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(i) 

EXECUTIVE SUMMARY 

1. The report provided herein represents the Development Charge Background Study for 

the Town of LaSalle as required by the Development Charges Act (DCA). This report 

has been prepared in accordance with the methodology required under the DCA. The 

contents include the following: 

Chapter 1 - Overview of the legislative requirements of the Act; 

Chapter 2 - Review of present DC policies of the Town and a review of policy 

matters being considered by the Town; 

Chapter 3 - Summary of the residential and non-residential growth forecasts for 

the Town; 

Chapter 4 - Detailed review of the DC methodology; 

Chapter 5 - Review of historic service standards and identification of future 

capital requirements to service growth; 

Chapter 6 - Calculation of the development charges; 

Chapter 7 - Development charge policy recommendations and rules; 

Chapter 8 - Reserve fund policy matters. 

2. Development charges provide for the recovery of growth-related capital expenditures 

from new development. The Development Charges Act is the statutory basis to recover 

these charges. The methodology is detailed in Chapter 4. A simplified summary is 

provided below: 

1) ldentify amount, type and location of growth 

2) ldentify servicing needs to accommodate growth 

3) ldentify capital costs to provide services to meet the needs 

4) Deduct: 

Grants, subsidies and other contributions 

Benefit to existing development 

Statutory 10% deduction (soft services) 
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(ii) 

Amounts in excess of 10 year historic service calculation 

DC Reserve Funds (where applicable) 

5) Net costs then allocated between residential and non-residential benefit 

6) Net costs divided by growth to provide the DC charge 

The growth forecast is based primarily upon the Town of LaSalle's Official Plan (Office 

Consolidation, November, 2003). 

3. The Town's present by-law 5861 was passed on August 31, 1999 and will expire on 

August 31, 2004. Hence, the Town must undertake the development charge public 

process and pass a new by-law prior to the expiry date. The mandatory public meeting 

has been set for August 10, 2004 with adoption of the by-law anticipated for a 

subsequent date. 

Time Horizon 

2014 

2024 

Buildout 

4. The Town's current development charge by-law is based on two development areas: 

those connected to the Town's Sanitary Sewer Collection System and those not 

connected. The development charges under the by-law were phased in with a new 

charge in effect on September 1, 1999 and an increased charge effective October 1, 

1999. The October 1999 charge has been indexed in accordance with the by-law and 

the current single detachedlsemi detached rate for units connected to the sewer system 

is $8,982.00 and $4,149.00 per dwelling unit for those not connected to the sewer 

system. No non-residential development charges are currently collected. 

5. This report has undertaken a recalculation of the charge based on future identified 

needs and the proposed by-law included in this study recommends an area-specific 

development charge for water and wastewater services to be collected in the urban 

serviced area and a town-wide charge to be collected for all other services. The 
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Residential 

Population 

33,170 

37,820 

57,300 

Non-Residential 

Total Units 

11,210 

13,210 

20,610 

Employment 

6,050 

7,700 

14,760 

Sq.ft. of 

Building Space 

2,878,200 

3,648,800 

7,486,000 



calculated Town-wide charges are $8,578 and $5.81 per square foot for residential and 

non-residential development respectively (Schedule ES-1). The calculated area- 

specific charge is $3,066 per single-detached unit and $2.15 per square foot for non- 

residential development (presented in Schedule ES-2). These rates are set before 

Council for their consideration. 

6. The Development Charges Act requires a summary to be provided relative to the gross 

capital costs and the net costs to be recovered over the life of the by-law. This 

calculation is provided by service and is presented in Table 6-5. A summary of these 

costs is provided below: 

Total gross expenditures planned over next five years 

Less: 

Ineligible level of service 

Benefit to existing development 

Grants, subsidies and other contributions (County) 

Mandatory 10% deduction for certain services 

Post planning period benefit 

Net costs to be recovered from development charges 

Hence, just over $41 million (or an annual amount of $8,208.300) will need to be 

contributed annually from taxes and rates, or other sources. 

Based on the above capital listing, the Town plans to spend $70.3 million over the next 

five years of which $29.2 million (49%) is recoverable from development charges. Of 

this net amount, almost $22 million is recoverable from residential development and $7.3 

million from non-residential development. It is noted also that any exemptions or 

reductions in the charges would reduce this recovery further. 

7. Considerations by Council -The background study represents the service needs arising 

from residential and non-residential growth over the forecast periods (Buildout for 

Wastewater, Water, Roads, Public Works, Fire Protection and Police Services, and 10 

years for all other services). However, Council will consider the findings and 

recommendations provided for in the report and, in conjunction with public input, 
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approve such policies and rates it deems appropriate. These directions will refine the 

draft DC by-law which is appended in Appendix D. These decisions may include: 

adopting the charges and policies recommended herein; 

consider additional exemptions to the by-law; 

consider reductions in the charge by class of development (obtained by removing 

certain services on which the charge is based andlor by a general reduction in 

the charge); 

consider phasing in the charge over a period of time. 
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SCHEDULE "ES-1" 

SCHEDULE OF MUNICIPAL-WIDE DEVELOPMENT CHARGES 

SCHEDULE "ES-2" 

SCHEDULE OF AREA-SPECIFIC URBAN DEVELOPMENT CHARGES 

SERVICE 

Roads and Public Works 
Fire Services 
Police Services 
Parks and Recreation Services 
Library Services 
Administration 

TOTAL 

C.N. Watson and Associates 

SERVICE 

Wastewater Services 
Water Supply Services 

TOTAL 

NON-RESIDENTIAL 

(per s.f. of 
Gross Floor Area) 

5.17 
0.22 
0.12 
0.15 
0.01 
0.14 

5.81 

RESIDENTIAL 
Single-Detached 
Dwelling 8 Semi- 

Detached Dwelling 

6,552 
226 
151 

1.388 
73 

188 

8.578 

NON-RESIDENTIAL 

(per s.f. of 
Gross Floor Area) 

1.64 
0.51 

2.15 

RESIDENTIAL 

Apartments 

3,266 
113 
75 

692 
36 
94 

4.276 

Single-Detached 
Dwelling 8 Semi- 

Detached Dwelling 

2.400 
666 

3,066 

Other 
Multiples 

5,007 
173 
115 

1.061 
56 

144 

6.556 

Apartments 

1196 
332 

1,528 

Special 
Care 

2,151 
74 
50 

456 
24 
62 

2.817 

Other 
Multiples 

1.834 
509 

2.343 

Special 
Care 

788 
219 

1,007 
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1. INTRODUCTION 

1.1 Process 

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

Charges Act, 1997 (s.lO), and accordingly, recommends new development charges and policies 

for the Town of LaSalle. 

The Town retained C.N. Watson and Associates Ltd. (CNWA) to undertake the development 

charges (DC) study process in the spring of 2004. CNWA worked with senior staff of the 

municipality in preparing this DC analysis and policy recommendations. 

This Development Charge Background Study, containing the proposed Town-wide 

Development Charge By-law and area-specific charge (for the urban area), has been distributed 

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

information on the legislation, the study's recommendations and an outline of the basis for these 

recommendations. 

The Public Meeting required under section 12 of the Development Charges Act, 1997, has been 

scheduled for August 10, 2004 at the Council Chambers in the Town offices. Its purpose is to 

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

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

modifications to the Town's development charges. 

In accordance with the legislation, the background study and proposed DC by-law was made 

available for public review on July 26, 2004. 

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 on August 10, 2004; 

Council consideration of the by-law at a subsequent date, 
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1.2 Development Charrqes Act f DCA) Background Study 

Requirements 

The DCA requires that the Council for the Municipality must complete a development charge 

background study before passing a development charge by-law. The mandatory inclusions in 

such a study are set out in s.10 of the DCA and in s.8 of 0.Reg. 82/98, and are as follows: 

a) "the estimates under paragraph 1 of subsection 5(1) of the anticipated 
amount, type and location of development (addressed in Chapter 3 of this 
report); 

b) the calculations under paragraphs 2 to 8 of subsection 5(1) for each 
service to which the development charge by-law would relate (addressed 
in Chapters 5 and 6 of this report); 

c) an examination, for each service to which the development charge by-law 
would relate, of the long term capital and operating costs for capital 
infrastructure required for the service (addressed in Appendix B of this 
report); and 

d) the following for each service to which the development charge relates: 

1. The total of the estimated capital costs relating to the 
service. 

2. The allocation of the costs referred to in paragraph 1 
between costs that would benefit new development and 
costs that would benefit existing development. 

3. The total of the estimated capital costs relating to the 
service that will be incurred during the term of the 
proposed development charge by-law. 

4. The allocation of the costs referred to in paragraph 3 
between costs that would benefit new development and 
costs that would benefit existing development. 

5. The estimated and actual value of credits that are being 
carried forward relating to the service. (0.Reg. 82/98 s.8)" 
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1.3 Key Legislative Requirements 

A summary of key requirements of the Development Charges Act, 1997 (DCA) follows: 

1. Services Covered -the DCA includes most services provided by municipalities but 

excludes the provision of cultural or entertainment facilities (e.g. museums, theatres and art 

galleries); tourism facilities (e.g. convention centre); parkland acquisition; hospitals; waste 

management services; and headquarters for the general administration of municipalities and 

local boards. 

2. Capital Costs - capital costs which may potentially be included in the calculation 

include the capital component of the cost to lease an asset, the cost of related studies, and 

rolling stock with an estimated useful lifetime of seven years or more, but excludes computer 

equipment. 

3. Service Standards - service standards are based upon the average level of service 

provided in the municipality over the 10-year period immediately preceding the preparation of 

the background study. In addition, the regulation requires that "...both the quality and quantity of 

a service shall be taken into account in determining the (average) level of service". 

4. Industrial Expansion Exemption - the Act provides for a mandatory DC exemption for 

enlargements to existing industrial buildings (as defined in the regulation) equal to 50% of the 

floor area of the existing building prior to the enlargement. 

5. Capital Cost Reduction - a 10% capital cost reduction applies to the otherwise eligible 

costs for all services, other than those pertaining to water supply services (including distribution 

and treatment services), waste water services (including sewers and treatment services), storm 

water and drainage control, highways (as per subsection l(1) of the Municipal Act), police and 

fire protection. 

6. Development Charge Background Study - requirements respecting the content of a 

DC Background Study are explicitly set out in the Act. Requirements include the identification of 

costs and growth estimates, an examination for each service involved of the long term capital 

and operating costs for capital infrastructure required, identification of costs to be incurred 
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during the term of the by-law, and various cost allocations. The study and proposed by-law 

must be made available to the public at least two weeks prior to the (first) public meeting. 

7. Prescribed Index - the regulation under the Act specifies the use of the Statistics 

Canada Quarterly, Construction Price Statistics (Cat. 62-007). 

8. Excess Capacity - the recoverable service requirement must be reduced by the part 

that can be met using the municipality's excess capacity, except for the excess capacity which 

Council expressed a clear intention, before or at the time the capacity was created, would be 

paid for by development charges or other similar charges. 

9. Treasurer's Statement - requires information to be provided as to reserve fund 

continuity, borrowings from the fund, interest accrued thereon, repayment of borrowings, non- 

reserve fund spending on projects, detailed accounting for credits and the source thereof. 

10. Front Ending Agreements - agreements may include work done before, as well as 

after, the agreement is entered into. In addition, the work must be in an area subject to the DC, 

non-party payments may be required at an earlier or later date than building permit issuance 

and may provide for "tiering" of the burden against subsequent participants, etc. Further, the 

Act restricts front-ending agreements to sanitary sewer, water, roads, and storm water 

management services. 

11. Council Intentions - if a need for service is to be included in the calculation, Council 

must have indicated that it intends to ensure that such an increase in need will be met by 

including it in a Council-approved Official Plan, capital forecast or similar expression of Council. 

12. Capital Costs - the increase in the need for service attributable to the anticipated 

development be estimated, as well as the capital costs necessary to provide the increased 

service. The latter must be reduced by applicable capital grants, subsidies and other 

contributions. Also, "capital costs" may include authorized costs incurred or proposed to be 

incurred by others on behalf of a municipality/local board, as well as those directly incurred. 

13. Cross Subsidization - a cost recovery shortfall from one tvpe development may not 

be made up through higher charges on other types of development. 
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14. DC Reserve Funds - reserve funds may be created so as to group services into 

categories, which are then deemed to be a single service in relation to the use of money from 

reserve funds and credits. 

15. OMB Powers - the OMB is not empowered to remove or reduce the scope of an 

exemption, to change the phasing in provisions to make the charge payable earlier, to increase 

the charge in any particular case or to change the by-law expiry date as approved by Council. 

16. Reserve Funds - the DC reserve fund money may be spent only for capital costs as 

determined as part of the legislated method for determination of development charges. 

17. Reserve Fund Borrowing - borrowing from reserve funds is permitted subject to 

repayment of interest at the prescribed minimum rate. 

18. Credits - under the new Act, a DC credit must be given where a " ... municipality agrees 

to allow a person to perform work that relates to a service to which a DC by-law relates ..." 

Such credit is the reasonable cost of doing the work as aclreed by the municipality and the 

landowner. Credit (or partial credit) may be given before the work is completed. It is a credit 

only in relation to the service to which the work relates and with respect to that part of the 

development charge that relates to the service. The credit may be transferred under defined 

conditions. 

19. Subdivision Agreement Conditions - agreements may include "local services related 

to a plan of subdivision or within the area to which the plan relates". 

20. Notification of DC's - the approval authority must ensure that the first purchaser of the 

subdivided land, after final approval of the plan, is informed of all DC's applicable to the 

development. 

21. Regulations - the Lieutenant-Governor may make regulations as defined in the Act. 
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2-1 

2. DEVELOPMENT CHARGE POLICIES 

2.1 Current Town Development Charges 

The Town of LaSalle adopted By-law 5861 on August 31, 1999. The by-law provides for the 

growth-related capital cost recovery for six services: water supply, sanitary sewer, 

transportation, fire department services, police department services and administration 

services. Charges are varied based upon whether units are connected to the sanitary sewer 

system. 

The following table provides for the development charges, by service, presently in effect. 

Total - All Services $8,982.00 1 7,485.00 1 5,988.00 1 4,149.00 
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2-2 
2.2 Development Charge Bv-law Provisions 

As noted in Chapter 7, consideration must be given to policy matters and to definitions which 

may be contained within the proposed DC by-law. Section 2.1 provided a summary with regard 

to charges imposed. The following provides a summary of other matters provided within the by- 

law: 

Lands Affected -The by-law applies to all lands in the geographic area of the Town. 

Timina of Calculation and Pavment of the Development Charqe - The development 

charge shall be calculated and payable in full or by provision of agreed on service, 

on the date of building permit issuance in relation to each dwelling unit, building or 

structure; prepayment of development charges may be provided subject to an 

agreement between the Town and a developer. 

lndexinq of Development Charqes - Development charges may be adjusted annually 

on September 1, on the basis of the change in the Statistics Canada Quarterly, 

Construction Price Statistics. 

Exemptions - The existing by-law provides for only the mandatory statutory 

exemptions, as follows: 

o The Corporation of the Town of LaSalle; 

o A School Board as defined in section l(1) of the Education Act; 

o The Corporation of the County of Essex. 

2.3 Other Policies Under Consideration bv Council 

At the commencement of the study process no specific additional policies were directed by 

Council. However, consideration of input from the public may warrant further policy discussions. 
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3. ANTICIPATED DEVELOPMENT 

3.1 Requirements of the Act 

Chapter 4 provides the methodology for calculating a development charge as per the 

Development Charges Act, 1997. Figure 4-1 presents this methodology graphically. It is noted 

in the first box of the schematic that in order to determine the development charge that may be 

imposed, it is a requirement of Section 3.5 (1) of the Development Charges Act that "the 

anticipated amount, type and location of development, for which development charges can be 

imposed, must be estimated". 

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

provides the anticipated development which the Town of LaSalle will be required to provide 

services for over a ten-year (2004-201 4), 20-year (2004-2024), and buildout time horizon. 

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

In compiling the growth forecast for the Town of LaSalle, the following reports were consulted: 

Town of LaSalle Official Plan (OP) (Office Consolidation, November, 2003) -This 

policy document is intended to provide planning policies to guide Council as well as the 

general public in the consideration of growth and development for the Town of LaSalle 

during the defined planning horizon. 

In addition to reviewing the above-mentioned documents, the following key indicators were also 

considered in generating the population, household and non-residential forecast; 

. 1986, 1991, and 2001 Census data; 

historical residential building permits over the past 10 years; 

proposed residential units in the development approvals process by dwelling type 

and location; . historical non-residential building permit values over the past 10 years; and 
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3-2 

1996 and 2001 Census employment data; 

Discussions were also held with the Town regarding designated residential lands and available 

non-se~iced (waterlsewer) vacant lots both within and outside of proposedlregistered plans of 

subdivision. Town staff was also consulted regarding anticipated non-residential development 

activity and current land supply within the Town of LaSalle. 

3.3 Summarv of Growth Forecast 

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

Appendix A, and the methodology employed is illustrated in Figure 3-2. The discussion 

provided herein, summarizes the anticipated growth for LaSalle and describes the basis for the 

forecast. The result of the growth forecast analysis is summarized in Table 3-1 and Schedule 1. 

This forecast is generally in line with the Town's low forecast scenario. As identified in Table 3- 

1 and Schedule I ,  the population is anticipated to reach approximately 37,820 by mid 2024, and 

57,300 by buildout, a respective increase of 10,040, and 29,520 persons over the total forecast 

period. 

1. Unit Mix (Appendix A - Schedules 3,4,5A and 58) 

The unit mix for the Town of LaSalle was derived from historical development 

activity, units in the development approvals process (as per Schedules 6 and 7), 

as well as discussions with the Town Planning Dept. regarding anticipated 

development trends for the Town. 

Based on the above indicators, the 10-year growth forecast is premised upon a 

unit mix 80% low density (single family and semi-detached), 15% medium 

density (multiples except apartments) and 5% high density (apartments). 
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2. Geoqraphic Location, (Appendix A- Schedule 2. 6 and Map A-I to A-3) 

Schedule 2 outlines the anticipated amount, type and location of development 

according to urban vs. rural housing and population growth. Based on discussions 

with LaSalle Planning staff, approximately 99% of all new of housing growth has 

been identified on fully-serviced lots within the Town's existing urban boundary. In 

addition, Schedule 6 summarizes residential units in the development process 

within the Town of LaSalle by approval status and location. Lastly, Maps A-I to A- 

3 geographically identify proposed development applications by planning district 

within the Town of LaSalle. 

3. Planninq Period 

Short, medium and longer-term time horizons (10 years, 20 years, and buildout) are 

required for the DC process. The DCA limits the planning horizon for certain 

services, such as parks, recreation and libraries, to a 10-year planning horizon. 

Roads, fire, water wastewater and stormwater services utilize a longer planning 

period. 

4. Population in New Units (Appendix A - Schedules 3. 4, 5A and 5B 

The number of private housing units to be constructed in LaSalle during the short, 

medium and long term period is presented on Schedule 1 (average of 

approximately 200 units per annum over a 20 year time horizon). As well, this 

schedule graphically illustrates annual unit development for the 20 year forecast 

period in comparison to building activity over the past 10 years. 

Population in new units are derived from Schedules 3, 4, 5A and 58 which 

incorporate historical development activity, anticipated units (see unit mix 

discussion), and 1991, 1996 and 2001 Census data. 

In terms of housing occupancy or persons per unit (ppu) by unit type, low-density 

dwellings within the Town of LaSalle have an overall ppu of 3.09 based on 2001 

Census data. The ppu for new low-density units applied to the forecast period is 
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3.35, which generally reflects the average occupancy for new low-density units 

aged 1-20 years (Schedule 8a). 

With respect to medium-density units, limited occupancy data is available due to a 

lack of existing housing units of this density type within the Town. Therefore, in 

absence of local housing occupancy data, the calculated ppu for new medium- 

density housing units is based on Essex County 2001 Census data. The ppu for new 

medium density units applied to the forecast period is 2.56, which generally reflects 

the average occupancy for new medium-density units aged 1-20 years (Schedule 

8b). 

. Again, limited occupancy data is available for high-density units, due to a lack of 

existing housing units of this density type within the Town. Therefore, in the absence 

of local housing occupancy data, the calculated ppu for new high-density housing 

units is based on Essex County 2001 Census data. The ppu for new high-density 

units applied to the forecast period is 1.67, which generally reflects the average 

occupancy for new high-density units aged 1-20 years (Schedule 8b). 

5. Existinq Units and Population Chanqe (Appendix A - Schedules 3, 4, 5A and 58) 

Existing households for 2004 are estimated based on the 2001 Census households, 

plus estimated new residential unit building permit data for the year of 2001 to 2003 

assuming a six month lag between construction and occupancy (Schedule 7). 

. The decline in average occupancy levels for existing housing units are calculated in 

Schedules 3, 4, and 5, by aging the existing population over the forecast period. 

6. Institutional Population and Equivalent Housinq Units (Appendix A - Schedules 1, 2, 4, 

5A and 5B) 

Based on discussions with Town Planning staff, a potential increase of 220 persons 

in institutional population is anticipated for the Town of LaSalle over the total 

forecast period. Based on an estimated ppu of 1.1, this provides an estimate of 

200 equivalent units in collective institutional dwellings. 
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7 Employment (Appendix A, Schedule 10, 11, 12) 

Employment projections are be based on the activity rate method, which is defined 

as the number of jobs in a municipality divided by the number of residents. Key 

employment sectors include primary, industrial, commercial, institutional, and work 

at home, which are considered individually below. 

2001 employment data (place of work) for the Town of LaSalle is outlined in 

Schedule 10 and 12. The 2001 total employment is broken out by the following 

sectors: 980 industrial (27%), 1,615 population related or commercial (44%), 545 

institutional (15%) and 40 primary (1%). Lastly, work at home employment 

represents approximately 474 or 13% of 2001 total employment. This provides a 

total employment figure of 3,654 based on the 2001 Census. 

. Total employment for the Town of LaSalle is anticipated to reach approximately 

6,050 by mid 2014 and 14,760 by buildout of the non-residential area, a respective 

increase of 1,900 and 10.610 employees over the 10-year and buildout forecast 

period. 

8. Non-Residential Sq. Ft. Estimates (Gross Floor Area (GFA). Appendix A, Schedule 10) 

Square footage estimates were calculated in Schedule 10 based on the following 

employee density assumptions; 900 sq.fi per employee for industrial, 400 sq.fi per 

employee for commercial and 400 sq.fi. per employee for institutional employment. 

The incremental Gross Floor Area (GFA) increase for the municipality is 

approximately 903,700 sq.ft. over the 10-year projection period, and 5.5 million 

sq.fi. from mid 2004 to buildout. In terms of GFA growth by sector, industrial 

construction is expected to comprise approximately 53% of the added total square 

footage to buildout, while commercial and institutional comprise 38% and 9% 

respectively. 
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FIGURE 3-2 
MARKET DRIVEN POPULATION AND HOUSEHOLD PROJECTION MODEL 
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4. METHODOLOGY FOR CALCULATING THE CHARGE 

4.1 Introduction 

This Chapter summarizes the method that must be used to determine the development charges 

that may be imposed, pursuant to subsection 5(1) of the Development Charges Act, 1997 and 

several related sections. These requirements are illustrated schematically in Figure 4-1 and 

discussed in turn below. 

4.2 Estimate Increase in the Need for Service 

The development charge calculation commences with an estimate of "the increase in the need 

for service attributable to the anticipated development," for each service to be covered by the 

by-law. There must be a link or attribution between the anticipated development and the 

estimated increase in the need for service. While the need could conceivably be expressed 

generally in terms of units of capacity, subsection 5(1)3, which requires that a Municipal Council 

indicate that it intends to ensure that such an increase in need will be met, suggests that a 

project-specific expression of need would be more appropriate. 

4.3 Exclude Local Services to be Installed or Paid for by an Owner 

Local services related to a plan of subdivision within the area to which the plan relates, to be 

installed or paid for by the owner as a condition of approval under s.51 of the Planning Act (or 

s.53 re consents) may not be included in the DC by-law and may be covered as a condition of 

such approval. It is, therefore, important that the Municipality's practice in this area be defined 

so as to avoid duplication, omission andlor improper recovery in the case of any particular 

servicing requirement. 
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FIGURE 4-1 

THE PROCESS OF CALCULATING A DEVELOPMENT CHARGE UNDER THE 
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4.4 Reduction Required by Level of Service Ceiling 

This is designed to ensure that the increase in need included in 4.2 does "... not include an 

increase that would result in the level of service (for the additional development increment) 

exceeding the average level of that service provided in the municipality over the 10-year period 

immediately preceding the preparation of the background study ..." O.Reg. 82/98 (s.4) goes 

further to indicate that "... both the quantity and quality of a service shall be taken into account in 

determining the level of service and the average level of service," 

In many cases, this can be done by establishing a quantity measure in terms of units such as 

floor area, land area or road length per capita and a quality measure, in terms of the average 

cost of providing such units based on replacement costs, engineering standards or recognized 

performance measurement systems, depending on circumstances. When the quantity and 

quality factors are multiplied together, they produce a measure of the level of service, which 

meets the requirements of the Act, i.e. cost per unit. 

The average service level calculation sheets for each 10-year service component included in 

the DC calculation are set out in Chapter 5. 

4.5 Council's Assurance that the Need will be Met 

In order for an increase in need for service to be included in the DC calculation, a municipal 

Council must indicate "... that it intends to ensure that such an increase in need will be met" 

(subsection 5(1)3). This can be done if the increase in service forms part of a Council-approved 

Official Plan, capital forecast or similar expression of the intention of Council (0.Reg. 82/98 s.3). 

A growth-related draft capital works program for the Town of LaSalle has been developed as 

part of the DC Background Study process. This is set out in Chapter 5. 
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