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FOREWORD

The following document fulfills section 257.61 of the Education 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 (TCDSB).

The 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 of 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 of land, buildings and structures on
which EDCs shall be imposed, in specifying the areas in which the established charges are to be
imposed.
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Toronto Catholic District School Board — 2018 Education
Development Charge Background Study

EXECUTIVE SUMMARY

The purpose of this report 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 seck 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.

On June 6, 2013 the TCDSB adopted the Education Development Charges By-law, 2013 No. 178
with stepped phase-in rates in recognition of the $40.0 million EDC account surplus as of by-law
implementation. The EDC account surplus was reflective of the difficulty in acquiring school sites in
an environment where complex and lengthy negotiations are required to assemble school site lands,

On June 11, 2015, the EDC by-law was amended. Paragraph 4 of the amending EDC by-law of the
TCDSB indicates that the by-law will expire on June 30, 2018 unless it is repealed sooner. Section
257.56 of the Education Act stipulates that an EDC by-law does not come into force before the 5"
day after the date of by-law passage by the Board. Therefore, in order to ensure the continuation of
education development charges as a source of funding growth-related student accommodation
needs, the TCDSB must adopt a successor by-law or by-laws no later than June 26, 2018.

The primary purpose of any Board in implementing education development charges is to provide a
source of funding for growth-related education land costs which are not funded by capital grant
allocations under the Province’s capital funding model.

EDCs may be set at any level, provided that:

e The procedures set out in the Regulation and required by the Ministry are followed and
only growth-related net education land costs are recovered; and,

e No more than 40% of the applicable cost is financed via non-residential development
(including non-exempt commercial, 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 the fifteen-year forecast period mid-2018 to mid-
2033;

e additional land or site development costs are required to meet growth-related student
accommodation needs; and

® cducation development charges may be imposed on the new dwelling units,
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KEY EDC STUDY COMPONENTS

In determining what level of education development charges are necessary to fund future growth-
related school site needs, the following key questions must be explored and answered:

*  How many new housing units are expected to be constructed over the 15 years following
by-law adoption and how many TCDSB students will be generated by the new housing
units;

*  [How many pupil places owned and operated by the TCDSB are surplus to existing
community enrolment needs, and therefore available to accommodate the new housing
development within reasonable proximity (i.e. resident area) to the new development,
over the long term;

*  How much will it cost to acquire and service the land necessary to construct the
additional pupil places necessitated by new housing development, and;

e Where land costs are prohibitive due to density value, will the Board be able to secure
ownership of land to construct new schools, and, if not, is there an alternative approach
to meeting growth-related student accommodation needs within the context of the
education development charges legislation?

ELIGIBILITY TO ADOPT A SUCCESSOR EDC BY-LAW

In order to be eligible to adopt a successor EDC by-law the TCDSB must demonstrate that it will
either have a deficit in the EDC account as of June 30, 2018, or average enrolment over the next by-
law period will exceed school capacity on either the elementary or secondary panel. The TCDSB is
expected to have a $1.5 million surplus in the EDC account. However, secondary enrolment is
expected to exceed average secondary enrolment over the 5-year by-law period (whether secondary
Bill 30 and religious order leased space is included or not). As such, the TCDSB qualifies to adopt a
successor EDC by-law.

FORECASTING DEVELOPMENT

A forecast of new dwelling units and the projected number of TCDSB students to be generated by
new housing development in the area in which EDCs are to be imposed, over the 15-year forecast
period, were derived from a consideration of:

e The City of Toronto’s housing, population and employment forecasts outlined in the
January 9, 2018 Development Charges Background Study Report for Public Consultation
prepared by Hemson Consulting Ltd.;



e  Population, housing and employment background information set out in Profile Toronto
— How Does the City Grow? Update 2017; as well as residential development application
data from the City of Toronto’s Land Use Information System II for the period July 1,
2012 to June 30, 2017,

® The 2016 Census data for the City of Toronto and the Ministry of Finance Population
Projections for the City of Toronto.

A spatial matching of the TCDSB elementary school attendance boundaries against the City’s
database of development applications specifying dwelling unit type and location was provided, under
agreement with the Board, by the Strategic Initiatives, Policy & Analysis division of the City’s
Planning department, as well as an Fxcel file of the development attribute data.

The dwelling unit and phasing of development forecast derived as the basis for the determination of
the proposed EDC charge is net of the residential statutory exemptions related to housing
intensification, The forecast gives consideration to the Toronto Railway Lands Exemption specified
in the Regulation, as required under section 6 of O, 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 of Toronto over the next fifteen years, at an
average of 14,296 units per annum. Of the net additional dwelling units, approximately 2% are
anticipated to be low density (single and semi-detached), 4% medium density (row houses,
townhouses, etc.), and the remaining 94% high density apartment units. Bachelor and one-bedroom
units account for 53.3% of this group (including student and purpose-built seniors residential
housing), with 41.2% having two bedrooms or more.

The forecast of non-residential development is also based on the January 9, 2018 DC forecast of
employment and the non-exempt gross floor area that would need to be constructed in the City of
Toronto to accommodate the anticipated employment growth. The projection of additional non-
residential gross floor area (GFA) over the 15-year forecast period (65,345,360 million additional
square feet 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 proportionately from the 2028 to
2041 forecast period to derive the 2028 to 2033 EDC forecast period), as well as historical non-
residential building permit data detailing building permits by type and detailing additions and new
constructon.

FORECASTING STUDENT ACCOMMODATION NEEDS

The capacity of the elementary and secondary facilities in the Board’s existing inventory is reflective
of the On-the-Ground (OTG) capacities approved by the Ministry for EDC purposes, and that, in
the opinion of the Board could reasonably be used to accommodate growth-related pupils.
Historically, the determination of available TCDSB capacity has not included school capacity leased
from religious orders and Bill 30 schools (i.e. schools that are owned by the Toronto District School
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Board). With respect to the latter category of leased facilities, the TCDSB would have to acquire the
permission of the TDSB in order to expand or replace the school facilities as part of
accommodating student enrolment growth from new development.

Consultant-ptepated 15-year school enrolment projections are used to determine the number of
growth-related school sites required as a result of anticipated enrolment growth within portions of
the Board’s jurisdiction. The information respecting projected enrolment and growth-related site
needs is compared to, and aligned with, the Board’s capital priority needs, where Board decisions
have been made.

All elementary enrolment projections are “headcount enrolment” as this is reflective of the
Provincial initiative respecting full-day kindergarten. Secondary enrolments are reflective of
“average daily enrolment.” In addition, for the purpose of Education Development Charges, the
enrolment projections are prepared from the perspective of accommodating pupils in their home
school areas over the long term (i.e., holding situations outside of the review area are transferred
back to their resident area, and students from new housing development are presumed to be
accommodated within their resident area over the long term).

The 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 secondary pupils will
increase by 1,586 (30,155 — 28,569) students on a jurisdiction-wide basis.

Detailed student enrolment projections for each school are found in Appendix A.

The 15-year housing forecast has been attributed to each elementary and secondary school based on
the location of proposed residential development vis-a-vis the elementary school attendance
boundaries approved by the Board. The Requirements of New Development, or ROND, is
therefore determined on a school-by-school basis. The individual schools that will be impacted by
new housing development are subsequently reviewed to determine their ability to accommodate
additional student enrolment from new development. Where it is determined that there is a need to
acquire additional land to accommodate further enrolment growth; the number of additional pupil
places required, along with the potential cost to acquite and service the lands; is the key determinant
to establishing projected net education land costs.

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

e projected 2018 to 2033 growth within each of the 18 elementary and 4 secondary review
areas, taking into consideration housing development by school and the extent to which
individual school enrolment will be affected by that development, as well as;

e attribution of site sizes for new school sites based on the standards set out in section 2 of
O. Reg. 20/98, except where the Board is in the process of acquiring specific properties
as part of 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 ORIGINAL
BY-LAW INCEPTION

A reconciliation of historical enrolment and available capacity at original EDC by-law inception in
2001 was compared to 2017/18 and projected 2032/33 enrolment growth, for which the TCDSB
has not been in a position, to acquire lands to accommodate this growth. The analysis summarizes
all growth-related pupil place requirements funded to date, as well as lands proposed to be acquired
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 RATES

As a result of undertaking 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 are
recovered from development, is as follows:

$7.,336 per residential dwelling unit

$8.02 per square foot of non-residential gross floor 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-law. However, it is noted that the proposed EDC
by-law rates are based on 75% residential recovery, and the Board may choose to retain this
approach or may elect to allocate a different percentage of the charge (a minimum of 0% up to a
maximum of 40%) to non-residential development.

The EDC forms for the Board were submitted to the Ministry of Education for approval, on April
9, 2018. Ministerial approval of the 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. The range of possible charges depends on the Board’s choice of 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-residental development. The percentage
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that is to be funded by charges on non-residential development shall not exceed 40 percent,
according to section 7, paragraph 8 of Regulation 20/98. The range of possibilities for the Board is
set out below:

TORONTO CATHOLIC DISTRICT SCHOOL BOARD
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Chapter 1 - INTRODUCTION

1.1 Legislative Background

Education development charges (EDCs) are charges which may be levied by a Board on residential,
industrial, commercial and institutional development (excluding municipal, school, specified
residential additions to existing units and replacement dwellings, as well as specific exemptions for
industrial expansions of gross floor area and replacement non-residential development) pursuant to
Division E of Part IX of the Education Aet.

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 education land costs are defined by the
legislation to be:

®  Costs to acquire land, or an interest in land, including a leasehold interest, to be used by
the board to provide pupil accommodation;

¢ Costs to provide services to the land or otherwise prepare the site so that a building or
buildings may be built on the site to provide pupil accommodation;

®  Costs to prepare and distribute the EDC background studies;
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® Interest on money borrowed to pay for land acquisition and site servicing;

*  (Costs to undertake studies in connection with land acquisition.

It is noted that the acquisition of an ‘interest in land’ is not defined in the legislation. This EDC-
eligible cost is considered in more depth in Chapter 6 of this report.

The charges are collected at building permit issuance by the area municipality, implementing the
provisions of the Board’s education development charge by-law.

Education development charges are the primary source of funding site acquisition needs for a school
board experiencing growth within their jurisdiction.

Section 257.54 of the Education et allows a board to “pass by-laws for the imposition of education
development charges” if there is residential land in the jurisdiction of a board that would increase
education land costs.

However, education development charges as a means of financing site acquisition costs ate only
available 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 on either the elementary or secondary panel, for the entire Board jurisdiction, or
alternatively, the Board must demonstrate that it has an existing unmet financial obligation arising
from the predecessor EDC by-law.

Further, Section 257.70 of the Education ~1ct, enables a board to “pass a by-law amending an
education development charge by-law.” A by-law amendment allows a board the opportunity to
revisit the by-law where actual expenditures exceed cost estimates, to ensure full cost recovery and
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deal with short term cash flow shortfalls. If, for instance, recent site acquisition or site development
costs are higher or lower than estimated in the existing by-law calculation, an amendment could be
undertaken to incorporate these increased or decreased costs into the EDC rate structure(s). The
same is true for by-law renewal, 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 amendment and
renewal requires a reconciliation of the EDC account under section 7(5) of O. Reg. 20/98 and
affords the opportunity to assess actual versus projected student enrolment and its impact on
growth-related student accommodation needs.

1.2 Toronto Catholic District School Board EDC By-law

The Toronto Catholic District School Board (TCDSB) has imposed education development charges
since March 27, 2001 under the legislative authority of the Edwcation Aet, R.S.0., 1990. In each of
2001, 2003, 2008 and 2013, the Toronto Catholic District School Board adopted jurisdiction-wide
EDC by-laws that applied to the entire City of Toronto. While the Board has the legislative authority
to consider the adoption of multiple area-specific by-laws, the total EDC rates by residential and
non-residential development are lower when averaged across the City. For example, an acte of land
necessary to serve enrolment growth along the Yonge street corridor could cost 10 to 12 times that
of an acre of land purchased in Etobicoke.

However, should the TCDSB determine that it may wish to consider the adoption of area specific
by-laws, then a new EDC Background study would have to be undertaken consistent with multiple
by-law structures, before the Board could consider the adoption of successor EDC by-laws.

1.3  Rationale for Considering Adoption of New EDC By-law

While the TCDSB continues to have surplus capacity in 2 number of TCDSB-owned schools,
anticipated elementary enrolment growth is expected to impact the Board’s ability to provide
sufficient spaces for students in schools within several key areas in the City, primarily: south and
central Ftobicoke; west of High Park North; former City of York north of Lawrence Ave.; future
Downsiew and York University Heights; the Yonge Street corridor from Lake Ontario to Steeles
Ave.; West Donlands and Portlands future development. Secondary enrolment growth is
concentrated in the same development areas, along with enrolment increases along the Kingston Rd.
corridor in Scarborough.

The T'CDSB continues to seck opportunities to acquire lands to serve growth-related needs,
including partnership opportunities; offering to acquire surplus co-terminous board school sites; and
making the difficult decision to expropriate properties where no other viable options are available to
the Board.



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

EDUCATION DEVELOPMENT CHARGE BY-LAWS IN THE PROVINCE OF
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of Pelee b
Halton Cathalic DSB' Jun-13 5 prs Falton Region 1/W $2,269 $0.58 85% 15% 5
Halton DSB' Jun-13 5 yre Halton Region JIW $4,364 §1.11 B5% 15% o)
Hamilton Wentworth Catliolic DSB Aug-14 Sy | City of Hamilton J/W $RBS $0.34 85% 15% e
Hamilton Wentworth DSH Aug-14 5 yrs City of Hamalton J/W §1,039 50.39 85% 15% i
|Kawartha Pine Ridge DSB Jul-15 5 yrs Clarington A/S $1,028 §0.24 90% 10% .'__j
Niagara Catholic DSB Jun-15 5yms foxe Loty JW/e $1,860 $0.00 100% 0% 2
County =
Niagaen Catholic DSB Jun-15 5 yme ""’C::]:;"’ 1w /e sz $0.00 100% 0% i
Ottawa Catholic 5B Ape-14 5 yrs City of Ottawa Jw $406 $0.34 83% 17% =
Ottawa-Catleton DSB Apr-14 5 yrs City of Ottawa J/w §723 $0.82 80% 20%
Pecl DSB Jun-14 5 yrs Peel Region Jw §3,224 $0.45 0% 10%
Petesbarough, Vietona, Noethumberland L
R s Jul-15 5y Clarington A/S $710 $0.16 90% 10%
ISimcm: Muskoka Catholic DSB Nov-13 5 yrs Simeoe County JW /e 448 $0.12 0% 10%
Simcoe County DSB Noy-13 5 yew Simeoe County J/IwW $1,311 $0,35 0% 10%
Upper Grand DSB Aug-14 5y Dufferin County 1/ e 832 $0.00 100% 0%
Upper Grand DSB Augel4 5 yes Wg:‘":::" 1IN/ §1.567 $0.00 100% 0%
Regional
Wateroo Catholic DSB Jun-16 5y Municipality of 1w §653 §0.32 H0% 20%
Witerloo
Regional
Waterloo Region DSB Jun-16 Sy | Municipality of I §1,048 $1.41 80% 20%
Waterloo
\Wellingron Catholic DSB Auge1d 5 ye wé:?;’" T 5317 $0.00 100% 0%
York Catholic DSB Jul-14 5y York Region 1w $991 50.17 20% 10%
York Region DSB Jul-14 5 yrs York Region J/w $3,349 $0.58 20% 10%
! Amended Rates

« Conseil des écoles catholiques du Centre-Est - February 28, 2016
« Halton DSB and HCDSH - March 1, 2017
- Toronto Catholic DSB - July 1, 2015
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1.4  Policy Review Process and By-law Adoption Consultation Requirements

In otder to consider the adoption of a new EDC by-law, the Board must first undertake a review of
its existing EDC policies, in accordance with the legislation. Section 257.60 sub-section (1) of the
Education et states that:

“Before passing an education development charge by-law, the board shall conduct a review

of the education development charge policies of the board.”
Sub-section (2) goes on to state that:

“In conducting a review under subsection (1), the board shall ensure that adequate
information is made available to the public, and for rthis purpose shall hold at least one
public meeting, notice of which shall be given in at least one newspaper having general
circulation in the area of jurisdiction of the board.”

As the Board has an existing EDC by-law in place, this section, thetefore, has the effect of requiring
a minimum of two public meetings to be held as part of consideration of a new education
development charge by-law.

The purpose of the first public meeting is to ensure that adequate information is made available to
the public relative to the Board’s review of the education development charge policies of the Board.
This meeting will be held Wednesday May 2, 2018 at 7:00 PM at the Catholic Education Centre
Board Room located at 80 Sheppard Avenue East. Information respecting a review of the Board’s
policies is being made available to the public as part of this document. This information is titled,
“Background Document Pertaining to a Review of the Education Development Charge Policies of
The Toronto Catholic District School Board” and is found in Appendix C of this document.

The Board will meet with interested development community stakeholders on April 6™ and April
25" prior to the May 2" 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” (5.257.63(2)). This meeting is also scheduled for Wednesday
May 2, 2018 immediately following the 7:00 PM public meeting, and will also be held at the Catholic
Education Centre Board Room.

Finally, the Board is expected to consider the adoption of a new education development charge by-
law on Thursday, June 14, 2018 7:00 PM at the same location.

A copy of the “Notice of Public Meetings™ is set out on the following page.



@‘““‘g’%
%%’ Sclmd“;

EDUCATION DEVELOPMENT CHARGES - NOTICE OF PUBLIC MEETINGS

FirsT MEETING - PoLicy REVIEW PuBLic MEETING
WEDNESDAY May 2, 2018 @ 7:00 PM
Toronto Catholic District School Board
Catholic Education Centre — Board Room

0 Sheppard Avenue East, Toronto, Ontario

TAKE NOTICE that on May 2, 2018, the Toronto Cathalic Distsict School Boacd (TCDSB) will hold a public meeting pussuast
10 Section 257,60 o the S A (A2, The puoes Of e Biet eeing will bo 8 ceviber the ciciebs edbcation =1

development icies of the Boacd and to soli i person who attends the meeting may make a
upuumﬁomminuspect of the policies. mm consider any weitten submissions,

A Policy Review Docnment is contained as an A ix to the Board's 2018 Education Chacges Backeround Study
report. The Policy Review docnument sets out the d’s policies for the encrent education nt charge by-law and will be
available on 17, 2018, at the Catholic Education Centre, dusing regnlar office hones o the the following website:

SECOND MeeTiNG —PoLicy REVIEW PuBLIc MEETING
WEDNESDAY, May 2, 2018 @ 7:00 PM
Toronto Catholic District School Board
Catholic Education Centre — Board Room
80 Sheppard Avenue East, Toronto, Ontario

Pursnant to Section 257.63 of the .4, the Board will hold a second joint publi ing to consider the continned imposition of
Mﬁmdmdopmchﬁenummnin&cﬁmﬁlﬁaofthedmandmhfm cqua%yabmtlha i
devrlopmmcha:gerxﬁo Any person who attends the ing may make a ion fo the Boasd in sespect of the
pnﬁoul The B also consider any written submissions. All mmbmissions received in writing and those expressed at the
public meeting will be considered prior to the passage and enactment of an education development charge by-law

The edncation at ind ired nnder Section 257.61 of the Act ing the sed EDC by-

ﬂmmmngm?mqfﬁﬁﬁi‘“ ‘“"Y‘fﬁﬁé salwill b avable (., the EDC Bieketoned Smdy 2690t

Bwf‘EiPCPoJ:icykwizwdnmmml)onApﬂﬂ. L8 at the Edncation Centre, during regular office houes or thirovgh the
s website.

Finally, .itiuanﬁ:tzd’ i that the TCDSB will consides ion of a successor br-law i ing education deve! 0
the City of Toronto on June 14, 2018. Mopth  ae e lopment charges

THIRD PusLic MEETING — Iy CONSIDERATION OF By-LAW ADOPTION —
THURSDAY JUNE 14, 2018 @ 7:00 PM
Toronto Catholic District School Board
Catholic Education Centre — Board Room
80 Sheppard Avenue East, Toronto, Ontario

'I‘nepu:poaeofihismeeﬁngistoammtluBoaxd't‘apnga.ltozdmmum:EDbe-hqiqthaCityqumom. Any
person who attends the meetin ﬁm&h tation in £es of matter. Written submissions, filad in advance of the
ueﬁng.wﬂlaluobecmdmi’ intecested pacties age invited to attend the public meetings. The Board would appreciate
receiving written submissions one week prior to the Public Meetings, so that they may be dis! to tmstees prior to the
meetines. Written subnussions and any tequests to addcess the Board s a delegation shonld be submitted to:

Ms. Sophia Harris, Board Recording Secretary, (416) 222-8282 ext 2293 or e-mail at sophia harris{@tedsb.org

In addition to the legislated public meetings indicated above, the Boacd has regulady schednled Board meetings, at which the
mgmmmmwﬂg?mmmmmw. Ragﬂu%mdmuﬁngpmwdnmwmapplytothue

Any comments or requests for farther information regarding this matter may be directed to Me. Michael Tobesto (ext. 2026) dnting
regnlac office hours.
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1.5 Legislative Requirements to Adopt a New EDC By-law

Section 257.54 of the Education At states that “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
residential or non-residential development.”

In addition, 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 completion of the education development charge background
study.”

Section 10 of O. 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 are:

1, The Minister 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 Minister has approved the Board’s estimates of the number of elementary and
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 (this report) to the Minister and each Board having jurisdiction within the area
to which the by-law would apply.

4, The Board meets at least one of the following conditions:

¢ Either the estimated average elementary or secondary enrolment over the five-year by-
law period exceeds the respective total capacity that, in the Board’s opinion is available
to accommodate pupils, throughout the jurisdiction, on the day that the by-law is passed,
or

e At the time of expity of the Board’s last EDC by-law that applies to all or part of the
area in which the charges would be imposed, the balance in the EDC account is less than
the amount required to pay outstanding commitments to meet growth-related net
education land costs, as calculated for the purposes of determining the EDCs imposed
under that by-law.

The TCDSB is eligible to adopt a successor EDC by-law during June 2018 given that the Board will
have secondary enrolment in excess of capacity over the next 5-year by-law period., as is
demonstrated below.



1.6  Eligibility to Impose Education Development Chatrges and Form A

Form A of the EDC Submission set out on the following page, demonstrates that the head count
enrolment (L.e., includes full day kindergarten) over the proposed 5-year term of the EDC 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
secondary panel. The Board’s available permanent capacity at the secondary panel is less than the
average 5-year enrolment projections over the time-period referenced above, even if the all leased
secondary capacity was to be included in the determination of eligibility. As a result, the TCDSB
meets the legislative “trigger” on the secondary panel.

It is noted, however, that the legislation allows the Board to utilize education development charges
as a source of funding for additional site purchases due to enrolment growth on both panels
(elementary and secondary), even if the Board meets the legislative “trigger” on only one panel

The Board carries a small surplus transitional EDC account 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 are a number of site purchases that are in the process of being finalized. These
purchase and sale agreements are 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
elementary panel and ADE average enrolment of 28,285 on the secondary panel. When these
figures are compared to 72,651 permanent spaces in the Board’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 reflect the entire jurisdiction of the Board, which is the
City of Toronto.

TORONTO CATHOLIC DISTRIC T SCHOOL BOARD

Education Development Charges Submission 2018
Form A -Eligibility to Impose an EDC

Elem entary
Elementary Average
Panel Yeoor 1 Yoor 2 Yenr 3 Yenr 4 Yeonr 8 Projected Projected
HoardWlde 2018/ 2010 2020/ 2021/ 2022/ Enralment Enrolmant
Capnelty 2018 2020 2021 2022 2023 Over Flve lens
Yeoors GIElBl!
72,661 61,840 az,138 62,470 62,774 63,232 62,612 10,138

Board wide Sapaclty reflocts all Pupose-bullt iKindergaren room s existing or approved tor funding and londed at 20 puplls @or clos sieom

AL2 CAPACITY TRIGGER CALCULATION - SECONDARY PANEL

Projected Secondary Panel Average Dally Enroiment (ADE) T,
Secandary Avernge Secondary
Paiel Yenr 1 Year 2 Yenr 3 Yeard Yaar 6 Projected Projscted
BoardWide 2018/ 2019/ 2020/ 2021/ 2022 Enrolment Enroiment
Capacity 2018 2020 2021 2022 2023 Over Flve loas
Yonrs Copncity
16,000 28,304 28,002 28,141 28,240 28,660 28,286 12,377
A2 [o] O, s (4]
Acljusted Outstanding Princlpal: 203,010,204
Less Adjustec EDC Account Balance: 8204.002.014
Totnl EDC Financlal Obllgatons/Surplus £1,676.811
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6.

9,

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:

estimates of the anticipated amount, type and location of residential development for each
year of the fifteen-year forecast period, as well as the anticipated non-residential forecast of
gross floor area in the City of Toronto- Chapter 4

the number of projected new pupil places (Chapter 5) and the number of new sites and/or
site development costs required to provide those new pupil places - Chapter 6

the number of existing pupil places available to accommodate the projected number of new
pupils in item #2 — Chapter 7 and Appendix A

for each school in the board’s inventory, the number of existing pupil places and the number
of pupils who attend the school — Appendix A

for every existing elementary and secondary pupil place in the board’s jurisdiction that the
board does not intend to use, an explanation as to why the board does not intend to do so —
Chapter 7

estimates of the education land cost, the net education land cost, and the growth-related net
education land costs required to provide the projected new pupil places in item #2, the
location of the site needs, the acreage for new school sites, including the area that exceeds
the maximum ser out in section 2 of O. Reg. 20/98, an explanation of whether the costs of
the excess land are education land costs and if so, why - Chapter 6

the number of pupil places the board estimates will be provided by the school to be built on
the site and the number of those pupil places that the board estimates will be used to
accommodate the new pupils in item #2 - Chapter 6

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 pupils in item #2, without imposing EDCs, or with a reduction in such charges
~ Appendix D

a statement from the board indicating 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 — Appendix D.

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

The legislation stipulates that an education development charge by-law may only be passed within
the one-year period following the completion of the education development charge background
study. This report, dated 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 to the Minister of Education and each co-terminous board, as
per legislative requirements.
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Figure 1-1 provides an overview of the education development charge process to be followed when
a board considers the adoption of its second (and any subsequent) EDC by-law under the Edweation
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Chapter 2 - METHODOLOGICAL APPROACH

The following chapter outlines the methodology utilized to undertake the background analysis which
undetlies the proposed education development charge.

There are two distinet aspects to the model. The first is the planning component, which is
comprised primarily of the dwelling unit projections over a fifteen-year period, the pupil yield
analysis, the determination of the requirements of new development, enrolment projections 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 component, 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 timing, determination of revenue sources and assessment of borrowing
impact.

A description of each step in the calculation process is set out below.

21 Planning Component

Step 1 - Determine the anticipated amount, type, and location of residential development over the
15-year 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 forecast of new dwelling units in the area in which EDCs are to be imposed, over the 15-year
forecast period, were derived giving consideration to:

1. The housing, population and employment forecasts prepared by Hemson Consulting Lid.
as part of the City’s development charges by-law update process, and dated January 9,
2018,

Population, housing and employment background information set out in Profile Toronto
— How Does the City Grow? Update 2017,

&3

3. Residential development application data from the City of Toronto’s Land Use
Information System 11 for the period July 1, 2012 to June 30, 2017, as well the
development phasing data compiled and tracked by the TCDSB Planning department:

4. The 2016 Census data for the City of Toronto and the Ministry of Finance Population
Projections for the City of Toronto.

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,
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under agreement with the Board, by the Strategic Initiatives, Policy & Analysis division of the City’s
Planning department, as well as an Excel file of 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 housing stock in the City of Toronto over the next fifteen years, at an
average 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 houses,
townhouses, etc.), and the remaining 94% will be high density apartment units. Bachelor and one-
bedroom units are expected to account for 53.3% of this group (including student and purpose-built
seniors housing), with 41.2% having two bedrooms or more.

The occupied dwelling unit forecast derived as the basis for the determination of the proposed EDC
chatge is net of the statutory exemptions related to demolitions and conversions. The consultants
have netted off an additional 1,343 high density units from the CEO7 housing forecast in
consideration to the Toronto Railway Lands Exemption specified in the legislation. The Railway
Lands exempt developments were taken from the City’s Land Use Information System.

The forecast of non-residential development is also based on the January 9, 2018 DC forecast of
employment and the non-exempt gross floor area that would need to be constructed in the City of
Toronto to accommodate the anticipated employment growth. The projection of additional non-
residential gross floor area (GFA) over the 15-year 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 proportionately from 2028 to 2041 forecast
period to determine the 2028 to 2033 EDC forecast period), as well as historical 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 area-specific
approach to the by-law structure. The policy reasons for this choice are outlined in Appendix B.

The elementary and secondary review areas match the elementary attendance boundaries approved
by the Board after the 2013 EDC by-law was adopted. The updated review area boundaries are
consistent with the 2013 EDC Review Area boundaries, except that the several of the boundary road
demarcations have been cleaned up to be consistent with the approved attendance boundaries; the
future Downsview lands development has been ascribed to Review Area CE06 and St. Francis
Xavier/St. Fidelis have been ascribed to CE05 rather than CEO08. Review Area boundaries continue
to consider the accommodation of pupils in their resident areas over the longer term, as well as man-
made barriers including major arterial roads, railway crossings and industrial areas, municipal
boundaries, travel distances within the Board’s transportation policies, program requirements, ete.

Step 3 - Utilize the School Facilities Inventory information to determine the Ministry-approved
OTG (On-the-Ground) capacities and the number of portables and portapaks (temporary space) for
each existing elementaty and secondary facility. Adjust the OTG capacity for pupil spaces, which in
the opinion of the Board, are not required to meet the needs of the existing community and to
recognize the Ministry of Education’s adjustment to address the Full Day Kindergarten (FDK) and
child care initiatives.

Steps 4 through 6 - Determine the Board’s projections of enrolment, by school, by grade, by
program over the fifteen-year forecast period. Enrolment projections that distinguish the pupil



requirements of the existing community (elementary to secondary retention, the number of future
Kindergarten subscriptions, and the by-grade advancement 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 assume that any pupils
temporarily accommodated outside of their resident attendance area are returned to their resident
area.

Steps 7 and 9 - Determine the number of “available” pupil places by subtracting the Year 2027/28
projected head count enrolment (to reflect FDK) from the total capacity for the review area. The
Board is entitled to exclude any available pupil places that in the opinion of the Board, could not
reasonably be used to accommodate enrolment growth. Schools within each Review Area are
distinguished between those that have been (due to enrolment growth and capacity added) and will
be impacted by the construction of new homes within their attendance boundaries, from those that
are not. The determination of 15-year growth-related needs is relevant to the first category of
schools — not the latter.

Subtract any available and surplus pupil places in existing facilities from the requirements of new
development, to determine the net growth-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 of growth.

Step 8- Complete Form A of the EDC Submission to determine eligibility to impose education
development charges. This involves a detailed 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 EDC by-law.

Step 10 - Determine the number of additional 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
component is required, no sites are identified. However, in the latter circumstances, there may be
site development costs incurred in order to accommodate enrolment growth. These costs will be
included in the determination 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. Finally, the acquisition of lands may be part of redevelopment strategies and may
involve the acquisition of lands declared ‘surplus’ by co-terminous school boards. Finally, where
land costs are prohibitive, can the board acquire an interest in land through the imposition of
education development charges and does this include an interest in a strata development?

Step 11- Determine the additional sites or acreage required and the basis upon which the TCDSB
can acquire the lands.

2.2 Financial Component:

Step 1- Identify the land acquisition costs (on a per acre basis) in 2018 dollars. The TCIDSB site
acquisition strategies include the purchase of residential properties, the acquisition of lands for new
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development sites where available, and acquisitions involving the purchase of lands from other
school boards or agencies. In addition, identify the supplementary site acquisition costs for site
expansions only partally funded under the predecessor EDC by-law.

Step 2 - Identify site development, site preparation and applicable study costs specified under
257.53(2) of the Education Act.

Step 3 - Apply an appropriate indexation 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 first by-law period.

Step 4 - Determine what amounts, if any, should be applied to reduce the charge as a result of the
following:

1. The Board’s policy on alternative accommodation arrangements;

2. The Board’s policy on applying any operating budget surplus to reduce net education

land costs;

3. Any surplus funds in the existing EDC account which should be applied to reduce the
charge;

Step 5 - Determine the quantum of the charge (both residential and non-residential if the Board
intends to have a non-residential charge), considering borrowing impact (particularly where there is
significant deficit EDC account balances) and EDC account interest earnings by undertaking a
cashflow analysis of the expenditure program over the 15-year forecast period. The cashflow
analysis is consistent with the §166 million Line of Credit agreement with CIBC World Markets,
specifying the interest rate to be paid and the payback period. The cashflow analysis sets proposed
EDC rates based on an assumption that the Board’s internal working capital could support a
negative EDC account balance up to $10.0 million in any given year.



FIGURE 2-1
EDC METHODOLOGICAL
APPROACH
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Chapter 3 — JURISDICTION OF THE BOARD

3.1 Legislative Provisions

Section 257.54(4) of the Education At states that “an education development charge by-law may
apply to the entire area of the jurisdiction of a board or only part of it.”

Despite this, “an education development charge by-law of the board shall not apply with respect to
land in more than one region™ if the regulations divide the area of the jutisdiction 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 with 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 O. 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 O. Reg. 193/10).

The determination of proposed EDC rates found within this report is based on a singular
jurisdiction-wide by-law charging structure. Should the Board wish to consider area-specific EDC
rates, a new background study, Ministry 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 secondary Review Areas used to determine
growth-related education land costs.

3.2  Analysis of Pupil Accommodation Needs by “Review Area”

In order to attribute the number of pupil places that would be “available and accessible” to new
development, within the areas in which development occurs, the Boatd’s jurisdiction has been
divided into sub-areas, referred to in the EDC submission as “Review Areas.” Within each Review
Atrea, schools 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 of growth
versus non-growth is also consistent with the way in which municipal development charge growth-
related infrastructure projects are defined. For example, surplus capacity at one library branch does
not negate the need for additional libraty 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 capacity of the Board for instructional purposes and required to meet the needs of the

018 Education Development Charge
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existing community, as a first priority. Subsequently, the school board is entitled to recognize and
remove any capacity that is not available to 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:

I.  The needs of the existing community (at the end of the 15-year forecast period) must
take priority over the needs resulting from new development in the construction of
additional pupil places.

&

Pupils generated from new development for the schools impacted by new housing
construction fill any surplus available OTG capacity within their resident catchment
area.

3. Pupils generated from new development within the review arca must take priority over

the “holding” accommodation needs of other review areas.

The remaining pupil spaces required as a result 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
should, in the longer term, be able to be accommodated in permanent facilities within their resident
area; therefore, any existing available 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 education development charges described in this report,
pupils of the Board who currently attend school facilities outside of their resident area, have been
transferred back if the holding situation is considered to be temporary in nature.

There are four important principles to which the consultants have adhered in undertaking the EDC
calculation on a review area basis:

1. Capacity required to accommodate pupils from existing development should not be
utilized to provide “temporary” or “holding” capacity for new development over the

longer term; and

o

Pupils generated by new development should not exacerbate each Board’s current
accommodation probletns (i.c., an increasing portion of the student population being
housed in portables for longer periods of time); and

3. Board transportation costs should be minimized.

4. Determining where housing development has occurred, or is, expected to occur, and the
specific schools affected by this development.

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



a. A desire by the Board to align feeder school patterns as students move from

Kindergarten to elementary and secondary programs;
b. Current Board-approved school attendance boundaries;
c. Travel distances to schools consistent with the Board’s transportation policies;
d.  Former municipal boundaries;

e.  Manmade or natural barriers (e.g, existing or proposed major arterial roadways,
expressways such as Highway 401 and Highway 8, railway crossings, industrial areas,

river valleys, escarpments, woodlots, ete.):
f.  Distance to neighbouring schools,

Secondary review areas are normally larger in size than elementary review areas due to the former
having larger school facilities and longer transportation distances. Typically, a cluster of elementary
schools are “feeder” schools for a single secondary facility.

For the purpose of the jurisdiction-wide approach to calculating education development charges, the
Toronto 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 development application database enables the Board to specify which
existing and proposed school sites will be impacted by new housing development. The
determination of net growth-related pupil place needs is therefore concentrated on the school sites
where additional site acquisition and/or site development costs would be required to accommodate
enrolment growth, and for which Board staff have identified an accommodation need.

It is noted that undertaking the determination of additional site requirements using a review area 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-RESIDENTIAL GROWTH
FORECAST

4.1 Background

This section of the teport deals with the 15-year forecast of residential and non-residential
development for the mid-2018 to mid-2033 forecast period. The legislative requirements respecting
EDC growth forecasts cite the need to identify the anticipated timing, location, and type of
residential development, which are critical components of the overall EDC process due to the
inextricable link between new units and new pupil places. The location of development is
particularly important to the determination of additional growth-related site needs. Therefore, every
effort was made to consider the most recent residential and non-residential forecast information
available.

For the City of Toronto, the EDC forecasts are consistent with the growth forecasts' 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-related
municipal infrastructure needs generated by residential and non-residential development, the EDC
housing forecast takes into consideration the impact on future student accommodation needs at a
school-by-school level. As such, a detailed annual forecast of occupied dwelling units was
undertaken by TCDSB school, by density type and by number of bedrooms, utilizing development
pipeline data supplied by both the school board and the City of Toronto.

While the EDC legislation requires that the by-law rates be based on a 15-year forecast of building
permits to which EDC charges would apply, the detailed housing forecast undertaken by the City’s
DC consultants covers the mid-2018 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. *

Of the built and proposed residential development applications within the City of Toronto’s
development pipeline (where proposed unit size in terms of number of bedrooms has been
identified as part of the development data — more than 92% of the 367,770 units contained in the
Q2 2017 pipeline dataset)” the majority of the units are proposed to be bachelor and 1-bedroom;
while just over 8% are proposed to be 3 bedrooms or more. While the pipeline development
applications would suggest an overwhelming market need for smaller units that are not typically
geared to family occupancy, and the City’s Growing Up Vertical reports suggest that families are
trying to cope with raising children in high-rise developments; the number of families occupying

I City of Toronto Development Charges Background Study Report for Public Consultation, Appendix A Growth
Forecast prepared by Hemson Consulting Ltd., January 9, 2018
* City of Toronto Land Use Information System IT as of June 2017
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high-rise apartments is on the rise; and it is anticipated than more recent restrictions on mortgage
qualifications for 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 must be considered as part of the growth forecast
as follows:

*  “An EDC background study shall include estimates of the anticipated amount, type and
location of residential and non-residential development.”; (Section 257.61(2) of the
Education Act)

*  “Estmate the number of new dwelling units in the area in which the charges are to be
imposed for each of the 15 years immediately following the day the by-law comes into
force.™; (O. Reg 20/98), Section 7(2)

¢ “If charges are to be imposed on non-residential development, the board shall determine
the charges and the charges shall be expressed as either:

(a) a rate applied to the gross floor area (GFA) of the development;
(b) a rate applied to the declared value of development.” (O. Reg. 20/98), Section 7(10)

*  “If the board intends to impose different charges on ditferent types of residential
development, the board shall determine the percentage of the growth-related net
education land cost to be funded by charges on residential development, and that is to be
funded by each type of residential development.” (O. Reg. 20/98), Section 9.1

*  “The Board shall choose the percentage of the growth-related net education land costs
that is to be funded by charges on residential development and the percentage, if any, that
is to be funded by the charges on non-residential development. The percentage that is to
be funded by non-residential development shall not exceed 40 percent.” (O, Reg. 20/98),
Section 7(8))

*  The EDC Guidelines state that “boards are encouraged to ensure rhat projections for
growth are consistent with that of municipalities.”

The Toronto Catholic District School Board is also required to consider Section 6 of O. 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
extent provided for in the agreement (Development Levy Agreement — Railway Lands
Central and West)”, and the lands refer to the lands described in Schedules A and B to the
agreement



4.3 Residential Growth Forecast and Forms B and C

4.3.1 Historical Housing Completions

The Canada Mortgage and Housing data compiled by Hemson Consulting Ltd. as part 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% of the units were single and semi-detached; 5% wete row houses and 85%
apartments. The last 5-year repotted period indicates a reduced percentage of low and medium
density units, along 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 anticipated to be single
and semi-detached units; less than 4% row housing and the remaining 94% apartment 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 Housing Unit Completions by Density Type

Average for | Single & Senm

g Betaohicd Moultiples " Apartments Total
2003 2,389 1,062 9,663 13,114
2004 2,209 776 7,453 10,438
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 1,186 944 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 1,107 457 11,910 13,474
2013 1,185 685 12,672 14,542
2014 1,334 456 7,754 9,544
2015 1,230 193 29,326 30,749
2016 1,358 296 14,373 16,027
2017 250 500 10,310 11,060

Total Units 20,435 10,067 178,644 209,146
% of Total Units 9.8% 4.8% 85.4%% 100.0%%

Souree Statistics Canada publiation 64-001X18
WNotes: 1. Includer ronubornes and apart ments in duplesxes
2. Includes bachelor, 1 bedroom and 2 plus bedroom apartsments
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432 Methodological Approach

Municipal forecasts of residential development generally give consideration to: underlying
demographic trends, timing and location of infrastructure emplacement, local planning 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 estate market
conditions and recent historical construction statistics) and supply (land supply and absorption
rates), staging of units in the development approvals process, government housing policies affecting
housing affordability, etc. Figure 4-1 illustrates a typical household formation projection
methodology. Figure 4-2 describes the specific approach taken to determine the mid-2018 to mid-
2033 EDC housing forecast within the City of Toronto.

FIGURE 4-1

Residential Growth Forecast: Proposed Methodology
Household Formation Projection Model

DEMAND SUPPLY

Residential Units in the
Development Approvals Process
Tvpe, phasing, location and
complexity of planning approvals
required

Designated Lands under Official Plan
and Related Secondary Plans

Opportunities for Redevelopment of
- Lands
(tndustrial, Brownfields, Commercial,
ete.)

Long-range Sarvicing Capacity,
Timing and Cost

Policy Direction (P2G, PPS,
Greenbelt Plan 2005, etc.)

Federal, Provineial, Municipal-wide

In order to prepate 15-year projections of new occupied dwelling units in the City of Toronto, for
which education development charges are to be imposed, the process outlined in Figure 4-2 was
followed. Primarily, the process included three keys steps:

1. Determine City-wide control totals by density type (and number of bedrooms for high-
rise developments) for each year of the mid-2018 to mid-2033 forecast period;

2. Use the City’s Land Use Information System data attributes to detetmine the location of
specific development applications by TCDSB, by density type and timing

3. Adjust data to add low and medium density units based on % density by Review Area;
adjust for statutorily-exempt development; compare to TCDSN SPS development
phasing and adjust as necessary
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Statutory Residential Exemptions:
Adbditional Diwelling Unit Exemption —

Section 257.54 (3) of the Education Act exempts, from the imposition of education development
charges, the creation of two additional dwelling units within an existing single detached dwelling (i.e.
the conversion of a single unit to a duplex or triplex), or one additional dwelling unit within a semi-
detached, row dwellings and other residential building. A reduction of 130 medium density units, or
1.5% of the total medium density units has been made on the EDC dwelling unit forecast. The
assumption respecting the number of units that would fall into this exemption category was taken
from a review of development application within the City’s Land Use Information System where a
low-density development was proposed to be converted to two or more units.

Replacement Dwelling Unit Exemption —

Section 4 of O. Reg 20/98 requires that the Board exempt from the payment of education
development charges, the ‘replacement, on the same site, a dwelling unit that was destroyed by fire,
demolition or otherwise, or that was so damaged by fire, demolition or otherwise as to render it
uninhabitable’, provided that the replacement building permit is issued within two years that the
dwelling unit was destroyed or became uninhabitable. No deduction has been made for replacement
dwelling units where a demolition permit is unavailable, or has expired, as the City’s grace period
practice is five years.

Toronto Raitway Lands Exenption

In 1994, an agreement entitled “Development Levy Agreement — Railway Lands Central and West”
(often referred to as the Railway Lands Agreement) was entered into by the City of Toronto, the
predecessor boards of the Toronto District School Board (TDSB), the Toronto Catholic District
School Board (TCDSB) and Canadian National Railway/CN Transactions Inc. The agreement
provided for development levy revenue to be collected from all development within the Railway
Lands Central and West to finance the construction of a community centre and elementary schools
for both TDSB and TCDSB. A 2-acre joint TDSB/TCDSB school site parcel, located south of Fort
York Boulevard and West of Brunel Court, and known as 20 Brunel Court is currently under
development.

It is noted that the Railway Lands Agreement did not contemplate the provision of any secondary
school pupil spaces (nor the designation of lands for a secondary school site) for either the TDSB or
the TCDSB.

The City’s development tracking system indicated that there are development applications equivalent
to 1,343 additional units in the Railway Lands development area. This report assumes, and the
proposed EDC by-law will state, that the TCDSB intends to apply education development charges
to all furure development within the Railway lands to the extent that additional density is approved
by the City. A reduction of 1,343 apartment units has been made to the EDC housing forecast in
respect of future development within the Railway Lands, for which building permits have not been
issued to date. A map indicating the location of the Railway 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 January 2018 City of
Torento DC population and
occupied dwelling unit forecast for
mid-2018 to mid-2033 period

Review Data Respecting Bullding Parmits,
Housing Starts and Completions, Changes
in PPUs and Census Households

Raview of Profile Toronto: How Does the
City Grow? Update 2017 , Proposed
Residential Development by Growth Area
and Stage of Development,

Review of Land Use Information System |l
attribute data by TCDSB elementary
attendance boundary, by stage of
development, density type and # of

Review of TCDSB SPS Development

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

Eliminate Completed Units from the
attribute data to recognize mid-2018 start
(367,770 to 280,456 units)

Sort by stage in davelopment approvals process
within each Review Area and for each school
Add low density and medium density
developments based on recent location of
development to match to City-wide density
targets

STEP FOUR - REVIEW LAND USE INFORMATION AGAINST
TCDSB DEVELOPMENT PHASING BY EDC REVIEW AREA AND BY
SCHOOL CATCHMENT

Review of Beard-supplied units in the
development approvals process
(phasing by unit type and by school
catchment)

Review detailed housing forecast and
adjusted phasing with Board staff and
revise as necessary

STEP FIVE: ADJUST FOR STATUTORY EXEMPTIONS

Remove Rallway Lands developments
found In the Land Use Development data

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

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
secondary review area.

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

Table 4-2
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CEO1 13,563 T 276 398 7,036 5853 13,563

CE02 5,029 2% 148 513 2423 1,945 5,020
CE03 514 0% 205 138 163 8 514
CE04 9,442 4% 55 385 5,576 3,426 9,442
CE05 8,117 4% 80 719 3481 3,837 8,117
CE06 6,507 3% 505 112 2,992 2,808 6,507
CE07 76,684 36% 6 381 46,296 30,001 76,684
CE08 30,356 14% 631 1,647 15916 12,162 30,356
CE09 1,485 1% 30 710 411 334 1,485
[ CE10 8,095 4% 92 874 3,355 3774 8,005
CE11 6,839 3% 75 78 3,532 3154 6,839
CE12 6,403 3% 105 382 3,118 2,798 6,403
CE13 29,066 14% 347 1,013 14,968 12,738 29,066
CE14 2,312 1% 562 505 666 579 2312
CE15 6,641 3% 62 91 2,966 3522 6,641
CE16 1,808 1% 90 342 846 530 1,808
CE17 1,529 1% 57 229 543 700 1,520
CE18 52 0% 29 2 0 0 52
TOTAL 214,442 100%| 3355 8,540 114,288 88,259 214,442




Table 4-2
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C801 19,106 8o%| 629 1,049 9,622 ' 7,806 19,106

Cs02 132,694 61.9% 864 4,006 74,624 53200 132,694 5
€803 50,300 235%| 1,062 2,295 25,021 21922 50,300 a
S04 12,342 5.8%| 800 1,190 5,021 5,331 12342 &
TOTAL 214,442 100.0%] 3355 8,540 114,288 88,250 214,442 g
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TABLE 43 &

TORONTO CATHOLIC DISTRICT SCHOOL BOARD
Education Development Charges Submission 2018
Forms BIC - Dwelling Unit Summary

1
{1 —

100l Boar

o

C

PROJECTION OF NET NEWDWELLING UNITS '

77
Year! | Year2 | Yoard | Yeard | Year§ | Year® | Year7 | Vear§ | Yeard | 'Year10 | Year{f | Year12 | Yoar13 | Yoartd | Year 15 " 2
28| 2009 | 20200 | 200/ | 2020 | 02 | 2000 | 2008 | 0080 | 200 | 0% | 208 | 000 | 28 | 0% Uhits &)
019 | 220 | 2000 | 002 | AL | 24 | 2005 | 6 | N | NN | N2 | 00 | W | AN | 2% ,_i_j
Singles and Semi-Datachod 165 208 Me| M| M3 M| M| M| |  WE| 0] 178] 0| W4 M| 33 :w
Medium Density Me| S0 7| 45| o7 1316|  TA3| 50| 2| S| 16T] 7B W] 69| 0540 2
dpermentsSonorsandStodens. | - | - [ - [ e[ i o] w| s - - @ - -] ® | m 8
Apartments Bachelorand { Bedroom | 10,602 | 10892| 9309 7e69| G67%8| 6116) 5895| V8| TAI| TO62| 6088|4901 6642| 65| 636 111U E’
Apartments - 2 Badroom or mora 6285| 6106| G7d2| 5e6| 4d64| SSI5| 6778|5103 S%6t| G86T| 5819 727| 6980| 5803 12| 88,269
Tolal 05| AT 16.000] 14400 13995 A3TIE) 13800 383 38U [ 138M| 13486 13420| 3,006 ( 92861| 12792 204442
Noles: , Assumed to ba et of demitons and comersions, {Grand Toa! ross New Unis in ByLaw Area ¥
Less: Statuloiy Exerpt Uit n By-Law Area [ A
Loss:Raiway Lands Exempt Dovelopment E?

Total Net New Unils in By-Law Area

4.4 Non-Residential Growth Forecast and Form D

The non-residential growth forecast indicates that a total of 71,712,075 square feet of non-residential
gross floor area (GI'A) space and additions is anticipated for the City of Toronto over the 15-year
forecast period. Industrial and institutional additions, municipal and school board properties, which
are exempt under the legislation, are expected to total 6,366,714 square feet of GFA over that same
time period. Therefore, an education development charge by-law can be applied against a net of
65,345,360 square feet of net gross floor area. The non-residential growth forecast was derived




from the City’s DC forecast of new construction of space and employees prepared by Hemson
Consulting Ltd. The historic estimated construction of new space and additions is taken from Table
11 of the City’s DC report. Historical non-residential building permit data is found in Table 4-4.

Table 4-4
City of Toronto
Historic Non-Residential Building Permit Values
Permits for New Construction only, including building additions
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= 2000 |3 2053063 351803 49,094 | § 289,580
& 2001 [ 206387 |$ 302468  191927]|$ 428,560
B 2002 |$ 2849198 230845 360066 |3 668,069
2 2003 |§ 236440 s 428415 3852625 664,543
3 2004 |§ 330497 960025 412742 |3 848241
£ 2005 |§ 22527(s  21148[§5 752178 378892
i 2006 |§ 250257 |§ 26,318 |$ 89,365 | § 365,940
é 2007 |$ 682434 |$ 50,133 |§ 173,033 |$ 905,600
A 2008 |§ 774255 |§ 92952 |§ 234,851 [§ 1,102,058
= 2009 | 726409 [§ 175028 81221 (8§ 825222
& 2010 |$ 718149 [§ 38,806 |§ 443,733 | § 1,200,688
= 2011 |$ 542853 s 80403 |s 1623457 | 22855713
= 2012 |$ 365170|8 318545 |$ 478033 |$ 1,161,748
© 2013 |$ 683406 | 41155 |§ 232011 |s 956572
2014 |s 5996528 90996 |8 136258 |S 826,906
2015 |$ 651367 |$  24625|$ 882,661 |5 1558653
2016 |$ 350540 |$ 163,679 | § 65817 | § 589,036
Source: City of Toronto DC Study, Junuary 2018 prepased by Hemson Consulting Ltd,
(Table 11)

The projections of 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-year 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
square metres of additional 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

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

Less: Board-Determined Gross Floor Area From Exempt
Development

5]

018 Education Development Charge

Net Estimated Board-Determined Gross Floor Area 65,345,360
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Chapter 5 - DEMOGRAPHIC TRENDS AND FUTURE
ENROLMENT EXPECTATIONS

51 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 elementary
headcount and 28,569 secondary ADE) and currently operates 165 elementary and 31 secondary
schools.

511 Overview

The consultants have been retained to prepare long term (i.e., 15-year) enrolment projections for the
Board. The analysis set out herein examines both historic demographic and enrolment trends within
the Board’s jurisdiction. The determination of 15-year enrolment projections uses a spatial matching
of historical TCDSB student data with MPAC housing data (i.e. by period of occupancy), in order to
derive the number of TCDSB pupils to be generated by new housing development and to determine
appropriate by school, by grade, by program (e.g. French Immersion) enrolments.

The key elements of historical trends (both demographic and enrolment) are examined below.
Firstly, demographic trends are assessed in terms of:

What has been the change in pre-school and school age population, for the jurisdiction as a
whole, and for sub-geographies within the Board’s jurisdiction? Many school boards can, and will
experience areas of school 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 elementary
school age population.

More importantly, what has been the change in pre-school and school age population per
household? 1t is possible to experience significant new housing construction and yet experience a
decline in school age population per household due to an aging population driving 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)? Has the ethnic make-up of the
migrant population changed and, if so, how might this affect projected enrolment for the Catholic
board in particular? What is the religious affiliation of the migrant population? 1t should be
noted that religion is only asked every second Census undertaking.

How has the birth rate (1.e., the number of children botn annually) and the fertdlity rate (i.c., the
number of children a female is likely to have in her lifespan) changed for particular age cohorts? For
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example, in many areas, the birth rate has declined in recent years, while the fertility rate in females
over the age of 35 has been increasing. Generally, the data indicates that, for the majority of the
Province, women are initiating family formation 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.c., the number of pupils entering Junior Kindergarten versus
the number of students graduating Grade 8) of the Board changed?

Have changes in program delivery affected the Board’s enrolment patterns (e.g., introduction of
French Immersion programs)?

How has the Board’s share of elementary/secondary enrolment changed vis-a-vis the co-
terminous boards and private school/other enrolment?

5.1.2 Population and Housing

Statistics Canada released the population and dwelling unit data related to the 2016 Census
undertaking. This data provides insights into demographic shifts by City Neighbourhood and for the
City as a whole. This information is one of the sources of the 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, illustrating the changing trends which will impact future enrolment
growth for the Board.

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 or 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 in all age groups between 0 years and 19
years with the exception of Area 3’s pre-school age population and Area 1's elementary school age
population. In fact, the Yonge Street corridor has experienced an increase of almost 4,000 pre-
school age children and almost 7,800 elementary and secondary school age children.

In terms of future shifts in age structures within City of Toronto Neighbourhoods, the percentage

of the neighbourhood population over the age of 65 years, as a % of the total population, is one of
the indicators of future re-gentrification and re-occupancy of dwellings. As to the impact on future
TCDSB enrolment, that is something to be monitored over time.
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5.1.3 Enrolment Ovetview and Apportionment

Historical elementary and secondary enrolments (2001/02 to 2017/18 projected) for the TCDSB
and the TDSB have been summarized in Table 5-2. This table summarizes the change in elementary
and secondary enrolment for each Board over this time period, as well as English-language
apportionment shares (Le. the percentage of students who choose to attend TDSB and TCDSB
schools). The information is taken from the Ministry-reported enrolments and found in the annual
Funding Projections report for each Ontario school board.

TCDSB elementary enrolment as a percentage of total TDSB/TCDSB enrolment has remained
relatively consistent at approximately 26% of the total, 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 smaller graduating elementary classes moving into the
secondary school environment.

Table 5-2
TCDSB/TDSB Historical Apportionment Share

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

2006/07 163,330
2007/08 57,088 29,123 159,960
2008/09 56,190 29,767 156,944
2009/10 55,910 30,360 155,120

2010/11 55,572 30,424 |

2011/12 55,342

154,234 |

154,401 82,967

2012/13 55,092 153,987 80,444
2013/14 54,681 154,267 76,219
2014/15 60,173 171,510 73,239
2015/16 60,389 169,611 71,458

2011-2016

Souras: Provindal Summaries

26.20 27.7%

73.8% 72.3%

201718 Projections 61,627 | 27,997 | 171,470 __70,385



5.2  15-year Student Enrolment Projections and Projections of Pupil
Accommodation Needs

The end of 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 of two distinet
methodological elements. The first, which is consistent with industry standards, follows a retention
rate approach to determine how the existing pupils of 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 of the Board) would move through each grade and transition from
the elementary to the secondary panel, including any shifts in apportionment moving from
elementary to secondary 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 pupils would be generated by
new housing development over the forecast period, and what portion of these pupils would
potentially choose to attend schools of the Board. This element of the forecasting exercise is known
as the “Requirements of New Development.” The EDC Guidelines tequire that each projection
clement be examined separately and subsequently combined to determine total projected enrolment.
The methodological approach to each element is examined in depth below.

ireme Existi m

The enrolment projections of the existing community ate intended to reflect the predicted change in
enrolment pertaining to housing units that have previously been constructed and occupied within
the Board’s jurisdiction. Existing community projections may also include some pupils who live
outside of the Board’s jurisdiction, but attend schools of the Board.

The key components of the existing community projection model are outlined in Figure 1.
8 Enrolment projections disaggregated by sub-geography (i.e., review areas) and by school.

2. Historic average daily enrolment by school, by grade and by program (e.g. French
Immersion). This information is verified against the Board’s Financial Statements. The
enrolment summaries are used to determine how changes in the provision of facilities and
programs, as well as school choice, have affected student enrolment to date. This
information also provides perspectives on how board apportionment has changed
throughout the jurisdiction and by sub-area. This information provides an indication of
holding situations where pupils are provided with temporary accommodation awaiting the
construction of additional pupil spaces (e.g. new development along Sheppard Ave. that will
eventually attend a new school to be constructed on the Sheppard Avenue Concord Adex
site).
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FIGURE 1

PUPIL REQUIREMENTS OF THE EXISTING COMMUNITY

R % G D. E.
Import Data Aggregate Data Data Synthesis Panel Allocations Reisis Raiifes
Sources
Determine
Grade to
— Grade
Retention Elementary
Retention Rates Panel
Historic ADE Rate Model Aggregate ;‘Wi:ﬂlm: =
Enrolment (10-15 Yr.) Facility eadcoun
by Facility & B By Schaool ) Projection > JIC Entry taken includes FDK)
Grade By Grade by Review From MoF —
By Program Area - Trends of and Grade
Projected Projections
4Yr. Olds With Board
Staff
and Adjust as
Feeder School Secondary necessary
Matrix Applied Panel J
b Retention Projections
Elementary or (ADE)
Elementary to
Secondary
3. Historic 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 years? 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?

4. Feeder school retentions for each elementary and secondary school - this includes pupils
feeding into specialized programs (e.g., French Immersion, Extended French, Gifted, ete.)
and from elementary schools into secondary schools. Typically Grade 8 students are directed
to a preferred secondary school based on a board’s atrendance boundaries. However, “open
access” policies at the secondary level often permit students to attend their school of choice
(which could include a co-terminous board’s secondary school).

8. Historical enrolment anomalies and the ability to document unusual shifts in enrolment at
any individual school due to changes in program, staffing, transportation policies, capital
improvements, etc.

The projected enrolment supporting the “Requirements of New Development” is intended to
determine the number of pupils that would occupy new housing development, and the percentage



of these pupils that are likely to attend schools of the Board. Some of these pupils 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 are outlined in Figure 2.

1.

)

0.

Units in the development approvals process — a spatial matching of the City’s Land Use
Information System II and Board-approved TCDSB elementary attendance boundaries is
used as one of the considerations in deriving the detailed fifteen-year housing forecast by
school resident area, by unit type and for the majority of the high-rise development
applications - the number of proposed bedrooms per unit. The units constructed and in
various stages of occupancy were removed from the dataset in deriving the 15-year housing
forecast by school, given the lag between the timing of the dataset (June 30, 2017) and the
timing of proposed by-law implementation — July 1, 2018. The development applications
were sorted by stage in the development approvals process and application date in matching
to the City's DC forecast of 214,442 units over the mid-2018 to mid-2033 forecast petiod.
Finally, the consultants were required to add low density and medium density units based on
recent housing completions by sub-area, in order to match to the projected density mix.

Municipal growth forecast — the City of Toronto’s DC housing forecast which was released
to the public in January 2018 was used as the basis for the City-wide 15-year control totals,
S-year increments and density mix.

The TCDSB’s development phasing data in its SPS application was used to crosscheck the
detailed dwelling unit forecast by school.

Pupil yield cycles derived from historical TCDSB student data spatially matched to MPAC
housing data by period of housing construction over the last 15-years (to derive 15-year
pupil yield cycles), by density type and by Review Area. The pupil yields cycles were
subsequently applied to each of the development applications comprising the housing
forecast by school.

Age-specific Ministry of Finance (Mol) population projections for the City of Toronto were
reviewed and the historical TCDSB apportionment share applied to determine the order of
magnitude of projected enrolment increases, consistent with fertility and net migration
assumptions underlying the MoF projections. The total Requirements of New Development
plus Requirements of the Existing Community were peer reviewed against the MoF
projections. It is noted that the most conservative Mol projections — Spring 2013 found in
Table 5-3 were used as the basis for the peer review. While more recent Mol projections
suggest an even higher increase in pre-school and school-age population, the EDC
projections are consistent with the Spring 2013 population increase (based on TCDSB
apportionment share) of 6,943 additional persons aged 5-14 years and 4,288 additional
persons aged 15-19 years.

Figure 2 outlines the methadological approach in assessing the Requirements of New
Development.
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Table 5-3
Ministry of Finance mid-2018 to mid-2033 Population Projections
and TCDSB Apportonment Share
Difference| MoF | MoF | MoF
Preliminary| Projections Projections | Projections|  TCDSB | TCDSB | TCDSB
X ~ [Preliminary | Census o (mid-2018 | (mid-2018 | (mid-2018 |Appoctionment | Apportionment|Apportionment
2006 201 2016 |MoF2016( MoF | romid- | tomid- | tomid- | Share & MoF | Share & MoF | Share & MoF

Census | Census | Census |Projections | Projections| 2033) | 2033) | 2033) | Sprng2013 | Spring 2015 | Speing 2017

Total Population
Pre-school (0-4 v15) 134,975 | 140,510 136,000 149,554 13,354 13,560 20,527 28,180 2495 4299 5902
Elementary (5-14 v15) | 274,645 | 260,360 202,135 238,333 -3,802 35,460 39,441 70,860 6,943 12,450 13,234
Secondary (13-19 vrs) | 146,205 | 150,045 145,525 153,276 7,751 19,980 24,323 27911 4,288 5,584 5,714
Totals 335825 | 530915 343,660 361,163 17,503 68,600 104,201 126,951 13,726 2,33 24,851
FIGURE 2
PUPIL PLACE REQUIREMENTS OF NEW DEVELOPMENT: CONCEPTUAL SCHEMATIC
E
A a C. D. Pupil
External Data Pupl! Projection Panel Board Requirements of
Sources Calculations Allocations Apportionments Now
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The New Unit Pupil Yield Cycl

Figure 3 translates the impact of the single detached unit occupancy trend to a conceptual
representation of the pupil yield cycle for these types of dwelling units. This figure illustrates a
typical yield cycle for a new single detached dwelling unit, commencing at initial occupancy of the
unit. In reality, there are several variables that affect the overall pupil yield cycle. Firstly, most new
communities are constructed over periods of 5 to 15 years, so that the aggregated overall pupil yield
of even a community comprised entirely of single detached units will represent an amalgamation of
units at different points on the pupil yield cycle. It should be noted that new communities are
generally comprised of:

% Units constructed and occupied at different times;
’ Development of varying densities (low, medium or high);
. There atre particular types of units with low “initial” yield occupancies (e.g., adult lifestyle,

recreational, granny flats, etc.).

The second variable is that there are basically two pupil yield cycles that have historically affected
single detached units in newer communities: the primary cycle, which occurs over the (approximate)
first 15-20 yeats of community development; and the sustainable cycle, which occurs after that
point.

The primary yield cycle for elementary 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 units. Recent demographic and occupancy trends, however, suggest that the family creation
process is being delayed as many families are postponing having children and also having less
children (as witnessed by declining fertility rates). Also, lower mortgage interest rates over the past
few years have allowed buyers to purchase homes in advance of the intention to create families.

“Peak” yields may remain relatively constant over several years, particularly in periods of sustained
economic growth. Hventually, however, the elementary yield would gradually decline until it reaches
the end of the initial yield cycle and moves to the first stage of the sustainable yield cycle. The initial
yield cycle of secondary pupil generation peaks in approximately year 12 to 15 of new community
development (depending on the timing of 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 elementary and secondary panels appears
to maintain the same peaks and valleys. However, the peak of the sustainable cycle is considerably
lower than the primary peak for the community.

Accordingly, the overall blended pupil yield for a single community will incorporate the combination
of these factors. Pupil yields applicable to different communities will vary based on these (and
other) demographic factors. Pupil generation in the re-occupancy of existing 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 eartlier in this report, the family occupancy of high-rise developments in the
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City of Toronto is on the rise. Moreover, there is a need to track how neighbourhoods with an
increased aged population, change over time as the units are reoccupied.

Figure 3
Conceptual Representation of the Pupil Yield Cycle
for A New Single Detached Dwelling
Pupil Yield
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The projected “requirements of the existing community” are added to the total “requirements of
new development” by school and by grade, to determine total projected enrolment over the forecast
period, as shown in Figure 4.

This information is reviewed in detail with Board staff. The enrolments are adjusted, whete
necessary.



A
Existing Community

B.
New Development

FIGURE 4

C
Data Testing

B.
Final Results

Requirements of
Flrel Beating 9 Total Enrolment
Community New Development Compare to other
5 5| Projections by
Enrolment Enrolment Source Population - Banal i Sl
Prajections Total Projections Total Trends b‘ GV 4 .
Board Board e

5.2.2 Summary of Board 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 Board is expected to
experience an increase of about 687 students in the existing community, 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.

On the secondary panel, the TCDSB EDC projections forecast a decrease of 1,535 students in the
existing community and 3,121 additional students to come from new development over the next 15
years. This results in total projected year 15 enrolment of 30,155 students on the secondary panel,
increase of about 1,586 students from the 2017/18 enrolment.
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Chapter 6 — SITE REQUIREMENTS AND VALUATION

=

6.1 Legislative Requitements

“harge

The steps set out in section 7 of O. Reg. 20/98 for the determination of an education development
chatge, require the Board to “...estimate the net education land cost for the elementary/secondary
school sites requited to provide pupil places for the new school pupils.”

Section 257.53(2) specifies the following as education land costs if they are incurred or proposed to
be incurred by a Board:

1. Costs to acquire land or an interest in land, including a leasehold interest, to be used by
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the board to provide pupil accommodation.

2

2

Costs 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.

3. Costs to prepare and distribute education development charge background studies as

chool Board —

required under this Division.

S

4. Interest on money borrowed to pay for costs described in items 1 and 2.

5. Costs to undertake studies in connection with an acquisition referred to in item 1.

Only the capital component of costs to lease land or to acquire a leasehold interest is an education
land cost.

Under the same section of the Act, the following are not education land costs:
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1. Costs of any building to be used to provide pupil accommodation;

2,  Costs that are attributable to excess land of a site that are “not education land costs.”

(section 2 subsection 1 of O. Reg. 20/98).
However, land is not excess land if it is reasonably necessary,
(a) to meet a legal requirement relating to the site; or

(b) to allow the facilities for pupil accommodation that the boatd intends to provide on the
site to be located there and to provide access to those facilities.

The exception to this is:
(a) land that has already been acquired by the board before February 1, 1998, or

(b) land in respect of which there is an agreement, entered into before February 1, 1998,
under which the board is required to, or has an option to, purchase the land.
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Finally, the Regulation specifies the following site sizes:

401 to 500 5
501 to 600 6
601 to 700 7
701 or more 8

1000 | 12
1001 to 1100 13
1101 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 are situated adjacent to
parkland that is partially or wholly available for school program usage (i.e. preferably on an exclusive
use basis during the school day). However, municipalities may be reluctant to allow shared usage of
this land. The school board would likely be required to participate in cost sharing responsibilities
related to operating costs and risk management. In some instances, Boards may require site sizes in
excess of the maximum prescribed above, in that a portion of the school site may be undevelopable
(e.g. environmentally sensitive lands, woodlots, etc.). Changes to program offering often translates
into larger school buildings footprints, increased playfield space, parking spaces, site access, ete. that
would require larger school sites. The EDC legislation deals with the acquisition of school sites
exceeding the acreage benchmarks outlined above. School site sizes need to be determined on a site-
specific basis and may be more or less than specified in the table above.



6.2 Increased Site Size Requirements

The EDC Guidelines (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 impact of programs such as PCS, FDK and on-sight daycare,
greater site access needs, playfield space and pens, parking requirements; the potential to
accommodate increased portables 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 requirement
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 the cost of
constructing a podium school. A podium school is a school constructed at the base of a high-rise
development as shown below.
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Rendering courtesy of CS&P Architects




The section of the Education Act dealing with education development charges was designed to
address the acquisition of lands in a greenfields setting — that is: designed to deal with the acquisition
of average elementary and secondary site sizes found throughout Ontario and outside of urban
settings attracting intensified land uses.
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Whete land costs are prohibitive due to the value of potential density on the land, a school board
may not be in a position to acquire land (or assemble parcels of land) of sufficient 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 of considerably higher education development charges.

Given that the definition of education land costs includes:

Costs to acquire land or an interest in land, including a leasehold interest, to be used by
the Board to provide pupil accommodation; but excludes the costs of any building to be
used to provide pupil accommodation.

Does the cost to acquire an ‘interest in land” include acquiring an interest in the strata development,
where the strata development incorporates a school building? It is noted that an ‘interest in land’ is
not defined in the Education Act. Can the costs of constructing the school facility be considered
EDC-eligible, in lieu of the ownership of a school site where land costs are prohibitive? Legal
counsel has advised the TCDSB that a change in the legislation and associated Regulations would be
required to allow EDC funds to be used to pay for a strata interest — the costs of constructing a
school as a podium school.
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During the 2013 TCDSB EDC study, several of the EDC-eligible school sites included the costs of
underground parking as eligible site preparation costs, even though underground parking is cleatly a
construction cost in that it requires building permit application and approval, and the underground
parking structure supports the school building structure. A business case demonstrating that the
cost to fund the construction of the underground parking was less 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 EDC-eligible cost for several sites in the 2013 EDC
study.

The TCDSB is working with legal counsel, qualified architects and costs consultants to evaluate the
break-even point at which the fair market value of land would exceed the cost of constructing a
podium school as a solution to meeting growth-related student accommodation needs. It is the
intention of the TCDSB to share this analysis with development community stakeholders, and
determine if there are shared interests in approaching the Province to enable education development
charge funds to be used to acquire a strata interest in a high-rise development. There are potential
benefits to the development community in terms of reduced development charge payments and
increased marketability of their developments, particularly where community facilities and shared
school program spaces are made available to the local community as part of a multi-use




development. There are opportunities to create additional community spaces in high-rise
developments that have been lacking indoor spaces for local community use.

A Stratified Title Arrangement is a determination of ownership or use of land divided above and/or
below grade, and typically involves two or more parties. A strata development can be buildings or
land, divided into separate units, called strata lots. This allows for individual ownership of strata lots.
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 the building, rooftop play spaces, child care
spaces and circulation space necessary to meet student program needs. However, strata schools
provide an opportunity to correct recognized deficiencies in high-rise developments in the City of
Toronto that are increasingly occupied by households with children. The City’s Growing Up Vertical
report highlights the need for additional community spaces within these buildings available to local
families. Specialized program spaces in schools like makerspaces (makerspaces provide hands-on,
creative ways to encourage 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
community during after school hours. Community hubs as part of school design can add additional
shared program spaces.

In the case of a podium school, the timing of the high-rise development will dictate the timing
necessaty to 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
priority funding approval from the Province. This enables the timing of the school development to
be more precisely aligned with the intended timing of construction of the high-rise development.

It 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 how the strata interest
will accommodate enrolment 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. There 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,

In the context of EDCs, there will be a need to demonstrate that the acquisition of an interest in
land can include a strata interest and that EDC funds can be used to pay for podium school
construction costs — a business case will be required to demonstrate that the cost of the strata
interest is less than the cost of acquiting land under the EDC legislation. Further, the strata interest
could be patt of redevelopment of surplus school sites owned by co-terminous school boards.

Recently, the TCDSB retained CS&P Architects and costs consultants Turner Townsend to develop
concept plans for podium schools under three scenarios: a JIK-8 school; a 9-12 school; and a JK-12
school configuration. The architects used a proposed development property east of Yonge Street as
a proxy 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 family-sized apartment units (at least
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one-bedroom plus den) plus townhouses in an area that is historically recognized for its lack of
student accommodation for both the TDSB and the TCDSB.

The podium analysis, when complete, will determine the cost of the following podium elements:

1. Underground parking requirements, consistent with Block 31 standards of 0.0541
parking spaces per pupil places and height/turnaround requirements necessary to allow
for bus pick-up/drop-off and delivery underground.

2. Exterior circulation and play space, including roof-top play spaces necessary to
accommodate separate play areas for Kindergarten and Child Care.

3. School Superstructure (i.e. base building) with services to the building,

School Interior Fit-up consistent with industry standards.

5. School spaces to be shared with a community partner.

6. Community flex space (i.e. space that could be used by the communiry, but available to
the school to accommodate enrolment growth if necessary).

7. Parkland for shared playficld space (e.g. a nearby park with one or more sports fields that
could be shared between the City and the school board).

8. The potential value of the development displaced as a result of inserting the school as
part of the proposed development, and 2 determination of how much increased density
would have to be approved by the City in order to offset the displaced density taken up
by the school.

9. The development soft costs, City levies, parkland dedication, ete. and exemptions
afforded the TCDSB, as part of determining the overall financial impact of the displaced
GFA.

Once the podium analysis is complete it will be shared with the TCDSB to assess the potential for
podium schools from a program delivery perspective. The podium analysis will also be shared with
the development community from the perspective of opportunities to reduce the EDC rates
through the incorporation of strata 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 secking BILD’s support in approaching the Ministry to define an interest in land to include a
school strata interest as described herein.

6.4 Site Requirements

The site requirements arising from new development in each review area indicate the cumulative
number of new pupil places required by Year 15 of the forecast period, and for which there is
insufficient permanent pupil places to accommodate all projected students. Further, new sites may
not be required where the Board intends to construct additions to existing facilities to meet all or a
portion of the requirements of new development over the forecast period (although, in some cases



the acquisition of adjacent property and demolition of existing buildings may be required). Even in
a greenfield situation, school additions constructed to accommodate enrolment growth may require
additional site development (e.g. grading, soil remediation, upgrading 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 construction and the capital allocation process. The length of
time required to approve development plans, acquire land for school sites, assess site 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, multi-use partners, sale of development density to fund capital costs, etc. Aligning
funding, acquisition and site development timing is particularly challenging in an intensified urban
development environment.

6.5 Land Valuation Approach for School Sites

The TCDSB retained the services of the firm gsi Real Estate & Planning Advisors Inc. 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 over the fifteen-year forecast period. Specifically, the appraisers
were requested to provide an opinion as to:

(a)  the appropriate land acreage value for school site acquisitions by the Board, for
expected sites within the Board's jurisdiction through available land acquisition and

through friendly or non-friendly expropriations;

(b)  the appropriate annual escalation factor to apply to the (current) school site value in
order to sustain the likely acquisition cost over the by-law period.

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 rate setting. In those
instances where the required site is comprised of several specific (smaller) 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 to each of the
parts (.e. the smaller parcels or properties that combine to form the Board’s requirements). As such,
while the values contained in this report are suitable and defensible for the purpose of EDC rate
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setting, it is not appropriate to rely exclusively on the specific values assigned to each of the smaller
parcels for the purpose of acquiring or expropriating said parcels.

For those sites improved with a residential dwelling, 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 (MPAC).

6.5.1 Valuation Approach

The valuations pertaining to the new school sites assume a relatively level, clear site with full municipal
services available 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 “Highest and Best Use” of each site. A property’s highest and
best use is defined as:

“..that use which is mast likely to produce the greatest net return, in income or amenities, ower a given
period of time. Alternatively, Highest and Best Use may also be defined as the reasonable and probable
nse that will support the highest land value as of the ¢ffective date of appraisal.”

The following criteria are considered when estimating Highest and Best Use:

1) The use must be legal and in compleance with soning and building restrictions (or bave the potential lo
receive an amendment or vartanee lo the in-force land use conirols).

2} The wse mnst be within the reatm of probability, a likely one not speculative or conjectural.
3) A demand for such a use must excist.

4)  The use mnst be profitabie.

Our value estimates are predicated upon the concept of “Market Value”, which is defined as:

“The most probable price which a property shontd bring in a competitive and gpen markel as of the specific
date wnder all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is ot affected by wndue stimulus.”

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:

1. buyer and seller are typically molivated;



ha

both parties are well informed or well advised, and acting in what they consider
Hheir best inferests;

3. a reasonable time @5 allowed for exposure in the open market;

4. payment is made in terms of casl in Canadian Dollars or in terms of financial
arrangenents coniparable thereto; and

5. the price represents the normal consideration for the property sold anaffected by special or ereative

financing or sales concessions granted by anyone associated with the sale. [1]

[ Canadian Uniform Standards of Professional Appraisal Practice, Appraised Institute of Canada, 2004.

We have applied the Direct Comparison Approach in forming our estimates of market value for the
Subject Sites.

The Direct Comparison Approach provides a basis for value through a process of adjustments for

differences between comparable sales and the Subject Site. In this method, similar land recently sold
or offered for sale is analyzed and comparisons are made for variations in such factors as time,
location, size, motivation, corner influence, zoning and prospective use. This is the most commonly
used approach to value as it reflects typical buyer and seller reactions.

The Direct Comparison Approach extracts its supporting data directly from the market. Tt
contemplates the comparison of the Subject Sites with comparable properties that have recently sold
or are currently listed for sale and is an application of the Principal of Substitution. 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 unit(s) of comparison utilized in the analysis process includes the sale price
per area, sale price per square foot 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). We recognize that
assessments are typically lower than current market value due to the retrospective date of assessment
(being January 1, 2016) and the likely application of a discount to market value in order to avoid
administratively cumbersome and costly appeals, as well as political turmoil.
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Land Value Escalation Model

The purpose of the Land Value Escalation Model is to provide an annual land value escalation rate to
apply to the current day values in order to project values at the 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. While averages have been at approximately 7.1% over this time period (with the most recent
years providing year-over-year increases of 12.5% per annum), we may now be at the height of the
real estate market.

Historically speaking, the data suggests an escalation factor of approximately:

* 2003 - 2007 = 6.4% per annum
e 2008 - 2012 = 5.5% per annum
e 2013 -2017 = 9.2% per annum

Based on the preceding, we anticipate the following value escalator:

e 2018-2023 = 6% per annum

o 2023-2028 = 8% per annum

e 2028 - 2033 =_10% per annum
8%

As such, we recommend an escalation factor of between 6% and 10% per annum, with an average of
8% per annum, for the purposes of projecting the land values over the 15-year horizon. *

Determining Site Acquisition Needs as patt of the Determination of Net Education
Land Costs

Assumed site acquisition costs underlying the calculation of the education development charge may
fall into categories:

1. patcels of land in the midst of being acquired as part of land assembly strategies;

o

future site acquisitions specified under option agreement between the Board and a

landowner;

3. future site requirements either reserved or designated in a secondary plan, or whose
exact location is, as yet undetermined;



4. lands being acquired from co-terminous school boards who have declared the lands
surplus to their needs (must be acquired ar “fair market value” as specified in the
legislation;

5. acquisitions of land parcels through friendly or non-friendly expropriations;

“haree

cation Development (

6. future sites, identified by a municipality as part of a secondary plan or other planning
process, or sites identified as part of joint venture projects;

7. expansions of existing sites to allow for the construction of additional capacity and
program amenities;

8. future land purchases proposed to be incurred by a board (section 257.53(2)), where the
acquisition of said land is delayed due to land servicing or the planning approvals

2du

process (with the proviso that the land be sold at a future dare if it becomes clear that

(18 F

the affected lands will not be developed for school purposes). In this case the value of

o]

the EDC funds used to acquire the land, must be returned to the EDC account. Any
additional land proceeds are to be added to a board’s Proceeds of Disposition aceount

and used to fund capital expenditure needs (Section 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.
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Landowners’ views of “fair market value” may be higher than an expert land valuation appraisal
would reasonably suggest. While the Board has the opportunity under the legislation to revisit the
quantum of the education development charge to account for higher than estimated land prices, it
may only do so once every 12-month period. Constant amendments to the by-law are both costly
and time consuming.

Onix

The land values outlined in Table 6-1 indicate specific property addresses in order to derive as close

a proximation in potential land values as possible. [t is important to note that the TCIDSB has not, as

6.6 Land Escalation over the Forecast Period

The Appraiser’s Report also estimates an annual land escalation rate to be applied to the acreage
values in order to sustain the likely site acquisition costs over the next 5 years. In arriving at an

escalation factor to be applied to the next 5-year horizon, the Appraisers considered the recent




ih‘

C

v
=
&
i~
o
7
~
od
e
=

Toronto Cat

historical 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 of an 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. The Consultants have applied an escalation factor of
6.0% to site acquisition needs in review areas where specific sites have not as yet been identified.
The total site escalation 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 are “costs 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.”

Site preparation/development costs are funded through three different sources. First, there is an
expectation that the owner of the designated school site will provide:

* site services to the edge of the property’s limit;
* rough grading and compaction; and
* asite cleared of debris;

in consideration of being paid “fair market value” for the land. Where un-serviced 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 redevelopment sites 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
utilities, transformers, etc.), on-site storm water management, off-site sidewalk and traffic upgrades,
road service remediation and service crossing requirements of the City of Toronto. In addition, the
TCDSB may be required on occasion to pay for unusual site servicing costs (e.g. snow clearing and
grass cutting for the Bayview townhouses prior to demolition; costs associated with risk

management requirements related to the Metrolinx decking over 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 well as some excavation and backfilling. However, 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 other routine site costs, such as final grading, back-
filling, landscaping, parking and curbs, hard and soft play areas, and on-site services.”

The capital construction benchmarks are considerably less than is required to provide services to a
school site in order to build a building or buildings to provide pupil accommodation, within the City
of Toronto.

As noted earlier in this Chapter, site preparation costs in intensified development situations could
include the costs of constructing underground parking spaces required to serve the school, under

certain circumstances.

The third and final source of financing site preparation/ development costs is education
development charges (i.e. for ‘eligible’ school boards). Through discussion with the development
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community, the boards and the Ministry, a list (although by no means an exhaustive list) of EDC
“eligible” site preparation/ development costs in a greenfields situation has been determined.

6.7.1 Eligible Site Preparation/Development Costs in a Greenfields Situation
EDC eligible site preparation/development costs in a greenfields development area include:

* anagent or commission fee paid to acquire a site or to agsist in negotiations to acquire a
site;

* costs to fulfill municipal requirements to properly maintain the school site prior to
construction of the school facility;

* land appraisal reports and legal fees;

* transportation studies related to site accessibility;

* soils tests;

* environmental studies related to the condition of the school site;
* preliminary site plan/fit studies;

* stormwater management studies related to the site;

* archaeological studies precedent to site plan approval of the site;
* planning studies aimed at ensuring municipal approval of the site plan;
* expropriation costs;

* site option agreement costs;

* rough grading, removal of dirt and rubble, engineered fill;

* removal of buildings on the site;

* land transfer taxes.

Finally, as noted above, in situations where a Board is acquiring raw land, or land on the fringe of
the urban service boundary for the purposes of siting a school facility, or the local municipality
requires upgraded site services related to site access and student safety, eligible costs could
additionally include:

* site servicing costs;

* temporary or permanent road access to the site;

* power, sanitary, 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 of §436,000 per acre (based on the historical expenditure
details set out below) for both elementary and secondary school sites is reasonable based on the
Board’s experiences over the previous and current by-law terms. Where underground 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 are escalated annually over the fifteen-year forecast period.

The Form Gs of the FDC Submission, set out in Appendix A, outline the assumed cost per acre

(expressed in 2018 dollars), the assumed total land costs escalated to the year of 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 CATHOLIC DSB
AVERAGE SITE PREPARATION COSTS PER ACRE
Curront Review i Net Site Py U Net Sive. Nat Site Proparad
AroaReference b AN SR earsmeAsnireisln Suoinares Cosin uBm Cont Per Acee Costu par Aura 20188
L CLEO6 St. Andre (frne TDSB Yvonne PS) 36 Yvonoe Ave, North York 2008 5.09 % 536,26473| % 105, 351.15 § 145,830,63
2 CEI3 5t Bdward 1 Botham Road, North York 2006 499 § HITL187.66  § as850248 [ § BRLO2LIS)
St, Kovin site expansian
E " CEIZ (Govderham Learning Contrs) 15 Murray Glen De, Sewbarough 2004 132 § 41,5390 | § L7838 8 A8,318.52
Blessed Pier Giorgio Frassau
4, CEI8 (Mormingside Heights) H Seasons De, Scarborough 2006 297 3 12L,159,18 | § CURTURY ) A4,912,00
% cs0s Mednphsit site (Manamy) M 5"'”:5:[:": ;I"' Eeatof 2006 290 5 say70406 | & 76| 5 6,669.83
[h CEoZ St Norbart sito ax pansion 00 Maniza Rd, Narth York 2014 a1 3 Z12,287.05 | § T, 386,43 || § H1038.56
1 CH04 Blessed Cardinal Newman 100 Brimley Rd §, Scarborough 2013 7.99 3 (322854 | § 2y 25,084.67
H ros Lo r:_"“m""" e 11 Gearge Street, North York 2018 283 $ 3,336,308.24 | % 1,319,459.05 | 8 1,441,608 54
St John/Notre Dame nite
9 CHI0 AR 750 Kingaton Road, Searbarough 2013 0.H8 $ 30880291 ) % AGRAZO8( $ §12,2900.87
10, CE6 St Simon (frme TDSP Melody PS) | 20 Wallusey Ave, North York 2010 1.83 § 187,62290 | § 10252617 § 122,421.61)
Danta Alighiari (Sisters of the
1. csm Good Shephord) 25 Good Shepherd Court, Toranta 2013 Als $ 285,732.93| § BLIBS.06 ] & 88,7130
Dike of York sive (frme TDSH
12, CEGT Duke of Yor) 20 Regent Suves, Toronw 2014 A0z : 2,907,041.56 | § 741592230 § THG, 78520
The Holy Trinity (Lakeshore | 2 Colonel Samuel Smith Park De,
1. CEol Grounda) Brobieske 2014 216 3 170,300.64 | § 784280 | § A3644.42)
W  cea = '*":r‘:‘_‘f"‘" et 956 lalington Ave,, Kitobicoke 2014 102 5 137816304 | & 020680 | 62092
15, C501 St Josaph Morrow Park | """“A"'\f:""“"’"’ ki 2014 573 s 1001074085 [ % RRELTT] B 148347207
TCDSB TOTALS 5912 s 23,087,767 | § 200494 | § 436,00
Average Surface Parking Cost per Space $ 6,800
IAM UG Plﬁﬂ‘g& Cost per Space (Block 31 Standards) ) 67,200
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Chapter 7 -EDUCATION DEVELOPMENT CHARGE
CALCULATION

The basis for the calculation of the jurisdiction-wide schedule of education development charges for
the Toronto Catholic District School Board is documented in the Board’s Education Development
Charges Submission to the Ministry of Education and found in Appendix A.

7.1  Growth Forecast Assumptions

The net education land costs and EDC calculations for the Board were 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-tesidential (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 summarized as follows:

Net Gross Floor Area (GFA) 65,345,360 square feet

Average annual GFA 4,356,357 square feet

7.2 EDC Pupil Yields

In addition, the Board’s education development charge caleulations 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 (elementary versus secondary) from new development,
as set out in the Review Area Form Fs in Appendix A and described in detail in Chapter 5 of this
report.

Table 7-1 sets out the EDC pupil yields utilized to determine the number of pupils generated from
new development and the yields attributable to the TCIDSB based on a spatial matching of TCDSB
student data and MPAC housing data. A ‘zero’ yield was applied to student housing and purpose-
built seniors housing units.

Charge
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TABLE 7-1
TORONTO CATHOLIC DISTRICT SCHOOL BOARD

E!ementag[ Panel TCDSB EDC 2018 Weighted Blended Pupil Yields
B i e A T | BACHELOR &1
el : BEDROOM
i Ir;(;ll\iand MEDIUM APAR’IMEN’I‘S 2BEDROOM + | TOTAL
al DET A CHE b DENSITY (mcludespm'pus.e- APARTMENTS | UNITS
S ‘ built seniors housing
v oot () N () e and student housing)
CEO01 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
CEQ5 8117 4% 0.2449 0.0983 0.0207 0.0806 0.0581
CEQ06 6,507 3% 0.1268 0.1333 0.0142 0.0883 0.0580
CE07 - 76,684 36%, 0.0750 0.0126 0.0129 0.0240 0.0173
CED8 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 0.1118 0.0445 0.0631 0.0651
CE18 52 0% 0.0982 0.0380 0.0000 0.0000 0.0716
TOTAL 214,442 100% 0.1288 0.0689 0.0142 0.0369 0.0275
Secondary Panel
: BACHELOR &1
; . BEDROOM
2 i Slﬂgﬁf’ld MEDIUM | “APARTMENTS (2BEDROOM +| TOTAL
H [ e DENSITY | (includes purpose- | APARTMENTS | UNITS .
|DETACHED SRR e R
e il 3 built seniors housing
AT R A i : and student housing)
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 Determination of Net Growth-Related Pupil Place Requirement

The determination of the number of growth-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 ateas, discussed in Chapter 3. Generally, the steps required
to determine the number of net growth-related pupil places by review area, ate as follows:

1. Populate each Review Area model with each of the schools having atte:idar;cc boundaries
within the individual Review Area. '

2. Determine the Requirements of New Development, which is the number of pupils
generated from the dwelling units forecasted to be constructed over the forecast period
and the number of pupils generated from new development in previous EDC by-law
periods that continues to be temporarily accommodated in existing schools until new
school sites are acquited and the schools-and/or additions constructed.

dusition Licyelspnien il
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3. Determine the Requirements of the Existing Community which is total permanent
capacity (net of any Bill 30 and religious order leased or non-operational capacity) of all
school facilities in the Board’s inventory measuted against the projected enrolment (i.e.
headcount 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.
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4. Distinguish between schools that are impacted by new housing 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 boundary 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.

¥
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5. Determine Net Growth-related Pupil Place Requirements which is the Requirements of
New Development plus Year 15 entolment less the number of available pupil places in
existing facilities (OT'G capacity). ;

" 6. Undertake an analysis of the total net growth-telated pupil place (NGRPP) entitlement
since Match 27, 2001, less the number of pupil places constructed by the Board for the
schools impacted by new housing development. Include any additional pupil places
constructed 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
of French Immersion programs) and changes in Provincial program requirements (e.g.
classroom loading caps, full day Kindergatten, child cate programs, etc.).
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7. In determining the NGRPP entitlement going forward account for all additional school
capacity previously funded from capital allocations other than enrolment pressures;
entolment pressures capital projects; curtent entolment pressutes projects for which the
Board is in the process of assembling the land patcels necessaty to create a new school
site or school site expansion. The net gtowth-telated pupil place entitlement is
subsequently incorporated into the Form G to determine the appropriate net education
land costs based on aligning the EDC identified needs with the TCDSB’s long-term

student accommodation strategies.

It is noted that the Boatd is entitled to remove any OTG capacity that is not considered to be
available to setve new development (e.g., surplus space in areas'that are not within the resident
catchment areas of new tesidential development, leased space, closed non-operational space,
temporary holding space, etc.). As noted above, the TCDSB has made a number of adjustments to
capacity to reflect these citcumstances and outlined in more detail below.

Excluding Capacity from the Determination of Accommodation Needs

Section 7(3) of O. Reg. 20/98 enables a school board to exclude any capacity, that in the opinion of

the school boatd is not available to accommodate enrolment growth generated by new housing
development. Sections 9 (3 and 4) of the Regulation require the board to provide an explanation for

any capacity exclusions.

The TCDSB has excluded capacity in the determination of net growth-related pupil places as

follows:

1. Bill 30 secondary schools leased from the. There ate a total of seven (7) Bill 30
secondaty schools: Bishop Allen Academy (OTG of 717); Bishop Marrocco/T Metton
(OTG of 1158); Bishop Archbishop Romero (OTG of 945); Father Henry Catr (OTG

of 834); Jean Vanier CSS (OTG of 909); Michael Powes/St. Joseph CSS (OTG of 1644);

St. Patrick CSS (OTG of 1152) for a total of 7,359 secondary spaces excluded from
determination of growth-related need. The TCDSB requires the permission of the
TDSB to undertake any major renovations, replacements or expansions to these school
buildings to accommodate enrolment growth.

2. Blementary and secondary school spaces leased from religious orders: Blessed Cardinal
Newman (OTG of 945), which has received a capital funding allocation to construct a

petmanent school facility for the Board.

3. St Joseph Motrow Patk is currently leased from Tyndale College and the Boaid has
teceived capital funding 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. Sccondﬂry spaces taken up by VISA students paying tuition fees to the TCDSB as
indicated below:

- VISA student spaces
E’ztumdeil ﬁom

=T = faeed =ma o ] ndary Lapacity
Brebeuf CoHe_ge Sc;hool 35.50
Cardinal Carter Academy for the Arts 5.75
Chaminade College School 6.75
Dante Alighieri Academy 1775
Father Jobn Redmond Catholic Sec.onda:l:y and Regional
| Arts Centre 54.50
Francis Libermann Catholic Fligh School 30.00

ames Cardinal McGuigan Catholic Secondaty School 4.50
Loretto Abbey Catholic Secondary School 36.00|
Loretto College School 1.50
Madonna Catholic Secondary School 3.00)
Marshall MclLuhan Catholic Secondary School 16.75
Mary Ward Catholic Secondaty . 35.00
Monsignot Percy Johnson Catholic Secondary School 7.00]
Neil MclNeil High School 35.25
Nottre Dame High School 18.50]
Senator O' Connor College School 40.50
St. Basil-the-Great Catholic Secondary School - 6.25
St. John Paul 1T Catholic Secondary School 31.75
St. Joseph's College School 56.00
St. Maty Catholic Academy 23.50
St. Mothet Tetesa Catholic Academy 2.75
Totals 468.50

7. Schools not impacted by new housing development in that they ate outside of the
resident school catchment area.

=y

Determining Net Growth-related Pupil Place Reciuitements

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 requitements of
the new development and the requitements of the existing community, by panel for the Toronto
Catholic District School Board.

TARLI 72
Determination of Net Growth-Related Pupil Places

T d e r#da Elementary : _ Secoodary |
CVIC Capary 72,651 15,009
[’rai:mm.l 3032;21]::}3'3 Eorclment @y 2,004
(P sty Coornuintai
Repureinients of New Developinens 203272032 5,904 3321
(I lewslcount Ekanentary)
Add: Adjustenent - NGRUP from Previans By fawe . aad © AN
# of NGRPP Included in EDC Rute 6285 8,565

Notes: 13 Secondaey mljostoueat af 5,042 popil phacss pwindes seareed EDRG-cligible wlipol
sthes already aeqaueedd, or paticdly asgured gresd forr which capital somstoaeton have been
spproved by the Provinee, bue the wloob have o1 been bode as vet fha !m Foeple domos
Park:, Bleszead Cardinad Newoman, Eante Alighiee).
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7.4  Approved Capital Cost Per Pupil

Paragraphs 4-10 of Section 7 of O. Reg. 20/98 set out the steps involved in moving from growth-
related new school pupils to obtain “the growth-related net education land costs.” Generally, these

steps are as follows:

1. Estimate the net education land cost for the elementary and secondary 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 byaw, if any. If the balance is positive, subttact 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 portion of the charges related to residential development and to non-
residential development if the Board intends to impose a non-residential chazge.

4. Differentiate the residential development charge by unit type if the Board intends to
impose a variable residential rate. Instructions setting out the methodological approach
to differentiate the residential charge can be found in the Education Development Charge
Guidelines (Spring 2002) prepared by the Ministry of Education.

7.5 Net Education Land Costs and Forms E, F and GG

The total net education land costs for the T'oronto 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 $2,097,528,683 to be
recovered from 214,442 “net” new units.

The Boatrd does not anticipate being in a position to designate any operating budget funds for the
putpose 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 chatges. 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 .
atrangements that would serve to reduce the chatge. On March 22, 2018, the Toronto Catholic
District School Boatd Ttustees approved the recommendation that there are no viable alternative
accommodation atrangements that are available to teduce the education development charges. A
copy of the Board repott and resolution is found in Appendix D of this document.




EDC Submission (Form E, F and G):

The Review Area sheets set out in Appendix A detail the following information for each elementary
and secondary Review Area:

the cumulative numbert of forecasted new dwelling units by type;

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); :

the existing schools within each review area, the SFIS # and the OTG capacity for EDC
purposes;

the projected existing community enrolment;

the cumulative requirements of new development and the determination of the number
of available and surplus pupil places;

the number of net growth-related pupil places (i.e. the number of eligible pupil places);

comments detailing each Board®s capital priorities, and the determination of the number
of NGRPP; g

a description of the growth-related site acquisition needs, the number of eligible acres, the
anticipated cost per acre, the site preparation costs, financing costs and total education
land costs (Form G). :
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7.6 EDC Accounts

Section 7(5) of O. Reg. 20/98 (as amended by 473/98 and O. Reg. 193/10) states that:

“The Board shall estimate the balance of the education development charge reserve fund, if
any, relating to the area in which the charges ate 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 positive number and added to the cost.”

Table 7-3 summarizes the EDC account collections to from Masch 27, 2001 to March 2018 for the
Toronto Catholic District School Board. The collections cover the period which cotresponds to
implementation of the original EDC by-law - to funds received from the City of Toronto as of March
12, 2018, and includes collections from residential and non-residential development, as well as any
proceeds from the disposition of surplus propetties (i.e., to the extent that the disposed of site was
previously funded through education development chatges), any interest earned on the account to
date, any intetest expense on account deficits to date and any.refunds ot 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. ‘
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Section 7(5) of O. Reg 20/98 requires that a board estimate the EDC account collections and eligible
expenditures on the day immediately before the day the 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 Match 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, ptior 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 ate taken into
consideration for the same time period, the account balance as of June 30, 2018 is projected to be a
sutplus of $1,575,811.




TABLE 7-3

TORONTO CATHOLIC DSB
EDC ACCOUNT RECONCILIATION - EDC Collections

March 27, 2001 to June 30, 2018 Continuity Statement to Determine Current EDC Account Balance and any Unfunded Financial Obligations

Cumulative EDC
g EDC Collections Collections
EDC Collections March 27, 2001 to March 29, 2002 $5,139,125.46 $5,139,125.46
EDC Collections March 30, 2002 to March 28, 2003 $11,601,192.26|  $16,740,317.72
Less: Refunds March 30, 2002 to March 28, 2003 -5790263.00]  $15,950,054.72
EDC Collections March 29, 2003 to May 23, 2003 $1,967,310.76 $17,917,365.48
Plus: Interest Basned March 27, 2001 to May 23, 2003 $50,879.00]  $17,968.244.48
Less: Adjustments March 27, 2001 to August 27, 2003 -§550.72] 517,967,693.76]
EDC Collections May 24, 2003 to August 26, 2003 $813,508.00 $18,781,201.76_i
EDC Collections August 27, 2003 to August 31, 2004 $6,814,494.00 $25,595,695.76
EDC Collections September 1, 2004 to August 31, 2005 $5,442,440.00]  $31,038,135.76
EDC Collections September 1, 2005 to Avgust 31, 2006 $7,192,261.00 538,230,396.75
EDC Collections September 1, 2006 to Angust 31, 2007 $3,121,519.00 $41,351,915.76
EDC Collections September 1, 2007 to December 31, 2007 $3,965,604.00 $45,317,519.76
Plus: Interest Earned May 24, 2003 to August 31, 2007 $1,975,365.00 $47,292,884.76
EDC Collections fanuary 1, 2008 to Avgust 24, 2008 $2,257,626.00 $49,550,510.76,
EDC Collections Auguvst 25, 2008 to Angust 24, 2009 $6,590,282.00 $56,140,792.76
EDC Collections August 25, 2009 to Auvgust 24, 2010 $6,537,168.00 $62,677,960.76
EDC Collections A!!g’ﬂ;ﬂzf, 2010 to August 24, 2011 $12,921,435.00 $75,599,395.76
EDC Collections August 25, 2011 to August 24, 2012 $11,957,496.00 $87,556,891.76,
EDC Collections August 25, 2012 to August 31, 2012 $1,853,115.52 $89,410,007.28]
Plus: Tnterest Barned September 1, 2007 to August 31, 2012 $2,011,500.72]  $91,421,508.00
EDC Collections September 1, 2012 to Angust 31, 2013 $13,279,902.00|  $104,701,410.00
Plus: Interest Earned September 1, 2012 to August 31, 2013 $489,027.00 5105,190,437.@
EDC Collections September 1, 2013 to August 31, 2014 $22,004,871.00]  $127,195,308.00
Plus: Interest Earned September 1, 2013 to August 31, 2014 $239,364.00]  $127,434,672.00
EDC Collections September 1, 2014 to August 31, 2015 $22,089,570.00]  $149,524,242.00
Plus: Interest Bacned September 1, 2014 to August 31, 2015 $295,921.00]  $149,820,163.00
EDC Collections September 1, 2015 to August 31, 2016 $13,151,735.00]  $162,971,898.00
Plus: Interest Earned September 1, 2015 to August 31, 2016 $247,213.00] $163,219,111.00
EDC Collections September 1, 2016 to August 31, 2017 $17,940,782.00]  $181,159,893.00)
Plus: Interest Earned September 1, 2016 to August 31, 2017 $215,000.00{ §181,374,893.00
EDC Collections September 1, 2017 to February 28, 2018 (includes City remittance during March 2015) $16,494,005.47|  $197,868,898.47
Less: Refunds September 1, 2017 to December 31, 2017 -STA65.00]  $197,861,433.47
Plus:
Projected EDC Collections March 1, 2018 - June 30, 2018 ' $6,730,581.00
Total Net EDC Collections March 27, 2001 to June 30, 2018 $204,59_2,914.47I
Projected EDC Account Balance as of June 30, 2018 - ;1,575@0.95[

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 EDC
expenditutes since March 27, 2001 and to March 12, 2018. The consultants worked with Board staff
to reconcile all Aexpenditures since the original by-law adoption; ensute all expenditure entries were
EDC-eligible and temoved 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 within each by-law petiod and a
cumulative EDC account balance is detetmined. For the TCDSB, thete is an account surplus in the
order of $1,575,811. 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. Cash Flow Analysis and Forms 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 chatge is determined on the basis of a 75%/ 25% residential/ non-residential
shate, for the Board. As well, a sensitivity analysis is provided, for vatious non-residential ratios
ranging between 0% and 40%. ’

Where EDC collections in any given year are insufficient to cover the cost of EDC expenditures,
then intetrim financing in the form of a Line of Credit established with CIBC Wotld Markets has
been applied. Cutrently the Line of Credit provides borrowing funds up to §166.0 million with an
interest rate of Bank of Canada prime rate plus 1.1% administration fee. It should be noted that the
Boatd 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 with that undertaken by municipalities and is desctibed as
follows:

Cash Flow Assumptions:

°  site acquisition costs ate 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.

e 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;

o the Education Development Charge account accrues 0.90% intetest eatnings per annum;

o gll intetim financing requirements are assumed to come from the Board’s internal working
capital up to $10.0 million per year; ‘

° the cost of one of the secondaty sites exceeds $755 million. Placing the entirety of the
expenditute in the cash flow analysis in the Year 2027 would requite a sigpificant increase in
the EDC rates to generate sufficient tevenue to offset this level of expenditure, even with the
Line of Credit financing. As such the expenditure 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.
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Explanation of the Cash Flow Analysis:
A Revenues

e Line 1 incorpotates any offsetting reduction to the charge resulting from alternative
accommodation arrangements the Board has entered into, or proposes to enter into.

e Line 2 incorporates any opetating budget surplus that the Board has available to offset
net education land costs.

e Line 3 incorporates proposed botrowing against the Board’s Line of Credit agreement
with CIBC Woild Matkets. Line 3 involves an iterative process wherein interim (Line of
Credit) financing is incorporated 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 ﬁnalysis
contemplates that the Boatd will utlize 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 petiod.

e  Line 4 subtotals lines 1 through 3.

e Line 5 determines the EDC revenue to be generated by tesidential building permits to
be issued over the forecast period.

e  Line 6 determines the EDC revenue to be generated by non-residential building permits
to be issued over the forecast period.

e Line 7 subtotals the residential EDC tevenue (Line 5) and the non-tesidential EDC
revenue (Line 6).

e Line 8 totals all anticipated revenue sources including funds borrowed against the Line
of Credit (Lines 1 through 7).

B.  Expenditures

o Line 9 brings forward 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 fotecast petiod. The escalation factor is
only applied to sites for whom no Purchase and Sale Agreement specifying a price to be
paid, has been enteted into by the Board.

e  Line 10 incorporates the site ptepatation/development costs, and escalates these costs,
at 3% pet annum over the entire 15-year forecast period.

e Line 11 incorporates the study costs specified under section 257.53(2) at the beginning
of‘each new by-law petiod, and over the 15-year forecast period.

e Line 12 totals all projected expenditures

e 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 petiod of no more than 9 years. Interest is accrued beginning in the 6-month
petiod following the L/C botrowing,

o Line 14 calculates the annual cost of botrowing against the Line of Credit and indicates

when each borrowing tranche is fully paid.




e Line 15 totals the annual principal and interest payments required.
e Line 16 calculates total expenditures, including borrowing requirements by totaling
Lines 9 through 15.

G Cash Flow Analysis

e Line 17 calculates total revenues minus total expenditures (Line 8 minus Line 16).

o Line 18 extracts the “closing balance” from the previous yeat and desctibes it as the
“opening balance” in the following yeat.

e Line 19 pulls forward the revenues less expenditures balance from Line 17

e Line 20 calculates a sub-total of Lines 18 and 19. '

e Line 21 indicates the level of principal payments outstanding in any given year as part of
calculating the total financial obligations of the Board

e Line 22 indicates the total financial obligations including any principal payments
outstanding ‘ :

e Line 23 accrues EDC account interest earnings at 0.90% on the sub-total (Line 20).

e Line 24 is the total financial obligations outstanding including any principal payments
less any interest earned to date (Line 22 plus Line 23).

e Line 25 indicates any Unfunded Financial Obligations resulting from school sites
previously acquired ot site preparation costs, and for which there have been insufficient
EDCs collected to pay these costs. The TCDSB however, is expected to have a surplus
balance in the EDC account as of June 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
petcentage of net education land costs to be recovered from residential and non-tesidential

development (or residential only).

The apportionment of net education capital costs to determine the residential education
development chatge per unit and the non-residential rate per square foot of gross floor area was
based on the residential/non-residential share undetlying the Board’s existing EDC by-law (i.e., 75%
residential and 25% non-residential share). Howevet, it is noted that the determination of the EDC
charge based on any assumed share non-statutory exempt residential development over the term of
the by-law, and any propottionate share from non-residential (industrial, institutional and
commercial) development, does not prejudice the Board’s final policy decision on this matter.
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A sensitivity analysis outlining a range of possible residential EDC rates and comparable non-

residential rates is set out in the top right-hand cotner of the cashflow analysis. Non-residential

shares ranging from 0% to 40% ate determined for this purpose.

7.9 Education Development Charges

Finally, Table 7-6 summatizes the calculation of the jutisdiction-wide residential and non- 1es1dem1a1

education development charges for the Boatd.

| . This information is consistent with the EDC submission, approval of which is requited to be given
by the Ministry of Education prior to consideration of by-law adoption. '

Total Growth-Rdated Net Educat(on Land Costs

(over 15-yeat forecast period including associated financing and study costs) $ 2,097 528,683
Costs Financed in the Previous 2013 By-law $ _ -
Site Acquisition Costs $ 1,597,942.,489
Land Escalation Costs § 411,547,913
Site Prepatation Costs ) 77,782,233
Site Preparation Escalation Costs $ 15,444,787
Ctedit Line Intetest Payments $ 12,579,048
Study Costs : $ 6,344,000
Financial Obligations/ Sutplus (ptojected EDC Account Balance as of June 31, 2018) $ 1,575,811
Intetest Eatrninps $ 25,794,085
Closing Account Balance $ 3,258,109
Total Net New Units 214,442
Total Non-Residential, Non-Exempt Board-Determined GFA 65,345,360
Residential Education Development Chatge Pet Unit based on 75% of Total Growth—

Related Net Education Tand Costs $ 7,336 |
Non-Residential Education Development Chatgc Pet Sq. Ft. of GFA based on 25% of

Total Gtowth-Related Net Education Land Costs $ 8.02




Appendix A — EDC SUBMISSION 2018

The following outlines the EDC Submission forwarded to the Minister.of
Education for review and approval.

TORONTO CATHOLIC DISTRICT SCHOOL BOARD
Education Development Charges Submission 2018
Form A - Eligibility to Inpose an EDC

A.1.1: CAPACITY TRIGGER CALCULATION - ELEMENTARY PANEL

Projected Elementary Panel Average Daily Enrolment Headcount Elementary
Elementary A Average Average
Panel Year 1 Year 2 Year 3 Year 4 Year 5 Projected Projected
Board-Wide 2018/ 2019/ 2020/ 2021/ 2022/ Enrolment Enrolment
Capacity 2019 - 2020 2021 2022 2023 Over Five less
Years 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 existing or approved for funding and loaded at 26 pupils per classroom

ITY TRIGGER CALCU. -

Préjected Secondary Panel Average Daily Enrolment (ADE)
Secondary . Average Secondary
Panel Year1 Year 2 Year 3 Year 4 Year s Projected Projected
Board-Wide 2018/ 2019/ 2020/ 2021/ 2022/ Enrolment Enrolment
Capacity 2019 2020 2021 2022 2023 Over Five less
h Years Capacity
15,909 28,394 28,092 28,141 28,240 28,559 28,285 12,377
CIAL OBLIGATIONS (E e 30 2018,
Adjusted Oufstanding Principal: $203,016,204
Less Adjusted EDC Account Balance: $204,592,014
Total EDC Financial Obligations/Surplus: $1,675,811
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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

Eurahen [Develnpment Chiltot

18

Less: Board-Determined Gross Floor Area From Exempt
Development

(]

R e

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

Total 15-Year Education Land Costs (Form G) | $2,092,760,494
Total Unfunded Financial Obligations $ - g
o
Operating Budget Savings $ - j
Less Alternative Accommeodation 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 | §2,097,628,683
Apportionment of Total 15-Year Growth-Related Net Education Land ¥ Unfuriderd
Costs Projected Financial
GRNELC Obligation Total GRNELC
Total Growth-Related Net Education Land Costs fo be
Attributed to Non-Residential Development (Maximum 25% $ 524382171 § - $ 524,382,171
40%)
Total Growth-Related Net Education Land Costs to be :
Attributed to Residential Development 75% ¥ LESWEEE] & - |$ 1573148512
15-Year Unfunded ;:j
Calculation of Uniform Residential Charge Projected Financial =
GRNELC Obligation Total GRNELC Ty
Residential Growth-Related Net Education Land Costs $ 1,573,146,512 | $ - $ 1,573,146,512 é
Net New Dwelling Units (Form C) ' ‘ 214,442 - 214,442 =
Uniform Residential EDC per Dwelling Unit 1% 7,336 % - 45 T 7,336
15-Y Unfunded
Calculation of Non-Residential Charge - Use Either Board Pruje:ta; d F?ngzc; |
Determined GFA or Declared Value GRNELC Obligation . | Total GRNELC
Non-Residential Growth-Related Net Education Land Costs $ 524382171 | $ - $ 524,382,171
GFA Non-Exempt Board-Determined GFA (Form D) 65,345,360 - 65,345,360
Bethod Non-Residential EDC per Square Foot of GFA $ 8.02|$ - % \ -8__-,‘(32__

Fnancing costs related to 15-year Projected EDG-eligible expenditures (fo be distributed proportionately through EDC Submission Sheets)
$ 12,579,048 )
Financing costs related to Unfunded Anancial Obligation (to be distributed proportionately through EDG 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 Education Act (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 jutisdiction 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.

The Toronto Catholic District School Boatd (the “Board”) has determined that the residential
development of land to which this by-law applies increases education land costs.

The Board will experience enrolment growth in the areas of the City of Totonto 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, setvicing and site prepatation of school sites, and other
education land costs. The only available funding source for education land costs is education
development charges.

The Boatd 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.

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 of it.

The Boatd has referred its estimates of the total number of new elementary and secondary
pupils and its estimates of the number of elementary and secondal:y school sites to the
Ministry of Education fot approva.l and such apptoval was given on [N'TD: Mlmstry
Approval], 2018 undet section 10 of Regulation 20/98.

The Board has conducted a teview of its education development chargc.po]icies and held a
public meeting on May 2, 2018, in accordance with section 257.60 of the Act.

The estimated average number of secondary 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 secondary school pupils throughout its jutisdiction on the day this
by-law is passed.

The Boatd has given a copy of the education development charges background study relating
to this by-law to the Minister of Education and to each school board having jurisdiction
within the atrea to which this by-law applies in accordance with section 10 of Ont. Reg. 20/98.
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9. The Boatd has therefore complied with conditions prescribed by section 10 of Regulation
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 Eduation Aet and permitted any person who attendcd
the public meeting to make representations in respect of the proposed education development
charges.

11. The Boatd has determined in accordance with section 257.63(3) of the Act that no additional
public meeting is necessaty in respect of this by-law.

NOW THEREFORE THE TORONTO CATHOLIC DISTRICT SCHOOL BOARD HEREBY
ENACTS AS FOLLOWS:

PART 1- APPLICATION

Defined Terms

1. In this by-law,
a. “Act” means the Education Act,

b. “atea of the by-law” means the City of Toronto resulting from the amalgamation
effected on January 1, 1998 under the City of Toronto Act, 1997 S.0. 1997, c.2;

c. “Boatd” means the Toronto Catholic Disttrict School Boatd;

d. “development” means any activity or proposed activity in respect of land that requires
one ot mote of the actions referred to in Sections 5 and 6 of this by-law, and includes
redevelopment, expansion, extension or alteration, or any two ot more of them, of a
use, building or structure, except interior altetnations to an existing building ot structure
which do not mtenslfy the use of the building;

e. “dwelling unit” means a toom or suite of rooms used, or designed or intended for use
by one petson ot petsons living together in which culinary and sanitary facilities are
provided for the exclusive use of such person or persons, and shall include, but is not
limited to, a dwelling unit ot units in an apactment, a secondary dwelling 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 incutred o proposed to be incurred by the Boatd,

i. to acquite land or an interest in land, including a leasehold mterest to be used by
the Board to provide pupil accommodation;




ii. to provide services to the land or otherwise pr.epate the site so that a building or
buildings may be built on the land to provide pupil accommodation;

iii. to prepare and distribute education development charge background studies as
required under the Act;

aiha i

iv. as interest on money bortowed to pay for costs described in paragraphs (i) and

(ii); and

b0 (64 p iRl

v. to undertake studies in connection with an acquisition referred to in paragraph (i).

il Aevele

h. “existing industrial building” means a building used for or in connection with,

LA

1. manufactuting, producing, processing, storing ot distributing something,

|

ii. research or development in connection with manufacturing, producing or
processing something,

-~
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iii. 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 purposes, if they are,

A. carried out with respect to manufacturing, producing, processing, storage or
distributing of something, and

B. in or attached to the building or structure used for that manufacturing,
producing, processing, storage or distribution;

wr
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i.  “gross floot area” means the total floor area, measured between the outside of exterior
walls or between the outside of extetior walls and the centre line of party walls dividing
the building from another building, of all floors above the average level 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 of any
area common to the residential and non-residential pottions of such mixed-use building
ot structure;

jo “local board” means a local board as defined in the Municipal Affairs Act, other than a
district school boatd;

k. “mixed use” means land, buildings or structures used, or designed or intended for use,
for a combination of non-residential and residential uses;

L. “non-residential use” means lands, buildings or structures or portions thereof used, or
designed or intended for all uses other than residential use, and includes, but is not
limited to, an office, retail, industtial 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 structures 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 ancillary to a single detached dwelling
ot a semi-detached dwelling, or ancillary to a single detached dwelling or a semi-
detached dwelling including but not limited to a coach house, laneway suite or structure
constructed above an existing garage or othet structure separate from the primary
dwelling unit, which:

. 1. comprises an area less than or equal to 33 percent of the gross floor area of the
primary dwelling unit; and

ii. cannot be conveyed as a sepatate patcel from the ptimaty 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, section or tegulation.

IS Bisan, = A0k

Lands Affected

4.
4. Subject to section 4(b), this by-law applies to all lands in the area of the by-law;

b. 'This by-law shall not apply to lands that are owned by and are used for the purpose_of:
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i. a municipality or a local board thereof;
ii. a district school board;
#i. a public hospital receiving aid under the Public Hospitals Act;
iv. a publicly-funded university, community college or a college of applied atts and
technology established under the Miwistry of Colleges and Universities Act, ot a
predecessor statute;

v. The Toronto Area Transit Operating Authority ("GO Transit");

. a cemetery or burying ground that is exempt from taxation under section 3 of the
Assessment Act:

wii. non-residential uses permitted under s. 39 of the Planning A,




Part I1 - Education Development Charges

5.

(1) Inaccordance with the Act and this by-law, and subject to sections 9 and 10, the Boatd heteby
imposes an education development charge against land undergoing residential development or
redevelopment in the area of the by-law if the 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 zoning by-law under section 34
of the Planning A,

b. the approval of a minor vatiance under section 45 of the P!armiﬂgAc‘t;

c. aconveyance 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 Ad,
e. aconsent under section 53 of the Planning Act,
. £ the approval of a description under section 50 of the Condomininm Aet, or

g. theissuing of a permit under the Building Code Act, 1992 in telation to a building or
structure, ‘ '

where the first building permit issued in relation to a building or structure for above ground
construction is issued on ot 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.

(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 of increasing 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 mino vatiance under section 45 of the Planning Act;

c. aconveyance of land to which a by-law passed under subsection 50(7) of the Planning
At applies;
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d. the approval of a plan of subdivision under section 51 of the Planning Act,
e. aconsent under section 53 of the Planning Act,
f.  the approval of a desciiption under section 50 of the Condonmininm A, ot

g. theissuing of a permit under the Building Code Act, 1992 in relation to a building or
structure.

whete the first building permit issued in telation to a building ot 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 propetty.

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 of land, buildings or structures as those upon which education development
charges shall be imposed.

Residential Education Development Chatges

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 of lands, buildings or structures, including 2
dwelling unit accessory to a non-residential use, and, in the case of a mixed-use building or
structute, upon the dwelling units in the mixed-use building or structuse.

Exemptions from Residential Education Development Chatges

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 ox;

b. the creation of one ot two additional dwelling units as présctibed in section 3 of
Regulation 20/98 as follows:




NAME OF CLASS | DESCRIPTION OF | MAXIMUM RESTRICTIONS
OF RESIDENTIAL | CLASS OF NUMBER OF
BUILDING RESIDENTIAL ADDITIONAL
BUILDINGS DWELLING
UNITS
Single detached Residential buildings, Two The total gross floor atea
dwellings each of which contains a of the additional dwelling
single dwelling unit, that unit or units must be less
ate not attached to other than or equal to the gross
buildings floot area of the dwelling
unit already in the
building
Semi-detached Residential buildings, One The gross floor area of
“dwellings o row each of which contains a the additional dwelling
dwellings single dwelling unit, that unit must be less than or
have one or two vertical equal to the gross floor
walls, but no other parts, area of the dwelling unit
attached to othet already in the building
buildings
Other residential A residential building One The gross floor area of
buildings not in another class of the additional dwelling
residential building unit must be less than or
desctibed in this table 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 ot
otherwise, or that was so damaged by fire, demolition or otherwise as to render it uninhabitable.

(2) Notwithstanding subsection (1), education development chatges 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 a demolition permit issued
before the former dwelling unit was destroyed or became uninhabitable, the date the
demolition permit was issued.
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(3) Notwithstanding subsection (1), education development charges shall be imposed under
section 8 against any dwelling unit ot 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 convetted to, in whole or in part,a

residential building or structure.

Non-Residential Education Development Chaiges

11. Subject to the provisions of this by-law, the Board hereby itposes an education development
charge of $8.02 per square foot of gross floor area of non-residential development upon the
designated categories of non-residential development and the designated non-residential uses
of land, buildings or structures and, in the case of a mixed-use building or structure, upon the
non-residential uses in the mixed-tse building or structure.

Exemptions from Non-Residential Education Development Charges

12. As required by section 257.55 of the Act, if a development includes the enlargement of a gross
floor area of an existing industtial building, the amount of the education development chatge
that is payable in respect of the enlargement is determined in accordance with the following
rules:

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 chatrge in respect of the enlargement is the amount of the education
development charge that would otherwise be payable multiplied by the fraction
determined as follows:

1. Determine the amount by which the enlargement exceeds 50 per cent of the gross
floor area before the enlatgement;

ii. Divide the amount determined undet paragraph 1 by the amount of the
enlargement.

13. .

a. As requited by section 5 of Regulation 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 otherwise, or that was so damaged by fire, demolition or otherwise as to

rendet it unusable.

b. Notwithstanding paragraph (a), an education development chatge shall be imposed
undet section 11 against any additional gross floor atea of any non-residential



development on the same site in excess of the gross floor area of the non-residential
building or structute being replaced, subject to the following calculation:

If the gross floor atea of the non-residential part of the replacement building exceeds
the gross floor atea 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 pottion = 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-residental patt of the building being
replaced; ‘

"GEFA (new)" means the gross floot area of the non-tesidential part of the replacement
building;

"EDC" means the education development charge that would be payable in the absence
of the exemption;

The exemption in paragraph (a) does not apply if the building permit for the
replacement building is issued mote than 5 years after,

the date the former building was destroyed or became unusable; ot

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 peﬂmt was
issued;

Subject to section 16, an cducatién developmcnt charge shall be imposed under section
11 where a residential building or structure is replaced by or converted to, in whole orin
patt, a non-residential building or structure.

14. The education development chatge to be imposed in respect of mixed 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.

Where it appeats to the Boatd that the land values underlying the education
development chatge calculation are predicting highet costs than the Board is generally
expetiencing 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
reduce the charge.

b. Where it appears to the Boatd that the land values underlying the education

development charge calculation are predicting lower costs that the Boatd is generally
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expetiencing over a period of time sufficient to show the discrepancy with a teasonable
degmf: of assurance, the Boatd shall consider a2 motion to study amending the By-law to

inctease the charge.

Credits

16. This section applies where an education development chatge has previously been paid in
respect of development on land and the land is being redeveloped, except whete sections 9

and 10, and/or section 12 and 13 apply:

a. The education development chatge payable in tespect of the redevelopment will be
calculated under this by-law;

b. The education development charge determined under paragraph (a) will be reduced by a
ctedit equivalent to the education development chatge 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 redevelopment applies to patt of the land the amount of the credit shall be
calculated on a proportionate basis having regard to the development permissions being
displaced by the new development. For example, if 10% of non-residential gross floor
atea of a non-tesidential 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 limit in paragraph (b).

PART IIT - ADMINISTRATION

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 chatge applies.

18. Education development chatges shall be paid by cash, by certified cheque or by bank draft.

19. The Tteasuter of the Board shall establish and maintain an education development charge
resetve 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 owger to
provide land in lieu of the payment of all ot any portion of an education development charge.
In such event, the Treasurer of the Board shall advise the Treasurer of the City of Toronto of
the amount of the credit to be applied to the education development charge.




Collection of Unpaid Education Development Charges

21. In accordance with section 257.96 of the Act, section 349 of the Municipal Aet, S.O. 2001, c.
25, applies with necessary modifications with tespect to an education development chatge ot
any patt of it that remains unpaid after it is payable.

Date By-law In Force

22. This By~law shall come into force on July 1, 2018.

Date By-law Expires

23. This by-law shall expite on June 30; 2023, unless it is repealed at an earlier date.

Severability

24. Bach 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 temain in full
force and effect.

Interpretation

25. Nothing in this by-law shall be construed so as to commit or tequite the Boatd to authotize 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 Chatges, 2018 By-law No.

ENACTED AND PASSED this day of ___ ' , 2018.

Chair Director of Education and Secretary
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Appendix C - BACKGROUND 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 chatge policies undetlying the existing (i.e., June 2013 as amended in
June 2015) EDC by-law of the Toronto Catholic Disttict School Board putsiang Section 257.60,
Division E, of the Education Act, as follows:

“Before passing an education development charge by-law, the board shall conduct a review of the
education development chatge policies of the board.”

Moreover, each Board is required to:
i 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,

C.1 Existing EDC By-law in the City of Toronto

The Toronto Catholic District School Board adopted and implemented EDC by-laws governing the

entire City of Toronto in 2001, 2003, 2008 and again in 2013. The Toronto Catholic DSB’s existing
by-law was adopted on June 6, 2013 with implementation of the approved charges on July 1, 2013
based on a phased-in apptroach set out in Schedule A of the By-law. The Board held two public
meetings (including consideration of by-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 chatge policy
issues that will be dealt with under the Toronto Catholic DSB’s proposed EDC by-law. The Boatd
of Trustees, after consideration of public input, will make decisions on each of these policy issues
ptior to passage of the new EDC by-law anticipated to occur on June 14, 2018.

The policy decisions to be consldeled by the Boatd of Trustees, priot to by-Jaw adoption, ate as
follows: '
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What pottion of the net education land costs ate to be recovered from residential and
non-residential (e.g. industrial, commercial and institutional) development?

Are the charges to be applied on an area-specific os jurisdiction-wide basis?

Does the Board wish to exempt any tesidential or non-residential development? If so,
how does the Board propose to fund the shortfall?

Does the Board wish to provide any demolition ot conversion credits beyond that

specified in the legislation?

- What by-law tetm is proposed by the Board; five years, or something less?

Does the Board wish to apply surplus operating funds, if any, to reduce the charge?

Ate there any possible accommodation arrangements with private or public-sector

agencies that would effectively reduce the charge?

What level of EDC charge does the Board wish 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.

Whether or not to exempt any affordable housing development within the City of

Totronto

Whether or not to exempt a variety of land uses and developments exempted by the
City of Toronto and outlined in the City of Toronto DC By-laxw

Aligning by-law definitions with the City of Toronto DC by-law where appropriate

C.2.1 Percentage of Growth-Related Net Education Land Cojsts to be Borne through
EDCs

O. Reg. 20/98 section 7 patagtaphs 9 (iii) and 10 (vi) testtict a board to a maximum of 100%
recovery of the “net” growth-related education land costs from residential and non-residential

development.

Under the existing capital funding model, a school board that qualified to impose education
development chatges has greater flexibility to use this available revenue soutce to fund gtowth-
related site acquisition and development costs without having to wait until Provincial Funding is
apptroved through a request-based funding apptoach. However, in detiving “net” growth-related
education land costs, there ate several impediments to full cost recovery:

non-statutoty exemptions granted by a school board, restrict full cost recovery;

the cost to provide land for pupils generated by statutorily-exempt residential
development has no flexible funding source — would requite a funding request to the
Ministry of Education to address any shortfall;




o thete ate restrictions on the number of actes of land 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;

°  the determination of growth-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 petspective.

All Boards with EDC by-laws in place, have calculated their EDC rates to derive 100% cost
recovery of the “net” education land costs, however, some have reduced this level by granting at
least some limited non-statutory exemptions (i.e., primatily non-residential exemptions), through
negotiations with development community interests, and in response to policy positions put forth by
the jurisdictional municipalities and other intetested stakeholdets.

Considerations:

One of the most significant considerations in the legislative treatment of education development
charges is that there is no tax-based funding soutce to make up the shortfall where full cost recovery
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-statutory exemptions during by-law adoption forces
the board to absotb the loss of revenue associated with granting the exemptions. Many of the
revenue sources under the existing education capital funding model ate “enveloped” and ate
therefore not available to be used for putposes other than that for which they were legislatively
intended.

The Toronto Catholic District School Boatd’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-statutoty land uses ate exempted from the chatge, with the exception of
the Railway Lands (see section 6 of O. Reg 20/98). Therefore, the existing EDC by-law is designed
to recover as much of the net education land cost needs as the legislation will allow.

C2.2 Jurisdiction-wide vs. Area Municipal (or Sub-area) Charges

Existing EDC By-law Provisions:

The existing “in force” BDC by-law is applied on a City-wide unifotm basis (with the exception of
the Railway Lands as noted above). The rationale fot this decision is primatily based on the premise
that:

1. A jurisdiction-wide approach is more consistent with the way in which education
services ate provided by the Board;

|88

A jurisdiction-wide charge affords mote flexibility to the Board to meet its long-term
accommodation needs;

3. Uniform application of education development chatges is more congruent with the
education fundin_g model as a whole,
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Torontm

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 atea
to which the education development charge by-law applies (section 16 of O. Reg
20/98). Therefore, monies collected in one by-law area could not be spent outside of
that by-law area and this is patticulatly problematic given school choice at the secondaty

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 ot only part of it.”

Further, the Education Aet 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 atea of jutisdiction 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 undetgoing residential or non-residential

development.”

Finally, section 257.59(c) of the Education Aet requites that “an education development charge by-law
shall...designate those ateas in which an education development chatge shall be imposed”.

Considerations:

Under the Regulatory framework, a board must establish a sepﬁrate 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 comptise a region of a
board as defined under O.Reg. 20/98). The entite approach outlined in the legislation, and
governing the determination of education development chatges, tequites that the calculation of the
chatge, the preparation of background studies, the establishment of EDC 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 required to make assurnptions
respecting the geographic structure of the by-law or by-laws ftom the onset of the calculation
process. Discussions respecting the number of potential by-laws and the subdivision of the Boatd’s
jurisdictions into Review Areas are held with the Board at the commencement of the study process.
If, as a result of the c;dnsultaﬂon process undertaken in contemplation of the adoption of an EDC
by-law ot by-laws, the Board chooses a different policy ditection, it is usually advised by legal
counsel that a new background study is tequited, 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 are as follows:

°  The use of a uniform jurisdiction-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 Province), with a single tax rate for residential development
(throughout the Province) and uniform Region-wide tax rates for non-residential
development (by type), and is consistent with the approach taken by the Board to make
decisions with tespect to capital expenditures;

Uniform by-law sttuctures ate mote consistent with the implementation of a boatd’s
capital program (i.e., school facilities where and when needed) and are more consistent
with boatd philosophies of equal access to all school facilities for pupils;

School attendance boundaries have, and will continue to shift over titne, as boards deal

with a dynamic accommodation environment and the need to make efficient use of
limited capital resoutces, patticulatly given that they are dealing with aging
infrastructure, demogtraphic shifts and continually changing cutriculum and program

requitements;

Where the pace of housing development generates the need for a school site 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 accommodated in portable structures;

District school boards have a statutory obligation to accommodate all resident pupils
and as such, pay less attention to municipal boundaties as the basis for determining by-

laxv structure;

A board must establish a separate EDC account for each by-law and may only use the
funds to.pay for grtowth-related net education land costs in that by-law area;

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 Edueation Act does not
address this type of citcumstance.

Jurisdicon-wide application of the charge assists in minimizing the risk of less-than-full cost
recovery, especially whete attendance boundaries and accommodation strategies change over time.

‘Whete it is determined 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 whete it was
unable to fully fund growth-related site needs over the longer term. Where this situation has the
potential to occut, 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 petmits are issued;

o]

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., tevenue
shortfalls), due to the inability, under the existing legislation, to recover net education
land costs sufficient to repay the “borrowed” atea;
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o Multiple EDC accounts under a multiple by-law approach restrict the fexibility required
to match the timing and location of site needs to available revenue sources and may
compromise the timing of new school construction and increase financing costs;

> Multiple by-laws can give consideration to different patterns and levels of development
(including composition of dwelling units) in that they incotporate vatiable rates
throughout the region. The appropriateness of utilizing atea specific by-laws to reflect
econosmic diversity within a jurisdiction, should, however, be measured in the context of
measurable potential market or development impact, particularly as the differential
between land values in one area versus another continues to increase;

¢ The precedent for levying uniform municipal development chatges for “soft setvices™
(e.g.,; recreation, library) is well established, and is cutrently used in existing DC by-laws
by virtually all municipalities. As well, infill dwél[ing units pay the same development
chazge for these services as new units in the major growth areas, despite the availability
of existing facilities. The cost averaging approach underlying jurisdicion-wide by-laws
has the ability to mitigate the impact on new house prices;

o \While today there are few area specific EDC by-laws in the Province of Ontario, those
that have been adopted or proposed, reflect areas whete there is little or no expectation

of cross-boundary attendance.

C.2.3 Non-Statutory Residential Exemptions

Legislative Provisions:

Under the legislation, residential statutory exemptions include:
. The enlargement of an existing dwelling unit (s.257.54(3)(a)).

° The addition of one or two umts to an existing residential building where the addition is
within presctibed limits (s.257.54(3)(b), O. Reg. 20/98 s.3).

. The teplacement dwelling on the same site as a dwelling unit that was destroyed (or rendered
uninhabitable) by fire, demolition or otherwise, where the building permit for the '
replacement dwelling is issued two years or less after the later of the date on which the
former dwelling unit was destroyed or became uninhabitable, ot a demolition permit was

issued (O. Reg. 20/98 Section (4)).

In addition, Part ITI, 5.7.1 of O. Reg. 20/98 provides that, “The board shall estimate the number of
new dwelling units in the area in which the charges are to be imposed for each of the 15 years
immediately following the day the boatd intends to have the by-law come into force. The boatd’s
estimate shall include only new dwelling units in respect of which education development chatrges
may be imposed.”

Accotdingly, any costs related to-students generated from units which are statutorily exempt (in-
housing intensification) are not recoverable from EDCs.




Finally, O. Reg. 20/98 enables a board to vary the EDC rates to consider differences in size (e.g.
number of bedrooms, 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 Paragréph (9) of O. Reg. 20/98 states that, “the board shall determine charges on
residential development subject to the following, ' :

i) the chatges shall be expressed as a rate per new dwelling unit,

if)  the rate shall be the same throughout the area in which charges ate to be imposed
under the by-law, ...”

Despite this, a board may impose 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 residential 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 Education Act. There is precedent to levy
education costs on these types of units, since residential taxpayers contribute to education costs
whether or not they use education services. Futther, thete is no legislative ability under the Building
Code Act to restrict the number of occupants in a dwelling unit either at the time of initial occupancy,
or subsequent re-occupation.

Thete would appear to be two options under the EDC legislation for dealing with variations in
school age population pet 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 category 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,
wheteas 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 theit jurisdiction
and it is extremely difficult to be consistent with all municipal DC by-law implementation practices
concurrently. -

While the Province has recently expandedb the exemptions from municipal development charges for
secondary dwelling units, exempting these units from the payment of education development
charges would require a funding allocation form the Ministry of Education to make up the shortfall.

The second alternative would be to differentiate the residential chaige 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 bedtooms,
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ot square footage, could exhibit vastly different school age occupancies. The same difficulties
prevail in ttying to define a unit type that segregates various 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 ovet 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 these units, which is
applied to the number of units in the dwelling unit forecast expected to be non-children households.
Thetefore, non-differentiated residential rates represent averages for all types of units which give
consideration to the variation in school age population per household.

To date, no board has exempted any form of non-statutory tesidential unit in an in-force EDC by-
law that the consultants are aware of.

Existing EDC by-law Provisions:

Currently, there are no by-law exemptions given for units that ate marketed as “purpose-built
seniors’ housing” or for affordable housing projects. The determination of pupils generated by new
development does, howevet, take into considetation the minimal occupancy of adult lifestyle units
by school age children. ' ‘

1. Under the legislative provisions dealing with housing intensification as patt of the
Bdneation Act, approximately 1.5% of the forecasted medium density dwelling units are
currently estimated to be exempt from the payment of EDCs.

2. Historical data regarding school age children per household, which represents an
“average” of all household occupancies, is a significant component of the projected
elementary and secondary 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 statutory exemptions include:
°  land owned by, and used for the purposes of, 2 board or a municipality
°  expansions to industrial buildings (gross floor area)

e replacement, on the same site, of a non-residential building that was destroyed by fire,
demolition or otherwise, 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 the date the demolition permit was issued




Sectdon 7 patagraph (10) of O. Reg. 20/98 states that “if charges are to be imposed on non-
residential development ... the charges shall be exptessed as ...”

a) arate to be applied to the board-determined gross floor area of the development, or
bj a rate to be applied to the declared value of the development.
Considerations:

If a board elects to not have a non—les1dent1al chatge, then non-statutoty, non—msldentlal exemptions

is not an lssue

However, there is no funding soutce curtently available under the new funding model to absotb the
cost of providing non-statutoty 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 of non-statutory 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-statutory 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).

Existing EDC By-law Provisions:

The Toronto Catholic District 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 pohcy decision
as part of the 2018 by-law adoption process.

C.2.5 Demolition and Conversion Credits

Legislative Provisions:

Section 4 of O. Reg 20/98 prescribes a replacement 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 otherwise, or that was so damaged
by fire, demolition or otherwise as to render it uninhabitable.”

Howevet, “a board is not required to exempt an owner if the 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 uninhabitable; or

b) if the former dwe]jiﬂg unit was demolished pursuant to a demolition permit issued
before the former dwelling unit was destroyed or becamme uninhabitable, the date the
demolition peimit was issued.”

The Board’s EDC by-law extends the exemption period to three yeqrs instead of the required two
years.
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Section 5 of O. Reg. 20/98 deals with exemptions for the replacement of non-residential buildings.
Similar provisions apply with respect to the teplacement of non-residential gross floor atea (GFA),
except that the credit is only applied to the extent that the amount of new floor: space is equivalent
to the GFA of the floor space being replaced. The grace petiod for the replacement of non-
residential GFA is five years. ‘

There are no legislative provisions specifically dealing with conversion of use. Howevet, the EDC
Guidelines, section 4.1, states that, “Board by-laws may include provisions for credits for land use
conversion. Typically, this situation would atise if an EDC is paid for one type of development and
shottly thereafter (the petiod 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 development (generally by offsetting the EDC amount payable on the redevelopment).”
The 2013 TCDSB EDC by-law provides a credit equal to the amount of the charge originally paid
on the space that is being converted. '

C.2.6 % of Net Education Land Costs to be botne by Residential and Non-tesidential
Development

Legislative Provisions:

Section 257.54(1) of the Education Aet provides that a board may pass an EDC by-law “against land
in its area of jurisdiction undetgoing residential or non-residential development,” if residential
development in the board’s jurisdiction would increase education land costs.

& DISEHE SThotl Boxrd = 201 S dileation De
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Section 7 paragraph 8 of O. Reg. 20/98 requires that, “the boatd shall choose the petcentage of the
growth-related net education land cost that is to be funded by chatges 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.”

"f'rarr)“.tm Ca

A board has the choice under the Edueation Act, of levying an EDC only on residential development
(for partial or full eligible cost recovery), or levying a charge on both residential and non-residential
development (up to a maximum of 40% of costs allocated to non-residential development). Under
the previous EDC section of the DCA legislation, a charge on non-tesidential development (then
termed “commercial” development) was tequired.

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 whete 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 boatds 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 mandatory



requirement of the structure in the Edweation Act and therefore boards may elect to recover 100% of
costs from tesidential development or up to 40% from non-tesidential development (with the
remainder to be recovered from residential development).

The major advantages of allocating 100% of net education land costs to residential development are -

as follows:

°  Reduction of risk to the boatd 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 permit declared value) is difficult to forecast over 15
years (particulatly 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 diffmenﬁal)

¢ Simplified EDC process and by-law, eliminating the need to deal with a J:ange of
requests for exemptions, and redevelopment credits;

°  Hstablishment 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 charges (although not legislatively required by the Edueation Aci), although
it is widely accepted by planning practitioners that employment growth leads housing
growth;

o The difficulties in administering/collecting even a nominal non-residential chatge and
interpretation of by-law applicability vis-a-vis municipal DC by-law definitions of gross
floor area, zoning provisions, etc.

The major disadvantages of allocating 100% of net education land costs to residential development
are as follows:

°  Increases the residential charge;

° 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;

°  Potential impact on the residential development market, due to a higher residential EDC
beating 100% of the net education land costs;

»  May be opposed by the development community which strongly supported the 85-90%
residential and 10-15% non-tesidential division of costs under the curtent EDC by-laws;

®  The precedent of eliminating 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;

¢  Eliminating the non-residential chatge reduces the breadth of the board’s overall EDC
funding base, which may be particularly significant if there are large
commercial/industrial developments in future.
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C.2.7 By-law Tetm

Legislative Provisions:

The Edueation Aet 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, secuting the Minister of Education’s approval, and
undertaking the required public process (5.257.58(2)). '
A board may amend an EDC by-law once in each one-year petiod following by-law enactment, to
do any of the following;

“1. Increase the amount of an 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 5.257.58(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 amended, and “sufficient information to allow the
public to generally undetstand the proposed amendment.” (5.257.72)

Considerations:

A five-year term provides the maximum flexibility since a board has the power to amend the by-law

ot pass a new by-law at an earlier point, if necessary.
¥ 5 Y

The level of effort requited to emplace a new by-law (e.g., production of an EDC background study,
involvement in an extensive consultation process with the public and liaison process with
municipalities) would suggest that a longer term (maximum five yeats) by-law is more desirable.

C.2.8 Application of Opetrating Surpluses to Capital Needs

Legislative Provisions:

The education development charge background study must include “a statement from the boatd
stating that it has reviewed its operating budget for savings that could be applied to teduce growth-
related net education land costs, and the amount of any savings which it proposes to apply, if any.”
Considerations:

The Regnlatioﬁ 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 ditect it to this particular form of expenditure.




The Provincial Funding Model prescﬁbes “envelopes” which impact on the direction of budgetary
sutpluses, including the requitement that funds may not be moved from the classtoom to non-
classroom categoty; funds generated by special education needs cannot be used for other purposes;
funds generated from grants for new pupil places ot 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 elsewhete (and
therefore 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 Alternative 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 petsons or bodies in the public or private sector, including arrangements of a
long-term ot co-operative nature, which would provide accommodation for the new elementary
school pupils and new secondary school pupils...without imposing education development charges
ot with a reduction in such charges.” (section 9(1) patagtaph 6 of O. Reg 20/98) .

For a subsequent EDC by-law petiod, the board is further requited to provide a “statement of how
the policy...was implemented and, if it was not implemented, an explanation of why it was not
implemented.”

Considerations:

The legislation would appear to contemplate situations whete the “attangements” include
consideration for both land and buildings.

The impact on the Board’s permanent capacity (particulatly 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 boatds, they would be

. potentially spreading the benefit of the arrangement actoss all development, as opposed to a land
owner enteting 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 entet into long- and shott-term lease
arrangements with the private sector, or to enter into multi-use partnership agreements within othes
school boards, municipalities or the private sectot.

Section 210.1(12) of the Municipal Aet permits school boatds 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.
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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 Appendix E.

C.3 Summary of By-law Appeals, Amendments and Complaints

C.3.1 Appeals

Under Section 257.65 of the Eduvation Act, “any person or organization may appeal an education
development charge by-law to the Ontatio Municipal Board by filing with the secretaty of the board
that passed the by-law, a notice of appeal setting out the objection to the by-law and the reasons

suppotting the objection.”

There wete 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 developmént chatge by-law so as to do any one of the following more
than once in the one-year period immediately following the coming into force of the by-law or in

any succeeding one-year petiod:
1. Increase the amount of an education development charge that will be payable in any

particular case.

2. Remove, ot 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 chatge 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,

) the education development chatge background study fot the by-law being

amended, and

(ii) sufficient information to allow the public to understand the proposed

amendment.”




Amending By-law 2015 No. 186 was adopted on June 11, 2015. Itis the only by-law amendment to
the existing EDC by-law.

C.3.3 Complaints

Under Section 257.85 of the Eduation 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 amount 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,

" ¢) there was an etror in the application of the education development charge by-law.”
In addition,

“A complaint may not be made...]ater than 90 days after the day the education development chatge,
"ot any patt of it, is payable.” -

No formal complaints have been filed to date with respect to the Toronto Catholic District School
Board EDC by-law.
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Appendix D - EDC Policies Re Operating Surpluses and
Alternative Accommodation Arrangements

ACTION AFTER
REGULAR BOARD
MARCH 22, 2018

NAME OF REPORT Statements of the Board for the Implementation of
Education Development Charges (EDC) Bylaw

MBS S et B S ellvpvant it € bl et

COMMITTEE Regular Board
DATE OF MEETING March 22, 2018

STAFF RECOMMENDATION TO THE BOARD
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That the following statements, in accordance with Ontario Regulation 20/98
Section 9 (1), and Sections 257.60 (1) and Section 237.60(2) of the Education Act
be approved:

lerone

1.  Staffhave examined the Board’s operating budget for potential savings that
could be applied to reduce growth-related net education 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 of the Board and towards the end goal of student
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 to share space to address growth-
related needs; however, no such sharing arrangements have been secured
~ but the Board remains open to considering alternative accommodation
arrangements,
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BOARD ACTION/DIRECTION

That the following statements, in accordance with Ohntario Regiulation 20/98
Section 9 (1), and Sections 257.60 (I} and Section 257.60(2) of the Education Act
be approved:

1. Staff have examined the Board’s operating budget for potential savings that
could be applied 1o reduce growth-related net education 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 of the Board and towards the end goal of student
achievernent and wellbeing. Based on this assessment, the Board has no
operating surpluses to use to reduce the proposed Education Development
Charges.

The Board has pursued opporfunities to share space to,address growth-
related needs; however, no such sharing arrangements have been secured
but the Board remains open to considering alternative acconimodation
arrangements.
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DELEGATED TQ M. Puccetti, J. Volek, M. Loberto
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A. EXECUTIVE SUMMARY

The Board’s current Education Development Charges (EDC) By-law No. 163 will
expire no later than June 30, 2018. Quadrant Advisory Group has been retained to
undertake the required EDC Background Study in order for the: Board to adopt a
successor By-law. This report recommends that the Board consider the following
statements, a requirement for renewing the EDC By-law as outlined in O. Reg. 20798

of the Education Act.

1.  Staff have examined the Board’s operating budget for potential savings that
could be applied to reduce growth-related net education land costs. While the
Board is currently carrying an Aceurmulated 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 of the Board and
towards the end goal of student achievement and wellbeing. Based on this

" assessment, the Board has no operating surpluses to use to reduce the
proposed Education Development Charges.
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2.  The Board has pursued opportunities to share space to address growth-
related needs; however, no such sharing arrangements have been
secured but the Board remains open to conmdermg alternative
accommodation arrangements. »

The cumulative staff time required fo prepare this report was 6 hours.

B. BACKGROUND

1.  The ourreit Toronto Catholic District School Board’s Education
Development Charges (EDC) By-law No. 178 was enacted on June 6, 2013,
.and camie into foree on July 1, 2013, The By-law has a term of five years,
Under the legislative provisions of the Education Act, the current By-law will

~ expire on June 30, 2018 unless it is tepealed at an earlier date.

2.  TheBoard has retained Quadrant Advisory Group to-proceed with a successor
EDC By-law within the prescribed timeline. Quadrant Advisory Group has
been involved in the prepatation of all previous TCDSB EDC By-laws and
amendments-and continues to provide the Board with strategic advice related
to EDC matiers.




In accordance with Omntario Regulation 20/98 (Education development
Charges —Generagl);, Part IIT, the Board is required to approve statements in
relation to the following items for inclusion in the EDC Background Study:

Use of Surplus Operating Funds

o (. Reg5.9(8): 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.

~ Staff have examined the Board’s operating budget for potential savings

that could be applied to reduce growth-related net education 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 of the Board and towards the end goal of student
achievement and wellbeing. Based on this assessment, the Board has no
operating surpluses to use to reduce the proposed Education Developmerit
Charges.

Alternative Accommodation Arrangements

e Q. Reg 5.9(6): A statement of the Board's policy concerning possible
arrangements with municipalities, schools board or other persons or
bodies in the public or private sector, including arrangements of a long-
ierm or co-operative nature, which would provide accommodation for the
new elementary school pupils and the new secondary school pupils
estimated under paragraph 3 of section. 7, without imposing education
developiment charges, or with a reduction in such charges.
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e 0. Reg 5.9(7): If a previous education development charge background
study completed by the board included a statement under paragraph 6, a
statement of how the policy referred to in the statement was implemented

. and, if it was not implemented, an explanation of why it was not
implemented.

The Board has pursued opportunities to share space to address growth-related
needs; however, no such sharing atrangements have been secured but the |
Board remains open to considering alternative accommodation arrangements.
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C.

In order to pursue the Hducation Development Charges successor By-law,
staff recommend that the Board approve the aforementioned statements,
which are a requirement for renewing the EDC By-law as outlined in O: Reg.
20/98 of the Education Act, :

STAFF RECOMMENDATION

- That the following statements, in accordance with Onfario Regulation 20/98 Section

9(1), and Sections 257. 60(1) and Section 257. 6‘9(2) of the Education Act be
approved:

b

Staff have examined the Board’s operating budget for potential savings that
could be applied to reduce growth-related net education land costs. While the
Board is currenily cairying an Accumulated Surplus amount, these funds are
either being restricted as appropriate opclating buglget contingency or will be
used in future years for reinvestment in the operational needs of the Board and
towards the end goal of student achievement and wellbeing. Based on this
assessment, the Board has 0 operating surpluses to use to reduce the
proposed Education Development Charges.

The Board has pursued opportunities to share space to address growth-related
needs; however, no such sharing arrangements have been secured but the
Board remains open to considering alternative accommodation arrangements.




Appendix E — Reconciliation of Net Growth-related Pupil Place
Entitlement Supporting Net Education Land Cost Eligibility

The following analysis is designed to assess 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-rated capacity of the schools that have, and continue to be
impacted by new housing development, as shown in the Board’s February 15, 2001 EDC
Bac-kground Study report. The analysis then compares the original available capacity to
cutrent student entolment of these schools; and projected 2032/33 entrolment 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 the 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 capacity apptoved by the Board for which additional
land will not be requited. ) y St ¥

Some land assemblies, particularly for secondary schools are still in progress and the
new schools have not been constructed as yet. For example, St. Joseph Mortow 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 inventoty 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 acquited, and intends to acquire no
more than its entitlement under the legislation.
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Summary Reconciliation of Net Growth-related Pupil Places

Elementary Panel
CE01 13,563 6% 0.0399 541 4107 4,515 2,350 (626) (853) ©02) (31)
CE02 5,029 2% 0.0493 248 | 5,069 5,018 1,629 (609) (536) (446) 38
CE03 514 0% 0.0862 44| 4444 3,622 - 5 = P :
CE04 9,442 4% 0.0448 423 | 7848 3,867 s - . - «
CE05 8,117 4% 0.0581 T 41| 6383 6.435 2176 (667) (142) (1,285) 82
CE06 6,507 3% 0.0580 377 7.689 7,651 1,921 (391) (860) (733) (61)
CEO07 76,684 36% 0.0173 1324 2340 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 1% 0.0451 67 855 936 307 (18) (112) 36) 141
CE10 8,005 4% 0.0342 277 4486 5,686 269 00) = = 180
CE11 6,839 3% 00325 222| 1993 1772 501 (304) = (376) (180)
CE12 6,403 3% 0.0271 174 3063 2,880 531 271) 28) (167) 66
CE13 29,066 14% 0.0193 560| 5123 4,503 1743 017) (458) (446) an
CE14 2312 1% 0.0953 220 5207 4,650 361 {101) (334) - 73)
CE15 6,641 3% 0.0233 155 1774 1,403 349 (566) 2 ] @17)
'CE16 1,808 1% 0.0314 s7] 3127 2,039 5 - 2 . s
CE17 1,529 1% 0.0651 100 2523 1,571 - - - - -
CE18 52 0% 0.0716 4 919 523 126 29) 431) = (334)

TOTAL 214,442 100% 0.0275 5904 | 72,651 62,273 15,241 (5,360) (3,928) (6,288) (335)

Unfunded NGRPP from 1999/00 to June 30, 2018 384

Secondary Panel
Cs01 19,106 8.9% 0.0349 666 | 1,847 7312 4183 3,117 (1,476) (4,491) 1333
Cso2 132,694 61.9% 0.0078 1,035 | 5688 8,339 4,328 (190) . (2,232) 1,906
CS03 50,300 23.5% 0.0162 813 | 4904 6,114 4517 (1.379) 5 (1,166) 1,972
CS04 12342 5.8% 0.0492 607 | 3470 4769 871 (133) ) (676) 61

ITOTAL 214,442 100.0% 0.0146 3,121 [ 15,909 27,034 13,808 1,415 (1,476) (8,565) 5,273

Unfunded NGRPP from 1999/00 to June 30, 2018 5,444
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