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Fiscal Cost of Development 
Background 

Municipal finances in Nova Scotia primarily come from property tax revenue. Since property 

development is controlled by the municipality’s land use planning, one way which Municipalities can be 

fiscally responsible is by ensuring that development can pay its own way, and deliver lasting net 

financial gain to the Municipality. 

 

Other municipal jurisdictions have improved their fiscal position by doing fiscal impact analysis of land 

use plans and development proposals before they are approved by Council. East Hants, along with most 

Municipalities in Nova Scotia have not developed fiscal impact analysis as part of development 

proposals. Given the high rate of growth in East Hants, it would be prudent to consider fiscal analysis 

for proposed development decisions, or proposed policy changes to the Municipality’s planning 

documents. 

 

Under the Nova Scotia Municipal Government Act (MGA), the purpose of a Municipal Planning Strategy 

is to provide a framework for the environmental, social and economic development within a 

municipality. Section 214 of the MGA enables municipalities to examine the fiscal cost of development 

in a Municipal Planning Strategy (MPS). Under section 214 of the MGA, a MPS is permitted to include 

policies respecting: 

 studies to be carried out prior to undertaking specified developments or developments in 
specified areas (like a fiscal impact analysis); 

 the use of infrastructure charges; and 

 any other matter relating to the physical, social or economic environment of the municipality. 

 

What is a Fiscal Impact Analysis? How can East Hants use it? 

Fiscal impact analysis is a tool that compares municipally-borne costs against revenues associated with 

a development policy or project. Fiscal impact analysis projects if, when, and the estimated cash flow 

deficit or surplus a community could face from a development or policy decision. Discussions regarding 

community planning benefit from the relative objectivity that fiscal impact analysis provides.1 A full 

analysis will reflect revenue (such as from infrastructure charges and fees), capital costs and 

associated operating expenses. 

 

For East Hants, capital hard infrastructure costs would include roads, sewer lines, water lines, 

treatment facilities, and fire department capital expenditures. Capital on-going infrastructure costs in 

East Hants include road maintenance, snow clearing, sewer and water maintenance, and fire 

departments capital expenditures. Operating expenses in East Hants which could be included in a fiscal 

impact analysis include governance (general expenditures), libraries, parks, recreation, fire 

departments, and RCMP contributions. If transit is pursued in East Hants, the associated costs from that 

service should also be included in a fiscal impact analysis. 

 

                                                           
1  Conducing a Fiscal Impact Analysis, Thane Harrison and Charlie French, UNH Department of Resource Economics, Retrieved 

from: http://www.atlantaregional.com/File%20Library/Local%20Gov%20Services/gs_cct_fiscimpacttool_1109.pdf  

http://www.atlantaregional.com/File%20Library/Local%20Gov%20Services/gs_cct_fiscimpacttool_1109.pdf
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Note that a fiscal impact analysis is not an economic impact analysis.  Economic impact analysis 

projects direct and indirect (spinoff) impacts on the economy from development such as new jobs, 

disposable income and consumer spending. In the United States, local governments often include some 

of these calculations because of sales tax contributions to local governments. Unfortunately, many 

fiscal impact analysis tools, such as the Envision Tomorrow Tool2 are created for the United States, and 

need major adaptions to be appropriate for the Canadian context.  

 

Types of Fiscal Impact Analysis 

There are three main categories of fiscal impact analyses: land-use analysis, project analysis, and area 

wide analysis. A land use analysis compares the various costs of different types of residential and non-

residential land development prototypes. The limitations of this form of analysis is that it is 

generalized. Halifax Regional Municipality has completed this form of analysis in their Settlement 

Pattern and Form with Service Cost Analysis report completed in 2005. Example images from that 

report are shown below: 

 

The Settlement Pattern and Form with Service Cost Analysis report looked at the cost implications of 

generalized land use patterns by using example areas within Halifax. The report indicated that in 

Halifax low density, dispersed developments are more costly to build and service than more compact 

developments. This has a direct impact on municipal revenues and costs. The report showed that 

                                                           
2 The Envision Tomorrow tool can be found here: http://www.envisiontomorrow.org/  

http://www.envisiontomorrow.org/
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limiting the extent of development reduces the length of infrastructure networks that need to be built 

and maintained in the long-term. 

 

Another form of fiscal impact analysis is called a project analysis. A project analysis examines the 

overall fiscal impact of a project over a specific time frame (normally 20-30 years). The limitations of 

this type of analysis is that it examines the project in isolation. This means that the fiscal impacts of 

potential proposals are examined one at a time, and estimating additive costs can be difficult. An 

example of an additive cost would be the necessary widening of an arterial road which services 

multiple developments. Different development scenarios and development configurations may be 

compared in a project analysis.  

 

A fiscal impact project analysis for the Three Sisters Mountain Village (TSMV) proposal in Canmore 

Alberta was undertaken in 2013 by InfraCycle Fiscal Solutions. The report compared the fiscal impact 

of two concept plans for TSMV. The results of the analysis showed that the original conceptual plan 

would generate a 

greater financial 

return to the Town 

of Canmore.3 The 

second conceptual 

plan replaced 

resort 

accommodation 

units with high 

density residential 

uses. The results 

table from the 

Infracycle report is 

shown to the right. 

 

The final and third type of fiscal analysis is an area wide analysis. This type of analysis examines the 

fiscal impacts in an area ranging from a neighbourhood to region. While there are many different ways 

this can be done, most look at broad scenario changes between projected land use types over a period 

of several decades. The most well-known local example of this type of analysis would be the 2013 

report titled Quantifying the Costs and Benefits to HRM, Residents and the Environment of Alternate 

Growth Scenarios prepared for Halifax Regional Municipality4. The Report indicated that by adhering to 

the Regional Plan growth target of 25% of new housing starts in the Regional Centre, HRM is estimated 

to save $670 million over the next 20 years. 

 

 

 

                                                           
3 Fiscal Impact Analysis of Three Sisters Mountain Village Canmore, Alberta, InfraCycle Fiscal Solutions, 2013, Retrieved from: 

http://www.canmore.ca/index.php?option=com_docman&task=doc_download&gid=3932 
4 Quantifying the Costs and Benefits to HRM, Residents and the Environment of Alternate Growth Scenarios, 2013, Stantec 

Consulting & Gardner Pinfold Consultants Inc., Retrieved from: 
http://www.halifax.ca/boardscom/documents/HRMGrowthScenariosFinalReportApril292013.pdf  

http://www.canmore.ca/index.php?option=com_docman&task=doc_download&gid=3932
http://www.halifax.ca/boardscom/documents/HRMGrowthScenariosFinalReportApril292013.pdf
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Proposed Use of Fiscal Impact Analysis 

The proposal is to create a project-analysis fiscal impact analysis tool as part of the plan review to 

model the fiscal impact of site-specific development proposals. Work on the fiscal impact tool will 

incorporate information from the sewer capacity study being prepared by WSP Group for the 

Municipality. This information is critical to the tool because sewage treatment plants and water supply 

systems are two of the Municipality’s largest capital expenses. This tool would also need policy in the 

new plan to consider the fiscal impact of development proposals by using the fiscal impact analysis 

model developed by Staff.  

 

It is also prudent to add enabling policy that the Municipality may consider the fiscal impact of 

planning document amendments. While this would not bind the Municipality into undertaking this sort 

of analysis, it would enable, if necessary, the Municipality to undertake a more in-depth fiscal impact 

study prior to undertaking planning document amendments. 

 

The goal of all fiscal impact analyses is to provide guidance on the fiscal cost of development within 

planning decisions. The product of the analysis therefore needs to be simple, and easy to use and 

understand. The results of a fiscal impact analysis should be used as one part of the planning decision 

making process. It is reasonable to pursue and approve projects which have a negative fiscal impact on 

the Municipality which meet other planning goals. Fiscal impact analysis should be viewed in the larger 

context of the development, the Municipality’s planning goals, and the cumulative pattern of 

development. 

 

Proposed Policy Approach 

 Create a fiscal impact analysis tool to model the fiscal impact of development proposals. 

 Create policy in the new plan to consider the fiscal impact of development proposals as part of 

new development proposal applications. 

 Create policy in the new plan that the Municipality may consider the fiscal impact of planning 

document amendments. 


