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1.0 Executive Summary 
This fiscal impact analysis measures the financial impact on the Township of 
Woolwich and Waterloo Region that would be generated by the proposed 
development on a part of Lot 37 in St. Jacobs (“subject site”). The proposed 
development would consist of 17 single-detached homes, 49 Street Townhouses, 
and 50 Stacked Townhouses. 

urbanMetrics has been retained to estimate the financial impact of this proposed 
development on the Township and the Region. The purpose of this study has been 
to determine the growth-related impact of this development on the capital and 
operating budgets of the Township of Woolwich and Waterloo Region, and to 
determine if the proposed development can be supported by the local municipal 
and regional infrastructure. 

Our detailed analysis assessed the following financial inputs: 

• One-Time Revenues 

o Development Charges 

o Building Permits Fees 

• 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 

Based on our analysis, we have concluded that this proposed residential 
development will have a positive fiscal impact on the Township of Woolwich and 
Waterloo Region. Our key findings are summarized below (all values are in 2026 
dollars). 

One-Time Revenues 
At full build-out, we have estimated that the proposed development would 
generate $2.7 million in development charge revenue for the Township of 
Woolwich and $2.2 million for Waterloo Region, based on February 2026 rates for 
the Township and April 2026 rates for the Region. The proposed development 
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would also generate an estimated $352,000 in building permit fees for the 
Township. 

Ongoing Revenues 
At full build-out, we have estimated that the proposed development would 
generate additional annual revenues of $368,000 for the Township of Woolwich 
and $411,000 for Waterloo Region. 

Ongoing Costs 
At full build-out, we have estimated that the proposed development would 
generate annual additional costs of $190,000 for the Township of Woolwich and 
$349,000 for Waterloo Region. 

Net Ongoing Impact 
Based on the ongoing costs and revenues summary noted above, at full build-out, 
we have estimated that the proposed development would generate an annual 
surplus of $179,000 for the Township of Woolwich and $63,000 for Waterloo 
Region. The surplus for the Township would be more than sufficient to cover the 
replacement cost of on-site infrastructure, which would total $53,000 on an 
annualized basis. 
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2.0 Methodology 
This Fiscal Impact Assessment has examined the growth-related financial impact of 
the recommended land use and transportation concept for the proposed 
residential development in St. Jacobs on the capital and operating budgets of the 
Township of Woolwich and Waterloo Region. 

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 
• Incremental municipal costs to service new development 

All revenues and costs have been expressed in 2026 dollars. The analysis also 
assumes that, in future years, all costs and revenues will grow at the same rate of 
inflation. 
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3.0 Concept Plan 
Figure 3.1: Conceptual Lotting Plan 

 
Source: Polocorp, Conceptual Lotting Plan, May 19, 2026 
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Figure 3.1 illustrates the conceptual lotting plan for the proposed development. The 
subject site sits on part of Lot 37 in St. Jacobs and is known as 51-55 Hawkesville 
Road. The site is bordered by Hawkesville Road to the north and the Waterloo Spur 
Line Rail Corridor to the west. The site sits to the north of the Conestoga River, and 
the residential homes would be separated from the river by an amenity area. The 
area immediately adjacent to the subject site is currently comprised of a 
neighbourhood of single-detached homes, farmland, a church and cemetery. 

Figure 3.2: Proposed Land Use Schedule 

 
Source: Polocorp, Conceptual Lotting Plan, May 19, 2026 
Notes: This analysis used population figures for the development calculated from Persons per Unit factors from 
the Woolwich DC Background Study, which differs from the population figures in this table. 

Figure 3.2 shows the unit schedule for the proposed concept plan. The proposed 
development would contain 116 residential homes in total. It would have 17 single-
detached homes and 99 townhouses. 

Unit and cost estimates of the on-site infrastructure, as provided by GEI 
Consultants Canada Ltd., are detailed in Appendix A. This infrastructure will be 
installed by the developer, but the Township will maintain and replace them. 

In total, the development includes approximately 445 metres of roads, 495metres 
of watermains, 544 metres of sanitary sewers, and 614 metres of storm sewers. We 
assumed the road infrastructure would have a life span of 25 years, and water and 
sanitary service infrastructure would have a life span of 75 years. 
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4.0 One-Time Revenues 
We have considered how the budgets of the Township of Woolwich and Waterloo 
Region will be affected by this proposed development. To quantify the impacts, we 
have calculated the revenues that would accrue to the Town and Region through 
the proposed 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 Township of Woolwich are 
used to fund the following services: 

• Services Related to a Highway 

• Fire Protection Services 

• Parks and Recreation 

• Library Services 

• Provincial Offenses 

• Emergency Preparedness 

• Growth-Related Studies 

• Water Services 

• Wastewater Services 

• Stormwater Services 

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

• Library Services 

• Protective Services 

• Parks & Major Indoor Recreation Facilities 

• Development-Related Studies 
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• Roads & Related 

• Water and Wastewater 

• Stormwater 

The development charge rates as of February 2026 for the Township of Woolwich 
and rates as of April 2026 for Waterloo Region can be found in Appendix B (the 
latest available as of this report). 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. 

Figure 4.1: Development Charges Revenues 

 
SOURCE: urbanMetrics calculations 

Based on these rates, the proposed development will create one-time development 
charge revenues of roughly $2.7 million for the Township of Woolwich and $2.2 
million for Waterloo Region. Figure 4.1 provides the breakdown of these 
development charges. 

 

4.2 Building Permit Fees 
We have calculated the total building permit fees received at full build-out using 
the 2026 rates for the Township of Woolwich. Based on the proposed concept 
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plan, we estimate that the proposed development would generate estimated 
building permit fees of $352,000. 
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5.0 Ongoing Impacts 
The proposed development will also generate on-going operating revenues for the 
Township of Woolwich and Waterloo Region. These revenues include property 
taxes and other revenues such as user fees and fines. In this section, we have 
estimated the expected revenues from each of these sources based on the new 
population that would be accommodated in this proposed residential 
development. 

We have also considered the projected incremental operating and capital costs 
incurred by the Township of Woolwich and Waterloo Region resulting from the 
proposed development. 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 proposed development. 

These incremental revenues and costs have been compared to determine the net 
effect of the proposed development 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 Township of Woolwich and Waterloo Region. 

5.1 Property Taxes 
Property taxes are the primary way in which the proposed development will 
contribute to municipal and regional budgets. To estimate property taxes, we have 
used the Town’s and Region’s property tax rates as of 2025 (the latest available as 
of this report), increased by 7.8% 1 and 5.1% 2, respectively, to reflect increases to 
2026 tax rates. The calculation of property taxes also requires an estimate of the 
tax assessment base for the various components of the project. 

We have estimated the assessed values for the proposed single-detached homes 
based on the assessed value of nearby comparable units. Because these existing 
units tended to be older, we have adjusted the average assessed values by 15% to 
reflect the lack of depreciation for a new unit. 

 
1 Holyk, Al. (January 21, 2026). “Woolwich passes township’s 2026 budget featuring 7.8 per cent tax 
hike.” CTV News. https://www.ctvnews.ca/kitchener/article/woolwich-passes-townships-2026-
budget-featuring-78-per-cent-tax-hike/  
2 Gavaghan, J. (January 1, 2026). “Region boosts taxes by 5.1%.” The Observer. 
https://www.observerxtra.com/region-boosts-taxes-by-5-1/  
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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 these assessed values that would be adjusted if assessment 
values change. A list of the comps used in developing these values can be found in 
Appendix C. 

Figure 5.1: On-Going Property Tax Revenue from Proposed Development 

 
SOURCE: urbanMetrics calculations 

Figure 5.1 illustrates the projected property tax revenues that are expected to be 
generated from the proposed development. At full build-out, the development 
would generate roughly $159,000 annually for the Township of Woolwich and 
$356,000 annually for Waterloo Region. 

5.2 Other Ongoing Revenues 
The growth in population resulting from the proposed development will generate 
additional revenues for the Township of Woolwich and Waterloo Region. These 
include water and wastewater revenues as well as other non-tax revenues such as 
user fees and service charges. 

Water and wastewater revenues (billed by the Township of Woolwich) were 
estimated assuming an average per capita water usage of 170 litres per day per 
resident, based on the 2017 City of Waterloo Water Distribution Master Plan (Table 
3, page 17). We used the City of Waterloo usage levels as we were unable to find 
usage levels specific to the Township of Woolwich. 

Water and wastewater meter rates were based on the March 2025 Township of 
Woolwich rates (the latest available at the time of this report). The variable rate 
was $2.38 per cubic metre for water and $3.97 per cubic metre for wastewater. We 
assumed that residential units will have a meter size of 3/4 inches or smaller, which 
have a monthly fixed rate of $14.67 for water and $15.47 for sewer. Based on these 
rates, we estimated that the proposed development would generate monthly water 
and wastewater revenues of $171,000. A portion of these revenues will be 
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transferred to Waterloo Region, estimated based on the Contracted Services 
column from the 2024 Township of Woolwich Financial Information Return. 

Other non-tax revenues have been imputed based on the 2024 Township of 
Woolwich and Waterloo Region Financial Information Returns. Revenues are 
assumed to grow proportionately with population and employment. These 
revenues include user fees and service charges as well as fines and penalties. 

Figure 5.2: On-Going Non-Tax Revenues 

 
SOURCE: urbanMetrics calculations 

Figure 5.2 illustrates the non-tax ongoing revenues resulting from the proposed 
development that will flow to the Township of Woolwich and Waterloo Region. At 
full build-out, non-tax revenues will total roughly $209,000 per year for the 
Township and $55,000 per year for the Region. Combined with property taxes, 
total revenues would be approximately $368,000 per year for the Township and 
$411,000 per year for the Region. 

5.3 Ongoing Costs 
The additional population and infrastructure brought on by the proposed 
development will increase operating costs for the Township of Woolwich and 
Waterloo Region. We have estimated the ongoing impact on municipal and 
regional operating costs that the proposed development would create. 

These costs are estimated from the 2024 FIR for the Township of Woolwich and 
Waterloo Region. Because infrastructure will be owned and operated by the 
developer, these costs have been excluded from the analysis. Other municipal 
costs were estimated to grow proportionally with the total number of residents 
and jobs. 
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Figure 5.3: Ongoing Costs 

 
SOURCE: urbanMetrics calculations 
NOTES: Amortization of roads, water distribution/transmission, and wastewater collection/conveyance do not 
include amortization as replacement of site-specific infrastructure is considered separately in this report. 

Figure 5.3 illustrates the incremental ongoing costs created by the proposed 
development for the Township of Woolwich and Waterloo Region. At full build-out, 
the proposed development would increase operating costs by approximately 
$190,000 for the Township of Woolwich and by $349,000 for Waterloo Region. 

5.4 Net Operating Impact 
Based on the above ongoing revenue and cost analysis, we have calculated the 
projected net operating revenues accruing to the Township of Woolwich and 
Waterloo Region that will be created by the proposed development. 

Figure 5.4: Net Operating Impact 

 
SOURCE: urbanMetrics calculations 

As shown in Figure 5.4, the proposed development is projected to generate net 
revenues of $241,000 annually at full build-out. The Township of Woolwich would 
have an annual surplus of $179,000 and Waterloo Region would have an annual 
surplus of $63,000. 
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These net impacts do not include the replacement cost or amortization of on-site 
infrastructure, which is considered below. 

5.5 Infrastructure Capital Costs 
In this section, we have estimated the impact of the initial capital investment and 
the impact of replacing site-specific capital infrastructure on the Township of 
Woolwich. These concern the infrastructure detailed in Appendix A. With the 
exception of the service connections, this infrastructure would need to be replaced 
at the end of their useful life by the Township of Woolwich. We conservatively 
assume the road infrastructure would have a life span of 25 years, hydrants 50 
years, and water, wastewater, and stormwater infrastructure would have a life span 
of 75 years (based on the 2024 Township of Woolwich Asset Management Plan). 

Figure 5-5: Infrastructure Replacement Costs 

 
SOURCE: urbanMetrics inc. calculations  

Based on the proposed infrastructure, we have projected the future capital outlays 
required by the proposed development. As shown in Figure 5-5, the subdivision 
infrastructure capital costs will amount to $719,000-$751,000 every 25 years and 
an additional $1,707,000 every 75 years. 

The replacement cost of the site-specific infrastructure can also be stated as an 
average annual cost. This figure is calculated by dividing the replacement cost of 
each infrastructure component by its expected lifespan. This figure roughly 
represents the amount of money that would need to be saved each year to cover 
the costs of replacing the infrastructure, assuming the interest rate for these 
savings is equal to the inflation rate. 
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Figure 5-6: Average Annual Replacement Cost 

 

Figure 5-6 shows the average annual replacement cost of the site-specific 
infrastructure. In total, the average annual replacement cost would be $53,000. 
Since net revenues before replacement costs for the Township total $179,000 
annually, the proposed development would generate a surplus of approximately 
$126,000 annually after the replacement cost of infrastructure is considered. Figure 
5-7 shows the annual budgetary impact and cumulative surplus for the Township in 
the years where site-specific infrastructure will be replaced. 

Figure 5-7: Cumulative Surplus with Infrastructure Capital Costs 

 
Source: urbanMetrics inc. calculations 
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6.0 Conclusions 
In this report, we have projected the financial impact of the proposed development 
on the Township of Woolwich and Waterloo 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. 

Overall, we have found that the proposed development would have a positive fiscal 
impact for both the Township and the Region. It would generate an estimated $2.7 
million in development charge revenues for the Township and $2.2 million for the 
Region, as well as $352,000 in building permit fees for the Township. 

In terms of ongoing impacts, we have estimated that the proposed project would 
generate approximately $179,000 in annual net revenues at full build-out for the 
Township and $63,000 for the Region. These Township’s net revenues are more 
than sufficient to cover the replacement cost of on-site infrastructure, estimated at 
$53,000 on an annualized basis. 

As a result of this analysis, we project that the proposed development would have 
a positive impact on the finances of the Township of Woolwich and Waterloo 
Region. 
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Appendix A On-Site Infrastructure 

 
Source: GEI Consultants Canada Ltd. 
NOTES: Minor expense categories, provisional categories, and other cost categories which may not need to be 
incurred during replacement of infrastructure at the end of their life cycle were excluded. 
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Appendix B Development Charge Rates 

 
SOURCE: Township of Woolwich 
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SOURCE: Region of Waterloo 
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Appendix C Property Tax Rates and Comps for 
Assessed Values 

Property Tax Rates 

 
SOURCE: Township of Woolwich 
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Assessed Values of Comparables 

 
SOURCES: TRREB 
NOTE: Size of units in square metres is estimated. 
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Appendix D Per-Capita Non-Tax Revenue 
Assumptions 

Township of Woolwich 
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Waterloo Region 
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Appendix E Per-Capita Ongoing Cost Assumptions 

Township of Woolwich 

 
NOTES: Grey items indicate that amortization had been removed, as replacement costs are tracked separately. 
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Waterloo Region 
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