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1. Introduction
Strathcona County commissioned the consulting team led by Urban Strategies to develop growth 
management strategies for two potential urban growth areas in the County.  Strathcona County Council 
received the Bremner Growth Management Strategy as information in September 2014 and the Colchester 
Growth Management Strategy in January 2016.1        

This report presents the fiscal impact analysis that has been undertaken by Applications Management 
Consulting Ltd. in conjunction with Strathcona County Administration, to evaluate and compare the 
incremental effects the development of the Bremner and Colchester recommended community design 
concepts would have on the financial position of the County.  This includes changes to municipal revenues 
and expenditures associated with providing services to each recommended community design concept 
along with the additional assessment the recommended Bremner and Colchester land use concepts would 
generate for the County.

The analysis in this report has been prepared to compare the potential fiscal impacts of the recommended 
community design concepts that have been defined for the Bremner and Colchester lands on the municipal 
operations of Strathcona County.   The results of the fiscal impact analysis examine the overall impacts of 
each community design concept in the context of the rest of the County.

1.1. COMMUNITY DESIGN CONCEPTS

The recommended community design concepts identified for Bremner and Colchester and assessed to 
evaluate the potential fiscal impacts on the municipal operations of Strathcona County are illustrated in 
Figure 1.2  

Figure 1: 
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1 	Urban Strategies et al., Bremner Growth Management Strategy (Draft).  September 2014.  Urban Strategies et al., Colchester Growth 
Management Strategy (Draft).  January 2016.

2  Urban Strategies,  July 22, 2015.



BR
EM

N
ER

	
Fi
gu
re
	6
.4
,	B

re
m
ne

r	
G
M
S	
(S
ep

	2
01
4)
	

CO
LC
H
ES
TE
R	
	

Fi
gu
re
	6
.4
,	C
ol
ch
es
te
r	
G
M
S	
(J
an
	2
01
6)
	

Bremner & Colchester: FIA of Recommended Community Design Concepts  - Final Report (March 2016)	 2

Fi
gu

re
 1

:  
Br

em
ne

r &
 C

ol
ch

es
te

r R
ec

om
m

en
de

d 
C

om
m

un
ity

 D
es

ig
n 

C
on

ce
pt

s 



1.2. STRUCTURE OF REPORT
Following the introduction section, the report includes the following sections:

Approach to Analysis: This section provides an overview of the information regarding the approach 
undertaken in conducting the fiscal impact analysis.  It also includes a discussion of the key assumptions 
in the analysis.
Fiscal Impact Analysis:  This section provides an overview of the fiscal impacts of developing the 
Bremner and Colchester lands on the operations of Strathcona County, based on the recommended 
community design concept defined for each in the Bremner and Colchester growth management 
strategies.
Key Findings: This section summarizes the key findings of the fiscal impact analysis.
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2. Approach to Analysis
The fiscal impact analysis was conducted using a modified version of the County’s Municipal Fiscal Impact 
Model (MFIM).  The MFIM was originally developed approximately 20 years ago to address questions posed 
by Strathcona County Administration and Council at the time regarding the fiscal impacts of future 
development.  To have the technical resources and support to answer this question, Strathcona County 
commissioned Applications Management Consulting Ltd. to develop a Municipal Fiscal Impact Model.  This 
model was updated and refined over time to consider and assess both urban and rural development in the 
County.   When the County undertook an initial evaluation of future growth node options in the County 
approximately 10 years ago, the MFIM was used to conduct the fiscal impact analysis.  

For this analysis, the base year data in the MFIM and the baseline financial forecasts for development 
elsewhere in the County, other than in Bremner and Colchester, are based on the same base year data and 
similar forecasts utilized in the fiscal impact analyses that were previously undertaken to evaluate the initial 
community design concepts developed for the Bremner and Colchester lands.3,4  This allows for a more 
straightforward comparative analysis of the two recommended community design concepts.

2.1. SCOPE OF ANALYSIS
As shown in Figure 2, the fiscal impact analysis captures various streams of municipal revenues and 
expenditures.  

On the revenue side, the fiscal impact analysis includes municipal property tax revenues from the 
assessment that would be generated from proposed development in each of the Bremner and Colchester 
recommended design concepts and the rest of the County as well as the operating revenues associated 
with providing municipal services to County ratepayers.  

On the expenditure side, the fiscal impact analysis includes projected operating costs associated with 
servicing County ratepayers and capital costs that would be funded from the County’s municipal 
operations.  While the costs of constructing the linear infrastructure (roads, utilities) required to service 
future development will be primarily funded by developers directly or through off-site development levies, 
the analysis includes the capital costs that would be incurred by Strathcona County to provide any additional 
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3 	Applications Management Consulting Ltd., Bremner Growth Management Strategy - Fiscal Impact Analysis of Three Community Design 
Concepts (Final Report).  September 2014.

   	 Applications Management Consulting Ltd., Colchester Growth Management Strategy - Fiscal Impact Analysis of Three Community Design 
Concepts (Draft Final Report).  September 2015.

4 	In this analysis, some additional capital projects were included in the County’s base capital plan and some base capital project costs and 
funding assumptions were adjusted. 



infrastructure (not funded from developers) as well as to maintain and replace any new and/or enhanced 
assets that are added to the County’s asset base.  The analysis and results presented in this report are 
expressed in real 2013 dollars (consistent with previous Bremner and Colchester fiscal impact analyses).

Figure 2:  Municipal Revenue & Expenditure Components
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The assumptions incorporated into the fiscal impact analysis are based on the best information available at 
the time of completing the analysis.  The assumptions and results of the fiscal impact analysis that has been 
undertaken serve as a starting point for further discussions and subsequent refinements to the analysis as 
more detail becomes available in future phases of planning for Bremner or Colchester, as required.   

2.2. ANALYSIS TIMEFRAME
The period over which the analysis has been conducted is 41 years (2013-2054), consistent with the build-
out timeframe of the Bremner recommended community design concept.  This requires the development of 
information and assumptions regarding both the short term and long term growth.

2.3. KEY STUDY ASSUMPTIONS
The following is a summary of the information utilized and the key assumptions employed in preparing the 
fiscal impact analysis.  Further to direction set out by Strathcona County Administration, many of the key 
assumptions remain unchanged from the previous fiscal impact analyses undertaken of the initial community 
design concepts developed for the Bremner and Colchester lands.

Timeframe for the Analysis:  The Base Year for the fiscal impact analysis is 2013.  It is assumed that 
development on either the Bremner or Colchester lands would not commence until 2020.     
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Inflation:  All projections of revenues, expenditures and assessment, along with corresponding impacts, 
are presented in base year (2013) dollars.5  
2013 Financial Information:  The County’s 2013 operating budget detail (by account code) was used 
as the basis for seeding the County’s fiscal impact analysis with Base Year data.  This data was used to 
identify the County’s various revenue and expenditure streams by municipal service area.  
Municipal Mill Rates:  The analysis is limited to an examination of the fiscal impacts on municipal 
property tax rates.  Base Year (2013) municipal tax rates were used in the analysis.  It was assumed that 
the current splits in municipal mill rates would remain in place over the forecast period. 
Population Growth:  The same annual population forecasts were applied for the Bremner and 
Colchester recommended community design concepts.  Using the population forecasts developed for 
the County for the Bremner Growth Management Strategy (three community design concepts), it was 
assumed that Colchester would capture the same annual growth projected for the Bremner lands, to 
build-out of the Colchester recommended concept.  It is projected that Bremner (recommended 
concept) would be fully built out at the end of 2054, and Colchester (recommended concept) would 
build out at the end of 2048.
Projected Development in Bremner and Colchester:  The development parameters for each 
recommended community design concept were defined by Urban Strategies.6   Assessment 
projections were developed with the assistance of Strathcona County’s Assessment Branch. It was 
assumed that the rate of development would be similar for both concepts.  See Appendix A for detail 
regarding the development statistics defined for the Bremner and Colchester recommended 
community design concepts.
Projected Capital Requirements to Service Bremner and Colchester:   The County developed 
projections of future 'soft' capital requirements to service the Bremner and Colchester recommended 
community design concepts and the associated annual lifecycle costs to maintain these additional 
assets.  Information on how these projects would be funded was also provided, and incremental 
operating impacts associated with new infrastructure were identified.  See Appendix B for a summary 
of the soft capital projections prepared by the County.
Projected road and utility servicing costs associated with servicing the Bremner and Colchester 
recommended community design concepts are based on analysis undertaken by ISL Engineering and 
Land Services Ltd. (ISL).  Assumptions regarding phasing of infrastructure, funding of infrastructure 
construction and lifecycle costs to maintain the infrastructure that would be the responsibility of the 
County were made by the County and Applications Management Consulting Ltd.  See Appendix C for 
a summary of the assumptions regarding road and utility servicing requirements.
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5 	Where costs are provided in 2014 real dollars (ISL infrastructure estimates) or adjustments to cost figures been made, it is assumed that any 
inflation impacts are negligible and that the stated costs are representative in real dollars terms (2013 $).

6 	Table 6.5 (Recommended Community Design Concept Statistics) in both Bremner Growth Management Strategy and Colchester Growth 
Management Strategy.  



3. Fiscal Impact Analysis
This section provides an overview of the development assumptions and municipal revenue and expenditure 
projections for Strathcona County, including the proposed Bremner and Colchester community design 
concepts.

3.1. DEVELOPMENT PARAMETERS
The development parameters associated with the Bremner and Colchester recommended community 
design concepts at full build-out are summarized in the table below:7

Table 1:  Bremner and Colchester: Development Parameters
BREMNER COLCHESTER

Land Area (Net Ha) % NDA % NDA

  Residential (NRA) 607 74% 457 73%

  Non-Residential 217 26% 165 27%

  Total Net Developable Area (NDA) 824 622

Residential per NRA per NRA

  Dwelling Units 21,216 35 14,836 32

  Population 53,978 89 38,851 85

Assessment ($M) % Total % Total

  Residential $8,279 82% $5,980 81%

  Non-Residential $1,870 18% $1,418 19%

  Total $10,149 $7,398

The net developable areas, projected dwelling units and population estimates defined for each growth area 
are based on information provided by Urban Strategies.  Both community design concepts comprise 
different combinations of the following types of development:

Residential:  Low Density, Medium Density, Mixed Use

Bremner & Colchester: FIA of Recommended Community Design Concepts  - Final Report (March 2016)	 7

7  Refer to Appendix A for detailed development statistics.  Figures may not match figures reported by Urban Strategies due to rounding.



Non-Residential8:  Mixed Use, Major Retail, and Business Park

The Bremner lands comprise 824 hectares of net developable area compared to 622 hectares for the 
Colchester lands.  The mix of residential to non-residential lands is similar for both concepts (73%-74% 
residential lands, 27%-26% non-residential lands).  

Assessment projections were generated using input provided by the County’s Assessment Branch for the 
earlier Bremner and Colchester fiscal impact analyses (three community design concepts) and the detailed 
development statistics defined for the Bremner and Colchester recommended community design concepts.   

The timing of when development proceeds in Bremner and Colchester is dependent on when the County’s 
current Urban Services Area, Sherwood Park, gets built out and the County’s projected population growth 
over the forecast period.  Based on the population forecasts developed for the County, it is projected that 
Sherwood Park would be largely built out by 2021, and development in Bremner or Colchester would 
commence in 2020.   Bremner (recommended concept) would be fully built out at the end of 2054 and 
Colchester (recommended concept) would build out at the end of 2048.

Figures 3 and 4 illustrate the population and assessment projections for the County with the Bremner and 
Colchester recommended community design concepts.
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8  The recommended Bremner and Colchester concepts also include lands for Institution use, namely schools.  Non-commercial Institution 
properties do not generate taxable assessment for the County.  Thus, for the purposes of analysis and reporting, Non-Residential development 
excludes Institution lands.



Figure 3:  Population Forecasts
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Figure 4:  Assessment Projections
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3.2. MUNICIPAL OPERATING COSTS
In the County’s MFIM, municipal operating costs include those costs identified in the County’s operating 
budget, net of any transfers to reserves and capital-related expenditures (e.g. expensed capital, principal 
repayments on debt).  Projections of municipal operating expenditures over the forecast period are based 
on changes in key cost drivers as well as assumptions regarding marginal costs of service delivery.  

For each municipal service area defined in this analysis, operating costs were disaggregated into urban and 
rural costs by the County.   Then, for each of the urban and rural costs, the County provided the percentage 
of Base Year operating expenditures assumed to be fixed (or constant).9   The remaining portion of costs 
are deemed to be variable, and grow with changes in the specified key driver.  Population has been 
identified as the primary driver for all service areas.    

Overall, it has been assumed that approximately 55% of the County’s operating costs are fixed with the 
remaining 45% of operating costs varying with changes to population.  Therefore, as development in 
Bremner or Colchester occurs, the variable portion of the County’s urban operating costs would increase 
with the increase in population.
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9 Marginal cost assumptions are applied to Base Year operating costs adjusted to reflect operating costs net of interest payments.  



In addition to the operating cost forecasts projected using the marginal cost assumptions, the operating cost 
projections in the analysis also include:

Interest payments on existing and future capital debentures.
Incremental operating costs associated with capital projects that are assumed to be over and above the 
marginal operating cost projections.

Operating cost impacts related to capital projections (debt financing, incremental operating costs) are 
further discussed in the next section.

Figure 5 illustrates the operating expenditure projections for the County with the Bremner and Colchester 
recommended community design concepts.

Figure 5:  Operating Expenditures

3.3. MUNICIPAL CAPITAL COSTS

In this analysis, capital costs include those expenditures that are funded from the County’s municipal 
operating budget and therefore exclude portions of capital projects funded from reserves or externally 
through grants, developer contributions and other non-municipal revenue sources.10  The capital 
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10  The analysis includes total project costs and assumptions about funding.  However, only those expenditures assumed to be funded from 
municipal operations are included in the fiscal impact analysis and results.



expenditures included in this analysis include the principal portion of debenture payments for debt issued to 
fund capital projects as well as capital costs that are expensed items (Pay-As-You-Go).11

In the initial Bremner fiscal impact analysis, (three community design concepts) the County prepared a 30-
year long term capital plan (Years 2014-2043) that captured the capital needs required to service the build-
out of Sherwood Park.  This plan was subsequently extended to 2059 to align with the forecast period of 
the Bremner fiscal impact analysis.   The capital plan identified (1) new facility / asset acquisition needs, (2) 
annual capital program expenditures and (3) asset rehabilitation and replacement costs for the following 
municipal asset categories:  Buildings, Electronic Hardware / Software,  Machinery and Equipment, Program 
Parks & Open Space Development, Roadway Infrastructure, Utilities, and Vehicles.   

Selected new assets / facilities in this capital plan were identified to benefit both Sherwood Park 
(including Cambrian) and future growth in Bremner or Colchester.   In these situations, the project 
costs allocated to Sherwood Park were included as part of the baseline capital projections.  
The need for capital projects identified in the capital plan was determined using several factors: link to 
population growth, threshold triggers and departmental input.  
The capital plan identified project costs, funding assumptions and operating costs impacts associated 
with the capital projects.  The portion of costs that would be debt financed (principal repayment) or 
expensed form the capital cost projections included in the fiscal impact analysis.12  
Operating cost impacts associated with the capital plan include the interest payments on debt financed 
projects and incremental operating cost impacts noted by the County in its capital plan.

For the initial Bremner analysis, the County also provided information on its existing debentures.  The annual 
principal and interest payments were calculated, with the principal repayments forming part of the capital 
expenditure projections and the interest payments forming part of the operating expenditure projections in 
the analysis.  This fiscal impact analysis incorporates the same existing debenture listing.

Projections of municipal capital expenditures in the County to service the Bremner and Colchester 
recommended community design concepts are based on the long-term capital plan the County developed 
for ‘soft’ (non-linear) infrastructure and information provided by ISL regarding the road and utility (‘hard’) 
infrastructure requirements to service each recommended community design concept.

Based on the population growth assumptions for the Bremner and Colchester concepts, the County 
projected future ‘soft’ capital projects and costs required to service the Bremner and Colchester 
recommended community design concepts.   Table 2 summarizes the anticipated capital requirements.

The County identified population thresholds that determined when a new asset would be required.  
The funding assumptions for the new assets was provided by the County.  In this analysis,  it was 
assumed that any new facilities required to service Bremner or Colchester would be funded 50% 
grants / 50% debt.  In the previous analyses (three community design concepts), these facilities were all 
grant funded.
Annual capital program expenditures included in the County’s capital plan were linked to Bremner’s 
and Colchester’s population growth. 
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11  Interest payments are typically classified as operating expenditures and have been included in the operating cost projections.

12  Projects identified as being reserve funded in the County’s capital plan represent costs that are expensed from the County’s operating 
budget in the given year.  For the purposes of this analysis, it has been assumed that these funding amounts reflect costs that are expensed or 
Pay-As-You-Go (PAYG).



Refer to Appendix B for an overview of the County’s capital plan for ‘soft’ capital costs to service growth for 
the recommended community design concepts in Bremner and Colchester.

Table 2:  “Soft” Capital Asset Growth

ASSET TRIGGER
BREMNER  COSTS 

($000)  
(RECOMMENDED)

COLCHESTER  
COSTS ($000)  

(RECOMMENDED)
FUNDING

Admin Building 30K threshold $	 35,000 $	 25,000 50% Grant / 
50% Debt

Police Stations department input $	 15,000 $	 20,000 50% Grant / 
50% Debt

Fire Stations 15K threshold $	 60,000 $	 30,000 50% Grant / 
50% Debt

Regional Recreation Facility 65K+ threshold $	 70,000 $	 60,000 50% Grant / 
50% Debt

Neighbourhood Recreation Facilities 
and Parks (e.g. Sports, Fields, Outdoor 
Rinks, Parks)

10K to 20 K threshold $	 7,500 $	 7,500 50% Grant / 
50% Debt

Community Recreation Facility (e.g. 
Swimming Pool) 20K to 40K threshold $	 12,500 $	 12,500 50% Grant / 

50% Debt

Park 'n' Ride (land included) Multiple threshold triggers $	 17,686 $	 11,401 50% Grant / 
50% Debt

Transit Bus Barn Multiple threshold triggers $	 21,281 $	 36,712 50% Grant / 
50% Debt

Public Service Yard & Shop 10K threshold $	 15,000 $	 30,000 50% Grant / 
50% Debt

Specialized Recreation / Civic Facility 
(e.g. Festival Place) 50K+ threshold $	 20,000 $	 20,000 50% Grant / 

50% Debt

Enviroservice Station department input $	 4,000 Grant

TOTAL $	 277,967 $	 253,113

Projections of the “hard” infrastructure requirements to service the Bremner and Colchester recommended 
community design concepts were based on information provided by ISL.  ISL provided asset inventories and 
capital costs for both off-site and on-site roads and utilities (water, wastewater, storm) infrastructure it 
determined was required to service Bremner and Colchester.  Refer to Appendix C for further detail on 
the “hard” capital assumptions to service the Bremner and Colchester recommended community design 
concepts.

Funding assumptions for off-site asset construction were determined by the County.  Off-site levies 
were assumed to fund the water and wastewater capital projects as well as at-grade intersections, 
proposed overpasses and Rural Road widening.  The construction of other off-site road projects, 
including service interchanges, systems interchanges, and highway widening, were assumed to be a 
shared responsibility between the developers and the Province.  In this analysis, it is assumed that any 
‘municipal’ share of provincial road projects would would be funded by developers, through off-site 
levies, resulting in no capital funding requirements by the County.
It was assumed that all on-site asset construction would be funded by the developers.
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For assets that were identified to be the responsibility of the County to maintain and eventually 
replace, annual lifecycle and replacement costs were incorporated into the analysis.  Lifecycle costs for 
utility capital assets were assumed to be 2% of the original construction cost each year.  This captures 
both lifecycle and replacement.  For roads (overpasses and Rural Road widening), annual lifecycle costs 
were projected to average 1% per year and annual replacement costs were projected based on a 30 
year useful life.
Timing assumptions for the “hard” capital projects were estimated.  Off-Site infrastructure was phased 
in one to four stages over the course of the respective Bremner and Colchester developments.  The 
timing of the on-site infrastructure was linked to the rate of residential development in the Bremner 
and Colchester recommended concepts.

Figure 6 illustrates the capital expenditure projections for the County with the Bremner and Colchester 
recommended community design concepts.

Figure 6:  Capital Expenditures
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3.4. MUNICIPAL TRANSFERS TO RESERVES
In this analysis, it has been assumed there would be no change to the Base Year transfer to reserve 
amounts.13  
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3.5. MUNICIPAL OPERATING REVENUES
Operating revenues include the following categories of revenues:

Department-Specific Operating Revenues:  In the analysis department-specific operating revenues are 
based on assumptions made regarding cost recovery rates for municipal services.   For each municipal 
service area, the portion of operating budget costs (net of operating grants and reserve transfers) 
recovered from operating revenues in the BaseYear was calculated.   For the purposes of the analysis, it 
was assumed that the County’s utilities function and the Broadmoor Public Golf Course would operate 
on a 100% cost recovery basis, thus requiring no tax-supported funding.   The calculated cost recovery 
rates using Base Year data were assumed to be maintained over the forecast period.
Operating Grants:  It has been assumed that all Base Year operating grant amounts would remain 
constant over the forecast period with the exception of grants reported under the Family and 
Community Services.   The Base Year grant amounts were projected to grow with population growth.
Transfers From Reserves:  It has been assumed there would be no change to the Base Year transfer 
from reserve amounts.  
Other Revenues:  Several other revenue items were included in the analysis:

Penalties and Costs onTaxes: The revenues collected from penalties and costs on property taxes 
are based on a percentage of the previous year’s municipal property taxes.   The percentage 
assumed in the analysis is calculated based on the 2013 Base Year data.
Return on Investment: For the purposes of the analysis, it was assumed that the Base Year interest 
income would remain constant over the forecast period.
Concessions & Franchises:  It was assumed these revenues would growth at a rate of 25% of the 
annual assessment growth in the County.

Figure 7 illustrates total operating revenue projections, net of municipal property taxes, for the County with 
the Bremner and Colchester recommended community design concepts.
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Figure 7:  Non-Tax Operating Revenues
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4. Key Findings
The following table summarizes the key findings of the fiscal impact analysis at build-out of each of the 
Bremner and Colchester recommended community design concepts.  Refer to Appendix A for additional 
detail.

Table 3:  Bremner and Colchester (Recommended Concepts) - Key Findings
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4.1. DEVELOPMENT PARAMETERS

4.1.1. LAND AREA

The Bremner lands comprise 824 hectares of net developable area compared to 622 hectares for the 
Colchester lands.  Approximately 32% more land is available for residential and non-residential 
development in Bremner.
The land composition is very similar in both concepts.  Residential lands comprise 74% of total net 
developable lands in Bremner, compared to 73% in Colchester.

4.1.2. RESIDENTIAL DEVELOPMENT

Bremner includes a slightly higher mix of multi-family dwelling types.  The overall residential density for 
Bremner is 34.95 units per net residential hectare (upnrh) compared to 32.46 upnrh in Colchester.  
This results in an higher proportion of dwelling units and population compared to the amount of 
residential lands available.  
At full build-out,  Bremner can accommodate approximately 54,000 residents compared to a build 
population of 38,850 for Colchester.  
The projected number of dwelling units at build-out varies by 43% across the two concepts; population 
projections at build-out vary by 39%, and total projected residential assessment at build-out varies by 
39% across the concepts.  
Bremner is projected to build-out by the end of 2054; Colchester is projected to build out by the end 
of 2048.

4.1.3. NON-RESIDENTIAL DEVELOPMENT

The land composition for non-residential use differs for the Bremner and Colchester lands.   For 
Bremner, the mix is 18% Mixed Use / 16% Major Retail / 66% Business Park.   For Colchester, the mix is 
8% Mixed Use / 7% Major Retail / 85% Business Park.  
Based on the differing composition of non-residential assessment in Bremner and Colchester, non-
residential assessment varies by 3% (Business Park) to 203% (Major Retail) between the two concepts.  
However, total projected non-residential assessment at build-out varies by 32% between the Bremner 
and Colchester concepts which is consistent with the percent difference in amount of non-residential 
lands.  
Bremner and Colchester generate a similar non-residential assessment yield at $8.6 million per hectare.

4.1.4. ASSESSMENT

Bremner generates $10.15 billion of assessment compared to $7.40 billion in Colchester (37% 
difference).   In both concepts, the share of assessment is similar (81%-82% residential assessment / 
18%-19% non-residential assessment).
On a per hectare basis, Bremner generates a slightly higher assessment yield at $6.12 million per gross 
developable hectare compared to $5.86 million per gross developable hectare for Colchester.
On a per capita basis, Colchester generates a slightly higher assessment yield at $190,404 per capita 
compared to $188,033 per capita for Bremner.
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4.2. OPERATING BUDGET 
Projected total operating budget expenditures to service Bremner and Colchester at build-out vary by 
31%.  
Projected total operating budget revenues associated with Bremner and Colchester at build-out vary 
by 33%.   
Subsequently, the municipal property tax requirement to cover the net costs of servicing Bremner and 
Colchester varies by 30%.

4.3. OVERALL FISCAL IMPACT FINDINGS
Based on the study assumptions and fiscal impact analysis, the Bremner and Colchester recommended 
community design concepts provide similar fiscal impacts, as measured by the projected municipal 
property tax rates over the build-out periods of each concept.   
Municipal property tax rates at the respective build-put periods are projected to vary by only 0.6% 
between Bremner and Colchester.
For Bremner, the average municipal residential property tax rate over its build-put period is 4.018 mills, 
compared to the average tax rate of 4.072 for Colchester.   Differences in tax rates between the two 
concepts are mainly due to assumptions regarding the capital requirements for each concept and the 
timing and funding of these costs.

Figure 8 illustrates the projected municipal residential tax rates for the County with the Bremner and 
Colchester recommended community design concepts to build-out.  The impacts on non-residential tax 
rates will be similar as the Base Year municipal tax rate splits in the County are assumed to stay constant 
over the forecast period.
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Figure 8:  Municipal Tax Rates (Residential)
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Appendix A:  Bremner and Colchester 
Recommended Community Design Concepts 
- Detailed Development Statistics
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Appendix B:  Bremner and Colchester “Soft” 
Capital Projections
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Appendix C:  Bremner and Colchester 
“Hard” Capital Projections: Off-Site and On-
Site Road & Utility Infrastructure
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