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Subject:

Pending and Committed Residential Development Supply
Update to December 2015

Executive Summary:
As part of the City’s housing monitoring program, the Planning Division has updated its
inventory of potential residential dwelling units anticipated from the development applications
which are either committed for development or pending development approval. The inventory
now includes those development applications received between January 1, 2015 and December
31, 2015.
The updated residential supply inventory is based on fifty-eight (58) applications for approval
including residential subdivisions, residential site plans, zoning by-law amendments and
Secondary Plans. An accompanying map shows the geographic location of each of the
development applications (Exhibit A to Report Number PC-16-031). Along with the map is a
chart which provides the details of each of the fifty-eight (58) applications (Exhibit B to Report
Number PC-16-031). The chart shows the application’s status and the number and type of
residential units associated with each development. A review was also undertaken with respect
to the City’s residential building permit activity to highlight the uptake of development in specific
plans of subdivision (Exhibit C to Report Number PC-16-031).
The purpose of this report is to provide information on the number of potential residential
dwelling units in the City’s residential development inventory that are located within the Urban
Boundary. This report also provides information on residential building permit activity that has
occurred from 2006 to the end of 2015. The pending and committed housing information,
reviewed against building permit trends, provides an indication of the “life span” of housing
available, or to be made available, within the Urban Growth Boundary. The “life span”, being the
length of time it would take to see all approved units occupied, is an important planning
consideration and is a matter of provincial interest, as identified in the 2014 Provincial Policy
Statement (PPS). It is important to note that the forecasted “life span” of housing presented in
this report is entirely reliant on development applications progressing to a point of final approval
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and registration, and assumes the average annual rate of unit consumption will remain largely
unchanged.
The reporting of the pending and committed housing supply and building permit trends does not
recognize the impacts of factors such as an appeal of an application to the Ontario Municipal
Board (OMB), which can significantly delay or preclude a project coming to market, or if
modifications to an application arising in response to changes in consumer preferences or
market trends. Ultimately, this report offers an indication of the supply of housing that is likely to
be added to the Kingston market and the potential “life span” (uptake) of such housing. The data
in this report will be used to supplement additional analyses to be undertaken by Planning
Division staff. Such analyses will consider factors including rental vacancy rates, particularly tied
to multiple family dwellings (i.e. apartments), demographic trends (i.e. retiring boomer
population, declining average household sizes, fluctuations in student enrolment, inward
migration, etc.), activity in the resale market and overall housing affordability.
Information presented in this report suggests that the life span of housing associated with
committed development applications (i.e. registered plans of subdivision, approved site plans
and draft approved plans of subdivision) is 6.07 years. This does not consider variability in the
demand for different forms of housing but is rather the result of total unit supply divided by
average annual demand. When units pending approval are added to the total supply, the total
life span of all units is 15.6 years. While these numbers suggest a supply of housing that
exceeds the objectives of the Province, as conveyed through the PPS, they do not acknowledge
the timing it takes to achieve Planning Act approvals and to resolve any appeals to the OMB, as
applicable. Furthermore, the life span calculations presented in this report do not reflect the
ability of the private market to respond to housing demand through the phasing of registration
and modifications which acknowledge changing consumer preferences.
Ultimately, the pending and committed supply of housing within the City demonstrates a healthy
supply of housing which is consistent with Provincial Policy objectives and the desire to
accommodate an appropriate range and mix of housing types and densities.
Recommendation:
This report is for information purposes only.
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Authorizing Signatures:

ORIGINAL SIGNED BY COMMISSIONER
Lanie Hurdle, Commissioner, Community Services
ORIGINAL SIGNED BY CHIEF ADMINISTRATIVE OFFICER
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Not required
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Desiree Kennedy, Chief Financial Officer & City Treasurer
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Options/Discussion:
The purpose of this report is to provide information on the number of potential residential
dwelling units in the City’s residential development inventory that are located within the Urban
Boundary. This information updates the previous inventory supply by including the development
applications received from January 1, 2015 to December 31, 2015. This report also provides
information on residential building permit activity taking place between 2006 and 2015.
Considering building permit activity against the potential supply of dwelling units provides an
indication of the “life span” of housing in the City; “life span” being the length of time it would
take to see all approved units occupied.
The pending and committed inventory should not be interpreted as a summary of all housing
units that will ultimately become available within the local market place. Changes to draft
approved plans of subdivision are commonly undertaken in response to market trends. For
example, a developer may seek to modify a draft approved plan of subdivision to convert a
block originally intended for townhomes into multiple lots to accommodate single family
detached dwellings or an apartment building. Further, the phasing of development is used to
ensure that the supply of housing does not outweigh demand. Once a lot is registered, the
owner (developer) is obligated to pay property taxes, so adding unnecessary inventory to a plan
of subdivision is discouraged.
Appeals to the Ontario Municipal Board (OMB) can also result in modifications to, or the
complete denial of, a subdivision, zoning by-law amendment or site plan control application.
Over the past three years the City has seen a rise in the number of Planning Act applications
being taken to the OMB. While in many instances the Board has approved of a unit supply
consistent with what was originally proposed, the process of going to the OMB can add months
if not years to the approvals process. This lag in approvals is not reflected in the pending and
committed inventory but is an important consideration as the City considers the “life span” of
housing.
Policy Context:
The Provincial Policy Statement (PPS), under Section 1.4.1, requires that municipalities provide
for an appropriate range and mix of housing types and densities required to meet the projected
requirements of current and future residents of the regional market area. This section further
notes that planning authorities shall:
a)

Maintain at all times the ability to accommodate residential growth for a minimum of
10 years through residential intensification and redevelopment, and if necessary,
lands which are designated and available for residential development; and

b)

Maintain at all times where new development is to occur, land with servicing capacity
sufficient to provide at least a three-year supply of residential units available through
lands suitably zoned to facilitate residential intensification and redevelopment, and
land in draft approved and registered plans.

The Planning Division monitors residential development applications as part of the information
needed to determine the existing and future supply of residential units to demonstrate
consistency with the aforementioned PPS directive.
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Update on the Pending and Committed Applications and the Dwelling Unit Inventory
The Planning Division has updated its previous inventory regarding the potential numbers of
residential units that could be built in the future within the Urban Boundary of the City. This
inventory, which identifies the number of potential units that may be built, is based on submitted
application types including the following:
•
•
•
•

Residential subdivisions (registered plans, draft approved plans and applications
submitted);
Residential site plans (approved and submitted plans);
Secondary plans; and
Zoning by-law amendments (submitted plans).

The inventory excludes registered plans of subdivision with less than 5 vacant lots remaining in
the subdivision as indicated by building permit data. These subdivisions are considered to be
built out. As well, all applications that have not been active for more than 5 years have been
removed from the inventory. The Planning Division would require the applicants for these lands
to submit new development applications that would then be reviewed against current standards.
These lands include Highgate Creek Subdivision (located within the Cataraqui West Secondary
Plan), 1081 Montreal Street, Meadowbrook, 293 Parkway Avenue, the Davis Tannery, Elevator
Bay and the former Alcan site.
The inventory also includes the unit counts for stand-alone zoning by-law amendment
applications that have been submitted. Second residential units (i.e. basement apartments, inlaw suites) and residential conversions have also been incorporated. Zoning by-law
amendments made concurrent with another active planning application have been excluded
from the zoning by-law inventory in order to eliminate the double counting of residential units. In
these cases, the file number for the zoning by-law amendment applications have been included
in the respective application category (i.e. pending site plans, plans of subdivision).
Zoning by-law amendment applications for the lands known as 493-497 Princess Street, 1923 Chatham Street and 460-468 and 480 Princess Street (D14-075-2014) and 327 University
Avenue (D14-076-2014) have been appealed to the OMB. Applications that go to the OMB
could result in the denial of the application or revisions to the number of residential units for a
proposed development. Such appeals could take a significant amount of time with respect to the
planning approval process. However, it should be noted that the monitoring of active zoning bylaw amendment applications is important as the proposed residential units may eventually
contribute to the overall housing supply.
The geographic location of each of the fifty-eight applications is shown on the map entitled
“Pending & Committed Urban Residential Development Planning Applications” (Exhibit A). Each
application is identified on the map by the type and status of the application through colour
coding (i.e. registered plans of subdivision, pending final approval, pending draft approval, etc.).
The map is accompanied by a chart entitled “Pending & Committed Residential Subdivisions,
Site Plans, Zoning By-Law Amendments & Secondary Plans, Detailed Development Report Updated to the end of December 2015” (Exhibit B). This chart details each development
application, by name, service area, file number, the residential building type (i.e. single family,
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semi-detached, town housing/row houses and apartments) and the proposed number of units.
There is also a summary chart that notes the total number of vacant residential lots remaining
within the various types of tracked applications.
The Pending and Committed Residential unit supply for registered plans of subdivision, site
plans, zoning by-law amendments and Secondary Plans as of the end of December 2015 are
summarized in Table 1.0.
Table 1.0:

Summary of Pending and Committed Residential Supply Located Within
the Urban Boundary
Type of Residential Development and Status

Registered Plan of Subdivision (approved)
Plans of Subdivision (draft approved)

Number of
Potential Units
856
2,730

Site Plan Applications (approved)

228

Total Committed Units

3,814

Plans of Subdivision (submitted with an approval still pending)

1,385

Site Plan (submitted with approval still pending)

1,312

Secondary Plans (approved with development proposals to follow)

2,817

Zoning By-Law Amendments

451

Total Pending Units

5,965

Total Number of Units

9,779

The chart indicates that the fifty-eight pending and committed applications could result in 9,779
dwelling units being built in the future. It is important to note that 39 percent or 3,814 of the
9,779 dwelling units have a planning commitment (i.e. registered plans of subdivision, draft
approved plans of subdivision and approved site plans). The remaining dwelling units are in the
preliminary steps in the planning process and the proposed number of dwelling units may be
subject to change as the approval process proceeds.
The chart also indicates the pending residential units for the Secondary Plans (i.e. Cataraqui
West Secondary Plan and the property known as 752 King Street West). The residential units
contained within approved and registered subdivisions located within the Cataraqui West
Secondary Plan have been discounted from the residential unit calculation tied to the Secondary
Plan.
Update on Dwelling Unit Construction from January 1, 2015 to December 31, 2015
The Planning Division has updated residential permit activity from January 1, 2015 to December
31, 2015 (Exhibit C). The data provides that permits were issued for a total of 518 residential
units. The 2015 composition of new residential dwelling units includes 33% (172) single family
dwellings, 1% (4) semi-detached dwellings, 6% (32) town houses/row houses and 60% (310)
multiples.
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Update on the Dwelling Unit Construction from 2006 to 2015 as per Issuance of Building
Permits
The Planning Division also has updated the residential building permit activity running from 2006
to the end of 2015 based on the Cityview (software) building permit data maintained by the
Building Division (Exhibit C). This historical information indicates the number of residential
building permits for new construction issued in both urban and rural areas. It should be noted
that only 14 of the 518 building permits (dwelling units) issued in 2015 were located outside of
the City’s Urban Growth Boundary.
The building permit data has also been used to identify the type of residential permits as well as
the average number per year of all of the residential building permits issued from 2006 to 2015.
This information is summarized in Table 2.0.
Table 2.0:

10 Year Summary of Residential Building Activity - By Building Permits
(2006 to the end of 2015)
Total
Number of
Units

Average
Number
of Units/Year*

% of Total
by Building
Type**

2,939

294

47%

Semi-detached dwellings

201

20

3%

Townhouses/rowhouses

581

58

9%

Multiples

2,560

256

41%

Number of residential permits

6,281

628

100%

Type of Residential Building Permits
Issued
Single family dwellings

Source: Cityview, Building Division
Note: *Averages are based on a 10 year period.
**This does not represent the existing housing mix.
As indicated in Table 2.0, a total of 6,281 units were constructed over the past 10 years (20062015). Based on the issuance of building permits between 2006 and 2015 the percentage of the
total number of units by building type was 47% single family dwellings, 3% semi-detached
dwellings, 9% town houses/row houses and 41% multiples. The 10 year trend line graph shown
on Exhibit C indicates that there was a decline in the annual construction of single family
dwellings. It also shows that the annual construction of multiple units has increased since 2006.
The decline in the construction of single family dwellings and the cyclical nature of the
construction of multiple units may be an indication of the changing trends in consumer
preferences; it also may be reflective of housing affordability.
Life Span
Section 1.4.1 of the PPS provides that planning authorities shall a) maintain at all times the
ability to accommodate 10 years of residential growth and b) maintain land with servicing
capacity to provide at least a three year supply of residential units. Assuming historic patterns of
housing demand continue, the “life span” of development-ready housing (i.e. registered plans of
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subdivision and approved site plans) would satisfy the PPS requirement as summarized in
Tables 3.0 and 4.0 below. This information is also shown on Exhibit C.
Table 3.0:

Life Span of Development-Ready Housing
Average
Annual
Demand

Units in Registered
Subdivisions and
Approved Site
Plans

Life Span
(Years)

Single family dwellings

294

477

1.6

Semi-detached dwellings

20

26

1.3

Townhouses/rowhouses

58

196

3.4

Multiples

256

385

1.5

Number of residential permits

628

1,084

Dwelling Type

Note that the “Life Span” for all units in the City has not been presented as the sum of all life
spans, by unit, because the development of different types of residential units will occur
concurrently (i.e. singles being built and occupied concurrently with the construction and
occupancy of multiples). Further, a “Life Span” figure has not been calculated on the basis of
total development-ready units divided by average annual demand as the demand for specific
types of units is not consistent (i.e. the City sees the greatest local demand for singles and
multiples).
The following table summarizes the supply of housing, and the life span of that supply, proposed
within the City’s draft approved plans of subdivisions.
Table 4.0:

Life Span of Draft Approved Plans of Subdivision
Average
Annual
Demand

Draft Approved
Plans of
Subdivision

Life Span
(Years)

Single family dwellings

294

920

3.1

Semi-detached dwellings

20

130

6.5

Townhouses/rowhouses

58

434

7.5

Multiples

256

1,246

4.9

Number of residential permits

628

2,730

Dwelling Type

The information presented in Table 4.0 above highlights the additional life span of housing that
could be added to the market through the advancement of draft approved plans of subdivision to
final approval and registration. As noted previously, revisions to the parcel layout in a draft
approved plan of subdivision commonly occur in response to changes in market demand for a
specific form of housing. For example, if a developer identified that the market demand for semi21
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detached dwellings was on the decline, they may seek to revise their draft plan of subdivision to
accommodate additional single-family dwellings for which demand is higher. This would have a
significant impact on the anticipated life span of the lots (i.e. the average annual demand for
single family dwellings is 294 units per year whereas the demand for semis is 20 units per year).
If the average annual demand for housing (i.e. 628 units) is considered against all committed
housing applications (i.e. registered plans of subdivision, approved site plans and draft
approved plans of subdivision) (i.e. 3,814 units), without regard to the varying degrees of
demand for a specific form of housing, the life span of housing supply is 6.07 years. When
pending housing applications are considered (i.e. subdivisions pending draft approval, units
contemplated within a secondary plan, site plan applications pending approval, zoning by-law
amendments pending approval) (i.e. 5,965 units) against the average annual demand (i.e. 628
units), the life span of housing is increased by another 9.5 years resulting in a total life span of
15.6 years.
It should be noted that based on the review of recently registered subdivisions, the length of
time it takes for the first phase of a plan of subdivision to receive draft approval and then final
approval could take approximately 2 years.
While these numbers suggest a supply of housing that exceeds the objectives of the Province,
as conveyed through the PPS, they do not acknowledge the timing it takes to achieve Planning
Act approvals and to satisfy appeals to the OMB, as applicable. Furthermore, the life span
calculations presented in this report do not reflect the ability of the private market to respond to
housing demand through the phasing of registration and modifications which acknowledge
changing consumer preferences.
Ultimately, the pending and committed supply of housing within the City demonstrates a healthy
supply of housing which is consistent with Provincial Policy objectives and the desire to
accommodate an appropriate range and mix of housing types and densities.
Next Steps
The updated residential development inventory for January 1, 2015 to December 31, 2015 will
be made available to the public and will be posted on the City of Kingston website.
Future iterations of the Pending and Committed Report will consider other market forces (i.e.
changing consumer demands, demographic shifts, fluctuating student enrolment, local
economic activity, inward migration, housing trends, etc.) to demonstrate the health of housing
in the City and consistency with Provincial Policy objectives. Staff will also be undertaking
further monitoring with respect to housing affordability and trends within the municipality. This
analysis will involve a comprehensive review of housing data which would include market rents,
vacancy rates, affordable housing price, activity on the new home market and the resale market.
Existing Policy/By-Law:
Provincial Policy Statement, 2014
City of Kingston Official Plan
Urban Growth Strategy
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Notice Provisions:
Not applicable
Accessibility Considerations:
Not applicable
Financial Considerations:
Not applicable
Contacts:
Paige Agnew, Director, Planning, Building & Licensing Services 613-546-4291 extension 3252
Greg Newman, Manager, Policy Planning 613-546-4291 extension 3289
Annemarie Eusebio, Intermediate Planner 613-546-4291 extension 3183
Other City of Kingston Staff Consulted:
Alexandra Dowker, GIS Data Management Coordinator
Lisa Capener-Hunt, Supervisor, Building Services
Exhibits Attached:
Exhibit A

Map - Pending & Committed Urban Residential Development, Subdivisions, Site
Plan Applications and Secondary Plans

Exhibit B

Charts - Pending & Committed Urban Residential Subdivisions, Site Plans, Zoning
By-Law Amendments and Secondary Plans Detailed Development Report

Exhibit C

Chart – Urban and Rural Residential Building Permit Activity, 10 Year Trend Line
and Life Span
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Pending & Committed Urban Residential Development
Updated to: December 31st, 2015
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