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1.0 Summary 
The landowner James Krouse is submitting an urban boundary expansion 
application for the lands known as 6585 Highway 6, Part of Lot 17 Concession 15. 
The lands total 29.3 hectares. The lands are intended primarily for low and medium 
density residential, along with supporting uses including commercial and a school 
block. 

urbanMetrics has been retained to consider the financial viability of this proposed 
urban boundary expansion. For this analysis, we have used details from a 
preliminary concept plan which includes 151 single-detached homes, 191 street 
townhomes, 101 stacked townhomes, and 258 apartment units, for a total of 701 
residential units. 

To conduct the analysis, we calculated the following that would be generated by 
the proposed urban boundary expansion: 

• One-Time Revenues 

o Development charges 

• Operating Surplus 

o Property tax revenues 

o Water and wastewater revenues 

o Non-tax revenues 

o Site-specific infrastructure operating costs 

o Municipality-wide operating costs net of external funding 

• Financial Viability 

o Replacement costs of site-specific infrastructure 

o Indirect capital replacement costs of municipality-wide infrastructure 

o Municipal budget ratios 

We evaluated the financial viability of the urban boundary expansion in two ways. 
First, we considered whether the urban boundary expansion would generate a net 
operating surplus (revenues minus operating expenses) that exceeds the capital 
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replacement costs required to service the lands (the “direct comparison” 
approach). 

The direct comparison approach is an absolute measure of the financial viability of 
the development. If the development would generate more revenues than costs, it 
would be financially viable. 

However, the direct comparison approach has some drawbacks. It is reliant on the 
municipality’s budget and capital funding framework, which the developers have 
no control over. It can also be sensitive to different estimates of capital 
replacement costs. 

As such, we also consider a relative measure of financial viability by benchmarking 
the urban boundary expansion against the Township of Centre Wellington’s and 
Wellington County’s budgets (the “budget benchmark” approach). Here, we 
consider what percentage of revenues would remain after operating costs to fund 
capital replacement costs. If the urban boundary expansion would have a larger 
percent of revenues left to pay for capital replacement costs, it would contribute 
positively to the Township’s and County’s financial positions and thus would be 
financially viable relative to the Township and County as a whole. 

Our key findings are summarized below (all values are in 2026 dollars). 

1.1 Findings: One-Time Revenues 
At full build-out, we have estimated that the proposed subdivision would generate 
$24.4 million in development charge revenue for the Township of Centre 
Wellington and $5.7 million for Wellington County, based on current rates. 

The details behind these calculations can be found in Section 4.0. 
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1.2 Findings: Operating Surplus 

Figure 1.1: Calculation of Operating Surplus 

 
Source: urbanMetrics calculations 

Figure 1.1 shows the calculation of the operating surplus, or total revenues minus 
operating expenses. The details behind this calculation can be found in Section 5.0. 

For the Township of Centre Wellington, we calculated that the urban boundary 
expansion would generate $2.1 million in revenues and $0.8 million in operating 
costs, for a net of $1.3 million in operating surplus. For Wellington County, the 
revenues would be $1.7 million and the operating costs $0.4 million, for an 
operating surplus of $1.3 million. These operating surpluses can be used to fund 
capital costs. 
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1.3 Findings: Financial Viability 

Direct Comparison Approach 

Figure 1.2: Annual Net Revenues 

 
Source: urbanMetrics calculations 
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Figure 1.2 shows the calculation of the annual net revenues for the direct 
comparison approach. As shown, the urban boundary expansion is projected to 
generate approximately $689,000 of net revenues after capital replacement costs 
annually for the Township of Centre Wellington. For Wellington County, the net 
revenues would be $1.2 million. The details behind this calculation can be found in 
Section 6.2. 

Because the urban boundary expansion is projected to generate an operating 
surplus in excess of its capital replacement costs, it is projected to be financially 
viable and would contribute positively to Township of Centre Wellington’s and 
Wellington County’s fiscal positions. 
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Budget Benchmark Approach 

Figure 1.3: Budget Benchmarking 

 
Source: urbanMetrics calculations, Township of Centre Wellington 2026 Budget, Wellington County 2026 
Budget and Ten Year Plan 

Figure 1.3 shows the results from the benchmarking against the Township of Centre 
Wellington’s and Wellington County’s budgets. As shown, the urban boundary 
expansion would generate an operating surplus that is 63% of total revenues for 
the Township of Centre Wellington and 76% for Wellington County, which is higher 
than the 32% of the Township’s budget and 28% of the County’s budget. The 
details behind this calculation can be found in Section 6.3. 
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This exercise shows that the urban boundary expansion would contribute more 
towards capital replacement costs after operating costs relative to the Township of 
Centre Wellington and Wellington County as a whole. It would have a positive 
fiscal impact on the Township and County in that if the Township or County would 
need to raise property taxes in the future, they would need to do so by a lesser 
amount if the urban boundary expansion were to be developed. As such, it would 
be financially viable, judged against the standard of the Township’s and County’s 
existing budget frameworks. 

1.4 Discussion 
The analyses found the urban boundary expansion would be projected to have a 
positive fiscal impact on the Township of Centre Wellington and Wellington 
County. The development concept would generate more operating revenues than 
operating and capital costs, and it would also require fewer operating costs as a 
percentage of total revenues to support compared to the Township as a whole 
(leaving more to fund capital costs). By both approaches, the urban boundary 
expansion would be financially viable. 

It should be noted that the analysis used several conservative assumptions, 
including excluding the impact of capital grants, assuming the rate of return 
matches that of inflation, and not considering off-site commercial and employment 
uses that would be induced by the increase in population from the urban boundary 
expansion. 
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2.0 Overview 
2.1 Methodology 
The purpose of this Fiscal Impact Assessment is to consider whether the proposed 
urban boundary expansion on 6585 Highway 6 would be financially viable. 

The Fiscal Impact Assessment considers the following components (all revenues 
and costs are expressed in 2026 dollars). 

One-Time Revenues 
The Fiscal Impact Assessment calculates the development charges that would be 
generated by the proposed urban boundary expansion. 

Because development charges are collected for cost-recovery purposes, they have 
not been factored into the analysis of ongoing revenues and costs. Still, they are 
shown because they could provide fiscal benefits such as funding infrastructure 
with benefit to existing residents. 

Ongoing Revenues and Costs 
The main findings of the Fiscal Impact Assessment relate to the ongoing revenues 
and costs. This analysis considers whether the proposed urban boundary 
expansion is financially viable, in that revenues generated would cover the costs 
needed to support it. 

For this analysis, we consider the following components: 

• Property tax revenues 

• Water and wastewater rate revenues 

• Other non-tax revenues 

• Operating costs of site-specific infrastructure 

• Municipality-wide operating costs net of external funding 

• Replacement costs of site-specific infrastructure 

• Indirect capital replacement costs of municipality-wide infrastructure 
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• Municipal budget ratios 

A key consideration in a Fiscal Impact Assessment is indirect capital replacement 
costs, which covers non-site-specific infrastructure that would be needed to 
service the additional population and employment from the urban boundary 
expansion. These include the lifecycle replacement costs of non-site-specific road, 
water, wastewater, and stormwater infrastructure, as well as capital costs for items 
such as police, fire, transit, recreation, and library, among others. 

In this report, we consider two ways of addressing the question of whether the 
proposed urban boundary expansion would be financially viable, in relation to the 
lifecycle capital replacement costs. 

First, we used a “direct comparison” approach: we calculated the annual net 
revenues of the urban boundary expansion, comparing its operating surplus 
(revenues minus operating costs) to the annualized replacement costs of site-
specific and other infrastructure. Here, positive annual net revenues would indicate 
that the development would generate sufficient revenues to cover the total costs 
needed to service it. Negative annual net revenues would indicate that the 
development, in isolation, would not generate sufficient revenues to cover 
replacement costs under the municipality’s current property tax and operating 
budget framework. 

Second, we used a “budget benchmark” approach: we benchmarked the property 
tax revenues and operating costs generated by the development concept against 
the Township of Centre Wellington’s budget. After accounting for projected 
operating costs, the portion of property tax revenues left over to pay for annual 
lifecycle replacement costs for the urban boundary expansion was compared to 
the portion of property taxes used to fund capital expenditures in the Township’s 
budget. 

If a lower percentage of property tax revenues generated from the proposed urban 
boundary expansion would be required to fund operating costs (and thus a higher 
fraction is left over to pay for capital costs), compared to the Township of Centre 
Wellington as a whole, then this suggests the development would contribute more 
than the Township average towards funding capital costs. In other words, the 
prototype development concept would be more effective in generating funds to 
support capital replacement costs than the existing Township as a whole and thus 
would be financially viable on a relative basis. 

This method has the benefit in that it is more robust to how the Township’s 
existing budget framework funds the replacement cost of capital infrastructure and 
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any changes that would be required in the future. In this way, the proposed urban 
boundary expansion would be evaluated on a fair basis against other parts of 
Centre Wellington. This contrasts with the first method – for a hypothetical 
municipality with property tax rates that underfunds its capital replacement costs, 
it would be difficult for any new developments to generate positive revenues net of 
costs through no fault of their own. 

Additionally, in situations where the total lifecycle replacement costs of 
infrastructure are uncertain, this method can provide an independent assessment 
of the financial viability of the proposed urban boundary expansion, as well as a 
check on what levels of lifecycle costs are reasonable. 

2.2 Limitations of Fiscal Impact 
Assessments 

The results of Fiscal Impact Assessments should be interpreted in the broader 
context of the municipality’s goals. Municipalities are not profit-maximizing entities 
and have many goals such as meeting housing needs. The results of a Fiscal Impact 
Assessment should be considered in the context of the municipality’s broader 
goals. 

Additionally, Fiscal Impact Assessments of a single site, like this study, do not 
consider the impacts of other developments which would be induced by the 
increase in population and employment from the Subject Site. For example, the 
increase in population if the Subject Site were to be developed would increase the 
need for commercial space to serve that population, as well as increasing the 
attractiveness of locating employment uses in Centre Wellington to take 
advantage of the larger potential workforce. Commercial and employment space is 
taxed at much higher rates than residential and tend to have a much higher 
positive fiscal impact than residential development, but the Subject Site would not 
be credited for these induced developments in this Fiscal Impact Assessment. 
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3.0 Development Concept 
As shown in Figure 3.1, the Subject Site for the proposed urban boundary 
expansion sits west of Highway 6, just to the north of the existing urban boundary. 

Figure 3.1: Preliminary Concept Plan, Urban Boundary Expansion 

 
Source: Zelinka Priamo, dated July 2026. 

At this stage, plans for the Subject Site are preliminary. Figure 3.1 illustrates the 
latest concept plan available, with the land use schedule in Figure 3.2. 
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Figure 3.2: Concept Plan Land Use Schedule and Unit Counts 

 
Source: Zelinka Priamo, dated July 2026. 

We used this development concept to evaluate the fiscal impacts of the urban 
boundary expansion, with the understanding that it would be subject to change. 
We have assumed that Blocks 1-7 would consist entirely of single-detached homes, 
Blocks 11-12 would consist entirely of stacked townhomes, and the mixed-use 
residential units in Block 14 would be apartment units. We have further assumed 
apartments would be 50% 1-bedroom and 50% 2-bedroom or larger. 

Additionally, we have assumed a total of 4,000 square metres of commercial retail 
space on the Subject Site for this development concept. This was based off a 25% 
lot coverage ratio for the commercial lands in the concept plan. 

Unit and cost estimates for the required site-specific infrastructure, provided by 
SMD Consultants, are detailed in Appendix A. The initial costs of this infrastructure 
will be covered by the developer as a Local Service or would be covered by 
Development Charges and thus would not have a fiscal impact. However, the 
Township of Centre Wellington will maintain and replace the infrastructure, and the 
operating and lifecycle capital costs of the infrastructure will be included. 
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4.0 One-Time Revenues 
In this Section, we calculated the one-time development charge revenues that 
would be generated by the proposed urban boundary expansion. 

While development charge revenues are intended for cost recovery, they are 
shown here as they may still be a positive fiscal impact. For example, they may 
help fund infrastructure that have benefit to existing or post-period benefits. They 
are not factored into the calculations of ongoing impacts. 

4.1 Development Charges 

Methodology 
Development charges are used by municipalities as a source of revenue to recover 
growth-related capital costs for the new infrastructure required to support the 
proposed development. Development charges for the Township of Centre 
Wellington are used to fund the following services: 

• Services Related to a Highway 

• Public Works (Facilities and Fleet) 

• Fire Protection Services 

• Parks and Recreation Services 

• Growth Studies 

• Wastewater Treatment 

• Wastewater Sewers 

• Water Treatment Plants and Storage 

• Water Distribution 

• Land 

Additionally, development charges for Wellington County are used to fund: 

• Library 
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• Studies 

• Ambulance 

• Police 

• Roads and Related 

• Childcare 

• Provincial Offences Act 

• Health Unit 

• Long-Term Care Homes 

• Waste Diversion 

The development charge rates as of 2026 for the Township of Centre Wellington 
and Wellington County can be found in Appendix B. For apartment units, we 
assumed half would be 1 bedroom and half would be two bedroom or more. It is 
recognized that these development charge rates are subject to change over time 
from indexing, the passing of new development charge by-laws, and Provincial 
legislation. These rates were multiplied by the development statistics to arrive at 
the total development charges collected. 

Results 
Figure 4.1 shows the calculation of the development charges collected at full build-
out for the development concept. Based on these rates, at full build-out, the 
proposed development concept would generate one-time development charge 
revenues of roughly $24.4 million for the Township of Centre Wellington and $5.7 
million for Wellington County. 
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Figure 4.1: Calculation of Development Charges 

 
Source: urbanMetrics calculations 
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5.0 Operating Impacts 
In this section, we consider the annual revenues and operating costs that would be 
generated by the development concept. The findings of this section will then be 
combined with the discussions of lifecycle capital replacement costs in Section 6.0 
to evaluate the financial viability of the urban boundary expansion. 

The ongoing revenues considered include property taxes, water and wastewater 
rates, and per-capita and per-employee non-tax revenues. Operating costs include 
operating costs net of external funding, as well as the operating costs of site-
specific infrastructure. 

5.1 Property Taxes 

Methodology 
Property taxes are the main way in which the development will contribute to the 
municipal budget. To estimate property taxes, we have used the 2026 property tax 
rates for the Township of Centre Wellington and Wellington County, excluding the 
Education component as it is not received by the municipality. The property tax 
rates used were 0.400590% for residential properties and 0.597281% for 
commercial properties for the Township and 0.742204% and 1.106626% for the 
County. 

The calculation of property taxes also requires an estimate of the tax assessment 
values for the various components of the development. Unfortunately, we do not 
have access to a comprehensive database of property assessment values. As such, 
our estimate of assessed values will be based on a selection of comparable 
properties of the appropriate types. 

The list of comparables used to determine these assessed values can be found in 
Appendix C. This was made more difficult as limited data is available for new 
properties for many development types in Fergus. Notably, assessed values for the 
example recent apartments were higher than those for street townhomes and 
stacked townhomes, which was not what we had expected based on our 
experience. 
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As such, to be conservative, we have used the average assessed values across the 
multi-residential typologies for street townhomes, then discounted it by 5% for 
stacked townhomes and 10% for apartments. 

The average assessed values used for this analysis are as follows: 

• Single-detached: $402,000 per unit 

• Street townhouses: $313,000 per unit 

• Stacked townhouses: $297,000 per unit 

• Apartments: $282,000 per unit 

• Non-Residential: $1,537 per sq. m. 

Notably, these assessed values are based on 2016 valuations determined by the 
Municipal Property Appraisal Corporation (MPAC) due to the pause in re-
assessments during and after the Covid-19 pandemic. We have used these 
valuations as property tax rates are based on these assessed values and would be 
adjusted if assessment values change. 

Results 
Figure 5.1 shows the calculation of the annual property taxes that would be 
generated by the development concept. The proposed development would 
generate approximately $2.59 million in residential property taxes and $104,700 in 
non-residential property taxes, for a total of approximately $2.7 million. 

Based on these estimates, the property tax per capita is similar across the unit 
types, but stacked townhomes and apartments would have higher property taxes 
per capita. With a portion of water and wastewater revenues being per meter (per 
home), those unit types would generate more revenues compared to single-
detached homes on a per-capita basis. Since most ongoing costs scale based on a 
per capita basis, this suggests the fiscal impact of the development could be 
improved with a higher fraction of stacked townhomes and apartments. 
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Figure 5.1: Annual Property Tax Revenues 

 
Source: urbanMetrics calculations 
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5.2 Water and Wastewater Revenues 

Methodology 
Water and wastewater rates are the other major source of revenues that would be 
generated by new development. These rates would accrue to the Township of 
Centre Wellington. 

Water and wastewater meter rates are based on the 2026 rates from Centre 
Wellington Hydro. We assumed the residential units would have a fixed charge of 
$12.50 per month and a usage rate of $2.64 per cubic metre for water, and a fixed 
charge of $14.76 per month and a usage rate of $3.15 per cubic metre for 
wastewater. Combined, the fixed charge would be $27.26 per unit, and the variable 
charge would be $5.79 per cubic metre. 

For non-residential space, we conservatively assumed a meter size of up to 3/4", 
which have the lowest rates. We assumed that one meter would be required per 
200 square metres of commercial space. As with residential, we assumed the 
commercial space would have a fixed charge of $12.50 per month and a usage rate 
of $2.64 per cubic metre for water, and a fixed charge of $14.76 per month and a 
usage rate of $3.15 per cubic metre for wastewater. Combined, the fixed charge 
would be $27.26 per unit, and the variable charge would be $5.79 per cubic metre. 

Estimating the water and wastewater revenues requires an estimate of usage. We 
assume that the wastewater usage would be metered and charged based on water 
usage. 

The latest available Water and Wastewater Servicing Master Plan for the Township 
of Centre Wellington is dated June 30, 2025, by RV Anderson Associates. In 
Section 6.1 (page 35), the Master Plan identifies an average day residential 
consumption of 250 liters per capita per day (“Lpcd” or “L/c/d”). We have 
extended this assumption to employee water usage as well, as in our experience, 
these usage rates tend to be similar. 
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Results 

Figure 5.2: Annual Water and Wastewater Revenues 

 
Source: urbanMetrics calculations 

Figure 5.2 calculates the water and wastewater revenues that would accrue from 
the proposed development. In total, annual water and wastewater revenues would 
be $1.1 million. Of this, $236,000 would be from fixed charges and $876,000 would 
be from usage charges. 

Combined with property taxes, the annual revenues for the Township of Centre 
Wellington generated by the development concept would be $2.1 million, of which 
47% would be from property taxes and 53% from water and wastewater rates. 

As calculated, the projected water and wastewater rate revenues are an unusually 
high percentage of total projected revenues for the Township. The methodology 
for calculating water and wastewater rate revenues is standard, and we don’t 
believe there is an error in this calculation. Out of caution, we investigated the 
impact of reducing water and wastewater revenues and found the main findings of 
this report are robust to halving the water and wastewater revenues. It is also 
possible that these results are driven by using assessed values that are too low, 
which would result in the property tax revenues being underestimated. It is worth 
noting that the Township’s share of residential property taxes is relatively low, 
which could explain the unusual split between tax and rate revenues for residential 
properties with servicing. 
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5.3 Other Non-Tax Revenues 

Methodology 
Municipalities have other non-tax and non-rate revenues that reduce the portion of 
their costs which are funded by property taxes and rates, and many of these would 
be expected to increase with population and employment. These include user fees 
and service charges, licences, permits and rent, and fines and penalties.  

User Fees and Service Charges are reported in Schedule 12 of the Financial 
Information Return (“FIR”). Licences, permits, rent, etc. and Fines and penalties 
categories are reported in Schedule 10 of the FIR. We used the 2024 FIR for the 
Township of Centre Wellington and Wellington County, which was the latest 
available at this time, and adjusted them for inflation (3.80%) to 2026 dollars. 

To arrive at a per-capita and per-employee figure for these values, we estimated 
the population and employment for the Township of Centre Wellington and 
Wellington County for 2024. For population, we used the Statistics Canada 
population estimate, which was 34,139 people for the Township and 265,424 
people for the County. 

For the employment estimate, we began with 2021 Census data. We summed the 
“Place of Work” values from Commuting Flows data1 and the “Worked at home” 
and “No fixed workplace address” values from the Census Profile Place of Work 
data to arrive at estimates of the 2021 total employment in the Township and 
County. To arrive at the 2024 estimates, we used the proxy that employment 
grows at the rate of population growth and that Census employment counts are 
subject to the same undercount as population. As such, the 2021 employment 
estimates were inflated based on the ratio of the 2024 population estimate to the 
2021 Census population to arrive at the estimates of 2024 employment. 

Based on these calculations, we estimated employment would be 10,749 in the 
Township and 134,454 in the County. 

We assigned residential shares and non-residential shares of to revenue and cost 
categories. For certain categories for which we had reasons to believe are primarily 
incurred by residents, we assumed the following residential shares (with the 
remainder being the non-residential share): 

 
1 The Commuting Flows Place of Work data are collected from Table 98-10-0459-01 for Census 
subdivisions and Table 98-10-0466-01 for Census divisions. 
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• Solid waste collection/disposal, waste diversion: 90% 

• Public health services, hospitals, ambulance services/dispatch: 90% 

• Cemeteries: 95% 

• All social and family services: 100% 

• All recreation and cultural services: 95% 

For other categories, we assigned the revenues and cost based on the ratio of 
population to employment. These ratios were 76% residential and 24% non-
residential for the Township of Centre Wellington and 66% residential and 34% 
non-residential for Wellington County, based on the above population and 
employment estimates. 

Finally, we must assign a growth share to each category to represent how much 
they would grow with population and employment. For Licences, permits, rents, 
etc. and Fines and penalties, we assumed a 100% growth share. 

For User Fees and Service Charges, there are reasons to believe that a 100% 
growth share would be appropriate (we assumed a lower growth share for costs 
due to returns to scale and efficiencies, which would not apply to revenues). 
However, we conservatively used the same growth share for these revenues as the 
ones used for operating costs, most of which are 95% (see Section 5.5). 

The exception is the transportation services items, which we assumed the growth 
share to be 95% for all items. The growth share for the expenses of some of the 
transportation services items was set at 0% because they were calculated based on 
the length of roads rather than on a per-capita and per-employee basis, but we 
would expect revenues to increase on a per-capita basis. 

Results 
Based on this calculation, non-tax revenues would be approximately $128 per 
resident and $80 per employee for the Township, and $67 per resident and $33 per 
employee for the County (see Appendix D). Annual non-tax revenues would be 
$208,000 for the Township and $109,000 for the County. 
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5.4 Infrastructure Operating Costs 

Methodology 
The urban boundary expansion and subsequent development on the Subject Site 
would increase the Township of Centre Wellington’s and Wellington County’s 
operating costs, through new site-specific infrastructure and through increases in 
the population and employment. 

We first considered the operating costs that would be generated by site-specific 
infrastructure, which would fall on the Township of Centre Wellington. Here, we 
assumed certain cost categories in Schedule 40 of the FIR would increase 
proportional to the amount of linear infrastructure added for the site. These cost 
categories include: 

• Roads (all), 

• Winter Control (all), 

• Wastewater collection/conveyance, 

• Urban and Rural storm sewer system, and 

• Water distribution/transmission. 

The base cost is Total Expenses less Interest on Long Term Debt and Amortization, 
from Schedule 40 of the FIR, adjusted for inflation to 2024 dollars. Interest and 
amortization are removed as they reflect the cost of past expenditures and not the 
cost of growth. The base cost is scaled by the ratio of new infrastructure to 
existing infrastructure to arrive at the incremental infrastructure operating 
expenses generated by the urban boundary expansion. 

The infrastructure inventory is drawn from the Township of Centre Wellington 
2025 Asset Management Plan (“AMP”). The inventory shows that, as of 2024, the 
Township of Centre Wellington had: 

• 472,896 metres of roads, 

• 117,414 metres of sidewalks, 

• 120,970 metres of watermains, 

• 109,734 metres of wastewater mains, and 

• 116,812 metres of stormwater mains. 
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For consistency with other operating costs, we apply a growth share of 95% to the 
infrastructure operating costs (see Section 5.5). This reflects a conservative level of 
economies of scale, such as through efficiencies from scale or the existence of 
fixed costs. 

The site-specific infrastructure needed to support the development concept is 
detailed in Appendix A. 

Results 

Figure 5.3: Infrastructure Operating Costs 

 
Source: urbanMetrics calculations 
Notes: Calculated costs are shown with negative values. 

Figure 5.3 shows the calculation of the infrastructure operating costs. In total, the 
annual operating costs of site-specific infrastructure would be $111,000. This would 
be approximately $67 per person and employee. 

5.5 Municipality-Wide Operating Costs 

Methodology 
In this section, we calculate the increase in net operating costs incurred by the 
Township of Centre Wellington and Wellington County from the increase in people 
and employees that the development would bring on the subject site. These costs 
are reported in the 2024 FIR, excluding the categories relating to infrastructure 
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which were covered in Section 5.4. Figures were adjusted for inflation to 2026 
dollars. 

To calculate net operating costs, we use the figures under Total Expenses from 
Schedule 40 of the FIR. We subtract the Interest on Long Term Debt and 
Amortization categories from the total as they do not represent growth-related 
expenses. 

Some municipal programs, most prominently social and family services, are heavily 
subsidized by external funding. This external funding includes Provincial and 
Federal conditional grants as well as funding from other municipalities. These are 
subtracted from the Total Expenses as they do not reflect expenses which are 
funded by property taxes or rates. In many cases, the external funding would 
increase as the size of the program or the population increases. For expenses 
funded by transfers from other municipalities, these reflect the cost of services 
which are not funded by the Township’s or County’s population and thus would not 
increase with the development. 

Notably, this analysis does not include Provincial and Federal Grants for Tangible 
Capital. While this can be an important source of funding for municipalities, it is 
likely that the timing of these grants can be lumpy. Because it is difficult to predict 
how these grants would evolve in the future, grants for tangible capital have been 
excluded from this analysis. 

The operating costs are then split between residential and non-residential. As 
discussed in Section 5.3, the following residential shares were applied, with the 
remainder being the non-residential share: 

• Solid waste collection/disposal, waste diversion: 90% 

• Public health services, hospitals, ambulance services/dispatch: 90% 

• Cemeteries: 95% 

• All social and family services: 100% 

• All recreation and cultural services: 95% 

• Others: 74% 

A growth share factor is then applied to each category based on the estimated 
growth impact. A growth share of 95% was applied to most cost categories, 
reflecting a conservative level of economies of scale from improved efficiency 
and/or the presence of fixed costs. 
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For governance and planning and development costs, a growth share of 25% was 
applied. Governance costs are expected to benefit heavily from economies of 
scale. Planning and development costs are more related to the scale of future 
development rather than the current population. 

Finally, a growth share of 0% was applied to social housing. The need for social 
housing is unrelated to growth, and in fact, new housing usually improves housing 
affordability and reduces the need for social housing. 

Results 
The calculation of the per-capita and per-employee operating costs are shown in 
Appendix E. In total, operating costs would be $574 per resident and $285 per 
employee for the Township, and $715 and $153 for the County. 

The calculation of external funding is shown in Appendix F. Total external funding 
is $31 per resident and $27 per employee for the Township, and $393 per resident 
and $13 per employee for the County. 

For the Township, after non-tax revenues of $128 per resident and $80 per 
employee, the net operating costs would be $415 per resident and $178 per 
employee. 

For the County, after non-tax revenues of $67 per resident and $33 per employee, 
the net operating costs would be $254 per resident and $107 per employee. 

Figure 5.4 shows the calculation of the total annual operating costs. For the 
Township, total per-capita and per-employee net operating costs would be 
$666,000 annually. Combined with site-specific infrastructure operating costs, 
total annual operating costs would be $777,000. 

For the County, total annual net operating costs would be $407,000 annually. 
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Figure 5.4: Total Annual Operating Costs 

 
Source: urbanMetrics calculations 
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5.6 Operating Surplus 
Based on the above revenue and cost analysis, we have calculated the projected 
operating surplus that would be generated by the urban boundary expansion. This 
is calculated as total revenues minus operating costs. The operating surplus can be 
used to fund capital replacement costs. 

Figure 5.5: Calculation of Operating Surplus 

 
Source: urbanMetrics calculations 
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As shown in Figure 5.5, the development of the urban boundary expansion lands is 
projected to generate an annual operating surplus of approximately $1.3 million at 
full build-out for both the Township of Centre Wellington and Wellington County. 
The operating surplus would be 63% of revenues generated for the Township and 
76% for the County. 

In the following section, this operating surplus will be compared against projected 
capital replacement costs to consider the financial viability of the urban boundary 
expansion. Additionally, we will compare this development’s operating surplus to 
that of the Township of Centre Wellington’s and Wellington County’s budgets as a 
benchmark for the development’s financial impact. 
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6.0 Capital Replacement 
Costs 

In the previous section, we calculated the operating surplus that would be 
generated by the urban boundary expansion. In this section, we consider the 
financial viability of the urban boundary expansion, and how the operating surplus 
relates to capital replacement costs. 

We do so in two ways. First, we use a direct comparison approach: directly 
comparing the operating surplus to the capital replacement costs generated by the 
urban boundary expansion. The capital costs considered include both site-specific 
capital costs and indirect capital costs (capital not specific to the site that would 
be required to service the added population and employment, such as recreation 
facilities and libraries). Notably, we do not consider the potential of capital grants, 
so the results of this analysis will be conservative. 

Second, we use a budget benchmark approach: benchmarking the operating 
surplus generated by the urban boundary expansion (as a fraction of revenues) 
against that of the Township of Centre Wellington and Wellington County. This 
comparison addresses financial viability in a different way: if the Township or 
County needed to raise property tax rates to fund its future capital replacement 
costs, would taxes need to increase more or less if the urban boundary expansion 
happens? Or, conversely, if the Township or County is overfunding its capital 
replacement costs, would they be able to lower its property tax rates more or less 
if the urban boundary expansion happens? 

The budget benchmark approach has the advantage of holding new development 
to the same standard as that of existing development. This approach does not rely 
on the Township’s existing budget framework being sufficient to fund its capital 
replacement costs. Additionally, it has the benefit of not requiring a precise 
estimate for future infrastructure replacement costs, and the results are also not 
impacted by capital grants. 
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6.1 Site-Specific Capital Costs 
We first estimate the site-specific capital replacement costs. This will be used as an 
input for both the direct comparison approach and the budget benchmark 
approach. 

We used the infrastructure details provided by SMD Consultants. During this 
process, SMD informed us that certain line items should not generate additional 
replacement costs, and those items were excluded from this analysis. 

We inflated the unit cost estimates provided by SMD by 25% to reflect contingency 
and soft costs. The annual replacement cost was calculated by dividing the total 
replacement cost by the useful life. This represents the annual amount that must be 
reserved to pay for the replacement of the infrastructure at the end of its useful 
life. In doing this, we conservatively assumed that the rate of return earned on the 
reserves matches the rate of inflation. 

Figure 6.1: Site-Specific Capital Replacement Costs 

 
Source: urbanMetrics calculations based on infrastructure information provided by SMD Consultants 

As shown in Figure 6.1, the total annual site-specific replacement costs would be 
$272,000. This would be about 21% of the annual net operating surplus. 
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6.2 Direct Comparison Approach 
The direct comparison approach compares infrastructure capital replacement costs 
to the operating surplus generated by the urban boundary expansion. Here, capital 
replacement costs consist of the site-specific capital costs as well as indirect 
capital costs, where indirect capital are those not specific to the site which would 
be needed to service the additional population and employees.  

In this approach, the capital replacement costs are subtracted from the operating 
surplus to arrive at the annual fiscal impact of the urban boundary expansion. A 
positive fiscal impact would indicate the urban boundary expansion is financially 
viable. 

Notably, this analysis does not consider the potential impact of grant funding for 
capital costs. While this can be a significant source of funding for municipalities, it 
is difficult to estimate the amount that would be received and how much they may 
increase. As such, the results from this analysis should be interpreted as being 
highly conservative. 

Indirect Capital Replacement Costs 
We calculated the annual indirect capital replacement costs based on the 
Township’s AMP as well as the County of Wellington 2025 Asset Management Plan 
(jointly, “AMPs”). The AMPs include replacement costs, average age of assets, and 
percent remaining service life for the Township’s and County’s infrastructure 
assets. These were used to calculate per-capita and per-employee indirect capital 
replacement costs, which were then applied to the population and employment of 
the development concept. 

Notably, the Township’s AMP had replacement costs in terms of 2024 dollars, while 
the County’s were based on 2023 values. We applied appropriate population and 
employment estimates and inflation factors to each. 

Adjustments to the Township AMP totals were made to avoid double-counting 
costs and to remove costs which would not be growth-related. Costs that would 
be accounted for in site-specific infrastructure were removed, such as roads, water 
mains, wastewater mains, and stormwater mains. The replacement costs of the 
County’s road assets were included as they would not include site-specific road 
infrastructure. 
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Figure 6.2: Growth-Related Indirect Capital Replacement Costs 

 

 
Source: urbanMetrics calculations 

Figure 6.2 shows the calculation of the indirect capital replacement costs. Annual 
indirect capital replacement costs would be $345,000 for the Township and 
$163,000 for the County. 
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Annual Net Revenues 

Figure 6.3: Annual Net Revenues 

 
Source: urbanMetrics calculations 
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Figure 6.3 shows the calculation of the annual net revenues. As shown, the 
prototype development concept would generate $689,000 more revenues than 
total costs including annual capital replacement costs for the Township and $1.2 
million more revenues than total costs for the County. 

By these calculations, the urban boundary expansion would be financially viable 
and would be able to generate sufficient revenues to cover the infrastructure 
needed to service it, creating a positive fiscal impact for both the Township of 
Centre Wellington and Wellington County. 

6.3 Budget Benchmark Approach 
In addition to the direct comparison method, we conducted a benchmarking 
exercise against the Township of Centre Wellington’s 2026 Budget and Wellington 
County’s 2026 Budget and Ten Year Plan. In this exercise, we compared the 
percentage of property tax and utility rate revenues that would be needed to fund 
operating costs between the urban boundary expansion and the Township of 
Centre Wellington’s and Wellington County’s Budget. 

If the urban boundary expansion needs a smaller percentage of revenues to fund 
generated operating expenses than the Township and the County, it would 
contribute positively to their fiscal positions. In that way, it would be financially 
viable. 

To be most comparable to the budget, we have split out the water, wastewater, 
and stormwater related operating costs and shown them separately. 

There is a question of how to treat site-specific capital costs for this approach. On 
one hand, these are capital costs which would not be in the Township’s operating 
budget, so site-specific capital costs should be excluded to be most comparable to 
the Budget. On the other hand, it may be important to note if a development 
requires excessive site-specific capital. 

As such, for this exercise, we show the operating surplus both without and with the 
site-specific capital costs. The operating surplus without site-specific capital 
replacement costs is still the closest comparison to the operating surplus of the 
budget, but this allows some visibility into whether site-specific capital costs are 
excessive enough to affect the financial viability of the development. 
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Figure 6.4: Budget Benchmarking 

 
Source: urbanMetrics calculations, Township of Centre Wellington 2026 Budget, Wellington County 2026 
Budget and Ten Year Plan 

The benchmarking exercise is shown in Figure 6.4. The proposed urban boundary 
expansion would generate an operating surplus that is 63% of revenues, compared 
to 32% for the Township of Centre Wellington. For Wellington County, the 
operating surplus would be 76% for the urban boundary expansion compared to 
28% for the County. This suggests that the urban boundary expansion would be 
financially viable on a relative basis, in that it would contribute positively to the 
Township’s and County’s financial positions. 

Notably, this remains true even if site-specific capital costs are fully counted 
against the urban boundary expansion’s operating surplus. In that case, its 
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operating surplus would be 50%, which is still higher than the 32% for the 
Township’s budget. 

Overall, nothing from these analyses suggest that the urban boundary expansion 
would not be financially viable. The findings from the analyses suggest it would 
contribute positively to the Township’s and County’s financial positions, both on a 
relative and on an absolute basis. 
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7.0 Conclusions 
In this report, we have considered the question of whether the 6585 Highway 6 
urban boundary expansion would be financially viable, through examining the fiscal 
impacts of the development concept consisting of 151 single-detached homes, 191 
street townhomes, 101 stacked townhomes, 258 apartment units, and 4,000 square 
metres of commercial retail space. 

For one-time impacts, we have calculated that it would generate one-time 
revenues of approximately $24.4 million in development charges for the Township 
and $5.7 million for the County. While these are usually intended for cost recovery 
purposes (and thus were not included in the calculation of ongoing impacts), they 
may still help enable infrastructure that has broader benefits. 

The analysis around financial viability is mainly centred around ongoing impacts 
and how to evaluate the replacement cost of capital needed to service the new 
development. We found the development concept would generate an annual 
operating surplus (before capital replacement costs) of approximately $1.3 million 
for both the Township of Centre Wellington and Wellington County. 

We proposed two approaches for considering the financial viability of the urban 
boundary expansion. First, we directly compared the operating surplus against 
projected capital replacement costs, relying on information from SMD Consultants 
and the Asset Management Plans of the Township and the County. We found that 
the annual operating surplus would exceed annual replacement costs by $690,000 
for the Township and $1.2 million for the County, suggesting the urban boundary 
expansion is financially viable on an absolute basis. 

Second, we benchmarked the operating surplus generated by the urban boundary 
expansion, as a fraction of total revenues generated, against the percent of 
revenues used to fund capital expenditures in the Township of Centre Wellington’s 
and Wellington County’s budgets. We found the urban boundary expansion has a 
higher percentage of revenues left over after operating costs to pay for capital 
expenditures, at 63% compared to the 32% of revenues used for capital costs in the 
Budget for the Township, and 76% compared to the 28% in the Budget for the 
County. This suggests that the urban boundary expansion would have a positive 
fiscal impact for the Township and County and would reduce the level of future 
property tax increases needed to cover Township- and County-wide costs. As 
such, it would be financially viable on a relative basis. 
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Moreover, many assumptions in our analysis were conservative. We did not assume 
any contributions from capital grants. We further assumed the rate of return would 
only match the rate of inflation. Finally, we did not consider off-site commercial 
and employment uses that would be induced by the increase in population from 
the development, which tend to have much higher fiscal impacts than residential 
developments. 

As a result, it is our professional opinion that the proposed urban boundary 
expansion would have a positive impact on the finances of the Township of Centre 
Wellington and Wellington County. 
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Appendix A On-Site Infrastructure 

 
Source: SMD Consultants 
Notes: Items generating replacement costs include items under 2.0 excluding allowances, and items under 4.0 
excluding the allowance and RipRap Erosion Protection. 
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Appendix B Development Charge Rates 

 
Source: Township of Centre Wellington 

 
Source: Wellington County 
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Appendix C Property Tax Rates and Comps for 
Assessed Values 

Property Tax Rates 

 
Source: Township of Centre Wellington 
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Assessed Values of Comparables 

 

 
Source: MPAC 
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Appendix D Per-Capita Non-Tax Revenue 
Assumptions 
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Appendix E Per-Capita Ongoing Cost Assumptions 
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Appendix F External Funding 
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