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TOWN OF PLYMPTON-WYOMING 

2026 DEVELOPMENT CHARGES BACKGROUND STUDY 

1.0 Introduction 
The Town of Plympton-Wyoming is considering establishing, by By-law, development 

charges to pay for capital costs required due to increased needs for services arising 

from development. The By-law may establish development charges against residential 

and non-residential development activities in the Town during the period of 2026-2036. 

This By-law would be passed under the statutory authority of the Development Charges 

Act, 1997 (DCA) as amended and its accompanying Regulations. This by-law would 

replace the current Development Charge By-law (By-law 98 of 2021). 

Section 10 of the DCA requires that a development charge background study be 

completed and specifies the contents of the study. Ontario Regulation 82/98, Section 8, 

as amended (O.Reg. 82/98) further defines the content of the study.  This Development 

Charges Background Study (Background Study) has been prepared in order to provide 

Council with sufficient information to make a decision on the amount of any 

development charge to adopt. This report includes the following major components:  

• An outline of the framework for conducting the study; 

• An overview of the local growth forecasts for residential and non-residential 

activities; 

• A summary of growth-related projects and services; 

• A synopsis of the methodology applied to establish a development charge; 

• The calculations associated with establishing development charges for each 

applicable service category; 

• The total of the estimated capital costs for each service that will incurred during 

the term of the proposed development charge by-law.  

• Asset management information for assets funded by the development charges; 

• Presentation of the proposed development charge schedule; and 

• Details on the process to implement a Development Charges By-law.  

 

http://www.bmross.net/
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2.0 Background 
The Town currently administers a wide variety of public services and maintains an 

extensive inventory of facilities, infrastructure, equipment, and land. Several major 

infrastructure projects have been initiated in recent years, or are being planned for 

implementation in the foreseeable future. Given the capital investment associated with 

the provision of these projects and other municipal activities, Council has expressed an 

interest in considering a new development charge by-law to recover applicable costs 

from new development activities.  

B. M. Ross and Associates Limited (BMROSS) was engaged to conduct a Development 

Charges Background Study to consider the adoption of development charges applicable 

to new construction activities within the Town. Section 10 of the DCA specifies that the 

Background Study must include the following components: 

• Forecasts for the anticipated amount, type and location of development for which 

development charges can be applied; 

• An estimate of the increased level of service required to accommodate growth 

(for each service incorporated into the development charge); 

• The methodology employed to determine the allocation of the benefits to existing 

and future development;  

• Forecasts of the average service levels for certain services over the 15-year 

period immediately preceding the preparation of the Background Study. The 

assessment of previous service levels must consider both the quality and 

quantity of service provided; 

• Assessment of long-term capital and operating costs for infrastructure required 

for each applicable service;  

• Consideration of the use of more than one development charge by-law to reflect 

different service areas; and 

• An evaluation of life cycle costs and financial sustainability over the lifetime of the 

asset. 

3.0 Current Practice 
3.1 Development Charge By-law 98 of 2021 
The Town of Plympton-Wyoming has an existing development charge by-law in place. 

The current development charge by-law (By-law 98 of 2021). This By-law was enacted 

in September 2021 to collect development charges on residential and non-residential 

within the Town. Currently, as set out in By-law 98 of 2021, there is a single 

development charge service area that includes the entire Town.  

The charges established under the current By-law are as follows: 
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Table 3.1 Current Residential Development Charges from By-law 98 of 2021 

Service Category Single Detached & 
Semi-Detached (per 

unit) 

Multi-Units & 
Townhouses (per 

unit) 

Apartments 
(per unit) 

Fire Services $918 $648 $575 
Parks and 
Recreation 

$657 $464 $411 

Public Works: 
Buildings and Fleet 

$1,390 $981 $870 

Administration – 
Studies 

$340 $240 $213 

Roads and Related $7,576 $5,349 $4,742 
Total (per unit) $10,881 $7,682 $6,811 

 

Table 3.2 Current Non-Residential Development Charges from By-law 98 of 2021 

Service Category Non-Residential Charge (per sq. m) 

Fire Services $0.16 
Parks and Recreation $0.00 
Public Works: Buildings and Fleet $0.24  
Administration – Studies $0.06 
Roads and Related $1.22 
Total (per sq. m) $1.67 

 

In the period between 2019 and the end of 2024, a total of $4,372,675 was collected in 

development charges. Table 3.3 summarize the deposits and expenditures from the 

development charge accounts between 2019 and 2024. In that time, a total of 

$1,178,853 was withdrawn. Money withdrawn from the reserve accounts was applied to 

projects previously identified in development charge background studies. The balance 

of the reserve accounts at the end of 2024 was $4,187,620. 
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Table 3.3 Development Charge Reserve Account Balances (in Dollars), 2019 to 2024 

Year Category Public 
Works Blgs 

& Fleet 

Fire 
Protection 

Recreation Admin.  Library Roads & 
Related 

Total 

2019 Residential DCs 
Collected 

37,872 34,429 30,554 18,158 0 309,508 430,521 

2019 Non-Residential DCs 
Collected 

1,035 934 0 492 0 7,585 10,047 

2019 Withdrawal 0 0 0 -14,653 0 0 -14,653 

2019 Balance 143,030 113,052 91,987 29,641 33,332 100,5670 1,416,713 

2020 Residential DCs 
Collected 

59,091 53,645 47,611 28,552 0 482,735 671,635 

2020 Non-Residential DCs 
Collected 

1,579 1,426 0 751 0 11,575 15,331 

2020 Withdrawal 0 0 0 0 0 0 0 

2020 Balance 203,700 168,123 139,598 58,944 33,332 1,499,980 2,103,678 

2021 Residential DCs 
Collected 

96,947 80,342 67,787 39,447 0 707,699 992,222 

2021 Non-Residential DCs 
Collected 

2,351 1,595 0 588 
 

12,259 16,793 

2021 Withdrawal 0 -252,000 0 0 0 -227200 -479,200 

2021 Balance 302,999 -1,939 207,385 98,979 33,332 1,992,738 2,633,494 

2022 Residential DCs 
Collected 

85,939 56,758 40,623 21,021 0 468,419 672,760 

2022 Non-Residential DCs 
Collected 

1,146 778 
 

287 
 

5,976 8,187 

2022 Withdrawal -145,000 -40,000 0 0 0 -200,000 -385,000 

2022 Balance 245,084 15,596 248,008 120,287 33,332 2,267,133 2,929,441 

2023 Residential DCs 
Collected 

97,152 64,162 45,920 23,764 0 529,513 760,511 

2023 Non-Residential DCs 
Collected 

2,628 1,782 
 

657 
 

13,702 18,769 

2023 Withdrawal 0 -20,000 0 0 0 0 -20,000 
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Year Category Public 
Works Blgs 

& Fleet 

Fire 
Protection 

Recreation Admin.  Library Roads & 
Related 

Total 

2023 Balance 344,864 61,541 293,928 144,708 33,332 2,810,348 3,688,720 

2023 Overpayment 3,000 
     

3,691,720 

2024 Residential DCs 
Collected 

96,364 63,642 45,547 23,571 0 525,217 754,341 

2024 Non-Residential DCs 
Collected 

3,018 2,048 
 

755 
 

15,738 21,559 

2024 Withdrawal -250,000 -20,000 -10,000 0 0 0 -280,000 

2024 Balance 194,245 107,230 329,476 169,033 33,332 3,351,303 4,184,620 

2024 Overpayment 3,000 
     

4,187,620 
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3.2 Water and Wastewater Capital Projects 
Historically, the Town has not collected for water and wastewater capital projects 

through development charges. The current practice is to collect for water and 

wastewater capital projects through frontage assessments. Given the absence of water 

and wastewater development charges, the Town has only had municipal-wide 

development charges and no area specific development charges. The benefits of this 

approach are simpler accounting and more immediate recouping of project costs. Under 

a development charge approach the portion of the project attributed to future growth 

would not be collected until development occurs, and it could take many years to fully 

collect for the project based on the rate of development.  

4.0 Approach 
The purpose of this study is to conform to the requirements of the DCA and to support 

an amount that can be collected as a development charge. The approach to conducting 

the review is as follows: 

• Review with municipal staff and Council; the development charge process and 

what projects are anticipated to benefit future growth over the next 10 years. 

• Review historical and future growth in the Town. Staff provided information on 

buildings/development activity; 

• Municipal staff and consulting engineers provided updated capital works 

forecasts and potential projects; 

• BMROSS analyzed and evaluated the proposed works to service new 

development, with respect to: 

o Applicability under the DCA; 

o Benefit to existing development; 

o Allocation between different types of development;  

o Level of service in the community; 

o Potential impact of long-term capital and operating costs for the proposed 

works; and 

o Service areas of the proposed works. 

The following represent the final components of the development charges process: 

• Provide Council with an interim presentation to identify proposed services that 

could be collected for in a development charge; 

• Council determines a development charge amount they intend to collect by  

By-law; 

• Establish, by Council resolution, a development charge schedule which the  

Town intends to collect; 

• Prepare a draft Development Charges By-law prescribing the proposed 

development charges schedule; 
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• Arrange a public meeting to present details on the study process and the 

proposed development charges schedule. The meeting is a requirement of the 

DCA. A minimum 20-day notice period must be provided prior to the meeting; 

• Acknowledge and attempt to address concerns raised during the statutory public 

meeting, and document input received through consultation; 

• Finalize the implementing By-law following consideration of comments received 

via consultation; 

• Obtain, by Council resolution, approval of the proposed Development Charges 

By-law; and 

• Circulate the Notice of Passage for the Development Charges By-law. The By-

law will immediately come into effect. The By-law may be appealed to the Ontario 

Land Tribunal (OLT) in the 40-day period following the passage of the By-law.  

5.0 Population and Growth Forecast 
5.1 General 
Forecasts have been prepared to project population and household growth for the Town 

over a 20-year planning period. The growth forecasts are based on recent forecasts 

completed for Lambton County as part of the Official Plan review process. The forecasts 

are considered reasonable projections of growth and development within the Town. The 

background research and analyses of population and growth is included in Appendix A.  

5.2 Current Population and Household Trends 
The most recent population count for the Town of Plympton-Wyoming is the 2021 

Census. In 2021, the population of Plympton-Wyoming was 8,308 residents, an 

increase of 513 persons from the 2016 count and 732 persons from the 2011 Census 

(Table 5.1). The population of the community of Wyoming was also counted through the 

Census. The population of Wyoming has fluctuated between 2,080 and 2,361 persons 

over the past 15 years. In recent years, growth in Plympton-Wyoming has been 

primarily in the lakeshore area of the Town.  

The 5-year average annual growth rate for Plympton-Wyoming is 1.3%. For 

comparison, the 5-year annual growth rate for the Province of Ontario was 1.1%. This 

suggests that the population has grown more rapidly in the last 5 years compared 

average trend over the past 20 years.  
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Table 5.1 Plympton-Wyoming Population Counts, 2001-2021 

Year Wyoming Plympton-Wyoming  

2001 2,200 7,359 

2006 2,080 7,506 

2011 2,248 7,576 

2016 2,361 7,795 

2021 2,348 8,308 

5-year change -13 (-0.6%) 513 (6.6%) 

10-year change 100 (4.5%) 732 (9.7%) 

20-year change 148 (6.7%) 949 (12.9%) 

5-year average annual growth rate (%) -0.1 1.3 

10-year average annual growth rate (%) 0.4 0.9 

20-year average annual growth rate (%) 0.3 0.6 

 

The increase in population over the past 5 years is attributed to an increase in the 

number of new homes built in the Town. This trend was observed throughout many 

small rural municipalities during the pandemic.  

The number of private dwellings in Plympton-Wyoming as counted through previous 

censuses are summarized in Table 5.2. The number of private dwellings in the Town 

has increased over the last 20 years, with approximately 527 additional dwellings over 

that time. Over the last 20 years, average annual growth rate for the number of 

dwellings as counted through the Census has remained relatively steady at 0.8%. 

Following the trend observed in population, much of the increase in the number of 

private dwellings in Plympton-Wyoming is located in the lakeshore area of the Town.  

Table 5.2 Census Total Private Dwelling Counts, Plympton-Wyoming 2001-2021 

Year Wyoming Plympton-Wyoming  

2001 836 2,986 

2006 827 3,066 

2011 914 3,148 

2016 968 3,416 

2021 971 3,513 

5-year change 3 97 

10-year change 57 365 

20-year change 135 527 

5-year average annual growth rate (%) 0.1 0.6 

10-year average annual growth rate (%) 0.6 1.1 

20-year average annual growth rate (%) 0.8 0.8 

 

To gain a better understanding of residential development occurring in Plympton-

Wyoming, building permit data for new residential dwellings was assessed. Table 5.3 
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summarizes the number of new residential building units in the Town between 2016 and 

2025.   

Table 5.3 New Residential Units, 2016-2025 

Year Single & 
Semi-

detached 
Units 

Multi-units & 
Townhouses 

Apartments Total 

2016 32 0 0 32 

2017 47 0 0 47 

2018 63 0 0 63 

2019 39 15 0 54 

2020 72 0 0 72 

2021 116 0 0 116 

2022 56 2 0 58 

2023 32 10 0 42 

2024 54 1 1 56 

2025 31 0 0 31 

5-year total 289 13 1 303 

10-year total 542 28 1 571 

5-year average 57.8 2.6 0.2 60.6 

10-year average 54.2 2.8 0.1 57.1 

 

Over the past 10 years, 571 permits have been issued for new residential development. 

The majority of these units (95%) were single detached or semi-detached units. There 

were 28 permits for multi-unit or townhouse units over that period. Only a single permit 

has been issued for an apartment unit.  

5.3 Population and Households Forecast 

5.3.1 Forecast Methodology 
For the purposes of this study, recent growth forecasts developed by metroeconomics 

in 2025 were utilized. These forecasts were developed for the municipalities in the 

Lambton County as part of the County’s Official Plan Review process. These forecasts 

included population and residential growth for Plympton-Wyoming. Following a review of 

the projections and input from staff, the forecasts were considered suitable for the use 

for the purposes of calculating development charges. These forecasts were utilized as 

they are believed to be reasonable projections of growth, given available development 

trends, regional socio-economic trends and local needs for housing.  

The forecast incorporated the following methodological components: 

• The population and unit growth projections from metroeconomics base forecasts 

for Plympton-Wyoming were applied over the 10-year and 20-year study periods.  
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• The metroeconomic forecasts are based on the Ontario Ministry of Finance 

population projections for the Lambton County census division.  

• For each municipality within Lambton County, the projected population, 

dwellings, and employment by place of work was forecasted on a 5 year basis.  

5.4 Residential and Population Forecasts 
A residential and population growth forecast was developed for Plympton-Wyoming 

based upon the previously discussed methodology. Table 5.4 shows the population 

forecasts. Table 5.5 contains the forecasted number of additional dwelling units over the 

same period.   

Table 5.4: Residential Population Forecast 2026-2051 

Year Plympton-Wyoming Population 

2026 9,813 

2031 10,067 

2036 10,377 

2041 10,850 

2046 11,501 

2051 12,320 

10-year change 564 

20-year change 1,688 

 

Table 5.5: Residential Dwelling Forecast 2024-2044 

Year Plympton-Wyoming Dwellings 

2026 3,622 

2031 3,772 

2036 3,912 

2041 4,082 

2046 4,335 

2051 4,600 

10-year change 290 

20-year change 713 

 

5.5 Non-Residential Development Forecast 
The forecast for non-residential development is based on the employment forecasts by 

macroeconomics for the County of Lambton. The forecasts estimate the number of 

additional employees in 5-year intervals to 2051 for each municipality in the County of 

Lambton. The number of additional employees were proportioned to industrial, 

commercial and institutional growth based on business information for Plympton-

Wyoming from the Sarnia Lambton Economic Partnership. To determine the amount of 

additional non-residential space associated with the additional employees the following 

values were utilized: 
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• Industrial 1,500 sqft. per employee 

• Commercial 500 sqft. per employee 

• Institutional 670 sqft. per employee 

Table 5.6 and 5.7 summarize the expected non-residential growth over the next 10 and 

20 years. It is expected that non-residential development will continue given the 

availability of undeveloped land designated for non-residential growth within Plympton-

Wyoming.  

Table 5.6 - 10 Year Forecasted Non-Residential Growth (m2) 

Non-Residential 
Type 

Additional 
Employees 

Additional Space 
(sqft) 

Commercial 26 13,000 

Industrial  12 18,000 

Institutional 6 4,020 

Total 44 35,020 

 

Table 5.7- 20 Year Forecasted Non-Residential Growth (m2) 

Non-Residential 
Type 

Additional 
Employees 

Additional Space 
(sqft) 

Commercial 109 54,500 

Industrial  50 25,000 

Institutional 26 13,000 

Total 185 92,500 

6.0 Review of Growth-Related Capital Costs 
6.1 General Considerations 
Projects and services that are anticipated to be required as a result of growth 

throughout Plympton-Wyoming were reviewed and evaluated. The following factors and 

evaluation steps were considered during this process: 

• Identification of municipal services required to permit occupancy for new 

development (e.g., water, wastewater, parks and recreation, public work facilities, 

roads, etc.). 

• A review of the projects/services contained in the 2021 Development Charge 

Background Report.  

• A review of projects/services contained in any completed studies or master 

plans. 

• A review of new projects/services that were proposed to be collected for through 

development charges, as identified by staff, because they will be required as a 

result of growth.  
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• Assessment of the applicability of services and projects under the DCA, taking 

the following factors into consideration: 

o Eligible Services: Development charges can only be applied to each of the 

following services to recover the growth-related capital costs for facility 

construction and improvement, land acquisition and improvement, 

equipment and furnishings: 

▪ Water and wastewater services. 

▪ Stormwater infrastructure. 

▪ Services related to a highway (as defined in subsection 1(1) of the 

Municipal Act, 2001). 

▪ Electrical power services. 

▪ Policing services. 

▪ Ambulance services. 

▪ Waste diversion services. 

▪ Fire protection services. 

▪ Library services. 

▪ Long term care services. 

▪ Parks and recreation services. 

▪ Childcare and early year programs and services. 

▪ Services related to By-law enforcement and municipally 

administered courts.  

▪ Emergency preparedness services. 

▪ Transit services. 

▪ Development charge background studies and studies related to the 

above matters. 

• Identification of completed projects and services which benefit future 

development and included allocations specifically for growth (i.e., additional 

capacity). 

• An assessment of the historical level of service, based on the past 15 years.  

• Identification of proposed projects and services which will provide benefit to 

further development within the next ten years; and 

• Assessment of the probable capital costs which will be incurred for those projects 

or services determined to be DCA-eligible.  

6.2 Review of Projects & Services 
The evaluation process included a review of growth-related projects that were included 

in the 2021 Development Charges Background Report. The projects were reviewed in 

terms of their status, costs, whether any grants or subsidies were received, and 

continued applicability. The review is summarized in Table 6.1.  



 

Town of Plympton-Wyoming – 2026 Development Charges Background Study 

B. M. Ross and Associates Limited 13 

Table 6.1 Summary of Review of 2021 Development Charge Projects 

Service Category Project Summary of Review 

Fire Pumper Truck • Pumper truck purchased. Remove from 
development charges 

Fire Firefighter 
Outfitting 

• As population growth continues to occur, 
additional firefighters will be required to maintain 
current service levels.  

• Continue to collect for firefighter outfitting. 

• Update costs to reflect current prices. 

Parks and 
Recreation 

Splashpad • Adjust cost to reflect current cost estimates.  

• Continue to collect.  

Parks and 
Recreation 

Parks and 
Recreation 
Master Plan 

• It is anticipated the Master Plan will be updated 
in the next 10 years.  

• Collect for next iteration of the Master Plan.  

Parks and 
Recreation 

Blue Point 
and Sunset 
Park 
Improvements 

• Continue to collect for planned Sunset Park 
improvements. 

• Combine with Errol Village Park Improvements 
as ‘Lakeshore Area Park Improvements’ 

Parks and 
Recreation 

Errol Village 
Park 
Improvements 

• Continue to collect for planned Errol Village 
Park improvements. 

Parks and 
Recreation 

Washroom 
Improvements 

• Continued to collect for planned washroom 
improvements.  

Public Works Fleet 
and Facilities 

Facility 
Improvements 

• Continue to collect for planned public works 
facility.  

• Cost estimate revised to $6,000,000. 

Public Works Fleet 
and Facilities 

New Single 
Axle 
Plow/Dump 
Truck 

• Equipment purchased. 

• Remove from development charges. 

Public Works Fleet 
and Facilities 

Upgrade 
Maintenance 
Equipment 

• Continue to collect for upgraded maintenance 
equipment.  

Public Works Fleet 
and Facilities 

Waste 
Transfer and 
Composting 
Facility Study 

• Continue to collect for planned waste transfer 
and composting facility study. 

Administration Development 
Charge Study 

• Adjust to reflect current cost estimates. 

• Continue to collect. 

Administration Official Plan 
Review 

• Adjust cost to reflect current cost estimates.  

• Continue to collect. 
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Service Category Project Summary of Review 

Administration Operations 
and Workflow 
Software 
Platform 

• No longer eligible for collection.  

• Remove from development charges.  

Administration  Strategic Plan • Adjust cost to reflect current cost estimates.  

• Continue to collect. 

Administration  Zoning By-law 
Update 

• Adjust cost to reflect current cost estimates.  

• Continue to collect. 

Roads and Related Fleming Rd. 
Rear to 
Queen 

• Adjust cost to reflect current cost estimates. 

• Continue to collect. 

Roads and Related Queen St. 
Fleming to 
Lakeshore 

• Update road section to Windcliff to Lakeshore 

• Adjust cost to reflect revised cost estimates. 

• Continue to collect.  

Roads and Related Boonie Doone 
Road 
Improvements 

• Adjust cost to reflect revised cost estimates.  

• Continue to collect. 

Roads and Related Egremont Rd 
Fleming to Oil 
Heritage 

• Adjust cost to reflect revised cost estimates. 

• Continue to collect. 

Roads and Related O’Brien Rd 
Lakeshore to 
Egremont 

• Adjust cost to reflect revised cost estimates.  

• Continue to collect. 

Roads and Related Douglas Line 
Oil Heritage to 
Hillsboro 

• Removed from project list following staff 
direction.  

• Funds collected will be put towards other 
projects within the ‘Roads and Related’ 
category. 

Roads and Related Confederation 
Line 
Broadway to 
Ketter 

• Adjust cost to reflect revised cost estimates.  

• Continue to collect. 

Roads and Related London Line 
Main to 
Confederation 

• Removed from project list following staff 
direction.  

• Funds collected will be put towards other 
projects within the ‘Roads and Related’ 
category. 

Roads and Related Sidewalk 
Development 

• Adjust cost to reflect revised cost estimates.  

• Continue to collect. 

Roads and Related Roads Needs 
Update 

• Road Need Study updated on a regular 
frequency.  

• Collect for next iteration of study.  
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Service Category Project Summary of Review 

Roads and Related Transportation 
Master Plan 

• Transportation Master Plan updated on a 
regular frequency.  

• Continue to collect. 

 

Additional services that are anticipated to be required as a result of growth in the Town  

were reviewed and evaluated as part of the study. Table 6.2 provides a summary of 

service categories/projects that are proposed to be included in addition to the projects 

identified for continued collection in Table 6.1. The calculations to determine the 

development charges for all the projects are included in Appendix B.  

Table 6.2 Projects for Inclusion in Development Charges 

Service 
Category  

Project Description 

Fire Extriction Tools  • Vehicle extriction tools are required for Wyoming 
and Camlachie locations, as identified in the Fire 
Master Plan. 

• Will benefit both existing and future 
development.  

• Estimated cost: $90,000 for each location.  

Fire Tanker – 
Wyoming 

• An additional tanker is required for the Wyoming 
location as identified in the Fire Master Plan.  

• Will benefit both existing and future 
development.  

• Estimated cost: $1,000,000 

Fire Pick-up Truck • An additional pick up truck is required as 
identified in the Fire Master Plan  

• Will benefit both existing and future 
development.  

• Estimated cost is: $80,000 

Fire Heavy Rescue • Heavy rescue equipment is required as identified 
in the Fire Master Plan.  

• Will benefit both existing and future 
development. 

• Estimated cost is: $1,000,000.  

Fire  Camlachie Fire 
Station Build 

• The Fire Master Plan identified the current 
station as dated and at capacity. A renovation or 
new fire station will be required in the future.  

• Will benefit both existing and future 
development.  

• Estimated cost is $6,500,000.  
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Service 
Category  

Project Description 

Parks and 
Recreation 

New 
Community 
Park – 
Wyoming 

• A new community park was recommended in the 
Parks and Recreation Master Plan to house ball 
diamonds, soccer fields and washrooms in 
Wyoming.  

• Will benefit both existing and future 
development.  

• Estimated cost is $2,000,000. 

Parks and 
Recreation 

Multi-purpose 
courts – 
Lakeshore 
Areas 

• New multi-purposes courts were identified as a 
need in Parks and Recreation Master Plan.  

• Will benefit both existing and future 
development.  

• Estimated cost is $200,000. 

Parks and 
Recreation 

Trail 
Development 

• The Parks and Recreation Master Plan 
recommended additional municipal trails for the 
local trail system.  

• Will benefit both existing and future 
development.  

• Estimated cost is: $1,920,000 based on an 
additional 9.6 km of trail at $200,000/km.  

Land 
Purchase 

Wyoming Fire 
Station 
Property 
Purchase 

• Additional parking is required at the Wyoming 
Fire Station. It is proposed that land is acquired 
adjacent to the fire station to accommodate the 
need for additional parking.  

• Will benefit both existing and future 
development.  

• Estimated cost is $100,000. 

Water Wyoming – 
Ketter Way to 
Isabella Street 
Watermain 
Loop 

• Additional watermain is required to provide 
sufficient water pressure to new and existing 
development areas in Wyoming.  

• Will benefit both existing and future 
development. 

• Will result in area specific charge for Wyoming. 

• Estimated cost is $800,000. 

Water Townsend Line 
Watermain 
Plympton 
Water System 

• Additional watermain is required to provide 
sufficient water pressure for undeveloped lots.  

• Will benefit both existing and future.  

• Will result in area specific charge for benefiting 
area.  

• Estimated cost is $1,050,000. 
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Service 
Category  

Project Description 

Wastewater Plympton 
Wastewater 
Treatment 
Plant Capacity 
Needs 

• The Wastewater Master Plan identified the need 
for additional capacity at the Plympton 
Wastewater Treatment Plant.  

• The capacity upgrades will support a service 
population of 9,218. 

• Estimated cost of upgrades is $3,366,000. 

Wastewater Plympton 
Wastewater – 
New Pumping 
Station 4, 
Forcemain and 
Upgrades at 
Pumping 
Station 2 

• The Wastewater Master Plan identified the need 
for a new Pumping Station 4, and upgrades to 
the forcemain and capacity of Pumping Station 
2.  

• The capacity upgrades will support a service 
population of 9,218. 

• Estimated cost of the upgrades is $6,076,000. 

Wastewater  Plympton 
Wastewater  - 
New Regional 
Pumping 
Station and 
Equalization 
Tank 

• The Wastewater Master Plan identified the need 
for a new regional pumping station and 
equalization tank.  

• The capacity upgrades will support a service 
population of 9,218.  

• Estimated cost of the pumping station and tank 
is $3,237,000. 

Wastewater Wyoming – 
WWTP 
Capacity Needs 

• The Wastewater Master Plan identified that 
additional capacity is needed at the Wyoming 
WWTP.  

• The capacity upgrades will support a service 
population of 5,898.  

• Estimated cost is $2,860,000. 

Wastewater Wyoming – 
Influent 
Pumping 
Station 
Upgrades 

• The Wastewater Master Plan identified a need 
for upgrades to the influent pumping station in 
Wyoming to meet the projected future service 
needs.  

• The upgrades will support a service population 
of 5,898. 

• The estimated cost is $250,000. 
 

6.3 Service Areas 
The Development Charges Act requires that if a project benefits only a specific or 

defined area, that development charges are only collected from the area that benefits. 

Through this Background Study, it has been identified that there are four service areas 

for the purposes of collecting development charges: 

• Municipal-wide 

• Wyoming 
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• Plympton-Lakeshore 

• Hillsboro 

The following table summarizes the projects collected for in each of the service areas.  

Table 6.3 Development Charge Projects and Applicable Service Areas 

Service Area Category Project 

Municipal-wide Fire Firefighter Equipment (SCBA, equipment, pagers, 
radios) 

Municipal-wide Fire Extriction Tools - Wyoming 

Municipal-wide Fire Tanker - Wyoming 

Municipal-wide Fire Pickup Truck 

Municipal-wide Fire Extriction Tools - Camlachie 

Municipal-wide Fire Heavy Rescue - Camlachie 

Municipal-wide Fire Fire Station Build - Camlachie 

Municipal-wide Parks & Recreation New Park Wyoming - ball diamonds, soccer fields, 
washroom 

Municipal-wide Parks & Recreation Multi-purpose courts – Lakeshore Areas 

Municipal-wide Parks & Recreation Trails 

Municipal-wide Parks & Recreation Splashpad 

Municipal-wide Parks & Recreation Parks & Recreation Master Plan 

Municipal-wide Parks & Recreation Lakeshore Areas Park Improvements 

Municipal-wide Parks & Recreation Washroom Improvements 

Municipal-wide Public Works Facility Improvements 

Municipal-wide Public Works Upgrade Maintenance Equipment 

Municipal-wide Public Works Waste Transfer and Composting Facility Study 

Municipal-wide Land Purchase Wyoming Fire Station - property purchase 

Municipal-wide Administration DC Study 

Municipal-wide Administration DC Study 

Municipal-wide Administration OP Review 

Municipal-wide Administration Strategic Plan x2 

Municipal-wide Administration Zoning By-law Update 

Municipal-wide Roads Fleming - Rear to Queen 

Municipal-wide Roads Queen - Windcliff to Lakeshore 

Municipal-wide Roads Boonie Doone Road Improvements 

Municipal-wide Roads Egremont Rd - Mandaumin to Fleming 

Municipal-wide Roads O'Brien - Lakeshore to Egremont 

Municipal-wide Roads Sidewalk Development 

Municipal-wide Roads Road Needs Study Update 

Municipal-wide Roads Transportation Master Plan 

Municipal-wide Roads Confederation - Broadway to Ketter 

Wyoming Water Watermain Loop - Ketter Way to Isabella Street 
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Service Area Category Project 

Hillsboro Water Townsend Line Watermain Loop 

Plympton-
Lakeshore 

Wastewater WWTP Capacity Needs 

Plympton-
Lakeshore 

Wastewater New PS4, Forcemain and PS2 Pumps 

Plympton-
Lakeshore 

Wastewater New Regional SPS and Equalization Tank 

Wyoming Wastewater WWTP Capacity Needs 

Wyoming Wastewater Influent PS Upgrades 

 

For clarity, the municipal-wide services apply to all properties within the Town of 

Plympton-Wyoming. If Council provides direction to include water and wastewater 

development charges, there will be area specific development charges. The following 

summarizes the area specific development charges.  

The Wyoming charges, in addition to the municipal-wide charges, will apply to 

properties within the urban settlement area of Wyoming or those serviced by the 

Wyoming water or wastewater systems. The Plympton-Lakeshore charges, in addition 

to the municipal-wide charges, will apply to areas of Plympton serviced by the Plympton 

water system. The Hillsboro development charges, in addition to the municipal-wide 

charges and Plympton-Lakeshore charges, will apply to area identified as Hillsboro.  

The service areas are mapped in Figures 6.1, 6.2 and 6.3. 

6.4 Asset Management 
Amendments to the Development Charges Act in 2015 and Ontario Regulation 82/98 

require that development charge background studies include an asset management 

plan. This plan must include all assets with capital costs funded by development 

charges and demonstrate that assets are financially sustainable over their full life cycle.  

The Town of Plympton-Wyoming last updated their asset management plan in 2025. 

The intent of the AMP is to serve as a strategic, tactical, and financial document to allow 

the Town to follow sound asset management practices while optimizing available 

resources and achieving a desired level of service. The AMP included consideration of 

the following asset categories: road network, bridges and culverts, water, wastewater, 

stormwater, buildings and facilities, parks and recreation, and fleet assets.    

It is expected that as these projects are built or bought, they will be incorporated into 

future updates of the AMP. Given the estimated life cycle of the assets (based on the 

lifetime estimates), the replacement costs were estimated assuming 2% annual inflation 

over the lifetime of the asset. The analysis of life cycle costs for development charge 

projects only includes new or additional assets, it does not include studies or projects 

involving upgrades to existing assets. It is assumed that the life-cycle costs of existing 

assets are included and accounted for in the 2025 AMP. 
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Figure 6.1 Wyoming Development Charge Service Area 
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Figure 6.2 Plympton-Lakeshore Development Charge Service Area (north) and Hillsboro Development Charge 
Service Area 
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Figure 6.3 Plympton-Lakeshore Development Charge Service Area (south) 
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The proposed assets, not included in the 2025 AMP, total an additional $24,434,760 in 

capital costs. These assets will require an additional annual contribution of $804,152 

per year in life-cycle funding over their lifespans, assuming a 3.5% annual interest rate. 

This amount does not factor in potential grants or other contributions.  

The additional life cycle costs should be considered in terms of the project growth. Over 

the next 10 years, an additional 290 households are forecasted. These additional 

dwellings will increase the assessment base and provide additional revenue in users 

fees to offset the additional capital costs. Given this, and the Town’s continued efforts 

towards establishing long-term funding strategies, the projects included in the 

development charges are considered financially sustainable over their life cycles. 

7.0 Calculation of the Development Charge 
7.1 Methodology 
The DCA and O. Reg. 82/98 prescribe the methodology which must be applied to 

calculate the growth-related capital costs for those projects and services being 

considered for inclusion into the development charge (i.e., DCA-recoverable capital 

costs). The following outlines the methodology used to calculate possible development 

charges for each service category: 

Preliminary Capital Cost Assessment 

• Establish the total estimated capital costs for those projects or services with 

growth related components which will be implemented within ten years (i.e., 

gross growth-related capital costs). Exclude costs for local services installed or 

paid for by land developers as a condition of approval under Section 51 of the 

Planning Act (subdivision of land); 

• Define the benefiting area for the proposed works and estimate the total capacity 

of the growth-related project or service. Exclude the proportion of the service that 

can be met by the excess capacity of existing facilities, unless Council has 

indicated, at the time the excess capacity was created, that it would be paid for 

by new development; 

• Reduce the net growth-related capital costs of the project or service by the value 

of any anticipated grants or subsidies. 

Service Level and Benefit Adjustments 

• Review the service description to determine if the proposed works exceed the 

average level of service (service standard) in the Town over the previous 15-year 

period. The determination of average service level must take into account the 

quantity of service (i.e., number or size) and the quality of service (i.e., value or 

cost). Reduce the net cost of the works by any anticipated increase in the service 

standard. See Appendix C for the 15-year level of service calculations. 

• Reduce the net capital cost by the amount the increase in service would benefit 

existing development. 
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• Allocate the net capital costs for project or service between residential and non-

residential development (i.e., industrial, institutional, commercial activities), 

based upon anticipated benefit. 

Development Charge Calculation  

• Calculate the development charge for each service based upon the estimated 

amount of future growth it will facilitate during the applicable planning period; 

• Determine the residential development charge for various types of dwellings 

based upon the expected occupancy characteristics.  Establish area-specific 

charges for localized projects and services, as required. 

• Establish the non-residential development charge based upon a building 

standard (i.e., cost per square foot of development). Establish area-specific 

charges for localized projects and services, as required. 

7.2 Assumptions Used in the Development Charge Calculation 
7.2.1 Spatial Applicability of Capital Costs 
The projects included in the following service categories that benefit development on a 

municipal-wide basis: Fire, Parks and Recreation, Public Works, Land Purchases, 

Roads and Related, and Administration. Should Council decide to impose water and 

wastewater development charges, the projects in the Sewage and Water categories 

have specific benefiting areas as summarized in Table 6.3. The potential service areas 

for development charges are: 

• Municipal-wide 

• Wyoming 

• Plympton-Lakeshore 

• Hillsboro 

7.2.2 Allocation of Costs Between Growth and Existing Development 
Where a proposed service provides a benefit to existing development, the capital costs 

must be reduced by the amount of the benefit.  Where applicable, for purposes of 

allocating project costs between future growth and existing development, design 

capacities have been converted to single person equivalents. This permits a cost per 

person value to be calculated, which applies equally to both existing development and 

predicted growth. For other projects, where capacity is not defined, the allocation is 

based on the assumed proportion of benefit to existing and future development. For 

each project, the rationale for the allocation between existing and future development is 

further explained in Appendix B.  
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7.2.3 Allocation of Costs Between Residential and Non-Residential Development 
For the purposes of this study, a series of ratios were established to calculate the 

relative benefit of projects and services to residential and non-residential activities.  The 

ratios were established based upon the proportion of residential and non-residential 

growth forecasted. Table 7.1 shows the percentage of residential and non-residential 

development in the Town. 

Table 7.1 Ratio of Residential and Non-Residential Development in Plympton-
Wyoming 

Category Plympton-Wyoming 

Residential 93% 

Non-Residential 7% 

 

7.2.4 Occupancy Considerations 
The average occupancy rate in Plympton-Wyoming, based on the population and 

number of dwellings as reported in the Census is 2.62 persons per dwelling unit. 

Different types of residential development contain different numbers of occupants.  On a 

per unit basis, the smaller the average occupancy, the less demand is generally placed 

on services. For purposes of this report, the occupancies defined in Table 7.2 are 

assumed for various housing types. These are based on average occupancies per the 

last Census. 

Table 7.2 Residential Occupancies for Various Dwelling Types 

Residential Unit Type Persons Per 
Unit 

Percentage of Single-
Family Unit Charge 

Single Family Residential, including 
semi-detached 

2.63 100% 

Multi-units 2.0 76% 

Apartments  1.36 52% 

 

7.3 Water and Wastewater Development Charges 
In the review of development charge projects, several water and wastewater projects 

benefiting future development were identified. Currently, the projects have been 

included in the development charges, resulting in area specific charges. The capital 

costs for these projects will be paid for upfront by the Town and recouped as new 

residential and non-residential development occurs. The rate of collection for these 

projects is entirely dependent on the rate at which development occurs, meaning full 

repayment could take many years.  

If Council decided not to include the water and wastewater projects in the development 

charges, it would eliminate the area-specific development charges. Development 

charges in Wyoming would be reduced by $2,420 per single detached home, by $3,380 

per single detached home in the Plympton-Lakeshore service area, and $12,903 per 
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single detached home in the Hillsboro service area. The $7,303,100 in capital costs 

attributed to future development for water and wastewater projects in the development 

charges would need to be collected utilizing alternative means.  

It should be noted that under the DCA, the Town is not permitted to collect from future 

development for any capital project included in the development charges through 

alternative means (e.g. frontage fee or capital charge) if a development charge for the 

project is in place. Capital costs from future development may be collected utilizing 

development charges or alternatives means, not a combination of the two.  

7.4 Calculated Development Charge 
Appendix B provides information on each service category and service component, as 

well as the key considerations for the calculation of development charges.  Based upon 

the calculations presented in Appendix B, development charge schedules have been 

prepared for residential and non-residential activities.  Table 7.3 and 7.4 provide a 

summary of the development charge calculations for Plympton-Wyoming based on the 

calculations outlined in Appendix B for the service areas.  

It is recommended that development charges schedules, selected by Council using this 

Report as a guide, be collected by By-law in Plympton-Wyoming for the period 2026-

2036. 
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Table 7.3 Calculated Development Charges, Plympton-Wyoming, Per Capita 

Service Area and Service Category Residential Development 
Charge  

(per capita) 

Non-Residential Development 
Charge 

 (per sqft.) 

Municipal-Wide   

Administration $19 $0.02 

Fire $839 $1.03 

Parks & Recreation $1,619 $0.00 

Public Works $1,230 $1.49 

Roads $5,401 $6.55 

Land Acquisition $41 $0.05 

Municipal-Wide Total $9,149 $9.13 

Wyoming   

Wastewater $493 $3.05 

Water $427 $0.39 

Wyoming Total (including Municipal Wide) $10,069 $12.57 

Plympton-Lakeshore   

Wastewater $1,285 $10.14 

Plympton-Lakeshore Total (including Municipal Wide) $10,434 $19.27 

Hillsboro   

Water $3,621 $1.02 

Hillsboro Total (including Municipal-Wide and Plympton-
Wastewater) 

$14,055 $20.29 
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Table 7.4 Calculated Development Charges, Plympton-Wyoming, Per Unit 

Service Area and Service Category Single & Semi 
Detached Unit (per 

unit) 

Multi Unit 
(per unit) 

Apartment 
and Special 

Care/Special 
Dwelling 
Unit (per 

unit) 

Non-
Residential  

(per sqft) 

Municipal-Wide Administration  50.00   38.00   26.00  0.02 

Municipal-Wide Fire  2,207.00   1,678.00   1,141.00  1.02 

Municipal-Wide Parks & Recreation  4,258.00   3,238.00   2,202.00  0.00 

Municipal-Wide Public Works  3,235.00   2,460.00   1,673.00  1.49 

Municipal-Wide Roads  14,205.00   10,802.00   7,345.00  6.55 

Municipal-Wide Land Acquisition   108.00   82.00   56.00   0.05  

Municipal Wide Total  24,063.00   18,298.00   12,443.00   9.13  

          

Wyoming Water 1,123.00  854.00   581.00  0.39  

Wyoming Wastewater 1,297.00  986.00   670.00  3.05  

Wyoming Total (including Municipal Wide)  26,483.00   20,138.00   13,694.00   12.57  

     

Plympton-Lakeshore Wastewater 3,380.00  2,570.00   1,748.00  10.14  

Plympton-Lakeshore Total (including Municipal Wide)  27,443.00   20,868.00   14,191.00   19.27  

          

Hillsboro Water 9,523.00  7,242.00  4,925.00  1.02  

Hillsboro Total (including Municipal-Wide and Plympton-
Wastewater) 

 36,966.00   28,110.00   19,116.00   20.29  
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7.5 Development Charge Capital Program Summary 
Table 7.5 summarizes the net project costs, amount attributable to existing development 

and amount potentially recoverable through development charges. The total costs 

associated with the projects identified in the development charge capital program are 

$53,974,760. A significant proportion of the costs amounting to $34,366,800 are 

attributed to existing development and will need to be funded from rates, reserves and 

capital budgets.  

The capital costs attributable to future development is $19,607,960 with $12,783,902 

collectable over the next 10 years. The majority of these costs are attributed to future 

residential development ($11,952,941), with $830,961 attributed to non-residential 

development. The amount collected over the next 10 years will depend on the rate and 

type of development that occurs. The total collected may also be impacted by any 

reductions in development charges as a result of phasing in of development charges, 

exemptions and discounts.   

For projects included in the development charges $2,672,774 is attributed benefits 

beyond the next 10 years and is expected to be collected post 2036.  
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Table 7.5 Development Charge Capital Program Summary 

Service Category Net Cost Amount 
Attributable 
to Existing  

Total 
Recoverable 
through 
Development 
Charges 

Post 2036 
Amount 
to Collect 

Amount 
Recoverable 
2026-2036 

Development 
Charges 
Attributable 
Residential 

Development 
Charges 
Attributable 
to Non-
Residential 

Fire  8,817,760   6,278,000   2,539,760   
1,922,774  

 509,756   474,073   35,683  

Public Works  6,320,000   4,630,000   1,690,000   750,000   745,756   693,553   52,203  

Water*  2,300,000   1,592,400   707,600   -     707,600   658,068   49,532  

Admin  288,000   107,500   180,500   -     11,467   10,664   803  

Parks & 
Recreation 

 4,870,000   3,627,500   1,242,500   -     913,025   913,025   -    

Land Purchase  100,000   75,000   25,000   -     25,000   23,250   1,750  

Roads  15,490,000   8,862,900   6,627,100    3,275,798   3,046,492   229,306  

Wastewater*  15,789,000   9,193,500   6,595,500   -     6,595,500   6,133,815   461,685  

Grand Total  53,974,760   34,366,800   19,607,960  2,672,774   12,783,902   11,952,941   830,961  

 

*Note –Capacity expected to be allocated on first come-first serve basis, so amount collected through 

development charges over the next 10 years will be based on how much actual development occurs.  
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7.6 Comparison of 2021 and Calculated 2026 Development Charges 
For comparison purposes, the 2021 development charges are provided with the 

calculated 2026 development charges in Table 7.6 and 7.7. It should be noted that the 

2021 development charges are based on the projects, and the cost estimates of the 

time, that were included in development charge capital program. The 2026 development 

charges include additional projects and updated costs.   

Table 7.6 Comparison of 2021 and 2026 Calculated Residential Development 
Charges 

Service Area and Service Category 2021 Charge 

(Single 

Detached Unit) 

2026 Calculated 

Charge (Single 

Detached Unit) 

Municipal-Wide Administration 340  50  

Municipal-Wide Fire 918  2,207  

Municipal-Wide Parks & Recreation 657  4,258  

Municipal-Wide Public Works 1,390  3,235  

Municipal-Wide Roads 7,576  14,205  

Municipal-Wide Land Acquisition  0  108  

Municipal Wide Total 10,881  24,063  

     

Wyoming Water N/A 1,123  

Wyoming Wastewater N/A 1,297  

Wyoming Total (including Municipal Wide) N/A  26,483  

   

Plympton-Lakeshore Wastewater N/A 3,380  

Plympton-Lakeshore Total (including Municipal 

Wide) 

N/A  27,443  

     

Hillsboro Water N/A 9,523  

Hillsboro Total (including Municipal-Wide and 

Plympton-Wastewater) 

N/A  36,966  
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Table 7.7 Comparison of 2021 and 2026 Calculated Non-Residential Development 
Charges 

Service Area and Service Category 2021 Charge (per 

sqft) 

2026 Calculated 

Charge (per sqft) 

Municipal-Wide Administration 0.01 0.02 

Municipal-Wide Fire 0.01 1.02 

Municipal-Wide Parks & Recreation 0.00 0.00 

Municipal-Wide Public Works 0.02 1.49 

Municipal-Wide Roads 0.11 6.55 

Municipal-Wide Land Acquisition  0.00 0.05 

Municipal Wide Total 0.16 9.13 

     

Wyoming Water N/A 0.39 

Wyoming Wastewater N/A 3.05 

Wyoming Total (including Municipal 

Wide) 

N/A 12.57 

   

Plympton-Lakeshore Wastewater N/A 10.14 

Plympton-Lakeshore Total (including 

Municipal Wide) 

N/A 19.27 

    

Hillsboro Water N/A 1.02 

Hillsboro Total (including Municipal-

Wide and Plympton-Wastewater) 

N/A 20.29 

 

8.0 Implementation 
8.1 General Considerations 
As discussed, a Development Charges By-law must be adopted to implement a 

development charges schedule and the associated collection policies.  Section 5(1)(9) 

of the DCA prescribes that the Town of Plympton-Wyoming must establish rules within 
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the implementing By-law to set out how development charges will be applied at the local 

level. A draft by-law is included as Appendix E to this report.  

This section of the report outlines certain components of the DCA which will need to be 

considered during the preparation of the Development Charges By-law. The 

components of the DCA noted below are in effect as of the date of this report. The 

Province may subsequently amend the DCA and as such, the most current version of 

the DCA should always be reviewed.  

8.2 Recent DCA Amendments 
The Province has amended the DCA numerous times since the last iteration of the 

Background Report. This section summarizes the amendments made to the DCA and 

regulation 82/98 since 2022. For clarity, amendments that were later reversed are not 

included.  

Amendments in 2022 

• Removal of housing as an eligible category for DC collection.  

• Addition of discounts for rental housing units, as follows: 

o 25% for 3 or more bedrooms 

o 20% for 2 bedrooms  

o 15% for 1 bedroom and bachelor units.  

• Addition of the exemption for third residential units in new and existing homes or 

ancillary buildings.  

• Addition of exemptions for affordable, attainable residential units, non-profit 

housing and inclusionary zoning residential units.  

• Addition of the requirement to spend or allocate at least 60% of reserve funds for 

water, wastewater and road services.  

• Extension of the historical service levels from 10 years to 15 years.  

• By-laws will expire after 10 years instead of 5 years.  

Amendments in 2024 

• Changes to the by-law amendment process if the only action is to repeal the by-

law expiry date or amend the by-law to expire at a later date.  

• Changes to allow municipalities to post notices related to DCs on their website if 

there is no local newspaper.  

• Change to the development freeze period for developments requiring a site plan 

or zoning by-law amendment from 2 years to 18 months.  

Amendments in 2025 

• Added the exemption for long-term care developments.  

• Changes to the by-law amendment process if the only action is to repeal an 

indexing clause or decrease the DCs.  
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• For development subject to the development charge freeze, the DC is based on 

the lower charge of either the date of the site plan or zoning by-law amendment 

application or building permit issuance.  

• Removed the ability to charge interest on annual DC instalments for rental 

housing or institutional developments.  

• Changes to the regulation to merge water and wastewater services for the 

purposes of DC credits.  

• Deferral of payment of DCs from building permit issuance to occupancy permit 

issuance for residential development.  

• Future regulations may define local services for infrastructure.  

• The addition of ‘land acquisition’ as a DC project class.  

• Requirement to submit DC background studies to the Minister of Municipal 

Affairs and Housing upon request.  

• Requirement to establish a local service policy as part of the DC Background 

Study and provide a copy of the local service policy to the Minster.  

• Background studies must include a description of the methodology for 

determining the allocation between existing and future development.  

• Requirement to spend or allocate 60% of the monies in the DC reserves.  

• Treasurer Statements for development charges must be given to Council on or 

before June 30 and sent to the Minister no later than July 15. The statements 

must also include: 

o Amount of money from each reserve spent during the year. 

o Amount and source of any other money spent on the project during the 

year. 

o Amount from each reserve expected to be spent under an agreement 

entered by the municipality but has not been spent as of the end of the 

year.  

o Amount of debt accrued by the municipality for a project as of the end of 

the year.  

o Identify where in the DC background study the project’s capital costs were 

estimated.  

 

8.3 Applicable Development 
Section 2(2) of the DCA prescribes that development charges can be collected against 

development activities requiring one or more of the following: 

• Issuance of a building permit;  

• Condominium Act approval; 

• Certain Planning Act approvals (i.e., minor variances, re-zonings, consents, 

severances, plans of subdivision).  
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8.4 Exemptions 
Development charges cannot be applied to the following development activities per the 

DCA: 

• Enlarge an existing dwelling unit; 

• Create second or third dwelling units in new single detached, semi-detached or 

rowhouse, including structures ancillary to dwellings; 

• Create second or third dwelling units in existing single detached, semi-detached 

or rowhouse, including structures ancillary to dwellings; 

• In an existing rental residential building (with four or more units), the greater of 

one residential unit or 1% of the existing residential units; 

• Increase the gross floor area of an industrial development by less than 50%; 

• Non-profit housing developments; 

• Affordable units required as part of an inclusionary zoning by-law;  

• Affordable and attainable residential units.  

• Buildings or structures owned by and used for the purposes of any municipality, 

local board or Board of Education; 

• Any university that receives direct, regular and ongoing operating funding by the 

Government of Ontario.  

However, Council is also permitted to include provisions in the By-law which exempt 

other types of development from development charges.  In this respect, many local 

municipalities commonly exempt places of worship, temporary uses, and farm buildings 

from the development charges within their by-law.  

8.4.1 Affordable and Attainable Housing 
Under the DCA, affordable rental and owned housing is exempt from development 

charges. To qualify for the exemption, rented affordable residential units must meet the 

following criteria: 

• The rent is no greater than the lesser of: 

o The income-based affordable rent as set out in the Affordable Residential 

Units bulletin and 

o The average market rent as set out in the Affordable Residential Units.  

• The tenant is dealing at arm’s length with the landlord.  

For affordable owned units (i.e. not rentals), to qualify for the exemption, the units must 

meet the following criteria: 

• The price of the unit is no greater than the lesser of: 

o The income-based affordable purchase price as set out in the Affordable 

Residential Units bulletin and 

o 90% of the average purchase price as set out in the Affordable Residential 

Units bulletin.  

• The unit is sold to a person who is dealing at arm’s length with the seller.  
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For affordable units that are exempt from development charges, the Town will enter into 

an agreement to ensure the unit remains affordable for 25 years.  

The DCA defines attainable units as: 

• Not an affordable unit. 

• Not intended to be used a rented residential premises.  

• A unit developed as part of a prescribed development or class of developments.  

• The residential unit is sold to a person at arm’s length with the seller.  

Municipalities will be required to enter into agreements to ensure attainable units remain 

attainable for 25 years. Presently, the exemption for attainable units is not in effect.  

The following are the affordability values for Plympton-Wyoming as specified in the 

Affordable Residential Units bullet (as of June 1, 2025). These are the values that must 

be met to qualify for the development charge exemption: 

Rental Units (monthly rent): 

• Bachelor unit - $975 

• 1 bedroom unit - $1,198 

• 2 bedroom unit - $1,481 

• 3+ bedroom unit - $1,728 

Purchase Prices  

• Detached home - $462,100 

• Semi-detached home - $351,000 

• Row/townhouse - $342,000 

• Condominium apartment - $432,000 

Please note, these values are to be updated annual by the Province. 

8.5 Charge Ceilings 
Development charges to be collected against new development must not exceed the 

values defined in Table 7.3 of this study.  Council can establish Development Charges 

Schedules in the By-law which prescribe charges which are less than those calculated 

in the aforementioned tables for the entire Town, specific areas of the Tonw or specific 

categories of development. 

8.6 Phasing-in 
Municipalities may phase-in development charges over a number of years. Any 

amounts not collected as a result of phasing may not be recovered through additional 

charges on later development charges. 

8.7 Inflation Adjustments  
The DCA permits development charges to be adjusted to inflation, on an annual basis, 

using the index specified in O. Reg 82/98.  This measure is commonly employed by 



 

Town of Plympton-Wyoming – 2026 Development Charges Background Study 

B. M. Ross and Associates Limited 37 

local municipalities to ensure that the fees collected reflect the real cost of the projects 

and services. 

8.8 Front-Ending Agreements 
The Development Charges By-law may contain policies which permit the Town to enter 

into front-ending agreements with land developers for infrastructure activities specified 

in the By-law (e.g., watermain installation, road extensions).  Front-ending agreements 

allow developers to finance all, or a portion of, the capital costs of a project in order to 

permit the work to proceed in advance of a municipal capital works schedule.  The 

agreement is required to stipulate, at a minimum, the nature and cost of the work, a 

cost-sharing program, a collection system and the specific benefiting area.   

Under front-ending agreements, the Town typically assumes the following general 

responsibilities:  

• Collecting development charges from subsequent development activities in the 

defined service area; 

• Reimbursing the other parties in the agreement for a share of the development 

charge (corresponding to the work completed).   

Front-ending agreements are subject to public review.  Affected property owners may 

appeal the terms of an agreement to the Ontario Land Tribunal. 

8.9 Credits  
The Development Charges By-law may contain provisions which allow the Town to 

permit works specified in the By-law to be carried out by an individual in exchange for 

credit towards the applicable development charge. The amount of the credit established 

must reflect the reasonable cost for the doing the work, as agreed upon by the involved 

parties and cannot exceed the average level of service. The credit provided by the 

Town can only be applied to the service category, or categories, which are directly 

related to the work undertaken. For the purposes of credits, water, wastewater and 

services related to a highway are considered one service.  

8.10 Discounts 
Under Section 26.2(1.1) of the DCA, development charges for rental housing 

developments, as defined in the DCA, must be reduced by the following amounts: 

• The development charge for a rented residential premises with three or more 

bedrooms will be reduced by 25%. 

• The development charge for a rented residential premises with two bedrooms will 

be reduced by 20%. 

The development charge for a rented residential premises not described above will be 

reduced by 15%.  
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8.11 Timing of Development Charge Determination and Payment 
Development charges are generally determined at the time the first building permit is 

issued, unless otherwise specified by the DCA.  

For rental and institutional developments, development charges are payable in six equal 

instalments starting on the date of occupancy and annually after that.  

For developments requiring a site plan or zoning by-law amendment where the building 

permit is issued within 18 months of approval of the site plan or zoning by-law 

amendment, the development charge is based on the lower of: the charge in effect the 

site plan or zoning bylaw amendment application was submitted (as a complete 

application), including interest, and the development charge at the time the building 

permit is issued. 

If the building permit is issued beyond 18 months from the date of approval of the site 

plan or zoning by-law amendment, the development charge is the rate based on the 

date of the building permit issued.  

Development charges for residential development, other than rental housing) are 

payable at the earlier of: the issuance of an occupancy permit or the day the building is 

first occupied.  

Council may enter into an agreement with any developer to pay development charges 

earlier or later than required under the DCA.  

8.12 Redevelopment Credits 
The by-law provides reductions or credits for land redeveloped, provided the structure 

was occupied within the 5 years before the issuance of a building permit for 

redevelopment. Where a building is demolished, the by-law provides for a credit if the 

demolition permit was issued within 5 years of the issuance of a building permit for 

redevelopment.  

8.13 Duration of By-law 
Development charge By-laws expire 10 years after the day they come into force. A 

municipality may pass a new or additional By-law prior to the expiry of the existing By-

law.  

8.14 Reserve Funds 
Starting in 2025, and subsequently on an annual basis, municipalities are required to 

spend or allocated at least 60% of the monies in development charge reserve accounts 

for water, wastewater and services related to highway.  

8.15 Local Service Policy 
Under the DCA, the Town is required to adopt a local service policy for services 

included in development charges. The local service policy is required to identify the 

works or classes of works that are considered a local service. The local service policy is 

included in Appendix D.  
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9.0 SUMMARY 

This report presents the results of a Development Charges Background Study for the 

Town of Plympton-Wyoming.  Council is considering a new Development Charges By-

law for the Town and the study is required under the Development Charges Act, 1997.  

The study incorporated the primary key activities: 

• Review of historic growth in Plympton-Wyoming and extrapolation of growth and 

development forecasts for that study area; 

• Review and evaluation of capital works projects that would be required to service 

the predicted growth; 

• Calculation of a recommended Development Charge Amount for the proposed 

projects and services in accordance with the DCA. 

It is our opinion that the Development Charge Amounts set out in Table 7.3 of the report 

are in compliance with the provisions of the DCA and O. Reg. 82/98.  However, the 

charge that is used in the implementing By-law will be set by Council after due 

consideration. 

10.0 FUTURE ACTION 

The following represent the final activities required to adopt a Development Charges 

program: 

• Council reviews the Background Study. Following due consideration and any 

required revisions, Council accepts this draft report and by resolution, agrees that 

the intent of the Town is to implement the growth-related capital works itemized 

in Appendix B; 

• The Background Study is made available for public review 60 days prior to the 

passing of the By-law; 

• Council considers a Development Charge Amount to establish, and specific 

implementation policies to be incorporated into the implementing By-law; 

• A draft By-law is prepared in accordance with the recommendations of Council; 

• The statutory public meeting is held with a minimum 20-day notice period.  The 

Background Study and the draft By-law will be made available for public review 

during the notice period; 

• Council must pass the implementing By-law within one year of the completion of 

Background Study.  A 40-day review period must be provided after the passage 

of the By-law. Any individual or organization may appeal the provisions of the 

Development Charges By-law to the Ontario Land Tribunal during the review 

period. 
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All of which is respectfully submitted. 

      B. M. ROSS AND ASSOCIATES LIMITED 

 

 

      Per _____________________________ 

Lisa J. Courtney M.Sc., RPP, MCIP  

Senior Planner 
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1.0 INTRODUCTION 

1.1 General 

Section 5(1) of the Development Charges Act, S.O. 1997 (DCA) stipulates that for the 

purposes of calculating a development charge, “the anticipated amount, type and 

location of development, for which development charges can be imposed, must be 

estimated”. The following discussion summarizes the process undertaken to develop a 

growth and development forecast for the Town of Plympton-Wyoming.  

Development forecasts have been prepared in conjunction with the Development 

Charges Background Study to project a population for Plympton-Wyoming over 10-year 

(2026-2036) and 20-year (2026-2046) periods. The growth projections were established 

following an assessment of general growth and development trends in the Town as 

identified from statistical data, recent population projections and other background 

research. The forecasts extrapolated from this analysis are considered to be realistic 

predictions of population and household growth in Plympton-Wyoming. An estimate of 

non-residential development has been prepared based on forecasted additional 

employees.  

The growth projections established in this study provide a basis for determining the level 

of service required to accommodate future development activities. In this regard, the 

growth forecasts provide a framework to estimate (1) the capital expenditures needed to 

finance additional service and (2) an appropriate development charge to recover growth 

related capital costs.  

1.2 Background 

A series of reports were reviewed to gather background information on population 

growth and general development trends in the study area. The following are among the 

key sources of information consulted during this review: 

• Statistics Canada Census of Canada data for the period 2001-2021 (data is 

collected in 5-year intervals). 

• Building permit records compiled by the Town for the period 2016-2025 for 

residential development. The records detail the type of development (i.e. single 

family detached, multi-unit or apartments). Building permit data for non-

residential development was provided by the Town for the period 2019-2025. The 

data included the value and additional space in square feet.  

• 2025 Lambton County Projections by Municipality by metroeconomics. The 

projections include population, dwelling and employment forecasts for each 

municipality in the County of Lambton.  

• Municipal staff 

• Current development projects and proposals as provided by staff. 



 

Town of Plympton-Wyoming Development Charges Background Study Appendix A 
B. M. Ross and Associates Limited  3 

2.0 BACKGROUND POPULATION & DEVELOPMENT INFORMATION 

2.1 Residential Growth Trends 

2.1.1 Population 

The most recent population count for the Town of Plympton-Wyoming is the 2021 

Census. In 2021, the population of Plympton-Wyoming was 8,308 residents, an 

increase of 513 persons from the 2016 count and 732 persons from the 2011 Census 

(Table 2.1). The population of the community of Wyoming was also counted through the 

Census. The population of Wyoming has fluctuated between 2,080 and 2,361 persons 

over the past 15 years. In recent years, growth in Plympton-Wyoming has been 

primarily in the lakeshore area of the municipality.  

The 5-year average annual growth rate for Plympton-Wyoming is 1.3%. For 

comparison, the 5-year annual growth rate for the Province of Ontario was 1.1%. This 

suggests that the population has grown more rapidly in the last 5 years compared 

average trend over the past 20 years.  

Table 2.1 Plympton-Wyoming Population Counts, 2001-2021 

Year Wyoming Plympton-Wyoming  

2001 2,200 7,359 

2006 2,080 7,506 

2011 2,248 7,576 

2016 2,361 7,795 

2021 2,348 8,308 

5-year change -13 (-0.6%) 513 (6.6%) 

10-year change 100 (4.5%) 732 (9.7%) 

20-year change 148 (6.7%) 949 (12.9%) 

5-year average annual growth rate (%) -0.1 1.3 

10-year average annual growth rate (%) 0.4 0.9 

20-year average annual growth rate (%) 0.3 0.6 

 

The increase in population over the past 5 years is attributed to an increase in the 

number of new homes built in the Town. This trend was observed throughout many 

small rural municipalities during the pandemic.  

The average age in Plympton-Wyoming, as of the 2021 census, is 43 years old. This is 

slightly younger than the provincial average of 41.8 years. Those aged 65 and over 

account for 22% of the population of Plympton-Wyoming, whereas children, or those 

aged 14 or less, make up approximately 17.7% of the population.  

2.1.2 Residential Development 

The number of private dwellings in Plympton-Wyoming as counted through previous 

censuses are summarized in Table 2.2. The number of private dwellings in the Town 

has increased over the last 20 years, with approximately 527 additional dwellings over 
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that time. Over the last 20 years, average annual growth rate for the number of 

dwellings as counted through the Census has remained relatively steady at 0.8%. 

Following the trend observed in population, much of the increase in the number of 

private dwellings in Plympton-Wyoming is located in the lakeshore area of the Town.  

Table 2.2 Census Total Private Dwelling Counts, Plympton-Wyoming 2001-2021 

Year Wyoming Plympton-Wyoming  

2001 836 2,986 

2006 827 3,066 

2011 914 3,148 

2016 968 3,416 

2021 971 3,513 

5-year change 3 97 

10-year change 57 365 

20-year change 135 527 

5-year average annual growth rate (%) 0.1 0.6 

10-year average annual growth rate (%) 0.6 1.1 

20-year average annual growth rate (%) 0.8 0.8 

 

To gain a better understanding of residential development occurring in Plympton-

Wyoming, building permit data for new residential dwellings was assessed. Table 2.3 

summarizes the number of new residential building units in the Town between 2016 and 

2025.   

Table 2.3 New Residential Units, 2016-2025 

Year Single & 
Semi-

detached 
Units 

Multi-units & 
Townhouses 

Apartments Total 

2016 32 0 0 32 

2017 47 0 0 47 

2018 63 0 0 63 

2019 39 15 0 54 

2020 72 0 0 72 

2021 116 0 0 116 

2022 56 2 0 58 

2023 32 10 0 42 

2024 54 1 1 56 

2025 31 0 0 31 

5-year total 289 13 1 303 

10-year total 542 28 1 571 

5-year average 57.8 2.6 0.2 60.6 
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10-year average 54.2 2.8 0.1 57.1 

 

Over the past 10 years, 571 permits have been issued for new residential development. 

The majority of these units (95%) were single detached or semi-detached units. There 

were 28 permits for multi-unit or townhouse units over that period. Only a single permit 

has been issued for an apartment unit.  

The number of residential building permits issued by geographic area over the past 5 

years are summarized in Table 2.4. The areas are the former townships and include 

both urban and rural areas. Approximately two-thirds of the residential building permits 

issued in the last five years were in the former Plympton Township. In the past three 

years, relatively few residential permits have been issued in the Wyoming portion of the 

Town.  

Table 2.4 Residential Permits by Area, 2021-2025 

Year Total Residential 
Permits – Plympton 

Total Residential 
Permits – Wyoming 

Total 

2021 63 53 116 

2022 29 29 58 

2023 42 0 42 

2024 47 9 56 

2025 22 9 31 

Total 203 100 303 

 

2.1.3 Occupancy 

For the purposes of this study, the average household density, or occupancy, is 

calculated from the permanent population and number of private dwellings. It is 

generally expressed as the average number of persons per household. The household 

density for the Town based on census data, is shown in Table 2.5. 

Table 2.5 Household Densities (Persons Per Unit) 

Year Persons Per Unit 

2006 2.8 

2011 2.7 

2016 2.6 

2021 2.6 

 

The average number of people per unit in the Town has fluctuated over the last 15 

years, from 2.8 persons per unit to 2.6 persons per unit. Overall, the decline in density is 

a common trend in Southwestern Ontario as a result of shifting demographics, with a 

greater number of seniors, fewer children per household, and an increase in the number 

of single-person households. This trend is expected to continue into the future. 
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2.1.4 Types of Residential Development 

Residential development in Plympton-Wyoming includes a variety of types of dwelling 

units, including single detached, semi-detached dwellings, and row homes. Table 2.5 

summarizes the number of single detached, multi and apartment units, population living 

the different unit types and average density as reported through the 2021 Census. 

Table 2.5 2021 Count of Residential Units by Type, Plympton-Wyoming 

Unit Type Population Number of Units Persons Per 
Unit (PPU) 

Single & Semi 
Detached 

7,815 2,975 2.63 

Multi 120 60 2.00 

Apartment 190 140 1.36 

 

2.1.5 Residential Developments  

The majority of residential development in Plympton-Wyoming occurs as Plans of 

Subdivision. Town staff provided information on approved and proposed residential 

developments. The number of potential units, currently proposed within Camlachie, the 

Lakeshore area and Wyoming are shown in Table 2.6. In total, there is the potential for 

942 additional residential units within the Town based on current development 

proposals. There are also additional serviced lands currently not subject to a 

development proposal that may be developed in the future. The majority of the 

proposed development units (87%) are single detached dwellings.  

Table 2.6 Potential and Approved Residential Developments 

Units Built Unbuilt Total 

Camlachie 49 150 199 

Lakeshore 134 645 779 

Wyoming 89 147 147 

Total 272 942 1,214 

 

2.2 Non-Residential Growth Trends 

2.2.1 Labour Force 

In Plympton-Wyoming, from information gathered as part of the 2021 Census, the 

number of persons employed is 3,775 or 57% of the population aged 15 and over. The 

unemployment rate is 7.5% which is similar to the provincial rate of 7.6% (as of May 

2026). Approximately 39% of the population reported not being in the labour force.  

Approximately 52% of those who worked, reported working full time. The remaining 

48% worked part time. The majority of employed residents in Plympton-Wyoming work 

in trades, transportation or equipment (23.1%); sales and services (19.5%); business, 
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finance and administration (12.2%); and occupations in education, law and social, 

community and government services (10.4%). 

The majority of person employed who reside in Plympton-Wyoming commute to a 

different municipality in Lambton County for work (77.4%). Approximately 16.7% of 

employed residents work within Plympton-Wyoming. This suggests that Plympton-

Wyoming is predominately a bedroom community for neighbouring municipalities.  

2.2.2 Non-Residential Development 

The number of building permits issued for non-residential development, including 

additions and new construction, in the Town over the last 7 years is summarized in 

Table 2.7. In the last seven years there have been 16 building permits issued for non-

residential buildings. The majority of non-residential permits have been issued for new 

institutional buildings and additions. The total commercial space added through new 

builds and additions over the last seven years is 34,396 sqft. The total new and 

additional institutional space is 5,857 sqft and 4,279 sqft of industrial space. This 

equates to an average of 2,456 sqft of commercial space, 837 sqft of institutional space 

and 611 sqft of industrial space per year.  

Table 2.6 Non-Residential Building Permits, Plympton-Wyoming 

Year Commercial Institutional Industrial 

2019 0 2 0 

2020 0 1 1 

2021 2 0 1 

2022 2 1 0 

2023 1 2 0 

2024 1 1 0 

2025 0 1 0 

Total 6 8 2 

Average 0.9 1.1 0.3 

 

2.3 Development Patterns in the Study Area 

A number of factors could influence growth trends in Plympton-Wyoming. Those of 

relevance to this study are the following: 

• It is expected that residential development will continue on undeveloped lands 

zoned for such through the site plan process and Plans of Subdivision.  

• At present, the Town does not contain the scale of manufacturing and service 

sector activities to draw a significant number of commuting workers to Plympton-

Wyoming. This is not expected to change over the forecast period.   

• Residents are expected to continue to be drawn to the community due to its 

proximity to other employment areas, proximity to the Lake Huron shoreline, and 

availability of housing.  
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• It is expected the majority of residential growth will occur as single detached 

units, given current approved and proposed developments.  

3.0 RESIDENTIAL GROWTH PROJECTIONS 

3.1 Forecast Methodology 

For the purposes of this study, recent growth forecasts developed by metroeconomics 

in 2025 were utilized. These forecasts were developed for the municipalities in the 

Lambton County as part of the County’s Official Plan Review process. These forecasts 

included population and residential growth for Plympton-Wyoming. Following a review of 

the projections and input from staff, the forecasts were considered suitable for the use 

for the purposes of calculating development charges. These forecasts were utilized as 

they are believed to be reasonable projections of growth, given available development 

trends, regional socio-economic trends and local needs for housing.  

The forecast incorporated the following methodological components: 

• The population and unit growth projections from metroeconomics base forecasts 

for Plympton-Wyoming were applied over the 10-year and 20-year study periods.  

• The metroeconomic forecasts are based on the Ontario Ministry of Finance 

population projections for the Lambton County census division.  

• For each municipality within Lambton County, the projected population, 

dwellings, and employment by place of work was forecasted on a 5 year basis.  

3.2 Residential and Population Forecasts 

A residential and population growth forecast was developed for Plympton-Wyoming 

based upon the previously discussed methodology. Table 3.1 shows the population 

forecasts. Table 3.2 contains the forecasted number of additional dwelling units over the 

same period.   

Table 3.1: Residential Population Forecast 2026-2051 

Year Plympton-Wyoming Population 

2026 9,813 

2031 10,067 

2036 10,377 

2041 10,850 

2046 11,501 

2051 12,320 

10-year change 564 

20-year change 1,688 

 

Table 3.2: Residential Dwelling Forecast 2024-2044 

Year Plympton-Wyoming Dwellings 

2026 3,622 
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Year Plympton-Wyoming Dwellings 

2031 3,772 

2036 3,912 

2041 4,082 

2046 4,335 

2051 4,600 

10-year change 290 

20-year change 713 

 

3.3 Forecast Assessment 

The following represents the key findings of the population and residential development 

forecasts for the Town of Plympton-Wyoming: 

• The majority of the population and dwelling growth is expected to continue to 

occur along the lakeshore, where the majority of the current proposed 

developments are.  

• The majority of the development is expected to occur as single detached units.  

• It is forecasted that there will be an additional 290 dwellings and 564 persons 

over the next 10 years.   

• It is expected that the future developments via the Plan of Subdivision process 

will support the continued growth within the Town.  

3.4 Conclusions 

The forecasts presented in Section 3.2 appear to be reasonable and appropriate 

forecasts for the Town of Plympton-Wyoming given historic growth rates and the factors 

previously discussed. In this regard, the forecast defined in Tables 3.1 and Table 3.2 

should be adopted as the basis for calculating the residential development charges for 

the Town.  

4.0 NON-RESIDENTIAL GROWTH FORECAST 

4.1 Forecast  

The forecast for non-residential development is based on the employment forecasts by 

macroeconomics for the County of Lambton. The forecasts estimate the number of 

additional employees in 5-year intervals to 2051 for each municipality in the County of 

Lambton. The number of additional employees were proportioned to industrial, 

commercial and institutional growth based on business information for Plympton-

Wyoming from the Sarnia Lambton Economic Partnership. To determine the amount of 

additional non-residential space associated with the additional employees the following 

values were utilized: 

• Industrial 1,500 sqft. per employee 

• Commercial 500 sqft. per employee 

• Institutional 670 sqft. per employee 
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Table 4.1 and 4.2 summarize the expected non-residential growth over the next 10 and 

20 years. It is expected that non-residential development will continue given the 

availability of undeveloped land designated for non-residential growth within Plympton-

Wyoming.  

Table 4.1 10 Year Forecasted Non-Residential Growth (m2) 

Non-Residential 
Type 

Additional 
Employees 

Additional Space 
(sqft) 

Commercial 26 13,000 

Industrial  12 18,000 

Institutional 6 4,020 

Total 44 35,020 

 

Table 4.2 20 Year Forecasted Non-Residential Growth (m2) 

Non-Residential 
Type 

Additional 
Employees 

Additional Space 
(sqft) 

Commercial 109 54,500 

Industrial  50 25,000 

Institutional 26 13,000 

Total 185 92,500 

 

 

5.0 RESIDENTIAL AND NON-RESIDENTIAL ALLOCATION 
The allocation between residential and non-residential development for the purposes of 

calculating development charges is determined based on the proportion of growth that 

is residential and non-residential over the next 10 years. The percentages of residential 

and non-residential development for the Town are summarized in Table 5.1.  

Table 5.1: Residential and Non-Residential Allocations 

Area Residential 
Allocation (%) 

Non-Residential 
Allocation (%) 

Plympton-Wyoming 93 7 

 

 



APPENDIX B 
ANALYSIS OF GROWTH-RELATED 

PROJECTS 
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Category: Fire Services 

Project Description: There are two fire departments within the Town of Plympton-Wyoming, 
operating out of Camlachie and Wyoming. The development-related capital program for fire 
services include: firefighter equipment, extriction tools, a tanker, additional pick-up truck, heavy 
rescue, and future fire station project (see Table B-1). Presently, there is approximately 
$107,230 in the fire services development charge reserve and this money has been allocated 
equally between all the identified projects.  

The benefit to the existing population for each project is outlined in Table B-1 with the rationales 
noted below.  

As development occurs, additional firefighters will be required to service the population. 
Additional firefighters will be added at the current level of standard which is 1 firefighter for every 
200 persons. Over the next 10 years, it is estimated an additional 3.04 firefighters will be 
required. The estimated cost of the required breathing equipment, gear, radios, pagers is 
$19,000 per new firefighter.  

The costs allocated to residential and non-residential growth are based on the forecasted 
proportion of residential and non-residential growth (93% residential, 7% non-residential).  

Analysis of Long-Term Capital and Operating Costs: The upgraded tanker will replace an 
existing tanker. The portion of the cost attributed to existing development will be paid through 
reserves. The new heavy rescue and pick up truck will have additional operational costs that will 
need to be incorporated into the yearly operating budget for the fire department. The additional 
gear and extriction tools are expected to have minimal impacts on the operating budget. The fire 
station at Camlachie will replace the existing station, and not expected to have significant 
operating costs beyond the existing station.  

Project Benefiting Area(s): Municipal-wide 

 

Costs: 

Total Costs  $ 8,817,760 

Deduct any grants or subsidies                0 

Subtotal $ 8,817,760 

 

Allocation of Costs 

This project will benefit the next 10 years of growth in Plympton-Wyoming. This project will 
benefit existing and future development.  

Benefit to Existing Development  $ 6,278,000 

Benefit to Future Development  $ 2,539,760 

Post Period Amount to Collect (Attributed beyond the next 10 years) $1,922,774 

Amount available in development charge reserves -$    107,230 

Amount recoverable through development charges this period $    509,756 

 

Development Charge Calculations 

Residential Allocation (per capita) 

$ 509,756 x 93% (based on residential assessment) $ 474,073 

Divided by 10-year future growth  564 persons 

Residential development charges (per capita) $ 839 
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Non-Residential Allocation (per square foot) 

$ 509,756 x 7% (based on non-residential assessment) $ 35,683 

Divided by 10-year future growth  35,020 sqft 

Non-residential development charges (per sqft.) $ 1.02 
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Table B-1 
Town of Plympton-Wyoming Development Charges Background Study – Fire Services Capital Projects 

Project Net Cost 
(minus grants/ 

subsidies) 

Attributable 
to Existing 

(%) 

Attributable 
to Future (%) 

Amount 
recoverable 
through DCs 

DC Reserves 
Available 

Post Period 
Amount to 

Collect 

Amount 
Recoverable 
this Period 

Fire Station Build 
- Camlachie 

 6,500,000  75 25  1,625,000.00  107,230.00  1,502,774.00   14,996.00  

Heavy Rescue - 
Camlachie 

 1,000,000  60 40  400,000.00    210,000.00   190,000.00  

Tanker - 
Wyoming 

 1,000,000  60 40  400,000.00    210,000.00   190,000.00  

Extriction Tools - 
Wyoming 

 90,000  95 5  4,500.00    -     4,500.00  

Extriction Tools - 
Camlachie 

 90,000  95 5  4,500.00    -     4,500.00  

Pickup Truck  80,000  40 60  48,000.00    -     48,000.00  

Firefighter 
Equipment  

 57,760   -    100  61,940.00    -     57,760.00  

Total 8,817,760   2,539,760 107,230.00 1,922,774 509,756 

 

 

Benefit to Existing Methodology 

• Fire Station Build – 75% attributed to existing as this will replace the existing station and increase its capacity.  

• Heavy Rescue – 60% attributed to existing as this is a new addition to the fleet that will benefit existing development and new 
growth.  

• Tanker – 60% attributed to existing as this is a new addition to the fleet that will benefit existing development and new growth.  

• Extriction Tools – 95% attributed to existing as these tools were identified in the Master Plan as currently needed.  

• Pickup Truck – 40% attributed to existing as an additional vehicle is required for additional department staff as the department 
increases with growth.  

• Firefighter Equipment – based on current level of service for future growth.  
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Category: Parks and Recreation 

Project Description: The Town currently provides parks and recreation services that include 
recreation equipment and facilities throughout the Municipality. The capital projects under the 
Parks and Recreation service category include recommendations from the Parks and 
Recreation Master Plan including: a new splashpad, additional trails, multipurpose courts, 
improvements to Lakeshore area parks, a new community sports field, a Parks and Recreation 
Master Plan update, and washroom improvements. The projects, costs and development 
charges are set out in Table B-2.  

The costs of these projects are allocated solely against new residential development.  

Analysis of Long-Term Capital and Operating Costs: The portions of the project costs 
attributable to the existing population will be paid through reserves, future grants, and rates. A 
number of these projects will see existing facilities improved, so there will be minimal impacts on 
long term operating costs. The addition of a new splashpad will have yearly operating and 
maintenance costs, however these costs will be funded through taxation and are expected to be 
offset through the increased tax revenue associated with new growth.   

Project Benefiting Area(s): Municipal-wide 

 

Costs: 

Total Costs  $  4,870,000 

Deduct any grants or subsidies $            0 

Subtotal $  4,870,000 

 

Allocation of Costs 

These projects benefit the next 10 years of growth in Plympton-Wyoming. The allocations of 
costs to existing and future development are shown in Table B-2.    

Benefit to Existing Development  $  3,627,500 

Benefit to Future Development  $  1,242,500 

Amount available in development charge reserves -$  329,475 

Amount recoverable through development charges $  913,025 

 

Development Charge Calculations 

Residential Allocation (per capita) 

Residential Allocation (100%) $  913,025 

Divided by 10-year future growth  564 persons 

Residential development charges (per capita) $ 1,619 

 

Non-Residential Allocation (per square foot) 

These services are not allocated to non-residential development.  
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Table B-2 
Town of Plympton-Wyoming Development Charges Background Study – Parks and Recreation Capital Forecast 

Project Net Cost 
(minus grants/ 

subsidies) 

Attributable 
to Existing 

(%) 

Attributable 
to Future (%) 

Amount 
recoverable 
through DCs 

DC Reserves 
Available 

Post Period 
Amount to 

Collect 

Amount 
Recoverable 
this Period 

New Sports Park 
Wyoming  

2,000,000 75 25  500,000.00   164,737.50  -  335,262.50  

Trails 1,920,000 75 25  480,000.00   164,737.50  -  315,262.50  

Multi-purpose 
courts – 

Lakeshore Areas 

200,000 75 25  50,000.00   -  50,000.00  

Splashpad 300,000 75  25   75,000.00    -     75,000.00  

Washroom 
Improvements 

200,000  75 25  50,000.00    -     50,000.00  

Parks & 
Recreation 
Master Plan 

50,000  25   75   37,500.00    -     37,500.00  

Lakeshore Areas 
Park 

Improvements 

200,000  75  25   55,000.00    -     55,000.00  

Total 4,870,000   1,242,500 329,475.00 1,922,774 913,025 

 

Benefit to Existing Methodology 

• The benefit to existing for the park and recreation projects is assessed at 75% as the projects are upgrades to existing facilities or 
facilities that existing residents will benefit from.  
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Category: Public Works Fleet and Facilities 

Project Description: This category of services includes equipment and facilities utilized by the 
Town’s Public Works Department. The capital projects included in this services category are 
summarized in Table B-3. A number of these projects are being carried forward from the 2021 
development charges, including: facility improvements, a waste transfer and composting facility 
study, and upgrades to maintenance equipment. The costs of this project are associated with 
completing the necessary environmental assessment and engineering studies for a waste 
transfer and composting facility that will service the entirety of the Town, including existing and 
future development.  

The facility improvement project will see the existing Public Works facility on Oil Heritage Road 
either totally replaced or renovated. The costs for this project have been updated from the 2021 
background study. The costs of these projects are allocated against new residential and non-
residential development.   

Analysis of Long-Term Capital and Operating Costs: The portions of the project costs 
attributable to the existing population will be paid through reserves and taxation. It is anticipated 
that the public works facility project will either replace or improve an existing facility. The 
operation and maintenance of this facility is expected to be similar to the existing facility.  

Project Benefiting Area(s): Municipal-wide 

Costs: 

Total Costs  $  6,320,000 

Deduct any grants or subsidies $            0 

Subtotal $  6,320,000 

 

Allocation of Costs 

These projects benefit the next 10 years of growth in Plympton-Wyoming. The allocations of 
costs to existing and future development are shown in Table B-3.    

Benefit to Existing Development  $   4,630,000 

Benefit to Future Development  $   1,690,000 

Post Period Amount to Collect (Attributed beyond the next 10 years) -$   750,000 

Amount available in development charge reserves -$  194,244 

Amount recoverable through development charges $   745,756 

 

Development Charge Calculations 

Residential Allocation (per capita) 

$ 745,756 x 93% (based on residential development) $  693,553 

Divided by 10-year future growth  564 persons 

Residential development charges (per capita) $ 1,230 

 

Non-Residential Allocation (per square foot) 

$745,756 x 7% (based on non-residential assessment) $ 52,203 

Divided by 10-year future growth  35,020 sqft 

Non-residential development charges (per sqft.) $1.49 
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Table B-3 
Town of Plympton-Wyoming Development Charges Background Study – Public Works Fleet and Facilities Capital Forecast 

 

Project Net Cost 
(minus grants/ 

subsidies) 

Attributable 
to Existing 

(%) 

Attributable 
to Future (%) 

Amount 
recoverable 
through DCs 

DC Reserves 
Available 

Post Period 
Amount to 

Collect 

Amount 
Recoverable 
this Period 

Facility 
Improvements 

 6,000,000  75 25    1,500,000.00  64,748  1,500,000.00   685,252.00   

Upgrade 
Maintenance 
Equipment 

 200,000   50 50  100,000.00   64,748  -  35,252.00  

Waste Transfer 
and Composting 

Facility Study 

 120,000  25 75  90,000.00   64,748  -  25,252.00  

Total 6,320,000   1,690,000 194,244.00 1,500,000   745,756 

 

  Benefit to Existing Methodology 

• The benefit to existing for the public works fleet and facilities projects is based on staff input.  
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Category: Administration 

Project Description: Through the Development Charges Act, the cost of development-related 
studies can be recouped through development charges. The development related studies 
include the development charge background studies, an Official Plan review, Zoning By-law 
update, and a Strategic Plan for the Municipality. The projects, costs, and benefits to existing 
and future for each study are summarized in Table B-4.  

Analysis of Long-Term Capital and Operating Costs: There are no long-term or operating 
costs associated with these development-related studies.  

Project Benefiting Area(s): Municipal-Wide 

 

Costs: 

Total Costs  $  288,000 

Deduct any grants or subsidies $            0 

Subtotal $ 322,000 

 

Allocation of Costs 

These projects benefit the next 10 years of growth in Plympton-Wyoming. The allocations of 
costs to existing and future development are shown in Table B-3.    

Benefit to Existing Development  $ 107,500 

Benefit to Future Development  $ 180,500 

Amount available in development charge reserves -$  169,033 

Amount recoverable through development charges $ 11,467 

 

Development Charge Calculations 

Residential Allocation (per capita) 

$ 11,467 x 93% (based on residential assessment) $ 10,664 

Divided by 10-year future growth  564 persons 

Residential development charges (per capita) $19 

 

Non-Residential Allocation (per square foot) 

$11,467 x 6% (based on non-residential assessment) $ 803 

Divided by 10-year future growth  35,020 sqft 

Non-residential development charges (per sqft) $ 0.02 
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Table B-4 
Town of Plympton-Wyoming Development Charges Background Study – Administration 

 

Project Net Cost 
(minus grants/ 

subsidies) 

Attributable 
to Existing 

(%) 

Attributable 
to Future (%) 

Amount 
recoverable 
through DCs 

DC Reserves 
Available 

Post Period 
Amount to 

Collect 

Amount 
Recoverable 
this Period 

DC Study  35,000   -    100  35,000.00   31,033.00  -  3,967.00  

DC Study  38,000   -     100  38,000.00   37,000.00  -  1,000.00  

OP Review  100,000   50 50  50,000.00   48,000.00  -  2,000.00  

Strategic Plan x2  40,000   50 50  20,000.00   18,000.00  -  2,000.00  

Zoning By-law 
Update 

 75,000  50 50   37,500.00   35,000.00  -  2,500.00  

Total 288,000   180,500 169,033.00  11,467 

 

 

 

Benefit to Existing Methodology 

• The benefit to existing for the administration projects is as follows: 
o 0% for development charge background studies as these studies are solely for the purposes of future development.  
o Official Plan Review, Strategic Plans and the Zoning Bylaw update are assumed to benefit existing and future development 

equally.  
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Category: Land Acquisition 

Project Description: Through the Development Charges Act, the cost of acquiring land for 
growth relate services and projects is required to be a separate service class. In the next 10 
years, it is anticipated that additional land will be acquired adjacent to the existing Fire 
Department for additional parking and turning space, as the department grows.  

Analysis of Long-Term Capital and Operating Costs: The portions of the project costs 
attributable to the existing population will be paid through reserves and taxation. It is anticipated 
that the additional land for the Wyoming Fire Department will result in minimal additional 
operation and operational costs to the existing facility.  

Project Benefiting Area(s): Municipal-Wide 

 

Costs: 

Total Costs  $  100,000 

Deduct any grants or subsidies $            0 

Subtotal $ 100,000 

 

Allocation of Costs 

This project benefits the next 10 years of growth in Plympton-Wyoming. The allocations of costs 
to existing and future development are shown below. The allocation to existing development is 
based on information from staff and that the acquired land will also benefit existing residents. 

Benefit to Existing Development (75%) $ 75,000 

Benefit to Future Development (25%) $ 25,000 

Amount available in development charge reserves -$          0 

Amount recoverable through development charges $ 25,000 

 

Development Charge Calculations 

Residential Allocation (per capita) 

$ 25,000 x 93% (based on residential assessment) $ 23,250 

Divided by 10-year future growth  564 persons 

Residential development charges (per capita) $41 

 

Non-Residential Allocation (per square foot) 

$25,000 x 7% (based on non-residential assessment) $ 1,750 

Divided by 10-year future growth  35,020 sqft 

Non-residential development charges (per sqft.) $ 0.05 
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Category: Roads and Related 

Project Description: The Town has identified a number of development-related road and 
related projects to be completed over the next 10 years. These projects are summarized in 
Table B-5. The proportion of the road reconstruction projects that benefit existing development 
is calculated based on a rehabilitation cost of $820,000/km. This is considered to be the cost of 
rehabilitating the roads, if the development-related improvements were not undertaken.  

Many of the projects identified in Table B-5 are being carried forward from the 2021 
development charges. The cost to residential and non-residential development was allocated at 
93% and 7% respectively, based on current assessment data.   

Analysis of Long-Term Capital and Operating Costs: Portions of the cost of these projects 
have been allocated to existing development. The cost for these portions will be paid through 
the tax base and reserves of the Town. The expected additional growth will add to the tax base, 
which will fund long-term maintenance and operations. 

Project Benefiting Area(s): Municipal-wide 

 

Costs: 

Total Costs  $   15,490,000 

Deduct any grants or subsidies $                 0 

Subtotal $   15,490,000 

 

Allocation of Costs 

These projects benefit the next 10 years of growth in Plympton-Wyoming. The allocations of 
costs to existing and future development are shown in Table B-5.    

Benefit to Existing Development  $        8,862,900 

Benefit to Future Development  $       6,627,100 

Amount available in development charge reserves -$   3,351,302 

Amount recoverable through development charges $    3,275,798 

 

Development Charge Calculations 

Residential Allocation (per capita) 

$ 3,275,798 x 93%  $  3,046,492 

Divided by 20-year future growth  564 persons 

Residential development charges (per capita) $ 5,401 

 

Non-Residential Allocation (per square foot) 

$3,275,798 x 7% (based on non-residential assessment) $ 229,306 

Divided by 10-year future growth  35,020 sqft 

Non-residential development charges (per sqft) $ 6.55 
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Table B-5 
Town of Plympton-Wyoming Development Charges Background Study – Roads and Related 

Project Net Cost 
(minus grants/ 

subsidies) 

Attributable 
to Existing 

(%) 

Attributable 
to Future (%) 

Amount 
recoverable 
through DCs 

DC Reserves 
Available 

Post Period 
Amount to 

Collect 

Amount 
Recoverable 
this Period 

Egremont Rd – 
Fleming to Oil 

Heritage 

 9,000,000  55 45 4,030,800.00    981,302.00 -   3,049,498.00   

O'Brien - 
Lakeshore to 

Egremont 

 1,300,000  78  22  291,400.00   250,000.00  -  41,400.00  

Queen - Windcliff 
to Lakeshore 

 1,300,000  79  21  266,800.00   250,000.00  -  16,800.00  

Boonie Doone 
Road 

Improvements 

 1,300,000  64 36  471,800.00   450,000.00  -  21,800.00  

Confederation - 
Broadway to 

Ketter 

 1,050,000  45 55  582,600.00   550,000.00  -  32,600.00  

Fleming - Rear to 
Queen 

 830,000  53 47  387,200.00   350,000.00  -  37,200.00  

Sidewalk 
Development 

 560,000  10 90  504,000.00   450,000.00  -  54,000.00  

Road Needs 
Study Update 

 80,000  50 50  40,000.00   30,000.00  -  10,000.00  

Transportation 
Master Plan 

 70,000  25  75  52,500.00   40,000.00  -  12,500.00  

Total 15,490,000   6,627,100 3,351,302.00  3,275,798 

Benefit to Existing Methodology 

• The benefit to existing for the road reconstruction projects is based on a cost of $820,000/km to rehabilitate an existing road.  

• The benefit to existing for sidewalks is assessed at 10% as the majority of the new sidewalks are to connecting new development 
areas to existing sidewalk networks.  

• The benefit to existing for the road needs study is assessed at 50% as existing and future development are assumed to benefit 
equally.  

• The benefit to existing for the transportation master plan is assessed at 25% as the majority of the study is looking at future needs. 
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Category: Water – Watermain Loop Ketter Way to Isabella Street 

Project Description: A watermain loop is required in Wyoming to service future development 
lands. The installation of the watermain loop will provide sufficient pressures and flows. The 
loop will service new development but also will provide improved pressures and fire flow to 
existing development areas.   

Analysis of Long-Term Capital and Operating Costs: The portions of the project costs 
attributable to the existing population will be paid through reserves and rates. It is anticipated 
that the operational costs will be incorporated into the next Water Financial Plan and paid 
through rates from existing development and future water customers. 

Project Benefiting Area(s): Wyoming 

 

Costs: 

Total Costs  $  800,000 

Deduct any grants or subsidies $            0 

Subtotal $ 800,000 

 

Allocation of Costs 

This project is estimated to benefit 430 additional people in Wyoming. The allocations of costs 
to existing and future development are shown below and are based on values assigned by the 
project engineers. 

Benefit to Existing Development (75.3%) $ 602,400 

Benefit to Future Development (24.7%) $ 197,600 

Amount available in development charge reserves -$          0 

Amount recoverable through development charges $ 197,600 

 

Development Charge Calculations 

Residential Allocation (per capita) 

$ 197,600 x 93% (based on residential assessment) $ 183,768 

Divided by service population 430 persons 

Residential development charges (per capita) $427 

 

Non-Residential Allocation (per square foot) 

$197,600 x 7% (based on non-residential assessment) $ 13,832 

Divided by 10-year future growth  35,020 sqft 

Non-residential development charges (per sqft.) $ 0.39 
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Category: Water – Townsend Line Watermain Loop 

Project Description: A watermain loop is required along Townsend Line to service future 
development lands along Hillsboro Road. The loop will service new development but also will 
provide improved pressures and fire flow to existing development areas.   

Analysis of Long-Term Capital and Operating Costs: The portions of the project costs 
attributable to the existing population will be paid through reserves and rates. It is anticipated 
that the operational costs will be incorporated into the next Water Financial Plan and paid 
through rates from existing development and future water customers. 

Project Benefiting Area(s): Hillsboro 

 

Costs: 

Total Costs  $  1,500,000 

Deduct any grants or subsidies $            0 

Subtotal $ 1,500,000 

 

Allocation of Costs 

This project is estimated to benefit 150 properties in the Hillsboro area. The allocations of costs 
to existing and future development are shown below and are based on 100 existing properties 
and 50 future properties. 

Benefit to Existing Development (66%) $ 990,000 

Benefit to Future Development (34%) $ 510,000 

Amount available in development charge reserves -$          0 

Amount recoverable through development charges $ 510,000 

 

Development Charge Calculations 

Residential Allocation (per capita) 

$ 510,000 x 93% (based on residential assessment) $ 474,300 

Divided by service population 131 persons 

Residential development charges (per capita) $3,621 

 

Non-Residential Allocation (per square foot) 

$510,000 x 7% (based on non-residential assessment) $ 35,700 

Divided by 10-year future growth  35,020 sqft 

Non-residential development charges (per sqft.) $ 1.02 
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Category: Wastewater – Plympton-Lakeshore 

Project Description: The Wastewater Servicing Master Plan identified a number of 
development-related wastewater projects for the Plympton Wastewater System needed to 
support future growth. These projects are summarized in Table B-6. The benefit to existing is 
based on the existing capacity as specified in the Master Plan.  

The cost to residential and non-residential development was allocated at 93% and 7% 
respectively, based on current assessment data.   

Analysis of Long-Term Capital and Operating Costs: Portions of the cost of these projects 
have been allocated to existing development. The cost for these portions will be paid through 
the tax base, rates and reserves of the Town. The projects will increase capacity of existing 
assets and add new assets. Additional operating costs will be funded through wastewater rates.  

Project Benefiting Area(s): Plympton-Lakeshore 

 

Costs: 

Total Costs  $  12,679,000 

Deduct any grants or subsidies $                  0 

Subtotal $  12,679,000 

 

Allocation of Costs 

These projects benefit the next 20 years of growth in the area serviced by the Plympton 
Wastewater System The allocations of costs to existing and future development are shown in 
Table B-6. The allocation to existing development is based on the current capacity of 5,549 
persons.    

Benefit to Existing Development  $       7,607,400 

Benefit to Future Development  $       5,071,600 

Amount available in development charge reserves -$                     0 

Amount recoverable through development charges $       5,071,600 

 

Development Charge Calculations 

Residential Allocation (per capita) 

$ 5,071,600 x 93%  $ 4,716,588 

Divided by 20-year future growth  3,669 persons 

Residential development charges (per capita) $ 1,285 

 

Non-Residential Allocation (per square foot) 

$5,071,600 x 7% (based on non-residential assessment) $355,012 

Divided by 10-year future growth  35,020 sqft 

Non-residential development charges (per sqft) $ 10.14 
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Table B-6 
Town of Plympton-Wyoming Development Charges Background Study – Wastewater – Plympton-Lakeshore 

 

Project Net Cost 
(minus grants/ 

subsidies) 

Attributable 
to Existing 

(%) 

Attributable 
to Future (%) 

Amount 
recoverable 
through DCs 

DC Reserves 
Available 

Post Period 
Amount to 

Collect 

Amount 
Recoverable 
this Period 

WWTP Capacity 
Needs 

 3,366,000.00  0.67  0.33   1,110,780.00  - -  1,110,780.00  

New PS4, 
Forcemain and 

PS2 Pumps 

 6,076,000.00  0.67  0.33   2,005,080.00   - -  2,005,080.00  

New Regional 
SPS and 

Equalization 
Tank 

 3,237,000.00  0.67  0.33   1,068,210.00  - -  1,068,210.00  

Total 12,679,000   5,071,600   5,071,600 
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Category: Wastewater – Wyoming 

Project Description: The Wastewater Servicing Master Plan identified a number of 
development-related wastewater projects for the Wyoming Wastewater System needed to 
support future growth. These projects are summarized in Table B-7. The benefit to existing is 
based on the existing capacity as specified in the Master Plan.  

The cost to residential and non-residential development was allocated at 93% and 7% 
respectively, based on current assessment data.   

Analysis of Long-Term Capital and Operating Costs: Portions of the cost of these projects 
have been allocated to existing development. The cost for these portions will be paid through 
the tax base, rates and reserves of the Town. The projects will increase capacity of existing 
assets and add new assets. Additional operating costs will be funded through wastewater rates.  

Project Benefiting Area(s): Wyoming 

 

Costs: 

Total Costs  $  3,110,000 

Deduct any grants or subsidies $                0 

Subtotal $  3,110,000 

 

Allocation of Costs 

These projects benefit the next 20 years of growth in Wyoming. The allocations of costs to 
existing and future development are shown in Table B-7. The allocation to existing development 
is based on the current capacity of 3,022 persons.    

Benefit to Existing Development  $       1,458,600 

Benefit to Future Development  $       1,523,900 

Amount available in development charge reserves -$                     0 

Amount recoverable through development charges $       1,523,900 

 

Development Charge Calculations 

Residential Allocation (per capita) 

$ 1,523,900 x 93%  $ 1,417,227 

Divided by 20-year future growth  2,876 persons 

Residential development charges (per capita) $ 493 

 

Non-Residential Allocation (per square foot) 

$1,523,900 x 7% (based on non-residential assessment) $106,673 

Divided by 10-year future growth  35,020 sqft 

Non-residential development charges (per sqft) $3.05 

 



 

Town of Plympton Wyoming Development Charges Background Study Appendix B 
B. M. Ross and Associates Limited  16 

Table B-7 
Town of Plympton-Wyoming Development Charges Background Study – Wastewater - Wyoming 

 

Project Net Cost 
(minus grants/ 

subsidies) 

Attributable 
to Existing 

(%) 

Attributable 
to Future (%) 

Amount 
recoverable 
through DCs 

DC Reserves 
Available 

Post Period 
Amount to 

Collect 

Amount 
Recoverable 
this Period 

WWTP Capacity 
Needs 

 2,860,000.00  51  49  1,401,400 - -  1,110,780.00  

Influent PS 
Upgrades 

 250,000.00  51 49 1,22,500  - -  2,005,080.00  

Total 3,110,000   1,523,900 - - 1,523,900 
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Table B-8 Summary of Per Capita Development Charges 

 

Service Area and Service Category Residential 
Development Charge  

(per capita) 

Non-Residential 
Development Charge 

 (per sqft) 

Municipal-Wide   

Administration $19 $0.02 

Fire $839 $1.03 

Parks & Recreation $1,618 $0.00 

Public Works $1,230 $1.49 

Roads $5,401 $6.55 

Land Acquisition $41 $0.05 

Municipal-Wide Total $9,148 $9.13 

Wyoming   

Wastewater $493 $3.05 

Water $427 $0.39 

Wyoming Total (including Municipal Wide) $10,068 $12.57 

Plympton-Lakeshore   

Wastewater $1,285 $10.14 

Plympton-Lakeshore (including Municipal Wide) $10,433 $19.27 

Plympton-Lakeshore – Townsend Line Area    

Water $3,621 $1.02 

Plympton-Lakeshore – Townsend Line Area (including Municipal-Wide 
and Plympton-Wastewater) 

$14,054 $20.29 
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Table B-9 Summary of Development Charges Per Unit 

Service Area and Service Category Single & Semi 
Detached Unit (per 

unit) 

Multi Unit 
(per unit) 

Apartment 
and Special 

Care/Special 
Dwelling 
Unit (per 

unit) 

Non-
Residential  

(per sqft) 

Municipal-Wide Administration  50.00   38.00   26.00  0.02 

Municipal-Wide Fire  2,207.00   1,678.00   1,141.00  1.02 

Municipal-Wide Parks & Recreation  4,255.00   3,236.00   2,200.00  0.00 

Municipal-Wide Public Works  3,235.00   2,460.00   1,673.00  1.49 

Municipal-Wide Roads  14,205.00   10,802.00   7,345.00  6.55 

Municipal-Wide Land Acquisition   108.00   82.00   56.00   0.05  

Municipal Wide Total  24,060.00   18,296.00   12,441.00   9.13  

          

Wyoming Water 1,123.00  854.00   581.00  0.39  

Wyoming Wastewater 1,297.00  986.00   670.00  3.05  

Wyoming Total (including Municipal Wide)  26,480.00   20,136.00   13,692.00   12.57  

     

Plympton-Lakeshore Wastewater 3,380.00  2,570.00   1,747.60  10.14  

Plympton-Lakeshore (including Municipal Wide)  27,440.00   20,866.00   14,188.60   19.27  

          

Plympton-Lakeshore -Townsend Line Area Water 9,523.00  7,242.00  4,925.00  1.02  

Plympton-Lakeshore – Townsend Line Area (including 
Municipal-Wide and Plympton-Wastewater) 

 36,963.00   28,108.00   19,113.60   20.29  
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Table B-10 Summary of DC Capital Program 

Service Area 
and Category 

 Net Cost  Amount 
Attributable 
to Existing 
($)  

Total 
Amount 
Recoverable 
through 
DCs ($)  

Post 
Period 
Amount 
to Collect  

Available 
Reserves 

Amount 
Recoverable 
This Period  

Amount 
Attributable 
to 
Residential 

Amount 
Attributable 
to Non-
Residential 

DC per 
capita 

Non-Res 
DC (per 
sqft) 

Municipal 
Wide 

          

Fire  8,817,760   6,278,000   2,539,760   1,922,774  107,230   509,756   474,073   35,683   839   1.02  

Public Works  6,320,000   4,630,000   1,690,000   750,000   194,244.00   745,756   693,553   52,203   1,230.00   1.49  

Admin 288,000  107,500  180,500  -    169,033  11,467  10,664  803   19   0.02  

Parks & 
Recreation 

4,870,000  3,627,500  1,242,500  -    329,475  913,025  913,025  -     1,618   -    

Land 
Acquisition 

100,000  75,000  25,000  -    
 

25,000  23,250  1,750   41   0.05  

Roads 15,490,000   8,862,900   6,627,100  
 

3,351,302.00   3,275,798   3,046,492   229,306   5,401.00   6.55  

Wyoming 
          

Water 800,000  602,400  197,600  
  

197,600  183,768  13,832  427 0.39  

Wastewater 3,110,000  1,586,100  1,523,900  -    
 

1,523,900  1,417,227  106,673  493  3.05  

Plympton-
Lakeshore, 
Townsend 
Line Area 

          

Water 1,500,000  990,000  510,000  -    
 

510,000  474,300  35,700  3,621  1.02  

Plympton-
Lakeshore 

          

Wastewater 12,679,000  7,607,400  5,071,600  
  

5,071,600  4,716,588  355,012  1,285  10.14  

Total  3,974,760  34,366,800   19,607,960  2,672,774  4,151,284.00   12,783,902  11,952,941   830,961  14,974.00   23.73  

 



 

 

 

APPENDIX C 
LEVEL OF SERVICE CALCULATIONS 



 

 

Public Works Level of Service 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Population 7576 7581 7856 7591 7596 7795 7622 7639 7662 7691 8308 8460 8570 8717 8798 

Employment 1925 1945 1973 2001 2029 2040 2085 2113 2141 2169 2205 2225 2253 2281 2309 

Total 9501 9526 9829 9592 9625 9835 9707 9752 9803 9860 10513 10685 10823 10998 11107 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Bridges 
& 

Culverts 

109 110 110 110 112 113 114 115 118 120 120 120 122 122 122  

Value 

42807105 43149753 43149753 43149753 43262933 43547139 44910055 45235159 45307273 45670096 45670096 45670096 46414000 46414000 46414000  

LOS 
$/person 

4505.54 4529.68 4390.05 4498.51 4494.85 4427.77 4626.56 4638.55 4621.78 4631.86 4344.15 4274.23 4288.46 4220.22 4178.81 4444.73 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Facilities 
62 62 62 62 62 62 62 62 62 62 62 63 63 63 63  

Value 

5914882.7
2 

5914882.
72 

5914882.
72 

5914882.
72 

5914882.
72 

5914882.
72 

5914882.
72 

5914882.
72 

5914882.
72 

5914882.
72 

5914882.
72 

5931074.
72 

5931074.
72 

5931074.
72 

5931074.72  

LOS 
$/person 

622.55 620.92 601.78 616.65 614.53 601.41 609.34 606.53 603.37 599.89 562.63 555.08 548.01 539.29 533.99 589.065 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Fleet 9 10 13 15 19 20 23 27 31 33 37 41 43 46 47  

Value 738637 828637 1276745 1386745 2252304 2307304 2520304 2750304 3204304 3689304 3774304 4394735 4499735 5004735 5399735  

LOS 
$/person 77.74 86.99 129.9 144.57 234.01 234.6 259.64 282.02 326.87 374.17 359.01 411.3 415.76 455.06 486.16 285.19 

 

 

 



 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Roads 324 328 335 345 349 355 363 380 381 390 391 394 409 425 425  

Value 
18574146

0 
19103464

7 
19828206

3 
19974907

6 
20041783

7 
20096450

8 
20880650

2 
21283179

3 
21326737

7 
21441962

6 
21516062

6 
21576357

6 
22124173

3 
22532202

9 225322029  

LOS 
$/person 19549.67 20054.03 20173.17 20824.55 20822.63 20433.61 21510.92 21824.43 21755.32 21746.41 20466.15 20193.13 20441.81 20487.55 20286.49 20704.66 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Sidewalk 79 79 79 79 79 80 88 94 98 101 101 106 110 111 111  

Value 1383792.3 
1383792.

3 
1383792.

3 
1383792.

3 
1383792.

3 
1409928.

3 
1564747.

8 
1692523.

8 
1763490.

3 
1885216.

3 
1885216.

3 
2176886.

8 
2275804.

3 
2317549.

3 2317549.3  

LOS 
$/person 145.65 145.26 140.79 144.27 143.77 143.36 161.2 173.56 179.89 191.2 179.32 203.73 210.27 210.72 208.66 172.11 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Streetligh
ts 105 106 106 106 106 154 154 156 156 156 156 156 157 158 158  

Value 1032000 1052000 1052000 1052000 1052000 1148000 1148000 1264479 1264479 1264479 1264479 1264479 1306479 1332479 1332479  

LOS 
$/person 108.62 110.43 107.03 109.67 109.3 116.73 118.27 129.66 128.99 128.24 120.28 118.34 120.71 121.16 119.97 117.83 

 

15-year average service level: $ 26,313.58/person 

Net Population & Employment Growth (2026-2036): 608 

Max. Allowable Funding Envelope: $ 15,998,657.05    



 

 

Parks and Recreation Level of Service 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Population 7576 7581 7856 7591 7596 7795 7622 7639 7662 7691 8308 8460 8570 8717 8798 

Employment 1925 1945 1973 2001 2029 2040 2085 2113 2141 2169 2205 2225 2253 2281 2309 

Total 9501 9526 9829 9592 9625 9835 9707 9752 9803 9860 10513 10685 10823 10998 11107 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Equipme
nt 39 42 42 46 47 48 52 52 54 55 59 61 63 68 68 

 

Value 1354723 1461554 1461554 1767231 1798409 2115736 2291008 2291008 2357973 2369652 2468449 2548558 2589677 2645444 2645444 

 

LOS 
$/person 142.59 153.43 148.7 184.24 186.85 215.12 236.02 234.93 240.54 240.33 234.8 238.52 239.28 240.54 238.18 

211.60 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Facilities 
123 124 124 124 126 126 131 132 160 163 171 172 173 173 174  

Value 

7549385.7
3 

7795134.
73 

7795134.
73 

7795134.
73 

7798297.
85 

7798297.
85 

7872294.
09 

8114250.
09 

9171625.
09 

9264822.
09 

9527774.
09 

10028693
.09 

10033599
.53 

10033599
.53 

10238599.5
3 

 

LOS 
$/person 

794.59 818.3 793.08 812.67 810.21 792.91 810.99 832.06 935.59 939.64 906.28 938.58 927.06 912.31 921.82 863.07 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Parks 23 23 23 23 24 24 24 24 24 24 24 24 24 24 24  

Value 7020000 7020000 7020000 7020000 7420000 7420000 7420000 7420000 7420000 7420000 7420000 7420000 7420000 7420000 7420000  

LOS 
$/person 738.8696 736.9305 714.213 731.8599 770.9091 754.4484 764.3968 760.8696 756.9111 752.5355 705.7928 694.4314 685.577 674.6681 668.0472 727.36 

 

15-year average service level: $ 1,863.72/person 

Net Population & Employment Growth (2026-2036): 608 

Max. Allowable Funding Envelope: $ 1,133,143.79 



 

 

Fire Services Level of Service 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Population 7576 7581 7856 7591 7596 7795 7622 7639 7662 7691 8308 8460 8570 8717 8798 

Employment 1925 1945 1973 2001 2029 2040 2085 2113 2141 2169 2205 2225 2253 2281 2309 

Total 9501 9526 9829 9592 9625 9835 9707 9752 9803 9860 10513 10685 10823 10998 11107 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Building 
Compon

ents 48 48 49 49 49 49 49 49 49 49 49 49 49 49 49 

 

Value 

            
2,606,932.

20  2606932 2668993 2668993 2668993 2668993 2668993 2668993 2668993 2668993 2668993 2668993 2668993 2668993 2668993 

 

LOS 
$/person 274.39 273.66 271.54 278.25 277.3 271.38 274.96 273.69 272.26 270.69 253.88 249.79 246.6 242.68 240.3 

264.76 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Equipme
nt 40 41 43 45 50 50 51 56 59 63 63 63 63 63 63 

 

Value 

            
1,786,878.

00  1804347 1930638 1976106 2079695 2079695 2178934 2617775 2820448 3015034 3015034 3015034 3015034 3015034 3015034 

 

LOS 
$/person 188.07 189.41 196.42 206.02 216.07 211.46 224.47 268.43 287.71 305.78 286.79 282.17 278.58 274.14 271.45 

245.80 

 

Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Avg LOS 

Building 
Equip 

2 2 2 2 2 2 2 2 2 2 2 2 2 2 2  

Value 

27501 27501 27501 27501 27501 27501 27501 27501 27501 27501 27501 27501 27501 27501 27501  

LOS 
$/person 

2.89 2.89 2.8 2.87 2.86 2.8 2.83 2.82 2.81 2.79 2.62 2.57 2.54 2.5 2.48 2.740 

 

15-year average service level: $ 845.29/person 

Net Population & Employment Growth (2026-2036): 608 



 

 

Max. Allowable Funding Envelope: $ 513,936.73 

 



APPENDIX D 
LOCAL SERVICE POLICY
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This document sets out the infrastructure and works the Town of Plympton-Wyoming 

will fund through development charges, and what infrastructure is considered a local 

service and therefore a responsibility of the developer. These guidelines were 

developed in accordance with Section 59 of the Development Charges Act (DCA).   

This policy is a guideline for staff when considering development applications. Each 

application will be considered on its own merits with respect to the nature, type and 

location of the development in any existing or proposed development in its surrounding 

area.  

This policy is subject to review in and amendment by the Town, which may be 

independent of or in conjunction with the Town’s Development Charge By-law.  

1.0 GENERAL 
 

1.1. Projects in the most current Development Charge Background Study will be 

funded from development charges. Town staff, at their sole discretion, may fund 

additional projects not foreseen in this guideline or the current Development 

Charges Background Study.  

1.2. This policy applies to development throughout the Town of Plympton-Wyoming.  

1.3. Unless otherwise stated, the responsibility for the costs of the infrastructure 

includes all studies, site investigations, planning, design, construction and 

commissioning costs associated with that infrastructure 

 

2.0 ROADS AND RELATED SERVICES 

2.1 Arterial, collector, local and rural roads 

The cost of the following shall be paid for by development charges: 

• New arterial roads.  

• New collector roads external to a development proposal or plan.  

• Upgrades to existing arterial or collector roads, external to a development 

proposal or plan that are not required to provide direct access to the 

development.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• New collector roads internal to a development.  

• Local, minor collector and rural roads internal to the development, inclusive of 

all land and associated infrastructure.  



Town of Plympton-Wyoming Development Charges Background Study Appendix D 
B. M. Ross and Associates Limited  3 

• Minor collector and rural roads external to development, inclusive of all land 

and associated infrastructure, required to support a development or required 

to connect with the area to which the plan relates.  

• Improvements required due to a development in the Town, on County Roads, 

such as road improvements, intersections improvements, traffic signalization, 

etc. unless identified for inclusion in a County of Lambton DC by-law. 

• Improvements required due to a development in the Town, on a Provincial 

Road, such as road improvements, intersection improvements, traffic 

signalization etc. to be funded as per a condition of the development 

agreement or a separate agreement with the Province.  

2.2 Traffic Control Systems and Intersection Improvements 

The cost of the following shall be paid for by development charges:  

• Traffic control systems and intersection improvements on arterial and 

collector roads that are not necessitated by a specific development proposal.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Intersection improvements, signalization, or other traffic control system 

upgrades of all roads or entrances necessitated by a specific development 

proposal on any road.  

• Pedestrian crossings and associated infrastructure as necessitated by a 

specific development proposal.  

2.3 Streetlights 

The cost of the following shall be paid for by development charges: 

• Streetlights on any roads external to development and not needed to support 

a specific development or required to link with the area to which the plan 

related.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Streetlights on any roads internal to the development.  

• Streetlights on any roads external to a development, needed to support a 

specific development or required to link with the area to which the plan 

relates.  
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2.4 Pedestrian and Cycling Infrastructure 

The cost of the following shall be paid for by development charges: 

• Sidewalks, multi-use trails and bike lanes, inclusive of all required 

infrastructure, located within roads external to the development, not needed 

to support a specific development or required to link with the area to which 

the plan relates. 

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Sidewalks, multi-use trails and bike lanes, inclusive of all required 

infrastructure, located within or linking to road corridors internal to 

development.  

• Sidewalks, multi-use trails and bike lanes, inclusive of all required 

infrastructure, located within road corridors external to development and need 

to support a specific development or required to link with the area to which 

the plan relates. 

2.5 Noise Abatement Measures  

The cost of the following shall be paid for by development charges: 

• Measures on new roads and road improvements abutting an existing 

community and unrelated to a specific development.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Measures external and internal to a development where it is related to or 

required of a specific development.  

2.6 Land Acquisition 

The cost of the following shall be paid for by development charges: 

• Land acquisition for roads or road widenings that are otherwise to be funded 

by development charges, except for lands within proposed development or 

plans that can be required to be dedicated for new roads or road widenings 

as a condition of development approval.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 
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• Land required to widen existing roads or for new proposed roads or for local 

roads within a proposed development or plan shall be provided by the 

developer as required dedication as a condition of development approval at 

no cost to the Town.  

2.7 Traffic Calming 

The cost of the following shall be paid for by development charges: 

• None 

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Traffic calming measures required to mitigate impacts from proposed 

development either external or internal to a development.  

3.0 PARKLAND DEVELOPMENT 

3.1 Recreational Trails 

The cost of the following shall be paid for by development charges: 

• Recreational trails and associated infrastructure (landscaping, bridges, trail 

surfaces, boardwalks etc.) external to a specific development.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Recreational trails and associated infrastructure (landscaping, bridges, trail 

surfaces, boardwalks, etc.) internal to the development and where applicable, 

connecting to external trails and transportation infrastructure including not 

limited to cycling facilities, sidewalks, multi-use trails and walkways.  

3.2 Parkland 

The cost of the following shall be paid for by development charges: 

• Design and implementation of facilities and all other associated site works 

exceeding base condition (as set out below).  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 
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• Land for parks is generally acquired through dedications required under the 

Planning Act, or from the expenditure of funds collected in lieu of a required 

dedication.  

• Park development to a base condition, including the following: 

o Clearing and grubbing; tree removals as per the development’s tree 

preservation and removals plan.  

o Topsoil stripping, screening and stockpiling.  

o Rough grading (pre-grading) to allow for positive drainage of the park 

with minimum slopes of 2%. If necessary, this may include some minor 

tile work and grading as per the overall subdivision grading design, 

complete with requires swales or catch basins. Runoff from the 

development property shall not drain into the park unless approved by 

the Town.  

o Spreading of topsoil to a 150 mm depth (import topsoil if existing on-

site is insufficient to reach required depth).  

o Seeding of site with Town-approved seed mix, maintenance of seed 

until acceptancy by the Town.  

o Parks shall be free of any contaminated soil or subsoil.  

o Parks shall not be mined for fill. 

o Parks shall be conveyed free and clear of all encumbrances.  

o When park parcels cannot be developed in a timely manner, they shall 

be graded to ensure positive drainage and seeded to minimize erosion 

and dust. These shall be maintained by the developer until 

construction commences.  

o The park block shall not be used for topsoil or other construction 

material, equipment storage or sales pavilions.   

3.3 Landscape buffer blocks, features, cul-de-sac island, berms, grade transition 

areas, gateway features, walkway connections and open space.  

The cost of the following shall be paid for by development charges: 

• Not applicable 

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Development of all landscape buffer blocks, landscape features, gateway 

features, cul-de-sac islands, berms, grade transition areas, retaining walls, 

walkway connections, open space and other remnant pieces of land 

conveyed to the Town, including but not limited to, clearing and grubbing, pre-

grading, sodding or seeding, supply and installation of amended topsoil, 
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landscape features, perimeter fencing, amenities and all planting and related 

municipal or hydro services. 

• Perimeter fencing on public lands as directed by the Town.  

• Special landscape or built features not required by the Town or which exceed 

Town standards or average service levels, subject to receiving written 

approval from the Town. The Town will generally not accept any responsibility 

for the costs of constructing or maintaining such features and may require a 

perpetual maintenance agreement to be entered into.  

3.4 Natural Heritage System 

The cost of the following shall be paid for by development charges: 

• No applicable. 

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Riparian planting and landscaping requirements (as required by the Town, 

local conservation authority or other authority having jurisdiction) as a result 

of creation of, or construction near a natural heritage system and associated 

buffers.  

• Perimeter fencing of the natural heritage system located on the public 

property side of any adjacent land uses.  

4.0 STORMWATER MANAGEMENT 

4.1 Stormwater Infrastructure 

The cost of the following shall be paid for by development charges: 

• Oversizing of pond capacity, outlet structures, and trunk storm sewers to 

accommodate runoff from new, widened, extended or upgrades roads that 

are funded as a development charges project, but excluding land.  

• External services providing the oversizing is required to service existing 

external upstream lands.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Provide stormwater management facilities, including quality and quantity 

management and downstream erosion works, related to a development 

application, inclusive of land and all infrastructure such as landscaping and 

fencing.  
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• Low Impact Development (LID) features such as infiltration galleries, 

bioswales, mechanical treatment devices, oil and grit separators, rain gardens 

and permeable pavements related to a proposed development.  

• Any watercourse realignment and/or enclosures required by a proposed 

development.  

• Erosion works, inclusive of all restoration requirements, related to a 

development application.  

• Dedication of all lands required for stormwater management facilities 

including any lands deemed necessary by the Town to provide adequate 

buffering and oversizing capacity.  

• Monitoring required by the Town or local conservation authority where 

applicable.  

• Installation of private drain connections or private systems.  

• The construction of temporary drainage infrastructure required to support the 

development.  

 

5.0 WATER AND WASTEWATER 

5.1 Water Distribution System 

The cost of the following shall be paid for by development charges: 

• New infrastructure or upgrades to existing Town infrastructure required to 

service more than one potential proposed development and/or development 

property.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• All required watermains and associated infrastructure internal to a 

development.  

• All water infrastructure external to the development required to provide 

system security and redundancy to a proposed development.  

• All service connections within a development and connections from external 

municipal watermains, including tees, crosses, chamber and valves required 

to make the connection from the transmission main to a development.  

• Temporary watermains, water booster pumping stations and/or reservoir 

required to service a development.  

5.2 Wastewater Distribution System 

The cost of the following shall be paid for by development charges: 
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• New infrastructure or upgrades to existing Town infrastructure required to 

service more than one potential proposed development and/or development 

property.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• All required sanitary sewers and associated infrastructure internal to a 

development.  

• All wastewater infrastructure external to the development required to provide 

system security and redundancy to a proposed development.  

• All service connections within a development and connections from external 

municipal sanitary sewers, including tees, crosses, chamber and valves 

required to make the connection from the transmission main to a 

development.  

• Temporary sewers and/or sewage pumping stations required to service a 

development.  

6.0 FIRE SERVICES 

6.1 Fire Protection Services 

The cost of the following shall be paid for by development charges: 

• Fire facilities, including but not limited to stations, storage, and 

communication equipment.  

• Fire vehicles, equipment and gear.  

The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Fire hydrants required within the local road system internal to the 

development.  

• Fire holding tanks required for fire suppression.  

 

7.0  GROWTH-RELATED STUDIES 

7.1 Growth Related Studies 

The cost of the following shall be paid for by development charges: 

• Other growth-related studies including but not limited to master plans, 

business plans, secondary plans, official plans, zoning bylaw updates, etc.  
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The following are considered a local service and direct developer responsibility 

under Section 59 of the DCA: 

• Development specific studies including but not limited to traffic impact studies, 

environmental assessments, noise studies, servicing assessments, planning 

justification reports, etc.  
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CORPORATION OF THE TOWN OF PLYMPTON-WYOMING 

BY-LAW NUMBER X of 2026 
 

A BY-LAW WITH RESPECT TO DEVELOPMENT CHARGES  
 
WHEREAS the Town of Plympton-Wyoming will experience growth through 
development and re-development; 

 
 
AND WHEREAS subsection 2(1) of the Development Charges Act, 1997 c. 27 
(hereinafter called “the Act”) provides that the council of a municipality may pass By-
law for the imposition of development charges against land for increased capital costs 
required because of the need for services arising from development in the area to 
which the By-law applies; 

 
 
AND WHEREAS the Council of The Corporation of the Town of Plympton-Wyoming 
(“the Town”) has given Notice in accordance with Section 12 of the Development 
Charges Act, 1997, of its intention to pass a By-law under Section 2 of the said Act; 

 
 
AND WHEREAS the Council of the Town has heard all persons who applied to be 
heard no matter whether in objection to, or in support of, the development charge 
proposal at a public meeting held on DATE; 

 
 
AND WHEREAS the Council of the Town had before it a report entitled Development 
Charge Background Study prepared by B.M. Ross and Associates Limited, wherein it 
is indicated that the development of any land within the Town will increase the 
need for services as defined herein; 

 
 
AND WHEREAS the Town Council on DATE approved the applicable Development 
Charge Background Study in which certain recommendations were made relating to 
the establishment of a development charge policy for the Town pursuant to the 
Development Charges Act, 1997; 

 
 
AND WHEREAS the Town Council on DATE determined that no additional public 
meeting was required; 

 
 
AND WHEREAS the Council of the Town on DATE determined that the increase in 
the need for services attributable to the anticipated development as contemplated in 



3  
the Development Charges Background Study including any capital costs, will be met 
by updating the capital budget and forecast for the Town, where appropriate; 

 
 
AND WHEREAS the Council of the Town of Plympton-Wyoming has given 
consideration of the use of more than one development charge by-law to reflect 
different needs for services in different areas, also known as area rating or area-
specific development charges; 

 
AND WHEREAS it is deemed necessary to repeal By-law No. 98 of 2021 for the Town 
of Plympton-Wyoming. 

  
BY THE COUNCIL, THEREFORE ENACTS AS FOLLOWS: 

 
 
DEFINITIONS 

 
 

1. In this By-law, 

(1) “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 located on the same lot therewith. 

(2) “Act” means the Development Charges Act, S.O. 1997, c. 27; 

(3) “Affordable Residential Unit” means a Residential Unit that meets the criteria 
set out in the Act; 

(4) “Agricultural Building or Structure” means a building or structure that is used 
the purposes of or in conjunction with animal husbandry, the growing of 
crops, including grains and fruits, market gardening, horticulture or any other 
use that is customarily associated with a bona fide farming operation of a 
bona fide farmer; 

(5) “Agricultural Use” means general farming and without limiting the generality 
of the foregoing shall include uses such as: general cultivation of land and 
associated production, conditioning, processing and storage of field crops, 
vegetables, fruit, horticulture crops, biomass and nursery stock and the 
selling of such produced on the premises, the breeding and care of 
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livestock, fowl, fur bearing animal and bees, aquaculture, and the selling of 
such stock of the product of such stock raised on the premises and the 
management of forest and sale of forest products provided that they are 
cultivated the produced on-site, including fuel wood, pulp wood, timber, 
Christmas trees, and maple products, and including a farm dwelling and 
accessory buildings and uses excluding: 

(a) Residential uses, with the exception of a bunk house for 
seasonal farm workers required for that farm operation 

(b) On-farm diversified uses 

(c) Cannabis Production Facilities 

(d) Retail Greenhouses 

(6) “Ancillary Residential Use” means a residential dwelling that would ancillary 
to a single detached dwelling, semi-detached dwelling, or rowhouse;  

(7) “Attainable Residential Unit” means a residential unit that meets the criteria 
set out in the Act;  

(8) “Apartment unit” means any residential unit within a building contain more 
than four dwelling units where the units are connected by an interior 
corridor. Despite the foregoing, an apartment dwellings includes Stacked 
Townhouse dwellings; 

(9) “Board of Education” means a board defined in s.s. 1(1) of the Education 
Act; 

(10) “Bona Fide Farm Uses” means the proposed development will qualify as a 
farm business operating with a valid Farm Business Registration Number 
issued by the Ontario Ministry of Agriculture, Food and Rural Affairs and 
be assessed in the Farmland Realty Tax Class by the Ontario Property 
Assessment Corporation; 

(11) “Building” means a structure having a roof supported by columns or walls 
or directly on the foundation and used for the shelter and accommodation 
of persons, animals or goods and without limiting the foregoing, includes 
buildings as defined in the Building Code Act; 
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(12) “Building Code Act” means the Building Code Act, R.S.O. 1992, c.23, as 

amended;  

(13) “Capital cost” means costs incurred or proposed to be incurred by the 
municipality or a local board thereof directly or by others on behalf of, and 
as authorized by, the municipality 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, lease, construct or improve facilities including, 

i. rolling stock with an estimated useful life of seven years or 
more,  

ii. furniture and equipment, other than computer equipment, and 

iii. 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.-44; and 

(e) to undertake studies in connection with any of the matters referred 
to in clauses (a) to (d) above, including the development charge 
background study required for the provision of services 
designated in this By-law within or outside the municipality, 
including interest on borrowing for those expenditures under 
clauses (a) to (e)  above that are growth-related; 

(14) “Commercial” means any use of land, structures or buildings for the 
purposes of buying, renting or selling commodities and supplying services, 
but not does include industrial, institutional or agricultural uses, but does 
include hotels, campgrounds, motels, motor inns, and boarding, lodging 
and rooming houses;  

(15) “Council” means the Council of The Corporation of the Town of Plympton- 
Wyoming; 
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(16) “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 increases the size of, usability thereof, or 
changes use thereof, and includes redevelopment; 

(17) “Development charge” means a charge imposed pursuant to this By-
law; 

(18) “Development Charge By-law” means a by-law passed under Section 
2 of the Development Charges Act, S.O. 1997; 

(19) “Duplex dwelling” shall mean the whole of a dwelling  that is divided 
horizontally into two (2) separate dwelling units, each of which has an 
independent entrance either directly from the outside of through a 
common vestibule; 

(20) “Dwelling”  shall  mean  a  building  or  part  thereof  used  or  intended,  
adapted  or designed to be used, occupied or capable of being occupied 
exclusively as a home, residence or sleeping place for one or more 
persons having a right to exclusive use thereof, but shall not include any 
motor vehicle, travel trailer, park model trailer (constructed to the 
CAN/CSA-Z241 standard), construction trailer,  hotel, motel, 
private garage, a home for the aged, nursing home, hospital, or living 
quarters for a caretaker, watchman, or other person or persons using such 
living quarters which are accessory to a non- residential use; 

(21) “Dwelling unit” means a room or suite of rooms used, or designed or 
intended for use by, one person or persons living together, in which 
culinary and sanitary facilities are provided for the exclusive use of such 
person or persons; but does not mean or include tent, trailer, or a room or 
suite or rooms in a boarding house, motel, motor home or tourist home;  

(22) “Existing” means the number, use and size that existed as of the date this 
by-law was passed; 

(23) “Finished grade” means the median elevation between the highest and 
lowest point of the finished surface of the ground measured around the 
perimeter of the base of a building or structure exclusive of any 
embankment in lieu of steps; 
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(24) “Gross floor area” means  

(a) In the case of a residential building or structure, 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 of party walls dividing 
the dwelling unit from any other dwelling unit or other portion of 
a building; 

(b) In the case of a non-residential building or structure, or in the 
case of a mixed-use building or structure 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 the centre lien of party walls dividing a non-residential use 
and a residential use, except for: 

i. A room or enclosed area within the building or structure above 
or below that is used exclusively for the accommodation of 
heating, cooling, ventilation, electrical, mechanical or 
telecommunications equipment that service the building; 

ii. Loading facilities above or below grade; and 

iii. A part of the building or structure below grade that is used for 
the parking or motor vehicles or for storage or other accessory 
use.  

(25) “Industrial” means lands, buildings or structures used or designed or 
intended for use for manufacturing, processing, fabricating or assembly of 
raw goods, warehousing, or bulk storage of good, and includes office uses 
and the sale of commodities to the general public where such uses are 
accessory to an industrial use but does not include the sale of commodities 
and supplying of personal services or as otherwise defined in the zoning 
bylaw; 

(26) “Institutional” means development of a building or structure intended for 
use: 
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(a) As a long-term care home within the meaning of subsection 

2(1) of the Fixing Long-Term Care Act, 2021; 

(b) As a retirement home within the meaning of subsection 2(1) of 
the Retirement Homes Act, 2010; 

(c) By any institution of the following post-secondary institutions: 

i. A university in Ontario that received direct, regular and on-
going operation funding from the Government of Ontario; 

ii. A college or university federated or affiliated with a university 
described in subclause (i); 

iii. An Indigenous Institute prescribed for the purposes of section 
6 of the Indigenous Institute Act, 2017; 

(d) As a memorial home, clubhouse or athletic grounds by an 
Ontario branch of the Royal Canadian Legion; 

(e) As a hospice to provide end of life care.  

(27) “Local board” means a public utility commission, public library board, local 
board of health, or any other board, commission, committee or 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 
the municipality or any part or parts thereof; 

(28) “Local services” means those services or facilities which are under the 
jurisdiction of the Town of Plympton-Wyoming and are related to a plan of 
subdivision or within the area to which the plan relates, required as a 
condition of approval under s. 41, 51 or 53 of the Planning Act 1990; 

(29) “Long-term Care Home” means a residential building or the residential 
portion of a mixed-use building within the meaning of subsection 2(1) of the 
Fixing Long-Term Care Act, 2021; 

(30) “Mixed Use Development” means a building that is used, designed, and/or 
designated to be used for both residential and non-residential purposes.  
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(31) “Mobile Home” means a unit constructed or manufactured to provide for 

year round occupancy and is designed to be transported from one site to 
another. A mobile home does not include a park model home (constructed 
to the CAN/CSA-Z241 standard), motor home, travel trailer or similar 
accommodation; 

(32) “Multiple dwelling” means all dwellings other than single detached dwellings, 
semi-detached dwellings, and apartment dwellings; and includes but is not 
limited to a duplex, triplex, rowhouse and mobile home; 

(33) “Municipality” means The Corporation of the Town of Plympton-Wyoming; 

(34) “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 Not-for-Profit 
Corporations Act 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 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, or any successor legislation.  

(35) “Non-residential uses” means a building or structure used for other than a 
residential use; 

(36) “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; 

(37) “Place of worship” means that part of a building or structure that is 
exempt from taxation as a place of worship under the Assessment Act, 
R.S.O. 1990, c. A.31, as amended, or any successor thereof; 

(38) “Planning Act” means the Planning Act, R.S.O. 1990, c.P. 13, as 
amended; 
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(39) “Prescribed” means prescribed by the Regulations made under the 

Development Charges Act, S.O. 1997; 

(40) “Redevelopment” means the construction, erection or placing or one or 
more buildings or structure on land where all or part of a building or 
structure has previously been demolished on such land or changing the 
use of a building or structure from residential to non-residential or from 
non-residential to residential; 

(41) “Regulation” means any regulation made pursuant to the Act; 

(42) “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; 

 
(43) “Residential uses” means lands, buildings or structures or portions 

thereof used, or designed or intended for use as a dwelling, home or 
residence of one or more individuals, and shall include a single detached 
dwelling, a semi-detached dwelling, a multiple dwelling, an apartment 
dwelling, and the residential portion of a mixed-use building or structure; 
but shall not include any motor vehicle, travel trailer, park model 
trailer (constructed to the CAN/CSA-Z241 standard), 
construction trailer,  hotel, motel, private garage, a home for the aged, 
nursing home, hospital, or living quarters for a caretaker, watchman, or 
other person or persons using such living quarters which are accessory to 
a non- residential use; 

(44) “Rowhouse” shall mean a building that is completely divided vertically into 
three (3) or more dwelling units by a party wall, each dwelling unit having 
independent entrance directly from the outside.  

(45) “Semi-detached dwelling” means a building divided vertically into two 
dwelling units each of which has a separate entrance and access to grade; 

(46) “Single detached dwelling unit” means a residential building consisting of 
one dwelling unit and not attached to another structure; 

(47) “Services” means the services designated in this by-law or an agreement 
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made under the Development Charges Act, S.0 1997;  

(48) “Servicing Area” means an area within the Town of Plympton-Wyoming and 
identified on Schedule C to this by-law; 

(49) “Special Care/Special Dwelling” shall mean a building or part of a building 
containing two (2) or more dwelling units which have a common entrance 
from street level, where the occupants have the right to use in common with 
other occupants, halls, stairs, yards, common rooms and that is designed to 
accommodate persons with specific needs including but not limited to 
independent permanent living arrangements, where support supports are 
provided at any one or more various level. This includes but is not limited to: 
retirement home or lodge, charitable dwelling and group home;  

(50) “Town” means the Corporation of the Town of Plympton-Wyoming.  

DEVELOPMENT CHARGES IMPOSED 

2. The development charges established by this By-law shall apply to all residential 
and non-residential development within the Town where the development 
requires: 

(1) the passing of a zoning by-law or an amendment thereto under Section 
34 of the Planning Act; 

(2) the   approval   of   a   minor   variance   under   Section   45   of   the 
Planning Act; 

(3) a conveyance of land to which a by-law passed under subsection 50(7) of 
the Planning Act applies; 

(4) the approval of a plan of subdivision under Section 51 of the Planning Act; 

(5) a consent under Section 53 of the Planning Act; 

(6) the approval of a description under Section 50 of the Condominium Act, 
R.S.O. 1990, c.C.-26; or 

(7) the issuing of a permit under the Building Code Act, in relation to a 
building or structure. 

3. Subsection (1) shall not apply in respect to: 
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(1) local services installed or paid for by the owner within a plan of subdivision 

o r  within the area to which the plan relates, as a condition of approval under 
Section 51 of the Planning Act; 

(2) local services installed at the expense of the owner as a condition of 
approval under Section 50 of the Planning Act.  

(3) local services installed or paid for by the owner as a condition of 
approval under Section 53 of the Planning Act. 

4. This By-law shall not apply to lands, building or structures that are owned and 
used for the purposes of: 

(1) The Town of Plympton-Wyoming or any board thereof; 

(2) The County of Lambton or any local area municipality thereof and any 
boards thereof; 

(3) A board of education as defined in Section 1(1) of the Education Act.  

 
CALCULATION OF DEVELOPMENT CHARGES  
 

5. Subject to the provisions of this By-law, development charges against land shall 
be imposed, calculated and collected in accordance with the base rates set out 
in Schedule “B”, which relate to the services set out in Schedule “A”. The 
Service Areas as specified in Schedules A and B are included in Schedule “C”.  
 

(1) For clarity, if a development is located outside of the Service Areas shown in 
Schedule “C” but will connect to the Wyoming or Plympton-Lakeshore 
municipal water and/or wastewater services, the development shall pay the 
development charge for either Wyoming or Plympton-Lakeshore, whichever 
is applicable.  

6. The development charge with respect to the residential building or the 
residential portion of a mixed-use building or structure in the municipality shall 
be calculated as the sum of the product of the number of dwelling units of each 
type multiplied by the corresponding total amount for such dwelling unit type, as 
set out in Schedule “B”.  
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7. The development charge with respect to the non-residential building or the non-

residential portion of a mixed-use building or structure in the municipality shall 
be calculated as the sum of the product of the gross floor area of each building, 
according to the set fee as set out in Schedule “B”.  

8. For the purposes of the residential charge, only development or redevelopment 
for the purposes of creating a new dwelling or dwellings shall be subject to the 
provisions of this By-law.  

9. For the purposes of the Non-Residential charge, only development or 
redevelopment for the purposes of creating new Gross Floor Area shall be 
subject to the provisions of this By-law.  

EXEMPTIONS - STATUTORY 

10. This By-law does not apply to the enlargement of the gross floor area of an 
existing industrial building, if the gross floor area is enlarged by 50 percent or 
less. 

(1) For the purpose of applying this exemption, the term “existing industrial 
building” shall have the same meaning as “existing industrial building” 
defined in O.Reg. 82/98 made under the Act; 

(2) In particular, for the purposes of applying this exemption, the industrial 
building is considered existing if it is built, occupied and assessed for 
property taxation at the time of passage of this By-law; 

(3) The exemption applies where there is a bona fide increase in the size of 
the existing industrial building and the enlarged area is attached to the 
existing industrial building, and is used for or in connection with an 
industrial purpose as set out in subsection 1(1) of O. Reg. 82/98 made 
under the Act. Without limiting the generality of the foregoing, this 
exemption shall not apply where the enlargement 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 a parking facility; 

(4) Notwithstanding subsection 6(1), if the gross floor area of an existing 
industrial building is enlarged by more than 50 percent, the development 
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charge is the amount of the development charge that would otherwise be 
payable multiped by the fraction determined as follows: 

i. Determine the amount by which the enlargement exceeds 50 per 
cent of the gross floor area before the enlargement.  

ii. Divide the amount determined under paragraph i. by the amount 
of the enlargement.  

11. The following shall be exempted from the payment of development charges: 

(1) Affordable Residential Units, as defined in the Development Charges Act; 

(2) Attainable Residential Units, as defined in the Development Charges Act; 

(3) Affordable inclusionary zoning residential units; 

(4) Non-profit housing units; 

(5) Long-term care homes; 

(6) An enlargement of an existing dwelling unit; 

(7) A second residential unit in an existing or new detached, semi-detached 
house or rowhouse on a parcel of land on which residential use, other than 
ancillary residential use, is permitted, if all buildings and structures ancillary 
to the existing or new detached house, semi-detached or rowhouse 
cumulatively contain no more than one residential unit; 

(8) A third residential unit in an existing or new detached, semi-detached house 
or rowhouse on a parcel of land on which residential use, other than 
ancillary residential use, is permitted, if all buildings and structures ancillary 
to the existing or new detached house, semi-detached or rowhouse contains 
any residential units; 

(9) One residential unit in a building or structure ancillary to an existing or new 
detached house, semi-detached house or rowhouse on a parcel of land, if 
the existing or new detached house, semi-detached house or rowhouse 
contains no more than two residential units and no other building or 
structure ancillary to the existing or new detached house, semi-detached 
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house or rowhouse contains any residential units; 

(10) In an existing rental residential building, which contains four or more 
residential dwelling units, the creation of the greater or one residential 
dwelling unit or one percent of the existing residential dwelling units. 

12. The following shall be exempt from the payment of development charges: 

(1) The portion of a Place of Workship that is for worship; 

(2) Cemeteries and associated buildings; 

(3) Farm buildings and agricultural uses; 

(4) Any residential development creating or adding an accessory use, building 
or structure including a garage, storage building or swimming pool;  

(5) Temporary buildings, as defined in the Town’s Zoning Bylaw, including but 
not limited to event tents. 

DISCOUNTS 

13. The development charge payable for rental housing developments will be 
reduced based on the number of bedrooms in each unit as follows: 

(1) Three or more bedrooms – 25% reduction; 

(2) Two bedrooms – 20% reduction; 

(3) All other bedroom quantities – 15% reduction. 

REDUCTION FOR REDEVELOPMENT/CONVERSION 

14. In the case of the demolition of all or part of a building or structure associated 
with a development on a singular and certain parcel of land: 

(1) A credit shall be allowed against the development charge otherwise 
payable, provided a demolition permit for a residential building or structure 
has been issued and not revoked, and a building permit issued for the 
redevelopment within 5 years from the date the demolition permit for the 
residential building or structure was issued. If a demolition permit is not 
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required, the owner must provide notice to the Town of the demolition 
occurring within 5 business days of the demolition and date of notice will be 
used.  

(2) A credit shall be allowed against the development charges otherwise 
payable, provided a demolition permit for a non-residential building or 
structure has been issued and not revoked, and a building permit issued for 
the redevelopment within 5 years from the date the demolition permit for the 
non-residential building or structure was issued. 

15. Despite any other provisions of this by-law, where, as a result of the 
redevelopment of land, a building or structure existing on the land within 5 years 
prior to the date of the payment of development charges in regard to such 
redevelopment is to be 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: 

(1) 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 Section 6 by the number, according to type, of dwelling units 
that have or will be demolished or converted to another principal use; and 

(2) In the case of a non-residential building or structure, or in the case of a 
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 Section 7 by the gross floor area that 
has been or will be demolished or converted to another principal use; 

Provided that such amount shall not exceed, in total, the amount of the 
development charges otherwise payable with respect to the redevelopment.  

 
PHASE-IN OF DEVELOPMENT CHARGES 

 
 

16. The development charges imposed pursuant to this By-law and set out in 
Schedule “B” are not being phased-in and are to be in effect as of the date of 
passage.   
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MULTIPLE CHARGES 
 

17. Where two or more of the actions described in Section 2 are required before 
land to which a development charge applies can be developed, only one 
development charge shall be calculated and collected in accordance with the 
provisions of this By-law. 

18. Notwithstanding subsection 17, if two or more of the actions described in 
Section 2 occur at different times, and if the subsequent action has the effect of 
increasing the need for municipal services as set out in Schedule “A” or 
Schedule “B”, as applicable, an additional development charge shall be 
calculated and collected in accordance with the provisions of this By-law.    

  
SERVICES IN LIEU 
 

19. Council may authorize an owner, through an agreement under Section 38 of the 
Act, to substitute such part of the development charge applicable to the owner’s 
development as may be specified in the agreement, by the provision at the sole 
expense of the owner, of services in lieu. Such agreement shall further specify 
that where the owner provides services in lieu in accordance with the 
agreement, Council shall give to the owner a credit against the development 
charge in accordance with the agreement provisions and the revisions of 
Section 39 of the Act, equal to the reasonable cost to the owner of providing the 
services in lieu. In no case shall the agreement provide for a credit which 
exceeds the total development charge payable by an owner to the municipality 
in respect of the development to which the agreement relates.   

20. In any agreement under Section 19, Council may also give a further credit to 
the owner equal to the reasonable cost of providing services in addition to, or of 
a greater size or capacity, than would be required under this By-law.  

21. The credit provided for in Section 20 shall not be charged to any development 
charge reserve fund.   

 
TIMING OF CALCULATION AND PAYMENT 

 

22. Development charges shall be calculated on the following dates: 
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(1) As the date of when an application for an approval for a site plan under 

subsection 41(4) of the Planning Act was made and deemed complete, 
by the Town; 

(2) If clause (1) does not apply, as of the date when an application for an 
amendment to by-law passed under section 34 of the Planning Act was 
made, and deemed complete, by the Town; 

(3) If neither (1) or (2) applies, as of the date that a building permit is issued 
for the development or redevelopment on the lands to which a 
development charge applies;  

(4) If a development was the subject of more than one application referred 
to in clause (1) or (2), the later application is deemed to be the 
applicable application for the purposes of the calculation date;  

(5) If, on the date, the first building permit is issued for the development, 
more than 18 months (or otherwise stipulated in the Act) has elapsed 
since the application referred to in clause (1) or (2) was approved, than 
clause (1) and (2) do not apply and development charges shall be 
calculated as outlined in clause (3);  

(6) Clauses (1) and (2) do not apply to a development charge if the total 
amount of all charges, including any interest charged as permitted under 
the Act, that are payable in accordance with either of those clauses 
exceeds the total amount of all charges that would be payable had 
clause (3) above been applied.  

23. Development charges shall be paid on the following dates: 

(1) For rental housing and institutional development:  

i. Shall be paid in equal annual instalments beginning on the earlier 
of the date of the issuance of a permit under the Building Code 
Act authorizing occupation of the building and the date the 
building is first occupied, and continuing on the following five 
anniversaries of that date. 

(2) For any residential use that is not rental housing development: 
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i. Shall be paid in full on the earlier of the date of the issuance of a 

permit under the Building Code Act authorizing occupation of the 
building or the date the building is first occupied.  

(3) For any non-residential use that is not institutional development: 

i. Shall be paid in full upon a building permit being issued for the 
development.  

(4) Notwithstanding clauses (1), (2) and (3) above, in cases where a 
building permit is not required under the Building Code Act, the 
development charge shall be paid at the action of approval described in 
Section 2 of this by-law.  

(5) A person required to pay a development charge referred to in clauses 
(1) or (2) shall, unless the occupation of the building in respect of which 
the development charge is required is authorized by a permit under the 
Building Code Act, notify the Town Treasurer within the prescribed time 
of the building first being occupied as outlined in the Act. Failure to 
comply with any required notice will cause the development charge, 
including any interest payable, in accordance with the Act, being due 
and payable immediately.  

(6) A person required to pay a development charge referred to in clause (1) 
or (2) may pay the charge before it is otherwise payable even in 
absence of an agreement under Section 27 of the Act, provided the 
building permit has been issued. 

(7) Council may, and at any time, enter into agreements providing for all or 
any part of a development charge to be paid before in after it would 
otherwise be payable, in accordance with Section 27 of the Act.  

(8) Where any development charge, or part thereof, remains unpaid after 
the due date, the amount unpaid shall be added to the tax roll and shall 
be collected as taxes. 

(9) Where any unpaid development charges are collected as taxes under 
subsection (8), the monies so collected shall be credited to the 
development charge reserve funds referred to in Section 24. 
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RESERVE FUNDS   

24. Monies received from payment of development charges under this By-law shall 
be maintained in separate reserve funds as per the services set out in 
Schedule “A” and shall be used only to meet the growth-related net capital 
costs for the development charges provided for under this By-law are levied. 

 
BY-LAW AMENDMENT OR APPEAL 

 

25. Where this By-law or any development charge prescribed thereunder is 
amended or repealed either by order of the Ontario Land Tribunal or by 
resolution of the Municipal Council, the Municipal Treasurer shall calculate 
forthwith the amount of any overpayment to be refunded as a result of said 
amendment or repeal. 

26. Refunds that are required to be paid under Section 25 shall be paid with 
interest to be calculated as follows: 

(1) Interest shall be calculated from the date on which the overpayment was 
collected to the date on which the refund is paid; 

(2) The Bank of Canada interest rate in effect on the date of enactment of 
this By-law shall be used. 

(3) Refunds that are required to be paid under subsection (1) shall include 
the interest owed under this Section. 

 
FRONT ENDING AGREEMENTS 
 

27. Council may, from time to time and at any time, enter into a Front Ending 
Agreement as authorized by Section 44 of the Act. 

  
 COMPLAINTS ABOUT DEVELOPMENT CHARGES 
 

28. An owner may complain in writing to the Council in respect of the development 
charge imposed by the municipality that, 

(1) the amount of the development charge was incorrectly determined; 
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(2) whether a credit is available to be used against the development 

charge, or the amount of the credit or the service with respect to which 
the credit was given, was incorrectly determined; and 

(3) there was an error in the application of this By-law. 
 

When Complaint to be Made 
 
 

(4) A complaint may not be made under Section 28 later than ninety (90) 
days after the day the development charge, or any part of it, is payable. 

 
Particulars of Complaint 

 
(5) The complaint must be in writing, must state the complainant’s name, 

the address where notices can be given to the complainant and the 
reasons for the complaint. 

 
Hearing 

 
(6) The Council shall hold a hearing into the complaint and shall give the 

complainant an opportunity to make representations at the hearing. 
 

Notice of Hearing 
 

(7) The Clerk of the Municipality shall mail a notice of the hearing to the 
complainant at least fourteen (14) days before the hearing. 

 
Determination by Council 

 

(8) After hearing the evidence and submissions of the complainant, the 
Council shall as soon as practicable make a recommendation on the 
merits of the complaint and Council may, 

i. dismiss the complaint; or 

ii. rectify any incorrect determination or error that was the subject of 
the complaint. 

 
 

Notice of Decision 
 
 

(9) The Clerk of the Municipality shall mail to the complainant a notice of 
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the Council’s decision, and of the last day for appealing the decision, 
which shall be the day that is forty (40) days after the day the decision is 
made. The notice required under this Section must be mailed not later 
than twenty (20) days after the day the Council’s decision is made. 

 
 
GRANTS-IN-LIEU OF DEVELOPMENT CHARGES 

 
 

29. Council may by motion consider a grant-in-lieu out of general municipal 
funds of all or a portion of the development charges where they are onerous 
given the nature of the development proposed or as an economic development 
incentive. 

 
 
BY-LAW INDEXING 

 
 

30. The development charges set out in Schedule “B” of this By-law may be 
adjusted annually as of January 1, without amendment to this By-law, in 
accordance with the third quarter of the prescribed London series index in the 
Act.  

 
 
SEVERABILITY 

 
 

31. In the event any provision, or part thereof, of this By-law is found by a court 
of competent jurisdiction to be ultra vires, such provision, or part thereof, shall 
be deemed to be severed, and the remaining portion of such provision and all 
other provisions of this By-law shall remain in full force and effect. 

 
 
HEADINGS FOR REFERENCE ONLY 

 
 

32. The headings inserted in this By-law are for convenience of reference only 
and shall not affect the construction of interpretation of this By-law. 

 
BY-LAW REGISTRATION 

 
 

33. A certified copy of this By-law may be registered on title to any land to which 
this By-law applies. 

 
BY-LAW ADMINISTRATION 
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34. This By-law shall be administered by the Municipal Council. 
 
SCHEDULES TO THE BY-LAW 

 
 

35. The following Schedules form an integral part of this By-law:  
 
  Schedule “A"   - Schedule of Municipal Services 

Schedule “B"   - Schedule of Development Charges 
  Schedule “C”  - Schedule of Service Areas 

 
DATE BY-LAW EFFECTIVE 

 
 

36. This By-law shall come into force and effect on the day following the day of its 
approval by Council. 

37. The previous Development Charges By-law “By-law Number 98 of 2021” is 
hereby repealed. 

 
SHORT TITLE 

 
 

38. This By-law may be cited as the “Plympton-Wyoming Development Charge By-
law.” 

 
 
TERM OF BY-LAW 

 
 

39. This By-law shall continue in force and effect for a term not to exceed ten (10) 
years from the date of its coming into force, unless it is repealed at an earlier 
date by subsequent by-law. 

 
 
All previous Development Charge By-laws of the Municipality are hereby repealed. 

 
 
Read and passed by the Council this Xth day of MONTH, 2026. 

 
 
 
 
 

CLERK –   
 
 
 
 

MAYOR – 
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TOWN OF PLYMPTON-WYOMING 
BY-LAW NUMBER X of 2026 

 
 

 
 

SCHEDULE A 
 
 

DESIGNATED MUNICIPAL SERVICES UNDER THIS BY-LAW 
 
 
 
 

Municipal-Wide D.C. Eligible Services: 
Fire Services 

Parks and Recreation Services 
Public Works – Fleet and Facilities 

Administration – Studies 
Roads 

Land Acquisition 
 

Wyoming Service Area 
Water Services 

Wastewater Services 
 

Plympton-Lakeshore Service Area 
Wastewater Services 

 
Hillsboro Service Area 

Water Services 
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TOWN OF PLYMPTON-WYOMING 
BY-LAW NUMBER X of 2026 

SCHEDULE B 
SCHEDULE OF DEVELOPMENT CHARGES  

Service Area and Service Category Single & Semi 
Detached Unit (per 

unit) 

Multi Unit (per 
unit) 

Apartment 
and Special 

Care/Special 
Dwelling Unit 

(per unit) 

Non-Residential 
(per sqft) 

Municipal-Wide Administration  50.00   38.00   26.00  0.02 

Municipal-Wide Fire  2,207.00   1,678.00   1,141.00  1.02 

Municipal-Wide Parks & Recreation  4,258.00   3,238.00   2,202.00  0.00 

Municipal-Wide Public Works  3,235.00   2,460.00   1,673.00  1.49 

Municipal-Wide Roads  14,205.00   10,802.00   7,345.00  6.55 

Municipal-Wide Land Acquisition   108.00   82.00   56.00   0.05  
Municipal Wide Total  24,063.00   18,298.00   12,443.00   9.13  
          

Wyoming Water 1,123.00  854.00   581.00  0.39  

Wyoming Wastewater 1,297.00  986.00   670.00  3.05  

Wyoming Total (including Municipal Wide)  26,483.00   20,138.00   13,694.00   12.57  
     

Plympton-Lakeshore Wastewater 3,380.00  2,570.00   1,748.00  10.14  

Plympton-Lakeshore Total (including Municipal Wide)  27,443.00   20,868.00   14,191.00   19.27  
          

Hillsboro Water 9,523.00  7,242.00  4,925.00  1.02  

Hillsboro Total (including Municipal-Wide and Plympton-
Wastewater) 

 36,966.00   28,110.00   19,116.00   20.29  
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TOWN OF PLYMPTON-WYOMING 
BY-LAW NUMBER X of 2026 

SCHEDULE C – SERVICE AREA MAPS 
Note: If a development is located outside the Development Charge Service area but will connect to municipal water and/or 
wastewater services, the development will pay the associated water and/or wastewater development charges.  
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TOWN OF PLYMPTON-WYOMING 
BY-LAW NUMBER X of 2026 

Note: If a development is located outside the Development Charge Service area but will connect to municipal water and/or wastewater services, the development will pay the 
associated water and/or wastewater development charges.  



TOWN OF PLYMPTON-WYOMING 
BY-LAW NUMBER X of 2026 

23 
Note: If a development is located outside the Development Charge Service area but will connect to municipal water and/or wastewater services, the development will pay the 
associated water and/or wastewater development charges.  
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