
Municipality of Chatham-Kent 

Legislative Services 

Planning Services 

 

To: Mayor and Members of Council  

From: Bruce McAllister, Director, Planning Services 

Date: June 9, 2015 

Subject:  Planning Services Delivery Model  

 
Recommendation     

It is recommended that: 

1. All of the Development Application Services and related functions be provided 
internally by municipal staff resulting in a savings of $178,000 in the first year 
with a sustainable annual savings of $141,000 by the fourth year.   

Background 

At the March 23, 2015 Council Meeting, Council passed the following Motion:  

“In accordance with the report delivered to Council dated May 14, 2013 Council 
request a report from administration complete with recommendation to provide 
Planning Services in a delivery model consistent with best practice and in the most 
cost effective manner.” 

The May 14, 2013 Report to Council entitled “Development Application Service 
Sustainability Review Process” is attached as Appendix A (hereafter referred to as the 
“2013 Report”).   

Specifically, the 2013 Report provided background on the following: 

• Evolution of Planning Services in Chatham-Kent 

• Agreement with Storey Samways Planning Ltd 

• Cost per capita of the whole planning service on Chatham-Kent 

• Development Application activity 

• Development Application fee comparison with other similar Ontario jurisdictions 
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• Qualitative review of the various operating models, which included an internal 
model, external model and hybrid model (the current service level) 

The 2013 Report recommended the following: 

1. Effective January 31, 2014 all of the Development Application Services and 
related functions be provided internally by municipal staff. 

2. Steps be taken to hire one additional Planner in the Planning Services Division 
and that 2013 wages for this position be funded from the current Planning 
Services budget. 

3. As required by Section 40 of the agreement between Storey Samways Planning 
Ltd. and the Corporation of the Municipality of Chatham-Kent, dated January 12, 
2009, that the Municipality provide immediate notice to the Contractor that the 
Municipality does not intend to renew the existing contract. 

Despite the above-noted recommendations, Council approved the following motion in 
June 2013: 

“That the status quo be maintained within the Planning Department. Further that 
the Planning Department investigate, with the current provider, cost savings within 
the planning process.” 

Based on this decision, the Municipality entered into a new agreement with Storey 
Samways Planning Ltd. (SSPL) on May 1, 2014.  The terms of the agreement are 
similar to those in the previous agreement and the current contract is for a two year 
period.  At the end of the agreement, it can either be renewed for additional one year 
terms or either party can terminate the agreement by providing the other party with six 
months notice. 

Given the direction of the March 23, 2015 Council Motion, this report once again 
examines the Development Application Services and other planning related functions, 
building off of the 2013 Report. 

Analysis 

To begin, it is important to reflect on the core services of the Planning Services Division. 
The Planning Services Division is within the Legislative Services Department and 
contributes to the quality of life of Chatham-Kent residents by ensuring that sound land 
use planning is undertaken in the Municipality.  Land use planning affects almost every 
aspect of life in Chatham-Kent. It helps us decide where homes and industries should 
be built; where parks and public services should be located; and where roads, sewers 
and other essential services should be provided in a financially sustainable manner.  
Essentially, land use planning is about managing our land and resources. It assists the 
Municipality in setting long-range goals about how it will grow and develop and to work 
out ways of reaching those goals while keeping important social, economic, cultural and 
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environmental concerns in mind. It balances the interests of individual property owners 
with the wider interests and objectives of the whole Municipality.  

Specifically, Planning Services serves elected officials, decision-makers, and the 
community at large with sound planning advice and recommended action strategies that 
stress the importance of maintaining a strong link between provincial 
interests/objectives and Chatham-Kent’s planning goals as set out in the Chatham-Kent 
Official Plan for effective land use decisions.  The core services provided by Planning 
Services can be categorized as follows, which are inherently interrelated: 

• Long-Range Planning  

• Development Review  

• Administration 

Long-Range Planning  

Long-range planning services are provided to allow for continued sustainable growth 
and development, while protecting the Chatham-Kent’s most valuable resources; 
shaping the Municipality’s image; providing for healthy communities and attracting 
investment. To summarize, this involves the following: 

• Official Plan and Secondary Plan Policy Development  

• Official Plan - Monitoring, Reviewing and Updating 

• Zoning By-law – Monitoring, Reviewing and Updating 

• Community Improvement Plan Development 

• Other Special Planning Studies 

Development Review  

"Development" under the Provincial Policy Statement (PPS) means "The creation of a 
new lot, a change in land use, or the construction of buildings or structures, requiring 
approval under the Planning Act. Individuals wanting to develop or change the use of 
land in Chatham-Kent must obtain approvals from the Municipality. The Planning Act, 
the Heritage Act and the Municipal Act all contain provisions governing the development 
review process, how land uses are be controlled and who controls land development 
and uses. The PPS requires all land use planning decisions to be consistent with 
provincial policy. 

Core Development Review services currently provided by Planning Services include: 

• Development Applications Processing - Planning Services manages the overall 
development application process in coordination with the SSPL.  SSPL is 
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responsible for the pre-consultation, application processing, planning 
analysis/reporting and to present formal recommendation to Council and/or 
Committee of Adjustment on all planning applications such as: Official Plan 
Amendments, Zoning By-law Amendments, Plans of Subdivision, Consents, 
Minor Variances, Site Plan Control, etc. Planning Services is responsible for 
implementing Council and Committee of Adjustment decisions such as clearing 
of conditions of approval, executions of agreements, stamping of deeds, etc. 

• Administration of the Technical Advisory Committee (TAC) 

• Community Improvement Plan(s) Implementation 

• Heritage Planning - Heritage Designations, Heritage Registry, Heritage Tax 
Relief Program and Heritage Committee 

Administration  

Planning Services also provides the following core Administration functions: 

• General Inquires - responding to both external and internal general inquiries on 
planning related matters 

•  Participate in and/or provide support to various committees and/or other 
business divisions   

• Business Planning  

• Budgeting 

• Training and employee development 

Figure 1 indicates how these core services are interrelated, which highlights the 
importance of internal staff having the opportunities to participate and gain experience 
in all aspects of the core services provided. 
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Figure 1 – Planning Services (Core Services) 
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Comments 

In the 2013 Report, the Executive Management Team, Service Sustainability Review 
Committee, stakeholders and staff identified the following tasks to conduct the service 
review for the Development Application Process:   

a) Review current budget and Full Time Equivalents (FTE) 

b) Review the current hybrid business model for development applications 

c) Identify alternative delivery models for the current service: 

1. No Request for Proposals, extend contract with current Contractor   

2. Request for Proposals, existing external work, external bids only  

3. Request for Proposals, existing external work, external and internal 
bids  

4. Allow contract to expire and insource service  

5. Request for Information for all development application work currently 
performed, within the hybrid model 

6. Request for Information for all Planning Services internal and external 
bids 

d) Select a preferred delivery model 

e) Identify operational impacts 

The 2013 Report recommended Option 4 (allow contract to expire and insource 
service), which projected an annual net cost savings of $98,000 with the inclusion of 
one additional full-time Professional Planner for a total eight FTEs in Planning Services. 

At the direction of Council, the Director of Planning Services and Chief Legal Official 
met with SPPL on several occasions to review and discuss possible options going 
forward. SSPL subsequently provided the following proposal back to Administration in 
an email dated May 22, 2015: 

“SSPL Proposal Moving Forward 

In the attachment I refer to one service delivery model as Hybrid B, where in addition to 
our present contractual responsibilities regarding development review, we would also be 
retained to assist the Planning Department on matters not directly related to 
development review. The retainer would be in an amount similar to that expended for an 
additional planner on staff. As noted in the attachment, this proposal was made in 2012, 
repeated in 2013, and I have never received a reply. Nor was it placed before Council in 
2013. There are many advantages to this approach: 
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•  You would receive the level of service necessary depending on the nature of 
the matter to be addressed (i.e., principal planner, senior planner, or planning 
tech). 

•  We can provide enhanced mentoring on development review, including a larger 
role for the Planning Department planners in the development review process. 

•  The Municipality could take advantage of our extensive network within the 
consulting and development review industry, as well our considerable 
experience in non-development review planning issues. 

•  There would be a number of projects previously contracted out to consultants 
which could now be done in-house, at significant savings. 

•  There would be a number of projects not undertaken due to limited staff and 
budget resources, but which could now go forward. 

If you believe this approach has merit, we would need to negotiate a revision to our 
present contract. We could try a three year period to see if this service delivery model 
would produce the desired results, and also make allowance for tweaking in the 
meantime. 

In my opinion this proposal, Hybrid B, would best meet the goals of service 
sustainability and the intent of Councilor Robertson’s motion.” 

The complete May 22, 2015 email from SSPL, including the referenced attachment, is 
included in Appendix B. 

While respecting and taking SPPL’s comments into consideration, based on the 
updated review and analysis building off of the 2013 Report, it is still recommended that 
all of the Development Application Services and related functions be provided internally 
by municipal staff.   

While the existing Hybrid model has served the Municipality well, especially in the early 
years after amalgamation, there are significant cost-savings that can now be realized 
with an internal model. While SSPL does handle a good majority of the development 
application process, internal staff does still spend a significant amount of time on 
development application process in the following ways: 

• While SSPL does handle the pre-consultation aspects, there are often times 
when internal staff are also asked to be involved in the pre-consultation process; 
especially, on larger development proposals 

• Administration of the TAC and attend all TAC meetings   

• Liaison between SSPL and other municipal departments, when necessary 
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• Review all Planning Reports and supporting documents for accuracy and 
completeness (i.e. Official Plan and Zoning By-law Amendments)  

• Administration of the Committee of Adjustment and attend all meetings  

• Attendance at all Council Planning Meetings 

• Managing of the SSPL contract 

• Post Approvals – there is a significant amount of work that is required post 
planning approval, such as the preparation and administration of agreements 
(site plan and/or subdivision), clearing of conditions of approval, the review and 
stamping of deeds and dealing with inquiries from applicants and developers 
regarding terms of agreements, etc. 

As noted, the 2013 Report projected an annual net cost savings of $98,000 with the 
inclusion of one additional full-time Professional Planner for a total eight FTEs in 
Planning Services. However, it is now proposed that the one additional full-time 
Professional Planner not be added at this time and that the current budgeted FTE of 
7.00 employees be maintained, rather than expanding to 8.00. This is based on a 
detailed review of the development applications received over the past couple of years, 
which have continued to decline. Also, based on this decline, the budgeted user fees for 
development applications have also been adjusted to be more reflective of the current 
reality.   

With the user fee adjustments, the proposed internal service delivery model would 
represent a savings of $178,000 in the first year and a sustainable annual savings of 
$141,000 by the fourth year (the sustainable annual savings are further explained in the 
Financial Implications section). The following table provides a detailed breakdown of 
what was proposed in 2013 vs what is now proposed based on 2015 budget dollars: 

 
2013 Plan 

 
2015 Plan 

 
Budget FTEs 

 
Budget FTEs 

2015 Approved final budget $736,278 7 
 

$736,278 7 

 
    

 
    

Less:      
 

    

Outside Planning Costs $224,891 0 
 

$224,891 0 

 
    

 
    

Plus:     
 

    

Additional Professional Planner $126,990 1 
 

$0 0 

Application volume adjustment (140) $0 0 
 

$57,722 0 

Minor staff adjustments $0 0 
 

-$10,790 0 

 
    

 
    

Adjusted 2015 final budget $638,377 8 
 

$558,319 7 

 
    

 
    

CHANGE to 2015 BUDGET -$97,901 1 
 

-$177,959 0 



Most importantly, in addition to the significant savings, we believe Planning Services is 
very competent and now well positioned to provide the entire development application 
service internally, based on the significant experience of staff. The current Planning 
Services team has a sound understanding of the long range planning policy 
environment and a natural synergy working with other internal departmental staff when 
their input is required into a particular development proposal. Specifically, there are 
currently four full time staff and one Registered Professional Planner under a temporary 
contract position for a total of five staff. In respecting this process, Planning Services 
has not yet permanently filled the Planner position on a full-time basis or the two vacant 
Planning Technician positions, which would bring the staff complement up to the seven 
budgeted FTEs. The following is personal bio of each staff member, highlighting their 
significant experience. 
 
Bruce McAllister, MCIP, RPP, LEED AP 
Director, Planning Services 
 
Bruce is a Registered Professional Planner, a Member of the Canadian Institute of 
Planners and a LEED Accredited Professional. Specifically, Bruce is a multi-disciplinary 
planner who has over 20 years of planning experience working with both public and 
private sector clients across Canada. He has an extensive background in land use 
planning and policy, development review and approvals, master planning, 
environmental assessment, renewable energy and sustainability initiatives. He is a 
seasoned project manager who has an established track record of team leadership and 
on-time/on budget delivery of every size of project. He has managed small development 
application files representing a few thousand dollars of fees, to multi-year studies with 
budgets over $1,000,000. As the Director of Planning Services, Bruce would oversee 
the entire Development Review process for the Municipality to ensure the service is 
cost-effective, timely, sustainable and transparent.  

Marsha Coyne, MCIP, RPP 
Senior Planner, Planning Services 

Marsha is a Registered Professional Planner and a Member of the Canadian Institute of 
Planners. Marsha is a multi-disciplinary planner and has 28 years of local planning 
experience. She started her career with the City of Chatham in 1987 and subsequently 
became part of the Chatham-Kent planning team after amalgamation. She has a wide 
range of land use planning experience including policy planning, development 
approvals, master planning and community improvement planning. Since 2007 Marsha 
has been responsible for supervising and managing all aspects of the Planning 
Services, including the development review process and implementation. She is also a 
seasoned project manager and has a proven track record to deliver projects on-time 
and on budget. Examples of the projects that she managed include the Downtown 
Community Improvement Plan and Urban Design Guidelines, Brownfield and Bluefield 
Community Improvement Plan, North Chatham St. Clair Street Secondary Plan, and the 
Chatham-Kent Shoreline Areas Community Sustainability Plan and Secondary Plan. As 
the Senior Planner, Marsha will continue to support the Director of Planning Services 
and will provide professional planning advice, guidance and leadership to the 
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community, the municipal organization and Council on planning policy and development 
matters. 

Ryan Jacques, CPT 
Planner, Planning Services 

Ryan is a candidate member of the Canadian Institute of Planners and the Ontario 
Professional Planners Institute. He is also a full member of the Canadian Association of 
Certified Planning Technicians. Ryan has nearly 8 years of progressively responsible 
planning experience in the public sector, all with Chatham-Kent. His strengths include 
strategic plan implementation and regulation management. Ryan’s focus on delivering 
high quality customer service and his leadership in employing modern civic engagement 
techniques has helped him establish strong relationships throughout the community. 
Ryan’s is an experienced municipal planner with a solid background across the planning 
field. His role has grown to include managing approved residential subdivision and 
commercial development files. Since 2010, Ryan has implemented Community 
Improvement Plans and financial incentive programs across Chatham-Kent with 
operating budgets over $200,000. Ryan currently manages all Heritage Planning 
initiatives. He has also begun to manage studies with budgets up to $75,000. Ryan has 
made many successful contributions to long-range planning initiatives, including playing 
a key role in the Comprehensive Official Plan Review. 

Wendy McFadden-Beckett 
Planning Assistant, Planning Services (also currently performing Administrative 
Assistant role) 

Wendy graduated from St. Clair College from the Office Administration program. Wendy 
gained her planning experience by working for Planning Services for the last 14 years in 
the position of Planning Assistant and she continues to take various courses/training. 
Wendy has recently added Administrative Assistant to her job title. Her attention to 
detail, and as a result of the many years working in Planning Services, Wendy has 
gained extensive experience with the reviewing of reference plans, stamping of deeds, 
processing of development applications, reviewing of planning reports as well as minute 
taking for the Committee of Adjustment, Technical Advisory Committee and the 
Municipal Heritage Committee. She has recently acquired new skills such as InfoHR, JD 
Edwards from the Administrative Assistant role which she applies to her daily routine. 

Sally McMullen, MCIP, RPP 
Planner, Planning Services (Temporary Contract Position) 
 
Sally and her family recently moved to Chatham-Kent from Huron County and she 
started with Planning Services in April 2015 under a temporary contract position. Sally is 
a Registered Professional Planner and Member of the Canadian Institute of Planners 
with six years of experience in municipal land use planning with the County of Huron. 
She has provided comprehensive review on numerous planning applications of all 
types, notably zoning, variance, consent and subdivisions which included professional 
opinions and recommendations to upper and lower tier municipalities. Her experience 
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includes facilitation of various steering and advisory Committees as was a key driver 
and coordinator of an Industrial Land Strategy partnership between two municipalities. 
She has also provided policy development in Huron County including Official Plan 
review, By-law review, Comprehensive Review and land use components of a Natural 
Heritage Strategy. Her background in provincial policy development under the Nutrient 
Management Act and experience in primary agriculture are particular assets for 
Chatham-Kent. 

As noted, the second Planner position is currently a temporary contract and in order to 
round out the Planning Services team to the currently budgeted seven FTEs, it is 
proposed to add two Jr. Planners/Planning Technicians that would support the senior 
level planners in both the long-range planning initiatives and the development 
application process. The future candidates for these positions would also have a sound 
GIS background, since all mapping related aspects are now in GIS format. However, 
even more importantly, there are new innovative GIS planning technologies that could 
be potentially be leveraged in the future. For instance, ESRI’s CityEngine is a GIS 
planning tool which uses 3D power to visualize the spatial relationships and potential 
built form impacts that a proposed project could have, along with the ability to better 
assess its feasibility and properly plan appropriate implementation techniques. 
Therefore, a tool like this has the potential to greatly assist in the development review 
process in the future. The Municipality currently uses ESRI’s ArcGIS platform and has 
one user license for CityEngine. 

Given the recent trends of development application volumes, the entire complement of 
the Planning Services team would split their time between development review and long 
range planning initiatives. This would also provide enhanced customer service and 
flexibility to stakeholders as there would be access to four Registered Planners. In 
addition, Planning Services is also now well positioned to undertake most policy-related 
work internally, such as the upcoming comprehensive update to the Zoning By-law as 
an example; whereas, this type of work may have been contracted out in the past. 
There will still be the occasional need to acquire external assistance in areas which 
require specialized expertise related to policy work. 

In terms of the Planning Application Fees, it is proposed that the current rates be 
maintained as is for one year from the date that Planning Services would begin the 
development application process. The development application process will be 
managed as one large program and a Project Management system will be developed 
and implemented to ensure that the service remains cost-effective, timely and 
sustainable. The further implementation of the Municipality’s CityView program will also 
greatly assist in managing the development application process. Within the first year, 
the process will be monitored and reviewed closely to determine if there are 
opportunities to gain further efficiencies through process adjustments and innovation. 
Planning Services will then take a closer look at the existing application fee structure 
and bring recommendations forward for possible future fee adjustments.   
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Council Directions  

The recommendation(s) in this report support the following Council Directions: 

 Jobs:  

Everyone in Chatham-Kent who wants to work is able to work in 
meaningful employment 

 People:  
Chatham-Kent is a welcoming community where people choose to live, 
learn, work, and play 

 Health:  
Chatham-Kent is a healthy, active, safe, accessible community within a 
healthy natural and built environment 

 Financial Sustainability:  
The Corporation of the Municipality of Chatham-Kent is financially 
sustainable 

Has the potential to support all Council Directions 
Neutral issues (does not support negatively or positively) 

Consultation 

As noted, Administration met with the current contractor, SSPL, on several occasions to 
review and discuss possible options.     

Budget and Performance Services were consulted and Legislative Services provided 
legal advice on various matters. The Executive Management Team supports the 
recommendations in this report.  

Financial Implications 

Applying the recommendations from the May 14, 2013 Report to the 2015 approved 
final budget would have resulted in an annual net savings of $98,000 resulting from:  

1. Elimination of outside planning costs       

2. Addition of one (1) Senior Professional Planner      

Based on further review, it is now recommended that additional savings can be realized 
resulting from:    

1. Elimination of outside planning costs      

2. Minor staffing adjustments within the current budgeted complement of seven 
FTEs.  

3. Adjusting the annual planning applications volume down to 140 accompanied 
by the corresponding revenue reductions. 
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There are short term additional savings related to staffing salary progression for 
positions in Planning Services over the first four years of this plan. The first year savings 
of $178,000 will be reduced to its sustainable annual savings of $141,000 by the fourth 
year:    

YEAR ANNUAL SAVINGS 

1 $177,959 

2 $164,487 

3 $150,476 

4 $140,916 

       

Prepared by: Reviewed by: 

____________________________     ___________________________  
Bruce McAllister, MCIP, RPP   John Norton 
Director, Planning Services   Chief Legal Officer, Legislative Services 
 

Attachments: 

Appendix ‘A’ - May 14, 2013 Report to Council, Development Application Service 
Sustainability Review Process 

Appendix ‘B’ - May 22, 2015 email from Storey Samways Planning Ltd. 
 

c: Storey Samways Planning Ltd. 
Budget and Performance Services 

 Legislative Services 
 

P:\RTC\LEGISLATIVE SERVICES\2015 Files\PLANNING\June 22-15 Planning 
Services Delivery Model.doc

 


















































