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To: Finance and Administration Committee
From: Commissioner of Finance

Report: #2026-F-2

Date: February 10, 2026

Subject:

Industrial Development Charge Deferral Program Extension

Recommendation:
That the Finance and Administration Committee recommends to Regional Council:

A) That the Deferral Program for Regional Industrial Development Charges be
extended by one year, to March 31, 2027, under the original terms and conditions
approved in Report #2025-COW-16;

B) That staff be directed to update program materials and communicate the extension
to the industrial development community; and,

C) That staff report back on program outcomes and market conditions prior to March
31, 2027.

Report:
1. Purpose

1.1 The purpose of this report is to recommend a one-year extension of the Regional
Development Charge Deferral Program for industrial development in Durham
Region that was implemented by Regional Council in response to the threat of
new tariffs and heightened economic uncertainty in early 2025.

2. Background

2.1 On March 26, 2025, Regional Council approved an Industrial Development
Charge Deferral Program that allows industrial developers the option to enter into
a deferral agreement, enabling them to pay development charges over five years
(i.e. in six equal annual payments), with the first payment due at occupancy and
the remaining five payments on the anniversary date of occupancy. The deferred
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amount is subject to a 2.6 per cent interest rate, which begins accruing at
occupancy.

The initial report indicated that the Treasurer would report to Regional Council
prior to March 31, 2026, with a review of the Industrial DC Deferral Program to-
date, including a summary of the number of applications received, and
recommendations on whether to renew or terminate the program.

Industrial DC Deferral Program Review and Recommendation

The following table summarizes the number of applications received to date,
which have resulted in three executed agreements, and one additional agreement
currently under review.

Executed Agreements

Development Location Square DC Amount
Footage (including interest)’
750 Farewell St (Oshawa) 11.713 $138.622.38
(Executed in April 2025)
1651 Stellar Dr (Whitby) 163.611 $2 577.697.14
(Executed in April 2025)
1660 Stellar Dr (Whitby) 60.612 $1 242 258.25
(Executed in October 2025)
Total 235,936 $3,958,577.77
Pending Agreements

. Square DC Amount
Development Location Footage (including interest)’
55 Woodrow Ct (Whitby) 48,252 $671,289.28
Total 48,252 $671,289.28

" To be paid in six equal instalments over five years starting at occupancy.

Feedback from the industrial development community through the Regional
Economic Development & Tourism Division indicates that the Deferral Program is
achieving its intended objectives; however, the original 12-month eligibility window
is insufficient given typical industrial development timelines. Developers report
that the program has materially influenced their investment decisions. Staff also
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continue to receive inquiries regarding industrial DC payment options,
demonstrating demand for the program and interest from prospective projects.
Notwithstanding this positive response, once developers identified the program’s
benefits, their project cycles were too long to allow permit issuance within the first
year. Extending the program would enable these emerging projects to access the
intended financial support and sustain the momentum now being observed.

Trade-related uncertainty continues to influence industrial investment decisions,
and the conditions that motivated establishment of the Deferral Program remain
unresolved. Ongoing tariff volatility and uncertainty surrounding the upcoming
Canada-US-Mexico Trade Agreement (CUSMA) renegotiation continue to create
an unstable environment for both new industrial development and local
expansions. Because the original purpose of the program was to mitigate
investment risk during this period of uncertainty, a one-year extension is
warranted to maintain stability until greater clarity regarding North American trade
conditions is achieved.

Development proposals that meet the definition of “industrial use” as set out in the
Region’s DC By-laws (Nos. 42-2023 and 39-2022), including new developments
and developments for enlargement of existing industrial buildings, are eligible for
the Industrial DC Deferral Program, until March 31, 2027.

Financial Implications

Prior to the implementation of the Region’s Industrial DC Deferral Program,
industrial DCs were collected at building permit issuance. Under the deferral
program, DC collection occurs in six annual installments starting at occupancy.
The Region is required to finance the cost of servicing that is completed in
advance of building occupancy.

Since the Program was implemented, the Province has amended the
Development Charges Act, 1997 to shift the collection of residential development
charges from building permit issuance to occupancy. No such amendment was
made for industrial development. The Industrial Development Charge Deferral
Program is a voluntary Regional initiative that permits the deferral of DC
collection.

Interest rates on the deferral payments are to be set at 2.6 per cent, which is the
current rate of interest earnings on Regional Development Charge Reserve
Funds. Interest charges start at occupancy. Applying interest under the industrial
deferral program provides funding to the Region which offsets the debt servicing
costs the Region undertakes for the deferrals.

The Treasurer will report to Regional Council prior to March 31, 2027, with a
review of the Industrial DC Deferral Program to-date, including a summary of the
number of applications received, and recommendations whether to renew or
terminate the program.
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Previous Reports and Decisions

In March 2025, through Report #2025-COW-16 (see attachment #1), Regional
Council approved the Industrial Development Charge Deferral Program.

Relationship to Strategic Plan

This report aligns with/addresses the following Strategic Direction(s) and
Pathway(s) in Durham Region’s 2025-2035 Strategic Plan:

a. Connected and Vibrant Communities

o C1. Align Regional infrastructure and asset management with projected
growth, climate impacts, and community needs.

b. Resilient Local Economies

o R1. Attract and retain quality employers that strengthen key economic
sectors, including energy and technology.

° R2. Support the growth of new business startups and small to medium
local businesses.

o R3. Develop, attract, and support a skilled and qualified workforce,
including youth and newcomers.

This report aligns with/addresses the following Foundation(s) in Durham Region’s
2025-2035 Strategic Plan:

a. People: Making the Region of Durham a great place to work, attracting, and
retaining talent.

b.  Processes: Continuously improving processes to ensure we are responsive to
community needs.

Conclusion

It is recommended that the Commissioner of Finance be authorized to extend the
Regional Industrial DC Deferral Program for industrial development charges under
the Region DC By-laws (Nos. 42-2023 and 39-2022) until March 31, 2027.

Attachments

Attachment #1:  Report No. 2025-COW-16
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Respectfully submitted,

Original Signed By

Nicole Pincombe, CPA, CMA
Commissioner of Finance

Recommended for Presentation to Committee

Original Signed By

Elaine Baxter-Trahair
Chief Administrative Officer
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To: Regional Council

From: Commissioner of Finance, Commissioner of Community Growth and
Economic Development, Commissioner of Works, and Regional Solicitor
and Director of Legal Services

Report: #2025-COW-16

Date: March 26, 2025

Subject:

Industrial Development Charge Deferral Program

Recommendation:

That Regional Council approve the following:

A) That the Council-approved Industrial Development Charge Deferral Program be
implemented subject to the following conditions:

a.

the applicable development charges owed under the Region’s Residential and
Non-residential Development Charges By-law No. 42-2023 and Transit
Development Charges By-law No. 39-2022 for industrial developments to be paid
in instalments over five years at the option of the applicant;

an initial payment due at occupancy;

deferral payments are subject to an interest rate of 2.6 per cent beginning at
occupancy;

default provisions if deferral payments become overdue;

applicants electing to use the deferral program must enter into a deferral
agreement with the Region; and,

other such terms and conditions as deemed appropriate by the Commissioner of
Finance;

B) That the Industrial Development Charge Deferral Program be available to building
permit applications for industrial developments submitted on or after February 1,
2025;
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C) That Regional staff submit a report to Regional Council prior to March 31, 2026, with
a review of the Industrial Development Charge Deferral Program to-date; and

D) That the Commissioner of Finance be authorized to enter into deferral agreements for
purposes of the Industrial Development Charge Deferral Program, subject to the
conditions set out in Recommendation A) and any additional conditions deemed
appropriate by the Commissioner of Finance, to the satisfaction of the Regional
Solicitor.

Report:
1. Purpose

1.1 The purpose of this report is to establish a Development Charge Deferral Program
for industrial development in Durham Region as directed by Regional Council in
response to the threat of new tariffs and heightened economic uncertainty.

2. Background

21 Development Charges (DCs) are fees collected from developers by municipalities
to cover the costs of infrastructure and services needed for new developments.
These charges ensure that growth-related capital expenses, such as roads, water
treatment, sewage systems, police and paramedic stations are funded by those
who benefit from the new developments, rather than existing taxpayers. The
collection of DCs results in a reduction in financing from property taxes and water
and sewer user rates for growth-related capital projects.

2.2 The Region currently collects industrial DCs for water supply, sanitary sewer,
roads and Regional Transit services under the Region’s Residential and Non-
residential Development Charges By-law No. 42-2023 and the Region’s Transit
Development Charges By-law No. 39-2022 (“Region’s DC By-laws”).

2.3 On February 4, 2025, the President of the United States of America announced
that a 25 percent tariff would be imposed on most Canadian goods, which came
into effect on March 4, 2025.

2.4 In anticipation of the tariff announcement, the Regional Chair and the Mayors of
the Area Municipalities in Durham Region released a statement on February 3,
2025, that stated, “we align to stand up for our people and businesses” and that
“‘we must safeguard and support the businesses that are the backbone of our
local economy and community”.

2.5 Seeking opportunities to support expansion and growth of companies in Durham
Region, as well as evaluating opportunities to provide financial relief to
businesses seeking growth or expansion in Durham Region amidst the current
uncertain economic climate, Regional Council approved a motion as provided in
Attachment #1 (Members Motion Re: Installment Program for Regional
Development Charges) to direct Regional Finance staff to develop a DC deferral
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program to allow the payment of Regional DCs on industrial developments over a
five-year period in installments with interest (“Industrial DC Deferral Program”).

Existing Treatment of Industrial Development under the DC Act and
Region’s DC By-laws

The definition of “Industrial Use” in the Region’s DC By-laws is as follows:

Lands, buildings or structures used or designed or intended for use for
manufacturing, producing, processing, fabricating or assembly of raw
goods, research or development in connection therewith, and includes
office uses, warehousing or bulk storage of goods 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 to the general
public through a warehouse club or similar use.

For expansions of existing industrial buildings, the Development Charges Act,
1997 (“DC Act”) requires municipalities to provide a DC exemption for expansions
that increase the existing floor area by up to 50%. For industrial expansions more
than 50% of the existing floor area, applicants are required to pay DCs on only the
expansion that exceeds 50% of the existing floor area.

The Region’s DC By-laws allow applicants to also use the statutory DC Act
exemption for industrial expansions in new standalone structures that are located
on the same parcel of an existing industrial building.

The Region does not collect industrial DCs under the GO Transit DC By-law No.
86-2001. The Region collects DCs for industrial developments based on rates for
the Prestige Employment Land under the Seaton Area Specific DC By-law No.
2024-029 but collection is linked to DC credit arrangements under a Front Ending
Agreement. It is proposed that the Industrial DC Deferral Program not apply to
DCs under the Seaton Area Specific DC By-law.

Legislative Options for the Creation of a Development Charge Deferral
Collection Program

Section 27 of the DC Act allows municipalities to enter into agreements that allow
for an applicant to pay the applicable DC before or after it would otherwise be
payable.

Any agreement made under Section 27 of the DCA allows the municipality to
charge interest, at a rate stipulated in the agreement, on that part of the
development charge paid after it would otherwise be payable.

The advantage of using Section 27 deferral agreements as part of the Region’s
Industrial DC Deferral Program is that it will not require an amendment to the
Region’s DC By-laws. The DC Act requires a lengthy public process for any
amendments to a DC by-law and it is generally understood that immediate relief is
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5.2

5.3

required by the industrial development. If the deferral program was incorporated
into the Region’s DC By-laws through an amendment, then any future changes to
the program (including the decision to end the program at some unknown point in
the future) would require a further amendment to the DC By-laws which would
trigger another public process to pass such an amendment.

Currently Regional Council approval is required for the Region to enter into a
section 27 deferral agreement for late payments of DCs. It is recommended that
authorization be provided to the Commissioner of Finance to execute industrial
DC deferral agreements, as outlined under section 27 of the DC Act with
developers for water supply, sanitary sewerage, Regional roads and Regional
Transit Industrial DCs.

Industrial DC Deferral Program Details

It is recommended that the Industrial DC Deferral Program be available to
development proposals that meet the definition of “industrial use” as set out in the
Region’s DC By-laws (Nos. 42-2023 and 39-2022), including new developments
and developments for enlargement of existing industrial buildings. The program
would commence upon Regional Council approval of this report and be applicable
to building permit applications for industrial developments retroactive to February
1, 2025 and up to March 31, 2026.

The Industrial DC Deferral Program will not be mandatory. If an Applicant elects to
use the Industrial DC Deferral Program, the Applicant would be required to enter
into a deferral agreement subject to the following terms:

The total amount of a development charge payable is the amount of the
development charge that would otherwise be required under the Region’s DC
By-laws.

Deferral of the DCs will be amortized over no more than 5 years and will
consist of 6 equal annual payments. One sixth of the DC owed will be due at
building occupancy with the remaining equal payments continuing the
following five anniversaries of that date.

Any late payment, over 90 days and with at least two notices to the last
known contact, would deem the agreement in default and the amount unpaid
would be recovered by adding the amount to the property tax roll for collection
pursuant to the DC Act.

Interest rates on the deferral payments are to be set at 2.6 per cent, which is
the current rate of interest earnings on Regional Development Charge
Reserve Funds. Interest charges start at occupancy.

Area Treasurers have been consulted as the collection of development charges
resides at the local level. Their suggestion was to have the first due date at
building occupancy as that aligns with the current changes they have made to
tracking mechanisms for the new deferrals mandated by the Province for
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developments such as purpose built rental. This allows for future tracking of due
dates more effectively.

Developers can request the deferral along with the existing Regional
Development Charge Information Form through the local area municipal
processes for payment, prior to the issuance of a building permit.

If a building permit is required prior to the full execution of the deferral agreement,
then the program would require the DCs to be paid in full or a letter of credit be
provided, with it being refunded/returned once the agreement has been executed.

The Treasurer will report to Regional Council prior to March 31, 2026, with a
review of the Industrial DC Deferral Program to-date, including a summary of the
number of applications received, and recommendations whether to renew or
terminate the program.

Financial Implications

Industrial DCs are currently collected at building permit issuance. Under a deferral
program that allows for DC collection to be in annual installments starting at
occupancy, the Region would be required to finance the cost of servicing that is
completed in advance of building occupancy.

Over the past five years, there have been nearly 11.5 million sq. ft of industrial
development in Durham Region for which DCs have been collected, which
translated to roughly $113.5 million in DCs collected over the period. Had an
industrial deferral program been in place, the Region would have collected an
estimated $28.4 million over the same five-year period, resulting in a significantly
lower cash flow. The impact would be significantly greater for other property
classes. Based on the reduced cashflow, the Region would have to issue
additional debt or defer capital projects to match the reduced available financing.

An increase in debt would add additional costs to the subsequent DC calculation
which would put upward pressure on the future industrial DCs. However, applying
interest to the deferral program will provide funding to offset the debt servicing
costs.

Previous Reports and Decisions

There are no previous reports

Relationship to Strategic Plan

This report aligns with/addresses the following Strategic Direction(s) and
Pathway(s) in Durham Region’s 2025-2035 Strategic Plan:

a.

Connected and Vibrant Communities
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o C1. Align Regional infrastructure and asset management with projected
growth, climate impacts, and community needs.

b. Resilient Local Economies

o R1. Attract and retain quality employers that strengthen key economic
sectors, including energy and technology.

o R2. Support the growth of new business startups and small to medium
local businesses.

° R3. Develop, attract, and support a skilled and qualified workforce,
including youth and newcomers.

8.2 This report aligns with/addresses the following Foundation(s) in Durham Region’s
2025-2035 Strategic Plan:

a. People: Making the Region of Durham a great place to work, attracting, and
retaining talent.

b.  Processes: Continuously improving processes to ensure we are responsive to
community needs.

9. Conclusion

9.1 It is recommended that the Commissioner of Finance be authorized to implement
an Industrial DC Deferral Program for industrial development charges under the
Region DC By-laws (Nos. 42-2023 and 39-2022). The delegation of authority to
execute agreements is intended to ensure that each agreement can be directly
negotiated and implemented without individual reports to Council for each.
agreement.

10. Attachments

Attachment #1:  Motion Regarding Installment Program for Regional Development
Charges Approved By Regional Council On February 26, 2025

Respectfully submitted,

Original Signed By

Nancy Taylor, BBA, CPA,CA
Commissioner of Finance and Treasurer
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Original Signed By

Ramesh Jagannathan, MBA, M.Eng.
P.Eng., PTOE
Commissioner of Works

Original Signed By

Brian Bridgeman, MCIP, RPP, PLE
Commissioner of Community Growth and
Economic Development

Original Signed By

Jason Hunt
Regional Solicitor and Director of Legal
Services

Recommended for Presentation to Council

Original Signed By

Elaine C. Baxter-Trahair
Chief Administrative Officer
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Direction Memorandum
TO: Nancy Taylor, Commissioner of Finance and Treasurer
DURHAM Elaine Baxter-Trahair, Chief Administrative Officer
REGION
FROM: Alexander Harras, Director of Legislative Services/Regional Clerk
DATE: February 26, 2025
Corporate Services RE: Resolution adopted by Regional Council at its meeting held on
Department - February 26, 2025

Legislative Services

DEPARTMENTAL RESOLUTIONS AND OTHER REPORTS

10.4. Motion Regarding Installment Program for Regional Development
Charges

SEE ATTACHED.

Alexandery Harvas

A. Harras
Director of Legislative Services/Regional Clerk

c. J. Hunt, Regional Solicitor/Director of Legal Services
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Departmental Resolutions and Other Reports — Item #10.4
February 26, 2025 Page 2 of 3

Council of the Region of Durham, at its meeting held on February 26,
2025, referred the following resolution to staff:

“Whereas Regional Development Charges are collected on all new
developments across the Region of Durham including residential,
industrial and commercial developments; and

Whereas City of Oshawa has taken a position to exempt industrial
developments from City Development Charges in an effort to support
investment leading to job creation across the City; and

Whereas on February 4, 2025 the United States Government had
announced it would impose a 25 percent tariff on most Canadian goods
and a 10 percent tariff on energy; and

Whereas this initial announcement was postponed by a minimum of 30
days yet the proposed tariffs continue to create an environment of
economic uncertainty and delay business investment; and

Whereas the Regional Chair and Mayor’s of area municipalities released
a statement on February 3, 2025 that stated “we align to stand up for our
people and businesses” and that “we must safeguard and support the
businesses that are the backbone of our local economy and community”;
and

Whereas seeking opportunities to support expansion and growth of
companies in the Region of Durham is directly aligned to Goal 3.2 of
Invest Durham’s Ready Set Future economic development strategy; and

Whereas evaluating opportunities to provide financial relief to businesses
seeking growth or expansion in the Region of Durham may assist in
developing a robust economic ecosystem which can begin to alleviate
reliance on global markets and establish made in Canada solutions; and

Whereas the Region of Durham could consider an installment program
for the payment of Regional Development Charges on industrial
developments to provide a program that could stimulate further
development from new and existing businesses in the Region while still
accumulating the required funds for the infrastructure needed to service
the expansions;

Now therefore be it resolved:

That Council direct Finance Services staff to develop an installment
program for the payment of Regional Development Charges on industrial
developments to allow for payment over a five-year period in installments
with interest and should the company cease to exist in the future that the
Regional Development Charges be added to the property tax bill;
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That the program be back dated to be available to industrial
developments effective February 1, 2025 to be aligned with support
extended under tariff relief programs; and

That Regional staff be directed to amend the associated bylaws required
to incorporate the terms of the installment program.”
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