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AURORA

TOWN OF AURORA

ADDITIONAL ITEMS
FOR SPECIAL COUNCIL — PUBLIC PLANNING
MEETING

Wednesday, March 26, 2014
7 p.m.
Council Chambers

ltem 4 - Correspondence received from Emery Investments regarding Town of
Aurora 2014 Non-Residential Development Charge Review
Re: [tem 1 — CFS14-010 — Update to Development Charges By-law

RECOMMENDED:
THAT the correspondence received from Emery Investments regarding Town

of Aurora 2014 Non-Residential Development Charge Review be received for
information.




COMMERGCIAL AND INDUSTRIAL LEASING
DESIGN TURNKEY CONSTRUCTION

% A : : 620 WILBON AVENUE, SUITE 401 TORONTO. ONTARIO M3K 123
E N V E S T M E NT S TEL: #416-630-5827 FAX. 415-B28-8887 EMAIL: InfeBemeryinvesiments.com

WEBSITE: www. BMMarvinvesiments.com

March 21, 2014

Mr. Dan Elliot
Director of Corporate & Financial Services — Treasurer

Town of Aurora
100 John West Way, Box 1000
Aurora, Ontario L4G 61

Re: Town of Aurora 2014 Non-Regidential Development Charge Review

Dear Mr. Eliiot:

Emery invesiments has been participating in the Town's 2014 Development Charge Review. We appreciate
the opportunity to provide input into the process. With this letter, we ask the Town fo consider some opfions

to incent non-residential development,

Our suggestion to consider incentives is in light of the robust forecasts of employment included in the 2014
. BC Background Study in the context of a continuing competitive and challenging economic environment to
attract industrial and office development. In this regard, attached please find a memo from IBf Group

outfining some of the review and rationale.
Emery Investments requests that the Town consider the following:

» A differentiated non-residential development charge aligned with the Regionat approach which
differentiates on the basis of retall and non-retail development. This approach would provide for a
lower industrial and office DC rale. This in turn would put the Town in a favourable light relative to

competing municipalities in York Reglon and the GTA.

In addition to a differentiated non-residential development charge, we request that you further
discount new indusfrial development by 20%. A discount would further incent industrial
development to-locate in Aurora. Given the Town's industrial dominated employment forecast, a
discount would possibly provide an additional atiractive affribute for industry seeking new locations.

As a prime industrial landowner/developer-in the Town, we would appreciate your serious consideration of
- our requests as your development charge review continues to unfold and proceeds to Committee and

Couneil.

Yours truly,

Richard Goldberg; CPA, C.A.

ce.  Aurora 2C West Landowners (via Don Given, MGR)

Aftached: Memo from IBIl Group




IB1 Group

5th Floor—230 Richmond Street West
IBI Toronto ON M5V 1V6 Canada
GROUP tel 416506 1330

fax 416 596 0644

Memorandum

TolAtfention Mai Somermaa Date March 21, 2014
From Audrey Jacob, Andrea Renney Project No 36021
cc Aurora 2C West Landowners (via Steno ahj
Don Givenh, MGP), Jeannette
Gillezeau
‘Subject Town of Aurora DG - Review - Phase 2

This memo outlines a review of the Town of Aurora DC and includes a rationale for supporting a
differentiated non-residential rate and an opportunity for a discount for non-retail non-residential
development. As well, the review provides addifional information on the Parks service category
in the draft background study, providing comparables of other area municipalities both within
York Region as well as other GTA area municipalities.

Current and Proposed Non-Residential Rate

1. The non-residential DC in Aurora is proposed fo increase from $2.43/sf to $3.41/sf, an
increase of 40%. When combined with the EDC and the Region of York DC, the overall
increase since 2009 is significant as summarized in the table below,

Han-Residential

Crifice/Retallnst indnelriaf
2008 2014 %) ZQMI %
Town of Aurora 243 - 341 40% 141 40%)|
Region of York . 743 wmanl 164% 1243 E7%.
EDC 026 .52 1609% 052 4009%!
Totat b2 534 131% 16.36 s2%)

Employment Forecasts

2. The forecasts included. in the 2014 DEBS are consistentwith the Region of York targets.
The 2031 population is estimated to be 70,200, with 34,200 jobs, which are the same
estimates found in the Town of Aurora Official Plan, listing York Region as the source.

3. The historic, currently estimated and forecast employment for Aurora are found within the
2014 draft Development Charges Background Study {DCBS).

IB! Group is a group of firms providing professional services and Is affiliated with 1Bl Group Acchitects
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Maf Somennaa — March 21, 2014

Growth Prajecter]
2005 2011 2014 2024 2034 2C05-20141 2094-2034

Prmary 93 180 120 120 120 25 -
Wark =t Homa 2415 2410 2481 2548 2,520 68 ag
ndusirial 5,153 4,875 479 9650 10,704 {262) 5813
- [Commerzial {Retaify 6115 7623 7.826 9768 9.875 11 2948
Commercisl {Non-Retail) 1,328 1,642 1,682 2,048 2,085 354 404
institutional 4455 5,845 5917 5,027 6041 1,462 124
No Fixed Place of Work 2345 2,700 2779 2773 2790 434 1
Total 21,906 2008 25,506 32934 34,238 3690 8,640

The above chart taken from the 2014 DCBS shows actual employment growth from 2006 —
2014, and projected employment growth from 2014 — 2031.

According to the 2014 DCBS, industrial employment in the Town felf from 5,153 in 2006 to
4,675 in 2011, reaching 4,791 by 2014, a drop of 362 over the period. Over the same period
1,711 retail jobs were added, while office employment grew by 354 jobs. In total employment
grew by 3,690 from 2006 - 2014,

In order to reach the Region's target of 34,200 jobs by 2031, the Town will need to grow by
8,640 jobs. Despite the recent loss of industrial jobs, the Town of Aurora is projecting a
substantial increase in this employment category going forward, Close ta 6,000 industriai
Jjobs are projected for Aurora fo 2031, of which 4,859 are to be reglized by 2024. Overall the
industrial category is by far the largest employment growth ‘sector’.

Town of Aurora Employment Forecast 2013-2031
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The DCBS empioyment projection is illustrated graphically above, The sharp spike in the
blue line represents the increase in industrial employment required to meet the 2031 targets.

The prior DCBS issued in 2009 included a forecast of employment from 2009 - 2014. -
Employment Jand employment, generally industrial employment, grew at rate much slower
than anticipated. This is evidence of {he tendency to overestimate industrial growth.
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Mai Somemmaa - March 21, 2014

Employment Forecast Hemson — 2008 DCBS

Projacted Actual}

Growtis 2011-] Growtih 2011~

200% 2010 2611 2012 243 2014 2014

Employment Land &82 606 G451 480 507 1.638 118
Major Office 133 133 146 141 115 643 354
Populalion Related 285 296 313 239 248 1,361 1714
Totat 1662 2,481

Of interast, the 2009 DCBS estimated growth of 1,638 jobs over the 2011 to 2014
timeframe. This contrasts to the 2014 DCBS ‘actuals’ showing only a slight increase of
some 118 industrial jobs over the same timeframe, indicating actual growth was lower than
forecast.

Further analysis of recent non-residential developments was undertaken to ascertain
employment gaing made in the community. Between 2006 and 2012, 2,346 jobs were
generated on employment lands. The jobs were predominantly office, with flex
officefindustrial space comprising the majority of development. Of this total job growth on
employment lands, some 1,200 are atfributed to State Farm office jobs and 450 johs at the
York Region Police Campus.

Enployrent District!
Parsel .D. Use Addrass Johs Offics  industslal Emplayment Usas
204-Wellington ms—
Parcai 12 Dfice 333 First Cexnymigrce Drive 1200 1,200 Slafe Fam hsuance
Parcel 22C bdustrid 86 Don Hiek Brive 29 20 NCEMarketing - Piombing and Haating,
Sistitution
Parcel 22C reusirial 190 Don Hifiock Drive 35 B Vidao-Fumitere International
Parcel 23 Industia 224 Do Hikck Diive j ]
Parcei 22K Lifice 47 Don Hilock Drive 450 453 “York Region Palice:
Paccal 22N Flex {ralOiffice 125 Pop Hiflotk Drive L 14 34 4 dstrisiiOfice Complax - 18 Units
Pareal 220 Flex houstiakQffice 159 Bon Hilleck Dive - 45 23 23 Edinburgh Daslgn, Audio Video Metels
Suhtnta'! 1817 1,708 114
Aurora East
Pereet 2 dugleis 33 kascson Crescent 25 25 KT - Distribator of nabaral pas
products
Parcel 3 Office 258 Earl Stevwart Drive 26 28 Nedizal Servines Bulldng
Parcel 15 \ndustrial 189 Faif Stewart Driva 42 A& WMid-Point nfemational
Parest 16 Qffice 372 Hokendlew Yrall 56 86 Wedical Senvices Suldng
Sublotal 195 22 73
Industrial Narth
Parogi 4 Dffice 245 ndustrizl Pasioway North =] 60 Prefessional senvices office buldng, |
Parce! 9 ndusirial 205 Indusiriat Paovay Horth 166 108 Lommercigl printihg company
Parcel 14 Offtcefndustrial 188 hougtrial Parkvay Norih Oficefverehouss
Parcel §1 Qffico 16 hdustrial Parloway South 42 42 Offies Suites
Subtatal 202 102 100
{rdusirial South
Parcei 21 ) Indusirial 145 ndustrial Parway South 52 52 ‘Weiss Realky
Paresi 34 kduislyialOffics 235 Indusial Parkwey South B B ¥ isiOffce Complox
Parcal 51 Induskianpfica 1 vieta Courl fndeistinliOffice Complex
‘Subtatal 132 132

Total i 2344 1930 418 -
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The two sources of information regarding employment growth suggest industrial
developmenti is lagging. Census data combined with current estimates has shown industrial
employment falling by 362 jobs since 2006. An analysis of developments on the ground also
suggest industrial job growth is occurring at & slow rate.

Since this survey was conducted, there has been additional non-retail commercial
development in Aurora. Bulk Barn opened in 2013, bringing 300 office and warehousing
jobs. Presumably a portion of the anticipated industrial employment will be generated by

non-retail commercial,

Differentiated Non-Residential Rates and Discounts

4 A survey of municipalities in the Regions of York, Peel, Halton and Durham outlines that
there are various policy approaches fo the non—resmentia! DC. For example in York Region,
the Region imposes a differentiated non-residential DC on the basis of retail and non-retad
(i.e., industrial and office). In Peel Region their approach differentiates between industrial
and non-industrial.  Similarly, area municipalities ¢an adopt differentiated non-residential
DCs. [n the case of Vaughan, they have followed the Region's lead and impose a
differentiafed DC on the basis of relail and non-retzil. Currently Aurora imposes an
undifferentiated DC across the non-residential-sector.

5. Similarly, another approach fo incenting non-residential development is to provide a discount
topotential uses that are viewed as being most desirable and in accordance with planning
and economic development cbjectives. in this regard, it is suggested that the Town allow for
a discount for office and industrial development. Some municipalities have an aggressive
approach to incentivizing some categories of non-residential deveiopment. In the case of
the City of Toronio, the City exempts indusirial development entirely from DCs; further, the
City only imposes a DC on the ground floor of non-residential developments. Soin the case
of 2 multi-storey office/retail development, a DC Is payable on the ground fioor GFA only.
Similarly, the City of Oshawa exempts industrial development from DC payment. These are

only a few examples,

6. The final chart shows a comparison of parks costs amongst municipalities in the Region of
York and other select municipalities in the context of ‘level of service’, The cost per acre is
shown by component; parkland, amenities, trails and vehislesfequipment. In order to ensure
comparability, passive open space was taken out of the calculation for parkiand. The Town
of Aurora has the highest cost per acre amongst all of the municipalities surveyed. Of
particular note, the amenities included in the parkland standard are very high compared to
other adjacent municipalities. This warrants review.
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A ] i+ e E=A+8 FoA+B+C+D
HArenities
fnclsdes Wehikios Subliotal
Totdl Briing f antd {Packiand and
Acres Parldand Facilifes) Tralls Eoul Aarmpltine} Toid Consments
2013 D0 STHDIES L Qlder DU stndies with ndexing
The overall por sere slandard tas increased
[East Gwillinbury (Draft - March 18, 2014) i) 0000 576,859 $420 7,342 $135,858 $144.522 Vhom $85,040 o $144.622
Aurara (2014 DC STUDYY 210 $101,8580 142,462 $6,4339 $4,873 F244.3H1 $255 624 (Passive Open Space Recwved
Bradord - Wwest Gwillmbory (2009 BE Study)- ndexed 0 2013] 101 820123 55,657 4,908 513,023 83775 $HO1LT57
Georgna (2071 DC Saudy) - txdexed 1o 2013 278 $134.289 12708 145,099 £146,598
Miton (2016 DU Study) - hdexed 10 2013 05 $83,088 350,585 25837 $133,653 $130.490
Newmarkel £2009 DG Study) - ndexed 1 2013 487 $124,148 3875 $41,572 188,024 $229.595
Oiakodille (2013 BC STUDY) 3,197 $53,097 $53.035 322G 35,697 116,132 $122,055
Pichering (2012 D Study} 1,782 385276 2052 $RE.278 2A7,328
Richmond Hil (2009 DC Study) - hdexed to 2643 1,280 $105,739 44 448 $13.878 $5.258 $151,185 $170.421
Wrilehurch-Stoufville (20€3) 185 358,740 $38.083 KIS $76,823 563,598
Qidder DO Stunias
East Guillimbury (2008 DS Sty 178 £54,182 $23,440 2,545 4,892 $72.603 $85.050
A rora (2006 DC STUBY) - Idexsd 102013 B0 $20 268 332306 $2.121 §ha 572 356,693
Bradiord - West Guillmbury (2008 DC Shudy) 101 $18.851 $55,661 $A647 $12218 8.5 $55.586
Mﬂa {2011 DG Siudy} 276 $130,925 512,591 $143,318 $143518
[vélion 42010 DG Shady} 806 77823 $47,269 35,458 3125484 $130651
Mowmarke! (2009 DC Study) 4at 3115,364 366870 538,965 §178.24 L2519
Qaliile {2000 DG Study) FIEH $56,134 $I5HY 381,153 $51,153 [Extiodes Harbors and Ferk baldngs
Pickering {2008 BC Slugy 12 $63,437 $1.908 i} $83 437 585,340
Richreond Hill {2000 DC Sway) 1250 $105.646 541,659 $13,3H 4023 $441,705 5158735
WAritchurche Stouffille (2009 BC Study} 165.2 $54.918 $50,559 $12,144 5105378 $117.622
Note: The Amenities celegory includes &ff costs otfier fhan Parkiand, Trails, loles and Eqf
Note: Indexing values based on e Non-esidential Construetion Price indax.
Indexing 2009 la 2013 68.7%
indexing 2070 to 2013 68%
Indaxing 2011 to 2013 2.6%

Recommendations

L A differentiated non-residential development charge can provide incentive to
particular types of development. In the case of Aurora, it has been able to attract
strong development in the retail sector but significantly less in the area of industriat
and office development. Given the employment forecast and the economic
development objectives of the Town, a differentiated non-residential rate would be
of assistance to achieve the industrial and office employment targets. Given the
Region's differentiated non-residential DC for retail and non-retail, it would be
appropriate for the Town to adopt a similar approach to non-residential DCs.

e Further, given the level of industrial employment forecast in the DC, combined with
recent industrial employment frends in the Town and the competitive environment,
a discount for industrial development is warranted.

JA3B021_AcraraDC201412.0 Corres -CllentPTM_somemaa_euroradc_2014-03-21.d0042014-03-21\H T




