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Location: Council Chambers, City Hall, second floor

Contact:                  Committee Clerk, jo-anne.rudy@burlington.ca 905-335-7777, x7413
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1. Entrance

1.1 Call to Order

1.2 Land Acknowledgement

Burlington as we know it today is rich in history and modern traditions of
many First Nations and the Métis. From the Anishinaabeg to the
Haudenosaunee, and the Métis – our lands spanning from Lake Ontario
to the Niagara Escarpment are steeped in Indigenous history. 

The territory is mutually covered by the Dish with One Spoon Wampum
Belt Covenant, an agreement between the Iroquois Confederacy, the
Ojibway and other allied Nations to peaceably share and care for the
resources around the Great Lakes.

We acknowledge that the land on which we gather is part of the Treaty
Lands and Territory of the Mississaugas of the Credit.

1.3 Approval of the Agenda

1.4 Declarations of Interest

1.5 Written Delegations

2. Enlightenment

Enlightenment items include presentations and opportunities for education, state
of the industry developer updates, and jurisdictional scans.

2.1 Presentations



a. Anthony Salemi, West End Home Builders' Association
regarding Hamilton Roxborough Case Study (PP-13-25)

b. David Vrhovnik, Miura Development Group regarding angular
plane assessments in mid-rise developments within a MTSA
(PP-14-25)

3. N2: News and Numbers

News and Numbers includes Provincial and Federal housing initiatives, staff
updates on Council directives and the Pipeline to Permit Report.

3.1 Pipeline to Permit Report

The Pipeline to Permit Self-Serve Dashboard shows the City's progress
in hitting building permit and planning approval targets.

Click here for the Desktop Pipeline to Permit dashboard

Click here for the Mobile Pipeline to Permit dashboard

3.2 Contextual Updates

4. Enactions

Enaction items make recommendations for next steps and identify actions.

4.1 Next Steps and Action Identification

5. Envisions

5.1 Staff presentation regarding rethinking the Official Plan, housing options
update and MTSA/CPPS update (PP-15-25)

6. Enhancements

Enhancement items identify opportunities for policy, process and procedure
improvements.

6.1 Planning and Building Fee reviews update memo (DGM-89-25) 1 - 2

6.2 Two-year temporary City Development Charges reduction (FIN-41-25) 3 - 14

Receive for information finance department report FIN-41-25 regarding a
two-year temporary City Development Charges reduction.

7. Information Items

https://app.powerbi.com/view?r=eyJrIjoiMWY1NTdiYmEtNzE5OS00YTk4LWFjNzgtYWI0NmVjOTFiOTU0IiwidCI6ImZlMGU0M2I5LWY1NDQtNGFhNi05YzEzLWIzNTAwZmVkYjJlZSJ9
https://app.powerbi.com/view?r=eyJrIjoiMGFkYmRkZTQtODU4Yy00MjA0LWIwNjUtMjU4M2ExYzMwZTRlIiwidCI6ImZlMGU0M2I5LWY1NDQtNGFhNi05YzEzLWIzNTAwZmVkYjJlZSJ9


8. Adjournment
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Staff Memo 

 

SUBJECT: Planning and Building Fee reviews update memo – October 2025 

TO:             Pipeline to Permit Committee 

FROM:        Development and Growth Management 

                     Community Planning 

Report Number: DGM-89-25 

Wards Affected: All 

Date to Committee: October 9, 2025 

Date to Council: October 14, 2025 

 

This memo is a companion to DGM-73-25, Planning and Building Fee Reviews Update for 

Committee of the Whole on October 6, 2025.  

Memo Details 

Staff has prepared DGM-73-2025 to provide Council with an update on the Planning and 
Building Fee Reviews following the presentation by Watson and Associates at the September 
Pipeline to Permit Committee.  The purpose of this report is to provide a summary of the 
presentation made by Watson and to identify the need for further data refinements and 
discussion with Council at a future workshop. It also recommends a minor modification to the 
Rates and Fees By-law changing the methodology for calculating fees. 
 
On September 11, 2025, Watson and Associates presented to the Pipeline to Permit 
Committee explaining the Activity-Based Costing model and sharing initial findings on the 
costs to process building permits and planning applications as a part of the Building Permit and 
Planning Application Fee Reviews. Through discussion with Committee members, staff and 
Watson, it was identified that there was a need for transparency, benchmarking, and to revisit 
indirect cost allocations to ensure alignment with cost recovery objectives under the Planning 
Act and Building Code Act. The forthcoming regulations through Bill 17 may reduce processing 
effort and staff has acknowledged the need for further refinement to the models into the Fall. 
 
Further staff acknowledge there is a need for Council to provide direction on desired levels of 

cost recovery, treatment of indirect/non-recoverable costs, and budget integration.  Staff 

recommend convening a dedicated Council workshop in Q1 2026 to examine these issues 

holistically before embedding a revised cost recovery model into the City’s budget. Staff 

propose that a future Council Workshop focuses on: 
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 Indirect and non-recoverable costs associated with the processing of planning 

applications and building permits; 

 The percentage of cost recovery from application fees; 

 Integration with future budget approval processes; and 

 Providing clarity around the methodology and effort estimates which will be further 

refined into the fall. 

 
In addition, through DGM-73-2025, staff are recommending an adjustment to the 2025 Rates 
and Fees By-law affecting the methodology for calculating fees for a planning application as 
outlined in Appendix A of DGM-73-2025.  The current Rates and Fees By-law provides 
instructions on the calculation of fees for an application.  This has the effect of defining the 
scope of an application.  For example, an application consisting of a podium and two towers 
would be treated as two applications and each application would be subject to the payment of 
the base and variable fees for the related components.  Staff propose the elimination of the 
instructions so that multiple towers in a comprehensive development on a single lot are treated 
as a single application and only one base fee would be charged, and the variable fee 
calculation would be commensurate with the scale of the development (number of units and 
non-residential gross floor area).  
 

Staff anticipate completion of the fee review processes by Summer 2026 in advance of the 

2027 Budget process.  

 

Author: 

Jenna Puletto 

Manager, Planning Implementation 

Jenna.Puletto@Burlington.ca 

Attachments: 

N/A 

Memo Approval: 

All memos are reviewed and approved by the Commissioner, Head of Corporate Affairs, Chief 

Financial Officer, and Commissioner of Legal and Legislative Services/City Solicitor. 
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Information Report 
Summary 

 

SUBJECT:   Two-year temporary City Development Charges reduction 

TO:            Pipeline to Permit Committee 

FROM:       Finance 
                 N/A 

Report Number: FIN-41-25 

Wards Affected: N/A 

Date to Committee: October 9, 2025 

Date to Council: October 14, 2025 

CIP date: N/A 

 

Recommendation:  

Receive for information finance department report FIN-41-25 regarding a two-year temporary 

City Development Charges reduction. 

Executive Summary: 

On September 16, 2025, Council approved the motion to direct the Commissioner of 
Development & Growth Management and the Chief Financial Officer to report back to Pipeline 
to Permit Committee on October 9, 2025 on options for a 2-year temporary development 
charge (DC) reduction with an appropriate impact analysis.  

 

Purpose of report: 

 To present an impact analysis of implementing a temporary reduction to City 

development charges for two years. 

 

Key findings: 

 The potential tax supported impact of implementing a 20% temporary two-year 

reduction to DCs is estimated to range between $3M-$7.5M. 

o Equates to a property tax impact of approximately 0.6%-1.44%  

 Recent changes to the Development Charges Act, particularly regarding housing 

developments, include:  
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o For applications where a Site Plan or Zoning By-law Amendment is required, DC 

rates are frozen for 18 months following approval. 

 Municipalities are allowed to charge interest over this time, not to exceed 

a maximum rate as prescribed by the DC Act. 

o Full exemptions for affordable housing units. 

o Full exemptions for non-profit housing developments. 

o Full exemptions for two (2) additional residential units within and/or ancillary to 

existing and new developments. 

o DC discounts for rental housing based on number of bedrooms per unit. 

o DC installment plan for purpose-built rental units.  

 6 annual installments payable starting from date of occupancy. 

 

 On May 12, 2025, the Province introduced the Protect Ontario by Building Faster and 

Smarter Act, 2025 (Bill 17) and the legislation and associated regulations received 

Royal Asset on June 5, 2025.  In respect to timing of DC payable, Bill 17 approved the 

following: 

o Defer payment of all DCs for all residential developments to the date of 

occupancy. 

o Municipalities will not be able to charge interest on any legislatively deferred 

payments. 

 Includes removing interest payments on existing legislated deferrals for 

rental and institutional developments. 

As of the time of writing this report, the above changes will be in effect on a future date 
to be named by the Lieutenant Governor.  

 

o Streamlined the process for implementing city-wide DC reductions and other 

policy decisions that would lower the DCs, such as removing the indexing 

provision. The new legislation eliminates the need for a full development charge 

study and public meeting when the only effect(s) of the by-law amendment is to 

decrease and/or exempt DCs. Under these circumstances, the amended by-law 

cannot be appealed to the Ontario Land Tribunal. 

o Under the DC Act, any discretionary DC discounts from an amended by-law 
would need to be funded from the general tax base.  

 

Implications:  

 Development charge revenues are difficult to estimate as it is highly dependent on 

development activity which is closely tied to the state of the economy. 
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 The City must fund any DC reductions from a tax-supported funding source, as DC 
revenue shortfalls resulting from reduction/exemption policies have to be made up.  

o An option would be to utilize existing property-tax supported capital reserve 

funds.   

 

 In the 2025 Budget, the growth capital program for 2026 and 2027 totals almost $27M.  

Amid a significant inflationary environment, cashflow to fund the growth capital program 

is a concern and delivery of the projects may be delayed if sufficient funds are not 

readily available.   
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Information Report 

 

Background 

Development charges (DC) are imposed by municipalities on development and re-

development to recover growth-related capital costs under the Development Charges Act and 

are payable at building permit issuance.  City of Burlington’s current DC by-law 41-2024, as 

amended by By-law 68-2024, was approved May 21, 2024, and came into force June 1, 2024.   

As part of considerations of the potential impacts of the proposed DC fee increases, Council 

and staff recognized the impediment to development, and meeting the City’s housing pledge 

targets.  As a result, four projects were deferred to reduce DCs that went into effect on June 1, 

2024.  Residential DCs saw a 28% reduction and Non-residential DCs were reduced by 32%. 

 

In addition to City DCs, applicants are subject to DCs payable to Halton Region and Halton 

Schoolboards.  The fees for each agency are determined by their respective by-laws and 

policies.  Within the Region’s built boundary, the City’s current portion of total DCs for 

residential developments is approximately 25% and non-residential developments is 17% for 

Retail and 43% for Non-retail use.  These proportions are subject to change due to timing of 

indexation, updates to the agencies’ DC background studies and legislative changes.   

 

There have been numerous changes to the DC Act, to incentive development:  

 For applications where a Site Plan or Zoning By-law Amendment is required, DC rates 

are frozen for 18 months following approval. 

o Municipalities are allowed to charge interest over this time period, not to exceed 

a maximum rate as prescribed by the DC Act. 

 Full exemptions for affordable housing units. 

 Full exemptions for non-profit housing developments. 

 Full exemptions for two (2) additional residential units (ARUs) within and/or ancillary to 

existing and new developments.  

 DC discounts for rental housing based on number of bedrooms per unit. 

 DC installment plan for purpose-built rental units.  

o 6 annual installments payable starting from date of occupancy. 

 

As evidenced by the exemptions above, housing continues to be at the forefront of provincial 

legislation, and a priority at the municipal level.  The Community Investment Plan (CIP) 

(Reports DGM-24-25, DGM-33-25) was approved by Council in April 2024 and several of the 

programs were formally funded in May 2024, which further incentivizes affordable rental 

housing developments in the city.  In addition to fee waiver programs and tax incentives, the 

CIP waived the interest on the installment plan for purpose-built rental units if at least 10% of 
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the units are affordable and City DCs on a third ARU. Many of these programs have not been 

funded and will add additional pressure to the City’s property tax base. 

 

A scan has been completed and a listing of DC relief and reduction programs offered by other 

municipalities has been compiled.  Please refer to Appendix A for more information. It should 

be noted that Peel Region Council approved a 50 percent reduction in DCs dependent on the 

Province funding through an agreement to be in place by October 2025.  At the time of writing 

this report, staff are not aware of any provincial or federal programs to support municipalities 

with DC reductions. 

 

Protect Ontario by Building Faster and Smarter Act (Bill 17) 

On May 12, 2025, the Province introduced the Protect Ontario by Building Faster and Smarter 

Act, 2025 (Bill 17).  Bill 17 received Royal Assent on June 5, 2025, and in regards to timing of 

DC collection, approved the following changes: 

 Defer payment of all DCs for all residential developments to the date of occupancy. 

 Municipalities will not be able to charge interest on any legislatively-deferred payments 

o Includes removing interest payments on existing legislated deferrals for rental 

and institutional developments. 

 

At the time of writing this report, the above changes have not yet been proclaimed by the 
Lieutenant Governor and therefore, not in effect. However, once in effect, DCs from residential 
developments will be collected on the date of occupancy.  The duration to occupancy widely 
varies across applications due to factors that are beyond the City’s control.    
 
Please refer to Report CAF-03-25 Preliminary analysis of Bill 17, Protect Ontario By Building 
Faster and Smarter Act, 2025 for additional information on the impacts of Bill 17 that was 
received by Committee on June 9, 2025. 

 

Analysis 

Staff’s analysis uses a scenario of a 20 percent two-year discount for DCs. To complete this 

impact analysis, a reasonable forecast of development activity is required.  Recognizing the 

limited time given to prepare this report, Planning staff have refined the data from the P2P 

dashboard to provide a high-level forecast of estimated applications that has probability of 

pulling Building permits within two years. A summary of the data can be found in Appendix B. 

 

Given the state of market trends, staff felt it is sensible to use the low-estimate unit data that 

was generated for analysis.  Applying current DC rates, staff estimate the residential impact of 

reducing DCs by 20% over the next two years could be approximately $7.5M.  This amount 

could be higher if non-residential data is factored in.  
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Recent events have greatly shifted the economy and market demand over the last couple of 

years.  Staff recognize that the typical assumptions previously used may not be applicable to 

the current state, as market variables and factors have changed, and continue to change, 

relatively quickly.  Applicants may delay approvals until their projects are more economically 

viable.  

 

With this in mind, staff looked at actual DC collection receipts over the last three years, while 

also considering recent building permit activities.  It is estimated that over the next two years, if 

the market remains relatively similar to current conditions, the City could collect approximately 

$15M in DCs.  DCs revenues collected to-date in 2025 are approximately $6M.     

 

Using the estimates based on DC collection data, and applying current DC rates, staff 

estimates that the impact of reducing DCs by 20% over the next two years could range 

between approximately $3M to $7.5M. This would equate to a 0.6% to 1.44% property tax 

impact.  Alternatively, funding can be directed from existing property-tax funded capital reserve 

funds. 

 

If City DCs are reduced by 20%, residential units would see an overall reduction to DCs 

payable of approximately 5%.  Retail developments would see a reduction of 3.5% and non-

retail developments would be reduced 8.6%.  Breakdown of the rates can be found in 

Appendix C.     

Property Tax and Development Charges 

Based on 2025 tax rates, it is estimated that it would take approximately a year and a half after 

occupancy to recover lost DCs through new property tax revenues.  However, it is important to 

remember that DCs are used to fund growth related capital infrastructure such as roads, storm 

drainage, fire stations, vehicles, recreation centres and libraries.  Property taxes from new 

homes or growth are used to fund additional operating costs needed to deliver municipal 

services to the new residences.  For example, additional road services, transit services, fire 

services and library services.  As noted previously, the impact of a temporary 20% reduction 

may cost the existing tax base between $3M to 7.5M.  Please refer to Appendix D for more 

information.  

Implementation and Other Options 

If Council wishes to proceed with a broad DC reduction, a DC By-law amendment will be 

required.  Bill 17 allows for streamlined DC by-law amendments to lower DC rates without an 

updated background study and public meeting.  However, there is some uncertainty if a DC by-

law amendment under Bill 17 allows for a limited time reduction in DC’s followed by a return to 

the higher non-discounted rates.  At the time of drafting this report, staff were unable to fully 

address this concern. 
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Another option for Council to consider is to eliminate annual indexing for April 2026, which can 

also be addressed in a by-law amendment.  The prescribed index (Statistics Canada 

Quarterly, Construction Price Index) for 2026 is currently not available and will be released Q1 

2026.  A four percent index to City DCs occurred on April 1, 2025.    

 

Council may want to take a more targeted approach in DC reductions, focusing on specific 

geographic locations, such as Major Transit Station Areas (MTSAs).  To avoid bonusing under 

section 106 of the Municipal Act, the City would need to follow the planning process to amend 

the Community Improvement Plan.  

 

Key Dates & Milestones 

N/A 

 

Implications 

Forecasting future development charges is difficult due to its heavy reliance on construction 
activity.  Even if development applications are submitted and progressing through the 
development pipeline, applicants can deliberately delay pulling building permits until the 
economic environment is more favourable.  That magnitude is difficult to estimate and quantify, 
as evidenced in the estimated impact range of $3M-7.5M as previously discussed. 
 
Similar to the requirement for all non-statutory exemptions and grants, the City has to fund any 
DC reductions from a tax-supported funding source, as DC revenue shortfalls resulting from 
reduction/exemption policies must be made up.  This could pose as a more-immediate impact 
to the City, as this funding would be required at building permit issuance, until the relevant Bill 
17 provisions come into effect.  Once those Bill 17 provisions are effective, the City will be able 
to fund DC reductions at building occupancy.  An option available could be to utilize tax-
supported capital reserve funds to fund the DC reductions.   
 
Cashflow of the DC and capital reserve funds are closely monitored, as they are essential 
sources of funding for the City’s overall capital program.  However, the economy has 
experienced significant cost pressures and inflationary increases that have put immediate 
pressure on capital projects, which could impact the need for readily available funds.  The 
immediate outcome of insufficient funds would be deferral of capital projects.   

References  

 Report Preliminary analysis of Bill 17, Protect Ontario By Building Faster and Smarter 
Act, 2025 

 Council Motion approved at September 11, 2025 P2P Committee   
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Strategic Alignment 

☐ Designing and delivering complete communities 

☐ Providing the best services and experiences 

☐ Protecting and improving the natural environment and taking action on climate change 

 Driving organizational performance 

Author: 

Craig Millar  

Chief Financial Officer 

(905) 335-7600 ext.7652 

craig.millar@burlington.ca 

 

Appendices: 

A. Municipal Development Charge (DC) Reduction Efforts to Date  

B. P2P Dashboard Residential Units Data 

C. Development Charge Unit Rates with Reduction 

D. Property Taxes and Development Charges 

 

Report Approval: 

All reports are reviewed and approved by the Commissioner, Head of Corporate Affairs, Chief 

Financial Officer, and Commissioner of Legal and Legislative Services/City Solicitor. 
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Appendix A: Municipal Development Charge (DC) Reduction Efforts to Date 

Municipality Residential DC Reduction Incentives Intro. Date 
Vaughan • Revised DC rates to the rates in effect on September 21, 2018 ($50,193), until November 19, 2029, thereby

representing a 47% reduction.
Sept. 2024 

York Region • Deferral of Development Charges.
• A first-time homebuyers’ DCs equivalent rebate for new homes up to $1.5 million, pending new, dedicated

funding from provincial and federal governments to fully offset costs.
• Revised redevelopment credits treatment to encourage prompt demolition of derelict buildings.
• Other policies, including:

o Increasing flexibility for developers providing upfront financing for infrastructure.
o Modernizing security requirements to accept Pay on Demand Surety Bonds for DC Deferral

Agreements and Prepaid DC Credit Agreements.
o Supporting farming with a new deferral or exemption contingent on local municipal matching for a new

residential dwelling unit for farm workers on agricultural lands.

July 2025 

Mississauga • Reduce by 50% (or by 100% for 3-BD family units in purpose built rental apartments) for shovel-ready projects
that pull permits before November 13, 2026.

• Defer and collect City residential DCs at occupancy.

Jan. 2025 

Brampton • Tiered reductions ranging from 50% to 100% based on unit size, with greater reductions for larger family-sized
units and mixed-use projects.

Sept. 2025 

Peel Region • DC deferrals and grants-in-lieu of DCs for eligible new residential developments across Peel, effective July 10,
2025, to November 13, 2026:

o DC Deferral – Collection of regional and GO Transit DCs will be deferred, without interest, for eligible
residential development to the date of issuance of the first occupancy permit for each building or
structure for which DCs are payable.

o DC Grant – The total regional and GO Transit DCs payable by an applicant in respect of an eligible
residential development, net of any credits, exemptions, or legislated reductions applied, will be
reduced by a grant-in-lieu of DCs in an amount equal to 50% of the DCs otherwise payable, to be
funded by the Region in accordance with the program framework.

• If a financial agreement is not reached with the province by October 17, 2025, the
development charge reduction will automatically terminate. Regional Council will re-evaluate
the development charge reduction offered with the option to extend with a simple majority vote.

June 2025 

Hamilton • Reduce by 20% over a two-year pilot period from September 1, 2025, to August 31, 2027:
o Non-profit housing = 100% reduction.
o Rental housing: 3+ Bedrooms = 25%; 2 Bedrooms = 20%; All other: 15%.
o Other exemptions made as per the City DC By-law.

Aug. 2025 

Appendix A to FIN-41-25
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Appendix B: P2P Dashboard Residential Unit Data 

Estimate Single and Semi-
Detached

Mutiples Apartments Total

High 644 191 5,122 5,957

Low 604 133 2,622 3,359

Estimated Residential Units Receiving Building Permits Within Two Years

Dwelling Type

Appendix B to FIN-41-25
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 Single Detached Home
(per unit) 

Current 20% Reduction Revised DC

City 21,672$          4,334$  17,338$               
Halton Region 54,285$          -$  54,285$               
Halton Schoolboards 11,385$          -$  11,385$               

87,343$          4,334$  83,008$               
% Change -4.96%

 2BR+ Apartment
(per unit) 

Current 20% Reduction Revised DC

City 11,547$          2,309$  9,238$                 
Halton Region 26,509$          -$  26,509$               
Halton Schoolboards 11,385$          -$  11,385$               

49,441$          2,309$  47,132$               
% Change -4.67%

 Non-Res - Retail
(per m2) 

Current 20% Reduction Revised DC

City 147.99$          29.60$  118.39$               
Halton Region 672.27$          -$  672.27$               
Halton Schoolboards 31.76$            -$  31.76$                 

852.02$          29.60$  822.42$               
% Change -3.47%

 Non-Res - Non- Retail
(per m2) 

Current 20% Reduction Revised DC

City 147.99$          29.60$  118.39$               
Halton Region 166.01$          -$  166.01$               
Halton Schoolboards 31.76$            -$  31.76$                 

345.76$          29.60$  316.16$               
% Change -8.56%

Appendix C: Development Charge Unit Rates with Reduction

Notes: Assumes within Region's Built Boundary

Appendix C to FIN-41-25
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 Single and Semi-Detached 
Family Dwellings

2025 Taxes  Per Unit 
(avg CVA $690,000)

DC  Per unit    
(June 1, 2025)

DC Per Unit with 20% 
City DC reduction 

DC Per Unit Discount

City $3,443.91 $21,672.00 $17,337.60 $4,334
Region $2,204.36 $54,285.34 $54,285.34

School Boards $1,055.70 $11,385.43 $11,385.43
Total $6,703.97 $87,342.77 $83,008.37

Townhouse Multiple 3
2025 Taxes Per Unit 
(avg CVA $480,000) 

DC Per unit    
(June 1, 2025) 

3BR+

DC Per Unit with 20% 
City DC reduction 

DC Per Unit Discount

City $2,395.76 $17,193.00 $13,754.40 $3,439
Region $1,533.47 $44,002.00 $44,002.00

School Boards $734.40 $11,385.43 $11,385.43
Total $4,663.63 $72,580.43 $69,141.83

Apartment 
2025 Taxes  Per Unit 
(avg CVA $370,000)

DC  Per unit    
(June 1, 2025)  

2BR+

DC Per Unit with 20% 
City DC reduction 

DC Per Unit Discount

City $1,846.73 $11,547.00 $9,237.60 $2,309
Region $1,182.05 $26,509.00 $26,509.00

School Boards $566.10 $11,385.43 $11,385.43
Total $3,594.88 $49,441.43 $47,132.03

Appendix D: Property Tax and Development Charges

Notes: Assumes within Region's Built Boundary

Appendix D to FIN-41-25
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