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urbanMetrics inc. is pleased to submit this Economic and Financial Justification 
Study. This assessment has been completed in support of your proposed mixed-
use development in the Cedarview neighbourhood. The purpose of this assessment 
is to identify the capital and ongoing operational impact to the City of Ottawa from 
this proposed development, and to compare it to the impact of an estate lot 
development. 

Based on our analysis, we have determined that the proposed development would 
have a positive net financial benefit for the City. The benefit is much greater for the 
proposed mixed-use development compared to an estate lot development. 

We appreciate the opportunity to conduct this assignment on your behalf. 
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1.0 Executive Summary 
Mattamy Homes is proposing a mixed use development in the Barrhaven 
community of the City of Ottawa. The subject site is located along Highway 416 

Court. The site is currently parkland and forests adjacent to 
existing residential subdivisions. The preliminary concept plan proposes around 
1,900 residential properties in the form of single-detached homes and townhouses 
along with 4,600 square metres of commercial properties. The alternative for this 
site is a hypothetical development of 86 estate lots which would be permitted 

. 

urbanMetrics was retained to estimate the financial impact of this proposed mixed 
use development. The purpose of this study is to determine the growth-related 
impact of this development on the City 
and to determine if the proposed development can be supported by the local 
municipal infrastructure. Additionally, the impacts of the mixed-use development 
were compared to those of the hypothetical estate lot development. 

The 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 Employee-Based Non-Tax Revenues 

o Employee-Based Operating Costs 

o Site-Specific Infrastructure Operating Costs 

o Site-Specific Infrastructure Lifecycle Replacement Costs 

Based on our analysis, we estimate the proposed mixed-use development would 
likely have a positive fiscal impact for the City of Ottawa, far in excess of the 
impacts of the estate lot development. Our key findings are summarized below (all 
figures are in constant 2024 dollars). 
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One-Time Revenues 

The proposed development would generate over $67.8 million in development 
charge revenue that would fund growth-related capital projects in the City 
(roughly $1.1 million per hectare). This compares with just $3.7 million in 
development charge revenue for the estate lot development (roughly $67,000 per 
hectare). The proposed development will also generate $3.2 million in building 
permit fees for the City (roughly $53,000 per hectare), compared to $0.5 million in 
building permit fees (roughly $8,600 per hectare) for the estate lot development. 

Ongoing Revenues 

The proposed development would generate annual revenues for the City of Ottawa 
starting at $1.5 million in 2027 and increasing annually until plateauing at around 
$10.6 million (roughly $175,000 per hectare) at full build-out in 2034. Annual 
revenues from the estate lot development would only plateau at around $1.2 million 
(roughly $22,000 per hectare). 

Ongoing Costs 

The proposed development would generate annual operating costs for the City of 
Ottawa starting at $1.2 million in 2027 and increasing annually until plateauing at 
around $8.0 million (roughly $131,000 per hectare) at full build-out in 2034. Annual 
costs for the estate lot development would plateau at around $435,000 (roughly 
$8,000 per hectare). 

Net Ongoing Impact 

Based on the above ongoing costs and revenues, the proposed development 
would generate an annual $2.7 million in net revenues at full build-out (roughly 
$44,000 per hectare). That compares to around $0.8 million in annual net revenues 
for the estate lot development (roughly $14,000 per hectare). Even including 
replacement costs of site-specific infrastructure, the proposed community would 
generate positive cumulative net revenues of $34 million by 2051, $77 million by 
2076, and $101 million by 2101, dates where major replacements of infrastructure 
would occur. 
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Other Benefits 

The proposed development would convey other important economic benefits. The 

A denser development would do more to help Ottawa meet its housing pledge and 
strengthen its economy by helping to attract and retain a diverse workforce. The 
City of Ottawa has pledged to approve 151,000 new homes by 2031. The proposed 
development would also help the City of Ottawa achieve targets needed to be 
eligible for federal (Housing Accelerator Fund) and provincial (Building Faster 
Fund) funding opportunities. 

Based on standard ratios, the development would likely generate around $100 
million in labour income and create around 1,200 full-time equivalent jobs. The 
increased density of the proposed development can also better support the transit 
system and reduce energy needs, reducing greenhouse gas emissions. 
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2.0 Methodology 
This economic and financial justification study examines the growth-related 
financial impact of the proposed Barrhaven Cedarview development on the City of 

timing of the required municipal infrastructure investments to support the 
proposed development. 

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

One-Time Revenues 

• Development charges 

• Building permit and planning application 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 figures are calculated in constant 2024 dollars. This assumes all costs and 
revenues will grow at the same rate of inflation in future years. 
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3.0 Proposed Concept Plan 
The subject site is located within the Barrhaven suburb of the City of Ottawa. It is 
bounded by Highway 416 
Lytle Park and existing residential developments to the east. 

The subject site covers 72 hectares. Of this, roughly 54.4 hectares are developable. 
In addition, there is approximately 6.3 hectares of lands designated as employment 
lands. Including the employment lands, there are approximately 61 hectares of 
developable lands. 

The preliminary concept plan (see Appendix A) proposes 44 hectares of residential 
and mixed-use blocks. In total, the concept plan includes 1,493 residential homes. 
There are no concrete phasing plans at this time as the project is still in its early 
stages. A highly preliminary estimate provided by the developer suggests 
approximately 250 homes may be developed per year. 

Based on the concept plan, we estimate the preliminary amount of new residential 
and commercial gross floor area (GFA) that is proposed for the development. 
These estimates are based on expected unit floor sizes provided by the developer. 
In total, the development contains 418,510 square metres of residential and 3,657 
square metres of commercial retail space. 

Figure 3-1: Unit Counts and GFA Estimates, Proposed Mixed-Use Development 

 
SOURCE: Mattamy Homes 

We project the fiscal impact of this development based on a tentative assumption 
that the development will begin in 2027. Our phasing assumptions are based on an 
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estimate of 250 units per year by the developer,1 as well as  
direction that development is planned to begin from the southern side. We further 
assume the lands marked as Employment Lands will be developed last. The 
estimated timeline is shown in Appendix B. 

Infrastructure 

Figure 3-2: Site-Specific Infrastructure, Proposed Mixed Use Development 

 
SOURCE: David Schaeffer Engineering Ltd. 
NOTES: Replacement costs were estimated at City of Ottawa unit rates for water, wastewater, and stormwater. 
For roads, unit rates were estimated at double the DSEL rates, which were approximately the average ratios of 
City rates to DSEL rates for other items. 

 
1 For the ninth and final year of development, we assume the remainder of residential units will be 
developed. 
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We requested information from the developer regarding the necessary internal 
infrastructure for the development. Below are the details which were provided. 

We make the conservative assumption that the infrastructure will be developed 
just prior to the start of the project in 2027. We further assume that the municipal 
stormwater operating costs phase in fully in the first year. However, we assume 
incremental municipal operating costs for roads phase in over 4 years and 
operating costs for water and sewer phase in over 6 years. 
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4.0 One-Time Impacts 
In this section, we considered how the City of Ottawa will be affected by new 
capital infrastructure that will be required to develop the subject site. To quantify 
the impact, we calculated the revenues that would accrue to the City through the 
proposed development that would pay for this 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 by the proposed 
development. Development charges in the City of Ottawa are used to fund the 
following services: 

• Roads and related services 

• Sanitary 

• Water 

• Stormwater drainage 

• Protection 

• Public transit 

• Parks development 

• Recreation facilities 

• Libraries 

• Paramedic services 

• Corporate studies 

For the purposes of this analysis, we have utilized development charge rates that 
were in effect as of August 17, 2024, to estimate these revenues for the proposed 
residential and commercial development on the subject site. 
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Based on these rates, this project will generate approximately $67.6 million in total 
development charges at full build-out, or roughly $1.1 million per hectare. Of this, 
$45.3 million will contribute towards city-wide funding while the other $23.2 million 
will fund the local community. Th.is compares to just $3.6 million for the estate lot 
community (roughly $57,000 per hectare), nearly none of which directly funds the 
local community. 

Figure 4-1: Development Charges, Comparison 

 

 

The breakdown of development charges by category for the proposed mixed use 
community is shown in Figure 4-2. The largest categories of development charges 
are for roads and related services and public transit, followed by sanitary, water, 
and recreation facilities. 
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Figure 4-2: Development Charge Categories, Proposed Mixed Use Development 

 

 

4.2 Building Permit Revenues 
The proposed development will also generate one-time building permit revenues. 
In total, the proposed mixed use development would generate $3.2 million in 
building permit fees, or roughly $53,000 per hectare. The hypothetical estate lot 
development would only generate $0.5 million in fees, or roughly $8,600 per 
hectare. 
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Figure 4-3: Building Permit Revenues 
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5.0 Ongoing Impacts 
The proposed development will generate on-going operating revenues for the City 
of Ottawa. These revenues include property taxes and other revenues such as user 
fees and fines. In this section, we estimated the expected revenues from each of 
these sources based on projected population and employees that would be 
accommodated by the proposed mixed use development. 

These projected revenues are compared against projected incremental operating 
and capital costs that would be incurred by the City of Ottawa due to this 
proposed development. These costs include the incremental municipal operating 
costs to support the additional population as well as the maintenance and 
replacement cost of site-specific infrastructure required by the development. 

For each category, we compared the financial impacts of the proposed mixed use 
development with the hypothetical estate lot development. Overall, we found the 
proposed mixed use development would have a much greater positive impact on 

 

5.1 Property Taxes 
Property taxes are charged on the assessed value of homes. We estimated 
assessed values for the proposed development based on the assessed value of 
comparable units within Nepean. Notably, MPAC assessed values are based on 
2016 assessments due to the pause in assessments with the Covid-19 pandemic. 

Figure 5-1: Assumed Assessment Values 
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Based on the phasing plans, we expect the proposed community to generate $50.9 
million in property taxes over the first 10 years following the start of development, 
which represents roughly $838,000 in property taxes per hectare. Annual property 
taxes will increase as units complete, plateauing at $7.5 million annually at full build 
out by 2034. By comparison, the estate lot development would only generate $8.7 
million in property taxes over this time (or $160,000 per hectare), and annual 
property taxes will plateau at around $1.0 million annually. 

Figure 5-2: Projected Property Tax Revenues 

 

5.2 Other Ongoing Revenues 
The growth in population and employment induced by the proposed development 
will generate additional revenues for the City of Ottawa. These include water and 
wastewater revenues as well as other non-tax revenues. 

Water and wastewater revenues are estimated using the 2016 water efficiency 
target in the Infrastructure Master Plan for per capita usage rates. Meter rates are 
taken from April 2024 City of Ottawa water utility rates. Based on these rates, we 
estimate a weighted average consumption charge of $2.20 per cubic metre. 
Additionally, we included stormwater charges based on Urban Connected rates for 
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the proposed community and Rural Non-Connected rates for the estate 
development. 

Other non-tax revenues are imputed based on the 2022 City of Ottawa Financial 
Information Return. 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 5-3: Projected Ongoing Revenues 

 

 

From 2027 to 2036, the proposed development would generate a total of $13.2 
million in water and wastewater revenues and $8.2 million in other non-tax 
revenues. Ongoing revenues including property taxes would total $72.4 million 
over the first 10 years, or roughly $1.2 million per hectare. Annual ongoing revenues 
would plateau at around $10.6 million in 2035. 

In contrast, the estate lot community would generate only a total of $0.8 million in 
water and wastewater revenues and $0.5 million in other non-tax revenues through 
2036. Ongoing revenues with property taxes would total $10.0 million over the first 
10 years, or only $0.2 million per hectare. Total ongoing revenues including 
property taxes would plateau at around $1.2 million in 2031. This represents only 
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about 11% of projected steady state revenues that would be generated by the 
proposed mixed-use community. 

 

5.3 Municipal Operating Costs 
The additional population and infrastructure brought on by the development will 
increase operating costs. We estimated the ongoing impact to municipal operating 
costs the development would have. 

These costs include water and wastewater costs (both site-specific and general), 
operating costs relating to other site-specific infrastructure, and general municipal 
operating costs. Site-specific infrastructure costs are estimated based on the 
average costs per unit of infrastructure (e.g., metre of roads or sewers), while 
general municipal costs are estimated on a population and jobs basis. 

Figure 5-4: Projected Operating Costs 

 

 

The proposed community would generate a total of roughly $44.9 million in 
operating costs over the first 10 years, compared to $3.6 million for the estate lot 
community. Annual costs would plateau around $6.5 million in 2034 for the 
proposed community (compared to roughly $10.4 million in total annual revenues). 
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For the estate lot community, annual costs would plateau at around $435,000 in 
2032 (compared to roughly $1.0 million in total annual revenues), which is 
approximately 7% of steady-state levels for the proposed mixed use community 
development. 

 

5.4 Site-Specific Capital Infrastructure 
Site-specific capital infrastructure is built and paid for by the developer. However, 
the City of Ottawa will need to maintain the infrastructure and replace it at the end 
of its useful life. In this section, we estimated the impact of replacing capital 
infrastructure on 
expenditures are projected roughly every 25 years, revenues generated by the 
proposed development would likely greatly exceed those expenditures. 

Figure 5-5: Site-Specific Infrastructure, Proposed Mixed Use Development 

 
SOURCE: David Schaeffer Engineering Ltd. 
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NOTES: Replacement costs were estimated at City of Ottawa unit rates for water, wastewater, and stormwater. 
For roads, unit rates were estimated at double the DSEL rates, which were approximately the average ratios of 
City rates to DSEL rates for other items. 

The required site-specific infrastructure will result in $23.2 million in replacement 
costs in 2051, 2076, and 2101, and $20.2 million in 2096. Still, the net cumulative 
fiscal impact of the development will be positive even in those years of heavy 
capital expenditures. 

Figure 5-6: Capital Costs of Replacement of Site-Specific Infrastructure, 
Proposed Mixed Use Development 

 

 

The estate lot development would require the City of Ottawa to incur 
disproportionately large capital expenditures to replace infrastructure. For this 
development, we assumed the following high-level infrastructure requirements: 
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Figure 5-7: Site-Specific Infrastructure, Estate Lot Development 

 
Source: urbanMetrics estimates based on David Schaeffer Engineering Ltd. Information for proposed 
mixed-use development. 
NOTES: Replacement costs were estimated at City of Ottawa unit rates for water, wastewater, and stormwater. 
For roads, unit rates were estimated at double the DSEL rates, which were approximately the average ratios of 
City rates to DSEL rates for other items. 

Based on these requirements, the total capital expenditures are projected to be 
$9.0 million in 2051, 2076, and 2021, and $3.5 million in 2101. 

Figure 5-8: Capital Costs of Replacement of Site-Specific Infrastructure, Estate 
Lot Development 
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5.5 Net Municipal Operating Impact 
Based on the ongoing revenues and costs calculated in the previous sections, we 
calculated the projected net operating revenues for the City of Ottawa for the 
proposed mixed use community and the estate lot community. The proposed 
mixed use community is projected to generate around $2.7 million annually at full 
build out in 2035, roughly $44,000 per hectare. The estate lot community would 
only generate just under $0.8 million at full build out, or roughly $14,000 per 
hectare. 

 

Figure 5-9: Projected Net Operating Revenues 

 

 

To ensure the proposed development is sustainable, revenues generated from the 
proposed development must cover not just operating costs but also the 
replacement cost of infrastructure when they reach the end of their useful life. 
Figure 5-10 shows 
years where site-specific infrastructure must be replaced.  
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Figure 5-10: Cumulative Surplus after Replacement Costs 

 

Our analysis shows that the proposed development is projected to generate 
revenues well in excess of what is required to sustain the infrastructure and 
government resources needed to support it. In addition, the proposed mixed-use 
community would generate around 4 times the surplus revenue of the estate lot 
community.  
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6.0 Other Benefits 
In addition to the greater fiscal benefits provided by the proposed mixed-use 
development, the proposed mixed-use development also has additional economic 
and social benefits that would not be generated by the estate lot development. 

Like many other municipalities across Canada, Ottawa is facing a housing 
affordability crisis. The City of Ottawa has made a housing pledge to achieve the 
construction of 151,000 new homes by 2031. The proposed development will do 
more to help meet these goals and will provide more people with more affordable 
homes, helping make Ottawa a more inclusive City. 

The construction of the mixed use development would generate more 
construction-related jobs than the estate lot development. Based on standard 
ratios, the initial construction of the proposed development would likely generate 
around $100 million in labour income and create around 1,200 full-time equivalent 
jobs. The construction of the estate lot development would likely only generate 
around $13 million in labour income and 100 full-time equivalent jobs. 

The proposed mixed-use development is also far denser than an estate lot would 
be. The density could provide sustained ridership for the transit lines in the area. 
Improved density can also have climate benefits. The local-serving retail sites on 
the proposed development could reduce the travel required to meet a portion of 

-efficient to 
heat and cool, reducing the energy needs per capita and helping meet its 
climate goals. 
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7.0 Conclusions 
We projected the financial impact of the proposed mixed use development on the 
City of Ottawa and compared it to that of an estate lot development. We 
calculated the one-time revenues from development charges and building permits. 
We also calculated the ongoing revenue impacts from municipal operating costs 
and site-specific capital infrastructure costs. 

Overall, we found the proposed mixed use development would have a positive 
fiscal impact for the City of Ottawa, greatly in excess to that of the estate lot 
development. The mixed use development would generate $67.8 million in 
development charge revenues and $3.2 million in building permit fees, compared 
with $3.7 million in development charge revenues and $0.5 million in building 
permit fees for the estate lot. For ongoing impacts, the proposed development 
would generate an $2.7 million in annual net revenues at full build-out compared to 
just $0.8 million in annual net revenues for the estate lot development. (All values 
are in constant 2024 dollars.) 

The proposed mixed use development would also carry other benefits. It would do 
more to help ease the housing crisis in the City of Ottawa and help the City meet 
its housing pledge. It also has a larger impact on the economy and can result in 
lower per capita emissions through the benefits on transit and energy use. 

As such, it is our professional opinion that the proposed mixed use development 
should be preferred over the estate lot development. 
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Appendix A Concept Plan 
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Appendix B Tentative Phasing Plan 

 
NOTES: This phasing plan is tentative and subject to change. It is based off ir preliminary 
plan to develop the subject site from the south to the north. The actual units built in each year will likely differ from these estimates. However, assuming the 
average rate of build-out remains the same, it is unlikely that minor differences in the phasing plan will result in material differences from the findings of this 
assessment. 
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Appendix C Development Charge 
Revenues 
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Appendix D Assessed Value Comparables 
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Appendix E Non-Tax Revenue and Cost 
Assumptions 

 

https://urbanmetrics.ca/


Barrhaven  Cedarview Mixed Use Development  Economic and Financial Justification Study 
(Ottawa, Ontario)     |     28 

 

 

https://urbanmetrics.ca/


Barrhaven  Cedarview Mixed Use Development  Economic and Financial Justification Study 
(Ottawa, Ontario)     |     29 

 

 

 

https://urbanmetrics.ca/


Barrhaven  Cedarview Mixed Use Development  Economic and Financial Justification Study (Ottawa, Ontario)     |     30 

 

Appendix F Ongoing Costs Assumptions 
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