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1.0 Executive Summary 
This fiscal impact analysis measures the financial impact on the Town of Niagara-
on-the-Lake and the Region of Niagara from the development of the Glendale 
Secondary Plan prepared by The Planning Partnership (TPP). The Glendale district, 
which is the subject of the Secondary Plan is a developing area with a broad mix of 
land uses, including: the Outlet Collection at Niagara outlet centre, a campus of 
Niagara College, White Oaks Resort and Spa, a variety of visitor focused hospitality 
uses, existing low density residential uses, as well as vacant and occupied 
employment lands. 

The Secondary Plan proposes additional low-density and medium-density 
residential lands, as well as a combination of mixed-use, institutional, and 
employment lands. In preparing the Secondary Plan, TPP provided a low and high 
growth assumption for the development of these lands. In our opinion, the high 
growth scenario more closely aligns with the population and employment 
projections prepared by urbanMetrics and better complements the policies of the 
Regional and local official plans in terms of density and maximizing infrastructure 
investment than the low scenario. For this reason, the fiscal impact analysis is 
based on the high growth scenario. The fiscal impact analysis considers only the 
incremental impacts of growth  i.e., the financial implications of adding new 
population and employment to the area through new construction, redevelopment, 
or intensification of existing uses. 

Under these projections, the area will contain roughly 5,700 residential units, 
13,200 people, and 9,200 jobs at full buildout. This equates to a net growth of 
11,700 residents and 4,000 jobs following the adoption of the Secondary Plan. The 
Secondary Plan lands will contain roughly 82 hectares of mixed-use lands, 33 
hectares of institutional lands, and 66 hectares of employment lands, based on the 
Secondary Plan prepared by the Planning Partnership. 

urbanMetrics has been retained to estimate the financial impact of this proposed 
Secondary Plan. The purpose of this study is to determine the growth-related 
impact of this development on the capital and operating budgets of Town of 
Niagara-on-the-Lake and Niagara Region, and to determine if the proposed 
Secondary Plan can be supported by the local municipal and regional 
infrastructure. 
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Our detailed analysis assessed the following financial inputs: 

• One-Time Revenues 

o Development Charges 

o Building Permits Fees 

o Community Benefits Charges 

o Federal and Provincial Grants 

• Ongoing Revenues and Costs 

o Property Tax Revenues 

o General Per-Capita Municipal and Regional Non-Tax Revenues 

o General Per-Capita Municipal and Regional Operating Costs 

o Secondary Plan Infrastructure Operating Costs 

o Secondary Plan Infrastructure Lifecycle Replacement Costs 

Based on our analysis, we have concluded that this proposed residential 
development will have a positive fiscal impact on the Town of Niagara-on-the-Lake 
and Niagara Region. Our key findings are summarized below (all values are in 2023 
dollars). 

One-Time Revenues 
At full build-out, we estimated the proposed Secondary Plan would generate $71.9 
million in development charge revenue for the Town of Niagara-on-the-Lake and 
$80.5 million for Niagara Region, based on current rates. 

In addition, new capital infrastructure required to serve Glendale, including roads, 
wastewater services, stormwater infrastructures, a library, a community centre, and 
parkland, would be eligible for some $8.1 million in regional development charge 
funding and $34.9 million in local development charge funding. 

The proposed Secondary Plan would also generate an estimated $87.6 million in 
building permit fees for the Town. 

Finally, if the Town of Niagara-on-the-Lake were to implement a Community 
Benefits Charge equal to the maximum of 4% of the assessed land value, we 
estimate it could raise around $3.2 million at full build-out to support community 
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infrastructure that could not be financed through development charges or parkland 
dedication fees. 

Ongoing Revenues 
At full build-out, we estimate the proposed Secondary Plan would generate 
additional annual property tax and non-tax revenues of $15.7 million for the Town 
of Niagara-on-the-Lake and $24.7 million for Niagara Region. 

Based on the assumptions of full build-out at 2051 and a constant build-out rate 
starting from 2028, annual ongoing revenues would increase by approximately 
$655,000 each year for the Town of Niagara-on-the-Lake and by $1.03 million each 
year for Niagara Region, until reaching the levels at full build-out. 

Ongoing Costs 
At full build-out, we estimated the proposed development would generate annual 
additional costs of $13.9 million for the Town of Niagara-on-the-Lake and $23.6 
million for Niagara Region. These ongoing costs assume maintaining a constant 
level of service for residents of the Town of Niagara-on-the-Lake as existed in 
2022, along with keeping the same municipal fee structure. For cost categories 
which grow with population and jobs, we assume these costs will grow directly 
proportional to people and jobs. 

As with ongoing revenues, ongoing costs would start at a lower level and increase 
each year as the Secondary Plan Area builds out, eventually reaching the full build-
out levels. With a constant build-out rate, annual ongoing costs would increase by 
approximately $540,000 each year for the Town of Niagara-on-the-Lake prior to 
2048, and approximately $723,000 from 2048-2051 after the completion of the 
new library branch. Annual ongoing costs would increase by approximately 
$985,000 each year for Niagara Region. 

Net Ongoing Impact 
Based on the ongoing costs and revenues summary noted above, at full build-out, 
we estimated the proposed development would generate an annual surplus of $1.8 
million for the Town of Niagara-on-the-Lake and $1.0 million for Niagara Region. 
These surpluses would be more than sufficient to cover the replacement cost of 
the required capital infrastructure over the long term. 

From the start to full buildout, these net impacts will increase over time with 
ongoing revenues increasing at a faster rate than ongoing costs.  
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2.0 Methodology 
This Fiscal Impact Assessment has examined the growth-related financial impact of 
the proposed Glendale Secondary Plan on the capital and operating budgets of the 
Town of Niagara-On-The-Lake and Niagara Region. This study also estimates the 
cost of the required municipal infrastructure investments required to support the 
proposed Secondary Plan. 

To determine the net fiscal impact, the following one-time and ongoing revenues 
and costs were considered: 

One-Time Revenues 

• Development charges 

• Building permit fees 

Ongoing Revenues 

• Property taxes 

• Other non-tax revenues 

• Water and wastewater use rates 

Ongoing Costs 

• Operational costs to service new development 

• Incremental operating costs 

• Lifecycle capital costs 

All revenues and costs are expressed in 2023 dollars. The analysis assumes all costs 
and revenues will grow at the same rate of inflation. 

Smart City Technologies 
Smart city technologies are a broad classification of technologies that can improve 
the efficiency of services, quality of life, and sustainability in the city. These 
technologies often use sensors and meters to collect data, which is then used to 
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improve services. These can include traffic and mobility management, 
environmental monitoring, energy monitoring and optimization, digital 
communication platforms, police and health services optimization, and more. Cities 
may choose to implement some or all of these technologies. 

The broadness of the classification makes it difficult to formally assess the financial 
impacts of smart city technologies. While they share similar goals, different 
technologies would have different costs and benefits. As such, it is not feasible to 
assess the impacts of smart city technologies in general on the finances of the 
Town of Niagara-on-the-Lake and Niagara Region. We do not explicitly consider 
such technologies in this fiscal impact assessment. Such an assessment would 
require specifying a set of interventions with a demonstrated track record or a 
concrete set of projected impacts. 

City Strategy that identifies and assesses the use of existing and new technologies 
in order to manage Regional infrastructure, resources and services more efficiently 
and mo  (Policy 2.2.4.8).  

Where it may make sense, the Town of Niagara-on-the-Lake and Niagara Region 
may want to consider implementation of smart city technologies to reduce costs. 
Subject matter experts in various departments may recommend appropriate smart 
city technologies for further consideration. 
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3.0 Land Use Plan 
Figure 3-1 provides the land use plan for the Secondary Plan Area prepared by The 
Planning Partnership as of October 30, 2024. The lands are bounded to the west 
by Homer Road and to the south by the boundary of the Royal Niagara Golf Club 
and Niagara College. North of the QEW, the lands are bounded to the west by 
Airport Road, to the north by Queenston Road, and to the west by Concession 7 
Road. 

Figure 3-1: Glendale Secondary Plan Land Use Plan, October 2024 

 
SOURCE: The Planning Partnership 
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The October 2023 assumptions for land use areas and projected densities, 
population, and jobs can be found in Figure 3-2.1 As discussed above, to determine 
fiscal impacts, we have used the High Growth scenario as it more closely aligns 
with the population and employment projections prepared by urbanMetrics and 
better complements the policies of the Regional and local official plans in terms of 
density and maximizing infrastructure investment than the Low scenario. 

Figure 3-2: Proposed Land Use Areas and Projected Densities, Population, and 
Jobs, October 2023 

 
SOURCE: The Planning Partnership. 

The plan calls for a mix of low and medium density areas across residential, 
institutional, employment, and mixed land uses. The Secondary Plan covers areas 
which are already developed, including the Niagara-on-the-Green Residential Low 
Rise, Residential Low Rise/Density Along Queenston Road, Niagara College, and 
existing Employment Mid Rise/Density areas. 

For our analysis, we focus on the incremental buildings, population, and jobs that 
would be added after the adoption of the Secondary Plan. We assume the 
Secondary Plan lands would grow by 11,700 residents and 4,000 jobs following the 
adoption of the Secondary Plan, reaching a population of 13,200 and 9,200 jobs. 
Additionally, we assume 50% of the Niagara College expansion will occur in 
existing buildings and thus will not incur additional development charges. 

We also considered the infrastructure needed to support the Secondary Plan. The 
project team has provided us with estimates of the road and water, wastewater, 
and stormwater infrastructure needed for the development. Additionally, we 

 
1 Notably, these include the Niagara College and Niagara Regional Native Center areas which are 
not included in Figure 3-1. These areas were included in prior versions of the Land Use maps. 
Calculations in this report are based on October 2023 land use assumptions. 
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assume a new library branch will be needed in 2048, as well as provision for 
parkland through the build-out. These estimates are provided in Appendix A. 

Because it is too early to project the timing of these developments, we calculate 
the fiscal impact of the Secondary Plan assuming a constant build-out rate from 
2028 to 2051. The future realized cash inflows and outflows would be spread out 
less evenly than these projected cash flows, as large developments tend to bring 
many units to completion at the same time. The costs are estimated in 2023 
dollars, and all costs and revenues are assumed to grow at the same rate of 
inflation.  
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4.0 One-Time Revenues 
We have considered how the budgets of the Town of Niagara-on-the-Lake and 
Niagara Region would be affected by the proposed Secondary Plan. To quantify 
the impacts, we have calculated the revenues that would accrue to the Town and 
Region through the projected development that would pay for new infrastructure. 
These revenues include development charges and building permit fees. 

4.1 Development Charge Revenues 
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 Town of Niagara-on-the-
Lake are used to fund the following services: 

• Development-Related Studies 

• Roads, Sidewalks, Lights 

• Fire Facilities 

• Parkland and Recreation 

• Library 

• By-law Services 

• Water Distribution 

• Sanitary Sewer 

• Storm Sewer 

Development charges for Niagara Region are used to fund the following services: 

• Highway Services 

• Public Works 

• Police Services 

• Growth Studies 

• Long-Term Care Services 
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• Ambulance Services 

• Waste Diversion 

• Transit Services 

• Wastewater 

• Water 

For this analysis, we have used development charge rates that were effective as of 
2023. It is recognized that these are subject to change over time from both 
indexing and the passing of new development charge by-laws. In particular, some 
of the infrastructure required to support Glendale will be funded by development 
charges and will add to the overall charge. The development charge rates used can 
be found in Appendix B. 

Figure 4-1: Projected Development Charges Revenues 

 
SOURCE: urbanMetrics calculations 
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Based on these rates, the proposed development will create one-time development 
charge revenues of roughly $71.9 million for the Town of Niagara-on-the-Lake and 
$80.5 million for Niagara Region. Figure 4-1 summarizes the breakdown of these 
development charges. Roads, Sidewalks, and Lights, Parkland and Recreation, Fire 
Facilities, and Storm Sewers make up 87% of the revenues for the Town of Niagara-
on-the-Lake. For Niagara Region, Highways and Wastewater make up 86% of the 
total revenues. 

Additional NOTL DC-Funded Infrastructure from the 
Development of Glendale 
Niagara-on-the-Lake collects development charges for: 

• Local roads, sidewalks and lights; 

• Local water, sanitary and stormwater services; 

• Fire protection; 

• Parks and recreation; 

• Library services; and, 

• Relevant studies. 

Based on input from the Town, no additional fire services would be required to 
support Glendale. Required wastewater services would be a regional responsibility. 
While some study costs related to Glendale may be recoverable through local 
development charges, these are not known at this time and would be a minor 
development charge item. 

As a result, the principal services required in Glendale that could be recovered 
through local development charges would be local roads, local stormwater 
infrastructure, a library branch, a community centre, and parks infrastructure. 

Local Roads 

The costs for local roads have been determined by Lea Consulting and are detailed 
in Section 5 of this report. A portion of these costs have been determined to serve 
existing development and are not development charge eligible. The total 
development charge eligible roads component amounts to $19.2 million.  
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Stormwater 

Stormwater infrastructure would be divided between the Region and the Town 
based on the size and location of new pipes. As we understand, this allocation has 
yet to be finalized. As a result, we have assumed a 50/50 split between the Region 
and the Town. The local DC eligible share of stormwater services has been 
estimated at $3.8 million. 

Library 

Currently, the Town of Niagara-on-the-Lake has a library branch with 10,183 square 
feet of space. Based on an average historic service level of 0.63 square feet of 
library space per capita, the additional 11,663 residents generated at full build-out 
of the Secondary Plan Area would require approximately 7,348 square feet of 
additional library space. At a cost of $469 per square foot,2 our high-level estimate 
of the cost of an additional library branch would be approximately $3.5 million. 

In addition to the building, development charges would be available to fund library 
materials, including books, periodicals, e-books, videos, and other resources. Based 

estimated that library materials would be required at a rate of approximately $150 
per resident. This would amount to some $1,980,000 for all of Glendale, of which 
88% would be growth related. 

Parkland Infrastructure  

The acquisition of parkland would be funded through parkland dedication fees and 
not through development charges. Development charge revenue would be 
available to fund park infrastructure and equipment. 

Based on the Secondary Plan prepared by the Planning Partnership, Glendale is 
planned to include 9.21 hectares of parkland. Based on the cost estimates 
developed by urbanMetrics in Appendix A, the parkland infrastructure, which 
would include landscaping, sports fields, playground equipment, outdoor furniture, 
etc., would amount to approximately $2,875,800. 

In addition, certain equipment such as mowers and pickup trucks could also be 
funded through development charges
background study, we have assumed that this amount of parkland would require 

 
2 The cost of $469 per square foot for library space is based on the 2018 cost of $333 per square 
foot in the DCBS inflated by 41% based on the Statistics Canada Building Construction Price Index 
for institutional buildings in Toronto. 
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approximately 5 pieces of equipment valued at some $400,000. As with the 
library, approximately 88% of these costs would be growth related based on the 
ratio of existing population to growth. 

Community Centre 

It is assumed that a community centre would be required to support the future 
population. A site has been reserved for a potential and undefined community 
centre within the Secondary Plan. With no guidance as to what facilities are 
required within a community centre, we have roughly estimated the size at 10,000 
square feet at a cost of $432 per square foot, including the land.3 This would 
amount to a total cost of $4.32 million, of which 88% would be growth related and 
the balance would serve the existing residents in Glendale. 

Summary of NOTL Additional Development Charge Revenues 

Figure 4-2 summarizes the additional capital infrastructure that can be captured by 
a future Niagara-on-the-Lake Development Charge. In total, the total development 
charge recoveries would amount to approximately $34.9 million. We would note 
that because the parks infrastructure, library and community centre are only at a 
conceptual stage at this point, more detailed work would be required to confirm 
the costs for these items. 

We would note that further planning is still required to determine the specific 
components to be included in the parks, library and community centre identified in 
Figure 4-2. Major components such as swimming pools, sports fields, gymnasiums, 
ice surfaces, etc., will need to be assessed according to Town-wide needs and 
would likely form part of the broader network of recreation facilities available to 
NOTL residents. As a result, we have assumed that the costs for these items would 
be collected through a Town-wide development charge, which is how these costs 
have been collected in past development charge by-laws. 

Local roads have traditionally been collected on a Town-wide basis. As much of the 
length of new roads would serve the employment area, there may be an additional 
cost burden on new employment land development if a Glendale Area specific 
charge were implemented. We would, therefore, recommend that roads continue 
to be charged on a town-wide basis. Wastewater and water services are currently 

 
3 The cost of $432 per square foot for community centre space is based on the 2018 cost of $307 
per square foot in the DCBS inflated by 41% based on the Statistics Canada Building Construction 
Price Index for institutional buildings in Toronto. 
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only charged within the urbanized part of the Town. We would recommend the 
same for stormwater services.  

Figure 4-2: NOTL Additional DC Recoverable Capital Costs 

 
Source: urbanMetrics.  

Additional Niagara Region DC Funded Infrastructure from the 
Development of Glendale 
Additional Regional services recoverable through development charges include 
wastewater infrastructure and storm sewers. The costs for these items have been 
detailed in Section 5 of this report. As noted above, we have estimated that the 
stormwater infrastructure would be allocated to the Region and the Town on a 
50/50 basis. Figure 4-3 summarizes the development charge eligible component 
of this charge after deducting for costs required to serve existing development and 
which would be directly funded by developers. 

We would also note that Regional Transit would also be eligible for funding by 
development charges. However, the transit requirements to serve Glendale, 
including: a transit station, transit road infrastructure, repair and maintenance 
facilities, and additional buses are not available in sufficient detail to provide 
costing estimates at this time. 

In total, the eligible capital costs for a future Region development charge have 
been estimated at approximately $8.1 million (excluding transit). Historically, 
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wastewater services have been charged only to the urbanized parts of the Region, 
which is a practice we would recommend be continued. Stormwater infrastructure 
would serve a more local need and, in part, will be required to serve additional 
residential density. Whether stormwater services should be captured on a local 
area specific basis should be part of a broader strategy to accommodate increased 
densities, with a consistent stormwater DC policy applied throughout the entire 
region. 

Figure 4-3: Niagara Region Additional DC Recoverable Capital Costs 

 
 

SOURCE: urbanMetrics calculations based on data from LEA Consulting Ltd., GM BluePlan Engineering Limited, 
and WSP. 

4.2 Building Permit Fees 
We calculated total building permit fees received at full-build-out using the 2023 
rates for the Town of Niagara-on-the-Lake. Based on the high-density projections 
of the latest concept plan, we estimate the Glendale Secondary Plan lands would 
have an additional 5.5 million square metres of residential space, 20,000 square 
metres of commercial space, 264,000 square metres of industrial space, and 
54,000 square metres of institutional space. 

These new spaces will generate estimated building permit fees of around $87.6 
million at full build-out. The large majority ($83.4 million) of these fees would be 
generated by the residential construction. 

4.3 Community Benefits Charges 
The Community Benefits Charge  is a new tool available to lower and single 
tier municipalities to collect fees from medium and high-density developments to 
pay for community infrastructure that cannot be funded through a development 
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charge or parkland dedication by-law. The CBC replaces the former Section 37 
provisions in the Planning Act. Eligible infrastructure might include public realm 
initiatives, parkland improvements, airport services, and municipal parking, among 
others. 

Historically, development in Niagara-on-the-Lake has comprised predominantly 
low-density development that would not be eligible for the imposition of a CBC, 
which is limited to buildings five storeys or more with a minimum of 10 residential 
units. As a result, the Town does not currently have a CBC by-law, which would be 
required to impose the charge. 

However, as new residential development in Glendale would predominantly 
comprise multi-storey buildings, an opportunity presents itself for the Town to 
adopt a CBC by-law. 

In order to adopt a CBC by-law, the Town would have to fulfill the requirements of 
the Planning Act and Regulation, including the preparation of a Community 
Benefits Strategy. 

As per O.Reg 509/20, the CBC for a particular development is capped at 4% of the 
appraised value of land at the time of issuance of the building permit. 

Community Benefits Charges are usually calculated by estimating the eligible 
services, estimating projected development, assessing average land values, then 
comparing the rate to the 4% cap. For this report, we assume that a prospective 
CBC would be at the 4% cap, which has been the case for most municipalities 
which have completed a CBC Strategy. 

At present, future residential lands do not have the requisite planning approval to 
support higher density residential development, land values would not reasonably 
reflect the building permit land value referred to in the Regulation. To estimate a 
land value for Glendale, we have used the Merritton neighbourhood in St. 

The June 2022 
Community Benefits Charge Strategy for the City of St. Catherines determined the 
weighted average land value to be $1.14 million per acre, or approximately $2.82 
million per hectare for high density residential land. It is important to recognize 
that densities assumed in Merritton were higher than those anticipated for Glendale 
(approximately 135 units per hectare vs. 57.5 units per hectare in Glendale). We 
have therefore examined the land value on a potential unit yield basis. This 
translates into a land value of approximately $20,700 per potential unit. Using the 
4% cap, this translates into a CBC of approximately $828 per unit. 
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Based on input from the Planning Partnership, it is estimated that up to 3,854 units 
in buildings of 5-storeys or more could be developed in Glendale. Consequently, 
the CBC revenues which could be generated in Glendale amount to $3,191,000. 

We would note that this is a high-level estimate of the potential revenues available 
from Glendale and would not replace the need to complete a more detailed 
Community Benefits Strategy as per the Act and Regulation. 

4.4 Federal and Provincial Grants 
We conducted an informal review of federal and provincial grant programs. The 
Town of Niagara-on-the-Lake may qualify for the Ontario Community 
Infrastructure Fund (OCIF). OCIF is provided to municipalities with populations of 
less than 100,000, as well as rural and northern municipalities to pay for non-
greenfield related infrastructure. 

This fund is available to support: 

• capital construction of new core infrastructure to be owned by the recipient that 

addresses an existing health or safety issue. 

• capital maintenance for the renewal, rehabilitation and replacement of core 

infrastructure owned by the recipient (this may include municipally-owned 

infrastructure assets that are owned by a municipality’s municipal services 

corporation). 

• debt-financing charges specifically associated with the capital construction and 

maintenance of core infrastructure. 

On March 21, 2024, the Province of Ontario announced the creation of a Municipal 
Housing Infrastructure Program. This grant was funded with $1 billion and is 
intended to support core infrastructure such as roads and water to enable housing 
development. At the time of this report, details for this grant have not been 
released. 

Infrastructure Canada recently offered a $33-billion Investing in Canada 
Infrastructure Program to help fund public transit, green infrastructure, community 
culture and recreation and rural and northern communities. However, applications 
for this program for Provinces were terminated in 2023. Infrastructure Canada has 
indicated that it continues to be committed to the Provinces and Territories to 
build new public infrastructure and may offer similar programs in the future. 
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5.0 Ongoing Impacts 
In this section, we consider the costs of delivering the same level of municipal 
services to the new residents and employees of the Secondary Plan Area. These 
incremental costs are compared to the municipal taxes, fees, and other charges 
that these people and employees would generate to determine the adequacy of 
the current municipal fee structure in sustaining growth. 

The proposed Secondary Plan will generate ongoing operating revenues for the 
Town of Niagara-on-the-Lake and Niagara Region. These revenues include 
property taxes and other revenues such as user fees and fines. Below, we have 
estimated the expected revenues from each of these sources based on the new 
population that would be accommodated in the proposed residential development. 

We have also considered the projected incremental operating and capital costs 
incurred by the Town of Niagara-on-the-Lake and Niagara Region resulting from 
the proposed Secondary Plan. These include the incremental municipal operating 
costs to support the additional population as well as the maintenance and 
replacement cost of the new infrastructure required by the Secondary Plan. 

These incremental revenues and costs have been compared to determine the net 
effect of the proposed Secondary Plan on municipal and regional finances. Based 
on this analysis, we found that this development should have a positive impact on 
the budgets of both the Town of Niagara-on-the-Lake and Niagara Region. 

5.1 Property Taxes 
Property taxes are the primary way in which new development generated by the 
Secondary Plan will contribute to municipal and regional budgets. To estimate 

as of 
2023. The calculation of property taxes also requires an estimate on the tax 
assessment base. 

We have estimated the assessed values for the proposed townhomes and 
apartments based on the assessed value of comparable units in the area. Due to a 
lack of comparable residential units in the Glendale area, we also used comparable 
residential units in St. Catherines and St. Davids. Because these existing units 
tended to be older, we adjusted the average assessed values by 10% to reflect the 
lack of depreciation for a new unit. 
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For comparable commercial and industrial properties, we considered properties in 
the Glendale area. Because institutional properties provide payments in lieu of 
property taxes which are difficult to estimate at this early stage, we have excluded 
these payments from the analysis. 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 the Covid-19 pandemic. We 
used these valuations as property tax rates are based on them and would be 
adjusted if assessment values change. A list of the comparables used can be found 
in Appendix C. 

Figure 5-1: Ongoing Property Tax Revenues at Full Build-Out 

 
 

SOURCE: urbanMetrics calculations 

Figure 5-2: Ongoing Property Tax Revenues, 2028-2051 

 
SOURCE: urbanMetrics calculations 
NOTES: Projections assume constant build-out rate from 2028 to 2051. 

Figure 5-1 and Figure 5-2 shows the projected property tax revenues generated 
from the proposed development. Assuming a constant build-out rate from 2028 to 
2051, the annual property taxes received from the Secondary Plan Area would 
increase by $250,000 each year for the Town of Niagara-on-the-Lake and by 
$770,000 each year for Niagara Region. At full build-out, the development would 
generate roughly $6 million annually for the Town of Niagara-on-the-Lake and $18 
million annually for Niagara Region. Residential developments would contribute 
slightly more than non-residential, although the addition of payments in lieu of 
taxes for institutional buildings that would expand following the adoption of 
Secondary Plan (not included in this analysis) would add to the ongoing revenues 
generated by non-residential properties. 
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5.2 Other Ongoing Revenues 
The growth in population resulting from the proposed development will generate 
additional revenues for the Town of Niagara-on-the-Lake and Niagara Region. 
These include water and wastewater revenues as well as other non-tax revenues 
such as user fees and service charges. 

Water and wastewater services are provided by Niagara Region and are sold to 
municipalities in bulk, and municipalities collect usage and fixed fees from 
consumers of these services. Water and wastewater revenues were estimated 
assuming an average per capita usage of 198 litres per day per resident and 266 
litres per day per employee based on the average usage rates for Niagara-on-the-

page 15). Meter rates were based on the 2023 Town of Niagara-on-the-Lake rates, 
for a combined water and wastewater variable rate of $2.939 per cubic metre and 
a monthly fixed rate of $55.15. This resulted in a monthly variable consumption 
charge of roughly $17.46 per resident and $23.45 per employee. 

In total, this resulted in roughly $7.5 million in annual water and wastewater fees 
annually at full build-out. Roughly $5.9 million would come from residential users 
and $1.6 million from employment uses. Based on the ratio of contracted services 
to user fees and charges for water and wastewater services for the Town of 
Niagara-on-the-Lake, we estimated the Region will receive 60% of this revenue, for 
a total of approximately $4.5 million. 

Other non-tax revenues were imputed based on the 2022 Town of Niagara-on-the-
Lake and Niagara Region Financial Information Returns. Revenues are assumed to 
grow proportionately with population and employment. These revenues included 
user fees and service charges as well as fines and penalties. 

Figure 5-3 illustrates the ongoing revenues resulting from the proposed 
development for the Town of Niagara-on-the-Lake and Niagara Region at full 
build-out in 2050. At full build-out, revenues will total approximately $9.7 million 
per year for the Town and $6.3 million per year for the Region. Outside of 
water/wastewater fees, parking fees make up the largest fraction of revenues for 
the Town and solid waste management fees make up the largest fraction of 
revenues for the Region. 
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Figure 5-3: Ongoing Non-Tax Revenues at Full Build-Out 

 
SOURCE: urbanMetrics calculations 
NOTES: In Niagara Region, water/wastewater services are provided by the Region and are sold to the 
municipalities. The municipalities charge the consumers of the services. Because we calculate ongoing costs 
including water/wastewater expenditures for both the Town and the Region (including Contracted Services 

, we must also include water/wastewater revenues for 
both the Town and the Region. The water/wastewater revenues for the Town and the Region should not be 
summed as that would double-count the portion of water/wastewater revenues transferred to the Region by 
the Town. 

Figure 5-4: Annual Tax and Non-Tax Ongoing Revenues, 2028-2051 

 
SOURCE: urbanMetrics calculations 
NOTES: Projections assume constant build-out rate from 2028 to 2051. In Niagara Region, water/wastewater 
services are provided by the Region and are sold to the municipalities. The municipalities charge the 
consumers of the services. Because we calculate ongoing costs including water/wastewater expenditures for 
both the Town and the Region (including Contracted Services paid by the Town to the Region under the 

 Region. The 
water/wastewater revenues for the Town and the Region should not be summed as that would double-count 
the portion of water/wastewater revenues transferred to the Region by the Town. 

Figure 5-4 shows how ongoing revenues including property taxes would evolve 
over time as the Secondary Plan Area builds out based on the assumption of a 
constant build-out rate from 2028 to 2051. Ongoing revenues would grow by 
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$684,000 annually for the Town of Niagara-on-the-Lake and by $1.16 million 
annually for Niagara Region. 

 

5.3 Ongoing Costs 
The additional population and infrastructure brought on by the Secondary Plan will 
increase operating costs for the Town of Niagara-on-the-Lake and Niagara Region. 
We have estimated the ongoing impact to municipal and regional operating costs 
that the Secondary Plan would create. 

These costs include water and wastewater costs (both site-specific and general), 
operating costs relating to infrastructure in the Secondary Plan, and general 
municipal operating costs. Operating costs for road and stormwater infrastructure 
in the Secondary Plan have been estimated based on the average cost per unit of 
infrastructure (e.g., metre of roads or sewers), while other municipal costs were 
estimated to grow proportionally to total residents and jobs. 

Figure 5-5: Ongoing Costs at Full Build-Out 

 
SOURCE: urbanMetrics calculations 
NOTES: These totals include the cost of water/wastewater services purchased by the Town of Niagara-on-the-
Lake from Niagara Region. 

Figure 5-5 illustrates the incremental ongoing costs created by the proposed 
development for the Town of Niagara-on-the-Lake and Niagara Region. At full 
build-out, the proposed development would increase operating costs by 
approximately $14.2 million for the Town of Niagara-on-the-Lake and by $23.7 
million for Niagara Region. 
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Figure 5-6: Annual Ongoing Costs, 2028-2051 

 
SOURCE: urbanMetrics calculations 
NOTES: Projections assume constant build-out rate from 2028 to 2051. These totals include the cost of 
water/wastewater services purchased by the Town of Niagara-on-the-Lake from Niagara Region. 

Figure 5-6 shows how these ongoing costs would evolve over time, assuming a 
constant build-out from 2028-2051. Annual ongoing costs would increase by 
approximately $530,000 per year for the Town of Niagara-on-the-Lake and 
$980,000 per year for Niagara Region. For the Town of Niagara-on-the-Lake, initial 
annual costs are slightly higher at $650,000 and increase significantly in 2048 after 
the completion of the new library branch. 

 

5.4 Secondary Plan Infrastructure 
Capital Costs 

New infrastructure would be needed to support the Secondary Plan. Much of the 
initial costs will be covered by development charges. A portion of the road 
network will benefit the existing population and will need to be covered from the 
Town  as opposed to development charges. The Town of 
Niagara-on-the-Lake will also need to maintain the infrastructure and rebuild it at 
the end of its useful life. 

In this section of the report, we have estimated the impact of the initial capital 
investment and replacing capital infrastructure on the Town  finances. In general, 
significant capital expenditures are projected to be needed every 25 years. 
Revenues generated by the proposed Secondary Plan, however, were estimated to 
be more than sufficient to cover these replacement costs. 
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Figure 5-7: Summary of Initial Infrastructure Costs 

 
SOURCE: urbanMetrics calculations based on data from LEA Consulting Ltd., GM BluePlan Engineering Limited, 
and WSP. 
NOTES: These costs would be paid as infrastructure is required over the build-out of the Secondary Plan Area, 
assumed to be from 2028-2048. 

Figure 5-7 summarizes the road and water/wastewater/stormwater infrastructure 
costs needed for the Secondary Plan. In total, the proposed Secondary Plan would 
require $60.4 million in additional hard infrastructure costs. Most of these costs, for 
an estimated total of $39.2 million, would be funded through development charges. 
Another $1.7 million would be developer funded. The remainder would be funded 
by the Town of Niagara-on-the-Lake. 

Notably, these costs do not include $32.5 million to upgrade the Regional water 
system to meet anticipated Town water storage needs (new Virgil Elevated Tank 
and new feedermain from South Niagara-on-the-Lake to Virgil Elevated Tank, as 
per the GM BluePlan Water, Wastewater, and Stormwater Servicing Plan).4 While 
these upgrades would impact development in the Secondary Plan Area, they are 
recommended even if the Secondary Plan does not occur. 

 
4 See Sections 6.1 and 7.1 of the Glendale Secondary Plan Update Area Servicing Plan, by GM 
BluePlan. 
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Additionally, park infrastructure and library infrastructure would be required to 
support the new residents and employees in the Secondary Plan Area. We 
assumed the initial costs would be covered by DCs but considered their 
replacement cost in this analysis. 

For the purposes of timing, we used the high-level assumption that infrastructure 
will be constructed evenly across three phases: 2028 (when build-out of the 
Secondary Plan Area begins), 2038, and 2048. For most infrastructure items, we 
assumed that infrastructure would be constructed evenly across those three 
periods. However, we assumed the watercourse crossing needed for the 
stormwater infrastructure would be constructed in the first phase (2028). 
Additionally, we assumed the following infrastructure would be constructed in the 
last phase (2048): the siphon sewer, as per the Glendale Secondary Plan Update 
Area Servicing Plan, and the library branch, as per our space needs analysis 
(Appendix A). 

Figure 5-8: Secondary Plan Infrastructure Capital Costs, 2028-2127 

 
 

SOURCE: urbanMetrics calculations 
NOTES: Projections assume constant build-out rate from 2028 to 2051. The initial costs exclude portions 
covered by development charges. 

Based on these infrastructure needs, we projected initial and future capital outlays 
required by the Secondary Plan. As shown in Figure 5-8, the Secondary Plan 
infrastructure capital costs will be roughly $12-$18 million every ten years with an 
extra instance of costs on the 25th years (e.g., 2077, 2102, 2127, etc.). Costs tend to 
be stable with a slight increase in the later years, with outlays around $12 million 
from 2052-2097 and $13-$18 million from 2102 to 2127. 

Additionally, we included the initial $14 million outlay of capital investments for 
roads which are not covered by development charges, as discussed in Section 4.1. 
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Also included were the portions of the new library branch and materials, park 
infrastructure and equipment, and community centre costs which would not be 
covered by DCs. We assumed initial water/wastewater and stormwater costs will 
be covered by DCs or by the developer. 

Asset Management Framework 
These new infrastructure items would be incorporated into the asset management 
framework and plan of the Town of Niagara-on-the-Lake. The asset management 
framework includes the asset management plan, which considers the state of local 
infrastructure, levels of service, lifecycle management strategy, and financing 
strategy. The financial information provided above regarding replacement costs 
and the infrastructure details in Appendix A can be inputs to a future asset 
management plan that would incorporate the new infrastructure needed to 
support development in the Secondary Plan Area. 

Additionally, an asset management framework includes consideration of how asset 
management can be integrated into the organizational processes of the Town, 
continuous monitoring and updates/improvements, selection and utilization of 
tools to support asset management, and governance and consultation related 
issues. While important to consider, these elements are outside the scope of a 
Secondary Plan or fiscal impact assessment. 

Climate Resilience 
Climate change could have an impact on the maintenance costs and useful life of 
infrastructure. In 2021, the Financial Accountability Office of Ontario released a 
report estimating that climate change could increase average annual spending on 
transportation infrastructure by 17% and on linear storm and wastewater 
infrastructure by 37%.5 For example, roads and bridges may suffer from more 
extreme rainfall, extreme heat, and freeze-thaw cycles. Extreme rainfall would also 
affect the size of stormwater infrastructure required, as well as requiring that 
wastewater infrastructure be resilient to extreme rainfall events. 

These changes in maintenance and replacement costs are challenging to model in 
detail. They depend on the local climate and how it will change over time, the type 
of infrastructure, as well as resilience measures introduced in the construction of 
the infrastructure. As such, this report does not consider changes in maintenance 

 
5 Costing Climate Change Impacts to Public 
Infrastructure Project  https://www.fao-on.org/en/cipi 
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costs due to climate change. However, we recommend that the Town of Niagara-
On-The-Lake and Niagara Region consider climate resilience when implementing 
the infrastructure needed to support the Glendale Secondary Plan Area. 

5.5 Net Operating Impact 
Based on the above ongoing revenues and costs analysis, we have calculated the 
projected net operating revenues for the Town of Niagara-on-the-Lake and 
Niagara Region that are created by the proposed development. Note that the 
largest share of other on-going revenues includes water/wastewater fees.  

Figure 5-9: Net Operating Impact, Full Build-Out 

 
SOURCE: urbanMetrics calculations 

Figure 5-10: Annual Net Operating Impact, 2028-2051 

 
SOURCE: urbanMetrics calculations 
NOTES: Projections assume constant build-out rate from 2028 to 2051. 

As shown in Figure 5-9, the proposed Secondary Plan was projected to generate 
net revenues of $2.8 million annually at full build-out. The Town of Niagara-on-the-
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Lake would have annual surpluses of $1.8 million, while Niagara Region would have 
annual surpluses of roughly $1.0 million. 

Figure 5-10 shows the annual surplus of the Secondary Plan area assuming a 
constant build-out rate from 2028-2051. Initially, the net surplus is small, at only 
$5,000 for the Town of Niagara-on-the-Lake and $40,000 for Niagara Region. 
However, because ongoing revenues were projected to grow faster than ongoing 
costs as the Secondary Plan Area builds out, annual net surpluses were projected 
to increase over time. Annual net surpluses are projected to grow by 
approximately $43,000 per year for Niagara Region. Due to the timing of 
additional infrastructure, the growth in annual net surpluses is more volatile for the 
Town of Niagara-on-the-Lake. The annual surplus would increase by approximately 
$120,000 on average from 2028-2047. In 2048, the annual surplus would decrease 
but remain positive due to higher operating costs from the new library branch. 

Figure 5-11: Cumulative Surplus with Infrastructure Capital Costs 

 
 

SOURCE: urbanMetrics calculations 
NOTES: Projections assume constant build-out rate from 2028 to 2051. Cumulative Net Revenues include 
previous-year infrastructure capital costs. 

It is important to consider whether the cumulative impact on finances can cover 
the replacement costs of infrastructure needed to support the Secondary Plan. 
Figure 5-11 illustrates the annual budgetary impact and cumulative surplus in the 
years where site-specific infrastructure will be replaced. Despite the high costs of 
replacing on-site infrastructure, the proposed development will generate more 
than enough net revenues to cover these costs. 
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6.0 Conclusions 
In this report, we have projected the financial impact of the proposed Secondary 
Plan on the Town of Niagara-on-the-Lake and Niagara Region. We have calculated 
the one-time revenues from development charges and building permits. We have 
also calculated the ongoing revenue impacts on municipal and regional operating 
costs and capital infrastructure costs. 

We have found that the proposed Secondary Plan would have a positive fiscal 
impact for both the Town and the Region. At current rates, it would generate an 
estimated $72 million in development charge revenues for the Town and $80 
million for the Region, as well as roughly $12 million in building permit fees. For 
ongoing impacts, we estimated the proposed Secondary Plan would generate 
approximately $1.8 million in annual net revenues at full build-out for the Town and 
$1.0 million for the Region. These surpluses would likely be more than sufficient to 
cover replacement costs of infrastructure needed for the Secondary Plan. 

As a result of this analysis, we project that the proposed development would have 
a positive impact on the finances of the Town of Niagara-on-the-Lake and Niagara 
Region. 
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Appendix A Estimated Infrastructure Needs 

Roads 

 
SOURCE: LEA Consulting Ltd. 
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Wastewater 

 
SOURCE: GM BluePlan Engineering Limited 
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Stormwater 

 
SOURCE: WSP 

 
SOURCE: GM BluePlan Engineering Limited 
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SOURCE: GM BluePlan Engineering Limited 
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Library 
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Park Infrastructure 
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Community Centre 
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Appendix B Development Charge Rates 

Town of Niagara-on-the-Lake 

 
SOURCE: Town of Niagara-on-the-Lake 
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Niagara Region 

 
SOURCE: Niagara Region 
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SOURCE: Niagara Region 
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Appendix C Property Tax Rates and Comps 
for Assessed Values 

Property Tax Rates 

 
SOURCE: Town of Niagara-on-the-Lake 
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Assessed Values of Comparables 

 
SOURCES: TRREB 
NOTES: Because it was difficult to find a difference in the assessed values between smaller and larger 
townhomes, we have assumed they have the same average assessed value. 
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SOURCE: TRREB 

 
SOURCE: TRREB 

 
SOURCE: CoStar 
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SOURCE: CoStar 
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Appendix D Per-Capita Non-Tax Revenue 
Assumptions 

Town of Niagara-on-the-Lake 
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Niagara Region 
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Appendix E Per-Capita Ongoing Cost Assumptions 

Town of Niagara-on-the-Lake 
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Niagara Region 
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