o.8.1 $ :191,102.91 • 463,82'1.?5 • Jl:l,2')?.87 

10. CECI> !k ~imon (frmr Tmn MGlndr flS) 20 Walh ..ctA-,North YQrk 2010 l.tlJ $ ..7,622.90 • 102,.!M.l7 $ 12:1,421.111 

II. c;s02 0 1.tH• Alighlni (Si•1ff11 nf th• 
Good $hcoberdl 

~CNoJShe pherd Cflu tt., TorontO '11>13 J.11 $ ZS.51732,93 • 8J.1U.o6 • ~m.10 

11. cncit DukeorYork tltt (lrmt TOSO 
Duke orYork) lO llC'~HtSCtH"·roronio 201• 3.?1 $ 2,907,0.1.56 • ?4J,S92.2J • 78G,755.20 

13. CPJJI 
'l'hc 1-1.·,1y •rrt1U1t (l.llJcnhou• 

CtuunJ•l 

2 CulonelSunut:I Sonfd\ fi1uk Or, 
Htnbieflkc 

w .. :.16 $ "0,.lOC)h'I $ 73,342~9 $ llJ,6+4A1 

I<. CF.01 
I lolrA"«•l• (C~Jy J<.:_•rr 

OFOllClr tv) 
9$6 ltlin«ton AYe., ~toblcoke 2014 3,91 $ J,)7l,16).6A • ~0,29(1.lll $ 371/1:19.?:I 

IJ. CS03 Si..Joupb Monowl',r)l I 
llMyV1ciwA...c. p r (.lpcrtlc.1 NQrth 

Ynrlc 201• ~.7J $ 10.010,740.85 • l,'147J)7J,ll) ' IJl13"72..tn 

1'CDSU 1'0 TAL8 19.12 $ 23,087,167 • .,...... • 4~.0YJ 

Value to be Included in 2018 EDC Submission I· 
 -.-1
20J8 Sa 

AYttil e Surf111c:c Jlg_rldn ~Coll u S ace $ G.100 
Avr.na. c: UC P" tki.11 Cotil .r S act: Block 31 St~n~rd1 67,200 
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Chapter 7 -EDUCA'fION DEVELOPMENT CHARGE 
CALCULATION 

The basis for the calcufation of the jurisdiction-wide schedule of education devclopmenc charges for 

the Toronto Catholic District School Board is documented in the Board's Education Development 

Charges Submission to the 'tvfinistry of Education and found in Appendix A. 

7.1 Growth Forecast Assumptions 

The net educl'ttion land costs l'tnd EDC calculal.ions for the Board we1:e based on the following 
forecast of net new dwelling units for the mid-2018 to mid-2033 period, as detailed in Chapter 4 of 

this report: 

RESIDENTIAL: 

Net New Units 214,442 

Average units per annum 14,296 

NON-RESIDENTIAL: • 

The forecast of non-residential (includes commercial, industrial and institutional development) 
building permit value over the mid-2018 to mid-2033 period, as detailed in Chapter 4 of this report, 

is surnma.rized as follows: 

Net Gi:oss Floor J\J:ea (Gfi'A) 65,345,360 square fee r 

Average annual GFA 4,356,357 square feet 

7 .2 EDC Pupil Yields 

1n addition, the Board's education development charge calculations were based on assumptions 

respecting the number of pupils generated, per dwelling unit type (with separate pupil yields applied 
to each type), by municipality, and by panel (elementMy versus secondary) from new development, 
as set out in the Review Area Fo1111 Fs in Appendix A and desctibed in detail in Chapter 5 of this 
report. 

Table 7-1 sets out the EDC pupil yields utilized to detennine the number ofpupils generated from 
new development and the yields attributable to the TCDSB based on a spatial matching of1'CDSB 
student data ftnd i\1PAC housing data. A 'zero' yield was applied to student housing and puJ'pose­

built seniors housing units. 



1­

TABLE7-1 

TORONTO CATHOLIC DISTRICT SCHOOL BOARD 

Elementarv pane TCDSB EDC 2018 Weighted B ended P upil Y'1eIds 

Review 

Area 

Total Cumulative 
15 Year New Net 
Unit Pwjections 

(1) 

% Total 
Forecast 

Municipal 
Residential 

Growth 

(2) 

SINGLE and 

SEMI­

DETACHED 

MEDIUM 

DENSITY 

BACHELOR&1 

BEDROOM 

APARTMENTS 

(includes purpose-
built seniors housing 
and student housing) 

2BEDROOM+ 
APARTMENTS 

TOTAL 
UNITS 

CEOl 13,563 6% 0.2117 0.0817 0.0200 0.0529 0.0399 

CE02 5,029 2% 0.2414 0.0651 0.0196 0.0674· 0.0493 

CE03 514 0% 0.1113 0.1310 0.0135 0.1520 0.0862 

CE04 9,442 4% 0.1886 0.0462 0.0165 0.0885 0.0448 

CE05 8,117 4% 0.2449 0.0983 0.0207 0.0806 0.0581 

CE06 6,507 3% 0.1268 0.1333 0.0142 0.0883 0.0580 

CE07 76,684 36% O.D750 0.0126 0.0129 0.0240 0.0173 

CE08 30,356 14% 0.1119 0.0437 0.0129 0.0241 0.0211 

CE09 1,485 1% 0.1834 0.0463 0.0168 0.0648 0.0451 

CE10 8,095 4% 0.0881 0.1070 0.0193 0.0292 0.0342 

CE11 6,839 3% 0.0726 0.0739 0.0143 0.0509 0.0325. 

CE12 6,403 3% 0.0402 0.0417 0.0150 0.0382 0.0271 

CE13 29,066 14% 0.0823 0.0468 0.0119 0.0240 0.0193 

CE14 2,312 1% 0.1496 0.1421 0.0148 0.0945 0.0953 

CE15 6,641 3% 0.0405 0.0900 0.0130 0.0299 0.0233 

CE16 1,808 1% 0.0357 0.0640 0.0071 0.0484 0.0314 

CE17 1,529 1% 0.0973 0.1 118 0.0445 0.0631 0.0651 

CE18 52 0% 0.0982 0.0380 0.0000 0.0000 0.0716 

TOTAL 214,442 100% 0.1 288 0.0689 0.0142 0.0369 0.0275 

Seconda1:y Panel 

Review 

Area 

Total Cumulative 

15 Year New N et 

Unit Projections 

(1) 

% Total 

Focecast 
Municipal

Residenrial

Growth 

(2) 


SINGLE and

SEMI-

DETACHED

MEDIUM 

DENSITY 

BACHELOR&1 


BEDROOM 
·APARTMENTS

(includes purpose-
built seniors housing 

and student housing)

2BEDROOM+ 

APARTMENTS 

TOTAL 
UNITS .

CS01 
 19,106 8.9% 0.1200 0.0786 0.0144 0.0474 0.0349 

CS02 132,694 61.9% 0.0447 0.0197 0.0039 0.0118 0.0078 

CS03 50,300 23.5% 0.0336 0.0339 0.0107 0.0197 0.0162 

CS04 12,342 5.8% 0.0804 0.0945 0.0464 0.0369 0.0492 

TOTAL 214,442 100.0% 0.0638 0.0412 0.0081 0.0184 0.0146



7.3 Detetmination ofNet Growth-Related Pupil Place Requirement 

The determination of the number ofgrowth-related pupil places eligible for EDC funding involves 

three key steps. The analysis required to complete each of these steps was undertaken for each of 

the growth forecast sub-areas, or review areas, discussed in .Chapter 3. Generally, the steps required 
to determine the number of net growth-related pupil places by review area, are as follows: 

1. 	 Populate each Review Area model with each of the schools having attendance boundaries 

within the individual Review Area. 

2. 	 Determine the Requirements ofNew Development, which is the number of pupils 
generated from the dwelling units forecasted to be constmcted over the forecast period 

and the munber ofpupils generated from new development in previous EDC by-law 

periods that continues to be temporarily accommodated in existing schools until new 
school sites are acquired and the schools·and/or additions constructed. 

3. 	 Determine the Requirements of the Existing Community which is total permanent 

capacity (net of any Bill 30 and 1:eligious order leased or non-operational capacity) of all 
school facilities in the Board's invento1y measured against the projected enrolment (i.e. 

headcoi.mt enrolment for the elementary panel and ADE enrolment for the secondary 

panel) from the existing community at the end of the fifteen-year forecast period. 

4. 	 Dist:ii:guish between schools that are impacted by new ~ousing development since March 
2001 or will be impacted by new housing development over the next 15 years. That is ­

distinguish between.schools having new residential development within the school's 

attendance boundai1' and for which additional student accommodation will be required, 
and schools having little or no residential development with sufficient surplus spaces to 
accommodate the limited increase in enrolment. This determines whether there are any 

surplus pupil places available and accessible for pupils generated by new development. 

S. 	 Determine Net Growth-related Pupil Place Requirements which is the Requirements o~ 
New Development plus Year 15 enrolment less the number of available pupil places in 

existing facilities (OTG capacity). 

· 6. 	 Undertake an analysis of the total net growth-related pupil place (NGRPP) entitlement 
since March 27, 2001, less tl1e number ofpupil places constructed by the Board for the 
schools impacted by new housing development. Include any additional pupil places 
constiucted by the Board (or reductions in capacity to allow for child care programs in 

schools) whether they are part of a growth-related need derived from new residential 

development or new pupil places constructed to address program needs (e.g. expansion 

ofFrench Immersion programs) and changes in Provincial program requirements (e.g. 
classroom loading caps, full day Kindergarten, child care progran1s, etc.). 



7. 	 In determining the NGRPP entitlement going forward account for ail additional school 

capacity previously funded from capital allocations other than enrolment pressures; 

enrolment pressures capital projects; current eru:olment pressures projects for which the 
Board is in the process of assembling the land parcels necessary to create a new school 

site or school site expansion. The net growth-related pupil place entitlement is 

subsequently incorporated into the Form G to determine the appropriate net education 
land costs based on aligning tl1e EDC identified needs with the TCDSB's long-term 

student accommodation strategies. 

It is noted that the Board is entitled to remove any OTG capacity that is not considered to be 

available to serve new development (e.g., surplus space in areas· that are not within tl1e resident 

catchment areas ofnew residential development, leased space, closed non-operational space, 
temporaiy holding space, etc.). As noted above, the TCDSB has made a number of adjustments to 

capacity to reflect these circumstances and outlined in mote detail below. 

Excluding Capacity from tl1e Detennination ofAccommodation Needs 

Section 7(3) of 0 . Reg. 20/98 enables a school board to exclude any capacity, that in the opinion of 
the school board is not available to accommodate enrolment growth generated by new housing 

development. Sections 9 (3 and 4) of ilie Regulatioi: require _ilie board to provide an explanation for 

any capacity exclusions. 

The TCDSB has exclu.ded capacity in the determination of net growth-re.lated pupil places as 

follows: 

1. 	 Bill 30 secondary schools leased from the. There are a total of seven (7) Bill 30 

seconda1y schools: Bishop Allen Academy (OTG of 717); Bishop Marrocco/T Merton 

(OTG of 1158); Bishop Archbishop Romero (OTG of 945); Father.Henry Carr (OTG 

of 834);Jean Vanier CSS (OTG of 909); 1\!Iichael Power/St. Joseph CSS (OTG of 1644); 
St. Patrick CSS (OTG of 1152) for a total of7,359 secondary spaces excluded from 
detetr11ination ofgrowth-related need. The TCDSB requires the permission of the 

TDSB to undertake any major renovations, replacements or expansions to tl1ese school 

buildings to accommodate enrolment growth. 

2. 	 Elementa1y and secondru.y school spaces leased ·from religious orders: Blessed Cardinal 

Newman (OTG of 945), which has received a capital funding allocation to ~onstruct a 

permanent school facility for the Board. 

3. 	 St. Joseph Morrow Park is currently leased from Tyndale College and the Board has 

received capital ft.mding approval to construct a Board-owned secondary school at 

Bayview and Cummer in North York. 
4. 	 St.John the Evangelist which is in a temporary holding facility awaiting completion of 

replacement school construction. 
5. 	 Christ the King (OTG capacity of 323), elementary and Don Bosco secondary school 

which have been closed recently (OTG capacity of 840). 



6. Secondary spaces taken up by VISA students paying tuition fees to the TCDSB as 
indicated below: 

VISA student sp aces 


Excluded f .com. 

Seconda.cv C ap acity 


B:t:ebeuf College School 35.50 
Cardinal Carter Academy fo:r: the Arts 5.75 
Chamlnad e College School 6.75 
Dante Alighieri Academy 17.75 
F atherJc;>hn Redmond Catholic Seconda:r:y and Regional 
Ai:ts Centre 54.50 
Francis Libemiann Catholic Hkh School 30.00 

1Tames Cardinal McGuW-an Catholic Secondarv School 4.50 
Loretto Abbey Catholic Secondanr School 36.00 
Loretto Coll=e School 1.50 
Madonna Catholic Secondarv School 3.00 
Marshail McLuhan Catholic Secondarv School 16.75 
Marv Ward Catholic Secondarv 35.00 
Monsli>nor Percv Johnson Catholic Secondarv School 7.00 
Neil McNeil High School 35.25 
Notte Dame High School 18.50 
Senator O ' Connor CollC11:e School 40.50 
St Basil-the- Great Catholic Secondarv School 6.25 
St. Tohn Paul II Catholic Secondarv School 31.75 
St. Joseph's College School 56.00 
St. Marv Catholic Academy 23.50 
St. M o ther Teresa Catholic Academy 2.75 
Totals 468.50 

7. 	 Schools not impacted by ~ew housing development in that they are outside of the 
resident school catchment area. 

Determining Net Growth-related Pupil Place Requirements 

Table 7-2 sets out the projected net growth-related pupil place requirements (assuming a 
jurisdiction-wide approach to the calculation), including the determination of the requirements of 

the new development and the requirements of the existing community, by panel for the Toronto 
Catholic Dis trict School Board. 

TABLE 7-2
Determination of Net Growth-Related Pupil Place

Elementry Secondary

OTC Capacity 7.J..651 1 ~.•lO•I 

l'iO:.jL-C o ~J 103.2/.2003 Rrn·':''lm"nt 
t J!.\( i, 11 1 C o•h011U tit-i;) 

(1::!,2'13 :!'1,0J·I 
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7.4 Approved Capital Cost Per Pupil 

Paragraphs 4-10 of Section 7 of 0. Reg. 20/98 set out the steps involved in .moving from growth­
related new school pupils to obtain "the growth-related net education land cost~." Generally, these 

steps are as follows: 

1. 	 Estimate the net education land cost for the elementary and secondat)' school sites 

required to provide new pupil places. 

2. 	 Estimate the balance of the existing EDC account, on the day prior to inception of the 

new EDC by-law, if any. If the balance is positive, subtract the balance from the net 

education land costs. If the balance is negative, add the balance (in a positive form) to 

the net education land costs. In estimating the balance in the account the Board is entitled 

to account for actual rather than projected growth-related needs. 

3. 	· .Determine the P?rtion of the charges related to residential development and to non­
residential development if the Board intends to impose a non-residential charge. 

4. 	 Differentiate the residential development charge by rnnt type if the Board intends to 

impose a variable residential rate. Instructions setting out the methodological arproach 

to differentiate· the residential charge can be fow1d in the Education Development Charge 

Guidelines (Spring 2002) prepared by the l\!linisti:y ofEducation. 

7.5 Net Education Land Costs and Forms E, F and G 

The total net education land costs for the Toronto Catholic District School Board including escalation 
of land over the term of the by-law (five years), site acquisition costs, site development costs, 

associated financing costs and study costs, less any EDC account balances, are $2,0~7,528,683 to be 

recovered from 214,442 "net" new units. 

The Board does not anticipate being in a position to designate any operating budget funds for the 
purpose of acquiting school sites. On March 22, 2018, the Toronto Catholic District School Board 

Trustees approved the recommendation that there were no available operating surplus funds that 

could be used to reduce the education development charges. A Board report discussing the Board's 

approved policy and recent Board resolution is found in Appendix D of this document. 

In addition, the Board has not been presented with any viable alternative accommodation . 
arrangements that would serve to reduce the charge. On March 22, 2018, the Toronto Catholic 

District School Board Tiustees approved the recommendation that there are no viable alternative 
accommodation arrangements that are available to reduce tl1e education development _charges. A 

copy of the Board report and resolution is found in Appendix D of this doci;iment. 



EDC Submission (Form E. F and G): 

The ~eviewArea sheets set out in Append.L"< A detail the following information for each elementa1y 
and seconda1y Review Area: 

• the cum.ulative number of forecasted new dwelling units by type; 

0 the weighted/blended pupil yield by unit type and the number of growth-related pupil 

places generated by the 15-year housing forecast (Forms E and F); 

0 the existing schools within each review area, the SFIS # and the OTG capacity for EDC 

putposes; 

0 the projected existing community enrolment; 

0 the cumulative requirements of new development and the determination of the munber 

of available and surplus pupil places; 

0 the number of net growth-related pupil places (i.e. the number of eligible pupil places); 

0 comments detailing each Boa~d's capital priorities, and the determination of the 1mmber 
ofNGRPP; 

0 a description of the growth-related site acquisition needs, the numbet of eligible acres, the 
anticipated cost per acre, the sit~ preparation costs, financing costs and total education 
land costs (Form G). 
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7 .6 EDC Accounts 

Section 7(5) of 0. Reg. 20/98 (as ar~ended by 473/98 and 0. Reg. 193/10) states· that: 

"The Board shall estimate the balance of the education development charge rese1ve fund, if 

any, relating to the area in which the charges are to be imposed. The estimate shall be an 

estimate of the balance immediately before the day the board intends to have the by-law come 
into force." 

"The Board shall adjust the net education land cost with respect to any balance estimated. If 
the balance is positive, the balance shall be subtracted from the cost. If the balance is negative, 
the balance shall be converted to a positi,•e number and added to the cost." 

Table 7-3 summarizes the EDC account collections to from March 27, 2001 to March 2018 for the 

Toronto Catholic District School Board. The collections cover the period which corresponds to 
implementation of the original EDC by-law - to funds received from the City ofToronto as ofMarch 

12, 2018, and includes collections from residential and non-residential development, as well as any 
proceeds from the disposition of surplus properties (i.e., to the extent that the disposed of site was 
previously funded through education development charges), any interest earned on the account to 

date, any interest expense on account deficits to date and any.refunds or overpayments during this 

time period. The total collections for the period March 27, 2001 to the end of February 2018 are 
$197,861,433 as shown in Table 7-3. 

Section 7 (5) of 0 . Reg 20/98 requires that a board estimate the EDC account collections and eligible 
expenditures o:ci the ciay irrullediately before the day tli'e board intends to have the new by-law come 
into force. This "estimate" is typically undertaken several months in advance of the implementation 

of the new by-law. Actual collections for the period March through June during the last 5 years was 

used as the basis for estimating additional EDC collections for the.March 1, 2018 to June 30, 2018 
period. Additional revenue of $6,730,581 is assumed for the next four months, prior to successor 
by-law implementation. 

Table 7-4 calculates the "estimated" EDC account balance as of June 30, 2018 which is the day 

before the in-force date of the proposed by-law. The total EDC collections from March 27, 2001 

to June 30, 2018 are estimated to be $204,592,014. When EDC expenditures are taken into 
consideration for the same tirt1e pedod, the account balance as ofJune 30, 2018 is projected to be a 
surplus of $1,575,811. 

... 
.i: 

i
j. 



TABLE7-3 
TORONTO CATHOLIC DSB 

EDC ACCOUNT RECONCILIATION -EDC Collections 
March 27, 2001 to June 30, 2018 Continuity Statement to Deteanine Current EDC Account Balance and any Unfunded Financial Obligations 

Date 
EDC Collections 

Cumulative EDC 
Collections 

EDC CoUections March 27, 2001 to March 29, 2002 $5139,125.46 $5,139 125.46 
EDC CoUections March 30, 2002 to March 28, 2003 $11,601,192.26 $16,740,317.72 

Less: Refunds March 30 2002 to March 28, 2003 -5790,263.00 $15,950,054.72 
EDC CoUections March 29, 2003 to Mav23, 2003 $1,967,310.76 $17 917 365.48 

Plus: Interest Earned March 27, 2001 to May 23 2003 $50,879.00 $17,968,244.48 
Less: Adiustments March 27, 2001 to Atll!Ust 27, 2003 -$550.72 $17,967 693.76 

EDC CoUectionsMav24, 2003 to AU1r11st26, 2003 $813,508.00 $18,781,201.76 
EDC Collections Alll!:USt 27, 2003 to A uf!Vst 31, 2004 $6 814,494.00 $25,595,695.76 
BDC Collections Seotember 1, 2004 to AIJJ!'Ust31, 2005 $5,442,440.00 $31,038,135.76 
EDC Collections Seotember1, 2005 to A lll!:ust 31, 2006 $7,192,261.00 $38,230,396.76 
EDC Collections September 1, 2006 to Alll!:ust 31, 2007 $3121,519.00 $41,351,915.76 
EDC Collections Seotember1, 2007 to December 31, 2007 $3 965,604.00 $45 317.519.76 

Plus: Interest Earned Mav 24, 2003 to Alll!ust 31 2007 $1,975,365.00 $47,292,884.76 
EDC CollectionsJanuary1, 2008 to A 111rust24, 2008 $2,257,626.00 $49,550,510.76 
EDC CollectionsAll/fust25, 2008 to Aul!11st 24, 2009 $6 590,282.00 $56,140,79276 
EDC CollectionsAUP'USt25, 2009 to AUl!11st24, 2010 $6,537,168.00 $62,677,960.76 
EDC CollectionsAlll!:ust25, 2010 to Alllfust24, 2011 $12,921,435.00 $75,599,395.76 
EDC Collections A ugust 25, 2011 to August24, 2012 $11,957,496.00 $87,556,891.76 
EDC Collections AUPVst25, 2012 to AUPVst31, 2012 $1 853.115.52 $89,410,007.28 

Plus: Interest Earried September 1, 2007 to Alll!USt 31, 2012 $2,011,500:12 $91,421 508.00 
EDC Collections September 1, 2012 to Aueust31, 2013 $13 279,902.00 $104,701,410.00 

Plus: Literest Earned September 1, 2012 to Au2ust 31, 2013 $489,027.00 $105,190 437.00 
EDC Collections September 1, 2013 to AUl!11st31, 2014 $22,004,871.00 $127,195,308.00 

Plus: Interest Earned Sentember 1 2013 to Arnmst 31, 2014 $239.364.00 $127,434 672.00 
BDC Collections Scotember 1, 2014 to AtllrUSt31, 2015 $22,089,570.00 $149,524,242.00 
Plus: Interest Earned September 1, 2014 to AUJrust 31, 2015 $295,921.00 $149,820,163.00 

B DC Collections St:otember 1, 2015 to Al1l!ust 31, 2016 $13,151,735.00 $162,971,898.00 
Plus: Interest Earned Seotember 1 2015 to AUPUst 31 2016 $247,213.00 $163,219,11 1.00 

E DC Collections September1, 2016 to AumISt31, 2017 $17 940,782.00 $181,159893.00 
Plus: Interest Earned Seotemher 1, 2016 to Aul!ust 31, 2017 $215,000.00 $181,374,893.00 

E DC Collections September1, 2017 to Febro;uy 28, 2018 (includes Cityremittance durine-March 2018) $16,494,005.47 $197,868,898.47 
Less: Refu nds September 1, 2017 to December 31 2017 -57,465.< KI $197,861,433.47 

Plus: 
Projected EDC Collections March 1, 2018- June 30, 2018 

I 
i6,730,581.00 

Total Net E DC Collections March 27, 2001 to June 30, 2018 $204,592,014.47 

Proiectcd EDC Account Balance as ofJune 30, 2018 $1,575 810.9~ 

Table 7-4 determines the eligible EDC expenditures for the. Board and details site acquisition costs, 

"net" site preparation and development costs, and study costs: The analysis outlines all ED C 

expenditures s0ce March 27, 2001 and to March 12, 2018. The consultants worked with Board staff 
to reconcile all expenQitures since the original by-law adoption; ensure all e}..-penditure entries were 

EDC-eligible and removed any ineligible expenditures; determined the percentage site eligibility 

based on the reconciliation of growth-related entitlement. The portion of the expenditures eligible 

to be funded through education development charges is shown witl-tln each by-law period and a 
cumulative EDC account balance is determined. Foi: tl1e TCDSB, there is an account surplus in the 

order of $1,575,81.L It is noted that any additional costs related to these EDC eligible sites, and 

expended after the account reconciliation undertaken as of March 2018, will be included in the 

reconciliation of the next EDC by-law. 



7.7 Cash JFlow .Analysis and JForms H1 and H2 

Table 7-5 set outs a fifteen-year cashflow analysis of the proposed capital expenditure program for 
school sites. 

The quantum of the charge is determined on the basis of a 75%/25% residential/ non-residential 

share, for the Board. As well, a sensitivity analysis is provided, for va1ious non-:residential ratios 
tanging between 0% and 40%. 

Where EDC collections in any given year are insufficient to cover the cost ofEDC expenditures, 

then interin1 financing in the form of a Line of Credit established with CIBC World Markets bas 

been applied. Currently tl1e Line of Credit provides borrowing funds up to $166.0 million witl1 an 
interest rate ofBank of Canada prime rate plus 1.1% administration fee. It should be noted that the 

Board has identified sites for acquisition within the 5-year by-law term for which negotiated 

acquisition costs will apply. As such, financing has not been included in the cost of these sites. 

The cash flow methodology is consistent witl1 that undertaken by municipalities and is described as · 

follows: 

Cash Flow Assumptions: 

0 site acquisition costs are assumed to escalate by 6.0% and site development costs are 
assumed to escalate at 3% per annum consistent with the background information provided 

in Chapter 6. 

0 site acquisition costs are inflated only over the term of the by-law period (five years); site· 

development costs are escalated over the full fifteen-year forecast period; 

0 the Education Development Charge account accrues 0.90% interest earnings per annum; 

0 all iriterim financing requirements are assLuned to come from tl1e Board's internal working 

capital up to $10.0 million per year; 

0 the cost of one of the secondary sites exceeds $755 million. Placing the entirety of the 
expenditure in the cash flow analysis in the Year 2027 would require a significant increase in 
the EDC rates to generate sufficient revenue to offset this level of expenditure, even with the 

Line of Credit financing. As such the expendit·ure has been spread over 5 years to mitigate 
the impact on the EDC rates. To acquire a site of this value over a 5-year period would 
require a Purchase and Sale agreement registered on title to solidify the Board's legal interest 

in the property as the interim payments are being made. 



~
 

~
 1-'
 

S:
 

~
 

;#" ~·
 

~
~ 1 



''1

 
=

-:
 

~
 

~
) •I ~
 

';·
 

,S
· 
~
 

?
, ~ 



•::.

> ?i'f
 

§~
 

~
 ~
 

~
- ~
 

J.
 

-
..

..
_.

._
 

!..
,.

..
..

-.
~

,_
i.

; 
~
 

·~
-

~
 

-.
..

.-
--

-;
 

•..
..

--
-
:
 

·-
-

-
----

-
-

-
­

T
A

:B
L

E
7

-4
 


T
O

R
O

N
T

O
 C

A
T

H
O

L
I 

C
 :

O
S

B
 


E
D

C
 A

C
C

O
U

N
T

 R
E

C
O

N
C

IL
IA

T
IO

N
 -

E
D

C
 E

xo
c:

nd
i.

C
W

'c
.•

 


:
O
•
~
 

P
ro

p
e
rt

y
 A

c
q

u
.i

.r
c

d 

E
.D

C
 E

x
p

cn
 d

lc
u

re
1

 M
n

r
c
h

 Z
7

; 
2

0
0I

 
to

_A
.v

._s
:v

1
c

2
6

..
 Z

O
O

S
 

D
y

·l
•w

#
l
 

2
0
0-
1
~
o
0
3
 E

.O
c
 S

t:
v

d
v

 C
o

.-
t»

 i
u

d
 L

e
t:

:U
P

c
o

e
 

~
"'
"

,!
~,
2
 ~~

~o
 P

o
e
t 
U

n
io

n 
si

to
 
c
~
-
.
 

L
:\

.'
v

re
n

co
 E

n
.U

:B
e
d

 
o

re
 O

ft
,.

•o
 

1.
&Q

V 
• 

S~
l)
OJ
l:
OU
P'
.h
 T

O
'v

:t
:a

. C
o

c.
t:

co
 (,

A
.1

 
c
c
. 

ru
d1

r;
o 

1
k

e
 

5
1

8
3

 S
h

o
p

f)
ru

:;
d

 A
v

o
 E

1
o

•t
.. 
SC

\.
rh

o~
u_

a:
h 

E
D

C
E

x
o

e
n

d
ir

u
n

:1
A

.u
.t

!V
lt

2
7

. 
2

0
0

3
 r

o
 A

.u
,t

!U
lt

2
&

. 
2

0
0

8
 

2
0

0
3

-2
0

0
8

E
D

C
S

tu
d

y
C

o
•t

:1
1

ln
d

.X
..

e
sn

1
F

e
e
1

 
_

_
_ 

_
_

_
_

_
_

_
_

_ 
_

_
_

_
_

_
 

_ 
F

a.
th

=
-
S
o
r~

(!
cm

.r
T

D
S

B
 G
o:
cU
L~
·t
ef
td
°'
',
 P

S
) 

J1
 l 

l 
S

u.
A

 R
o

w
 D

r
, 

E
.t

t>
b

k
o

k
c
 

S
t.

 .
~
r
o

(&
.:

!n
r T

D
S

B
 y

,.
o

A
n

c
: 

P
S

)"
 

j3
G

 Y
v
o
~

....
..v

s:
..

N
o

rc
h

.Y
o

d
r.

 

:B
y-

1n
"W

 #
 Z

 
St

:. 
N

o
rh

o
:r

t:
•i

to
 

•i
o 

n 
G

O
 ?

\'!
n

.a
iz

n
.R

d
.. 

N
o

r
th

Y
c:

ii
ck

 
A

 Y
£:

U
• 

'C·
Z
7

. 
S

t.
X

.a
,-

in
.a

.l
te

 
n

.r
u

io
A

 
G
o
o
d
a
m
"
U
C
.
L
c
.
~
c
:
C
c
n
t
r
o
 

1
S
~
{
u
~
 

G
le

e
.D

r 
S

cn
..

cb
oi

c0
u 

h 
2

0
0

.s
 i

ro
 A

u
C

U
ft

 S
t:

. S
d

-"
N

:d
 

l 
B

o
d

m
,s

:n
 R

o
:u

!,
 N

o
rt

h
Y

o
r.

k
 

2
G

. 
2 

0
0

8 
P

o
rt

 U
n

io
a
. s

it
o

 
·c

ll
o

w
 ~
!
o
o
n

H
o

m
o

..
 

~
w
~

E
:.

.•
t/

B
ci

d
 

o
rt

D
c
h

-.
: 

'.
B

lu
-d

 P
:l

cr
 G
i
o
~

'F
r.

u
1

:i
.t

i_
(
?
\
:
t
~
~
s
i
d
~
H
o
~
h
~
)
 

S 
_S

_.
,_

o
n
..

_D
ic

:.
 S

c:
N

:b
o

zo
u

cr
:h

 
F

&
th

ec
-T

o
h

n
 R

e
c
U

n
o

M
 ~

•
l
h
o
r
o
 G

E
O

u
ri

d
•)

 
(2

8
 C

o
lo

n
e

lS
a.

sn
.u

d.
 S

sn
..i

th
. 'P

m
£l

c 
D

£
,.

 E
 a

>
b

ic
o

k
c
 

T
o

s:
o

n
to

 \
'V

n.
rc

u:
&

on
t-

sc
co

n
d

n
Z

'\
• 

•i
to

 
U

o
C

\t
io

n
 t

o
 b

o
 d

•t
er

n
::

i.
in

o
d

 
~
{
c
.
~
p
~
'
\
l
t
 ~
it

• 
('r

..L
"\

U
:U

ny
) 

IN
 

S
b

t:
rp

-p
u

d
_
~
,
,
 E
:
u
~
E
a
.
n

o
f

C
o

n
it

l.
s
 R

d
. 

.S
D

C
E
.
v
p
e
.
n
d
.
l
r
u
,
r
c
,
.
A
.
~
•
t

Z
&

, 
2

0
0

8
 c

o
J
u

n
e

-'
0

, 
Z

O
D

 
2

0
0

8
-2

0
1

3
 E

D
C

 S
a.

:a
d

y
 C
o
s
~

n.
al

d 
L

e
S

?
lF

c
o

. 

f"
A

\h
e

: 
~

C&
a::

u:
: '

ID
S

B
 G

ff
o

n
 l>

.·I.
.'l

d
o

,,
•1

 
S

t'.
 J

o
h

o
. 

1'
ho

 E
"\

"U
U

:'.
cl

if
l1

' •
i.T

O
 c
x
o

~u
:n

Jo
a.

 
S1

:. 
."

t.
.n

dz
:o

 (
E

n
ru

: 
T

D
S

B
 Y

v
o

n
n

o
 P

S
'!

 
St

.. 
S

ia
;.

.o
o.

-(
ln

:u
..i

e 
"
ID

S
B

 ?
\-

!c
lo

d
,-

P
S

\ 

B
yw

1o
'W

' 
#

3
 
D
u
k
e
~
"
\
.
-
~
«
.
 c

&
;;

ic 
T

D
S

B
 :
O
~
k
o
 o

f
Y

o
rk

) 
A
u
~
t
t

2
c.

 
S1

:. 
N

 o
i:

-b
eE

't 
c
x

o
ru

H
io

n
. 

2
0

0
9

 \
o

 
St

:. 
l o

b
n

/N
o

u
o

 D
~
•

..>
ta

 -
a
n

s
i
o

A
 

J 
u

n
e 

3
0

, 
2

0
1

3
 

S
i.

 E
d

w
-o

.c
d

 r
t 

B
o

tb
.·

u
n

 R
d.

..
 N

o
d

h
 Y

o
ck

'I
 

S
h
o
p
p
:
L
.
C
d
-
~
'
"
"
"
 E

l\
at

:C
o

n
co

i:
d

.-
-\

.d
c:

x
 l

it
ci

 (
fa

rt
t 

C
d

c
.T

.M
::o

 
h

.A
d

s)
 (

C
o

o
c
:o

rd
 P

lt:
i::

lc
 I

'l
&

o
e)

 

B
10

11
H

.d
 P

ie
r 

G
io

rg
io

 F
°C

'l.
H

n.
'li

 p
.:

.C
o

m
in

g
,,

id
o

 H
e1

fi
h

n
o

) 
D

l\
C

lt
e
 _

o\
li

,c
th

Jc
ri

 (
S

is
te

n
 o

E
U

,o
 G

o
o

d
 S

h
e
p

h
e
rd

) 
st

.l
o

!!
f)

h
:i

\!
o

c
c
o

..
,.

 ~
C

&
n

u
:L

 B
 P
~
a
.

T
O

S
B

 
~{
c.
"'
ui
ph

.•
\h

: 
•i

to
 (

z.
,.f

am
u:

n.
v'

J 
E

D
C
~
P
<
n
d
i
r
u
r
c
1
J
u

ly
.t

, Z
O

U
 r

o
J
u
n
~

.S
O

, 2
0

L
8

 
2

0
1

3
-

2\
'!a

E
'C

h 
3
1

:2
0

1
8

 E
:D

C
 S

tu
d

v
 C

o
1

1
u

 M
W

i L
e
e
p

!
:F

ee
11

 

1
1

1
 S

u
a
. R

o
"'

· 
D

r
. 
E

1
o

b
lc

o
U

 
1

1
 G
o
o
~
•
S
~
·
~

N
 o

e
th

Y
o

cl
c 

3
6

 y
,.

oS
lU

C
 .'

\.
..,

..c
.N

o-
c:

th
 Y

o:
i:

:k
 

2
0

 \'
V

nl
L·

uC
f'\

· 
-
~
-
.
.
N
o
r
t
h

Y
o:

i:
:k

 
2

0
 l

le
g

c
n

t 
S

u
c
e
t,

 T
o
r
o
o
.
~
 

G
O

 ?
l.

!n
ni

=
l 

l\
.d

. N
o

1
:t

h
.Y

o
d

c
. 

7
5

0
 ¥

J
;•

t'
O

D
R

o
iw

i.
 5

-.
£

.b
o

ro
u

c
:,

b
. 

1 
B

ot
h.

'!:
D

. R
o
:
l
d
~
 N

 o
lC

:'t
h 

Y
o

d
t 

1
0

0
1

 S
h

e
-p

p
:u

d
 A

v
e
. 

:£
...

,t-
,. 

N
o

.n
h

 Y
o

c
k

. 
8 

S
v

.u
io

tu
i 

'0
-c

:.
 S
~
c
b
o
s
:
o
u
s
h
 

2
5

 G
o

o
d

 S
h

o
p

h
e
.a

i 
C
o
u
~

T
o

1
:o

a.
w

 
5

0
0

 C
u

n
u

n
c
r 
-~

vo
..

 N
o

rt
h

 Y
o

d
c
. 

N
 

S
h«

:t
"P

A
C

d 
_'

\.,
"O

 E
-.

,,
r/

E
IU

T
 o

f
 C

o:
JJ

.in
l, 

R
d

. 

T
l
~
o
 H

o
ly

-
T

 i
i:

in
iw

 (
L

a
k

c
t.

b
o

ra
 G
~
u
n
d
1
)
 

j2
 C

o
lo

n
e:

\ 
S"

A.
rn

u
e
l

S
rn

.i
th

. P
!l

.d
c 

D
 r

: 
E

 :
to

b
ic

o
k

e
 

I3
u

a
o

.n
.w

o
o

d
 P

S
 (

l\.
C

<\
ui

l:o
 &

cu
:n

 '
T

D
S

B
) 

lo
:tt

: E
g

ll
o

.t
o

a.
 .&

o
in

. 
J.

Iu
m

.b
o

r 
R

iv
e
r 

t
0

 }
C
j
.
p
~
 -
~
v
o
.
 n

e
'\

V
 1

1it
o

 
S

t.
 T

o
lu

:i.
 i

h
e.

 E
'\"

U
ll

C
:o

li
..t

 -
.it

c:
 e
l
C
'
O
~
 

St
:..

 l
o

h
A

 t
h

o
 E

v
;e

p
.e

li
.J

t 
al

b
: 

C
lC

:f
?r

u>
,io

n 
S

t:
. T

o
h

n
 i
h

o
 E
~
t

•i
to

 '
I
J
X
'
P
~
a
o
n
 

St
:. 

J 
o 

h
n

 'C
ho

 E
"\
~
g

ef
u,

t_
N
t
c
 C
X
~
7
.
J
»
~
n
 

St
:. 

_T
oh

o.
 t:

ha
 E
,
~
c
:
l
d
t

..Z
:tc

 c
x

p
ru

u
lo

n
 

S
t.

 T
oh

a.
 t

b
o

 E
~
e
l
i
n

N
te

 o
x
p
~
n
 

S
t.

 F
id

e
l.

ii
/f

::r
n-

c:
 T

D
S

B
 N

c
h

o
n

. B
o

v
lc

n
. 

B
 y

.l
o

w
 #

 4 
15•

S
im

o
•
 (

k
m

<
-m

sn
 M

e
lo

d
v

P
S

) 
J
u

ly
 1

, 
2

0
1

3
 ~
o
 

D
u

k
a
 o

fY
o

d
<

 •
It

o
 (

&
a

:l
r°

T
O

S
B

 D
u

k
•
 o

£Y
o:

i:
:l

l.
l 

J
u

n
e 

3-
0,

 
2

0
1

8
 

y
o

.,
5

0
 S

t.
 c

o
s:

d
d

o
e
 ,v

e
,t

" 
o

fY
o

ru
;o

 S
t:.

. 
11

1o
ut

ho
f:

B
lo

o.
i::

 S
t:

. 
S1

:. 
!
\
t
~
c
t

(n
.c

a
u

ir
c
 B

C
\.

vc
rc

st
 P

S
 .&

on
:::

i. 
T

D
S

B
) 

S
t.

 N
o

rl
>

o
.n

: C
X
"
P
~
n
 

9
S

G
 

A
 v

e•
• 

E
to

b
ic

;o
k

o
 

2
1

S
O

 X
..:

U
cc

.b
o

ca
 B

lv
d

. 

1
0

0
 .o

\J
lO

l'.
ll\

U
n1

:D
rl

'\
·e

. 
E

to
b

ic
o

k
e
 

1
1

 G
c
o
r
~
o
 S

n:
:c

o.
t. 

N
o

.n
h

 Y
o

rk
 

7 
G

o
o

rs
o

 S
r:

ra
ct

, N
o

rt
h

 Y
o

rk
 

2
3

 F
e
:n

 A
'
-
·

N
o

r
th

Y
o

rk
 

2
5

 F
e
c
n

.o
\.,

"C
SN

o,
 N

o
rt

h
Y

o
c
k

 
2

7
 F

C
"C

n.
.-

\.
v

o
n

u
c
,N

o
c
d

s.
"'!

L
·o

dc
 

4
4

./
4

6
 ~
S
~
N
o
n
h
Y
o
d
t
 

2
0

 W
n.

ll
.-

uo
v 

.:
\'

\.
•c

.N
o

rt
h

.Y
 o

rk
 

2
0

 J
le

g
e
M

 S
t
r
a
e
~
T
o
~
n
t
o
 

9
5

 S
t.

 T
o

so
eh

. S
ts

:c
et

 
1

4
5

 '.
B

."
'l.

vc
rc

st
 A

v
a
, 

N
ol

C
"C

h.
 Y

o
rk

 
:
i
\
L
~
~
d

&
. 

Pi
ew

-1
1!

:9
 l

td
..

 N
o

c
th

Y
o

d
c
 

S
c.

_
T

o
h

o
/N

o
tr

e
 D

ru
:n

o
 a

it
c
 e

x
p

:u
u

io
o

. 
)7

5
0

 I
<i

.i
~t

'o
n

.R
o

1
'd

, 
S
~
b
o
r
o
u
s
t
h
 

S,
1:

. :
~t

oi
ne

. 
D

N
M

c:
l 

(•
it

o
 O

rt
:O

A
.&

':\
.li

on
 c

o
in

. 
o

.c
lv

) 
I1

6
0

 F
in

ch
. -

~..
,..

c. 
W

e
st

: 
S

t.
 E

d
w

l'
\r

d
. 

1 
B

o1
h.

"'
l.l

ft
 R

d
.,

 N
o

rt
h

Y
o

 
1 

B
ot

hn
:i:

:o
. 
R

.o
n

d
,N

o
rt

h
.Y

o
c
k

 
1

0
0

1
 S

b
cp

t:
t:

u
-d

 A
'·

c.
. 

E
_,

..,
t:

 

B
l
-
-
d

 P
le

:i:
:-

G
lo

n
::

:i
o

 P
c:

a.
n

al
i 
~
-
I
o
~
r
i
d
o
 H

ck
::

h
m

) 
ls

 S
c:

u
o

n
:1

 O
r
.

S
c:

u
:b

o
co

u
i:

:h
 

C
o

n
tr

.J
. E

t.
o

b
P

co
k

.o
 -

c:
oa

.d
."

'\.
t:'

Y
 •

c
h

o
o

l 
1

5
 T

cc
ho

!C
'D

G
 D

ri
v

e
. 
E

to
b

ic
o

k
o

 
:0

1
\n

tu
 .-

\J
J.

a:
hi

oc
i. 

('
S

il-
te

n
 o

 f
 t

h
o

 G
o

o
d

 S
h

O
P

h
o

rc
l)

 
2.

5 
G

o
o

d
 S

h
o

o
h

o
.:

d
 C

o
u

c
t,

 T
o

c
o

o
to

 
l:C

a-
-.

1
1

to
w

.c
. •

cc
on

d.
N

C
'¥

' I
K

h
o

o
l 
•i

to
 

7
4

 ~
'
c
l
l
e
.
t
l
c
w
 S
t
x
e
e
t
~
'
c
s
c
 

S
t.

 1
o

,c
o

h
 1

\l 
o.

D
:O

'W
' P

:u
cl

c.
 1 

B
aV

"l
-i

cw
-

.'
\v

o
. 

o
ro

i:
>

cc
ti

c•
. N

o
n

h
.Y

 o
ik

. 
S

f,
 _

Jo
.c

p
h

 ~
...!

 o
'f

t'
O

w
 P

.c
k

. 
(f

n
n

ir
I.

:B
 P
~
o
c
.

'"
!!

:>
5

1
' 

5
0

0
 C

 u
i:n

n:
:i.

.c
r 

A
v

e
n

u
e
, N

o
rt

h
Y

o
c
lc

 
B
J
.
•
.
c
d
C
~
N
c
n
v
n
:
a
.
1
'
.
D
.
 

1
0

0
 B

ic
im

.l
cr

y 
lt

d
 S

. S
c
:
:
u
-
b
o
~
u
i
:
h
 

T
o

c
ia

l 
E

X
T

>
C

n
d

it
:u

rc
• 

M
o

rc
h

. 2
7

. 
2

0
0

1
 t

o
 J

u
n

e
 3

0
, 

2
0

1
8

 

l
<
c
v
i
~
 

A
<

c
• 

R
o

fe
i"

c
n

c
c
 

E
:O

C
 

I C
u

rn
u

le
t.

t:
iv

c
 

E
x

p
c
n

d
.i

.t
u

rc
• 

E
x

p
c
n

d
ih

U
'c

• 

Y
• 
o

fE
D

C
 

E
U

e
t.

O
lc

 S
i.

tc
 

C
o

o
u

 F
u

n
d

e
d

 t
o

 
:
o
.
~
 

C
E

1
4

 

C
E

iS
 

C
E

0
2

 
C

E
.D

O
 

C
E

0
9

 
C

E
ti

 
C

E
1

3
 

C
E

1
4

 
C

E
i8

 
C

S
O

l 
C

S
0

2
 

C
S

C
><

 

C
E

.O
Z

 
C

E
O

S
 

C
E

0
6

 
C

E
.D

O
 

C
E

.0
7

 
C

E
.0

9
 

C
E

lO
 

C
E

1
i 

C
E

1
3

 
C

E
l8

 
C

S
02

 

=
 

c
s
o

..
 

C
E

O
l 

C
E

0
1

 
C

E
O

'i 

.!.
 

.!.
 s s i $ s i .! • s $ s ~
 s .!.
 s s .!
 

s s .. 
C

E
0

2
 

Is
 

C
E

.O
S

 
Is

 
~
 

C
E

o
5

IS
 

C
E

O
S

 
C

E
.O

S
 

C
E

O
S

 
Is

 
C

:E
.0

5
 

Is
 

C
E

O
C

. 
S 

C
E

O
?

 
S

 
C

E
O

?
 

S 
C

E
O

S
 

C
E

0
9

 
Is

 
C

E
1

0
 

Is
 

C
E

.1
3

 
I$

 
~
E
~

_ 
IS

_ 
C

E
1

3
IS

 
C

E
lB

 
Is 

C
S

0
1

 
S 

C
S

0
2

 
IS

 
cs

o
2

 
Is

 
c
s
o
~
 

C
S

0
3

 
C

S
Q

.&
. 

I$
 

1 
9

4
1

.2
5

6
 

s 
1

,9
•1

 
Ci

 
1

.0
0

5
 9

 8
9

 
$ 

2
.9

+
7

.2
4

5
 

1_
,8

_1
3

.9
7

0
 

s 
4

,7
6

1
,2

1
5

 

7
6

3
.8

1
7

 
S 

5
,.

5
2

5
.0

3
2

 
3

,1
7

2
,7

%
7

 
$ 

8
,6

9
7

.7
5

'>
 

2
.S

9
9

,7
7

0
 I 

s 
n

..
2

9
7

.5
2

9
 

6 
8

0
1

 
s 

1
1

.3
0

-"
.3

3
0

 
1.

 0
3

4
,6

4
4

 
s 

1 
sa

 
7

8
 

2
3

 0
7

6
.0

3
.S

 
s 

3
5

.4
1

5
,0

1
1

 
S

0
3

.S
3

G
 
~
 

3
5

.7
1

8
,5

4
7

 

1
.3

4
9

..
9

9
6

 
s 

3
7

.0
6

8
.5

4
3

 
5

.4
7

7
,9

_
1

8
 I 

s_
 ~
~
~
-
+
G
t
 

7
1

3
 !

 s
 

4
2

..
5

-'
-7

.1
7

5
 

7
.2

4
7

.2
4

8
 I

 s 
4

9
.7

9
4

.4
2

3
 

7
4

8
.5

8
0

 
s 

5
0

.5
4

3
.0

0
3

 
2

.0
0

0
.0

0
0

 
s 

52
.S

-1
-3

,0
03

 
5

2
9

,5
0

9
 1

s 
5

3
,0

7
2

,5
1

3 
1

,7
7

4
.G

ll
 
I s

 
5

4
,8

""
7

.l
2

4
 

3.
..C

.O
Z

.0
68

 I
 s 

5
8

.2
4

9
.1

9
2

 
7 

.0
6

6
 

s 
5

8
 

5
6

.2
5

7
 

3
7

.2
G

l 
S 

5
8

.2
9

3
.5

1
8

 
3

.0
6

9
.3

0
2

 
s 

6
1

.3
G

2
..

8
2

0
 

6
,4

8
2

,7
8

5
 

s 
C

i7
.!

M
-5

.6
0"5

 

10
7,

3$
1'

2 
I$

 _
G7

~9
~2

,.
99

G 
9 

1
4

7
 

s 
6

7
 9

6
2

 1
4

3
 

2
9

.0
0

0
 

s 
6

7
.9

9
1

.1
4

4
 

3
,3

S
7

,G
9

5
 Is

 7
1
~
.
8
3
8
 

9
9

 
s 

7
1

.3
•8

.9
3

7
 

1 
0

1
4

6
9

 
s 

7
2

.6
5

0
 4

0
6

 
2

.0
3

1
,8

7
5 

s 
7

4
.'

1
8

2
,2

8 
1 

1
7

.S
S

7
.0

0
G

 I$
 9

2
..

2
.3

9
.2

8
8

 
23

.G
SS

>
 

S 
9

2
.2

6
2

.9
-4

7
 

1
1

e
.0

0
1

 I
s 

9
2
.
3
7
8
.
.
9
~
 

3
,3

0
4

..
S

G
l 

I s
 

9
5

.6
8

3
,5

1
5

 
•1

5
.o

o
o

 I
 s

 
9

6
.o

9
a
.s

1
s 

S 
9

6
.0

9
8

.5
1

5
 

5
0

2
.4

7
5

 l 
S 

9
6

.G
0

0
,9

9
0

 
2
~
5
6

...
.2

1
 I

 s 
9

9
.0

5
7

.4
1

7
 

s
6

3
a
2

 I
s 

9
9

..
1

t3
.7

9
9

 
1

9
2

.1
5

1
 l

 s
 

9
9

,.
3

0
5

.9
5

0
 • 

5
.5

4
7,

1
3

3
 I_

s 
1

:5
4

.1
8

5
..

9
8

5
 

3
B

8
.4

G
8

 I
 s

 
1

3
4

.5
7

4
.4

5
4

 
lo

.o
o_

. I
 s

 
1
~
.
s
M
.
4
5
7
 

2
7

0
.G

6
0

 
$ 

1
S

4
,8

S
5

.1
1

7
 

4
1

..
3

8
3

 
$ 

1
3

4
.8

9
6

.5
0

0
 

4
3

.5
3

9
 

s 
l3

4
.5

)4
0

 0
3

9
 

1
8

.3
6

8
 

S 
1

3
.:

;.
,9

S
8

.4
0

7
 

1
8

,8
6

7
.7

7
2

1
 $

 
1

5
3

,8
2

6
.1

7
9

 

9
9

.4
3

1
 l

s
 

1
5

3
.9

2
5

.6
4

0
 

3
1
,
1
3
5
~
~
t

_S
_
!
~
_
.
O
G
0
.
8
4
7
 

5
5

G
.3

4
3

 I
s
 1

8
5

.6
1

7
,U

>
l 

1
7

.3
9

9
.0

1
3

 I
s
 2

0
s.

0
1

6
.2

0
4

 

S 
2

0
3

.0
lG

.2
0

3
.5

1
 

1
0
0
.
0
~
/
.
 

1
0

0
.0

...
.. 

1
0

0
.0

•/
. 

1
0

0
.0

'Y
e 

to
o.

0%
 

1
0

0
.o

iv
. 

1
0

0
.0

9
/e

-;o
o.

o:
;; 
~
 

to
o.

0%
 

to
o.

0%
 

10
0.

ov
. 

1
0

0
.0

•/
• 

1
0

0
.0

 •
/.

 

~
 

1
0

0
.0

•/
. 

1
0

0
.0

•/
. 

io
o.

o.
.,.

 
1

0
0

.0
'Y

e 
to

o.
a•

/.
lO

o.
O

%
 

1
0

0
.o

iv
. 

1
0

0
.0

•/
. 

1
0

0
.0

•.
1.

 
1

0
0

.0
•/

•
10

o:
ov

. 
1

0
0

.Q
•;

'· 
to

o.
0%

 

1
0
0
.
~
/.

 

10
o:

ov
. 

1
0

0
.0

'Y
e
 

'iO
O:

o:
7. 

1
0

0
.0

'Y
e 

1
0

0
.0

•/
. 

1
0

0
.0

V
• 

lo
O

:O
%

 
1

0
0

.0
•/

. 
1

0
0

.0
•/

· 
1

0
0

.o
•A

 
1

0
0

.o
v

. 
lO

O
.o

•/
. 

lo
O

:O
%

 
10

Q
.Q

.7
. 

lO
o.

0'
7.

 
to

o.
o•

/.
 

1
0
0

.0
~
.
 

io
o.

o
v.

 
10

0.
0'

Y
• 

lO
om

. 
1

0
0

.o
v

. 
to

o.
0%

 
1

0
0

.0
•/
. 

lo
o.

o•
"•

 
1
0
0
.
0
~
.
 

1
0

0
.0

•/
• 

1
0

0
.0

•/
· 

I ..., 
U

o
(W

'l
d

c
d

 
ii~

1 • 
P

in
0

-n
ci

!M
 

..
.-

~ 

O
 b

 l
is

,:
at

io
n

o
 

· ­
, 

C
u

n
-W

.a
ti

v
e
 

'!
~ 

S
it

o
 A

c
q

u
.i

• 
it

lo
n

 
lSi

t:
c
 P

re
p

.a
.-

.t
lo

n
. 

C
o

o
to

 
o

r
 S

n
.i

d
y

 C
o

•t
• 

s s $ s s s s s $ $ $ s s s i .!
 

s s .!
 

s s s s $ s s s s • .!
 

.!.
 

s s s s $ $ $ s s s s 

1:.:
tl;

 s $ • $ s 

•.
-·
Is

 

s 
-

Is
 s 

•.'
!' ~

I 
s f • s s s s 

7
il

S
 

" "
"
'' 

$ $ s $ 

I ~
,.

 s s 
,.,

..,
s s 

.~
-,
 
I
s
 s itt.s 

.
~
 

s s 

-
· 

s s s s s s $ s 

s 
1.

._
9.

...1
.2

5
6

.0
0

 
1

.0
0

5
,9

 8
9

.0
0 

1
.a

i3
,9

1
0

.o
o

 I
s 

3.
._

l7
2

.'
72

7
.0

0
 

2
.2

8
L

0
5

8
.8

G
 I 

s s 
9

9
2

..
6

9
•.

t 
o 

"i
 

2 
1

.7
0

1
.2

4
9

.0
0

 
s 

2
8

•,
9

9
9

.3
1

 
s 

1
.2

8
1

.5
2

2
..

5
5

 
s 

S
.4

6
G

.0
6

G
.0

0
 I 

s 

G
.9

0
3

.5
5

2
..

8
9

 I
 s 

2
.0

0
0

,0
0

0
.0

0
 

4
9

7
,7

6
5

.o
o

 I 
s 

1
.5

5
7

,0
5

7
.1

5
5

 I
s
 

3,
40

2,
0G

IS
.O

O
 

$ s 
~.

05
9.

26
7.

oo
 I 

s 
4

,B
5

•,
7

M
.o

o
 I

 s
 • 

3
..

3
2.

l .
G

9
1

.o
o 

I 
s s 

7
6

3
,8

tG
.9

1
 

3
1

&
.7

J
l.

3
8

 
15

.8
01

.1
.2

 
•t

.9
5

3
.9

0
 

1
.3

7
4

.7
8

3
.9

9
 

~
 

G
8

,+
7

3
.0

0
 

J 
1

.8
5

2
.2

9
 

7
1

3
.-

4
4

 
3

4
3

,6
9

5
.5

7
 

7 
.f,

.8
,S

8
0

.:
S

7
 

3
1

,7
4

4
.1

9
 

2
l7

.S
5

3
.3

5
 

7
,0

G
S

.7
1

 
3

7
.2

G
0

.5
0

 
~
 

1
.1

5
2

8
,0

0
1

.0
0

 

1
0

7
,3

9
1

.7
3

 
9.

1.
47

.0
15

 
2

9
.0

0 
0

.1
8

 
)G

,0
0

3
.C

.5
 

9
9

.0
!)

 

1
.3

0
1

.-
4

-6
9

.1
4

 
1

.8
G

 l 
.5

7
4

.3
15

 I
$

 
1

7
0.

3
0

0
.C

W
. 

16
,1

83
.8

-4
-2

..
.S

~ 
( 

S 
1

.3
i3

.1
G

3
.6

4
 

s 
:D

.6
5

9
.•

 9
 

9
G

.S
5

1
..

S
l 

I s
 

1
9

.,,.1
,S

S
.1

• 
S 

3
.3

0
..

..
.5

G
l.

0
5

 
41

s.o
oo

.o
o 

I s
 

5
0

2
.• 

7
5

.0
0

 
2

,4
5

G
.4

2
.6

.8
8

 
5

1
5

3
8

2
..

3
2

 
1

2
5

,8
1

8
.7

8
 I

 s 
G

l5
.2

G
l.

8
1 

5
7

9
.4

3
9

.t
 9

 
S 

1
8

7,
G

2
2

.9
0

 
2

5
..

3
7

3
.6

0
8

.0
0

 
s 

2
.8

9
9

,9
7

5
.8

5
 

2
1

 1
,6

3
2

.G
1

 
3

(i
,7

3
G

.7
4

 I
 s

 
•3

.1
8

7
.9

4
 

5
..

3
7

9
,6

0
7

.0
? 

I s
 

1
6

8
.2

2
5

...
. , 

s 
3

8
1

,4
6

8
.0

8
 

S 
1
0

.0
0

S
.S

l 
1 

.2
.5

7
.1

5
 I 

s 
2

6
9

.-
M

J2
.6

7
 

4
1

,3
8

3
.1

1 

4
!.

5
3

9
.0

7
 

s 
'ii

3G
7.

ii
 

18
,(

i.
.l

.1
.0

3
9

.2
6

 I
S

 
2

2
.G

,7
3

2
.7

5
 

S 
9

9
•.

.i
B

t.
0

5 

2
.l

.G
Z

O
,S

-+
6

.3
3

 I
 s

 
9

.5
14

..
3

.+
l.

2
0

 
9

5
.9

4
7

.3
5 

I s
 

..
i.

60
.3

9G
.O

O
 

1-
7

:Z
lS

.7
8

4
.1

4 
I s

 
1
8
3
2
2
8
.
5
~
 

\7
4.
.4
50

,5
_~
0_.

_f
i!
 _
l
_
_
t
_
~

_S
GS

.7
 0

2
..

8
4

 



~ ~
 

~
. I .J
 

.!
:· "" ~ .. "' ~ .. ,, ; .. ~
 f ;

'
~ i

·1 

TO
f!O

llr
O

 C
A

IB
CU

C 
DI

ST
RI

CT
 S

CH
OO

i.. 
BO

AA
O 

B
O

IB
PA

N
E

LS
 

"" A.
. 
E
O
C
k
c
o
W
t
H
t
~

t'W
rir

'Q
s (

pt
11

rn
n

¥
 

B.
 

Cr
ed

ltU
!lQ

 B
o
~
~
r
;

R
iie

 

TA
BL

E
7.

S 

TO
RO

NT
O

CA
Tl

iO
LI

C 
D

IST
R

IC
T 

SC
HO

O
L 

BO
A

RD
 

Cn
hn

ow
l\

i~
ly
il
s

lo
rS

ol
h 

P::
in

e!s
 {T

ob
i J

\/r
lsd

id
o

11)
 


C
ur

nn
l[

20
11

)S
 


8,5
-!0

 
&4

0 
10

ll 

.....
K

jl
o.

ns
il

y9
'c

t.l
lr

6 
1

Bo
<t

oo
m

 
11

4l
•
 

~
 

28
ll 

«
S

,59
3,a

SO
 IS

 
... 

S
S

,I
" 

ll
U

4
 

K
jl0

en
5i

!J
2
.
.
_

!
U

 
88

,2
51

 
4,

88
2 

&
4l

l 
8S

1,D
aa

.3B
O 

Is
 

9,
&

t:J
 

' 
=·

; 

Y
t3

lt
 

Z
llU

l 

20
11

 

Y
ur

2 ""' 2020
 

Y
u

rl
 

lC
ZD

/ 

m
1

 

Y
.a

rt
 

Ym
G

 
Y

ur
i 

Y1
1r

T 
Y

11
r1

 
Y

H
rl

 

2C
21

1 
20

22
1 

20
2l

l 
20

2'
1 

2D
25

1 
ZO

U
/ 

20
21

 
lC

U
 

ZO
U

 
20

1S
 

20
2'1

 
10

27
 

.• 
'
-
~

..,
 

, 
.:,

 v
.t

:•
 :£

.5
'·

 
, .

. 

Y
nr

1D
 

20
21

1 

20
21

 

Y
nr

11
 

20
21

/ 

20
21

 

Y
im

tt
 

20
21

/ 

20
JC

 

Y
ur

13
 

20
10

/ 

1.
,1

 
l Yu

 r
 1

4 

2t
i1

t 

20
>1

 

1 
AJo

:n"°
-
-
"

-
r s

 
· 

r s
 

· 
r s

 
• 

r s
 

• 
r s

 
• 

fs
 

• 
Is

 
• 

fs
 

• 
f 

s 
· 

r 
s 

• 
rs

 
• 

f s
 

, 
rs

 
• 

Is
 

• 
Is

 

'h
u

ll
 

20
32

} 

2C
3'

 

~
..~

•.ig
.,..,

.. 
I' 

I' 
I' 

·I'
 

I' 
I' 

I' 
:.J s

 
Is

 
I' 

I' 
Is 

I' 
I' 

. I'
 

I
3 

C!
'!d

it 
U!

'll 
Bc

nr
ow

tr;
 

$ 
$ 

$ 
50

,0
00

,0
00

 
$ 

$ 
$ 

$ 
:-

i $
 

S 
$ 

S 
$ 

$ 
$ 

SC
JX

O
,O

OD
 S

 

• 
M

lo
~I

 
Is

 
• 

II
 

• 
11

 
11

,ao
a,0

00
11

 
• 

r 1
 

• 
I S

 
• 

11
 

• 
I s

 
• 

11
 

• 
Is

 
• 

rs
 

• 
r1

 
• 

r 1
 

• 
r s

 
11

,oa
o,a

oa
l s

 

s 
E-

lo
d

E
O

C
-"

"(
R

H
)d

'"
'ol

) 
Fo

<U
.ft

 
s 

7)
l1

r1
 

13
2.

..,
,H

4 
I s

 
13

1l.
H!

2.
"8

 I
 I 

11
7.

31
3,

33
0 

I s
 

10
5,7

11
,7$

0 
I1

 
10

2.1
18

7.3
20

 I
s 

10
0,m
~
.i

 I
s 

10
1,3

10
,10

0 
Is

 
10

1;
m

,1
aa

 I
s 

10
1.3

17
,"9

6 
I1

 
10

1"
9J

il4
 r 

s 
96

.71
3l

11
I•

 
96

~S
5,

6!
a I

 • 
96

,a
n.

2S
6 

I s
 

93
,'8

1,4
9•

 I
 s

 
93

,8
'2,

11
2 

1 
E
s
&
m
l
o
d
E
O
C
R
I
M
M
~
l
f
a
O
 

P
tt

S
'!

fl
 

s 
u 

2
1s

 
38

.00
6.6

44
 I

 s
 

'8;
0ll

S.
G4

4 1
s 

38
.oa

&
.54

4I
 1

 
38

.00
6..

54
4 

I s
 

38
.lll

G.
64

4 
1s

 
38

,0
06

,8
44

 I
s 

3'0
D

8.5
44

 I
s 

38
.00

S,8
44

 I
s 

38
.00

6.6
44

 I
1 

38
.00

6,6
44

 1
s 

21
,11

3.1
4•

 r 
s 

28
,IS

l,1
48

1 
s 

21
.eo

:i.1
'8

 I 
s 

?B
,IS

J.1
48

 1
s 

?B
,18

3.1
48

 

1 
kl

~l
a!

Eo
c
..

._
uo

 
I s

 
11

DA
SG

,7
H

 1
1 

11
1,1

11
.m

 
I s

 
m,

11
•~
"

I •
 

1G
,T
\l

~H
 f

s 
lf

f,1
11

,,.
. I

1 
11

1~
11

,1
14

 I
1 

11
1,
11

•~
"

I•
 

m
)H

,11
1 

I•
 

m
,11

4,1
11

1 
f s

 
11

!.>
41

,lt
l 

Is
 

1'
7,1

71
)t

tI
 1

 
1z

s,m
 ,1

02
1 

s 
w

 ,1
15

,40
1 

11
 

12
2,

14
4,

ht
 I

 1
 

12
2 17

05
,2

51
 

8 
To

bl
 R

ev
er

.u
t 

15
1,

1 &
9,2

'2
 

$ 
ZI

U
H

,H
a 

$ 
t4

l,T
11

.C 
Cl4

 
$ 

14
0,

,T
J,9

64
 

$ 
13

8,
iU

ft8
4 

$ 
1

n
,:n

 s
,1

04
 

$ 
13

9,
33

1,
'1

2 
$ 

13
9,

32
4,

14
0 

$ 
1U

,)4
6,

14
1!

 
$ 

1z
r.
m

"'
rz

 
$ 

12
S,

t1
11

I~
 I$

 
12

4~
35

,4
02

 I 
s 

'1
1,

M
4,1

41
 I 

I 
11

2,7
05

,25
1 

fi
.1

1.:1.
t:l\

lu
~
 

"''
-

.• •
. w

.:
,-

.}
.:

";
..

.t
 •

. 
.1
~.
l.
!'
~~
-,
, 

•.
lo

' 
1 

\J
ff

.1
_

f'
;;

_
 

'I
 

•:
'"

'."
4

f 
:.

_'
t'

~•
·~

'i
 

.•. 
s 
~
~

s&
an

co
m
(
1s

ci
.t

at
td

at
lS'

l
pt

ra
rr

un
tl

rS
~&

1S
) 

' 
31

.0
52

,9
28

 I
1 

ZO
U

<5
,5

20
 I

' 
31

0,
.9

,12
9 

Is
 

34
,93

7,2
11

Is
 

<.
13

4,8
12

 I 
1 

1S
3,

IS1
1~

11
1 

1 
10
2,

33
9~

 t 
s 

32
.22

<.4
72

 I
s 

21
0.

no
.S2

8 
Is

 
14

8,
!S

J.<
79

 I
s. 

14
8,6

81
.41

9 
Is

 
11

0.<
09

.S<
S 

I•
 

21
1.

m
.0

93
 I

s 
l!

ll'
3

7J
5S

 I 
s 

47
, "7

4,2
86

 

10
 s

&,
..

,.
..

..
..

..
.,

(l
fa

bl
od

ol
3"
p
o
r
"
"
"
'
b
"
"
'
o
t
~

1 
I s

 
3,<

M
,27

< 
11

 
• 

11
 

S.
M

2.9
34

 I
S 

2
3

-
f

s 
11

.21
11

.12
5 1

s 
2,8

84
,18

6 
IS

 
41

12
,B

IS 
I S

 
3,G

P
38

 1
• 

7,6
0S

.53
2 

I S
 

3,1
97

.sa
el

 i
 

8.
t1

0)
04

l 
s 

7,3
95

,1o
o 

l s
 

-
f s

 
3,

20
1,

G
r s

 
9,

11
1.

ne
 

II
 

S>
d)

<C
co
~
 

11
 

1,$
88

,00
0 

I s
 

• 
I s

 
• 

I I
 

• 
f 

I 
• 

r 
I 

1,5
86

,00
0 I

 s
 

• 
I s

 
• 

I 
s 

• 
I $

 
• 

11
 

1,$
88

,00
01

 1
 

• 
11

 
• 

11
 

• 
I$

 
1,5

86
.00

0 
11 

..1
1,.

.1,
,.J

,.•
u.

,,,
.,.,

,.. 
I •

 
o,

m
;1

1 
I•

 
202

,>4
s,ru

 11
 

11
1,1

11
,0.

, 
Is

 
A

,11
11

,1
11

11
 

10
~1

1,
co
1 

1 1
 

1s
r,c

a,
m

 1
1 

10
2,1

•1
 ,1

11
 1

1 
11

~'
""
'

' '
 

11
1,m

,m
 1

1 
m

,m
,"

7
1

 1
 

m
 ,1

u 
,m

 1
1 

17
7~

,.
,m

11
 

11
1,

m
,n

s 
Is

 
1

n,
ss

1.
m

11
 

A
)7

1,m
 

l~
Ut

wB
..

..
i«

1C
o.

U•
P"

'1
:i

po
l 

S 
$ 

$ 
5,

12
5,

3'1
 

S,
8'1

5'1
8

 
6.

07
5.0

08
 

8,
31

7"
'°

 
1,
55

2,
~
 

6~
1,
74

5 
72

65
,1

9'
 

7/
JZ

J/
m

 
~
'
 

14
 

Cr
ed

a.U
rm

 B
om

m
lrg

 C
o

=
-r

te
!'t$

1 
$ 

2,
1~

.7
22

 
1.

SZ
SJ

IO
'l 

1,
M

2,
75

0 
1
,
D
5
9
~
 

I 
l ,

ta
l.

.. 
11 

I 
l .

..
 D,D

41
 

I 
l,

DO
ll,0

40
 

I 
l.G

ID
1M

D
 

·~
•.

wt
.m

 .•
~: 

·11
~iJ

1tr
r '

f.
7~
~
1
~. 

v.
;,

-"
"'

'in
r;
~~

<t
--
·i

rr
.r.-<

 
11

 
N1

IR
on

nu
11

~E
>.

p1
od

ll
1r

u)
 

$ 
u
o
~
u
.
m
 

I 
11

4,1
71

,12
1)

 I
 

11
11

~1
1,

ll
l)

 
I 

77
,1
11

~1
1 

I 
11

1,1
1~

•1
7 

l 
12

',t
10

)A
I 

S 
tm

•,
17

1 

l 
. 

''
!i

l 
•o

j 
• •

 
. 

, 

"-"
""'-

I 
U

0,
'32

7,
58

6 
Is

 
'34

.11
8,2

21
)1

1 
~1

1.
50

2.
11

3)
1 s

 
77
~
18

,4
62

f 
s 

11
2,

25
2.<

17
 I 

S 
(25

,81
 0J

S!
l}I

 S
 

21
,57

5.D
<l

' I
 s

 
05

~.
ll

l'
 l 

l 
l8

l)l
52

.96
0J

l s
 

(I
D~
14
,9
S>
Jl

 s
 

(3
3,7

64
.1

3~
1 ·
 

(5
2.6

8S
,94

3J
IS

 
(a

,9
92

.6
'11

)1
1 

1'7
.eH

,52
8J

f l
 

li,
g2

S,
1T

8 
18

 
EO

C
-"

'-
0

,,
.t

lt
'o

 &
 h

=
 

I 
1,5

75
,B

11
 I

S 
U1

,90
3,3

9T
 f 

S 
0!

1,
9a

l,5
15

I S
 

~.
18
6.
o<
oi

l s
 

17
,3

30
,42

2 
I 1

 
11
9,

'5
0~

1·
 I 

I 
1S

5,
45

ll,m
 

l 1
 

1e
e,1

23
.01

e1
 1

 
21

14
,"'6

,1
14

 I
S 

20
1,5

87
;!0

3 
11

 
1M

,1
si

,3
14

 I
s 

15
3,

m
,D

41
 I

S 

" 
SI

D/
ob

i 
f s

 
llt

,IO
l.3

07
 1

1 
11

,n
r.

1u
 I

s 
(1

1.
si

t,5
31

)1
s 

11
,33

0,r
u 1

1 
17

9,s
az

.oo
iq

 1
 

15
3,1

 30
,1

9 
I •

 
11

4,D
><

,11
1 1

1 
21

u"
·"

'I
 1

 
m

,2
53

.1&
4 f

s 
11

1,
on

,3
43

 I
• 

1S
O,

ll'
9.

l2
3 

I1
 

10
0,1

11
,00

1 
1i

 

11
 
C~

dl
ll

ln
e·
P-
O
t
o

at
)C

'1
•r

d 
I s

 
• 

I 
s 

• 
II

 
'3

0~
74

,60
9)
1 

s 
(4

5.C
U

.m
Jr

 I 
13

8,.
,..,

25
3)

11
 

(3
2.5

31
,sE

Jl
l s

 
(2

5,1
14

,30
1)

1l
 

(11
,o

22
,se

l)I
 S

 
~

1.
73

7,
36

7)
1 

I 
(4.

11
3-

"6
11

S 
• 

I S
 

• 
11

 

p 
su

o
•
~

1 
l4
1~

73
.1
4n

 
s 

22
,m

,1
11

 
s 

17
8'

58
~~

· 
s 

" 
-

•
E.
1r
ri
r>
JS
 (1

 2
m
o
rt

o
on

S
~
 

1 ~
12
,4
96
 

I 
I 

3,
00
1~
10
 

S 

M
 E

DC
 1l

-\
".

.,F
•
-

ll\
lll

O
ilJ

IC
IH

l!
l.

..
..

o
il

ll
ll1

10
13

1.
..d

fo
llW

lil
J 

l,
ll

t,
M

I)
 ~

"
-
l
~

ll
· 
t ·

 
lf

.1
1)

 

ZS
 

E
D

C
U

nl
un

dt
dF

m
.c

bl
eb

lg
ol

lo
nA

uO
lll

llC
lo

si
lo

s.
.b

n<
e'

 
I 

I 
• 

I 
I 

• 
I 

I 
$ 

S 
$ 

$ 
• 

I 

Z1
 l

U
D

,K
 P

lf
li

d
tl

 
.1
$
1
1
1
1
~
.
.
.Q

l1
Jli

dl
lrC

oi
W

 
, ~

J.
gs

 1
'1
41

fD
~.

..
..)

 lt
 "

fl
Zl

,1
11
~1
t 

, .
, 

14
1.

lff
.M

 t
;-

•I
Zl

,12
1,7

B 
flo

ol.
1.

..
.,'

IQ
<•
~

• 
lll

lil
lJ

ll
. 

2.1
 
EC

C1
~Y

1m
Fo

rc
c:

ut
C:
1~
h C

1o
sff

1;
B:

1li
nc
t!

uc
tu

c'
~s
a'

SP
rln

cl
p;l

 o
md

) 
IS

 
13

1,
tO

J,U
 T

 I$
 

H
 .'

03
,5

75
 I$

 
[I

'l
l.

M
O

ii 
$ 

ST
1i3

G
,'2

2.
 I$

 
17

',t
St

l,2
11

 I$
 

tS
&,

W
l,I

T
t 
j S

' 
11

1,c
n 

pt
l 
I$

 
2M

,:S
OC

' 1'\
14

 IS
 

2C
1,

61
T,

30
:S 

I$
 

1'
411
U~

S4
 IS

 
15

3,2
.,,

10
41

 I$
 

10
:S

)ll
4,

l5
:5

 I
S

 
1 
~
r..

.ca
blo

n1
pp
l~

db
l}

'O
rd
h:

1~
yo
1r

ll
mo

lr
;m

i:
. 

T
o
bl

do
bt

t.
pr

in
cl
pa

lo
n
ly
~ 

? 
~

11r
rt'

EO
C
Ac

te
l
r
i
~
K
C
t
l
.
l

lll
 r1

Vm
bB

ll
ar

d'
;Q

$f
rg

EO
C

by-
hw

. 
!o

bi
 d

ob
lp

JY
m

tn
ts

 (p
M

ci
pa

l a
nd

 M
W
r
n
t
~
 

1C
!3,l

l94
,3S

IS
 I 

S 
17

)1
1.

18
0 

1 
s 

15
,10

1,
88

'f 
I 

~,
93

2)
·~

1·
 

s 
(S

0,3
48

,82
1)

11
 

11
,m

 .
no

1 
1 

(t
,A

7
.o

ni
1 

1 

~,
86
7,
ol
!'
J)

I 

3~
, 1
09
 

3,
15

1,
10

9 

14
0,0

00
,00

0 

15
8~
19

.0
48
 

Do
bl

ol
ow

lo
f~

tt
tu

lp
er

lo
d 
~r

ll
lo

ip
~
on

i)
) 

Yu
rl

n
w

h
k
h

 a
ub

bn
dl

ng
 d

tb
tb

hl
ly

 h
ln

d
d

: 
=

 

N
o1

1•
ftt

tic
l1

n1
i1

I 
llu

l4
rn

!M
I 

N
•~
n
ni

il
n1

d.
J 

.... 
...

"""
 

,....
... 

"·7
11 

"" 
l!

,:1
2 

n.
r.o 

fl.
,8

0)
 

Il
l!

 
""' IS

't•
 

IO
I

11
.31

4 
tT

,m
 

""'
 

"' u.. "
 

o:
"" 

"·"
' 

-...,
 

,,.-
·
-
.
;
~
.

I'
"'

--
-.

.:
..

..
.­

I .
 -

r 
~
 

'i-
r 

! 
t 

f 
r 

' 



Explanation ofthe Cash FlowAnalysis: 

A. Revenues 

• 	 Line 1 incorporates any offsetting reduction to the charge resulting from alternative 
accommodation arrangements the Board has entered into, or proposes to enter into. 

• 	 Line 2 incorporates any operating budget surplus that the Board has available to offset . 

net education land costs . 

• 	 Line 3 incorporates proposed b.orrowing against the Board's Line of Credit agreement 
with CIBC \Vorld Markets. Line 3 involves an iterative process wherein interim (Line of 
Credit) financing is inco1porated in order to ensure that the "closing balance" on Line 

27 does not exceed a negative balance of $10.0 million (i.e. the cash flow analysis 

contemplates that the Board will utilize up to $10.0 million of the Board's internal 

working capital in any given year as short-term cash flow financing) and that the Line of 

Credit is fully paid by the end of the 15-year forecast period. 

• 	 Line 4 subtotals lines 1 through 3. 

• 	 Line 5 determines the EDCrevenue to be generated by residential building permits to 


be issued over the forecast period. 


• 	 Line 6 determines the EDC revenue to be generated by non-residential building permits 

to be issued over the forecast period. 

• 	 Line 7 subtotals the .residential EDC revenue (Line 5) and the non-residential EDC 


revenue (Line 6). 


• 	 Line 8 totals all anticipated revenue sources including funds borrowed against the Line 


of Credit (Lines 1 through 7). 


B. Expenditures 

• 	 Line 9 brings fotward into the calculation the annual site acquisition costs. The timing 


of the capital expenditures determines the point at which the escalation factor of 6.0% 

per annum is applied to the first 5 years of the forecast period. The escalation factor is 


only applied to sites for whom no Purchase and Sale Agreement specifying a price to be 

paid, has . been entered into by the Board. 


• 	 Line 10 incorporates the site preparation/ development costs, and escalates these costs. 
at 3% per annum over the entire 15-year forecast period. 

• 	 Line 11 incorporates the study costs specifi~d under section 257.53(2) at the beginning 
ofeach new by-law period, and over the 15-yeai· forecast period. 

e Line 12 totals all projected expenditures 

• 	 Line 13 sets out the annual principal payments against the Line of Credit borrowing. A 

4.55% interest rate (i.e. prime rate plus 1.1% administration fee) is assumed consistent 

with the Line of Credit agreement which specifies borrowing up to $166 million, with a 
payment period of no more than 9 years. Interest is accrued beginning in the 6-month 

period following the L/C borrowing. 

o 	 Line 14 calculates the annual cost ofborrowing against the Line of Credit and indicates 

when each borrowing tranche is fully paid. 



• 	 Line 15 to t:.'lls the annual principal and interest payments required. 

• 	 Line 16 calculates total expenditures, including borrowing requirements by totaling 

Lines 9 through 15. 

C. Cash Flow Analysis 

• 	 Line 17 calculates total revenues minus total expenditures (Line 8 minus Llne 16). 

• 	 Line 18 extracts the "closing balance" from the previous year and describes it as the 

"opening balance" in the following year. 

• 	 Line 19 pulls fo1ward the revenues less expenditures balance from Line 17 

• 	 Line 20 calculates a sub-total ofLines 18 and 19. 

• 	 Line 21 indicates the.level of principal payments outstanding in any given year as part of 

calculating the total financial obligations of the Board 

• 	 Line 22 indicates the total financial obligations including any principal payments 

outstanding 

• 	 Line 23 accrues EDC account interest earnings at 0.90% on the sub-total (Line 20). 

• 	 Line 24 is the total financial obligations outstanding including any principal payments 

less any interest earned to date (Line 22 plus Line 23). 

• 	 Line 25 indicates any Unfunded Financial Obligations resulting from school sites 

previously acquired or site preparation cos ts, and for which there have been insufficient 

EDCs collected to pay these costs. The TCDSB however, is expected to have a su1plus 

balance in the EDC account as ofJune 30, 2018. 

e 	 Line 26 indicates the total financial obligations including any principal payments 

outstanding, as well as any Unfunded Financial Obligations to be funded by the EDC 

rates, if any. 

7.8 Non-Residential Share 

One of the key policy decisions to be made by the Board in advance of adopting the by-law, is the 

percentage of net education land costs to be recovered from residential and non-residential 

development (or residential only). 

The apportionmen t of net education capital costs to determine the residential education 

development charge per unit and the non-residential rate per square foot ofgross floor area was 

based on the residential/non-residential share underlying the Board's existing EDC by-law (i.e., 75% 

residential and 25% non-residential share). However, it is noted that the determination of the EDC 

charge based on any assumed share non-statuto1y exempt residential development over the term of 

the by-law, and any proportionate share from non-residential (industrial, institutional and 

commercial) development, does not prejudice the Board's final policy decision on this matter. 



!­

A sensitivity analysis outlining a range ofpossible residential EDC rates and comparable non­
residential rates is set out in the top right-hand corner of the cashflow analysis. Non-residential 

shares ranging from 0% to 40% are determined for this purpose. 

7 .9 Education Development Charges 

Finally, Table 7-6 sumrnatizes the calculation of the jutisdiction-wide residential and non-residential 

education development charges for the Board . 

. Th.is information is consistent with the EDC submission, approval ofwhich is required to be given 

by the Minis tty of Education prior to consideration ofby-law adoption. 

11'1&&311.m·w~ 

~rIDIK1©l~11rw e~i.1'1LHJ®lkJJ'ce IIDr~1f!Ril@1rm R1@COJ11. m©.>.£i\m® 

Total Growth-Related Net Education Land Costs 

and stud costs 2,097,528,683 

$ 
Site Ac 'sition Costs $ 1,597,942,489 

Land Escalation Costs $ 411,547,913 

$ 77,782,233 

Site Pre aration Escalation Costs $ 15,444,787 

$ 12,579,048 

6,344,000 

to 'ected EDC Account Balance as of une 31, 2018 $ 1,575,811 

$ 25,794,085 

$ 3,258,109 

Total Net New Units 214,442 

Total Non-Residential, Non-Exem t Board-Determined GFA 65,345,360 

Residential Education Development Charge Per Unit based on 75% ofTotal Growth-

Related Net Education Land Costs $ 7,336 
Non-Residential Education Development Charge Per Sq. Ft. of GFA based on 25% of 

Total Growth-Related Net Education Land Costs $ 8.02 



Appendix/\ - EDC SUBMISSION 2018 


The following outlines the ED C Submission forwarded to the Mini s ter .of 

E duca tio n fo r r eview and approval. 

TORONTO CATHOLIC DISTRICT SCHOOL BOARD 
Education Development Charges Submiss ion 2018 
Form A - Eligibility to Im pose an EDC 

A.1.1: CAPAC/TY TRIGGER CALCULATION - ELEMENTARY PANEL 

Ele menta ry 
Panel 

Board-Wide 
Capacity 

Projected Elementarv Pa nel Ave raqe Dailv Enrolment Headcount 

Year 1 
20181 
2019 

Year 2 
20191 

2020 

Year 3 
20201 
2021 

Year4 
20211 
2022 

Year 5 
20221 
2023 

Average 
Proj ected 
Enrolment 
Over Five 

Years 

Elementary 
Average 
Projected 
Enrolment 

less 
Capacity 

72,651 61,940 62,138 62,476 62,774 63,232 • 62,512 -10, 139 

Board-wide Capacity reflects all Purpose-built Kindergarten rooms eJ<isting or approved for funding and loaded at26 pupils per classroom 

A,1.2: CAPAC/TY TRIGGER CALCULA TION- SECONDARY PANEL 

Secondary 
Panel 

Board-Wide 
Capacity 

Projected Secimdarv Pane l Avera ge Daily Enro lment (ADE) 

Year­1 
20181 
2019 

Year 2 
20191 
2020 

Year 3 
20201 
2021 

Year 4 
20211 
2022 

Year 5 
2022/ 
2023 

Average 
Projected 
Enrolment 
Over Five 

Years 

Secondary 
Projected 
Enrolment 

less 
Capacity 

15, 909 28,394 28,092 28, 141 28,240 28,559 28,285 12,377

A.2· EDC FINANCIAL OBLIGATIONS (Estimated to June 30 20181 

Adjusted Outstanding Principal: $203,016,204 

Less Adj usted EDC Account Balance: $204,592,014 

Total EDC Financial Obllgations/Surplu)>: $1,676,811 
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TORONTO CATHOLIC DISTRICT SCHOOL BOARD 

Education Development Charges Submission 2018 

Form D · Non-Residential Development 

D1 - Non-Residential Charge Based On Gross Floor Area (sq. ft.) 

Total Estimated Non-Residential Board-Determined Gross Floor 
Area to be Constructed Over 15 Years From Date of By-Law 
Passage 

71,712,075 

Less: Board-Determined Gross Floor Area From Exempt 
Development 

6,366,714 

Net Estimated Board-Determined Gross Floor Area 65,345,360 

_J_, 
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TORONTO CATHOLIC DISTRICT SCHOOL BOARD 
Education Development Charges Submission 2018 
Form H1 - EDC Calculation - Uniform Residential and Non-Residential 

Determination of Total Growth-Related NetEducation Land Costs 

Total 15-Year Education Land Costs (Form G) $ 2,092,760,494 

Total Unfunded Financial Obligations $ -

Less 

Operating Budget Savings $ -
Alternative Accommodation Arrangements $ -
Positive EDC Account Balance $ 1,575,811 

Subtotal Growth-Related Net Education Land Costs $ 2,091,184,683 

Add EDC Study Costs $ 6,344,000 

Total Growth-Related Net Education.Land Costs $ 2,097,528,683 

Ai:rnortionment ofTotal 15-Year Growth-Related Net Education Land 

~ 

15-Year 
Projected 
GRNELC 

Unfunded 
Financial 

Obligation Total GRNELC 
Total Growth-Related Net Education Land Costs to be 
Attributed to Non-Residential Development (Maximum 
40%) 

25% $ 524,382,171 $ - $ 524,382,171 

Total Growth-Related Net Education Land Costs to be 
Attributed to Residential Deve lopment 

75% $ 1,573, 146,512 $ - $ 1,573, 146,512 

Calculation of Uniform Residential Charge 
15-Year 

Projected 
GRNELC 

Unfunded 
Financial 

Obligation Total GRNELC 

Residential Growth-Related Net Education Land Costs $ 1,573, 146,512 $ - $ 1,573,146,512 

Net New Dwelling Units (Form C) 214,442 - 214,442 

Uniform Residential EDC per Dwelling Unit $ 7,336 $ - $ 7,336 

Calcu lation of Non-Residential Charge - Use Either Board 
Dete rmined GFA or Declared Value 

15-Year 
Projected 
GRNELC 

Unfunded 
Financial 

Obligation . Total GRNELC 

Non-Residential Growth-Related Net Education Land Costs $ 524,382,171 $ - $ 524,382,171 

GFA 
Method 

Non-Exempt Board-Determined GFA (Form D) 65,345,360 . 65,345,360 

Non-Residential EDC per Square Foot of GFA $ 8.02 $ - $ 8.02 

Rnanclng costs related to 15-year Projected EDC-eligible expenditures (to be distributed proportionately through EDC Submission Sheets) 

$ 12,579,048 . 

Rnancing costs related to Unfunded Rnancial Obligation (to be distributed proporlionatelythrough EDC Submission Sheets) 

$ 
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Appendix B- DRAFT EDC BY-LAW 

TORONTO CATHOLIC DISTRICT SCHOOL BOARD 

EDUCATION DEVELOPMENT CHARGES BY-LAW 2018 NO. 

PREAMBLE 

1. 	 Section 257.54(1) of the Ed11catio11Act (the "Act") enables a district school board to pass by­
laws for the imposition of education development charges against land if there is residential 
development in its area of jurisdiction that would increase education land costs and the 
residential development requires one· or more of the actions identified in section 257.54(2) of 
the Act. 

2. 	 The T oronto Catholic District School Board (the "Board") has determined that the residential 
development of land to which this by-law applies increases education land costs. 

3. 	 The Board will experience enrolment growth in the areas of the City ofToronto where it has 
no sites for new schools or where its existing sites cannot accommodate more students 
without an addition for which it will require funds for the acquisition of new school sites, 
expansion of existing·school sites, servicing and site preparation of school sites, and other 
education land costs. The only available funding source for education land costs is education 
development charges. 

The Board notes that without amendments to the Act and its regulations, the Board is legally 
constrained in its ability to acquire strata fee interests for the purpose of developing new 
school sites. 

4. 	 Section 257.54(4) of the Act provides that an education development charge by-law may apply 
to the entire area of jurisdiction of a board or only part ofit. 

S. 	 The Board has referred its estimates of the total number of new elementary and secondaty 

pupils and its estimates of the number of elementaiy and seconda1y school sites to the 

Ministry ofEducation for approval, and such approval was given on [NTD: Ministry 

Approval], 2018 under section 10 of Regulation 20/98. 


6. 	 The Board has conducted a review of its education development charge policies and held a 

public meeting bn May 2, 2018, in accordance with section 257.60 of the Act. 


7. 	 The estimated average number of secondaiy school pupils of the Board over the five years 
immediately following the day this by-law comes into force will exceed the total capacity of 
the Board to accommodate secondaiy school pupils throughout its jurisdiction on the day this 
by-law is passed. 

8. 	 The Board has given a copy of the education development charges background study relating 
to this by-law to the 1finister of Education and to each school board having jurisdiction 
within the area to which this by-law applies in accordance with section 10 of Ont. Reg. 20/98. 



9. 	 The Board has therefore complied with conditions prescribed by section 10 ofRegulation 
20/98. 

10. The Board has given notice and held public meetings on May 2, 2018 and June 14, 2018, in 
accordance with section 257.63(1) of the Ed11cationAct and permitted any person who attended 
the public meeting to make representations in respect of the proposed education development 
charges. 

11. The Board has determined in accordance with section 257 .63(3) of the Act that no additional 
public meeting is necessary in respect of this by-law. 

NOW THEREFORE TI-IE TORONTO CATHOLIC DISTRICT SCHOOL BOARD HEREBY 

ENACTS AS FOLLOWS: 

PART 1-APPLICATION 

Defined Terms 

1. 	 In this by-law, 

a. 	 "Act:' means the Ed11catio11 Act, 

b. 	 "area of the by-la;,v' means the City ofToronto resulting from the amalgamation 
·effected onJanuary 1, 1998 under the City ofToro11toAct, 1997 S.O. 1997, c.2; 

c. 	 "Board" means the Toronto Catholic District School Board; 

d. 	 "development" means ~ny activity or proposed activity in respect ofland that requires 
one or more of the actions referred to in Sections 5 and 6 of this by-law, and includes 
redevelopment, eArpansion, extension or alteration, or any two or more of them, of a 
\lSe, building ?r stmcture, except interior alternations to an existing building or st:J.ucture 
which do not intensify the use of the building; 

e. 	 "dwelling unit" means a room or suite of rooms used, or designed or intended for use 
by one person or persons living together in which culinaty and sanitru:y facilities are 
provided for the exclusive use of such person or persons, and shall include, but is not 
limited to, a dwelling unit or units in an apartment, a secondaty dwellfug unit, group 
home, mobile home, duplex, triplex, semi-detached dwelling, single detached dwelling, 
stacked townhouse and townhouse; 

f. 	 "education development charge" means charges imposed pursuant to this by-law in 
accordance with the Act; 

g. 	 "education land costs" means costs incurred or proposed to be :incurred by the Board, 

1. 	 to acquire land or an :interest in land, including a leasehold interest, to be used by 
the Board to provide pupil accommodation; 



ii. 	 to provide services to the land or otherwise prepare the site so that a building or 
buildings may be built on the land to provide pupil accommodation; 

lll. 	 to prepare and distribute education development chru:ge background studies as 
required under the Act; 

1v. 	 as interest on money borrowed to pay for costs described in paragraphs (i) and 
(ii); and 

v . 	 to undertake studies in connection with ari acquisition referred to in paragraph (i). 

h. 	 "existing industrial building" means a building used for or in connection with, 

1. 	 manufacturing, producing, processing, storing or distributing something, 

ii. 	 research or development mconnection with manufacturing, producing or 
processing something, 

lll. 	 retail sales by a manufacturer, producer or processor of something they 
manufactured, produced, if the retail sales are at the site where the manufacturing, 
production or processing takes place, 

iv. 	 office or administrative pmposes, if they are, 

A. 	 cartled out with respect to manufacturing, producing, processing, storage or 
distributing of something, and 

B. 	 in or attached to the building or stmcture used for that manufacturing, 
producing, processing, storage or distribution; 

i. 	 "gross floor area" means the total floor· area, measured between the outside of exterior 
walls or between the outside of exterior walls and the centre line ofparty walls dividing 
the building from another building, ofall floors above the average lev~ of finished 
ground adjoining the building at its exterior walls and, for the purpose of this definition, 
the non-residential portion of a mixed-use building is deemed to include one-half ofany 
area common to the residential and non-residential portions of such mixed-use building 
or structure; 

J. 	 "local board" means a local board as defined in the Mm1icipa/Affai1'SAct, other than a 
district school board; 

k. 	 "mixed use" means land, buildings or structures used, or designed or intended for use, 
for a combination ofnon-residential and residential uses; 

1. 	 "non-residential use" means lands, buildings or structures or portions thereofused, or 
designed or h1tended for all uses other than residential use, and includes, but is not 
limited to, an office, retail, industrial or institutional use; 

m. 	 "residential development" means lands, buildings or structures developed or to be 
developed for residential use; 



n. 	 "residential use" means lands, buildings or strt:1ctures used, or designed or intended for 
use as a dwelling unit or units, and shall include a residential use accessory to a non­
residential use and the residential component of a mixed use or of an agricultural use. 

o. 	 "secondary dwelling unit" means a dwelling unit, whether contained within a single 
detached dwelling or a semi-detached dwelling, or ancilla1y to a single detached dwelling 
or a semi-detached dwelling, or ancilla1y to a single detached dwelling or a semi­
detached dwelling including but not limited to a coach house, laneway suite or stiucture 
constructed above an existing garage or other stmcture separate from the prima1y 
dwelling unit, which: 

. 1. 	 comprises an area less than or equal to 33 percent of the gross floor area of the 
primaiy dwelling unit; and 

11. 	 cannot be conveyed as a separate parcel from the primary dwelling unit. 

2. 	 Unless otherwise expressly provided in this by-law, the definitions contained in the Act or the 
regulations under the Act shall have the same meanings. in this by-law. 

3. 	 In this by-law where reference is made to a statute, a section of a statute, or a regulation, such 
reference will be deemed to be a reference to any successor statute, ~ection or regulation. 

Lands Affected 

4. 
a. Subject to section 4(b), th.is by-law applies to all lands in the area of the by-law; 

b. This by-faw shall not apply to lands that are owned by and are used for the purpose_of: 

1. 	 a municipality or a local board thereof; 

11. 	 a district school board; 

iii. 	 a public hospital receiving aid under the Pt1blic Hospitals Act; 

iv. 	 a publicly-funded university, community college or a college ofapplied arts and 
technology established under the Ministry ofColleges a11d Universities Act, or a 
predecessor statute; 

v. 	 The Toronto Area Transit Operating Authority ("GO Transit"); 

vz. 	 a cemetery or burying ground that is exempt from taxation under section 3 of the 
Assessment Act; 

vtt. 	 non-residential uses permitted under s. 39 of the Plm111i11gAct. 



Part II - Education Development Charges 

5. 

(1) In accordance with the Act and this by-law, and subject to sections 9 and 10, the Board hereby 

imposes an education development charge against land undergoing residential development or 

redevelopment in the a.i;ea of the by-law if the residential development or redevelopment requires 

any.one of those actions set out in subsection 25_7.54(2) of the Act, namely: 

a. 	 the passing of a zoning by-law or ofan amendment to zoning by-law under section 34 
of the Pla1111ingAct, 

b. 	 the approval of a minor variance under section 45 of the Planning Act, 

c. 	 a conveyance of land to which a by-law passed under subsection 50(7) of the Planning 
Act applies; 

d. 	 the approval ofa plan of subdivision under section 51 of the PlanningAct; 

e. 	 a consent under section 53 of the Planning Act, 

f. 	 the approval of a description under section 50 of the Condominimn Act, or 

g. 	 the issuing of a permit under the B1~ilding Code Act, 1992 in relation to a building or 
structure, 

where the first building permit issued in relation to a building or structure for above ground 


constrncti6.n is issued on or after tlie date the by-law comes into force. 


(2) In respect of a particular development or redevelopment an education development charge will 
be collected once, but th.is does not prevent the application of this by-law to future development 

or redevelopment on the same property. 

6. 

(1) In accordance with the Act and this by-law, and subject to sections 12 and 13 the Board hereby 

imposes an education development charge against land undergoing non-residential development or 

redevelopment in the area of the by-law which has the effect ofincr~asing existing gross floor area 

of such development if the non-residential development or redevelopment requires any one of 

those actions set out in subsection 257.54(2) of the Act, namely: 

a. 	 the passing of a zoning by-law or of an amendment to a zoning by-law under section 34 
of the Planning Act, · 

b. 	 the approval of a minor variance under section 45 of the PlanningAti; 

c. 	 a conveyance of land to which a by-law passed under subsection 50(7) of the Planning 
Act applies; 



d. 	 the approval of a plan of subdivision under section 51 of the Planning Act; 

e. 	 a consent under section 53 of the Pla1111i11g Act, 

f. 	 the approval ofa description under section 50 of the Co11do1JJini111ll Act, or 

g. 	 the issuing of a permit under the B7tildi11g Code Act, 1992 in relation to a building or 
sttucture. 

where the first building permit issued in relation to a building or structure for above around 


construction is issued on or after the date the by-law comes into force. 


(2) In respect of a particular development or redevelopment an education development charge will 
be collected once, but this does not prevent the application of this by-law to future development 

or redevelopment on the same property. 

7. 	 Subject to the provisions of this by-law, the Board hereby designates all categories of 
residential development and non-residential development and all residential and non­
residential uses ofland, buildings or structures as those upon which education development 
charges shall be imposed. 

Residential Education Development Charges 

8. 	 Subject to the provisions of this by-law, the Board hereby imposes an education development 
charge of $7,336.00 per dwelling unit upon the designated categories of residential 
development and the designated residential uses oflands, buildings or structures, including a 
dwelling unit accesso1y to a non-residential use, and, in the case of a mL"l:ed-use builclii1g or 
structure, upon the dwelling units in the mixed-use building or structure. 

Exemptions from Residential Education Development Charges 

9. 	 As required by subsection 257.54(3) of the Act, an education development charge shall not be 
imposed with respect to: 

a. 	 the enlargement of an existing dwelling unit or; 

b. 	 the creation ofone or two additional dwelling units as prescribed in section 3 of 
Regulation 20/98 as follows: 



NAME OF CLASS 
OF RESIDENTIAL 
BUILDING 

DESCRIPTION OF 
CLASS OF 
RESIDENTIAL 
BUILDINGS 

MAXIMUM 
NUMBER OF 
ADDITIONAL 
DWELLING 
UNITS 

RESTRICTIONS 

Single detached 

dwellings 
Residential buildings, 
each ofwhich contains a 

single dwelling unit, that 
are not attached to other 

buildings 

Two The total gross floor area 
of the additional dwelling 

unit or units must be less 
than or equal to the gross 

floor area of the dwelling 
unit already in the 

buildin. g

Semi-detached 

dwellings or row 
dwellings 

Residential buildings, 

each ofwhich contains a 

single dwelling unit, that 
have one or two vertical 

walls, but no other parts, 
attached to other 

buildings 

One The gross floor area of 

the additional dwelling 
unit must be less than or 
equal to the gross floor 

area of the dwelling unit 
already in the building 

Other residential 

buildings 
A residential building 
not in another class of 
residential building 
described in this ·table 

One The gross fl~or area of 
the additional dwelling 
uhit must be less than or 
equal to the gross floor 

area of the smallest 
dwelling unit already in 
the building 

10. 

(1) An education development .charge under section 8 shall not be imposed with respect to the 
replacement, on the same site, of a dwelling unit that was destroyed by fire, demolition or 
otherwise, or that was so damaged by fire, demolition or othe1wise as to render it uninhabitable. 

(2) Notwithstanding subsection (1), education development charges shall be imposed under 
section 8 if the building permit for the replacement dwelling unit is issued more than 3 years 
after, 

a. 	 the date the former dwelling unit was destroyed or became uninhabitable; or 

b. 	 if the former dwelling unit was demolished pursuant to ademolition permit issued 
before the former dwelling unit was destroyed or became uninhabitable, the date the 
demolition permit was issued. 



(3) Notwithstanding subsection (1), education development charges shall be imposed under 

section 8 against any dwelling unit or units on the same site in addition to the dwelling unit or 
units being replaced. The onus is on the applicant to produce evidence to the satisfaction of the 

Board, acting reasonably, to establish the number of dwelling units being replaced. 

(4) Subject to section 13, an education development charge shall be imposed under section 8 
where a non-residential building or structure is replaced by or converted to, in whole or in part, a 
residential building or structure. 

Non-Residential Education Development Charges 

11. 	Subject to the provisions of this by-law, the Board hereby imposes an education development 
charge of$8.W per square foot ofgross floor area of non-residential development upon the 
designated categories of non-residential development and the designated non-residential uses 
ofland, buildings or sttuctures and, in the case of a mixed-use building or structure, upon the 
non-residential uses in the mi.-xed-use building or structure. 

Exemptions from Non-Residential Education Development Charges 

12. As required by section 257.55 of the Act, ifa development includes the enlargement of a gross 
floor area ofan existing industrial building, the amount of the education development charge 
that is payable in respect of the enlargement is determined in accordance with the following 
mles: 

a. 	 if the gross floor area is enlarged by 50 per cent or less, the amount of the education 
development charge in respect of the enlargement is zero; 

b. 	 If the gross floor area is enlarged by more than 50 per cent the amount of the education 
development chatge in respect of the enlargement is the amount of the education 
development charge that would othe1wise be payable multiplied by the fraction 
determined as follows: 

1. 	 Determine the amount by which the enlatgement exceeds 50 per cent of the gross 
floor area before the enlargenient; 

ii. 	 Divide the amount determined under paragraph 1 by the amount of the 
enlargement. 

13. 
a. 	 As required by section 5 ofRegulation 20/98, subject to paragraphs (b) and (c)., an 

education development charge under s. 11 shall not be imposed with respect to the 
replacement, on the same site, of a non-residential building that was destroyed by fire, 
demolition or othe1wise, or that was so damaged by fire, demolition or otherwise as to 
render it unusable. 

b. 	 Notwithstanding paragraph (a), an education development charge shall be imposed 
under section 11 against any additional gross floor area of any non-residential 



developrnent on the same site in excess of the gross floor area of the non-residential 
building or structure being replaced, subject to the following calculation: 

If the gross floQr area of the non-residential part of the replacement building exceeds 
the gross floor area of the non-residential part of the building being replaced, the 

exemption applies with respect to the portion of the education development charge 

calculated in accordance with the following formula: 

Exempted portion GFA (old) x EDC 


GFA (new) 


where, 

"Exempted portion" means the portion of the education development charge that the 
board is required to exempt; 

"GFA (old)" means the gross floor area of the non-residential part of the building being 

replaced; 

"GFA (new)" means the gross floor area of the non-residential patt of the teplacement 

building; 

"EDC" means the education development charge that would be payable in the absence 

of the exemption; 

c. 	 The exemption in paragraph (a) does not apply if the building permit for the 
replacement building is issued more than 5 years after; 

d. 	 the date the formet building was destroyed or became unusable; or 

e. 	 if the former building was demolished pursuant to a demolition permit issued before the 
former building was destroyed or became unusable, the date the demolition permit was 
issued; 

f. 	 Subject to section 16, an education development charge shall be imposed under section 
11 where a residential building or structure is replaced by or converted to, in whole or in 
part, a non-residential building or structure. 

14. The education development charge to be imposed in respect ofmixed use development shall 
be the aggregate of the amount applicable to the residential development component and the 
amount applicable to the non-residential development component. 

15. 
a. 	 \Vhere it appeats to the Board that the land values underlying the education 

development charge calculation are predicting higher costs than the Board is generally 
experiench1g over a period of time sufficient to show the discrepancy with a reasonable 
degree of assutance, the Board shall consider a motion to study amending the By-law to 
reduce the charge. 

b. 	 Where it appears to the Board that the land values underlying the education 
development charge calculation are predicting lower costs that the Board is generally 



experiencing over a period of time sufficient to show the discrepancy with a· reasonable 
degree of assurance, the Board shall consider a motion to study amending the By-law to 
increase the charge. 

Credits 

16. This section applies where an education development charge has previously been paid in 
respect of development on land and the land is being redeveloped, except where sections 9 
and 10, and/or section 12 and 13 apply: 

a. 	 The education development charge payable in respect of the redevelopment will be 
calculated under th.is by-law; 

b. 	 The education development charge determined under paragraph (a) will be reduced by a 
credit equivalent to the education development charge previously paid in respect of the 
land, provided that the credit shall not exceed the education development charge 
determined under paragraph (a); 

c. 	 Where the redevelopmen,t applies to part of the land the amount of the credit shall be 
calculated on a proportionate basis having regard to the development pennissions being 
displaced by the new development. For example, if 10% of non-residential gross floor 
area of a non-residential building is being displaced by residential development through 
conversion, the residential education development charge on the applicable number.of 
units will be calculated under section 8 of the by-law, and the credit will be the 
education development charge originally paid on the gross floor area being converted 
subject to the funit in paragraph (b). 

PART III -Al)MINISTRATION 

Payment of Education Development Charges 

17. The education development charge in respect of a development is payable to the City of 
Toronto on the date that the first building permit for above ground construction is issued in 
relation to a building or structure on land to which the education development charge applies. 

18. Education development charges shall be paid by cash, by certified cheque or by bank draft. 

19. The Treasurer of the Board shall establish and maintain an education development charge 

rese1-ve fund in accordance with the Act, the Regulations and this By-law. 


Payment by Land 

20. Subject to the requirements of the Act, the Board may by agreement permit an owner to 
provide land in lieu of the payment ofall or any portion of an education development charge. 
In such event, the Treasurer of the Board shall advise the Treasurer of the City ofToronto of 
the amount of the credit to be applied to the education development charge. 



Collection ofUnpaid Education Development Charges 

21. In accordance with section 257.96 of the Act, section 349 of the Mimicipa!Ad, S.O. 2001, c. 
25, applies with necessary modifications with respect to an education development charge or 
any part ofit that remains unpaid after it is payable. 

Date By-law In Force 

22. Th.is by-law shall come into force on July 1, 2018. 

Date By-law Expires 

23. Th.is by-law shall expire onJ uoe 30, 2023, unless it is repealed at an earlier date. 

Severability 

24. Each of the provisions of this by-law ate severable and if any provision hereof should for any 
reason be declared invalid by a court or tribunal, the remaining provisions shall remain in full 
force and effect. 

Interpretation 

25. Nothing in this by-law shall be constmed so as to commit or require the Board to authorize or 
proceed with any particular capital project at any time. 

Short Title 

26. This by-law may be cited as the Toronto Catholic District School Board Education 

Development Charges, 2018 By-l~w No. __. 


ENACTED AND PASSED this ___,=~ day of___-===---=- ' 2018. 

Chair Director ofEducation, and Secretary 



.Appendix C - B.ACI<GROUND DOCUMENT PERTAINING 
TO .A REVIEW OF THE EDUCATION DEVELOPMENT 
CHARGES POLICIES OF THE TORONTO CATHOLIC 
DISTRICT SCHOOL BOARD 

The policy review document outlined herein is intended to provide the reader with an overview of 
the education development charge policies underlying the existing (i.e., June 2013 as amended in 

June 2015) EDC by-law of the Toronto Catholic District School Board pursuant to Section 257.60, 

Division E, of the Ed11cation Act, as follows: 

"Before passing an education developrnent charge by-law, the board shall conduct a review of the 
education development charge policies of the board." 

Moreover, each Board is required to: 

1. Ensure that adequate information is made available to the public (i.e. this document); and 

2. Hold at least one public meeting, with appropriate notification of the meeting. 

CJ. JExisting-EDC By-law in the City of'foronto 

The Toronto Catholic District School Board adopted and implemented EDC by-laws governing the. 
entire City ofToronto in 2001, 2003, 2008 and again in 2013. The Toronto Catholic DSB's existing 

by-law was adopted onJune 6, 2013 with implementation of the approved charges on July 1, 2013 

based on a phased-in approach set out in Schedule A of the By-law. The Board held two public 
meetings (including consideration ofby-law adoption) and held two stakeholder sessions as part of 
the 2013 EDC consultation process. 

~. 

~. 

In accordance with the legislation, TCDSB EDC by-law may be in effect for no more than 5 years 
and will expire no later than June 30, 2018. 

C.2 Overview of EDC Policies 

This section of the report provides an overview of the key education development charge policy 

issues that will be dealt with under the Toronto Catholic DSB's proposed EDC by-law. The Board 

ofTrustees, after consideration ofpublic input, will make decisions on each of these policy issues 
p1ior to passage of the new EDC by-law anticipated to occur onJune 14, 2018. 

The policy decisions to be considered by the Board ofTrustees, prior to by-law adoption, are as 
follows: · 



1. 	 What portion of the net education land costs are to be recovered from residential and 

non-residential (e.g. industrial, commercial and instiLutional) development? 

2. 	 Are the charges to be applied on a.n ai:ea-specific or jurisdiction-wide basis? 

3. 	 Does the Board wish to exempt any residential or non-residential development? If so, 
how does the Board propose to fund the shortfall? 

4. 	 Does the Board wish to provide any demolition or conversion credits beyond that 

specified in the legislation? 

S.' 	 . \"'{/hat by-law term is proposed by the Board; five years, or something less? 

6. 	 Does the Board wish to apply surplus operating funds, if any, to reduce the charge? 

7. 	 Are there any possible accommodation arrangements with private or public-sector 

agencies that would effectively reduce the charge? 

8. 	 What level ofEDC charge does the Board ,vi.sh to impose, given that the Board is 
entitled to recover less than 100% of the net education land costs? 

Policy discussions and decisions that are specific to the Toronto Catholic District School Board 

would also include: 


1. 	 \Xlhethe1· or not to exempt any affordable housing development within the CiLy of 

Toronto 

2. 	 Whether or not to exempt a variety of land uses and developments exempted by the 

Ci.Ly ofToronto and outlined in the CiLy ofToronto DC By-law 

3. 	 Aligning by-law definitions with the City ofToronto DC by-law where appropriate 

C.2.1 	 Percentage of Growth-Related Net Education Land Co.sts to be Borne through 


EDCs 


0. Reg. 20/98 section 7 paragraphs 9 (iii) and 10 (vi) restrict a board to a maximum of 100% 
recovery of the "net" growth-related education land costs from residential and_non-residential 

development. 

Unde1· the existing capital funding model, a school board ·that qualified to impose education 

development charges has greater flexibility to use this available revenue source to fund growth­

related site acquisition and development costs mthout having to wait until Provincial Funding is 
approved through a request-based funding approach. However, in deriving "net" growth-related 
education land costs, there are several impediments to full cost recovery: 

0 non-statuto1y exemptions granted by a school board, testrict frill cost recovery; 

• the cost to provide land for pupils generated by statutorily-exempt residential 

development has no flexible funding source - would require a funding request to the 
Ministry ofEducation to address any shortfall; 



0 there are restrictions on the number of acres ofland that a board can fund through an 

EDC by-law, which in turn results in less flexibility to the board in accommodating 
"peak" enrolment needs; 

0 the determination ofgrowth-related site needs is based on On-the-Ground (OTG) 

capacity which is an assessment of classroom loading, which may not reflect the 
functional capacity of classroom use from a program perspective. 

All Boards with EDC by-L'lws in place, have calculated their EDC rates to derive 100% cost 
recove1y of the "net" education land costs, ho'\vever, some have reduced this level by granting at 
least some limited non-statutory exemptions (i.e., primarily non-residential exemptions), through 
negotiations with development community interests, and in response to policy positions put forth by 
the jurisdictional municipalities and other interested stakeholders. 

Considerations: 

One of the most significant considerations in the legislative treatment of education development 

charges is that there is no tax-based funding source to make up the shortfall where full cost recove1y 
is not achieved. At the time the 2013 EDC by-law was adopted by TCDSB the Board's legal 
advisors were of the opinion that granting non-statuto1y exemptions during by-law adoption forces 

the board to absorb the loss of revenue associated with granting the exemptions. Many of the 
revenue sources under the existing education capital funding model a.re "enveloped" and are 

therefore not available to be used for purposes other than that for which they were legislatively 
intended. 

The Toronto Catholic District School Board's 2008 EDC by-law recovers net education land costs 
from residential development (75%) and non-residential development (25%) within the City: of 

Toronto. That is, no non-statutory land uses are exempted from the charge, with the exception of 
the Railway Lands (see section 6 of 0 . Reg 20/98). Therefore, the ~xisting EDC by-law is designed 
to recover as much of the net education land cost needs as the legislation will allow. 

C.2.2 Jurisdiction-wide vs . Area Mu.n!cipal (or Sub-area) Charges 

Existing EDC By-law Provisions: 

The existing "in force" EDC by-law is applied on a City-wide uniform basis (with the exception of 

the Railway Lands as noted above). The rationale for this decision is primarily based on the premise 
that: 

1. 	 A jurisdiction-'\vide approach is more consistent with the way in which education 
senrices are provided by the Board; 

2. 	 A jurisdiction-wide charge affords 1nore flexibility to the Board to meet its long-term 
accommodation needs; 

3. 	 Uniform application of education development charges is more congruent with the 
education funding 1nodel as a whole. 



4. 	 Money from an education development charges account may be used only for growth­
related net education land costs attributed to or resulting from development in the area 

to which the education development charge by-law applies (section 16 of 0. Reg 
20/98). Therefore, monies collected in one by-law area could not be spent outside of 

that by-law area and this is pa1ticularly ptoblematic given school choice at the secondary 
level. 

Public Input Received with Respect to this Policy: 

None in 2013. 

Legislative Provisions: 

Section 257.54 sub section (4) allows for area specific EDC by-laws by providing that "an education 

development charge by-law may apply to the entire area of jurisdiction of a board or only part of it." 

Further, the Ed11cation Act permits a board to have more than one EDC by-law under section 257.54 
subsection (1) in that "If there is residential development in the area of jurisdiction of a board that 

would increase education land costs, the board may pass by-laws for the imposition ofeducation 

development charges against land in its area of jurisdiction undergoing residential or non-residential 
development." . 

Finally, section 257.59(c) of the EdttcationAct requires that "an education development charge by-law 

shall.. . designate those areas in which an education development charge shall be imposed';. 

Considerations: 

Under the Regulato1y framework, a board must establish a separate EDC account for each by-law 
that it enacts. and may only use the funds to pay for growth-related net education land costs (and the 
other "eligible" land costs defined under the Act) in that area (which may comprise a region of a 

board as defined under O .Reg. 20/98). The entire approach outlined in the legislation, and 

governing the determination of education development charges, requires that the calculation of the 

charge, the preparation ofbackground studies, the establishment ofEDC accounts and the 

expenditure of those funds, etc., is to be done on an individual by-law basis. 

From a methodological perspective, an EDC-eligible board is requited to make assumptions 

respecting the geographic structure of the by-law or by-laws from the onset of the calculation 
process. Discussions respecting the number ofpotential by-laws and the subdivision of the Board's 

jurisdictions into Revi.ew Areas ate held with the Board at the commencement of the study process. 
If, as a result of the consultation process undertaken in contemplation of the adoption of an EDC 

by-law or by-laws, the Board chooses a different policy direction, it is usually advised by legal 

counsel that a new background study is required, and the calculation/public consultation process 

begins anew. 

Several of the key considerations in assessing the appropriateness of area specific versus uniform 

application of education development charges ~e as follows: 

0 The use of a uniform. juris.diction-wide EDC is consistent with the approach used to 

fund education costs under the Provincial funding model (i.e., the same per pupil 



funding throughout the Pro~rince), with a si11gle tax rate for residential development 

(throughout the Prmrince) and uniform Region-wide tax rates for non-residential 

developrnent (by type), and is consistent with the approach taken by the Board to make 

decisions with respect to capital expenditures; 

0 Uniform by-law structures are more consistent ·with the implementation of a board's 

capital program (i.e., school facilities where and when needed) and are more consistent 

with board philosophies of equal access to all school facilities for pupils; 

0 School attendance boundaries have, and will continue to shift over time, as boards deal 

with a dynamic accommodation environment and the need to make efficient use of 

limited capital resources, particularly given that they are dealing with aging 

infrasttucture, demographic shifts and continually changing curriculum and program 

requirements; 

0 \Vb.ere the pace ofhousing development generates the need for a school s~te over a 

longer petiod of time, there is a need to temporarily house pupils in alternate 

accommodation; which consumes the asset lifecycle of the "hosting" facility, even if 

pupils are acconu110dated in portable st:rnctures; 

• District school boards have a statuto1y obligation to accommodate all resident pupils 

and as such, pay less attention to municipal bou~daries as the basis for determining by­
law structure; 

• A board must establish a separate EDC account for each by-law and may only use the 

funds to. pay for growth-related net education land costs in that by-law area; 

0 In a situation where pupils are accommodated in a by-law area other than their place of 

residence, there is the potential for stranded funds and the Edttcation Attdoes not 

address this type of circumstance. 

Jurisdiction-wide application of the charge assists in minimizing the risk ofless-than-full cost 
recoveiy, especially where attendance boundaries and accommodation strategies change over time. 

Where it is dete1mined that stranding of EDC funds is not likely to occur over the by-law term, and 

an area specific by-law is adopted by the board, careful monitoring would be required on an on­

going basis to ensure that the board does not subsequently find itself in a position where it was 

unable to fully fund growth-related site needs over the longer term. Where this situation has the 

potential.to occur, a new by-law structure should be considered by the board as soon as possible, 

because there is no ability to make up the funding shortfall once building pe1mits are issued; 

0 The ability to utilize EDC funds for capital borrowing purposes under an area specific 

by-law scheme is limited to borrowing for cash flow purposes only (i.e:, revenue 

shortfalls), due to the inability, under the existing legislation, to recover net education 

land costs sufficient to repay the "borrowed" area; 



0 lviultiple EDC accounts under a multiple by-law approach restrict the flexibility required 

to match the tinung and location of site needs to available revenue sources and may 
compromise the timing ofnew school construction and increase financing costs; 

0 Multiple by-laws can give consideration to different patterns and levds of devdopment 
(including composition ofdwelling units) in that they incorporate variable rates 

throughout the region. The appropriateness of utilizing area specific by-laws to reflect 

economic diversity within a jurisdiction, should, however, be measured in the context of 

measurable .potential market or development .impact, patticularly as the differential 
between fand values in one area versus another continues to increase; 

0 The p1:ecedent for levying uniform municipal development charges for "soft se1vices" 

(e.g.; recreation, library) is well established, an~ is currently used in existing DC by-laws 
by virtually all municipalities. As well, infill dwelling ucits pay· the same development 

charge for these se1vices as new units in the major growth areas, despite the availability 

of existing facilities. The cost averaging approach underlying jurisdiction-wide by-laws 

has the ~bility to mitigate tl1e impact on new house prices; 

0 Wlhile today there are few area specific EDC by-laws in the Province of Ontario, those 

that have been adopted or proposed, reflect areas where there is little or no expectation 

of cross-boundary attendance. 

C.2.3 	 Non-Statutoty Residential Exemptions 

Legislative Pmvisions: 

Under the legislation, residential statutory exemptions include: 

• 	 The enlargement ofan existing dwelling unit (s.257.54(3)(a)) . 

• 	 The addition of one or two units to an existing residential building where the addition is 


within prescribed limits (s.257.54(3)(b), 0. Reg. 20/98 s.3). 


• 	 The replacement dwelling on the same site as a dwdling unit that was destroyed (or rendered 

uninhabitable) by fue, demolition or otherwise, where the building permit for the 

replacement dwelling is issued two years or less after the later of tl1e d~te on which the 

former dwelling ucit was destroyed or became ucinl1abitable, or a demolition permit was 

issued (0. Reg. 20/98 Section (4)). 

In addition, Part III, s.7.1 of 0. Reg. 20/98 provides that, "The board shall estimate the number of 

new dwelling ucits in the area in wluch the charges are to be imposed for each of the 15 years 

immediately following the day the board intends to have the by-law come into force. The board's 
estimate shall include only new dwelling units in respect ofwhich education. development charges 

may be imposed." 

Accordingly, any costs related to ·students generated from units which are statutorily exempt (in­
housing intensification) are not recoverable from EDCs. 



Finally, 0. Reg. 20/98 enables a board to vaiy the EDC rates to consider differences in size (e.g. 

number ofbedrooms, square footage) of dwelling units or occupancy (permanent or seasonal, non­

family households or family households) although the.latter (i.e. occupancy) could change over time. 

Section 7 paragraph (9) of 0. Reg. 20/98 states that, "the board shall determine charges on 

residential development subject to the following, 

i) the charges shall be expressed as a rate per new dwelling unit, 

ii) 	 the rate shall be the same·_ throughout the area in which charges are to be imposed 
under the by-law, ..." 

Despite this, a board may UT1pose different charges on different types of residential development 

(differentiated residential EDC rates), based on the percentage of the growth-related net education 

land costs to be applied to residential development that is to be funded by each type. The 
restrictions noted above would also apply in the case of differentiated residentia). EDC rates. 

Considerations: 

Some types of units may initially generate limited (if any) pupils (e.g., bungalow townhouses, small 

apartments, adult lifestyle, recreational units), although "need for service" is not a requirement of 
education development charges under Division E of the Ed11eation Act. There is precedent to levy 
education costs on these types ofunits, since residential tru..'-payers contribute to education costs 

whether or not they use education services. Further, there is no legislative ability under the B11ildi11g 
Code Act to restrict the number of occupants in a dwelling unit either at the time of initial occupancy, 
or subsequent re-occupation. 

There would appear to be two options under the EDC legislation for dealing with variations in 

school age population per household, over time. However, neither solution is simple in real 
practice. 

The first alternative is to provide an exemption for a particular type of dwelling unit. However, any 

exempt categoiy·must be definable such that a reasonable 15-year projection can be made, and a 
physical description can be included in the EDC by-law, such that building officials can readily 
define exempt units (e.g., seniors' housing receiving Provincial assistance would be definable, 

whereas market housing being marketed to seniors would be very ·difficult to project and define, 

since it could be claimed by any development). Also, occupancy status could change over time. In 
addition, school boards deal with a variety of municipal zoning definitions within their jurisdiction 

and it is extremely difficult to be consistent with all municipal DC by-law implementation practices 

concurrently. 

While the Province has recently expanded the exemptions from municipal development charges for 

secondary dwelling units, exempting these units from the payment ofeducation development 
charges would require a funding allocation form tl1e Minisa.y ofEducation to make up the shor~fall. 

The second alternative would be to differentiate the reside.ntial charge by type to establish a lower 

EDC rate for dwelling units that would typically be occupied by fewer school age children per 
household. However, the same unit type (e.g., single detached), with the same number of bedrooms, 



or square footage, could exhibit vastly different school age occupancies. The same difficulties 

prevail in trying to define a unit type that segregates v:arious levels of school occupancy that is 
definable and can be easily implemented under by-law application. Finally, as noted earlier, there is 

no legislative ability to restrict the level of occupancy, and occupancy status could change over time. 

However, even where the policy decision is not to differentiate the residential charge, the projections 
of enrolment are usually designed to consider the lower pupil generation of tl1ese units, which is 

applied to the number of units in the .dwelling unit forecast eJ..-pected to be non-child.ten households. 
Therefore, non-differentiated residential rates represent averages for all types of wuts which give 

consideration to the variation in school age population per household. 

To date, no board has exempted any form of non-statuto1y residential unit in an in-force ED C by­
law that the consultants are aware of. 

Existing EDC by-law Provisions: 

Currently, there are no by-law exemptions given for units that are marketed as "puipose-built 

seniors' housing" or for affordable housing projects. The dete1mination ofpupils generated by new 
development does, however, take into consideration the· minimal occupan~y of adult lifestyle units 
by school age children. 

1. 	 Under the legi~lative provisions dealing with housing intensification as part of the 

Ed11cation Act, approximately 1.5% of the forecasted medium density dwelling muts are 

currently estimated to be e.."'\:empt from the payment ofEDCs. 

2. 	 Historical data regarding school age children per household, which represents an 
"average" of all household occupancies, is a significant component of the projected 

elementat.y and secondaty enrolment. 

3. 	 The EDC pupil yield analysis assesses changing headship rates and uses this information 

to modify the future expectations of the number of school age children per_household. 

C.2.4 Non-Statutory Non-residential Exemptions 

Legislative Provisions: 

Non-residential statutoty exemptions include: 

0 land owned by, and used for the purposes of, a board or a municipality 

0 expansions to industrial buildings (gross floor area) 

0 replacement, on the same site, of a non-resid.ential building that was destroyed by fire, 

demolition or othen.vise, so as to render it unusable and provided that the building 
permit for the replacement building was issued less than 5 years after the date the 
building became unusable or i:he date the demolition permit was issued 



Section 7 paragraph (10) of 0. Reg. 20/98 states that "if charges are to be imposed on non­
residential development ... the charges shall be expressed as ..." 

a) a rate to be applied to the board-determined gross floor area of the development, or 

b) a rate to be applied to the declared value of the development. 

Considerations: 

Ifa board elects to not have a non-residential charge, then non-statutoty, non-residential exemptions 

is not an issue. 

However, there is no funding source cuuently available under the new funding model to absorb the 

cost ofproviding non-statutory exemptions. In addition, by-law administration and collection of the 
charge, and the ability to treat all development applications in a fair and equitable manner, are 

complicated by the granting ofnon-statuto1y exemptions. 

A 2007 legal opinion, sought on this matter by the consultant, suggests that a school board must 

absorb the cost of exemptions voluntarily granted by the board to any non-statuto1y non-residential 

development (i.e., the board would not be in a position to make up the lost revenue by increasing 

the charge on the other non-exempt non-residential development under the legislation). 

E:i..1.sting EDC By-law Provisions: 

The Toronto Catholic Disttict School Board's existing "in-force" EDC by-law applies to both 

residential and non-residential development. The Board has the ability to revisit this policy decision 

as part of the 2018 by-law adoption process. 

C.2.5 Demolition and Conversion Credits 

Legislative Provisions: 

Section 4 of0. Reg 20/98 prescribes a replaceme~t dwelling unit exemption. 

Section 4 states that "a board shall exempt an owner with respect to the replacement, on the same 

site, of a dwelling unit that was destroyed by fire, demolition or othe1wise, or that was so damaged 
by fire, demolition or otherwise as to render it uninhabitable." 

However, "a board is not required to exempt an owner if th~ building permit for the replacement 

dwelling unit is issued more than two years after, 

a) the date the former dwelling unit was destroyed or became wunhabitable; or 

b) if the former dwelling unit was demolished pursuant to a demolition pernut issued 

before the forrner dwelling unit was destroyed or became uninhabitable, the date the 

demolition pe1mit was issued." 

The Board's EDC by-law extends the exemption period to three years instead of the required two 
years. 



Section 5 of 0. Reg. 20/98 deals with exemptions for the replacement ofnon-residential buildings. 

Simi.lat provisions apply \vith respect to the replacement ofnon-residential gross floor area (GF A), 
except that the credit is only applied to the extent that tl~e amount of new floor space is equivalent 
to the GFA of the floor space being replaced. The grace period for the replacement ofnon­
residential GFA is five years. 

There ate no legislative provisions specifically dealing with conversion of use. However, the EDC 
Guidelines, section 4.1, states that, "Board by-laws may include provisions for credits for land use 

conversion. Typically, this situation would arise if an EDC is paid for one type ofdevelopment and 
shortly thereafter (the period of time defined in the board's EDC by-law), the land is rezoned and a 
new building permit issued for redevelopment (to an alternate land use). EDC by-laws may include 

provisions for providing credits in this situation to take into account the EDC amount paid on the 
original developmeQ.t (generally by offsetting the EDC amount payabk on the redevelopment)." 

The 2013 TCDSB EDC by-law prpvides a credit equal to the amount of the charge originally paid 
on the space that is being converted. . 

C.2.6 	 % ofN et Education Land Costs to b.e borne by Residential and Non-residential 

Development 


Legislative Provisions: 

Sec~on 257.54(1) of the Ed11catio11 Actprovides that a board may pass an EDC by-law "against land 

in its area of jurisdiction undergoing residential or non-residential development," if residential 
development in the board's jurisdiction would increase education land costs. 

Section 7 paragraph 8 of 0. Reg. 20/98 requires that, "the board shall choose the percentage of the 
growth-related net education land cost that is to be funded by charges on residential development 

and the percentage, if any, that is to be funded by charges on non-:residential development." "The 

percentage that is to be funded by charges on non-residential development shall not exceed 40 
percent." 

A board has the choice under the Ed11cati'o11 Act, oflevying an EDC only on residential development 

(for partial or full eligible cost recove1y), or tevying a charge on both residential and non-residential 
development (up to a ma.Wnwn of40% of costs allocated to non-residential development). Under 

the previous EDC section of the DCA legislation, a charge on non-residential development (then 
termed "commercial" development) was required. 

Considerations: 

For most of the current EDC by-laws, 10-15% of net growth-related education costs were funded 
by non-residential development. This percentage was specifically requested by a majority· of the 

development organizations during the public consultation process, particularly where the quantum 

of the residential .charge is higher than the norm. 

There are limited options for funding education land costs under the Province's new capital funding 

model. All boards eligible to impose education development charges are likely to seek full eligible 

cost recovery (100%) under EDCs. However, a non-residential EDC is not a mandatoiy 



requirement of the stlucture in the Ed11catio11 Actand therefore boards may elect to recover 100% of 
costs from residential development or up to 40% from non-residential development (with the 
remainder to be recovered from reside~tial development). 

The major advantages of allocating 100% of net education land costs to residential development are · 

as follows: 

0 Reduction of risk to the board in not achieving full revenue recovery, as demand for 
new pupil places will increase directly with the level of residential growth; non-: 
residential floor area (or building perrnit declared value) is difficult to forecast over 15 

years (particularly on an area-specific basis), and a downturn in non-residential growth 
would leave the board with an EDC revenue shortfall (with limited available funding 
sources to make up the differential); 

0 Simplified EDC process and by-law, elinunating the need to deal with a range of 

requests for exemptions, and redevelopment credits; 

0 Establishm ent of a more direct linkage to the need for the service (i.e., pupils generated 
by new residential development) and the funding of that service, similar to municipal 

development d1arges (although not legislatively required by the Ed11cationAct), although 

it is widely accepted by plarunng practitioners that employment growth leads housing 
growth; 

0 The difficulties in administering/collecting even a nominal non-residential charge and 

interpretation of by-law applicability vis-a-vis n1mucipal D C by-law definitions of gross 
floor area, zoning provisions, etc. 

The major disadvantages of allocating 100% ofnet education land costs to residential development 

are as follows: 

0 Increases the residential charge; 

0 A downturn in residential growth due to changing economic conditions will have a 

negative impact on EDC cash flow and the ability to contain account deficits; 

0 Potential in1.pact on the residential development market, due to a higher residential EDC 

be~ring 100% of the net education land costs; 

0 May be opposed by the development community which strongly supported the 85-90% 
residential and 10-15% non-residential division of costs under the current EDC by-laws; 

" The precedent of elinnnating the non-residential charge in one by-law period may make
it difficult to reverse the decision and have a non-residential charge in a subsequent by­

law period; 

0 Eliminating the non-residential charge reduces the breadth of the board's overall EDC 

funding base, which may be particularly significant if there are large 

conunercial/industr:ial developments in future. 



C.2.7 By-law Term 

Legislative Provisions: 

The Ed11cation Att permits a school board to pass an EDC by-law with a maximuin term of five years 
(s.257.58 (1)). 

A board with an EDC by-law in force, may pass a new EDC by-law at any time, after preparing a 
new education development charge study, securing the Minister ofEducation's approval, and 

undertaking the required public process (s.257.58(2)). 

A board may amend an EDC by-law once in each one-year period following by-law enactment, to 

do any of the following: 

"1. 	 Increase the am.aunt ofan education development charge that will be payable in any 

particular case. 

2. 	 Remove, or reduce the scope of, an exemption. 

3. 	 Extend the term of the by-law." (s.257.70(2) and subject to s.257.58(1)) 

A public meeting is not required for a by-law amendment; however, the board must give notice of 

the proposed amendment, in accordance with the regulations, and make available to the public, the 
EDC background study for the by-law being arr_iended, and "sufficient information to allow the 

public to generally understand the proposed amendment." (s.257.72) 

Considerations: 

A five-year term provides the maximum flexibility since a board has the power to amend the by-law 

or pass a new by-law at an earlier point, ifnecessary. 

The level of effort required to emplace a new by-law (e.g., production of an EDC background study, 
invohrement in an extensive consultation process with the public and liaison process with 

municipalities) would suggest that a longer term (maximum five years) by-law is more desirable. 

C.2.8 Application ofOperating Surpluses to Capital Needs 

Legislative Provisions: 

The education development charge background study must include "a statement from the board 

stating that it has reviewed its operating budget for savings that could be applied to reduce growth­

related net education land costs? and the amount of any savings which it proposes to apply, if any." 

Considerations: 

The Regulation requires that this issue be addressed by the board. 


The use of the expression, "if any," recognizes that even if there is a surplus, the board may not 

choose to direct it to this particular form of expenditure. 




The Provincial Funding Model prescribes "envelopes" which impact on the direction of budgetaty 
surpluses, including the requirement that funds may not be moved from the classroom to non­

classroom catego1y; funds generated by special education needs cannot be used for other purposes; 
funds generated from grants for new pupil places or facilities renewal must be used for this purpose 
or placed in an account for future use. Only funds generated from the School Board Administration 

and Governance, Transportation and School Operations grants may be directed elsewhere (and 
there~ore could potentially be used'for education land costs). . 

The Board reviewed its existing policy and on March 22, 2018 and determined that there are no 
surplus operating funds to offset EDC-related expenditures. A copy of the Board's report and 
policy is found in Appendix D. 

C.2.9 Policy on Altemative Accommodation Arrangements 

Legislative Provisions: 

Information which must be included in the education development charge background study 
includes "A statement of the board's policy concerning possible arrangements with municipalities, 

school boards or other persons or bodies in the public or private sector, including arrangements of a 
long-term or co-operative nature, which would provide accommodation for the new elementary 
school pupils and new secondary school pupils ...without imposing education development charges 
or with a reduction in such charges." (section 9(1) paragraph 6 of0. Reg 20/98) . 

For a subsequent EDC by-law period, the board is further required to provide a "statement of how 
the policy ... was implemented and, if it was not implemented, an explanation ofwhy it was not 
implemented." 

Considerations: 

TI1e legislation would appear to contemplate situations where the "arrangements" include 
consideration for both land and buildings. 

The impact on the Board's permanent capacity (particularly in the situation of a long-term leasing 

arrangement) would have to be considered as part of the needs assessment inherent in the "EDC 
calculation. 

If "other persons" were to enter into these arrangements with school boards, they would be 
potentially spreading the benefit of the arrangement across all development, as opposed to a land 
owner entering into a services-in-lieu agreement that would provide the applicant with a credit 
against EDCs payable. 

The pupil accommodation account can be utilized to enter into long- and shot"t-term lease 

arrangements with the private sector, or to enter into multi-use partnership agreements within other 
school boards, municipalities or the private sector. 

Section 210.1(12) of the Mimic~a!AttpetJ.nits school boards to provide limited exemptions from 

municipal and school taxes and education development charges in exchange for the provision of . 
school capital facilities, under certain circumstances. 



The Board reviewed its existing policy and on March 22, 2018 and determined that it will continue 

to explore accommodation arrangements which may result in accommodation efficiencies; however, 

at this time there are no savings under this policy to offset EDC-related expenditures. A copy of the 

Board's report and policy is found in Appendi."'C E. 

C.3 	 Sum..mary of By-law Appeals, Amendments and Complaints 

C.3.1 	 Appeals 

Under Section 257.65 of the Ed11catio11 Act, "any person or organization may appeal an education 

development charge by-law to the Ontario Municipal Board by filing with the secretaJ.y of the board 

that passed the by-law, a notice of appeal setting out the objection to the by-law and the reasons 

supporting the objection." 

There were no appeals of the 2013 TCDSB EDC by-law. 

C.3.2 	 Amendments 

Legislative Provisions: 

Section 257.70 subsection (1) states that "subject to subsection (2), a board may pass a by-law 

amending an education development charge by-law." Subsection (2) goes on to say that, "a board 

may not amend an education development charge by-law so as to do any one of the following more 

than once in the one-year period in1.1Tiediately following the coming into force of the by-law or in 
any succeeding one-year period: 

1. 	 Increase the amount of an education development charge that will be payable in any 

patticular case. 

2. 	 Remove, or reduce the scope of, an exemption. 

3. 	 Extend the term of the by-law." 

Section 257.71 states that "A by-law amending an education development charge by-law comes into 

force on the fifth day after it is passed." Finally, "before passing a by-law amending an education 

development charge by-law, the board shall, 

a) 	 give notice of the proposed amendment in accordance with the regulations; and 

b) 	 ensure that the following are made available to the public, 

(i) 	 the education development charge background study for the by-law being 

amended, and 

(ii) 	 sufficient information to allow the public to understand the ptoposed 

amenchnent." 



Amending By-law 2015 No. 186 was adopted onJune 11, 2015. It is the only by-law amendment to 
the existing EDC by-law. 

C.3.3 Complaints 

Under Section 257.85 of the Edttcation Act, "an owner, the owner's agent or a board, may complain 

to the council of the municipality to which an education development charge is payable that, 

a) the mnolmt of the education development charge was incorrectly determined; 

b) a credit is or is not available to be used against the education development charge, or 
that the amount of a credit was incorrectly determined; 

· c) there was an error in tl1e application of the ed~1cation development charge by-law." 

In addition, 

"A complaint may not be made...later than 90 days after the day tl1e education development charge, 
·or any part ofit, is payable." 

No fo1mal complaints have been filed to date witl1 respect to the Toronto Catholic District School 

Board EDC by-law. 



Appep.dix D - EDC Policies Re Operating Surpluses and 
Alternative Accom1nodation Arrange1nents 

ACTION AFTER 
REGULAR BOARD 

MARCH 22, 2018 

NAME OF REPORT 	 Statements ofthe Board for the Implementation of 

Education Development Charges (EDC) Bylaw 


COMMITTEE 	 Regular Board 

DATE OF MEETING March 22, 2018 

STAFF RECOMJv!ENDATION 'TO THE BOARD 

~hat the· following statements, in accordance 'Vith Ontario Regulation 2019$ 
Section 9 (1), and Sections 257.60 (I) and Section 257.60(2) ofthe Edµcation.Act 
be approved: 

1. 	 Staffhave examined the Board's opetating budget for potential savings.that 
c.ould he applied to reduce growth-related net ~ducation land costs. While 
the Board is currently ·carrying an Accumulated Surplus amount, these 
funds are either being restricted as appropriate operating budget · 
contingency or will be· used in future years for reinvestment in the 
operational needs ofthe Board and towards the"e11d goal ofstudent 
achievement and wellbeing. Based on thiS assessment, the Boa:td has no 
operating surpluses to use to· reduce the proposed-Education Devefopment 
Charges. 

2. 	 The Board has pursued opportunities to share space to address growth­
related needs; however; no such sharing arrangements have been secu.red 
butthe Board remains open to considering alternative accommodation 
anangements. 



BOARD A.CTION/.DJRECTION 

That the following statements, inaccol'dance with. Ontatio Regtikztiorl. 20/98 . 
Section 9 (J)" andSeetions 257.60 (I) and Section 257.60(2) ofthe'Education A:ct 
be apptoved; 

1. 	 Staff have examined the Board's operating budget for potential savings that 
could be. applied to 1·educe growtb-telated net educatfon land costs. While 
the Board is cmTently call"ying an Accumulated Surplus amount, these 
funds·are either beingrestricted as appropriate operating budget 
contingency or will be used in foture years for reinvestment in the 
op.etati onal needs· ofthe Bo.ard and· towards th~ end goal .of student 
achievement at:id weUbell?.g. J3ased on.this:asse.ssme.Q.t, the .Bo:ard h~s no 
operating sur.i)Ius·es to use to reduce the propQsed Education.Development 
Charges .. 

2. 	 The Board has pursued oppol'tunities, to· Share .space to;addrt'.ss growth­
related needs; however; no such sharing arrangements have b~en secured 
but the Board remains open to considering altemative accon:imodation 
aitarigements. 

DELEGATED TO ·M. Puccetti, J. Volek, M. Loberto 
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A. 	 EXECUTIVE Sln\'IMARY 

The Board's current Education Development Charges {EDC) By-law Nb. 163 will 
expire no later than June 30, 2018. Quadrant Advisory Group has been retained to 
undertake the required EDC Backgrolmd Stuqy in order for the: Board to adopt .a 
successor By-law. This report tecommends ·that the Board consider the following 
statements,.a requirement for renewing the EDC By-law as outlined m 0. Reg. 20198. 
ofthe Education Act. · 

L Staff have examined the Board's operating budget for potential saVings that 
cmtld be applied to reduce growth-related net education land costs. While the 
Board iS currently canying an Accurimlated Surplus amount, these fimds are 
eithet being restricted as ap1Jrop1iate opera.ting budget contingency or will be· 
used in future·.years fon·einvestment in the operatiqnal needs ofthe Board and 
towar4~ the end goal Qf.stt;1dent achievement and wellbeing. Based on this 
assessment, the Board has no operating surpluses to use to reduce ·the 
proposed Education Development Charges. 

2. 	 The Board has pursued opportunities 10.·share·.-space·to ·address growth­

related needs; however, no such sharing arrangements hp..ve been 

secured but the Board remains open to considering alternative 

accommodation at1.·~gements. 


,The c1emt1Intive stafftime i·equired to prepare this 1•eporl was 6 hours. 

B. 	 BACKGROUND 

1. 	 The cun-elit Toroht() Catholic Distnct School Board's Education 
Development. Charge·s (EDC) By-law No. 178 was enacted on June 6, 2013, 
.and ·came intD force on July 1? ~013. The By~law has a term of five years! 
Dnd.er the legislative provisions ofthe Education Act, the current By-law will 

. expire on June 30, 201&-unless it is repealed at an earlier date. 

2. 	 TheBoard has retained Quadrant Advisory Group to proc~edwith a successor 
EDC By-law within the prescribed timeline . .Quadrant Advisory Group has 
been -involved in the pI'~paratfon of a11 previous TCDSB EDC By-laws and 
amendments and continues to provide the.Board with strategic advice related 
to EDC matters. 



3. 	 . In ac.cordance with OntatiO Regulation 20198 (Educatioti dev.elOpment 
Charges -General)j Part l/l; the Board is required to approve statements in 
relatiollto the following.: items for inclusion in the· EDC Backgro.und Study: 

Use ofSurplus Operating.Fnnds 

• 	 O. Reg s.9(8): A statementfrom the Board-stating that it-has reviewed its 
operaifng budget/or· saiiings; that coiila be applied lo reduce::g1~0J·vih­
related net education land costs, and the amount ofany savings. which it 
proposes to apply) ifany. 

Staff ;hay~· ex~iµed th~ .Board~s Qpe~·ati~ budget for. p<;>~~µtial .§avi!;tg$ _ 
that could be applied to reduce growth-related net 'education land costs. 
While the Board is currently· carrying an Aetumulated Surplus ·amount, 
these funds are either being restricted as appropriate ·op~rating budget 
contingency (Jr will be u~ed in. future years. fot reiirvestm~nt in the 
op.erational needs of the Board and towards the end goal of sh1dent 
achievement and wellbeing. Based on this ruisessment, the 'Board has no 
operating surpluses to use to reduce the proposed Education Development 
Charges. 

Alternative Ac~ommoda:tion Ar rangements· 

.e 	 0. Reg s-.9(§): A &latement ofthe Board's poliey -c-onoerning poss.ible 
wrangements with municipalities, sc;ho.ols board or other p(!rsons q1· 
bodies in the public or private sector, including arrangements ofa 'long,_ 
term or co-operafive nature, which wouldprovide accommodation for the 
new e/ementa1y school pupils and the new secondary schoolpup.ils 
estimated und~r paragraph 3 ofsectidn. 7, without ili1posing edMcation 
developmentcharg~. or with a 1'edl{ction in such chm-,·g(!;$. 

• 	 0. Reg s.9(7): !fa previous education development cha1-ge background 
study completed by the board in.eluded ci statement under pqrqgraph 6, a 
statement ofhow thep9/icy referred to in the statement was implemented 
and, if.it wqs not implemented. an explanation .of why it was not 
implemented 

The Board has·pursued opportunities to share .space to address groWth-r:elated 
ne~ds.; however, no such sharing arrangements have been secured but the 
Board remains. open to con.siclering alternative accom.ill(Jdationarrangements. 



4. 	 In order to pursue the Education Development. Charges successor By-law, 
staff recommend that the Board a.pprove. the aforementioned statements, 
which are a requirement for .renewing_the EDC By-law as outllned in 0 Reg. 
20198 ofthe Education Act. 

C. 	 STAFF RECOMMENDATION 

That the following statements, in accordance with Ontario Regulation 20198Section 
9(1), ancl Sections 257.60(1) and Section 257.60(2) of the Education Act be 
approved: · 

1. 	 Staffhave examined the Board's. operating b11dget for potential savings that 
could be applied to reduce growth-related net edtication land costs. While the 
Board is cun·ently canying an Accumulated S1u-.ph1s amount, these funds are 
either be~g restricted as a1,propriate ·operating· bupget contingency pr will be 
used in fl.ltm:e years for reinvestment in the operationalne~ds of.the Board and 
towards *e end goal of stuq,ent achievement and wel).being. Based on this 
assessment,. the Board has no operating surphises· to use to· reduce the. 
proposed EducatiOn Development Charges. 

2. 	 The Board has pursued tippoitunities to share space to address growth-related 
needs; however) no .such sharing arrangements have. been secured but the 
Board temains open to considering alternative accommodation arrangements. 



.Appendix E - Reconciliation of Net Growth-related P upil Place 
Entitle1nent Supporting Net Education Land Cost Eligibility 

The following analysis is designed to asses·s the TCDSB's entitlement to fund growth­
related needs since the adoption of the original by-law on March 27, 2001. The analysis 
compares the Ministry-rat.ed capacity of the s·chools that have, and coi1tinue to be 

impacted by new housing development, as shown in the Board's February 15, 2001 EDC 
Background Study report. The analysis then compares the original available capacity to 
current student enrolment of these schools; and project~d 2032/33 enrolment given the 
number of TCDSB pupils projected to be generated by new housing development. The 
gap between the original Ministry-rated capacity and the projected 2032/33 student 

enrolment is th~ total net growth-related pupil place entitlement to be funded from 
EDCs. However, the analysis also takes into consideration the fact that the Board has 

constructed additional capacity in each Review Area that did not involve the acquisition 
of land for new school sites or site expansions to accommodate school additions, ·as part 
of meeting growth-related student accommodation needs. 

For each Review Area, the analysis subtracts the capacity constructed that did not 
involve the acquisition of land, as well as additional capacity constructed as a result of 

acquiring additional properties within the City of Toronto. Finally, the analysis accounts 
for all lands proposed to be acquired through the imposition of EDCs over the next 15 
years, as well as any increases in capaci ty approved by the Board for which additional 
land will not be reqi.Iii:ed. 

Some land assemblies, particularly for secondary schools are still in progress and the 

new schools have not been construc ted as yet. For example, St. Joseph Morrow Park, 
Dante Alighieri and Blessed Cardinal Newman make up most of the secondary space 

entitlement (5,444 pupil places) that has been carried forward given that this capacity 
will be added to the Board's inventory over the next by-law period. The remaining 

secondary entitlement is made up of two new schools: a new secondary school in central 
Etobicoke and a new secondary school in the downtown core, for a total of 8,565 

secondary spaces. 

Finally, the analysis demonstrates that the Board has acquired, and intends to acquire no 
more than its entitlement under the legislation. 
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Summary Reconciliation ofNet Growth-related Pupil Places 
Elementaty Panel 

Review 

Area 

Total Cumulative 

15YearNewNet 

Unit Projections 

(1) 

%Total 

Forecast 

Municipal 
Residential 

Growth 

(2) 

Weighted 

BlmdcdEDC 

Pupil.Yield 

(3) 

2018/19-2032/33 

Pupil 

Requiicments of 

New 

Development 

(4)=(3) x (1) 

2017/lB 

OTG 

Capacity 

(5) 

2032/33ADE 

Existing 
Community 
Projections 

(6) 

1999/00-2032/33 

Net Growth 

Related Pupil 
Place 

Requin:ments 

(7) 

Non-EDCOTG 

Capacity 

Conatmcted 

amce 1999/00 

(8) 

EDC-Eligible 

NGB.Pl' 

Capacity 

Constracted 

since 1999/00 

(9) 

EDC-Eligible 

NGRPP

Capacity to be 

Consuw:ted 

2018/18-2032/33 
(1.Q) 

2001/02-2032/33

Net Growth

Related Pupil

Place Balance 

(11) 

CE01 13,563 6% 0.0399 . 541 4,107 4,515 2,350 (626) (853) (902) (31) 

CE02 5,029 2% 0.0493 248 5,069 5,018 1,629 (609) (536) (446) 38 
CE03 514 0% 0.0862 44 4,444 3,622 - - - - -
CE04 9,442 4% 0.0448 423 7,848 3,867 - - - - -
CE05 8,117 4% 0.0581 471 6,383 6,435 2,176 (667) (142) (1,285) 82 

CE06 6,507 3% 0.0580 377 7,689 7,651 1,921 (391) (860) (733) (61) 

CE07 76,684 36% 0.0173 1,324 2,340 1,978 1,764 (676) (175) (782) 131 
CE08 30,356 14% 0.0211 640 5,701 5,226 1,214 (99) - (1,115) -
CE09 1,485 1o/o 0.0451 67 855 936 307 (18) (112) (36) 141 

CE10 8,095 4% 0.0342 277 4,486 3,686 269 (90) - - 180 

CE11 6,839 3% 0.0325 222 1,993 1,772 501 (304) - (376) (180) 

CE12 6,403 3% 0.0271 174 3,063 2,880 531 (271) -(28) (167) 66 

CE13 29,066 14% 0.0193 560 5,123 4,503 1,743 (917) (458) (446' (77) 

CE14 2,312 1% 0.0953 220 5,207 4,650 361 (101' (334) - (73' 

CE15 6,641 3% 0.0233 155 1,774 1,403 349 (566; - - (.217) 

CE16 1,808 1% 0.0314 57 3,127 2,039 - - - - -
CE17 1,529 1% 0.0651 100 2,523 1,571 - - - - -
CE18 52 0% 0.0716 4 919 523 126 (29 (431) - (334) 

TOTAL 214,442 100% 0.0275 5,904 72,651 62,273 15,241 (5,360 (3,928) (6,288) (335) 

U nfunded NGRPP fro m 1999/ 00 to J une 30, 2018 384 

Secondary Panel 

Review 

Arca 

Total Cumulative 

15YearNewNet 

Unit Projections 

(1) 

%Total 

Forecast 

Municipal 

Residential 

Growth 

(2) 

Wejghr.ed. 

BlendedEDC

PupilY'ield 

(3) 

2018/19-2032/33 

Pupil 

Requirements of 

New 

Development 

(4)=(3) x (1) 

2017/18 

OTG 
Capacity 

(S) 

2032/ 33ADE 

Existing 

Community 

Projections 

(6) 

1999/00-2032/33

Net Growth 

Related Pupil 

Place 

Requirements 

(7) 

No11-EDC OTG 

Capacity 

Constructed 

since 1999/00 

(8) 

 EDC-Eligible 

NGRPl' 

Capacity 

CollStructed 

since 1999/ 00 

(9) 

BOC-Eligible 

NGRPF 

Capacity to be 
Constracted 

018/ 18-2032/33 

(10) 

2001/02-2032/33 

Net Growth 

Related Pupil

Place Balance 

(11) 

 

2

CSOl 19,106 8.9% 0.0349 66~ 1,847 7,312 4,183 3,117 (1,476' (4,491 1,333 
CS02 132,694 61.9% 0.0078 1,035 5,688 8,839 4,328 (190' - (2,232) 1,906 

CS03 50,300 23.5% 0.0162 813 4,904 6,114 4,517 (1,379) - (1,166) 1,972 

CS04 12,342 5.8% 0.0492 607 3,470 4,769 871 (133) - (676) 61 

r:I'OTAL 214,442 100.0% 0.0146 3,121 15,909 27,034 13,898 1,415 (1,476) (8,565) 5,273 

U nfunded NGRPP from 1999/00 to June 30, 2018 S,444 
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