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1 The purpose of our work 

The rising cost of housing, and the ability of residents to stay and thrive in their communities, 

is not just a “big city” problem. While gravity-defying housing price increases and stories of 

people being pushed out of their neighbourhoods have become the hot topic of discussion 

in Toronto and Ottawa, smaller towns and cities across Ontario, including Saugeen Shores, 

are facing the same problems. The ability of everyone to afford adequate housing is perhaps 

more of a problem in smaller towns and cities. 

The Town of Saugeen Shores received a grant to study and use a community planning permit 

system (CPPS) to build more affordable housing. CPPS is a tool that the Town can use to plan 

entire neighbourhoods before they are built. That is, decisions on the kinds and sizes of new 

buildings are made early in the planning process, and planning approvals would happen 

using permits that show how well new buildings follow the plan. 

We will do the work required so the Town can use a CPPS to increase the supply and range of 

affordable housing, but we caution that the benefits of CPPS may be limited. As such, we will 

look at factors and scenarios that would help people get housing that is affordable. 

The purpose and scope of our work, as well as the challenges and opportunities, were 

presented to the Town’s Planning Committee on 20 June 2022. Outlined in this memo are 

the key facts and emerging lessons learned that were discussed at Committee and which are 

guiding the balance of our work, including focused and broad public consultations, 

http://www.seanhertel.ca/
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throughout the rest of 2022. A final report, with our recommendations, including a draft CPPS 

framework, will be considered by Town Council in January 2023. 

2 What is a community planning permit system? 

Amended in 2015, section 70.2 of Ontario’s Planning Act allows the Town to adopt by-laws 

that create a community planning permit system, or CPPS, to control development. The 

objectives for using a CPPS include: 

• Making the development approval process more efficient. 

• Getting housing to market quicker. 

• Supporting local priorities (like community building, transit-supportive development, 

and protecting the environment). 

• Creating certainty and transparency for the community, landowners, and developers. 

A CPPS tries to achieve these objectives by combining zoning, site plan, and minor variance 

processes into one application, with shorter approval timelines (municipalities are required to 

make a decision within 45 days). 

In short, a CPPS works by creating a vision for development for a chosen area, and then 

defining the permitted uses and development standards required to achieve that vision. (A 

CPPS replaces the municipal zoning by-law for the chosen areas.) These development 

standards may include requirements on height and density, lot design and site alteration, 

parking and loading, allowed changes, and conditions of development approval. With the 

vision and planning framework set, a development application becomes more of a checklist 

exercise; proposed developments are scored based on how well the proposal follows the 

vision and framework and are approved (with or without conditions) or refused. 

3 Our findings so far 

Seven Ontario municipalities have tried to implement a 

community planning permit system, none for affordable 

housing 

Despite CPPS pilot projects taking place in 2001, the usage of CPPS in Ontario is still 

relatively new and uncommon.  

To find best practices for the Town to consider, we looked at planning policies of Ontario 

municipalities known to have or is in the process of implementing a CPPS. As of May 2022, 

only seven municipalities have tried implementing a CPPS: 
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• Four municipalities have a CPPS in effect (the City of Brampton, Town of Carleton 

Place, Town of Gananoque, and Township of Lake of Bays). 

• Two are implementing a CPPS (the Towns of Huntsville and Niagara-on-the-Lake). 

• The City of Toronto’s efforts have stalled. 

Of note, none of the seven municipalities have clearly said that affordable housing 

development is a goal or objective of their CPPS. A clear affordable housing objective 

appears to be new within Ontario. 

Community planning permit systems are common in 

Western Canada, but only in Alberta for affordable housing 

Community planning permit systems are common in Western Canada. To identify best 

practices for the Town to consider, we looked at the planning policies of selected 

municipalities in British Columbia, Alberta, Saskatchewan, and Manitoba. 

Briefly, the scan found that three of the four provinces (British Columbia, Saskatchewan, and 

Manitoba) either do not permit or do not use community planning permit systems to 

develop, protect, or speed up affordable housing. Only in Alberta are community planning 

permit systems used to support affordable housing, and typically as voluntary measures 

through increased density and height allowances. 

Saugeen Shores’ population is growing significantly, faster 

than across Bruce County or Ontario 

The population of Saugeen Shores has increased a lot in the last 15 years. According to 

Statistics Canada’s Censuses of Population for 2006, 2011, 2016, and 2021, the five-year 

population growth rates were: 

• 11.2% for the 2006-2011 five-year period. 

• 8.3% for 2011-2016. 

• 16.0% for 2016-2021. 

In comparison, Bruce County and Ontario grew less during the same periods, as shown in 

Figure 1. Saugeen Shores’ fast growth pressures the local housing market. 
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Figure 1: Population growth rates for Saugeen Shores, Bruce County, and Ontario, 2006-
2021 (Source: Statistics Canada, Census of Population, 2006, 2011, 2016, 2021.) 

The number of young adults and children have each grown 

by nearly 30% in the last five years 

The number of young families with children are growing significantly in Saugeen Shores. 

Looking at the data from Statistics Canada’s Censuses of Population for 2016 and 2021, the 

number of residents age 25-44 increased by 29.4% over the five-year period, while those age 

0-14 grew by 27.8%. 

In comparison, across Bruce County, the number of residents age 25-44 increased by 15.2%, 

and those age 0-14 increased by 12.1%. Similarly for Ontario, residents age 25-44 increased 

by 9.9%, and those age 0-14 increased only by 2.0%. 

Table 1: Percentage change in the number of residents in each population cohort for 
Saugeen Shores, Bruce County, and Ontario, 2016-2021 

Place 0-14 
(children) 

15-24 
(youth) 

25-44 
(young 
adults) 

45-64 
(older 
adults) 

65+ 
(seniors) 

Saugeen Shores 27.8% 1.2% 29.4% -1.8% 36.2% 

Bruce County 12.1% -6.2% 15.2% -4.1% 29.5% 
Ontario 2.0% -0.5% 9.9% 0.3% 31.0% 

Source: Statistics Canada, Census of Population, 2016 and 2021. 

2006-2011 2011-2016 2016-2021

Saugeen Shores 11.2% 8.3% 16.0%

Bruce County 1.2% 3.1% 7.7%

Ontario 5.7% 4.6% 5.8%
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The median age dropped by 2.7 years in the last five years 

The decrease in median age between 2016 and 2021 is another sign that Saugeen Shores is 

becoming younger. The median age of 49.5 for Saugeen Shores residents in 2016 was one 

year older than the 48.5 in Bruce County and much older than 41.3 for Ontario. However, in 

2021, the Saugeen Shores median age dropped to 46.8, a decrease of 2.7. This is a 

significant decline in a five-year period. The magnitude of this change is notable when 

compared to decrease of 0.5 in Bruce County and increase of 0.3 in Ontario. 

Table 2: Median age for Saugeen Shores, Bruce County and Ontario, 2016-2021 

Place 2016 2021 

Saugeen Shores 49.5 46.8 
Bruce County 48.5 48.0 

Ontario 41.3 41.6 

Source: Statistics Canada, Census of Population, 2016 and 2021. 

Housing is mostly single-family detached 

In 2021, single-family detaching housing makes up 74.9% of the Town’s supply, which is 

lower than the 82.9% in Bruce County. Another 12.5% of units are semi-detached, row, or 

duplexes, and the remaining 11.7% of units are apartments in buildings under five storeys. 

Table 3: Occupied private dwellings by structural type for Saugeen Shores and Bruce County, 
2021 

Housing unit type Saugeen Shores Bruce County 

Single-detached house 74.9% 82.9% 

Semi-detached house 4.9% 2.3% 

Row house 6.7% 4.6% 

Apartment or flat in a duplex 0.9% 1.1% 

Apartment in building less than five storeys 11.7% 7.9% 

Apartment in a building five plus storeys 0.1% 0.0% 

Other single-attached house 0.1% 0.5% 

Movable dwelling 0.8% 0.7% 

Total 100.0% 100.0% 

Source: Statistics Canada, Census of Population, 2016 and 2021. 
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In the last 11 years, 61% of new housing starts were single-

family units, 39% were multi-family 

According to the Town’s building permits, between 2016 and 2018, the percentage of 

permits issued for new multi-family residential units (that is, semi-detached, row, and 

apartment units) was greater than the percentage of permits for single-family (single-

detached) units by 54.8% to 45.2%. However, a notable change began in 2019 and has 

continued through the first quarter of 2022 as single-family developments outpaced multi-

family units by 75.1% to 24.9%. Figure 2 breaks down the percentages of permits issued for 

single- and multi-family units annually for 2016 to the first quarter of 2022. 

 

Figure 2: Percentage of building permits issued by dwelling type in Saugeen Shores (Source: 
Town of Saugeen Shores Building Permit Reports, 2016 to 2022 Q1.) 

For 2016 to first quarter 2022, single-family units made up 60.8% of new residential building 

permits issued, while multi-family units made up the remaining 39.2% of the permits. 

Table 4: Total new residential units by dwelling type in Saugeen Shores, 2016 to 2022 Q1 

Unit type 2016-2018 2019-2022 Q1 2016-2022 Q1 

Units Percent of 
total units 

Units Percent of 
total units 

Units Percent of 
total units 

Single-family 281 45.2% 505 75.1% 786 60.8% 

Multi-family 340 54.8% 167 24.9% 507 39.2% 

Total 621 100.0% 672 100.0% 1 293 100.0% 

Source: Town of Saugeen Shores Building Permit Reports, 2016 to 2022 Q1. 

2016 2017 2018 2019 2020 2021
2022
Q1

Multi Family 56.3% 46.8% 59.9% 22.0% 12.0% 34.2% 9.4%

Single Family 43.7% 53.2% 40.1% 78.0% 88.0% 65.8% 90.6%
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Over the last decade, average rents have increased by 68% 

According to the Canada Mortgage and Housing Corporation (CMHC), in October 2011, the 

average market rent in Saugeen Shores was $715 per month. By October 2021, the average 

market rent was $1 199 per month, an increase of 67.7% over 10 years. (For comparison, 

Statistics Canada’s Consumer Price Index increased by 19.12% over the same decade.) 

More recently, the average market rent increased from $1 052 per month in October 2020 to 

$1 199 per month in October 2021, an increase of 14.0%. (For comparison, Statistics 

Canada’s Consumer Price Index increased by 4.65% over the same year.) 

Figure 3 shows the average market rent in Saugeen Shores over the last decade. 

 

Figure 3: Average market rents by year in Saugeen Shores, 2011-2021 (Source: Canada 
Mortgage and Housing Corporation, Housing Market Information Portal.) 

There is a big income gap between renters and owners, and 

41% of renters spend 30% of income or more on housing  

In 2015, there was a distinct difference in the pre-tax median household incomes of renters 

($39 361) and owners ($104 492). 

According to the CMHC, core housing need is a measure of whether housing is affordable 

and meets housing standards: 

A household is in core housing need if it meets two criteria: 
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• A household is below one or more of the adequacy, suitability, and 

affordability standards. 

• The household would have to spend 30% or more of its before-tax household 

income to access local housing that meets all three standards. 

The three standards are further defined: 

• Adequacy: housing is adequate when it is not in need of major repairs. 

• Suitability: housing is suitable when there are enough bedrooms for the size and 

make-up of resident households. 

• Affordability: housing is affordable when housing costs less than 30% of before-tax 

household income. 

Looking only at affordability and the 2015 household incomes, 10.2% of owner households 

spend 30% or more of their before-tax incomes on housing costs. On the other hand, 40.6% 

of renter households spend 30% or more. There is an economic divide in Saugeen Shores 

between renter and owner households. 

Median household after-tax income increased 8.8% 

between 2015 and 2020 

The 2020 median household after-tax income in Saugeen Shores was $88 000, an 8.8% 

increase from the 2015 income of $80 900 (stated in 2020 dollars to control for inflation). 

Bruce County and Ontario had larger median after-tax household increases of 12.6% and 

13.5%, respectively.  

Table 5: Median household after tax income for Saugeen Shores, Bruce County, and Ontario, 
2015 (inflation adjusted to 2020 dollars) and 2020 

Place 2015 
(in 2020 dollars) 

2020 Percent change 

Saugeen Shores $80 900 $88 000 8.8% 

Bruce County $67 488 $76 000 12.6% 
Ontario $70 018 $79 500 13.5% 

Source: Statistics Canada, Census of Population, 2016 and 2021. 

The neighbourhoods with the lowest median household after-tax incomes are downtown Port 

Elgin, east of Goderich Street, and downtown Southampton, west of Goderich Street. 
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Lone parents and independent individuals had the 

lowest economic family median incomes 

Statistics Canada defines an economic family as: 

[A] group of two or more persons who live in the same dwelling and are related to 

each other by blood, marriage, common-law union, adoption, or a foster relationship. 

The economic family median after-tax income in Saugeen Shores was $108 000 in 2020. Lone 

parent economic families in Saugeen Shores had the lowest median after-tax income of 

$66 000. Meanwhile, individuals living on their own, who are not part of an economic family, 

reported a median income of $43 200.  

Table 6: Economic family median after-tax incomes for Saugeen Shores, Bruce County and 
Ontario, 2020 

Family type Saugeen 
Shores 

Bruce 
County 

Ontario 

Economic family $108 000 $93 000 $96 000 

Couple only without children or relatives $93 000 $81 000 $83 000 

Couple with children $150 000 $125 000 $121 000 

Lone parent $66 000 $62 400 $67 500 

Individuals aged 15+ not in an economic family $43 200 $38 000 $35 600 

Source: Statistics Canada, Census of Population, 2021. 

4 Engaging the community  

Purpose and goals 

We want to inform and invite key stakeholders and the public into the study at appropriate 

stages, to share with us what they know about the challenge of housing affordability and 

whether a CPPS would help. Public and stakeholder engagement ensures decisions are well 

thought out and supported by the community. Public and stakeholder engagement aims to: 

• Share information with community members and key stakeholders about the project 

and potential use of a CPPS. 

• Support research and learnings and inform the development of a CPPS. 

• Build relationships and generate community and stakeholder support and buy-in. 
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Approach 

The Town values input and engagement from the community and has an engagement 

strategy that informed our approach for this work. These guidelines are in Town of Saugeen 

Shores Engagement Strategy (2020), and here we share the principles that guided our work.  

• Proactive: we engage early and often to ensure our process involves the right 

participants from the beginning.  

• Informed: all opportunities for public participation in Saugeen Shores involve 

providing participants with the information they need to participate in a meaningful 

way. We provide opportunities for two-way communication so staff and Council can 

hear and learn from other resources, including the public. 

• Transparent: when making decisions, the Town of Saugeen Shores communicates 

with stakeholders at regular touchpoints using strategic communications channels to 

ensure that the public is up to date about the process and outcomes of a decision. 

This includes communicating to participants how their input affected the decision. 

• Inclusive: opportunities to participate in decision-making in Saugeen Shores must be 

accessible and inclusive to all participants. 

• Right to participate: community members who are affected by a decision have the 

right to be involved in the decision-making process whenever possible. The Town 

seeks out the involvement of those potentially affected by or interested in a decision. 

• Meaningful: when the public is consulted on a decision, their input will influence the 

decision. If there is no decision to be made, there can be no meaningful engagement. 

• Purposeful: not every decision requires public participation. Town staff and elected 

officials can work together to make decisions on behalf of the community. All public 

participation must be carefully planned and serve the goal of sustainable decision-

making.  

Engagement tools and methods 

To make sure the public, Town Council, and staff know about the CPPS study and to provide 

opportunities to share information, we will use several engagement tools and methods. As of 

date, some tools and methods have already been set up, while others are coming. 

Available now 

• Project website and communication: the project website is a knowledge and 

education hub for the Town. It provides project context, information, updates, and 

engagement opportunities. 

• Public survey: the survey invites the public to share information about their housing 

situation, gathers feedback, and shows the level of support for the use of CPPS. 
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• Town Planning Committee stakeholder meeting: on 20 June 2022, the project 

team presented to the Town’s Planning Committee to let them know more about the 

CPPS study. (A video of this meeting is available through the Town’s YouTube page.) 

• Town senior leadership stakeholder meeting: on 21 June 2022, the project team 

presented to the Town’s senior leadership team to inform them of the CPPS study. 

Coming soon 

Focus groups 

• Realtors: this focus group will invite realtor stakeholders to learn about CPPS, discuss 

challenges and opportunities, and share their thoughts. Realtors have insights into 

who wants to live in Saugeen Shores but are unable because of a lack of attainable or 

affordable housing. The discussion will focus on gaining a better understanding of 

what buyers/renters are looking for and identifying the barriers they might face. 

• Developers: this focus group will invite developer stakeholders to learn about CPPS, 

discuss challenges and opportunities, and share their thoughts. Developers and 

builders have insights into market demands and the effects of planning policies and 

can help the project team understand what kind of housing types are in demand, and 

how CPPS would affect their work. 

• Employers: this focus group will invite employer stakeholders to learn about CPPS, 

discuss challenges and opportunities, and share their thoughts. Local employers have 

insights into how a lack of attainable or affordable housing is affecting their ability to 

attract and retain talent. The discussion will focus on tools they use to reduce potential 

effects and uncover how the CPPS might affect this group. 

Indigenous engagement 

Through one-on-one interviews or a focus group(s), Indigenous communities will be invited 

to learn more about CPPS and share their thoughts on attainable and affordable housing. 

Public town hall forum 

This public town hall, hosted by Saugeen Shores planning staff and the project team, is an 

opportunity for the public to learn more about CPPS and its potential use. Residents and the 

public will be invited to ask questions and share their thoughts to further inform the Town. 

This town hall will also provide clarity back to stakeholders and community members 

engaged throughout the process, showing how their input was used in the work. 

5 Opportunities for further analysis 

The research to-date has created insights and areas of opportunity to guide the next phases 

of our work, which include recommending how and to what extent a CPPS may be applied to 

create more affordable housing options. It is becoming clear that a CPPS alone will not be 

https://youtu.be/6rzYNhxSops
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enough to improve the range and affordability of housing options within Saugeen Shores. 

More areas for further focus and study may include: 

• Town-wide versus area-specific application of a CPPS. It is unknown how effective 

a CPPS will be in creating affordable housing. Among the many things to consider will 

be where to apply the tool. It is likely that the Settlement Area, as designated in the 

current Official Plan, and perhaps only specific areas thereof, may be most 

appropriate. Furthermore, it is likely that site- or context-specific incentives and 

exemptions will be applied, to maximize the effectiveness of the tool.  

• The composition and housing needs of young people. Saugeen Shores has above-

average growth in the numbers of children and youth, compared to the rest of 

Ontario. With the added importance of the widening income and affordability gaps in 

Saugeen Shores, it is important to learn about and address the needs and desires of 

younger residents.  

• Existing and potential future workers. There is a large body of evidence that 

housing affordability is a challenge for attracting and retaining employees, especially 

in the lower-wage service sector. Understanding the profile and housing needs of 

workers, including retail workers and young professionals, is becoming increasingly 

important to address meaningfully housing affordability.  

• “Who’s not here?” In addition to learning more about the housing needs of existing 

residents and workers, it is important to consider who may not be in Saugeen Shores 

because of the housing supply.  

• Specific process and cost barriers to affordability. There are many factors 

contributing to the high price and limited supply (in number and in type) of housing in 

Saugeen Shores and across Ontario. Many of these factors, including interest rates 

and the price of materials, are not within the Town’s control. Planning and 

development approvals, related fees and charges, and municipal taxes will be further 

studied to understand any direct or indirect effects on housing affordability.  

6 Next steps  

Information gathering, analyses, and the exploration of options will continue over the 

summer and into autumn 2022. Focus group consultations and broader public engagement 

will continue, leading to an interim report in the last quarter of 2022.  

Project information, including how to get involved, is available on the Town’s website at 

www.saugeenshores.ca/cpps. Final recommendations and any related amendments to Town 

policies will be presented to Council in January 2023. 

http://www.saugeenshores.ca/cpps

