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 [MUNICIPALITY] 
 

COMMUNITY IMPROVEMENT PLAN for 
 

Energy and Water Efficiency for Land and Buildings 
 
 
 
 
 

Adopted by the Council of the Corporation of the 
[municipality] on __{date}__ (By-law ###____). 

 

SAMPLE REFERENCE TEMPLATE 
 
NOTE: This document includes template language which is intended to be adapted by the 
reader to suit their local context. Words in [italics with square parentheses] are intended to be 
descriptive text, not actual text, that needs to be replaced with (for example) the name of your 
municipality, a date, a name for a responsible staff person within your agency, etc. This 
document has been edited to be as useful a reference as was deemed reasonably possible at the 
time of authoring. Should you need further assistance, please contact the authors. 
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1. INTRODUCTION 

1.1 Summary 

The fate of the environment, and the crisis associated with declining fossil fuels, increased 
greenhouse gas emissions and resulting global climate change, can be said to be the greatest 
challenge faced by this generation. As local economies continue to be shaped by global 
economic, environmental and social trends; there is a need to build, reinforce and reshape our 
cities to meet global and local challenges in ways that reduce the impact on our environment.  

Municipalities [in Ontario, because of the Planning Act,] can make use of Community 
Improvement Plans to offer incentives related to the energy efficiency of land and buildings. 
This Community Improvement Plan for Energy and Water Efficiency for Land and 
Buildings (hereafter referenced as “this CIP”) will encourage the construction or reconstruction 
of buildings or the use of land, in a way that achieves measurable improvement or efficiency in 
energy and/or water conservation. This will be achieved through the provision of programs 
which could make grants, loans, refunds, exemptions, tax increment-equivalent financing or 
other incentives and assistance available, in accordance with qualifying programs and available 
funding. 

1.2 Organization of the Community Improvement Plan (CIP) 

This CIP includes the following components: 

 General information on community improvement planning;  
 Review of the legislative authority supporting the establishment of the CIP 
 Identification of the CIP project area, purpose, goal, and program policies 
 Description of CIP programs  
 Appendices relating to the CIP and program details 

1.3 General Information on Community Improvement Planning 

Common to all municipalities is the need to build, reinforce or reshape themselves to meet 
global challenges and residents’ future needs in a sustainable way that delivers a high quality of 
life. Community improvement planning, one of the many community planning tools found in [the 
Ontario Planning Act], can help municipalities address some of these challenges, as it provides 
a means of planning and financing activities that relate to the effective use, reuse or restoration 
of lands, buildings and infrastructure. Through a Community Improvement Plan municipalities 
can: 

 focus public attention on local priorities and specific municipal initiatives; 
 target areas in transition or in need of repair, rehabilitation and redevelopment; 
 facilitate and encourage community change in a co-ordinated manner; and, 
 stimulate private sector investment through municipal incentive-based programs. 
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Community improvement project areas may range from specific properties and employment 
areas to streets, neighbourhoods, or as is the case with this CIP, an entire community or City. 
Program coverage can span a wide spectrum of municipal objectives from municipally driven 
programs relating to infrastructure works, to incentive based programs providing grants, loans or 
tax increment-equivalent financing. Cities across Ontario have previously used Community 
Improvement Plans for residential neighbourhood restoration, commercial area improvements, 
incentives for enhancing or redeveloping the downtown, adaptive re-use and brownfield 
remediation. Common to these and all CIP programs is the alteration of the physical landscape of 
communities so that public benefits can be achieved, resulting in more socially cohesive, 
environmentally friendly and/or economically sound communities. 

2. LEGISLATIVE AUTHORITY AND POLICY DIRECTION 

[Note: the text of this section is highly context dependent and has been written with Kitchener, 
Ontario in mind. It therefore makes reference to documents and policy from the Province of 
Ontario, Region of Waterloo, and City of Kitchener, all of which will need to be re-evaluated for 
adaptation to the context of the local municipality using this as a reference.] 

2.1 Provincial 

2.1.1 Ontario Planning Act  

Ontario municipalities are generally prohibited from granting bonuses or incentives, directly or 
indirectly, through the restrictions of the Municipal Act. An exception to this general rule is 
provided through Part IV Section 28 of the Planning Act. Section 28 allows municipalities, 
where there are provisions in its Official Plan relating to community improvement, to designate 
by Bylaw, a “Community Improvement Project Area”, and subsequently provide for the 
preparation of a “Community Improvement Plan”.  

Through Bill 51, amendments to the Planning Act have been made to expand the scope of CIPs. 
The most significant of these changes is a new definition for “community improvement.” As of 
January 1, 2007 community improvement “means 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 therefore, as may be appropriate or necessary” (Planning 
Act, Part IV Section 28(1)). 

Directly related to the focus of this CIP are new changes made to the Planning Act which add the 
improvement of energy efficiency to the definition of “community improvement”; and the 
provision of energy efficient uses, buildings, structures, works and improvements or facilities, to 
the scope of eligible costs for which municipalities can provide community improvement grants 
or loans. 

Specifically, Part IV Section 28 of the Planning Act includes the following: 
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“Grants or loans re eligible costs: 
(7)  For the purpose of carrying out a municipality’s community improvement plan that 
has come into effect, the municipality may make grants or loans, in conformity with the 
community improvement plan, to registered owners, assessed owners and tenants of 
lands and buildings within the community improvement project area, and to any person 
to whom such an owner or tenant has assigned the right to receive a grant or loan, to 
pay for the whole or any part of the eligible costs of the community improvement plan.  

Eligible costs 
(7.1)  For the purposes of subsection (7), the eligible costs of a community improvement 
plan may include 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.” 

2.1.2 Provincial Policy Statement 

Ontario’s Provincial Policy Statement 2005 (PPS) provides policy direction on matters relating 
to land use planning that are of provincial interest. It is issued under the authority of Section 3 of 
the Planning Act and applies to all applications, matters or proceedings commenced on or after 
March 1, 2005. 

The 2005 Provincial Policy Statement is based on building strong communities. Specifically, 
Policy 1.8 of the PPS provides policy direction to planning authorities on how Ontario’s energy 
goals can be achieved by encouraging energy efficiency, conservation, and a new clean energy 
supply. 

2.1.3 Growth Plan for the Greater Golden Horseshoe 

One of the guiding principles of the Growth Plan for the Greater Golden Horseshoe is to 
“protect, conserve, enhance and wisely use the valuable natural resources of land, air and water 
for current and future generations”.  Specifically, Policy 4.2.4 (A Culture of Conservation) of the 
Growth Plan for the Greater Golden Horseshoe provides direction to municipalities to develop 
strategies in support of water and energy conservation, air quality protection and waste 
management. 

2.2 Regional 

2.2.1 Regional Official Plan 

Both the Regional Official Policies Plan and the Regional Official Plan 2029 (ROP) are based on 
a vision for a sustainable community.  Specific energy conservation policies in the ROP 
“promote building designs and orientations that incorporate energy conservation features”. 
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2.2.2 Regional Growth Management Strategy 

Goal 1: Enhancing our Natural Environment of the Region of Waterloo’s Growth Management 
Strategy, identifies the need to reduce energy consumption and minimize the urban footprint.  
One of the recommended action items of this goal is to “investigate the potential for more 
environmentally-friendly development in urban areas”. 

2.3 Local 

2.3.1 Kitchener Official Plan  

The City of Kitchener Official Plan (approved May 25, 1995) includes policies regarding 
‘Community Improvement’ (Part II - Section 5.4). The objective of the Community 
Improvement policies in the Official Plan is to maintain, improve and rehabilitate Kitchener’s 
current and former industrial, commercial, residential and public areas.  

Community Improvement Policy 5.4.1 of the Official Plan states that: 

”All lands within the City Limits of the City of Kitchener are considered eligible for 
Community Improvement initiatives, and eligible to be designated as a “Community 
Improvement Project Area”, pursuant to the provisions of Section 28 of the Ontario 
Planning Act.” 

In addition, Part II - Section 5 (Conservation and Community Improvement) of the Official Plan, 
contains policies to improve the environmental impacts of development and specifically to 
promote energy and water conservation within the City.  

2.3.2 A Plan for a Healthy Kitchener 

Kitchener’s healthy community model, A Plan for a Healthy Kitchener (approved by Council in 
2006) is directly integrated into the Corporate Strategic Plan. This plan identifies several 
strategic directions; including Quality of Life, Leadership, Development and Environment, that 
support a healthy community (which includes an environmentally sustainable community). 

2.3.3 Strategic Plan for the Environment 

Some of the key guiding principles of the City’s Strategic Plan for the Environment (approved 
by Council in 1992 and updated in 2008) include being a partner, supporting and collaborating 
with community participants on initiatives that can have maximum benefit to the environment. 
The objectives of this plan incorporate the conservation of water resources, emission-reduction 
and air quality improvement, integrating the principles of environmental conservation with 
development, and reducing energy usage. 
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2.3.4 Kitchener Growth Management Strategy 

One of the objectives within Goal 1 of the Kitchener Growth Management Strategy (approved by 
Council in 2009) is to implement energy conservation measures. Another objective is to ensure 
new development limits its impact on water and wastewater systems. 

3. COMMUNITY IMPROVEMENT PLAN (CIP) FOR ENERGY AND WATER 
EFFICIENCY FOR LAND AND BUILDINGS  

3.1 Community Improvement Project Area 

This CIP applies to all lands within the municipal boundary. 

3.2 Purpose  

The purpose of this CIP is to support and implement provincial, regional and local policies and 
strategies relating to energy and water conservation. This will be achieved through the provision 
of one or more programs which could make grants, loans, refunds, exemptions, tax increment-
equivalent financing or other incentives and assistance available to project proponents, subject to 
available funding.  

All qualifying programs forming part of this CIP shall be identified in Section 4.0 (CIP 
Programs) and may meet varying aspects of the goal of this CIP. 

3.3 Goal 

The goal of this CIP is to encourage the construction or reconstruction of buildings or the use of 
land in a way that achieves measurable improvement in energy performance and water 
conservation. 

3.4 Program Parameters 

Programs qualifying under this CIP shall meet the following program parameters: 

1) Program(s) may offer grants, loans, refunds, exemptions, tax increment-equivalent 
financing or other incentives and assistance to registered owners, assessed owners and 
tenants of lands and buildings within the community improvement project area, and to 
any person to whom such an owner or tenant has assigned the right to receive such 
financial incentive to pay for the whole or any part of the eligible costs of the community 
improvement plan, subject to available funding.  

2) Financial assistance shall not be issued for work on buildings located on property in 
property tax or utility arrears or any municipal financial obligations.  

3) The total of grants, loans or other financial assistance provided under a program is limited 
to the amount of the eligible costs defined in the program. 
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4) Program(s) shall relate directly to achieving energy or water performance objectives and 
shall address but not necessarily be limited to one or more of the following: 

a) air quality through the reduction of emissions harmful to the environment; 

b) water efficiency by reducing water demand or maximizing the re-use and 
recycling of water; 

c) energy efficiency and conservation through energy demand management to 
reduce energy consumption, and design or product standards that result in more 
energy efficient green buildings and development; 

d) energy generation through on-site or remote renewable energy systems; 

e) energy storage and distribution for thermal or electrical energy systems, 
including but not limited to district energy, microgrid, smart-grid, vehicle-to-grid, 
virtual net metering, and micro-utility distribution concepts; and 

f) waste management by enhancing waste reduction through composting, material 
re-use, recycling and waste diversion initiatives; 

5) Program(s) shall measure improvement in energy and water efficiency by using 
government or industry accepted benchmarks or certifications including but not limited to 
BOMA BESt, BUILT GREEN, EnerGuide, ENERGY STAR, LEED, Net-Zero, Passive 
House, R-2000 and Living Buildings. 

6) Program(s) contained in the CIP shall not commence until City Council has approved and 
adopted the CIP or respective amendment to the CIP.  

3.5 Amendments  

1) An amendment to the CIP is required where there is  

a) a change the geographic area to which financial or land programs outlined in the 
CIP apply;  

b) a change in the purpose or goal of the CIP;  
c) a change in the eligibility criteria of a program contained in the CIP;  
d) an addition of a new program(s) to the CIP;  
e) an increase in the financial incentive offered within a program contained in the 

CIP.  
 

2) If an amendment results in the commitment of additional public dollars or the foregoing 
of public dollars, public notice should be given.  

3) All amendments to the CIP shall require pre-consultation with the [Ministry of Municipal 
Affairs and Housing], and approval by City Council.  
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4) An amendment to this CIP is not required where: 

a) a subsidiary program within this CIP is discontinued; or  
b) funding to a CIP program is decreased or discontinued. 

4. CIP PROGRAMS   

4.1 Green Housing Incentive 

4.1.1 Background 

It is acknowledged that the building industry, while recognized as a major contributor to the 
economic vitality of cities, is also a major consumer of energy and supplier of emissions 
detriment to our environment. Buildings consume a significant portion of the world’s energy 
consumption through their construction and operation. As the local community expands, each 
new building not constructed to higher standards becomes a lost opportunity that will someday 
need to be retrofit and improved. 

Knowledge and technology exist today to enable enhanced “green” building practices. While 
changes to the National and regional Building Codes require higher minimum standards of 
construction and home operating efficiencies over time, there is an opportunity to strive for a 
greater measure of energy and water efficiency than is minimally required. 

4.1.2 Program Description 

The intent of the Green Housing Incentive is to use a modest but truly helpful incentive amount 
to enable and leverage greater investments by the builder/developer, catalyzing greater energy 
efficiency performance for new homes as they are built, thus offsetting the impacts on energy, 
water and waste from new home construction.  Residential dwellings that are built and certified 
to advanced building standards will receive a financial incentive in the form of a grant. The 
amount of the grant is incremental dependent upon the performance level achieved, as measured 
by several recognized best practice programs. For example, a single detached dwelling built to 
Net-Zero Energy or to LEED Platinum would receive a larger grant than a single detached 
dwelling built to Net-Zero Ready or to LEED Silver. As [municipality] continues to grow, the 
Green Housing Incentive Program will help reduce [municipality]’s future carbon footprint and 
provide substantial water and landfill savings.  

The details of the program’s specific objectives, financial incentives, duration, and 
administration are contained in Appendix D.1 to this CIP. 

4.1.3 Conformity with the CIP 

The Green Housing Incentive Program is consistent with the goal and Program parameters for 
this CIP. The Program will implement strategies in support of water and energy conservation, 
including air quality protection and improvements in waste management. Further, it aims to 
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stimulate the construction of buildings that achieve an improvement or efficiency in 
environmental conservation through the following industry best practice construction programs: 

 BUILT GREEN / Green Seal, administered by Built Green Canada 
 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan) 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC) 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA) 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS) 

These third party certification programs are rigorously defined and nationally respected, and are 
supported by nationally respected agencies. Each offers measurable benchmarks for the design, 
construction and operation of high performance green buildings. By leveraging these third party 
building certification programs, the Green Housing Incentive Program establishes that it will: 

1) Reduce the incremental impact of the built environment on energy and water systems; 
2) Reduce greenhouse gas emissions from new home construction;  
3) Recognize that the energy and environmental benefits of new construction become 

inherently part of the new building(s), and will have a compoundingly positive legacy 
impact for the full life of the building; 

4) Contribute to the enhancement of local air quality and indoor air quality improvements 
that benefit human health;  

5) Achieve a net gain in the quality of the local environment resulting in an improved 
qualify of life in the community; 

6) Improve local construction knowledge and implementation of more efficient construction 
techniques; 

7) Support the increased use of reputable third party green building certification programs; 
8) Increase community awareness of the economic, environmental and social benefits of 

environmentally efficient use of land and buildings;  
9) Provide a boost for local businesses to establish themselves as leaders in the “green” 

marketplace and to be proactive in preparing for increasingly stringent Building Codes as 
industry transitions towards requiring net-zero energy by 2030; 

10) Educate and promote change at a community level by: 
a) creating a new standard of “green” building in the local building industry that will 

last after the incentive is gone; 
b) involving builders and their trade partners in green building techniques; 
c) enabling homebuyers and visitors to tangibly experience the benefits of smarter, 

more energy-efficient homes; 
d) attracting media exposure to “green” certified buildings; 
e) demonstrating municipal leadership as a “green” community.  
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4.2 Green Building Incentive 

4.2.1 Background 

Refer to section 4.1 above. This program is the same but for all forms of buildings not eligible 
for the Green Housing Incentive program. 

4.2.2 Program Description 

Refer to section 4.1 above. This program is the same but for all forms of buildings not eligible 
for the Green Housing Incentive program. 

The details of the program’s specific objectives, financial incentives, duration, and 
administration are contained in Appendix D.2 to this CIP. 

4.2.3 Conformity with the CIP 

The Green Building Incentive Program is consistent with the goal and Program parameters for 
this CIP. The Program will implement strategies in support of water and energy conservation, 
including air quality protection and improvements in waste management. Further, it aims to 
stimulate the construction of buildings that achieve an improvement or efficiency in 
environmental conservation through the following industry best practice construction programs: 

 BOMA BESt, administered by the Building Operations and Management Association of 
Canada (BOMA Canada); 

 BUILT GREEN Mid-Rise / Green Seal Mid-Rise, administered by Built Green Canada 
for mid and high-rise residential buildings; 

 LEED (Leadership in Energy and Environmental Design), administered by the Canada 
Green Building Council (CaGBC); 

 Living Building, administered by the International Living Futures Institute (ILFI); 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements set out 
below. 

These third party certification programs are rigorously defined and nationally respected, and are 
supported by nationally respected agencies. Each offers measurable benchmarks for the design, 
construction and operation of high performance green buildings. By leveraging these third party 
building certification programs, the Green Building Incentive Program establishes that it will: 

1) Reduce the incremental impact of the built environment on energy and water systems; 
2) Reduce greenhouse gas emissions from new home construction;  
3) Recognize that the energy and environmental benefits of new construction become 

inherently part of the new building(s), and will have a compoundingly positive legacy 
impact for the full life of the building; 
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4) Contribute to the enhancement of local air quality and indoor air quality improvements 
that benefit human health;  

5) Achieve a net gain in the quality of the local environment resulting in an improved 
qualify of life in the community; 

6) Improve local construction knowledge and implementation of more efficient construction 
techniques; 

7) Support the increased use of reputable third party green building certification programs; 
8) Increase community awareness of the economic, environmental and social benefits of 

environmentally efficient use of land and buildings;  
9) Provide a boost for local businesses to establish themselves as leaders in the “green” 

marketplace and to be proactive in preparing for increasingly stringent Building Codes as 
industry transitions towards requiring net-zero energy by 2030; 

10) Educate and promote change at a community level by: 
a) creating a new standard of “green” building in the local building industry that will 

last after the incentive is gone; 
b) involving builders and their trade partners in green building techniques; 
c) enabling homebuyers and visitors to tangibly experience the benefits of smarter, 

more energy-efficient homes; 
d) attracting media exposure to “green” certified buildings; 
e) demonstrating municipal leadership as a “green” community.  

4.3 Property Tax Reduction Program 

4.3.1 Background 

Property taxes are the primary and often sole source of revenue for a municipality. Properties 
which are vacant, undeveloped, or in need of remediation will yield less (if any) revenue to the 
municipality than developed and well-maintained properties. Offering temporary relief on 
property tax is a proven tool that the municipality can use to motivate and incentivize property 
owners to invest in improvements to their properties, thus increasing the value of the property 
and of the associated tax revenue potential for the municipality. Many municipalities have 
successfully offered short-term relief programs waiving part or all of the property tax on eligible 
properties, particularly the portion of the tax that is new due to actions which increase the value 
of the property. This is sometimes referred to as a Tax-Increment Grant, because it applies only 
to the incremental increase in property tax, not to the tax that was assessed prior to the 
improvement of the property. This helps ensure that the municipality continues to collect tax 
revenue off of the property (and thus ensures the funding of municipal services such as garbage 
collection and road maintenance), but also provides a meaningful incentive to the developer. 

4.3.2 Program Description 

The intent of the Property Tax Reduction Program is to encourage property owners to invest in 
the development of vacant, undeveloped or poorly maintained sites by offering a reduction to the 
collected property taxes until the program’s specific criteria have been satisfied. Reducing the 
property taxes can be leveraged to support development projects that achieve industry best 
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practice in environmental building standards. Reducing the municipal property taxes collected on 
brownfield sites, vacant properties, or buildings needing rehabilitation or renovations that 
achieve advanced building standards is a way that municipalities can encourage clean 
developments without having to allocate funding from their annual budgets. While it is true that 
the city loses a portion of the tax revenue that could be collected on the property, these revenues 
were often at risk regardless, and the development or remediation process should result in an 
increased property value which increases the amount of tax collectable from that site for the 
future. This model is more useful than tax exemption programs because the municipality still 
collects a portion of the property taxes during the incentive period. The tax reduction should not 
be provided if the development will not increase the property value, and environmental site 
assessments should be a requirement on brownfield sites to ensure that priority areas are 
remediated.  

The details of the program’s specific objectives, financial incentives, duration, and 
administration are contained in Appendix D.3 to this CIP. 

4.3.3 Conformity with the CIP 

The Tax Reduction Program is consistent with the goal and Program parameters for this CIP. 
The Program will encourage development of vacant properties and the rehabilitation of poor 
performing buildings which contributes to water and energy conservation and improving air 
quality (within buildings and via reductions in energy related emissions). Further, it aims to 
stimulate the construction of buildings that achieve an improvement or efficiency in 
environmental conservation through the following industry best practice construction programs: 

 BOMA BESt, administered by the Building Operations and Management Association of 
Canada (BOMA Canada); 

 BUILT GREEN / Green Seal, administered by Built Green Canada for mid and high-rise 
residential buildings; 

 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan) 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC); 
 Living Building, administered by the International Living Futures Institute (ILFI); 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA) 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS) 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements set out 
below. 

These third party certification programs are rigorously defined and nationally respected, and are 
supported by nationally respected agencies. Each offers measurable benchmarks for the design, 
construction and operation of high performance green buildings. By leveraging these third party 
building certification programs, the Green Building Incentive Program establishes that it will: 
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1) Reduce the incremental impact of the built environment on energy and water systems; 
2) Reduce greenhouse gas emissions from new development and construction;  
3) Reduce the greenhouse gas emissions and energy consumption of buildings; 
4) Recognize that the energy and environmental benefits of new construction become 

inherently part of the new building(s), and will have a compoundingly positive legacy 
impact for the full life of the building; 

5) Contribute to the enhancement of local air quality and indoor air quality improvements 
that benefit human health;  

6) Achieve a net gain in the quality of the local environment resulting in an improved 
qualify of life in the community; 

7) Improve local construction knowledge and implementation of more efficient construction 
techniques; 

8) Support the increased use of reputable third party green building certification programs; 
9) Increase community awareness of the economic, environmental and social benefits of 

environmentally efficient use of land and buildings;  
10) Provide a boost for local businesses to establish themselves as leaders in the “green” 

marketplace and to be proactive in preparing for increasingly stringent Building Codes as 
industry transitions towards requiring net-zero energy by 2030; 

11) Educate and promote change at a community level by: 
a) creating a new standard of “green” building in the local building industry that will 

last after the incentive is gone; 
b) involving builders and their trade partners in green building techniques; 
c) enabling homebuyers and visitors to tangibly experience the benefits of smarter, 

more energy-efficient homes; 
d) attracting media exposure to “green” certified buildings; 
e) demonstrating municipal leadership as a “green” community.  

 

4.4 Advanced Permit Queuing Program 

4.4.1 Background 

Construction across Canada is highly regulated and cannot proceed without a number of permits 
and approvals that help to ensure (1) the safety of the projects being proposed and (2) 
compliance with municipal plans for the affected lands. Potential developers are required to 
submit detailed development applications containing site-specific drawings and documentation 
to the municipality’s planning department. Many municipalities experience such volumes of 
applications that the amount of time required to obtain development / construction permits can 
become challenging, especially where local industry is in the habit of submitting incomplete 
applications which require multiple resubmissions before being ready for full review. While 
waiting for the various permits required prior to construction, developers will continue to pay 
property taxes on idle properties which are simply waiting to be developed, and many developers 
are highly motivated to do what they can to accelerate the permitting / approvals process. If there 
were an option to get their applications processed faster, it would generate significant interest. 
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Advanced queuing is the process of prioritizing more desirable development projects over less 
desirable ones, where those projects seeking to add features or considerations which the 
municipality deems as desirable may be given advanced review. This is achieved by expediting 
the applications for an additional “advanced review” fee. If the application is accepted by the 
municipality as complete, and it can demonstrate that environmental standards will be achieved 
for the development, then the municipality can advance the application’s position in the que to 
help ensure faster approval. 

4.4.2 Program Description 

The intent of the Advanced Permit Queuing Program is to incentivize future developments to 
satisfy environmental standards by prioritizing development projects according to industry best 
practice programs such as those listed in section 4.4.1 above. Expediting development 
applications is a useful municipal tool to leverage because the municipality does not need to 
devote any financial resources to encourage developers to satisfy various Green Building 
Certifications. Rather, offering a reduced permit approval time encourages developers to submit 
more municipally preferable projects simply in order to be reviewed before other applicants.  

Applications leveraging this program will be prioritized according to the level of environmental 
performance that is achieved. This is a two-tier approval processing system, where applications 
that meet a minimum threshold of municipally preferred performance will be placed into an 
advanced queue, and all other applications will be reviewed as normal. For example, an 
application that can achieve a level of Green Building Certification will be accepted into the 
advanced queuing program. This program will not distinguish between various levels of Green 
Building Certification, but developers are encouraged to pursue higher levels of building 
performance encouraged by other sustainable development programs included in this 
Community Improvement Plan.   

The details of the program’s specific objectives, financial incentives, duration, and 
administration are contained in Appendix D.4 to this CIP. 

4.4.3 Conformity with the CIP 

The Advanced Queuing Program is consistent with the goal and Program parameters for this 
CIP. The Program will encourage sustainable community growth by stimulating the development 
of project sites that achieve high environmental performance standards. This is achieved by 
prioritizing the applications that can demonstrate that the development will follow industry best 
practice environmental and construction programs including:  

 BOMA BESt, administered by the Building Operations and Management Association of 
Canada (BOMA Canada); 

 BUILT GREEN / Green Seal, administered by Built Green Canada for mid and high-rise 
residential buildings; 

 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan) 
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 LEED (Leadership in Energy and Environmental Design), administered by the Canada 
Green Building Council (CaGBC); 

 Living Building, administered by the International Living Futures Institute (ILFI); 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA) 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS) 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements set out 
below. 

These third-party certification programs are rigorously defined and nationally respected, and are 
supported by nationally respected agencies. Each offers measurable benchmarks for the design, 
construction and operation of high performance green buildings. By leveraging these third-party 
building certification programs, the Advanced Queuing program establishes that it will: 

1) Expedite development projects that can provide measurable evidence that they will 
achieve a certain level of Green Building Standards; 

2) Reduce the incremental impact of the built environment on energy and water systems; 
3) Reduce greenhouse gas emissions from new site development projects;  
4) Recognize that the energy and environmental benefits of new construction become 

inherently part of the new building(s), and will have a compoundingly positive legacy 
impact for the full life of the future development; 

5) Contribute to the enhancement of local air quality and indoor air quality improvements 
that benefit human health;  

6) Achieve a net gain in the quality of the local environment resulting in an improved 
qualify of life in the community; 

7) Improve local construction knowledge and implementation of more efficient construction 
techniques; 

8) Support the increased use of reputable third party green building certification programs; 
9) Increase community awareness of the economic, environmental and social benefits of 

environmentally efficient use of land and buildings;  
10) Provide a boost for local businesses to establish themselves as leaders in the “green” 

marketplace and to be proactive in preparing for increasingly stringent Building Codes as 
industry transitions towards requiring net-zero energy by 2030; 

11) Educate and promote change at a community level by: 
a) creating a new standard of “green” building in the local building industry that will 

last after the incentive is gone; 
b) involving builders and their trade partners in green building techniques; 
c) enabling homebuyers and visitors to tangibly experience the benefits of smarter, 

more energy-efficient homes; 
d) attracting media exposure to “green” certified buildings; 
e) demonstrating municipal leadership as a “green” community.  
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4.5 Property Assessed Payments for Energy Reductions (PAPER) Program 

4.5.1 Background 

Buildings constitute a significant contribution to National GHG emissions. It is important to 
encourage energy-efficiency improvements to buildings to assist in achieving municipal, 
provincial, and federal GHG emission reduction goals. There are barriers to improving 
residential energy efficiency, including high up-front retrofit costs, lack of knowledge about 
cost-effective measures that contribute to significant energy savings, challenges with obtaining 
affordable financing options, awareness gaps about energy savings, uncertainty about workforce 
capability, intimidation at the complexity of the retrofit process, and more. Offering people up-
front financing to support energy improvements can be a useful tool to encourage energy 
efficiency retrofits. These retrofits should take a comprehensive approach to increasing the 
home’s energy efficiency, including increasing the amount of insulation in the envelope, 
upgrading the lighting fixtures and appliances that are used, upgrading inefficient heating and 
cooling systems, and supporting on-site renewable energy technologies.  

4.5.2 Program Description 

The intent of the 4.5 Property Assessed Payments for Energy Reductions (PAPER) Program is to 
encourage energy efficiency upgrades in homes and small businesses by providing property 
owners with a loan of up to $30,000 to support deep energy retrofits to the property, and a degree 
of support in hiring reputable contractors. These retrofits encourage increases to the performance 
of the building’s envelope and energy systems through measures such as increased insulation and 
air sealing, conservation efforts such as installing more efficient furnaces or heat pumps, and on-
site energy production. The up-front capital loan and support from the municipality can enable 
retrofit projects that would otherwise not overcome the typical barriers to entry. 

The PAPER model is built upon the municipality’s ability to lend out money at a low interest 
rate (because of the municipality’s strong credit rating) and recollect that loan over time through 
the property tax bill. PAPER is designed to enable property owners to reduce their energy bills 
by up to 50%, and the funds saved that were previously used to pay those bills can then be used 
to repay the PAPER loan. Prequalified criteria are established that will help to shortlist eligible 
homes for retrofit projects. This should be done by partnering with local utilities in the area to 
conduct energy audits and prioritize retrofit projects in buildings that need the greatest 
improvements.  

The details of the program’s specific objectives, financial incentives, duration, and 
administration are contained in Appendix D.5 to this CIP. 

4.5.3 Conformity with the CIP 

The Property Assessed Payment for Energy Reductions Program is consistent with the goal and 
Program parameters for this CIP. The Program will encourage sustainable community growth by 
stimulating retrofit projects on residential and business sites that can display the need for energy 
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efficiency improvements. This is achieved by prioritizing retrofit projects to homes and business 
buildings that pass basic eligibility assessments and display the opportunity for deep energy 
efficiency increases through the retrofit process. These deep home retrofit programs will:  

1) Reduce the incremental impact of the built environment on energy and water systems; 
2) Reduce the purchased energy consumption in residential homes; 
3) Reduce greenhouse gas emissions from residential and commercial buildings;  
4) Recognize that the energy and environmental benefits of retrofitting energy inefficient 

homes should become inherently part of the requirements for new building(s), and will 
have a compoundingly positive legacy impact for the full life of the future development; 

5) Contribute to the enhancement of local air quality and indoor air quality improvements 
that benefit human health;  

6) Achieve a net gain in the quality of the local environment resulting in an improved 
qualify of life in the community; 

7) Improve local construction knowledge and implementation of more efficient construction 
techniques; 

8) Support the increased use of reputable third party green building certification programs; 
9) Increase community awareness of the economic, environmental and social benefits of 

environmentally efficient use of land and buildings;  
10) Provide a boost for local businesses to establish themselves as leaders in the “green” 

marketplace and to be proactive in preparing for increasingly stringent Building Codes as 
industry transitions towards requiring net-zero energy by 2030; 

11) Educate and promote change at a community level by: 
a) creating a new standard of “green” building in the local building industry that will 

last after the incentive is gone; 
b) involving builders and their trade partners in green building techniques; 
c) enabling homebuyers and visitors to tangibly experience the benefits of smarter, 

more energy-efficient homes; 
d) attracting media exposure to “green” certified buildings; 
e) demonstrating municipal leadership as a “green” community.  

 

4.6 Development Charge Rebate Program 

4.6.1 Background 

Across Canada, there are steadily increasing demands on municipal services with the 
development of new property, including garbage collection, snow removal, road maintenance, 
and more. Development Charges (DC) are notionally intended to compensate the municipality 
(up front) for the increase in municipal services that will be required once development has been 
completed, and are often used by the municipality to fund capital works projects such as 
stormwater management upgrades which are required in order to support the development.  
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Many municipalities across Canada have offered to fully or partially rebate DC fees in order to 
attract industry and jobs or to incent brownfield redevelopment. This is tricky, because reducing 
or rebating these fees does not typically reduce the cost born by the municipality which these 
fees are intended to support, so prudence is required when considering what types of projects 
should be eligible for DC rebates. The development industry often requests and is easily excited 
by the opportunity to reduce DCs, but strictly speaking, the municipality needs to be mindful that 
DC credits or exemptions are an investment made by the municipality which has an associated 
cost, and if the cost is not recoverable through meaningful savings or reductions to real 
municipal costs, then it must be funded ultimately by the tax base with appropriate justification. 

DC rebates which help to entice (re)development of sites which are underutilized, but are already 
serviced, represent an opportunity for the municipality to increase property tax yield from 
specific sites with little to no increase in investment into servicing those sites. This is an easy 
win-win, where the developer is happy because of DC incentives, and the municipality is happy 
because it is not really loosing anything by reducing DC fees, but is gaining by having the site 
increased in value and restored to active use. 

4.6.2 Program Description 

The intent of the Development Charge Rebate Program is to enable and leverage greater 
investments by the builder/developer, catalyzing greater energy efficiency performance for new 
buildings as they are built, thus offsetting the impacts on energy, water, and environmental 
emissions (GHGs) from new construction. This program reduces DC fees levied against new 
development or remediation projects on residential, commercial, mixed-use, and brownfield sites 
that meet Green Building Certification standards. The amount of the development charge rebate 
is incrementally dependent upon the performance level achieved, as measured by industry best 
practice in Green Building standards. 

In theory, net-zero energy developments should provide less strain on municipal infrastructure 
than traditional buildings, so fees such as DCs which are tied to that reduced strain could be 
proportionately reduced. This would also add an additional incentive to achieve the higher Green 
Building Certification. 

 

The details of the program’s specific objectives, financial incentives, duration, and 
administration are contained in Appendix D.6 to this CIP. 

4.6.3 Conformity with the CIP 

The DC Rebate Program is consistent with the goal and Program parameters for this CIP. The 
Program will implement strategies in support of water, energy, and related environmental 
emissions (GHG) reductions. It aims to stimulate the construction of buildings that achieve an 
improvement or efficiency in environmental conservation by exempting or reducing DC fees for 
developments that meet the following industry best practice programs:  
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 BOMA BESt, administered by the Building Operations and Management Association of 
Canada (BOMA Canada); 

 BUILT GREEN / Green Seal, administered by Built Green Canada for mid and high-rise 
residential buildings; 

 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan) 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC); 
 Living Building, administered by the International Living Futures Institute (ILFI); 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA) 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS) 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements set out 
below. 

These third-party certification programs are rigorously defined and nationally respected, and are 
supported by nationally respected agencies. Each offers measurable benchmarks for the design, 
construction and operation of high performance green buildings. By leveraging these third-party 
building certification programs, the Development Charge Rebate Program establishes that it will: 

1) Reduce the incremental impact of the built environment on energy and water systems; 
2) Reduce greenhouse gas emissions from new developments;  
3) Recognize that the energy and environmental benefits of new dvelopments become 

inherently part of the new building(s), and will have a compoundingly positive legacy 
impact for the full life of the building; 

4) Contribute to the enhancement of local air quality and indoor air quality improvements 
that benefit human health;  

5) Achieve a net gain in the quality of the local environment resulting in an improved 
qualify of life in the community; 

6) Improve local construction knowledge and implementation of more efficient construction 
techniques; 

7) Support the increased use of reputable third party green building certification programs; 
8) Increase community awareness of the economic, environmental and social benefits of 

environmentally efficient use of land and buildings;  
9) Provide a boost for local businesses to establish themselves as leaders in the “green” 

marketplace and to be proactive in preparing for increasingly stringent Building Codes as 
industry transitions towards requiring net-zero energy by 2030; 

10) Educate and promote change at a community level by: 
a) creating a new standard of “green” building in the local building industry that will 

last after the incentive is gone; 
b) involving builders and their trade partners in green building techniques; 
c) enabling homebuyers and visitors to tangibly experience the benefits of smarter, 

more energy-efficient homes; 
d) attracting media exposure to “green” certified buildings; 
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e) demonstrating municipal leadership as a “green” community.  

4.7 Building Permit Fee Reduction Program 

4.7.1 Background 

The building permit process is intended to ensure that proposed project plans comply with 
applicable safety legislation such as Building Codes, and also with the municipality’s standards 
for land use, zoning, and local construction. These considerations are important to ensure the 
safety of current and future owners and occupants of the property and to provide standards for 
the enforcement of zoning and land use policies. Applicants can be incentivized to develop 
buildings to achieve Green Building Certification if the municipality reduces the fees associated 
with the application. A building permit fee reduction is perhaps the simplest incentive method to 
implement, in that it is literally a total or partial refund to the developer for the cost of the 
building and development permits. This rebate is usually based upon including certain design 
elements in the building permit application which demonstrate that the building will meet 
objectives set by the municipality (eg: sustainability related or energy performance objectives). 

4.7.2 Program Description 

The intent of the Building Permit Fee Reduction Program is to encourage new developments to 
meet industry best in practice environmental standards. Residential, commercial, mixed-use, and 
brownfield sites that can demonstrate that the development will meet advanced environmental 
standards will receive a financial incentive in the form of reduced building permit fees. 
Residential, commercial, mixed-use buildings, and brownfield sites that will be built and 
certified to environmental standards will receive a reduction to their building permit fees that is 
incrementally dependent upon the level of performance that is achieved. For example, a home 
that is built to Net-Zero efficiency would receive a larger reduction than a home built to LEED 
Silver standards. This is a helpful incentive model to leverage environmentally sustainable 
developments by encouraging developments that will demonstrate savings in terms of consumed 
energy, GHG emissions, and water use. As the municipality continues to grow, the Building 
Permit Reduction Fee Program will help to reduce the municipality’s future carbon footprint, 
while providing reductions to energy and water consumption. 

The details of the program’s specific objectives, financial incentives, duration, and 
administration are contained in Appendix D.7 of this CIP. 

4.7.3 Conformity with the CIP 

The Building Permit Fee Reduction Program is consistent with the goal and Program parameters 
for this CIP. The Program will encourage developments that support water and energy 
conservation, including air quality protection and environmental emissions (GHG) reductions. 
Further, it aims to stimulate the construction of buildings that achieve an improvement or 
efficiency in environmental conservation through the following industry best practice 
construction programs: 
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 BOMA BESt, administered by the Building Operations and Management Association of 
Canada (BOMA Canada); 

 BUILT GREEN / Green Seal, administered by Built Green Canada for mid and high-rise 
residential buildings; 

 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan) 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC); 
 Living Building, administered by the International Living Futures Institute (ILFI); 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA) 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS) 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements set out 
below. 

These third party certification programs are rigorously defined and nationally respected, and are 
supported by nationally respected agencies. Each offers measurable benchmarks for the design, 
construction and operation of high performance green buildings. By leveraging these third party 
building certification programs, the Green Housing Incentive Program establishes that it will: 

1) Reduce the incremental impact of the built environment on energy and water systems; 
2) Reduce greenhouse gas emissions from new home construction;  
3) Recognize that the energy and environmental benefits of new construction become 

inherently part of the new building(s), and will have a compoundingly positive legacy 
impact for the full life of the building; 

4) Contribute to the enhancement of local air quality and indoor air quality improvements 
that benefit human health;  

5) Achieve a net gain in the quality of the local environment resulting in an improved 
qualify of life in the community; 

6) Improve local construction knowledge and implementation of more efficient construction 
techniques; 

7) Support the increased use of reputable third party green building certification programs; 
8) Increase community awareness of the economic, environmental and social benefits of 

environmentally efficient use of land and buildings;  
9) Provide a boost for local businesses to establish themselves as leaders in the “green” 

marketplace and to be proactive in preparing for increasingly stringent Building Codes as 
industry transitions towards requiring net-zero energy by 2030; 

10) Educate and promote change at a community level by: 
a) creating a new standard of “green” building in the local building industry that will 

last after the incentive is gone; 
b) involving builders and their trade partners in green building techniques; 
c) enabling homebuyers and visitors to tangibly experience the benefits of smarter, 

more energy-efficient homes; 
d) attracting media exposure to “green” certified buildings; 
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e) demonstrating municipal leadership as a “green” community 

 

APPENDICES: 

 

The following Appendices are attached to and form part of this Community Improvement Plan: 

D.1 Green Housing Incentive Program 

D.2 Green Building Incentive Program 

D.3 Property Tax Reduction Incentive Program 

D.4 Advanced Queuing Incentive Program 

D.5 Property Assessed Payments for Energy Reductions (PAPER) Program 

D.6 Development Charge Rebate Incentive Program 

D.7 Building Permit Fee Reduction Program 

 

And the following appendices do not form part of this Community Improvement Plan, but are 
likely to be required in order to enact this CIP or any other adapted from it in any local 
municipality in Ontario. Further adaptations may be required in order to use the sample by-laws 
outside of Ontario. 

D.8 CIP Staff Report to Council 

This appendix includes a sample staff report that municipal staff could use to submit the 
CIP to Council for approval. 

 

D.9 Sample By-law to Designate CIP Project Area (for Ontario) 

This appendix includes a sample by-law which would be used to designate the area within 
the municipality which is affected by the CIP (ie: the CIP “Project Area”). 

 

D.10 Sample By-law to Enact CIP (for Ontario) 

This appendix includes a sample by-law which would be used to enact the CIP, and to 
assign it to affect the designated CIP Project Area (as defined by the by-law in D.9 above). 
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D.1 Green Housing Incentive Program 

D.1.1 Program Description 

The Green Housing Incentive Program provides financial incentives to encourage potential home 
buyers and new home builders to design, build and certify residential dwellings to advanced 
green building standards including: 

 BUILT GREEN / Green Seal, administered by Built Green Canada; 
 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan); 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC); 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA); 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS). 

Each of these green building standards encourages and accelerates adoption of sustainable green 
building and development practices through the creation and implementation of universally 
understood and accepted tools and performance criteria. These standards use third-party 
certification processes that leverage nationally (and internationally) accepted benchmarks for the 
design, construction and operation of high performance green buildings. They provide building 
owners and operators with the tools needed to have an immediate and measurable impact on their 
buildings’ performance. 

Of the standards listed, the EnerGuide Rating System is the only one that does not include a 
specific performance requirement. Instead, EnerGuide sets out a rigorous method for modelling 
and determining the amount of energy that a building will use, calculated in gigajoules (GJ). 
EnerGuide is supported and administered by Natural Resources Canada (NRCan) and is 
considered accurate by Canada’s banking and insurance industries: it is used for finance and 
incentive programs across Canada. EnerGuide is also used as the backstop behind all the other 
green building standards listed above (except Passive House, which uses its own system). 

Each of these green building standards has a significant focus on energy performance, which is 
the primary reason they are beneficial to the Green Housing Incentive Program, but they also 
include language which benefits topics such as: 

 respect for local context within the broader neighbourhood; 
 sustainable site development; 
 water efficiency; 
 materials selection; 
 indoor environmental quality; 
 building commissioning. 
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LEED and BUILT GREEN both offer multiple levels of certification from Certified/Bronze up 
to Silver, Gold and Platinum, where higher levels reflect greater performance within each system 
respectively. This incentive program will make reference to those different performance levels 
below. Passive House and Net-Zero / Net-Zero Ready are simpler in that they have firm 
requirements for fewer performance levels. 

D.1.2 Objective & Strategy 

The objective of the Green Home Incentive Program is to offset enough of the direct building 
costs of energy related upgrades to new homes to: 

1) overcome the learning curve experienced by builders new to these programs and  
2) reduce the first-cost barrier to entry. 

Secondary objectives that will be achieved indirectly include: 

3) Energy and water savings from each participating building; 
4) Environmental benefit (GHG reductions) from those energy/water savings; 
5) Increased occupant health for those living in better buildings; 
6) Reduced utility bills freeing up disposable income, promoting local economic benefit; 
7) Increased green building experience / expertise among local builders and trades; 
8) Increased public recognition / normalization of green building standards among local 

property owners, constructors, realtors, finance/insurance professionals, and more; 
9) Increased capacity of local trades / constructors to deliver green buildings; 
10) Boost local businesses to establish themselves as leaders in the “green” marketplace and 

to be proactive in preparing for increasingly stringent Building Codes as industry 
transitions towards requiring net-zero energy by 2030; 

11) All of these benefits accrue over time for as long as the buildings endure; 
12) Improved qualify of life in the community. 

D.1.3 Measurable Outcomes 

Measurable outcomes are benchmarked against new houses built to the National Building Code, 
and are estimated as follows: 

Program / Performance Level ~GHGe/yr 

Net-Zero, EnerGuide 0 or less 0 Tonnes 

LEED Platinum, Passive House, EnerGuide 25 or less 1 Tonnes 

LEED Gold, Built Green Platinum, Net-Zero Ready, EnerGuide 50 or less 2 Tonnes 

LEED Silver, Built Green Gold, EnerGuide 65 or less 3 Tonnes 

EnerGuide 80 or less, ENERGY STAR, LEED Certified, or Built Green Silver 4 Tonnes 

National Building Code 5 Tonnes 

NOTE: These estimates could be more accurate by considering climate zone and energy 
supply mix, but have been simplified to enable consistent measurability for the municipality. 
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D.1.4 Program Incentives 

This project proposes that a new Green Housing Incentive be defined as follows: 

Performance Level 

 
Yr. 3+ Incentive Levels 

1st dwelling 2nd dwelling 3rd dwelling + 

Yr. 1-2 Incentive Levels 
 

1st dwelling 2nd dwelling 3rd dwelling + 

Net-Zero,  
EnerGuide 0 or less 

$7,500 $6,000 $5,000 $4,000 

LEED Platinum,  
Passive House,  
EnerGuide 30 or less 

$6,000 $4,500 $3,000 $2,500 

LEED Gold,  
Built Green Platinum, 
Net-Zero Ready, 
EnerGuide 50 or less 

$5,000 $3,500 $2,000 $1,500 

LEED Silver, 
Built Green Gold, 
EnerGuide 65 or less 

$3,000 $2,250 $1,500 $1,000* 

EnerGuide 80 or less, 
ENERGY STAR,  
LEED Certified, 
or Built Green Silver 

Pre-required Pre-required 

*The need for this incentive level should be re-evaluated based upon the success of the 
program as it progresses. 

Please notice that this incentive is based on a declining balance model, where the incentive level 
is higher for the first and second dwelling than for every dwelling thereafter. This is intended to 
respect the fact that builders who begin to construct to advanced building standards will 
experience unique costs while they go through their own learning process for the first two 
dwellings, and that these learning costs will be largely passed by the third dwelling. The 
incentive therefore diminishes until the third dwelling and remains at the third dwelling level for 
each dwelling thereafter. It is expected that this declining balance model will help spread the 
incentive money across more builders/buildings and will encourage greater market participation. 
Further, the incentive amounts offered after year 3 of the program are reduced in general to 
encourage local industry to join the program with some urgency, and to begin getting experience 
right away (which will help support the goal to transition much of the industry by 2030). 

D.1.5 Eligibility  

The Green Housing Incentive Program shall comply with the Community Improvement Plan for 
Energy and Water Efficiency for Land and Buildings. 
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For the purposes of this program, residential dwellings are single detached, semi-detached, 
duplex and street townhouse dwellings. Multiple-unit dwellings as defined in the zoning bylaw 
are not eligible. 

The Green Housing incentive Program is open to all newly constructed residential dwellings (as 
defined) built within the municipal boundary during the program and that are constructed and 
certified in any of the green building standards listed in section D.1.1 above. 

For the purposes of this program, the “applicant” is defined as the owner of the property at the 
time of application. Constructors are eligible applicants. 

D.1.6 Program Administration 

The incentive program is proposed to be delivered by the Building Division. The Building 
Division will design and secure approval for a stream-lined process for management of the 
incentive program including: 

1) Application by eligible applicant, including proof of third-party verification; 
2) Review by Building Division, and payment to applicant; 
3) Tracking of greenhouse gas and water savings; 
4) Semi-annual reports to be approved by council regarding incentives paid, number of 

homes and builders participating, and of greenhouse gas and water savings gained. 

D.1.7 Monitoring 

The municipality will track the estimated green house gas savings, number of builders 
participating in the program and the level of participation. Update reports to be approved by City 
Council will be prepared on an annual basis. 

D.1.8 Municipal Investment 

Hard Investment: cash grants issued to home builders/owners. Total value of grants will be 
proportionate to local industry activity and program participation: $1,000-$7,500/building. 

Soft investment: staff time to support administrative efforts behind the program. 

Marketing investment: staff time to liaise with local industry partners (eg: local chapter of the 
Canadian Home Builders’ Association, CHBA), and to issue local media releases. Further 
marketing efforts could be pursued to whatever extent is deemed appropriate. 

Financial Returns on Investment: funds disbursed as grants under this program will be 
invested in buildings which have increased performance above building code. These buildings 
will have increased value, and will yield increased property tax revenues to the municipality 
which will repay the investment over the life of the building (<40 yrs, or sooner for lower 
incentive amounts). For municipalities who own their local electrical utilities, these improved 
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buildings will help reduce utility infrastructure spending and will yield almost immediate 
returns.  

Environmental Returns on Investment: 1-5 tonnes GHG/yr per house affected, compounding 
annually for the full life of each building, plus energy and water savings (avoiding municipal 
infrastructure growth and related impacts). 

Social Returns on Investment: refer to indirect goals from D.1.1 above. Benefits to health, 
local economic development, local industry leadership, community quality of life. 

D.1.9 Program Duration 

The program will come into effect immediately after budget/funding is assigned and will remain 
active until budget/funding is exhausted. Once budget is exhausted, this program will remain 
valid as an endorsed program that is dormant until funding is renewed. 

D.1.10 Application Form 

A template application form is included on the next page. One form should be completed for 
each house seeking the grant amount. 
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City of ____ 
[mailing address for building department] 

Green Housing Incentive Program 
Grant Application 

For Use by Principal Authority 

Grant Application Number:  Permit Number:    

Date Received:   Roll Number:   

A. Project Information 
Building number, street name:  
 

Unit Number: Lot/con. 
 

Municipality: 
 

Postal Code: 
 

Plan number/other description:   
 

Project Value est. $   

B. Performance Level and Incentive Objective 

Performance Level (Refer to Program details): 
 

Incentive Level: 
  1st dwelling   2nd  dwelling   3rd dwelling + 

 

Incentive Amount $: 

C. Applicant   Applicant is Authorized agent of owner:   Yes  /     No 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

D. Owner (if different from applicant) 

Last Name: First Name: 
 

Corporation or partnership: 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

E. Builder 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

F. Energy Advisor / Green Building Consultant 
Last Name: First Name: Corporation or partnership: 

 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

G. Declaration of Applicant – Please Print Name 

I ________________________________________________________________________________________ certify that: 
The information contained in this grant application, and other attached documentation is true to the best of my knowledge and I have authority to bind the 
corporation or partnership (if applicable). 
  

______________________     ______________________________ 
  Date        Signature of Applicant 
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D.2 Green Building Incentive Program 

D.2.1 Program Description 

The Green Building Incentive Program provides financial incentives to encourage potential 
developers / constructors to build and certify to advanced green building standards including: 

 BOMA BESt, administered by the Building Operations and Management Association of 
Canada (BOMA Canada); 

 BUILT GREEN Mid-Rise / Green Seal Mid-Rise, administered by Built Green Canada 
for mid and high-rise residential buildings; 

 LEED (Leadership in Energy and Environmental Design), administered by the Canada 
Green Building Council (CaGBC); 

 Living Building, administered by the International Living Futures Institute (ILFI); 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements below. 

Each of these standards encourages and accelerates adoption of sustainable green building and 
development practices through the creation and implementation of universally understood and 
accepted tools and performance criteria. These standards use third-party certification processes 
that leverage nationally / internationally accepted benchmarks for the design, construction and 
operation of high performance green buildings. They provide building owners and operators with 
the tools needed to have an immediate and measurable impact on their buildings’ performance. 
Each of these green building standards has a significant focus on energy performance, which is 
the primary reason they are beneficial to the Green Building Incentive Program, but they also 
include language which benefits topics such as: 

 respect for local context within the broader neighbourhood; 
 sustainable site development; 
 water efficiency; 
 materials selection; 
 indoor environmental quality; 
 building commissioning. 

LEED, BUILT GREEN and BOMA BESt all offer multiple levels of certification from 
Certified/Bronze up to Silver, Gold and Platinum, where higher levels reflect greater 
performance within each system respectively. This incentive program will make reference to 
those different performance levels below. The Living Building certification program is simpler 
in that it has firm pass/fail requirements, but those requirements require verification post-
occupancy, which means that the incentive will not be able to be paid until after the verification 
has been complete. 

For projects submitting EUI calculations, the final EUI results must be submitted as part of an 
energy model report issued and sealed by (1) a licensed Professional Engineer or (2) a qualified 
energy professional using government issued energy modelling software (eg: EE4 by Natural 
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Resources Canada) and who can provide a copy of a certificate demonstrating that they have 
been formally trained by the government agency responsible for that software and are qualified 
to use it to provide energy modelling services.  

D.2.2 Objective & Strategy 

The objective of the Program is: 

1) overcome the learning curve experienced by builders new to these programs and  
2) reduce the first-cost barrier to entry. 

Secondary objectives that will be achieved indirectly include: 

1) Energy and water savings from each participating building; 
2) Environmental benefit (GHG reductions) from those energy/water savings; 
3) Increased occupant health for those living / working in better buildings; 
4) Reduced utility bills freeing up disposable income, promoting local economic benefit; 
5) Increased green building experience / expertise among local builders and trades; 
6) Increased public recognition / normalization of green building standards among local 

property owners, constructors, finance/insurance professionals, and more; 
7) Increased capacity of local trades / constructors to deliver green buildings; 
8) Boost local businesses to establish themselves as leaders in the “green” marketplace and 

to be proactive in preparing for increasingly stringent Building Codes as industry 
transitions towards requiring net-zero energy by 2030; 

9) All of these benefits accrue over time for as long as the buildings endure; 
10) Improved qualify of life in the community. 

Measurable outcomes are benchmarked against new buildings built to the National Building 
Code, and are estimated as follows: 

Program / Performance Level ~GJ/m2/yr 
~GHGe: 
kg/m2/yr 

Living Building, EUI of 0 (zero) or less 0 0 

LEED Platinum, BOMA Net Zero Challenge, EUI 50%<building code 100 10 

LEED Gold, BUILT GREEN Platinum, BOMA BESt Platinum,  
EUI 30%<building code 

140 14 

LEED Silver, BUILT GREEN Gold, BOMA BESt Gold, EUI 
20%<building code 

160 16 

LEED Certified, BUILT GREEN Silver, BOMA BESt Silver,  
EUI 10%<building code 

180 18 

Building code 200 20 

NOTE: These estimates could be made more locally accurate by considering climate zone, 
local energy supply mix and especially building type, but have been generalized and 
simplified to enable consistent measurability for the municipality. 
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D.2.3 Program Incentives 

The proposed Green Building Incentive would be defined as follows: 

Performance Level* $/m2 

5 Living Building, 

EUI of 0 (zero) or less 
15.00 

4 LEED Platinum,  
BOMA Net Zero Challenge, 
EUI 50%<building code 

12.50 

3 LEED Gold,  
BUILT GREEN Platinum, 
BOMA BESt Platinum, 
EUI 30%<building code 

10.00 

2 LEED Silver,  
BUILT GREEN Gold, 
BOMA BESt Gold, 
EUI 20%<building code 

7.50 

1 LEED Certified,  
BUILT GREEN Silver, 
BOMA BESt Silver, 
EUI 10%<building code 

5.00 

* Jurisdictions with Step Codes should also consider including 
higher steps / levels from those Codes in this table. 

D.2.4 Eligibility  

The Green Building Standards Incentive Program shall comply with the Community 
Improvement Plan for Energy and Water Efficiency for Land and Buildings. 

For the purposes of this program, new buildings that do not meet at least LEED Certified, 
BUILT GREEN Silver, BOMA, BESt Silver, or have an EUI that is 10% less than the national 
building code are not eligible. 

The Green Building Incentive Program is open to all newly constructed residential dwellings (as 
defined) built within the municipal boundary during the program and that are constructed and 
certified in any of the green building standards listed in section D.2.1 above.  

For the purposes of this program, the “applicant” is defined as the owner of the property at the 
time of application. Constructors are eligible applicants. 

D.2.5 Program Administration 

The incentive program is proposed to be delivered by the Building Division. The Building 
Division will design and secure approval for a stream-lined process for management of the 
incentive program including: 
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1) Application by eligible applicant, including proof of third-party verification; 
2) Review by Building Division, and payment to applicant; 
3) Tracking of greenhouse gas and water savings; 
4) Semi-annual reports to be approved by council regarding incentives paid, number of 

homes and builders participating, and of greenhouse gas and water savings gained. 

D.2.6 Monitoring 

The municipality will track the estimated green house gas savings, number of builders 
participating in the program and the level of participation. Update reports to be approved by City 
Council will be prepared on an annual basis. 

D.2.7 Municipal Investment 

Hard Investment: cash grants issued to home builders/owners. Total value of grants will be 
proportionate to local industry activity and program participation. 

Soft investment: staff time to support administrative efforts behind the program. 

Marketing investment: staff time to liaise with local industry partners (eg: local chapters of 
BOMA Canada, CaGBC, etc), and to issue local media releases. Further marketing efforts 
could be pursued to whatever extent is deemed appropriate. 

Financial Returns on Investment: funds disbursed as grants under this program will be 
invested in buildings with increased performance above building code. These buildings will 
have increased value and will yield increased property tax revenues to the municipality. 
Municipal tax rates tend to range between 1% and 1.4% of property value, and the incented 
buildings will tend to have a premium cost between 3% and 10% of gross construction value, 
thus payback is determined by comparing the tax collected on the marginal increase in 
property value with the incentive amount offered, which will repay the incentive amount over 
time. The municipal services offered to this building over time will be covered reasonably by 
the property taxes collected on the normal cost of construction, and the incremental increase 
in collected property taxes (due to constructing to a higher standard of building performance) 
will help repay the incentive amount over time. For municipalities who own their local 
electrical utilities, these improved buildings will help reduce utility infrastructure spending 
and can yield almost immediate returns.  

Environmental Returns on Investment: energy and water savings (avoiding municipal 
infrastructure growth and related impacts) compounding for the life of the building. 

Social Returns on Investment: refer to indirect goals from D.2.1 above. Benefits to health, 
local economic development, local industry leadership, community quality of life. 

D.2.8 Program Duration 
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The program will come into effect immediately after budget/funding is assigned and will remain 
active until budget/funding is exhausted. Once budget is exhausted, this program will remain 
valid as an endorsed program that is dormant until funding is renewed. 

D.2.9 Application Form 

A template application form is included on the next page. One form should be completed for 
each building seeking the grant amount.  
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City of ____ 
[mailing address for building department] 

Green Building Incentive Program 
Grant Application 

For Use by Principal Authority 

Grant Application Number:  Permit Number:    

Date Received:   Roll Number:   

A. Project Information 
Building number, street name:  
 

Unit Number: Lot/con. 
 

Municipality: 
 

Postal Code: 
 

Plan number/other description:   
 

Project Value est. $   

B. Performance Level and Incentive Objective 

Performance Level (Refer to Program details): 
 

Incentive Level: 
  1   2   3   4   5 

 

Incentive Amount $: 

C. Applicant   Applicant is Authorized agent of owner:   Yes  /     No 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

D. Owner (if different from applicant) 

Last Name: First Name: 
 

Corporation or partnership: 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

E. Builder / Constructor 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

F. Energy Advisor / Green Building Consultant 
Last Name: First Name: Corporation or partnership: 

 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

G. Declaration of Applicant – Please Print Name 

I ________________________________________________________________________________________ certify that: 
The information contained in this grant application, and other attached documentation is true to the best of my knowledge and I have authority to bind the 
corporation or partnership (if applicable). 
  

______________________     ______________________________ 
  Date        Signature of Applicant 
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D.3 Property Tax Reduction Incentive Program 

D.3.1 Program Description 

The Property Tax Reduction Incentive Program provides financial incentives to encourage 
property owners to develop above and beyond normal building code, using one of the following 
recognized third-party Green Building Standards: 

For buildings compliant to Part 9 of the National Building Code (ie: low-rise residential): 
 BUILT GREEN / Green Seal, administered by Built Green Canada 
 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan) 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC) 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA) 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS) 
For buildings compliant to Part 3 of the National Building Code: 
 BOMA BESt, administered by the Building Operations and Management Association of 

Canada (BOMA Canada); 
 BUILT GREEN Mid-Rise / Green Seal Mid-Rise, administered by Built Green Canada 

for mid and high-rise residential buildings; 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC); 
 Living Building, administered by the International Living Futures Institute (ILFI); 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements set out 
below. 

Each of these green building standards encourages and accelerates adoption of sustainable green 
building and development practices through the creation and implementation of universally 
understood and accepted tools and performance criteria. These standards use third-party 
certification processes that leverage nationally (and internationally) accepted benchmarks for the 
design, construction and operation of high-performance green buildings. They provide building 
owners and operators with the tools needed to have an immediate and measurable impact on their 
buildings’ performance. 

Property tax reduction programs allow the municipality to encourage developers to incorporate 
Green Building Standards in their design proposals without having to allocate municipal funding 
to developers. Rather, the incentive reduces a portion of the collected property taxes for a 
defined period. This method of tax assistance is less costly to municipalities than tax exemption 
models because the municipality still collects a portion of the property taxes during the incentive 
period, and can continue to use those revenues to support municipal services. Thereafter the 
municipality will collect the full value of the property tax, including the increased property tax 
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resulting from the development being implemented to higher standards (ie: resulting in higher 
value property), following the completion of the incentive program.  

Property owners may be eligible for property tax reductions of up to 80% for up to 10 years or 
until the costs of developing the property to Green Building Standards have been offset, 
whichever occurs first. 

D.3.2 Objective & Strategy 

The main objectives of the Property Tax Reduction Incentive Program are: 

1) To encourage new construction to pursue higher levels of performance under the 
guidance / support of industry recognized best practice Green Building certification 
programs; 

2) Encourage the rehabilitation / gentrification of poorly performing existing buildings; 
3) Reduce the property’s energy consumption and GHG emissions by incentivizing the 

owner to meet Green Building certifications as outlined in section D.3.1; 
4) Increase the amount of property tax that the municipality will be able to collect on the 

property in the future. 

Secondary objectives that will be achieved indirectly include: 

1) Energy and water savings from each participating building; 
2) Environmental benefit (GHG reductions) from those energy / water savings; 
3) Increased occupant health for those living in better buildings; 
4) Reduced utility bills freeing up disposable income, promoting local economic benefit; 
5) Increased green building experience / expertise among local builders and trades; 
6) Increased public recognition / normalization of green building standards among local 

property owners, constructors, realtors, finance/insurance professionals, and more; 
7) Increased capacity of local trades / constructors to deliver green development and 

remediation projects; 
8) Boost local businesses to establish themselves as leaders in the “green” marketplace and 

to be proactive in preparing for increasingly stringent Building Codes as industry 
transitions towards requiring net-zero energy by 2030; 

9) All of these benefits accrue over time for as long as the buildings endure; 
10) Improved qualify of life in the community. 

D.3.3 Measurable Outcomes 

Measurable outcomes for the Tax Reduction Incentive Program will be the same as those in 
sections D.1.3 for homes and D.2.3 for buildings. 

D.3.4 Program Incentives 

This project proposes that a new Tax Reduction Incentive Program be defined as follows: 
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The amount of municipal taxes on a vacant or unused property, a contaminated Brownfield site, 
or a building requiring remediation and energy efficiency improvements will be reduced by up to 
80% for up to 10 years, or until the costs of developing or remediating the property have been 
offset (whichever occurs first). The full and final value of municipal property tax offset will be 
named a Tax Reduction Grant, and the period of time over which this grant is applied will be 
referred to as the Grant Period. Once the grant is fully applied, the Grant Period will have closed. 

The final valuation of the Tax Reduction Grant will be calculated after a site assessment has been 
conducted following the completion of the development and is incrementally determined based 
on the level of environmental certification that has been achieved. The developer must submit 
verification of the level of Green Building Certification that was achieved in the form of a copy 
of a certificate from one of the Green Building Certification programs listed in the table below. 
The municipality will accept the quality assurance processes behind these Green Building 
Certification programs as sufficient for this Tax Reduction Grant. The final value of the Tax 
Reduction Grant will be calculated using the incremental cost which the developer invested into 
the project, above and beyond standard construction costs, to achieve the certification level 
presented. These incremental costs must be reported clearly and in an auditable form for review 
by municipal staff. Supporting materials may be required such as invoices from suppliers. 

A project is only eligible for the incentive if the taxable value of the property increases, thus 
increasing the municipal tax revenue from the site. The amount of the Tax Reduction Grant will 
not exceed the increase in deemed municipal tax revenue during the Incentive Period.  

Tax 
Reduction 

New Homes: 
Green Building 
Certification Levels 

New Buildings: 
Green Building 
Certification Levels 

20% EnerGuide 80 or less,  
ENERGY STAR,  
LEED Certified, or  
Built Green Silver 

LEED Certified,  
BUILT GREEN Silver,  
BOMA BESt Silver,  
EUI 10%<building code 

40% LEED Silver,  
Built Green Gold,  
Energuide 65 or less 

LEED Silver,  
BUILT GREEN Gold,  
BOMA BESt Gold, EUI 
20%<building code 

60% LEED Gold,  
Built Green Platinum,  
Net-Zero Ready,  
EnerGuide 50 or less 

LEED Gold,  
BUILT GREEN Platinum,  
BOMA BESt Platinum,  
EUI 30%<building code 

70% LEED Platinum,  
Passive House,  
EnerGuide 25 or less 

LEED Platinum,  
BOMA Net Zero Challenge,  
EUI 50%<building code 

80% Net-Zero,  
EnerGuide 0 or less 

Living Building,  
EUI of 0 (zero) or less 
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For example, if a property is vacant and a Net-Zero Energy home or building is constructed on 
that vacant property, then the final constructed property will be new, and the increased value of 
that property will be fully eligible for use when determining the Tax Reduction Grant amount, 
calculated as follows: 

[Total eligible amount for Tax Reduction Grant] 
= The lesser of 
[Property value after construction] – [Property value before construction] 
OR 
[Premium cost for Green Building Standard] 

[Amount paid per year] 
= The lesser of 
[Total property tax payable per year] * [% from table above] 
OR 
[Total eligible amount] – [all amounts paid in previous years] 

D.3.5 Eligibility  

The Property Tax Reduction Incentive Program shall comply with the Community Improvement 
Plan for Energy and Water Efficiency for Land and Buildings. 

For the purposes of this program, the following development projects are not eligible for the 
Property Tax Reduction program:  

a) developments that do not increase the property taxes which can be collected by the city; 
b) developments that will not meet any level of Green Building Certifications as outlined in 

section D.3.1; 
c) rehabilitation / renovation projects which do not increase the energy efficiency or 

decrease the GHG emissions of the building(s) being improved. 

To be eligible for the Tax Reduction Incentive Program, the development must: 

a) Be in a designated community project area; 
b) Earn certification in any of the Green Building Standards referenced in section D.3.1, at 

the levels referenced in section D.3.4, and produce a copy of a valid earned certificate. 

For the purposes of this program, the “applicant” is defined as the owner of the property at the 
time of application.  

D.3.6 Program Administration 

The incentive program is proposed to be delivered by the Municipal Tax Administration Office 
in partnership with the Buildings Department. These two Municipal Departments will work 
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together to design and secure approval for a stream-lined process for management of the 
incentive program including: 

1) Application by eligible applicant, with detailed plans and all relevant documents for the 
development or rehabilitation proposal, including the level of Green Building 
Certification that is being pursued; 

2) Review by the Buildings Department to ensure application is complete, and to determine 
which level of Green Building Standards are being pursued; 

3) Approval of Application and determination of eligible rebate amount; 
4) After certification has been earned (typically near the close of construction), Applicant 

shall produce a copy of the certificate appropriate to the Green Building Standard used; 
a. If Energy Use Intensity (EUI) calculations were used as the basis for the incentive 

approval, then the Applicant shall submit a Commissioning Report, signed by a 
duly qualified Commissioning Agent, including evidence that the building was 
constructed as modelled and is operating as intended. 

5) Annual assessments on the property after the development and remediation is complete to 
ensure that the property continues to meet the performance criteria for the tax assistance 
that is being provided. If standards are not being met, the tax reduction will be adjusted to 
the appropriate amount.  

6) Monitoring of the amount of tax relief provided for up to ten years to ensure that the 
program ends once the costs of the development have been offset. 

D.3.7 Monitoring 

The municipality will track the estimated green house gas savings, number of builders 
participating in the program and the level of participation to indicate the success of the program 
and to identify if program specifics need to be adjusted. Update reports will be prepared on an 
annual basis to be reviewed by municipal Council. 

The municipality will also need to track the economic value of the tax reductions throughout the 
10 years of eligibility to ensure that the provided tax relief does not exceed the costs of 
improving the property. As soon as the cumulative incentive amount has reached and matched 
the eligible development or rehabilitation costs, the tax reduction will immediately expire and the 
property owner must pay any outstanding amount of tax owing in the current tax year, and the 
full normal amount of municipal property taxes owing in any subsequent year. 

D.3.8 Municipal Investment 

Hard Investment: Tax Reductions applied to the collected property tax values. The total 
reduction amount will be up to 80% of the required costs of improving the property and will 
not exceed the project expenses. 

Soft investment: staff time to support administrative efforts behind the program, including 
processing applications and monitoring the energy consumption and GHG reductions during 
and after the development or remediation process. 
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Marketing investment: staff time to liaise with local industry partners (eg: local chapter of the 
Canadian Home Builders’ Association, CHBA), and to issue local media releases. Further 
marketing efforts could be pursued to whatever extent is deemed appropriate. 

Financial Returns on Investment: the reduced property taxes under this program will be used 
to incentivize property owners to invest in unused or undeveloped lands, or the rehabilitation 
of existing buildings to significantly increase their performance after the project is completed. 
These projects will increase the property taxes that the municipality can collect, which will 
pay off the value of the foregone tax revenues through future payments. Where municipal 
infrastructure and services are already in place, this will result in no negative impact to the 
municipal budget (ie: infinite IRR% returns). For properties where improvements result in an 
increase in required municipal services (eg: increased snow plowing, garbage collection, etc), 
the short-term partial waiver of the tax amount collected could result in a minor loss in 
municipal revenues that would need to be offset by other revenues. Returns in this case will 
be difficult to calculate because they vary with costs which could be negligible for properties 
between other serviced properties (ie: infinite IRR% return) or could be more noteworthy in 
greenfield areas (with IRR% returns under 5%). Regardless, the municipality will gain a 
partial increase in property tax revenues from the site, which will help cover any increase in 
servicing costs. For municipalities who own their local electrical utilities, these improved 
buildings will help reduce utility infrastructure spending and will yield almost immediate 
returns (again, infinite %).  

Environmental Returns on Investment: Environmental emissions avoided (measured in 
GHG/yr) per improved property, compounding annually for the full life of each site, plus 
energy and water savings (avoiding municipal infrastructure growth and related impacts). 

Social Returns on Investment: refer to secondary goals from D.3.2 above for benefits to health, 
local economic development, local industry leadership, community quality of life, and more. 

D.3.9 Program Duration 

The program will come into effect immediately after budget/funding is assigned and will remain 
active until the available municipal funding has been expired. Once budget is exhausted, this 
program will remain valid as an endorsed program that is dormant until funding is renewed. 

Each accepted project under the program will last for 10 years, or until the eligible costs 
associated with developing or rehabilitating the property have been offset. 

D.3.10 Application Form 

A template application form is included on the next page. One form should be completed for 
each house seeking the grant amount.  
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City of ____ 
[mailing address for building department] 

Property Tax Reduction Incentive Program 
Grant Application 

For Use by Principal Authority 

Grant Application Number:  Permit Number:    

Date Received:   Roll Number:   

A. Project Information 
Building number, street name:  
 

Unit Number: Lot/con. 
 

Municipality: 
 

Postal Code: 
 

Plan number/other description:   
 

Project Value est. $   

B. Performance Level and Incentive Objective 

Green Building Program and Performance Level (Refer to Program details): 
 
 

Incentive Level: 
  20%   40%   60%   70%   80% 

 

Incentive Amount $: 

C. Applicant   Applicant is Authorized agent of owner:   Yes  /     No 

Last Name: 
 

First Name: 
 

Corporation or partnership: 
 
 Full Mailing Address: 

 

Phone: Cell: E-Mail: 

D. Owner (if different from applicant) 

Last Name: First Name: 
 

Corporation or partnership: 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

E. Builder 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

F. Energy Advisor / Green Building Consultant 
Last Name: First Name: Corporation or partnership: 

 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

G. Declaration of Applicant – Please Print Name 

I ________________________________________________________________________________________ certify that: 
The information contained in this grant application, and other attached documentation is true to the best of my knowledge and I have authority to bind the 
corporation or partnership (if applicable). 
  

______________________     ______________________________ 
  Date        Signature of Applicant 
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D.4 Advanced Queuing Incentive Program 

D.4.1 Program Description 

The Advanced Queuing Incentive Program incentivizes developers to incorporate best in practice 
industry standards and Green Building Certifications to their development plan. This is achieved 
by prioritizing the distribution of Building Permit applications that commit to exceeding the 
Building Code by obtaining a certain level of Green Building Certification including:  

 BOMA BESt, administered by the Building Operations and Management Association of 
Canada (BOMA Canada); 

 BUILT GREEN / Green Seal, administered by Built Green Canada for mid and high-rise 
residential buildings; 

 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan) 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC); 
 Living Building, administered by the International Living Futures Institute (ILFI); 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA); 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS); 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements set out 
below. 

Large retrofit applications may also apply to be placed in the advanced queue if their retrofit is 
sufficiently extensive as to be eligible for certification under any of these same Green Building 
Certification programs. 

Each of these green building standards encourages and accelerates adoption of sustainable green 
building and development practices through the creation and implementation of universally 
understood and accepted tools and performance criteria. If a developer can prove that the project 
will satisfy the criteria for any of the above listed Green Building Standards, then their 
application will be marked for advanced processing, and will be reviewed in advance of the 
general stream of applications. This reduces the amount of time a developer must pay property 
taxes, incentivizing them to satisfy a level of Green Building Certification.  

To enter the advanced queue, the applicant must demonstrate that their project is registered in a 
green building certification program from the list above by producing a confirmation of 
registration appropriate to the program (eg: a registration number, a confirmation page from a 
registration website, a confirmation email from a registrar, etc.), and must pay an additional 
$100.00 application fee for the advanced queue service. If the project is later found to have 
abandoned certification efforts without appropriate cause, appropriateness being determined 
according to the sole discretion of the municipality, then there will be a penalty fee of $2,000 
assessed to the applicant for acting in bad faith and failing to fulfil the commitments of the 
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registration, and the applicant will have their access to the advanced queue suspended for one 
year. 

D.4.2 Objective & Strategy 

The objective of the Program is to: 

1) Encourage developers to exceed the Building Code and incorporate industry best practice 
Green Building Standards into their project applications; 

2) Give preferential treatment to development applications that employ Green Building 
Standards to increase sustainable development activity within the Municipality. 

Secondary objectives that will be achieved indirectly include: 

1) Energy and water savings from each participating building; 
2) Environmental benefit (GHG reductions) from those energy/water savings; 
3) Increased occupant health for those living in better buildings; 
4) Reduced utility bills freeing up disposable income, promoting local economic benefit; 
5) Increased green building experience / expertise among local builders and trades; 
6) Increased public recognition / normalization of green building standards among local 

property owners, constructors, realtors, finance/insurance professionals, and more; 
7) Increased capacity of local trades / constructors to deliver green buildings; 
8) Boost local businesses to establish themselves as leaders in the “green” marketplace and 

to be proactive in preparing for increasingly stringent Building Codes as industry 
transitions towards requiring net-zero energy by 2030; 

9) All of these benefits accrue over time for as long as the buildings endure; 
10) Improved qualify of life in the community. 

D.4.3 Measurable Outcomes 

Measurable outcomes for the Tax Reduction Incentive Program will be the same as those in 
sections D.1.3 for homes and D.2.3 for buildings. 

D.4.4 Program Incentives 

This project proposes an Advanced Queuing Incentive Program to prioritize development 
applications which can demonstrate that the proposed project will be eligible for certification 
under any of the Green Building Certification programs listed in section D.4.1 above. Successful 
applicants will have their project applications moved from the normal queue of applicants into a 
priority queue. The municipality reserves the right to process applications within each queue 
(priority and normal) according to its sole discretion and to manage its internal human resources 
accordingly to ensure that the priority advanced queue is given preferential treatment over the 
normal queue. Builders who commit to Green Building Certification of their projects will enjoy 
having their applications processed earlier than those who do not, thus moving forward with 
development of their lands earlier, reducing holding costs and increasing their project yields.  
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D.4.5 Eligibility  

The Advanced Queuing Incentive Program shall comply with the Community Improvement Plan 
for Energy and Water Efficiency for Land and Buildings.  

For the purposes of this program, any Building Permit application that does not incorporate any 
of the Green Building Standards as indicated in section D.4.1 will not be eligible for priority 
review. Applicants will be eligible to participate in the Advanced Queuing Incentive Program if: 

1) Their application is complete in every respect and will not cause delays related to 
obtaining information which should reasonably have been submitted with a normal 
application that was not seeking advanced prioritization.  

NOTE that if a project applies for advanced queueing and is incomplete, the advanced 
prioritization fee will be forfeit, and any subsequent re-reviews of an application to the 
advanced queue will require a new advanced queue application fee; 

2) Proof of registration in any of the green building standards listed in section D.1.1 above. 

For the purposes of this program, the “applicant” is defined as the owner of the property at the 
time of application. Constructors are eligible applicants. 

D.4.6 Program Administration 

The incentive program is proposed to be delivered by the municipality’s Buildings department, 
who will filter applications based on whether they make real commitments to Green Building 
Standards or not. Administration of the incentive program will include the following steps: 

1) Application submitted by eligible applicant, including proof of third-party program 
participation and all other typically required documentation; 

2) Payment of application fee and of advanced queue fee; 
3) Building Department staff screen the application; 

a. If application is rejected due to insufficient / incorrect information, does not meet 
applicable codes and standards, includes illegible plans, etc, staff will request for 
design to be revised or for applicant to re-submit with additional information. 

4) Application reviewer determines if the project is considered eligible for the advanced 
queue; 

5) Application is expedited and processed earlier than the applications in the regular queue; 
6) Staff will contact applicant to retrieve the expedited permit once approved. 

D.4.7 Monitoring 

The Building Department will continue to track internal performance as it has in the past, noting 
the volume of applications processed and now tracking both the normal and advanced priority 
queues separately. The municipality will also track the number of builders participating in the 
program, the nature of their participation in Green Building Standards, and the overall success of 
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those builders with Green Building Standards. Update reports will be prepared on an annual 
basis for review by City Council. 

More specifically, each applying project and each applicant will be monitored for integrity: 
applicants who apply in bad faith and do not fulfil the commitments they have made to build to 
Green Building Standards may face the consequences described in the sections above, including 
fines, suspension from eligibility to apply to the advanced queue, and potentially even having 
open Building Permits suspended, freezing any site inspections yet to be completed until all 
outstanding concerns are resolved to the satisfaction of the municipality. 

D.4.8 Municipal Investment 

Hard Investment: no financial commitment: the municipality will be paid for any and all 
services rendered in this program through related fees charged to program applicants. 

Soft investment: staff time to support administrative efforts behind the program will be funded 
through application fees associated with participation in the program. 

Marketing investment: staff time to liaise with local industry partners (eg: local chapter of the 
Canadian Home Builders’ Association, CHBA), and to issue local media releases. Further 
marketing efforts could be pursued to whatever extent is deemed appropriate. 

Financial Returns on Investment: all hard costs associated with administration of this program 
will be covered through related permit fees paid by participating applicants. Once complete, 
buildings constructed to Green Building Standards will typically have higher performance and 
higher value, reducing strain on municipal energy and water infrastructure and increasing 
property value. These developments will thus save the municipality on infrastructure costs 
and make the municipality money on increased property tax revenue. This program is entirely 
positive for the municipality financially, and still provides meaningful benefit to participants. 

Environmental Returns on Investment: infinite. Program participants bear 100% of the costs 
of this program, and all emissions savings and other environmental benefits come at no cost to 
the municipality. 

Social Returns on Investment: refer to indirect goals from D.4.1 above for benefits to health, 
local economic development, local industry leadership, community quality of life, and more. 

D.4.9 Program Duration 

The program will come into effect immediately after budget/funding is assigned and will remain 
active until available development space is saturated.  

D.4.10 Application Form 

A template application form is included on the next page. One form should be completed for 
each building permit application seeking advanced queuing.  
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City of ____ 
[mailing address for building department] 

Advanced Queue Incentive Program 
Application 

For Use by Principal Authority 

Grant Application Number:  Permit Number:    

Date Received:   Roll Number:   

A. Project Information 
Building number, street name:  
 

Unit Number: Lot/con. 
 

Municipality: 
 

Postal Code: 
 

Plan number/other description:   
 

Project Value est. $   

B. Performance Level and Incentive Objective  Proof of program partiicpation attached:   Yes 

Performance Level (Refer to Program details): 
 

Incentive Level: 
 
 

Incentive Amount $: 

C. Applicant   Applicant is Authorized agent of owner:   Yes  /     No 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

D. Owner (if different from applicant) 

Last Name: First Name: 
 

Corporation or partnership: 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

E. Builder 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

F. Energy Advisor / Green Building Consultant 
Last Name: First Name: Corporation or partnership: 

 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

G. Declaration of Applicant – Please Print Name 

I ________________________________________________________________________________________ certify that: 
The information contained in this grant application, and other attached documentation is true to the best of my knowledge and I have authority to bind the 
corporation or partnership (if applicable). 
  

______________________     ______________________________ 
  Date        Signature of Applicant 
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D.5 Property Assessed Payments for Energy Reductions (PAPER) Program 

D.5.1 Program Description 

The intent of the Property Assessed Payments for Energy Reductions Program (PAPER) is to 
encourage energy efficiency upgrades in homes and small businesses by allowing municipalities 
to assess energy improvement costs to properties where the home owner voluntarily participates 
in the program. A PAPER program works similarly to a Property Assessed Clean Energy 
(PACE) Loan, which are not common in Canada but are frequently used in the United States of 
America. The purpose of the PAPER financing program is to provide home and small business 
owners with a loan to support deep energy retrofits to the property that are paid back through an 
additional fee applied short-term the to Municipal property tax bill. This model is most 
successful when the deep energy efficiency retrofits are designed to reduce the home’s utility 
bills by ~50%, freeing up funds formerly spent on monthly energy bills that can then be used to 
cover the loan repayment fees. In other words, net monthly bills do not increase, but the property 
owner will spend less on energy and more on their property tax bill. Note that this is not in any 
way an increase to property taxes or taxable assessed value, but the property tax bill is simply a 
regular bill that the municipality already issues to the homeowner, and the municipality can use 
this same bill, with a new PAPER loan repayment line added therein, to facilitate the loan. 

The municipal government will establish a revolving loan fund to enable green energy retrofit 
projects, including increasing the amount of insulation in the home’s envelope, increasing the 
efficiency of the appliances and heating systems, and supporting on-site renewable energy 
generation. The strong credit ratings of most municipalities can be leveraged to set up these 
revolving loans at low cost (ie: low interest rates), which the municipality can then re-loan out to 
eligible applicants, making PAPER loans a useful tool to support deep retrofit projects on 
buildings which the municipality wishes to target for retrofit. 

Prequalification criteria are established by the municipality that will help to shortlist eligible 
homes for retrofit projects. The criteria for project shortlisting is related to the energy efficiency 
performance of the building, as determined by an energy audit conducted by a qualified 
individual: a certified Energy Advisor (EA) licensed to use Natural Resources Canada 
(NRCan)’s EnerGuide Rating System (ERS) for existing homes. The municipality should 
establish partnerships with local utilities to support energy audits on homes interested in the 
obtaining the loan, and to target areas within the municipality that are likely to represent the 
greatest opportunity for successful retrofits.  

The public will be invited to apply, and qualified applicants will receive a home inspection to 
determine if there are structural or mold issues with the home that could prevent the energy 
retrofit from proceeding. Assuming no such issues are found, a home energy audit will next be 
performed by a qualified Energy Advisor contracted by the municipality to identify retrofit 
opportunities that will bring energy savings. It is crucial to determine that the retrofit project will 
provide sufficient reductions to the energy bills (ideally ~50%) to ensure that they can pay off 
the loan in a reasonable time through their temporarily increased tax bill. If the retrofits will not 
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reduce the utility bills to a degree that will allow the homeowner to pay off the loan through an 
temporary increase to their tax bill, they may be classified as ineligible for PAPER assistance.  

The loan is approved if no structural / mold issues are identified and if the energy audit 
determines that the provided energy savings will make the increase to the property taxes 
affordable. The home owner receives $30,000, and the municipality registers a $30,000 lien on 
the property. The lien (effectively a second mortgage on the property) will reduce municipal risk 
of repayment. 

The homeowner will then meet with an approved energy consultant and select a retrofit package 
from a list of pre-determined options after project eligibility has been confirmed. These packages 
cover a variety of available improvements, such as increasing insulation amounts, improving the 
efficiency ratings of furnaces, and supporting on-site energy conservation and generation. The 
energy audit should indicate the areas where the greatest improvements to energy efficiency can 
be obtained, and recommendations should be made to homeowners to implement projects which 
will bring the greatest reductions to their utility bills. This will help ensure that the GHG 
emissions and energy consumption of the home both decrease, while ensuring that the retrofit 
project can still be repaid. The contractors then complete the deep retrofit project, providing 
reductions of up to 50% to the property’s energy bill. This model ensures repayment because the 
money that was previously allocated to their utility bills is now devoted to repaying the loan. 
Unused portions of the loan are credited back to the City. A portion of the loan (up to ~$2000) 
can be used to fund a 7-day vacation for the residents of the home to allow contractors the 
required time to complete the retrofit process. 

D.5.2 Objective & Strategy 

The objective of the Program is to: 

1) Assist home and small business owners with up front capital assistance to support deep 
energy retrofits (that reduce the building’s energy bills by a targeted 50%) that may not 
have been attainable without the assistance; 

2) Reduce residential and commercial purchased energy use and GHG emissions to support 
sustainable community development, at zero net cost to the municipality. 

Secondary objectives that will be achieved indirectly include: 

1) Energy and water savings from each participating building; 
2) Environmental benefit (GHG reductions) from those energy/water savings; 
3) Increased occupant health for those living in better buildings; 
4) Improve the comfort of the home by increasing the insulation and reducing heat loss; 
5) Reduced utility bills freeing up disposable income, promoting local economic benefit; 
6) Increased green building experience / expertise among local builders and trades; 
7) Increased public recognition / normalization of green building standards among local 

property owners, constructors, realtors, finance/insurance professionals, and more; 
8) Increased capacity of local trades / constructors to deliver green buildings; 
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9) Boost local businesses to establish themselves as leaders in the “green” marketplace and 
to be proactive in preparing for increasingly stringent Building Codes as industry 
transitions towards requiring net-zero energy by 2030; 

10) All of these benefits accrue over time for as long as the buildings endure; 
11) Improved qualify of life in the community. 

D.5.3 Measurable Outcomes 

Program outcomes are measured using the EnerGuide Rating System (ERS) administered by 
Natural Resources Canada (NRCan). Participating homes will be tested before and after the 
retrofit projects to establish an initial benchmark and custom retrofit plan, and to verify the 
success of that plan thereafter. The municipality may collaborate with local utilities to target 
homes which it believes to represent the greatest opportunity for successful participation in the 
program. 

D.5.4 Program Incentives 

The PAPER program incentivizes home owners to take action by removing barriers to entry. The 
program provides low cost financing and expert advice on how to use that financing. Once the 
project is complete, the value of the home will immediately improve. Once the loan is repaid, the 
home’s utility bills will continue to be much less than they were before the project. In the end, 
the municipality has been repaid for the loan, and the homeowner will enjoy a much more 
comfortable and affordable house that also has increased resale value. 

D.5.5 Eligibility  

All homes and small businesses (under 5,000 ft2) are eligible to apply to the PAPER program. 
Applicants will be interviewed by the program manager to ensure that they understand the nature 
and mechanics of the program, and once they agree, will schedule the first inspections (for 
structural safety and for mold). Applicants who pass this first inspection will then be declared 
eligible and will be ushered through the remaining program steps (from Energy Audit to retrofit 
to setting up of ongoing repayments).  

Eligible applicants will then meet with an Energy Advisor contracted by the municipality to 
perform an Energy Audit of their home and to determine their best retrofit options. Eligible 
retrofit projects include: 

a) Increasing the performance of the home’s envelope using air sealing, caulking, weather 
stripping, improving the thermal resistance values of windows and doors, and increasing 
the quality and amount of insulating materials; 

b) Increasing the energy efficiency of light fixtures and large appliances, including the 
installation of more efficient furnace systems including High Efficiency Natural Gas 
Furnaces and Air Source Heat Pumps; 

c) On-Site energy production technologies, such as Solar PV. 

D.5.6 Program Administration 
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The incentive program is proposed to be delivered by the municipality’s Buildings Division with 
support from the municipality’s finance departments. Administration of the incentive program 
will include the following steps (first described with a flow-chart5, and then with clarifying text): 

 
Figure D-1: Property Assessed Payments for Energy Retrofits (PAPER) Flow-Chart 

                                                 

5 From http://www.mi-group.ca/files/cht_Green-Municipal-Mortgages_concept_2012-11-05.pdf  
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1) Establishing a revolving loan fund to enable green energy retrofit projects; 
2) Establishing the prequalification criteria to shortlist applicants; 
3) Inviting the public to apply; 
4) Application by eligible applicants; 
5) Completing inspections: a building inspection (with a certified Home Inspector) to 

determine if any structural or mold issues will prohibit eligibility, and a home energy 
audit (with a certified Energy Advisor) to identify appropriate retrofit activities that will 
maximize energy bill savings while minimizing cost for the retrofit;  

6) If the home fails the inspection, the project stops, the inspection report is given to the 
home owner outlining the actions they need to take prior to reapplying for the program, 
and the cost of the inspection(s) will be recovered through the property tax bill; 

7) When the home passes, the Green Loan is approved up to ~$30,000, and the municipality 
registers a matching Lien on the property; 

8) Homeowner books appointment with an approved Energy Advisor consultant to do an 
energy audit and help select a retrofit package from a list of predetermined options; 

9) Book retrofit: Contractor collects key, and while the homeowners are away, the home is 
renovated to improve energy performance; 

10) Contractor inspects house to ensure it is ready for retrofit, and schedules trades crew for a 
busy week while the homeowners are away. If the home is not ready then the retrofit 
work will be rescheduled. 

11) Retrofit is performed during homeowners’ absence, and a second energy audit is 
conducted to confirm success. 

12) The homeowners return to enjoy reduced utility bills, and the loan is repaid over time 
through their property tax bill. 

D.5.7 Monitoring 

The municipality will track the before and after results from each retrofit, and maintain logs of 
all energy audit numbers, total number of homes affected, total kWh saved, total tonnes GHG 
avoided, total energy dollars saved and total dollars leveraged. Loan repayment statistics will 
also be tracked to ensure that the repayment structure has been designed appropriately. Update 
reports will be prepared on an annual basis for review by Council. 

D.5.8 Municipal Investment 

Hard Investment: any funds invested by the municipality are fully repayable and secured by 
registered liens on affected properties, at no net cost to the municipality.  

Soft investment: staff time to support administrative efforts behind the program will be covered 
through interest payments made on the loans offered by the municipality in support of this 
program, and/or through fees assessed by the municipality and added into the loan amount (on 
a cost-recovery basis only, with no markup). 

Marketing investment: staff time to liaise with local industry partners (eg: local chapter of the 
Canadian Home Builders’ Association, CHBA), and to issue local media releases. Further 
marketing efforts could be pursued to whatever extent is deemed appropriate. 
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Financial Returns on Investment: funds disbursed as loans under this program will be secured 
via liens on the affected properties. These loans will represent minimal income to the 
municipality, and minimal liability. Financial returns will be limited to neutral. This program 
is designed to enable local property owners at minimal cost to the municipality and is not 
intended to create financial returns (other than to cover all costs) for anyone other than the 
property owners. 

Environmental Returns on Investment: 1-5 tonnes GHG/yr per house affected, compounding 
annually for the full life of each building, plus energy and water savings (avoiding municipal 
infrastructure growth and related impacts). 

Social Returns on Investment: refer to indirect goals from D.5.2 above. Benefits to health, 
local economic development, local industry leadership, community quality of life and more. 

D.5.9 Program Duration 

The program will come into effect immediately after budget/funding is assigned and will remain 
active until budget/funding is exhausted. Once budget is exhausted, this program will remain 
valid as an endorsed program that is dormant until funding is renewed. 

D.5.10 Application Form 

A template application form is included on the next page. One form should be completed for 
each house seeking the grant amount.  
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City of ____ 
[mailing address for building department] 

Property Assessed Payments for Energy Reductions 
(PAPER) Program Grant Application 

For Use by Principal Authority 

Grant Application Number:    Home   Small Business 
 Date Received:   Roll Number:   

A. Project Information 
Building number, street name:  
 

Unit Number: Lot/con. 
 

Municipality: 
 

Postal Code: 
 

Plan number/other description:   
 

B. Applicant   Applicant is Authorized agent of owner:   Yes  /     No 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

C. Owner (if different from applicant) 

Last Name: First Name: 
 

Corporation or partnership: 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

D. Declaration of Applicant – Please Print Name 

I ________________________________________________________________________________________ certify that: 
The information contained in this grant application, and other attached documentation is true to the best of my knowledge and I have authority to bind the 
corporation or partnership (if applicable). 
  

______________________     ______________________________ 
  Date        Signature of Applicant 
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D.6 Development Charge Rebate Incentive Program 

D.6.1 Program Description 

The Development Charge Rebate Program provides financial incentives to encourage developers 
to design, build and certify buildings to advanced green building standards. The rebate amount 
depends on the level of effort invested by the builder. Projects that qualify for DC rebates must 
meet industry best practice Green Building construction standards including: 

 BOMA BESt, administered by the Building Operations and Management Association of 
Canada (BOMA Canada); 

 BUILT GREEN / Green Seal, administered by Built Green Canada for mid and high-rise 
residential buildings; 

 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan) 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC); 
 Living Building, administered by the International Living Futures Institute (ILFI); 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA); 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS); 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements set out 
below. 

Each of these green building standards encourages and accelerates the adoption of sustainable 
green building and development practices through the creation and implementation of 
universally understood and accepted tools and performance criteria. These standards use third-
party certification processes that leverage nationally (and internationally) accepted benchmarks 
for the design, construction and operation of high performance green buildings. They provide 
building owners and operators with the tools needed to have an immediate and measurable 
impact on their buildings’ performance. 

The amount of the DC rebate is determined based on the incremental performance levels within 
the Green Building standards listed above. For instance, a developer who can demonstrate that 
their development will achieve Net Zero Energy will receive a larger DC rebate than a developer 
who achieves LEED Silver certification. 

The DC fee reduction will be in the form of a rebate that is issued to the applicant after the 
development has been completed and has been assessed to determine the Green Building 
Certification level that has been achieved. 

D.6.2 Objective & Strategy 

The objective of the Program is to: 
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1) Encourage new construction projects to use best practice Green Building construction 
standards to enhance the environmental performance of their buildings; 

2) To offset the cost of Development Charges (DC) as an incentive to encourage builders to 
invest in higher levels of building performance. 

Secondary objectives that will be achieved indirectly include: 

1) Energy and water savings from each participating building; 
2) Environmental benefit (GHG reductions) from those energy/water savings; 
3) Increased occupant health for those living in better buildings; 
4) Reduced utility bills freeing up disposable income, promoting local economic benefit; 
5) Increased green building experience / expertise among local builders and trades; 
6) Increased public recognition / normalization of green building standards among local 

property owners, constructors, realtors, finance/insurance professionals, and more; 
7) Increased capacity of local trades / constructors to deliver green buildings; 
8) Boost local businesses to establish themselves as leaders in the “green” marketplace and 

to be proactive in preparing for increasingly stringent Building Codes as industry 
transitions towards requiring net-zero energy by 2030; 

9) All of these benefits accrue over time for as long as the buildings endure; 
10) Improved qualify of life in the community. 

D.6.3 Measurable Outcomes 

Measurable outcomes for the Tax Reduction Incentive Program will be the same as those in 
sections D.1.3 for homes and D.2.3 for buildings. 

D.6.4 Program Incentives 

This project proposes that a Development Charge (DC) Rebate Program be defined as follows: 

Developers can apply for rebates that exempt a portion of the development charges assessed to 
new properties which are eligible to participate in any of the Green Building standards 
referenced in D.6.1 above. The rebate amount is determined by the level of achievement earned 
in the various Green Building standards listed in the table below: 

DC 
Rebate 

New Homes: 
Green Building 
Certification Levels 

New Buildings: 
Green Building 
Certification Levels 

10% EnerGuide 80 or less,  
ENERGY STAR,  
LEED Certified, or  
Built Green Silver 

LEED Certified,  
BUILT GREEN Silver,  
BOMA BESt Silver,  
EUI 10%<building code 
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DC 
Rebate 

New Homes: 
Green Building 
Certification Levels 

New Buildings: 
Green Building 
Certification Levels 

20% LEED Silver,  
Built Green Gold,  
EnerGuide 65 or less 

LEED Silver,  
BUILT GREEN Gold,  
BOMA BESt Gold, EUI 
20%<building code 

30% LEED Gold,  
Built Green Platinum,  
Net-Zero Ready,  
EnerGuide 50 or less 

LEED Gold,  
BUILT GREEN Platinum,  
BOMA BESt Platinum,  
EUI 30%<building code 

40% LEED Platinum,  
Passive House,  
EnerGuide 25 or less 

LEED Platinum,  
BOMA Net Zero Challenge,  
EUI 50%<building code 

50% Net-Zero,  
EnerGuide 0 or less 

Living Building,  
EUI of 0 (zero) or less 

 

D.6.5 Eligibility  

The Development Charge Rebate Program shall comply with the Community Improvement Plan 
for Energy and Water Efficiency for Land and Buildings. 

For the purposes of this program, development projects that do not obtain any Green Building 
Certification as outlined in section D.6.1 are not eligible for development charge rebates. 

The Development Charge Rebate Program is open to all newly constructed residential, 
commercial, mixed-use, and brownfield rehabilitation and restoration projects (as defined) within 
the municipal boundary during the program and that are constructed and certified in any of the 
Green Building Standards listed in section D.1.1 above. Note that eligible buildings wishing to 
produce Energy Use Intensity (EUI) numbers as evidence for the incentive amount must have 
those calculations signed and sealed by a Professional Engineer who has experience energy 
modelling and is appropriately licensed and insured to offer services in the province where the 
project is taking place. Participants in any of the other programs must produce a certificate from 
the related program. 

For the purposes of this DC rebate program, the “applicant” is defined as the owner of the 
property at the time of application. Constructors are eligible applicants. 

D.6.6 Program Administration 

The incentive program is proposed to be delivered by the Buildings Department with support 
from the financial departments. Administration of the incentive program will include the 
following steps: 
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1) Application by eligible applicant, with detailed plans and all relevant documents for the 
development or rehabilitation proposal, including the level of Green Building 
Certification that is being pursued; 

2) Review by the Buildings Department to ensure application is complete, and to determine 
which level of Green Building Standards are being pursued; 

3) Approval of Application and determination of eligible rebate amount; 
4) After certification has been earned (typically near the close of construction), Applicant 

shall produce a copy of the certificate appropriate to the Green Building Standard used; 
a. If using Energy Use Intensity (EUI) modelling, then rebate will be issued after the 

applicant produces a Commissioning Report, signed by a duly qualified 
Commissioning Agent, including evidence that the building was constructed as 
modelled and is operating as intended. 

5) Rebate of the Development Charges to the Applicant (relative to the Green Building 
Standard that they achieved). Note that this is a rebate: DCs will be paid as usual at the 
beginning of the project, and will be rebated upon successful fulfilment of the incentive 
program’s requirements. 

D.6.7 Monitoring 

The municipality will track the estimated green house gas savings, number of builders 
participating in the program and the level of participation to indicate the success of the program 
and to identify if program specifics need to be adjusted. Update reports will be prepared on an 
annual basis to be reviewed by municipal Council. 

The municipality will also monitor services provided to the incented properties over time, in an 
effort to track true municipal costs associated with the DC refund invested. It is hoped that DC 
refunds for these advanced projects will represent minimal loss to the municipal operating 
budget, and that the cost of municipal services rendered to the affected sites will still be mostly 
funded by the DC amounts collected. Any gap left unfunded should be tracked and treated as an 
investment. The premium cost associated with constructing the affected properties to higher 
standards than normal (as certified through the Green Building Standards which determine 
eligibility for this incentive program) will result in the properties having an increased constructed 
value, and thus an increased property tax revenue to the municipality. The net amount of DC 
funding not collected, seen as invested, can be compared with the returns in increased tax 
revenue over time, and these values can be used to calculate financial returns to the municipality 
(see below). 

D.6.8 Municipal Investment 

Hard Investment: cash rebates issued to builders / property owners. Total value of the rebates 
will be proportionate to the level of Green Building certification that is achieved. 

Soft investment: staff time to support administrative efforts behind the program. 
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Marketing investment: staff time to liaise with local industry partners (eg: local chapter of the 
Canadian Home Builders’ Association, CHBA), and to issue local media releases. Further 
marketing efforts could be pursued to whatever extent is deemed appropriate. 

Financial Returns on Investment: funds disbursed as DC rebates under this program will be 
invested in developments which have increased performance above building code. These 
buildings will have increased property value and will yield increased property tax revenues to 
the municipality which will repay the investment over the life of the building. Investment 
returns over the life of the building approach 3-5%. Encouraging new development can also 
bring new jobs and growth to a region.  

Environmental Returns on Investment: 1-5 tonnes GHG/yr per house affected, compounding 
annually for the full life of each building, plus energy and water savings (avoiding municipal 
infrastructure growth and related impacts). Additional benefits for non-housing. 

Social Returns on Investment: refer to indirect goals from D.6.1 above. Benefits to health, 
local economic development, local industry leadership, community quality of life. 

D.6.9 Program Duration 

The program will come into effect immediately after budget/funding is assigned and will remain 
active until budget/funding is exhausted. Once budget is exhausted, this program will remain 
valid as an endorsed program that is dormant until funding is renewed. 

D.6.10 Application Form 

A template application form is included on the next page. One form should be completed for 
each building seeking the grant amount. 
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City of ____ 
[mailing address for building department] 

Development Charge Rebate Incentive Program 
Grant Application 

For Use by Principal Authority 

Grant Application Number:  Permit Number:    

Date Received:   Roll Number:   

A. Project Information 
Building number, street name:  
 

Unit Number: Lot/con. 
 

Municipality: 
 

Postal Code: 
 

Plan number/other description:   
 

Project Value est. $   

B. Performance Level and Incentive Objective 

Green Building Program and Performance Level (Refer to Program details): 
 
 

Incentive Level: 
  10%   20%   30%   40%   50% 

 

Incentive Amount $: 

C. Applicant   Applicant is Authorized agent of owner:   Yes  /     No 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

D. Owner (if different from applicant) 

Last Name: First Name: 
 

Corporation or partnership: 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

E. Builder 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

F. Energy Advisor / Green Building Consultant 
Last Name: First Name: Corporation or partnership: 

 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

G. Declaration of Applicant – Please Print Name 

I ________________________________________________________________________________________ certify that: 
The information contained in this grant application, and other attached documentation is true to the best of my knowledge and I have authority to bind the 
corporation or partnership (if applicable). 
  

______________________     ______________________________ 
  Date        Signature of Applicant 
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D.7 Building Permit Fee Reduction Program 

D.7.1 Program Description 

The Building Permit Fee Reduction Program provides financial incentives to encourage 
developers to design, build and certify buildings to advanced green building standards. The 
rebate amount depends on the level of effort invested by the builder. Projects that qualify for 
rebates must meet industry best practice Green Building construction standards including: 

 BOMA BESt, administered by the Building Operations and Management Association of 
Canada (BOMA Canada); 

 BUILT GREEN / Green Seal, administered by Built Green Canada for mid and high-rise 
residential buildings; 

 EnerGuide Rating System (ERS), administered by Natural Resources Canada (NRCan) 
 LEED (Leadership in Energy and Environmental Design), administered by the Canada 

Green Building Council (CaGBC); 
 Living Building, administered by the International Living Futures Institute (ILFI); 
 Net-Zero (NZ) and Net-Zero Ready (NZr), administered by the Canadian Home Builders’ 

Association (CHBA); 
 Passive House, administered by Passive Buildings Canada (PBC), the Canadian Passive 

House Institute (CanPHI), and/or the Passive House Institute US (PHIUS); 
 Or buildings with Energy Usage Intensity (EUI) calculated by a licensed Professional 

Engineer and reported in a manner consistent with the program requirements set out 
below. 

Each of these green building standards encourages and accelerates adoption of sustainable green 
building and development practices through the creation and implementation of universally 
understood and accepted tools and performance criteria. These standards use third-party 
certification processes that leverage nationally (and internationally) accepted benchmarks for the 
design, construction and operation of high-performance green buildings. They provide building 
owners and operators with the tools needed to have an immediate and measurable impact on their 
buildings’ performance. 

The dollar value of the rebate is determined based on the incremental performance levels within 
the Green Building standards listed above. For instance, a developer who can demonstrate that 
their development will achieve Net Zero Energy will receive a larger rebate than a developer 
who achieves LEED Silver certification. 

The building permit fee reduction will be in the form of a rebate that is issued to the applicant 
after the development has been completed and has been assessed to determine the Green 
Building Certification level that has been achieved. 

D.7.2 Objective & Strategy 

The objective of the Program is: 
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1) Encourage developers to exceed the national building code when proposing a new 
development project; 

2) Increase development and municipal growth without contradicting sustainability 
objectives as indicated in the Municipal CIP. 

Secondary objectives that will be achieved indirectly include: 

1) Energy and water savings from each participating building; 
2) Environmental benefit (GHG reductions) from those energy/water savings; 
3) Increased occupant health for those living in better buildings; 
4) Reduced utility bills freeing up disposable income, promoting local economic benefit; 
5) Increased green building experience / expertise among local builders and trades; 
6) Increased public recognition / normalization of green building standards among local 

property owners, constructors, realtors, finance/insurance professionals, and more; 
7) Increased capacity of local trades / constructors to deliver green buildings; 
8) Boost local businesses to establish themselves as leaders in the “green” marketplace and 

to be proactive in preparing for increasingly stringent Building Codes as industry 
transitions towards requiring net-zero energy by 2030; 

9) All of these benefits accrue over time for as long as the buildings endure; 
10) Improved qualify of life in the community. 

D.7.3 Measurable Outcomes 

Measurable outcomes for the Tax Reduction Incentive Program will be the same as those in 
sections D.1.3 for homes and D.2.3 for buildings. 

D.7.4 Program Incentives 

This Project recommends that a Building Permit Fee Rebate Program be defined as follows: 

The applicant is required to pay the full costs of the building permit in advance, as usual, and to 
attach to that application a copy of the form included in section D.7.10 below. Developers can 
apply for rebates that exempt a portion of the permit fee for new properties which are eligible to 
participate in any of the Green Building standards referenced in D.7.1 above. The rebate amount 
is determined by the level of achievement earned in the various Green Building standards listed 
in the table below: 

Permit 
Fee 

Rebate 

New Homes: 
Green Building 
Certification Levels 

New Buildings: 
Green Building 
Certification Levels 

20% EnerGuide 80 or less,  
ENERGY STAR,  
LEED Certified, or  
Built Green Silver 

LEED Certified,  
BUILT GREEN Silver,  
BOMA BESt Silver,  
EUI 10%<building code 
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Permit 
Fee 

Rebate 

New Homes: 
Green Building 
Certification Levels 

New Buildings: 
Green Building 
Certification Levels 

30% LEED Silver,  
Built Green Gold,  
EnerGuide 65 or less 

LEED Silver,  
BUILT GREEN Gold,  
BOMA BESt Gold, EUI 
20%<building code 

40% LEED Gold,  
Built Green Platinum,  
Net-Zero Ready,  
EnerGuide 50 or less 

LEED Gold,  
BUILT GREEN Platinum,  
BOMA BESt Platinum,  
EUI 30%<building code 

50% LEED Platinum,  
Passive House,  
EnerGuide 25 or less 

LEED Platinum,  
BOMA Net Zero Challenge,  
EUI 50%<building code 

60% Net-Zero,  
EnerGuide 0 or less 

Living Building,  
EUI of 0 (zero) or less 

 
Once construction is complete and the applicable Green Building Standard has been achieved, 
the applicant must submit proof of certification to the municipality (in a form appropriate to the 
green building program chosen and the level of performance achieved in that program) and the 
permit fee rebate will be issued accordingly.  

D.7.5 Eligibility  

The Building Permit Fee Reduction Program shall comply with the Community Improvement 
Plan for Energy and Water Efficiency for Land and Buildings. 

The Building Permit Fee Reduction Program is open to all new residential, commercial, mixed-
use, and brownfield development projects (as defined) built within the municipal boundary and 
certified in any of the green building standards listed in section D.1.1 above. 

For the purposes of this program, the “applicant” is defined as the owner of the property at the 
time of application. Constructors are eligible applicants. 

D.7.6 Program Administration 

The incentive program is proposed to be delivered by the Buildings Department. Administration 
of the incentive program will include the following steps: 

1) Application by eligible applicant, including proof of third-party verification, with stated 
intention of the Green Building Certification being pursued; 

2) Review by the Planning and Development Department; 
3) Payment for permit fees; 
4) Administration of building permits after review process has been completed; 
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5) Detailed energy audit completed post development to confirm the level of Green Building 
Certification that has been achieved, including tracking of GHG, energy and water 
consumption; 

6) Applicant submits verification of Green Building Certification that was achieved; 
7) Rebate for the Building Permit Fees relative to the Green Building Standard that was 

achieved; 
8) Semi-annual reports to be approved by council regarding incentives paid, number of 

homes and builders participating, and of greenhouse gas and water savings gained. 

D.7.7 Monitoring 

The Municipality’s Planning and Development Department is responsible to monitor 
applications, and to determine which applications are also applying to be placed in a fast-tracked 
stream through the Advanced Queuing Incentive Program.  

The Municipality needs to monitor the program with a detailed energy audit after the completion 
of the development to determine which level of Green Building Certifications were achieved. 
Repayment of the building permit fees will then be provided. 

D.7.8 Municipal Investment 

Hard Investment: cash rebates issued to home builders/owners. Total value of the rebate will be 
proportionate to the level of Green Building Standards that are achieved, ranging from 20% to 
60% of the permit costs, and will be distributed following a post development energy audit.  

Soft investment: staff time to support administrative efforts behind the program, including 
sorting applications into the regular or advanced queuing stream, processing applications and 
distributing permits, and conducting a post development energy audit to determine the 
building’s performance. 

Marketing investment: staff time to liaise with local industry partners (eg: local chapter of the 
Canadian Home Builders’ Association, CHBA), and to issue local media releases. Further 
marketing efforts could be pursued to whatever extent is deemed appropriate. 

Financial Returns on Investment: funds disbursed as rebates under this program will be 
invested in new developments which have increased performance above building code. These 
buildings will have increased value and will yield increased property tax revenues to the 
municipality. The increase to the property tax value will provide a larger source of income 
then what would have been obtained by the building permit fees, typically paying back in 1-4 
years (ie: IRRs >25%). 

Environmental Returns on Investment: 1-5 tonnes GHG/yr per house affected, compounding 
annually for the full life of each building, plus energy and water savings (avoiding municipal 
infrastructure growth and related impacts). Greater savings per non-residential building. 
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Social Returns on Investment: refer to indirect goals from D.7.1 above. Benefits to health, 
local economic development, local industry leadership, community quality of life. 

D.7.9 Program Duration 

The program will come into effect immediately after budget/funding is assigned and will remain 
active until budget/funding is exhausted. Once budget is exhausted, this program will remain 
valid as an endorsed program that is dormant until funding is renewed. 

D.7.10 Application Form 

A template application form is included on the next page. One form should be completed for 
each house seeking the grant amount. 
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City of ____ 
[mailing address for building department] 

Building Permit Fee Reduction Program 
Grant Application 

For Use by Principal Authority 

Grant Application Number:  Permit Number:    

Date Received:   Roll Number:   

A. Project Information 
Building number, street name:  
 

Unit Number: Lot/con. 
 

Municipality: 
 

Postal Code: 
 

Plan number/other description:   
 

Project Value est. $   

B. Performance Level and Incentive Objective 

Green Building Program and Performance Level (Refer to Program details): 
 
 

Incentive Level: 
  10%   20%   30%   40%   50% 

 

Incentive Amount $: 

C. Applicant   Applicant is Authorized agent of owner:   Yes  /     No 

Last Name: First Name Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

D. Owner (if different from applicant) 

Last Name: First Name: 
 

Corporation or partnership: 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

E. Builder 

Last Name: First Name: Corporation or partnership: 
 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

F. Energy Advisor / Green Building Consultant 
Last Name: First Name: Corporation or partnership: 

 

Full Mailing Address: 
 

Phone: Cell: E-Mail: 

G. Declaration of Applicant – Please Print Name 

I ________________________________________________________________________________________ certify that: 
The information contained in this grant application, and other attached documentation is true to the best of my knowledge and I have authority to bind the 
corporation or partnership (if applicable). 
  

______________________     ______________________________ 
  Date        Signature of Applicant 
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D.8 CIP Staff Report to Council 

REPORT TO: [name appropriate committee of council] 

DATE OF MEETING: [date] 

SUBMITTED BY: [staff member’s name] 

PREPARED BY: [staff member’s name] 

WARD INVOLVED: All  

DATE OF REPORT: [date] 

REPORT NO.: [####] 

SUBJECT: COMMUNITY IMPROVEMENT PLAN FOR ENERGY 
AND WATER EFFICIENCY FOR LAND AND BUILDINGS 

 

RECOMMENDATIONS: 

1. That the proposed by-law attached as Appendix D.9 be adopted to designate the 
Community Improvement Project Area for the [municipality] Community 
Improvement Plan for Energy and Water Efficiency for Land and Buildings in item 
2 below; and, 

2. That the proposed by-law attached as Appendix D.10 be adopted to approve the 
[municipality] Community Improvement Plan for Energy and Water Efficiency for 
Land and Buildings.  

3. That Council direct Staff to assess where funding will best be invested in attached 
CIP programs, and to report back with recommendations for funding allocations 
for incorporation into the next municipal budget cycle. 

BACKGROUND: 

Community improvement planning provides a means of planning and financing activities that 
relate to the effective use, reuse or restoration of lands, buildings and infrastructure. 
Municipalities can use Community Improvement Plans for a variety of public goods: 

 focus public attention on local priorities and specific municipal initiatives; 
 target areas in transition or in need of repair, rehabilitation and redevelopment; 
 facilitate and encourage community change in a co-ordinated manner; and, 
 stimulate private sector investment through municipal incentive-based programs. 

Ontario municipalities are generally prohibited from granting bonuses or incentives to private 
enterprises, directly or indirectly, through the restrictions of Ontario’s Municipal Act. An 
exception to this general rule is provided through Part IV Section 28 of Ontario’s Planning Act, 
which allows municipalities, where there are provisions in their Official Plan relating to 
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community improvement, to designate by Bylaw, a “Community Improvement Project Area”, 
and subsequently provide for the preparation of a “Community Improvement Plan”.  

Many municipalities across Canada, and especially across Ontario, have previously used various 
forms of Community Improvement Plans for residential neighbourhood restoration, commercial 
area improvements, downtown incentives, and adaptive re-use and brownfield remediation. 
Common to these and all CIP programs is the alteration of the physical landscape so that public 
benefits can be achieved, resulting in more socially cohesive, environmentally friendly and/or 
economically sound communities. 

REPORT: 

As Canada’s economy continues to be shaped by global economic, environmental and social 
pressures, there is an increasing need to build, reinforce and reshape our cities to meet global and 
local challenges in ways that reduce local impact on our environment. A Community 
Improvement Plan is an efficient and effective way to empower the local building and 
development industry to adopt improvements that will reduce strain on municipal infrastructure, 
reduce costs to occupants to own and maintain buildings, reduce strain on the environment, 
support local employment in fields of energy and water efficiency, and enhance local leadership. 

City staff have drafted a Community Improvement Plan entitled the Community Improvement 
Plan for Energy and Water Efficiency for Land and Buildings (attached as Appendix ‘C’ to 
this report). The goal of the Community Improvement Plan (CIP) is to encourage the 
construction or reconstruction of buildings or the use of land in ways that achieve measurable 
improvement to energy and water performance. This goal is consistent with policy directives at 
the local/regional, provincial and federal levels. This includes consideration of specific language 
in Ontario’s Planning Act which added the improvement of energy efficiency to the definition of 
“community improvement”; and the provision of energy efficient uses, buildings, structures, 
works, improvements or facilities to the scope of eligible costs for which municipalities can 
provide community improvement grants or loans.  

This Community Improvement Plan would enable the City to proceed with the implementation 
of multiple incentive programs, each described in detail below and in the attached appendices, 
and makes provision for the possibility of adding other qualifying programs to the Community 
Improvement Plan by future amendment.  

Programs qualifying under the Community Improvement Plan for Energy and Water Efficiency 
for Land and Buildings shall meet the following program parameters: 

1) Program(s) may offer grants, loans, refunds, exemptions, tax increment-equivalent 
financing or other incentives and assistance to registered owners, assessed owners and 
tenants of lands and buildings within the community improvement project area, and to 
any person to whom such an owner or tenant has assigned the right to receive such 
financial incentive to pay for the whole or any part of the eligible costs of the community 
improvement plan, subject to available funding.  
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2) Program(s) shall relate directly to achieving energy or water conservation objectives and 
shall address but not necessarily be limited to one or more of the following: 

a) air quality through the reduction of emissions harmful to the environment; 

b) water efficiency by reducing water demand or maximizing the re-use and 
recycling of water; 

c) energy efficiency and conservation through energy demand management to 
reduce energy consumption, and design or product standards that result in more 
energy efficient green buildings and development; 

d) energy generation through on-site or remote renewable energy systems; 

e) energy storage and distribution for thermal or electrical energy systems, 
including but not limited to district energy, microgrid, smart-grid, vehicle-to-grid, 
virtual net metering, and micro-utility distribution concepts; and 

f) waste management by enhancing waste reduction through composting, material 
re-use, recycling and waste diversion initiatives; 

3) Program(s) shall measure improvement in energy and water efficiency by using 
government or industry accepted benchmarks or certifications (e.g. energy modelling in 
software supported by Natural Resources Canada, labelling buildings in recognized third 
party industry programs such as EnerGuide, ENERGY STAR, LEED, etc). 

4) Financial assistance shall not be issued for work on buildings located on property in 
property tax or utility arrears or any municipal financial obligations.  

5) The total of grants, loans or other financial assistance provided under a program is limited 
to the amount of the eligible costs of the program set annually by Council. 

6) Program(s) contained in the CIP shall not commence until City Council has approved and 
adopted the CIP or respective amendment to the CIP. 

Council’s consideration of this CIP for Energy and Water Efficiency for Land and Buildings 
includes consideration of several incentive programs which would form part of the CIP. These 
programs are consistent with the goal and program parameters for the CIP. The Program will 
implement strategies in support of water and energy conservation, including air quality 
protection and improvements in waste management. Further, it aims to stimulate the construction 
of buildings that achieve improved environmental performance through third party certification 
programs such as Net-Zero (by the Canadian Home Builders’ Association). Program descriptions 
are provided in the body of this CIP document, and full program details are included in the 
appendices. 

FINANCIAL IMPLICATIONS:  
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Programs forming part of the Kitchener Energy and Water Efficiency for Land and Buildings 
Community Improvement Plan may offer grants, loans, refunds, exemptions, tax increment-
equivalent financing or other incentives and assistance. Such programs require Council approval 
and are subject to available funding. 

No funding is proposed to be assigned immediately to any of the attached incentive programs. 
Council is encouraged to direct staff to assess where funding will best be invested in the short-
term, and to report back with recommendations for funding allocations prior to next budget 
cycle. Any additional funding or any increase thereafter in the financial incentive(s) being 
offered within a municipal CIP program will require an amendment to the CIP, which would 
require Ministry pre-consultation and approval by Council. 

COMMUNICATIONS 

As a result of changes made to Section 28(8) of the Planning Act and Section 365.1 of the 
Municipal Act and provided community improvement policies exist in the Official Plan, 
municipalities are no longer required to submit community improvement plans or amendments to 
the Ministry of Municipal Affairs and Housing for approval. However, m 

Municipalities in Ontario are required to pre-consult with the Ministry of Municipal Affairs and 
Housing (MAH) prior to adoption of the by-law approving the Community Improvement Plan. 
Municipalities do not require MAH approval, only pre-consultation. The Ministry can be 
reasonably expected to reply with comments for the City’s consideration and which should be 
incorporated into the final Community Improvement Plan. 

[include a statement herein about public meeting feedback. Here’s an example from Kitchener:] 

Notice of the June 7, 20yy public meeting of the Development and Technical Services 
Committee will be advertised in The Record [local newspaper] on May 14, 20yy. A copy of the 
advertisement is attached as Appendix ‘A’ to the Community Improvement Plan. 

The incentives included in this CIP were drafted as part of a study undertaken by the Federation 
of Canadian Municipalities in partnership with the Cities of London, Kingston, Kitchener and 
Waterloo in Ontario.  

 

City Staff will be providing Committees who may have an interest in the Kitchener Energy and 
Water Efficiency for Land and Buildings Community Improvement Plan, such as KW 
Homebuilders and the Environmental Committee, with an information update on the 
establishment of the CIP.  

CONCLUSION:  

The goal of the Kitchener Energy and Water Efficiency for Land and Buildings Community 
Improvement Plan is to encourage the construction or reconstruction of buildings or the use of 
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land, in a way that achieves measurable improvement or efficiency in energy and water 
conservation.  The Plan provides the basis for the City’s ability to implement programs, such as 
the Kitchener Green Housing Incentive Program, which are consistent with the CIP goal and 
objectives and which may offer grants, loans or other incentives and assistance to eligible 
applicants. The CIP and implementing program will help further Kitchener as a healthy 
community. 

List of Attachments  

Appendix XX: Proposed By-law to designate the Community Improvement Project Area for the 
Community Improvement Plan for Energy and Water Efficiency for Land and 
Buildings 

Appendix XX: Proposed By-law to establish a Community Improvement Plan for Energy and 
Water Efficiency for Land and Buildings 

Appendix XX: Community Improvement Plan for Energy and Water Efficiency for Land and 
Buildings 

 

 

NOTE: This sample report, if adapted and submitted to your local council, would hereafter need 
to include attached copies of the actual Community Improvement Plan document included in 
Appendix D above, as well as copies of the draft by-laws included in Appendices D.9 and D.10. 
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D.9 Sample By-law to Designate CIP Project Area (for Ontario) 

BY-LAW NUMBER 
 

OF THE 
 

CORPORATION OF THE CITY OF ____________ 
 

(Being a by-law to designate a Community Improvement Project 
Area in the City of ______ for the purpose of preparing and 
implementing a Community Improvement Plan for Energy and 
Water Efficiency for Land and Buildings) 

 

WHEREAS the Official Plan for the City of ___________ contains provisions relating to 
community improvement in the City of __________; 
 
AND WHEREAS Sections 28 and 17 of The Planning Act, R.S.O. 1990, Chapter P.13, as 
amended, provide for the designation of a Community Improvement Project Area; 
 
NOW THEREFORE the Council of The Corporation of the City of __________ enacts as follows: 
 

“1. That all the lands within the City limits of the City of _______ be designated 
as a Community Improvement Project Area for the purposes of preparing and 
implementing a Community Improvement Plan for Energy and Water 
Efficiency for Land and Buildings.” 

 
 
PASSED at the Council Chambers in the City of ___________________ this _____ day of 

______________, 20__. 

 
_____________________________ 

Mayor 
 
 

_____________________________ 
Clerk 
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D.10 Sample By-law to Enact CIP (for Ontario) 

BY-LAW NUMBER 
 

OF THE 
 

CORPORATION OF THE CITY OF ____________ 
 

(Being a by-law to adopt the Community Improvement Plan for 
Energy and Water Efficiency for Land and Buildings) 
 

WHEREAS By-law No. ________, passed on the ______ day of ________, 20__, designated the 
Community Improvement Project Area for this Community Improvement Plan for Energy and 
Water Efficiency for Land and Buildings; 

AND WHEREAS Section 28 of the Planning Act states that where a by-law has been passed to 
designate a community improvement project area, the Council may provide for the preparation of 
a plan suitable for adoption as a community improvement plan for that community improvement 
project area; 

AND WHEREAS for the purpose of Section 28 the Planning Act states that “community 
improvement” means “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 therefore, as may 
be appropriate or necessary”; 

AND WHEREAS the Council of The Corporation of the City of ______________ considers it 
appropriate to adopt a Community Improvement Plan for Energy and Water Efficiency for Land 
and Buildings in accordance with the Planning Act, for the purposes of community improvement 
of the corresponding Community Improvement Project Area, through various municipal initiatives 
as set out in the community improvement plan; 

AND WHEREAS Council, by its [Development and Technical Services Department], held a public 
meeting on __________________ to discuss and receive public input regarding adoption of the 
Community Improvement Plan for Energy and Water Efficiency for Land and Buildings, and has 
taken all of the other required steps prior to the enactment of this by-law to adopt a Community 
Improvement Plan for Energy and Water Efficiency for Land and Buildings in the Community 
Improvement Project Area as required by the Planning Act; 

AND WHEREAS the City has prepared a plan entitled “Community Improvement Plan for Energy 
and Water Efficiency for Land and Buildings Community Improvement Plan” attached hereto as 
Schedule “A” and forming part of this By-law. 

NOW THEREFORE the Council of The City of ___________ enacts as follows: 

Community Improvement Plan for Energy and Water Efficiency for Land and Buildings annexed 
hereto as Schedule “A” and forming part of this By-law is hereby adopted as the Community 
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Improvement Plan for the Community Improvement Project Area designated by By-law No. 
___________. 

PASSED at the Council Chambers in the City of ___________________ this _____ day of 

______________, 20__. 

 
_____________________________ 

Mayor 
 
 

_____________________________ 
Clerk 

 

 

 

NOTE: The actual Community Improvement Plan document included in Appendix D should be 
attached to this draft by-law when submitted to your local council process. 

 


