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Third Edition Notes

The second edition of this document dated September 2024 was an update to the original report dated
March 2024 that was provided along with a staff report at the March 18, 2024 Planning and
Development Council meeting. Since the second edition was released several additional changes have
occurred with respect to Provincial legislation, most relevant to this edition is Bill 17, Protect Ontario By
Building Faster and Smarter Act, 2025 and its complementary amendment to Ontario Regulation 232/18
Inclusionary Zoning. Also since September 2024, there have been changes and/or updates to policies
and programs within the Town of Oakville, as well as in communities cited in this White Paper and its
Appendices.

Consequently, to ensure that this document remains relevant and to assist the Town with planning
initiatives to facilitate the development of affordable housing, the document has been updated as
follows:

Chapter 2 Context and Key Messages:

. Updates regarding the Federal housing targets and current housing market per reports from
the Canada Mortgage and Housing Corporation prepared in June and July 2025.

. Updates regarding the Provincial targets for housing starts.

. Recognition that the Town of Oakville has completed its Housing Needs Assessment.

. Update regarding changes to Ontario Regulation 232/18 Inclusionary Zoning.

Chapter 3 Inclusionary Zoning:

o Updates regarding changes to Ontario Regulation 232/18 Inclusionary Zoning.
o Updates regarding where inclusionary zoning policies have been adopted and by-laws have
been passed.

Chapter 4 Community Planning Permit System:

o Updates regarding where the Community Planning Permit System is in effect in Ontario.

Chapter 7 Discussion Regarding Planning Act Tools:

o Updates regarding Provincial funding that has flowed to the Town through the Provincial
Building Faster Fund.

. Updates regarding the Town's adoption of Official Plan Amendment 70 - Midtown Oakville and
Community Planning Permit System.

Chapter 8 Recommendations and Next Steps:

. Updates regarding actions the Town has taken in response to the Council approved
recommendations of this White Paper.

Appendix 1 Definition of Affordable Housing:

. Updated figures and tables regarding household incomes and affordable price and rent of
housing.
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Appendix 2 Inclusionary Zoning Details

. Updates to Official Plan policy and by-law requirements per the updated Ontario Regulation
232/18.

Appendix 3 Municipalities Using/Contemplating Inclusionary Zoning:

The following updates:

o City of Brampton — The draft Inclusionary Zoning policy was released in 2024, the final version
is expected to be completed in 2025.

. City of Cambridge - I1Z implementing work is underway.

o City of Hamilton — In the process of finalizing the Official Plan Amendment and Zoning By-law.

. City of Kitchener — Official Plan Amendment was adopted and Zoning By-law amendment was
passed in March 2024, the provisions are subject to an implementation date set for January
2026.

. City of Ottawa — The Inclusionary Zoning policies and provisions have yet to be drafted.

o City of Toronto — The Inclusionary Zoning enabling policies and provisions adopted and passed
in 2022. As a result of the Ministry of Municipal Affairs and Housing’s approval of several
Official Plan Amendments which set the boundaries of Protected Major Transit Station Areas,
the IZ OPA and by-law are in effect as of August 2025.

o City of Waterloo — Inclusionary Zoning Official Plan Amendment were adopted and passed in
2024; however, the provisions are subject to an implementation date, yet to be determined.

Appendix 5 Municipalities Using/Contemplating CPPS:

Two municipalities are added to the list of municipalities with in-effect Community Planning Permit
Systems:

o City of Guelph — In effect for Stone and Edinburgh Road as of March 2025, (with Downtown
CPP By-law in progress)
o City of Ottawa — Kanata North OPA passed in 2024, By-Law coming in 2025

Two municipalities with CPPS Systems underway are added:

. City of Waterloo is added as a municipality with an adopted CPPS OPA and by-law under
development on a citywide basis.

o Town of Oakville, the enabling CPPS policies are adopted and the CPP By-law is under
development for Midtown Oakville.

City of Barrie is added to the list of municipalities contemplating a CPPS.
Appendix 6 Municipalities Using CIP in Support of Affordable Housing:

New CIPS for the following municipalities are added to the list:

. City of Burlington
. City of Guelph
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Executive Summary

This White Paper is supplementary to the Town’s Housing Strategy and Action Plan (HSAP). The focus of
this paper is with respect to the provision of affordable housing in the Town of Oakville using the
following tools authorized by the Planning Act:

e Inclusionary Zoning (1Z)

e Community Planning Permit System (CPPS)
e Community Improvement Plan (CIP), and

e Community Benefits Charge (CBC).

The impetus for the Housing Strategy arises from a series of Town initiatives, including: housing pledges
made to the Province and Federal governments, in order to receive funding that supports the delivery of
growth-related municipal services, as well as in response to Town’s affordable housing need as
determined by the Region of Halton. (See Section 2.0 of the White Paper.)

This report explains that:

e Inclusionary Zoning (1Z) is a tool that can be used to require a proportion of units within new
development to be affordable for a set period of time. (See Section 3.0)

e Community Planning Permit System (CPPS) is a tool that provides for a more streamlined
planning approval process. Where in effect, approval of development is based on meeting
requirements of the CPP by-law, including any criteria and permission for variance from
standards within the by-law. Development permits may be issued with conditions that are to be
met prior to, during, and/or after a permit is issued. These conditions may include requirements
to provide affordable housing, as well as other community benefits. (See Section 4.0)

e Community Improvement Plan (CIP) is a tool that authorizes a municipality to
buy/sell/lease/improve land, and issue grants or loans in order to address social, environmental
and/or economic needs of a community. (See Section 5.0)

e Community Benefits Charge (CBC) is a means for a community to collect fees from high-density
residential development in order for a municipality to provide specified services, facilities, or
matters that support new growth and that are not otherwise addressed through the collection of
development charges or parkland dedication. (See Section 6.0)

The White Paper explains how each tool can be used to facilitate the development of affordable housing,
identifies the strengths and weaknesses of each tool, and provides an overview of opportunities and
challenges that the Town is currently experiencing. (See sections 3-7)

Based on the analysis and information provided, Section 8 of the White Paper recommends that the
Town further investigate the use of:

e |Z within the Town'’s protected major transit station areas,
e CPPS within Midtown Oakville (with an opportunity to establish in other areas of the Town), and
e CIP on a townwide scale.

More specifically, the report recommends that subject to further investigation and consultation the Town
undertake the following in a three-phase process:
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Phase | — Adopt Midtown Oakville Official Plan Amendment, including CPPS mandatory enabling
policies;

Phase Il — Undertake a housing needs assessment and concurrently adopt IZ enabling official
plan policies, along with the Midtown Oakville implementing CPP by-law, which would
include 1Z provisions; and then,

Phase Il — Adopt a townwide CIP that incentivizes the provision of affordable housing; and
where deemed appropriate, adopt CPP by-law(s) in other locations and/or IZ by-law in
other PMTSAs of the town.

These tools within those areas are recommended in order for the Town to work with the development
community and landowners to provide affordable housing and to implement the Town’s overall
community building vision.

Furthermore, this paper provides Council’s resolution from its March 18, 2024 meeting. Council resolved
to direct staff to initiate and undertake work programs in an efficient, and where possible, concurrent
manner to investigate, and if deemed appropriate, implement the following Planning Act tools:

Inclusionary Zoning within Protected Major Transit Station Areas;

Community Planning Permit System within Midtown Oakville and with opportunity to do so in
other parts of the Town; and

Community Improvement Plan to incentivize affordable housing across the Town. (Town of
Oakville, 2024)
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1 Introduction

In July 2023, Council received a Housing Strategy and Action Plan prepared by staff in support of the
Town'’s application for the Federal Housing Accelerator Fund (Town of Oakville, 2023). The Action Plan
identified five housing outcomes that are expected to be achieved through the implementation of
proposed actions provided in the strategy. These outcomes are as follows:

e Increased housing supply, more homes built

e Improved affordability, more homes people can afford

e Enhanced housing choice, more types of homes people need

e Accelerated housing delivery, more homes faster, and

e Development of complete communities, a place to call home with the services people need.

This White Paper is supplementary to the Town’s Housing Strategy and Action Plan (HSAP). The focus of
this paper is with respect to the provision of affordable housing in the Town of Oakville using tools
authorized by the Planning Act.

This paper explores the following tools and identifies how they can be leveraged to facilitate the
development of affordable housing:
e Inclusionary Zoning (12)
Community Planning Permit System (CPPS)
Community Improvement Plan (CIP)
and
Community Benefits Charge (CBC).

As illustrated in figure 1 below, while all of these Planning Act tools support the provision of affordable
housing, they can also be leveraged to support one or more of the other four Housing Outcomes.

4° 49 A4S
— T E—

Increased housing supply Improved affordability Enhanced housing choice
more homes built. more homes people can afford. more types of homes people need.
CPPS By-law implements OP CPPS By-law in combination with CPPS By-law implements OP
urban structure. provisions and/or conditions can land use policies.
require housing to be more CPPS/IZ/CIP/CBC

affordable over the long term.

compel/incentivize affordable
CIP incentivizes it. CBC o housing within the range of
incentivizes/helps to fund it. Y choice.

)
/ﬁ‘

Accelerated housing delivery Development of complete communities
more homes faster. a place to call home with the services people need.
CPPS one application, one permit CPPS criteria and conditions more strongly
process accelerates approval process. implements OP vision and policies for communities.

Figure 1 Planning Act Tools that can support Town of Oakville Draft Housing Strategy, Housing Outcomes

The following sections of this report further discuss the Town’s commitment to increase the supply of
housing, the Town’s role in the provision of affordable housing, and explain the qualities of each of the
listed tools that can be leveraged to facilitate the development of affordable housing.
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Introduction

Section 2 Context and Key Message of the report provides some context as to the impetus for the
Housing Strategy and the need for considering Planning Act tools to facilitate affordable housing.

Sections 3 Inclusionary Zoning (1Z), 4 Community Planning Permit System (CPPS), 5 Community
Improvement Plan (CIP), and 6 Community Benefits Charge, provide an explanation of each of the tools,
how they are implemented, and how they can be leveraged to facilitate the development of affordable
housing. Each of these sections also provides an overview of the tool’s strengths and weaknesses.

Section 7 Discussion Regarding Planning Act Tools identifies opportunities that the Town may leverage
and challenges it will need to address when considering each of the tools. This section provides an
overview of the tools and a suite of options regarding their implementation. This section concludes with
a brief discussion about steps required to achieve housing-start targets the Town has pledged to achieve
over the next 3 and 10 years, and how these Planning Act tools can facilitate their achievement.

Section 8 Recommendations and Next Steps provides recommendations and a list of next steps to be
taken in order to implement Planning Act tools that facilitate affordable housing over the medium- to
long-term. This section identifies matters that require further research and recommends reprioritizing
Town of Oakville projects and realigning resources in order to proceed with a two-year program to adopt
amendments to the Official Plan and new by-laws that, when implemented, will assist with facilitating
the development of affordable housing, fulfill commitments made to Federal and Provincial
governments, and leverage funding from these levels of government to support the development of
affordable housing.

The appendices of the report provide more detailed information:

Appendix 1 Definition of Affordable Housing compiles and compares definitions of affordable housing
used at the Federal, Provincial, Regional and Local levels.

Appendix 2 Inclusionary Zoning Details provides an overview of Planning Act requirements regarding
the preparation and implementation of Inclusionary Zoning.

Appendix 3 Municipalities Using/Contemplating Inclusionary Zoning provides a listing of municipalities
along with the status of their Inclusionary Zoning implementation.

Appendix 4 Community Planning Permit System Details provides an overview of Planning Act
requirements regarding the preparation and implementation of the Community Planning Permit System.

Appendix 5 Municipalities Using/Contemplating CPPS lists municipalities along with the status of their
CPPS implementation. This listing also includes the stated purpose of the CPPS for those municipalities
who have already updated their Official Plan or drafted policies to enable adoption of a CPP by-law.

Appendix 6 Municipalities Using CIP in support of Affordable Housing provides a list of municipalities
along with a description of the programs they are presently implementing to incentivize affordable
housing.

For more information, a list of references is also provided at the end of the report.
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2 Context and Key Messages

2.1 Impetus for the Oakville Housing Strategy

The Housing Strategy is a guiding document to implement the mission and policies of the Oakville
Official Plan related to the provision of housing in a manner that provides choice throughout the town
with respect to form, tenure and type of housing provided. As noted in the strategy, it builds on several
key documents that originate from the Canada Mortgage and Housing Corporation (on behalf of the
Federal Government), Province, Region of Halton, and the Town, as follows:

e the More Homes More Choice: Ontario’s Housing Supply Action Plan (May 2019)

e the Region of Halton’s Comprehensive Housing Strategy (2014-2024) and State of Housing
Report (2021)

e the town’s “Housing Information Report and Preliminary Policy Analysis” report (May 2022)

e the town’s housing pledge to the Province to build 33,000 new housing units by the year 2032
(March 2023), and

e the CMHC Housing Accelerator Fund (2023)

2.1.1 Federal Housing Need (3.5 million units Canada-wide by 2030)

In September 2023, the CMHC released a report stating that “Canada needs about 3.5 million additional
housing units by 2030 to restore affordability” (Canada Mortgage and Housing Corporation, 2023). The
report recognizes that there is a shortfall in housing construction due to increase in cost of materials,
labour supply shortage, and difficulty in securing construction financing. The CMHC estimates that in
Ontario, there is a need for an additional 1.48 million units, which is approximately three times greater
than what was projected in a “business as usual” scenario. The CMHC also modelled two other scenarios
to determine housing need in Ontario, a “low economic growth” scenario and a “high-population-
growth” scenario wherein it found that housing need by 2030 could be 1.31M or 1.65M, respectively.

In June 2025, CMHC analysis shifted housing targets from a 2030 time-frame to a 2035 timeframe, with
an annual housing start need of 430,000 to 480,000 units to meet projected housing demand and the
means to restore housing affordability. (Canada Mortgage and Housing Corportation, 2025)

According to the CMHC’s Summer Update released in July 2025:

Canada’s housing market will continue to cool in 2025 due to trade tensions, economic
uncertainty, slower population growth and increasing unemployment. Home prices are
expected to fall around 2%, with larger drops in Ontario and British Columbia as buyers
and developers take a wait-and-see approach. Affordability remains a major issue and new
construction is slowing. Rental markets are easing slightly as more supply comes online
and demand softens. A gradual recovery is expected in 2026 as trade tensions ease and
economic conditions improve...Multi-unit construction will remain elevated by historical
standards, but regional variations will remain. Construction will generally stay strong in
Atlantic Canada, the Prairies and Quebec. In contrast, starts will decline sharply in Ontario
and British Columbia, where high housing prices, rising construction costs and low
investor confidence are weighing heavily on new builds, especially condos. Many condo
projects are delayed, cancelled or converted to rentals. Developers are missing presale
targets, and unsold inventory is rising. Falling prices and tighter credit are creating risks for
buyers. These challenges are likely to persist through 2025. (Canada Mortgage and
Housing Corporation, 2025)
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2.1.2  Provincial Housing Need (1.5 million units Ontario-wide by 2032)

Meanwhile, since 2022, the Ontario Government has determined that by December 31, 2031, Ontario
will need to have increased its 2021 supply of housing by 1.5 million homes. Based on the Ministry of
Municipal Affairs’ housing tracker, as of December 2024, the Province has achieved 21% of its target
(Ministry of Municipal Affairs and Housing, 2025).

While these federal and provincial numbers may slightly differ, there is a unified policy between both
levels of government to increase the supply of housing at a speed more rapid than what has been
projected to occur at the municipal levels.

2.1.3 Town of Oakville Housing Target Pledges

In response to direction and incentive programs issued by both levels of government, the Town of
Oakville issued pledges to both the Province and CMHC, in March 2023, and in January 2024
respectively, to work with the development community to increase the supply of housing within the
town. To the Provincial government, the Town pledged to increase the housing unit supply by 33,000
over 10 years, which amounts to an average annual unit increase of 3,300. This pledge was made in
accordance with the quantum of unit growth the Province allocated to the Town. To the Federal
Government, the Town pledged to increase the unit supply by 9,135 units over three years, which is
approximately 3,233 units per year for three years. This pledge was in accordance with the Housing
Accelerator Fund requirements. As of May 2024, the Town is no longer participating in the program.!

Since a pledge alone is not sufficient to achieve the targets and the Town is not a builder of housing, the
Town needs to work with the development community to realize these targets. The Housing Strategy
provides a roadmap for the Town and development community to work together to achieve the goals
established for them by both the Provincial and Federal governments. To that end, the Strategy identifies
over 60 actions the Town can undertake, and in some cases is undertaking, in order to do its part to
achieve these targets.

The Housing Strategy also speaks to the need for the Town to ensure that within the thousands of units
pledged to be built, at least a portion of them should be affordable. The determination of what that
portion should be and what level of affordability should be attributed to them is a matter that needs to
be determined through a Housing Needs Assessment, in consultation with Halton Region, who is the
town’s Housing Service Manager and responsible for the Regionwide Housing and Homelessness Plan.

2.1.4 Definition of Affordable Housing

There are various definitions of affordable housing at the federal, provincial, regional, and local levels.
These definitions are generally tied to household income or market conditions and can vary depending
on the tenure of housing. Appendix 1 provides an overview of these definitions.

The CMHC definition is specific to each household. The Provincial definitions in the Provincial Policy
Statement, 2020 and the Development Charges Act are tied to a specific household income group (i.e.,
30% of the household income within the 60" percentile of all households for ownership housing, and
the 60" percentile of all rental households) or market averages, and acknowledges that housing need for
households in the 30" income percentile or below are generally government supported through the

1 n January 2024, Council resolved to consider undertaking additional initiatives in support of its HAF application,
as required by the Minister of Housing, Infrastructure and Communities. These additional initiatives included
amendments to the Town’s zoning by-law to permit up to four units per residential property and up to four storeys
of residential development within 800 metres of Sheridan College, as-of-right. At an April 2024 Council meeting,
however, Council did not support these as-of-right permissions, contrary to the Minister’s requirements.
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provision of subsidies or actual housing units. The Halton Region and Town of Oakville definitions in
their respective Official Plans are tied to both household income and market conditions. The Region, as
the Housing Service Manager, is committed to providing annual updates with respect to threshold rent
and house price.

The variance in definition is largely attributed to how and when the definition is proposed to be applied.
The definition provided by CMHC is for its programming purposes. The definition provided by the
Province in the Provincial Policy Statement is for land use planning purposes, and the definition in
Development Charges Act is in relation to granting exemptions from paying development charges.
Whereas the definition provided by Halton Region responds to its service delivery. The definition
provided by the Town of Oakuville is intended to support Halton Region’s service delivery and implement
Provincial policy regarding the provision of affordable housing.

Consequently, in the preparation of any affordable housing program using Planning Act tools, due regard
must be given to the objective of the tool and the level of affordability the tool is intended to target. For
example, a more Oakville specific affordability threshold may be warranted if there are large variances in
the demographics and/or rent/house price of Oakville in comparison with the Region at large.
Furthermore, reports to date indicate that achieving affordability is at greatest risk for first time home
buyers and renter households. As such, consideration needs to be given regarding the proportion and
profile of these households to better understand housing need and housing supply gaps.

‘Affordability’ may also be an issue for households who have a mortgage, as interest rates increase
possibly making mortgage renewal more challenging or having to extend the amortization period to
maintain payment levels. Depending on the severity of the change, these households may need to
down-size or move out of their community.

On the other hand, ‘affordability’ is much less of an issue to households who own their home outright.
However, these households may be challenged with paying property tax, condominium fees, and/or
maintaining and repairing their home — especially with major repairs such as: roof, HVAC systems, and
windows. Consequently, they too may be pressured to relocate.

A clearer picture of Oakville’s housing needs is provided in the Town’s Housing Needs Assessment, which
was finalized in August 2025.

2.2 The Town’s Role in the Provision of Affordable Housing

Halton Region is the Housing Services Manager (HSM)for the Town of Oakville. As the HSM, the Region is
responsible for funding, planning, delivering, and administering government assisted housing programs
and services. These programs and services include: administering the Housing Stability Fund to assist
households at risk of eviction, and service agreements with supportive housing operators for households
with special needs, providing emergency shelters, operating housing developments (by the Halton
Community Housing Corporation), and administering housing subsidies for low-income households.
Furthermore, the HSM prepares, implements and monitors the Housing and Homelessness Plan for the
Region in compliance with the Housing Services Act, 2011.

The Town’s role is to facilitate the development of new housing to accommodate the needs of its
community. This facilitation occurs through the Town’s implementation of its Official Plan, starting with
permissive policies for residential development, providing up to date zoning by-laws to enable as of right
development, and issuing timely building permits.

The Town has implemented many actions already in support of maintaining and increasing the supply of
housing. These actions include: , a rental housing demolition and conversion control by-law, updated
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Official Plan in compliance with the Planning Act regarding permission for up to three units on any
ground related residential property within the Town’s settlement area, and updated sections of the
Official Plan related to strategic growth areas, such as the Bronte GO and Midtown Oakville major transit
station areas. These official plan updates allow areas to intensify and provide for more compact and
complete communities.

2.2.1 Partnership

All of these initiatives are undertaken as part of the Town’s desire to work in partnership with higher
orders of government, the development community, and the general public to provide for a more livable
Oakville. With these improvements, there is more choice in terms of where to live and the form of
housing in which to live. These improvements also foster the provision of nearby community amenities
and employment opportunities to address daily needs.

As illustrated in Figure 2, partnership occurs where:

o there are common interests and a desire to be
successful,

o there is trust and accountability among all TRST FERFORMANCE

partners, L @

o there are mutually agreed upon established SUCCESS \< T%%K

erformance standards, PARTNERSHIP
p 5\ _/L

o there is meaningful collaboration,

o there. is teamwork, and ﬁnally, BUSINESS j’\ /‘( PLAN
o adesire for all partners to “win”. I I I i

It is understood that the provision of affordable housing WIN-WIN COLLABORATION

has become more and more difficult over time. Looking Figure 2 Principles of Partnership Development

at house prices in Oakville over the last 40 years, as Source: Ben Cornett
provided in Figure 3, it is apparent that the escalation of
house prices for all types of housing needs be curtailed.
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Oakville Real Estate Price History [ Source: Listing.ca]
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Figure 3 Oakville Price Listings 2000 — 2023 (Listing.ca, n.d.)

In that regard, the Town needs to undertake an “all hands on deck” approach to foster partnerships and
do its part to facilitate the provision of affordable units that will remain affordable over the long term.
This facilitation can occur through requirements or incentives, where the Town is authorized to do so. As
is explained in the following sections of this report, carefully designed tools such as Inclusionary Zoning,
Community Planning Permit System, and Community Improvement Plan under the Planning Act can be
used to facilitate new housing development that addresses the Town’s affordable housing needs over the
long term. The development of such tools requires an understanding of the Town’s specific needs, the
resources it has to implement the tool, and a meaningful consultation process with all relevant
stakeholders to ensure that the resulting programs are implementable and that desired outcomes can be
achieved.
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3 Inclusionary Zoning

3.1 Whatisit?

When the term “inclusionary zoning” was first used, it was intended to mean a zoning regime that
allowed for a broad range of house forms within residential neighbourhoods. Whereas zoning that only
allows for single or detached dwellings is considered to be “exclusionary zoning,” that generally barred a
mix of household socio-economic types from living in the same area. Zoning that allows for a broader
mix that permits townhouses, multiplexes, and walk-up apartments is considered “inclusionary” zoning,
based on the assumption that these more compact forms of housing are affordable to a broader range of
households.

While this notion of permitting more compact house forms provides affordable housing options may still
be the case in parts of Canada and in other countries; in the case of the Greater Golden Horseshoe and
increasingly other parts of Ontario, even a studio apartment can be unaffordable for some households.
Meaning built form alone does not ensure that all household income groups are able to be
accommodated within a given community.

The Planning Act does not permit municipalities to zone for people and/or tenure, but through new
legislation, it is able to zone the price of a unit for a portion of certain types of development in specific
areas — using “inclusionary zoning” provisions.

In 2016, the Province introduced Bill 7, Promoting Affordable Housing Act, 2016. This bill amended the
Planning Act and in so doing provided a new tool for municipalities to use that would assist households
in finding places to live that would be more affordable to them, while also being located within a mixed
market of housing options. 20 months after initiating consultation on Bill 7, in April 2018 through
proclamation, the Province brought into effect the Inclusionary Zoning provisions of the Planning Act.

The objective of this tool is to provide municipalities the ability to require the provision of affordable
market housing in a manner that would be viable for the development proponent. Municipalities are
authorized to adopt by-laws wherein as part of a residential building permit approval, a development
proponent would agree to make available a certain portion of residential units at an affordable
price/rent, for a specified time-period, through an agreement that is registered on title, where the
development is located within the boundary of an inclusionary zoning area.

When first introduced, municipalities were given discretion in determining where and how this tool
would be used. However, in September 2019, with the passing of Bill 108, the More Homes, More Choice
Act, the extent of where Inclusionary Zoning could be applied was reduced to areas identified as
Protected Major Transit Station Areas in accordance with definitions and provisions provided in the
Planning Act, and in areas where the Minister has ordered a municipality to implement a Community
Planning Permit System.? As such, the IZ boundary is limited to the PMTSA or CPPS (as ordered by the
Minister) boundary.

2 A Protected Major Transit Station Area is an area determined by each municipality that surrounds and includes an
existing or planned higher order transit station or stop. The Planning Act defines “higher order transit” as transit
that operates in whole or in part in a dedicated right of way, including heavy rail, light rail, and buses. This
definition applies to municipalities across Ontario.
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3. Inclusionary Zoning

3.2 How isitimplemented?
Inclusionary Zoning is implemented through a by-law. This by-law is in addition to other land use control
tools: such as zoning, site plan control, community benefits charge and parkland dedication by-laws.

Prior to passing the by-law several actions must first be completed, as illustrated in figure 4. To start, the
municipality must undertake a housing needs assessment. This assessment considers demographic and
market factors and conditions to inform inclusionary zoning policies and the need for incentives to
support them. (A detailed description of the assessment report is provided in Appendix 2 of this report.)
The completed report is then subject to a peer review. Once Protected Major Transit Station Area
boundaries are established in the Upper Tier or Single Tier Official Plan, then the municipality (Lower
Tier or Single Tier) may amend its Official Plan to add inclusionary zoning enabling policies. The official
plan policies are informed by the needs assessment and provide specific parameters that are to be
implemented via the forthcoming by-law. (The IZ By-law may be adopted concurrently with or after the
official plan update.) Once the by-law is in place, applications that meet specified criteria will be required
to provide a number of affordable units (per the by-law’s provisions and definitions) for a specified time
and threshold price/rent (per the by-law), and these provisions will be set out in agreements that are
then registered on title. Furthermore, the municipality is obligated to update its assessment report every
five years and update policies/provisions as needed. Both the official plan policies and 1Z by-law are not
subject to appeal, except by the Minister of Municipal Affairs and Housing. Furthermore, private
amendments to the by-law (whether approved or refused) are not subject to appeal, except by the
Minister. Appendix 2 provides more details regarding the Inclusionary Zoning required components.

Inclusionary Zoning By-law Implementation
Steps 5
4 A

Update Assessment

Report every 5
Adopt Inclusionary years, and .
Zoning By-law policies/by-law, if
required.
Update Official
Plan with
Establish Protected Inclusionary Zoning

enabling policies.

Major Transit
Station Area

Assessment Report boundaries and New residential

Undertake

policies (Upper

and Peer Review . - .
Tier/Single Tier)

development of 10+
units within I1Z
boundary provides a
portion of affordable
units, at a maximum
unit price/rent, for a
specified time period,
registered on title.

Figure 4 Steps to Inclusionary Zoning Implementation

It should be noted that in October 2022, the Province announced that it was proposing to amend
Ontario Regulation 232/18 (the regulation that provides further direction regarding the implementation
of 1Z) by setting maximum affordability periods for IZ units to 25 years and limiting the number of
affordable units to 5% of the proposed development, and providing a standardized approach to
determining affordable prices/rents for inclusionary zoning units. In May 2025, along with Planning Act
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changes through Bill 17, Protect Ontario by Building Faster and Smarter Act, 2025, the Regulation was
amended (ERO 019-6173). The updated regulation limits the affordability period of the 1Z units to 25
years and limits the total number of IZ units to 5% of all units or 5% of the total residential gross floor
area (not including common areas), in accordance with research undertaken by the Province and as a
means to ensure that IZ programs do not stall development. The ERO also notes that the “government is
not proceeding with the definition of affordable residential unit as initially proposed in ERO-019-6173”
which had proposed to establish an approach to determining the lower price/rent that could be required
for IZ units. Instead, the ERO notes municipalities may use the definition of “affordable” provided in both
the Development Charges Act and the Provincial Planning Statement, 2024.

Given the time lag from proposal to amending the Regulation, the lack of decision left many
municipalities in a state of limbo in terms of if and how this tool can and should be used within their
municipality, as noted below and in Appendix 3 of this report.

3.3 Whereis it currently in use?

To date, four municipalities have adopted an Inclusionary Zoning By-law, the cities of Toronto,
Mississauga, Kitchener, and Waterloo. The City of Mississauga’s by-law is in effect, as of January 2023,
the City of Kitchener’s and City of Waterloo’s by-laws were passed in March 2024 and June 2024,
respectively. The City of Toronto’s I1Z by-law was passed in 2021, however, without the approval of
adopted Protected Major Transit Station Area boundaries and policies, the IZ policies and provisions
were not in effect until August 2025, when these amendments were finally approved in part.

Appendix 3 provides a listing of municipalities that are contemplating using this tool. Owing to proposed
regulatory changes, work to advance the use of this tool had been put on hold in many of these places in
order to ensure that their ensuing assessment report and by-laws are conducted in accordance with
prescribed provisions of the Planning Act and the associated Inclusionary Zoning Regulation.

3.3.1 City of Toronto (mostly in effect)

The City of Toronto conducted its housing needs assessment report between 2019 and 2021, developed
and consulted on official plan policies and zoning provisions, which culminated with the City of Toronto’s
OPA 557 to enable Inclusionary Zoning and passing of Inclusionary Zoning By-law 941-2021, on
November 12, 2021. In accordance with the Planning Act, both the OPA and Zoning By-law are not
subject to appeal, except by the Minister of Municipal Affairs and Housing. No notice of appeal was filed
by the Minister. However, the 1Z policies of the official plan and consequently the provisions of the
Inclusionary Zoning By-law do not take effect until the City’s Protected Major Transit Station Areas
(PMTSA) are approved by the Minister of Municipal Affairs and Housing (in accordance with the Planning
Act and the City’s approved official plan policies).

The City adopted its PMTSA policies in December 2020 (OPA 482), October 2021 (OPA 544), January
2022 (OPA 540), February 2022 (OPA 524), and March 2022 (OPA 570 and OPA 575) (City of Toronto,
2025). Collectively, these amendments identify 98 Protected Major Transit Station Areas through site and
area specific policies and mapping. They provide minimum density targets on a residents and jobs per
hectare basis, in accordance with minimum density targets for major transit station areas associated
with subway, light-rail, and GO stations, at minimum rates of 200, 160 and 150 respectively, identify
minimum densities on a block-by-block basis in terms of floor-space-index, and defer to land use policies
within the balance of the official plan with respect to authorized use of land, as well as maximum density
and/or height within each area, where provided. The narrow scope of these OPAs is noteworthy because
the Planning Act stipulates appeals related to the boundary, minimum and maximum density and height,
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and permitted use policies are not subject to appeal®. In City of Toronto’s case, the approval authority for
this OPA is the Minister of Municipal Affairs and Housing (as Upper-Tier, Single-Tier and Lower Tier
(within Upper Tiers that do have planning authority) OPAs that adopt those specific PMTSA policies and
mapping are not exempt from the Minister’s approval). As of August 15, 2025, decisions on these OPAs
have been issued, many of the PMTSA’s within these OPAs are approved, and as such the PMTSA policies
and mapping are in effect, and consequently the IZ policies and by-law apply to those areas.* More
information is provided in Appendix 3.

3.3.2 City of Mississauga (In effect)

In August 2022 Mississauga adopted IZ OP policies and By-law provisions. The effective date of the
policies and by-law were dependent on the Minister of Municipal Affairs and Housing approval of the
Region of Peel’s new Official Plan wherein PMTSA policies and mapping for the City of Mississauga were
initiated (Region of Peel, 2022). The Minister’s approval was issued in November 2022. According to the
city’s 1Z website, the by-law came into effect on January 1, 2023, (City of Mississauga, n.d.).

3.3.3 City of Kitchener

In March 2024, Kitchener adopted I1Z OP policies and passed by-law provisions. The official plan enables
IZ by-laws to be adopted in any PMTSA, such by-laws would apply to development proposing 50 or more
dwelling units. The implementation of the by-law is also proposed to be phased in, with a greater
proportion of affordable units to be provided from year to year. More information is provided in
Appendix 3.

3.3.4 City of Waterloo
In June 2024, the City of Waterloo adopted policies and passed implementing inclusionary zoning by-law
similar to those of the City of Kitchener. More information is provided in Appendix 3.

3.4 How does it facilitate affordable housing?
The implementation of this tool has many direct and indirect means of facilitating affordable housing.

3.4.1 |Intrinsic Affordability (tempers land value)

At the outset, identifying all or parts of Protected Major Transit Station Areas as areas that are subject to
inclusionary zoning indicates to all landowners within the specified area their obligation to provide
affordable housing to meet or exceed the minimum standards specified in the by-law. By doing so, once
established, land value in the area is tempered and land speculation is curbed. This should therefore
have a cost reduction impact on new development which can be applied specifically to the I1Z units or the
units of the building overall.

3.4.2 Mandatory Long-term Affordability (requires affordable price/rent over a maximum
period of 25 years for maximum of 5% of units or total residential GFA)

Depending on how the by-law is structured, its imposition may result in an increased supply of rental

and/or not-for-profit housing that would not otherwise occur through a business-as-usual housing

supply system where such proponents would have to compete with the condominium and/or luxury

3 As of June 6, 2024, with Bill 185, Cutting Red Tape to Build More Homes Act, 2024, receiving Royal Assent, PMTSA
permitted use policies are no longer protected from appeal.

4 According to the City’s Official Plan Review webpage “the Minister withheld issuing a Decision on 10 PMTSAs and
four MTSAs previously adopted by Council. This included 12 stations identified as Transit-Oriented Communities:
East Harbour, Exhibition, Scarborough Centre, Gerrard-Carlaw, Yonge-Steeles, Rouge Hill, Milliken, Don Valley
(Science Centre), Long Branch, Scarborough GO, and Guildwood GO. The Minister also withheld issuing a Decision
on the two PMTSAs within the Keele Finch Secondary Plan area: Finch West and Sentinel” (City of Toronto, 2025).
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housing market for land. The IZ by-law may foster more for-profit and not-for-profit partnerships than
what is currently occurring.

When IZ units are brought to market, they are sold or rented at or below threshold prices established in
the by-law, thereby providing a guaranteed set of affordable units at the outset.

Where agreements are registered on title that specify affordability periods and threshold prices, then
the affordability of the unit is passed on to subsequent renters/purchasers for the specified time period.
In the case of unit sales, having these agreements on title would be a disincentive for investment-
oriented purchasers and as such reduce market competition for them to ensure that households truly
interested in living in an affordable home are purchasing the unit.

3.4.3 Spin-off Affordability (tempers overall housing market over the long-term)

When there are a sizable number of IZ units in the market and are included in calculations of average
market rent or average market price, then this provides overall downward pressure on the housing
market.

3.4.4 Funding for other Affordable Housing Programs

Where municipalities opt to include in their by-law a requirement to share market uplift of any IZ units
sold with the municipality (as authorized in the IZ regulation), those municipalities would be able to
recoup implementation costs and also divert those funds into other affordable housing initiatives to
increase the overall supply of affordable housing.

3.5 Strengths

3.5.1 Affordable housing development certainty:
The adoption of inclusionary zoning policies and by-law provisions are not subject to appeal,
except by the Minister of Municipal Affairs and Housing. Furthermore, a Council refusal to
amend or lack of decision within the prescribed timeframe for private applications to amend by-
law provisions are not subject to appeal. Consequently, where IZ is applied, it puts landowners
and prospective development proponents on notice that a certain percentage of units must be
sold for/rented at prescribed amounts for a specified period of time, and the provision of the
official plan and implementing by-law are fixed and consistently applied. This provides a level
playing field for all landowners/development proponents in the area. It provides certainty in
terms of conditions of approval that can be incorporated into any proforma work at the outset of
a development proposal. Furthermore, it tempers land values in those areas where 1Z is
imposed.

3.5.2 Housing affordability is assured for subsequent owner/renters:
For renters or purchasers of IZ units, the cost of ownership/rent is capped at affordable rates for
a specified period of time, and these commitments are registered on title. For rental units, this
essentially brings back rent control to new developments that was otherwise removed from the
Residential Tenancies Act, 2006 in 2018 in accordance with Bill 57, Restoring Trust, Transparency
and Accountability Act, 2018. From a unit purchaser’s perspective, these agreements ensure that
at the time of resale, the unit continues to be sold at an affordable price. This takes away the
investment aspect of housing, reducing competition for the purchase of such units to those who
are looking to find long term affordable housing with only a modest return on investment.
Based on the use of I1Z in other jurisdictions, the 1Z units are typically held by non-profit groups
to ensure their long-term affordability, that units are occupied by the target market group, and
proper upkeep of the unit over the long-term.
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3. Inclusionary Zoning

3.5.3 Greater potential to temper overall housing price/rents:
Over the long term, with an increase of these units within the housing market, their resale and
rent values become part of the overall average market rent/house price, thereby also tempering
housing values in general.

3.5.4 The Inclusionary Zoning Regulation provides transition rules regarding development
proposals
To minimize confusion and ensure a consistent approach to the implementation of 1Z, the
regulation provides transition rules that apply anywhere 1Z is in effect within Ontario. This
clarifies for Council, development proponents and the public when IZ requirements will apply to
new development proposals and development proposals that may be underway while 1Z policies
and provisions are under development.®

3.5.5 The Planning Act prohibits payment in lieu of provision of IZ units
Given cash-in-lieu of affordable units is not permitted, this ensures that actual units are provided
with each development proposal that is not exempt from implementing the requirements of the
by-law.

3.6 Weaknesses

3.6.1 Only applicable in two areas in Oakville:
In the case of Oakville, the current legislation limits the use of IZ to PMTSAs that are established
in the Region of Halton’s Official Plan. Presently, there is only two areas identified as PMTSA
through the approval of ROPA 49. These are Midtown Oakville and Bronte GO. In order to
extend the use of IZ to other strategic growth in Oakville areas that are served or planned to be
served by higher-order transit (i.e., bus rapid transit or light rail transit in a dedicated lane) and
thereby increase the potential to secure more affordable housing that remains affordable for the
long-term, the Town would need to initiate amendments to its Official Plan to identify those
areas as PMTSAs.® Expanding the area of IZ use is important to ensure that Town'’s urban
structure objectives are achieved. In other words, the application of IZ in a very limited area
might mean that developers seek to develop on lands outside of the I1Z area and thereby
undermine town interests to see major transit station areas achieve their growth potential in the
near term.

3.6.2 Implementation requires time and resources:
Prior to adopting enabling official plan policies and subsequently the IZ by-law, the Town must
undertake a housing needs assessment which then must be peer reviewed. The intent of the
housing needs assessment is to understand the specific housing needs of the town and also to
determine appropriate thresholds that would be established in policy and the IZ by-law for
affordable housing (i.e., affordable price/rent, affordability period, proportion of housing units
required to meet those thresholds, and municipal incentives to support the required proportion

5 Section 8 of 0. Reg. 232/18 identifies what development proposals are exempt from having to comply with a
municipal Inclusionary Zoning By-law, all other development within the by-law area will be required to provide the
requisite affordable housing units in accordance with the by-law.

6 Pursuant to Bill 23, More Homes Built Faster Act, 2022, and Bill 185, Cutting Red Tape to Build More Homes Act,
2024, as of July 1, 2024 the Region of Halton no longer has planning approval authority over the Town of Oakville
and portions of the Regional Official Plan in respect to any area of the Town of Oakville are deemed to constitute
the Oakville Official Plan. As such, the Town has the option to keep those portions in effect, amend them as
needed, or revoke them. (See section 70.13 (1) of the Planning Act.)
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affordable housing provision, in a manner that makes overall development viable). The objective
of the report is to ensure that the tool, when used, does not create such a disincentive to
landowners/builders resulting in a situation where no new development occurs within the 1Z
area. Preparing and peer-reviewing this work requires time and resources, as does preparation
and consultation on the official plan policies and by-law provisions.

3.6.3 Municipalities must provide measures and incentives to support IZ implementation.
In accordance with the Planning Act, the inclusionary zoning by-law is also required to provide
measures and incentives to support the provision of affordable units and maintain the
affordability of those units. When conducting housing needs assessments, several municipalities
have assumed a density increase as a suitable incentive to address this provision of the Act.
Other incentives may also be explored, however with changes to the Development Charges Act
and Planning Act regarding parkland dedication and Community Benefit Charge’, the types of
incentives a municipality can consider that might have a substantive impact on the affordability
of units is becoming more limited.

3.7 Summary

Inclusionary Zoning is a tool that has been made available to municipalities since 2018. Presently, the use
of the tool is limited to areas within approved Protected Major Transit Station Areas. Implementation of
this tool ensures that a maximum of 5% of new housing units or residential gross floor area is affordable,
at a threshold price or rent, for a maximum of 25 years. Enabling this tool requires several steps, starting
with the preparation of a Housing Needs Assessment. Once in place, the tool has both direct and
indirect benefits with respect to providing housing that is affordable over the long-term. .

7 Through Bill 23, More Homes Built Faster Act, 2022, “inclusionary zoning residential units” and “affordable”
residential units are exempt from Development Charges, and Parkland Dedication and Community Benefits Charge
calculations pursuant to the Planning Act.
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4 Community Planning Permit System

4.1 Whatisit?

The Community Planning Permit System (CPPS) is an alternative land use control tool authorized by
Section 70.2 of the Planning Act. This tool regulates planning through the development of a by-law that
governs the issuance of development permits. The CPPS system is enabled by policy in the municipal
official plan, established in a by-law and then implemented through the approval of development permit
applications and the issuance of development permits.

The Ministry of Municipal Affairs and Housing indicates that this tool can help to:
e make development approval processes more streamlined and efficient,
e get housing to market quicker,
e support local priorities (for example, community building, developments that support public
transit, and greenspace protection), and
e create certainty and transparency for the community, landowners, and developers (Ministry
of Municipal Affairs and Housing, 2021)

Section 70.2 of the Planning Act authorizes the creation of regulations to permit municipalities to control
land use in a manner that is an alternative to the system set out in Part V (Land Use Control and Related
Administration) of the Act. Where Part V of the Act provides for the establishment of zoning by-laws,
holding by-laws, temporary use by-laws, site plan control by-law, community benefits charges by-law,
parkland dedication by-law, minor variances from zoning by-laws, etc., section 70.2 contemplates the
preparation of single “development permit system” also known as the Community Planning Permit
System where the intent of these Part V by-laws is executed in a more integrated manner and is
implemented through the issuance of development permits.

Accordingly, the preparation of a CPP by-law can result in a consolidation of the following by-laws where
the CPP by-law would apply (i.e., townwide or area specific):

e zoning by-law

e site plan control by-law

e parkland dedication by-law

e site alteration by-law, and

e tree-preservation by-law.

Furthermore, and as described below and in greater detail in Appendix 4, the CPP by-law may include
provisions such as the use of criteria and conditions that are beyond what is permitted in the traditional
system of land use control. This consolidation of by-laws and addition of provisions could result in a by-
law that can improve implementation of the municipal official plan and its complete community goals
and objectives.

The implementation of the system is credited for providing a more streamlined development approval
process because once it is in place, a development proponent need only make one application for a
development permit, that is approved by one authority, rather than multiple applications with
potentially different approval authorities. For example, the CPPS development permit application
approval could address matters traditionally addressed through a minor variance to a zoning by-law, and
applications for site plan, tree-removal, and site alteration, all in a single application. The two systems
are illustrated in Figure 5. As noted in the figure, just as with a zoning by-law, the CPP by-law must
conform with the official plan, and the by-law and its implementation does not replace land division
tools such as plan of subdivision or consent to sever. The CPP by-law and development permits issued
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under it are “applicable law” in accordance with the Building Code Act and as such inform building
permit applications.

Municipal Planning Instruments (in general)

Traditional System CPPS

POLICY - Macro

| 1Z By-laws q
REGULATORY —

Macro/Area/Site specific o [l jancs
C CPPS

Permit
PERMIT - Site Specific

|

PERMIT — Micro Building
Permit

Figure 5 Comparison of Traditional System to the CPPS

4.1.1 Distinguishing Elements

What distinguishes the CPPS from the traditional land use control system is that within the CPP by-law
Council has the discretion to include provisions that are not permitted either at all or not to the same
degree in the traditional system. These provisions are as follows and are explained in greater detail
within Appendix 4:

e Criteria for decision making and specific criteria to determine whether a class of development or
a type of land use should be permitted.

* Conditions that may be applied to a development permit, these conditions may be imposed
prior to, during or after a development permit is issued. These conditions may be:

o performative (i.e., provide a study or monitor a matter),

o tangible (i.e., provide land for public park or provide affordable housing),

o temporal (i.e., development is permitted on a temporary basis or is not permitted until
certain infrastructure is constructed) and/or

o transactional (i.e., in return for a community benefit, a development permission may
allow for an increase in height or density from “as of right” maximums).

* Variation from standards, while the CPP by-law may provide minimum or maximum standards
for matters, whether subject to criteria and/or a condition the by-law may allow a development
permit to be issued with a variance to that standard.

* Requirement for agreements that may be registered on title, to ensure that conditions are
carried out post issuance of an approval.
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4.1.2 Approval Authority

As is the case with Official Plan and Official Plan Amendments, Zoning By-law and Zoning By-law
Amendments, Council is responsible for adopting the CPPS Official Plan Amendment and the CPP by-law.
Council is also responsible for approving an amendment to these documents.

With respect to approving development permits, however, Council may delegate the approval of those
to a committee or a member of staff (by title), this delegation of authority is similar to how applications
related to minor zoning by-law matters, and site plan are approved by staff (i.e., Commissioner of
Community Development or Director of Planning) and minor variances are approved by the Committee
of Adjustment. When developing the enabling official plan policies and the CPP by-law, the approval
authority for development permits may be assigned along with direction regarding the scope of the
approval that can be given to the assignee.

4.2 Howis it implemented?

Ontario Regulation 173/06 Community Planning Permit System provides details regarding mandatory
and optional policies and provisions for both the official plan and CPP by-law, and also with respect to
the processing of CPPS permit applications and issuing of permits. All of these are described in greater
detail in Appendix 4.

4.2.1 Official Plan Policies

The adoption of a CPP by-law must be enabled by the municipal official plan. Enabling official plan
policies may be adopted prior to or concurrent with the adoption of a CPP by-law. The process to adopt
the enabling OPA is as it is for any municipally initiated official plan amendment with the exception that
an open house is required to be held prior to the statutory public meeting for the OPA.

The enabling official plan policies must include:
e adescription of the area to which a CPP by-law may apply (this can be the whole of the
municipality) or an area within the municipality.
o |dentify whether approval authority for development permits may be delegated from Council to
a committee or a staff member, and if so what the scope of their authority would be8, and
e Provide a statement of the goals, objectives and policies in proposing the CPP by-law for the
CPPS area.

In accordance with the goals, objectives and policies applicable to the CPPS area, the official plan may
also provide policies that:
e set out types of criteria that may be included in the by-law for determining whether any class of
development or any use of land may be permitted by a community planning permit,
e sets out type of conditions that may be imposed when issuing a decision on a development
permit application (these can be in relation to conveyance of land for public purposes (i.e., parks
or streets), as well as conditions that would allow an increase in height and/or density where a
community benefit is provided, or a condition that requires entering into an agreement),
e identify material (in addition to what is already prescribed) that should be submitted as part of
complete application for a development permit,
e provide inclusionary zoning policies (only within protected major transit station areas), and

8 The nature of most development permit applications is akin to applications for site plan, minor zoning by-law, or
minor variance, these applications are currently approved by staff or Committee of Adjustment.
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e delegate, with conditions, approval of minor amendment to the CPP by-law to a committee or
staff member.

4.2.2 CPP by-law Provisions

The process to adopt a CPP by-law is the same as that which is required for a zoning by-law, with the
exception that an open house is required prior to the statutory public meeting for the by-law. The CPP
by-law must conform with the Official Plan.

The following matters must be provided in the CPP by-law:

e boundaries for the area to which the by-law applies

e permitted uses of land

e minimum and maximum standards for development

e internal review procedures for development

e manner in which a notice of decision regarding permit application will be given

e acknowledgement and description of how permits may be amended

e acknowledgement that agreements associated with a condition or a pre-existing site plan
agreement® may be amended, and describe how the amendment could occur, and

e statement that placement of portable classrooms on school sites of a district school board is
exempt from seeking a permit if the school was in existence on January 1, 2007.

Where the official plan policies provide for it, the CPP by-law is also required to:

e establish criteria for determining whether a certain class of development or use of land may be
permitted, and accordingly, set out a list of classes of development or uses of land that may be
permitted if the criteria have been met,

e outline conditions that may be imposed

o conditions must:
= be atype that is permitted in the Official Plan,
= be reasonable for and related to the appropriate use of the lands, and
= not conflict with federal and provincial statutes and regulations.

e list provisions related to implementation of Inclusionary Zoning

Furthermore, the CPP by-law may:
e prohibit certain land uses,
e prohibit any development or change of use of land without a development permit,
e set out and define classes of development in order to:
o exempt certain classes from having to apply for a development permit, and
o assign different fees, approval authority, etc. based on the class of development.
e set out criteria to be applied when making a decision regarding a development permit
application
e set out a range of possible variations from minimum and/or maximum standards that may be
authorized when issuing a development permit (without imposing conditions).

4.2.3 Limited Appeal of CPPS Policies and By-laws
Where a municipality adopts CPPS policies and by-law on its own initiative, the policies and provisions of
the official plan and CPP by-law are subject to appeal. However, the protection of Inclusionary Zoning

9 “Recognition of pre-existing site plan agreements” means that these agreements need not be converted to a
development permit once a CPPS is in effect, this minimizes administrative efforts to transition to a CPPS.
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and Protected Major Transit Station Area policies and by-law provisions continue to apply (see sections
3, 7.1.2 and Appendix 4 for more details regarding appeals).

Once the CPPS Policies and By-law are in effect and for five years thereafter, no private application to
amend the CPPS enabling Official Plan policies® nor the CPP by-law is permitted, unless Council resolves
to permit an application, class of applications, or applications in general (Ontario Government, 2021).

Furthermore, the Planning Act authorizes the Minister of Municipal Affairs and Housing to order a
municipality to adopt CPPS policies and by-law, and when those are adopted, only the Minister has the
ability to appeal them.

4.2.4  Approval of Development Permits

Just as the CPP by-law must conform with the Official Plan, the approval of development permit
applications, and the issuance of permits must conform with the CPP by-law. Where a proposal is not in
conformity with the CPP by-law then, as with zoning by-laws, the proponent may apply to amend the
CPP by-law, and such an amendment would be required to conform with the Official Plan and be
processed in the same manner as zoning amendments are presently processed.

4.3 Whereis it currently in use?

Presently, the CPPS is in use within eight municipalities in Ontario. The first municipality to bring into
effect the CPPS was the Town of Lake of Bays in 2007 for its shoreline areas but as of 2021 has expanded
its use across the Town. Carleton Place was the first community to use the CPPS on a townwide basis
when its by-law came into effect in 2008. Both Gananoque (2011) and Huntsville (2022) have townwide
CPP by-laws, while Brampton (2015) and Innisfil (2017) by-laws are area specific. As of 2025, the City of
Ottawa has enabling CPPS policies in its Official Plan as does the City of Guelph. In Guelph, a CPP by-law
was passed and is in effect for one of its strategic growth areas, and a by-law is under development for
its Downtown.

The City of Toronto adopted its enabling CPPS OP policies in 2016. These policies were subsequently
appealed and pursuant to an interim order from the Ontario Municipal Board, await an Ontario Land
Tribunal (OLT) decision, which is pending the adoption of a forthcoming CPP by-law (Wendy Walberg,
2017). The Town of Niagara-on-Lake also adopted CPPS enabling OP policies in 2020 but are still
awaiting Niagara Region’s approval of the Town’s new Official Plan wherein those policies are provided.
The City of Burlington adopted CPPS enabling OPA in June 2024, and continues to work on finalizing the
CPP By-law.

As is noted in Appendix 4, several municipalities have undertaken CPPS studies and are contemplating its
use on a municipal-wide or area-specific basis.

10 The CPPS enabling official plan policies that are protected from private applications for the first five years
include: policies regarding the area for which a by-law may be established, delegation of approval, goals, objectives
and policies for proposing the CPPS, types of conditions and criteria that may be provided in the CPP by-law,
complete application requirements, and types of conditions wherein specific facilities, services and matters may be
provided in exchange for a specified height and density, per section 3 of Ontario Regulation 173/16 (Ontario
Government, 2021)

11 The CPPS enabling OPA was part of suite of amendments that include four PMTSAs, as such, the amendment is
with the Minister of Municipal Affairs and Housing for approval, who as of July 1, 2024 is the approval authority for
all Halton Region lower tier municipalities adopting PMTSA or Section 26 Official Plan Review related official plan
amendments, per Bill 185 and Ontario Regulation 525/97 as amended.
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4.4 How does it facilitate affordable housing?

4.4.1 Intrinsic Affordability (streamlined system creates development cost savings)

A common concern regarding housing affordability relates to the time it takes for a development
proposal to be approved. Under the traditional land use control system, while a proponent may create
efficiencies by submitting multiple applications concurrently, the approval of one application may be
contingent on the approval of another and as such those efficiencies may not be realized. In some
cases, the process can be much longer because the need for a second or third application may not be
identified until the first application is vetted through the system; meaning that the original application is
then put on hold while the second and/or third applications are processed.

Under the Community Planning Permit System, because there is only one application to make, which is
then approved by one approval authority, the iterative process that may happen in the traditional system
may still take place but without having to interrupt the review and approval process. Table 1 provides a
comparison of some of the traditional land use control tools to the Community Planning Permit System.
As is demonstrated in the table, a development proposal may require three separate applications, each
of which are approved by a different approval authority before all matters are addressed and a building
permit can be issued. In contrast, under the CPPS, all three matters could be addressed through a single
application, approved by one authority within a statutory 45-day period to issue an approval of the
application. (The issuance of the development permit may be subject to addressing conditions, prior to
its issuance.)

Table 1 Comparison of Application Processes, Traditional Land Use Control System to Community Planning Permit System

System

Planning s.39.2 s. 45 n/a Per O. Reg 173/16
Act/O. Reg
section
Approval Council, Committee/ or Committee of Staff Council/Committee/
Authority staff Adjustment Staff
Development Subject to complete Subject to 4 tests Subject to complete application
Application app. and criteria'?
Decision Specific standards, permissions, etc. are Site specific approval Site specific
Results established to inform building permit issuance, of drawings and plans, development permit
minor zoning standard amendments may be which inform building approved and issued,
area-wide or site specific. permit issuance. may include
May require site plan conditions and an
agreement including agreement, which
conditions. inform building

permit issuance.

Public Notice Required Required None Required Required

12 planning Act allows for a Regulation or Municipal By-law to provide additional criteria. No Regulation has been
enacted by the Province, to date.
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application [ MinorzatA | Weriance | siePlan | Development permit |

Time re: App. 90 days after which can 30 days to be before 60 days after which 45 days after which
Approval appeal lack of decision Committee of can appeal lack of can appeal lack of
on an application to Adjustment decision on decision on
amend application application
Right of e  Applicant *  Applicant *  Applicant *  Applicant
Appeal*? *  Minister *  Minister (decision or non- (decision or non-
*  Specified Person* *  Specified decision on decision on
*  Public body person'® application, and application, and
e  Registered land- e Public body conditions) conditions)

owner within the
area of the by-law

The Community Planning Permit System provides for some cost savings for proponents by virtue of
reducing/eliminating the need to make multiple applications and reports in support of a development
proposal. The expectation is that this savings can help to reduce the cost of development anywhere

13 Appeal is not permitted for changes to the PMTSA boundary, or provisions regarding height and density, and 1Z
provisions within a PMTSA, and ARU provisions anywhere, except by the Minister.
14 As of June 6, 2024, per Bill 185, persons are limited to “specified persons” as defined below.

15 The Planning Act defines a “specified person” as:

(a) a corporation operating an electric utility in the local municipality or planning area to which the relevant planning matter would apply,

(b) Ontario Power Generation Inc.,

(c) Hydro One Inc.,

(d) a company operating a natural gas utility in the local municipality or planning area to which the relevant planning matter would apply,

(e) a company operating an oil or natural gas pipeline in the local municipality or planning area to which the relevant planning matter
would apply,

(f) a person required to prepare a risk and safety management plan in respect of an operation under Ontario Regulation 211/01 (Propane
Storage and Handling) made under the Technical Standards and Safety Act, 2000, if any part of the distance established as the hazard
distance applicable to the operation and referenced in the risk and safety management plan is within the area to which the relevant
planning matter would apply,

(g) a company operating a railway line any part of which is located within 300 metres of any part of the area to which the relevant
planning matter would apply, or

(h) a company operating as a telecommunication infrastructure provider in the area to which the relevant planning matter would apply;

(i) NAV Canada,

(j) the owner or operator of an airport as defined in subsection 3 (1) of the Aeronautics Act (Canada) if a zoning regulation under section
5.4 of that Act has been made with respect to lands adjacent to or in the vicinity of the airport and if any part of those lands is within
the area to which the relevant planning matter would apply,

(k) a licensee or permittee in respect of a site, as those terms are defined in subsection 1 (1) of the Aggregate Resources Act, if any part
of the site is within 300 metres of any part of the area to which the relevant planning matter would apply,

(I) the holder of an environmental compliance approval to engage in an activity mentioned in subsection 9 (1) of the Environmental
Protection Act if any of the lands on which the activity is undertaken are within an area of employment and are within 300 metres of
any part of the area to which the relevant planning matter would apply, but only if the holder of the approval intends to appeal the
relevant decision or conditions, as the case may be, on the basis of inconsistency with land use compatibility policies in any policy
statements issued under section 3 of this Act,

(m) a person who has registered an activity on the Environmental Activity and Sector Registry that would, but for being prescribed for the
purposes of subsection 20.21 (1) of the Environmental Protection Act, require an environmental compliance approval in accordance
with subsection 9 (1) of that Act if any of the lands on which the activity is undertaken are within an area of employment and are
within 300 metres of any part of the area to which the relevant planning matter would apply, but only if the person intends to appeal
the relevant decision or conditions, as the case may be, on the basis of inconsistency with land use compatibility policies in any policy
statements issued under section 3 of this Act, or

(n) the owner of any land described in clause (k), (I) or (m); (Ontario Government, 2024).
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within the CPPS area, which could reduce end user cost (purchase price or rent) — thereby making
housing more affordable. However, this alone does not guarantee that cost savings will trickle down to
the end user nor that those savings will be passed along to subsequent purchasers/renters.

4.4.2 Mandatory and Long-term Affordability (Inclusionary Zoning)

All of the Planning Act section 16 (Official Plan) and 35.2 (Inclusionary Zoning By-law) provisions may
apply within the CPPS area. In other words, adopting a CPPS does not preclude the municipality from
being able to also implement Inclusionary Zoning within their Protected Major Transit Station Areas.
Furthermore, where IZ provisions are provided within a CPP By-law, the requirement for a municipality
to provide incentives in support of IZ implementation does not apply within the CPPS area.

As noted above, where 1Z is applicable, a municipality may require the provision of a certain minimum
number of IZ units, in buildings with 10 or more units, that are at or below a certain threshold price/rent,
for a specified time period, and these requirements are registered on title for each unit. Consequently,
there is a guarantee that a certain amount of units will be affordable to end users over a specified period
of time.

4.4.3 Negotiated Long-term Affordability (as a condition of development)

When adopting CPPS policies and by-law provisions, the municipality has discretion to include conditions
in relation to the issuance of a permit. While some of the traditional planning tools allow for conditions
to be established as part of the application approval, what is unique to the CPPS is that the range of
conditions that can be imposed prior to, during and even after a permit is issued. Furthermore, only
within a CPPS area, a municipality can negotiate community benefits, such as affordable housing, in
exchange for an increase in height and/or density of development above thresholds provided in the by-
law (similar to pre-Bill 197, COVID -19 Economic Recovery Act changes to the Planning Act in relation to
Section 37, formerly known as “Bonusing”).

This opportunity to negotiate for community benefits, such as affordable housing, can occur anywhere in
the municipality where a CPP by-law is in place, subject to the provisions of the By-law and the policies
of the Official Plan. Furthermore, the ensuing agreement regarding the provision of community benefits
may be registered on title (similar to 1Z) as well as with the issued development permit, as such the
conditions would apply to subsequent property owners. On that basis, the IZ requirements regarding
matters such as number of affordable units, affordability price/rent and length of affordability can be
established in areas both within PMTSAs (perhaps along with 1Z requirements) and outside of them.
More details regarding the structuring of conditions are provided in Appendix 4.

4.4.4 Mandatory Housing Affordability Monitoring (condition of approval post permit issuance)
Unlike traditional planning system tools, the approval of a development permit may include conditions
that are required to be met after the issuance of a permit. As such, where a condition of permit
approval requires the provision of affordable housing unit(s), the property owner may be required to
provide proof of affordability to maintain the permissions granted to the property. In this regard, this
requirement can be used to assist the municipality with the monitoring of its programs to create and
maintain its supply of affordable housing.

4.5 Strengths

4.5.1 Affordable housing development certainty
Whether applying Inclusionary Zoning provisions and/or conditions of development approval,
the CPPS may require affordable housing units, over a period of time at a maximum threshold
price/rent. As such, the system ensures that new residential development provides affordable
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45.2

453

454

455

4.5.6

housing units, and that affordability is assured for subsequent owners/renters. As more of these
units are brought to the market, this may have a positive impact on the overall average market
price/rent.

May be applied anywhere

The extent of a CPP by-law can be area specific or townwide. The Planning Act provides Council
with discretion to determine how broadly it would like to apply this tool, unlike the use of
Inclusionary Zoning which is limited to Protected Major Transit Station Areas (PMTSA). The
municipality may also choose to adopt multiple area-specific by-laws that are unique to each
area within which it is intended to apply. More information regarding the extent of a CPP by-law
is provided in Appendix 4.

Municipality is not required to provide incentives for affordable IZ housing units
Should the municipality choose to apply Inclusionary Zoning provisions within the CPP by-law
where it does overlap with a PMTSA, the municipality is not required to provide incentives to
support IZ implementation.

Provides Greater Transparency and Certainty

When developing the official plan policies and CPP by-law provisions, the Planning Act identifies
both mandatory and optional policy and provisions to be included in each. These provisions
address administrative as well as community building matters. The cumulative impact of those
matters provides a clear, transparent, and consistent process for development approval. Once
the by-law is established, both residents and development proponents have certainty with
respect to what is the range of development that may be approved within the CPPS area.
Where an application proposes something that is in conflict with or not contemplated by the by-
law, an application to amend the by-law would be required, which would then have to be
addressed by Council, as with any amendment to a zoning by-law. However, as noted above,
within the first five years of the CPP by-law coming into effect, the Planning Act’s O. Reg. 173/16
prohibits applications to amend the CPP by-law.

Improved alignment with the Official Plan

Unlike current zoning by-laws, the CPP by-law can include criteria and conditions to direct
decision making. This is especially helpful where the Official Plan provides criteria or conditions
regarding certain land use permissions. In the traditional planning system, once a zoning by-law
permits a use, it is permitted as-of-right. Historically, municipalities have not included
discretionary uses in their by-laws and have had to require proponents to seek a by-law
amendment, wherein they could then demonstrate that they are able to meet official plan
criteria and/or conditions for that use to be permitted. Through the CPPS, the applicant still
must demonstrate meeting the criteria/condition, but need only make a development permit
application to receive that permission. The development permit application is approved by the
municipality in accordance with the CPP by-law and only subject to appeal by the applicant.

Allows the municipality, in partnership with development proponents, to implement
community benefits in tandem with development

Presently, the Town can rely on its in-force Community Benefits By-law (CBC) to receive funds or
in-kind contributions to provide public services, facilities, and matters. (The CBC is explained in
Section 6 of this White Paper.) Further to that, the Town can rely on its Parkland Dedication by-
law to receive land for parks and/or cash-in lieu of land. Through the site plan and subdivision
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4.5.7

4.5.8

approval process, the Town can also receive trails, road widenings, and a variety of other
specified matters to support complete community development.

When using the CPPS system, all of the conditions associated with parkland, site plan and
subdivision continue to apply. However, instead of the CBC by-law, the CPPS contemplates that
additional community benefits, such as public art, green-building measures, community facilities
that are integrated with development, and affordable housing, be negotiated with the
development proponent and be provided on a proportional basis relative to density and/or
height of the development that is permitted within standards and/or variations permitted to
them that are set within the CPP by-law. The determination of what that proportional
relationship could be is something that requires investigation prior to adoption of the CPP by-
law. Conditions that are developed will need to consider the context and development priorities
for the area in which the provisions would apply.

Allows the municipality’s approval of urban design and sustainability measures to be
implemented through the building permit process and on-going adherence to the issued
development permit.

The approval of development permits provides municipalities with broader opportunities to
require a development proponent to adhere to municipal policies regarding urban design
matters as well as implementing sustainability measures such as green roofs, permeable pavers,
and active transportation facilities, than what a municipality is permitted to do through site plan,
rezoning, or minor variance approval processes.® Furthermore, because the whole of a
development permit (the plans, drawings, and conditions) are considered applicable law, the
municipality has broader powers to enforce these and all other matters subject to a
development permit approval. This power is authorized by Section 70.2 (8) of the Planning Act,
wherein it states that if convicted of a contravention of the development permit by-law or the
conditions of a development permit, it is an offence that is liable to fines in accordance with
section 67 of the Planning Act.

Provides additional tools to implement the Town’s Community Energy Strategy

Through the conditional approval process, the Town may work with development proponents to
implement measures that support the implementation of the Town’s Community Energy
Strategy (CES) that is not otherwise possible through the traditional land use control process. For
example, a condition of development permit issuance may be to monitor and report on energy
usage and greenhouse gas emissions post construction, which would assist the Town’s overall
monitoring of its CES performance. Another option may be, through the implementation of
bonusing provisions, additional height and/or density may be permitted for development that
commits to implementing geothermal technology for heating, cooling, and/or energy systems.
Furthermore, through bonusing provisions, the Town may include policies in the Official Plan
that enables itself to collect cash in support of a providing a future district energy (DE) system
and require DE ready facilities within new development.

16 Unlike site plan control provisions in the Planning Act, O. Reg. 173/16 allows municipalities to request drawings
that address: matters relating to exterior design, including without limitation the character, scale, appearance and
design features of the proposed building, and its sustainable design, but only to the extent that it is a matter of
exterior design, if the official plan contains provisions relating to such matters, see Schedule 1 item 17 (2)(iv) of the
regulation. As such, the approval of those drawings allows the municipality to ensure its urban design and
sustainable development policies are being addressed through to the construction and post construction periods.

26

Planning Act Tools to Facilitate Development of Affordable Housing Town of Oakuville



4. Community Planning Permit System

459

Streamlined development application approval

As is noted in Section 4.4.1 above, under the CPPS, only one application approved by one
approval authority is required for a proponent to receive a development permit and then
proceed to request building permits and/or construction of buildings and structures. This results
in a more streamlined process than what is provided for in the traditional development control
process, which may result in faster approval of development applications when they are in
compliance with the CPP by-law.

4.6 Weaknesses

4.6.1

4.6.2

46.3

Requires administrative changes

Presently, the Town is setup to process planning applications using the traditional system. Once
the CPP by-law is in effect, changes to the AMANDA database, planning application forms, the
Town’s website, etc., will be required to account for the development permit application and
approval process.

Requires engagement on matters not traditionally discussed

When developing the CPPS enabling official plan policies and the provisions of the By-law,

consultation with Council and the public will need to address matters that are not typically

discussed, such as determining:

- the appropriate approval authority for development permits

- classes of development that require a permit

- criteria for issuing permits

- what uses should be permitted as of right and which ones should be discretionary (i.e.,
subject to criteria)

- what types of standards should be permitted a variation, and if so to what degree

- degree to which to pre-identify needed community benefits to support growth over the long
term, and

- degree to which to establish the relationship between the permission for additional
height/density in exchange for those community benefits.

This will require information level-setting to ensure that meaningful engagement occurs. It will

also require as cross-departmental research and analysis to identify and plan for end-to-end

implementation of the Official Plan vision to ensure that the resulting by-law provides the

necessary decision-making guidance from development approval to post construction. More

information regarding mandatory and optional policies and provisions is provided in Appendix 4.

Community Benefits Charges (CBC) cannot be collected within the CPPS area

The Town of Oakville has a Community Benefits Charge By-law in place. (Section 6 of this report
provides more details regarding the CBC.) This by-law requires high-density development (5
storeys or greater with 10 or more units) to pay a fee or provide in-kind community benefits as
described in the Town’s CBC strategy. The fee or in-kind benefit is capped at 4% of the
development’s land value, at the time of building permit issuance. The CPPS Regulation,
however, does not permit the CBC by-law to be implemented in an area that is subject to a
Community Planning Permit By-law.

As an alternative to the CBC by-law, the CPPS regulation permits a CPP by-law to “establish a
proportional relationship between the quantity or monetary value of facilities, services and
matters that may be required and the height or density of development that may be allowed” as
a condition of development permit. Furthermore, section 4 (4) of the regulation requires the
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conditions provided in the CPP by-law be: “of a type that is permitted by the official plan,
reasonable for and related to the appropriate use of land, and not conflict with federal and
provincial statutes and regulations” (Ontario Government, 2021). More about these provisions is
provided in Appendix 4 of this report.
When developing this “proportional” formula, the Town will need to consider current as of right
permissions and the current CBC by-law requirements, along with understanding the facilities,
services and matters needed within the CPPS area and how they are expected to be funded.
Work done in relation to the housing needs assessment and understanding development
viability will assist with determining what is appropriate within the specific CPPS area.

4.7 Summary

The Community Planning Permit System is a land use control system that provides a more streamlined
process than the traditional system, whereby a development proponent submits one application which is
approved by the assigned approval authority. Development permits are issued in conformity with the
CPP by-law. Decision makers are guided by the provisions of the by-law which include standards,
permission for variances from standards, criteria for decision making, and the ability to set conditions
that may apply prior to, during or after a development permit is issued. The approved development
permit is considered applicable law and building permits are issued in accordance with it.

The CPPS facilitates the provision of affordable housing by including Inclusionary Zoning provisions
and/or through the application of conditions of the development permit. In either case, agreements
regarding affordable units, their threshold affordable price/rent and affordability period, may be
registered on title, to ensure that the units remain affordable over the long-term.

Adoption of the CPP by-law requires enabling official plan policies. Prior to adoption of official plan
policies and the CPP by-law, the Town is required to hold an open house for public review and comment.
When the By-law is in effect, the public is notified of development permit applications in accordance
with notification requirements set out in the by-law.
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5.1 Whatisit?

A Community Improvement Plan provides municipalities with the opportunity to offer loans, grants,
and/or land to private development in order to incentivize them to provide matters that result in overall
community benefit. The preparation and adoption of a Community Improvement Plan is authorized
under Section 28 of the Planning Act. These Planning Act provisions are necessary because the
Municipal Act prohibits municipalities from providing direct or indirect financial assistance to the private
sector, unless authorized by a Community Improvement Plan.

Section 28 of the Planning Act defines community improvement as:
“the planning or replanning, design or redesign, resubdivision, clearance, development or
redevelopment, construction, reconstruction and rehabilitation, improvement of energy
efficiency, or any of them, of a community improvement project area, and the provision of such
residential, commercial, industrial, public, recreational, institutional, religious, charitable or other
uses, buildings, structures, works, improvements or facilities, or spaces therefor, as may be
appropriate or necessary” (Ontario Government, 2024).

As such the intent of adopting a Community Improvement Plan is to facilitate any or all of the matters
expressed in the above definition within a specified area, called a community improvement project area.
The Act requires that the community project area be established within a municipal by-law. By-law 2018-
098 was adopted by Town Council in 2018. It applies to all lands within the town (Town of Oakville,
2018).

Where the by-law and plan are in effect, a municipality may:
e Acquire, hold, and clear land to prepare it for community improvement;
e Construct, repair, rehabilitate, or improve buildings on land acquired or held by it, and
e Sell lease or otherwise dispose of such buildings or lands; or
e Make grants or loans to registered owners or tenants of lands and buildings within the project
area to pay for the whole or any part of eligible costs!” associated with the undertaking of
matters in support of the community improvement.

Per the definition of community project area, the Planning Act permits CIPs to be implemented
anywhere there is an environmental, social, or community economic development need that could be
addressed by such a plan. As such, CIPs have been used to revitalize downtowns and/or rehabilitate
brownfield sites in various locations across the province. In 2006, the Planning Act was updated to
specify that the CIP could be used to address energy efficiency and to explicitly permit the use of this
tool to facilitate the provision of affordable housing. As is noted in Appendix 6, many municipalities have
put in place CIPs to support the development of affordable housing, including the Town of Oakuville,
within its Brownfields Community Improvement Plan.

17 Eligible costs are defined as: costs related to environmental site assessment, environmental remediation,
development, redevelopment, construction and reconstruction of lands and buildings for rehabilitation purposes or
for the provision of energy efficient uses, buildings, structures, works, improvements or facilities, per section
28(7.1) of the Planning Act. (Ontario Government, 2024)
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5. Community Improvement Plan

5.2 How is it implemented?

A Community Improvement Plan is adopted using the same procedures that the Town would follow for
adopting an official plan. The Town must consult with the Ministry of Municipal Affairs and Housing
prior to adopting the Plan and its related project area by-law. Otherwise, as with any official plan
process, the Town must give notice of its intention to prepare the Plan, consult with the public, hold a
public meeting wherein information about the Plan and people’s views about the proposal are shared,
issue notice about its adoption and await a 20-day appeal period prior to the Plan and by-law coming
into full force and effect.

5.3 Whereis it currently in use?

More than 150 municipalities in Ontario, including the Town of Oakville, have implemented Community
Improvement Plans to address various community needs from brownfield land rehabilitation (as in
Oakville) to the promotion of matters such as: intensification, energy efficiency, mixed-use and
transit/bicycle oriented development, urban design and public realm/landscape improvements, business
attraction, office creation, development of infrastructure, accessibility, aging in place, and, of course,
provision of affordable housing. (Appendix 6 provides a listing of municipalities presently using CIPs in
support of a range of needed housing development.)

5.4 How does it facilitate affordable housing?

As noted in Appendix 6, many municipalities across Ontario have put in place Community Improvement
Plans that support the provision of affordable housing. These programs provide lands, grants, and/or
loans where development commits to providing affordable housing.

5.4.1 Lland

Provision of land, at below market value or at no cost, to construct new affordable housing results in a
decrease in overall cost of development. Programs that offer land generally depend on a request for
proposal (RFP) process wherein specific requirements for the land use are stated up front and the
municipality can enter into an agreement regarding the delivery and maintenance of the affordable
units.

5.4.2 Grants

Provision of grants to support a range of matters from feasibility studies to construction of affordable
units results in a decrease in overall cost of development and incentivizes a proponent to at least
investigate what can be done to provide affordable housing units. Grants can be offered in various forms
such as rebating of application fees, development charges, or the property tax increment associated with
the new property value after construction of new units.

5.4.3 Loans

Provision of loans, at municipal financing rates, assists with reducing new development and
construction, as well as renovation of existing units or conversion of non-residential development to
residential uses.

5.4.4 Forgivable Loans

Provision of forgivable loans in support of creation of additional residential units subject to the unit
being rented at or below affordable thresholds maintains the incentive to keep the units affordable over
a period of time.

The determination of how to design a program that will result in positive affordable housing outcomes
should be informed by a housing needs study in order to understand short- and long-term needs and
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how to optimize municipal resource (land or financial) to assist in reducing/eliminating housing need

gaps.

5.5 Strengths

551

5.5.2

5.5.3

Agreements on title

Pursuant to s. 28(11) of the Planning Act, successful applicants of municipal CIP incentives, may
be required to enter into agreements with the municipality which are then registered on title.
This ensures that any such incentive that is granted to the applicant can be transferred to a
subsequent owner and in turn any condition of the incentive provided is similarly imposed onto
subsequent property owner(s). In the case of using a CIP to create or improve affordable housing
units, similar to an IZ unit, such an agreement could include maximum threshold amounts with
respect to the rental or sale of an affordable home over an affordability period, for example.

Spin-off benefits

Where a CIP is successfully implemented, the community benefit provided by the CIP often
results in spin-off benefits. For example, in the case of affordable housing, there are significant
social benefits to providing reliable and sustainable shelter. According to a 2014 study prepared
by the Mental Health Commission of Canada, for every $10 invested in supportive housing, there
is an average savings of $21.72 in relation to healthcare and law enforcement that would
otherwise be spent in relation to unhoused persons (Paula Goering, 2014). This also increases
the overall sense of safety experienced by all persons in the community and ensures that places
(i.e., parks) that are not encumbered by temporary shelter (i.e., tent encampments) and
continue to be available to all members of the community.

Increased property assessment over the long-term

With the provision of additional housing and/or improved community amenities/services,
overtime the municipality will receive increases in property tax assessment not only from the
undeveloped/underdeveloped lands upon which the benefit is located but also from the
surrounding area that receives the spin-off benefit of the community improvement. As such cost
associated with the program may be recouped and collected over the long term to support
continued community improvement and overall well-being.

5.6 Weaknesses

5.6.1

Municipal financial commitment

The municipal financial commitment to a CIP program needs to be sufficient to incentivize the
provision of the desired community improvements. Depending on the program(s) implemented
and the cost of the incentive, the resources required to implement the program will be in
addition to the municipality’s regular capital and operating budgets during the implementation
period of the CIP. Each type of program will result in a cost to the municipality. By making
municipal surplus lands available at prices that are below market value, there is a revenue loss to
the municipality. By issuing loans, the municipality is incurring short term debt and taking on a
certain level of risk in the event that payments are defaulted. By issuing grants, the municipality
is forgoing fees/taxes that it could otherwise collect.
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5.6.2 Limited range of program(s)
Depending on the type of incentive, the municipality may have limited land or funds to support
program delivery; and therefore, with limited opportunity to implement a program(s) the long-
term and expected spinoff benefits may not be realized.

5.6.3 Poor uptake of/interest in program(s)
Poorly designed and/or poorly promoted programs merely result in a plan with no execution.
Careful consideration needs to be given to ensure that incentives provide project viability for the
proponent and desired outcomes are achieved.!® This requires: clear articulation of program
goals, early and proper data collection and analysis, stakeholder consultation, and targeted
program promotion. Furthermore, once implemented it is important to monitor the program to
ensure its objectives are being met and to make adjustments as needed to improve its
execution.

5.7 Summary

The Community Improvement Plan is a tool that enables the Town to provide loans, grants and/or land
to incentivize the private sector to undertake matters within their development that result in an overall
community benefit. Many municipalities across Ontario have adopted CIPs that include programs to
incentivize the provision of affordable housing. Where a proponent agrees to provide affordable
housing units, these agreements may be registered on title and include provisions such as threshold
affordable price/rent and minimum affordability period. Overtime, the costs associated with the
implementation of a CIP may be recovered through increased tax assessment, spin-off benefits, and cost
savings where the demand for other services or matters have been reduced due to the benefits
provided.

18 As an example, the City of Toronto initiated a lane-way homes incentive program in 2019 “Affordable Laneway
Suites Pilot” that provides forgivable loans of up to $50,000 in exchange for a 15-year commitment to keep the rent
below the city’s average market rent. Of the 166 completed laneway homes since 2018 (when zoning was updated
to permit them as of right), only 12 applicants participated in the program. The program was discontinued in 2022,
when Provincial funding to support it was depleted (Leon, 2024).
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6.1 Whatisit?

The Community Benefits Charge is a financial tool that the Town presently is utilizing to implement
certain public projects. The Community Benefits Charge was introduced to the Planning Act through Bill
109, the More Homes, More Choice Act, 2019, and then amended via Bill 197, COVID-19 Economic
Recovery Act, 2020. These changes to the Planning Act replaced Section 37 Bonussing provisions
(wherein municipalities negotiated community benefits in exchange for height and/or density of
development) with the authority for a municipality to pass a by-law that charges a fee to certain types of
development, which then funds public facilities, services and matters that provide community benefits
for the municipality overall. This tool helps municipalities fund capital costs of public services associated
with new high-density growth, including parkland, if those costs are not already recovered from
development charges or parkland dedication in accordance with the Planning Act (Ministry of Municipal
Affairs and Housing, 2022).

6.2 Howis it implemented?

Prior to adopting the by-law, the municipality is required to prepare a Community Benefits Charge
Strategy in accordance with directions provided in Ontario Regulation 509/20. The Strategy is intended
to identify facilities, services and matters that are proposed to be funded by collected fees. The Strategy
is also intended to determine the upset limit that could be charged, to a maximum of 4% of the
development applications’ land value, prior to building permit issuance.

The Act requires that the municipality consult with persons and public bodies the municipality deems
appropriate regarding the Strategy and that the municipality give notice of the passing of the by-law
(within 20-days of its passing) in accordance with the associated regulation. After passing the by-law and
the required 40-days from its passing appeal period, the by-law comes into force.

In 2022, the Town of Oakville completed a Community Benefits Strategy and adopted a Community
Benefits Charge By-law (By-law 2022-069) which authorizes the Town to collect CBC fees. This By-law is in
effect.

6.3 How does it facilitate affordable housing?

6.3.1 Provides Funding in Support of Affordable Housing Programs and Actual Affordable
Housing Units
Affordable housing is an eligible facility, service or matter, to which the CBC fee could be directed. For
Single Tier municipalities that are Housing Service Managers, this means that CBC funds can be directed
to any affordable housing development the municipality is undertaking. In the case of a Lower Tier
municipality, such as Oakville, who is not directly responsible for the construction of affordable housing,
the fee could be directed towards the implementation of a Community Improvement Plan that provides
programs such as grants or loans to support the development of affordable housing.

The current Town of Oakville CBC Strategy does not include affordable housing as an eligible cost, as
such if the Town wished to direct collected fees towards this initiative, it would have to amend the
Strategy.’® While a CBC by-law is subject to appeal, the Strategy is not.

1% For more details regarding the Town’s CBC strategy and by-law, see: Community Benefits Charge (oakville.ca)
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6. Community Benefits Charge

6.4 Strengths

6.4.1

6.4.2

6.4.3

6.4.4

Levels the “playing field”
The CBC charge provides a level playing field for all development that meets the eligibility
criteria and is a charge that many municipalities across the province have opted to implement.

Transparency

The collection and dispersal of fees is undertaken in a transparent manner. The fees collected are
placed in a reserve fund and are allocated to predetermined projects during capital budget
exercises, in accordance with the CBC Strategy. The predetermination of eligible projects is
undertaken through public consultation.

Targeted

Fees are only charged to larger scale developments of 5-storeys or greater and with 10 or more
residential units. As such, lower scale developments that are likely not able to incur the
additional fee are not impacted by this charge.

Option for “in-kind” benefits

Development proponents have the option to provide the benefit “in kind” meaning that a
development proponent may provide the affordable housing unit(s) outright in lieu of paying the
fee if affordable housing is identified in the CBC strategy as an eligible cost. Any agreement
regarding in-kind contributions may be registered on-title and enforced against current and
subsequent owners of the property.

6.5 Weaknesses

6.5.1

6.5.2

6.5.3

Appealable to the Ontario Land Tribunal

The CBC by-law is subject to appeal to the Ontario Land Tribunal, as of January 5, 2024, there are
seven by-laws at the Tribunal.?® A municipality may collect the required fee while the By-law is
under appeal, however, should the appellant(s) be successful and the fee is reduced or the By-
law is repealed by the OLT, then the municipality is required to refund a portion or all of the fee.

Revenue from charge is insufficient to implement Strategy

The current fees projected to be collected are insufficient to cover the full cost of eligible
facilities, services, and matters, let alone any new ones to be added to the strategy. Given the 4%
cap of land value, the total fees anticipated to be collected by the Town of Oakville over the next
10 years is approximately $11,722,440, whereas the current list of eligible costs is estimated to
be $14,423,100.

Disincentive for desired level of development density/height

The fees are collected from a limited number of developments. Unlike a Development Charge
By-law wherein all forms of development are subject to a fee, as noted above, only development
that is greater than 4 storeys and more than 9 residential units are required to pay it. The fee
may then result in a disincentive for more dense development in areas where it is desirable and

20 CBC by-laws under appeal according to a data search on the Ontario Land Tribunal webpage, as of January 2024:
Aurora OLT-22-004781, Innisfil OLT-23-000749, Ottawa OLT-22-004640, Markham OLT-22-004424, Mississauga OLT-
22-004386, Richmond Hill OLT-22-004443, Toronto OLT-22-004657
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6. Community Benefits Charge

as such other Town'’s objectives related to the desire for more transit supportive development
may be inadvertently undermined by the imposition of the fee.

6.5.4 Land appraisals may be disputed
Since the charge is based on a percentage of land value, the proponent and/or municipality are
required to undertake an appraisal of the land prior to issuance of a building permit. This
requires resources to be allocated to undertake such appraisals and creates a lack of uncertainty
regarding anticipated fees to be collected and the additional cost associated with development
that would otherwise be considered in the preparation of a development pro forma.

6.6 Summary

The use of a Community Benefits Charge By-law, if supported by a CBC Strategy that includes programs
to support the provision of affordable housing, can be a means to allocate collected CBC fees towards
affordable housing programs such as a Community Improvement Plan. Furthermore, in lieu of paying the
CBC charge, a proponent may provide affordable housing units within the development project.
Presently, the Town of Oakville has an in-effect CBC By-law, however the Strategy does not identify any
affordable housing programs as a CBC eligible project.
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7 Discussion Regarding Planning Act Tools

This White Paper identifies four tools authorized by the Planning Act that a municipality can implement
to facilitate the development of affordable housing, among other matters. The tools can work
independently or in combination with each other. This section of the report identifies opportunities and
challenges of using these tools from the perspective of the Town of Oakville.

Table 2 provides an overview of the tools in terms of the type of tool, what outcomes of the housing
strategy it can support, where the tool can be applied, the role of Council, the Minister of Municipal
Affairs and Housing and the public have in relation to the tool, the tool’s relationship with the Town'’s
Official Plan, the tool’s community building function, the ability to impose conditions and register
agreements related to the tool (and ultimately for the provision of affordable housing) on title, and
appeal rights related to the initiation of the tool. The table also provides information regarding private
applications, the role of the public in relation to those, and rights of appeal.

Table 2 Summary of Planning Act Tools

Type of
Control

Housing
Strategy

Outcomes?!

Area of
Application

Role of Council

Role of Public

Role of
Minister

1Z

Land Use

 Affordable
* Increase choice

PMTSA only

Approve IZ policy
and Pass By-law

To be consulted

May appeal
OP/By-law

CPPS

Land Use

All 5

anywhere

Approve CPPS
policy and Pass
By-law

To be consulted
(May appeal By-
law??)

May appeal
OP/By-law or
order CPPS?

Incentive

e Affordable
* Choice

anywhere

Approve CIP and
Pass Project Area
by-law

To be consulted
(May appeal By-
law)

Reviews draft
Plan/By-law
May appeal
Plan/By-law

Fee

e Affordable
* Choice

anywhere

Pass CBC by-law

To be consulted
(May appeal By-
law)

May appeal
By-law

21 The Housing Strategy outcomes are: increased housing supply; improved affordability, enhanced housing choice,
accelerated housing delivery, and development of complete communities. (Town of Oakville, 2023)

22 As a result of Bill 185, only “specified persons,” registered landowners within the area of the by-law, and public
bodies, may appeal the by-law, along with the Minister or the Approval Authority.
23 Section 70.2.2 of the Planning Act authorizes the Minister of Municipal Affairs and Housing to, by order, require a
municipality to adopt a development permit system by-law. Once the municipality adopts the by-law, it is not
subject to appeal, except by the Minister, as per O. Reg. 173/16s. 4 (1.1) and (1.2).
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Conform with
oP

Community
Building
function

Conditions

Agreements
Registered on
Title

Appeal Rights
related to Tool
Initiation

Approval
Authority for
application

Public
Consultation
for application

Appeal Rights
re: application

Required

Tool is specific to
affordable
housing

* % of affordable
units

* S of affordable
units

 Affordability
period

Yes

None, except
Minister

n/a

Required

n/a

Required

Provisions in the
CPP by-law
address all
policies of the OP,
including setting
community
building
standards, criteria
and conditions.

Yes

* Specified
Person,
Registered Land
Owner, or Public
Body(Limited)?*

* Minister

Council/Cmtee/
Staff

Required

Applicant only
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Required

CIP may
incentivize all
matters deemed
necessary to
address
environmental,
social, and/or
economic needs
within the project
area.

Any

Yes

* Person
* Public Body
* Minister

Council/Cmtee/
Staff

None

None

n/a

Funds collected
may be used
towards any
facility, service or
matter that is
identified within
the CBC strategy.

* Fee or in-kind
contribution

* Max 4% of land
value

Yes, only where
in-kind
contribution is
proposed

* Person
* Public Body

n/a

n/a

n/a
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7. Discussion Regarding Planning Act Tools

7.1 Opportunities:

7.1.1 Federal and Provincial Funding

In response to the housing crisis declared by both the Federal and Provincial governments and initiatives
they have undertaken, the Town of Oakville Council has made housing pledges to facilitate 3,300 housing
permits per year over the next three and an average of at least 2,700 housing starts over the next ten
years, respectively.?®

Should the Town be successful in fulfilling its Provincial pledge, then over the next three years, it is
eligible to receive approximately $26M, with approximately an additional $238M in development
charges from the projected housing units.?® Collectively, these funds would cover 36% of capital costs
identified in the Town’s recently approved budget for the 2023-2026 period.?”’” Funds received can be
directed to programs and resources that facilitate the construction of affordable housing. For example,
some of the funds could be used to support the implementation of a Community Improvement Plan
wherein grants are provided to development proponents that commit to providing all or a portion of
new housing units at an affordable price/rent threshold for a period of time.

In recognition of the Town’s 1,941 housing unit starts in 2023; in November 2024, the Province awarded
the Town $7.1 million through the Building Faster Fund (Town of Oakville, 2024). Furthermore, according
to the Ministry’s Housing Tracker, as of year end 2024, the Town of Oakville has achieved 7,603 housing
starts. In 2024, there were 3,679 starts (which is 134% of the 2,750 target for 2024). As such, additional
funds are expected in recognition of this achievement.

7.1.2  Planning Act Changes

Over the last five years, there have been many changes to the Planning Act through numerous initiatives
aimed at the provision of affordable housing, increasing housing supply, empowering local Councils, and
delegating administrative matters to staff. Collectively, these changes when implemented contribute
positively to the overall planning process and have the potential to support the provision of affordable
housing specifically. To date, the Town has implemented many of these changes through updates to the
Official Plan and town by-laws, such as the delegation of approval of minor zoning by-law matters, such
as: removal of hold, temporary use, and minor housekeeping changes. While some of the Provincial
changes, such as the permission for up to three units per single-detached, semi-detached or townhouse
unit, occurred automatically.

Changes identified in this report relate to the reduction/limitation of appeal rights in order to address
matters of provincial interest that include: provision of affordable housing and orderly development, and
efficient/timely decision making; new planning tools such as Inclusionary Zoning and the Community
Benefits Charge, , and introduction of Protected Major Transit Station Areas. Section 3 provides
information regarding Inclusionary Zoning, and Section 6 provides information regarding the Community
Benefits Charge; as such, the following provides more information regarding Protected Major Transit
Station Areas (PMTSA) and official plan, zoning/CPP by-law appeal rights related to specific matters.

7.1.2.1 PMTSA Designation
The Planning Act defines a PMTSA as areas that surround and include an existing or planned higher
order transit station or stop. Higher order transit is defined as transit that operates in whole or in part in

25 As of May 2024, the Town is no longer participating in the HAF program. (Rana, Uday, 2024)

% The funding from the Provincial government is measured annually, and based on achieving at least 80% of the
annual housing starts pledged.

27 Capital budget estimates are provided in the Town of Oakville 2024 — 2033 Capital Projects, per the Adopted
2024 Budget and Business Plans
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7. Discussion Regarding Planning Act Tools

a dedicated right of way, including heavy rail, light-rail, and buses. The benefits of delineating areas as
PMTSA are two-fold:
1. There is greater development certainty within the PMTSA area given that:
a. the approval of Council adopted policies related to height and density, and the
delineation of the PMTSA boundary are not subject to appeal,
b. Council’s passing of by-laws that include provisions related to permitted uses, height
and density and the delineation of the PMTSA boundary are not subject to appeal, and
c. Requests for amendments to certain policies related to the Protected Major Transit
Station Area are only permitted if Council resolves to permit the request for its
consideration; and
2. Council may apply Inclusionary Zoning within the PMTSA area.

Halton Region has presently identified two PMTSAs in Oakville (Midtown Oakville and Bronte GO). As of
July 1, 2024, the Halton Region Official Plan is deemed to be the Official Plan for the Town of Oakville. As
such, through amendments to the Town'’s official plan, the Town may be able to identify other areas
designated node or corridor on the Livable Oakville Schedule A1l Urban Structure, where they align with
priority transit corridors identified on Map 3 of the Regional Official Plan as Priority Transit Corridor. In
so doing, the Town will be able to apply Inclusionary Zoning policies in more areas than the current ROP
provides for, and certain decisions regarding development approval are sheltered from appeal (see
PMTSA references below).

7.1.2.2  Appeal Rights
Many Planning Act decisions can go through up to three decision makers where decisions are made and
then reversed or changed from the original decision maker (i.e., local Council). The second and third
decision making process creates uncertainty and can significantly extend approval times and add
extraordinary costs associated with development projects, particularly if the matter is before the
Ontario Land Tribunal. To avoid these lengthy and expensive processes while addressing matters of
provincial interest, the Planning Act limits the ability to either appeal a decision or to even make a
private application to amend certain in effect policies or by-laws. These provisions in the Planning Act
empower Council to make decisions and ensure that they will be implemented in a timely manner.

These “protected” decisions are noted in Table 3 with comments.

Table 3 Overview of Protected Council Decisions

Additional Residential Unit Only Minister may appeal. The permission for additional
(ARU) policy and provisions (per residential units is expected to
s.17(24.1 and 36.1) and 34 create more rental housing,
(19.1), housing that is more affordable,

and also to increase the
affordability of existing housing,
by having an opportunity to
receive income be making
underutilized space available to
tenants. Furthermore, through
a Plan of Condominium each of
the units could also become
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ownership units with common
elements.

Inclusionary Zoning (1Z) policies
and provisions (per s. 17(24.1.2
and 36.1.2) and 34(19.3)),

Only Minister may appeal.

This tool is specifically intended
to create and maintain
affordable housing units.
Removing appeal rights ensures
its timely implementation.

PMTSA boundary, minimum
and maximum height and
density (pers. 17 (36.1.4)* and
if passed before the one-year
anniversary of the PMTSA OPA
coming into effect, boundary,
permitted uses, minimum and
maximum height and density
for implementing Zoning (per s.
34 (19.5-19.9))

Only Minister may appeal.
Zoning provisions are protected
from appeal only when passed
within one year of the approval
of OP policies.

Note: Height maximum is
subject to appeal if minimum
density cannot be achieved
within the height maximum (per
s.34(19.7))

Protection from appeal rights
and assigning a one-year time
frame for pre-zoning ensures
timely implementation of
transit supportive PMTSA
policies and provisions.

Privately initiated matters

Proposal to change/revoke
policies that authorize ARUs
(per 22 (7.1 and 7.2(c)))®

No appeal of a non-decision or
refusal related to a private OPA
application.

This provision allows Council to
focus only on amendments that
it deems appropriate in relation
to the permission of ARUs.

Proposal to change/repeal 1Z
provisions (per 34 (11.0.6))

No appeal of a non-decision or
refusal related to a private re-
zoning application.

This provision allows Council to
focus only on amendments that
it deems appropriate in relation
to IZ provisions that conform
with the Official Plan.

Proposal to amend CPPS OP
Policies or a CPP by-law within
5-years of the CPP by-law
coming into effect.

Request for an amendment is
prohibited, unless Council
declares by resolution that the
request is permitted (per O.
Reg. 173/16s.17)

The 5-year moratorium on
amendments to the OP policies
and/or by-law does not
preclude Council from initiating
amendments to the by-law, the
moratorium however provides
time to test the efficacy and
implementation of the by-law.

Proposal to amend policies
related to PMTSA.

Request for an amendment to
certain policies implementing

The prohibition from making
applications to amend certain

28 PMTSA official plan policies are required to be approved by the Approval Authority, exemption from approval is
not permitted by the Planning Act in accordance with s. 16 (18) of the Planning Act.
29 Section 35.1 of the Planning Act removes the authority for Council to pass a by-law that would:

e prohibit the permission for up to 3 units on a lot with a single-detached, semi-detached, or town-

house unit,

e Require more than one parking space associated with each of the three permitted units, and/or
e Regulates the minimum floor area of a unit.
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the Planning Act PMTSA policies related to PMTSAs,
provisions is prohibited, unless | while limited, is intended to
Council resolves to permit the uphold comprehensive planning
request. (pers. 22 (2.1.3)). within the PMTSA.

7.1.3  Midtown Oakville Program

In February 2025, Town Council adopted Official Plan Amendment 70 which updates Midtown Oakville
Official Plan policies and schedules. Midtown Oakville is a Protected Major Transit Station Area. The
official plan update is supported by years of consultation and analysis, including a transportation
Environmental Assessment. Midtown Oakville provides an opportunity for the Town to pilot the use of
both the CPPS and IZ Planning Act tools.

While drafting the Official Plan Amendment, policies were crafted to facilitate the use of a Community
Planning Permit System by identifying criteria and conditions regarding permitted uses and possible
development standards within all or a portion of this PMTSA.. With the OPA adopted, the Town is now
developing the implementing CPP by-law, which may include or be supported by inclusionary zoning by-
law provisions. In the case of the IZ provisions, enabling foundational official plan policies will need to be
adopted in advance the Midtown Oakville CPP by-law.

7.1.4 Comprehensive Zoning By-law Review

The Town of Oakville adopted its comprehensive zoning by-law in 2014 which conforms to the 2009
Livable Oakville Official Plan. As the Town continues to update the Official Plan to conform with the
Halton Region Official Plan and Provincial Plans, updates to the zoning by-laws may also be required.
Similar to Midtown Oakville, this may be an opportune time for the Town to consider converting the
zoning by-laws and any amendments to them into a Community Planning Permit By-law and thereby
tapping into existing resources and planned consultation to undertake this work.

7.1.5 Halton Region Support for Affordable Housing CIPs and Existing Community Improvement
Plan
The Town is presently implementing a CIP (Brownfields) and can leverage lessons learned from its
experience with it to develop a CIP that incentivizes affordable housing. Furthermore, the Planning Act
authorizes regional municipalities to participate in local CIP programs. Halton Region has prepared
guidelines regarding such participation which indicate that the Region would consider participating in
programs that among other matters encourage and create assisted, affordable and special needs
housing (Halton Region, 2016). In that regard, the guideline indicates that per the policies of the ROP,
the Region would consider providing financial incentives in the form of grants, property tax reductions,
and infrastructure improvements. With respect to CIPs, the guideline proposes that the Region consider
participation on an application-by-application basis, and that the financial contribution is capped at
$50,000 per application.

7.1.6 Existing Community Benefits Charge (CBC) Strategy and By-law

The Town prepared a CBC Strategy and By-law in 2023. The Strategy informed the preparation of the
By-law and guides the utilization of funds received. The Strategy could be updated to include affordable
housing projects as an eligible project and as such the fees received can be allocated to those projects.
Additionally, a development proponent may choose to provide “in-kind” affordable units (registered on
title) rather than pay the CBC fee.
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7.2 Challenges

7.2.1 Housing Targets

The Town’s housing target pledge to Provincial government is tied to “housing starts”. The target noted
above exceeds building permit estimates that were identified in the 2022 Development Charges
Background study, which had estimated approximately 2,000 new housing unit permits annually
between 2022 and 2025, and 1,700 new housing units annually between 2026 and 2030 (Watson &
Associates Ltd., 2022).

A “housing start” is different from a “building permit.” Typically, a building permit is issued when the
development proponent is getting ready to start construction, however the actual “start” may be months
or years after the building permit is issued, depending on the nature of the project. Large development
projects will require more time to secure construction financing, assemble materials and construction
workers, than smaller projects.

The challenge for Oakville is that it is among many municipalities in Ontario and Canada that have made
these aggressive housing pledges. In the Greater Golden Horseshoe alone, there are 49 municipalities
that have made a housing pledge to the Ontario government. Meanwhile, the development community,
while supportive of the governments’ efforts to remove barriers to housing development, are concerned
about the risk (e.g., financial, access to workers, and construction material) involved in starting new
development projects and are not sufficiently motivated to meet the governments’ targets.

As such, to meet the “housing start” target in the near term, the Town’s focus needs to be on ensuring
that construction starts are occurring for approved and nearly approved building permits, and that
planning and building permit approvals are occurring in a timely manner to address the medium and
longer-term housing pledge. Consideration needs to be given to methods that set Oakville apart from
other communities in order to convince builders to prioritize their Oakville housing construction
projects. For the near term, this means ensuring the timing of public infrastructure is aligned with the
development projects, actively working with proponents that have approved building permits to
determine what their construction needs are and facilitating, where it is the Town’s power to do so, the
provision of those resources.

Meanwhile, putting in place a Community Planning Permit System could address medium- and long-term
facilitation of projects by providing a more streamlined, one application one approval, planning process
for new development projects.

7.2.2  Multiple Priorities with Limited Resources

The Town of Oakville has identified multiple priorities to satisfy itself, as well as higher orders of
government, with its ability to accommodate an increased and faster supply of housing. Managing to
implement these priorities in a timely manner requires a high-level of coordination, delegation of
responsibility as appropriate, and efficient use of resources (time, staff and budget).

To create overall efficiencies in following through with town initiatives and to minimize public
consultation fatigue, a comprehensive work-plan needs to be prepared. The workplan should identify key
milestones and project alignments along with a clear reporting structure. This may result in reallocation
of budgets and re-prioritization of projects to ensure that desired outcomes with respect to provision of
affordable housing and receipt of Federal and Provincial funds, among other matters, are achieved.

7.2.3 Trail-Blazing and Logistics
The CPPS, 1Z, and CBC are new and/or rarely used tools. As such, the Town does not have a lot of
precedents to work with in terms of developing and implementing these tools. While this is an
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opportunity for the Town to be innovative with these tools, there are risks involved in doing so. These
risks could be substantial in that matters that are subject to appeal do get appealed and thereby forestall
implementation or that the development community chooses not to engage with these new tools and
looks to develop in other parts of the town or outside of the town all together. Another risk may be that
internal processes and procedures are not properly set-up to address these new tools and as such
initiatives that are intended to streamline or fast-track development inadvertently slow down approval
processes.

To mitigate these risks, it is important to engage early with the development community and with staff to
discuss these risks and trouble-shoot to avoid them. Another means of mitigation is to understand that
changes and fine-tuning may occur after the initiation of the tool to address unforeseen negative
impacts. Furthermore, as is noted in Appendix 3, 5, and 6, the Town can engage with other communities
that may be further ahead using these tools to learn from their experience. Furthermore, the Town’s IT
and GIS services, including recent exercises to improve development application processing, are well set
up to contribute to necessary data analysis and adjust systems to accommodate new tools.

For best results, consultation with stakeholders, and the community at large will require some level-
setting to ensure that before discussions occur regarding the substance of the tool, everyone
understands the purpose of the tool, and when, why and how it used, as is presented in this report.
Accordingly, a comprehensive consultation plan should be prepared in lockstep with the overall
milestone work-plan noted above.

7.3 Use of Tools

As is noted in Sections 3 to 6 of this report, all four tools provide means for the Town to facilitate the
provision of affordable housing. Figure 6 illustrates a series of options regarding initiatives the Town
could undertake where one, two or three new initiatives could be undertaken. Table 4 provides
commentary on each of the options presented.

Implementation Options to consider

Options

Q

=

=

.

=

£

3

[

=z

CIP
(brownfields (brownfields (brownfields (brownfields (brownfields (brownfields (brownfields (brownfields
only) only) only) only) only) only) only) only)

(=]

c

E - - - - e byillaw does oot appry i Byj,aw P

A

- NOTE: CBC strategy could be revised to include affordable housing as an eligible “facility, service, matter”

Traditional || Traditional || Traditional || Traditional CPPS By-law replaces traditional system
System System System System
0 new +1 new +1 new +2 new +3 new +2 new +2 new +1 new
initiative initiative initiative initiatives initiatives initiatives initiatives initiatives
Figure 6 Implementation Options to Consider
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Table 4 Summary of Implementation Options

0 Do nothing, The current system includes the Brownfields CIP, which incentivizes
continue to use affordable housing within contaminated land sites. The Town could
current land use increase its promotion of this CIP program; however, this is not likely to
control system. result in new housing starts or permits in the near term.

Outside of the CIP program, the current system has no means to
require affordable housing units, let alone ensure that they remain
affordable over a period of time.

1 Adopt a CIP that The CIP can address a range of affordable housing initiatives, such as
incentivizes supporting conversion of singe-unit homes into multi-unit homes,
affordable improving existing rental housing stock, increasing new rental housing
housing. and/or increasing affordable ownership supply, using grants, loans,

and/or municipally owned lands. This tool may be especially effective
to address projects that are at the building permit stage to address
short term housing supply targets. Agreements regarding affordable
units may be registered on title to ensure they stay affordable per the

agreement.
2 Adopt Inclusionary | Subject to exemptions provided in O. Reg. 232/18, this tool ensures
Zoning policies and | that a certain proportion of residential units are affordable over a set
By-law period of time, within Protected Major Transit Station Areas (PMTSA)

only. The tool is not subject to appeal. To implement the tool
however, the municipality must first undertake a Needs Assessment to
ensure that policies and provisions of the OP and By-law address
housing needs in a manner that is viable for development. This tool is
required to be complemented by municipal incentives, these
incentives may be an increase in density from what current zoning
permits and/or be in the form of fee exemptions or deferrals. 1Z units
are registered on title to ensure they remain affordable during the
affordability period.

3 Adopt IZ and CIP See option 1 and 2 comments. Adopting the CIP addresses the
requirement for incentives to complement I1Z implementation. The CIP
can be applied to lands both within and outside of the PMTSA. IZ units
are registered on title to ensure they remain affordable during the
affordability period. Agreements regarding affordable units may be
registered on title to ensure they stay affordable per the agreement.

4 Adopt IZ, CIP and a | See option 3 comments. The CPPS replaces the Town'’s current zoning
Community by-law. Using CPPS bonusing provisions, additional affordable housing
Planning Permit units may be negotiated, beyond what is required via 1Z. CPPS
System provisions can deliver other community benefits including sustainable

development measures, additional public realm elements, and more
control regarding urban design. Agreements regarding affordable units
may be registered on title to ensure they stay affordable per the
agreement.

This stacking of initiatives would maximize the benefits each initiative
provides. Undertaking them concurrently provides efficiencies with
respect to consultation and resources.
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5

Adopt CPPS and
cip

See option 1 comment. The CPPS replaces the Town’s current zoning
by-law. Using CPPS bonusing provisions, affordable housing units may
be negotiated. CPPS provisions can deliver other community benefits
including sustainable development measures, additional public realm
elements, and more control regarding urban design. Agreements
regarding affordable units may be registered on title to ensure they
stay affordable per the agreement.

Adopt CPPS and I1Z

See option 2 comment. The CPPS replaces the Town’s current zoning
by-law. Using CPPS bonusing provisions, additional affordable housing
units may be negotiated, beyond what is required via I1Z. CPPS
provisions can deliver other community benefits including sustainable
development measures, additional public realm elements, and more
control regarding urban design. Agreements regarding affordable units
may be registered on title to ensure they stay affordable per the
agreement.

Adopt CPPS

The CPPS replaces the Town’s current zoning by-law. Using CPPS
bonusing provisions, affordable housing units may be negotiated. CPPS
provisions can deliver other community benefits including sustainable
development measures, additional public realm elements, and more
control regarding urban design. Agreements regarding affordable units
may be registered on title to ensure they stay affordable per the
agreement.

Implementation of any of the selected options, generally requires an eight-milestone process involving
research, consultation and statutory processes, as illustrated in figure 7. Depending on the option
selected, the timing to arrive at statutory process is approximately 33 to 48 weeks.

Implementation Key Steps

‘ Consultation
*6-12 weeks
Research &

Education

*9-12 weeks

‘ materials
Consultation *4-6 weeks
" *4.5 weeks
Drafting of

materials

‘ Implementation
‘ Adoption and
Approval
Statutory

Consultation
Propose *4-6 weeks

*6-7 weeks

Timing to adoption/approval may range from 33 to 48 weeks for each initiative.
Running initiatives concurrently will allow for time and resource efficiencies.

Figure 7 Implementation Key Steps
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In accordance with the Town’s Public Engagement Guide, the following consultation approach is
recommended:

1. Educate
¢ on tool/tools, via Council education session/meeting and White Paper
2. Consult
* on objectives and key matters associated with initiative, via workshop/stakeholder
meetings
3. Involve

* solicit feedback on proposed approaches to address objective/key matters, via
stakeholder meetings
4. Collaborate
* solicit concurrence for proposed approach, via workshop(s)
5. Inform
* inform about proposed approach, via issuance of draft OPA/By-law/Plan per statutory
process, and Open House
6. Involve
* seek final comments prior to Council decision making, via Statutory Council Meeting

Through the comprehensive engagement plan, a thorough list of stakeholders should be developed, this
list would include:
*  Council
* Public
* Stakeholders
o Development Industry
o Finance and Business Industry
o Housing providers
o Special Interest Groups
o Colleges
o Utility and Transit Authorities
*  Approval Authority

The consultation plan should look for opportunities to streamline consultation where common matters
can be discussed in a single session, rather than address each tool through a separate engagement
session.

Table 5 provides an overview of milestone steps, along with research and consultation matters that need
to be considered for each option. As is illustrated in the table, there is a lot of overlap from one tool to
the other in terms these milestones.

Table 5 Implementation Milestones

OPTIONS
1 2 3 4 5 6 7
CIp 1Z IZ& | CPPSIZ | CPPS | CPPS | CPPS
CIP &CIP | &I1Z | &CIP
X X X X X X X

Milestone | Major Task
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OPTIONS
. . 1 2 3 4 5 6 7
Milestone | Major Task CIP | IZ | 1Z& | CPPSIZ | CPPS | CPPS | CPPS
CIP & CIP &I1Z | &CIP
X X X X X X X
X X X X
X X X X X
Consult Consultation — Educate X X X X X X X
X X X X
Consult General X X X X X X X
Approval Authority X X X X
Extent of PMTSA(s) X X X X
Extent of CPPS area X X X X
Extent of CIP area X X X
Housing Affordability X X X X X X
needs/challenges
Housing Project X X X X X X
Viability
Criteria X X X X X X
Conditions X X X X X X X
Other Community
Benefits®? X X X X X X
Incentive programs
X X X X X
Draft Draft CPPS OP policies X X X X
Material Draft 1Z OP policies X X X X
Draft CIP Background X X X X
Study
Consult Consultation — Involve X X X X X X X
Draft Draft CPP by-law X X X
Material Draft 1Z by-law X X X X
Draft CIP Plan X X X X
Consult Consultation — X X X X X X X
Collaborate
Open House X X X X X X X

30 The Housing Needs Assessment is already contemplated in the Town’s Housing Strategy and is a requirement of
the Canada Community Building Fund (Government of Canada, 2024) and the newly announced Canada Public
Transit Fund (Ministry of Housing, Infrastructure and Communities Canada, 2024).

31 The municipal land inventory is already contemplated in the Housing Strategy.

32 Since all tools can be designed to provide affordable housing, this is meant to address all other types of
community benefits, i.e. public realm, urban design, community amenities, active transportation facilities, etc.
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Consultation — Sharing
Information
Public Meeting
Consultation — Involve X X X X X X X
X X X X X X
X X X X X X
X X X X
X X X X
X X X X X X

7.4 Discussion

This section of the report identifies opportunities and challenges the Town is presently experiencing and
also identifies at a high-level how the Planning Act Tools presented in this report can be implemented
independently of each-other or in combination with each-other. There are efficiencies that can be
realized when the tools are stacked and undertaken concurrently, however, to do so will require a re-
prioritization of projects and reallocation of resources.

It is not realistic to expect that these Planning Tools will directly result in housing starts within the next
two years in order to meet Provincial housing targets. These tools, however, if implemented do
demonstrate the Town’s commitment to increasing the supply of housing, and more importantly,
tempering the housing market and effectively increasing the supply of affordable housing over the long
term. Should the Town achieve its housing target goals, funding received from the Provincial and Federal
Government (via the Canada Community Building Fund) can be directed to the implementation of these
tools, as well as towards necessary infrastructure improvements to complement the increased housing

supply.
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8 Recommendations & Next Steps

8.1 Recommendations

Through Housing Pledges to the Provincial and Federal Governments, the Town has committed to
increasing housing supply, including the provision of affordable housing. The means identified by the
Town to increase housing supply include various initiatives: such as finalizing the Town’s Housing
Strategy, updating the Town’s Official Plan to support the redevelopment of Midtown Oakville,
permitting a primary unit, plus up to three additional units townwide, supporting gentle density within
underutilized areas of the town, as well as administrative matters such as establishing a Housing
Secretariat Office, updating digital development application processes, and utilizing Town owned lands
to accommodate housing needs.

In addition to those matters, this report recommends further considering the use of CPPS, I1Z and CIP
tools to facilitate the development of affordable housing.

8.1.1 Undertake Option 4 (CPPS, IZ and CIP)
Based on the foregoing, it is recommended that the Town undertake Option 4. More specifically, the
recommendation is to further investigate and consult on:

e enabling Inclusionary Zoning within all PMTSAs (this will require undertaking a housing needs
assessment);

e enabling Community Planning Permit System by-laws town-wide, starting with Midtown
Oakville; and

e developing a Community Improvement Plan that will incentivize affordable housing where it is
needed in a manner that the Town can support.

This recommendation is made for the following reasons:

8.1.1.1 Housing Needs Assessment
Irrespective of which tools are applied, it is important for the Town to undertake a Housing Needs
Assessment to determine what form, tenure, and affordable threshold price/rent is required to meet
projected housing needs of current and future Oakville residents.

A description of the contents of a Housing Needs Assessment report is provided in Appendix 2 to this
report.

The Town is required to prepare a Housing Needs Assessment by June 2025 in order to continue to be
eligible to receive the Canada Community Building Fund (formerly known as the Gas Tax Fund). This
requirement is stated in the renewed Municipal Finding Agreement on the Canada Community Building
Fund between the Association of Municipalities of Ontario and participating municipalities with
populations greater than 30,000 persons per the 2021 Census. (Association of Municipalities of Ontario,
n.d.)*® Furthermore, this Housing Needs Assessment is also required in order for the Town to be eligible
for the Canada Public Transit Fund (Ministry of Housing, Infrastructure and Communities Canada, 2024).
In May 2025, the Town completed the Federal Housing Needs Assessment Template to the satisfaction of
the Ministry of Housing, Infrastructure and Communities Canada.

33 The requirement for the Housing Needs Assessment is stipulated in the agreements between AMO and the
Federal and Provincial governments, and in the agreement between AMO and participating municipalities.
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8.1.1.2 Inclusionary Zoning
Adopting viable Inclusionary Zoning provisions within the Town’s Protected Major Transit Station Areas is
necessary in order for the Town to be able to work with residential development proponents in a
transparent and consistent manner, and to increase and maintain the supply of affordable housing.

8.1.1.3 Community Planning Permit System By-law within Midtown Oakville
Adopting a Community Planning Permit System in Midtown Oakville within 12 months of the Midtown
Oakville OPA coming into effect, rather than a traditional zoning by-law, is an efficient use of resources
and would assist in expediting planning approvals that are compliant with the by-law, while also ensuring
that these approvals result in the provision of affordable housing as well as other community benefits.

8.1.1.4 Community Improvement Plan
Based on the preceding analysis, the adoption of a Community Improvement Plan that is broader in its
application than the Town’s current Brownfields CIP and that can leverage Federal and Provincial
funding, as well as the Town’s lower borrowing interest rates, may provide the necessary incentive for
development proponents to choose to prioritize approved projects in Oakville over other parts of the
province and provide affordable housing units.

8.1.2 The Path to Implementation
Figure 8 provides a high-level overview of how these three tools can be investigated concurrently, and if
deemed appropriate, adopted in a three-phase process.

As is noted in the figure, three official plan processes are contemplated:

Midtown Oakville OPA — wherein policies and schedules provide direction on how this area is
expected to redevelop over time. This OPA will include policies regarding criteria that may be
used to inform land use planning decisions as well as conditions that may need to be satisfied for
development to occur, that are not already provided in the Official Plan. The OPA could also
include amendments to the Town’s official plan policy (28.15 Development Permit System), to
update the policy and begin to enable the use of a CPP by-law. The amendment would address
the mandatory policies:
e where a CPP by-law could be imposed,
e the opportunity to delegate the approval authority from Council to a committee and/or
staff, and
e the overall goals and objectives of proposing a CPP by-law within all or parts of the
town, as noted in Section 4.2.1 of this report.

Inclusionary Zoning Enabling OPA — This OPA will provide the requisite policies to enable the
adoption of an Inclusionary Zoning By-law, as described in Appendix 2 of this report.

Community Planning Permit System Enabling OPA — This OPA will provide the balance of
policies that are identified as optional policies in Section 4.2.1 and Appendix 4 of this report, in
order to enable the adoption of a Community Planning Permit System By-law that includes types
of criteria and conditions that can be implemented within a CPP by-law, along with other
matters. It is recommended that these policies be developed in manner which would enable the
Town to adopt CPP by-laws anywhere within the town, and that they be developed through a
broad consultative process.

As noted in the figure, the Midtown Oakville OPA is anticipated to be adopted first, with the other two
OPAs being adopted concurrently with the Midtown Oakville implementing CPP by-law within 12 months
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of the Midtown OPA approval. This will allow sufficient time for the Town to undertake necessary
research and consultation regarding IZ and CPPS policies and provisions, and ensure that certain matters
of the CPP by-law (i.e., permitted uses, minimum and maximum density and height) are not subject to
appeal.

In terms of applying the Community Planning Permit System in other areas of the town, these by-law
conversions can occur through the Town’s Comprehensive Zoning By-law update process, with adoption
of those by-laws either concurrent with the CPPS OPA and/or subsequent to it.

In terms of the Community Improvement Plan, it is recommended that it be informed by the Housing
Needs study and consultation undertaken in relation to not only the study but also consultation related
to Inclusionary Zoning, Midtown Oakville as well as the CPPS, and as such its adoption would follow the
conclusion of those initiatives. At this time, the Town would also have a better idea of Provincial and
Federal funding it can leverage to fund the CIP program.

Project Initiation

Phase 1 Phase 2
(Post Midtown OPA adoption)

Procurement .

Consultation Plan 12-month period to adopt by-law without risk of
. appedl of PMTSA permissions, height and density

A al Authorit
Eer—n i

Midtown CPPS by-law .
Housing Needs Assessment ’
1Z OPA & By-law H P9 Concurrent
: adoption
CPPS Background .
1]
CPPS OPA (Optional -Enabling) 5 .
|
CPPS By-law (outside Midtown) I ’
|
h
]

e —
ER j— :

Figure 8 Overview of Timing to Concurrently Undertake Multiple Projects

8.2 Next Steps:

At the March 18, 2024 meeting, Council supported Option 4 as described above (Town of Oakville, 2024).
This entails finalizing and adopting the Midtown Oakville OPA, preparing a comprehensive workplan,
developing an overarching consultation plan, assembling necessary staff/consultant resources, and
expanding research to ensure implementable tools are developed to achieve Town objectives related to
community development and the provision of affordable housing, specifically.

8.2.1 Adopt Midtown Oakville OPA

Since then, the Town has adopted OPA 70 which includes the Midtown Oakville Official Plan updates and
the Community Planning Permit System enabling policies. The OPA is with the Ministry of Municipal
Affairs and Housing for approval.

Adoption of the Midtown OPA is necessary to demonstrate that the Town is following through with its
housing commitments and also to then be able to proceed to the next phase of the Midtown Oakville
work regarding more detailed infrastructure assessments, development of urban design guidelines, and
adoption of the implementing CPP by-law.
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The OPA is informed by: the in-force Official Plan policies, updated policies of the Region of Halton
Official Plan, , detailed infrastructure and planning studies, as well as public and stakeholder consultation
that has occurred since January 2018. Policies within the Official Plan Amendment include criteria that
can guide decision making as well as conditions that need to be met to receive development approval.
These policies are drafted in a manner that may be implemented through a future Community Planning
Permit System by-law process. When preparing the CPP by-law, in Phase Il of this process, more details
regarding decision making criteria and conditions of approval may be addressed for Midtown, and
Oakville in general.

8.2.2 Prepare A Multi-Initiative Workplan

The workplan identifies where town projects can align with these initiatives to efficiently use resources
and minimize consultation fatigue. In order to work within the proposed timeline provided in figure 8,
the Town may need to re-prioritize other projects that were previously identified to occur within the
same timeframe. Along with the workplan development, the Town also assembled staff working groups
to undertake the work based on their areas of expertise. Some of these working groups involve cross-
departmental and/or cross-divisional staff.

8.2.3 Prepare Consultation and Communication Plans

An overarching consultation plan is required to ensure effective and efficient public and stakeholder
consultation is undertaken. As noted in section 6, the consultation plan includes various methods:
educate, inform, consult, involve, and collaborate at appropriate steps of the process in relation to each
initiative. The plan identifies with whom consultation will occur, including technical experts, prescribed
persons, agencies, approval authorities, stakeholders, community groups, and the public. In support of
the Consultation Plan, a complementary Communications Plan is also developed.

8.2.4 Initiate Procurement
Staff procured consultants who have expertise in the development of Housing Needs Assessments and
preparing Community Improvement Plans.

8.2.5 Continue Research
As noted in Section 6, further research is required to support any of the implementation options
identified.

8.2.5.1 CPPS Related Research

The following research was undertaken with assistance from consultants involved with Midtown
Oakville:

e Analyze zoning, site plan, site alteration, tree preservation provisions (existing/proposed), isolate
matters where criteria or conditions would work;

e Review site plan approvals to identify common conditions;

e Review historic Section 37 agreements to identify means to quantify and correlate
density/height with community benefit;

e Review existing OP policies, identify applicable criteria and conditions re: development;

e Review design guidelines to determine what ought to be in CPP by-law;

e Determine what should be the extent of broad CPPS enabling OP policies (i.e., within Section
28.15 of Official Plan); and

e Determine need for any new area specific OP policies:

o Consider vision for area and community benefits that are needed for the area, and
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o Consider minimum and maximum height/density for an area, consider whether certain
maximums can be as of right, while others may be subject to a condition (i.e., bonusing
matter).

8.2.5.2 CIP and IZ Related Research
The following research requires assistance from consultants with expertise in housing needs analysis,
financial analysis, and Community Improvement Plan development. The Town’s Municipal Development
Corporation could assist with identifying surplus/underutilized town owned land. Together, these experts
could assist with developing:

e Housing Needs Assessment Report (to identify housing gaps and project viability), and
e Municipal land inventory and financial tools deep dive (to identify strategies to make affordable
housing projects viable).

8.3 Conclusion

The need for affordable housing is neither new nor unique to Oakville. Concern regarding the cost of
housing and rent is a long-standing issue across all sectors, from public health officials, the business
industry, financial institutions, development community, politicians and policy makers, and the public.
This issue, unfortunately, continues to escalate as wage increases are not keeping up with the increase
house prices and rents. Consequently, Provincial and Federal governments have advanced several
programs and initiatives to incentive and require the provision of housing in general and affordable
housing in particular.

As a result, the Town has various planning tools (described in this report) and new funding it can
leverage to assist with reducing the housing crisis within the town. When stacked and implemented
appropriately, these tools can have long-term positive impacts on the provision of affordable housing.
The sooner these tools are implemented, the greater the gain in affordable housing.

Consequently, this report recommends that the Town reallocate and reprioritize its resources to:

a) advance the adoption of the Midtown Oakville OPA,;

b) prepare and adopt Official Plan Amendments to enable Inclusionary Zoning within Protected Major
Transit Station Areas, and Community Planning Permit System anywhere within the town;

c) prepare and adopt Midtown Oakville Community Planning Permit System by-law;

d) prepare and adopt a Community Improvement Plan to incentivize affordable housing within the
town; and

e) undertake converting the remainder of the Town’s zoning by-law into CPP by-laws for other parts of
the town that implement updated official plan policies using the Town’s comprehensive zoning by-
law update process.

Undertaking these initiatives as described will provide efficiencies and will result in an expedited process
for the Town to do its part in addressing the housing crisis.
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Appendix 1. Definition of Affordable Housing

As noted in Section 2 of the report, the definition of Affordable Housing varies across different levels of
government and even between different documents of those levels of government. The definitions
provided are unique to the context of the document. As such, there is not a single definition, however,
there are some common elements among the definitions for affordable housing, as are noted below.

Canada Mortgage and Housing Corporation
Affordable Housing is defined as:
Housing that costs less than 30% of a household before-tax income. It can include housing
provided by the private, public and non-profit sectors. It also includes all forms of housing
tenure: rental, ownership and co-operative ownership, as well as temporary and permanent
housing (Canada Mortgage and Housing Corporation, 2018).

On that basis, Table 6 represents “affordable” rent and house prices, based on 2024 household income.

Table 6 Affordable House Prices and Rents based on 30% of Household Income for All Households and Renter Households
Respectively

Income 2024 Income, All 2024, Maximum

Percentile Households Affordable Price

$42,738 $158,537 $25,596 $640
$69,509 $257,841 $38,981 $975
$95,105 $352,769 $54,010 $1,350
$120, 936 $448,608 $69,978 $1,749
$151,463 $564,838 $86,886 $2,172
$184,339 $692,739 $106,846 $2,671
$225,434 $852,623 $131,503 $3,288
$284,140 $1,081,003 $164,379 $4,109
$389,812 $1,491,978 $230,130 $5,753

Source: Town of Oakville Housing Needs Assessment, SHS, 2025

Provincial Planning Statement, 2024
The Provincial Planning Statement, 2024 defines affordable housing using two definitions: affordable,
and low and moderate income households. These terms are defined as follows:

Affordable: means
a) in the case of ownership housing, the least expensive of:

1. housing for which the purchase price results in annual accommodation costs which do
not exceed 30 percent of gross annual household income for low and moderate income
households; or

2. housing for which the purchase price is at least 10 percent below the average purchase
price of a resale unit in the municipality;

b) in the case of rental housing, the least expensive of:

1. aunit for which the rent does not exceed 30 percent of gross annual household income

for low and moderate income households; or

2. aunit for which the rent is at or below the average market rent of a unit in the

municipality.
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Low and moderate income households: means

a) inthe case of ownership housing, households with incomes in the lowest 60 percent of the
income distribution for the municipality; or

b) inthe case of rental housing, households with incomes in the lowest 60 percent of the
income distribution for renter households for the municipality.

Using Provincial data, the resulting affordable housing thresholds for both ownership and rental housing
are depicted in Figure 9.
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Figure 9 Affordable Monthly Payment for Housing
Source: Town of Oakville Housing Needs Assessment, SHS, 2025, and MMAH Housing Bulletin

Because the definition of affordable speaks to the “least of”, according to the Ministry of Municipal
Affairs and Housing the following represent affordable threshold price and rent for the Town of Oakville
(Ministry of Municipal Affairs and Housing, 2024)

Affordable House Price (income based) = 575,800 (any housing type)

Affordable Rent (average market rent based)  =$1,317 for a Studio Unit,
= 61,888 for a 1-Bedroom Unit
=$2,251 for a 2-Bedroom Unit
=$2,379 of a 3 or more Bedroom Unit

Development Charges Act

The Development Charges Act also has definitions for affordable ownership and affordable rental
housing units. Units that meet the “affordable” definition will be exempt from paying municipal
development charges, provided that the proponent enters into an agreement with the local municipality
to maintain the unit as affordable for a period of 25 years, and the agreement is registered on title.
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Similar to the PPS definition, the Act uses several defined terms as follows:

Affordable rental residential unit, where the rent is no greater than the lesser of,

i. the income-based affordable rent for the residential unit set out in the Affordable Residential
Units bulletin, and

ii. the average market rent identified for the residential unit set out in the Affordable Residential
Units bulletin.

Income-based affordable rent,

(a) the income of a household that is at the 60" percentile of gross annual incomes for renter
households in the applicable local municipality; and

(b) the rentis equal to 30 per cent of the income of the household referred to in clause (a).

Affordable ownership residential unit, where the price of the residential unit is no greater than
the lesser of,
i. theincome-based affordable purchase price for the residential unit set out in the
Affordable Residential Units bulletin, and
ii. 90 per cent of the average purchase price identified for the residential unit set out in
the Affordable Residential Units bulletin.

Income-based affordable purchase price,

(a) the income of a household that is at the 60™ percentile of gross annual incomes for
households in the applicable local municipality; and

(b) the purchase price would result in annual accommodation costs equal to 30 per cent of the
income of the household referred to in clause (a) (Ontario Government, 2023).

The Act also assigns responsibility for preparing the Affordable Residential Units bulletin to the Minister
of Municipal Affairs and Housing. As of June 1, 2024 the Ministry has released the Affordable Residential
Units bulletin. This bulletin was updated on July 15, 2025 to identify affordable thresholds for Oakville
based on 2024m household income.

With the Bulletin released and the provisions of the Development Charges Act and Planning Act in effect,
exemptions from the development charges, community benefits charges, and parkland dedication are
now required to be granted for units which are at or below price thresholds provided in the bulletin.
These units are required to be identified in a registered plan of subdivision or condominium declaration
and the agreement to maintain the affordable price/rent threshold over a period of 25 years is required
to be registered on title with those units.

At this time, a development proponent’s decision to provide “affordable” units to benefit from these
exemptions is voluntary. Should the Town establish an Inclusionary Zoning By-law that applies these
affordability thresholds, then those mandated IZ units would benefit from these exemptions.

Halton Region Housing Comprehensive Housing Strategy
The strategy defined affordable housing as:
o Housing cost represents 30% or less of low and mid-income household incomes
o Affordability is not subsidized, but is influenced by land-use policy (Halton Region, 2019).
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Halton Region Official Plan

The Halton Region Official Plan, as approved by the Minister of Municipal Affairs and Housing, defines
affordable housing as follows:

Affordable housing means housing with a market price or rent that is affordable to households of
low and moderate income spending no more than 30 percent of their gross household income.

a) Affordable rental housing should meet the demand of households at the low end, as
described in Halton’s annual State of Housing Report,.... Such households would be able to
afford at least three out of ten rental units on the market.

b) Affordable ownership housing should meet the demand of households at the high end, as
identified in Halton’s annual State of Housing Report ... Such households would have
sufficient income left, after housing expenses, to sustain the basic standard of living (Halton
Region, 2023).

Figure 11 is an excerpt from the most current State of Housing Report prepared by Halton Region, which
provides the following information regarding the thresholds provided in the Official Plan definition.

Mordale pomasited) | MOl | sabosog Lgehouead:
Income threshold 5 126,300 5 86,100 5 168,500
Maximum purchase price 5 531,900 5 362,800 5 709,800
Maximum monthly ownership cost 5 3,160 5 2,150 ) 4,210
Maximum monthly rent * 5 2,450 5 1,900 ) 3,050
*The: mid-paing between asssted and affordable monthly cwnership costs, based on Halbon's definition of Afoedable Howsing.

Figure 10 Halton Region Affordable Housing Thresholds, (Halton Region, 2024)

Town of Oakville Official Plan

The Town of Oakville Livable Oakville Plan provides the following definition as approved by Halton
Region in 2009:

Affordable housing means housing with market price or rent that is affordable to households of
low and moderate income spending 30 per cent of their gross household income without
government subsidies. Such households would be able to afford, at the low end, at least three
out of ten rental properties on the market and, at the high end, ownership housing with
sufficient income left, after housing expenses, to sustain a basic standard of living (Town of
Oakville, 2021).
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Implementation of Inclusionary Zoning involves a 5-step process.

Step 1 — Identify Protected Major Transit Station Areas

In a two-tiered system, the Upper Tier municipality is required to delineate the boundaries of the PMTSA
and assign a minimum density of residents and jobs per hectare of the PMTSA. Presently, Halton Region
has identified two PMTSAs in Oakville they are at the Midtown Oakville Urban Growth Centre and the
Bronte GO Regional Transit Node, in accordance with Livable Oakville’s Urban Structure.

Urban Growth Centre
@ Major Transit Station Area (MTSA)

c Primary Regional Nodes

=
%.GS Secondary Regional Nodes

P

Figure 11 Halton Region Official Plan, Map 1 h Regional Figure 12 Livable Oakville Schedule A1 Urban Structure (Town of
Urban Structure (excerpt) (Halton Region, 2023) Oakville, 2021)

Given that Halton Region is now identified in the Planning Act as an upper tier without planning
responsibilities” the Town of Oakville is now the planning authority responsible for all matters of the
Halton Official Plan that are relevant to the Town of Oakville, including the delineation of PMTSA
boundaries and the assignment of their minimum density in terms of residents and jobs per hectare.

Step 2 — Complete an Assessment Report

The purpose of the Assessment Report is to determine housing needs and identify measures and
incentives to support the provision of affordable housing in a manner that ensures development viability.
The report must be peer reviewed and made available to the public.

Step 3 — Adopt enabling Official Plan Policies
The official plan policies provide inclusionary zoning goals and objectives and the means to achieve
them.

Step 4 — Adopt Inclusionary Zoning by-law(s)

This step may occur either subsequent to or concurrent with Step 3. This step will specify the minimum
proportion of affordable housing units, the maximum threshold price or rent per unit, and the duration
of affordability.

Step 5 — Monitor and Report
Following adoption of an IZ by-law, the municipality is required to prepare and release to the public a
report at least every two years regarding:

o The number, type, and location of affordable housing units,

o The range of household incomes for which the affordable housing units were provided,
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o The number of affordable housing units that were converted to units at market value,

and

o The proceeds that were received by the municipality from the sale of affordable housing

units.

Assessment Report Requirements

Table 7 provides the details regarding the Assessment Report contents in accordance with Ontario
Regulation 232/18 Inclusionary Zoning, and matters for consideration when undertaking this work.

Table 7 Assessment Report Requirements per O. Reg. 232/18

Assessment Report Requirements

Comment

While taking into account Provincial, Regional and
Local land use policies, the Assessment report shall
include information to be considered in the
development of official plan policies, including the
following:

Considering land use policies, the assessment
report may make recommendations regarding
the suitability of areas wherein to apply 1Z and
possible official plan policy changes to better
align with 1Z policy goals.

1. An analysis of demographics and population in
the municipality.

2. An analysis of household incomes in the
municipality.

3. An analysis of housing supply by housing type
currently in the municipality and planned for in the
official plan.

4. An analysis of housing types and sizes of units
that may be needed to meet anticipated demand for
affordable housing.

This information provides the municipality and
proponents with a common baseline
understanding of the current demographics of
the municipality and assists with forecasting
how these demographics may change over the
short term.

5. An analysis of the current average market price
and the current average market rent for each
housing type, taking into account location in the
municipality.

This information provides the municipality and
proponents with a common baseline
understanding of the current market.

6. An analysis of potential impacts on the housing
market and on the financial viability of development
or redevelopment in the municipality from
inclusionary zoning by-laws, including requirements
in the by-laws related to the matters mentioned in
clauses 35.2 (2) (a), (b), (c) and (g) of the Act, taking
into account:

i. value of land,

ii. cost of construction,

iii. market price,

iv. market rent, and

v. housing demand and supply.

Applying a viability analysis ensures that where
IZ provisions are imposed within the
municipality, the ensuing development will be
viable despite the IZ requirements and that the
program does not result in a situation where
there is little to no uptake, or that
development proposals occur only in areas not
subject to I1Z.

7. A written opinion on the analysis described in
paragraph 6 from a person independent of the
municipality and who, in the opinion of the council
of the municipality, is qualified to review the
analysis.

Having the analysis subject to a peer review
provides additional objectivity and ensures
that the recommendations of the report are
fair and implementable.
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Inclusionary Zoning Official Plan Policies and By-law Provisions
Table 8 provides the details regarding the contents of the official plan and the IZ by-law, in accordance
with Ontario Regulation 232/18 Inclusionary Zoning, along with matters for consideration when

undertaking this work.

Table 8 Official Plan and Inclusionary Zonin

g By-law requirements per Planning Act and O. Reg 232/18

Official Plan Policies

Implementing 1Z By-law
Provisions

Commentary

Inclusionary Zoning goals and
objectives (Planning Act, s. 16)

n/a

This would be informed by the
Assessment Report

Authorize preparation of IZ by-
law and matters to be

s. 3):

addressed in the by-law (O. Reg.

By-law is applicable only to
development proposing 10
residential units or more.

While 10 units is the minimum
per the regulation, the by-law
may identify a higher minimum.
Required per Planning Act s.
35.2(1).

This is a minimum standard,
subject to the finding of the
Assessment Report, the
municipality may apply a higher
minimum.

The location where I1Z by-laws
may be established.

The By-law should include a
map with boundaries of the IZ
area. Required per Planning Act
s.35.2(1).

Presently, only PMTSAs may
have IZ provisions. Subject to
the findings of the Assessment
Report the I1Z area may be all or
a portion of a PMTSA.

The range of household
incomes for which affordable
housing units would be
provided.

n/a

This is subject to the findings of
the Assessment Report. The
policy would inform a maximum
unit price/rent for the 1Z unit
may be, which would be
stipulated in an agreement.

The range of housing types and
sizes of units that would be
authorized as affordable
housing units.

The by-law includes standards
that must be met with respect
to the affordable housing units.
(Required per Planning Act s.
35.2(2)(c)).

This is subject to the findings of
the Assessment Report. The
policy would inform a process
by which to stipulate in an
agreement which units within a
specific development would be
identified as IZ units.

The number of affordable
housing units, or the gross floor
area to be occupied by the
affordable housing units, that
would be required, up to a
maximum of 5% of all units, or
5% of the total residential gross
floor area not including
common areas.

While the OP may have
gualitative language, the by-law
may be more prescriptive.
(Required per Planning Act s.
35.2(2)(a)).

This is subject to the findings of
the Assessment Report.

The period of time for which
affordable housing units would

The OP may be more general
regarding period of time, while

This is subject to the findings of
the Assessment Report.
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Official Plan Policies

Implementing 1Z By-law
Provisions

Commentary

be maintained as affordable up
to a maximum of 25 years.

the by-law may be more
prescriptive.

(Required per Planning Act s.
35.2(2)(b)).

How measures and incentives to
support Inclusionary Zoning
would be determined.

Where increased density is
proposed to be the incentive,
the density increases from
current zoning levels may need
to be provided. (Per Planning
Act s. 35.2(2)(e)).

This is subject to the findings of
the Assessment Report. A
typical incentive is to permit
higher density than is currently
permitted by a local official plan
to assist with the viability of
development that is providing
affordable units. Other
incentives may be in the form of
financial incentives through the
waiver of fees, provision of
grants and/or loans by way of a
Community Improvement Plan.

How the price or rent of
affordable housing units would
be determined.

n/a

This is subject to the findings of
the Assessment Report.
Typically, municipalities rely on
the Housing Service Manager
for this information on an
annual basis or a municipality
may rely on the Provincial
Bulletin.

The approach to determine the
percentage of the net proceeds
to be distributed to the
municipality from the sale of an
affordable housing unit,
including how net proceeds
would be determined.

As per the O. Reg., if deemed
desirable, the by-law may
require that a portion of net
proceeds (not exceeding 50%)
from the sale of an IZ unit be
distributed to the municipality,
which shall be stipulated in an
agreement registered on title
for that unit. (O. Reg. s. 4)

Application of this
policy/provision is subject to the
findings of the Assessment
Report.

The circumstances in and
conditions under which offsite
units® would be permitted,
consistent with paragraphs 2, 3
and 4 of section 5.

n/a

Consideration of this policy is
subject to the findings of the
Assessment Report.

34 Section 5 of O. Reg. 232/18 provides limitations regarding the permission for off-site units, which includes that
they can only be permitted if the Official Plan explicitly permits it, the offsite units must be “proximate” to the
development site and within an IZ area, and they are in addition to the total units required for the off-site location

wherein development has or will occur.
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procedure to monitor and
ensure that required affordable
housing units are maintained for
the required period of time.

Official Plan Policies Implementing 1Z By-law Commentary
Provisions
For the purposes of paragraph 2 | n/a Consideration of this policy is
of section 5, the circumstances subject to the findings of the
in which an offsite unit would Assessment Report.
be considered to be in proximity
to the development or
redevelopment giving rise to the
by-law requirement for
affordable housing units.
Set out the approach for the n/a The findings of the Assessment

Report may inform appropriate
monitoring and implementation
methods.

Include provisions which require
that when the unit is sold or
leased, it is done so at the price
or leased at the rent
determined under the by-law.
(Required per Planning Act s.
35.2(2)(g)).

Determining appropriate
provisions regarding long-term
affordability is subject to the
findings of the Assessment
Report.

Require development
proponent to enter into
agreements with the
municipality to ensure
continued compliance with the
IZ provisions.

The by-law provisions should
stipulate that the agreements
be registered on title to ensure
subsequent owners of the 1Z
unit continue to abide by the
provisions of such agreements.
This also maintains the
transparency of this process for
future purchasers/renters of the
IZ units.
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Zoning

Municipalities Using/Contemplating Inclusionary

The table below provides a list of municipalities that have in effect or adopted Inclusionary Zoning By-
laws, as well as municipalities contemplating adopting an IZ by-law. The table identifies the status of this
work as of July 2025, and provides some additional information regarding the work to date. Hyperlinks
are provided to the by-law and/or website landing pages related to the municipality’s 1Z work, including
links to Needs Assessments, for further information and convenience to the reader. (Note: These
links/sources do not appear in the Reference section of this report.)

Municipality | Status Notes
Brampton, The city held information sessions on August The Final Inclusionary Zoning Framework is
City of 16 & 23, 2022. (See presentation) anticipated to be completed in 2025.
Draft policy formulation process for
Inclusionary Zoning Framework (2024) is
underway.
Burlington, July 2022, Council paused work (i.e., Burlington has been preparing an inclusionary
City of Assessment Report) on IZ given Provincial zoning policy in tandem with its MTSA work
announcement to amend IZ regulations, based | and adopted an initial report outlining
on staff recommendations. regulations pertaining to inclusionary zoning
Inclusionary Zoning Initial report is prepared and detailing IZ programs being developed in
by Dillon Consulting (December 2021). other municipalities at the January 18, 2022,
council meeting where the MTSA precinct
policies were adopted. All the Burlington
MTSAs are being planned as protected MTSAs
(PMTSASs), which is a requirement for
inclusionary zoning.
Cambridge, September 2024, Council Information Package | SHS to complete the Housing Needs
City of contained a discussion paper prepared by Assessment.
Cambridge, Kitchener and Waterloo, and the
Region of Waterloo with the goal of Staff are also preparing an OPA to add the 7
implementing Inclusionary Zoning. PMTSAs identified in the ROPA 6 into
Cambridge OP and to add a policy enabling
The latest update for the Housing Needs the IZ program.
Assessment Report (Preliminary Findings) was
released in November of 2024.
Hamilton, Housing Assessment and Addendum As of April 17, 2024, the City is at the project
City of (prepared by SHS Consulting) per February 14, | launch phase of this work, and proposes to
2023 staff report, and Market Feasibility undertake consultation in Q3 — 2024 to Q1-
(prepared by urbanMetrics) drafted and Peer 2025 before finalizing the OPA and By-law by
reviewed (by N. Barry Lyons Consultants), (as | Q2-2025. (See: Inclusionary Zoning | City of
of April 2024). Ham”ton)
Kitchener, OPA adopted and By-law passed (IZ and 1Z City | Apply to all new residential developments in
City of of Kitchener) at the March 18, 2024 Special Protected Major Transit Station Areas where

Council Meeting

50 or more dwelling units are proposed.
Starting in 2025, require residential
developments to include a minimum of 02%
of their gross leasable residential floor area
(GLA) as affordable units with increases to this
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https://www.brampton.ca/EN/Business/planning-development/housing-brampton/Documents/Information%20Session%20-%20Brampton%20Inclusionary%20Zoning.pdf
https://www.brampton.ca/EN/Business/planning-development/housing-brampton/pages/inclusionary-zoning.aspx
https://mariannemeedward.ca/city-of-burlington-to-pause-work-on-housing-strategy-inclusionary-zoning-municipal-assessment-report-to-determine-implications-of-coming-provincial-policy/
https://mariannemeedward.ca/wp-content/uploads/2022/07/PL-56-22-City-of-Burlington-Housing-Strategy-Inclusionary-Zoning-Municipal-Assessment-Report-Update.pdf
https://burlingtonpublishing.escribemeetings.com/filestream.ashx?DocumentId=53369
https://www.cambridge.ca/en/your-city/resources/Council-Information-Packages/Council-Information-Package-September-6-2024.pdf
https://pub-cambridge.escribemeetings.com/filestream.ashx?DocumentId=12155
https://pub-hamilton.escribemeetings.com/filestream.ashx?DocumentId=351504
https://pub-hamilton.escribemeetings.com/filestream.ashx?DocumentId=351505
https://pub-hamilton.escribemeetings.com/filestream.ashx?DocumentId=351503
https://pub-hamilton.escribemeetings.com/filestream.ashx?DocumentId=351503
https://engage.hamilton.ca/inclusionaryzoning
https://engage.hamilton.ca/inclusionaryzoning
https://www.hamilton.ca/build-invest-grow/planning-development/zoning/inclusionary-zoning#timeline
https://www.hamilton.ca/build-invest-grow/planning-development/zoning/inclusionary-zoning#timeline
https://pub-kitchener.escribemeetings.com/filestream.ashx?DocumentId=16656
https://pub-kitchener.escribemeetings.com/filestream.ashx?DocumentId=16657
https://pub-kitchener.escribemeetings.com/filestream.ashx?DocumentId=16658
https://pub-kitchener.escribemeetings.com/filestream.ashx?DocumentId=16658
https://pub-kitchener.escribemeetings.com/Meeting.aspx?Id=bff50c23-d0bb-4262-9514-2aee549ae8c2&Agenda=Agenda&lang=English&Item=18&Tab=attachments
https://pub-kitchener.escribemeetings.com/Meeting.aspx?Id=bff50c23-d0bb-4262-9514-2aee549ae8c2&Agenda=Agenda&lang=English&Item=18&Tab=attachments
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Municipality

Status

Notes

In a December 2024 meeting, through_Item
6.2, Council adopted the OPA, approved the
ZBA, delayed the implementation of the IZ
framework until January 1, 2026 and
committed to monitoring the market
conditions, reporting back by the end of 2025.

minimum increasing to 5% no later than
2031%. Of note however, is the City’s policy to
require “Prime Market Area” proportions of
affordable units for any lands located within
the PMTSA that had previously been
designated “employment” but have since
been redesignated to permit residential uses.
Require that the affordable units be rented,
whether located in a condominium or
purpose-built rental building.

Set maximum rents at levels that are
affordable to low- and moderate-income
households (earning between $43,000 and
$65,000 in 2022)

Require that affordable units be maintained as
affordable for a minimum of 25 years

Markham,
City of

July 2021, City of Markham adopted a new
Affordable Housing Strategy, identified actions
include: creating an inclusionary zoning by-law
for major transit stations (MTSAs) in the city.
The City of Markham is currently in Phase 2:
Technical Studies and Background towards
their Inclusionary Zoning Implementation

Mississauga,
City of

OP policy and ZBL approved by City Council on
August 10, 2022.

The policies came into effect as of January 1,
2023. Applies to 50 PMTSAs

Assessment report and peer review prepared
for Peel Region

The policy applies to larger scale residential
developments accommodating more than 50
ownership units (or 3,600 square metres of
residential space). Purpose-built rental
housing is exempt from the policy. Once built,
affordable ownership units must remain
affordable for 99 years, while the affordability

35 The following table shows the proposed phase in of 1Z units by PMTSA area. (See next page.)

Minimum Percentage of Gross Leasable
Residential Floor Area to be provided as
Protected Major affordable dwelling units by date of building
Market Area Transit Station Area permit issuance
2025- 2029-
2026 2027-2028 2030+ 2031+
Prime Central
Victoria Park and
Kitchener City Hall 2% 2-3% 2-4% 5%
e Queenand
Frederick
Established e Grand River
Hospital
Kitchener Market 1% 1-2% 1-3% 5%
« Borden
e Mil
Emerging + Block Line
e Fairway 0% 0-1% 0-2% 5%
e Sportsworld
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https://pub-kitchener.escribemeetings.com/Meeting.aspx?Id=bff50c23-d0bb-4262-9514-2aee549ae8c2&Agenda=Agenda&lang=English&Item=18&Tab=attachments
https://pub-kitchener.escribemeetings.com/Meeting.aspx?Id=bff50c23-d0bb-4262-9514-2aee549ae8c2&Agenda=Agenda&lang=English&Item=18&Tab=attachments
https://pub-markham.escribemeetings.com/filestream.ashx?DocumentId=41017
https://yourvoicemarkham.ca/inclusionary-zoning#:~:text=The%20City%20of%20Markham%20is%20currently%20developing%20an,City%20initiatives%20to%20help%20address%20Markham%27s%20housing%20needs.
https://yourvoicemarkham.ca/inclusionary-zoning#:~:text=The%20City%20of%20Markham%20is%20currently%20developing%20an,City%20initiatives%20to%20help%20address%20Markham%27s%20housing%20needs.
https://www.mississauga.ca/publication/cd-06-inc-opa-140-notice-of-passing-of-an-official-plan-amendment-and-a-zoning-by-law-all-wards/
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NBLC (Dec. 2021)

Peel Region staff (April 2021)

Peer review by urbanMetrics Inc. (Dec. 2021)
Feasibility Analysis (Revised) prepared by

IZ Policy and feasibility Analysis prepared by

period for rental units (within predominantly
ownership building) is 30 years.3® At the time
of sale of these units, a portion of the sale
value is required to be paid to the city.”
Agreements regarding these units will be
registered on title.

Ottawa, City
of

Staff report

June 22, 2022 to City Council
(Jason Bevan, Director, Planning Strategies)
Assessment Report prepared by SHS
Consulting. Peer Review by Dillon Consulting.
Per commitment for HAF funding, City will
pursue 1Z, with completion by October 2024.

Proposed for PMTSAs as shown, map is
appended to June 22, 2022 staff report.3®
The City of Ottawa new OP was approved by
the Minister in November 2022, including
identification of PMTSAs and a policy
indicating the future adoption of IZ enabling
policies (policy 4.2.4).

The City has published the second draft of
their comprehensive zoning by-law (March 20,
2025), which aims to fulfill several HAF
commitments. The proposed by-law does not

36 |n effect Mississauga IZ By-law, Notice of Adoption and Zoning By-law Passing (mississauga.ca)

37 lllustration explaining the policy regarding City share of resale value, per Staff report to Planning and
Development Committee (CD.06-INC) dated May 6, 2022, for a meeting on May 30, 2022 (included in Notice

Year 51 (First Sale After
Affordability Term)

Open Market
Resale Price

- Net

package):
Figure 2: Capped Resale Price illustration (Method 1)
Year 0 (Initial Purchase) Year 10 (Resale During
Occurring within
Affordability Term)
City proceeds (20%

of Net Proceeds, to
amaximum of 2%
of permitted resale

.

Owner Proceeds

Permitted Resale Price
Capped price for 1
first purchaser

Allowable

Increase

2 Proceeds,

Owner Initial
Investment

1Z Unit

Market Unit

1Z Unit

Current
Owner
Initial

Investment

1Z Unit

| Proceeds

38 Ottawa staff recommendations for 1Z policy and by-law:

Policy Area Staff Recommendation

Deciles will be determined in the assessment report, as
reqularly updated.

A. Development 50 units or 3,500 m? residential gross floor area

Threshold

99 years for ownership units, 25 years for purpose-built rental

B. Affordability Period units

Eligible households will be households in moderate
income deciles or, where benefits are to be stacked, lower
deciles as appropriate. For rental units, this would
currently include households earning between $32,433 to
$64,456 per year. For ownership units, this would currently
include households eaming between $61,646 and
$117,109 per year.

C. Eligibility

Planning Act Tools to Facilitate Development of Affordable Housing

D. Set-Aside Rates

10% of unit GFA for ownership developments City-wide.

0% of unit GFA for purpose-built rental developments City-
wide.

Set-aside rates are subject to further scrutiny once market
analyses of each PMTSA have been completed before the
first statutory review.

E. Offsite Units

Contemplated by the Official Plan, but generally
discouraged.

F. Net Proceeds from
Sale of Affordable
Units

Official Plan will permit collection of "up to 50%" of the
proceeds only for the first sale after the affordability period has
expired or inated.

G. Transition

65

1 vear

Town of Oakville


https://www.peelregion.ca/officialplan/review/pdf/urbanMetrics-IZ-Assessment-Peer-Review-Dec-14-2021.pdf
https://www.peelregion.ca/officialplan/review/pdf/NBLC-IZ-Feasibility-Analysis-Dec-2021.pdf
https://pub-peelregion.escribemeetings.com/filestream.ashx?DocumentId=12969
https://pub-ottawa.escribemeetings.com/Meeting.aspx?Id=aaff3cb4-a5a7-4d95-ac14-5c4fe85d3116&Agenda=Agenda&lang=English&Item=85&Tab=attachments
https://pub-ottawa.escribemeetings.com/filestream.ashx?DocumentId=134795
https://pub-ottawa.escribemeetings.com/filestream.ashx?DocumentId=73820
https://ottawa.ca/en/planning-development-and-construction/official-plan-and-master-plans/official-plan#section-9190f110-4c31-467a-ba8c-927bb0a0a51d
https://documents.ottawa.ca/sites/documents/files/schedule_c1_op_bil.pdf
https://pub-kitchener.escribemeetings.com/Meeting.aspx?Id=bff50c23-d0bb-4262-9514-2aee549ae8c2&Agenda=Agenda&lang=English&Item=18&Tab=attachments
https://pub-kitchener.escribemeetings.com/Meeting.aspx?Id=bff50c23-d0bb-4262-9514-2aee549ae8c2&Agenda=Agenda&lang=English&Item=18&Tab=attachments
https://pub-kitchener.escribemeetings.com/Meeting.aspx?Id=bff50c23-d0bb-4262-9514-2aee549ae8c2&Agenda=Agenda&lang=English&Item=18&Tab=attachments
https://www.mississauga.ca/wp-content/uploads/2022/08/17095343/CD.06-INC-OPA-140-Notice-of-Passing-Public-Notice.pdf
https://pub-ottawa.escribemeetings.com/filestream.ashx?DocumentId=73819
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yet include IZ provisions. More information
can be found here.

Peel Region urbanMetrics prepared Peer review for
Region, Mississauga, Brampton and Caledon in | As an Upper Tier, the Region is responsible for
December 2021. delineating PMTSAs. It then plays a supporting
N. Barry Lyon Consultants Ltd. conducted role in the preparation of I1Z
feasibility analysis (DRAFT June 2021), and policies/provisions. The Region may also
identifies opportunities where 1Z may be assist with implementation, as the Housing
feasible to secure affordable housing in Services Manager.
Mississauga, Brampton, Town of Caledon
Pickering, The City’s Recommended Housing Strategy Note, the June 2022 Durham COW report
City of and Action Plan notes that Durham Region is identifies completing the Regional Housing
undertaking the required assessment report, Assessment Report to inform IZ at the local
and once completed City will consider adding level via Envision Durham ROP update
OP policies to enable IZ in MTSAs process. Envision Durham concluded with the
adoption of the ROP in May 2023
The Durham Regional Official Plan was
approved in its entirety in December of 2024.
Richmond The Housing Needs Assessment was prepared | Considering it as a tool within its Affordable
Hill, City of by SHS Consulting as a chapter of the larger Housing Strategy. OP update Key Directions

Affordable Housing Strategy background
report (see Sub-reports 1 and 4).

Parcel Economics conducted the Peer Review
and update of the assessment report.

report identifies it as a Phase 3 OPA, AHS
prioritization indicates that it is subject to
further study and consultation. To date, York
Region has approved four of the City’s area
specific OPAs that recognize several of the
Region’s PMTSA areas identified for Richmond
Hill along Yonge Street and the Richmond Hill
GO station.

Toronto, City
of

OPA and By-law adopted in 2021, through the
Ministry of Municipal Affair’s approval of
PMTSA related Official Plan Amendments,
most of the by-law is now in effect.

Housing Need and Demand Analysis prepared
in house, Evaluation of potential Impacts of an
IZ policy prepared by NBLC, and Peer Review
prepared by Economic & Planning Systems,
Inc.

Provisions of the IZ by-law predate
amendments to Ontario Regulation 232/18.

Vaughan, City
of

Residential Needs, Intensification and Housing
Needs Strategy prepared by WSP, Watson &
Assoc. and SHS consulting in April 2023 as part
of the OP Review work.

City of Vaughan affordable housing strategy
includes undertaking analysis to inform 1Z
policies.

Waterloo,
City of

At the June 24, 2024 Council Meeting,
inclusionary zoning enabling OPA 50 and
implementing by-law Z-23-15 were adopted
and passed, respectively.

Uses same Assessment and Discussion paper
as Kitchener.

Part of Tri-Cities working on IZ policy with the
Region.

The adopted OPA enables I1Z in all PMTSAs, for
development with 50 or more units, where
affordable units are rental in tenure (even if
within a condominium building). The quantum
of affordable units is dependent on the
market-area of the PMTSA. The units must
stay affordable for a minimum of 25 years.
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https://engage.ottawa.ca/zoning
https://peelregion.ca/sites/default/files/2024-08/urbanmetrics-iz-assessment-peer-review-dec-14-2021.pdf
https://peelregion.ca/sites/default/files/2024-08/urbanmetrics-iz-assessment-peer-review-dec-14-2021.pdf
https://www.pickering.ca/media/i5ycawpt/housing-strategy-and-action-plan-final-acc.pdf
https://www.pickering.ca/media/i5ycawpt/housing-strategy-and-action-plan-final-acc.pdf
https://www.durham.ca/en/doing-business/resources/Documents/HousingDevelopment/At-Home-in-Durham/2022-COW-19-At-Home-in-Durham-Annual-Report_Acessible.pdf
https://www.durham.ca/en/doing-business/envision-durham.aspx#Document-library
https://www.durham.ca/en/doing-business/resources/Documents/PlanningandDevelopment/Envision-Durham/Approved-Durham-ROP-2024.pdf
https://www.richmondhill.ca/en/shared-content/resources/documents/Affordable-Housing-Strategy-Background-Report.pdf
https://pub-richmondhill.escribemeetings.com/filestream.ashx?DocumentId=65792
https://pub-richmondhill.escribemeetings.com/filestream.ashx?DocumentId=65792
https://www.toronto.ca/legdocs/bylaws/2021/law0940.pdf
https://www.toronto.ca/legdocs/bylaws/2021/law0941.pdf
https://www.toronto.ca/wp-content/uploads/2021/10/95b5-CityPlanning-IZ-Assessment-Report-Need-and-Demand-2021.pdf
https://www.toronto.ca/wp-content/uploads/2019/05/90b6-Final-Draft-City-of-Toronto-IZ-Analysis-May-21-accessible.pdf
https://www.toronto.ca/wp-content/uploads/2019/05/90b6-Final-Draft-City-of-Toronto-IZ-Analysis-May-21-accessible.pdf
https://www.toronto.ca/wp-content/uploads/2021/10/8e15-CityPlanning-IZ-Peer-ReviewFinal-Report.pdf
https://www.vaughan.ca/about-city-vaughan/projects-and-initiatives/policy-planning-projects/housing-strategy#:~:text=It%20will%20identify%20the%20goals%2C%20actions%2C%20outcomes%20and,of%20Vaughan%20continues%20to%20experience%20significant%20population%20growth.
https://www.vaughan.ca/about-city-vaughan/projects-and-initiatives/policy-planning-projects/housing-strategy#:~:text=It%20will%20identify%20the%20goals%2C%20actions%2C%20outcomes%20and,of%20Vaughan%20continues%20to%20experience%20significant%20population%20growth.
https://events.waterloo.ca/meetings/Detail/2024-06-24-1400-Council-Meeting/91993f02-6949-41d6-8c54-b18e013637e0
https://ehq-production-canada.s3.ca-central-1.amazonaws.com/6b1f0438ab9d1fdded3150efa74b683725f768d0/original/1600693914/KCW_IZ_Report_August_2020_Final_comp.pdf_4200f70c0fde52bdcda3d894350774ae?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIOR7VAOP4%2F20240109%2Fca-central-1%2Fs3%2Faws4_request&X-Amz-Date=20240109T203104Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=03cff8d5870582f9c5ebeda15c95dc99fde0a27fb3ca7714ffc6cbe0baff9c2c
https://ehq-production-canada.s3.ca-central-1.amazonaws.com/3f1ab47695316cd0cc3741445f8d002ec0382a90/original/1689599207/59a2321488829884acec855f090d5737_Policy_and_Program_Directions_Discussion_Paper.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIOR7VAOP4%2F20240109%2Fca-central-1%2Fs3%2Faws4_request&X-Amz-Date=20240109T205323Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=7a4797a36a8fc5e21b3a530f4f5b14df9172a49535d709e9bb01d5da25c734eb

Appendix 3 Municipalities Using/Contemplating Inclusionary Zoning

In March of 2025, Waterloo City Council
deferred the implementation of Inclusionary
Zoning. A staff report was to come forth in
June of 2025 with a proposed implementation
date, however there have been no updates to
the implementation date.

Waterloo, Region working with Tri-Cities via Exploring As an Upper Tier, the Region is responsible for
Region of Inclusionary Zoning to Support Affordable delineating PMTSAs. It then plays a supporting
Housing studies, presentations, etc. role in the preparation of 1Z

policies/provisions. The Region may also
assist with implementation, as the Housing
Services Manager.
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Appendix 4. Community Planning Permit System Details

Background

Section 70.2 of the Planning Act authorizes the issuance of a regulation to establish a development
permit system that local municipalities can use to control land development and outlines the contents of
the regulation. The Act also authorizes municipalities to enter into agreements with landowners with
respect to conditions set out in a development permit by-law, and that such agreements can be
registered on title. The Act also stipulates that the CPP by-law must conform with Official Plan and
Upper Tier Plan (if applicable), and further that the resulting site-specific development permits issued in
compliance with the CPP by-law is applicable law and any contravention of the permit is an offence and
on conviction is liable to a fine in accordance with section 67 of the Planning Act (Penalty) as is the case
with offences in relation to zoning by-laws, site plan control, etc.

Ontario Regulation 173/16 Community Planning Permits is the regulation that enables municipalities to
implement a Community Planning Permit System. It is through this regulation that we understand how
this tool is both similar to and different from the traditional land use control system outlined in Part V of
the Planning Act. Figure 14 provides a simple illustration of the traditional system and the CPPS. In very
general terms, the CPP by-law replaces the traditional zoning by-law and the issuance of development
permits in compliance with the CPP by-law replaces traditional processes such as a minor zoning by-law
amendment, a minor variance to the zoning by-law, and/or the site plan application process. Once a
development permit is issued, an application for building permit can be submitted and building permits
may be issued in compliance with the development permit (which is considered applicable law in
accordance with the Building Code Act).

Municipal Planning Instruments (in general)

Traditional System CPPS
POLICY - Macro

1
)

Zoning & 4

1Z By-laws
REGULATORY — Vinor Bylaw By-law
Macro/Area/Site specific ) + Minor

Variance

PERMIT — Site Specific

PERMIT — Micro Building

Permit

Figure 13 Comparison of Traditional Land Use Control System with CPPS

O. Reg. 173/16 defines “development” as:
e construction, erection or alteration to a building or structure
e laying out and establishment of parking, 3 or more mobile homes/trailer homes
e Site alteration
e Removal of vegetation.
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This definition of development is different from what is found in Section 41 (Site Plan Control) of the
Planning Act in so far as residential “development” is not limited to ten or more units, and also that the
definition address matters related to mobile homes/trailer homes, site alteration and removal of
vegetation, which are traditionally addressed under a Municipal Act by-law related to site alteration and
tree preservation.

The regulation also prescribes the content of official plan policies that are required prior to passing a
Community Planning Permit by-law (mandatory and optional policies), and the content of the actual CPP
by-law (mandatory and optional provisions). In terms of the steps required to pass the CPP by-law, the
regulation defers to Section 34 of Planning Act (Zoning By-laws) and its related regulation.

The CPPS regulation describes how development permit applications are to be processed and approved.
Furthermore, the regulation includes provisions regarding how and when the Ontario Land Tribunal may
be involved in those matters.

Figure 15 briefly illustrates key elements of the Regulation in relation to the official plan, CPP by-law and
approval of development permits. As indicated in the figure, the adoption of official plan policies and a
CPP by-law may occur sequentially or concurrently, similarly the approval of a permit application and
issuance of a development permit may occur sequentially or concurrently.

CPPS Implementation Steps

Private
Application:

Official Plan ENABLING CPPS By-law Provisions

Municipally
initiated:

CPPS Permit Approval CPPS Permit Issuance

Policies
* purpose of CPPS * conform with OP + conforms with CPPS By- + Includes approved plans
* where and how CPPS * specify location of CPPS law provisions and drawings in
will be implemented area * includes approved plans compliance with specific
* how CPPSis and drawings in development standards
+ implemented (i.e. compliance that are applicable to
Official Plan COMMUNITY approval authority) * specifies development the p.ermit site -
development standards standards that are * May include conditions

DEVELOPMENT policies

L o that must be satisfied at
* vision and objectives of

(i.e. registration of

criteria for issuing applicable to the permit
development permits site

community

land use and built form
amenities and services
to support community
over the long term

where, why and what
possible conditions may
be imposed.

may include conditions
that must be satisfied
prior to, at the time of
or after permit issuance.

condition on title) or
after permit issuance
(i.e. requirement for

monitoring)

NOTE: OP and CPPS By-law adoption may be done concurrently NOTE: Permit Application Approval and Issuance may occur concurrently.

Figure 14 CPPS Implementation Steps

Processing a Development Permit

The purpose of the OP and By-law policies and provisions are to guide decision making related to the
approval of a development permit. In that regard, it is helpful to understand the typical process related
to applying for, reviewing, approving an application and issuing a permit. This is illustrated in Figure 16
and described below.
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33

Process to approve a CPPS permitapplication

Issue notice of
application
per By-law

Determine Class
of Development*

Decision, one of:

Staff Report to AA
Municipal (and ¢ Application meets/does

a) Refuse
Agency) not meet by-law b) Approve and Issue Permit
i standards/criteria c) Approve and issue permit after conditions are met
e Recommended d) Approve and issue permit with conditions, or

conditions (if applicable) e) Approve, meet conditions, and issue permit with conditions

Issue written
notice of _ OLT Hearing &
decision with Decision

reasons

—> amed ISSUe permit

if there is an
o (within 15 days of (
Decision)

appeal)

Legend: . Municipality O Applicant . Tribunal

Figure 15 Process to approve a CPPS permit application.

As with any development application, prior to making a submission, the proponent should first consult
with the municipality to determine if a permit is required. As is noted in the figure, if the municipality
has defined classes of development the complete application requirements, fees and approval authority
and approval process for the application may differ, and in some cases the municipality may exempt
certain classes of development from the process entirely, (as is the case with site plan approval). If a
permit is required, the municipality will advise what information is required to satisfy complete
application requirements. At this stage, either the applicant or municipality may make a motion for
direction from the Ontario Land Tribunal to determine if the requirement for material is unreasonable or
that all the required materials have been received.

Once the complete application is received, the municipality has 45 days in-which to issue a decision on
the application. This time period does not apply to the issuance of the development permit, since in
some cases the issuance of the permit may require satisfying a condition prior to its issuance.

During the 45-day period, the municipality will need to give notice of the application and circulate it for
review, prepare a staff report for the approval authority. The report should describe how the application
has or has not met the requirements of the CPP by-law and provide recommendations accordingly. The
recommendations may be to approve the application, approve the application with conditions, or refuse
the application. If the recommendation includes conditions, the report needs to identify whether the
conditions must be met prior to, at the same time as, or after a development permit is issued.

The approval authority must then make a decision to:
o Refuse the application,
e Approve the application and issue a permit,
e Approve the application and issue a permit after conditions are met,
e Approve the application and issue a permit with conditions, or
e Approve the application, require the proponent to meet conditions, and then issue a permit with
additional conditions.
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Within 15 days of making the decision, the municipality must issue written notice of the decision along
with reasons for the decision to the applicant and anyone who requested to be notified of the decision.

The applicant may appeal a lack of decision (any time after the 45-day period), or the decision within 20-
days of its issuance. After a decision is issued, the applicant may, at any time, make a motion for
directions from the Ontario Land Tribunal to determine whether a specified condition of the
development permit application has been fulfilled.

For clarity, appeals to the Ontario Land Tribunal regarding a decision in relation to a development permit
application are limited to the applicant. This is similar to site plan application where only the applicant
has the right of appeal for both lack of decision and the decision of the approval authority. Whereas with
minor variance or rezoning applications, the applicant, the Minister or a “specified person”3° or “public
body”*° may appeal the decision of the Committee or Council, respectively.

Classes of Development

The municipality has discretion to determine what constitutes a “class of development.” Matters that
would otherwise be subject to a tree-preservation by-law or site alteration by-law approval may be
considered a class on their own, meanwhile minor variance type matters usually addressed by the
Committee of Adjustment may be a separate class, perhaps requiring a broader range of circulation.
Furthermore, matters that would otherwise be dealt with through a site plan application process could
be identified as a separate class which would likely require more matters (such as studies and drawings)
to support a complete application, and finally more complex matters that require negotiation for
community benefits in exchange for height and density, for example, may be a different class of
development with a higher level approval authority assigned to it. Each class of development may have

3% The Planning Act defined a “specified person” as:

(a) a corporation operating an electric utility in the local municipality or planning area to which the relevant
planning matter would apply,

(b) Ontario Power Generation Inc.,

(c) Hydro One Inc.,

(d) a company operating a natural gas utility in the local municipality or planning area to which the relevant
planning matter would apply,

(e) a company operating an oil or natural gas pipeline in the local municipality or planning area to which the
relevant planning matter would apply,

(f) a person required to prepare a risk and safety management plan in respect of an operation under Ontario
Regulation 211/01 (Propane Storage and Handling) made under the Technical Standards and Safety Act,
2000, if any part of the distance established as the hazard distance applicable to the operation and
referenced in the risk and safety management plan is within the area to which the relevant planning
matter would apply,

(g) a company operating a railway line any part of which is located within 300 metres of any part of the area
to which the relevant planning matter would apply, or

(h) a company operating as a telecommunication infrastructure provider in the area to which the relevant
planning matter would apply (Ontario Government, 2024)

40 The Planning Act defines a “public body” as: a municipality, a local board, a ministry, department, board,
commission, agency or official of a provincial or federal government or a First Nation. Section 1 (4.1) of the
Planning Act excludes Conservation Authorities from this definition in relation to the ability to appeal certain
matters, including minor variance applications, except where the appeal is related to natural hazard policies of the
Provincial Policy Statement. Section 1 (4.3) excludes upper tier municipalities without planning authority from this
definition as provisions of the Planning Act related to appeals of certain matters, including minor variance
applications. (Ontario Government, 2024)
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an assigned approval authority that could be a staff member (by title), and an assigned fee for the
processing of that class of application.

Condition within a Development Permit Approval

0. Reg. 173/16 prescribes that a condition of a decision of the municipality associated with a
Development Permit application must be authorized by the CPP by-law and meet the following
requirements:

1. The condition shall be clear, precise and quantifiable.

2. The condition shall include a clear statement of whether it must be complied with
before construction, renovation or change of use of a building.

3. The condition shall not deal with the following aspects of buildings and structures:

i Interior design.

ii. The layout of interior areas, other than interior walkways, stairs, elevators and
escalators to which members of the public have access from streets, open
spaces and interior walkways in adjacent buildings.

iii. The manner of construction and construction standards.

Ontario Land Tribunal Involvement in the Development Permit Application Process

As noted above, the Tribunal involvement in the development permit application process is to provide
directions regarding complete application requirements and/or completeness of an application, where
requested either by the municipality or the applicant to do so. And once a decision is issued, the Tribunal
may be requested by the applicant to provide directions regarding the appropriateness of condition(s)
and/or the fulfillment of condition(s).

The applicant may also request that the Tribunal issue a decision regarding the development application
where the municipality has not done so within 45-days of the complete application being submitted, or
within 20 days of the municipality having issued its decision regarding the development permit
application. The Ontario Land Tribunal has the same decision-making options as that of the municipality.
However, where there are conditions to be met, the Tribunal must first receive confirmation that they
have been met or have been satisfactorily secured, from the Municipality, prior to issuing the
development permit. Similar to a municipal decision, when issuing its decision, the Tribunal is required
to provide its reasons for the decision. The Tribunal’s decision is final.

Enabling Official Plan Policies

As described in Section 4, the regulation identifies both mandatory and optional official plan policies in
order to enable the adoption of a Community Planning Permit System By-law. The mandatory policies
relate to where such a by-law may be issued, the delegation of approval authority for issuing permits and
entering into agreements, and purpose of the by-law.

The optional policies relate to provisions that could be included in the CPP by-law, provide direction in
relation to development permit applications, such as:
e types of criteria that may be applied to determine whether to permit certain classes of
development or use of land,
e imposition of conditions,
e additional complete application requirements and/or exemption from some or all requirements,
and,
e within Protected Major Transit Station Areas, provision of affordable housing through
Inclusionary Zoning requirements.
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CPP by-law Provisions

The regulation similarly outlines mandatory and optional provisions to be included in the municipality’s
CPP by-law. Mandatory provisions include the boundaries of the CPP by-law area, and the assigned
approval authority(ies) if approval is delegated down from Council. Where the OP does include optional
policies regarding criteria, conditions and Inclusionary Zoning, then these are also required to be
addressed in greater detail within the CPP by-law. Table 9 lists the mandatory and optional provisions of
the CPP by-law.

Table 9 CPP by-law Mandatory and Optional Provisions

THEME 2 {0)V/ [ [e]\] COMMENT

LOCATION Boundaries of CPP by-law area Location can be townwide or area specific
(0. Reg. 173/165.4 (2) (a))

AUTHORITY If authority is being delegated, set out Council may delegate to a committee or a
scope and limitations of delegation member of staff, authority may include
(O.Reg. 173/16s. 4 (2) (j)) entering into agreements as well as issuing

permits.

PERMITTED Criteria to apply in order to determine Criteria in the by-law would be within the

CLASS/USE whether a class of development or use of = permitted types listed in the official plan.

CRITERIA land may be permitted (O. Reg. 173/16's. = Applying criteria regarding permission of a land
4 (3)(d)) use, for example, allows for discretion to be

applied when issuing a development permit
approval, that would otherwise trigger a
rezoning application in the traditional land use
control system.

CONDITIONS Outline conditions that may be imposed  Condition must:

(0. Reg. 173/16 s. 4 (2) (i) be of a type that is permitted by the official
If bonusing is permitted, establish the plan;

proportional relationship between the be reasonable for and related to the
guantity or monetary value of the appropriate use of the land; and

facilities, services and matters that may not conflict with federal and provincial statutes
be required and the height or density of  and regulations.
development that may be allowed. (O. See below for more information.
Reg. 173/16 s. 4 (6))
AFFORDABLE Provisions that give effect to Inclusionary | Only where the CPPS applies to a Protected
HOUSING Zoning policies of the Official Plan. (O. Major Transit Station Area.
Reg. 173/16s. 4 (3) (d.1)), in compliance | (See Section 3 and Appendix 2 of this report
with 1Z by-law provisions of Planning Act | regarding Inclusionary Zoning for more details.)
(0. Reg.173/165.4(3.2))

LAND USE Permitted uses of land (O. Reg. 173/16s.  Land use permissions would be implementing
PERMISSION 4 (2) (b)) OP policies and schedules.

STANDARDS Minimum and maximum standards for Standards provided would be implementing OP
development (O. Reg. 173/16s. 4 (2) (c)) = quantitative and qualitative policies, and may
be informed by urban design and public realm
guidelines.
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THEME 2 {0)V/ [ [e]\] COMMENT

PROCEDURES Internal review procedures regarding Establishing procedures in the by-law provides
decisions for issuing permits (O. Reg. all parties with a clear understanding of and
173/16s. 4 (2) (d)) consistent permit approval process.

NOTICE Manner for which Notice will be given The Regulation provides Council with discretion

regarding permit decisions to applicants | regarding issuing notice, establishing the
and those who have requested notice of = manner of notice in the by-law provides a clear

decision (0. Reg. 173/16 5.4 (2) (e)) understanding of and consistent notice process.
PERMIT Acknowledge that permits may be Establishing the develop permit amendment
CHANGES amended, and describe how the process in the by-law provides a clear
amendment could occur (O. Reg. 173/16 = understanding of and consistent amendment
s.4(2) () process.
AGREEMENTS  Acknowledge that agreements Establishing the agreement amendment
associated with a condition or a pre- process in the by-law provides a clear
existing site plan agreement may be understanding of and consistent amendment
amended, and describe how the process. Furthermore, recognizing pre-existing
amendment could occur (O. Reg. 173/16  site plan agreements minimizes administration
s.4(2) (g &h)) of pre-existing agreements once the CPP by-law
is in effect.
PORTABLE State that placement of portable This is a carry forward of the site plan approval
CLASSROOM classrooms on school sites of a district provisions of the Planning Act.

school board is exempt from seeking a
permit if the school was in existence on
January 1, 2007. (O. Reg. 173/16 s. 4 (2)
(k)

LAND USE Apply all matters set out in Section 34(1) | This is necessary because once the CPP by-law
PROHIBITIONS of Planning Act re: Zoning (O. Reg. is in effect the pre-existing Zoning By-law no
173/16s. 4 (3)) longer applies to the CPP by-law area, as such

all relevant (and up to date) provisions need to
be included in the CPP by-law.
DEV’T PERMIT  Prohibit any development or change of This ensures that all forms of development are

REQUIREMENT use of land without a development subject to a permit, unless they are explicitly
permit (O. Reg. 173/16 s. 4 (3) (a)) exempt from it (see below “Exemption).

CLASS OF Set out and define classes of Classes of development are a means of

DEV'T development (O. Reg. 173/16 s. 4 (3)(b)) = grouping development for the purpose of

exemption, determining complete application
requirements, assigning approval authority, and
establishing application fees.

EXEMPTION Exempt classes or uses of land from Just as certain matters are exempt from site
requiring a development permit (O. Reg. | plan approval, certain matters may be deemed
173/16s. 4 (3)(c)) not to require a development permit before

that activity may occur on a site.

Decision Criteria to be used to make decisions These criteria provide overarching guidance to

Making regarding permit applications (O. Reg. decision makers to determine whether an

CRITERIA 173/16s. 4 (3)(e)) application should be approved, and if so
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THEME PROVISION COMMENT

whether variations and/or conditions should be

applied/imposed.

VARIATION Range of possible variations from While establishing minimum and maximum

(without prescribed minimum and maximum standards ensure transparency and orderly

conditions) standards that may be authorized when development, there may be instances where
issuing a development permit (O. Reg. variation from the standard is appropriate. In
173/16 s. 4 (3)(f)) the traditional system, a proponent would have

to apply for a minor variance from the zoning
by-law and seek approval from the Committee
of Adjustment. Recognizing that certain
standards may require variances from time to
time and providing parameters regarding
acceptable variation upfront allows for the
variance to occur as part of the development
permit approval process, thereby eliminating
the otherwise extra step of seeking the
variance first and then receiving approval of
plans and drawings in support of the
development permit.

In summary, the CPP by-law incorporates all provisions related to Zoning By-law per section 34 of the
Planning Act, all provisions related to site plan control per section 41 of the Planning Act, as well as
administrative provisions as outlined above, and provisions related to criteria based decision making,
conditional approvals, predetermined permitted variations from minimum or maximum standards based
on criteria and/or conditions, and provisions that allow the municipality to enter into agreements that
may be registered on title. Furthermore, the By-law may also include provisions related to site alteration,
tree preservation, and parkland dedication. The By-law may also permit the municipality to negotiate for
community benefits with development permit applicants. These matters are explained below.

Conditions of Development Permit Approval

Attaching conditions to a development permit approval is not unique to the CPPS; however, what
differentiates the CPPS from other land use control tools is that there is a much broader range of
conditions that can be imposed and the timing of fulfilling the condition may be before, during or after
issuing a development permit.

Ontario Regulation stipulates that the condition must:
o be of a type that is permitted by the official plan;
e be reasonable for and related to the appropriate use of the land; and
e not conflict with federal and provincial statutes and regulations.

Consequently, it is important to consider what, if any, types of condition the municipality may want to
impose when developing official plan policies, and ensure that the Community Planning Permit System
By-law provides sufficient direction in order for the approval authority to impose necessary conditions in
relation to issuing a development permit.

In general, the purpose of conditions is to support complete community building and ensure orderly
development. Accordingly, the regulation provides several examples of types of conditions that may be
imposed. These are listed in Table 10:
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Table 10 Possible Types of Conditions within the CPPS System

Type of Condition

Effect

Comment

A condition that is
permitted by Section
34 (Zoning By-law) of
the Planning Act

This refers to conditions that may be
imposed in relation to zoning by-
laws.

This provision of the Planning Act is
presently inoperative because it is
limited to prescribed conditions
which to date have not been issued
in a regulation.

A condition that is
permitted by Section
40 (cash-in lieu of
parking) of the
Planning Act

This refers to conditions that are
presently permitted by the Planning
Act, wherein the municipality may
enter into an agreement with a
property owner that exempts the
owner from having to provide
required parking facilities on site
subject to the owner making one or
more cash payments which is then
allocated to a special account (to
support the creation of off-site
parking facilities or other means to
mitigate the loss of parking). The
agreement may be registered on title
until all payments are made.

The CPP by-law could refer to this
section of the Planning Act in order
to continue to be able to implement
this provision, where deemed
appropriate.

Within the CPP by-law, if parking
standard provisions are supported by
criteria and/or a condition requiring
the provision of a transportation
demand management strategy, the
Town could allow for a reduction of
parking that (a) does not require an
amendment to the by-law and (b)
results in an alternative that is not
off-site parking, but rather measures
that result in an overall reduction in
the need for parking (i.e., means that
support active transportation in lieu
of reliance on cars).

A condition that is
permitted by Section
41 (site plan control)
of the Planning Act

Similar to Site Plan control, the
approval of a Development Permit
requires the approval of plans and/or
drawings that provide details
regarding the placement of buildings,
facilities, landscaping, accessibility
matters, as well as building
elevations and massing. As such, the
Development Permit approval may
also be subject to conditions of
approval site plan application plans
and drawings, such as:

Provision of:

¢ land for widening of roads,

o facilities to provide access to and
from the site such as curbs, ramps,
and signs

o off street loading and parking
facilities, and driveways that can
accommodate emergency vehicles

The CPP by-law could refer to this
section of the Planning Act in order
to continue to be able to implement
this provision, where deemed
appropriate.

Presently, the Planning Act exempts
most residential development that
proposes 10 units or less, unless it is
proximate to prescribed features.*!
Furthermore, the Planning Act
exempts residential development
that proposes 25 units or less within
a building from having to provide
drawings (i.e., plan, elevation and
cross section of proposed
development) unless the
development is proposed in an area
identified in the Official Plan where

41 See definition of “development” provided in Section 41 (1) — (1.2) of the Planning Act.
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Type of Condition

Effect

Comment

¢ pedestrian access facilities (with
accessibility for persons with
disabilities)

e lighting

e |landscaping

e collection and storage facilities for
waste

e easements for watercourse,
sanitary sewage facilities and other
public utility maintenance or
improvement,

e grading/site alteration to support
disposal of storm, surface and
wastewater from the property, and

Convey land for transit right of way.

Enter into agreements regarding

facilities and their maintenance

which may be registered on title.

such drawings are required.*> These
limitations do not apply within the
CPP by-law area.

Note: unlike site plan approval, the
conditions attached to the
development permit approval are
considered applicable law in relation
to the Building Code Act. This means
that conditions regarding
sustainability features, for example,
are required to be satisfied as part of
the Building Permit approval process.

A condition that is
permitted by Section
42 (parkland
dedication) of the
Planning Act

The Planning Act stipulates that
parkland (or cash in lieu of parkland)
shall be conveyed the earlier of
rezoning, site plan approval or
building permit issuance at a rate not
exceeding 2% for commercial and
industrial purposes, and 5% for all
other land use, as provided for in a
municipal by-law. The Act also
permits an alternate rate for high-
density residential development at a
rate not exceeding 1 ha for each 600
residential units; furthermore, the
conveyance or value of land is
capped as follows:

shall not exceed the 10% of the
land/value of land for development
of land that is 5 hectares or less, and
15% for sites greater than 5 hectares.

The Town recently passed its
Parkland Dedication By-law, the
contents of that by-law may be
repeated in the CPP by-law to ensure
that conveyance or cash-in lieu of
parkland requirements are
consistently applied across the
municipality (or impose a condition
requiring conveyance or CIL in
accordance with the Parkland by-
law).

If supported by a bonusing condition
(see below) the Town may negotiate
an increase in the conveyance of
parkland, beyond the caps imposed
in the Planning Act, within the CPPS
area.

A condition that is
related to the removal
or restoration of
vegetation.

Where a development permit
application is proposing to remove
vegetation, conditions may be
imposed regarding relocation or
replacement of vegetation in
accordance with official plan policies

Typically, this type of condition may
be addressed in the Town’s Tree
Preservation By-law, however, within
the CPP by-law the scope of these
conditions may be broader than the
preservation of trees.

42 See section 41(5) of the Planning Act
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Type of Condition

Effect

Comment

that call for natural heritage
protection and/or mitigation of
negative impacts from development.

A condition that is
related to site
alteration, including
but not limited to,
alteration or
restoration of the
grade of land, and
placing or dumping
fill.

In some cases, the development
permit approval application may
include proposals to alter the grade
of a site to address servicing matters,
and/or to address matters of urban
design. The approval of a change in
grading may require certain
conditions to be fulfilled with respect
to matters such as the condition of
fill to be brought to the site, or the
placement of fill that is removed
from the site.

Typically, this type of condition may
be addressed in the Town’s site
alteration by-law. However, to enable
a more streamlined process, these
matters can be addressed via the
development permit approval
process.

A condition that is
related to ongoing
monitoring
requirements that are
considered necessary
for the protection of,
public health and
safety, or

the natural
environment.

When completing environmental
impact studies, a means of mitigating
negative impacts or on-going
preservation of public health and
safety may be to monitor the
development prior to, during or post
construction. A condition of the
development permit may be to
conduct such monitoring.

In the traditional system, this type of
condition may only occur by issuing a
holding provision within the zoning
by-law with respect to pre-
construction monitoring. While a
municipality may be able to enter
into an agreement with the
proponent to continue monitoring,
there is no means to require
monitoring post construction, other
than through a CPPS.

A condition that
requires the provision
of specified facilities,
services and matters
in exchange for a
specified height or
density of
development, which
may be within
minimum and
maximum standard of
development
(mandatory provisions
in by-law) or outside
range of variation
from standards
permitted in by-law
(discretionary
provision).

Only if,

The application of this condition
ensures that certain services,
facilities and matters are provided
commensurate with the density
and/or height of development
proposed. While certain traditional
development control systems ensure
baseline provision of these services,
establishing thresholds for
development that exceed certain
norms to provide services above the
baseline ensures that complete
community goals for the area subject
to the CPPS will be achieved.

This type of condition is similar to
Section 37 bonusing provisions of
the Planning Act that have been
replaced by the Community Benefits
Charge By-law. Within the CPPS
area, the CBC fee is not permitted to
be charged. As such, this type of
condition that allows the
municipality to enter into an
agreement where height/density
may be increased from specific
standards in exchange for
community benefits provides greater
opportunity for such services,
facilities or matters to be provided
concurrent with proposed
development.

The regulation provides parameters
regarding the use of these conditions
that are more directive than what
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the official plan sets
out policies relating to
the application of that
paragraph;

the by-law specifically
identifies the area of
the municipality in
respect of which a
condition described in
that paragraph may be
imposed; and

the by-law establishes
a proportional
relationship between
the quantity or
monetary value of the
facilities, services and
matters that may be
required and the
height or density of
development that may
be allowed.

was in the Planning Act regarding
bonussing. The application of these
parameters ensures that the
negotiation is transparent for not
only the proponent but also the
public.

The regulation requires that these
provisions be contemplated in the
Official Plan. Consultation with a
broad range of stakeholders ensures
that conditions foster partnership to
ensure that the Official Plan vision is
achievable. As a starting point, the
Town can rely upon its current
policies in the Official Plan regarding
Bonusing.*®

A condition under
which development or
site alteration may be
permitted in areas
where development
and site alteration are
otherwise prohibited,
i.e., wetland,
contaminated lands,
sensitive or vulnerable

Where the Official Plan provides
policy that under certain conditions,
i.e., mitigation, adaptation,
demonstration of no negative
impact, determination of limits of a
vegetative protection zone,
compensation, etc., development
may be permitted on otherwise
prohibited areas, these conditions
can be addressed in the CPP by-law

The traditional planning process
would require an amendment to the
zoning by-law to perhaps re-zone a
portion of the lands from hazard to a
development permitting use, or to
establish site specific provisions.
Whereas, this change in zone
boundary or site-specific provision
can be recognized in the

43 Section 28.8 of the Official Plan states:
Development standards may be incorporated into the Zoning By-law to permit increases in height and/or density of
development, where such development provides public benefits above and beyond what would otherwise be required. The public

benefits may include:

a) public transit infrastructure, facilities, services and improved pedestrian access to public transit;

b)  public parking;

c) affordable housing for a wide array of socio-economic groups;

d) conservation and preservation of cultural heritage resources;

e) protection and/or enhancement of natural features and functions;
f)  community centres and/or facilities and improvements to such centres and/or facilities;
g) parkland and improvements to parks;

h) day care centres;
i) public art;

j)  integration of office uses in mixed use developments;

k) green buildings; and,

1) other local improvements that contribute to the achievement of the Town’s building, landscape and urban form
objectives as set out in this Plan and supporting documents (Town of Oakville, 2021).
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areas, or natural
features and areas.

and be implemented through the
development permit approval and
issuance process.

development permit approval and
issuance documents.

A condition requiring
the owner of the land
to enter into one or
more agreements
with the municipality
respecting one or
more other conditions
imposed within the
development permit
application approval.

The ability to enter into agreements
and have them registered on title,
ensure that such agreements are
honoured by the proponent as well
as any subsequent landowner(s). The
range of matters related to these
agreements is very broad.

The traditional planning process
related to site alteration, minor
variance, inclusionary zoning,
permit/require agreements but for
specific/limited purposes. With the
CPPS, provided the Official Plan
states that agreements and their
registration on title may be a
condition of approval, the
municipality and development
proponents are able to enter into
them for any number of matters.

Other Conditions not mentioned in the Regulation

Phasing/Timing of
development

Where development is contingent on
a pre-requirement, i.e., extension or
enlargement of services, the
development permit application may
be approved, however the issuance
of a development permit (which is
required to secure a building permit,
for example) may be on condition
that the service is identified in the
Capital Budget, actively being
undertaken or has been installed,
whatever is most appropriate. This
alignment of approval and service
ensures orderly development within
the town.

The traditional planning process may
use Holding provisions. However,
these may require an amendment to
the Official Plan to enable the
provision and would require an
amendment to the zoning by-law to
impose the hold. While removal of
Hold is now delegated to
Commissioner of Community
Development, it still requires an
additional step in the approval
process prior to building permit
issuance.

Through the CPPS permit process,
the condition of a certain matter
having to be met prior to building
permit issuance means that once
proof of that matter’s completion is
provided, the permit may be issued.

Lapsing of Approval

To ensure that a development permit
approval is based on relatively
current best available information,
the municipality may include a
lapsing provision, after which the
approval of plans and drawing and
the conditions associated with them
are no longer in effect and new
application, based on new/updated
information must be submitted. This

The traditional planning process
authorizes lapsing provisions for
Minor Variance, Site Plan, Consent
and Plan of Subdivision approvals.

A lapsing provision can be provided a
condition of any development
permit.
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approach ensures that applications
are being submitted by development
proponents who have an interest
and the means to execute
development in a timely manner;
thereby ensuring staff time and
resources are being allocated to
projects with the intent to deliver
new development in the near term.
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Appendix 5. Municipalities Using/Contemplating CPPS

The table below provides a chronological list of municipalities that have in effect CPP by-laws in place.
The table also provides an excerpt of their Official Plan policies that outline the objective(s) for
implementing a CPPS, as required by the Planning Act.

Furthermore, the table lists municipalities that have draft by-laws or studies related to the CPPS. It
includes information regarding the likely extent of the CPPS area currently contemplated and the CPPS
purpose, where indicated by the municipality.

Finally, hyperlinks are provided to staff reports, studies and/or the actual CPP by-law (in effect or draft)
for further information and convenience to the reader. (Note: These links/sources do not appear in the
Reference section of this report.)

In Effect Community Planning Permit System:

Township of Lake of Townwide 2021 (townwide) “The development permit system is a planning tool
Bays 2006 (shoreline in Ontario that allows for the replacement and
only) combining of the zoning amendment, minor

variance and site plan approval processes, as well
as the regulation of vegetation removal and site
alteration, as well as other types of development.
The Township’s objectives in utilizing this system
are essentially related to better implementation of
the policies of this Official Plan, especially as they
relate to preservation of waterfront character,
including ecological and social values. This system
also offers opportunities to streamline the planning
approvals processes and clearly establish rules and
criteria for development within the by-law.”

- Per preamble to policy J.19 in Official Plan
Town of Carleton Townwide 2025 “ Community Improvement Plans may be adopted
Place (originally to achieve one or more of the following objectives:
adopted in 2008, 1. To upgrade and maintain all essential municipal
services and community facilities and
infrastructure; 2. To encourage or facilitate the
intensification of Strategic Properties; 3. To ensure
the maintenance of the existing building stock; 4.
To preserve heritage buildings through
rehabilitation, renewal and re-use; 5. To facilitate
the remediation, rehabilitation and/or
redevelopment of existing Brownfield sites; 6. To
encourage the provision of a mix of housing types,
including the construction of affordable housing; 7.
To encourage private sector investment and the
strengthening of the economic base; 8. To enhance
the visual appearance of Community Improvement
Areas; 9. To revitalize the Mississippi District as a
mixed-use area and a vibrant shopping destination;
10. To improve energy efficiency and reduce carbon
emissions where feasible; 11. Improving

and updated in
2015, and 2025)
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https://www.lakeofbays.on.ca/media/a2yhxcke/community-planning-permit-by-law.pdf
https://www.lakeofbays.on.ca/media/a2yhxcke/community-planning-permit-by-law.pdf
https://lakeofbays.civicweb.net/document/38428/
https://carletonplace.ca/wp-content/uploads/2025/07/By-law-53-2025.pdf
https://carletonplace.ca/wp-content/uploads/2025/07/Notice-of-Passing-By-law-53-2025-1.pdf

Appendix 5 Municipalities Using/Contemplating Community Planning Permit System

environmental, social, cultural, economic
development, or safety conditions.”

- Per policy 6.14.3 of the Official Plan

Town of Gananoque Townwide 2011 “The objectives of the Town in implementing the
development permit system include but are not
limited to; the preservation of the existing small-
town character, the improvement of Lowertown
and the waterfront, preservation and enhancement
of the residential neighbourhoods, promotion of
rehabilitation of industrial properties, the
expansion of greenspaces and park facilities and to
provide for their interconnectivity, increasing the
diversity of arts, cultural and recreational
opportunities and the protection of the natural
environment.”

- Per Policy 5.4.10.2 of the Official Plan
City of Brampton Main Street 2015 “The Community Planning Permit System is an
North additional implementation tool that may be used
by the City to ensure the goals and policies of this
Plan are realized. The Community Planning Permit
System is intended to be a flexible planning tool
that combines zoning, Site Plan Approval, and
minor variance processes into a single process.” —
per section 5.13 of Brampton Official Plan

and

“It is the goal of the Main Street North
Development Permit System Area to protect and
enhance the character of the district and to
encourage its transition into a diverse, livable, safe,
thriving and attractive component of the historic
Downtown precinct and the city as a whole. Main
Street North has several distinct sub-character
areas that have specific attributes that will be
addressed through detailed policies and objectives.
“The Official and Secondary Plan policies provide
the broad enabling structure for the Development
Permit System Area. The Main Street North
Development Permit By-law will provide a unified
policy framework for the area that will set out the
general goals, objectives, review criteria and
regulations to establish the City’s policy intent for
the area and ensure that the goals and objectives
are achieved.”
- Per Policies 5.7.2.1 and 5.7.2.2 of
Downtown Brampton Secondary Plan,
Secondary Plan Area 7
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https://carletonplace.ca/wp-content/uploads/2025/04/Official-Plan-As-Amended-03.2025.pdf
https://www.gananoque.ca/town-hall/planning-documents/development-permit-by-law-zoning
https://s3.ca-central-1.amazonaws.com/gananoque.ca/s3fs-public/2010-Development-Permit-Notice-of-Passing.pdf
https://s3.ca-central-1.amazonaws.com/gananoque.ca/s3fs-public/Official-Plan.pdf
https://www.brampton.ca/EN/Business/planning-development/projects-studies/Pages/main-street-north.aspx
https://www.brampton.ca/EN/Business/planning-development/projects-studies/Pages/main-street-north.aspx
https://www.brampton.ca/EN/Business/planning-development/central-area/MainStN_DPS/MSN%20DPS%20Final%20Document%20Binder.pdf
https://www1.brampton.ca/EN/City-Hall/Official-Plan/Documents/Final%20Draft%20Brampton%20Plan.pdf
https://www.brampton.ca/EN/Business/planning-development/Plans-and-Policies/secondary%20plans/SPA7%20Downtown%20Brampton.pdf
https://www.brampton.ca/EN/Business/planning-development/Plans-and-Policies/secondary%20plans/SPA7%20Downtown%20Brampton.pdf
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Town of Innisfil Alcona and 2025 (Note - no specific purpose is stated in OP
Shoreline (originally policy)
Area adopted in
2017) “The goals of the Community Planning Permit

System (CPPS) are to:

a. Implement the vision, principles and
policies of the Official Plan;

b. Engage the community in the creation of
the planned vision for the Lake Simcoe
shoreline;

c. Establish a comprehensive planning
framework that facilitates and shapes
appropriate, ecologically sound, and safe
development along the Lake Simcoe shoreline;
and,

d. To protect people and property from the
natural hazards that exist for shoreline
development.” — pers. 1.1.1 of CPP by-law.

Townwide** Study in process | TBD
Prepared by

Dillon Consulting
and SGL Planning

& Design
Town of Huntsville Townwide 2022 “The community planning permit system is a
(Overview of steps Prepared by Dillon | planning tool that allows for the replacement
taken to adopt by-law) Consulting and SGL | and combining of the zoning amendment,

Planning & Design | minor variance, and site plan approval

Educational processes, as well as the regulation of
Booklet vegetation removal and site alteration, as well
as other types of development. This system
also offers opportunities to streamline the
planning approvals processes and clearly
establish rules and criteria for development
within the by-law.” — Huntsville OP, Section 1.4
CPP by-law
Guelph, City of Stone Road / | March 2025 1. The Development Permit System is an
Edinburgh implementation tool that may be used to
Road Strategic ensure the goals, objectives and policies of
Growth Area this Plan are realized. The Development
currently in Permit System is intended to be a flexible
effect. planning tool which combines zoning, site plan

4 The use of CPP by-law across the Town is expected to be undertaken in phases, with adoption of new by-law in
priority areas by late 2024. See: Community Planning Permit System | Get Involved Innisfil
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https://innisfil.ca/en/my-government/resources/Documents/3c22bb76e27a109d4bf7e01c70df5c32_DSR-098-25-Community-Planning-Permit-System-(CPPS)---Alcona-and-Shoreline---Pdf.pdf
https://innisfil.ca/en/my-government/resources/Documents/3c22bb76e27a109d4bf7e01c70df5c32_DSR-098-25-Community-Planning-Permit-System-(CPPS)---Alcona-and-Shoreline---Pdf.pdf
https://innisfil.ca/en/my-government/resources/Documents/3c22bb76e27a109d4bf7e01c70df5c32_DSR-098-25-Community-Planning-Permit-System-(CPPS)---Alcona-and-Shoreline---Pdf.pdf
https://innisfil.ca/en/my-government/resources/Documents/058-25---Community-Planning-Permit-By-law-signed-(ID-898186).pdf
https://innisfil.ca/en/building-and-development/resources/Documents/CPPSBookletFINAL-compressed-size.pdf
https://innisfil.ca/en/building-and-development/community-permit-planning-system.aspx
https://myhuntsville.ca/cppbylaw/news_feed/council-approved-community-planning-permit-by-law
https://myhuntsville.ca/cppbylaw
https://www.huntsville.ca/business-development-environment/planning-and-development/planning-applications/community-planning-permit-and-amendment/
https://huntsvilleon.civicweb.net/filepro/document/65319/2022-97%20-%20Community%20Planning%20Permit%20By-law.pdf
https://huntsvilleon.civicweb.net/filepro/document/73716/Huntsville%20CPP%20By-law%20Educational%20Booklet_July%202023.pdf
https://huntsvilleon.civicweb.net/filepro/document/73716/Huntsville%20CPP%20By-law%20Educational%20Booklet_July%202023.pdf
https://www.huntsville.ca/media/ew0ls3kz/town-of-huntsville-official-plan-march-2019.pdf
https://guelph.ca/living/house-and-home/housing-in-guelph/creating-housing/community-planning-permit-system/
https://guelph.ca/living/house-and-home/housing-in-guelph/creating-housing/community-planning-permit-system/
https://guelph.ca/living/house-and-home/housing-in-guelph/creating-housing/community-planning-permit-system/
https://guelph.ca/wp-content/uploads/CommunityPlanningPermitBylaw.pdf
https://www.getinvolvedinnisfil.ca/cpps
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Downtown
Guelph- CPPS
is being
developed
following
council
approval in
2025.

control and minor variance processes into a
single process.

2. The City may establish a Development
Permit System in accordance with the Planning
Act.

3. Where such a system is desired, it will be
established through amendment to this Plan
and address matters such as the area to which
the Development Permit System applies, any
delegation of Council authority, specific goals,
objectives and policies of the Development
Permit area, the type of criteria and conditions
that may be included in a Development Permit
By-law, classes of development that may be
exempt and/or specific complete application
requirements.

-Per 10.11 Development Permit System in the
City of Guelph Official Plan

Ottawa, City of

Kanata North | OPA33in
Economic September 2024.
District

Bylaw expected
Study (May in September
2023) 2025.
Education
Booklet

Prepared by
SGL Planning &
Design

“With this Special Economic District also subject to
the Community Planning Permit pilot study, the
Zoning By-law provisions will eventually be
replaced by a district specific Community Planning
Permit By-law. This should uphold the shared vision
for redevelopment, support the ability to readily
adapt to rapidly changing technology and market
conditions, and streamline the development review
process.”

- Policy 6.6.3.2 (2) City of Ottawa Official Plan
and

“The objectives for the creation of a Community
Planning Permit System include:

a) Identifying specific discretionary uses that would
be permitted based on them being complementary
to existing development;

b) Relaxing some land use regulations and enabling
flexibility in design with a focus on regulating those
matters that will uphold the shared vision for the
area as detailed in the area-specific CPP By-law;

c¢) Allowing minor variations to development and
design standards by specifying the type and extent
of variation that would be appropriate and that
would uphold the policies, objectives and intent of
the area-specific CPP By-law regulations;

d) Simplifying and streamlining the development
approval process, thereby reducing the time
involved in obtaining permission to develop a
permitted discretionary use;

e) Promoting the use of sustainable transportation;
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https://guelph.ca/wp-content/uploads/Official-Plan-February-2024-Consolidation.pdf
https://engage.ottawa.ca/community-planning-permit-cpp-study-kanata-north-economic-district
https://engage.ottawa.ca/community-planning-permit-cpp-study-kanata-north-economic-district
https://engage.ottawa.ca/community-planning-permit-cpp-study-kanata-north-economic-district
https://ehq-production-canada.s3.ca-central-1.amazonaws.com/81586713e9029e99988f06e5f8489b9ad8f6b1b2/original/1731685830/2a762a1df4417636ef82fe6c7adb87dd_Discussion_Paper_FINAL-AODA.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIFWFOUYFI%2F20250731%2Fca-central-1%2Fs3%2Faws4_request&X-Amz-Date=20250731T194448Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=29a46f8056e599d104236954a22dd018803976d9e8ff43e2b7907179b199b09d
https://www.waterloo.ca/en/government/resources/Documents/Cityadministration/Studies/City-of-Waterloo-CPPS-Education-Booklet.pdf
https://www.waterloo.ca/en/government/resources/Documents/Cityadministration/Studies/City-of-Waterloo-CPPS-Education-Booklet.pdf
https://engage.ottawa.ca/community-planning-permit-cpp-study-kanata-north-economic-district/news_feed/kanata-north-economic-district-official-plan-amendment
https://engage.ottawa.ca/community-planning-permit-cpp-study-kanata-north-economic-district/news_feed/kanata-north-economic-district-official-plan-amendment
https://engage.ottawa.ca/zoning
https://engage.ottawa.ca/zoning
https://engage.ottawa.ca/the-new-official-plan
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f) Allowing for mixed use development, and for
residential densities that will support commercial
activities and a wider range of uses in Kanata
North;

g) Maintain and enhance the urban or rural
landscape, or Village Core, in the Rural Transect;
h) Protect Natural Environment Areas, Significant
Wetlands, significant features and of the Natural
Heritage System;

i) Protect heritage resources designated under the
Ontario Heritage Act;

j) Maintain the character of the affected area(s);
and

k) Minimizing the impact of a proposed
development on lands adjacent to and outside the
area-specific CPP By-law boundary.”

- per Policy 11.2(2) of the Ottawa Official Plan

Municipalities Contemplating the CPPS — Draft/Adopted

Municipality Extent of Use | In effect CPPS Purpose (OP Policies)

City of Toronto Citywide OPA 258 Adopted Policies:
(adopted in “1. The goals of the Development Permit
2014, appeal System are to:

adjourned until a) implement the vision, principles and

City adopts a CPP | policies of the Official Plan;

by-law)* b) engage the community in the creation of
the planned vision subject areas;

c) establish a comprehensive planning
framework that facilitates and shapes
development appropriate for subject areas;
and d) secure predictable outcomes by
ensuring that all approved development is
consistent with the planned vision and the
comprehensive planning framework for
subject areas.

2. The objective of the Development Permit
System is to provide for an alternative land use
regulatory framework that implements the

45 “On November 2, 2017, the Ontario Municipal Board (the "OMB") issued a decision on a joint motion brought by
the Building Industry and Land Development Association ("BILD") and a number of landowners and supported by
several ratepayer groups to indefinitely adjourn the previously scheduled ten-day hearing on the appeal of City's
Official Plan Amendment ("OPA") 258. The OMB in its decision ordered that the hearing would be indefinitely
adjourned until the City has enacted a Community Planning Permit By-law (Development Permit By-law) and the
appeal period relating to the By-law has passed under the Planning Act” (Wendy Walberg, 2017).
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https://engage.ottawa.ca/the-new-official-plan
https://www.toronto.ca/legdocs/bylaws/2014/law0726.pdf
https://www.toronto.ca/legdocs/mmis/2023/ph/bgrd/backgroundfile-235726.pdf
https://www.toronto.ca/legdocs/mmis/2023/ph/bgrd/backgroundfile-235726.pdf
https://www.toronto.ca/legdocs/mmis/2023/ph/bgrd/backgroundfile-235726.pdf
https://www.toronto.ca/legdocs/mmis/2023/ph/bgrd/backgroundfile-235726.pdf
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Municipality

Extent of Use

In effect

CPPS Purpose (OP Policies)

Official Plan and achieves the Goals stated
above.

3. The entire City of Toronto is identified by
this policy as a development permit area.
However, development permit by-laws will
only be prepared for those areas within the
City identified by Council, following at least
one community meeting in the affected area,
in addition to any requirements under the
Planning Act.”

- Per OPA 258, section 5.2.3 of OP to be revised.

City of Burlington

Major Transit

OPA 2 adopted

Station Areas

by Council on

(Burlington
UGC,
Aldershot Go
MTSA,
Appleby GO
MTSA)

June 10, 2024
(awaiting
approval by the
Minister of
Municipal Affairs
and Housing)
and By-law
drafted,
adoption
expected in late
2024 per Council
minutes.

OPA 2 maintains the existing Official Plan policies
that provide the following objective when
implementing a community planning permit by-
law:

12.1.14(1) OBJECTIVES

a) To provide for an alternative land use
regulatory framework that implements the
objectives and policies of this Plan.

b) To establish a comprehensive planning
framework that facilitates and shapes
development that is consistent with the
planned vision for an area.

c) To provide a means of expediting
development approvals by establishing
principles to facilitate desired development
and by combining the zoning, site plan
approval and minor variance processes into
one review and approval process for
development proposals in a defined area.

Town of Niagara-on-

the-Lake

Townwide or
area specific

OP adopted in
2019 (awaiting
Regional
approval)

“The objectives of the Town in implementing
the Community Planning Permit System
include but are not limited to: a) the
preservation of the existing small town
character; b) the conservation of cultural
heritage resources; c) ensuring that new
development reflects the community design
guidelines approved by Council; d) ensuring
that the new development or redevelopment
is in keeping with the existing built form of the
community; e) the protection of the natural
environment; f) protection and support for
agricultural production in the Specialty Crop
Lands; and g) streamlining the development

87

Planning Act Tools to Facilitate Development of Affordable Housing

Town of Oakville



https://www.getinvolvedburlington.ca/mtsa
https://www.getinvolvedburlington.ca/mtsa
https://burlingtonpublishing.escribemeetings.com/filestream.ashx?DocumentId=78886
https://burlingtonpublishing.escribemeetings.com/filestream.ashx?DocumentId=78887
https://burlingtonpublishing.escribemeetings.com/Meeting.aspx?Id=5b404592-656c-49f4-99ea-2468b355a200&Agenda=PostMinutes&lang=English&Item=13&Tab=attachments
https://burlingtonpublishing.escribemeetings.com/Meeting.aspx?Id=5b404592-656c-49f4-99ea-2468b355a200&Agenda=PostMinutes&lang=English&Item=13&Tab=attachments
https://www.notl.com/sites/default/files/2022-06/Official%20Plan%20Text%20-%20August%2015%202019.pdf
https://www.notl.com/sites/default/files/2022-06/Official%20Plan%20Text%20-%20August%2015%202019.pdf
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December of
2024, it is with
MMAH for
approval.

A second draft of
the Community
Planning Permit
By-law and
Urban Design
Guidelines was
released in July
2025 for public
feedback. The
final by-law is
expected in June
of 2026.

Municipality Extent of Use | In effect CPPS Purpose (OP Policies)
approval process while providing certainty
with respect to future uses and built form.”
- Per 10.4 Objectives of the Official Plan
Waterloo, City of Citywide CPPS OPA (1) The City may adopt one or more a community
adopted in planning permit by-laws under Section 70.2 of the

Planning Act to establish a Community Planning
Permit System in one or more geographic areas of
the city, or city-wide. Any Community Planning
Permit System will support, at a minimum, the
following objectives, as applicable:

(a) Streamlining the development review process:

i) Create a simplified development process;

ii) Focus on pre-application consultation
meetings to ensure sufficient information
and details are provided at the outset of the
planning review process; and

iii) Accelerate development approval
timelines where applications are consistent
with City and agency plans, policies and
standards.

(b) Supporting housing diversity:

i) Require the provision of new affordable
housing, and the retention of existing
affordable housing supplies, having regard
to proximity to transit including the City’s
Major Transit Station Areas;

ii) Optimize the use of land through context
sensitive mixed-use intensification in the
City’s Major Transit Station Areas and
designated Nodes and Corridors;

iii) Enable the development of missing middle
housing and higher density housing forms in
planned areas, as set out in the Community
Planning Permit System by-law, to
contribute to a diverse range of housing
options; and

iv) Prioritize development applications that
increase the supply of housing types that
are needed in the city.

(c) Facilitating the realization of complete
communities and a high standard of urban design:

i) Plan for a compact, connected, and context-
sensitive urban built form;

ii) Plan for the provision of a mix of uses and
densities in accordance with this Plan;

iii) Plan for the provision of transit-supportive
development and densities in proximity to
transit corridors;

iv) Plan for and provide direction on
employment uses and principles including
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https://www.engagewr.ca/waterloo-official-plan/opa-58-official-plan-review-phase-1-adopted-by-city-council-2
https://www.engagewr.ca/waterloo-official-plan/opa-58-official-plan-review-phase-1-adopted-by-city-council-2
https://www.engagewr.ca/waterloo-haf-initiative-7
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Municipality

Extent of Use

In effect

CPPS Purpose (OP Policies)

an economy that features a technologically-
advanced employment base;

v) Plan for and provide direction on
commercial uses and principles including
commercial services accessed by active
transportation;

vi) Establish standards and requirements for
vibrant public and private realms, including
coordinated elements within Major Transit
Station Areas, the Uptown Waterloo
Primary Node, and within designated Nodes
and Corridors; and

vii) Provide built form direction for higher
density and mixed-use development to
ensure appropriate transitioning and public
realm interfaces.

(d) Supporting sustainability and natural elements:

i) Focus and provide direction on green design,
landscaped open space, and sustainability to
help mitigate the impacts of a changing
climate and to integrate natural elements and
systems into the built environment;

ii) Regulate tree protection, removal, and
planting (including large canopy trees, as
appropriate);

iii) Regulate site alteration activities;

iv) Provide direction on electric vehicle parking
and infrastructure, including hydro servicing;
and

v) Provide direction on permitted uses and
regulations to support the remediation of
brownfield sites.

(e) Orderly growth and development, having regard
to relevant transportation and servicing master
plans.

- Per policy 12.2.17(1) in City of Waterloo OPA 58

Oakville, Town of

Midtown

OPA 70 adopted
by council on
February 18,
2025. Itis
currently with
MMAH for
approval.

Draft CPPS by-
law is in
development,
with public
consultation

“Achieve Midtown Oakville goals by: a) identifying
Midtown Oakville as a Community Planning Permit
Area in accordance with section 28.15 of this Plan;”
-Per policy 20.2.3 in OPA 70

“Midtown Oakville as delineated in schedules L1 —
L6 of this Plan is a community planning permit
area. The goals, objectives, and policies in
proposing a community planning permit system in
this area are set out in section 20: Midtown
Oakville”

-Per policy 28.15.1(a) in OPA 70
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https://hdp-ca-prod-app-wr-engage-files.s3.ca-central-1.amazonaws.com/9517/4802/5850/Final_OPA_58.pdf
https://www.oakville.ca/getmedia/8dd7c4c2-efff-4bc0-93f9-c17d38acdb4b/planning-midtown-community-planning-permit-system-OPA.pdf
https://www.oakville.ca/town-hall/news-notices/2025-planning-public-notices-archive/notice-of-adoption-of-a-proposed-official-plan-amendment-for-midtown-and-town-wide-42-15-59/
https://www.oakville.ca/town-hall/news-notices/2025-planning-public-notices-archive/notice-of-adoption-of-a-proposed-official-plan-amendment-for-midtown-and-town-wide-42-15-59/
https://www.oakville.ca/getmedia/8dd7c4c2-efff-4bc0-93f9-c17d38acdb4b/planning-midtown-community-planning-permit-system-OPA.pdf
https://www.oakville.ca/getmedia/8dd7c4c2-efff-4bc0-93f9-c17d38acdb4b/planning-midtown-community-planning-permit-system-OPA.pdf
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Municipality Extent of Use | In effect CPPS Purpose (OP Policies)
ongoing through
Fall 2025 and
Winter 2026
Municipalities undertaking studies
Municipality Potential CPP Study Current OP Policy
Area
Ajax, Town of Townwide, by- | Study
laws can be undertaken and
adopted on Draft OPA
Zre? specific | initiated in 2017,
asts (by Gladki

Planning) but no
further work
done to date.

Barrie, City of

Two strategic
locations:

Urban Growth
Centre and
Allandale
MTSA

As of June 2025,
the City is
currently in the
planning phases
for a public
consultation on a
Community
Planning Permit
System for the

Study Area
Blue Mountains, TBD, townwide | Study (June
Town of recommended | 2023)

Prepared by SGL
Planning & Design

King Township

With Nobleton

Council approved

and King City staff
recommendations
to procure
consultants to
prepare CPPS
Markham, City of TBD Study (January
2023)
Prepared by
Planscape
Peterborough, City of Study (October Before passing a By-Law to establish a
The city is 2023) Community Planning Permit Area, an Official
developinga | Prepared by Dillon | Plan Amendment shall be required to: i.
city-wide Consulting and SGL | |dentify the area to which the Community
CPPS, by-law | Planning & Design | p|anning Permit System applies; ii. Set out the

scope of the authority that may be delegated
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https://www.oakville.ca/business-development/planning-development/housing/community-planning-permit-system/
https://www.oakville.ca/business-development/planning-development/housing/community-planning-permit-system/
https://www.ajax.ca/en/community-planning-permit-system-study-draft-official-plan-amendment.aspx
https://www.buildingbarrie.ca/cpps
https://www.buildingbarrie.ca/cpps
https://www.thebluemountains.ca/sites/default/files/2023-06/CPPS%20Policies%20Background%20Paper_The%20Blue%20Mountains%20Official%20Plan%20Review.pdf
https://king.civicweb.net/FileStorage/302FD62C08034A10BF0FEF60EBF94C03-Doctors%20Lane%20and%20Old%20King%20Road%20Block%20Plan%20Studi.pdf
https://king.civicweb.net/FileStorage/302FD62C08034A10BF0FEF60EBF94C03-Doctors%20Lane%20and%20Old%20King%20Road%20Block%20Plan%20Studi.pdf
https://www.markham.ca/economic-development-business/planning-development-services/official-plan/2014-official-plan
https://pub-markham.escribemeetings.com/filestream.ashx?DocumentId=72731
https://www.connectptbo.ca/cpps
https://www.connectptbo.ca/cpps
https://pub-peterborough.escribemeetings.com/filestream.ashx?DocumentId=36717
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Municipality

Potential CPP
Area

Study

Current OP Policy

and necessary
OP policies.

Dillon Consulting
and SGL Planning

and any limitations on the delegation, if the
City intends to delegate any authority under

Town of

Saugeen Shores
is currently in
Phase 2 of their
CPPS
engagement.
Through
Summer 2025,
the nodes and
corridor study
and
consultation is
ongoing.

2022) Sean Hertel
& Associates
Urban Planning

published an the Community Planning Permit By-Law; iii.
As of June 27, | Education Specify goals, objectives, and policies of the
2025, a Booklet for Community Planning Permit Area; iv. Set out
survey is live Peterborough on | the types of criteria and conditions that may
for the Community be included in the Community Planning Permit
Peterborough | Planning Permit Bylaw; v. Identify the classes of development
residents to System in 2024. or redevelopment that may be exempt; vi.
help shape Specify height and density provisions; and, vii.
development Specify complete application requirements.
related -Per policy 7.20 in the Peterborough Official
control Plan
measures of
the draft
CPPS.
Richmond Hill, City of | TBD Study (December
2022)
Prepared by
Meridian Planning
Saugeen Shores, Built-up area Study (Dec.
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https://www.peterborough.ca/news/posts/new-survey-for-city-wide-community-planning-permit-system/
https://foca.on.ca/wp-content/uploads/2024/10/Community-Permit-System-Booklet-Peterborough-2024.pdf
https://foca.on.ca/wp-content/uploads/2024/10/Community-Permit-System-Booklet-Peterborough-2024.pdf
https://www.peterborough.ca/media/vcxdo0mo/official-plan-may-2025-consolidation-aoda-copy-2.pdf
https://www.peterborough.ca/media/vcxdo0mo/official-plan-may-2025-consolidation-aoda-copy-2.pdf
https://www.richmondhill.ca/en/zone-richmond-hill.aspx
https://www.richmondhill.ca/en/shared-content/resources/documents/Zone-Richmond-Hill/Implementation-Tools-Technical-Paper.pdf
https://www.saugeenshores.ca/en/invest-and-plan/community-permit-planning-system.aspx#Where-is-the-Town-considering-using-the-CPPS
https://engage.saugeenshores.ca/CPPS
https://engage.saugeenshores.ca/CPPS
https://hdp-ca-prod-app-saug-engage-files.s3.ca-central-1.amazonaws.com/7917/4974/4691/CPPS_Recommendations_Report.pdf

Appendix 6.

Municipalities Using CIP in Support of Affordable
Housing

The table below provides a list of municipalities that have in effect or draft Community Improvement
Plans in place that provide incentives for affordable housing. Hyperlinks are provided to the Plan and/or
website landing pages related to the Plan for further information and convenience to the reader. (Note:
These links/sources do not appear in the Reference section of this report.)

Alymer, 2021 Town of Alymer Community Improvement Plan
Town of Applicable Townwide

For new affordable rental housing, encourages at least 20% of units to be affordable.

Planning Application and Building Permit Fees grant, up to 50%

Development Charges Grant, up to 50% of fees paid

Cash-in-lieu of parkland grant, up to 50% of fees paid

Tax Increment Equivalent Grant — up to 50% of increment in year one, down to 10% or
2% of increment in year 5.

Bancroft, 2014 Town of Bancroft Community Improvement Plan

Town of Residential Grant to create affordable residential units, up to 50% of eligible costs,
based on $15 per sq. ft. to a maximum of $5,000 per project in support of
rehabilitation of existing or creating new units.

Residential Loan to create affordable residential units, up to 50% of eligible costs,
based on $15 per sq. ft. to a maximum of $10,000 per project in support of
rehabilitation of existing or creating new units, repayable in monthly installments
over 5 years.

Barrie, City 2024 City of Barrie Housing Community Improvement Plan
of

Supports Barrie’s goal that 15 to 20 percent of new housing units (depending on

location) are affordable. It is also intended to accelerate the construction of new

housing units to increase the overall supply of housing options.

Per door Grant, lump-sum grant for affordable units, value dependent on project
proponent and type

Development charges equivalent grant for fourplexes — for the 4rth rental unit not
addressed in the DC Act,

Approval to defer development charges to occupancy permit — for high-density rental
housing

Tax increment equivalent grant — medium and high-density purpose built rental
rebated up to 100% in year 1 down to 0% in year 10

Exemption from planning application fees — for non-profit and charitable organization
proposing affordable housing

Barrie bonus for additional residential units — bonus to successful applicants of the
County of Simcoe Secondary Suites Program, value per Development Services
Bulletin

Homeownership forgivable loan — downpayment assistance with 20-year forgivable
loan, to a maximum of 10% of downpayment and max amount established in
Development Services Bulletin, for owner occupied unit and must be below
threshold household income per housing bulletin.

Surplus municipal lands for affordable housing program — not application based, at
the discretion of Council.
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https://aylmer.ca/town-hall/planning-building/community-improvement-plan-cip/
https://aylmer.ca/business-development/community-improvement-plan-cip-2/
https://bancroft.hosted.civiclive.com/business/community_improvement_plan_and_application
https://bancroft.civicweb.net/filepro/documents/59817/?preview=45434
https://www.barrie.ca/government-news/adopted-strategies-plans/housing-community-improvement-plan%20Applicable%20city-wide.
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Belleville,
City of

2021

City of Belleville CIP

Prepared/revised by Sierra Planning and Management and Dillon Consulting

Applicable citywide

Towards affordable rental housing, requires an agreement with City and proof of

affordability annually.

Affordable Rental Housing Development Charge Rebate, 100% of municipal DC or
prorated based on number of affordable units relative to total units within mid- or
high-rise building.

Affordable Rental Housing Building Permit Fee Rebate 2" units and new apartment
building providing affordable rental units, 100% of fee or prorated based on number
of affordable units relative to total units within mid- or high-rise building.

Affordable Rental Housing Tax Increment Equivalent Rebate (TIER) 2" units and new
apartment building providing affordable rental units, 100% Municipal Portion for 10
years.

Second Units in New Construction Housing Rebate $2500 for legal second unit where
primary dwelling is owner occupied and unit is tenanted for 5 years.

Second Unit in Existing Housing Rebate $500 for studies, $2000 where construction
cost is over $30K, second unit must be tenanted for minimum of 5 years (and not
via short term rental).

Accessibility Top-Up Rebate Second units or affordable rental units, max. $2500 for
barrier free construction.

Downtown Residential Above Commercial Building - Building Permit Fee 100% of for
new residential unit(s) above commercial use.

Downtown residential above commercial (TIER) — providing residential units above
commercial use, 100% Municipal Portion for 10 years.

Note: City also has Brownfield incentives for studies, tax cancellation during

remediation, and tax increment equivalent post construction.

Blue
Mountains

Town of the

2021

Housing Within Reach CIP (prepared by WSP)

Applicable to the whole Town.

Attainable Housing Feasibility grant, 100% of eligible costs to a maximum of $20K.

Development Charges Grant Equivalent Program The value of the grant is based on
the value of development charges applicable to the number of attainable dwelling
units in a development at 100% of the value of the applicable development charges,
to a maximum of $250,000.00.

Tax Increment Equivalent Program up to 50% of eligible costs to a maximum of
$25,000.00 per year for up to 10 years following completion of an eligible project,
and maximum grant value shall not exceed 5 times the amount of the initial tax
increment. Complemented by a loan, for the other 50% using the same parameters
as the grant.

Municipal Fees Equivalent 100% of fees, or $10,000.00, whichever is less.
Complemented with a loan for 100% of fees or $20,000.00, whichever is less.

Downtown Apartment Rehabilitation or Conversion Program 50% of eligible costs to a
maximum of $15,000.00 per attainable dwelling unit. The maximum number of
eligible attainable dwelling units per property shall be four. Complemented by a
loan of up to 50% of eligible costs to a maximum of $30,000.00 per attainable
dwelling unit, maximum 8.

Additional Residential Unit Program up to 50% of eligible costs to a maximum of
$15,000.00. Complemented by a loan of up to 50% of eligible costs to a maximum
of $30,000.00.

Surplus Land Grant Program Per an RFP process, land may be granted at a significantly
reduced value or at no cost.

93

Planning Act Tools to Facilitate Development of Affordable Housing Town of Oakuville


https://www.belleville.ca/en/city-hall/community-improvement-plans.aspx
https://www.thebluemountains.ca/business-economy/community-improvement-plan
https://www.thebluemountains.ca/business-economy/community-improvement-plan
https://www.thebluemountains.ca/business-economy/community-improvement-plan
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Brampton,
City of

2024
(draft)

City of Brampton

Applicable citywide

Prepared by SHS Consulting and WSP Canada Inc.

Per Council Meeting June 17, 2024, proposed plan is subject to consultation, prior to

Council adoption.

Affordable Housing Capital Grant Program up to $340,000 per new affordable
ownership or rental unit, where a minimum of 10% of building units are affordable
maintained as affordable to a minimum of 25 years.

Rebate Program for Garden Suites: all municipal fees paid during construction of unit
are rebated for new garden suites.

Brantford,
City of

2021
(amended
2023)

Downtown Community Improvement Plan

Affordable Housing Revitalization Project — Tier 1 — a Revitalization Project that
includes a minimum of 20% of Affordable Housing rental units, which have a rent
charge for each unit size which is equal to or less than 80% of the most recently
released Canada Mortgage and Housing Corporation (CMHC) average market rent
(AMR) for the City of Brantford and County of Brant for that unit size, or 80% of an
alternate average market rent approved by the Ministry of Municipal Affairs and
Housing. The Affordable Housing rental units must be governed by a Municipal
Housing Facilities Agreement with the City of Brantford, to ensure the units
continue to be maintained as affordable for a minimum of 20 years, and must be
participating in a federal and/or provincial housing program. The grant is
equivalent to up to 90% of the increase in municipal property taxes in years 1to 5,
70% in years 6 And 7, 50% in year 8, and 30% in years 9 and 10.

Affordable Housing Revitalization Project — Tier 2 — a Revitalization Project that
includes: a minimum of 10% of Affordable Housing rental units, which have a rent
charge for each unit size which is equal to or less than 80% of the most recently
released CMHC AMR for the City of Brantford and County of Brant for that unit
size, or 80% of an alternate average market rent approved by the Ministry of
Municipal Affairs and Housing; and a minimum of 10% of Affordable Housing
rental units, which have a rent charge for each unit size which is equal to or less
than 60% of the CMHC AMR for the City of Brantford and County of Brant for that
unit size, or 60% of an alternate average market rent approved by the Ministry of
Municipal Affairs and Housing. The grant is equivalent to up to 100% of the
increase in municipal property taxes in years 1 to 10.

Minimum eligible cost must be $10,000

Brockville,
City of

2020

CIP for Downtown Brockville

Applicable to Downtown

Tax Increment Equivalent for Rehabilitation and Redevelopment (TIERR) Grant
Program - 100% for 5 years for all commercial and residential development

Residential or Commercial Conversion/Rehabilitation Grant (RCCR) Program - The
lesser of 50% of costs to convert of rehabilitate or $20,000

Burlington,
City of

2025

Burlington Affordable Rental Housing Community Improvement Plan (CIP).
The CIP has 10 financial incentive programs. Thess includes:

e grants

e forgivable loans

e  municipal fee waivers

e development charges assistance

e brownfields tax assistance

Planning Act Tools to Facilitate Development of Affordable Housing
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https://www.brampton.ca/EN/Business/planning-development/housing-brampton/Pages/Community-Improvement-Plan-for-Affordable-Housing.aspx
https://pub-brampton.escribemeetings.com/Meeting.aspx?Id=aa0c8805-a3f2-4f73-85ad-b50f439588dd&Agenda=Merged&lang=English&Item=62&Tab=attachments
https://www.brantford.ca/en/your-government/downtown-community-improvement-plan.aspx
https://www.buildbrantford.ca/design-and-development/greyfields-revitalization-strategy/
https://brockville.com/wp-content/uploads/2023/03/Downtown-Community-Improvement-Plan-January-2020.pdf
https://www.getinvolvedburlington.ca/housingstrategy/news_feed/burlington-s-affordable-rental-housing-community-improvement-plan
https://www.getinvolvedburlington.ca/housingstrategy/news_feed/burlington-s-affordable-rental-housing-community-improvement-plan
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Municipal Fee Waiver Program
Up to 100% of eligible municipal fees set by by-law may be waived for:
development applications with one or more new affordable rental dwelling
units; building and occupancy permits; and on-street parking permits (1 year),
as required by the City, to a maximum of $40,000 per project to create new
affordable rental housing

Housing Design and Study Grant Program
Up to 50% of the total cost to complete eligible studies, plans, or designs to a
maximum of $15,000 per project for background planning and design for
multi-unit affordable rental housing (excluding ARUs) with six units or more, a
minimum of which 30% shall be affordable.

Brownfield Tax Assistance Program
The City can cancel all or a portion of its municipal property taxes and apply
for the Province to match that cancellation through education property taxes
for up to 3 years. A separate application to the Minister of Finance is required
for the provincial tax program and an application must be approved by by-law.

Additional Residential Unit Affordable Rental Program

Up to 100% of total eligible costs to a maximum of:
¢ $70,000 per unit for new affordable rental interior or attached ARUs
(including garage conversions), or for existing affordable rental interior or
attached ARUs that are being legalized (through a building permit process);
and
¢ 595,000 per unit for new detached accessory affordable rental ARUs.

Missing Middle Affordable Rental Unit Program

e Up to 100% of total eligible costs, to a maximum of $225,000 per eligible
affordable rental missing middle unit.

Mid/High-Rise Affordable Rental Unit Program

Up to 100% of total eligible costs, to a maximum of:
¢ $145,000 per new affordable mid/high-rise rental unit; and
* $180,000 per new affordable mid/high-rise threeBbedroom rental unit.
¢ Requires a minimum of three (3) new affordable-rental units and/or new
affordable-rental three-bedroom units in a residential rental building, to be
eligible.

Affordable Residential Development Charges Interest Free Deferral Program
Residential buildings or structures in accordance with the DCA, 1997 (4 or
more units) where greater than one unit or 10% of units are affordable rental
units as defined in accordance with the DCA, 1997 Bulletin, may be eligible for
interest-free development charges payments in accordance with the DCA,
1997 payment schedule for rental housing, with six annual installment
payments starting at occupancy.

ARU Development Charges Waiver for Third ARU
Consistent with the DCA, 1997, exemption of the first two Additional
Residential Units, this program waives development charges for the third
Additional Residential Unit. This program supports the City’s four units as of
right policies and Zoning permissions.

Tax Increment Equivalent Grant
Up to 100% of the City portion of the tax increment provided annually for a
time period to be determined through an agreement with the City.
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Sustainable and Accessible Design Grant Program
Up to $50,000 per project, subject to an evaluation of the proposed
development based on the extent to which a project incorporates voluntary
sustainable building practices and/or accessible design.

Cobourg,
Town of

2020

Affordable and Rental Housing CIP

Prepared by MHBC and SHS Consulting Inc.

Rental Housing Planning and Building Fee Waiver Program, grant back 100% of fees
for affordable rental or purpose-built rental housing project.

Rental Housing Cash-in-lieu of Parking Reduction Program, grant back 50% of the
calculated cash-in-lieu of parking fee.

Rental Housing Development Charge Program, grant equal to a portion®® of
development charges normally payable to the town.

Rental Housing Property Tax Increment Grant Program, grant dependent on increase
in property tax.

Second Unit Planning and Building Fee Reduction Program - Grant

100% of fees paid on specified applications for second units.

Second Unit Renovation and Construction Grant Program — Grant Maximum $10,000,
up to 50% of total cost. Only for individuals who live at the property (sole and
primary residence)

Second Unit Renovation and Construction Loan Program — Loan Maximum $50,000,
up to 70% of total fees. Only for individuals who live at the property (sole and
primary residence)

Emergency and Transitional Housing Planning and Building Fee Program - 100% of
fees paid on specified applications for emergency / transitional housing.

Affordable Housing and Home Ownership Planning and Building Fee Reduction
Program — Grant, up to 50% of fees paid on specified applications for residential
development projects. For individuals or developers who partner with a non-profit
organization.

Affordable Housing and Home Ownership Development Charge Grant Program -
Grant equal to a portion of the DCs normally payable.

Espanola,
Town of

Espanola Community Improvement Plan Downtown Core/Highway 6 Corridor

Revitalization

Prepared by J.L. Richards & Associates Ltd.

Tax Increment Equivalent Grant for properties in the residential project area, for multi-
residential, seniors housing, or affordable housing projects: 100% rebate in years
1-3, 50% rebate in years 4-6, 25% rebate in years 7-9

Grey
Highlands,
Municipality
of

2024
(update)

Municipality of Grey Highlands Community improvement plan 2023-2024

Planning and Building Permit Fee Grant - Maximum $2500 for planning fees, $2500 for
building permit fees; limited to proportion of affordable units.

Vacant Building Conversion/Expansion Grant - Max the lesser of $7500 or 50% of
eligible cost to convert/expand vacant building and create housing.

Surplus lands, offered via RFP, with priority to affordable housing projects.

City of
Guelph

2025

City of Guelph Affordable Housing Community Improvement Plan
The plan provides grants for those looking to:

e add a new affordable unit to their property, such as basement apartments, in-
law suites or tiny homes — up to $20K per unit, and up to $20K if infrastructure
upgrades to the public realm within the City right-of-way or street are
required for the project; plus additional $10K per addition of accessibility
features beyond building code requirements.

46 portion is dependent on mix of affordable and market rent units and/or unit size, see Table 2 in the CIP.
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https://www.cobourg.ca/en/our-government/Community-Improvement-Plan.aspx
https://engagecobourg.ca/affordable-rental-housing-cip
https://www.espanola.ca/services/planning-and-development#:~:text=Community%20Improvement%20Plan&text=The%20CIP%20establishes%20a%20framework,rehabilitate%20and%20revitalize%20project%20areas.
https://www.espanola.ca/services/planning-and-development#:~:text=Community%20Improvement%20Plan&text=The%20CIP%20establishes%20a%20framework,rehabilitate%20and%20revitalize%20project%20areas.
https://www.greyhighlands.ca/en/business-and-development/community-improvement-plan.aspx
https://www.greyhighlands.ca/en/business-and-development/community-improvement-plan.aspx
https://guelph.ca/living/house-and-home/housing-in-guelph/funding/affordable-housing-community-improvement-plan/
https://guelph.ca/living/house-and-home/housing-in-guelph/funding/affordable-housing-community-improvement-plan/
https://guelph.ca/wp-content/uploads/Attachment-1-Guelph-Affordable-Housing-Community-Improvement-Plan.pdf
https://www.cobourg.ca/en/resources/Affordable-Rental-Housing-CIP.pdf
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e turn vacant units into affordable housing — up to $100K per affordable unit,
plus $20K per addition of accessibility features beyond building code
requirements.

e  build new affordable housing units (rental or ownership) — up to $25K per unit

Halton Hills, | 2022 Town of Halton Hills CIP

Town of Prepared by Sierra Planning and Management

Applies townwide

Multi-Stream Comprehensive Tax Increment Equivalent Grant (Tieg) Program, for
affordable rental housing, up to 10 years, to the maximum of the lessor of eligible
costs of development or the tax increment increase resulting from the development
for no more than 10 years.

Planning Fees and Building Permit Grant, for affordable rental housing, 6 or more
units with downtown Acton and Georgetown and Georgetown GO, the lesser of
50% of planning fee or $4000 per property. (limit of 1 grant per property) and the
lesser of 50% of building permit fees or $10,000.

Hamilton, 2024 Housing for Hamilton CIP

City of (updated)

Applies to lands in Roxborough

Grant - Rebate Development Charges for homeownership units at below market price

Loan - Forgivable loans equivalent to value of development charge for rental units

Hamilton, 2021 Revitalizing Hamilton’s Commercial Districts

City of (updated) | Applies to Downtown and commercial districts with BIAs

Low interest loan and grant to create new dwelling units (including conversion from
another use), renovate existing, laneway housing.

Tax Increment Grant for affordable rental housing over 4 years in 25% increments. (i.e.,
0% in year 1, 25% in year 2, etc., is payable for the increase in property taxes).

TIG for existing rental housing undergoing renovation. 100% of increase for years 1-5,
with 20% increases for years 6-9.

Hamilton, 2023 Environmental Remediation and Site Enhancement (ERASE)

City of Applies to Brownfield sites

Provides grants for studies, (max. is the lesser of 50% of cost or $20,000 for one study
or $35,000 for 2 studies; for not-for-profit housing, max is the lesser of 100% of cost
or $40K for one study or $70K for two studies).

Tax Increment Equivalent Grants for affordable rental housing (at 80% of cost for the
transportation and disposal of contaminated soils, 100% of cost for remediation and
other eligible costs) up to a maximum per the tax increment equivalent each year
for up to 13 years.

Tax Assistance Program, (tax cancellation) subject to Minister of Finance agreeing to
cancel education portion of property taxes (per Brownfield Financial Tax Incentive
Program), City will do the same for up to 10 years for residential development.
NOTE: For non-residential development, 20% of tax increment is diverted to the
City’s Municipal Acquisition and Partnership and the Affordable Housing Grant
programs.

Affordable Housing Grant Program, grants to not-for-profit affordable housing

providers towards remediation costs of contaminated sites. Max. $200,000

Hawkesbury, | 2021 Town of Hawkesbury Community Improvement Plan

Town of Prepared by WSP
Applies to downtown, gateway precinct and brownfield and adaptive use precinct
areas:

Affordable Housing Development Charges Grant — up to 100% of charges
Affordable Housing Planning and Building Permit Fee Grant — up to 100% of fees
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https://www.haltonhills.ca/en/business/community-improvement-plan.aspx
https://www.haltonhills.ca/en/business/community-improvement-plan.aspx
https://www.hamilton.ca/sites/default/files/2025-07/PED_Housing-for-Hamilton-Community-Improvement-Plan.pdf
https://www.hamilton.ca/sites/default/files/2025-07/PED_Housing-for-Hamilton-Community-Improvement-Plan.pdf
https://www.hamilton.ca/sites/default/files/2022-03/21-164_0.pdf
https://www.hamilton.ca/sites/default/files/2023-08/23-107.pdf
https://investinhamilton.ca/tools-data/financial-incentives/municipal-programs/erase-study-grant-program/
https://investinhamilton.ca/tools-data/financial-incentives/municipal-programs/erase-redevelopment-grant-program/
https://investinhamilton.ca/tools-data/financial-incentives/municipal-programs/erase-education-tax-assistance-program/
https://investinhamilton.ca/tools-data/financial-incentives/municipal-programs/erase-affordable-housing-grant-program/
https://www.hawkesbury.ca/en/town-hall/urban-planning/community-improvement-plan
https://www.hawkesbury.ca/en/residents-services/technical-services/urban-planning

Appendix 6 Municipalities using CIP in support of Affordable Housing

Affordable Housing Tax Increment Equivalent Grant — up to 100% in year, declining by
20% each year for 5 years; to a maximum of 50% of eligible costs.

Downtown Housing Grant — up to 50% of construction cost per unit to a maximum of
$5,000 per unit, and maximum 2 units.

Mixed Use Development Grant — up to 50% of cost of a study to a maximum of $5,000
per project, where project includes proposal for 4 or more affordable units.

Rental Housing Tax Increment Equivalent Grant — up to 100% in year, declining by 20%
each year for 5 years; to a maximum of 50% of eligible costs.

Lake of Bays

January
2024

Township of Lake of Bays Community Improvement Plan

Prepared by the Planning Partnership and TCI Management Consultants

Applies to communities of Hillside, Dwight, Baysville and Dorset

For new worker housing and redevelopment of multi-residential housing or single-

family housing with accessory residential unit geared to forestry, mining, alternative

energy, tourism, hospitality and retail.

Fee Rebate (100% of municipal fees),

Project Grant (lesser of 50% of eligible cost or $2000/unit),

Loan ($10,000 per business), and

Tax Increment Financing (lower of 50% of project cost or tax increment equivalent over
5 years on sliding scale of 100% to 0% by year 6),

London, City
of

2020

City of London Affordable Housing Community Improvement Plan

Applies city-wide

Affordable housing development loan, amount and duration is at Council’s discretion.

Additional residential unit loan program, amount and duration is at Council’s
discretion.

Muskoka
Lakes,
Township of

2021

Township of Muskoka Lakes Community Improvement Plan Bala and Port Carling
Report

Prepared by The Planning Partnership and MDB Insight

Attainable or Employee Housing Program (geared to tourism, hospitality and retail
workforce)

Fee rebate — grant amount TBD

Construction Grant — 25% of eligible cost to a maximum of $20K - $40K

Tax Increment Grant over 5 years, $150K - $900K total over 5 years

New
Tecumseth
Town of

2021

Community Improvement Plan

For Alliston, Beeton and Tottenham

Rental Development Grant, for purpose built rental dwelling and affordable dwelling
units.

Tax Increment Equivalent on a sliding scale from 100% (for buildings with a minimum
20% affordable) of the increment in year 1 to 0% in tenth year. Max grant for
buildings with less than 20% affordable is 80% in year 1.

Niagara
Falls, City of

2004

Downtown Community Improvement Plan (PDF) (prepared by GSP Group and RCI

Consulting)

Revitalization Grant (PDF) — to offset the increased property taxes that result from the
rehabilitation of downtown residential properties annual Grant equivalent to 80% of
the increase in City property taxes for first five years, 60% in years 6 and 7, 40% in
year 8, and 20% in years 9 and 10.

Residential Loan (PDF) - To provide a 0% interest loan (based on $20 per sq. ft. of
habitable residential space to a max. of $20,000, repayable over 5 years) to
promote the: conversion of non-residential buildings to residential use; upgrade of
existing residential buildings to meet Building Code, Fire Code and Property
Standards By-law; and construction of residential units on vacant properties.
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https://www.lakeofbays.on.ca/municipal-services/plans-and-strategies/community-improvement-plan/
https://www.lakeofbays.on.ca/municipal-services/plans-and-strategies/community-improvement-plan/
https://london.ca/business-development/community-improvement-incentives
https://london.ca/sites/default/files/2022-02/AFFORDABLE%20HOUSING_CIP_10.01.2020_compressed.pdf
https://www.muskokalakes.ca/en/business/community-improvement-plan.aspx
https://www.muskokalakes.ca/en/business/community-improvement-plan.aspx
https://www.muskokalakes.ca/business-property-development/community-improvement-plan-cip/
https://ehq-production-canada.s3.ca-central-1.amazonaws.com/546592946d73aead6c6e87125e548efc5840e232/original/1669829075/933fa34c2015463068d7a86219372312_Updated_TML_CIP.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIFWFOUYFI%2F20250723%2Fca-central-1%2Fs3%2Faws4_request&X-Amz-Date=20250723T184230Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=f2bf1eaec013883eae4ef2f9ed3227d42e588b14a4829fce276ba1d490a69eb3
https://www.newtecumseth.ca/en/business-and-development/incentive-programs-community-improvement-plan.aspx#Rental-Development-Grant_1
https://www.newtecumseth.ca/en/business-and-development/incentive-programs-community-improvement-plan.aspx#Rental-Development-Grant_1
https://www.newtecumseth.ca/en/business-and-development/resources/CIP/Town-of-New-Tecumseth-Community-Improvement-Plan---FINAL---March-1-2021.pdf
https://niagarafalls.ca/business/community-improvement-plans/default.aspx
https://niagarafalls.ca/business/community-improvement-plans/default.aspx
https://niagarafalls.ca/pdf/business/cip/downtown/downtown-niagara-falls-CIP-november-2004.pdf
https://niagarafalls.ca/pdf/business/cip/downtown/downtown-revitalization-grant.pdf
https://niagarafalls.ca/pdf/business/cip/downtown/downtown-residential-loan.pdf
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Niagara 2006 Historic Drummondville Community Improvement Plan (PDF) prepared by RCI
Falls, City of Consulting, Marshal Macklin Monagham, du Toi Allesopp Hillier

Revitalization Grant (PDF) - Annual grant equivalent to 80% of the increase in
Municipal taxes in Years 1-5 after rehabilitation, 60% in Years 6 and 7, 40% in Year 8,
and 20% in Years 9 and 10 to offset the increased property taxes that result from
the rehabilitation of residential and commercial properties.

Residential Loan (PDF) - 0% interest loan on the basis of $20 per sq. ft. of habitable
space created, to a maximum loan of $20,000 per unit. Maximum loan of $500,000
per property repayable over 5 years to promote the: conversion of non-residential
buildings to residential use; upgrade of existing residential buildings to meet
Building Code, Fire Code and Property Standards By-law; and construction of
residential units on vacant properties.

North Bay, 2020 Growth Community Improvement Plan
City of Areas designated Intensification Area in Official Plan

Tax Increment Rebate - Up to 5 years incremental municipal tax rebate, 100% of
increment in year 1 to 0% of increment in year 5

Municipal Fee Rebate - 100% rebate for applicable municipal fees Development
Charges Rebate - 100% rebate for applicable development charges

Professional Study Grant - Up to 50% to a maximum of $5,000 towards eligible third
party professional fees

Oakville, 2018 Brownfield Community Improvement Plan
Town of The whole of Oakville is designated as a community improvement project area. The CIP
is specific to brownfield sites.

Tax Increment Grant Program — where a property requires environmental remediation
and/or risk assessment, and provides a minimum of 20% of units that are
affordable, assisted, and/or special needs housing, Town may grant 80% - 100% of
the municipal property tax increase generated by the project for 8 to 12 years after
project completion, depending on location of the site.

Ottawa, City | (2024 Affordable Housing Community Improvement Plan prepared by MHBC

of Applies city-wide, to increase supply of affordable rental housing
Tax Increment Equivalent Grant the lesser of $6,000 to $8,000 per unit (depending
on level of affordability), per year for twenty years, or the incremental increase in
property tax for that year.

Owen 2020 City of Own Sound CIP

Sound, City Applicable City-wide

of Study and Design Grant - Max grant the lesser of 50% of cost or $10K (maximum 2
grants per property), for affordable housing

Development Charges Grant for rental housing, rebate of City DCs upon completion of
project

Surplus Lands and Building - Priority given to affordable housing projects via RFP

process

Pembroke, 2022 City of Pembroke Community Improvement Plan
City of Affordable Housing Study Grant, up to 50% to a maximum of $5,000

Downtown Housing Grant, 50% of construction cost to a maximum of $5,000 per unit,
two units maximum

Planning Fee: A grant to a maximum of $2,500

Building Permit Fee: A grant to a maximum of $2,500, grants can cover the cost of City
fees up to 100%

Tax Increment Equivalent Grant for new or conversion of building providing residential
units, percentage to be determined by municipality, maximum 10 years.
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https://niagarafalls.ca/business/community-improvement-plans/default.aspx
https://niagarafalls.ca/business/community-improvement-plans/default.aspx
https://niagarafalls.ca/pdf/business/cip/main-and-ferry/drummondville-cip.pdf
https://niagarafalls.ca/pdf/business/cip/main-and-ferry/drummondville-revitalization-grant.pdf
https://niagarafalls.ca/pdf/business/cip/main-and-ferry/drummondville-residential-loan.pdf
https://northbay.ca/services-payments/building-development/growth-community-improvement-plan/
https://northbay.ca/services-payments/building-development/growth-community-improvement-plan/
https://www.oakville.ca/business-development/planning-development/planning-studies/brownfield-community-improvement-plan/
https://www.oakville.ca/business-development/planning-development/planning-studies/brownfield-community-improvement-plan/
https://www.oakville.ca/getmedia/38e97b86-873f-4a7b-b847-a3505659bb35/planning-tax-increment-grant-program-guide.pdf
https://engage.ottawa.ca/affordable-housing-community-improvement-plan
https://ehq-production-canada.s3.ca-central-1.amazonaws.com/169f85533152db46ae09d49d57aec47a84ec1b07/original/1711397622/045b9ddf84ddf5b3d427d3f636f245cc_Report_-_Affordable_Housing_CIP_and_Implementing_By-laws_-_AODA-combined.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIFWFOUYFI%2F20250731%2Fca-central-1%2Fs3%2Faws4_request&X-Amz-Date=20250731T154638Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=deb5c24db97b12a5dc25eb581cecc39e8f2b07790fdc46b477241946e960ac17
https://www.owensound.ca/media/1jkk5a3h/02112020_cip-final-w-schedules.pdf
https://pembroke.ca/en/business-and-development/city-of-pembroke-grants.aspx
https://pembroke.ca/en/business-and-development/resources/Ec-dev-documents/CIP-summary-booklet---March-2022-FINAL-ua.pdf
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Port Hope,
Municipality
of

Port Hope Community Improvement Plan

Applicable to Downtown

Upper Storey Conversion Grant Program - $15/sq. ft. to a maximum of $15,000 per
residential unit, to a maximum of 4 units. $24/sq. ft. for affordable residential units.

TIEG or Development Charge Grant for “catalytic” projects.

Fee Grant, 100% of planning and development application and permit fees to a
maximum of $5000.

Prescott,
Town of

2023

Town of Prescott Community Improvement Plan

Large Scale Residential Development multi-unit with a minimum of 10% affordable,

Permit & Application Fees Grant - Reimbursement to a maximum amount of the
building and application fees, for work that is approved for the CIP program.
$1,000 or 10% of building permit fee whichever is higher

Property Tax Increment - Tax increment grant of varying percentage (starting at 50% &
decreasing by 10% each year) to off-set increase in municipal taxes from
improvements, paid annually for up to 5 years. (Maximum is based on assessment
increase)

Red Lake,
Municipality
of

2017

Red Lake Community Improvement Plan

Applies to Balmertown

Planning Application and Building permit fees 50% to a maximum of $1000 per
project or property

Rental Housing Conversion and Expansion Grant, up to $20 per sq. ft of converted or
expanded floor space, to a maximum of $5,000 per project/property

Tax Increment Equivalent Grant for adaptive reuse, building rehabilitation and retrofit
works, over 5 years starting 100% of increment and down to 20% by year 5.

Richmond
Hill, City of

2024

Community Improvement Plan (CIP) - Affordable Housing and Sustainable Design - City
of Richmond Hill

The City is developing a Community Improvement Plan (CIP) to establish financial
programs that incentivize more affordable housing and sustainably designed housing.
The Draft CIP was presented to Council in June 2024, comments are due by August 30,
2024.

Prepared by N. Barry Lyon Consultants (NBLC) and ERA Architects

Applicable citywide

Proposing:

Development Fees/Charge Grants — covers municipal charges and fees, including
application fees for site plan and building permit, for projects with unit at or below
125% of the average market rent (AMR).

Tax Increment Equivalent Grant (TIEG) — up to 100% of increase in property tax for
new rental development with more than 10 affordable housing units making up a
minimum of 25% of total residential units, for 10 years for rents 101% - 125% of AMR,
and for 20 years for rents at or below 100% of AMR.

Capital Funding Grant — issued annually on a competitive basis via Request for
Proposal basis, grant would cover capital costs; successful bids are evaluated based on
level of affordability (i.e. 80% of AMR), sustainable development measures to be
implemented (meeting city’s “Gold” performance level);grant amount TBD.

Public Lands — city lands to be sold or leased at discounted rate per RFP process.

Sarnia, City
of

2024

Sarnia Community Improvement Plan

Report

Prepared by The Planning Partnership and MDB Insight

Applicable to Downtown Sarnia and Mitton Village

Planning Act application fees and Building Permit Fees - 50% of cost
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https://www.porthope.ca/en/business-and-development/community-improvement-plan.aspx#Upper-Storey-Conversion-Grant-Program
https://www.prescott.ca/invest/data-incentives/cip-program/
https://www.prescott.ca/media/rbib2ccc/prescott-community-improvement-plan-cip_final.pdf
https://www.redlake.ca/business-and-development/doing-business-in-red-lake/community-improvement-plan-cip/
https://doc.redlake.ca/pdf/planning/FinalCIP.pdf
https://www.richmondhill.ca/en/find-or-learn-about/cip-for-affordable-housing-and-sustainable-design.aspx
https://www.richmondhill.ca/en/find-or-learn-about/cip-for-affordable-housing-and-sustainable-design.aspx
https://www.sarnia.ca/public-notices/notice-of-adoption-of-the-city-of-sarnia-affordable-rental-housing-community-improvement-plan-pursuant-to-s-1723-1-of-the-planning-act-1990-r-s-o-1990-c-p-13-as-amended/
https://sarnia.civicweb.net/FileStorage/3F68FA21356042B086B60FF01C8BC28B-CommServ%20-%2008%20-%20Report%20-%20Affordable%20Rental%20Housing.pdf
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Additional Residential Units Program Grant, the lesser of 25% of the renovation cost
or $20K per property.

Renovation Grant, the lesser of 25% of cost or $15,000 per property

Tax increment Based Program to incentivize property improvement, via adaptive reuse

of increase in floor area by 25% or more, grant back tax increment equivalent at 100%

in year 1 and decrease by 10% annually to 10% by year 9.

Smiths Falls,
Town of

2022

Town of Smiths Falls Community Improvement Plan (CIP)
Prepared by Dillon Consulting

Attainable Housing Development Charge Rebate, up to 100% of charge

Attainable Housing Building Permit Fee and Planning Application Fee Rebate, up to
100% of fees

Attainable Housing Tax Increment Equivalent Rebate, 50% of municipal tax for 10
years, based on a minimum of 6 attainable units

Attainable Housing Additional Residential Unit (ARU) Rebate, up to $15,000 for
professional drawings

Attainable Housing and Universal Accessibility Co-Application, 50% of cost up to
$15,000 for exterior and 50% of cost up to $15,000 for interior

Southgate,
Township of

2021

Township of Southgate Community Improvement Plan

Housing Rehabilitation and Conversion Grant, to assist with the rehabilitation of a
previous residential unit or the conversion of upper floor
commercial/residential/mixed-use building space into affordable residential units.
Maximum $12,000 or 50% of the eligible costs (whichever is less).

Planning and Building fee grant, maximum $2,500 for each

Development Charges Grant — maximum $10,000

OR

Tax Increment Equivalent grant - the municipal taxation increases on the property-
based assessment change caused by new construction or building upgrades can be
transitioned by 10% annual increases imposed each year over the 10-year period.

Southwest
Middlesex

Township

2021

Southwest Middlesex Community Improvement Plan

Commercial Conversion/Rental Housing Grant - For rental housing projects, a grant
may be provided for 50% of eligible costs for each unit, up to a total of $5,000 per
unit (to a maximum of 2 units).

St. Marys
Town of

2021

Community Improvement Plan

Applies within downtown

Downtown rental housing grant - For new rental and existing residential units in upper
storeys of buildings with commercial at grade, grant 50% of the eligible costs for
each unit up to $5,000 per unit, with the overall grant value not exceeding $10,000.

Accessory Dwelling Unit grant - Up to 50% of the eligible project costs incurred, to a
maximum of $10,000.

St. Thomas,
City of

May 2024
(updated)

City of St. Thomas Community Improvement Plan

Prepared by RCI Consulting

Residential Grant - A Grant equal to 50% of cost of renovating existing affordable
residential units and/or constructing new affordable residential units, to a
maximum grant of $12,500 per unit (total maximum grant of $100,000 per
property/project).

AND

Residential Laon - A no interest loan equal to 50% of cost of renovating existing
residential units and/or constructing new residential units, to a maximum loan of
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https://www.smithsfalls.ca/en/business-and-development/resources/Documents/By-law-10386-2022-Smiths-Falls-CIP---CIP-Final-October-11-Adoption---2022-11-17.pdf
https://www.smithsfalls.ca/en/business-and-development/resources/Documents/Planning/CIP/Program-3-Requirements-2024.pdf
https://www.smithsfalls.ca/en/business-and-development/resources/Documents/Economic-Development/Program-4-Requirements-(1).pdf
https://www.smithsfalls.ca/en/business-and-development/resources/Documents/Planning/CIP/Program-5-Requirements-2024.pdf
https://www.smithsfalls.ca/en/business-and-development/resources/Documents/Economic-Development/Program-6-Requirements-(2).pdf
https://www.smithsfalls.ca/en/business-and-development/resources/Documents/Economic-Development/Program-7-Requirements-(1).pdf
https://www.southgate.ca/en/economic-development/southgate-community-improvement-plan.aspx
https://www.southgate.ca/media/klddxi4f/by-law-2021-035-by-law-to-adopt-the-cip-amendment-2023-558.pdf
https://www.southwestmiddlesex.ca/business/community-improvement-plan
https://www.southwestmiddlesex.ca/business/community-improvement-plan
https://www.southwestmiddlesex.ca/sites/default/files/2021-06/000%20SWMCIP_Final_20210610.pdf
https://www.townofstmarys.com/en/doing-business/Community-Improvement-Plans.aspx
https://www.townofstmarys.com/en/doing-business/resources/Documents/Town-of-St.-Marys-CIP---FINAL--July-2021.pdf
https://www.stthomas.ca/common/pages/GetFile.ashx?key=LNrNAB4l
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$12,500 per unit (total maximum loan of $100,000 per property/project). The loan
is repayable in equal monthly payments over a 7-year period.

Development Charge grant — up to 100% of city charge

Tax Increment Grant — up to 100% for up to 5 years

Parkland Dedication Grant Program — 100% of cash-in-lieu fee, where it is determined
parkland is not required.

Planning and Building Feed Grant Program — 100% to a maximum of $5,000 per
project

Strathroy-
Caradoc,

Municipality
of

2020

Strathroy-Caradoc Community Improvement Plan

Prepared by Re: PUBLIC urbanism

Additional Unit Program for new residential rental units

Building Permit & Planning Fee Grant The maximum amount of the grant is 75% of the
total building permit and planning fees associated with the project.

Construction Costs Matching Grant The maximum amount of the grant is 25% of the
construction costs of the eligible works, up to $15,000.

Professional Fee Matching Grant The maximum amount of the grant is 50% of the
professional fees associated with the eligible works, up to $1,500.

Downtown Rental Housing Program for rental units in the downtown areas of Strathroy

and Mount Brydges

Building Permit & Planning Fee Grant The maximum amount of the grant is 50% of the
total building permit and planning fees associated with the project.

Construction Costs Matching Grant The maximum amount of the grant is 15% of the
construction costs of the eligible works, up to $15,000 per unit.

Professional Fee Matching Grant The maximum amount of the grant is 50% of the
professional fees associated with the eligible works, up to $5,000

Attainable Housing Program for attainable rental housing in Strathroy and Mount

Brydges

Building Permit & Planning Fee Grant - up to 100% of the total building permit and
planning fees associated with the project.

Construction Costs Matching Grant — up to 15% of the construction costs of the
eligible works, up to $15,000 per unit.

Professional Fee Matching Grant — up to 50% of the professional fees associated with
the eligible works. Development Charge Reduction - up to 80% of the development
charges owed

Annual Tax Increment Grant - a percentage of the municipal portion of the tax
increment calculated at project completion, up to $25,000 annually. At no point
shall the gross total of all grant payments exceed 50% of the cost of eligible works,
paid to owner annually, decreasing at a rate determined by municipality for 10
years.

Sudbury,
City of

2018

Affordable Housing CIP

Applies to lands within 200m of transit route or bus stop, within Built Boundary

Tax increment Equivalent Grant (not for 2" units) Over 5 years, yrs 1-3 @ 100% of
increment, years 4 and 5 @ 50%

Planning and Building Fee Rebate to a max of $5000 for planning fees and $30,000 for
building fees

Feasibility Grant (not for 2" units) max. of the lesser of 50% of study cost or $5000.

Residential Incentive Program (not for 2™ units) The lesser of $10 per sq. ft of new
affordable habitable space or $20,000 per unit.

Second Unit Incentive Program (not for multi-res) max of 50% of project cost or
$50,000 for non-profit or charitable institution only
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https://www.strathroy-caradoc.ca/en/doing-business/Downtown-Revitalization.aspx
https://www.strathroy-caradoc.ca/en/doing-business/Downtown-Revitalization.aspx
https://www.strathroy-caradoc.ca/media/vjxjgodp/sc-cipfinal-draft-november-13-2020-no-watermark.pdf
https://www.greatersudbury.ca/do-business/planning-and-development/affordable-housing-strategy/housing-strategy-pdfs/affordable-housing-community-improvement-plan/

Appendix 6 Municipalities using CIP in support of Affordable Housing

Waterloo Region of Waterloo Reurbanization Community Improvement Plan

Region Applicable to lands along the Central Transit Corridor (CTC) identified as Regional
Reurbanization Community Improvement Project Area that are located within
Waterloo, Kitchener, Cambridge, and Township of Woolwich.

CIP authorizes the Region to acquire, improve, enable construction of buildings on the
property and market and dispose the land or buildings to, among other matters,
increase the supply of affordable housing.

Waterloo Uptown Community Improvement Plan
City of Applies within Uptown area

Tax increment equivalent grant for minimum of 5000 sq. ft. development, grant back
50% of tax increment over 6 to 10 years, depending on amount of affordable units
and additional improvements such as LEED and/or heritage
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https://www.regionofwaterloo.ca/en/resources/Regional-Official-Plan/Regional-Community-Improvement-Plan.pdf
https://www.waterloo.ca/en/government/uptown-community-improvement-plan.aspx
https://www.waterloo.ca/en/government/uptown-community-improvement-plan.aspx
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