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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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 Introduction 

The Province of Ontario approved the Growth Plan for the Greater Golden Horseshoe (the 

“Growth Plan”) 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. The stated objectives of the Growth 

Plan are to: 

• Create complete communities with more options for living, working, shopping and 

playing; 

• Revitalize downtowns to become vibrant centres; 

• Reduce traffic gridlock by improving access to a greater range of transportation 

choices; 

• Provide greater choice in housing types to meet people’s needs throughout their lives; 

and 

• Curb urban sprawl and protect farmlands and natural areas. 

With the adoption of the Growth Plan in 2006, all decisions under the Planning Act must be in 

conformity with the Growth Plan. Both the County and Township Official Plans have been 

amended in order to implement the Growth Plan.  

Schedule 3 of the Growth Plan contains population and employment forecasts for all upper tier 

and single tier municipalities in the GGH. The 2006 growth forecasts were updated in 2014. It is a 

requirement of the Growth Plan that these forecasts are to be used as the basis for planning, 

and a requirement that the County allocate growth forecasts to the local municipalities which 

includes the Township of Centre Wellington.  

Watson & Associates were retained by the County in 2014 to extend the previous County 

forecasts from 2031 to 2036 and 2041 and allocate the updated forecast to local municipalities, 

as required by the Growth Plan. 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 has recently issued (May 18, 2017) a revised Growth Plan for the Greater Golden 

Horseshoe setting new growth targets and densities. The County and Township will need to 

review these changes and determine how they should be implemented. These reviews are likely 

to impact growth targets in Centre Wellington within the 2031 to 2041 timeframe. 



4 
  

Centre Wellington Growth Management Strategy Land Use  

1 Introduction  

 

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 must take into 

account the reality 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, therefore, should identify growth areas and 

provide direction for infrastructure improvements to serve the growth areas. It will inform future 

development phasing plan and growth related planning policies which are coordinated on a 

Township basis. 

A Background Report was completed in May 2016 introducing the Growth Management 

Strategy Project, the applicable policies will need to be addressed and the intended outcome of 

the Strategy. An Options and Approaches Report was released in March 2017, to inspire 

feedback and community discussion around where growth should occur and the preferred 

options to accommodate growth. The purpose of this Report is to present the Preferred Growth 

Option for allocating density across the Urban Centres in the Township and final 

recommendations for Council’s adoption. 

 Purpose of the Growth Management Strategy 

A key purpose of the Growth Management Strategy (GMS) is to respond to the policies of the 

Growth Plan for the Greater Golden Horseshoe. In particular, Section 2.2.2 of the Growth Plan 

(Managing Growth) states that population and employment growth will be accommodated by 

directing a significant portion of new growth to the built-up areas of the community through 

intensification, and by building compact, transit-supportive communities in designated 

greenfield areas. Section 2.2.7.6 of the Growth Plan requires municipalities to develop and 

implement official plan policies, including phasing policies, and other strategies, for designated 

greenfield areas to achieve the intensification target and density targets of the Growth Plan. The 

GMS will recommend 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: 

 

 

 

 

 

 

 

 

 

 

 

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 

The Desired Outcomes of 

the Growth Management 

Strategy are: 
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By analyzing Growth Management from these 

Three Pillars, the GMS is expected to outline: 

a) A long-term growth outlook for Centre 

Wellington; 

b) A sustainable infrastructure approach in 

Centre Wellington; and 

c) Development certainty for affected 

stakeholders. 
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 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 Community0F

1, how and where 

Intensification should be accommodated within the Township’s urban structure and protection 

of stable and heritage neighbourhoods. Following the Background Report, an Options and 

Approaches Report for allocating density and growth was developed with Township Staff and 

the Project Steering Committee and was released on March 23, 2017 for comment.  This Draft 

Growth Management Report recommends a preferred growth option which includes areas for 

growth, density targets and infrastructure timing commitments. 

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.   

  Project Timeline: 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

                                                      

1 The Growth Plan for the Greater Golden Horseshoe defines a Complete Community as Places such as mixed-use neighbourhoods or other 

areas within cities, towns, and settlement areas that offer and support opportunities for people of all ages and abilities to conveniently access 

most of the necessities for daily living, including an appropriate mix of jobs, local stores, and services, a full range of housing, transportation 

options and public service facilities.  

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 

• Preferred Option Public Meeting  

Fall 2017 

 

• Final Recommendation Report 

Council Meeting  

• Final Growth Management 

Strategy Adopted  

 

WE ARE HERE 
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 Provincial Land Use Framework 

The following information is the foundation policy background and legislative requirements 

which informs and guides the Growth Management Strategy. A detailed overview can be found 

in the Growth Management Strategy Background Report and the Options & Approaches 

Report, prepared by Stantec Consulting Ltd. dated May 2016 and March 2017.  

 Provincial Policy  

The key Provincial initiatives which shape the County and Township’s response to managing 

growth include:  

• Provincial Policy Statement, 2014 

• Places to Grow, 2005         

• Growth Plan for the Greater Golden Horseshoe, 2006 (as amended) 

 
The Provincial Policy Statement (PPS) sets a policy foundation for regulating the development 

and use of land; it provides direction on matters of Provincial Interest and supports the 

enhancement of the quality of life for all citizens of Ontario. The polices of the PPS which shaped 

and informed the Growth Management Strategy include: 

 
Policy 1.1.3.5 Planning authorities shall establish and implement minimum targets for 

intensification and redevelopment within built-up areas, based on local conditions. 

However, where provincial targets are established through provincial plans, the 

provincial target shall represent the minimum target for affected areas. 

 

Policy 1.1.3.6 New development taking place in designated growth areas should occur 

adjacent to the existing built-up area and shall have a compact form, mix of uses and 

densities that allow for the efficient use of land, infrastructure and public service facilities. 

 

Policy 1.1.3.7 Planning authorities shall establish and implement phasing policies to 

ensure: 

a) that specified targets for intensification and redevelopment are achieved prior 

to, or concurrent with, new development within designated growth areas; and 

b) the orderly progression of development within designated growth areas and the 

timely provision of the infrastructure and public service facilities required to meet 

current and projected needs. 

The Places to Grow Act recognizes that in order to accommodate future population growth, 

support economic prosperity and achieve a high quality of life for all Ontarians, planning must 

occur in rational and strategic way. The purpose of the Places to Grow Act includes: 

a) To enable decisions about growth to be made in ways that sustain a robust 

economy, build strong communities and promote a healthy environment and a 

culture of conservation; 

b) To promote a rational and balanced approach to decisions about growth that 

builds on community priorities, strengths and opportunities and makes efficient use 

of infrastructure;  

c) To enable planning for growth in a manner that reflects a broad geographical 

perspective and is integrated across natural and municipal boundaries; 
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d) To ensure that a long-term vision and long-term goals guide decision-making 

about growth and provide for the co-ordination of growth policies among all 

levels of government. 

From the Places to Grow Act, the Growth Plan for the Greater Golden Horseshoe, 2006 (as 

amended) was prepared which includes the County of Wellington and Township of Centre 

Wellington. The Growth Plan sets out polices for Where and How to Grow in the Greater Golden 

Horseshoe.  

The Growth Plan for the Greater Golden Horseshoe, sets intensification targets (policy 2.2.3) and 

states that after the year 2015 and for each year thereafter, a minimum of 40% of all residential 

development occurring annually within each upper and single-tier municipality will be within the 

built-up area. The Growth Plan also sets that designated greenfield area of each upper- or 

single-tier municipality will be planned to achieve a minimum density target that is not less than 

50 residents and jobs combined per hectare. However, The Minister of Infrastructure may review 

and permit an alternative density target for an upper- or single-tier municipality that is located in 

the outer ring, and that does not have an urban growth centre, to ensure the density target is 

appropriate given the characteristics of the municipality and adjacent communities (policy 

2.2.3.4).  

The County of Wellington is located within the outer ring and currently does not have an 

identified Urban Growth Centre in the Growth Plan. As an outer ring municipality, the County 

requested and received approval for reduced targets of 20% intensification and a greenfield 

density target of 40 people and jobs per hectare. 

Municipalities within the Greater Golden Horseshoe are required to develop and implement 

through their Official Plans a strategy and policies to phase in and achieve intensification 

targets. This policy sets the basis for the County of Wellington and Township of Centre Wellington 

to prepare Official Plan polices to implement the growth forecasts from the Growth Plan, 

through this process the County allocates growth forecasts to the Township.  

Therefore, The County of Wellington has prepared Official Plan Amendment 99 (OPA No. 99) 

and allocated growth forecasts for population and employment to all lower-tier municipalities 

within the County. Elora and Fergus have been identified as Built-up Areas and the majority of 

growth is anticipated to occur in these areas. The completion of the Township of Centre 

Wellington Growth Management Strategy will satisfy the requirement to development a strategy 

and policies for Growth as required in the Growth Plan for the Greater Golden Horseshoe. The 

below policies provide the foundation of what a Growth Plan must address. 

 

Key policies which were considered and addressed in the Township’s Growth 

Management Strategy includes: 

Policies for Managing Population and Employment Growth (policy 2.2.2) include: 

a) Directing significant portion of new growth to the built-up area of community through 

intensification; 

b) Focusing intensification in intensification areas; 

c) Building compact, transit-supportive communities in designated greenfield areas; 
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d) Reducing the dependence on the automobile through development of mixed-use, transit-

supportive, pedestrian friendly urban environment; 

e) Ensuring availability of sufficient land for employment to accommodate forecasted growth 

to support the GGH’s economic competitiveness; 

f) Planning for a balance of jobs and housing; 

g) Encouraging development of complete communities; 

h) Directing development to settlement areas where municipal services are available;  

i) Prohibiting establishment of new settlement areas. 

All intensification areas (policy 2.2.3.7) will be planned and designed to: 

a) Cumulatively attract a significant portion of population and employment growth; 

b) Provide a diverse and compatible mix of land uses, including residential and employment 

uses, to support vibrant neighbourhoods; 

c) Provide high quality public open spaces with site design and urban design standards that 

create attractive and vibrant places; 

d) Support transit, walking and cycling for everyday activities; 

e) Generally achieve higher densities than the surrounding areas;  

f) Achieve an appropriate transition of built form to adjacent areas.  

Municipalities will promote economic development and competitiveness by: 

a) Providing for an appropriate mix of employment uses including industrial, commercial and 

institutional uses to meet long-term needs; 

b) Providing opportunities for a diversified economic base, including maintaining a range and 

choice of suitable sites for employment uses which support a wide range of economic 

activities and ancillary uses, and take into account the needs of existing and future 

businesses; 

c) Planning for, protecting and preserving employment areas for current and future uses; 

d) Ensuring the necessary infrastructure is provided to support current and forecasted 

employment needs. 

New development taking place in designated greenfield areas (policy 2.2.7.1) will be planned, 

designated, zoned and designed in a manner that: 

a) Contributes to creating complete communities; 

b) Creates street configurations, densities, and an urban form that support walking, cycling, 

and the early integration and sustained viability of transit services; 

c) Provides a diverse mix of land uses, including residential and employment uses, to support 

vibrant neighbourhoods; 

d) Creates high quality public open spaces with site design and urban design standards that 

support opportunities for transit, walking and cycling.  
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Given the typical density of employment land development in the County of Wellington, the 

County’s analysis for its growth plan conformity amendment concluded that a greenfield 

residential density target of 16 units per hectare was necessary to ensure the fulfillment of the 

overall greenfield density target of 40 persons and jobs per hectare. This is incorporated into 

Section 4.4.4 of the County OP: 

 

Greenfield Housing 

 

In greenfield areas, the County will encourage increased densities and a broader mix of 

housing and will: 

a) encourage approved but undeveloped plans of subdivision to consider revisions 

which add additional housing units in appropriate locations; 

b) require new developments to achieve densities which promote the overall greenfield 

density target of 40 persons and jobs per hectare and specifically: 

i. strive to attain at least 16 units per gross hectare (6.5 units per gross acre) 

in newly developing subdivisions; 

ii. somewhat lower densities may be considered in newly developing 

subdivisions where physical and environmental constraints such as larger 

than normal storm water management requirements, parcel dimensions 

that do not yield efficient lotting patterns and the need for transition areas 

from adjacent land uses, or on small parcels of under 2 hectares (5 acres); 

iii. In (i) and (ii) above gross hectares or gross acres means residential land 

excluding environmentally protected features and non-residential uses 

(schools, convenience commercial) but includes roads, parks, storm water 

management areas or other utility blocks; and 

iv. encourage the introduction of medium density housing types in new 

subdivisions and other Greenfield areas. 

 

The Township of Centre Wellington’s Official Plan incorporates the same policy in Section C.5.6  

Greenfield Housing. 
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 Changes to the Growth Plan  

 

On May 18, 2017 the Province released the latest Growth Plan for 

the Greater Golden Horseshoe which will come into effect on 

July 1, 2017. A draft document was released for review and 

comment, the County of Wellington and the Township provided 

feedback to the Province on the draft Growth Plan in late 2016.   

The new Growth Plan incorporates a number of new policies and 

has a strong focus of planning for aging communities, climate 

change and transit-oriented development within the existing 

settlement areas of the Greater Golden Horseshoe.  

The biggest changes to the Growth Plan from this review are the 

changes in intensification and density targets for built-up and 

greenfield development. These changes will have the greatest 

impact on the Growth Management Strategy for Centre 

Wellington. The new policies create interim density targets which 

are to apply at the time of the new municipal comprehensive 

review (i.e. Official Plan Review) which are to come into effect 

no later than 2022 and new targets from 2031 and each year 

after. For the time being the existing density targets will remain. 

The new intensification targets for the built-up area are: 

 Delineated Built-up Areas 

• By the year 2031, and for each year thereafter, a minimum 

of 60 per cent of all residential development occurring 

annually within will be within the delineated built-up area. 

• By the time the next municipal comprehensive review is 

approved and in effect, until 2031, a minimum of 50 per 

cent of all residential development occurring annually within 

will be within the delineated built-up area. 

• Until the next municipal comprehensive review is approved 

and in effect, the annual minimum intensification target in 

an Official Plan that is approved and in effect as of July 1, 

2017 will continue to apply. (policy 2.2.2.1, 2.2.2.2 and 

2.2.2.3) 

  Designated Greenfield Areas 

• The designated greenfield areas will be planned to achieve 

a minimum density target that is not less than 80 residents and jobs combined per hectare. 

• The minimum density target will be measured over the entire designated greenfield area, 

excluding the following: 

o natural heritage features and areas; 

o rights-of-way for: 

▪ electricity transmission lines; 

▪ energy transmission pipelines; 

▪ freeways; and 

▪ railways; 

o employment areas; and 

o cemeteries. (policy 2.2.7.2 and 2.2.7.3) 

 

INTENSIFICATION 

• 60% of all growth must 

occur within the Built 

Boundary (*currently 20% in 

Centre Wellington) 

DENSITY 

• Remaining 40% of growth 

must occur within the 

Designated Greenfield 

Areas and New Community 

Areas 

• Under the new Growth Plan, 

the entire Designated 

Greenfield Area must 

achieve a density of 80 

People + Jobs per Hectare 

(*currently, the entire 

Designated Greenfield area 

must achieve a density of 

40 People + Jobs per 

Hectare in Centre 

Wellington) 

CHANGES TO THE GROWTH 

PLAN BY 2031 
 *CURRENT FRAMEWORK IN BRACKETS 
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For upper- and single-tier municipalities in the outer ring, the minimum density target for 

designated greenfield areas contained in the applicable official plan that is approved and in 

effect as of July 1, 2017 will continue to apply until the next municipal comprehensive review is 

approved and in effect. (policy 2.2.7.5) 

 

For upper- and single-tier municipalities in the outer ring, council may request an alternative to 

the target established in policy 2.2.7.2 (above) through a municipal comprehensive review 

where it is demonstrated that the target cannot be achieved. (policy 2.2.7.6) 

 

As in the previous Growth Plan, the County of Wellington is considered within the Outer Ring of 

the Greater Golden Horseshoe and may request an alternative target be established through the 

next comprehensive review of the Official Plan. (policy 2.2.7.7)  

 

 Employment 

 
Upper- and single- tier municipalities, in consultation with lower-tier municipalities, the Province, 

and other appropriate stakeholders, will each develop an employment strategy that: 

• Establishes a minimum density target for all employment areas, measured in jobs per 

hectare, that reflects the current and anticipated type and scale of employment that 

characterizes the employment areas 

• Identifies opportunities for the intensification of employment areas on sites that support 

active transportation and are served by existing or planned transit; and 

• Will be implemented through a municipal comprehensive review including official plan 

policies and designations and zoning by-law. (policy 2.2.5.5) 

Upper- and single-tier municipalities, in consultation with lower-tier municipalities, will designate 

all employment areas, including any prime employment areas, in official plans and protect them 

for appropriate employment uses over the long-term. (policy 2.2.5.6) 

Municipalities will plan for all employment areas within settlement areas, with the exception of 

any prime employment areas, by: 

• prohibiting residential uses and limiting other sensitive land uses;  

• prohibiting major retail uses; and  

• integrating employment areas with adjacent non-employment areas and developing 

vibrant, mixed-use areas and innovation hubs, where appropriate. (policy 2.2.5.7) 

The conversion of lands within employment areas or prime employment areas to non-

employment uses may be permitted only through a municipal comprehensive review. (policy 

2.2.5.8) 

 Settlement Area Boundary Expansions  

 

The Minister will establish a methodology for assessing land needs to implement the Growth Plan. 

This methodology will be used by upper and single-tier municipalities to assess the quantity of 

land required to accommodate forecasted growth to 2041 (policy 2.2.1.5) 

 

A settlement area boundary expansion may only occur through a municipal comprehensive 

review where it is demonstrated that:  

• based on the minimum intensification and density targets and a land needs assessment, 

sufficient opportunities to accommodate forecasted growth to 2041 are not available 
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through intensification and in the designated greenfield area within the upper- or single-

tier municipality and within the applicable lower-tier municipality; 

• the proposed expansion will make available sufficient lands not exceeding the planning 

horizon to 2041, based on the land needs assessment, while minimizing land 

consumption; and 

• the timing of the proposed expansion and the phasing of development within the 

designated greenfield area will not adversely affect the achievement of the minimum 

intensification and density targets in the Growth Plan. (policy 2.2.8.2) 

 

Where the need for a settlement area boundary expansion has been justified in accordance 

with policy 2.2.8.2 (above), the feasibility of the proposed expansion will be determined and the 

most appropriate location for the proposed expansion will be identified based a number of 

studies and criteria which includes but is not limited: 

• there are existing or planned infrastructure; 

• financially viability of infrastructure and public service facilities; 

• a water and wastewater master plan;  

• stormwater master plan; 

• watershed planning; 

• avoiding key hydrologic areas and the Natural Heritage System; 

• for settlement areas that receive their water from or discharge their sewage to inland 

lakes, rivers, or groundwater, a completed environmental assessment; 

• prime agricultural areas should be avoided where possible. An agricultural impact 

assessment will be used to determine the location of the expansion based on avoiding, 

minimizing and mitigating the impact on the Agricultural System.  

• compliance with the minimum distance separation formulae; 

• Consistent with policies of the PPS. (policy 2.2.8.3) 

 

Based on the new Growth Plan polices, significant increases to infill intensification and greenfield 

development will be implemented by 2031 with interim measures and targets by 2022 (at the 

latest). The County and Township currently have negotiated alterative targets in their Official 

Plans which will continue to apply until the time of the next municipal comprehensive reviews of 

their Official Plans. At that time, the County can again request an alterative target however they 

must comply with the criteria set out for requesting these alternatives in policy 2.2.7.6. The 

County must intitate the municipal comprehensive review of the Official Plan documents. 

Employment lands must be identified and planned for through an Employment Strategy and any 

settlement boundary expansions will be required to demonstrate the need for such through a 

series of studies and / or plans.  

 

Overall, the new Growth Plan policies 

are intended to build on the progress 

that has been made towards the 

achievement of complete communities 

that are compact, transit-supportive and 

make efficient use of investments in 

infrastructure and public service 

facilities. Moving forward the County is 

responsible for initiating the 

comprehensive review and both the 

County and Township will be require to 

conform to and implement these new 

policies.  
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 Local Land Use Framework  

A detailed overview of the Local Land Use Framework including historical population analysis, 

review of the County and Township Official Plan policies, Employment and the County’s Growth 

Management Strategy (referred to as Official Plan Amendment No.99) can be found in the 

Growth Management Strategy Background Report and the Options & Approaches Report, 

prepared by Stantec Consulting Ltd. dated May 2016 and March 2017. Below is summarized 

highlight of the relevant policies which have informed to options and preferred Approach for 

the Township’s Growth Management Strategy.  

 Historical Population Analysis 

A review of historic population trends in the Township of Centre Wellington in recent years 

indicates an increase in Centre Wellington’s population in the latest census period from 21,307 

persons in 1996 to 26,693 persons in 2011. This increase is expected to continue upwards to 2031 

and to 2041 with the mix of dwelling types slowing shifting to comprise of more apartment forms 

and slower growth in single detached dwellings. 

 

The Watson & Associated Economists Ltd. 2014 Growth Analysis Report dated May 5, 2015 

(referred to as The Watson Report) was prepared for the County of Wellington and included a 

historical review of housing growth by area municipality from 1996 to 2011. Key findings include: 

• During the 1996-2011 time period, Wellington County’s housing stock increased by 

approximately 5,550 units; 

• This represents an increase of 20% over the 15-year time period, resulting in an average 

1.3% growth per year; 

• The majority of historical housing growth occurred within Centre Wellington, accounting 

for approximately 48% of the total growth from 1996 to 2011; and  

• The County’s housing growth rate has slowed considerably since 2006; however, recent 

residential development activity has been relatively strong, which suggests the housing 

growth rate between 2011 and 2016 will out-pace the 2006-2011 period. 

 

Table 1 Historical Population Growth 

Centre Wellington 

Historical Population Growth 1996-2011 

 1996 2001 2006 2011 

Centre Wellington 21,307 24,260 26,049 26,693 

Source: Watson & Associates Economists Ltd, Derived from Statistics Canada Census database (note: all numbers are 

taken from the Watson & Associates Wellington County Population, Household, Employment Forecast Update, 2011-2041 

Report dated May 2015) 
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The Watson Report also further analyzed Residential Development Activity in the County of 

Wellington from 2005 to 2014, key observations included that: 

 

• There was a slight decline in the average number of residential building permits issued 

from 2005 to 2009 and 2010 to 2014 from 401 to 359 building permits per year, however, in 

that time period (2005 to 2014) the average number of building permits issued for high-

density residential development steadily increased. 

 

The current housing mix is heavily weighted to single detached 

residential units. In recent years there has been a mix between 

apartments and single detached dwellings which recognizes the 

attractiveness of the community for retirement and lifestyle housing 

particularly for seniors and young professionals.  
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 Historical Employment Analysis  

Within the County of Wellington, four key sectors are identified as agriculture, health care, 

manufacturing and the creative economy. The Township currently owns only 4.1 acres of 

serviced employment land, which is not nearly enough to support the planned employment 

growth that the County is expecting to see in the Township over the next 25 years. Municipalities 

have a role to play in accommodating business growth by ensuring that they are “business 

investment ready” and “competitive”. The Watson Report provided a Historical Employment 

Growth analysis which key observations included:  

• During the 2001-2011 period, the County’s employment base grew by 4,830 jobs, increasing 

from 31,365 in 2001 to 36,195 in 2011. During this period, employment growth was well-

balanced by major sector (i.e. industrial, commercial, institutional);  

• Wellington County’s employment base grew sharply between 2001 and 2006 across all major 

sectors; and 

•  Between 2006 and 2011, the County’s industrial and commercial base contracted as a 

result of the 2008/2009 global economic downturn; however, this decline was offset by 

employment growth in the institutional and primary sectors, as well as a modest increase in 

work at home employment. As a result, the County’s total employment base grew 

marginally between 2006 and 2011 by only 195 jobs. 

 

In a highly competitive marketplace, if businesses are going 
to consider Centre Wellington as a place to establish or 
relocate (and this includes businesses already in the 
community looking to expand), the municipality will need to 
provide a selection of fully to partially serviced employment 
land. 
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 County of Wellington Official Plan, 1999, in force and effect 

The Growth Management Strategy will reflect the County of Wellington’s Planning vision by 

supporting sustainable development, land stewardship and healthy communities. Part 3 of the 

County’s Official Plan outlines the County’s Growth Strategy (to 2031).  

 

 

 

 

 

 

 

 

County of Wellington Official Plan

Township's GMS

Township's GMS

Efficient cost effective 
development patterns

Growth in the built up areas 
through intensification& 

redevelopment

Support a culture of 
conservation

Healthy balance between 
jobs and housing

Utilize existing and planned 
water, waste water, utilities 
and transportation systems

Prohibit new settlement 
areas

Provide choice for 
residents and businesses

Encourage growth in 
urban areas

Small town scale & historic 
streetscapes;

Mixed-use and pedestrian 
friendly development

More efficient use of land 
through increased densities in 

designated Greenfield areas of 
urban centres
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 Updated Growth Forecasts  

 County of Wellington, Official Plan Amendment 99 

When the Growth Plan for the Greater Golden Horseshoe (the Growth Plan) was approved in 

June, 2006, it included population and employment forecasts for the County that extended from 

2006 to 2031. The Growth Plan requires upper-tier municipalities to allocate these forecasts to 

local municipalities. Official Plan Amendment No. 61 was adopted by County Council in June, 

2008 to extend the Official Plan forecasts to 2031, and to allocate the Growth Plan forecast to 

local municipalities.   

The Watson Report was completed in 2014 to forecast growth to 2041 and the County of 

Wellington recently completed a Growth Plan (known as Official Plan Amendment No. 99, under 

appeal). It is forecasted that the County will grow from approximately 96,000 people in 2016 to 

approximately 140,000 in 2041. Wellington County will plan for new housing, commerce, 

employment and services for about 44,000 new residents. It is the responsibility of the County to 

allocate this growth to lower-tier municipalities. The results would include a greater mix of 

housing options and density to accommodate for this growth. The Watson Report included  

County-wide population and housing forecast. Key observations included: 

• In accordance with Growth Plan (Amendment No. 2), Wellington County is forecast to 

experience strong population growth over the next 30 years. 

• The County’s population is forecast to increase by approximately 41,100 persons over the 

forecast period, growing from 90,900 in 2011 to 132,000 in 2036. This represents an annual 

average increase of 1.5%. Comparatively, the Province of Ontario as a whole is forecast 

to increase at an annual average rate of 1.5% between 2011 and 2036. 

• Wellington County’s housing base is forecast to increase from approximately 31,190 in 

2011 to 45,750 in 2036, an increase of 14,560 or 1.5% annually. 

• Average housing occupancy levels or persons per unit (P.P.U.) have declined in 

Wellington County from 3.04 in 2001 to 2.91 in 2011. Over the forecast period, this trend is 

expected to continue; however, average P.P.U. levels are anticipated to stabilize during 

the post-2031 period. 

• The majority of new housing construction is anticipated to be oriented towards low-

density housing forms (i.e. single and semi-detached homes), comprising 75% of the new 

residential construction between 2011 and 2036. Over the forecast period, the share of 

medium-density and high-density housing forms is anticipated to gradually increase, 

largely driven by forecast demographic trends and decreasing housing affordability. 

 

Similarly, the Watson Report analysed employment growth and key County-wide Employment 

Forecast observations include: 

• Total County-wide employment is forecast to increase from 36,195 in 2011 to 57,000 in 

2036, an increase of 20,805 or 1.8% annually. 

• Over the forecast period, the County’s employment activity rate (i.e. ratio of jobs per 

population) is expected to steadily increase from 41% in 2011 to 45% in 2036. 

• Given the steady rate of population growth for the County, a significant share of 

employment growth is anticipated in population-serving sectors such as retail, 

accommodation and food services, personal services and institutional services related to 

education, government services and health care/social services. 

• The regional export-based economy is gradually rebounding from the 2008/2009 global 

economic downturn. With this rebound, Wellington County’s industrial sector is also 

showing signs of a gradual recovery and is forecast to experience steady industrial 

growth over the long term.  
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• Industrial employment growth is anticipated in sectors related to small/medium-scale 

manufacturing (primarily firms which are technology intensive), construction, energy and 

environmental technology, wholesale trade and transportation and warehousing. 

• Over the next 30 years, increased opportunity will exist for work at home employment 

through improved telecommunications technology, increased opportunities related to 

telecommuting, most notably in sectors which are geared towards the knowledge-

based and creative economy. Also, given the significant forecast increase in the 55+ 

population, it is likely than an increased number of working and semi-retired residents will 

be seeking lifestyles which allow them to work from home on a full-time or part-time basis. 

Therefore, approximately 50% of the County’s forecast housing growth has been allocated to 

Centre Wellington and it is estimated that 48% of the County’s employment growth will occur in 

Centre Wellington, driven largely by the market potential of the municipalities’ employment 

land, as well as steady demand in population-related employment sectors driven by strong 

population growth for this municipality. 

These forecasts and key conclusions provided the basis for County’s Growth Plan and OPA No. 

99. 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 

Township’s strategy until the Appeal is 

decided. 
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 Township 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 2  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 3 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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It is estimated that by 2031 the 

Township will have to 

accommodate 13,050 more 

people, 4,545 more 

households and 7,070 jobs.  
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 Civil Works 

In the spring of 2016, a desktop review of the Fergus and Elora Water Distribution Systems was 

conducted as part of the 2016 Growth Plan outline. The following sections briefly summarize and 

build upon the information presented in the ‘Centre Wellington Growth Management Plan’ 

(Background Report) and provide an overview in support of timing of development in Elora and 

Fergus. Furthermore, these sections identify existing Capital Projects currently in the Development 

Charge By-Law (DC By-Law) and additional projects required for development to proceed. 

Moreover, recommendations for additional considerations and studies to be addressed in 

Centre Wellington’s future Master Plan updates are provided. 

 Existing Water Distribution System 

The existing average day, maximum day, and peak hour water demands observed in Fergus 

and Elora are summarized in the following section. In addition, the existing water storage and 

pumping capacities analyzed in the Background Report are briefly summarized. As described in 

the Background Report, per capita water demands were generated based on existing SCADA 

and customer metered data for both Elora and Fergus. Existing per capita rates assumed a 

serviced population of 5,500 in Elora, and 12,500 in Fergus. The maximum day and peak hour 

demand factors developed through the initial analysis of the existing network were assumed to 

apply to all future developments.    

 Existing Water System Demands 

The initial background review revealed that the Water Distribution system can be split into three 

(3) pressure zones, consisting of the Fergus North East Industrial Area, Fergus South, and Elora. 

Existing demands are tabulated in Table 4 below.  

Table 4 Centre Wellington Water Demands 

Demand Elora Fergus South Fergus North East 

Industrial Area 

Average Day Demand1 

(L/s) 

25.3 36.3 0.9 

Maximum Day Demand2 

(L/s) 

38.2 58.8 1.4 

Peak Hour Demand2 (L/s) 58.9 84.5 2.1 

Note 1: Average day demands as reported in the 2015 Centre Wellington Annual Water Summary Report.  Allocation 

between zones was estimated based on a weighting determined using metered water usage.  

Note 2: Calculated based on 2015 SCADA data.  High-lift pumping data was not provided, however, onsite storage is 

only intended for contact time.  It was assumed that supply pumping rates were equal to the high-lift pumping rates for 

the purposes of this review  

Currently, the interaction between each of the pressure zones is not well defined, and as such 

water servicing analyses for future developments will be limited to Elora and the combined 

Fergus network, consisting of both Fergus South and the Fergus North East Industrial Area. Thus, 

the demands throughout both pressure zones in Fergus were summed and overall Fergus 

demand multipliers for maximum day and peak hour factors were found to be 1.62 and 2.33. In 

Elora, the existing max day and peak hour factors were found to be 1.51 and 2.33 times the 

average day demand.   

Existing per capita water demands are provided in Table 5 below. It is assumed that any future 

development, and their associated demands can be calculated using the existing average day 

demands, and maximum day and peak hour demand factors.  
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Table 5 Existing Centre Wellington Water Demand Per Capita Rates 

Area Water Use Per Capita Rate 

(L/cap/day) 

Fergus 257 

Elora/Salem 397 

 Existing Storage Capacities 

The available storage in the Centre Wellington distribution system was reviewed against the 

recommended volumes outlined in the Guidelines for Drinking Water Systems (Ministry of the 

Environment, 2008).  Table 4 summarizes the comparison for each of the three pressure zones. As 

per the design guidelines, equalization storage was calculated to be 25% of the maximum day 

demand, and emergency storage was calculated to be 25% of the fire storage plus the 

equalization storage volumes.  

As shown in Table 6 two recommended storage volumes were calculated for the Fergus North 

East Industrial Area. The first volume was calculated based on equivalent population and the 

Design Guidelines for Drinking Water Systems (MOE, 2008). This method is not considered 

representative of the expected fire flow rates for a typical townhouse development. Therefore, 

in the absence of building construction details, a typical fire flow rate of 133 L/s for a duration of 

two (2) hours was assumed based on the Fire Underwriters Survey ‘Water Supply for Fire 

Protection’.  Although this was considered to be a more accurate representation of 

recommended fire volumes, further investigation is recommended to confirm the targeted fire 

flow for this area, which is dependent on the type of buildings and development. 

Table 6 indicates the available storage is greater than the recommended storage for both Elora 

and the Fergus North East Industrial Area.  In Fergus South, the available storage is 

approximately1148 m3 below the recommended volume (4558 m3).  The residual storage 

capacity in the Fergus North East Industrial Area is approximately 2,172 m3, therefore, when 

considering the connectivity between zones, the available storage volume exceeds the 

recommended volume for the overall Fergus system when assuming a residential fire flow 

scenario of 133 L/s for 2 hours. This consolidated approach for Fergus assumes adequate transfer 

capacity for the PRVs supplying from the Fergus North East Industrial Area to Fergus South. 
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Table 6 Review of Recommended versus Available Storage Capacities 

Zone Recommended Storage Volumes (m3) Available 

Storage (m3)1 
Fire Protection Equalization Emergency Total 

Elora 17171 825 636 3178 4998 

Fergus North East 

Industrial Area 

2741 32 771 3831 3410 

9582 2482 12382 

Fergus South 2376 1270 912 4558 3410 

Note 1: Calculated recommended fire volume based on the equivalent population and the Design Guidelines for 

Drinking Water Systems (MOE, 2008) 

Note 2: Calculated recommended fire volume based on an assumed residential fire flow of 133 L/s for a 2 hour duration  

Note 3: Available storage based on engineering drawings and operations and maintenance manuals 

 

 Existing Pumping Capacities 

Available pumping capacities in the Township of Centre Wellington were reviewed against the 

recommended capacity outlined in the Design Guidelines for Drinking Water Systems (Ministry of 

the Environment, 2008). As per the Design Guidelines, recommended capacities are set to equal 

the maximum day demands. Table 7 summarizes the comparison for each pressure zone. 

Table 7 Review of Recommended versus Available Pumping Capacities 

Zone Pump 

Station 

Firm 

Capacity 

(L/s) 

Governing 

Design 

Condition1 

Available 

Capacity 

(L/s)3 

Recommended 

Capacity (L/s) 

Elora EPH1 20.1 Maximum Day 65.5 38.2 

EPH3 22.7 

EPH4 22.7 

Fergus North 

East Industrial 

Area 

FPH4 22.7 Maximum Day 45.4 1.5 

FPH6 22.7 

Fergus South FPH5 N/A Maximum Day2 41.6 58.9 

FPH1 18.9 

FPH7 22.7 

 

Note 1: Recommended design condition based on the Design Guidelines for Drinking Water Systems (MOE, 2008) 

Note 2: Assumes recommended storage volume provided through transfer from the Fergus North East Industrial Area.  

Additional investigation is recommended to confirm capacity of transfer connections. 

Note 3: Available capacity is calculated as the sum of firm capacity of all sources within the pressure zone. 

 

Table 7 shows that the available pumping capacity is greater than the recommended capacity 

for Elora and the Fergus North East Industrial Area, while the available capacity in Fergus South is 

below the recommended capacity.  When considering the connectivity between the Fergus 

North East Industrial Area and Fergus South, the pumping capacity exceeds the recommended 



25 
  

Centre Wellington Growth Management Strategy Land Use  

6 Civil Works  

 

capacity for the combined Fergus area (combined available capacity of 87 L/s and combined 

recommended capacity of 60 L/s).  Thus, there were no concerns noted for the existing pumping 

capacity for Fergus South. It is recommended that future analysis of the interaction between 

pressure zones is conducted through the development of a water distribution model, as part of a 

master planning process.  

 Existing Waste Water Servicing 

In the spring of 2016, a desktop review of the Fergus and Elora waste water collection systems 

was conducted as part of the 2016 Growth Plan outline. The findings are briefly summarized in 

the following section. Municipal wastewater servicing within the Township is provided through 

two collection systems: one servicing Elora and Salem and one servicing Fergus.  Flows are 

conveyed to the downstream wastewater treatment plants (WWTPs), referred to as the Elora 

WWTP and Fergus WWTP, both of which provide treatment and subsequently discharge to the 

Grand River.   

 Existing Wastewater Flows 

The service area for the wastewater collection systems was estimated based on the extent of 

local sewers. A review on the extent of infrastructure indicates the majority of residents with 

municipal water servicing also have municipal wastewater servicing, with the exception of 

servicing in Salem. Salem does not have municipal water servicing, however, wastewater flows 

are collected from the community and conveyed for treatment at the Elora WWTP.  It was 

estimated that the municipal wastewater systems services 12,500 and 6,400 residents in Fergus 

and Elora/Salem, respectively. Table 8 provides a summary of the flows for each community 

based on the 2015 Annual Wastewater Performance Report for Elora and Fergus. Table 8 

presents average and peak day wastewater flows observed in 2015 in both Elora and Fergus.  

Table 9 presents the per capita wastewater flows which were calculated based on serviced 

populations of approximately 6,400 and 12,500. 

From Table 8, the peak flow factors for Fergus and Elora were found to be approximately 2.71 

and 2.3, respectively. It is assumed that any future developments, and their associated 

wastewater flows can be calculated using the existing average day sanitary flows, and 

maximum day and peak hour demand factors. 

Table 8 Overview of Wastewater Flows 

Flow Elora/Salem Fergus 

Average Day Flow1 (m3/d) 1664 3738 

Estimated Peak Flow1 (m3/d) 3767 10127 

Note 1: As reported in the 2015 Annual Wastewater Performance Report for Elora and Fergus 

 

 

Table 9 Comparison of Water and Wastewater Rates Per Capita 

Area Wastewater Use Per Capita 

(L/cap/day) 

Fergus 299 

Elora/Salem 260 
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 Existing Wastewater Treatment Plant Capacities 

The 2015 Annual Performance Reports were reviewed to evaluate the existing level of service for 

the Fergus and Elora WWTP.  Based on these reports, there were no bypass events or non-

compliance issues in 2015 for either facility.   

A summary of the average daily flow capacity, peak flow capacity and 2015 operational flows 

is provided in Table 10 for both Fergus and Elora. Table 10 indicates the Fergus WWTP operates at 

47% and 44 % of its average daily flow and peak hourly design limits, respectively.  The Elora 

WWTP operates at 33% and 25% of its average daily flow and peak hourly design limits, 

respectively.   

Table 10 Comparison of Rated Capacity and Operating Flows 

Parameter C of A / ECA Limit 2015 Influent 

Fergus WWTP 

Average Daily Flow 

(m3/day) 

8,000 3,738 

Design Peak Flow 

(m3/day) 

23,360 10,127 

Elora WWTP 

Average Daily Flow 

(m3/day) 

5,000 1,664 

Design Peak Flow 

(m3/day) 

15,000 3,767 
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 Why and How Do We Have to Grow Differently  

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).  

 

The Growth Management Strategy is an important tool for Council to coordinate infrastructure 

resources with development approvals and guide the pace of growth across the municipality 

while maintaining an acceptable financial position. In order to accommodate the anticipated 

growth, a Growth Management Strategy can: 

• Provide direction for timely and cost efficient extension of municipal services both from an 

efficiency and municipal affordability perspective. 

• Allocate growth in a manner that optimizes the utilization of existing services and facilities. 

• Support the development of sufficient land to meet the Township’s growth needs and 

economic development objectives. 

• Allocate growth that recognizes unique site attributes and the protects the natural and 

cultural heritage of the community. 

• Support the completion of existing development approvals. 

• Maintain lot and land supply that is consistent with provincial policies and conducive to a 

healthy housing market. 

• Create parameters and design standards for creating complete and livable community. 
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What will this mean for the Township?  The County has allocated an additional 7,070 jobs and 

13,050 people in the year 2031 to the Township. In an effort to accommodate this growth as well 

as meet density targets for the County, the Township’s focus on development will include 

identifying brownfield site for remediation and development, consolidation of underutilized lots 

to create new parcels for medium rise development, developing infill lots within the existing built-

up area, where appropriate, and permitting additional units to allow existing developments to 

be expanded (for example, secondary suite, duplex, triplex and/or fourplexes). In addition, some 

new greenfield developments will have to accommodate increased density with an opportunity 

for new development standards to address planning for increased density. Potential 

consideration may be given to allocating some areas with an increased density and some 

greenfield areas with a lower density to achieve an overall municipal target of 40 persons and 

jobs per hectare. 

The Growth Management Strategy for the Township of Centre Wellington is unique to reflect the 

character of the Township and to ensure that the new growth and development is compatible 

with the vision and objectives for future development in the Township. The Growth Management 

Strategy will strive to ensure the Township meets its density targets set out by the Province, plans 

for the growth forecasts allocated from the County and maintains the feel and character of the 

Township.  

This ‘uniqueness’ is the reason many of the residents have made the Township of Centre 

Wellington their home and will continue to attract new residents and business owners in the 

future. These differentiating factors from surrounding municipalities set Centre Wellington apart 

as a place to live and work. The forecasted population growth and pressures for higher density 

and intensification needs to be carefully considered and planned to fit the context of Centre 

Wellington and ensure that areas identified for higher density and/or future development 

maintain the compatibility and character of the Township and that financial resources are 

allocated appropriately.   

The traditional ideas of density, mid-rise buildings and intensification needs to be considered in 

the context of the Township’s existing land use fabric and pattern. The Growth Management 

Strategy will strive to present a unique solution for the Township to plan for new development 

and growth. 

 

Encouraging Medium and Higher Forms of Development: Centre Wellington has traditionally 

grown with 70% of the housing units in a low density form. With Provincial direction and market 

gaps the challenge is to provide more diverse and compact forms of housing that achieve 

sustainable development patterns and meet the density targets of the Growth Plan. This shift in 

building form in strategic locations is required to meet density targets. To achieve this and to 

encourage higher forms of density, permissive policy would be encouraged as a 

recommendation to foster medium and high density developments where appropriate and will 

help encourage the delivery of these units.   

 

Achieving 20% intensification: In the last two years Centre Wellington has been meeting the 

Provincial intensification target of 20% infill.  This is achieved from new developments within the 

built-up area, 2nd units in existing single detached homes, and infill development. In order for 

Centre Wellington to continue to meet the intensification target, more potential must come 

forward to 2031. There are currently polices in place through the Community Improvement Plan 

that recognize priority areas within the Township for redevelopment. These polices will work 

toward achieving the intensification targets. Regard for cultural heritage areas, needs to be 

considered when identifying priority areas to ensure the protection and preservation of the 

Townships’ heritage resources. 
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Integrating Land Use and Mobility: Centre Wellington is a traditional small town community that 

has a strong dependence on the automobile as the dominant mode of transportation. This 

reliance is increased by the lack of public transit, given the size of the community. In order to 

allow choice and to discourage automobile trips, development patterns need to be structured 

and designed to be walkable complete communities and capitalize on existing and planned 

walkable amenities. Higher density forms of development should be encouraged, through land 

use policy to locate near commercial areas and community services. This is occurring in the 

South end of Fergus with Westminister Highlands located across from commercial activities 

which allows choice in the method of travel. As the population continues to grow, consideration 

for transit in the form of a community bus system should be explored. A regional bus system 

would allow for transportation choices to Guelph and Waterloo. 

 

Healthy Community:  The Township of Centre Wellington strives to make planning and design 

decisions to ensure a Healthy Community for all residents. The built environment has significant 

impacts on the health of a community and the proper considerations and planning for growth 

will ensure that the Township effectively utilizes existing land, infrastructure, and other resources, 

can reduce pollution and greenhouse gases, increase access to parks, trails, and recreational 

facilities, protects natural features and reduces the dependencies of the automobile. The 

Ontario Professional Planners Institute Healthy Communities Handbook will be utilized as a guide 

for the community.  

 

Low Impact Development:  Low Impact Development (LID) is an approach to land 

development that works with nature to manage stormwater, heat islands, climate change 

impacts, tree canopy and engineering standards. LID measures can include on-site infiltration, 

rain gardens, bioswales, structured soil for tree planting, revised engineering standards and more 

as examples. LID practices assist to create eco-healthy communities and protect the health of 

natural systems and habitat. Engineering, planning and landscape architecture must work 

together to implement the goals and objectives of the Township to achieve LID measures. The 

Township is committed to embracing and implementing LID measures as standard design 

practice where possible. 
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 Guiding Principles  

From the Growth Management Strategy Background Report and consultation, the following 

guiding principles were developed to guide the future Growth Management Option. 

 

Growth in the Township of Centre 

Wellington shall: 

 

✓ Respect natural features, the 

environment, and other resources 

such as land, heritage and cultural 

landscapes. 

 

✓ Embrace the small town rural 

character. 

 

✓ Find a unique solution for applying 

density throughout the Township. 

Applying the same target across the 

entire Township will not address the 

needs of the community.  

 

✓ Infrastructure, transportation and 

recreational needs must be 

considered. 

 

✓ Community hubs or nodes should be 

located in appropriate locations to 

encourage denser and walkable 

community features and amenities. 

 

✓ Jobs and employment lands must be 

available in a competitive yet 

responsible manner. 
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 Options & Approaches Summary 

To implement the density targets the County, who approves all plans of subdivision, requires that 

each plan submitted meets 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 were three growth options prepared and feedback was sought.  

Below is an outline of the residential and employment growth options to 2031 which were 

presented in the Options and Approaches Report dated March 2017 prepared by Stantec 

Consulting Ltd.  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.  

 

Preferred Option: Ensuring Smart 

and Balanced Growth 
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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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 Summary of Options and Approaches  

Utilizing the major goals of the Township and other best practices the following Options and 

Approaches for Growth Management Strategy were prepared for Residential – Greenfield 

development. These Options considered Provincial, County and Local policies as outlined in the 

Background Report prepared by Stantec dated May 22, 2016.  

The County of Wellington Official Plan states that designated 

greenfield areas 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 

Official Plan states that it requires new development to 

achieve densities which promote an 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 interchangeably in various documents for the purposes of this Report “units per hectare” 

will be referred to when applying densities.  

The following Options were outlined for consideration by Council, Staff and members of the 

Public in the March 23, 2017 Options and Approaches report: 

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.  

The Options were prepared to provide density targets 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 parcels 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 

may be not be exempted from the land base when calculating density. In such cases 

Density 

40 persons + jobs per hectare 

= 16 units per hectare (uph) 



34 
  

Centre Wellington Growth Management Strategy Land Use  

8 Options & Approaches Summary  

 

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, 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. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



35 

Centre Wellington Growth Management Strategy Land Use 

8 Options & Approaches Summary  

Introduction of Community Nodes and Community Hub 

Community Nodes and a Community Hub are proposed in the Urban Centres. These Nodes and 

Hub areas would contribute to intensification in the Township to meet density targets. Below is 

explanation of their roles and functions in the community context. 

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). 

Community Nodes serve as a location for increased density and as a gateway to the Township. 

At each of the Community Nodes, the Township should consider creating an Entry Feature and a 

high standard of Urban Design. It is recommended through zoning 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. 

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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South Fergus 
A Community Node is proposed to run linearly 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 

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 linearly 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. 

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 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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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.   

The benefits to infill include the more efficient use of 

land and existing services and it reduces the need for 

urban boundary expansion. It attracts new residents 

who can support the downtowns and existing 

businesses and 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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• Density should reflect the historical built form and natural

environment

• The natural environment should have priority consideration

• More encouragement of granny flats and secondary units in

existing homes

• Growth is not good

• Encourage more multi storey buildings

• Increase density on Sobara property to 19 with affordable

apartments

• Community nodes are excellent ideas for promoting greater

intensifications

• Too much focus on Elora.  Elora needs to absorb its fair share of

growth

• Don’t want a commercial strip at the south end of Fergus like

Cambridge and Brampton

• Township needs to court high-tech industries

• The subdivisions under construction have no visual attachment

to the heritage buildings in Centre Wellington

• Implement strict rules on urban design

• Allow for community gardens and community orchards

• Option 2 keeps the small town feel in Elora

• Should plan to 2041

• Hubs and nodes need to be designed as attractive

• Need more architectural options than what the subdivisions are

looking like now

• More high rise with mini villages around them

• Desire to keep single detached dwellings in this community

• More housing mix in a subdivision needed

• Don’t need subdivisions need neighbourhoods

• NIMBY does not mean Fergus should get all of the growth – it

should be balanced

• Heritage should trump density

• Ensure takeouts are calculated (open space and schools)

 Summary of Comments on Options and Approaches Report 

Key issues related to Growth Management were identified through a series of interviews with 

Stakeholders as well as comments received from the public. 

What we Heard from Stakeholders 

Land Use 
Planning 
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• Lands at the south end of Fergus are costly to develop

• Abandoned and undeveloped employment land needs to

be made available  - this will involve Township and County

involvement

• Is it premature with the appeal of OPA # 99 and the provinces

growth targets

• Are less costly sites available to develop

• Need more affordable housing

• Contamination of land around GSW is problematic and costly

• Housing affordability needs to be addressed

• Direct growth to where it is affordable

Financial 
Planning 

• Retention of greenspace for passive and active recreational

purposes

• More discussion on water quantity as it is not sustainable

• What is the impact on private wells

• Need to encourage a walking friendly community

• Need traffic lights at intersection of Wellington Road # 7 and

2nd line and Line 2 and Highway #6

• Need parking garages in the downtowns

• Narrow treed streets

• Need  a truck by-pass

• The township cannot support a density of 80 persons per

hectare as it is not desirable

• Prefer balanced growth in Option #3

• Need a green tree canopy

• End of pipe storm ponds are old technology

• LID specifications for all building permits small and large

• Water infiltration guidelines are required

• Land stewardship is a shared value

Infrastructure 
Planning 
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Desire for a Complete Community 

Many stakeholders as well as members of the public expressed their desire that Centre 

Wellington include not only great places to live, with an array of housing choices, but also 

enhanced recreational and cultural facilities, places to shop and places to work all within the 

context of a connected system of trails, parks, road ways, bridges, and open spaces. These 

desires are reflective of the concept of a “complete community”. Further, planning directives 

from the Provincial and County governments expand upon the complete community concept 

through discussions about “strong communities” and “healthy communities”. These concepts 

have certain aspects of similarity and all of them must be linked into a clear and concise vision 

for the future growth of Centre Wellington and supported with strong urban design guidelines. 

Enhanced Role for Intensification 

It is expected that Centre Wellington will only have limited Greenfield lands remaining once the 

designated Greenfield areas of the Township have been built-out in 2031. Stakeholders 

suggested that the Growth Management Strategy must address key concerns as to how and 

where Intensification should be accommodated within the Township’s urban structure. The 

Province currently requires that 20% of all growth be in existing built up areas through 

intensification.  Certainty as to where, how and in what form development is to occur was a 

primary concern to both residents and the development community. The concern expressed 

has been around what form will housing occur and what will that look like from my property. As 

well as how to service the lands, is there enough capacity, what are the impacts on the 

Township water supply and transportation networks. 

Protection for Stable Neighbourhoods & Heritage Neighbourhoods 

Residents of Centre Wellington are passionate about their neighbourhoods, the heritage 

buildings and maintaining a small town feel. They are concerned about the prospects of 

intensification and want to ensure that their quality of life is protected along with the historical 

past on which the community is based. The primary concern is the intrusion of new, incompatible 

forms of development within their neighbourhoods that they consider to be stable and the 

destruction of heritage structures. Stakeholders suggested that if Intensification is clearly defined, 

both in form, and importantly, by location, then there should be the opportunity to provide 

protection against incompatible forms of Intensification within their stable neighbourhoods. 

The Township should be 

attractive but still maintain 

its rural/small town charm 

& sense of place. 
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 Recommended Growth Scenario – Preferred 
Option 

 Residential 

The Township of Centre Wellington can meet its growth targets to 2031 with effective planning of 

infrastructure and prioritization of developments. The Growth Management Strategy implements 

Provincial policy direction that requires the Township of Centre Wellington to plan for growth in a 

manner that wisely uses land to achieve complete communities. The Recommended Growth 

Scenario allocates growth to Greenfield sites based on individual site characteristics and 

supports the infill targets of 20%. 

The preferred Centre Wellington Growth Management Strategy as shown on Figure 1 below, 

supports population increases while providing opportunity for individual site densities to reflect 

the natural landscape, historical population trends, community input and the protection of long 

term employment areas. The resultant urban structure recommends new and existing hubs, 

nodes and corridors which allows the Township to accommodate growth through the 

integration of planning and transportation systems that will be necessary to achieve healthy, 

sustainable and complete communities. The Recommended Growth Scenario reflects Option #3 

presented in the Options and Approaches Report with some slight adjustments to reflect the 

community comments we received. This Option follows the principles of providing growth in 

strategic locations across Urban Centres of Elora-Salem and Fergus. 

The Recommended Growth Scenario ensures that Greenfield densities across the Township meet 

Provincial requirements while reflecting the uniqueness of Centre Wellington. The greatest 

proportion of population growth will occur in the Fergus Urban Area with the majority of growth 

coming at the south end of Fergus. The Recommended Growth Scenario identifies seven (7) 

greenfield parcels in the Township which are within the current Urban Boundary, are designated 

residential in the Official Plan, vacant and have no existing Draft Plan approval. The 

Recommended Growth Scenario can accommodate all proposed growth to 2031 within the 

current Urban Boundary. Therefore, an expansion of the Urban Boundary is not proposed at the 

result of the Growth Management Strategy.  
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The identified parcels (1-7) are shown on Figure 1 and the allocated density is considered 

preferred/recommended scenario for the following reasons: 

Density Justification 

19 uph Parcels identified for 19 uph are intended to provide higher density development in a 

strategic location within the Urban Centre. They are located on major arterial roads with 

pedestrian and future transit connections. They have little to no environmental impacts 

or natural features on site and/or have yet to initiate public planning process. These sites 

are suitable for a higher density residential form.  

16 uph Parcels identified for 16 uph are intended to provide a mix of low to medium density. 

These sites may have limited or small natural features or topographic constraints on the 

site.  

12 uph Parcels identified for 12 uph has specifically been identified where site constraints exist 

and medium to high residential density is not suitable. These constraints may include 

steep slopes, natural heritage features and other landscape features which must be 

protected. It is intended that higher density parcels will be able to make up the 

difference to ensure the Townships targets are still met.  

 

It should be emphasized that the allocated densities as shown in Figure 1 are based on best 

available, desktop information/analysis and are not intended to foreclose parcel-specific 

adjustments based on more detailed site-specific information and analysis. For example, some 

parcels may be undergoing more site-specific study in the context site-specific planning 

applications.  More detailed site specific studies of natural features, topography and other 

natural constraints may allow for adjustments to density allocation for specific parcels. The 

overall approach, however, is intended to allow for flexibility to meet overall Township-wide 

growth management targets of 16 units per hectare across the urban centres. 
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Elora \ Salem Urban Centre Fergus Urban Centre
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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 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

Township of Centre Wellington
Growth Management Strategy

Land Use

Residential Lands - Preferred Option
Figure 1
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 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  

 

Employment Lands were identified and jobs were assigned 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 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.  

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 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 

Jobs, 5379

Work at 

Home , 

333

NFPOW, 

307

Employment Growth: 

Number of Jobs
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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. The preferred Employment 

Growth Option is shown on Figure 2. 
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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

Direction
of Potential

Urban Boundary
Adjustments

Employment Lands

Township of Centre Wellington 
Growth Management Strategy 

Land Use
Figure 2
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 Impacts of Recommended Growth Scenario on 
Existing Infrastructure  

Based on historical flow monitoring and existing infrastructure, an overall development strategy 

for Centre Wellington is to utilize the available wastewater treatment capacity in Elora, prior to 

completing development projects in Fergus that would require a WPCP upgrade.  This strategy 

would place a priority on development parcels in Elora to utilize the wastewater treatment 

capacity, with consideration for the impact to the water supply and distribution system also in 

the short term while Environmental Assessments are being considered elsewhere in the Township. 

The impact of proposed developments on the existing water and wastewater infrastructure in 

both Fergus and Elora is explored as part of this desktop study.  Using the number of units 

proposed to be built in each development, a population increase was estimated using the 2011 

Statistics Canada value of 2.5 persons per household nationwide. 

(http://www.statcan.gc.ca/tables-tableaux/sum-som/l01/cst01/famil53a-eng.htm).  

Existing average per capita water/wastewater rates and maximum day and peak hour factors 

were used to calculate the expected increase in wastewater and water use resulting from the 

completion of each of the proposed developments.  

 Elora Developments 

The overall development strategy in Centre Wellington is to maximize the existing infrastructure 

capacity, including the existing distribution/conveyance systems, water storage/collection 

systems, and water supply / waste water treatment systems where possible. In order to estimate 

how proposed developments will affect the existing infrastructure it is first necessary to estimate 

the increase in sanitary and water demands associated with each development.  

The max day and peak hour factors calculated for existing water demands in Elora were found 

to be 1.51 and 2.33 times the average day demand of 397 L/C/Day. The peak day factor 

associated with existing sanitary flows of 260 L/C/D was found to be 2.3. Using these values, and 

the estimated increase in population occurring from each development, the proposed 

developments in Elora, and their associated increase in population and sanitary/water demands 

were calculated. The results are tabulated in Table 11 below.  

 

 

 

  

http://www.statcan.gc.ca/tables-tableaux/sum-som/l01/cst01/famil53a-eng.htm
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Table 11 

Proposed Elora Developments and Associated Increase in Sanitary Influent and Water 

Demands 

Development Units Additional 

Population1 

Increased 

Sanitary2 (l/s) 

Increased Water 

Demand2 (l/s) 

Increased 

MDD3 (l/s) 

Proposed 

Year of 

Completion 

Preferred 

Option #2 

323 807.5 2.43 3.7 5.6 2021 

Elora Meadows 27 67.5 0.20 0.3 0.5 2021 

Finoro Homes 

Murray Drive 

49 122.5 0.37 0.6 0.8 2021 

Granwood 

Phase 3 

(lapsed) 

95 237.5 0.71 1.1 1.6 2021 

Preferred 

Option #3 

262 655 1.97 3.0 4.5 2026 

Preferred 

Option #1 

275 687.5 2.07 3.2 4.8 2021 

North Valley 3 7.5 0.02 0.0 0.1 2021 

Oxford Green 

Salem / 

Cenitagoya 

69 172.5 0.52 0.8 1.2 2021 

Salem Springs 

Phase 2 

3 7.5 0.02 0.0 0.1 2021 

South Ridge 

Phase 3 

48 120 0.36 0.6 0.8 2021 

Untitled 

Developments 

132 330 0.99 2.5 3.8 2021 

Preferred 

Option #4 

220 550 1.66 2.5 3.8 2026 

Note 1: Population estimates assume 2.5 persons per unit. 

Note 2: Calculated based on existing per capita rates and assumed population increase associated with each 

development  

Note 3: Calculated based on existing per capita rates, and existing max day demand factors, and assumed population 

increase 
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 Water Supply System Capacity Analysis 

The expected increase in maximum day water demands over time within Elora was compared 

against the existing permitted supply capacities for the three Elora groundwater wells (E1, E3 and 

E4). Results are summarized in Table 12 below. As shown in Table 12, the expected increase in 

maximum day demand associated with all currently planned Elora developments cannot be 

met through the approved water supply rates established in the Centre of Wellington’s Permit to 

Take Water (PTTW). Therefore, it is recommended that the Township of Centre Wellington begin 

the process of increasing their permitted water taking rates to account for future development 

and population growth.  

 

Table 12 Elora Permitted Daily Water Taking Rates vs. Expected Increase in Average Day 

Demands 

Permitted 

Capacity (L/s) 

Existing Maximum 

Day Demand 

(L/s) 

2021 Maximum 

Day Demand 

(L/s)1 

2026 Maximum 

Day Demand 

(L/s)1 

57.1 38.2 60.5 64.3 

Note 1: Based on proposed development implementation timeline as noted in Table 8. 

 

Table 13 summarizes the overall impacts to the firm water supply capacities based on the 

developments planned for Elora. As per MOECC design Guidelines, the firm capacity is defined 

as the maximum flow rate in a pumping station with the largest pump out of service. Since each 

well consists of only one pump, the firm capacity was calculated as the maximum supply 

capacity of the Elora wells with the largest well out of service. The design guidelines recommend 

that the firm capacity be equal to or greater than the maximum day demand.  The design 

guidelines recommend that the firm capacity be equal to or greater than the maximum day 

demand.  

Table 13 Estimated Elora Recommended Pumping Capacity vs. Time 

Firm 

Capacity1 

(L/s) 

Existing Recommended 

Capacity (L/s) 

2021 

Recommended 

Capacity2 (L/s) 

2026 

Recommended 

Capacity2 (L/s) 

40.3 38.2 60.5 64.3 

Note 1: Available capacity is calculated as the sum of firm capacity of all sources within the pressure zone. 

Note 2: Calculated based on existing max day demand factors and assumed population increase associated with each 

development (indicated in Table 12) 

 

Currently, the water supply system in Elora is well sized. However, as development continues, it is 

recommended that the firm capacity in Elora is increased. There are many ways to increase the 

firm capacity of the Elora wellfields, some of which include the addition of a stand-by pump in 

each well, or the development of a new well. It is also recommended that the permitted water 

supply capacity in Elora is increased as development continues.  

It is important to note that this analysis is only focused on the supply and storage capabilities of 

the Water Network. Additionally, it is unclear how the Fergus and Elora networks are 

interconnected. Depending on the connectivity between Elora/Fergus, increasing the firm 

capacity in Elora may not be immediately necessary. Therefore, it is highly recommended that 

the connectivity of the Elora and Fergus distribution systems are analyzed through the 

development of a calibrated hydraulic model.  
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 Water Storage Capacity Analysis 

The impact of future developments on recommended storage capacities in the Elora water 

distribution system was reviewed against the recommended volumes outlined in the Guidelines 

for Drinking Water Systems (Ministry of the Environment, 2008).  Table 14 summarizes the 

comparison in five year intervals. As per the design guidelines, equalization storage was 

calculated to be 25% of the maximum day demand, and emergency storage was calculated to 

be 25% of the fire storage plus the equalization storage volumes.  

 

Table 14 Review of Recommended versus Available Storage Capacities 

Year Recommended Storage Volumes (m3) Available 

Storage (m3)2 
Fire Protection Equalization Emergency Total 

2016 17171 825 636 3178 4998 

2021 20411 1307 837 4185 4998 

2026 20411 1390 858 4288 4998 

Note 1: Calculated recommended fire volume based on the equivalent population and the Design Guidelines for 

Drinking Water Systems (MOE, 2008) 

Note 2: Available storage based on engineering drawings and operations and maintenance manuals 

 

As shown in Table 14, the total available storage capacities in the Daniel Crescent and Bridge 

Street Elevated Tanks should meet the recommended storage capacities for all proposed 

developments in Elora until 2026.  

 Waste Water Treatment Capacity Analysis 

The expected increase in average waste water influent over time within Elora was compared 

against the existing average and peak day design capacities of the Elora WWTP.  Table 15 

summarizes the overall impacts to the wastewater treatment plants based on the developments 

planned for Elora.  

Table 15: Existing Elora Waste Water Treatment Capacity vs. Future Wastewater Influent 

Estimates 

Flow Design 

Capacity 

(L/s) 

Existing 

Influent (L/s) 

2021 Influent 

(L/s) 

2026 Influent 

(L/s) 

Average 57.9 19.3 28.97 30.63 

Peak 173.6 52.3 66.64 70.45 

 

Based on this desktop analysis, the Elora WWTP can facilitate the increased wastewater 

discharge resulting from new proposed developments. However, this analysis does not review 

the conveyance system in great detail and it is highly recommended that the conveyance 

system be analyzed through development of a sanitary flow model, as described in section 10.4.  
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 Capital Projects and Timing of Development 

The proposed developments identified in Elora will require some infrastructure upgrades to 

facilitate the increased water demands and wastewater influent. Many of the required 

infrastructure upgrades have already been addressed in the DC By-Law charges. However, 

through this desktop review of the overall water supply and wastewater treatment capacities, 

some additional previously unidentified projects have been recognized.  

 Table16 lists the proposed Elora developments, as well as the required sanitary and waterworks 

capital projects required to facilitate these developments. The associated capital project cost 

estimates reported in the DC by-laws are also provided, as well as timing considerations for the 

developments and infrastructure projects in five (5) year increments.   

This analysis was only focused on water supply/storage capacities and waste water treatment 

capacities. The analysis did not include an assessment of the sewage pumping stations 

throughout the network, the sanitary conveyance system, or the water distribution network, and 

as such there could be bottlenecks within the distribution and conveyance systems that are not 

currently addressed It is strongly recommended that both sanitary and hydraulic models of the 

Centre Wellington wastewater collection / water distribution systems are developed and 

analyzed as part of a master planning process, which is being undertaken later in 2017. The 

development of these models would greatly assist in the understanding of the current network 

operation, as well as the identification of any deficient areas of the water or wastewater 

networks, as described in section 10.4. 

Table16: - Capital Infrastructure Projects Related to Growth in Elora 

Required  

Infrastructure 

Projects ID 

Water or Sanitary Upgrade Infrastructure 

Project Description 

DC By-Law 

Planned  

Year of 

Project 

Infrastructure 

Costs ($) 

2010-032 Waterworks conveyance 

Upgrade 

Colborne St. – Phase II – 

Geddes St to North 

Queen St 

2017 $300,000 

2010-033 Waterworks conveyance 

Upgrade 

Colborne St. – Phase III – 

John St. to Wilson 

Crescent 

2020 $360,000 

F0080 Waterworks Supply 

Upgrade 

New Municipal Wells 

Combined Water Systems 

Including Well head 

protection 

2026 $2,102,600 

New Project 

Required 

Sanitary conveyance 

Upgrade 

Increase diameter of 

sanitary main from 200 

mm to 300 mm on Irvine 

Street from Colborne 

Street to East Mill Street 

Not Planned   $260,000  

New Project 

Required 

Water Supply/Storage 

Upgrade 

Increase Permitted Water  

Supply Capacity 

Not Planned 

– dependent 

on 

development 

To be 

Determined 
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 Fergus Developments 

The overall development strategy in Centre Wellington is to maximize the existing infrastructure 

capacity, including the existing distribution/conveyance systems, water storage/collection 

systems, and water supply / waste water treatment systems where possible.  

Based on historical flow monitoring and treatment plant records, as presented in the 

Background Report, an overall development strategy for Centre Wellington is to accommodate 

a large component of the provincially legislated growth within Fergus in the south end.   

The priority of development in the south end of Fergus, including business areas, would also 

balance recent and ongoing development of residential areas to the north end of Fergus.   

Both the south end of Fergus and the development lands adjacent to Beatty Line would require 

significant capital projects and infrastructure upgrades, discussed in the following sections.  

These infrastructure projects would require Municipal Class Environmental Assessments which 

may require various local studies.   

In order to estimate how proposed developments will affect the existing infrastructure it is first 

necessary to estimate the increase in sanitary and water demands associated with each 

development. The maximum day and peak hour factors calculated for existing water demands 

in Fergus were found to be 1.62 and 2.33 times the average day demand of 257 L/c/day. The 

peak day factor associated with existing sanitary flows of 299 L/C/D was found to be 2.71. Using 

these values, and the estimated increase in population occurring from each development, the 

proposed developments in Fergus, and their associated increase in population and 

sanitary/water demands were calculated. The results are tabulated in Table 17 below.  
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Table 17: Proposed Fergus Developments and Associated Increase in Sanitary Influent 

and Water Demands 

Development Units Additional 

Population1 

Increased 

Sanitary2 

(l/s) 

Increased 

Water 

Demand2 

(l/s) 

Increased 

MDD3 (l/s) 

Proposed 

Year of 

Completion 

Beattie Hollow 

Phase 1 

161 402.5 1.39 1.2 1.9 2021 

Beatty Hollow 

Phase 2 

Bonaire Highlands 

(Strathlea) Phase 

1 

155 387.5 1.34 1.2 1.9 2021 

Bonaire Highlands 

(Strathlea) Phase 

3 

Eastwood 

(Summerfields) 231 577.5 2.00 1.7 2.8 2021 

Mazta/Homelands 

Phase 3 24 60 0.21 0.2 0.3 2026 

Mod-Aire/Orsite 36 90 0.31 0.3 0.4 2021 

Preferred option # 

5 

1973 4932.5 17.07 14.7 23.8 2021  
Preferred option # 

6  637 1592.5 5.51 4.7 7.7 2031 

Preferred option # 

7 1221 3052.5 10.56 9.1 14.7 2026 

St. Andrews 

Village 100 250 0.87 0.7 1.2 2026 

Westminster 

Highlands 140 350 1.21 1.0 1.7 2026 

Note 1: Population estimates assume 2.5 persons per unit. 

Note 2: Calculated based on existing per capita rates and assumed population increase associated with each 

development  

Note 3: Calculated based on existing per capita rates, and existing max day demand factors, and assumed population 

increase 

 Water Supply System Capacity Analysis  

Currently, the interaction between each of the pressure zones in Fergus is not well -defined, and 

as such the water servicing analysis will be limited to the combined Fergus network, consisting of 

both Fergus South and the Fergus North East Industrial Area.  

The expected increase in average water demands over time within both Fergus pressure zones 

was summed and compared against the existing permitted supply capacities for the four (4) 

active Fergus ground water wells (FPH1, FPH4 and FPH6 and FPH7). Results are summarized in 

Table 18 below. As shown in Table 24, the expected increase in maximum day demand 
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associated with all currently planned Fergus developments can be met through the approved 

water supply rates established in the Centre of Wellington’s Permit to Take Water (PTTW). 

Table 18: Fergus Permitted Daily Water Taking Rates vs. Expected Increase in Average 

Day Demands 

Permitted 

Capacity (L/s) 

Existing Average 

Day Demand 

(L/s) 

2021 Average 

Day Demand 

(L/s) 

2026 Average 

Day Demand 

(L/s) 

2031 Average 

Day Demand 

(L/s) 

116.9 60.3 94.3 109 116.7 

 

Table 19 summarizes the overall impacts to the firm water supply capacities based on the 

developments planned for Fergus. As per MOECC design Guidelines, the firm capacity is defined 

as the maximum flow rate in a pumping station with the largest pump out of service. The design 

guidelines recommend that the firm capacity be equal to or greater than the maximum day 

demand.  

Table 19: Fergus Recommended Pumping Capacity vs. Time 

Firm 

Capacity
1 

(L/s) 

Existing 

Recommended 

Capacity (L/s) 

2021 

Recommended 

Capacity2 (L/s) 

2026 

Recommended 

Capacity2 (L/s) 

2031 

Recommende

d Capacity2 

(L/s) 

68.1 60.3 94.3 109 116.7 

Note 1: Available capacity is calculated as the sum of firm capacity of all sources within both Fergus pressure zones. 

Note 2: Calculated based on existing max day demand factors and assumed population increase associated with each 

development  

 

Currently, the water supply system in Fergus is well sized, and can support continued growth and 

development for the immediate future. However, as development continues, it is recommended 

that the water supply system (ground water wells/pumps) are upgraded to meet the associated 

increase in demand. Depending on the connectivity between Elora/Fergus, increasing the firm 

capacity in Fergus may not be immediately necessary. Therefore, it is highly recommended that 

the connectivity of the Elora and Fergus distribution systems are analyzed through the 

development of a calibrated hydraulic model.  

 Water Storage Capacity Analysis 

The impact of future developments on recommended storage capacities in the Fergus water 

distribution system was reviewed against the recommended volumes outlined in the Guidelines 

for Drinking Water Systems (Ministry of the Environment, 2008). Table 20 summarizes the 

comparison in five year intervals. As per the design guidelines, equalization storage was 

calculated to be 25% of the maximum day demand, and emergency storage was calculated to 

be 25% of the fire storage plus the equalization storage volumes.  

As shown in Table 20 the total available storage capacities in the Scotland and Gartshore 

Towers exceed the currently recommended capacities. However, as development in the area 

proceeds, the storage will need to be upgraded.  Section 10.4 discusses the Class Environmental 

Assessment (Class EA) considerations to initiate this process through the upcoming Master Plan.   
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Table 20: Review of Recommended versus Available Storage Capacities 

Year Recommended Storage Volumes (m3) Available 

Storage (m3)2 
Fire Protection Equalization Emergency Total 

2016 33341 1303 1159 5795 6820 

2021 45581 1843 1600 8000 6820 

2026 55581 2335 1974 9867 6820 

2031 66821 2545 2304 11,533 6820 

Note 1: Calculated recommended fire volume based on the equivalent population and the Design Guidelines for 

Drinking Water Systems (MOE, 2008) as well as an additional fire flow volume base an assumed residential fire flow for the 

North East Industrial of 133 L/s for a 2 hour duration (as per the Fire underwriters survey ‘Water Supply for Fire Protection’) 

Note 2: Total storage in both Fergus Pressure Zones 

 

 Wastewater Treatment Capacity Analysis 

The expected increase in average waste water influent over time within Fergus was compared 

against the existing average and peak day design capacities of the Fergus WWTP. Table 21 

summarizes the overall impacts to the WWTP based on the developments planned for Fergus.  

Table 21: Existing Fergus Waste Water Treatment Capacity vs. Future Wastewater Influent 

Estimates 

Flow Design 

Capacity 

(L/s) 

Existing Influent 

(L/s)  

2021 Influent 

(L/s)  

2026 Influent 

(L/s)  

2031 Influent 

(L/s)  

Average 92.6 43.3 67.7 78.3 83.8 

Peak 270.4 52.3 183.5 212.1 227 

 

Based on this desktop analysis, the Fergus WWTP can facilitate the increased wastewater 

discharge resulting from new proposed developments. However, this analysis does not review 

the conveyance system in great detail and it is highly recommended that conveyance is 

analyzed through development of a sanitary flow model, as described in section 10.4 

 Capital Projects and Timing 

The proposed developments identified in Fergus will require some infrastructure upgrades to 

facilitate the increased water demands and wastewater influent. Many of the required 

infrastructure upgrades have already been addressed in the DC By-Law charges. However, 

through this desktop review of the overall water supply and wastewater treatment capacities, 

some additional previously unidentified projects have been recognized.   

Table 22 lists the proposed Fergus developments, as well as the required sanitary and waterworks 

capital projects required to facilitate these developments. The associated capital project cost 

estimates reported in the DC by-laws are also provided, as well as timing considerations for the 

developments and infrastructure projects in five (5) year increments.  
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It is strongly recommended that the water storage capacity in Fergus is upgraded prior to 

continuing development to ensure compliance with MOE design guidelines. Moreover, assuming 

existing per capita water usage rates will apply to all future developments, it is recommended 

that the firm water supply pumping capacities are upgraded prior to further development in 

Fergus. This analysis does not include an assessment of the sewage pumping stations throughout 

the network, the sanitary conveyance system, or the water distribution network. It is highly 

recommended that both water and wastewater hydraulic models of the Centre Wellington 

wastewater collection / water distribution systems are developed and analyzed as part of a 

master planning process. The development of these models would greatly assist in the 

understanding of the current network operation, as well as the identification of any deficient 

areas of the water or wastewater networks. Moreover, the hydraulic model could be used to 

effectively locate and size the additional recommended Fergus water storage. 

Table 22: Proposed Fergus Developments and Their Associated Capital Infrastructure 
Projects 

Required 

Infrastructure 

Projects ID 

Water or 

Sanitary 

Upgrade 

Infrastructure 

Project Description 

DC By-Law 

Planned Year of 

Project 

Infrastructure Costs 

($) 

2010-032 Waterworks 

conveyance 

Upgrade 

Colborne St. – 

Phase II – Geddes 

St to North Queen 

St 

2017 $300,000 

2010-033 Waterworks 

conveyance 

Upgrade 

Colborne St. – 

Phase III – John St. 

to Wilson Crescent 

2020 $360,000 

F0080 Waterworks 

Supply Upgrade 

New Municipal 

Wells Combined 

Water Systems 

Including Well 

head protection 

2026 $2,102,600 

2010-051 Sanitary 

Conveyance 

Upgrade 

Extension of Beatty 

Line Sanitary Sewer 

from Garafraxa St 

to Colborne St 

2026 $178,700 

2013-028 Sanitary 

Conveyance 

Upgrade 

Grand River 

Crossing of Beatty 

Line Trunk 

2026 $3,500,000 

F0085 Sanitary 

Conveyance 

Upgrade 

Second Line - 

Highway 6 to 

Jones Baseline 

2026 $810,600 

F0171 Waste Water 

Treatment 

Upgrade 

Future Expansion 

of Fergus WWTP 

2026 $10,500,500 
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Required 

Infrastructure 

Projects ID 

Water or 

Sanitary 

Upgrade 

Infrastructure 

Project Description 

DC By-Law 

Planned Year of 

Project 

Infrastructure Costs 

($) 

F0084 Sanitary 

Conveyance 

Upgrade 

Second Line - Hwy 

6 to Jones Baseline 

2026 $460,000 

F0087 Sanitary 

Conveyance 

Upgrade 

Second Line - Hwy 

6 to Guelph St 

2026 $674,900 

F0093 Sanitary 

Conveyance 

Upgrade 

Trunk Watermain 

Extension on 

Scotland St to 

Second Line 

2026 $405,800 

F0094 Sanitary 

Conveyance 

Upgrade 

Hwy 6 South to 

Second Line 

2026 $357,400 

F0096 Sanitary 

Conveyance 

Upgrade 

Guelph St. - 

Second Line to 

McQueen Blvd 

2026 $810,600 

New Project 

Required 

Sanitary 

conveyance 

Upgrade 

Increase diameter 

of sanitary main 

from 200 mm to 

300 mm on Irvine 

Street from 

Colborne Street to 

East Mill Street 

Not Planned $260,000 

New Project 

Required 

Water 

Supply/Storage 

Upgrade 

Increase Permitted 

Water 

Not Planned – 

dependent on 

development 

To be Determined 
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 Recommendations and Limitations 

Based on the above information, Centre Wellington can accommodate the currently planned 

development in the 1-5 year range with limited capital budget impact and generally 

accommodate this growth utilizing existing infrastructure.   

 Additional Requirements 

It is understood that Centre Wellington intends to undertake a Long-Term Water Strategy Master 

Plan (Master Servicing Plan) in 2017.  In general, the above recommendations and considerations 

should provide input into the future Master Servicing Plan (MSP).  It is recommended that the MSP 

for Centre Wellington be undertaken in accordance with the Municipal Class Environmental 

Assessment (MCEA) process and Approach #2, which means that there is adequate investigation, 

consultation, and documentation to fulfill Phase 1 and 2 of the MCEA process.  If that is the case, 

the Notice of Completion of the MSP would become the Notice of Completion for the Schedule 

A, A+ and B projects identified within it.  This would allow Centre Wellington to implement these 

projects within the 10-year timeline without the need to undertake further consultation efforts.  

Schedule C projects identified (e.g. expansion of Fergus WWTP) would still require completion of 

Phase 3 and 4 of the MCEA process, but would build upon the work from the MSP if undertaken 

within the 10-year timeframe.  The added benefit of the MSP approach is that it ensures that the 

net impacts/opportunities for the entire area are considered, not just in isolation to assess 

individual development needs. 

The detailed investigation for the MSP should involve further review of the collection and 

conveyance system to ensure that there is adequate capacity to address future development 

needs beyond 2031 and beyond the urban boundary, as well as intensification through 

Community Nodes or existing residents and businesses being connected to the municipal system.  

Hydraulic modeling may be required for both sanitary collection and water distribution systems to 

identify those systems or portions thereof that may need replacement due to capacity 

requirements.  The development of water and wastewater hydraulic models as part of the 

planned Master Servicing Plan would be of particular use to evaluate not only impacts of 

development but also impacts of intensification at Community Nodes and impacts of existing 

residents and businesses being connected to the municipal system. 
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  Future Urban Lands 

The Recommended Growth Scenario plans for infill developments and greenfield developments 

across the Township to 2031 with a small surplus of capacity.  In order to continue to move forward 

to 2041 and beyond more land and/or increased intensification must occur. Depending on the 

outcome of the Density and Intensification targets anticipated in the Province’s update to the 

Growth Plan for the Greater Golder Horseshoe, the urban boundary may have to increase. If 

densities stay the same more land will be required to accommodate the population to 2041. If the 

density and infill numbers increase – an urban boundary expansion may not be required. The 

Township’s Official Plan policy C.5.2 Supply of Residential Land states that: 

The Township of Centre Wellington shall, as long as land is available within the Urban Centre limits, 

maintain a minimum ten (10) year supply of residentially designated land within each Urban Area 

at all times. The Township of Centre Wellington adopts as a guideline the maintenance of a 

minimum three- (3) year supply of housing units in registered and draft approved plans of 

subdivision, and applications approved. 

The Provincial Policy Statement and the County and Township Official Plans also include provisions 

regarding the availability of land for housing. A three year supply of available units in registered 

and draft approved plans should be available. As of the end of 2016, the supply of units in 

registered and draft approved plans is 1,033 units across both urban centres. This is a four year 

supply at 252 units per year. Additional draft approvals will be needed in 2017 and 2018 in order to 

ensure that a three year supply is met. Annual monitoring of supply is required to ensure that a 

three-year supply is available to meet the demands of the community, address affordability, and 

provide housing options to the residents of Centre Wellington. If the provincial density 

requirements remain the same for Centre Wellington at 16 units per hectare on average then a 

boundary expansion will be required and should be initiated in 2020 in order to maintain a three 

(3) year supply beyond 2031. 

The County retained Watson & Associates in 2014 to extend the County forecasts to 2036 and 

2041, and allocate the updated forecast to local municipalities. The updated forecast was again 

further allocated to urban centres for residential growth. In May 2015, County Council received 

the growth forecast update report from Watson & Associates, and directed staff to circulate the 

amendment to local municipalities for comment. A number of comments were received and they 

have been accommodated. The Provincial Policy Statement, 2014 (P.P.S) identifies that “sufficient 

land shall be made available to accommodate an appropriate range and mix of land uses to 

meet projected needs for a time horizon of up to 20 years.” In accordance with Growth Plan 

Amendment No. 2 and the 2014 P.P.S., the Wellington County growth forecast has been updated 

and extended to 2041. The Township of Centre Wellington was allocated the following growth 

forecast from the County of Wellington’s Growth Plan to 2041 as follows: 

Table 23 Township of Centre Wellington Projected Growth in Wellington County to 2041 
 

 
2016 2036 2041 

Total Population 29,885 48,520 52,310 

Households 10,785 17,245 18,690 

Total Employment 11,970 20,130 22,780 

Source: County of Wellington Official Plan Amendment No.99 
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In order to achieve these policies, the Township has considered where future development can 

occur if and when an Urban Boundary Expansion was to occur as a result of the 2041 growth 

forecast once the appeal to OPA No. 99 has been resolved as well as the completion of the 

Provincial Review of the Growth Plan. Figure 3, has been prepared to demonstrate where future 

growth in the Township could occur.  

These locations are in areas where there are little to no natural features or impacts, road networks 

and municipal services will be able to be easily extended and provides for a logical expansions 

adjacent to the existing boundaries.  

It is noted that on March 9, 2017 following the release of the 2016 census for population and 

dwellings published by Statistics Canada the numbers have been slightly reduced for 2016 as 

follows: 

Table 24 Township of Centre Wellington Published Census Population and Dwelling Counts 
 

 
2016 Projections 2016 Census Data 

Total Population¹ 29,885 28,191 

Households 10,785 10,823 

 

The rate of household growth is faster than the rate of population growth which is a sign of a trend 

towards smaller household sizes that has been happening for some time. 
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Township Services & Amenities 

The preferred Growth Management Strategy will inform and contribute to the findings of many 

Master Plan exercises which are anticipated to be undertaken by the Township. While many 

Master Plan will have a longer planning horizon than 2031 below is summary of the Master Plan 

and the anticipated timing for initiation based on the 2016 10-year Capital Budget.  

Recreation, Parkland & Urban Forestry 

Parks, Recreation and Culture 

The Township’s objective in the past has been to provide 3 hectares of parkland for every 1,000 

residents. Currently, within Urban Centre there is 76.3 ha of parkland. The 2031 population forecast 

is 33,710 in the Urban Centres and therefore, to meet future parkland targets at 3 ha/1,000, the 

Township requires 101.13 hectares of parkland, meaning an additional 24.83 hectares is needed. 

The total amount of residential land outside of any approved plans is 195.5 hectares. Through the 

Planning Act, the Township may require 5% parkland dedication be given to the Township as part 

of a new development application. Currently there is 195.5 hectares of land outside of any 

approved plan in the Township, with 5% parkland dedication to the Township on all of these lands, 

it would yield only 9.8 hectares of parkland. Currently there are 6.56 hectares of parkland in 

approved plans that have not yet been dedicated to the Township at this time. 

After accounting for these lands to be transferred to Township 
ownership, 8.4 hectares of parkland are still required to meet needs to 
2031 at the 3 ha/1,000 residents scenario. 

The Township’s 10-year Capital budget has allocated funds to update the 

Parks, Recreation & Culture Master Plan in 2017. The recommendations of 

this Strategy will be a key consideration in the update of the Master Plan. 

Township Centre Wellington 10-year 

Capital Budget - Master Plans 
2016 2017 2018 2019 2020 2021 2022 2023 2024 

Growth Servicing Strategy 

Fire Master Plan 

Tier 3 Water Study 

Transportation Plan 

Official Plan Review 

Parks, Recreation & Culture Master Plan 

Urban Forestry Plan 

Long-term Water Strategy Master Plan 

Corporate Strategic Action Plan 

Stormwater Master Plan 

Zoning By-law Review 

Heritage Master Plan 

Update Growth Management Strategy 
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12.1.1.1 Items for Consideration in the Parks, Recreation and Culture Master Plan 

• Preservation of Natural Environment

• Preservations of Historical Built-Form

• Additional passive and active community space in the identified Hub

• Neighbourhood connections by paths and walkways

Urban Forestry

The Township recognizes and is committed to protecting and maintaining municipal trees and the 

Urban Forest. Trees provide natural benefits and improve the look of parks, cemeteries, roadsides 

and boulevards. The Township will be undertaking an Urban Forestry Plan in 2017 to take further 

actions to plan for and protect the Urban Forest canopy. 

12.1.2.1 Items for Consideration in the Urban Forestry Plan  

• Treed Boulevards

• Clean Air and Energy Conservation Opportunities

• Creating/protecting neighbourhoods tree canopy (existing and new)

• Compensation rates for tree removals

Transit & Transportation

The Township’s 10-year Capital budget has allocated funds to prepare a Transportation Master 

Plan in 2016-2017. The recommendations of this Strategy will be a key consideration in the 

preparation of the Master Plan as it will provide direction for areas where transportation 

improvements should be prioritized to meet future population and employment needs based on 

the Preferred Growth Scenario. Currently, the Township residents rely heavily on the automobile as 

the primary mode of transportation. Based on the preferred Growth Management Strategy option 

the necessary transportation upgrades can be prioritized for the short, mid and long term to meet 

the demands and needs of current and future population and growth areas. The Township shall 

support growth options that encourage active transportation options 

such as walking and cycling and encourage density in nodes with mixed 

use and transit supportive growth densities. As the Township continues to 

grow there will be the need to examine local and regional bus services 

within the community and to adjacent communities. Based on the 

preferred Option, North and South Fergus, where 19 uph have be 

allocated, will be key areas for transit given the allocated growth to these 

areas. Transit to and from Elora and Fergus’s cores and the community 

nodes and hubs will be important to move people to these areas with 

services and amenities. Transit is key to supporting higher density 

developments.  

Items for Consideration in the Transportation Master Plan 

• Local Transit network and associated infrastructure

• Dedicated Truck Routes

• Truck By-pass Route

• Bicycle Lanes

• Parking Master Plan for Downtown Areas
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• Narrower Right of Ways and larger Boulevards

Heritage

One of the key concerns is the impact to Heritage resources in the Township and the impact of 

infill development and meeting the 20% intensification target. Throughout the Township there are 

many listed and designated sites and buildings. In addition, the Township of Centre Wellington has 

two defined Heritage Areas.   

The Township of Centre Wellington is well known for its cultural heritage resources, which play a 

key role in the Township’s identity, and contribute to its economic prosperity as well as to the 

cultural enrichment of its residents and visitors. Cultural heritage resources are a valued trust that 

have been inherited from the past, and must be cultivated as a legacy to be passed on to the 

future. These resources are non-renewable and once lost cannot be regained. The types of 

cultural heritage resources include protected heritage properties, built heritage resources, cultural 

heritage landscapes, and archaeological resources. The opportunity to strengthen heritage policy 

was raised by the community during the consultation process.  

The Township’s 10-year Capital budget has allocated funds to prepare a Heritage Master Plan in 

2020. The preferred Option includes nodes and hubs in the existing urban fabric and the 

identification and protection of adjacent Heritage Areas will be a key consideration in the 

preparation of this Master Plan to ensure an appropriate balance between protecting these 

resources and infill development can be achieved.  

Items for Consideration in the Heritage Master Plan 

• Protection of existing Heritage Structures.

• Design Guidelines to reflect the architectural heritage of the communities to be reflected

in all Plans of Subdivision.

• Protection of Cultural Heritage Landscapes.
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It is strategic that the Township’s Official Plan, the Growth Management Strategy and all Master 

Planning exercises contribute to one another to ensure a symbiotic relationship and that the 

Township uses a holistic approach to preparing Master Plans and other important documents.  
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 Proposed Tools for Implementation  

Realizing the vision of the Growth Management Strategy and the preferred Growth Management 

option will require the Township to update their Official Plan, Zoning By-law and implement the 

draft Urban Design Guidelines.  These changes will provide certainty for the citizens of the 

Township and to the development community and will encourage intensification in preferred 

areas. These changes however, do not mean that other direction in the Township’s plan and 

relevant legislation will not continue to apply to development in intensification areas including 

policies and regulations related to natural heritage and cultural heritage. 

 Planning Act Tools 

The Planning Act is the provincial legislation for planning and development decisions and 

processes. There are various tools which the Township can utilize to ensure growth is managed 

appropriately.  

 Official Plan Review and Update 

To implement the preferred option for growth allocation and densities an update to the Township 

Official Plan will be required. This will ensure that the appropriate policies are included and 

development applications will be required to conform to the polices of the Official Plan. Updated 

policies would include phasing, timing, permitted densities for new development as well as adding 

policies for the future development of proposed Community nodes and hub. The Official Plan 

Amendment will include adding policies to reflect site-specific densities, updating mapping to 

show new node and hub locations, adding policies for nodes and hubs and urban design policies.  

 Zoning By-law Review and Update 

Lastly, to ensure the policies of the Official Plan are reflected in the Zoning By-law, the Township 

may update their By-law to rezone lands where it has been recommended by the preferred 

option. This includes ensuring appropriately zoning residential, commercial and industrial lands. The 

Zoning update should also include new density provisions, add provisions for the community nodes 

and hub and more. New development would be required to conform to the regulations and 

provision of the Zoning By-law.  

 Subdivision Review and Approval - Section 51(24) 

On a neighbourhood level, the County and Township review and approve Plans of Subdivision 

and Condominiums. This tool allows for new development to be reviewed at a higher level and 

ensures compact and efficient form, energy efficiencies and sustainability, lot layout, road 

patterns and networks, public spaces, sidewalks, connectivity to surrounding community, transit 

and transportation, stormwater management and services and more. Through the review of new 

subdivisions the Township will also be able to ensure that the proposed density and units per 

hectares is consistent with the recommendations and preferred option for Growth Management in 

the Township. It also considers whether a development application is considered premature; this 

would allow the County and Township to ensure that the appropriate phasing of servicing, growth 

and other services are coordinated. A focus on healthy communities would be a key 

consideration when utilizing this tool.  

 Parkland Dedication – Subsection 42(6.2)  

The Planning Act allows the Township to require parkland dedication conveyance to the Township 

or cash in-lieu as part of any development or redevelopment application. This tool can be utilized 

to secure necessary parkland to meet the requirements of necessary parkland for the future 

population. Where larger areas for growth are identified from the preferred option (see Figure 1), 

including the North and South of Fergus, the Township should be identifying areas for parkland 

dedication to ensure appropriate open space and recreational facilities are available. Cash in 

lieu payment can be considered for infill site or smaller greenfield sites. A larger community facility 

should be planned for in the Community Hub area identified in the preferred option. 
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 Site Plan Control - Section 41 

Site Plan approval must be obtained for new development which proposes the construction, 

erection or placing of one or more buildings or structures on land or the making of an addition or 

alteration to a building or structure that has the effect of substantially increasing the size or 

usability thereof, or the laying out and establishment of a commercial parking lot or of sites for the 

location of three or more trailers. Site Plan control allows the Township to review and comment on 

the design of site development to ensure the layout, building orientation, site circulation, parking 

and building design reflects the policy framework (i.e. Official Plan and Zoning By-law) and is 

appropriate. The Site Plan control area should be applied to all lands within the Urban Boundary 

and will be particularly effective when the Township is reviewing infill applications on a site by site 

basis. It is recommended that the Township review and if necessary update their Site Plan Control 

by-law to ensure the entire Urban Boundary is subject to Site Plan Control. The Township should 

also review and update their requirements for a Complete Site Plan application package (e.g. 

grading and servicing plan, landscape plans, lighting drawings, stormwater management design, 

urban design briefs and any other site development elements which Staff and Council believe are 

necessary).  

 Master Plans & Comprehensive Studies 

A number of Master Plans are already being initiated by the Township and have been planned for 

in the 10-year capital budget. These include an updated Parks, Recreation & Culture Master Plan, 

Transportation Master Plan, Heritage Master Plan, Municipal Servicing Strategy, Development 

Charge Study, Long-term Water Strategy and more. The preferred Growth Management Strategy 

option must be considered as part of these Master Planning exercises as they will be key tools in 

implementing services and policy to support and realize the projected growth. By setting out 

where growth can be expected it will ensure that these Master Plans consider future growth areas 

in a holistic manner. 

 Incentive Programs 

To meet the target of 20% intensification as well as redevelop brownfield sites for employment and 

other uses the Township could consider the creation and implementation of an incentive program 

to foster public-private partnerships to see the redevelopment and re-use of lands within the 

exiting Urban Boundary. This will strengthen the character of the Township, protect agricultural 

lands and efficiently utilize resources (e.g. land). Incentive programs could include expansion of 

the existing Tax Increment Equivalent Grant, Environmental Site Assessment Grants, or 

Development Charge exemptions, as examples. 

 Development Manual & Design Standards 

The Township is encouraged to implement a Draft Urban Design Guidelines and development 

standards Manual (the Manual) to reflect the anticipated growth of the community. The 

guidelines should include a section on the community nodes and hub as identified in the preferred 

Option. Area specific design guidelines should further be implemented by developers such as the 

south end of Fergus. This would ensure that the gateway into Centre Wellington from Highway 6 is 

reflective of the character and the heritage of the community. The Manual should also embrace 

the Township’s commitment to Healthy Communities and implementing LID measures as part of a 

typical development standard. 

Parks and Open Space should be provided as new development occurs and should be within a 5-

minute walk of the majority of residents. Parks and Open Space should reflect the diverse needs of 

the community including facilities for passive (e.g. walking trails, community gardens, seating 

areas, interpretive displays, etc.) and active recreation.   

Streets and boulevards should reflect the nature of the community and include large canopy 

deciduous street trees which will greatly enhance the visual and environmental qualities of streets 
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in the Township. Street trees provide shade and comfort to pedestrians, reduce the urban heat 

island effect and provide a buffer between vehicular and pedestrian traffic. A boulevard, which is 

the area between the street and building face, should be well designed.  

In commercial areas street furniture such as benches, planters and bicycle lock ups should be 

provided to ensure that it does not interfere with pedestrian traffic. Wider sidewalks are 

encouraged in commercial areas to accommodate people and street furniture. Other design 

elements would include landscaping, parking areas, street trees, streetscapes, building massing 

and form, and more. This document will clearly outline the Townships vision for new growth and 

development going forward. 

These Manual and Guidelines will be key to maintaining the small town feel and charm which 

currently exists. New development application will have to demonstrate how they have adhered 

to the Manual to meet Township standards.  
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 Recommendations  

The final recommendations based on the preferred Growth Management Strategy option are: 

• The Township of Centre Wellington initiate an Official Plan Amendment to implement the 

recommendations of the Growth Management Strategy to include: 

o Recognizing proposed new land use designations on County Road 7 near Salem.  

o Amending the Land Use designations at the South end of Fergus to reflect high 

density residential.  

o Recognizing proposed new densities (12 to 19 uph) as shown on Figure 1. 

o Recognizing proposed Community Nodes and Hubs as shown on Figure 1.  

o Creating of a phasing of development schedule based on the infrastructure 

recommendation in Section 10 of this Report.  

o Consider affordable housing policies. 

• Update the Zoning By-law Amendment to implement the polices of the Official Plan 

Amendment to include: 

o Rezoning parcels 1-7 where required with a development application. 

o Including new development provisions for minimum densities for parcels 1-7. 

o Other performance provisions such height, massing and setbacks. 

o Consider a mixed-use zone for Community Nodes and Hub.  

• As outlined in the 10-year Capital budget, initiate the following Studies and incorporating 

the Growth Management preferred option and phasing: 

o Municipal Servicing Strategy; 

o Long-term Water Strategy; 

o Development Charges Study; 

o Official Plan Review; 

o Zoning By-law Review; 

o Parks, Recreation, and Culture Master Plan; 

o Urban Forestry Plan; 

o Corporate Strategic Action Plan; 

o Heritage Master Plan; 

o Stormwater Master Plan; 

o Growth Servicing Strategy; and 

o Transportation Plan. 

• Establish an On-going Growth Management Monitoring Program  
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• Prepare a Development and Design Standards Manuals (including standard LID measures)

• Complete the Township’s Urban Design Guidelines;

• Review and Update the Site Plan Control By-law for infill development and multi-block

developments, if necessary; and

• Update Development Applications and Manuals, as necessary.

 Conclusion 

In conclusion, the preferred Option outlined above was prepared for consultation with Council, 

Staff and Stakeholders. The goals and approach for the preparing the Preferred 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 which will 

recommend a final Growth Management Strategy for the Township



 

 

 


