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1.0 Executive Summary 
This fiscal impact analysis measures the financial impact on the City of Hamilton 
that would be generated by development of the proposed White Church Urban 
Boundary Expansion Area. The proposed area will be comprised of 364.37 hectares 
of land. This plan includes 249.44 hectares of primarily low and medium density 
residential development, with 16.78 hectares of commercial space. The plan also 
includes institutional, parks, and open space, trails, stormwater management 
ponds, and an internal road network. 

urbanMetrics has been retained to estimate the financial impact of this proposed 
development. The purpose of this study has been to determine the growth-related 
impact of this development on the capital and operating budgets of the City of 
Hamilton, 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 

o Infrastructure Operating Costs 

o Infrastructure Lifecycle Replacement Costs 

Based on our analysis, we have concluded that this proposed residential 
development will have a positive fiscal impact on the City of Hamilton. Our key 
findings are summarized below (all values are in 2024 dollars). 
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One-Time Revenues 
At full build-out, we have estimated that the proposed subdivision would generate 
$282 million in development charge revenue for the City of Hamilton, based on 
current rates. The proposed subdivision would also generate an estimated $33.8 
million in building permit fees for the city. 

Ongoing Revenues 
At full build-out, we have estimated that the proposed subdivision would generate 
additional annual property tax and non-tax revenues of $55.2 million for the City of 
Hamilton. 

Ongoing Costs 
At full build-out, we have estimated that the proposed subdivision would generate 
annual additional costs of $49.7 million for the City of Hamilton. 

Net Ongoing Impact 
Based on the ongoing costs and revenues summary noted above, at full build-out, 
we have estimated that the proposed subdivision would generate an annual 
surplus of $5.4 million for the City of Hamilton. These surpluses would be more 
than sufficient to cover the replacement cost of the required capital infrastructure 
over the long term. 
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2.0 Purpose 
The purpose of this Fiscal Impact Assessment is to evaluate the impact on the City 
of Hamilton Finances that the White Church Urban Boundary Expansion Area 
would have. This is intended to address the following policies from the Provincial 
Planning Statement (PPS) 2024 and the Urban Hamilton Official Plan. 

• Policy 3.1.1(a) of the 2024 PPS: This policy requires that infrastructure and 
public service are financially viable over their life cycle, which may 

  

• Policy 3.6.1(b) (2) of the 2024 PPS: This policy states that planning for 
sewer and water services will ensure that it s feasible and financially viable 
over their life cycle  

• Policy 3.6.8(a) of the 2024 PPS: This policy requires that planning for 
stormwater management 
services and ensure that systems are optimized, retrofitted as appropriate, 

 

• Chapter F, Policy 1.2.9(j)(vi) of the UHOP: This policy states that in 
preparing secondary plans in Urban Expansion Areas, the City may require a 
Financial Impact Analysis and Financial Strategy. While the current 
application is for an Uran Expansion Area only and not a secondary plan, the 
City has specifically requested a Fiscal Impact Analysis as part of the current 
application. 
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3.0 Methodology 
This Fiscal Impact Assessment has examined the growth-related financial impact of 
the recommended land use and transportation concept for the proposed 
development in the White Church Urban Boundary Expansion Area on the capital 
and operating budgets of the City of Hamilton. This study also estimates the cost 
of the required municipal infrastructure investment required to support the 
proposed subdivision. 

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 2024 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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4.0 Proposed Concept Plan 
Figure 4.1: Proposed Draft Plan of Subdivision 

 
SOURCE: UrbanSolutions, dated January 8, 2025. 

Figure 4.1 illustrates the proposed community structure plan for the proposed 
development. The subject site sits North of White Church Road East, bordering the 
edge of the present-day urban boundary along Upper James Street. The area 
around the subject site is currently comprised of neighbourhoods of single-
detached homes, farmland, and the John C. Munro Hamilton International Airport. 
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Figure 4.2: Proposed Land Use Schedule 

 
SOURCE: Urban Solutions, White Church Boundary Expansion Area, January 8, 2025. 

Figure 4.2 illustrates the land use schedule for the proposed White Church Urban 
Expansion Area. The total area of the subject site is 900.38 acres (364.37 
hectares). Of that total 616.38 acres (249.44 hectares) would be developed as 
residential neighbourhoods. Collector roads would occupy 11.85acres (29.27 
hectares) of land. The remaining lands would be a mix of natural heritage lands, 
parks, schools (institutional), stormwater ponds, commercial, and a trail/pipeline. 

The proposed White Church urban Expansion Area has an initial proposed buildout 
of 7,629 units which are currently assumed to be a mix of detached and townhouse 
dwellings, though the total number of units and unit mix is expected to change in 
consultation with the City as further work is done. For the purposes of this analysis, 
we have assumed an 80%-20% detached to townhouse ratio, with 36-foot and 20-
foot lots respectively. 

Preliminary high-level unit and cost estimates of the required on-site infrastructure 
are detailed in Appendix A. Local roads, watermains, and sewers are assumed to be 
completed over six phases from 2028 to 2038, while collector roads and trunk 
mains and sewers are assumed to be completed in 2028. This infrastructure will be 
installed by the developer or would be covered by Development Charges, but the 
City of Hamilton will maintain and replace them. 
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5.0 One-Time Revenues 
We have considered how the budgets of the City of Hamilton will be affected by 
this proposed subdivision. To quantify the impacts, we have calculated the 
revenues that would accrue to the City through the proposed development that 
would pay for new infrastructure. These revenues include development charges 
and building permit fees. 

5.1 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 City of Hamilton are used to 
fund the following services: 

• Development-Related Studies 

• Fire Services 

• Waste Diversion Services 

• Libraries 

• Parks and Recreation 

• Highway and Water, Wastewater, and Stormwater Services 

• Soft Services 

o Transit (including subways and GO Transit) 

o General Services 

• Hard Services 

o Roads 

o Water 

o Wastewater 

The development charge rates as of December 2024 for the City of Hamilton can 
be found in Appendix B. It is recognized that these development charge rates are 

https://urbanmetrics.ca/


White Church Urban Boundary Expansion Area  Fiscal Impact Assessment (City of Hamilton, 
Ontario)     |     8 

 

 

subject to change over time from indexing, the passing of new development 
charge by-laws, and Provincial legislation. 

Figure 5.1: Development Charges Revenues by Category ($Millions) 

 
SOURCE: urbanMetrics calculations 

Based on these rates, at full build-out, the proposed development will create one-
time development charge revenues of roughly $282 million for the City of 
Hamilton. 

Figure 5.1 summarizes the breakdown of these development charges. The 
categories of Services Related to a Highway and Parks and Recreation combine for 
approximately 77% of these development charges. 

Figure 5.2 illustrates the development charges that would be received by the City 
over time, given the preliminary phasing plan. For each of the residential phases, 
$36 million would be contributed as development charges. Additionally, $2 million 
would be contributed during the completion of the commercial phases: 2032, 
2035, 2038, and 2041. 
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Figure 5.2: Development Charge Revenues by Year ($Millions) 

 
SOURCE: urbanMetrics calculations 

 

5.2 Building Permit Fees 
We have calculated the total building permit fees received at full build-out using 
the 2024 rates for the City of Hamilton. Based on the proposed site plan, we 
estimate that the subdivision would have approximately 1.9 million square metres 
of residential space and 42,000 square metres of non-residential space. These new 
buildings would generate estimated building permit fees of $33.8 million. Figure 5.3 
shows how the building permits would be received by year. 
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Figure 5.3: Building Permit Fees by Year ($Millions) 

 
SOURCE: urbanMetrics calculations 
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6.0 Ongoing Impacts 
The proposed subdivision development will also generate on-going operating 
revenues for the City of Hamilton. 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 City of Hamilton resulting from the proposed subdivision. 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 subdivision. 

These incremental revenues and costs have been compared to determine the net 
effect of the proposed subdivision on municipal finances. Based on this analysis, 
we found that this development should have a positive impact on the budget of 
The City of Hamilton. 

6.1 Property Taxes 
Property taxes are the primary way in which the new development generated by 
the subdivision will contribute to the municipal budget. To estimate property taxes, 
we have used the  tax rates as of 2024. 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 some these 
existing units tended to be older, we have adjusted their average assessed values 
by 15% to reflect the lack of depreciation for a new unit. 

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 have 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. 
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Figure 6.1: On-Going Property Tax Revenues ($Millions) 

 
SOURCE: urbanMetrics calculations 

Figure 6.1 illustrates the projected property tax revenues that are expected to be 
generated from the proposed development. Property taxes are projected to start 
at $4.5 million in 2028 as the first phase is completed and will increase over time as 
future phases of the development proceed. At full build-out in 2042, the 
development would generate $38.5 million annually for the City of Hamilton. 

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

Water and wastewater revenues were estimated assuming an average per capita 
residential water consumption of 360 litres per day per resident or employee as 
per the developer. 

Water and wastewater meter rates were based on the 2024 rates from Alectra 
Utilities. We assumed the residential units would have a fixed charge of $0.48 per 
day and a usage rate of $1.07 per cubic metre for water, and a fixed charge of 
$0.52 per day and a usage rate of $1.08 per cubic metre for wastewater. For non-
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residential space, we assumed a fixed charge of $0.48 per day and a usage rate of 
$2.13 per cubic metre for water, and a fixed charge of $0.52 per day and a usage 
rate of $2.15 per cubic metre for wastewater. 

Based on these rates, we estimated that the proposed development would 
generate monthly water and wastewater revenues of $1 million in 2028, increasing 
to $7.8 million at full build-out in 2042. 

Other non-tax revenues have been imputed based on the 2022 City of Hamilton 
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 6.2: Total On-Going Revenues ($Millions) 

 
SOURCE: urbanMetrics calculations 

Figure 6.2 illustrates the total ongoing revenues resulting from the proposed 
development that will flow to the City of Hamilton. At full build-out, revenues will 
total roughly $55.2 million per year for the City. 
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6.3 Ongoing Costs 
The additional population and infrastructure brought on by the subdivision will 
increase operating costs for the City of Hamilton. We have estimated the ongoing 
impact on municipal operating costs that the subdivision would create. 

These costs include water and wastewater costs (both site-specific and general), 
operating costs relating to infrastructure in the subdivision, and general municipal 
operating costs. Operating costs for roads, sidewalks, water 
distribution/transmission, wastewater collection/conveyance, and stormwater 
infrastructure in the subdivision have been estimated based on the average cost 
per unit of infrastructure (e.g., a metre of roads or sewers) as reported in the 2022 
FIR. Other municipal costs were estimated to grow proportionally with the total 
number of residents and jobs. 

Of note, salaries, wages, and employee benefits for fire were excluded as the 
development is occurring in an area with volunteer fire services. Ongoing costs for 
roads, sidewalks, and stormwater and water distribution/transmission and 
wastewater collection/conveyance for the City of Hamilton do not include 
amortization because the replacement of on-site infrastructure is accounted for 
separately in this report. 

Figure 6.3 illustrates the incremental ongoing costs created by the proposed 
development for the City of Hamilton. In 2028, the development would increase 
total costs for the City of Hamilton by $7.8 million. This would increase over time, 
but at a slower rate than the ongoing revenues. At full build-out, the proposed 
development would increase operating costs by approximately $49.7 million for 
the City of Hamilton. 
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Figure 6.3: Ongoing Costs ($Millions) 

e

 
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. 

6.4 Infrastructure Capital Costs 
In this section of the report, we have estimated the impact of the initial capital 
investment and the impact of replacing site-specific capital infrastructure on the 

 finances. These costs are projected based on preliminary high-level 
infrastructure assumptions detailed in Appendix A. With the exception of the 
service connections, this infrastructure would need to be replaced at the end of 
their useful lives by the City of Hamilton.  

It should also be noted that the City has identified a potential need for an arterial 
roadway link between the Airport Employment Growth District and the Red Hill 
Business Park. While this link is still at very preliminary planning stages, it could 
potentially serve the commercial areas of the White Church Urban Expansion Area 
with freight access. This link would make efficient use of planned infrastructure, 
though due to the preliminary nature of this link the associated costs and benefits 
are currently unknown, and have not been included in this Fiscal Impact 
Assessment. 
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Figure 6.4: Infrastructure Replacement Costs ($Millions) 

 
SOURCE: urbanMetrics calculations 

Based on the proposed infrastructure, we have projected the future capital outlays 
required by the subdivision. As shown in Figure 6.4, the largest single-year 
infrastructure would be approximately $50.8 million, incurred approximately every 
35 years. These would be followed by an additional $46.9 million in costs over 10 
years afterwards. Other infrastructure replacement costs occur on an irregular 
basis. 

6.5 Net Operating Impact 
Based on the above ongoing revenue and cost analysis, we have calculated the 
projected net operating revenues accruing to the City of Hamilton that will be 
created by the proposed development. 
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Figure 6.5: Net Revenues ($Millions) 

 
SOURCE: urbanMetrics calculations 

As shown in Figure 6.5, the proposed subdivision is projected to generate annual 
net revenues of $5.4 million at full build-out. The proposed development would 
initially generate a deficit as large as -$1.2 million annually in the first four years. 
Growth in revenues would outpace growth in costs, and net revenues from the 
proposed development would turn positive in the fifth year and grow from there 
until full build-out. 

Figure 6.6 shows the cumulative net revenues resulting from the development. As 
suggested above the cumulative net impacts are initially negative. These would 
bottom out at -$4.2 million in 2031. Cumulative net revenues would increase 
afterwards, turning positive in 2037. At full build-out, cumulative net revenues from 
the proposed subdivision from 2028-2042 would be approximately $20.9 million. 
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Figure 6.6: Cumulative Net Revenues ($Millions) 

 
SOURCE: urbanMetrics calculations 

Figure 6.7: Cumulative Surplus with Infrastructure Capital Costs ($Millions) 

 
SOURCE: urbanMetrics calculations 
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It is important to consider whether the cumulative impact on finances can cover 
the future replacement costs of the infrastructure needed to support the 
subdivision. Figure 6.7 illustrates the annual budgetary impact and cumulative 
surplus projected in the years where site-specific infrastructure will be replaced. 
Despite the costs of replacing on-site infrastructure, the proposed development 
will generate more than enough net revenues to cover these costs, even without 
considering potential investment revenues or avoided borrowing costs. 
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7.0 Conclusions 
In this report, we have projected the financial impact of the proposed subdivision 
on the City of Hamilton. We have calculated the one-time revenues from 
development charges and building permits. We have also calculated the ongoing 
revenue impacts on municipal operating costs and capital infrastructure costs. 

Overall, we have found that the proposed subdivision would have a positive fiscal 
impact for the City. It would generate an estimated $282 million in development 
charge revenues for the City, as well as $33.8 million in building permit fees. For 
ongoing impacts, we have estimated that the proposed project would generate 
approximately $5.4 million annually in net revenues at full build-out for the City. 
These surpluses would likely be more than sufficient to cover the future 
replacement costs of infrastructure needed to support this subdivision. 

As a result of this analysis, we project that the proposed development would have 
a positive impact on the finances of the City of Hamilton. 
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Appendix A On-Site Infrastructure 

 
SOURCES: urbanMetrics estimates 
NOTES: These infrastructure quantity and cost estimates are highly preliminary. These values may change 
significantly. 
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Appendix B Development Charge Rates 

 
SOURCE: City of Hamilton 
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Appendix C Property Tax Rates and Comps for 
Assessed Values 

Property Tax Rates 

 
SOURCE: City of Hamilton 
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Assessed Values of Comparables 

 
SOURCES: HouseSigma 
NOTE: Size of units in square metres is estimated. 

 
SOURCES: CoStar 
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Appendix D Per-Capita Non-Tax Revenue 
Assumptions 
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Appendix E Per-Capita Ongoing Cost Assumptions 

 
NOTES: Grey items indicate that amortization had been excluded. Salaries, wages, and employee benefits were excluded from Fire. 
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