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TOWN OF TECUMSEH

Town of Tecumseh
Special Council Meeting
Tuesday, April 28, 2015
6:30 pm
Tecumseh Town Hall

WWW.TECUMSEH.CA

MEETING:
I.

CALL TO ORDER

II.

ROLL CALL

III.

DISCLOSURE OF PECUNIARY INTEREST

IV.

INTRODUCTION AND PURPOSE OF MEETING
The purpose of the meeting is to receive a presentation regarding the
Manning Road Secondary Plan Area and related Area-Specific
Development Charge and Area-Specific Park Levy.

V.

DELEGATIONS
A. Gary Scandlan, Watson & Associates and Flavio Forest, P. Eng.,
Dillon Consulting Ltd.
Re: Manning Road Secondary Plan, Area-Specific Development
Charge and Area-Specific Park Levy

VI.

COMMUNICATIONS
A. Director, Planning and Building Services, April 22, 2015, Report No.
12/15 Re: Manning Road Secondary Plan Area, Area-Specific
Development Charge, Area-Specific Park Levy as per Section 42 of
the Planning Act

VII.

ADJOURNMENT
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THE CORPORATION OF THE
TOWN OF TECUMSEH
PLANNING AND BUILDING SERVICES
DEPARTMENT
Report No. 12/15
TO:

Mayor and Members of Council

FROM:

Brian Hillman, MA, MCIP, RPP
Director, Planning and Building Services

DATE:

April 22, 2015

DATE TO COUNCIL:

April 28, 2015

SUBJECT:

Manning Road Secondary Plan Area
i) Area-Specific Development Charge
ii) Area-Specific Park Levy as per Section 42 of the Planning
Act
OUR FILE: C01 MRASDC

RECOMMENDATIONS:
With respect to an Area-Specific Development Charge and an Area-Specific Park Levy for the
Manning Road Secondary Plan Area (“MRSPA”), it is recommended that:
1. The scheduling of a public meeting, to be held on Tuesday, May 26, 2015 at 4:30 p.m., in
accordance with Section 12 (3) of the Development Charges Act, be authorized;
2. The $32,800 cost for the professional services provided by Ray Bower Appraisal Services Inc.
to provide land valuations for lands within the MRSPA be temporarily funded from the Roads
Lifecycle Reserve and be repaid from the area-specific development charges collected as
development of this planning area occurs, be confirmed;
3. The document entitled “Residential Building Site Prices – 2009-2013”, dated September 2013,
and the associated April 16, 2015 Update Letter, as prepared by Ray Bower Appraisal Services
Inc., be approved;
4. The document entitled “Functional Servicing Report – Manning Road Secondary Plan Area”
dated April 2015, as prepared by Dillon Consulting, be approved; and
5. The Background Study entitled “Area Specific Development Charge for the Manning Road
Secondary Plan Area” dated April 21, 2015, as prepared by Watson & Associates Economists
Ltd., including changes to the Local Service Policy definition for the MRSPA, as provided in
Section 3.1 of the foregoing Background Study, be approved.
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BACKGROUND:
December 11, 2012 Public Meeting
In accordance with Planning and Building Services Report 22/12 and in accordance with the
requirements of the Development Charges Act, a formal public consultation process, by way of a
public meeting, was held on December 11, 2012 to consider a draft Background Report and
associated Area-Specific Development Charge By-law for the Manning Road Secondary Plan Area
(MRSPA) (location shown on Attachment 1).
The purpose of the proposed Area-Specific Development Charge By-law is to assist developing
landowners within the MRSPA to cost share localized but over-sized stormwater, sanitary and road
works. It is expected that all Development Charge works provided with the By-law will be constructed
by developing landowners and the charges provided therein will assist in cost sharing major facilities
and oversizing of works to the benefit of all landowners. It is also anticipated that the Town will enter
into development charge agreements with landowners to provide for credits and recovery of these
works.
In addition, at that same meeting there was discussion with respect to the future passage of an AreaSpecific Park Levy By-law under Section 42 of the Planning Act to provide for the collection of park
fees as development proceeds in the MRSPA.
Study Refinements Resulting from Comments Received at the 2012 Public Meeting
Subsequent to the public meeting, further refinements were made to the background documents in
order to properly capture a number of additional works that required cost-sharing, including addressing
the issue of land valuation for the single stormwater management facility (“SWM facility”) that is
entirely situated on one landowner’s property. These refinements included:
1. Reconsideration of Land Valuation for the SWM Facility
Subsequent to the public meeting, it was determined that further analysis was required to
ensure there was a fair and reasonable valuation calculated for the land upon which the
MRSPA’s single, regional SWM facility is to be located. The land valuation is one of several
components that together comprise the basis for the Area Specific Development Charge.
Accordingly, Ray Bower Appraisal Services Inc was retained by the Town to provide a sample
and subsequent statistical analysis of detached single family residential building site prices and
to this end a report was delivered entitled “Residential Building Site Prices 2009-2013”, dated
September 2013 (“the Bower Report”).
The Bower Report provided a conclusion with respect to the average sale price of a fully
serviced lot. Deducted from that value were the various costs contained in the price of a lot
that under this scenario would not be incurred by the present owner of the land upon which the
SWM facility would be located. These include costs for servicing (waterlines, wastewater
pipes, stormwater pipes), a noise barrier along the rail line and park fees. The net amount is
deemed to be the fair and reasonable valuation that is to be paid to the present owner of the
land upon which the SWM facility is to be located.
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This issue was the subject of considerable discussion between Town Administration (Brian
Hillman, Luc Gagnon, Dan Piescic and Rick Wellwood) and the team it assembled to complete
various components of this work (Gary Scandlan, Watson & Associates Economists Ltd;
Krystal Kalbol, P. Eng., Dillon Consulting Limited; Ray Bower, Ray Bower Appraisal Services
Inc.; Ed Hooker, Solicitor of Wolf Hooker Professional Corporation). In addition, there were
many meetings with a number of the developers/landowners in the MRSPA to review the
findings and discuss various alternatives during the development of this work.
At the time of the December 11, 2012 public meeting, the draft Area-Specific Development
Charge contained a value of $1.03 million for the 6.8 hectares of land upon which the SWM
facility will be located. As a result of the foregoing analysis and review, that value was
increased to $1.47 million in 2013. This would need to be monitored during the life of the AreaSpecific Development Charge By-law to ensure the valuation reasonably reflects the return that
is experienced for residential lot sales in the MRSPA. Adjustments in the valuation and
associated Area-Specific Development Charge By-law may need to be undertaken over time.
2. Refinements to the Draft Area Specific Development Charge
In addition to addressing the issue of land valuation for the SWM facility, additional refinements
that have collectively had the effect of lowering the overall Area-Specific Development Charge
was completed. These refinements are summarized as follows:
i)

The consideration of roads external to the MRSPA lands that involve the westerly
extension of Jamsyl Drive, the southerly extension of the Sylvestre Drive exit ramp from
County Road 22 and the easterly extension of Gouin Street to provide improved
connectivity between the RRSPA and the external road network. Accordingly, these
projects were included in the area-specific project cost estimates;

ii) The functional design of the storm sewer collection system was reviewed in further
detail based on input and inquiries received from several land owners and their
consultants following the December 2012 public meeting. At the same time, there was
a review of the storm sewer quantities included in the original cost estimates. The areaspecific project cost estimates were revised based on these reviews;
iii) Additional studies were completed in addressing the area-specific development
requirements for the MRSPA. The area-specific project cost estimates were revised to
include fee estimates for a more complete list of related studies, including land
valuation, legal, financing and engineering;
iv) Based on further review, it was determined that an emergency back-up power supply
would not be required for the proposed stormwater pump station, but that it would be
recommended for the proposed sanitary pump station. The area-specific project cost
estimates were revised to reflect this change.
The combined effect of the foregoing was that the total area-specific project cost estimate
dropped from $15,184,040 as of December 2012 to $14,337,023 in 2013. This translated into
a proposed Area Specific Development Charge of $164,528 per hectare ($66,583 per acre).
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The preceding work culminated in the delivery of Planning and Building Services Report No.37/13 at
the November 26, 2013 Regular Council Meeting which was recommending adoption of a number of
documents and By-law’s.
However, once again, two property owners requested that additional analysis be undertaken with
respect to a number of new issues and Administration therefore recommended that Planning and
Building Services Report No. 37/13 be received and referred back to Administration for further review,
public consultation and reporting to Council. This Administrative recommendation was supported by
Council.
Further Study Refinements Subsequent to November 2013 Council Meeting
Subsequent to Council’s deferral of Planning and Building Services Report No. 37/13, further
refinements have been made to the background documents in order to adequately capture a number
of additional works that required cost-sharing, including addressing the addendum to the Manning
Road Secondary Plan Area SWM Environmental Assessment and an update to the Functional
Servicing Study, 2013. These refinements are summarized below:

1. Manning Road Secondary Plan Area, SWM Environmental Study Report (ESR) Addendum,
December 2014
Since the referral of the various issues back to Administration in November 2013, Town
Administration has been reviewing the stormwater servicing strategy in this area and has
identified an opportunity to incorporate the Baillargeon Drain as part of the MRSPA storm
sewer system and SWM facility to better utilize the capacity of the existing and proposed storm
drainage infrastructure in the area. This would provide a means of optimizing the use of this
facility to control the quality and quantity of stormwater runoff from a larger area, thereby
improving the existing and future conditions of the East Townline Drain. At the same time,
significant cost-savings would be realized by the developers in the MRSPA as the existing
drain could now simply be decommissioned rather than being enclosed at the time of
development in the area.
The 2014 amendment to the preferred solution identified in the 2010 ESR involved expanding
the design drainage area of the proposed MRSPA SWM facility to include the Baillargeon
Drain. Based on the evaluation of the alternative designs, it was confirmed that directing the
Baillargeon Drain to the proposed SWM facility is the preferred design concept for the Study
Area. The revised design concept has similar impacts to the preferred design outlined in the
2010 ESR, with the additional benefit of servicing a larger drainage area. Directing the
Baillargeon Drain to the pond allows for the storm water to be treated at the SWM facility
before it outlets to the East Townline Drain.
At the December 9, 2014 Regular Council Meeting under the Public Works Environmental
Services Report No.88/14, Council approved the recommendations of the report, which was to
receive the “Town of Tecumseh, Manning Road Secondary Plan Area (MRSPA), Stormwater
Management (SWM) Environmental Study Report Addendum, December 2014”, and to
approve advertising the Notice of Filing of Addendum for the associated 30 day public review
period in accordance with the Environmental Assessment Process.
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The 30 day public review period expired on January 19, 2015. During this period a total of four
comments were received from various stakeholders and approval authorities.
As outlined in Public Works Environmental Services Report No.15/15, which was received by
Council at its April 14, 2015 Regular Council Meeting, the ESR Addendum has been updated
to reflect the additional information arising from the comments received during the 30 day
public review period. The requirements outlined in this document have therefore been
incorporated into the Functional Servicing Report for the MRSPA to clarify the detailed design
requirements associated with the implementation of this preferred solution.
This project is now considered to be approved under the Municipal Class Environmental
Assessment process, and the Town is therefore now in a position to move forward on the
completion of the MRSPA Functional Design Study and the Area-Specific Development
Charges Study.
2. Revisions to Functional Design Study, MRSPA, April 2015
The Town retained the services of Dillon Consulting Limited to assess the infrastructure service
needs (water, wastewater, storm, roads) for the MRSPA to facilitate the servicing of the area in
an orderly manner. More specifically, this study estimates the shareable portion of the cost to
construct trunk infrastructure in order for the Town to complete an area-specific development
charge study and by-law. Since the referral of the various issues back to Administration in
November 2013, Town Administration has been working with Dillon Consulting to complete
final revisions to the noted document.
Since the completion of the Functional Design Study, 2013 (“FDS”), further updates affecting
the functional design and area-specific project cost estimates were incorporated. These
updates resulted in the issuance of an FDS 2015 document and include the following:

i)

the FDS 2015 incorporates the Baillargeon Drain drainage area within the MRSPA
SWM facility in accordance with the associated Class EA Addendum Report and makes
necessary revisions to the grading plan, overland flood routes and increases in storm
sewer drainage pipes in order to accommodate the expanded drainage area;

ii) removal of the enclosure of the East Townline Drain as a project and sharable cost as it
was determined that this enclosure is not necessary to accommodate development
within the MRSPA;
iii) with respect to the construction of three roads external to the MRSPA development
lands involving the westerly extension of Jamsyl Drive, the southerly extension of the
Sylvestre Drive exit ramp from County Road 22 and the easterly extension of Gouin
Street, costs for the associated land acquisitions for the extensions of Jamsyl Drive and
Sylvestre Drive exit ramp are now included, in addition to the roadway and associated
infrastructure construction costs. The land costs are based on analysis undertaken by
Ray Bower Appraisal Services Inc earlier this year;
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iv) a 7% increase in land costs associated with the SWM facility, as per the findings of Ray
Bower Appraisal Services Inc., has been included. This is subject to additional
research currently being undertaken by Ray Bower in order to further validate this
increase. Upon completion of this additional research, any necessary further revisions
to the land costs will be made prior to Council adoption of the MRSPA Area-Specific
Development Charge;

v) the cost for additional studies completed to address the area-specific development
requirements for the MRSPA. Accordingly, the project costs include those costs related
to studies regarding land valuation, legal, financing and engineering;
vi) it was determined that an emergency back-up power supply will be required for both the
proposed sanitary and stormwater pumping stations;
vii) provisions for a temporary open channel and stormwater pump station to serve as an
interim stormwater outlet solution (in place of the permanent trunk storm sewer system)
have been removed;
viii) as a result of a more detailed evaluation of the existing Baillargeon Drain storm sewer
system, the Town confirmed that the northerly portion of this drainage area was to be
directed through the MRSPA storm sewer system at Gouin Street. The area-specific
project cost estimates have been updated accordingly.
Area Specific Park Levy By-law, Section 42 of the Planning Act
The Planning Act provides municipalities the ability to require the conveyance of land for
park/recreational purposes, or the payment of money to the value of the land otherwise required to be
conveyed (cash-in-lieu) as a condition of development. The cash-in-lieu amount may not exceed 2%
for commercial or industrial development and 5% for all other development (i.e. residential
development).
As noted in prior reports to Council, the 4.26 hectare centralized park has been identified as being
located on one property owner’s lands. The basis for the area calculation of the centralized park is
shown on Attachment 2. Accordingly, in order to properly compensate the land owner who is
providing all of the land for the centralized park, Administration recommends that a cash-in-lieu of
parkland payment by-law be established specifically for the MRSPA.
A municipality has the ability to acquire the aforementioned cash-in-lieu of parkland dedication through
either one of the following means:
i.

At the plan of subdivision or land severance stage, which is governed by Section 51.1 and
53, respectively, of the Planning Act. Using this process, the value of the land is to be
determined as of the day before the approval of the plan of subdivision or severance. The
value of the land at this stage would be far lower as the land would be unserviced.
Accordingly, in the context of the MRSPA, the park fees collected from the other
landowners at this stage would not be sufficient to cover the lost opportunity or profit
anticipated by the owner if it had developed the same land residentially or commercially
rather than conveying it to the Town for a central park;
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At a later development stage when the land is serviced, which is governed by Section 42 of
the Planning Act. Using this process, the value of the land is to be determined as of the
day before a building permit is issued for the development. The value of the land at this
stage would be far higher as the land would be fully serviced.

Accordingly, the establishment of a park levy in accordance with Section 42 of the Planning Act
provides a means to compensate the owner of the land upon which the central park is located in the
MRSPA at a level that is in lieu of the lost development opportunity that results for that owner.
Public Meeting Requirements of the Development Charges Act
As noted above, a public meeting was held in 2012 to obtain public comment on the aforementioned
area-specific development charge. However, the Development Charges Act stipulates that a
municipality has up to one year following the public meeting to adopt the associated development
charge by-law. If a municipality fails in adopt a by-law within that one year time period, an additional
public meeting is required.
It is therefore necessary to hold a public meeting in accordance with the provisions of the
Development Charges Act. Accordingly, it is recommended that Council authorize the scheduling of
the public meeting for the purpose of hearing public comments and receiving input prior to final
consideration of the related by-law (see Attachment 4 for draft by-law).
The Park Levy By-law for the Manning Road Secondary Plan can be brought forward to Council for
consideration without the need for a statutory public meeting. That by-law (see Attachment 5 for a
draft by-law) would have the effect of making the lands in the MRSPA subject to Section 42 of the
Planning Act for the purpose of calculating and collecting cash-in-lieu of parkland. In order to provide
greater clarity and consistency, Administration recommends that the Park Levy By-law be brought
forward to Council for adoption at the same time as the aforementioned Area-Specific Development
Charge By-law.

COMMENTS:
Supporting Reports for the MRSPA Area Specific Development Charge
Considerable time and effort has been exerted by the Town in support of preparing the MRSPA for
development. The following reports have been completed specifically to provide clear direction on the
future servicing of this area while also providing the rationale and basis underlying an Area-Specific
Development Charge (available for review in the office of the Director, Planning and Building
Services):
1. MRSPA, SWM Study, Class EA Environmental Study Report Addendum (April 2015)
Dillon Consulting Limited was retained by the Town to complete a Class Environmental
Assessment Study and the subsequent Addendum to confirm the preferred solution for
addressing the stormwater drainage needs required to accommodate development in the
MRSPA. Alternative solutions were presented and, through public consultation, a preferred
regional SWM facility at the southerly limits of the MRSPA was identified.
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2. Functional Design Study, MRSPA (April 2015)
The Town retained the services of Dillon Consulting Limited to assess the infrastructure service
needs (water, wastewater, storm, roads) for the MRSPA to facilitate the servicing of the area in
an orderly manner. More specifically, this study estimates the shareable portion of the cost of
infrastructure required to be cost-shared amongst the landowners in order for the Town to
complete an area-specific development charge study and by-law (a more detailed listing of the
area-specific costs is provided later in this Report).
3. Residential Building Site Prices 2009-2013 (September 2013) and Update Letter (April 16,
2015)
Ray Bower Appraisal Services Inc. was retained by the Town to assist in providing data that
could be used as part of the determination of a fair and reasonable valuation for the land upon
which the MRSPA’s single, regional SWM facility is to be located. That resulted in a 2013
document, the valuations of which were subsequently updated in a preliminary fashion by way
of a letter from Ray Bower Appraisal Services Inc. dated April 16, 2015. This will be further
updated prior to Council adoption of the MRSPA Area-Specific Development Charge By-law
upon completion of additional analysis.
4. Land Prices in the Sylvestre Business Park (January 2015)
Ray Bower Appraisal Services Inc. was retained by the Town to provide analysis necessary to
determine a fair and reasonable valuation for the costs associated with the land acquisition for
roads external to the MRSPA development lands (specifically westerly extension of Jamsyl
Drive and southerly extension of Sylvestre Drive exit ramp).
5. Area-Specific Development Charge for the MRSPA. Background Report (April 2015)
Watson & Associates Economists Ltd. were retained by the Town to prepare the background
report entitled “Area Specific Development Charge for the MRSPA, Background Report” dated
April 21 , 2015, and associated Area Specific Development Charge By-law (see Attachment 3),
in accordance with the provisions of the Development Charges Act for the MRSPA. Included in
this report is the Local Service Policy that shall apply to the MRSPA in accordance with the
Development Charges Act.
Summary of the MRSPA Area Specific Development Charge Projects as of April 2015
The Area-Specific Development Charge projects are summarized as follows (see the map at
Attachment 3):
1. Sanitary Sewer: to recover the cost of a pumping station including standby power;
2. SWM Facility: to recover the cost of the SWM facility for the entire serviced area;
3. Property Requirements for SWM Facility: to recover the cost of the land upon which the SWM
facility is situated;
4. Storm Sewers: to recover the costs associated with large trunk storm sewers;
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5. Roads: to recover the costs associated with three external road connections and land costs for
two of those roads (Gouin extension is currently owned by the Town)_ and
6. Study Costs: to recover the costs associated with the completion of studies in support of the
MRSPA Area-Specific Development Charge.
It is proposed that the costs of these services be allocated to the benefitting properties (i.e. those
situated within the MRSPA) on a cost per hectare basis. These costs are summarized below:

As discussed previously, there have been a number of changes to the scope of projects as well as
refinements to the various estimated development charge costs since the public meeting in December
of 2012 and since the receipt of Planning and Building Services Report No. 37/13 at the November 26,
2013 Regular Council Meeting .
The net impact of these changes is a reduction in the proposed area-specific development charge
from a total cost of $14,337,032 (in 2013) to $12,873,106 (in 2015) and a per hectare cost of $164,528
(in 2013) to $147,729 (in 2015).
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Area Specific Park Levy By-law, Section 42 of the Planning Act
Given the development circumstance faced in the MRSPA (one central park entirely located on one
owner’s landholding), Administration believes that the most appropriate means of reasonably and fairly
compensating the owner upon which the central park is located is to collect a park levy in accordance
with Section 42 of the Planning Act. It is therefore recommended that such a by-law be adopted by
Council for all lands in the MRSPA.

CONSULTATIONS:
Public Works and Environmental Services
Financial Services
Dillon Consulting Limited
Watson & Associates Economists Ltd
Ray Bower Appraisal Services Inc.
Solicitor (E. Hooker)

FINANCIAL IMPLICATIONS:
As outlined in the chart on page 9, the total cost of required works is $12,873,106. It is anticipated that
developers will pay to have the works installed (oversized) and the Town will reimburse the developers
for oversizing costs as Area-Specific Development Charges are collected. The park levy will be
collected by the Town at the time of development approvals and reimbursed to the owner who
conveyed to the Town the land upon which the central municipal park is located.

LINK TO STRATEGIC PRIORITIES:
This recommendation is consistent with the following Strategic Planning Priorities:
Developing a servicing strategy and an area-specific development charge to ensure an equitable cost
sharing of the services necessary to develop lands within the MRSPA is consistent with the Town’s
Strategic Priority to identify and facilitate development of appropriate public and private lands to
support growth, assessment and changing needs.
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This report has been reviewed by senior Administration as indicated below and recommended for
submission by the CAO.
Prepared by:

___________________________________
Brian Hillman, MA, MCIP, RPP
Director, Planning and Building Services

Reviewed by:

Reviewed by:

___________________________________
Dan Piescic, P. Eng
Director, Public Works and Environmental
Services

________________________________
Luc Gagnon, B. Math, C.A.
Director, Financial Services/Treasurer

Recommended by:

________________________________
Tony Haddad, MSA, CMO, CPFA
Chief Administrative Officer

Attachment(s):

1. MRSPA Study Area
2. MRSPA Parkland Area Calculation
3. MRSPA Area Specific Chargeable Projects
4. MRSPA – Draft Area-Specific Development Charge By-law
5. MRSPA – Draft Parkland Dedication By-law

File Name (R:\Development Charges\DEVELOPMENT CHARGES - Manning Road Area Specific\Planning Report 12-15 Manning Road Secondary Plan - Area Specific DC and Park Levy By-laws.docx)
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Attachment 4
The Manning Road Secondary Plan Area
Draft Area-Specific Development Charge By-law
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The Manning Road Secondary Plan Area
Draft Parkland Dedication By-law
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