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Executive Summary 

This research examined the City of Kingston’s approach to the Leadership in Energy and 

Environmental Design (LEED) program and how the City helps private landowners and 

developers with the LEED certification process. LEED is a third-party certification program that 

is considered an internationally accepted benchmark for sustainable building. Arguably, the City 

of Kingston recognizes that LEED has the potential to help them achieve their vision to “become 

Canada’s most sustainable city”. This study therefore tested the validity of that claim by 

analysing a variety of City documents including the Official Plan, Zoning By-Laws, the 

Sustainable Kingston Plan, a Community Improvement Plan, the Green Building Guidelines, the 

Kingston Hydro website and the Utilities Kingston website. These documents were reviewed to 

determine their applicability to both the LEED program and the principles of LEED.  

The policy document analysis highlighted that a range of policies and incentives exist 

within the City of Kingston that support the principles of the LEED program but not the LEED 

program specifically. A few of the resources also attempt to encourage the public to participate 

in the LEED program through information.  There do not seem to be any real incentives for 

homeowners or developers to enter into the LEED process. Another of the main gaps in the 

policy analysis is the lack of sustainability practices in the zoning by-laws. The City of Kingston 

does however have an opportunity to improve their strive to sustainability by further assisting 

those interested in participating in the LEED program by amending their zoning by-law to 

encourage more sustainable practices and by providing LEED specific incentives.  

The second focus of the research was interviews. Three City employees from various 

City departments, and five project managers from the private realm who have achieved LEED 

certification for buildings within Kingston were interviewed. The interviews were conducted to 
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investigate how the policies and programs found in the document analysis translate into practice 

for private landowners and developers. There were three categories identified in the interviews: 

1) the City of Kingston’s involvement with the LEED program for private projects; 2) how the 

City could help those interested in the LEED program and; 3) the City’s sustainability vision.  

Within the first category, the main theme was that the City of Kingston does not help 

citizens interested in the LEED program but the City may have the potential to assist in the 

process and the assistance would be beneficial to the public. Themes in the second category were 

innovative ideas on how the City could help interested citizens, as well as barriers that people 

face going through the LEED process. One of the main barriers identified was monetary. A 

relatively simple question was asked of interviewees that formed the third category: “Could the 

City of Kingston better achieve their vision of becoming Canada’s most sustainable City if they 

offered more assistance and incentives related to the LEED program for private landowners and 

developers?” The unanimous answer to this question was “yes”.  

The report concludes by providing recommendations of LEED related policies and 

programs that the City of Kingston has the potential to offer to the public. Some of the 

recommendations were generated through the interviews, others were supplied by the researcher 

of this study. The recommendations section also provided potential challenges of implementing 

some of the policies and programs.  

 Overall, further promoting the LEED program by adding weight to existing policies has 

the potential to help the City to better achieve their vision of becoming Canada’s most 

sustainable city. 
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Chapter One: Introduction 

1.1 – Statement of General Problem 

Kingston, Ontario has a vision: to become Canada’s Most Sustainable City (Sustainable 

Kingston, 2010). To achieve this vision, the City of Kingston must strive for Sustainable 

Development (Sustainable Kingston, 2010). The Brundtland Report (1987), which was derived 

from the World Commission on Environment and Development, put forth the now widespread 

notion of sustainable development and refers to development that “aims to meet the needs of the 

present generation without compromising the ability of future generations to meet their own 

needs” (World Commission on Environment and Development, 1987, p. 42).  

  The Leadership in Energy and Environmental Design (LEED) Green Building Rating 

System is an “internationally accepted benchmark for the design, construction and operation of 

high performance green buildings” (CAGBC, 2011). LEED, which is a third-party certification 

program, promotes the principles of sustainable development through the implementation of 

globally recognized and established tools and performance criteria (CAGBC, 2011). A building 

must meet the five key principles of human and environmental health to become LEED certified: 

sustainable site development, water efficiency, energy efficiency, materials selection and indoor 

environmental quality. Based on the points earned through this process, total scores are awarded 

and buildings are given one of four levels of certification: Certified, Silver, Gold or Platinum 

(CAGBC, 2011). The LEED program is an important step towards sustainable development, as 

LEED buildings contribute lower greenhouse gas emissions, have decreased energy consumption 

and use local and renewable materials compared to the average non-LEED certified building.  

 To achieve their vision to become Canada’s most sustainable city, the City of Kingston 

has created Green Building Guidelines that promote the LEED program. In addition, in 2004 
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Kingston implemented a policy stating that all new large municipal buildings and retrofit 

projects must now be LEED certified (City of Kingston, 2011). The City of Kingston believes 

that the “official adoption of the LEED approach puts Kingston on the leading-edge of 

sustainable development” (City of Kingston, 2011). Though the city has adhered to this policy 

and has created at least four new LEED certified city-owned buildings in the last few years, such 

as the Invista Centre, K-Rock Centre, the Police Headquarters and Ravensview, the policies to 

encourage private landowners to create LEED certified buildings are elusive. The Green 

Building Guidelines attempt to encourage landowners to make their developments LEED 

certified, however it is not clear what kinds of incentives exist to support this encouragement.  

The City of Kingston has made the linkage between sustainable development and LEED 

certified buildings to promote their vision to become Canada’s most sustainable city. However, 

further investigation is needed to determine how the municipality can better encourage private 

landowners to use the principles of LEED certification while developing. This report investigates 

how the City of Kingston can help their citizens through this process to promote more LEED 

certified buildings in Kingston and ultimately to facilitate their vision of becoming Canada’s 

most sustainable city.  

 

1.2 – Research Objective 

 

 This study examines the promotion of LEED certification by the City of Kingston 

through an investigation of their approaches to policies related to sustainable building designs as 

defined by LEED and how these policies work in practice for landowners. This investigation 

begins by looking at the policies related to LEED certification through an analysis of the City of 

Kingston’s Official Plans, Zoning By-Laws and other relevant plans such as the Sustainable 

Kingston Plan. Second, the study uses interviews with planners from the municipality, 
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landowners who have achieved LEED certification, and professionals who have worked to 

achieve LEED certification, such as planners, architects and project managers, to determine how 

the policies work in practice. Ultimately, this research helps to improve our understanding of 

how the City of Kingston can better facilitate the implementation of LEED certification in 

Kingston for private landowners and developers. 

 

1.3 – Scope of Research  

 

1.3.1 Geography 

 

The focus of the research is on the City of Kingston. The City of Kingston has seen a 

recent surge in the number of LEED certifications (CaGBC, 2011) and is striving to accomplish 

more sustainable developments (City of Kingston, 2011). This report considers the opportunities 

and barriers that the City of Kingston has faced and may face in the future, based on their 

geography, and status as a mid-sized city.  

  1.3.2 Timeframe 

 This research focuses on current policies (as of 2011 and 2012) related to LEED 

certification, as well as the total number of buildings registered on the Canada Green Building 

Council list of LEED certified and registered buildings in Kingston as of December 2011.   

 

1.4 – Organization of Report 

This report is organized into five chapters. Chapter One has introduced the report through 

a statement of the general issue to be discussed, as well as provided a research objective 

outlining the purpose and briefly the methods of the report. This chapter has also clarified the 

location of the research and the timeline for the policies to be researched and the current number 

of LEED certified and registered buildings in Kingston. Chapter Two discusses the importance 

of the study by outlining the LEED certification program and by providing a background of the 
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City of Kingston’s strive for LEED certification. Chapter Three explains the methods employed 

in this report which includes a description of the policy review and of the two sets of interviews. 

Chapter Four presents the study findings in two sections: section one presents the results from 

the policy analysis and section two will relate those findings to the information gathered from the 

interviews. Chapter Five provides recommendations of policies and other techniques that the 

City of Kingston could use to encourage private landowners and developers to build more LEED 

certified buildings in Kingston. Chapter Five is broken up into two sections; the first section is 

comprised of recommendations generated through the interviews and the second section includes 

incentive programs generated by the researcher. In addition, Chapter Five examines the 

recommendations in terms of their applicability to the City of Kingston. Finally, this chapter also 

concludes the research with a brief summary of the study’s findings.          
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Chapter Two: Background 

2.1 – Building for Sustainable Developments 

Cuddihy et al. (2005) argues that as a result of humankind’s dependence on the 

biosphere, “there is a need to maintain the quality of the Earth’s natural systems if survival is to 

be assured” (p. 2). Sustainable development is therefore defined as development that does not 

increase the throughput of materials and energy beyond the capability of the biosphere for 

regeneration and waste assimilation (Goodland & Daly, 1996). 

In Canada, there are four main sectors that dominate energy usage: transportation, 

industrial, residential and commercial/institutional. Energy usage is an important factor of 

building sustainably and within the industrial, residential and commercial/institutional sectors, 

there may be ways to decrease energy usage and therefore build more sustainable developments. 

The industrial sector accounts for approximately 39% of total energy use, whereas the residential 

sector accounts for 17% and the commercial/institutional sector accounts for roughly 13% of 

energy usage nationally (Cuddihy et al., 2005). The main sources of energy in all three of these 

categories are natural gas and electricity.  

Figure 1 compares the energy consumption of the a) residential and b) 

commercial/institutional sectors. Space heating is the main source of energy consumption in both 

categories and some would argue that this may be seen as an inefficient allocation of resources 

(Cuddihy et al., 2005). As 58% of residential energy and 53% of commercial/institutional energy 

is for space heating purposes, the energy efficiency of these buildings is ultimately a result of the 

building envelope design (Natural Resources Canada, 2003). Other important areas of energy 

consumption in the residential sector are water heating and appliances, whereas in the commercial 

sector lighting and auxiliary motors are large energy users. In both sectors therefore, energy 
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consumption is largely based on building design and operation; both of which have the potential to 

decrease the amount of energy used (Cuddihy et al., 2005).     

 

   

Figure 1: Percentage breakdown of energy consumption in the a) residential and b) 

commercial sectors (Cuddihy et al., 2005). 

 

 

When trying to achieve sustainable development, both the impacts resulting from 

construction, as well as the energy consumption during operation must be considered (Cuddihy 

et al., 2005). Buildings account for a large proportion of Canada’s energy demand and any net 

reduction in the energy consumption of a building can help with society’s strive for sustainable 

development. Within the discussed energy users, such as space heating, water heating, appliances 

and lighting, there are opportunities for reductions in energy usage through use of renewable 

materials and renewable sources of energy, improved waste-water treatment and other energy 

efficient technologies. Sustainable developments require that a holistic approach is taken that 

“designs infrastructure that is operationally energy efficient, incorporates materials with low 

embodied energy, and facilitates low energy intensity lifestyles” (Cuddihy et al., 2005, p. 14).       

The Building Code is an important tool in creating more energy efficient buildings. The 

Province of Ontario has recently implemented changes to the 2006 Building Code that requires 

all new homes built to have a thirty-five percent increase in energy efficiency compared to 
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homes built before 2006 (Ministry of Municipal Affairs & Housing, 2010). Specific 

requirements include: more energy efficient windows / sliding doors, higher insulation 

requirements for ceilings, walls, foundation walls and basements, limitations on thermal bridging 

(the loss of heat through studs), high efficiency gas and propane fired furnaces, and higher 

standards for electrically heated houses (ibid). The Building Code also encourages the use of 

green technologies and attempts to reduce the barriers to using those innovations by promoting 

the installation of solar-energy systems, encouraging the re-use of grey water and by prohibiting 

the use of non-low flush toilets in renovations (Ministry of Municipal Affairs & Housing, 2010).   

The construction of buildings is also important to consider when attempting to build 

sustainably. Buildings use nearly forty percent of natural resources extracted in industrialized 

countries, use twelve percent of potable water and produce nearly sixty-five percent of the waste 

disposed in landfills (Castro-Lacouture, 2009). In addition, the operation of buildings, as well as 

material exploitation and transportation, are responsible for approximately forty-eight percent of 

greenhouse gases (ibid). To combat the construction and operation of buildings, material 

selection should be a high priority. Looking into certain characteristics of materials, such as the 

“contribution to the heat island effect, proportion of recycled content, distance from the supplier 

or producer to the project site, and emissions of indoor pollutants”, has the potential to decrease 

the impacts that may occur from the construction of a building (Castro-Lacouture, 2009).    

 

2.2 – The LEED Certification Program 

In combination with the Building Code, the LEED Certification Program has the 

potential to create more energy efficient and better constructed homes. Unlike the Building Code 

however, LEED is not a government run initiative, but is instead a third-party certification 
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program (CAGBC, 2011). The advantage of being a non-governmental program is that LEED is 

considered a universally understood and “internationally accepted benchmark for the design, 

construction and operation of high performance green buildings” (CAGBC, 2011). Ultimately, 

the program aims to promote and increase the adoption worldwide of sustainable development 

practices by supplying developers and landowners with the ideas they require in order to improve 

their building’s performance. The Canadian centre for LEED, the Canadian Green Building 

Council, is an adaptation of the United States Green Building Council’s LEED Green Building 

Rating System, and has been modified to accommodate Canadian climates, construction 

methods, as well as Canadian regulations. In addition, the Canadian rating system has been 

tailored to the market in Canada, which includes an inclusivity approach that helps to engage 

stakeholders and experts that represent various sectors in the Canadian industry (CAGBC, 2011).     

To measure the approach, there are five key areas that LEED focuses on:  

1. Sustainable Site Development 

2. Water Efficiency 

3. Energy Efficiency 

4. Materials Selection 

5. Indoor Environmental Quality 

There are also two additional categories that are considered: innovation in design and regional 

priority. Innovation in design helps to address sustainable building expertise, exemplary 

performance, as well as design/operational initiatives, and regional priority focuses on specific 

geographic areas with environmental priorities (CAGBC, 2011). Each of the seven categories 

individually, as well as holistically, is an important part of building sustainably.   
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 The four different levels of certification from minimum to maximum are Certified, Silver, 

Gold and Platinum. These certification levels range in sustainability and are determined based on 

the total points achieved by the building and operation processes (CAGBC, 2011). The points 

refer to the scoring system that a developer/landowner is able to achieve based on the decided 

criteria. Thus, the higher the points scored, the higher level of certification achieved. The LEED 

Canada point system uses the following scale:  

 Certified: 40-49 points 

 Silver: 50-59 points 

 Gold: 60-79 points 

 Platinum: 80 points and above (CAGBC, 2011). 

Miller, Spivey and Florance (2008) argue that obtaining the Certification level of LEED is 

relatively easy and of minimal cost to developers (Figure 2). Points can be gained by designating 

minimal parking for low emission vehicles and adding bike racks; however other points, such as 

requiring construction works to separate waste into separate bins, can be more difficult to acquire 

(Miller, Spivey & Florance, 2008).  

 

Figure 2: Based off the United States LEED rating system (Miller, Spivey & Florance, 

2008). 
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The costs of achieving each level of LEED can also vary. Figure 3 illustrates the cost 

differences between achieving each level of LEED; though it is a comparison provided by the 

United States Green Building Council (through Miller, Spivey & Florance, 2008), the costs in 

Canada for a developer or landowner are generally similar. As one might expect, the costs 

associated with the Certified level are minimal; however the costs associated with achieving the 

Platinum level are marginally higher compared to all other levels
1
. By providing different levels 

of certification that vary in difficulty and cost to obtain, developers and landowners have more 

flexibility in deciding what type of goals they would like their building to achieve (CAGBC, 

2011).   

 

 

Figure 3: A comparison chart of the varying costs of achieving each level of LEED Certification 

(Miller, Spivey & Florance, 2008). 

 

 

                                                           
1
 Indeed, the cost differential between the Gold and Platinum levels may signal a deficiency in the LEED 

certification process, but more research is needed on that issue to determine whether that is the case. 
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The LEED Certification Program promotes the building of sustainable developments and 

ensures that the long term viability and the total cost to society in relation to health and 

environmental impacts are considered on par with economic development (Cuddihy et al., 2005).  

The goal of building sustainable developments is to use design and construction methods that 

have the potential to decrease their impact on the environment (Grierson, 2009). The approach 

looks at the development in a holistic manner by including economic, social and environmental 

performances as indicators of quality. The three performance indicators, economic, social and 

environmental factors, can “help to save scarce resources, promote energy conservation and 

improve environmental quality” (Grierson, 2009, p. 70). Furthermore, the LEED Certification 

Program has the potential to make sustainable development a widespread initiative across the 

world.   

 

2.3 – The City of Kingston’s Relationship to the LEED Program 

Kingston has made strides towards achieving their goal towards becoming Canada’s most 

sustainable city through such initiatives as implementing the Sustainable Kingston Plan, creating 

the Green Building Guidelines and providing awards for sustainable developments throughout 

Kingston (City of Kingston, 2011). The City of Kingston has also realized the connection 

between their vision and the LEED program. Currently, the City of Kingston with a population 

of 152,000 has approximately 25 LEED certified buildings, which is strong competition 

compared to other Canadian cities (CaGBC, 2011 & Statistics Canada, 2006). However, 

Kingston does not want to be simply one of the most sustainable cities in Canada; Kingston 

wants to be the most sustainable city in Canada. There are several Canadian cities that have more 

LEED certified buildings per capita than Kingston: Victoria, British Columbia has 65 
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(population of 78,000); Kelowna, British Columbia has 20 (population of 106,000); Dartmouth, 

Nova Scotia has 21 (population of 66,000); Milton, Ontario has 14 (population of 54,000); and 

North Vancouver, British Columbia has 28 (population of 45,000) (CaGBC, 2011 & Statistics 

Canada, 2006).  

Some of the common ways to help increase the number of LEED certified buildings in a 

city has been to offer tax breaks or other types of incentives for developers and private 

landowners. For example, the City of Kitchener, Ontario has recently (2010) implemented the 

Green Housing Incentive Program that offers grants to homebuilders and homebuyers (City of 

Kitchener, 2010). Another example is from the City of Caledon, Ontario where they have 

implemented the Green Development Program which offers discounts towards development 

charges for new LEED certified buildings (City of Caledon, 2011). Through this program, the 

developer receives a greater discount for higher LEED certified buildings. Though these two 

example cities are not currently competition for the City of Kingston when comparing the 

number of LEED certified buildings, these new programs have a good probability of increasing 

their numbers. Through this study, recommendations such as incentive programs for developers 

will be provided to help the City of Kingston achieve its vision.    

 The City of Kingston is arguably a strong supporter of the LEED certification program. 

In 2004 the City of Kingston implemented a policy stating that all large municipal building and 

retrofit projects must strive for LEED silver certification (City of Kingston, 2011). This policy 

has been officially adopted by Kingston City Council and the city argues that “the LEED 

approach puts Kingston on the leading-edge of sustainable development and ensures that new 

City buildings maximize energy efficiency, provide the highest quality of indoor working 

environment, and minimize any building's burden on the natural environment and long-term 
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operating budgets” (ibid). As a result of this policy, the city has created many new LEED 

certified buildings in recent years (Figure 4 to Figure 9), and also has a couple of new buildings 

currently being constructed (Figures 10 and 11). 

 

2.4 – An Illustrated List of Kingston’s LEED Certified Buildings 

2.4.1 Municipally Owned Buildings 

 The following six figures provide a brief photo log of all municipally owned buildings 

that are LEED certified, some of which are still in the construction stage.  

 

 

 

 

 

Figure 4: Invista Centre located at 1350 Gardiners     Figure 5: K-Rock Centre located at King & Barrack  

Road & Fortune Crescent.       Streets. 
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Figure 6: Memorial Centre Pool, Splash Pad & Change   Figure 7: Kingston Police Headquarters located at 705 

Facility located at 202 York Street.       Division Street. 
 

Figure 8: Ravensview Wastewater Treatment Plant   Figure 9: Utilities Kingston Addition and Renovations  

located at 947 Highway 2 East.     located at 85 Lappan’s Lane 
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2.4.2 Provincially / Federally Owned Buildings 

 Within the list of LEED certified buildings in Kingston there are also provincially and 

federally owned buildings that are either already LEED certified or on their way to becoming 

certified (Figures 12 to 15). Not included in this illustrated list is the renovation to the Kingston 

General Hospital located along Stuart and King Streets. 

Figure 10: Future Home of the Children’s Aid Society   Figure 11: New Municipal Operations Centre located at 

located at 817 Division Street .    701 Division Street. 
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Figure 14: Maintenance/Office Building located at  Figure 15: Maintenace/Office Building located at 

Apprentice Street (CFB Kingston).    Somme Avenue (CFB Kingston). 

 

 

 

 

 

 

 

 

Figure 12: Fort Henry Visitor Centre located on County  Figure 13: Hotel Dieu Hospital Redevelopment located at 

Road 2.       166 Brock Street.   
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2.4.3 Privately Owned Buildings 

In addition to many publicly owned buildings in Kingston there are also many privately 

owned buildings that are LEED certified or on their way to becoming certified (Figures 16 to 

28). Not included in this illustrated list is the new service centre located along Highway 401 near 

Odessa. Figures 28 and 29 are also privately owned buildings and have been built with LEED 

principles in mind. Figure 29 will be aiming for LEED platinum certification in the future. 

 

 

 

 

 

 

 

 

 

 

 

Figure 16: Union Gas Kingston Regional Centre located Figure 17: Residential Infill Project located at 242 Brock   

at 1653 Fortune Crescent.     Street. 
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Figure 18: Goodes Hall Expansion located at Queen’s Figure 19: Queen’s University Student Centre located 

at Queen’s University.     at Queen’s University. 
 

Figure 20: Residential Home located at 1165 Crossfield Figure 21: Residential Home located at 4240 Bath Road. 

Avenue.  
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Figure 22: Anglo American Hotel located at 172   Figure 23: Queen Street United Church located at 221 

Ontario Street.      Queen Street. 
 

Figure 24: Anna Lane Condominiums located at 326   Figure 25: Smith Robinson Building located at 27  

Bagot Street.         Princess Street. 
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Figure 28: A Residential Home located on Bishop Street. 

 

 

 

 

Figure 26: The Harvesting House located at   Figure 27: A Residential Home located at Trailhead  

Crossfield Avenue.      Place. 
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Chapter Three: Methodology 

3.1 – Framework 

This study employed a case study design to examine the City of Kingston’s approach 

towards LEED certification. The case study approach was chosen because this is the preferred 

method when “a) ‘how’ or ‘why’ questions are being posed, b) the investigator has little control 

over events, and c) the focus is on a contemporary phenomenon within a real-life context” (Yin, 

2009, p. 2). In addition, case study designs are appropriate when looking at an issue through a 

holistic lens.   

Two approaches to data collection were employed in this case study: policy document 

analysis and in-depth interviews.  

 

3.1.1 Policy Document Analysis 

The listed bylaws and plans (see Section 3.2) were reviewed to determine the 

applicability of the documents to the aspects of LEED certification. These plans were all 

available online, as well as through the municipal office. The technique employed to analyse the 

documents is called Explanation Building (Yin, 2009). Explanation building is commonly used 

to assist in hypothesis-generating processes. The goal of this process is to cultivate ideas for 

further study (ibid). For this specific study, excerpts were taken of relevant sections of each plan 

or bylaw that specifically mentioned the research topic, such as the LEED principles. These 

excerpts were then analysed to determine how they may translate into practice. This data was 

also used while interviewing municipal employees to clarify the assumptions made from the 

analysis. 
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 3.1.2 Interviews  

 

In-depth, semi-structured interviews (Dunn & Hay, 2000) were used to 1) assess how the 

policies analyzed in the previous data collection phase translate into practice; 2) explore 

municipal level barriers to supporting LEED certification; and 3) illuminate any other municipal 

policies and programs related to LEED certification in Kingston. A general list of questions for 

each interview type (municipal and private) was created prior to the interview. The questions 

helped to create structure within the interview, however depending on the participant’s answers, 

additional questions were asked and a conversational atmosphere ensued. The conversational 

atmosphere, which included the use of open-ended questions, allowed the interviewee the 

opportunity to talk about issues they felt to be important (Longhurst, 2009). The interviews 

conducted for this study lasted approximately thirty minutes.  

This method was useful for this study as it created a forum for selected planners/city 

employees and landowners/project managers to provide their feedback on how the sustainable 

building policies in the City of Kingston work in practice. All interviews were conducted with 

approval from the Queen’s University Research Ethics Board. 

Three employees from the City of Kingston were recruited to be interviewed; these 

individuals were contacted using information publicly available from the municipality. Two of 

the participants elected to be identified and one participant chose to keep their identity 

confidential. These interviews provided information about how City staff assist people interested 

in participating in the LEED program, such as through incentives, detailed processes, policies, 

and workshops.  

Five project managers who have received LEED certification for projects in Kingston 

were also interviewed. Participants were selected through the list of LEED certified buildings in 
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Kingston provided on the Canada Green Building Council website (CAGBC, 2011). Once the 

applicants were selected they were contacted through email to provide them with information 

about the study and to request an interview. The interviews highlighted how LEED related City 

policies apply to for landowners, the barriers landowners face in becoming LEED certified, as 

well as interviewees’ recommendations for improving City policies related to the LEED 

program. 

Interviews were audio recorded with consent and then transcribed privately by the 

interviewer after each set of interviews. These transcripts were then analyzed through an 

inductive process. The inductive method is essentially “a theory building process” or a bottoms-

up approach, whereby the analysis begins with observations, followed by generation of themes to 

create a theory (Hyde, 2000). The inductive approach was chosen for this analysis as the ultimate 

gain is to generate a coherent narrative of the processes, facilitators, and barriers to the LEED 

certification process for private landowners and developers in the City of Kingston.  

 

3.2 – Information Sources 

A range of documents and resources were analysed from and related to the City of 

Kingston including: 

 Kingston’s Official Plan (August 1, 2011 consolidated version) 

 City of Kingston Restricted Area Zoning Bylaw 8499 (June 10, 2011 updated 

version) 

 Downtown and Harbour Restricted Area Zoning Bylaw 96-259 (June 10, 2011 

updated version) 

 Kingston Township Restricted Area Zoning Bylaw 76-26 (June 10, 2011 updated 

version) 

 Cataraqui North Zoning Bylaw 97-102 (June 15, 2011 updated version) 
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 Pittsburgh Township Restricted Area Zoning Bylaw 32-74 (June 10, 2011 

updated version) 

 Sustainable Kingston Plan (2010 version 1) 

 Community Improvement Plan: Brownfields Project Areas 1A & 1B (2006 

revised version) 

 Green Building Guidelines (unknown date) 

 Ontario Power Authority / Kingston Hydro (saveonergy.ca) 

 Utilities Kingston (utilitieskingston.com) 

 

The Official Plan, Zoning By-Laws, the Sustainable Kingston Plan and the Community 

Improvement Plan were analysed to determine the policies that may exist relating to the LEED 

program. The Green Building Guidelines, the Utilities Kingston website and the Ontario Power 

Authority website were examined to discover any incentives, programs etc. that may exist within 

the City of Kingston that also relate to the LEED program.   

Resources from the Canada Green Building Council (the Canadian Centre for LEED) 

also provided vital sources of information for this report. Specifically, the website provides a list 

of LEED projects in Canada that are registered and certified (updated as of November 30, 2011). 

This list was used to compile a more specific list of the LEED projects in Kingston. By request, 

staff at the Canada Green Building Council then provided project managers for each of the 

identified LEED projects. 
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Chapter Four: Results 

4.1 – Policy Document Analysis 

This section of the report will provide an analysis of the Official Plan, Zoning By-Laws, 

the Sustainable Kingston Plan, the Green Building Guidelines, a selected Community 

Improvement Plan, the Utilities Kingston website and the Kingston Hydro website. The 

documents were selected to determine how they relate to the LEED program and principles of 

LEED.  

 

4.1.1 Official Plan 

 

 An Official Plan is created to describe the policies in a municipality that relate to how the 

land within the jurisdiction should be used presently and in the future (MMAH, 2010). The 

information, such as goals and policies, are generated through community input to promote 

development and future planning that is part of a shared community vision (ibid).  

At the beginning of the City of Kingston’s Official Plan it is stated that “the City’s goal 

of making itself the most sustainable municipality in Canada is reflected throughout the 

document” (p.ii). While the Official Plan (2011) does not mention the LEED program, there are 

policies within the Official Plan that relate to the LEED program. 

Table 1 provides a tabular summary of some of the LEED applicable Official Plan 

policies. As well, specific policies are further explained following the table. 
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Official Plan Section Relevant Content Relationship to  

LEED Principles 

 

Section 1: 

Comprehensive Review 

-Addresses requirements for OP 

reviews including an analysis of 

growth rates & lot/land availability. 

Sustainability key factor in 

some of the requirements. 

Section 2: Sustainable 

Development 

-Promotes sustainable development 

& states that Kingston’s goal is to 

become a leader in sustainability. 

Sustainability is the 

cornerstone of the LEED 

program. 

Section 2.1.1: 

Innovative Energy 

Systems etc. 

-Explains the requirements of new 

developments in regards to 

sustainability. 

The basic LEED level of 

certification demands many of 

the requirements mentioned in 

this policy. 

Section 2.1.2: Urban 

Boundary 

-Describes strategies to encourage 

sustainable development within the 

urban boundary. 

-Also mentions the Brownfield 

Incentive Program. 

LEED encourages density and 

discourages sprawl as part of 

sustainable development. 

Section 2.1.7: 

Development Review 

-Explains that development 

applications are reviewed through a 

sustainability lens. 

Policy basis for LEED 

construction. 

Section 2.1.8: City 

Initiatives 

-Directed towards municipally-

owned buildings, land etc.  

-States that investment, incentives 

and partnerships are to be promoted. 

Provides basis for the City to 

offer LEED incentives to 

citizens. 

Section 3.3.4 & 3.4.16: 

Green Building 

Features 

-Encourages green development LEED principles are based on 

green building  

Section 6: The 

Environment & Energy 

-Promotes energy initiatives 

-States that developments using 

renewable energies may take 

priority. 

Provides process incentives for 

developers building LEED 

Section 10D: Cataraqui 

West Secondary Plan 

Area 

-Encourages energy conservation 

through subdivision designs, 

promotion of new technologies & 

best management practices. 

Policy incentive for LEED 

builders. 

   

Table 1: Tabular summary of relevant Official Plan Sections 
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Section 2, Sustainable Development, is the policy section most related to the goals and 

policies of the LEED program. The goal of this policy is: 

 

To protect, conserve, and strategically deploy the natural, cultural and built resources of 

the City in a manner that promotes compatibility between different functions; that 

reduces energy, land or resource consumption in order to reduce greenhouse gas 

emissions with the objective that all new buildings are carbon neutral by 2020; that 

encourages sustainable forms of energy production and the use of cultural heritage 

resources to benefit the public good; that limits the need for undue extension of 

infrastructure or reliance on the private automobile; that fosters local sources of food 

which are sustainable; and promotes programs and practices that will produce 

increasingly sustainable development in the City (ibid). 
 

 

The policy of Section 2.1.1, also within the Sustainability Section, states that a variety of 

practices are required for developments, including: 

 Use of renewable energy and energy efficient technology,  

 Techniques to reduce the effects of urban summer heat,  

 Reduction of greenhouse gases,  

 Reduction of stormwater flows and/or water usage,  

 Protection of cultural heritage resources,  

 Reduction of automobile trips,  

 Promotion of eco-friendly forms of transportation, and 

 Use of practices that conserve or recycle materials, energy or other resources. 

 

These practices are re-iterated through the principles of the LEED program. However, how the 

City of Kingston requires these practices and techniques is not specifically outlined. 

  Section 2.1.2 Urban Boundary, fosters sustainability by explaining that most growth will 

occur within the set urban boundary of the City and that strategies such as promoting land use 

patterns that encourage transit and pedestrian activity, enhanced accessibility, locally grown 

produce, planned parks, as well as an ecosystem approach to protect the natural heritage system 

will help to achieve that policy. The LEED program supports the above strategies as well. 

Brownfield redevelopment is also encouraged through this policy, and it is supported through the 
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Brownfield Incentive Program that the City enacted to provide assistance to developers who 

build on brownfield sites in Kingston. 

 Section 2.1.7 Development Review, explains that the City will promote sustainability 

when reviewing development applications through five main facets: 1) encouragement of green 

building design; 2) design and landscaping requirements that protect from the elements; 3) 

construction and operational practices that minimize re-use of resources; 4) design that promotes 

active transportation and; 5) use of local materials. These five facets are some of the main goals 

of the LEED program as well. The City promotes these ideas through initiatives such as the 

Green Building Guidelines, though it is not entirely clear how the City encourages developers to 

enact these ideas while reviewing their development applications.    

 Section 6 of the Official Plan details policies related to energy conservation, efficiency 

and production. One of the policies within this section that goes beyond simply promoting and 

supporting is policy 6.2.6, which states that “the City may give priority to development 

applications that incorporate renewable energy infrastructure” (p.202). This policy, if it is used in 

practice, arguably has the potential to help those citizens or developers interested in the LEED 

program, as a majority of LEED buildings use sources of renewable energy.      

 

 

4.1.2 Zoning By-Laws 

 

 As explained above, an official plan is a document created to illustrate goals and general 

policies of a municipality for future land use (MMAH, 2010). Zoning By-laws however, help to 

enforce the Official Plan through specific requirements and policies that are legally enforceable. 

Official plans set out a vision and zoning by-laws ensure that vision is achieved.    
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 The City of Kingston has five zoning by-laws
2
: 

 City of Kingston Restricted Area Zoning Bylaw 8499 (June 10, 2011 updated 

version) 

 Downtown and Harbour Restricted Area Zoning Bylaw 96-259 (June 10, 2011 

updated version) 

 Kingston Township Restricted Area Zoning Bylaw 76-26 (June 10, 2011 updated 

version) 

 Cataraqui North Zoning Bylaw 97-102 (June 15, 2011 updated version) 

 Pittsburgh Township Restricted Area Zoning Bylaw 32-74 (June 10, 2011 

updated version) 

 

These zoning by-laws were also examined to identify relevant sections that relate to the 

goals and principles of the LEED program. The most important finding from this research was 

that none of the policies specifically seemed to relate to the LEED principles. As explained 

above, zoning by-laws are meant to enforce the goals of the official plan, such as sustainability, 

however this research did not find specific mention of the enforcement of sustainability practices 

within the by-laws. Though zoning by-laws generally focus on specifics and details and not goals 

(as you would see in an Official Plan), sustainability practices in zoning by-laws can relate to 

practices such as permitting mixed use developments, providing density bonuses to encourage 

intensification, and reducing parking requirements for sustainable developments. By 

implementing more polices related to sustainable practices in their zoning by-laws, the City of 

Kingston may be able to encourage more sustainable developments.   

 

4.1.3 Sustainable Kingston Plan 

 

Section 2 of the Official Plan states that “one of the tools to address sustainable 

development in Kingston will be the Integrated Community Sustainability Plan (Sustainable 

                                                           
2
  The City is currently in the process of creating a comprehensive zoning by-law, which will amalgamate the five 

current by-laws, as well as the remnants of five older zoning by-laws (these were not analysed for this report). 
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Kingston Plan), which is based on the cultural, economic, environmental and social pillars of 

sustainability” (p.21). The Sustainable Kingston Plan is an important resource for the City as a 

majority of the plan relates to the goals and priorities of the LEED program.  

The plan is not only a document, it is also a website and a governing body. The plan 

speaks of the vision and goals, the website provides an inventory of actions currently being 

undertaken by the Kingston community and the governing body oversees the plan and provides 

leadership. The plan is broken up into the four pillars of sustainability including cultural, 

economic, environmental and social pillars. Within each pillar there are themes, indicators, goals 

(Table 2) and actions. The actions section of each theme directs readers to the Community Action 

Inventory that is available on the website.        
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Pillar Selected Goals Relationship to LEED 

 

Economic 1: To provide resources for businesses to help 

build the business case for and support the 

transition towards more sustainable practices. 

2: To encourage and create green procurement 

policies. 

1: Reiterates the purpose of this 

study, to help those interested in 

the LEED program, which is a 

sustainable practice. 

2: Green procurement polices will 

help to support programs such as 

LEED and make it easier for the 

public to implement similar 

projects. 

Environmental 1: To reduce the amount of energy consumed 

and to implement renewable energy locally. 

 

2: To reduce solid waste, establish a culture of 

reusing materials and recycle waste for useful 

purposes. 

3: To reduce urban sprawl, promote restoration 

and reuse of brownfield sites, and to promote 

active transportation. 

1: LEED buildings reduce energy 

consumption support the 

implementation of renewable 

energy technologies. 

2: LEED encourages the use of 

recycled materials and helps to 

reduce the amount of waste that is 

created through construction. 

 

3: These goals are cornerstones of 

LEED. 

Social 1: To raise awareness about sustainability 

through education. 

1: Relate directly to the required 

education component of LEED. 

Cultural  1: To create opportunities for the community to 

connect, engage in dialogue, and take action on 

issues that affect the community's 

sustainability and well-being. 

1: Promotes a social dialogue 

around sustainable issues related 

to LEED. 

Table 2: Tabular summary of selected goals within each pillar of sustainability and their 

applicability to the LEED program. 

 

 

 As the purpose of LEED is sustainability, the plan relates strongly to the LEED program. 

One of the most important goals within the plan that relates to the LEED program most 

prominently is to “be a leader in development and use of sustainable building standards for 
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design, construction, and operation” (p. 34). Through the LEED program the City has the ability 

to achieve this goal.    

The City of Kingston is the founding member of the plan and there is also a budget to 

support Sustainable Kingston. The Sustainable Kingston Plan is an important tool for the City of 

Kingston and has the potential to help achieve the City’s vision to become Canada’s most 

sustainable city. The plan helps to demonstrate what the City is currently doing in terms of 

sustainability, as well as where the City is going in order to meet those goals (City Employee, 

2012). The plan also explains that everyone’s help is needed to achieve the goals outlined in the 

plan as the City “cannot do it by themselves, it’s a community initiative” (ibid). The greatest 

impediment to this plan however is that the plan was never actually adopted by City Council as 

policy; this means that the plan is not legally enforceable, nor does it have the same standing as 

plans such as the Official Plan. Arguably the plan has “no teeth” (City Employee, 2012). Though 

the plan has targets in place, there are no enforcement mechanisms. 

On the other side, though municipalities are required to implement an official plan, 

municipalities are not required to have a sustainability plan. The Sustainable Kingston Plan helps 

the City of Kingston in terms of overall direction and by having the sustainability plan, the City 

of Kingston does recognize the need for sustainable initiatives.    

 

4.1.4 Green Building Guidelines 

 

The Green Building Guidelines introduced by the City of Kingston help to promote the 

LEED program (City of Kingston, 2011). The guidelines explain the advantages of the LEED 

program, as well as the Energy Star and EnerGuide rating systems. The information provided 

includes a brief overview of each program, suggestions on where to go for additional 

information, the Ontario Building Code’s updated requirements for energy efficiency, building 
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design rating information, as well as what the City of Kingston is doing to be a leader in these 

programs. Specifically the guidelines are a series of pamphlets of general information for people 

who are considering doing construction work (Paul Maclatchy, 2011). The guidelines, as well as 

other green building information, are provided by the building and licensing department within 

the City of Kingston. Developers, as well as private landowners who come in to the department 

to acquire a building permit are encouraged to build green through these pamphlets (ibid).  

 

4.1.5 Community Improvement Plan: Brownfields Project Areas 1A & 1B 

 Section 5.5.1 of the Community Improvement Plan for Brownfields Project Areas 1A and 

1B (2006) in Kingston specifically discusses the LEED program. This policy states that “portions 

of the LEED Program cost have been incorporated as part of the eligible rehabilitation costs 

established in this CIP” (p.38). The policy goes on to explain that there are three steps that 

participants must undertake in the LEED certification process. The first step includes a review of 

base plans by a certified LEED consultant and the resulting recommendations of upgrades to the 

plan to the LEED standard. The second step is examining the capital construction costs that 

occur between the initial building design and the recommended building design. The third step is 

reviewing the LEED upgraded building design by identifying, testing and certifying to determine 

which LEED designation will be awarded to the building (City of Kingston, 2006).      

 Within the policy, some of the costs associated with the steps are included as eligible 

rehabilitation costs in association with brownfield development. The policy states that the 

following costs may be covered by the Rehabilitation Grant: 

 100% of the base plan review by a certified LEED consultant; 

 100% the cost of the preparation of the new working drawings; and, 

 100% of the submission and administration costs of the constructed element testing and 

certification used to determine the LEED designation (City of Kingston, 2006).  
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The construction costs that occur between the initial building and the upgraded LEED building 

are not recoverable through this program.  

 This policy is a significant initiative provided by the City of Kingston for the construction 

of LEED certified buildings. All incentives within this policy require the project to be located in 

the specific community improvement area and the project must be part of the Brownfields 

Program (a contaminated site). In the future, the City of Kingston has the potential of either 

expanding or adapting this policy into a program that promotes sustainability within the entirety 

of Kingston’s city limits. By expanding or adapting this policy to a larger area it may be more 

beneficial to developers or homeowners wishing to construct LEED certified buildings. 

 

4.1.6 Utilities Kingston Website 

 

 Utilities Kingston is ultimately owned by Ontario Corporation No. 1425447, though that 

company is owned by the City of Kingston (Utilities Kingston, 2011). The City of Kingston is 

Utilities Kingston’s sole shareholder. The Utilities Kingston Website provides a wealth of 

information and tips for landowners and developers. The website also provides information on 

projects that have been completed or will be completed through City initiatives that promote 

sustainability and conservation. The website has four main sub-parts including water and 

wastewater, natural gas, fibre optic networks and electricity; these sections are the main 

components of Utilities Kingston. Within each of these sections there is also a conservation 

component that provides an overview of the importance of conserving the particular utility, as 

well as tips and incentives for homeowners and developers wishing to conserve.  

 Within the water conservation section for instance, there is an incentive for replacing 

toilets referred to as the Multi-Residential Toilet Replacement Rebate. Utilities Kingston 
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recognizes that there may be structural barriers for landlords and tenants of multi-unit properties 

that would hinder their ability to make investments in water efficiency, which is why Utilities 

Kingston offers this rebate (Utilities Kingston, 2011). Utilities Kingston states that “multi-

residential buildings have demonstrated water use reductions of 35% after replacing toilets with 

High Efficiency models” (ibid). The incentive provides a sixty-dollar rebate towards the 

replacement of low flush, high efficiency toilets.  

 Recently, Utilities Kingston also had a rain barrel program in place where homeowners 

could purchase rain barrels for their homes for a reduced rate of forty dollars including delivery. 

Rain barrels can help the environment by reducing the amount of treated water used for purposes 

such as plant watering, as well as saves the homeowner money by lowering their water 

consumption (Utilities Kingston, 2011).  

 Though the Utilities Kingston website does not offer any incentives directly relating to 

the LEED program, the information and incentives they do provide can indirectly help the 

homeowner or developer interested in building LEED, by encouraging low flush toilets as well 

as rain barrels. The tips within the website can also help the homeowner conserve energy, water 

etc. therefore helping with the principles of the LEED program.   

 

4.1.7 Ontario Power Authority Website / Kingston Hydro 

 

Kingston Hydro works in the same way as Utilities Kingston, as it is owned by the City 

of Kingston and the City is the sole shareholder of the company (City of Kingston, 2011). The 

Ontario Power Authority (OPA) is a provincial initiative that creates programs and incentives 

that are offered through local electric utilities, in this case, Kingston Hydro. The funding for 

these programs is through the OPA.   
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The OPA website is appropriately titled “saveonenergy.ca”. The website is dedicated 

towards providing information, programs and incentives to help all sectors including 

commercial, industrial, small business, multi-unit residential, agricultural, governmental/ 

institutional, social housing and new construction. Though the program does not specifically 

provide incentives towards the LEED program there are many noteworthy incentives, such as: 

 Fridge and Freezer Pick-Up: Kingston Hydro will recycle any fridge or freezer that is 

at least fifteen years old for free.  

 Heating and Cooling Incentive: Citizens are able to receive up to six-hundred and 

fifty dollars by installing Energy Star systems that are purchased from and installed 

by participating contractors. 

 Peak Saver: The program provides savings to those who sign up to allow their air 

conditioning units to be automatically adjusted when electricity demand is at its 

peak. 

 Ontario Home Energy Audit and Audit Funding: Financial rebates of fifty percent off 

the cost of a home energy or business audit are offered to homeowners and business 

owners. 

 Demand Response: The program compensates businesses that agree to reduce their 

energy demand at peak times. 

 Small Business Lighting: Businesses are able to receive up to one thousand dollars 

worth in energy-efficient lighting and equipment upgrades. 

 Retrofit Program: Substantial financial incentives are offered to those replacing older 

equipment with high efficiency equipment. 

 High Performance New Construction: The program provides builders with incentives 

to offset the cost of “energy-efficient measures, lower long-term operating costs, 

greatly improved marketability and enhanced occupant comfort” (OPA, 2011).  

 

 

The selected incentives have the ability to help homeowners and developers with the cost 

of LEED certification as the LEED program supports the principles of many of the programs. 

The High Performance New Construction incentive is particularly relevant in this case.  

 

4.1.8 Summary of Policy Document Analysis  

 

 The policy document analysis highlighted that a range of policies and incentives exist 

within the City of Kingston that support the principles of the LEED program. A few of the 

resources also attempt to encourage the public to participate in the LEED program through 
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information.  Other than the rehabilitation grant from the Brownfields Program that the City 

offers, there do not seem to be any incentives for homeowners or developers to enter into the 

LEED process. Another of the main gaps in the policy analysis is the lack of sustainability 

practices in the zoning by-laws. As zoning by-laws ultimately implement the goals and vision of 

official plans and are legally enforceable, this should be an issue of concern for the City of 

Kingston.    

 

 

4.2 – Interviews 

 

 There were two sets of interviews conducted. The first set of interviews consisted of three 

City employees in various City departments. The following is a small sample of some of the 

questions asked to this particular set of interviewees:  

 What is the city’s involvement in helping a landowner get their building LEED certified? 

 As I’m sure you are aware, the City has implemented a policy that says all new and large 

municipal buildings must be LEED certified. What does the city do for private 

landowners who want their buildings to be LEED certified?  

 Do you think the City could do more to help private landowners with this task? 

o What might the barriers be? 

 

 

The second set of interviews included five project managers of various professional 

backgrounds such as engineering, planning and architecture. Some of the project managers were 

also LEED Accredited Professionals. Some of the questions asked of the project managers 

included: 

 What is your experience with LEED certified buildings? 

 Do you think municipalities have a role in building LEED certified?  

 Did you mention to the City of Kingston that you wanted your building to be LEED 

Certified? 

o If so, did they help you in any way? I.e.  through incentives, directing you 

towards policies, programs etc? 
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 Do you think the City of Kingston could have helped you more (or at all) in your process 

towards getting your building LEED certified? How? 

 What kind of barriers did you face in getting your building LEED certified?   

o Did the City of Kingston try to help you overcome any of those barriers?  

 What could they have done? 

 

The two sets of interviews, a total of eight, have been consolidated within this section of the 

report.   

Through the interviews three overarching categories were identified: the City of 

Kingston’s involvement with the LEED program for private projects, how the City could help 

those interested in the LEED program and the City’s sustainability vision. Many themes were 

found within each category and are discussed in detail below.   

 

 

4.2.1 City’s Involvement with the LEED Program for Private Projects 

 

 One of the main themes throughout the interviews was the common feeling that the City 

of Kingston is not involved with helping landowners or developers with the LEED process. 

Some of the statements included: 

 

“I’m fairly sure we don’t help developers with their process towards LEED certification. 

We aren’t doing anything on a community level that I know of” (Interviewee 6). 

 

“Other than encouragement I don’t think the City helps landowners with their process in 

getting leed certified and there are no incentives that I’m aware of”(Interviewee 7). 

 

Though the City requires all new large and retrofit municipally-owned projects to be 

LEED certified there is no comparable policy on the private side of the LEED process for 

Kingston. While discussing the City’s LEED policy, an interviewee explained that the City is 

attempting to lead by example, though there “hasn’t been a lot of uptake of LEED buildings 

other than municipal buildings here, except for fairly large, corporate… I’m sure they are happy 
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that the municipality has their own LEED program and an appreciation for it though” 

(Interviewee 8).  

When asked if the City could help more with the LEED process some interviewees were 

not convinced that the City had the jurisdiction under the Planning Act to be involved in the 

process, however a majority of participants agreed that the City could do more to help the public. 

For example, some participants responded that the City should help with the LEED process 

because:   

“…it would help with the decision to go through with LEED, they can play a role, not 

completely necessary but it can definitely help the project”(Interviewee 2). 

 

“if Kingston wants to be the Canada’s greenest city, they should”(Interviewee 3). 

 

“they (the City) have some things in their control that they could offer some 

aid”(Interviewee 4). 

 

Another theme observed throughout the interviews pertained to why the City should help 

with the LEED process. A few of the participants felt that the Green Building Guidelines would 

hold more weight and therefore have more effect if there were some incentives behind the 

guidelines. One participant in particular believed that providing incentives are important to 

developers as they “find it hard to imagine that developers are just going to build good homes 

out of their own benevolence” (Interviewee 3).  Other reasons included that the City could 

advance the green building movement and that helping with the process would set a good 

example for the City. Also, some developers felt that by building a LEED building they are 

helping the City through reduced utility and infrastructure requirements.   

Another important theme identified in the interviews relates to barriers to the LEED 

process. Many participants believed that cost is the biggest barrier within the LEED certification 
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process, especially as the level of certification increases. The costs can also include the costs of 

promotion, getting information and keeping the information updated and accurate for the 

certification process to work. The LEED process involves considerable paperwork and as a 

result, many people hire a LEED consultant, which can be very costly. In addition, a contractor 

often has to be on-site at all times to ensure the LEED process is documented properly.  

A number of municipal-level policy barriers were also identified in the interviews. One 

participant mentioned that there are municipalities who have taken a very aggressive regulatory 

approach and require that any new development, private and public, must meet LEED standards. 

The participant also felt that the City of Kingston has considered this approach but the City is not 

ready to move in that direction. Another participant explained that each department within the 

City has to fit certain items into their budget, making it difficult for the City to offer incentives 

for the LEED program. 

 

4.2.2 How Could the City of Kingston Help? 

 

 When asked how the City of Kingston could help the public with the LEED program , a 

number of innovative ideas were generated. One participant suggested a standardized approach 

whereby the City would require all new buildings to achieve the minimum LEED certified level. 

This policy would help to get more people who did not want to build LEED, to build sustainably 

regardless.  

Workshops held by the City that detailed the LEED program were also mentioned to the 

participants and many were interested in this idea: 

“I think it’s a good idea and I don’t think the City would have to do much, they would 

just have to invite the CGBC and the City could just host” (Interviewee 6). 
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“Excellent idea and the council has spoke here in the past, 4-5 years ago. I think it was 

well received and I would be interested in participating again” (Interviewee 8). 

 

“There is something to be said for having access to a service that guides you through the 

process of documentation and collecting information for the certification process…there 

is a good market for preparing a package to give to builders to guide them towards how 

to do LEED too” (Interviewee 3). 

 

 The biggest barrier mentioned in the interviews to building to LEED standards was 

monetary; participants indicated that while many people may want to create sustainable 

buildings, they do not want to pay the cost of achieving LEED certification. A majority of 

participants were therefore very interested in financial incentives: 

“The kind of incentives I would like to see is something that could offset the enrolment 

costs of LEED, its prudent for there to be an incentive for the homeowner or developer” 

(Interviewee 3).  

 

“There has to be some incentive because of the cost, we are finding that we do a lot of 

projects and a lot of developers pay out of their own pocket for the expense…there is a 

lot of time and money involved and a lot of people not wanting to spend that money…if 

Kingston had more incentives I would be more likely to create more LEED buildings” 

(Interviewee 4). 

 

Participants also felt that having financial incentives would add more weight to the policies, such 

as the Official Plan, and programs like the Green Building Guidelines.  

 A common theme found in the interviews was the rationale for why the City of Kingston 

should offer incentives for those interested in the LEED program. A City employee (Interviewee 

6) explained that in 2001, the City set targets for greenhouse gas emissions within the City and 

just recently the City has discovered that they are not close to meeting these targets and may 

have even increased emissions from 2001. The employee believed that the public will hold the 

municipality responsible for this issue and that adding incentive programs may help with the 

controversy, as a lot of the emissions are from buildings. Another justification for incentives is to 
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offer further encouragement to developers that are already trying to be sustainable. Ultimately, 

most participants felt that the City should be doing more to offset emissions and to better the 

environment.     

 

4.2.3 Vision to Become Canada’s Most Sustainable City 

 A majority of participants were aware that the City has a vision to become Canada’s most 

sustainable city. The final question asked to participants in the interviews was if more LEED 

buildings in Kingston, as well as LEED incentives, could help the City to better achieve that 

vision. The unanimous answer to that question was “yes”: 

“Definitely, and would help verify it. LEED is 3
rd

 party verified but if you want to make a 

claim like that you need some backing and LEED definitely gives some substance when 

you are trying to prove that” (Interviewee 2). 

 

“Yes, if there are more examples and incentives people will continue to do it…if the 

vision is what the municipality is going after, then that is what they have to do” 

(Interviewee 4). 

 

“The vision is a lovely thought and statement but they don’t seem to put their money 

where their mouth is… you can’t legislate that people have to do anything at all that isn’t 

regulated in policy” (Interviewee 1). 

 

“I do think it would… I think the best thing about LEED is that it promotes an awareness 

of all the issues about sustainability…A lot of people know about energy efficiency but 

they don’t think of some of the other issues like water, air quality and resource 

conservation” (Interviewee 6). 

 

“Yes, the City needs to come up with programs and incentives that are simple and 

actually encourage people to do something… if they do incentive programs they could get 

all new buildings to do small things” (Interviewee 3). 

 

“Yes it could help, incentives might encourage further implementation of LEED buildings 

in the Kingston area” (Interviewee 8). 
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4.2.4 Summary of Interviews 

 Most participants felt that the City of Kingston should be doing something to help 

developers with the LEED program and that workshops and incentives may be the way to 

achieve this. Additionally, many of the participants explained that the LEED program is only one 

form of sustainable development and that the City could look into other options; the LEED 

program is a good benchmark to achieve however. Overall, further promoting the LEED 

program by adding weight to existing policies has the potential to help the City to better achieve 

their vision of becoming Canada’s most sustainable city.  
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Chapter Five: Recommendations and 
Conclusions 

5.1 – Recommendations  

This section of the report provides recommendations of policies and other techniques that the 

City of Kingston could use to help encourage private landowners and developers to build more 

LEED certified buildings in Kingston. The first section of recommendations is based on 

suggestions provided by participants, while the second section is based on recommendations 

developed by the researcher. The recommendations of the second section were presented to 

interviewees for feedback.  

 

5.1.1 Recommendations Generated from Interviewees 

Many interviewees referenced policies and programs implemented in other Canadian cities 

that may be adaptable and beneficial to Kingston. Five of these policies/programs are related to 

the LEED program, specifically: the City of Vancouver’s rezoning policy, the City of Toronto’s 

LEED supplement, the Town of Markham’s LEED incentive, the City of Hamilton’s LEED 

grant program and the Town of East Gwillimbury’s LEED policy.       

The City of Vancouver policy mandates that all rezonings must meet either the LEED Silver 

level of certification or an equivalency level of a program similar to LEED, called the BuiltGreen 

BC program (City of Vancouver, 2012). If developers choose to pursue the LEED option, the 

development must have at least 33 points achieved, with a minimum of three energy specific 

points, one water efficiency point and one storm water point. This policy is enforced at the 

development permit stage, through conditions of development stated at the time of rezoning. The 

City of Kingston could also implement this policy for all rezonings as it has the potential to 
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increase the number of LEED buildings in Kingston. A challenge of implementing this policy is 

that developers may see the policy as a barrier to development. 

The City of Toronto currently offers a LEED supplement that is applicable to specific 

planning applications. All new planning applications go through a two-tier approach within the 

City of Toronto (City of Toronto, 2010). Tier 1 requires that developers meet a minimum set of 

environmental performance measures before approval. Tier 2 allows developers to choose to 

meet a higher level of environmental performance. When deciding to achieve the tier 2 level 

there are different incentives offered for the developer. If a developer achieves both tiers, they 

may be eligible for a twenty percent refund on development charges. If the developer meets both 

tiers and chooses to go through the LEED program as part of tier 2, the participant may be 

eligible for a complete refund on their development charges. A full or partial refund on 

development charges has the potential to off-set a majority of LEED related building costs, such 

as enrolment fees. Development charges generally apply to new developments and by providing 

either a partial or full refund on development charges for a project, developers may be more apt 

to build to LEED standards in the Kingston area through this incentive.  

       In 2009 the Town of Markham chose to endorse an incentive program created by the 

surrounding Region for high-density developments (Town of Markham, 2011). Through this 

program a servicing allocation incentive between twenty and forty percent is offered for high-

density developments that achieve the “Sustainable Development Through LEED” criteria. The 

Town of Markham has estimated that there will be a minimum benefit of a thirty-five percent 

reduction in the servicing allocation for all high density developments. This aims to free up 

allocation for distribution to other developments throughout the Town (ibid). Though the City of 

Kingston does not have many high-density developments compared to the Town of Markham, 
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this incentive or a similar incentive could help with the creation of more LEED buildings in 

Kingston. The incentive may also promote more high-density developments in Kingston, which 

is a key feature of sustainability. 

The City of Hamilton’s LEED Grant Program (2008) applies to a specific Community 

Improvement Project Area in the City of Hamilton. The program was created to help developers 

with the construction costs, consultation and energy modeling and certification fees of the LEED 

program. The amount of grant received is based on the level of LEED certification that the 

applicant achieves. The grant is provided in relation to municipal realty taxes and the differential 

between the pre-development assessment and the post-development assessment of the project. 

The grant can also be applied for in conjunction with other incentive programs that may be 

offered by the City. A grant based on reduced taxes can be very beneficial for project managers 

in the Kingston area as well and may help to increase the number of LEED projects in Kingston. 

In addition, if the City of Kingston were to implement this program throughout all of the city and 

not simply for specific community improvement areas, more LEED buildings may be created. A 

challenge to implementing this incentive may be the funding required for the grant. 

The final suggested recommendation by participants is the Town of East Gwillimbury’s 

policy introduced in 2006. This policy requires that all new municipal facilities as well as all new 

private industrial, commercial, institutional, and high-rise residential buildings within the Town 

to achieve LEED Silver certification level. This policy also applies to all major renovation 

projects for the same categories of buildings. The Town (2011) boasts that “the Town of East 

Gwillimbury is the first Canadian municipality to mandate LEED
TM

 requirements for the private 

sector”. This policy would arguably be the most controversial policy to implement within the 

City of Kingston as it would require a strict mandated approach that would force developers and 
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citizens to build to LEED standards which may be more costly and more difficult when 

compared to traditional building methods. In addition, a firm enforcement method would have to 

be created that would force all developers to adhere to the policy. On the other hand, this policy 

would have the most impact on the amount of LEED buildings in Kingston as developers would 

not have an option to not build sustainably. 

 

5.1.2 Researcher Generated Incentives 

In addition to the five policies/programs/incentives provided by interview participants, two 

additional incentive programs were introduced to the participants to determine their applicability 

and benefit to the City of Kingston. The first is the Town of Caledon’s Green Development 

Program and the second is the City of Kitchener’s Green Housing Incentive Program. These 

programs were selected due to the relative size of each Town and City to Kingston.  

The Town of Caledon has a population of approximately 58,000 (Statistics Canada, 2006). 

Caledon’s Green Development Program provides a discount on development charges for 

developers who integrate green technologies in their project(s) or who choose to participate in 

the LEED program. The discount applies to commercial and industrial projects and provides 

different incentives for the varying LEED certification levels (Figure 29).    
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Figure 29: Summary of the discounts a green builder can receive  

(Town of Caledon, 2011). 

 

A majority of participants felt that implementing a development charge discount would be 

especially beneficial within the City of Kingston and that this discount would get a lot of 

attention within Kingston because developers pay notice to the sometimes high rates of 

development charges. A few of the participants also noted that this incentive could be broadened 

in Kingston by applying the incentive to all developments, not simply commercial and industrial.  

The City of Kitchener has a population of approximately 205,000 (Statistics Canada, 2006) 

and also offers an incentive program for LEED buildings, referred to as the Green Housing 

Incentive Program (KGHIP). To create the KGHIP, the City of Kitchener partnered with 

Community Renewable Energy Waterloo (CREW) in order to provide grants that would have the 

potential to entice developers to create LEED buildings. The funding for the program, which is 

$500,000 over three years, is through the Local Environmental Action Fund (LEAF). The grants 
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apply to new residential dwellings and a homebuilder is able to receive incremental grants for 

every LEED building. Similar to the Caledon program, grants increase depending on the level of 

LEED certification achieved (Figure 30).     

 

 
Figure 30: The grants available to developers within the KGHIP program  

(City of Kitchener, 2011). 

 

Many of the participants also liked the Kitchener program as some felt that it is a very 

straightforward and laid-out approach and that the incentives could essentially pay for the 

enrolment and fees by the rater of the LEED program. To make this program more adaptable to 

the Kingston context, some of the participants felt that retrofit projects should also be included. 

In addition, some of the participants were concerned about how the City of Kingston could get 

similar funding for a program such as this, and suggested that fees could be raised very slightly 

for non-LEED projects and then reduced for projects that achieve LEED certification. Regarding 

this idea, the participant felt that if there are increases in building costs developers may consider 

developing LEED buildings because money can force people to take different approaches.  

 

5.1.3 Recommendations Summary 

The City of Kingston has the opportunity to begin investigating policies, incentives and 

programs related to the LEED program. Many programs are relatively ‘low hanging fruit’ that 

would be easily implementable within the municipality, such as the City of Toronto’s LEED 
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Supplement, the Town of Caledon’s Green Development Program and the City of Kitchener’s 

Green Housing Incentive Program. Other programs, including the City of Hamilton’s LEED 

Grant Program and the Town of Markham’s LEED Incentive, may be more challenging to 

implement, however would prove to be beneficial within the City of Kingston. The City of 

Vancouver’s rezoning policy and the Town of East Gwillimbury’s LEED policy would be very 

difficult to put into practice within the City of Kingston due to the perceived barrier to 

development that these polices would create. 

 In addition, by providing incentives or implementing further policies for the LEED 

program, the potential for developers to choose to build sustainably through the LEED program 

will increase. 

 

5.2 – Conclusion 

This research examined the City of Kingston’s approach to the LEED program and how 

the City helps private landowners and developers with the LEED certification process. Arguably, 

the City of Kingston recognizes that LEED has the potential to help them achieve their vision to 

“become Canada’s most sustainable city”. This study therefore tested the validity of that claim 

by analysing a variety of City documents and conducting interviews with City employees, as 

well as project managers who have been involved in the LEED process in Kingston. The City of 

Kingston is currently going beyond normal practice to encourage sustainable practices, as seen 

through the municipal policy that requires all new municipal buildings to achieve LEED 

certification, the Green Building Guidelines and the Sustainable Kingston Plan. The City of 

Kingston does however have an opportunity to further improve their strive to sustainability by 

further assisting those interested in participating in the LEED program and by providing LEED 
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specific incentives. Participants unanimously felt that by having more LEED certified buildings 

in Kingston (resulting from the promotion of incentives, policies and programs), the City would 

be better able to achieve their vision. Many of the policy and program incentives recommended 

within this chapter have provided the City with a summary of techniques that if implemented, 

may create more LEED certified buildings in Kingston.    
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Appendix A 

Example Interview Questions  

 

For City of Kingston Employees 

 

 I have found the following policies in the Official Plan related to sustainable building 

designs and the promotion of LEED certified buildings  

o Have I missed any? 

o Any programs, incentives, workshops etc? 

 I didn’t really find much in the Zoning Bylaws related to sustainable building designs etc, 

can you explain why? 

 What is the city’s involvement in helping a landowner get their building LEED certified? 

 Can you tell me more about the Green Building Guidelines that have been implemented 

in the City of Kingston? 

o Have they helped encourage landowners to build more LEED certified buildings 

in your opinion? 

 As I’m sure you are aware, the City has implemented a policy that says all new and large 

municipal buildings must be LEED certified, and has proven this policy through the 

Invista Centre, the new Police Headquarters, Ravensview and the K-rock centre that are 

all LEED certified. What does the city do for private landowners who want their 

buildings to be LEED certified?  

 Do you think the City could do more to help private landowners with this task? 

o What might the barriers be? 

 Do you know of any other municipalities who have policies, incentives or programs that 

help encourage more LEED certified buildings in their regions? 

 Have you heard of the Green Development Program in Caledon? Or the Green Housing 

Incentive Program in Kitchener?  

o Do you think Kingston could benefit from programs such as those? 
 Regarding the City’s vision to become Canada’s most sustainable City, do you think that 

by having more LEED certified buildings, created through incentives, policies etc., that 

they city would be better able to achieve that vision? 
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Appendix B 

 

Example Interview Questions  

 

For Project Managers 

 

 What is your experience with LEED certified buildings? 

 Do you think municipalities have a role in building LEED certified?  

 Did you mention to the City of Kingston that you wanted your building to be LEED 

Certified? 

o If so, did they help you in any way? I.e.  through incentives, directing you 

towards policies, programs etc? 

 Do you think the City of Kingston could have helped you more (or at all) in your process 

towards getting your building LEED certified? How? 

 What kind of barriers did you face in getting your building LEED certified?   

o Did the City of Kingston try to help you overcome any of those barriers?  

 What could they have done? 

 How many LEED certified projects have you been involved with? 

 If more than one, can you compare the City of Kingston’s involvement in your process 

towards LEED certification with any other municipality? 

 I’ve sent you two examples of programs that may help encourage more developers to 

build LEED certified buildings in specific municipalities. What do you think of these 

programs/incentives? Do you think they would work in Kingston? 

 Do you know of any other programs, incentives, policies etc in any other municipalities 

towards the promotion of LEED certified buildings? 

 Regarding the City’s vision to become Canada’s most sustainable City, do you think that 

by having more LEED certified buildings, created through incentives, policies etc., that 

they city would be better able to achieve that vision? 

 

 

 

 


