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| Update expected at Reglon C

and thev will be paid back b

e from FREEZE on page A2

projecting a total take-up ot 40,000
allocations in those areas by 2021,
including 11,000 in the first alloca-
tion round of 2009-2010 starting
this week.

The Region was waiting for
developers to submit Friday how
many allocations they require for
2009. Whether developers have
requested fewer allocations than
projected will be the subject of an
expected verbal update to the
Region’s administration and

ymmittee toda

money the Region wants, but when
it wants the money and the fairness
on how the municipality is financ-
ing infrastructure improvements.
For the initial round of 11,000
allocations, the Region is demand-
ing $80 million in cash tlow pay-
ments, essentially interest-iree
loans from the developers, to
finance its expansion of the hard
services. Developers must pay
portion of the money up tront

when they request an allocation,
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This up front financing is neces:
sary as a large portion of the $2.5
billion in water, wastewater and
roads projects that the Region must
undertake between now and 2021
must be paid over the next lew
years, said Carr.

“We don’t do any building until
we get money in hand,” he said.

However. the current credit
market makes it extremely difficult
for developers to get money (O
actually build homes, much less
finance municipal infrastructure,
according to real estate experts.

Generally, developers pay
charges for hard services at the
time they make subdivision agree-
ments with municipalities. This 1s
after they have already received
draft plan approval, at which point
they're allowed to start selling their
homes under provincial law
Paying up front means developers
must have a large amount of exist-
ing cashflow as they won't have any

home sales from which to draw

money.

For industrial, commercial and
institutional developments, the
Region pays for the intrastructure
itself and collects the money back
in development charges later on.

However, Carr said the Region
has no interest in doing the same
for residential development, as it
may expose taxpayers to risk if the
residential development doesn't
happen.

What risk? questioned BILD
President Steven Dupuis.

“The Province outlined growth
in this area (Halton), there’s going
to be growth there,” he said. “That
just shows me that Halton’s saying,
Just give us the jobs, not the peo-
ple.’ But people bring benefits.”

Regional staff responded that
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frontine the monev itself

cent. The Province’s guideline 1s 25
per cent.

[ ocal Milton landowner York
Gruehl. who  owns land expected
to be used for higher density devel-
opment, said the uplront costs
strike hardest at condominium
developers.

Generally, a
developer has to sell about 70 per
cent of the units in a building
before banks would give them
money to build, which means the
planning and sales process can take
years. Paying money up front 1s
extremely difficult for high density
developers because they go long
periods of time without cash com-
ing in, said Gruehl.

Condominium seller Brad Lamb
agreed with Gruehl’s assessment.

“The more money they (condo-
put up, and

condominium

minium developers)
the longer they put it up, the lower
the return on their money,” said
| amb, adding its already much
more ditticult to build c

1110

ndomini

ums as part of greenfield develop

ments in the suburbs.

“The Province wants high den-
sity. It's (the Region’s charges)
counter to high density.”

Despite these concerns, Gruehl
admitted his company, Cancast,
has asked for 500 of the new allo-
cauons.

Along with the up-tront costs
demanded by the Region, develop-
ers are also concerned about an
extra $4,500 per-unit contribution,
totalling $138.5 million for the
40,000 allocations, they will have
to pay the Region on top of $1.215
billion in development charges.

In early 2008, the Region
charged residential

about $22,000 for each single-

detached equivalent unit in the
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about $29.000.

But in the fall, the Region then
demanded the extra contribution,
arguing it was to cover mandatory
exemptions as required in the
province’s Development Charges
Act and exemptions and discounts
the Region gives in its own devel-
opment charges by-law.

Though the provincial Act is
clear in that residential developers
must pay the full cost for hard serv-
ices, it does give exemptions for
other types of landowners such as
schools and municipal buildings,
and that's money the Region wants
to recover from residential develop-
ers rather than the taxpayer.

And the Region’s development
charge bylaw gives 30 per cent dis-
counts to some manufacturing,
office and warehouse developments
but not to residential developers,
though the discount will be phased
out starting this year.

The contribution, which is a

financial agreement made unde:
Section 110 of the Municipal Act ot
2001, is a relatively recent financing
tool used by municipalities. One ol
the first to use it was the Town of
Milton. In Milton, residential devel-
opers in the new part ot town pay
more than $10.000 in Town-related
development charges, $2,000 in
education charges and $2,000 ‘vol-
untary’ contributions to the Town
to cover capital costs it says it needs
on top of development charges.

Carr said the Region has
received internal and external legal
opinions that the contribution 1is
valid. And he warned developers
not to challenge it in court.

“If we get a challenge on it,
nobody goes ahead, Crcr}’lhmg
stops dead,” he said.

Whether everything stops dead
is what the Region will find out this
week. But planning committee
chairman John Taylor said even ii
developers don't request as many
allocations as predicted, it doesnt
mean the Region would charge
lower per-unit costs. It simply
means staff would have to draw up
a different financial agreement with
developers, he said. Besides, the
Region has previously issued more
than 9,000 allocations to develop-
ers that haven't been used up, said
Taylor, ensuring construction in
north Oakville and Milton will con-
tinue for the foreseeable tuture.

The Region’s hard-line stance is
based on Carr’s belief that growth in
Halton isn’t paying for itself. Last
year, the chair argued the Province
should either force the developers
to once again pay development
charges for hospitals, something
stopped by Carr’s own Mike Harris-
led government in 1997 or pony
up the money for new and expand-
ed hospitals in the Region itsell.
The Province made no change to its
original schedule for hospital con-
struction in Halton and Carr has
dropped the issue, focusing instead

on getting developers to pay more
for hard service capital costs.
Tim Foran can be reached at

tforan@miltoncanadignchampion.com..



