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      THE CORPORATION OF THE TOWN OF AMHERSTBURG 

OFFICE OF THE CAO 
 

MISSION STATEMENT: Committed to delivering cost-effective and efficient services for the 
residents of the Town of Amherstburg with a view to improve and enhance their quality of life. 

 

Author’s Name:  Giovanni ( John) Miceli Report Date:  February 16, 2021 

Author’s Phone: 519 736-0012 ext. 2228  Date to Council:  February 22, 2021 

Author’s E-mail: jmiceli@amherstburg.ca  Resolution #:  20210208-037 

 
To: Mayor and Members of Town Council  
 
Subject:     Affordable Housing - Council Question 
 
 
 
1. RECOMMENDATION:     
 
It is recommended that:   
 

1. Further to the report from the CAO dated February 16, 2021 regarding the 
Affordable Housing – Council Question that DIRECTION BE PROVIDED on an 
Affordable Housing Strategy for the Town of Amherstburg. 

 
 
2. BACKGROUND: 
 
At the February 8, 2021 Council meeting the following Council Question was raised: 
 

“That Administration BE DIRECTED to bring a report to Council addressing what 
the Town can do to further advance the issue of affordable housing and assist in 
creating affordable housing.”   

 
 
3. DISCUSSION: 
 
In May 2019, the Ontario government issued the More Homes; More Choice Ontario’s 
Housing Supply Action Plan. The plan outlined the provincial government’s plan to tackle 
Ontario’s housing crisis and encouraged partners (which include municipalities) to do their 
part by starting now, to build more housing that meets the needs of people in every part 
of Ontario. In the provincial government’s report the government identified that the price 
of homes and rent in Ontario has risen faster than incomes and that this may continue for 
an undetermined amount of time.  
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The government further reported that in Ontario: 

 83% of buyers cannot afford a resale home.  

 Resale prices for homes were growing on average 8% to 9% per year 

 Rental prices were growing at an alarming rate of 10% to 15% per year 

 56% of renters in Ontario cannot afford a 2 bedroom apartment  

 Wages in Ontario are only growing at an average rate of 2% per year 

 In most markets the vacancy rate is less than 2% 
 
As a result of the government’s research they committed to a 5 point action plan in an 
attempt to increase housing supply in Ontario. The Ontario Government’s Action plan 
targeted the following areas: 
  
1. Speed up the Approval Process: The government concluded that red tape and 
paperwork required by government at the local and provincial level has added years to a 
construction project. The Ontario government indicated that they would introduce change 
reduce the ‘red tape” that they will maintain Ontario’s strong environmental protections, 
while making the development approvals process faster. 
 
2. Reduce Cost of Development: Layers of permits, government approvals and charges 
by municipalities add to the cost of building new homes. The government made a 
commitment to make costs more predictable, to encourage developers to build more 
housing and take the necessary steps to do so. 
 
3. Encourage and Promote Mix of Housing: The government indicated that they will 
make it easier to build different types of housing – from detached houses and townhomes 
to mid-rise rental apartments, second units and family-sized condos. The government 
concluded that more housing variety was needed and they will make changes in an effort 
to allow a variety of housing. 
 
4. Provide Rent Protection: The government acknowledged that there are more people 
looking for homes than there are places to rent. The government committed to protecting 
tenants and to make it easier for developers to build rental housing. 
 
5. Allow for and Promote Innovation: This means everything from new housing designs 
and materials to creative approaches to home-ownership and more. The government will 
encourage more innovation and creativity in Ontario’s housing sector and make sure 
government isn’t standing in the way. 
 
In the Action Plan the Province also committed to sell the hundreds of unused properties 
across the province that the province owns, and wastes millions of taxpayer dollars every 
year to maintain, to build more homes, long-term care facilities and affordable housing. 
To address their 5 point Action Plan the government further committed to make changes 
to the following Acts: 
 

 The Planning Act – to speed up local planning decisions so that housing can be 
brought to market faster 

 The Development Charges Act – to make development charges more 
predictable.   
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 The Ontario Building Code - to remove unnecessary infrastructure costs and 
allow for more design options through the harmonization of the Ontario Building 
Code with the National Building Code.  

 The Education Development Charges framework – to allow only modest 
increases in education development charges to help make housing more 
affordable; and to allow for innovative and lower-cost alternatives to site 
acquisition. 

 The Environmental Protection Act – to address duplication and streamline 
processes for projects that pose little risk to the environment 

 The Conservation Authorities Act – to clearly define conservation authorities’ 
core programs and services, such as flood protection, and only require 
municipalities to pay for these services and to streamline and standardize 
conservation authorities’ role in municipal planning to reduce overlap, making 
approvals faster and less expensive. 

 The Endangered Species Act – to provide clarity on how protected species are 
identified and transparent rules on how to protect habitat so project proponents 
can support strategic, coordinated and large scale actions instead of completing 
piecemeal requirements for permits, agreements and regulatory exemptions  

 
The Association of Municipalities of Ontario position on Affordable Housing 
 
On August 14, 2019 the Association of Municipalities of Ontario (AMO) published a 
discussion paper titled “Fixing the Housing Affordability Crisis - Municipal 
Recommendations for Housing in Ontario”. This paper was published subsequent to the 
release of the Province’s More Homes; More Choice Ontario’s Housing Supply Action 
Plan that was announced in May 2019. At that time the discussion paper published by 
AMO identified the following issues that were faced by municipalities across Ontario:  
 

 That housing was in short supply. 

 That home ownership was out of reach for many.  

 That rents were too high relative to incomes and Ontario’s homeless desperately 
need a roof over their heads.  

 That there was a lack of suitable affordable housing in Ontario.  
 

AMO concluded that the lack of affordable housing was a significant problem and that all 
orders of government must work together to address the affordable housing issue in 
partnership with the private, non-profit, and co-operative housing sectors if the goal was 
to resolve this issue.  
 
AMO identified that municipalities who were at the local level could and should play a 
critical role in facilitating affordable housing within their communities. The discussion 
paper acknowledged that municipalities through planning and zoning were the ones 
responsible for the planning of their respective communities. AMO recognized that 
municipalities were also responsible for the implementation of the provincial building code 
which also attributed to the cost of affordable housing. AMO further acknowledged that 
municipal governments pride themselves in being stewards of complete communities and 
that municipalities could play a significant role in providing a wide range of housing 
options for residents.  
 



4 of 12 

AMO identified and recommended that an all government approach was needed in order 
to address the problem of affordable housing. AMO focused on five key priorities that 
municipalities need to address to combat the housing crisis in local municipalities. Those 
priorities were identified as follows: 
 
1) increasing the supply of affordable market housing for all 
2) creating a financially sustainable model for community housing 
3) expanding affordable housing options 
4) ending homelessness; and 
5) supporting people with their health care needs for successful tenancies. 
 
As a lower tier municipality Amherstburg is not responsible for priority 2 identified above 
however Amherstburg can play a role in addressing priority 1,3,4 & 5 through the adoption 
of policy/actions that would make priorities 1,3,4 & 5 a priority for the Town.  
 
The City of Windsor and the County of Essex  
 
The City of Windsor, as the designated Service Manager, is responsible for the 
administration and funding of housing and homelessness programs in the City of Windsor, 
County of Essex and the Municipality of Pelee Island as well as coordinating the provision 
of housing. The City of Windsor has a number of programs and services for individuals 
and families in Windsor and Essex County who require assistance in obtaining and 
retaining affordable housing. The City also services people experiencing homelessness 
by providing supports and resources needed to find a permanent place to live. The Town 
has participated in the affordable housing strategy in partnership with the City for the 
developments noted in this report. 
 
In 2019, the City completed a ‘Current State and Future Needs of the Windsor Essex 
Housing and Homelessness System (2019-2028). At that time, the study concluded that 
‘Windsor Essex is relatively affordable compared to other markets in Ontario. Average 
rents were affordable to 53% of renters in Windsor Essex, while average house prices 
were affordable to the 46% of all households in 2017. For the province as a whole, 
average rents were affordable to 47% of renters, while average house prices were 
affordable to 19% of all households.” In addition, the City undertook consultations 
resulting in a 2019 ‘Consultation Summary Report’ that identified, despite the region being 
‘relatively affordable’ in Ontario, those consulted identified ‘Overall, the need for a 
commitment towards new/more affordable housing was stressed throughout all 
consultation initiatives.’  
 
Also in 2019, the City undertook a ‘Best and Promising Practices Review’ to ‘inform the 
Windsor Essex Housing and Homelessness Master Plan’. That review identified that ‘For 
many communities the need for affordable housing is exceeding the supply. While there 
is no single answer to tackle this complex issue, there are many policy approaches that 
are being used to help expand the supply of affordable housing. Options include 
regulatory changes, planning policy, financial incentives, and direct provision and 
partnerships. The report listed examples of initiatives under those options, indicating that 
the highest potential impact for rural communities was found through financial incentives. 
 
As Service Manager, the City established the “Windsor Essex Housing and 
Homelessness Plan” (2019-2028), which includes a plan to ‘sustain and expand social 
and affordable housing supply’ either directly or in partnership with private sector 



5 of 12 

suppliers. The City’s implementation plan under the 2019 report includes “The City and 
County should integrate the need for affordable housing as a strategic priority and 
incorporate them into their municipal plans, adopt policy changes and create new capital 
projects, where feasible.” Key Targets under the Plan include: “By 2028, the number of 
new affordable housing units and/or rent assisted units will increase by 30%” and “By 
2022, a tracking mechanism will be established by municipal building and planning 
departments to track private market affordable housing units.” 
 
The Town of Amherstburg’s Position on Affordable Housing 
 
Since the adoption of the Town’s Official Plan (OP) in 2009 the Town has had a position 
on affordable housing through planning policy. The Town of Amherstburg has had 
available at its discretion development policies that support affordable housing. At that 
time the Housing Objectives adopted by the Town attempted to achieve the following: 
 
(1) To encourage a broad range of housing types which are suitable for the different 

age groups, lifestyles, and household structure of existing and future residents. 
(2) To encourage an adequate supply of affordable housing as required by the 

provincial policy statement on housing. 
(3) To encourage the rehabilitation and maintenance of the existing housing stock. 
(4) To provide housing opportunities for those people in need of specialized care. 
 
In order to address the housing supply at that time the Town of Amherstburg’s goal was 
to ensure that there was an available mix of housing types for all household types, 
income levels and for persons with special needs. The OP recognized that in 
approving development proposals, that the housing needs, both type and tenure, should 
be considered for low, medium and high income groups and all age related housing needs 
and all lifestyle needs of Amherstburg residents. Although this is considered in each 
proposal, market conditions prevail as land development is an exercise in profitability for 
developers. In an effort to encourage and assist, where possible, in the production of an 
adequate supply and mix of affordable housing the Town has committed to:  
 
a) Expediting the development approval process and other administrative requirements; 
b) Implementing senior government housing programs; 
c) Encouraging innovative and alternative development forms and where appropriate, 
apply more innovative and flexible zoning; 
d) Promoting a 3 percent vacancy rate for rental housing and discourage demolition or    
conversions to condominium development when the vacancy rate is 3% or less; 
e) Promoting the provision of assisted rental housing to meet the needs of low income 
and senior citizen households; 
f) Considering, where feasible, the introduction of cost reduction techniques such as 
reduced setbacks, reduced lot sizes and other modifications to the Zoning By- Law, where 
such techniques will provide guaranteed lower housing costs while maintaining land use 
compatibility; 
g) Monitoring housing and subdivision activity, achievement of affordable housing targets 
and land availability; 
h) Working toward resolving servicing constraints that impede appropriate residential 
development in appropriate locations. 
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The Town has further committed in its Official Plan to: 
  

1. Encourage and assist, where feasible, in the upgrading and rehabilitation of 
existing housing, particularly in older residential areas. 

2. Promote the conversion of vacant or under-utilized upper level core area buildings 
to residential apartment units in order to improve the use of the buildings and 
enhance the viability of the core area while still having regard to the amenity needs 
of such inhabitants. Concessions to parking requirements may be considered by 
Council in assessing the merit of an application 

3. Encourage the provision of specialized housing facilities to meet the needs of 
persons with disabilities; and encourage the developers of medium and high 
density housing projects to provide units designed specifically for persons with 
special needs. 

4. Monitor housing needs specific to Amherstburg including the needs of senior 
residents 

5. The Town will also work toward providing a range of housing choices that are 
affordable to all income levels. Affordable for the purposes of the Official Plan shall 
mean: 

a. Affordable housing means housing that can be accessed by households 
whose income falls at or below the lowest 35th percentile of the income 
distribution of the community. 

b. Affordable rental housing is housing where monthly rent costs excluding 
utilities do not exceed 30 percent of the tenant gross monthly 
household income.   

c. Affordable ownership housing is housing where monthly housing 
expenses including mortgage principle, interest and property tax but 
excluding insurance or utilities do not exceed 30 percent of gross 
monthly household income 

 
For illustrative purposes the following table illustrates how much money low 
income families have available based on the Low Income Cut Off threshold for 
2020 and the parameters established based the recommendations of the OP: 
 

Size 
of 
Family 
Unit 

Gross 
Family 
Income 
$ 

30% of 
Gross 

Income 
Available for 

Rent or 
Ownership $ 

Monthly 
Payment 

$ 

1 25,920 7,776 648 

2 32,899 9,870 823 

3 40,445 12,133 1,011 

4 49,106 14,732 1,228 

5 55,695 16,709 1,392 

6 62,814 18,844 1,570 

 
 

6. The Town of Amherstburg will establish a housing first policy when disposing 
of surplus lands when appropriate and when in keeping with sound land use 
planning principles. 
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7. If provided with sufficient safeguards for long term commitment to affordability, 
the Town will consider providing a grant in lieu of residential development 
charges, planning fees and/or building permit fees. 

8. The Town will look to the County for similar reductions in County fees and taxes 
for accepted affordable housing projects. 

9. The Town will work with the County of Essex to identify targets for housing that 
is affordable to low and moderate income households and the Plan will be 
amended to incorporate such targets. 

 

It is important to note that only three (3) purposely new built rental dwellings have 
occurred in the town since 2009. The most recent purpose built affordable housing rental 
property was built at 182 Pickering. A 5 storey 32 unit building that will receive a grant in 
the amount of $169,054 over a 20 year period. The other two included development of a 
total of 36 units at 440 Simcoe and 448 Simcoe. Therefore since 2009 only 68 purpose 
built affordable rental units (rents at 80% of market) have been built in the Town of 
Amherstburg. In 2015, 26 affordable rental units were added through the conversion of 
the former Blue Haven Motel at 680 Front St.  
 
The Central Housing Registry has confirmed as of February 18, 2021 that in the Town of 
Amherstburg the following is a breakdown of the waiting list: 

 One Bedroom  : 579 

 Two Bedroom Seniors : 182 

 Three Bedroom : 130 

 Four Bedroom: 102 

 Total individuals/families on the Central Housing Registry waitlist for all unit sizes 
in Amherstburg (includes seniors, singles, couples and families) 993. It is 
important to note that since 2018 the waiting list for affordable housing has 
significantly grown in Amherstburg. In 2018 the waiting list for affordable 
housing was a total of 546 units. This represents an increase of 447 units or 
81.8% from 2018. The need for residents to access affordable housing is 
growing at an rate that is far exceeding supply.     

 

 

CURRENT MARKET CONDITIONS IN AMHERSTBURG:  
 

 It was recently reported by Canadian Real Estate Association that the average 
price of homes sold in Windsor-Essex for December 2020 was a record $438,643, 
a large increase of 35.2% year over year from December 2019.  

 

 Market rents for accommodations in Amherstburg have been reported as follows:  
 
 

Amherstburg Bachelor One 
Bedroom 

Two 
Bedroom 

Three 
Bedroom 

Four plus 
Bedroom 

Market Rental 
Rates *($) 

$693 $1,029 $1,385 $1,643 $1,911 

Affordable 
Rental Rates 
(80% of 
Market) 

$554 $823 $1,108 $1,314 $1,528 
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Vacancy Rate 
** 

3.9% 3.0% 2.5% N/A N/A 

 
* Market Rents stated in the table above include utilities for apartments and exclude 
utilities for single detached, semi-detached and townhouse units.  
** As reported by CMHC in December 2020 
 

It is important for Council to note that based on the gross income level thresholds 
established by Council in the Town’s OP, one could quickly conclude that there may be 
a need to be concerned. With the present Market Rents being charged one can see that 
in every category of accommodations being reported that the data demonstrates that low 
income families are spending far greater than the 30% of the family’s gross monthly 
income on housing. It is understandable that should the present market conditions 
continue that it would be difficult for low income families in Amherstburg to find suitable 
rental accommodations for all family sizes without exceeding the 30% gross income 
threshold. It would also be the reason why such an extensive waiting list at the Central 
Housing Registry exists for those who wish to find affordable housing accommodations 
in Amherstburg at levels that are 80% of market rent.  
 

It is also important for Council to also note that income levels noted in the OP are based 
on gross levels of income while rent is paid with after tax (net) income. In the rental rates 
noted above each category exceeds the gross income level let alone the net income 
levels being used by families to pay for housing costs.  CMHC reported that the cost gap 
between owning and renting in Windsor CMA has been widening at a faster pace than 
experienced before. The cost of ownership rose 12.4 % from 2019. CMHC reported that 
more renters this year delayed their plans for homeownership until they can build up 
sufficient down payments or improve their employment conditions to facilitate their 
transition from renting to owning. Owning is becoming more and more difficult for those 
trying to acquire a home as the cost of purchasing a home is growing at faster than those 
trying to acquire the home can save. CMHC is also reporting that rent increases in 
Windsor/Essex averaged 7.7% in 2020 well above the 1.8% provincial guideline.    
 

 
What Can the Town Do?  
 
In the More Homes, More Choice Act, 2019 the Province took the following steps as it 
relates to development of affordable new rental housing stock. The Province amended 
the Development Charges Act in an effort to create more affordable housing options 
(rental focus): 
 

 Exempted secondary units from Development Charges in new residential 
dwellings. To date a total of 8 secondary unit permits have been issued for 
purposely built secondary units in new or existing residences in the Town of 
Amherstburg.  

 Deferral of Development Charges for rental housing (4 units or more) based on the 
following: 

o For-profit landlords - the payment of Development Charges over 6 
installments with the first installment due upon occupancy and the balance 
payable over 5 annual installments 
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o For non-profit landlords - the payment of Development Charges over 21 
installments the first installment due upon occupancy and the balance 
payable over 20 annual installments 

 
The Provincial government also took steps in 2020 to protect residential tenants renting 
through the Protecting Tenants and Strengthening Community Housing Act, 2020 which 
froze 2021 rents at 2020 levels. This measure is short term and is a result of COVID-19. 
It is not anticipated to be a long term solution. 
 
The rapidly escalating cost of housing (rental/owned) in the region, even since the City’s 
2019 studies were completed, pose even greater challenges in access to affordable 
housing in Town. Administration recommends that the County of Essex and the City of 
Windsor be engaged to collaborate on strategic policy and planning to assist the Town in 
addressing the shortage of affordable housing. 
 
Should the Town wish to advance the issue of affordable housing, beyond the current 
approach, and assist in creating more affordable housing it would not be unreasonable 
for the Town to consider the following: 
 

1. Provision of Grants – Affordable Housing Agreement – The Town has 
participated through an agreement with the City under the Investing in Affordable 
Housing program, to provide financial incentives for purpose built rental properties 
including rebate of some or all of Development Charges, planning fees and 
building permit fees. The By-law authorizing participation that program has 
expired and a new authorizing By-law would be required to continue in the 
program. 
 

2. Provision of Grants – Community Improvement Plan - A draft Community 
Improvement Plan will soon be before Council that includes a provision for grants 
for development of residential complexes of 8 or more units that provide affordable 
housing. 
 

3. Dedicating Surplus Lands - The Town could also take additional measures such 
as dedicating surplus lands to affordable housing so long as the Town is able to 
provide sufficient safeguards such as those identified in the Official Plan to protect 
itself as is suggested in the Official Plan.  

 
   
4.   RISK ANALYSIS: 
 
Access to affordable housing continues to be a problem in Ontario as well as in 
Amherstburg. The purpose of affordable housing is relatively simple: to provide adequate 
housing for people at a range of incomes who cannot reasonably afford to pay the market 
rate. As Council can see the uptake from private investment has not been significant for 
the development of purpose built rental housing stock since the adoption of the 2009 OP 
or the action plan adopted by the Province in 2019. To find a solution that would increase 
the amount of rental stock available to residents at an affordable rate (80% of market rate) 
is admirable; however in doing so Council may expose itself to financial and political risk. 
Another challenge for new development of affordable housing is the diminishing supply 
of serviced land for development in the Town. 
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The Town could explore public-public partnerships/ public-private partnerships or the 
Town could also do nothing and can continue to wait for senior levels of government to 
implement for solutions for the Town.  To address the problem Council must acknowledge 
that there is a growing need for affordable housing in the Town, due in part to rising home 
prices, the shortage of existing rental stock and the reality that to date the actions taken 
by senior levels of government have not created the new rental housing supply they 
thought it would.  
 
The need for affordable housing continues to grow, not only among low-income renters, 
but also increasingly among medium-income homebuyers wishing to purchase a home 
however are now being priced out market due to the fact that their income is growing at 
a far less rate than the increase in housing prices.  
 
To address this issue, Council must establish strategic policy, as a supplement to the 
Official Plan, to encourage and facilitate development and provision of affordable housing 
in Town. The policy must consider strategies with the highest potential impact to achieve 
affordable housing development. Implementation of such policy carries political risk, as 
many in the Town (residents/ratepayers) may believe that the supply of affordable 
housing is not the Town’s issue to solve. The issue also carries financial risk, as incentives 
under affordable housing strategic policy will compete with other strategic priorities of the 
Town for funding. 
 
An affordable housing strategy for the Town of Amherstburg needs to be innovative and 
flexible. Should Council wish to move forward with addressing the need for affordable 
housing as a strategic priority, it must do so recognizing the challenges of fiscal 
constraints and balancing this need along with all of the other service demands from 
residents and ratepayers in the Town. 
 
 
5. FINANCIAL MATTERS: 
 
The financial impact of developing and implementing an affordable housing strategy for 
the Town cannot be estimated until such time as the parameters of the program are 
known. Further, the actual financial impact will vary depending on the nature, timing and 
amount of activity under the program. 
 
Affordable housing strategy for the Town should leverage resources and funding from 
senior levels of government, the City of Windsor and the County of Essex to mitigate the 
direct impact on the Town’s ratepayers, while ensuring that targeted outcomes for the 
Town are achieved. 
 
Financial incentives shown to have the greatest impact, according the City’s 2019 study, 
would have differing impacts on the Town affecting tax, water and wastewater rates for 
all properties in Town. 
 
That said, the benefits of a healthy, balanced community that meets the needs of Town 
residents for housing is essential and may avoid financial impacts on the broader scale 
(one taxpayer) related to homelessness, mental health, addictions and other social 
welfare impacts that could result from lack of access to affordable housing. 
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Enhancing the approach to facilitating affordable housing as part of the Town’s strategic 
plans and policy, will assist in ensuring it is actively pursued in the context of other 
strategic priorities and related financial considerations of the Town. However, financial 
and other resources would be required to administer and fund incentives under an 
affordable housing strategy. 
 
6. CONSULTATIONS: 
 
Director of Corporate Services 
Manager of Planning Services 
 
 
7. CONCLUSION: 
 
Affordable housing continues to be a challenge for communities across Ontario. There is 
a growing need to provide persons with affordable housing in Amherstburg. To address 
this issue, Council must first consider ‘Whether or not Council is willing to create the 
conditions necessary to increase the affordable housing stock in the Town of 
Amherstburg?” and second, “If Council is willing, under what conditions will Council 
be prepared to do so?” 
 
This report provides Council with options for consideration in providing direction on 
access to affordable housing as a strategic priority and to Administration on development 
of strategic policy for facilitating and encouraging an increase in the affordable housing 
stock in the Town.    
 
 
 
______________________________   
Giovanni (John) Miceli     
Chief Administrative Officer       
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