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1. Background

Commensurate with the provisions of the Development Charges Act, 1997, as amended 

(D.C.A.), the City has undertaken a Development Charges (D.C.) Background Study 

and released the study in accordance with the D.C.A.  The following provides a 

summary of the key dates in the development charge by-law process: 

June 2, 2021 – Release of the D.C. Background Study and draft by-law 

July 12, 2021 – Public Meeting of Council 

September 3, 2021 – Addendum to June 2nd, 2021 report released to the public 

September 13, 2021 – Passage of Development Charges By-law 

Based on feedback from the public meeting and further review of the capital program by 

City staff, it was recognized that a growth-related project was included in the D.C. 

calculations under the Parks and Recreation Services and the Services Related to a 

Highway capital infrastructure need lists.  In addition to the refinement required to 

remove this double count, City staff have further refined the draft D.C. by-law for a 

number of definitions and have removed the requirement to collect for the Services 

Related to a Highway component at the time of subdivision agreement, this component 

will now be collected at the same time as all other components of the charge.   

As such, the purpose of this addendum report is to provide for changes to the June 2, 

2021 D.C. background study related to the removal of the double count in capital for 

Services Related to a Highway and provide a revised draft by-law for Council’s 

consideration.  These refinements will form part of the D.C. background study provided 

prior to by-law adoption.  

2. Discussion

This section of the addendum report provides an explanation for the above-noted 

refinements.  
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2.1 Refinements to Capital Project Costs for Services 
Related to a Highway and Refinements to Benefit to 
Existing 

Since the release of the D.C. Background Study on June 2nd and the legislative public 

meeting City staff have further reviewed the costing associated with Services Related to 

a Highway and Parks and Recreation Services.  Through this review staff identified a 

double count in project # 22 on the Services Related to a Highway capital infrastructure 

list related to the Pathway Hydro Corridor.  As such, the 2021 capital cost for active 

transportation off-road trials network has been reduced from a gross cost of 

$11,968,000 by $775,000, resulting in a new gross cost of $11,193,000.  As this project 

is funded 84% from non-growth, the benefit to existing has decreased from $10,052,200 

to $9,401,200.  Further, the D.C. eligible cost for this project has decreased from 

$1,915,800 to $1,791,800.  

For Services Related to a Highway, the change noted above results in an overall 

decrease to the calculated D.C.s for a single detached dwelling of $9, from $620 to 

$611.  For non-residential development, the charges decrease by $0.01 per sq.ft. ($0.11 

per sq.m.) from $0.34 ($3.66 sq.m.) to $0.33 ($3.55 sq.m.). 

2.2 Overall Changes in the D.C. Calculation 

Based on the changes noted above, the total calculated municipal-wide development 

charge (single/semi-detached unit) has decreased from $9,865 to $9,856.  In regard to 

the non-residential charges, the total municipal-wide calculated development charge 

(per sq.ft.) has decreased from $1.81 to $1.79 (from $19.43 to $19.21 per sq.m).   

The above changes have been incorporated into the calculations.  The summary below 

outlines the current charges vs. the charges as calculated in the June 2, 2021 D.C. 

background study and the charges calculated in this addendum report. 
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Service/Class of Service

Current 

Charges

Calculated 

(Background 

Study Jun. 2, 

2021)

Calculated 

(Addendum 

Report Aug. 31, 

2021)

Municipal Wide Services/Classes of Services:

Services Related to a Highway -     620                     611                     

Public Works -     2                        2                        

Transit Services -     674                     674                     

Fire Protection Services -     524                     524                     

Parks and Recreation Services -     6,682                  6,682                  

Library Services -     755                     755                     

Growth Studies -     608                     608                     

Total Municipal Wide Services/Classes -                 9,865                  9,856                  

Area Specific Services:

Stormwater Drainage and Control Services -     109                     109                     

Wastewater Services -     132                     132                     

Water Services -     35                       35                       

Total Area Specific Services -                 276                     276                     

Grand Total - Urban Area -                 10,141                10,132                

Residential (Single Detached) Comparison

Service/Class of Service

Current 

Charges

Calculated 

(Background 

Study Jun. 2, 

2021)

Calculated 

(Addendum 

Report Aug. 

31, 2021)

Municipal Wide Services/Classes of Services:

Services Related to a Highway -     0.34             0.33            

Public Works -     -               -              

Transit Services -     0.39             0.39            

Fire Protection Services -     0.28             0.28            

Parks and Recreation Services -     0.41             0.41            

Library Services -     0.04             0.04            

Growth Studies -     0.35             0.35            

Total Municipal Wide Services/Classes -                 1.81             1.80            

Area Specific Services:

Stormwater Drainage and Control Services -     0.15             0.15            

Wastewater Services -     0.07             0.07            

Water Services -     0.02             0.02            

Total Area Specific Services -                 0.24             0.24            

Grand Total - Urban Area -                 2.05             2.04            

Non-Residential (per sq.ft.) Comparison
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2.3 Refinements to the Draft D.C. By-law 

In addition to the revision in the D.C. calculation which results in a revised Schedule of 

Charges to the by-law, the timing of collection for the Services Related to a Highway 

component of the charge has been revised to be collected at the same time as all other 

components of the charge.  The D.C.A. permits municipalities to collect for water, 

wastewater, stormwater, and services related to a highway at the time of subdivision 

agreement versus at the time of building permit issuance.  The draft by-law included in 

the June 2nd background study identified that the Services Related to a Highway 

component of the charge would be imposed at the time of subdivision agreement 

however, staff have considered the additional administration this would require and 

have recommended that all components of the charges be imposed at building permit 

issuance.  

In addition, staff have made refinements to various definitions including the following: 

1. “agricultural use” 

2. “apartment unit” 

3. “detached accessory dwelling unit” 

4. “garden suite” 

5. “industrial use” 

6. “institutional” 

7. “mixed-use building” 

8. “other multiple” 

9. “single detached dwelling unit” 

10. “stacked townhouse dwelling” 

11. “temporary building or structure” 
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The revised draft by-law with all refinements is included the revised draft by-law, 

included in the amending pages to this addendum report. 

2.4 Changes to the Background Report 

Based upon the above, the following revisions are made to the pages within the 

background study (new pages are appended to this report): 

Page 

Reference 
Description of Revisions 

ES (v) Update to item 7 related to the updated calculated charge. 

ES (v) Update to item 8 related to the updated summary of gross capital costs 

and recovery of costs over the life of the by-law. 

ES (viii) Updates to Tables ES-3 to reflect the recalculated charges. 

1-2 Revised Figure 1-1 to include the release of this addendum report. 

4-17 & 4-18 Revised to reflect the refinements in Services Related to a Highway. 

5-3 Table 5-2 updated to reflect the amended calculated charges for 

Services Related to a Highway. 

5-5 Table 5-4 updated to reflect the amended calculated charges for All 

Services and Classes.  

5-6 Table 5-5 updated to reflect the amended calculated charges of the 

costs to be Incurred over the life of the by-Law. 

6-11 Update recommendations to reflect the approval of the D.C. 

Background Study, as amended by this addendum. 

C-4 Table C-2 updated to reflect the changes to the Future Capital 

Expenditures.  

F-5 & F-6 Updates to the asset management wording and summary table to 

reflect changes in capital costs due to the changes in the services 

related to a highway capital.  

Appendix H Revised Draft D.C. By-law 
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3. Process for the Adoption of the Development 
Charges By-law 

Sections 1 & 2 provide for a summary of the revisions to the City’s D.C. Background 

Study and draft by-law.  If Council is satisfied with the above changes to the 

Background, this addendum report #1 will be considered for approval by Council along 

with the Background Study. 



 

 

Amended Pages  
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6. The City is undertaking a D.C. public process and anticipates passing a new by-

law for eligible services.  The mandatory public meeting has been set for July 12, 

2021 with adoption of the by-law anticipated for September 13, 2021. 

7. This report has undertaken a calculation of charges based on future identified 

needs (presented in Schedule ES-3 for residential and non-residential).  Charges 

have been provided on a City-wide basis for all services except for water, 

wastewater and stormwater services, which have been provided on an urban-

area basis.  The corresponding single detached unit charge for full services is 

$10,132.  The non-residential charge for full services is $21.90 per sq.m. ($2.04 

per sq.ft.) of building area.  These rates are submitted to Council for its 

consideration.  

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

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

by service and is presented in Table 5-4.  A summary of these costs is provided 

below: 

Table ES-2 
Summary of the Gross Capital Cost to be Recovered over the Life of the By-law 

 

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

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

contributions), $53.03 million (or an annual amount of $10.61 million) will need to 

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

period benefit amount of $0.30 million, it will be included in subsequent D.C. 

study updates to reflect the portion of capital that benefits growth in the post 

period D.C. forecasts. 

Based on the above table, the City plans to spend $75.32 million over the next 

five years, of which $21.99 million (29%) is included in the D.C. calculation.  Of 

Total gross expenditures planned over the next five years 75,324,440$ 

Less:

Benefit to existing development 46,088,121$ 

Post planning period benefit 303,900$     

Ineligible re:  Level of Service 94,352$       

Grants, subsidies and other contributions 6,844,900$   

Net Costs to be recovered from development charges 21,993,167$ 
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this net amount, $16.08 million is recoverable from residential development and 

$5.92 million from non-residential development.  It is noted also that any 

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

9. Considerations by Council – The background study represents the service needs 

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

The following services are calculated based on an urban 21-year forecast: 

• Stormwater Services – Channels, Drainage and Ponds; 

• Wastewater Services – Collection System; 

• Water Services – Distribution System. 

The following services are calculated based on a City-wide 21-year forecast: 

• Services Related to a Highway; and 

• Fire Protection Services. 

The remaining services are calculated based on a City-wide 10-year forecast: 

• Transit Services; 

• Parks and Recreation Services; and 

• Library Services. 

In addition, classes of services have been established for the following: 

• Public Works (Facilities, Vehicles & Equipment): calculated based on a 

City-wide 10-year forecast; and 

• Growth Studies: calculated based on a City-wide 10-year forecast. 

Council will consider the findings and recommendations provided in the report 

and, in conjunction with public input, approve such policies and rates it deems 

appropriate.  These directions will refine the draft D.C. by-law which is appended 

in Appendix H.  These decisions may include: 

• adopting the charges and policies recommended herein; 

• considering additional exemptions to the by-law; and 
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Table ES-3 
Schedule of Development Charges  

 

NON-RESIDENTIAL

Other Multiples
Apartments - 2 

Bedrooms +

Apartments - 

Bachelor and 1 

Bedroom

Special 

Care/Special 

Dwelling Units

(per sq.ft. of 

Gross Floor 

Area)

(per sq.m. of 

Gross Floor 

Area)

Municipal Wide Services:

Services Related to a Highway 611 448 444 303 229 0.33 3.55

Public Works 2 1 1 1 1 0.00 0.00

Transit Services 674 494 489 334 253 0.39 4.20

Fire Protection Services 524 384 380 260 197 0.28 3.01

Parks and Recreation Services 6,682 4,902 4,852 3,316 2,507 0.41 4.36

Library Services 755 554 548 375 283 0.04 0.43

Growth Studies 608 446 441 302 228 0.35 3.77

Total Municipal Wide Services/Class of 

Services
9,856 7,229 7,155 4,891 3,698 1.80 19.32

Urban Services

Stormwater Drainage and Control Services 109 80 79 54 41 0.15 1.61

Wastewater Services 132 97 96 66 50 0.07 0.75

Water Services 35 26 25 17 13 0.02 0.22

Total Urban Services 276 203 200 137 104 0.24 2.58

GRAND TOTAL RURAL AREA 9,856 7,229 7,155 4,891 3,698 1.80 19.32

GRAND TOTAL URBAN AREA 10,132 7,432 7,355 5,028 3,802 2.04 21.90

Service/Class of Service
Single and Semi-

Detached Dwelling

RESIDENTIAL 
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the study to the public and to solicit public input.  The meeting is also being held to 

answer any questions regarding the study’s purpose, methodology and the proposed 

modifications to the City’s D.C.s. 

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

be available for public review on June 2, 2021. 

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

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

public meeting;  

• refinements to the report, if required; and  

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

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

adoption process. 

Figure 1-1 
Schedule of Key D.C. Process Dates for the City of St. Catharines 

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

June 2020 to April 2021 

2. Development Charges Task Force 
Meetings 

March 24 & April 27, 2021 

3. Council Workshop October 5, 2020 

4. Stakeholder Meeting February 25, 2021 

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

June 2, 2021 

6. Public meeting advertisement placed 
in newspaper(s) 

Prior to June 22, 2021 

7. Public meeting of Council July 12, 2021 

8. Public release of Addendum Report September 3, 2021 

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

September 13, 2021 

10. Newspaper notice given of by-law 
passage 

By 20 days after passage 

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

12. City makes pamphlet available 
(where by-law not appealed) 

By 60 days after in force date 
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4.3 Service Levels and 21-Year Capital Costs for St. 
Catharines’ D.C. Calculation 

This section evaluates the development-related capital requirements for those services 

with capital costs associated with the 21-year forecast.   

4.3.1 Services Related to a Highway  

The City’s existing average level of investment in roads per capita amounts to $7,469, 

resulting in a D.C.-eligible recovery amount of approximately $194,024,162 million over 

the 21-year forecast period.   

The City also has 117 bridges and culverts, 556 km of sidewalks, 23,533 streetlights 

and 52 traffic signals.  This provides an average per capita level of investment of $495 

for the bridges and culverts, $945 for sidewalks, $416 for streetlights and $103 for the 

traffic signals.  The D.C.-eligible recovery amount is approximately $12.9 million for 

bridges and culverts, $24.6 million for sidewalks, $10.8 million for streetlights and $2.7 

million for traffic signals over the forecast period. 

The total service standard for Services Related to a Highway is equal to $244,919,620. 

The City recently completed a Transportation Master Plan (T.M.P.) that assisted in 

providing future capital needs required to service services.  In addition to the T.M.P., 

City Staff identified future capital infrastructure needs.  The capital needs include 

additional road expansion & upgrades, construction of new bridges and structures, and 

active transportation expansions and upgrades, with a total program cost equal to 

$47,750,000.  Deductions of $39,503,402 have been made to account for costs that 

benefit existing development.  A further deduction in the amount of $2,444,202, has 

been made to recognize the existing reserve fund balance.  These deductions result in 

a net D.C.-eligible amount of $8,246,598 to be included in the D.C. calculations.   

The residential/non-residential capital cost allocation for all services related to a 

highway is 68% residential and 32% non-residential based on the incremental growth in 

population to employment for the buildout forecast period.
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Table 4-5 
Infrastructure Cost Included in the Development Charges Calculation 

Services Related to a Highway 

  

Less: Potential D.C. Recoverable Cost

Prj .No
Residential 

Share

Non-

Residential 

Share

2021-2041 68% 32%

1 First Street Louth (CN to St. Paul Street West) 2023 2,920,000         -            -              2,920,000      -                -                            2,920,000        1,985,600     934,400           

2 Ridley & Vansickle Signals 2030-2036 291,000            -            -              291,000        -                -                            291,000           197,880        93,120             

3
First Street Louth (CN to St. Paul Street West) - property 

acquisition / widening
2023 136,000            -            -              136,000        -                -                            136,000           92,480          43,520             

4 Carlton Bridge (Pedestrian facility) 2035 3,060,000         -            -              3,060,000      2,570,200       -                            489,800           333,064        156,736           

5 Moffatt Street Secondary Access 2026-2029 6,500,000         -            -              6,500,000      5,459,500       -                            1,040,500        707,540        332,960           

6 Annual New Sidewalk Program (yearly) 2021-2041 6,300,000         -            -              6,300,000      5,291,500       -                            1,008,500        685,780        322,720           

7 Grantham Rail Trail 2021 347,000            -            -              347,000        291,500         -                            55,500             37,740          17,760             

8 Pelham Rd. (bike lanes) 2021 478,000            -            -              478,000        401,500         -                            76,500             52,020          24,480             

9 Bike Lane Bollards 2021 36,700              -            -              36,700          30,800           -                            5,900              4,012            1,888               

10 Active Transportation 2022 255,000            -            -              255,000        214,200         -                            40,800             27,744          13,056             

11 Traffic Signals (including pedestrian crossings) 2021-2041 7,980,000         -            -              7,980,000      6,702,600       -                            1,277,400        868,632        408,768           

12 2021 New Sidewalks(2022-$345k+reg) 2021 87,700              -            -              87,700          73,700           -                            14,000             9,520            4,480               

13 Hasting St.new sidewalk 2021 129,000            -            -              129,000        108,300         -                            20,700             14,076          6,624               

14 St. David's/Townline Reconstruction new north sidewalk 2021 363,000            -            -              363,000        304,900         -                            58,100             39,508          18,592             

15 Pelham Rd. (bike lanes) sidewalk 2021 106,000            -            -              106,000        89,000           -                            17,000             11,560          5,440               

Identified in Trasportation Master Plan:

16
Chestnut Street Extension from Mountain Street to Hastings 

Street
2030+ 694,000            -            -              694,000        347,000         -                            347,000           235,960        111,040           

Active Transportation:

17 Signed Route (26 km) 2022-2041 40,600              -            -              40,600          34,100           -                            6,500              4,420            2,080               

18 Paved Shoulder (11 km) 2022-2041 2,146,000         -            -              2,146,000      1,802,500       -                            343,500           233,580        109,920           

19 Bike Lanes (41 km) 2022-2041 2,827,000         -            -              2,827,000      2,374,500       -                            452,500           307,700        144,800           

20 Buffered Bike Lane (7 km) 2022-2041 592,000            -            -              592,000        497,200         -                            94,800             64,464          30,336             

21 In-Boulevard Multi-Use Trail (3 km) 2022-2041 1,268,000         -            -              1,268,000      1,065,000       -                            203,000           138,040        64,960             

22 Off-Road Trail (44 km) 2022-2041 11,193,000        -            -              11,193,000    9,401,200       -                            1,791,800        1,218,424     573,376           

Reserve Fund Adjustment:

23 Reserve Fund Adjustment n/a -                   -            -              -               2,444,202       -                            (2,444,202)       (1,662,057)    (782,145)          

 Total 47,750,000        -            -              47,750,000    39,503,402     -                            8,246,598        5,607,687     2,638,911        

Benefit to 

Existing 

Development

Grants, Subsidies 

and Other 

Contributions 

Attributable to New 

Development

Total

Increased Service Needs Attributable to Anticipated 

Development Timing (year)

Gross Capital 

Cost Estimate 

(2021$)

Post Period 

Benefit

Other 

Deductions

Net Capital 

Cost
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Table 5-2 
City of St. Catharines 

Development Charge Calculation 
City-wide Services and Classes 

2021-2041 

 

2021$ D.C.-Eligible Cost 2021$ D.C.-Eligible Cost

SERVICE/CLASS OF SERVICE Residential Non-Residential S.D.U. per sq.ft.

4. Services Related to a Highway  

4.1 Services Related to a Highway $5,607,687 $2,638,911 $611 $0.33

$5,607,687 $2,638,911 $611 $0.33

5. Fire Protection Services

5.1 Fire facilities, vehicles & equipment $4,810,320 $2,263,680 $524 $0.28

$4,810,320 $2,263,680 $524 $0.28

6. Public Works Facilities, Vehicles & Equipment

6.1 Services Related to a Highway $16,184 $7,616 $2 -                

$16,184 $7,616 $2 -                

TOTAL $10,434,191 $4,910,207 $1,137 $0.61

D.C.-Eligible Capital Cost $10,434,191 $4,910,207

20-Year Gross Population/GFA Growth (sq,ft,) 26,918                      7,993,400                  

Cost Per Capita/Non-Residential GFA (sq.ft.) $387.63 $0.61

By Residential Unit Type P.P.U.

Single and Semi-Detached Dwelling 2.932 $1,137

Other Multiples 2.151 $833

Apartments - 2 Bedrooms + 2.129 $824

Apartments - Bachelor and 1 Bedroom 1.455 $564

Special Care/Special Dwelling Units 1.100 $427
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Table 5-4 
City of St. Catharines 

Development Charge Calculation 
Total All Services and Classes 

  

2021$ D.C.-Eligible Cost 2021$ D.C.-Eligible Cost

Residential Non-Residential S.D.U. per sq.ft.

Urban-wide Services/Classes 21 Year $2,527,792 $1,860,008 $276 $0.24

Municipal-wide Services /Classes 21 Year $10,434,191 $4,910,207 $1,137 $0.61

Municipal-wide Services/Classes 10 Year $34,389,701 $4,149,570 $8,719 $1.19

TOTAL  $47,351,684 $10,919,786 $10,132 $2.04
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Table 5-5 
City of St. Catharines 

Gross Expenditure and Sources of Revenue Summary 
for Costs to be Incurred over the Life of the By-law 

 

Sources of Financing

Tax Base or Other Non-D.C. Source D.C. Reserve Fund

Other 

Deductions

Benefit to 

Existing
Other Funding Residential Non-Residential

1. Stormwater Drainage and Control Services

1.1 Channels, drainage and ponds $2,173,000 $0 $0 $0 $0 $999,580 $1,173,420

2. Wastewater Services

2.1 Distribution System $5,355,000 $0 $2,293,600 $2,625,000 $0 $301,116 $135,284

3. Water Services

3.1 Collection System $469,200 $0 $0 $0 $0 $323,748 $145,452

4. Services Related to a Highway

4.1 Services Related to a Highway $8,985,720 $0 $7,547,325 $0 $0 $978,109 $460,286

5. Fire Protection Services

5.1 Fire facilities, vehicles & equipment $24,745,000 $0 $18,190,000 $0 $0 $4,457,400 $2,097,600

6. Public Works Facilities, Vehicles & Equipment

6.1 Services Related to a Highway $0 $0 $0 $0 $0 $0 $0

7. Transit Services

7.1 Transit facilities, vehicles and other infrastructure $9,317,500 $0 $3,373,600 $3,626,150 $303,900 $1,329,141 $684,709

8. Parks and Recreation Services

8.1
Parkland development, park amenities, trails, recreation 

facilities, vehicles & equipment
$16,266,500 $0 $11,589,500 $593,750 $0 $3,879,088 $204,163

9. Library Services

9.1 Library facilities, materials and vehicles $3,181,000 $0 $1,029,000 $0 $0 $2,044,400 $107,600

10. Growth Studies

10.1 Water Services $253,960 $721 $123,709 $0 $0 $85,490 $44,040

10.2 Wastewater Services $718,340 $2,683 $312,000 $0 $0 $266,413 $137,243

10.3 Stormwater Services $1,025,510 $3,341 $690,204 $0 $0 $219,097 $112,868

10.4 Services Related to a Highway $741,900 $23,070 $330,437 $0 $0 $256,340 $132,054

10.5 Transit Services $76,930 $6,192 $10,386 $0 $0 $39,833 $20,520

10.6 Fire Protection Services $450,130 $10,876 $190,742 $0 $0 $164,018 $84,494

10.7 Parks and Recration Services $1,264,840 $42,646 $313,779 $0 $0 $599,554 $308,861

10.8 Library Services $299,930 $4,824 $93,842 $0 $0 $132,834 $68,430

Total Expenditures & Revenues $75,324,460 $94,353 $46,088,124 $6,844,900 $303,900 $16,076,159 $5,917,024

Post D.C. Period 

Benefit

Total Gross CostService/Class
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6.5 Other Recommendations 

It is recommended that Council: 

“Whenever appropriate, request that grants, subsidies and other contributions be 

clearly designated by the donor as being to the benefit of existing development or 

new development, as applicable;” 

“Adopt the assumptions contained herein as an ‘anticipation’ with respect to 

capital grants, subsidies and other contributions;” 

“Classes of service be established for growth studies and public works (facilities, 

vehicles and equipment);” 

“Adopt the D.C. approach to calculate the services on a uniform City-wide basis 

(except for stormwater, wastewater and water services);”  

“Adopt the D.C. approach to calculate the stormwater, wastewater and water 

charges on an area-specific basis;” 

“Approve the capital project listing set out in Chapter 4 of the D.C.s Background 

Study dated June 2, 2021, subject to further annual review during the capital 

budget process;”  

“Approve the D.C. Background Study dated June 2, 2021, as amended;" 

“Determine that no further public meeting is required;” and 

“Approve the D.C. by-law as set out in Appendix H.” 
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Table C-2 
City of St. Catharines 

Operating and Capital Expenditure Impacts 
for Future Capital Expenditures 

SERVICE/CLASS OF SERVICE

 GROSS COST LESS 

BENEFIT TO 

EXISTING 

 ANNUAL LIFECYCLE 

EXPENDITURES 

 ANNUAL 

OPERATING 

EXPENDITURES 

 TOTAL ANNUAL 

EXPENDITURES 

1. Stormwater Drainage and Control Services

1.1 Channels, drainage and ponds 2,173,000                 110,504                    535,058                    645,562                    

2. Wastewater Services

2.1 Distribution System 12,245,600                586,095                    5,210,964                 5,797,059                 

3. Water Services

3.1 Collection System 469,200                    17,235                      3,919,027                 3,936,262                 

4. Services Related to a Highway

4.1 Services Related to a Highway 8,246,598                 374,646                    3,598,411                 3,973,057                 

5. Fire Protection Services

5.1 Fire facilities, vehicles & equipment 7,074,000                 366,658                    5,647,029                 6,013,687                 

6. Public Works Facilities, Vehicles & Equipment

6.1 Services Related to a Highway 1,000,000                 2,944                        489,264                    492,208                    

7. Transit Services

7.1 Transit facilities, vehicles and other infrastructure 11,887,800                868,440                    2,283,704                 3,152,144                 

8. Parks and Recreation Services

8.1

Parkland development, park amenities, trails, recreation facilities, 

vehicles & equipment
34,536,610                

1,795,781                 758,731                    2,554,512                 

9. Library Services

9.1 Library facilities, materials and vehicles 3,136,000                 145,256                    472,788                    618,044                    

10. Growth Studies

10.1 Water Services 379,031                    -                           -                           -                           

10.2 Wastewater Services 1,035,414                 -                           -                           -                           

10.3 Stormwater Services 872,422                    -                           -                           -                           

10.4 Services Related to a Highway 1,185,184                 -                           -                           -                           

10.5 Transit Services 99,007                      -                           -                           -                           

10.6 Fire Protection Services 316,409                    -                           -                           -                           

10.7 Parks and Recration Services 1,534,028                 -                           -                           -                           

10.8 Library Services 240,122                    -                           -                           -                           

Total 86,430,425                4,267,559                 22,914,978                27,182,537                
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made a concerted effort to integrate the A.M.P. with financial planning and municipal 

budgeting and are making full use of all available infrastructure financing tools. 

Currently the City is undertaking their Asset Management Plan to meet the 

requirements of Infrastructure for Jobs and Prosperity Act, however it is not complete as 

at the time of writing this background study.  Therefore, City staff and St. Catharines 

Transit Commission have provided policies and practices related to asset management 

that have been followed in the past and will form part of their A.M.P. once complete.   

In recognition to the schematic above, the following table (presented in 2021$) has 

been developed to provide the annualized expenditures and revenues associated with 

new growth.  Note that the D.C.A. does not require an analysis of the non-D.C. capital 

needs or their associated operating costs so these are omitted from the table below.  

Due to the timing of the A.M.P. currently underway, not all capital costs included in the 

D.C. have been included in the City’s A.M.P. yet.  Hence the following does not 

represent a fiscal impact assessment (including future tax/rate increases) but provides 

insight into the potential affordability of the new assets: 

1. The non-D.C. recoverable portion of the projects which will require financing from 

municipal financial resources (i.e. taxation, rates, fees, etc.).  This amount has 

been presented on an annual debt charge amount based on buildout financing. 

2. Lifecycle costs for the 2021 D.C. capital works have been presented based on a 

sinking fund basis.  The assets have been considered over their estimated useful 

lives. 

3. Incremental operating costs for the D.C. services (only) have been included. 

4. The resultant total annualized expenditures are $36.43 million. 

5. Consideration was given to the potential new taxation and user fee revenues 

which will be generated as a result of new growth.  These revenues will be 

available to finance the expenditures above.  The new operating revenues are 

$29.6 million.  This amount, totaled with the existing revenues of $223.14 million, 

provide annual revenues of $252.74 million by 2041. 

6. In consideration of the above, the capital plan is deemed to be financially 

sustainable. 
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Table F-1 
City of St. Catharines 

Asset Management – Future Expenditures and Associated Revenues 
2021$ 

 

Regarding the D.C.A. requirements for asset management for the Transit service, 

Ontario Regulations 82/98 (as amended) provides the following:   

8(3) If a council of a municipality proposes to impose a development 

charge in respect of transit services, the asset management plan referred 

to in subsection 10 (2) (c.2) of the Act shall include the following in respect 

of those services: 

The following table and accompanying information provide the individual items 

prescribed by subsection 8 (3) of the Regulation (as amended) and provides how these 

items have been address for this D.C. background study by the City:

2041 (Total)

Expenditures (Annualized)

Annual Debt Payment on Non-Growth 

Related Capital
1 
(2014 D.C. and 2016 

updates)        7,823,837 

Annual Debt Payment on Post Period 

Capital
2

          457,517 

Lifecycle:

Annual Lifecycle - City-Wide Services $5,230,949

Incremental Operating Costs (for D.C. 

Services) $22,914,978

Total Expenditures $36,427,281

Revenue
 
(Annualized)

Total Existing Revenue
4

$223,142,785

Incremental Tax and Non-Tax Revenue (User 

Fees, Fines, Licences, etc.) $29,595,731

Total Revenues $252,738,516

4 As per Sch. 10 of  FIR

3 All infastructure costs included in Area Specifc by-laws have been 

1 Non-Growth Related component of Projects 
2 Interim Debt Financing for Post Period Benefit
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Appendix H 
Revised Draft Development 
Charges By-law 
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CITY OF ST. CATHARINES 

BY-LAW NO. 2021-XXX 

A by-law to establish Development Charges for the City of St. 
Catharines. 
 
WHEREAS the Development Charges Act, 1997, S.O. 1997, c.27 (the "Act") 

provides that the council of a municipality may by by-law impose development 

charges against land to pay for increased capital costs required because of 

increased needs for services; 

AND WHEREAS a Development Charges Background Study has been completed 

in accordance with the Act; 

AND WHEREAS Council has before it a report entitled "City of St. Catharines 

Development Charge Background Study" prepared by Watson & Associates 

Economists Ltd. dated June 2, 2021; 

AND WHEREAS Council has a report entitled "Addendum #1 to the June 2, 2021 

Development Charges Background Study" prepared by Watson & Associates 

Economists Ltd. dated September 3, 2021; 

AND WHEREAS the Council of the Corporation of the City of St. Catharines has 

given notice of and held a public meeting on the 14th day of June, 2021 in 

accordance with the Act and the regulations thereto; 

NOW THEREFORE the Council of the Corporation of the City of St. Catharines 

hereby enacts as follows: 

1.0  Definitions 

In this by-law: 

"Act" means the Development Charges Act, 1997, S.O. 1997, c. 27. 
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"Accessory Use" means where used to describe a use, building or structure, 

that the use, building, or structure is naturally and normally incidental, 

subordinate in purpose of floor area or both, and exclusively devoted to a 

principal use, building or structure, but is not an ancillary residential building. 

“Agricultural Farm” means use or intended use for bona fide farming purpose: 

Including: 

(a) the growing of crops, nursery, greenhouse, and horticultural crops; 

raising or stabling of livestock and other animals for food, fibre, fur, 

including poultry and fish; aquaculture; apiaries; agro-forestry; 

maple syrup production; uses and practices necessary to support 

the day-to-day operation of the agriculture use and associated on 

farm buildings and structures including accommodation for full time 

farm labour when the size and nature of the operation requires 

additional employment; 

but excluding: 

(b) retail sales activities; including but not limited to restaurants, 

banquet facilities, hospitality facilities and gift shops, services 

related to grooming, boarding, or breeding of household pets, and 

Cannabis Production Facilities. 

“Apartment Unit” means any Residential Dwelling Unit within a building 

containing three or more Dwelling Units where access to each residential unit is 

obtained through a common entrance or entrances from the street level and the 

residential units are connected by an interior corridor and includes Stacked 

Townhouse Dwellings. 

“Back-to-Back Townhouse Dwelling” means a building containing more than 

two Dwelling Units separated vertically by a common wall, including a rear 

common wall, that do not have rear yards.  
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“Bedroom” means a habitable room larger than seven square metres, including 

a den, study, or other similar area, but does not include a living room, dining 

room or kitchen. 

“Board of Education” has the same meaning as that specified in the Education 

Act, R.S.O. 1990, c. E.2. 

“Brownfield” means land located within the urban areas as defined in the 

Regional Official Plan, upon which there has been previous agricultural, 

industrial, institutional, or commercial or open lands use or other use as 

prescribed under the Environmental Protection Act, R.S.O. 1990, c.E.19 and 

Ontario Regulation 153/04 thereto, and for which site remediation is required in 

accordance with a Phase 2 Environmental Site Assessment, and for which a 

Record of Site Condition has been filed on the Province’s Brownfields 

Environmental Site Registry pursuant to the Environmental Protection Act, 

R.S.O. 1990, c.E.19 and Ontario Regulation 153/04 thereto. 

"Building Permit" means a permit pursuant to the Building Code Act. 

“Building Code Act” means the Building Code Act, 1992, S.O. 1992, c. 23. 

“Cannabis Production Facilities” means a building, or part thereof, designed, 

used, or intended to be used for one or more of the following: cultivation, 

propagation, production, processing, harvesting, testing, alteration, destruction, 

storage, packaging, shipment or distribution of cannabis where a licence, permit 

or authorization has been issued under applicable federal law and does include, 

but is not limited to such buildings as a greenhouse and agricultural building 

associated with the use.  It does not include a building or part thereof solely 

designed, used, or intended to be used for retail sales of cannabis. 

“Calculation Date” means the date on which the first Building Permit is issued 

by the City, unless otherwise stipulated in the Act. 
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“Capital Cost” means costs incurred or proposed to be incurred by the City or a 

Local Board thereof, directly or by others on behalf of and as authorized by the 

City or Local Board, 

(a) to acquire land or an interest in land, including a leasehold interest; 

(b) to improve land; 

(c) to acquire, lease, construct or improve buildings and structures; 

(d) to acquire, construct or improve facilities including: 

i. furniture and equipment other than computer equipment;  

ii. materials acquired for circulation, reference or information purposes 

by a library board as defined in the Public Libraries Act, R.S.O. 

1990, c. P. 4; and 

iii. rolling stock with an estimated useful life of seven years or more; or 

(e) to undertake studies in connection with any matter under the Act and any 

of the matters in clauses (a) to (d), including the Development Charges 

background study required for the provision of services designated in this 

by-law within or outside the City, including interest on borrowing for those 

expenditures under clauses (a), (b), (c) and (d) that are growth related. 

“City” means The Corporation of the City of St. Catharines. 

“Commercial Purpose” means used, designed, or intended for use for or in 

connection with the purchase or sale or rental of commodities; the provision of 

services for a fee; or the operation of a business office, and includes hotels and 

motels. 

“Correctional Group Home” means a residential building or the residential 

portion of a Mixed-use Building containing a single housekeeping unit supervised 

on a 24-hour basis on site by agency staff on a shift rotation basis, and funded 
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wholly or in part by an government or its agency, or by public subscription or 

donation, or by any combination thereof, and licensed, approved or supervised 

by the Province of Ontario as a detention or correctional facility under any 

general or special act and amendments or replacement thereto. A correction 

group home may contain an office provided that the office is used only for the 

operation of the correctional group home in which it is located. A correctional 

group home shall not include any detention facility operated or supervised by the 

Federal Government nor any correctional institution or secure custody and 

detention facility operated by the Province of Ontario. 

“Council” means the Council of the City of St. Catharines. 

“Detached Accessory Dwelling Unit” means a residential building that would 

be ancillary to a detached dwelling, Semi-detached Dwelling, or Row Dwelling. 

“Development” means the construction, erection or placing of one or more 

buildings or structures on land or the making of an addition or alteration to a 

building or structure that has the effect of increasing the size or usability thereof 

and includes Redevelopment. Notwithstanding the foregoing, development does 

not include Temporary Buildings or Structures permitted in accordance with the 

City’s Comprehensive Zoning By-law No. 2013-283, or permitted under a 

“temporary use by-law” pursuant to section 39 of the Planning Act. 

“Development Charge” means a charge imposed with respect to this by-law. 

“Dwelling Room” means either: 

(a) each Bedroom used, designed, or intended for use by one or more 

persons living together in a Lodging Home, Student Residence, or 

(b) in the case of a Special Care/Special Dwelling Unit/room, each individual 

room or suite of rooms used, designed, or intended for use by one or two 

persons with or without exclusive sanitary or culinary facilities. 
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“Dwelling Unit” means any part of a building or structure used, designed, or 

intended to be used as a domestic establishment in which one or more persons 

may sleep and are provided with culinary and sanitary facilities for their exclusive 

use. 

"Existing Industrial Building" means a building or buildings existing on site in 

the City of St. Catharines on January 1, 2022 or the first building constructed and 

occupied on a vacant site pursuant to site plan approval under Section 41 of the 

Planning Act subsequent to this by-law coming to effect for which full 

Development Charges were paid, and is being used for or in conjunction with: 

(a) the production, compounding, processing, packaging, crating, bottling, 

packing, or assembling of raw or semi-processed goods or materials in not 

less than seventy-five percent of the total gross floor area of the building 

or buildings on a site ("manufacturing") or warehousing related to the 

manufacturing use carried on in the building or buildings; 

(b) research or development in connection with manufacturing in not less than 

seventy-five percent of the total gross floor area of the building or 

buildings on a site; 

(c) retail sales by a manufacturer, if the retail sales are at the site where the 

manufacturing is carried out, such retail sales are restricted to goods 

manufactured at the site, and the building or part of a building where such 

retail sales are carried out does not constitute greater than twenty-five 

percent of the total gross floor area of the building or buildings on the site; 

or 

(d) Office or administrative purposes, if they are, 

i. carried out with respect to manufacturing or warehousing; and 

ii. In or attached to the building or structure used for such 

manufacturing or warehousing. 
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“Farm Building” means that part of a bona fide farming operation 

encompassing barns, silos, and other ancillary development to an agricultural 

farm, but excluding a residential use, greenhouses and other buildings and 

structures used as Cannabis Production Facilities and would include wholesale 

greenhouse facilities and structures. 

“Grade” means the average level of finished ground adjoining a building or 

structure at all exterior walls. 

“Gross Floor Area” means the total area of all floors above grade of a dwelling 

unit measured between the outside surfaces of exterior walls or between the 

outside surfaces of exterior walls and the centre line of party walls dividing the 

Dwelling Unit from other Dwelling Unit or other portion of a building; 

In the case of a Non-residential Building or structure, or in the case of a Mixed-

use Building in respect of the non-residential portion thereof, the total area of all 

building floors above or below Grade measured between the outside surfaces of 

the exterior walls, or between the outside surfaces of exterior walls and the 

centre line of party walls dividing a Non-Residential Use and a Residential Use, 

except for: 

(a) a room or enclosed area within the building or structure above or below 

Grade that is used exclusively for the accommodation of heating, cooling, 

ventilating, electrical, mechanical or telecommunications equipment that 

service the building; 

(b) loading facilities above or below Grade; and 

(c) a part of the building or structure below Grade that is used for the parking 

of motor vehicles or for storage or other Accessory Use. 

“Group Home” means a residential building or the residential portion of a Mixed-

use Building containing a single housekeeping unit which may or may not be 

supervised on a 24-hour basis on site by agency staff on a shift rotation basis, 

and funded wholly or in part by any government or its agency, or by public 
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subscription or donation, or by any combination thereof and licensed, approved 

or supervised by the Province of Ontario for the accommodation of persons 

under any general or special act and amendments or replacements thereto. A 

group home may contain an office provided that the office is used only for the 

operation of the group home in which it is located. 

“Hospice” means a building or portion of a Mixed-use Building designed and 

intended to provide palliative care and emotional support to the terminally ill in a 

home or homelike setting so that quality of life is maintained, and family 

members may be active participants in care; 

“Industrial use” means land, buildings or structures used for or in connection 

with: 

(a) manufacturing, producing, assembly, and processing goods for a 

commercial purpose, as well as storing or distribution of goods 

manufactured, produced, or processed on site; 

(b) research or development in connection with manufacturing, producing, 

assembling, or processing good for a commercial purpose; 

(c) retail sales by a manufacturer, producer, or processor of goods they 

manufactured, produced, assembled, or processed, if the retail sales are 

at the site where the manufacturing, production or processing takes place; 

(d) office or administrative purposes if it is: 

i. carried out with respect to manufacturing, producing, processing, 

assembly, storage or distributing of something; and 

ii. in or attached to the building or structure used for that 

manufacturing, producing, processing, assembling, storage, or 

distribution; 

“Institutional” means lands, buildings or structures used or designed or 

intended for use by an organized body, society, or religious group for promoting a 
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public or non-profit purpose and offices where such uses are accessory to an 

Institutional use. 

“Live/work Unit” means a unit which contains separate residential and non-

residential areas intended for both residential and Non-Residential Uses 

concurrently, and shares a common wall or floor with direct access between the 

residential and non-residential areas. 

“Local Board” means a municipal service board, transportation commission, 

public library board, board of health, police services board, planning board, or 

any other board, commission, committee, body or local authority established or 

exercising any power or authority under any general or special Act with respect 

to any of the affairs or purposes of one or more local municipalities or the 

Region, but excluding a Board of Education, a conservation authority, any 

municipal services corporation that is not deemed to be a Local Board under 

Ontario Regulation 599/06 made under the Municipal Act. 

“Local Services” means those services, facilities or things which are under the 

jurisdiction of the City and are related to a plan of subdivision or within the area 

to which the plan relates in respect of the lands under Sections 41, 51 or 53 of 

the Planning Act. 

“Lodging Home” means a boarding, lodging, or rooming house in which lodging 

is provided for more than four persons in return for renumeration or for the 

provision of services, or for both, and in which the lodging rooms do not have 

both bathrooms and kitchen facilities for the exclusive use of individual 

occupants. 

“Long Term Care Home” means homes, nursing homes or homes for the aged 

where the Ministry of Health and Long-Term Care funds the care provided in 

such homes and application for accommodation is made through a Community 

Care Access Centre. 

“Mixed-Use Building” means a building or structure used for two or more uses. 
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“Mobile Home” means any dwelling that is designed to be made mobile, and 

constructed or manufactured to provide a permanent residence for one or more 

persons, but does not include a travel trailer or tent trailer. 

“Municipal Act” means the Municipal Act, 2001, S.O. 2001, c. 25.  

“Non-Profit Housing Development” means development of a building or 

structure intended for use as residential premises by: 

(a) a corporation without share capital to which the Corporations Act, R.S.O. 

1990, c. C.38 applies, that is in good standing under that Act and whose 

primary object is to provide housing; 

 

(b) a corporation without share capital to which the Canada Not-for-profit 

Corporations Act (S.C. 2009, c. 23) applies, that is in good standing under 

that act and whose primary object is to provide housing; or 

 

(c) a non-profit housing co-operative that is in good standing under the Co-

operative Corporations Act, R.S.O. 1990, c. C.35. 

"Non-residential Building" means a building or structure used exclusively for 

Non-Residential Use, including the non-residential component of a Live/Work 

unit. 

“Non-Residential Use” means a building or structure of any kind whatsoever 

used, designed, or intended to be used for other than a Residential Use and 

includes all agricultural, commercial, industrial, and institutional uses.  

“Other Multiple” means all residential units other than a single detached 

dwelling, Semi-detached Dwelling, Apartment Unit, or a Special Care/Special 

Dwelling Unit, including, but not limited to, Row Dwellings, Back-to-back 

Townhouse Dwelling, and the residential component of Live/work Units. 

“Official Plan” means the official plan adopted for the City, and approved. 
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“Owner” means the owner of land or a person who has made application for an 

approval for the development of land upon which a Development Charge is 

imposed. 

"Redevelopment" means the construction, erection or placing of one or more 

buildings on land where all or part of a building on such land has been previously 

demolished, or changing the use of all or part of a building from a residential 

purpose to a non-residential purpose or from a non-residential purpose to a 

residential purpose, or changing all or part of a building from one form of 

residential development to another form of residential development or from one 

form of non-residential development to another form of non-residential 

development. 

“Region” means the Regional Municipality of Niagara. 

“Regulation” means any regulation made pursuant to the Act. 

“Rental Housing” means development of a building or structure with four or 

more dwelling units all of which are intended for use as rented residential 

premises; 

“Residential Dwelling” means a building, occupied or capable of being 

occupied as a home, residence or sleeping place by one or more persons, 

containing one or more Dwelling Units but not including motels, hotels, tents, 

truck campers, tourist trailers, mobile camper trailers or boarding, lodging, or 

rooming houses. 

“Residential Use” means land or buildings, or structures of any kind whatsoever 

used, designed, or intended to be used as living accommodations for one or 

more individuals. 

“Row Dwelling” means a building containing three or more attached dwelling 

units in a single row, each of which dwelling units has an independent entrance 

from the outside and is vertically separated from any abutting dwelling unit. 
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“Semi-detached Dwelling” means a dwelling unit in a residential building 

consisting of two Dwelling Units having one vertical wall or one horizontal walls, 

but no other parts, attached or another Dwelling Unit where the residential units 

are not connected by an interior corridor. 

“Service” means those services designated in Schedule "A" to this by- law.  

“Single Detached Dwelling Unit” means a residential building consisting of one 

principle dwelling unit and not attached to another structure and includes Mobile 

Homes.  

“Special Care/Special Dwelling” means a residence: 

(a) containing two or more Dwelling Rooms, which rooms have common 

entrance from street level; 

(b) where the occupants have the right to use in common with other 

occupants, halls, stairs, yards, common room, and accessory buildings; 

and 

(c) that is designed to accommodate persons with specific needs, including 

but not limited to, independent permanent living arrangements; and where 

support services, such as meal preparation, grocery shopping, laundry, 

housing, nursing, respite care and attending services are provided at 

various levels; and includes but is not limited to retirement homes or 

Lodging Homes, Long-term Care Homes, Student Residences, Group 

Homes, Student Residence, and Hospices. 

“Stacked Townhouse Dwelling” means a building containing more than two 

dwelling units where each dwelling unit is separated horizontally or vertically from 

another Dwelling Unit by a common wall or floor. 

“Student Residence” means a Residential Development that is solely owned by 

a University, college of applied arts and technology, or other accredited post-

secondary institution, designated or intended to be used for sleeping and living 
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accommodations by students of the university, college of applied arts and 

technology, or other accredited post-secondary institution that owns the 

Residential Development. 

“Temporary Building or Structure” means a Non-residential Building or 

structure without a foundation which is constructed, erected, or placed on land for 

a continuous period of time not exceeding three (3) years, or a like addition or 

alteration to an existing building or an existing structure that has the effect of 

increasing the usability thereof for a continuous period not exceeding three (3) 

years. 

“Use” means either residential use or non-residential use. 
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2.0  DESIGNATION OF SERVICES AND CLASSES 

2.1 Categories of services and classes.  The categories of services and classes of 

services for which development charges are imposed under this by-law are as 

follows: 

(a) Services Related to a Highway; 

(b) Public Works; 

(c) Transit Services; 

(d) Fire Protection Services; 

(e) Parks and Recreation Services;  

(f) Library Services;  

(g) Stormwater Drainage and Control Services; 

(h) Wastewater Services; 

(i) Water Services; and 

(j) Growth Studies. 

2.2 Services in Schedule “A”. The components of the services and classes 

designated in subsection 2.1 are described in Schedule A. 

3.0  APPLICATION OF BY-LAW 

3.1 Applicable Charges. Development charges shall be payable in the amounts set 

out in this by-law where: 

(a) the lands are located in the area described in Section 3.2; and 

(b) the development of the lands requires any of the approvals set out in 

subsection 3.4(a). 
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  Area to Which By-law Applies 

3.2 Areas to which by-law applies. Subject to subsection 3.3, this by-law applies to all 

lands in the geographic area of the City of St. Catharines. 

3.3 Non-application. This by-law shall not apply to lands that are owned by and used 

for the purposes of: 

(a) The City of St. Catharines or a local board thereof; 

(b) A board as defined in section 1(1) of the Education Act; 

(c) The Region of Niagara or a local board thereof. 

Approvals for Development 

3.4 Approvals for development. 

(a) Development charges shall be imposed on all lands, buildings or 

structures that are developed for residential or non-residential uses if 

the development requires: 

i. the passing of a zoning by-law or of an amendment to a zoning by-

law under section 34 of the Planning Act; 

ii. the approval of a minor variance under section 45 of the Planning 

Act; 

iii. a conveyance of land to which a by-law passed under subsection 

50 (7) of the Planning Act applies; 

iv. the approval of a plan of subdivision under section 51 of the 

Planning Act; 

v. a consent under section 53 of the Planning Act; 
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vi. the approval of a description under section 50 of the Condominium 

Act; or 

vii. the issuing of a permit under the Building Code Act, 1992 in relation 

to a building or structure. 

(b) No more than one development charge for each service designated in 

subsection 2.1 shall be imposed upon any lands, buildings, or 

structures to which this by-law applies even though two or more of the 

actions described in subsection 3.4(a) are required before the lands, 

buildings or structures can be developed. 

(c) Despite subsection 3.4(b), if two or more of the actions described in 

subsection 3.4(a) occur at different times, additional development 

charges shall be imposed if the subsequent action has the effect of 

increasing the size or use. 

3.5 Exemptions - Rules with Respect to Exemptions for Intensification of Existing 

Housing or New Housing. Notwithstanding the provisions of this By-law, 

development charges shall not be imposed with respect to developments or 

portions of developments as follows: 

(a) the enlargement to an existing residential dwelling unit; 

(b) the creation of one or two additional dwelling units in an existing Single 

Detached Dwelling, each of which contains a single dwelling unit, that 

are not attached to other buildings, as long as the total gross floor area 

of the additional dwelling unit or units are less than or equal to the gross 

floor area of the dwelling unit already in the building;   

(c) the creation of one additional dwelling unit in an existing Semi-detached 

dwelling or Row dwelling, each of which contains a single dwelling unit, 

that have one or two vertical walls, but no other parts, attached to other 

buildings, as long as the total gross floor area of the additional dwelling 
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unit is less than or equal to the gross floor area of the dwelling unit 

already in the building; 

(d) the creation of additional dwelling units equal to the greater of one or 1% 

of the existing dwelling units in an existing residential rental building 

containing four or more dwelling units;  

(e) the creation of one additional dwelling unit in any other existing 

residential building not identified in b) to d) above, as long as the 

additional unit is less than or equal to the gross floor area of the smallest 

dwelling unit already in the building;  

(f) the creation of a second dwelling unit in prescribed classes of proposed 

new residential buildings, including structures ancillary to dwellings, 

subject to the following restrictions: 

 

3.5.1 Notwithstanding subsection 3.5(b), development charges shall be imposed 

if the total gross floor area of the additional one or two units exceeds the 

gross floor area of the existing dwelling unit. 
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3.5.2 Notwithstanding subsection 3.5(d), development charges shall be imposed 

if the additional unit has a gross floor area greater than: 

(a) in the case of a Semi-detached or Row dwelling, the gross floor area 

of the existing dwelling unit; and 

(b) in the case of any other residential building, the gross floor area of the 

smallest dwelling unit already contained in the residential building. 

3.6  Exemption for Industrial Development: 

3.6.1 For the purpose of sections 3.6.2 to 3.7.3 inclusive, the term “existing 

industrial building” shall have the same meaning as that term has in the 

Regulation and shall not include self-storage or mini-storage facilities. 

3.6.2 Notwithstanding any other provision of this By-law, but subject to sections 

3.7.2 and 3.7.3 below, no development charge is payable with respect to 

the enlargement of the total floor area of an existing industrial building 

where the total floor area is enlarged by 50 percent or less: 

3.7 Total floor area. If the total floor area of an existing industrial building is enlarged 

by greater than 50 percent, the amount of the development charge payable in 

respect of the enlargement is the amount of the development charge that would 

otherwise be payable multiplied by the fraction determined as follows: 

(a) determine the amount by which the enlargement exceeds 50 percent of 

the total floor area before the enlargement;  

(b) divide the amount determined under subsection 3.7(a) by the amount 

of the enlargement. 

3.7.1 For greater certainty in applying the exemption in this section, the total 

floor area of an existing industrial building is enlarged where there is a 

bona fide increase in the size of the existing industrial building, the 

enlarged area is attached to the existing industrial building, there is a 

direct means of ingress and egress from the existing industrial building to 
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and from the enlarged area for persons, goods and equipment and the 

existing industrial building and the enlarged area are used for or in 

connection with an industrial purpose as set out in subsection 1(1) of the 

Regulation. Without limiting the generality of the foregoing, the exemption 

in this section shall not apply where the enlarged area is attached to the 

existing industrial building by means only of a tunnel, bridge, canopy, 

corridor, or other passageway, or through a shared below-grade 

connection such as a service tunnel, foundation, footing or parking facility. 

3.7.2 The exemption for an existing industrial building provided by this section 

shall be applied up to a maximum of 50 percent of the total floor area 

before the first enlargement for which an exemption from the payment of 

development charges was granted pursuant to this By-law or any previous 

development charges by-law of the City made pursuant to the Act or its 

predecessor legislation. Development charges shall be imposed in 

accordance with Schedule B with respect to the amount of floor area of an 

enlargement that results in the total floor area of the industrial building 

being increased by greater than 50 percent of the total floor area of the 

existing industrial building. 

3.7.3 For the purposes of this section, despite any new sites created which 

result in an existing industrial building being on a site separate from its 

enlargement or enlargements for which an exemption was granted under 

this section, further exemptions, if any, pertaining to the existing industrial 

building shall be calculated in accordance with section 3.7.2 on the basis 

of its site prior to any division. 

3.8  Other Exemptions/Reductions. Notwithstanding the provisions of this by-law, 
Development Charges shall not be imposed with respect to: 

(a) Agricultural Farms and Farm Buildings; 

(b) Detached Accessory Dwelling Units are treated the same as attached 

accessory dwelling units, as long as the accessory dwelling unit is no 

larger than the smallest existing unit; 
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(c) Entrance feature canopy, gas station canopy and drive-thru canopy; or 

(d) Land vested in or leased to a university that receives regular and 

ongoing operating funds from the government for the purposes of post-

secondary education is exempt from development charges imposed 

under the Act, if the development in respect of which development 

charges would otherwise be payable is intended to be occupied and 

used by the university. 

3.9  Reduction of Development Charges with Respect to Redevelopment and 
Conversion. Despite any other provision of this By-law, where, as a result of the 
redevelopment of land, a building or structure existing on the same land within 3 
years prior to the date of payment of development charges in regard to such 
redevelopment was, or is to be demolished, in whole or in part, or converted from 
one principal use to another principal use on the same land, in order to facilitate 
the redevelopment, the development charges otherwise payable with respect to 
such redevelopment shall be reduced by the following amounts: 

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

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

building or structure, an amount calculated by multiplying the applicable 

development charge under subsection 3.8 of this by-law by the number, 

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

or converted to another principal  use; and provided that such amounts 

shall not exceed, in total, the amount of the development charges 

otherwise payable with respect to the redevelopment. 

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

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

use building or structure, an amount calculated by multiplying the 

greater of the applicable development charges under subsection 3.9 or 

the calculated rate within the City of St. Catharines Development 

Charges Background Study, December 21, 2020, by the gross floor 

area that has been or will be demolished or converted to another 

principal use; provided that such amounts shall not exceed, in total, the 
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amount of the development charges otherwise payable with respect to 

the redevelopment. 

(c) where demolition takes place on a Brownfield, an application may be 

made to the City Treasurer for an extension of time for the 

redevelopment credit of up to five additional years if the redevelopment 

has not been able to proceed due to delays in completing the 

remediation works. This application must be received prior to the expiry 

of this By-law. This application will be considered by the City for 

approval.  

(d) Where an existing Building is converted in whole or in part from one use 

(hereinafter referred to in this Section as the “First Use”) to another use, 

i. the amount of Development Charges payable shall be reduced by 

the amount, calculated pursuant to this By-law at the current 

Development Charges rates in respect of the First Use; 

ii. the First Use shall be the use as confirmed through the City’s 

Building Division and related permit records; 

iii. for greater certainty, and without limiting the generality of the 

foregoing, no credit shall be allowed where the converted Building 

or part thereof would have been exempt pursuant to this By-law; 

and 

iv. the amount of any credit pursuant to this Section shall not exceed, 

in total, the amount of the Development Charges otherwise payable 

pursuant to this By-law with respect to the Redevelopment. 

Notwithstanding the above, for any demolition permit issued from January 1, 

2010 to December 31, 2021.  These shall be treated as if the demolition permit 

was issued on January 1, 2022 for the purpose of determining a demolition credit 

under the D.C. By-law. 
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3.10 Grant Programs - Industrial Grant Program. Notwithstanding the Non-Residential 

Development Charges as outlined in Schedule B, for industrial development the 

City shall, during the life of this by-law, maintain a grant program that shall be 

used to provide a grant towards any non-residential charge payable in 

accordance with Development Charge grant programs approved by the City. 

3.11 Grant programs - Affordable Housing Developments. Notwithstanding the 

Residential Development Charges as outlined in Schedule B, a grant program 

related to affordable housing development shall be maintained by the City to 

provide a grant towards any residential development charge payable, in 

accordance with Development Charge grant programs approved by the City. 

3.12 Grant programs - Urban Growth Centre.  Notwithstanding the development 

charges as outlined in Schedule B, a grant program applicable in the urban 

growth centre shall be maintained by the City to provide a grant towards the 

development charges payable in accordance with the Development Charge grant 

programs approved by the City. 

3.13 Charge amount – Residential. The development charges set out in Schedule B to 

this By-law shall be imposed on residential uses of lands, buildings, or structures, 

including a dwelling unit accessory to a non-residential use and, in the case of a 

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

or structure, including the residential component of a live/work unit, according to 

the type of residential unit, and calculated with respect to each of the services 

according to the type of residential use. 

3.14 Charge amount – Non-residential. The development charges described in 

Schedule B to this By-law shall be imposed on non-residential uses of lands, 

buildings, or structures, and, in the case of a mixed-use building or structure, on 

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

residential component of a live/work unit, and calculated with respect to each of 

the services according to the total floor area of the non-residential use. 
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3.15 Calculation date. Development charges imposed under this By-law are 

calculated, payable, and collected upon issuance of the first building permit for 

the development. 

3.16 Due and payable for rental housing and institutional developments. 

Notwithstanding subsections 3.15, development charges for rental housing and 

institutional developments are due and payable in 6 installments commencing 

with the first installment payable on the date of occupancy, and each subsequent 

installment, including interest as provided in the City’s approved development 

charge interest policy, as may be revised from time to time. 

3.17 Due and payable for non-profit housing developments. Notwithstanding 

subsections 3.15, development charges for non-profit housing developments are 

due and payable in 21 installments commencing with the first installment payable 

on the date of occupancy, and each subsequent installment, including interest as 

provided in the City’s approved development charge interest policy, as may be 

revised from time to time. 

3.18 Transition period – approvals. Where the development of land results from the 

approval of a site plan or zoning by-law amendment received on or after January 

1, 2020, and the approval of the application occurred within two years of building 

permit issuance, the development charges under subsections 3.13 and 3.14 shall 

be calculated on the rates set out in Schedule “B” on the date of the planning 

application, including interest.  Where both planning applications apply 

development charges under subsections 3.13 and 3.14 shall be calculated on the 

rates, including interest as provided in the City’s approved development charge 

interest policy, as may be revised from time to time, payable on the anniversary 

date each year thereafter, set out in Schedule “B” on the date of the later 

planning application, including interest. 

3.19 Transition period – applications. Notwithstanding section 3.18, any site plan or 

zoning by-law amendment application received between January 1, 2017 and 

December 31, 2019, shall be treated as if it was applied for on January 1, 2020, 

subject to building permit issuance being no later than January 1, 2023. 
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3.20 Agreements. Despite sections 3.15 to 3.19, and in accordance with section 27 of 

the Act, the City from time to time, and at any time, may enter into agreements 

providing for all or any part of a development charge to be paid before or after it 

would otherwise be payable. 

4.0  ALTERNATIVE PAYMENT AGREEMENTS 

4.1 Building permits. The Chief Building Official or his or her designate shall withhold 

the issuance of a building permit in relation to a building on land to which the 

development charge applies unless the development charge has been paid. 

4.2 Occupancy permit. Notwithstanding section 4.1, in the case of installment 

payments for development charges related to rental housing, non-profit housing 

or institutional development, the Chief Building Official or his or her designate 

shall withhold the issuance of an occupancy permit in relation to a building on 

land to which the development charge applies unless the first installment of the 

development charge has been paid. 

4.3 Agreements. Notwithstanding section 4.1 or 4.2, the City may enter into an 

agreement under section 27 of the Act, in a form and having content satisfactory 

to the City’s solicitor and having content satisfactory to the Treasurer, with any 

person who is required to pay a development charge providing for all or any part 

of the development charge to be paid before or after it would otherwise be 

payable. 

5.0  PAYMENT BY SERVICES 

5.1 Method of payment. Payment of development charges shall be by cash, debit, 

bank draft or certified cheque or as otherwise approved at the sole discretion of 

the Treasurer. 

5.2 Alternative payment. In the alternative to payment by the means provided in 

section 5.1 herein, the City may, by a written agreement entered into with the 

owner, accept the provision of services in full or partial satisfaction of the 

development charges otherwise payable. 
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5.3 Local services. Nothing in this By-law prevents the City from requiring, as a 

condition of any approval given under the Planning Act, that the owner, at the 

owner’s expense, install such Local Services as the City may require or that local 

connections to storm drainage facilities be installed at the Owner’s expense. 

5.4 Refund or credit. Any refund or credit required to be given by the City to an owner 

shall be in relation to a service as per subsection 39(1) of the Act. The City may 

agree by agreement to provide a credit in relation to another service as per 

subsection 39(3) of the Act or may provide for another basis for recovery. 

5.5 Debt owed to city. If development charges or any part thereof payable pursuant 

to this By-law remain unpaid after such charges are payable, the amount unpaid 

shall be added to the tax roll and shall be collected in the same manner as taxes. 

6.0  INDEXING 

6.1 Index. Development charges imposed pursuant to this by-law shall be adjusted 

annually on January 1st of each year, without amendment to this by-law in 

accordance with the Act, beginning on January 1, 2022, in accordance with the 

index prescribed in Ontario Regulation 82/98 made under the Act, as per the 

Statistics Canada’s Non-Residential Building Construction Price Index for the City 

of Toronto, for the most recent available data for the preceding quarter. 

7.0 GENERAL 

7.1 Severability. If any provision or part of a provision of this by-law is declared by 

any court or tribunal of competent jurisdiction to be illegal or inoperative, in whole 

or in part, or inoperative in particular circumstances, the balance of the by-law, or 

its application in other circumstances, shall not be affected and shall continue to 

be in full force and effect. 

7.2 Singular and plural. In this by-law, unless the contrary intention is indicated, 

words used in singular shall include the plural and words used in the male gender 

shall include the female gender and vice versa. 
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7.3 And/or. The word “and” is an inclusive conjunction, the use of which indicates 

that all items or phrases in that subsection, article, or list in which it appears are 

permitted or required as the case may be. The word “or” is an alternate 

conjunction, the use of which indicates that alternate or optional items or phrases 

in the subsection, article, or list in which it appears are permitted or required, as 

the case may be; however, notwithstanding the foregoing, where the context 

permits, the word “or” may also be an inclusive conjunction having the same 

meaning as the word “and”. 

7.4 Amendments and successors. Any reference to legislation in this by-law includes 

the legislation referred to and its amendments as well as any subsequent 

legislation which may replace the legislation referred to, and its amendments 

thereto. 

7.5 Headings. Headings do not form a part of this by-law, they are included only for 

ease of reference and convenience. 

8.0 SCHEDULES 

8.1 The following schedules to this by-law form an integral part thereof:  

• Schedule A - Components of Services Designated in subsection 2.1  

• Schedule B - Residential and Non-Residential Development Charges 

• Schedule C - Map Denoting Urban Serviced Boundary for which full 

Development Charges are imposed. 

9.0  DATE BY-LAW IN FORCE 

9.1  Effective date. This By-law shall come into force on the 1st day of January, 2022. 

10.0  DATE BY-LAW EXPIRES 

10.1 Expiration date. This By-law will expire on the 1st day of January, 2027 unless it 

is repealed at an earlier date. 
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THE CORPORATION OF THE CITY OF ST. CATHARINES 

Read and passed this    day of September, 2021. 

________________________________________ 
Mayor, Walter Sendzik 

_________________________________________ 
Clerk, Bonnie Nistico-Dunk  
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Schedule “A” 
To By-law 21-___ 

Components of Services and Classes of Services Designated in Subsection 2.1 

Development Charges - Eligible Services: 

Services Related to a Highway 

Roads and Related Infrastructure 

Fire Protection Services 

Fire Facilities 

Fire Vehicles 

Fire Small Equipment and Gear 

Parks and Recreation Services 

Parkland Development 

Parkland Amenities 

Park Trails 

Parks and Recreation Vehicles and Equipment 

Recreation Facilities 

Library Services 

Library Facilities 

Library Vehicles 

Library Collection Materials 

Transit Services 

Transit Facilities 

 Transit Vehicles 

Stormwater Services 

 Channels, Drainage and Ponds 

Wastewater Services 

 Distribution System 
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Water Services 

Collection System 
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Schedule “A” 
To By-law 21-___ 

Components of Services and Classes of Services Designated in Subsection 2.1 

Development Charges - Eligible Classes: 

Public Works 

Facilities  

Vehicles and Equipment 

Growth Studies 

Services Related to a Highway 

Water Services 

Wastewater Services 

Stormwater Services 

Fire Protection Services 

Parks and Recreation Services 

Library Services 

Transit Services 
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Schedule “B” 
To By-law 21-___ 

Schedule of Development Charges 

NON-RESIDENTIAL

Other Multiples
Apartments - 2 

Bedrooms +

Apartments - 

Bachelor and 1 

Bedroom

Special 

Care/Special 

Dwelling Units

(per sq.ft. of 

Gross Floor 

Area)

(per sq.m. of 

Gross Floor 

Area)

Municipal Wide Services:

Services Related to a Highway 611 448 444 303 229 0.33 3.55

Public Works 2 1 1 1 1 0.00 0.00

Transit Services 674 494 489 334 253 0.39 4.20

Fire Protection Services 524 384 380 260 197 0.28 3.01

Parks and Recreation Services 6,682 4,902 4,852 3,316 2,507 0.41 4.36

Library Services 755 554 548 375 283 0.04 0.43

Growth Studies 608 446 441 302 228 0.35 3.77

Total Municipal Wide Services/Class of 

Services
9,856 7,229 7,155 4,891 3,698 1.80 19.32

Urban Services

Stormwater Drainage and Control Services 109 80 79 54 41 0.15 1.61

Wastewater Services 132 97 96 66 50 0.07 0.75

Water Services 35 26 25 17 13 0.02 0.22

Total Urban Services 276 203 200 137 104 0.24 2.58

GRAND TOTAL RURAL AREA 9,856 7,229 7,155 4,891 3,698 1.80 19.32

GRAND TOTAL URBAN AREA 10,132 7,432 7,355 5,028 3,802 2.04 21.90

Service/Class of Service
Single and Semi-

Detached Dwelling

RESIDENTIAL 
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Schedule “C” 
To By-law 21-___ 

Map Denoting Urban Serviced Boundary for which full Development Charges are 
Imposed 
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