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In 2008, Watson & Associates Economists Ltd., (Watson) was 

retained by the City to identify the full costs associated with 

processing planning applications within sections/divisions of four City 

departments.  In 2009, a new fee 

Council with the intent of improving the City's cost recovery 

performance regarding planning application processing costs.

In response to development applications related revenue shortfalls, 

Three Year Plan was prepar
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Chair and Members of the Planning and Development Committee

Meeting Date:  February 27, 2012 

Edward R. Sajecki 

Commissioner of Planning and Building 

lanning Application and Building Permit Fees 

 That the report titled “Planning Application and Building 

Permit Fees” from the Commissioner of Planning and 

Building, dated February 7, 2012, be adopted

 That the necessary amending by-law to the City’s 

Act Fees and Charges By-law be  prepared in accordance with 

Appendix 4, attached to the report titled “Planning Application 

and Building Permit Fees”, dated February 7, 2012

effect May 1, 2012. 

 That the necessary amending by-law to the City’s General Fees 

and Charges By-law be prepared to be in effect May 1, 2012.

 That the necessary amending by-law to the City’s Building 

By-law be prepared to be in effect May 1, 2012.

In 2008, Watson & Associates Economists Ltd., (Watson) was 

retained by the City to identify the full costs associated with 

processing planning applications within sections/divisions of four City 

departments.  In 2009, a new fee structure and rates were approved by 

Council with the intent of improving the City's cost recovery 

performance regarding planning application processing costs.

In response to development applications related revenue shortfalls, 

Three Year Plan was prepared to reduce operating costs over 2011, 

2012 and 2013 to be realized through a combination of labour 
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fee increases and the phasing out of transfers from reserves.  The Plan  

was received by City Council Budget Committee on December 7, 

2009.  In keeping with the Plan, building permit fees were increased 

by 3% in the 2011 budget.  An additional 3% increase in building 

permit fees was planned for in 2012 with another review of the fee 

rates for planning development applications to be undertaken in 2013.  

 

Since the completion of the 2008 Study and implementation of a new 

fee structure for planning applications in 2009, the City has 

experienced changes in planning application characteristics and 

volumes resulting in budgetary pressures. Planning and Building staff 

received direction in August 2011, to move up the review of planning 

application fees and to expand the review to include building permit 

application fees to determine how full cost recovery could be 

achieved. 

 

The guiding principles established for the review were that the fee 

rates be defensible; equitable; in line with comparators; and, 

supportive of Official Plan policy implementation. 

 

In September 2011, Watson was retained to update the review of the 

planning application fees charged in accordance with the Planning 

Act, excluding minor variance and consent application fees, to 

measure the changes and to identify cost recovery improvements. 

In addition, Watson was requested to review building permit fees 

charged in accordance with the Building Code Act, as well as sign 

permit fees and zoning review application fees.  The full technical 

report prepared by Watson, including an Executive Summary entitled 

Development Fees Review Study, February 7, 2012 is attached as 

Appendix 1. 

 

The consultant's report outlines the following:  the legislative context 

for the planning applications and building permit fees and charges 

review; the methodology undertaken; activity based costing results for 

planning applications and selected categories of building permit 

applications; and, fee rate options.  

 

The purpose of this report is to provide a summary of the findings of 

the review conducted by Watson and recommend new fee rates for 

planning and building permit application fees that will achieve 

improved cost recovery. 
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COMMENTS: PLANNING APPLICATIONS 

 

Since the 2008 Study was completed, there have been changes in the 

characteristics and volumes of planning applications due to the 

economy and the City’s stage of development.  This has had a 

significant impact on cost recovery.  The 2008 Study was based on 

planning application volumes and characteristics exhibited during the 

period 2004 to 2007.  During the period 2004 to 2007, planning 

application volumes averaged 438 per year, compared to 340 

applications per year for the period 2008 to 2010.   The decline in the 

annual application volumes was largely experienced in rezoning, 

Official Plan amendment/rezoning, removal of holding provision, 

subdivision and non-infill site plan applications. The volume of 

residential infill site plan and minor site plan applications and site plan 

approval express (SPAX) requests increased or stabilized during 2008 

to 2010.   

 

Based on the new fee schedule adopted by Council in 2009 and 

assuming that the average historical volumes would be maintained, it 

was anticipated that approximately 70% of the total costs would be 

recovered.  With the average volumes realized during the period of 

2008 to 2010, the City is currently only recovering approximately 

46% of total costs. 

 

Methodology 

 

The Activity Based Costing methodology used by Watson for the 

2011 planning application fee review was the same as used for the 

2008 review.  The average processing times for different types of 

planning applications were based on time estimates provided by staff 

reflecting their involvement or “hands-on-the-file” for each 

application type.  These average processing times were applied to 

average planning application volumes for the period 2008 to 2010 to 

determine annual staff time required to process the various types of 

application.  Time spent by management for coaching and oversight 

and a portion of time spent on planning policy and special projects 

was allocated proportionately based on effort and volume.  These 

processing effort estimates were then used to calculate direct costs.  

Indirect costs were also applied as a basis for establishing fees to 

determine total costs of processing planning applications.  

In establishing fee rates, it was recognized that the Planning Act does 
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not allow for cross subsidization of fees and that payment of fees can 

be made under protest and appealed to the Ontario Municipal Board 

(OMB).  For this reason, fees must be designed to recover the cost of 

processing each specific type of application.  

 

Options for Planning Application Fee Rates 

 

The 2011 Study provides two fee rate options as shown on pages (iv) 

and (v) of the Watson report Executive Summary, (Appendix 1).  One 

is consistent with the approach taken by Watson in the 2008 Study, 

and the second option is based on discussions with the staff Working 

Group on changes that have occurred since the 2008 Study and 

consideration of approaches now being taken by other municipalities.   

 

Both options include opportunities for additional sources of revenue. 

The difference between the two options is based on what is included in 

the definition of full cost: 

 

Option 1 includes: 

• Average processing times reflecting staff's involvement or 

"hands-on-the-file"; 

• Time spent by management for coaching and oversight; 

• Portion of time spent by staff on planning policy and design 

related  projects; 

• Indirect costs. 

 

Option 2 includes: 

• Average processing times reflecting staff's involvement or 

"hands-on-the-file"; 

• Time spent by management for coaching and oversight; 

• Indirect costs. 

 

The Option 1 definition of full cost is consistent with the definition 

used in the 2008 Study. 

 

The Option 2 definition of full cost does not include the cost of staff 

time spent on policy and design related projects.  This definition 

recognizes the difficulty in determining an appropriate allocation of 

policy and design related project costs to the “hands-on-the-file” 

processing of planning applications as the resulting policies, 
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guidelines and standards also benefit the community as a whole. 

Fees structure and rates based on this definition would be more 

defensible if fees are paid under protest and appealed to the Ontario 

Municipal Board.  This is consistent with the approach taken by other 

municipalities such as Oakville and Toronto.  

 

Watson’s Option 2 is the recommended option with the following 

modifications:  

 

Payment-In-Lieu of Off-Street Parking (PIL) - A review of the 

Corporate policy and process is underway. 

 

RECOMMENDATION: 

That PIL fees remain unchanged at this time. 

 

Telecommunication Towers - The Watson Study recommends a fee of 

$1,100 based on the existing process for reviewing proposals for 

telecommunication towers.  Staff is developing a revised 

telecommunication protocol, which will be included in a report to 

Planning and Development Committee scheduled to be considered on 

March 19, 2012. 

 

RECOMMENDATION: 

That a new fee for Telecommunication Tower proposals not be 

implemented at this time. 

 

Preliminary Meetings On Site Plan - The Watson Study identifies a 

fee of $2,300 for a preliminary meeting for proposals requiring site 

plan approval, which would be credited towards the total application 

fee.  Staff does not support pre-payment of this fee because there is 

concern that it would discourage discussion with staff regarding 

opportunities/constraints and requirements of site specific 

development proposals. 

 

RECOMMENDATION: 

That a fee for preliminary meetings on site plans not be implemented. 

 
Rezoning and Site Plan Fees for Small Scale Retail Commercial 

Development - The Watson Study recommends increased base fees 

and per square metre charges for all retail commercial development.  

In keeping with the principle that the fee rates should support 
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achieving City policy directions such as the Official Plan and 

Downtown21 Masterplan, it is recommended that increases not be 

applied to retail commercial, 220 m2 (2,370 sq. ft.) or less in C4, CC1 

and CC2 base and exception zones.  This would address concerns 

related to prohibitive fee levels for smaller businesses wishing to 

locate in designated Community Nodes such as Port Credit, Clarkson, 

Streetsville and Cooksville, and in the Downtown. 

 

RECOMMENDATION: 

That for retail commercial up to a maximum of 220 m2 (2,370 sq. ft.) 

in C4, CC1 and CC2 base and exception zones, the rezoning base fee 

be lowered by 50% from $28,800 to $14,400 with no additional per 

square metre charges, and that site plan base fees remain unchanged at 

$4,560, with no additional per square metre charges. 

 

Development Application Review Committee Meetings (DARC) - 

DARC meetings provide applicants with application requirements for 

Official Plan amendment/rezoning, rezoning and subdivision 

applications and for complex site plan applications.  The Watson 

Study recommends the following fees for DARC meetings: 

 

• Official Plan amendment/rezoning and rezoning - $5,400; 

• subdivision - $4,700; 

• site plan - $3,700. 

 

The amount paid would be credited towards the application fee at the 

time the application is submitted.  A survey of other municipalities 

indicated fees being charged for pre-consultation meetings range from 

$200 to $1,040. 

 

It is proposed that the fees paid at the time of submission of proposal 

be 50% of the fees recommended by the Watson study so as not to 

deter applicants from submitting proposals in advance of their 

applications. 

 

RECOMMENDATION: 

That the following fees be paid at the time of submission of proposals 

for Development Application Review Committee, and be credited 

towards the application at the time of application submission: 
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• Official plan amendment/rezoning and rezoning - $2,700; 

• Subdivision - $2,350; 

• Site plan - $1,850. 

 

Revenue Impact 

 

The following table shows the potential impact on revenues of Options 

1 and 2 compared to revenues if the existing fee structure is 

maintained: 

 

Planning Application Revenue Projections  2012 1 

 Existing Fee 

Structure 

Option 1 Option 2 

(modified) 

 

Cost 

 

$6,770,000 

 

$6,770,000 

 

$4,770,000 

Projected Revenue 

based on 2008-2010 

average volumes 

 

$3,110,000 

 

$6,770,000 

 

$4,770,000 

Projected Revenue 

Based on minimum 

anticipated future 

volumes 

 

$2,054,000 

 

$5,000,000 

 

$3,800,000 

Approximate Cost 

Recovery Range % 

 

30% to 46% 

 

74% to 100% 

 

80% to 100% 

2012 Budget 

(Before Allocations) 

 

$2,000,000 

 

$2,000,000 

 

$2,000,000 

 

Range of Surplus 

$54,000 to 

$1,110,000 

$3,000,000 to 

$4,770,000 

$1,800,000 to 

$2,770,000 

Note:   

 1  Based on a full year implementation before allocations to other 

departments. 

 

Comparison with Other Municipalities 

 

The Watson Study includes a comparison of Mississauga's existing 

fees, and Options 1 and 2 full cost fees with other municipalities in 

Ontario.  There are difficulties with such a comparison due to 

differences in how costs are defined and measured by the various 

municipalities.  It is important to note that in December 2009, the 

Building Industry and Land Development Association released a 

report titled, Creating a More Efficient Development Approval 
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Process:  Municipal Best Practice, which was developed by surveying 

BILD membership working across the GTA to identify the most 

efficient policies and programs that deliver municipal outcomes while 

supporting the development process.  The majority of the best 

practices included in the report are practices that the City has 

developed and implemented.  It should also be noted that process 

reviews and reorganization of staff have been undertaken to further 

improve the efficiency and effectiveness of processes.  This is a 

continuous part of the Land Development Services business model. 

 

As shown in Appendix 2, based on total development fee costs, 

Mississauga would be in line with comparators, with Option 2 

resulting in lower fees than Option 1. 

  

RECOMMENDATION: 

Option 2 - Planning Application Fee Rates with modifications should 

be implemented as it will achieve the following: 

 

• 100% cost recovery of “hands-on-the-file” activities; 

• revenue targets met or exceeded; 

• defensible fee structure at the Ontario Municipal Board; 

• comparable total development costs; 

• support for implementation of Official Plan policies. 

 

That Option 2 - Planning Application Fees (Modified) be implemented 

for planning application fees, in accordance with Appendices 3 and 4. 

 

BUILDING APPLICATIONS 

 

The 2008 Study did not consider building permit application fees.  

The Building Division has reviewed the Permit Fee Schedule on a 

regular basis and increased fees consistent with increased costs 

incurred by the City in the review of building permit applications and 

inspections.  Fee increases have generally been in keeping with the 

fees charged for similar services by neighbouring Greater Toronto 

Area municipalities.  Due to significant revenue decreases experienced 

in recent years as the result of the economy and the City’s stage of 

development, it was determined that the 2011 Study should also 

review building permit application fees.  In 2011, the cost recovery 

was approximately 85%. 
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Methodology 

 

The Activity Based Costing methodology used by Watson for the 

building permit fee review was the same as that used in the review of 

planning application fees.  

 

Unlike the restrictions on planning application fees, the Building Code 

Act allows for cross-subsidization of fees.  For this reason, it is 

possible to consider charging higher fees in some areas to make up for 

lower cost recovery in others to address concerns related to prohibitive 

fee levels for smaller businesses and residents. 

 

Options for Building Permit Application Fee Rates 

 

The Watson Study provides two options for building permit fee rates 

as shown on page (vi) of the Watson report Executive Summary, 

(Appendix 1).  The Watson Study also addressed other possible 

building fee increases and opportunities for additional sources of 

revenue. 

 

Option 1 proposes fee rates to achieve full recovery of costs and to 

generate enough annual revenue to fund a reserve fund of 

approximately twice the annual costs within a 7 to 8 year period.  It is 

based on matching fees to the average or the highest fees in the 

comparator range. The highest fee in the comparator range was 

applied for categories that had the highest under-recovery and/or the 

highest activity volumes.  One of the fee categories most significantly 

impacted by fee rate increases is alteration permits. 

 

Option 2 was developed based on discussions with the staff Working 

Group regarding specific Mississauga market circumstances.  It also 

achieves full recovery of costs related to building permit application 

processing, but with lower surplus levels resulting in a longer time 

period required for building a reserve fund of twice the annual costs, 

(13 to18 years). 

 

Option 2 also increases fees in categories where there is adjustment 

room based upon comparator municipalities and where current and 

future activity volumes will yield the greatest return, but the fee rates 

are set to compare more favourably with comparator municipalities. 
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The most noteable difference between Options 1 and 2 is in how they 

address the alteration permit categories. Option 2 takes into account 

that there are possible negative impacts of substantially increasing fees 

for alteration permit categories such as the potential for construction 

being undertaken without permits leading to increased enforcement 

costs.  It recognizes that although there is currently a high volume of 

alteration permit activity, it is expected that in the future, industrial/ 

commercial and high rise residential construction will contribute to a 

greater extent.  Since there is the ability to cross-subsidize under the 

Building Code Act, Option 2 proposes that the under-recovery in the 

alteration permit categories be partially offset by the fees for 

industrial/commercial and apartment categories. 

 

Option 2 proposes other similar but less significant differences in fees 

from Option 1 based on setting fees differently within the comparator 

ranges.  Option 2 is therefore more sensitive to Mississauga’s market 

circumstances and proposes a fee structure more in line with the City’s 

comparators. 

 

Revenue Impact 

 

The following table shows the potential impact on revenues of Option 

1 and 2 compared to revenues if the existing structure is maintained: 

 

Building Permit Revenue Projections 2012 1 

 Existing Fee 

Structure 

Option 1 Option 2 

 

Cost 

 

$8,900,000 

 

$8,900,000 

 

$8,900,000 

 

Revenue  

 

$7,600,000 

 

$10,700,000 

 

$9,700,000 

Available for 

Reserve 

 

$0 

 

$1,800,000 

 

$800,000 

Approximate Cost 

Recovery % 

 

85% 

 

120% 

 

109% 

 

2012 Budget 

 

 

$10,300,000 

 

$10,300,000 

 

$10,300,000 

Notes: 

 1  Based on a full year implementation 
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RECOMMENDATION: 

Option 2 - Building Permit Fee Rates should be implemented as it will 

achieve the following: 

 

• 100% cost recovery of effort of processing of applications; 

• revenue targets exceeded; 

• building of a reserve; 

• consistency with comparators; 

• fee structure reflective of Mississauga market conditions. 

 

That Option 2 - Building Permit Fees be implemented for building 

permit fees, (Appendix 5). 

 

Other Building Fees 

 

The following are recommendations regarding the opportunities 

identified by the Watson Study to add or increase other building fees: 

 

Signs 

 

The Watson Study indicates that the sign permit fees generally recover 

the full cost of processing Sign Permit Applications.  Further review 

of a sign removal fee is required. 

 

RECOMMENDATION: 

That the sign permit fees remain unchanged. 

 

Zoning 

 

Pre-application Zoning and Applicable Law Review Applications - 

The Watson Study identifies additional review time in the processing 

of Pre-application Zoning and Applicable Law Review Applications 

separate from the building permit process and recommends that a fee 

of $380 be charged for this service.  Staff agrees with this 

recommendation. 

 

RECOMMENDATION: 

That a new fee of $380 be established in the General Fees and Charges 

By-law for Pre-application Zoning and Applicable Law Review 

Applications distinct from fees charged in the building permit process 

providing for cost recovery of this service.  
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Zoning Letters - An opportunity to increase fees has been identified by 

the Watson Study based on the costing analysis, which indicates a 

current cost recovery of 43%.  The Study recommends an increase to 

$235.  Based on a staff review of fees charged by comparator 

municipalities, it is recommended that this fee be increased from $100 

to $150 for homeowners and to $200 for all other residential and non-

residential. 

 

RECOMMENDATION: 

That the fee for providing zoning letters be increased to $150 for 

homeowners and $200 for other residential and non-residential. 

 

Swimming Pools -The Watson Study recommends that consideration 

be given to introducing a fee of $260 to recover costs for zoning 

staff’s involvement in the swimming pool enclosure permit application 

review process.   A cross-departmental team has been formed to 

review this process and associated fees. 

 

RECOMMENDATION: 

That a new fee for swimming pool enclosure permits not be 

implemented at this time.   

 

Zoning Certificates - The Watson Study recommends the fee per 

Zoning Certificate application be increased to $735 based on the cost 

of providing this service.  Staff has surveyed comparator 

municipalities and found that the majority do not issue a separate 

Zoning Certificate of Occupancy, but instead conduct the zoning 

review through the building permit approval process.  Generally these 

applications form part of a building permit application.  An increase in 

the fee from $150 to $735 could drive the work underground resulting 

in increased enforcement costs and a decrease in revenue.  It is 

recommended that the fee be increased from $150 to $250 per 

application.  

 

RECOMMENDATION: 

That the fee for zoning certificates be increased to $250. 

 

SUMMARY OF COMMENTS FROM DEVELOPMENT 

INDUSTRY STAKEHOLDERS 

 

On February 6, 2012, a meeting was held with representatives of the 

development industry to provide an overview of the background and 
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legislative context, the study methodology, costing results and next 

steps.  The recommended fee rates were not presented at the meeting.  

The following is a summary of questions and responses provided. 

 

Question: Is the intent to maintain a maximum charge for the various 

types of applications and different amounts for residential and non-

residential? 

Response: Maximum charges have been maintained and the maximum 

charge for non-residential is less than that of residential recognizing 

the difference in the level of effort. 

 

Question: Is the intent to maintain a fee for repeat permits? 

Response: A fee for repeat permits has been maintained. 

 

Question: Are the category of building permits going to change? 

Response: The number of categories has decreased. 

 

FINANCIAL IMPACT: Planning Application Revenues  

 

The 2012 Land Development Services operating budget includes 

$2 million for planning application revenues which takes into account 

a fee increase of 15% or $175,000.  This was considered reasonable to 

project in advance of the 2011 Watson Study being completed as 

planning application revenues have been meeting budget for two 

years. 

 

The 2013 planning application budget revenues and percentage 

allocations of planning application budget revenues to other 

departments should be reviewed based on an assessment of the impact 

of the new fee rates implemented for May to December 2012. 

 

Building Permit Revenues 

 

The 2012 Land Development Services operating budget includes 

$10.3 million for building permit revenues.  The building permit 

budget revenue projection for 2013 should reflect the impact of 

increased fees to be implemented for May to December 2012. 

 

It is important to note that in keeping with the Building Code Act, any 

revenue collected that is above the cost of providing the service of 

processing building permit applications must be put into a reserve and 
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cannot be used to cover any other costs.  This will need to be taken 

into account when establishing 2013 budget revenue targets. 

 

CONCLUSION: In keeping with direction to explore ways to increase cost recovery for 

services provided by Land Development Services, the update of the 

review of planning application revenues planned for 2013 was moved 

up and expanded to include building application fees. 

 

The report prepared by Watson provides two options for increased 

planning application fee rates, and two options for increased building 

permit fees, as well as recommendations regarding opportunities to 

establish new fees or increase existing fees for other planning and 

building applications and services. 

 

A staff review of the Watson 2011 Study has concluded that a 

modified Option 2 - Planning Application Fees (Appendices 3 and 4) 

and Option 2 - Building Permit Fees (Appendix 5), along with the 

staff recommendations in the report regarding additional fees, be 

implemented effective May 1, 2012.  This will result in fee rates that 

are defensible; equitable; in line with comparator municipalities; and 

supportive of Official Plan policy implementation.  Based on expected 

application volumes, the recommended fees will allow for improved 

cost recovery to be achieved, and for the building of a reserve fund for 

building permit revenue. 

 

ATTACHMENTS: Appendix 1: Watson &Associates Economists Ltd., 

City of Mississauga Development Fees Review Study 

February 7, 2012. 

 Appendix 2: GTA Development Fee and Development Charges 

Comparisons 

 Appendix 3: Option 2 - Planning Application Fees (Modified) 

 Appendix 4: Proposed Planning Application Fee Schedule 

 Appendix 5: Option 2 - Building Permit Fees 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

 

Prepared By:   Ingrid Sulz-McDowell, Manager, Planning Services 

Centre, Development & Design Division 
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Appendix 3

Official Plan Amendment (OPA) 13,120      21,990        8,780        67                  Official Plan Amendment (OPA) Base Fee

22,240      39,600        17,360      78                   Official Plan Amendment/Zoning By-law Amendment Base Fee 

640           830             190           30                  Residential:  $/unit for first 25 units

320           440             120           38               Residential: $/unit for units 26-100

160           230             70             44               Residential: $/unit for units 101-200

80             110             30             38               Residential: $/unit for units beyond 200

80,000      180,000      100,000    125             Maximum residential charge per application

6.40          13.10          6.70          105 Commercial/Institutional: $/m2.

4,160        4,010          (150)          (4)                Industrial/Office: $/gross hectare

 Maximum industrial, commercial and office charge per 
 application 

Zoning By-law Amendment 9,120        28,800        19,680      216             Base Fee

Single/semi-detached and townhouse residential and      

 commercial and office use flat rate per application 

640           1,060          420           66                  Residential:  $/unit for first 25 units

320           820             500           156             Residential: $/unit for units 26-100

160           480             320           200             Residential: $/unit for units 101-200

80             190             110           138             Residential: $/unit for units beyond 200

80,000      180,000      100,000    125             Maximum residential charge per application

6.40          16.30          9.90          155 Commercial/Institutional $/m2.

4,160        9,600          5,440        131             Industrial/Office: $/gross hectare

60,000      100,000      40,000      66               Maximum Industrial, commercial and office charge per application

4,560        7,800          3,240        71               Base Fee

320           530             210           66                  Residential:  $/unit for first 25 units

240           320             80             33               Residential: $/unit for units 26-100

80             110             30             38               Residential: $/unit for units beyond 100

Maximum residential charge per application

 infill housing (new dwellings, replacement housing and additions 

3.60          6.70            3.10          86 Non-residential (ICI): $/m2 for first 2,000 m2 

2.40          4.80            2.40          100 Non-residential (ICI):  $/m2 for 2001-4,500 m2

1.60          2.90            1.30          81 Non-residential (ICI): $/m2 for 4,501-7,000 m2

0.80          1.40            0.60          75 Non-residential (ICI): $/m2 beyond 7,000 m2

35,000 52,000 17,000 49 Maximum Non-residential (ICI) charge per application

250           440             190           76               Infill – initial inspection

95             190             95             100             Infill – subsequent inspection

650           690             40             6                 Non-Infill – initial inspection

250           560             310           124             Non-Infill – subsequent inspection

Express Site Plan Approval 320           300             (20)            (6)                   SPAX approval

1,520        2,400          880           58                  Base Fee

   Applicable Site Plan Minor Surcharge Fees:

Planning and Building Site Inventory Review

90             90               -            -              Transportation and Works Environmental Review

180           180             -            -              Community Services Forestry Review

240           340             100           42                Transportation and Works Development Engineering Review 

100           120             20             20               Transportation and Works Storm Drainage Review

60             70               10             17               Community Services Fire Review

15,800      28,700        12,900      82               Base Fee

12,320      14,100        1,780        14                Additional Fee per application for applications within City Centre  

1,300        1,300          -            -              Base Fee

53             53               -            -              Per lot or block created

 Payment in Lieu of Off-Street      

Parking (PIL) 
800           800             -            -              

3,700        5,400          1,700 46               Condominium Standard Base Fee

21 31 10 48 Per apartment unit

53 77 24 45 Per non-apartment or vacant lot

105 153 48 46 Per non-residential hectare

7,680        12,400        4,720        61                  Common Element Condominium

4,300        7,800          3,500        81               Base Fee

320           580             260           81                Detached, semi-detached and townhouse dwellings: $/unit 

1.60          2.90            1.30          81
 All other residential, commercial or institutional uses: $/m2 beyond 

500 m2 

2,700        4,900          2,200        81               Industrial and Office uses: $/ha

48,000      120,000      72,000      150             Maximum fee per application

   Environmental Impact Study (EIS)

1,600        1,600          -            -                    - Environmental Review

2,960        2,960          -            -                    - Minor EIS required

8,720        8,720          -            -                    - Major EIS required

3,040        3,490          450           15                  Parking Utilization Study

90             90               -            -                 Forestry Inspection

1,280        1,280          -            -                 Heritage

-            2,700          -            -                  OPA/Rezoning and Rezoning  

-            2,350          -            -                 Subdivision

-            1,850          -            -                 Site Plan

Option 2 - Planning Application Fees (Modified)

 Official Plan                                   

 Amendment/Zoning By-law          

 Amendment  

Planning Application Type
 Current 

Fees $ 
   Description$ Change % Change

 Fee 

Structure 

Option 2 $ 

50               

100,000      40,000      66               

75,000        25,000      

-              -            N/A

Subdivision

Surcharge Fees

 Development Application            

Review Committee (DARC)         

Meeting 

60,000      

-              

Removal of Holding Symbol

Part Lot Control Exemption

Plan of Condominium

 Site Plan Minor Building 

 Alterations or Site Revisions
600           600             -            

Site Plan Inspections

Site Plan Control

50,000      

16,000      
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PROPOSED FEE SCHEDULE 
 
 

APPLICATION TYPE BASE FEE ADDITIONAL FEE DETAILS AMOUNT 

Official Plan Amendment 

 

$21,990.00 Not Applicable  

Official Plan 

Amendment/Zoning By-law 

Amendment 

 

 

$39,600.00 

 

Plus: 
Residential: $/unit for first 25 units 
Residential: $/unit for units 26 - 100 
Residential: $/unit for units 101 - 200 
Residential: $/unit for additional units beyond 200 
Commercial and Institutional: $/m2 
Industrial and Office: $/gross ha 
-------------------------- 
Maximum Residential charge per application  
Maximum Industrial, Commercial and Office (ICI) charge per 
application 
Major Revision to Application requiring Recirculation of 
Application to Commenting Agencies 
 

 

$830.00 
$440.00 
$230.00 
$110.00 
$13.10 

$4,010.00 
 

$180,000.00 
$100,000.00 

 
50% of total 
application 
fee 

 

Zoning By-law Amendment 

(see Note 1 below) 

 

$28,800.00 Plus: 
Residential: $/unit for first 25 units 
Residential: $/unit for units 26 - 100 
Residential: $/unit for units 101 - 200 
Residential: $/unit for additional units beyond 200 
Commercial and Institutional: $/m2 
Industrial and Office: $/gross ha 
-------------------------- 
Maximum Residential charge per application 
Maximum Industrial, Commercial and Office (ICI) charge per 
application 
Major Revision to Application requiring Recirculation of 
Application to Commenting Agencies 

 

 
$1,060.00 
$820.00 
$480.00 
$190.00 
$16.30 

$9,600.00 
 

$180,000.00 
$100,000.00 

 
50% of total 
application 
fee 

 

Temporary Use By-law $4,500.00   

Extension of Temporary Use 

By-law 

$3,500.00   

Site Plan Control-Except for 

Infill Residential (New 

Dwellings, Replacement 

Housing and Additions) 

(See Notes 2 and 3 below) 

$7,800 Plus: 
Residential: $/unit for first 25 units 
Residential: $/unit for units 26 - 100 
Residential: $/unit for additional units beyond 100 
Non-residential (ICI): $/m2 for first 2 000 m2 
Non-residential (ICI): $/m2 for 2 001 - 4 500 m2 
Non-residential (ICI): $/m2 for 4 501 - 7 000 m2 
Non-residential (ICI): $/m2 beyond 7 000 m2 

-------------------------- 
Maximum Residential charge per application,(3) 
Maximum Non-residential (ICI) charge per application 
Major Revision to Application requiring Recirculation of 
Application to Commenting Agencies 

 

 
$530.00 
$320.00 
$110.00 

$6.70 
$4.80 
$2.90 
$1.40 

 
$75,000.00 
$52,000.00 

50% of total 
application 
fee 
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APPLICATION TYPE BASE FEE ADDITIONAL FEE DETAILS AMOUNT 

Site Plan Control - for Infill 

Residential (New Dwellings, 

Replacement Housing and 

Additions) 

 

$7,800 Major Revision to Application requiring Recirculation of 
Application to Commenting Agencies 

 

50% of total 
application 
fee 

 

Site Plan Inspection  

Except for Infill Residential 

(New Dwellings, Replacement 

Housing and Additions) 

 

 Initial Inspection 
Each Additional Inspection 
 

$690.00 
$560.00 

 

Site Plan Inspection  

Infill Residential (New 

Dwellings, Replacement 

Housing and Additions) 

 

 Initial Inspection 
Each Additional Inspection 

$440.00 
$190.00 

Site Plan Minor Building 

Alterations or Site Revisions 

 

$2,400.00 Plus: 
Applicable Site Plan Minor Surcharge Fees: 
Planning & Building - Site Inventory Review 
Transportation & Works - Development Engineering Review 
Transportation & Works - Storm Drainage Review 
Transportation & Works - Environmental Review 
Community Services - Fire Review 
Community Services - Forestry Review 
 

 
 

$600.00 
$340.00 
$120.00 
$90.00 
$70.00 

$180.00 
 

Site Plan Approval Express 

(SPAX) 

 

$300.00   

Removal of (H) Holding 

Symbol 

 

$28,700.00 Additional fee per application for applications within City 
Centre 

$14,100.00 

Part Lot Control 

 

Repeal of Exempting By-law 
Deletion of Restrictions 
Extension of Exempting 
By-law 
Consent to Transfer/Charge 

 

$1,300.00 

 

 

 

$156.00 
$156.00 
$156.00 

 
$130.00 

 

Plus: 
For each lot or block created 
----------------------------------- 

 

 

$53.00 
 

Payment In Lieu of 

Off-Street Parking (PIL) 

 

$800.00   

Plan of Condominium 

Standard 

 

 

Plan of Condominium 

Common Element 

 

$5,400.00 
 
 
 
 

$12,400.00 
 

 

Plus: 
Apartment: $/unit 
Non-apartment or vacant lot: $/unit 
Non-residential: $/ha 
----------------------------------- 
Recirculation of Application due to Lapsing of Draft Approval 
 
 
Recirculation of Application due to revisions to the application 
requiring recirculation to commenting agencies 
Condominium Amalgamation Fee 
Condominium Amendment Fee 

 

$31.00 
$77.00 

$153.00 
 

50% of total 
application 
fee 

$650.00 
per revision 

$650.00 
$650.00 
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APPLICATION TYPE BASE FEE ADDITIONAL FEE DETAILS AMOUNT 

Plan of Subdivision 

(see Note 4 below) 
$7,800.00 Plus: 

Detached, semi-detached and townhouse dwellings: $/unit 
All other residential, commercial or institutional uses: $/m2 

beyond 500 m2 
 
Industrial and Office: $/gross ha 
------------------------------------ 
Maximum fee per application 
Major Revision to Application requiring Recirculation to 
Commenting Agencies 
 
Revision to Draft Approved Plan requiring Circulation 
 
 
Recirculation of Application due to Lapsing of Draft Approval 

 

$580.00 
$2.90 

 
$4,900.00 

 
$120,000.00 
50% of total 
application 
fee 
50% of total 
application 
fee 
50% of total 
application 
fee 

 

Surcharge Fees 

(see Notes 5, 6, 7, 8 and 9 
below) 
 

 Community Services - Heritage Review(5) 

 
Planning & Building - Environmental Review (Natural Heritage  
and/or Natural Hazards) Base Fee(5) 

if Environmental Impact Statement (EIS) Minor required(6) 
if Environmental Impact Statement (EIS) Major required(7) 
 
Planning & Building - Parking Utilization Study(8) 

 
Community Services - Forestry Inspection(9) 

 

$1,280.00 
 

$1,600.00 
plus 

 $2,960.00 
or $8,720.00 

 
$3,490.00 

 
$90.00 

Development Application 

Review Committee (DARC) 

Meeting Proposal 

Submissions 

(See Note 10 below) 

 OPA/Rezoning and Rezoning 
Subdivision 
Site Plan 

$2,700.00 
$2,350.00 
$1,850.00 

 
NOTES: 

 
1. Rezoning fee of $14,400.00 for Commercial is applicable with no additional per square metre charge for applications up to a maximum of 

220 m2 in C4, CC1 and CC2 base or exception zones. 
2. Site Plan fee of $4,560.00 for Non-Residential Commercial is applicable with no additional per square metre charge for applications up to a 

maximum of 220 m2 in C4, CC1 and CC2 base or exception zones. 
3. For Residential apartment applications with more than one (1) apartment building, maximum charge applies to each building. 
4. For Plan of Subdivision applications processed in conjunction with an Official Plan Amendment/Zoning By-law Amendment or Zoning 

By-law Amendment application, only 70% of the total subdivision fee (base fee plus applicable per unit, per square metre and per hectare 
fee) shall be collected. 

5. Surcharge fee for Environmental Review and Heritage Review applies only to Official Plan Amendment only, Official Plan 
Amendment/Zoning By-law Amendment, Zoning By-law Amendment and Plan of Subdivision applications. 

6. EIS Minor refers to no encroachment into natural area. 
7. EIS Major refers to encroachment into natural area. 
8. Surcharge fee for Parking Utilization Study applies only to Official Plan Amendment only, Official Plan Amendment/Zoning By-law 

Amendment, Zoning By-law Amendment applications. 
9. Surcharge fee for Forestry Inspection applies only to Site Plan Control applications. 
10. Amount paid for submission for Development Application Review Committee to be credited towards total application fee applicable at time 

of application submission. 

 
EFFECTIVE DATE: 

 
Any applications submitted prior to the effective date this By-law comes into force would be processed under former fee structure. 
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REFUNDS: 

 
If a person wishes to withdraw or discontinue an application for a planning matter prior to completion of the entire process related to an 
application, refunds of application fees are available upon written request in accordance with the following: 
 
For Official Plan Amendment only, Official Plan Amendment/Zoning By-law Amendment, Zoning By-law Amendment and Plan of Subdivision 
applications: 

 
• 90% refund prior to receipt of initial Application Status Report (ASR); 
• 70% refund following receipt of initial Application Status Report (ASR) and prior to consideration of Information Report by Planning and 
Development Committee; 
 
• 50% refund following consideration of Information Report to Planning and Development Committee and prior to consideration of 
Supplementary Report by Planning and Development Committee/Council; 
• 10% refund following consideration of Supplementary Report by Planning and Development Committee/Council and prior to preparation of 
Zoning By-law/Official Plan Amendment//Conditions of Draft Plan of Subdivision Approval. 
 
For Removal of (H) Holding Symbol and Payment In Lieu of Off-Street Parking (PIL) applications: 
 
• 90% refund prior to receipt of initial Application Status Report (ASR); 
• 70% refund following receipt of initial Application Status Report (ASR) and prior to consideration of report by Planning and Development 
Committee/Council; 
• 10% refund following consideration of report by Planning and Development Committee/Council and prior to preparation of By-law/Agreement. 
 
For Site Plan Control applications: 
 
• 90% refund prior to receipt of initial Application Status Report (ASR); 
• 50% refund following receipt of initial Application Status Report (ASR) and prior to next resubmission; 
• 30% refund following receipt of 2nd Application Status Report (ASR) and prior to next resubmission; 
• 10% refund following receipt of 3rd and subsequent Application Status Reports (ASRs) and prior to final site plan approval. 
 
For greater clarity, no refund shall be available upon completion of the entire process related to the application for the applicable planning matter. 
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Appendix 5

Fee
Current Structure

Permit Categories Fees Option 2
$/sq.mt. $/sq.mt.

Building Permit Fees
Assembly 12.78      15.00          
Institutional 17.25      19.00          
Residential - Apartment 9.80        14.50          

Residential -  Detached / Semi Detached/ Townhouse (>400 m2) 13.40      13.40          
Residential -  Detached / Semi Detached (<400 m2) 11.05      13.40          
Residential -  Townhouse (<400 m2) 11.05      13.40          
Residential -  Addition (Detached / Semi / Townhouse) 9.35        9.50            
Business and Personal Service - Shell 10.23      11.25          
Business and Personal Service - Finished 12.65      14.50          
Mercentile - Shell 8.75        10.50          
Mercentile - Finished 10.75      14.00          
Industrial - Shell 6.07        7.00            
Industrial - Finished 7.65        10.00          
Part 3 Building Alterations 2.95        4.75            
Part 9 Building Alterations 3.00        4.75            
Other Building Alterations 2.95        4.75            
Occupancy of Unfinished Building 980         1,029          
Conditional 1,442      1,514          
Demolition 101         106             
Sign Fascia 25.00      26.25          
Sign Ground 25.00      26.25          

Option 2 - Building Permit Fees
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