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 “The Township will plan 
now for its inevitable 
growth, so that we retain a 
vibrant and accessible 
community and our high 
quality of life in the future.” 

   Council Priorities and Initiatives 2015-2018 Report 
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1 Introduction 
The Province of Ontario approved the Growth Plan for the Greater Golden Horseshoe in June 
2006 under the authority of the Places to Grow Act. The Growth Plan establishes policies relating 
to land use planning in the Greater Golden Horseshoe, which includes the County of Wellington, 
and the requirements for municipalities to address these polices through amendments to 
municipal official plans.  Since then, the County of Wellington has prepared Official Plan 
Amendment No. 99 (under appeal), which implements the Growth Management Plan for the 
entire County using the population and employment forecasts for the County up to the year 
2041. It was a requirement that the County, in consultation with the lower-tier municipalities, 
allocate growth forecasts to these municipalities which includes the Township of Centre 
Wellington.  

Watson & Associates were retained by the County in 2014 to extend the County forecasts from 
2031 to 2036 and 2041 and allocate the updated forecast to local municipalities. Since then, the 
County of Wellington’s Growth Management Plan has been adopted as Official Plan 
Amendment 99 and the Township of Centre Wellington had proposed to address the allocated 
growth forecasts assigned by the County in a planned manner by completing a local Growth 
Management Strategy for the allocated population and employment forecasts to 2041. A 
Background Report was prepared by Stantec Consulting Ltd. on behalf of the Township in May 
2016 which provides the background information and forecasts which will inform the Township’s 
Growth Management Strategy.  

Since the release of the Background Report, the County of Wellington Official Plan Amendment 
(OPA) No. 99 has been appealed which provided growth forecasts to the year 2041. Therefore, 
given the uncertainty of the appeals, the Township’s Growth Management Strategy will now be 
prepared only to the year 2031. The updated growth forecasts to 2031 are presented in the 
Watson & Associates 2014 Background Report prepared for the County. The growth forecasts 
from 2031 to 2041 will not be considered at this time because there is too much uncertainty at 
this stage after 2031 with the appeal of OPA 99 which allocates growth to 2041.  Additionally, the 
Province is currently reviewing density targets, through proposed changes to the Growth Plan for 
the Greater Golden Horseshoe, which may impact growth targets in Centre Wellington. 

The Province of Ontario, the County of Wellington as well as the Township of Centre Wellington, 
still recognize the need to plan for long-term population growth and a healthy environment. 
Accommodating the forecasted growth will require major investment in infrastructure and the 
provision of social and recreational services. A Growth Management Strategy results from the 
recognition that it is not possible to develop in all growth areas at once. The timing and cost of 
growth-related services must be coordinated. Growth should contribute positively to our quality 
of life. A Growth Management Strategy would identify growth areas, establish future 
development phasing, develop growth related planning policies which are coordinated on a 
Township basis, and provide direction for infrastructure improvements to serve the growth areas. 

A Background Report was completed in May 2016 introducing the Project, the 
applicable policies that the Growth Management Strategy needed to address 
and the intended outcome of the Strategy. The purpose of this Report is to present 
three Growth Options for allocating density across the Urban Centres in the 
Township and to gather feedback from the Community and Stakeholders with 
respect to these options prior to preparing a Final Report with a preferred 
direction, servicing analysis and final recommendations for Council’s adoption. 
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Land Use 
Planning

Financial 
Planning

Infrastructure 
Planning

1. Defined growth/density
targets for the Township;

2. Development (servicing)
certainty for intensification
and approved growth;

3. Defined capacity for the
Fergus and Elora urban
area’s additional growth;
and,

4. Effective and sustainable
municipal governance for
implementation of the GMS.

The Four Desired Outcomes 
of the Growth 
Management Strategy are: 

1.1 Purpose of the Growth Management Strategy 

The purpose of the Growth Management Strategy (GMS) is intended to respond to the Growth 
Plan for the Greater Golden Horseshoe legislation (Policies for Managing Growth, Section 2.2.2) 
and to provide the proper tools to assist Council in their planning and development decision-
making. The GMS will undertake a comprehensive and integrated approach to growth 
management and will consider the Three Pillars of Growth Management Planning which are: 
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By analyzing Growth Management from these 
Three Pillars, the GMS is expected to provide: 

a) A long-term growth outlook for Centre
Wellington;

b) A sustainable infrastructure approach in
Centre Wellington;

c) Development certainty for affected
stakeholders; and

d) Development Standards which will support
planned growth and reflect the design
principles of the Township.
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2 Process To-date 

Consultation was held with the Project Steering Committee, Council, the Chamber of 
Commerce and the Community on the Background Report prepared for this project in May 
2016. On June 22, 2016 a Public Information Session was held where over a hundred residents 
attended. Key areas of concern included a Desire for a Complete Community, how and where 
Intensification should be accommodated within the Township’s urban structure and protection 
of stable and heritage neighbourhoods. Since the consultation, Options and Approaches for 
allocating density and growth have been developed with Township Staff and the Project 
Steering Committee and are now available for Stakeholder and Public review and feedback.  

However, since the time of the Background Report and the initial consultation, the County of 
Wellington Official Plan Amendment No. 99 was appealed. The Draft Official Plan Amendment 
was circulated for comments in March and a Public Meeting was held on April 21st, 2016.  The 
amendment was adopted by County Council on May 26, 2016. However, the amendment has 
been appealed.  Therefore, the current population projections to 2031 are in effect.   

As a result of the appeal the population numbers 
to 2031 will be used for the Strategy going forward. 

Updated Project Timeline:

Spring 2016 

• Stakeholder consultation
• Background Report
• June – Public meetings

Summer 2016 - Winter 2017 

• Options & Approaches Draft
Report

• Options & Approaches
Consultation

• Options & Approaches Final
Report

Spring 2017 

• Draft Final Recommendation
Report

• Final Recommendation Report
Council Meeting

• Final Growth Management
Strategy Adopted

WE ARE HERE 



6  Centre Wellington Growth Management Strategy 
Updated Growth Forecasts  

3 Updated Growth Forecasts 
The 2014 Wellington County Growth Forecast Update, by Watson & Associate includes updated 
population forecasts to the year 2031. These forecasts will now be used as the Growth Forecasts 
which the Township’s Growth Management Strategy will prepare for. The Overall Wellington 
County projected growth is: 

Table 6: Wellington County: Projected Growth in Wellington County to 2031 

2016 2021 2026 2031 

Total 
Population 

96,000 103,800 112,900 122,000 

Households 33,040 35,850 38,960 42,290 

Total 
Employment 

40,100 44,800 49,800 54,000 

Source: Wellington County Population, Household and Employment Forecast Update, 2011-2041, May 5, 2015 

The growth forecasts for the Township of Centre Wellington are as follows: 

Table 7: Township of Centre Wellington Projected Growth to 2031 

Township of Centre Wellington 

2016 2021 2026 2031 

Total Population 30,210 34,020 37,890 43,260 

Households 10,895 12,220 13,570 15,440 

Total Employment 11,970 14,260 16,460 19,040 

ELORA – SALEM 

2016 2021 2026 2031 

Total Population 7,410 8,610 9,820 11,110 

Households 2,695 3,110 3,525 3,970 

FERGUS 

2016 2021 2026 2031 

Total Population 15,440 17,930 20,440 24,490 

Households 5,770 6,625 7,510 8,895 

 Source: Wellington County Population, Household and Employment Forecast Update, 2011-2041, May 5, 2015 
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Therefore, it is estimated that 
by 2031 the Township will have 
to accommodate 13,050 
more people, 4,545 more 
households and 7,070 jobs.  

Note: Statistics Canada has released census population numbers for 2016 as of February 2017. Analysis has 
not been completed to determine undercount, employment and the distribution between Fergus and 
Elora/Salem. The charts above represents the Watson & Associates Economists Ltd. numbers prepared for the, 
County of Wellington.   
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Options & Approaches: 
Ensuring Smart and Balanced 
Growth 
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4 Options & Approaches 
The Province of Ontario through planning legislation including Places to Grow and the Growth 
Plan for the Greater Golden Horseshoe require municipalities to implement policies and 
strategies to achieve intensification, to promote economic development and employment and 
to ensure that new development taking place in designated greenfield areas will be planned in 
a manner that creates complete communities to support vibrant neighbourhoods.  

Residential Intensification:  Starting in 2015 
and for each year thereafter, a minimum of 
20 percent of all residential development 
occurring annually will be within the built-up 
area. 

Greenfield Density: the designated greenfield area of 
the County will be planned to achieve an overall 
minimum density of not less than 40 residents and jobs 
per hectare. (16 units per gross hectare in newly 
developing subdivisions). 

 

To implement the density targets the County, who approves all plans of subdivision, requires that 
each plan submitted meet the 40 residents and jobs per hectare. (16 units per gross hectare in 
newly developing subdivisions). Through consultation and concerns expressed over specific 
development applications, the “one size fits all” approach may not be best suited to Centre 
Wellington and as a result there are three growth options that feedback is being sought. for this 
report density will be discussed in units per hectare (uph), noting that 16 units per hectare is the 
density currently outlined in the County of Wellington and the Township of Centre Wellington 
Official Plan Policies. 
Below outlines residential and employment growth options to 2031. The residential options are for 
greenfield developments and include a status quo option as well as two options which allow for 
varying density levels based on site attributes and historical trends. The infill portion of growth is 
discussed in section 4.1.4 and employment numbers are discussed in 4.2.  A Strengths, 
Opportunities, Weaknesses, and Threats analysis have been started to spur the consultation 
process, it is expected that community feedback will also add to the analysis and evaluation 
(including a servicing analysis) which shall be presented in a final recommendation report. 
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The Major Goals of the Township of Centre Wellington from the Official Plan (Policy B.4) were 
considered when preparing the Options and Approaches, these include to: 

1. Maintain the high quality of life which residents of Centre Wellington currently enjoy.

2. Protect the unique natural resources of the community.

3. Ensure that adequate lands and services are available to allow for the future needs of the
community

4. Provide opportunities for housing, shopping, employment and recreation to serve the
needs of a growing community.

5. Encourage sustainable economic growth to provide employment opportunities and tax
revenues for the Township.

6. Provide an adequate supply and diversity of housing to satisfy the varied needs of the
community.

7. Promote a safe and efficient road and pedestrian system in the Township.

8. Set appropriate standards for development that encourages controlled growth that will
represent a long-term benefit to the community.

9. Ensure that adequate parks and open spaces are available to meet the recreation
needs of all ages.

10. Provide improved municipal services and community facilities to serve the needs of the
community and to anticipate future needs.

11. Protect the unique cultural heritage resources of the community.

12. Ensure that new development is compatible with existing and approved land uses.

13. Create a culture of conservation, including water, energy and cultural heritage
conservation and air quality protection.
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4.1 Residential – Greenfield 
Utilizing the major goals of the Township and other best practices the following Options and 
Approaches for Growth Management Strategy have been prepared for Residential – Greenfield 
development. These Options consider Provincial, County and Local policies as outlined in this 
Background Report prepared by Stantec dated May 22, 2016.  

The County of Wellington Official Plan states that designated 
greenfield area of the County will be planned to achieve an 
overall minimum density of not less than 40 residents and jobs 
per hectare (policy 3.3.1). The Township of Centre Wellington 
states that it requires new development of achieve densities 
which promote overall greenfield density target of 40 person 
and jobs per hectare and specifically strive to attain at least 
16 units per gross hectares in newly developing subdivisions 
(policy C.5.6). While these terms are used interchangeable in 
various documents for the purposes of this Report “units per hectare” will be referred to when 
applying densities.  

The following Options have been prepared for consideration by Council, Staff and members of 
the Public: 

1. Option #1 – Status Quo – Do nothing Approach. In this approach 16 units per hectare
(uph) was applied to the all greenfield developments in Township.

2. Option #2 –  Consistency with Historical Built Form and Natural Environment – Elora-Salem
Greenfield development at 12units per hectare and the remaining required growth
accommodated in Fergus.

3. Option # 3 – Shifting Density in Strategic Urban Areas –  In this approach various densities
were applied in Elora-Salem and Fergus in strategic locations.

A summary of the various densities includes: 

Options 2 and 3 were prepared to provide variable densities across the Township’s Urban 
Centres. The rationale and assumptions for this approach when preparing Options for growth 
and density includes: 

• The County/Township Official Plans already provide flexibility to the greenfield density
target of 16 uph for circumstances outlined in policy C.5.6 Greenfield Housing and it is
proposed to extend that flexibility to additional circumstances.

• The density of draft approved and registered plans of subdivision will remain fixed as they
are approved. Therefore, the opportunity to vary density throughout the Urban Centre’s
is only on greenfield parcel which are currently vacant and/or not draft plan approved.

• The Township Official Plan contains existing provisions that allow development on private
services in some parts of the Urban Centres where services do not presently exist.
Therefore, parcels that develop on private services would achieve lower densities due to
these constraints and there should be an option to shift density to other locations which
have municipal services and can support a higher number of units.

• The Township Official Plan includes policies regarding compatibility with existing
development, tree preservation, parks and open space requirements, protection of
environmental features and other such policies to preserve important community
features and existing residential neighbourhoods. These features may reduce the
“developable” land on some parcels and these non-developable lands or buffer areas

Density 

40 persons + jobs per hectare 
= 16 units per hectare (uph) 
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may be not be exempted from the land base when calculating density. In such cases 
there should be an option to shift density to other locations where development 
constraints are less or do not exist.   

• Medium to high density development in greenfield areas is more appropriately directed
towards collector and arterial roads. Some greenfield sites do not have proximity to
collector and arterial roads. Therefore, again it is desirable to be able to transfer density
elsewhere to promote the creation of a Community Hub or Node and have more
compact development along these corridors.

Utilizing the above rationale, the following Options have been prepared for the Urban Centres 
within the Township to allocate growth to 2031 and maintain a healthy supply to developable 
lands for the future. The Options for consideration and discussion are as follows: 

4.1.1 Option #1 – Status Quo – Do Nothing Approach 
The first Option considered is the “Do Nothing” Approach, meaning that the status quo 
continues and the density targets of 16 uph and 20% intensification are applied throughout the 
entire Township in the Urban Boundary.  

In the Status Quo approach there is enough designated land to accommodate all anticipated 
growth to 2031 within the Urban Boundary. This includes the development of Plans of Subdivision 
that are under review and applying 16 uph to vacant designated lands that have not been the 
subject of a development application and applying 20% infill to the projected household units. 
See Figure 1: Township of Centre Wellington Growth Management Strategy – Residential Lands 
Option 1 for the identified parcels and allocation of units. 

In 2031 there would be an anticipated surplus of 823 units based on a full build out of all the 
designated lands within the Township’s Urban Boundary at 16 uph and 20% infill. The proposed 
number of units are shown on Figure 1, with the largest growth of residential population 
occurring in northwest and south Fergus.   

In the Status Quo approach, there are existing parcels of land that may develop on private 
services. There are two parcels currently identified through Official Plan policies (PA1-7 and PA1-
8) that would support development on private services, subject to fulfilment of conditions. Both
the Lamond Street/St. Andrew Street East parcel and the South River Road/Gilkison Street parcel 
support development on private services recognizing the anticipated timeframe to bring 
municipal services to these areas.    

Therefore, the Township has the ability to achieve 
all of its future growth to 2031 within the Urban 
Boundary with a relatively good balance between 
the remaining greenfield areas and intensification 
within built up areas. For this growth to be 
accommodated, 20% intensification must occur 
within built up areas. With continued growth 
occurring within the designated Urban Boundary 
capital improvements are required to service the 
vacant lands, including the south end of Fergus, 
the Southeast end of Elora and the County of 
Wellington lands. With the servicing of South 
Fergus, it provides the capacity to advance the 
development of both the residential and 
employment portion of the future growth.   

Greenfield 
Units, 4473

Infill 
Units, 
895

Option 1: Status Quo
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Option #1: Preliminary SWOT Analysis: 

STRENGTHS Required number of units to 2031 have been 
achieved. 

WEAKNESSES Historical, contextual, or strategic growth 
patterns are not considered. 

OPPORTUNITES New growth will occur throughout the Township. 

THREATS Greater risk to impacting natural features, 
infrastructure, heritage resources. Servicing 
constraints will be required to be addressed. 



1

2

3

4

6

7

5

5

Wellington Rd 18 Woolwich St E

Colborne St

Irvine St

G
errie Rd

East Mill St

Wellington Rd 21

South River Rd

McNab St

David St

G
ed

de
s S

t

Brid
ge St

First Line

W
el

lin
gt

on
 R

d
 7

G
ilkison St

St Andrew St W

Garafraxa St W

Be
at

ty
 L

in
e 

N

Sideroad 18

Sideroad 19

St
 D

av
id

 S
t N

Forfar St E

Gordon St

G
ar

ts
ho

re
 S

t

Dickson Dr

Glengarry Cres

Gregson Ct

St Andrew St E

Fi
rs

t L
in

e

Sc
ot

la
nd

 S
t

Belsyde St EElora St

Bri
dge St

To
w

er
 S

t S
t

G
ue

lp
h 

St
Second Line

Registered Plan with unbuilt units

Vacant Land

Draft Plan / Zoned Multiples

Residential Land
1 Site ID

Core Greenland

Greenfield

Built-Up Area Urban Centre
Boundary

500 0 500 1,000m

Fergus

Elora

Salem

Township of Centre Wellington
Growth Management Strategy

Residential Lands
Option 1

Data provided herein is derived from sources with varying levels of
accuracy and currency. This is not a survey product. The Township
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completeness of information contained herein. The Township of
Centre Wellington assumes no responsibility for errors arising from
use of these mapping products. All rights reserved. May not be
reproduced without permission.
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Density
16 u/ha

Units
199

Density
16 u/ha

Units
206

Density
16 u/ha

Units
348 Density

16 u/ha
Units
190

Density
16 u/ha

Units
1368

Density
16 u/ha

Units
170

Density
16 u/ha

Units
1109

Elora \ Salem Urban Centre Fergus Urban Centre
Existing Plans of Subdivision Existing Plans of Subdivision

Total Units 91 Total Units 745

Vacant Designated Lands - No Plan Vacant Designated Lands - No Plan
Site ID Density Units Site ID Density Units

1 16 u/ha 199 5 16 u/ha 1368
2 16 u/ha 206 6 16 u/ha 170
3 16 u/ha 348 7 16 u/ha 1155
4 16 u/ha 190 Subtotal 2693

Subtotal 944 Fergus Total 3438
Elora-Salem Total 1035
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4.1.2 Option #2 – Historical Built Form 
During consultation much of the concerns that were brought forward by residents, were within 
the Elora-Salem Urban Area. Historically Elora-Salem has developed with lower densities per 
hectare than Fergus and consultation has demonstrated that the desire for lower density 
developments is preferred in new areas in Elora-Salem as well.  Option 2 will retain a lower 
density regulation for new Greenfield development in Elora-Salem of 12 uph, keeping with the 
historical trend of subdivision development in Elora.  

As a result of having a lower density in Elora-Salem and to achieve the Township’s overall density 
target of 16 uph, the Fergus Urban Area will have to increase in density which is proposed to 
range from 17 to 18 uph to offset this difference. This will require that greenfield developments in 
Fergus have a broader mix and a higher number of persons per hectare than in Elora-Salem. The 
range of density in Fergus is closer to the Provincial density target of 50 persons + jobs per 
hectare under the current Growth Plan and is comparable to density targets in Guelph, 
Waterloo, Milton and Kitchener. See Figure 2: Township of Centre Wellington Growth 
Management Strategy – Residential Lands Option 2 for the identified parcels and allocated units 
for Option 2. 

The lower density developments of 12 uph are 
proposed for those areas that are adjacent to 
mature stable neighbourhoods, an extension of 
an existing neighbourhood, proximity to 
environmental features or planned with local 
streets. This option reinforces the existing 
communities and traditional housing forms. All 
new development is planned for full municipal 
services. 

In 2031 there would be an anticipated surplus 
of 841 units based on a full build out of all the 
designated lands within the Elora-Salem 12 uph, 
Fergus with higher density of 17 and 18 uph and 
20% infill.  

In order to accommodate population and jobs 
to 2031 and maintain the historical built form 
proposed in Option 2, it is recommended that 
three Community Nodes and a Community Hub 
be identified in the Official Plan (see section 4.1.3.1 and 4.1.3.2 below for further details on 
proposed Nodes and Hubs). These Nodes and Hub are intended to be mixed use and will 
provide opportunities for infill and intensification while respecting existing stable low density 
neighbourhoods. It is anticipated that they will capture further density and that though a 
change to the Zoning By-law that lands within those nodes meet a density target of 24 uph for 
residential development and 35 jobs per hectare for employment growth. The Community 
Nodes were determined based on walking distances to local amenities, services and shopping 
and would contribute to maintain a 10-year supply. Stable low density residential areas should 
not be the focus for intensification; however, where local circumstances and lot area warrant it, 
sensitive integration of small scale infill development may be appropriate.  

Greenfield 
Units, 4488

Infill Units, 
898

Option 2: Historical Built 
Form
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Option #2: Preliminary SWOT Analysis 

STRENGTHS Required number of units to 2031 have been 
achieved & the historical built form has been 
considered. 

   WEAKNESSES Uneven distribution of density throughout the 
Township. 

OPPORTUNITES Fergus will have broader mix of housing 
options and higher density to support 
services, amenities, and transit options. Lower 
density in Elora-Salem will maintain the 
historical built form.  

THREATS Housing supply in Elora would be significantly 
less than Fergus. Servicing constraints will be 
required to be addressed. 
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Density
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261 Density
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143
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Elora \ Salem Urban Centre Fergus Urban Centre
Existing Plans of Subdivision Existing Plans of Subdivision

Total Units 91 Total Units 745

Vacant Designated Lands - No Plan Vacant Designated Lands - No Plan
Site ID Density Units Site ID Density Units

1 12 u/ha 149 5 17 u/ha 1454
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4 12 u/ha 143 Subtotal 2944

Subtotal 708 Fergus Total 3689
Elora-Salem Total 799
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4.1.3 Option #3 –Balanced Growth in Strategic Urban Areas 
In order to achieve a more complete community and provide a range in housing choices for 
current and future residents, a reallocation of density could occur and accommodate future 
needs by addressing deficits and surpluses based on site characteristics. There are a few 
properties currently in review that have land use constraints (e.g. steep slopes, natural features), 
that could have a reduced density provision applied, provided that the difference is allocated 
elsewhere in the Township in order to meet the overall density targets of 16 uph. See Figure 3: 
Township of Centre Wellington Growth Management Strategy – Residential Lands Option 3 for 
the identified parcels and allocated units for Option 3. 

Based on community consultation there are two development proposals along South River Road 
in Elora which could reduce the density from 16 uph to 12 uph and allow those developments to 
reflect the natural topography of the lands as well as to retain more of the existing vegetation 
(see sites 3 and 4 identified on Figure 3). There is also parcel at Gerrie Street (see site 2 identified 
on Figure 3) which includes an identified core Greenland feature on site. To protect this features 
a lower density target has been allocated to these sites and a higher target is applied to Site 1. 
Site 1 has frontage of a collector road and future arterial/collector road and is therefore an 
appropriate location for higher density.  

Similarly, in Fergus, in order to protect the 
identified core Greenland features a density of 
16 uph) was applied to Sites 5 and 6. Site 5 is a 
new neighbourhood that has undergone 
consultation and Site 6 is adjacent to a mature 
neighbourhood.   

A higher density target of 19 uph was applied 
to Site 7 which is a gateway from the 
surrounding areas into the Township’s Urban 
Centre and is closer to amenities along Tower 
Street. Higher density is appropriate from a 
complete community perspective in this 
location.  

In 2031 there would be an anticipated surplus 
of 859 units based on a full build out of all the 
designated lands within the Elora-Salem and 
Fergus at various densities and 20% infill.  

However, in addition, it is suggested that three 
Community Nodes and a Community Hub (see section 4.1.3.1 and 4.1.3.2 below for further 
details on proposed Nodes and Hubs). These Nodes and Hub are intended to be mixed use and 
will provide opportunities for infill and intensification while respecting existing stable low density 
neighbourhoods. It is anticipated that they will capture further density and that though a 
change to the Official Plan/Zoning By-law that lands within those nodes meet a density target of 
24 uph for residential development and 35 jobs per hectare for employment growth. The 
Community Nodes were determined based on walking distances to local amenities, services 
and shopping and would contribute to maintain a 10-year supply. Stable low density residential 
areas should not be the focus for intensification; however, where local circumstances and lot 
area warrant it, sensitive integration of small scale infill development may be appropriate.  

This option demonstrates how Centre Wellington can grow in a manner that reinforces existing 
communities, natural features and stable neighbourhoods while providing growth across the 
Township in strategic locations in a more balanced manner between Elora-Salem and Fergus. 
This will be a significant shift from current policy directions and would require amendments to 
supporting plans including the Official Plan and Zoning By-law.  

Greenfield 
Units, 4503

Infill Units, 
901

Option 3: Balanced Growth 
in Strategic Areas
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Option #3: Preliminary SWOT Analysis 

STRENGTHS Required number of units to 2031 have been achieved 
& strategic locations for growth have been considered 
to protect mature neighbourhoods and environmental 
features. 

 WEAKNESSES The historical built form will shift to greater density in 
historical lower density areas. 

OPPORTUNITES An even distribution of density and growth is allocated 
across the Township. Strategic locations for density 
which considers infrastructure, natural environment, 
transit and more is considered. Higher density 
community hubs and nodes are considered to create 
more walkable, higher density areas in appropriate 
locations.  

THREATS Changes and amendments to policy would be 
required to be undertaken. Servicing constraints will be 
required to be addressed.  
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Data provided herein is derived from sources with varying levels of
accuracy and currency. This is not a survey product. The Township
of Centre Wellington disclaims all responsibility for the accuracy or
completeness of information contained herein. The Township of
Centre Wellington assumes no responsibility for errors arising from
use of these mapping products. All rights reserved. May not be
reproduced without permission.
© 2017 The Township of Centre Wellington, County of Wellington.

Density
19 u/ha

Units
199

Community
Node

Community
Node

Community
Node

Community
Hub

Density
12 u/ha

Units
155

Density
12 u/ha

Units
261 Density

12 u/ha
Units
143

Density
16 u/ha

Units
1368

Density
16 u/ha

Units
170

Density
19 u/ha

Units
1371

Elora \ Salem Urban Centre Fergus Urban Centre
Existing Plans of Subdivision Existing Plans of Subdivision

Total Units 91 Total Units 745

Vacant Designated Lands - No Plan Vacant Designated Lands - No Plan
Site ID Density Units Site ID Density Units

1 16 u/ha 199 5 16 u/ha 1368
2 12 u/ha 155 6 16 u/ha 170
3 12 u/ha 261 7 19 u/ha 1371
4 12 u/ha 143 Subtotal 2909

Subtotal 758 Fergus Total 3654
Elora-Salem Total 849
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4.1.3.1 Community Node Areas 
Historically, planning has been undertaken at 
a subdivision scale generally consisting of 
single detached dwellings with growth 
scattered across many developing 
neighbourhoods. The introduction of 
community nodes represents an important 
evolution of redevelopment planning to 
accommodate a growing population.   
Through land use policy, a strategic shift in 
density and uses at the identified nodes will 
continue to support the transformation that 
has begun at some of these nodes. While 
intensification of the node areas has already 
been occurring in Centre Wellington, there is an 
expectation that the rate of intensification in 
these areas will increase as the Township’s 
population increases and the demand for 
alternative forms of housing increases. The 
community nodes will support increased 
density, potential for transit, walkability, meaningful place making opportunities and to maximize 
the benefit of public infrastructure investments.  The goal of the nodes is to create a place 
where people and transportation routes congregate in higher concentrations of residential, 
employment and commercial uses.   

The Growth Plan for the Greater Golder Horseshoe requires municipalities to plan for 
intensification in a variety of ways including the designation of intensification areas (2.2.3.6). At 
each of the Community Nodes, the Township should consider creating an Entry Feature and a 
high standard of Urban Design. Not only do the Community Nodes serve as a location for 
increased density; they also serve as a gateway to the Township. Through two of the options, it is 
recommended through regulations that the density increase from 16 units per hectare to 24 units 
per hectare for residential development and 35 jobs per hectare for employment development.  

In order to encourage redevelopment and intensification in nodes the Zoning By-law should be 
amended to allow for a height increase from 4 to 6 storeys with a minimum of 2 storeys.  At 
grade commercial uses with residential above should be permitted, in accordance with Ministry 
of Environment and Climate Change noise guidelines given the proximity to Highway 6 or 
County Road 7. Community Nodes are proposed to be located in Elora-Salem, South Fergus and 
North Fergus. 

Elora-Salem 
A Community Node is proposed at the intersection of Wellington Road #7 and McNab Street. It 
is anticipated that over time redevelopment of some of the lands within the node may occur 
and that any new redevelopment should be built to accommodate increased people and jobs.  
The node will continue to support retail and commercial uses to service the Village of Elora as 
the development of vacant and/or underutilized lots are intensified. This Community Node will 
also be a gateway into the community and a high level of urban design should be considered. 

South Fergus 
A Community Node is proposed to run linear along Highway 6 with Millburn Street being the 
centre. The south end of Fergus presents an ideal opportunity for increased density; both 
residential and commercial.  The intensification of this area has begun and represents a mix of 
retail, service commercial and residential within walking distance of each other.  This node is 

Walkable Density 

A MIX OF HOUSING, SHOPPING, 
RECREATION & OTHER CHOICES WITHIN A 
5-MINUTE WALK BUILDS QUALITY OF LIFE 
AND MAKE ACTIVE TRANSPORTATION A 
VIABLE CHOICE FOR MOST PEOPLE
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anchored by a grocery store and supported by residential uses. As development occurs along 
Highway 6 to the south, a focus on the streetscape and public realm can be achieved though 
Secondary Plan policies in that area. 

North Fergus 
A Community Node is proposed to run linear along Highway 6 with Gordon Street being the 
centre. The north end of Fergus has been evolving over the past 10 years with the addition of the 
Walmart and other retail uses, the County housing development and the redevelopment of the 
church.  The node has begun to be established and as the remainder of the vacant sites are 
built out the density should be increasing to make it a walkable community. Continued 
consideration to pedestrian networks should be reviewed at the site plan stage. A good 
example of connectivity that exists in this node is the pedestrian trail from Black Street to the 
Walmart. 

4.1.3.2 Community Hub 
A Community Hub has been identified at the intersection of Beatty Line and Garafraxa Street.  A 
Community Hub is a vibrant centre of community life that generates economic and social 
benefits while improving the efficiently of local services. While every Community Hub is different, 
the intent of the Community Hub is to accommodate civic, recreational, and institutional uses in 
common areas. The Province supports the creation of community hubs as they “provide a 
central access point for a range of needed health and social services along with cultural, 
recreational and green spaces to nourish community life”.  A Community Hub offers a 
designated area to respond to local needs and offers improved access to services if they are 
co-located. 

It is anticipated through the Recreational Master Plan, in 2017 that an area for new civic and 
recreational uses will be required. The Community Hub is centrally located; within walking 
distance to shopping and the Elora Cataract Trail.  The Hub is proposed central to the Township 
as a space offering and hosting a range of services, public events, physical facilities, activities, 
and programs and spaced to meet friends and contribute to community life.   
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4.1.4 Infill Opportunities 
The Township currently meets the provincial target of 20% infill per year.  To 2031 this results in 625 
infill units in Fergus and 255 infill units in Elora.  It is anticipated that these numbers will be 
accommodated though developments such as Granite Ridge and Heritage Square in Fergus 
and Pearle Hospitality in Elora. The Township will continue to monitor infill developments to 
determine if provincial requirements are being met.   

Infill opportunities also represent the development of a piece of land or an existing building at a 
higher density than currently exists in the built up area.  It may involve anything from a basement 
apartment in an existing house to the construction of an apartment or office building on a 
vacant or underutilized piece of land.   

As the Township grows the benefits to infill are the more efficient use of land and existing services 
and it reduces the need for urban expansion.  It attracts new residents to support the 
downtowns and existing businesses and makes more efficient use of existing services. 

Why is the township encouraging intensification?  Centre Wellington has a Provincial target of 
20% infill per year and the province encourages municipalities to designate areas as a focus for 
intensification including corridors.  Completion of the Cultural Heritage Master Plan will be an 
important mechanism to ensure the Township meets the intensification targets while preserving 
the Heritage resources for which the Township is known; the report is anticipated to be 
completed in 2020.   
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4.2 Employment 
The Township must also provide for employment growth to 2031. The 2031 growth projected 
requires an additional 7,070 jobs in the Township. Utilizing the 2011 Census data, a rate of 6.2% of 
jobs work from their homes and 5.7% have no fixed place of work. Statistics Canada defines no 
fixed place of work (NFPOW) employees as: 

Persons who do not go from home to the same work place location at the 
beginning of each shift". Such persons include building and landscape 
contractors, travelling salespersons, independent truck drivers, etc.  

Therefore, we can assume that 11.9% of jobs do not need a fixed place of work forecasting 
employment growth area. When applied to the 2031 forecast of 7,070 it has been assumed that 
842 jobs either are from a work at home scenario or have no fixed place of work.  

The existing industrial and highway commercial lands were reviewed and vacant parcels were 
identified. Jobs were applied to the employment lands as follows; 

Industrial Lands 25 jobs/hectare 

Highway Commercial 35 jobs/hectare 

See Figure 4: Township of Centre Wellington Growth Management Strategy – Employment Lands 
which identifies employment parcels and assigned jobs accordingly to Industrial and Highway 
Commercial lands and the County of Wellington, Wellington Place lands. In 2031, 5,379 jobs 
have been identified plus the 640 jobs which are either from a work at home scenario or have 
no fixed place of work. This would provide a total of 6,019 jobs in 2031. This is scenario still has a 
deficient of 1,051 greenfield jobs required for employment in the Township on Industrial or 
Highway Commercial lands. However, it is assumed that employment opportunities within 
existing areas, Community Nodes and Hub areas and the downtowns of Elora and Fergus may 
have the capacity to accommodate the deficiency in greenfield jobs to meet the Township’s 
employment forecasts for 2031.  

Servicing is required to the south end of Fergus for the lands within the Urban Boundary. As part 
of that servicing analysis, provisions should be made to accommodate additional employment 
land outside of the Urban Boundary to the west along Second Line. This addition of employment 
lands will meet the needs of the Township to 2031. The Province recognizes the importance of 
providing sufficient employment lands as a prerequisite to a viable local economy. As part of a 
justification to the Province for urban expansion, these lands should be included to demonstrate 
the need to support a healthy and vibrant community. See Figure 4: Township of Centre 
Wellington Growth Management 
Strategy – Employment Lands. 

In order to accommodate future growth 
in employment, many municipalities 
develop municipal owned employment 
areas. The Township is currently working 
with Watson and Associates Economists 
Ltd to determine the business case for 
developing municipal owned 
employment lands. This analysis will 
determine if there is a business case to 
support readily available and service 
employment lands to provide for the 

Jobs, 5379

Work at 
Home , 

333
NFPOW, 

307

Employment Growth: 
Number of Jobs
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long term growth of Centre Wellington. In order to provide employment opportunities and a 
diverse employment basis, Centre Wellington must ensure that there is market choice for 
available employment lands. It is anticipated that the employment lands at the south end of 
Fergus will be developed with a comprehensive set of urban design guidelines to ensure that this 
gateway to the community is attractive and represents the community in a welcoming manner.  
Servicing of sufficient land and key sites will be important in addressing job opportunities in 
Centre Wellington.  
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Employment Land
1 Site ID

Highway Commercial Industrial Other
Site ID Hectares Density Rate Jobs Site ID Hectares Density Rate Jobs Site ID Hectares Jobs

1 0.65 35 Jobs/Ha 23 15 2.12 25 Jobs/Ha 53 32 77.4 774
2 4.46 35 Jobs/Ha 156 16 2.38 25 Jobs/Ha 59 Total 241.32 5379
3 0.08 35 Jobs/Ha 3 17 5.48 25 Jobs/Ha 137
4 0.08 35 Jobs/Ha 3 18 0.46 25 Jobs/Ha 11
5 0.21 35 Jobs/Ha 7 19 0.35 25 Jobs/Ha 9
6 0.40 35 Jobs/Ha 14 20 14.84 25 Jobs/Ha 371
7 2.51 35 Jobs/Ha 88 21 1.19 25 Jobs/Ha 30
8 2.28 35 Jobs/Ha 80 22 2.47 25 Jobs/Ha 62
9 1.20 35 Jobs/Ha 42 23 1.08 25 Jobs/Ha 27

10 0.55 35 Jobs/Ha 19 24 0.14 25 Jobs/Ha 3
11 1.88 35 Jobs/Ha 66 25 0.89 25 Jobs/Ha 22
12 2.23 35 Jobs/Ha 78 26 0.54 25 Jobs/Ha 14
13 24.64 35 Jobs/Ha 862 27 0.76 25 Jobs/Ha 19
14 9.50 35 Jobs/Ha 332 28 9.78 25 Jobs/Ha 245

Subtotal 50.66 1773 29 14.60 25 Jobs/Ha 365
30 20.16 25 Jobs/Ha 504
31 36.03 25 Jobs/Ha 901

Subtotal 113.25 2831

1773

2831

774

Highway Commercial Industrial

Wellington Place
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5 Conclusion 
In conclusion, the Options outlined above were prepared for consultation with Council, Staff 
and Stakeholders. The goals and approach for the preparing the Options are detailed above 
with the ultimate objectives of producing a final Growth Management Strategy that will provide 
smart and balance growth for the Township of Centre Wellington to meet the 2031 growth 
forecasts. Stakeholder and Public Consultation will be initiated shortly. Once feedback has been 
received a Final Recommendation Report will be prepare for which will recommend a final 
Growth Management Strategy for the Township and include tools and recommendations for 
implementation. At this time, we invite you to review the proposed Options, Maps and 
preliminary SWOT analysis for the Growth Management Strategy Options. 

We look forward to hearing from you!
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