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CCFAA’s main government relations goal is to 
achieve tax reform to improve the position of 
the rental housing industry.  Over the years 
we have taken several tacks to try to reach 
that goal, including pointing out unfairness 
in the treatment of rental property as 
opposed to other business property, and the 
unfairness of the tax treatment of rental 
property compared with owner-occupied 
property.

While CFAA has avoided some negative 
changes, and achieved one or two small wins, we have yet to succeed in gaining 
substantial tax reforms.  As a result, the Board recently engaged a specialist 
lobbying firm, with particular expertise in tax lobbying.  Our new approach is to 
address first a more fundamental issue, namely identifying the problem that 
needs to be solved.

For decades, the left wing housing advocates have cried that the sky is falling; 
that there is a crisis in rental housing that the government must solve, usually 
with masses of money to build new social housing.  CFAA and FRPO have never 
subscribed to the view that the sky is falling.

FAIR EXCHANGE     September 20144

C F A A
CFAA adopts a new tack 
on tax lobbying
by John Dickie, CFAA President

R E P O R T
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However, as the chart shows, new 
rental housing has certainly gone from 
being a very popular form of housing 
to build to being a product which 
attracts little investment.  More than 
30% of Canadians rent their homes, 
but for the last 25 years, less than 10% 
of all new housing has been built for 
the rental market.  In Canada outside 
Quebec, the rate is even lower.  This 
contrasts dramatically with the rental 
construction rates of the 1960s and 
even the 1970s and 1980s.

Because of the economies of scale and 
other savings in land, services, 
construction costs and professional 
fees, rental housing is the most 
affordable housing which can be built 
and operated.  But Canada is not 
building enough new purpose-built 
rental housing.

Rental housing is the housing of 
choice for most workers moving to 
Canada or within Canada, for many 
newly-formed households, for new 
Canadians, for low-income households 
and for many seniors.

The negative impacts of insufficient 
new rental housing include these:

•  High growth communities cannot 
attract an optimal labour force to 
grow as they could

•  High growth and new communities 
face high housing costs and 
difficulty attracting the young 
workers they need to provide 
government services such as fire, 
police and hospitals

•  Many communities see rising rents 
throughout the rental market, 
much to the disadvantage of low-
income people (and of 
governments which support many 
of them)

•  Housing of all types is becoming 
less affordable (apart from today’s 

low interest rates, 
which will not last 
forever)

•  People lack choice in 
addressing their 
housing needs

•  Shortages of rental 
housing interfere with 
labour mobility

•  Rentals by landlords 
with no on-site staff 
(such as condos) are 
creating community 
problems in condo 
buildings and in 
e s t a b l i s h e d 
neighbourhoods

•  E x c e s s  h o m e -
ownership rates 
raises unemployment

As to the last point, the 
U.S. National Bureau of Economic 
Research (NBER), a highly respected, 
non-political economic research 
institute, recently published a working 
paper on the relationship between 
homeownership and the labour 
market.  The paper found that a 
doubling of the homeownership rate is 
associated with an increase of more 
than double in the unemployment 
rate.  The study also noted that not all 
rental housing is equal.  In public 
housing, labour mobility tends to be 
low and associated joblessness high.  
As a result, private rental housing is 
key for low unemployment.

What about the new supply through 
condo units?

The rental of condo units has mitigated 
the shortage of new rental units and 
the rental housing availability issue.  
However, condos are expensive to 
build, and are offered at high end 
rents.  Renters in condos lack of 

security of tenure, and on-site 
management staff.  The lack of on-site 
management staff can lead to 
behavioural problems which the 
landlord is not well placed to address, 
and the condo boards are not well 
placed to address.  Relying on the flow 
of condo rentals brings its own 
problems and is not the best solution.

What about incenting new supply, 
especially affordable supply?

Whenever people talk about a lack of 
affordable housing, the reaction is that 
the solution is to subsidize the 
construction of affordable housing.  
However, since building new housing 
is inevitably expensive, a large subsidy 
is required to reach affordable rent 
levels.  The more economic approach 
is to make it more attractive to build at 
the high-end for high-end rents, and 
thus enable the move-up effect to 
make affordable units available to low-
income tenants.
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TTogether, the Governments of Canada and Ontario 
announced an additional combined investment of more 
than $801 million over five years, to help more individuals 
and families in housing need. The funding will be delivered 
through an extension to the Investment in Affordable 
Housing (IAH) agreement.

"Our Government remains committed to 
smart investments in housing to create better 
economic outcomes for the Canadian families 

who benefit from these programs," said the 
Honourable Candice Bergen, Minister of 

State for Social Development.  "By partnering 
with the provinces and territories we want 

to ensure that this investment improves the 
quality of life of low-income Canadians, 

and creates needed jobs and opportunities 
for apprentices."

"The renewed partnership between Canada and Ontario will 
help improve access to safe, suitable affordable housing," 
said the Honourable Ted McMeekin, Ontario's Minister of 
Municipal Affairs and Housing. "Ontario remains 

committed to creating more access to housing that will 
support our most vulnerable residents and working with 
the Federal Government to accomplish that goal."

The Canadian Federation of Apartment Associations  
(CFAA) commends the federal govt for this announcement. 
In particular, CFAA commends the governments of Canada 
and Ontario for the flexibility to use the funding for direct 
assistance to low-income tenants in the form of rent 
supplements or housing allowances.

Many low-income people in Ontario pay a very high 
proportion of their income on rent in the private rental 
markets even though the rents themselves are usually 
modest (80 per cent of people on Ontario Works rent in the 
private market). In decades past, large sums of money went 
into social housing on the view that such housing would be 
affordable for a century without further subsidies.  The 
reality is different. Canada is now catching up with the U.S., 
Britain, Australia, New Zealand and most European 
countries in realizing the helping low-income people rent in 
the private market is a highly effective policy.

As John Dickie, CFAA President says, "The Invesment in 
Affordable Housing announcement is good news for 
Canada, for Ontario, for taxpayers and for many low-income 
renters who have been over-looked until now."

Governments 
of Canada and 

Ontario 
Announce 

Funding for 
Housing

Continued on page 15
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PPrior to 2007, residential units were previously exempted 
from being licensed by municipalities under the Municipal 
Act (RSO 1990 & 2001).  This exemption from licensing 
made sense: Municipalities have sufficient tools at their 
disposal through several other means to manage and 
sustain the rental housing market place (Building Code, 
Fire Code, Planning and Zoning powers, Property Standards 
by-laws, etc).  

Municipalities have always had clear authority to control 
where purpose-built buildings such as multi-residential 
units could be built within the municipal boundary, and 
establishing minimum standards for the property.  
Amendments to the Building and Fire Codes over the last 
two decades have also kept pace with new technologies and 
the need for increased municipal authority over the safety 
and security of all types of building structures. 

Over the last four decades, the governments of Canada and 
Ontario developed a tighter network of regulations to 
overcome the problems that were created by a patchwork 
approach to regulation by individual municipalities (such 
as every municipality having its own building code and 
trades licensing).  This standardized approach at the 
provincial and federal levels have provided improved 
evidence-based standards, economies of scale for business 
and consumers, and more predictability in how matters are 
dealt with.  In this environment, it was no longer necessary 
for municipal governments to fund their own costly 
licensing regimes, thereby creating more efficiencies in 
local governance and common treatment between 
municipal jurisdictions.

Why License Rental Homes?
On January 1, 2007, the Ontario government revoked 
section 2 of O.Reg 243/02, which provided the municipal 
licensing exemption for residential units.  This regulatory 
change was part of the Ontario government’s response to 
municipal fiscal concerns to allow municipalities to impose 
a range of new levies and taxes on residents and businesses.  

As of 2007, municipalities now had the authority to impose 
a fee-based licensing regime on the owners of residential 
apartment units.  

This return to a patchwork of municipal licensing regimes 
has already begun to recreate similar problems identified 
and resolved years ago.

The Negative Impact of Licensing Rental 
Homes
Some municipalities elected to put a new licensing regime 
in place to collect fees from the owners of residential 
apartment units.  

In such cases, such as the City of Waterloo who has imposed 
a $400 licensing fee on individual townhouse rental units, 
this licensing fee would simply be passed along to the 
tenant.  On an $800/month rental townhouse unit, this 
pass-through would be an increase of $33.33 per month, or 
a 4.2% increase.  This higher rental amount charged to the 
tenant does nothing to improve the property or provide 
additional services to the tenant.  Rather it simply funds a 
licensing regime administered by the municipality.

The City of London implemented a licensing regime that 
also involved imposing fees on the owners of residential 
apartment units.  From 2010 to 2012, London collected 
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$91,400 in licensing fees.  The total costs of the 
administering the program was reported by be $1,260,000 
(Source: Manager of Bylaw Enforcement, City of London).  

This results in a net cost to the municipality of over $1.1 
million, or $84,000 per alleged violation investigated. If the 
intent of the municipality was to seek a new revenue source, 
they have failed to achieve this objective.  If the municipality 
were to consider simply increasing the individual licensing 
fee charged to the property owner, this would only serve to 
increase the monthly cost of each rental unit caught in the 
municipal licensing regime (Note: Municipal levies such as 
this are eligible for above-guideline-increase “AGI” 
applications beyond the regulated rent control levels).

When the City of Hamilton considered whether it should 
establish a residential unit licensing regime, after 
considering the costs involved, and experiences of other 
municipalities, it ultimately elected not to proceed.

In 2005 the City of Regina established a committee 
comprised of City staff along with other municipal and 
provincial agencies to examine the licensing experience of 
a number of cities across North America that implemented 
some sort of rental unit licensing regime.  The committee 
concluded that after surveying the issues faced by the 
residents, the concerns would not be remedied through a 
new municipal licensing program.  The analysis also 
revealed that the costs of setting up and administering the 
program would far exceed the projected revenue that would 
be collected from an annual license fee of $360.  The City 
Manager ultimate recommended against implementing a 
new rental unit licensing regime and instead the City 
continues to inspect and enforce against deficient 
properties though its existing property standards bylaw. 

Looking outside of Ontario, the City of Milwaukee studied 
rental unit licensing in fifteen American cities, and 
determined that “rental unit licensing has very uncertain 
benefits and can create negative effects on housing markets 
and the availability of affordable housing.” (Source: 2003 
Department of Management and Budget and Department 
of Neighbourhood Services, City of Milwaukee).

Conclusion
Municipal licensing of residential rental units does not 
provide a net new revenue source for municipalities to deal 
with fiscal difficulties created by other policy decisions.  It 
is also an ineffective tool to address ineffective enforcement 
by municipalities of other regulatory tools such as Property 
Standards bylaws or building code infractions.  

Official plans are expected to contemplate a sufficient time 
horizon to management growth and development in a 
responsible manner—municipal licensing regimes are not 
intended to drive out certain types of purpose-built 
structures that are subsequently deemed to be located in an 

undesirable location compared to other development in the 
area.  Municipalities therefore should not be allowed to use 
one tool to correct an error made with another.

The costs of municipal licensing regimes imposed on 
residential rental units are ultimately borne by the tenant.  
Where governments at any level are committed to ensuring 
the adequate supply and quality of affordable rental housing 
to its residents, licensing regimes only serve to increase the 
cost to the constituents they are trying to support without 
improving the quality or quantity of the available rental units.

Solution
The Federation of Rental-housing Providers of Ontario 
(FRPO) recommends that the Government of Ontario 
immediately reinstate the exemption of residential units 
from municipal licensing similar to that provided under O. 
Reg 243/02 under the Municipal Act.

The wording of this simple regulatory change is below. 
FRPO notes that this regulatory change does not require 
any amendments to the Municipal Act. In order to protect 
tenants from unfair municipal license fees, the Minister of 
Municipal Affairs and Housing and the Ontario Cabinet 
only needs to approve this change.  This can be 
accomplished quickly and effectually, and would restore the 
protection rental housing had from licensing prior to 2007. 

Proposed regulatory change to protect rental housing 
from municipal license fees:

Excerpt of O. Reg 243/02 under the Municipal Act, 2001

Municipal Act, 2001

ONTARIO REGULATION 243/02
Amended to O. Reg. 583/06
LICENSING POWERS

Residential unit

2. (1)  A local municipality does not have the power under 
section 150 or 157 of the Act to establish a registry for 
or to license, regulate or govern the rental of a 
residential unit. O. Reg. 243/02, s. 2 (1).

 (2)  For the purpose of subsection (1), “residential unit” 
means a unit tahat,

  (a)  consists of a self-contained set of rooms located in 
a building or structure,

  (b)  is used as a residential premises,

  (c)  contains kitchen and bathroom facilities that are 
used only by the occupants of the unit,

  (d)  is used as a single housekeeping unit, which 
includes a unit in which no occupant has exclusive 
possession of any part of the unit, and

  (e)  has a means of egress to the outside of the 
building or structure, which may be a means of 
egress through another residential unit. O. Reg. 
243/02, s. 2 (2).

(September 16, 2014 / 09:48:18)
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Ontario Energy Board Update

OOver the past year, FRPO has intervened in a number of 
Ontario Energy Board proceedings on behalf of landlord 
members.  The Ontario Energy Board oversees regulated 
electricity rates, suite meter policies, gas price increases, 
and numerous other policies related to consumer 
protection, demand-side management and consumer 
protection.

The following is a report compiled by FRPO’s agent, Dwayne 
Quinn, on FRPO’s advocacy on behalf of members at the 
Ontario Energy Board.

Facilities Applications by Enbridge and Union Gas

•  Both utilities submitted applications to invest a 
combined $1 billion in pipe infrastructure to move gas 
in and thru the GTA.  FRPO was active in reviewing the 
scope and timing of the proposed investments.

•  FRPO submitted qualified support for facilities and the 
Board approved these in January 2014. 

Union Gas Incentive Ratemaking Mechanism 2014-2018

•  Union Gas met with Intervenors including FRPO through 
spring/summer of 2013 to negotiate an agreement for 
establishing rates in the 2014-2018 period. This 
agreement was approved by the Board.

•  A key feature of the agreement would cap inflationary 
increases at 40% of the industry inflation 

Enbridge Gas Distribution Incentive Ratemaking 
Mechanism 2014-2018

•  Enbridge proposed novel approach with significant rate 
increases resisted by FRPO and other intervenors

•  Board is deliberating on issues worth $100’s millions 
over 5 years

Earnings Sharing Mechanism and Deferral Account 
Disposition – Union Gas -2012

•  In the review of 2011, FRPO uncovered a scheme of 
contracting and cost classification by Union that 
rewarded shareholders while leaving the costs with the 
customers 

•  The OEB decided that Union's approach was not 
appropriate and ordered a return of almost $19 million

•  In November, Union issued a release  to inform the 
market that it was taking a $30 million write down to 

profits then appealed the decision to Divisional Court in 
Dec. 2012 (to be heard October 4, 2013)

•  Divisional court rejected appeal of 2011 Decision but 
Union has appealed to Superior Court

•  Board reversed its approach for 2012 applications 
allowing Union (& Enbridge) to keep more margins

Union Gas 2013 Rates Re-basing

•  Union applied for a $71 million increase in revenue 
requirement that would have resulted in a $523 annual 
rate increase for a small, low- rise apartment building

•  For the same small apartment building, the annual rate 
increase was reduced to $306

Enbridge Gas Distribution 2013 Rates Re-basing

•  Enbridge applied for a $92.5 million increase in revenue 
requirement that would have resulted in a $1,045 annual 
rate increase for a medium, mid-rise apartment (approx. 
2.5 times the consumption of the Union small, low-rise 
example used above)

•  The OEB ultimately decided in favour of ratepayers 
virtually eliminating any increase

•  For the same medium apartment building, the Board 
determined rates resulting in a $92 decrease 

Demand Side Management (DSM)

•  FRPO is working with Enbridge to test the possibilities 
of extending Low-Income initiatives beyond social 
housing to market-based, multi-residential buildings

•  Enbridge has partnered with United Way using Tower 
Renewal program for a limited 2013/4 rollout

•  Union was convinced by FRPO and other intervenors to 
pilot a program similar to Enbridge.

Generic Proceedings
Demand Side Management (DSM)

Background & Issues

•  DSM programs are designed to reduce customer 
consumption and, as a result, reduce utility investment 
to meet the demands and be environmentally-sensitive.  
Utility programs are more than a decade old but in 2007, 
a generic proceeding changed some of the approaches 
of the utilities.  Each utility is implementing the results 

(September 16, 2014 / 09:48:18)
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on a deferred basis and, at the same time, rolling in 
changes associated with the Low Income orders of the 
Board.

FRPO Position

•  FRPO supports sound management of fiscally and 
environmentally responsible initiatives.  FRPO President 
& CEO expressed concern regarding efficacy of programs 
in summer 2010.

•  DRQ submissions urged Board not to support Board 
Staff position calling for significant increases to DSM 
budgets but focus on ensuring ratepayers investments 
are prudent and current budget levels with increases tied 
to measurable improvements.  Further concerns were 
expressed regarding the risk of eliminating private 
apartment buildings with bulk gas metering from Low-
income eligibility and on the level of cross-subsidization 
that would result.

Status

•  On October 30, 2009, DRQ submitted intervention 
requests on behalf of FRPO to be involved in learning 
the implications of the changes and the ratemaking 
consequences.

•  The Board issued a letter March 29/11 calling for a 
capping of current budgets citing uncertainty regarding 
ability to measure current the effectiveness of current 
programs and level of cross-subsidization.  However, no 
mention was made about Low-income eligibility criteria 
but that may be the result of the letter being interim and 
requesting further input.  

•  The Board has directed the respective utilities to work 
with their respective consultation groups to develop 
plans using the parameters in the March 29th letter 
which include increase Low-income funding.  DRQ is 
part of consultation groups to submit FRPO's views on 
an on-going basis. 

•  Through negotiation, FRPO was successful in obtaining 
an agreement from the utilities to study the potential of 
extending Low-Income initiatives beyond the social 
housing sector to market-based, multi-residential.

•  Enbridge has agreed for a limited roll-out in 2013 and a 
full roll-out in 2014.  Union Gas has agreed to hire a 
consultant to determine how these programs can be 
extended.

•  Enbridge has partnered with United Way and its Tower 
Renewal program for the 2013 rollout.

•  Union Gas has produced an initial draft of a report which 
focuses on the barriers to delivery.  FRPO collaborated 

with other intervenors to request significant changes to 
the report.

•  Union withdrew the report and has subsequently 
engaged FRPO and other interest groups on 
consultations aimed at bringing LI DSM benefits to 
privately-owned apartment tenants.

Utility-Specific Proceedings
Enbridge Gas Distribution Incentive Ratemaking 
Mechanism 2014-2018

Background and Issues

•  The Board has encouraged utilities to establish incentive 
ratemaking mechanisms to align the goals of the utilities 
with the customers desire for lower rates

•  Enbridge evidence represented a significant departure 
from past Gas utility filings for incentive ratemaking

FRPO Position

•  FRPO & other intervenors expressed concern over 
nature of ratemaking & excessive rate increases 
proposed

•  Enbridge was seeking almost $1 billion over 5 years 
more than intervenors believed necessary

Status

•  Enbridge and intervenors were not successful in settling 
issues primarily monetary differences

•  Oral hearing completed in March culminated in about 
10,000 pages of evidence and record 

• Board decision is pending

Completed Proceedings Utility-Specific 
Proceedings
GTA Reinforcement - Enbridge Gas Distribution & Parkway 
Compression and Piping - Union Gas

Background & Issues

•  Enbridge has submitted an application to invest 
approximately $600 million in pipe and other 
infrastructure over the next 3 years to meet growth and 
increase security of supply for the GTA system

•  Union has submitted an application to invest 
approximately $400 million in compression and piping 
infrastructure over the next 3 years to move gas into and 
eventually around the GTA to its customers north and 
east of the GTA.

•  The Board has decided to combine these proceedings 
for regulatory efficiency

(September 16, 2014 / 09:48:19)
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FRPO Position

•  While cognizant of the need to invest in infrastructure to 
meet increased demand for natural gas, FRPO will be 
diligent in reviewing the timing and scale of investment 
of these investments will be put upward pressure on 
natural gas rates.

Status

•  Just prior to the outset of the oral hearing, the utilities 
came to a Settlement Agreement with TCPL to overcome 
the barriers.  The Agreement is in front of the NEB for 
approval.

•  The utilities were able to respond to FRPO’s concerns 
resulting in our qualified support

•  The Board approved the projects Jan. 2014 with in 
service expected Nov. 2015

Union Gas Incentive Ratemaking Mechanism 2014-2018

Background and Issues

•  The Board has encouraged utilities to establish incentive 
ratemaking mechanisms to align the goals of the utilities 
with the customers desire for lower rates

•  Union Gas initiated a negotiation process with 
intervenors to determine if substantial agreement could 
be developed to create a mechanism to be used in the 
2014-2018 period 

FRPO Position

•  Union has earned well in excess of the Board approved 
rate of return during the IRM period. 

•  Intervenors are concerned with Union's penchant for 
over-earning

•  DRQ sought a stabilization of rates and reduced 
incentives for Union to over-earn at the risk of ratepayers 
including FRPO members.

Status

•  DRQ collaborated with other intervenors in negotiating 
a full settlement with Union that capped inflationary 
increases at 40% of industry inflation

•  The proposal also creates improved sharing by ratepayer 
of earnings above the Board approved return on equity

•  Rates will also be impacted by additional capital for 
major projects like those currently under review and for 
changes in commodity costs which are at low levels 
relative to the last decade

Union Gas 2013 Rates Re-basing

Background and Issues

•  Union submitted proposed 2013 rates requesting a $70 
million plus increase in revenue requirement.  

•  The proposed increases would have raised gas delivery 
rates for apartment owners by 10% or more 

FRPO Position

•  Union has earned well in excess of the Board approved 
rate of return during the IRM period.  DRQ will be 
striving to secure understanding of opportunities for 
lower rates in 2013 while advocating that the Board 
balances utility investment and risk management.

•  DRQ has been concerned with how Union contracts and 
accounts for its transportation services

Status

•  DRQ collaborated with other intervenors in negotiating 
a partial settlement with Union that reduced its proposed 
cost increases to about half of its original proposal

•  DRQ led the intervenor group in its discovery and 
litigation of the transportation issues

•  The Board decision issued October 25th ruled in favour 
of ratepayers in many areas including FRPO's concerns 
regarding Union's transportation contracting.

•  Significant reductions in proposed rate increases in the 
South.  However, the rates in the North were increased 
at close to proposed levels due to declining consumption 
in the North as a result of lower industrial demand

Earnings Sharing Mechanism and Deferral Account 
Disposition – Union Gas - 2011

Background & Issues

•  Union Gas submitted evidence in April to request 
approval of its proposed ESM and dispositions.

FRPO Position

•  While our work over the last few years has focused on 
storage cost allocations that have been corrected, this 
year our main concern is Union's transportation 
contracting practices and its cost and revenue 
classifications.

Status

•  FRPO has collaborated with other intervenors in bringing 
to light grave concerns regarding the classification of 
gas costs in the 2012 proceeding.  Our submissions 
have been made and we are awaiting Union’s final 
submissions and the Board’s determination of the 
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classification issue which could have impact in the tens 
of millions of dollars.

•  The Board decided in favour of our position resulting in 
Union being ordered to return $19 million to ratepayers 
in 2013.

Enbridge Gas Distribution 2013 Rates Re-basing

Background and Issues

•  Enbridge submitted proposed 2013 rates requesting a 
$90 million plus increase in revenue requirement.  

•  The proposal would have raised gas delivery rates for 
apartment owners by 7-12% 

FRPO Position

•  Enbridge has earned in excess of the Board approved 
rate of return during the IRM period.  DRQ strived to 
secure understanding of opportunities for lower rates in 
2013 while advocating that the Board balances utility 
investment and risk management.

Status

•  DRQ collaborated with other intervenors in negotiating 
a comprehensive settlement with Union that reduced its 
proposed cost increases to about 20% of the proposed 
rates with that increase going to hearing

•  DRQ led the intervenor group in discovery of the storage 
& transportation issues

•  Interim rate increases pending this decision are less 
than 1%.  

•  As part of the agreement, DRQ was able to secure 
agreement from Enbridge to correct the cross-
subsidization issue between direct purchase and system 
gas that we were unable to convince the Board to do in 
2009.

•  The Board rejected Enbridge's application for an increase 
in equity thickness thus making the interim rates final 
for 2013. 

Generic Proceedings
Renewed Regulatory Framework - Electricity

Background & Issues

•  The Renewed Framework is made up of three 
components:

 o  Distribution Network Investment Planning (EB-2010-
0377)

   The Board initiated a consultation process to address 
how the Board might ensure that distributor 
investment plans are demonstrably economically 

efficient and cost-effective and paced so as to match 
required expenditures with fair and reasonable rate 
adjustments and predictable changes to the elements 
of customer bills affected by the plans. 

 o  Rate Mitigation (EB-2010-0378)

   The Board initiated a consultation process to provide 
utilities and the Board with a set of tools, approaches 
or options to help mitigate the effects of unavoidable 
and significant rate/bill impacts.

 o  Defining & Measuring Performance of Electricity 
Distributors and Transmitters (EB-2010-0379)

   The Board initiated a consultation process to address 
how the Board might create conditions which will 
foster the cost-effective and efficient implementation 
of Board-approved network investment plans by 
transmitters and distributors through the 
establishment of appropriate standards for 
performance and efficiency, the provision of 
appropriate incentives, and the review of utility 
performance.

FRPO Position

•  FRPO supports regulatory framework evolution that 
puts priority on improved process for capital 
improvements and planning informed by enhanced 
understanding of customer needs.

Status

•  Board staff had an initial stakeholder kick-off and has 
hired consultant to draft initial reports upon which 
consultations will based.

•  While more work is pending, the Board has decided to 
provide electric utilities with the opportunity between 
alternative regulatory constructs that fit the utility's 
infrastructure condition and needs.

•  Working groups have been formed to investigate 
solutions more closely.  The reports from these groups 
were presented in the spring and the Board is consulting 
with intervenors on Measuring Performance and 
Incenting Utilities.
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Take advantage of Yardi Voyager 7S, our advanced Software as a 

Service (SaaS) mobile property management platform. You’ll gain 

instant access to your data using any browser, with the freedom to work 

from your mobile device. Achieve a business-wide solution by adding 

products from the Yardi Multifamily Suite.™ To learn more, call 888.569.2734  

or visit www.yardi.com/residential.

YARDI Voyager® 7S
Our most advanced property management 

platform with full mobility.

Procure to Pay

Voyager 7S

Energy Solutions

RENTCafé
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The federal portion of this funding comes from Economic 
Action Plan 2013, which announced the Government of 
Canada's commitment to investing more than $1.25 billion 
nationally over five years to extend the Investment in 
Affordable Housing and to creating opportunities for 
apprentices, which will support the training of skilled labour 
in residential housing. Governments will report annually to 
the public regarding the investments 
and progress toward achieving the 
intended outcomes of the IAH.

Under the IAH, the Ontario 
Government has the flexibility to 
design and deliver a range of 
affordable housing programs to 
address local housing needs and 
priorities. Ontario is supporting the 
building and renovation of affordable 
housing, as well as the provision of 
rental and homeownership 
assistance to low and moderate 
income households.  A portion of 
funding will be dedicated to 

Aboriginal households living off-reserve.  Other priority 
groups will include seniors, persons with disabilities and 
victims of domestic violence.    

On November 8, 2011, the Governments of Canada and 
Ontario announced an IAH agreement with a combined 
investment of $481 million for the 2011-2014 period. This 
new agreement extends the original agreement for the 
2014-2019 period with an additional combined investment 
of more than $801 million. 

Government Funding...Continued from page 7
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2nd Annual 
Women’s Lunch

FRPO’s

FRPO’s 2nd Annual Women’s Lunch was another success, 
attracting over 100 female leaders and staff from across 
Ontario’s rental housing industry.

This year’s keynote speaker was Kris Boyce, CEO of 
Greenwin Inc. Ms. Boyce has 30 years of property 
management and real estate experience. She held several 
senior positions throughout her career in both the Private 
and Non-Profit Housing Industries for companies such as 
Chartwell Seniors Housing REIT, Durham Region Non-
Profit Housing, and Canadian Apartment Properties REIT. 

She served as Senior Vice President of Residential 
Operations Canada with TransGlobe Apartment REIT, where 
she oversaw upwards of 21,000 rental units. She has 
expertise both in property management and human 
resources continue to create a solid foundation for the 
future success of Greenwin, its clients and employees, and 
the philanthropic initiatives. She is an Accredited Member 
of the Institute of Housing Management (A.I.H.M), a 
Member of the Human Resources Professional Association, 

and the recipient of FRPO's 2003 Property Manager of the 
Year Award. 

She is also a trainer in Coaching for High Performance 
through Performance Coaching Inc., an organization that 
delivers leadership, coaching, and self-management 
training to corporate audiences. She has appeared as a 
speaker/panelist at multi-residential housing shows include 
the Canadian Apartment Investment Conference, the 
Canadian Federation of Apartment Associations and the 
Canadian Real Estate Technology Conference.

Kris Boyce inspired the attendees at this year’s lunch event 
with her advice on “What Success Looks Like”.  Being 
committed to her family, her own health, respecting others 
and making a difference in other people’s lives are what has 
driven Ms. Boyce to the top.  These are the values she 
instills in other Greenwin employees, while implementing 
an entire corporate culture based on achieving business 
success while caring about the community.

Kris Boyce on What Success 
Looks Like: People, Planet, Profit

Sponsored by:
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Kris reviewed the many opportunities 
and obstacles facing women in the 
business world. Approximately one in 
every two people on the planet is 
female, yet the latest IBR1 finds that 
women hold barely more than one in 
every five senior management roles. 
The bearing and raising of children is 
usually cited as the major explanation 
of these statistics, but a growing body 
of research suggests that such 
imbalance in the boardroom can be 
detrimental to business growth 
prospects.

Research has shown that stronger 
stock market growth is more likely to 
occur where there are higher 
proportions of women on senior 
management teams. Another study 
found that businesses with a greater 
proportion of women on their boards 
outperformed rivals in terms of returns 
on invested capital (66% higher), 
returns on equity (53% higher) and 
sales (42% higher).

The positive influence of women is 
thought to extend into management 
and strategy. For example, mixed 
gender boards are thought to show 

better attention to audit and risk 
oversight and control. Further, a recent 
study by University of Leeds in the 
United Kingdom found that having at 
least one female board member 
reduced that business’s chances of 
folding by 20%, and having more than 
one reduced the odds even further. 

Ms. Boyce noted that there are 
currently just 21% of senior 
management positions occupied by 
women, down from 24% in 2009.  In 
Canada, Québec passed legislation in 
2006 requiring gender parity on the 
boards of its state-owned enterprises 
which then comprised just 28% 
women; the 50% target was reached in 

December 2011. In Australia, reporting 
guidelines in operation since 2010 
require businesses to disclose the 
proportion of women on their boards 
whilst there have been calls to 
introduce a 30% quota.  Other 
solutions include creating more 
flexible working conditions to allow a 
better balance of work and family life.

The message from Kris to women in 
rental housing was clear, though: You 
can have it all, and business success 
goes hand-in-hand with a healthy 
commitment to yourself, your family 
and your community.

1GRANT THORNTON INTERNATIONAL BUSINESS 

REPORT 2012

You can have it all, and business success goes 
hand-in-hand with a healthY commitment to 

Yourself, Your familY and Your communitY.
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Moreover, subsidies for new social housing crowd out 
existing affordable housing, often as much as one-to-one.  
Crowding out occurs because the subsidized construction 
uses up available land, construction labour and contractors, 
and takes up the effective demand.  Subsidies to build 
“affordable housing” are extremely expensive, and often 
work poorly.

Conclusion
The fact that few purpose built rental assets are being built 
reflects the fact that rental owners are not making a high 
enough return to justify more investment.  The cause of the 
problem is largely the current tax system and its impact on 
the after-tax rate of return and the incentive to invest or 
divest.

Providing a sufficient number and type of rental units at a 
reasonable level of profit is the challenge undertaken by the 
industry.  Canada is not seeing enough new purpose-built 

rental housing to meet the housing needs of workers 

moving to new jobs, low-income Canadians or large 

families. Increasing the rate of return on purpose-built 

rental housing will increase the stock of rental housing 

which investors want to hold.  That will draw out new rental 

housing construction, in a way which will address the 

problems identified above.

Once CFAA has convinced policy makers of the problem to 

be addressed, we will be in a better position to obtain action 

to address it. To CFAA, tax reform to raise the rate of return 

in rental housing is the best solution, and one which will 

also improve the situation for communities, renters and 

renters’ neighbours.

FRPO is a member of the Canadian Federation of Apartment 

Associations, which is the sole national organization 

representing the interests of Canada’s $480 billion dollar 

private rental housing industry, providing homes for more than 

eight million Canadians.  Learn more at www.cfaa-fcapi.org.

CFAA...Continued from page 5
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Tenancy Turnover: 
Potential Causes 
in Ontario
By: Mike Chopowick

MMost rental housing investors pay close attention to annual 
averages of vacancy and monthly rents for private sector 
rental units.  FRPO has made efforts to also highlight 
CMHC’s survey results for availability rates for rental units, 
which tell use the percentage of units that are vacant, plus 
those that will be vacant within 60 days following a notice 
by the tenant to vacate.  Arguably, the “availability rate” can 
give us a truer measure of the choice available for 
prospective tenants, since most tenants do not move into 
a unit the day they sign a lease.
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The annual rate at which vacant units are re-occupied by 
new tenants is referred to as the “turnover rate”, which 
gives us a percentage of total rental units that change hands 
every year.  The turnover rate is an important measure for 
landlords, since it essentially equates to an upfront cost to 
owners in terms of maintenance costs in preparing an 
empty unit for a new tenant (typically re-painting and minor 
repairs).  There may also be the cost of lost rent – one 
credible U.S. study found that rental units remain empty for 
an average period of 1.5 months following a move-out1. 

CMHC data indicates that in Ontario, tenancy turnover 
rates are generally trending upward, from 35% annually 
peaking at 48% in 2012 (the blue line in CHART 1).  In 2013, 
Ontario tenancy turnover rates dropped back down to 42%.

There are many reasons for changes in tenancy turnover 
rates.  One reason is changes in monthly rent. Tenants who 
are price conscious will actively move to take advantage of 
lower rents and better incentives in neighbouring apartment 
buildings.  Larger than usual increases in rent can also 
explain increases in tenant turnover.

Migration rates can also impact tenancy turnover.  
According to CMHC, 75% of new immigrants rent for up to 
a two-year period before purchasing a home.  Ontario also 
experiences large fluctuations in inter-provincial migration, 
another key demographic for rental housing demand.

In Ontario, these two issues, rents and immigration, do not 
seem to adequately explain an upward trend in tenancy 
turnover rates.  Rent increases from 2011-2013 have 
averaged around 2.0 to 2.2% per year, and only 1.9% per 
year on average since 2004.  Likewise, immigration to 
Ontario has actually declined from 133,000 in 2006 to just 
above 100,000 this year – a level it has remained steady at 
for the past four years.

Without a formal survey, it is difficult to conclude if rents 
and migration have any material impact on changes in 
turnover rates.  While there has not been a formal survey on 
tenant turnover in Ontario, we can look to two other sources 
that might solve the turnover mystery in Ontario. CMHC 
partnered with the Calgary Apartment Association to 
conduct a turnover survey in 2011.  Boardwalk Rental 
Communities also reported on its own 2013 tenant move-
out surveys.  Both found that the most significant reason 
for tenant move-outs was the decision to purchase a new 
home or condominium.

Indeed, when we look at the rate of multiple-housing starts 
in Ontario, we see a remarkable correlation between 
tenancy turnover and multiple housing starts.  In Ontario, 
tenancy turnover rates peaked in both 2012 and 2008, as 
did multiple housing starts (the vast majority of which are 
new condominium units).  In 2013, multiple housing starts 
dropped by 26%, accompanied by a 13% drop in the relative 
turnover rate percent.

Without proper studying and surveying, we do not know the 
exact causes of changes in tenancy turnover, but it makes 
sense that a portion of tenants will move based on the supply 
of new condominium units that they are able to purchase. 

1Gabriel, S., Nothaft, F., 2001. Rental housing markets, the incidence and duration of 

vacancy, and the natural vacancy rate. Journal of Urban Economics. 49, 121–149.
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Enhancing Indoor Air Quality (IAQ) 
through Mechanical Ventilation
By: Paula Gasparro, CMHC

OOccupants of high-rise residential buildings often complain 
of inadequate, excessive, or poorly controlled ventilation 
rates. Common occupant complaints resultin from 
inadequate ventilation include excessive humidity levels, 
condensation on exterior windows and walls, lingering 
odours and stuffiness in suites and corridors. Common 
occupant complaints resulting from excessive ventilation 
include discomfort from drafts, dry air, and high heating or 
cooling costs.

Most high-rise residential buildings do not have mechanical 
ventilation systems to supply air to occupants. Typically, 
corridor pressurisation systems are installed that control the 
transfer of odours between suites and provide makeup air to 
replace air exhausted by kitchen and bathroom exhaust fans. 
Ventilation air for occupants is intended to be supplied by 
natural ventilation through operable windows and infiltration 
through the building envelope, and in some cases by 
makeup air provided by the corridor pressurisation system.

Research has shown that these corridor pressurisation 
systems often do not perform as intended due to two main 
factors: lack of envelope air tightness and the strong stack 
effect in tall buildings. Whether or not corridor pressurisation 
systems are intended to provide ventilation for occupants, 
suites in many high-rise residential buildings have been 
found to be over-ventilated, under-ventilated, or to receive 
stale ventilation air from other parts of the building during 
the heating season when windows are closed. 

Excessive infiltration rates commonly occur due to wind 
and stack induced infiltration through leaks in the building 
envelope and between floors. Common locations where 
excessive ventilation occurs include lower suites subjected 

to high stack pressures on cold winter days, and windward 
facing suites on windy days.

Insufficient ventilation rates commonly occur on upper 
floors and on leeward facing suites due to inhibited or 
reversed ventilation airflow. A number of other problems 
are also common in high-rise residential mechanical 
ventilation systems. In many instances, exhaust fans are 
not capable of moving a sufficient amount of air, and 
frequently their operation is so noisy that occupants do not 
use them. Back drafts and noise can also result in occupant 
tampering. Ventilation air intakes located close to 
contaminant sources such as fireplace and boiler fumes, 
plumbing stacks, garbage room vents, and so on can 
seriously affect indoor air quality, as can air migration from 
underground parking facilities.

Where corridors are not pressurised or inadequately 
pressurized, odours can move from suite to suite. A main 
obstacle that Healthy High-rise designers need to overcome 
is the lack of regulatory demand for apartment ventilation 
as well as the perception by the high-rise construction 
industry that change is both unnecessary and too expensive.

Finally, the energy costs associated with inefficient fan 
operation and pre-heating of ventilation air is significant in 
many buildings. Recovery of heat from air exhausted from 
the building is not common.

Designers of ventilation systems should consider the 
following:

• Central vs. individual suite systems

• Compartmentalization

• Filtering of supply air
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• Reducing heating costs

• Ensuring adequate air flow

• System control

• Commissioning

• Operating and Maintenance

Retrofit Opportunities
Ventilation systems in existing buildings often 
perform poorly compared to their original 
specifications. Retrofit opportunities to improve 
performance include:

1.  Balancing airflows – Corridor pressurisation and 
central exhaust systems should be rebalanced to 
ensure that air supplies and exhaust rates are 
meeting their original specifications and are 
properly distributed throughout the building. 

2.  Installing ventilation supply to individual rooms 
– Central corridor pressurisation systems can be 
modified to supply ventilation air directly to 
individual suites. The only time that such a 
retrofit is possible is during major renovation.

3.  HRV units can be installed in exterior walls of 
individual suites during renovation of each suite.

If you are considering making retrofits to your 
property, CMHC offers a rental refinance product 
that gives borrowers greater flexibility in underwriting 
criteria with a revised premium structure. The new 
Mortgage Loan Insurance for Energy Efficient Rental 
Properties allows owners to refinance and take out 
additional funds to retrofit their buildings with the 
goal of making them at least 10% more energy 
efficient. These energy-efficient improvements are 
recognized in the value of the project. 

For property owners whose buildings qualify, they 
have the opportunity to save money on both their 
mortgage insurance premium and on future 
operating costs. Rental mortgage insurance helps 
attract and maintain an abundant supply of loan 
capital to the rental housing sector, which in turn 
provides Canadians with sustainable rental housing 
now and into the future.

To take advantage of CMHC’s research on the 
Healthy High-Rise, or Mortgage Loan Insurance, 
contact Paula Gasparro, Manager, Business 
Development, Multi-Unit Mortgage Insurance at 
416-250-2731 or via e-mail at pgasparr@cmhc.ca. 

For more information, log on to: 
www. cmhc.ca/mult-unit. 
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A long term policy goal for FRPO is to achieve further 
progress on achieving property tax fairness for multi-
residential properties. Expressed as a ratio, taxes on 
multi-residential rental properties are still two to three 
times higher than what home and condo owners pay on 
their property tax. While some of these ratios have gradually 
declined in recent years, it would take decades to achieve 
true property tax fairness for renters at the current pace.

Ontario vs. Canada
Despite what some municipal elected officials say, property 
tax fairness can be achieved.  FRPO has already shown this 
by comparing rental property tax rates of various major 
cities across Canada.  As shown above in Chart 5.2, virtually 
every major city in Canada taxes tenants fairly – with the 
exception of Ontario.  In our province, cities like London, 
Toronto, Windsor and Hamilton tax tenants at two to three 
times what they tax homeowners.  Not so in Montreal, 
Halifax, Winnipeg or Vancouver, where all residents pay the 
same tax rate.

When we advocate for tax fairness in our province, we may 
sometimes be told that “Ontario is different”, or “It can’t be 
done here”. But again, we see that this is not true.  

Can Ontario Have Fair Tenant Tax Rates?
When it comes to tenant tax fairness, we have some success 
stories right here in Ontario.  A total of sixteen municipalities 
across the province do tax tenants fairly, some shown in 
Chart 2, here.  They utilize the same property tax assessment 
process as all other cities and towns in Ontario. They face 
the same fiscal pressures.  Perhaps some never taxed 
tenants unfairly to begin with, while others made the right 
decision to get rid of the inequity.  

Municipalities such as Aurora, Bracebridge, Barrie, Vaughan 
tax tenants and homeowners exactly the same.  Even Sault 
Ste. Marie gets an honourable mention for being close to 
the range of fairness with a tax ratio of 1.27:1.  This is a far 
cry from Toronto (tenants pay 3.2 times the homeowner 
rate), or Hamilton (2.74x) or Windsor (2.57x).

Property tax fairness for tenants is not just something that 
happens in other provinces, it also occurs in Ontario 
(though too rarely).  Armed with this information, the 
provincial government here has a compelling case to 
require all municipalities to phase-in fair multi-residential 
tax rates.
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Doing Social 
Media Right
How CAPREIT Won FRPO’s 1st 
Rental Housing Social Media Award

Social Media in the rental housing business is no longer 
a new frontier.  Many rental housing providers have been 
reaching out to tenants on Facebook and Twitter since 
2008-2009.  There are literally dozens of social media 
platforms today used by people and business trying to 
communicate their message, their brand or their product. 

Simply using social media tools, however, is not enough.  
Effective use means using the internet and mobile 
communication tools to build up your brand in a positive 
way, allow customers to communicate with you, and 
translate online interactions into actual business revenue 
– in this case, signed rental leases.

Last year FRPO presented its first award for Best Rental 
Housing Social Media to CAPREIT, an Ontario-based 
rental housing provider with over 30,000 units. The 
CAPREIT approach to social media has always been two-
fold: a) to maintain and continue to build positive brand 
awareness, and b) to drive people to their website in order 
to convert to sales. 

With their strategic project approach to social media, 
CAPREIT has made huge strides in SEO (search engine 
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optimization) and referral traffic while maintaining and 
growing a strong and trusted brand. By leveraging the 
growing reach of social media outlets, and new forms of 
social media, CAPREIT will continue to be at the forefront 
of social media in the apartment industry.

Key CAPREIT Social Media Objectives
CAPREIT has excelled at meeting key social media 
objectives, such as increased sales through online inquires 
& web visits to caprent.com, favourable listings in online 
search engines, and enhanced brand awareness, resident 
communication and building a sense of community.

CAPREIT’s advertising and interaction in the social media 
field would be fruitless if they did not promote it to current 
and potential tenants. To this end they utilize a number of 
channels to get the message out regarding CAPREIT's 
social media presence. 

With each email sent to potential tenants through their 
online leasing team, CAPREIT uses a signature asking 
people to follow and check out their Twitter, Facebook and 
YouTube pages. Through this method alone they reach over 
30,000 unique people each year.

Through print advertising they also ask people to connect 
with CAPREIT on Twitter and Facebook and advertise our 
YouTube page through these ads. 

Social media has significant benefits for sales generation 
alone and simply “being social” is only half of a successful 
social media campaign.  By utilizing Facebook photo tools, 
CAPREIT has added photos, web links, phone and contact 
information for every property in its portfolio.  Online leads 
from Facebook to their website have grown with this effort. 
Industry statistics show photo sharing is a highly utilized 
Facebook function. 

While not as effective as Facebook as a lead generation 
platform, Twitter still has excellent SEO (Search Engine 
Optimization) value.  Twitter posts and profiles can often 
be found on page 1 of Google for users searching for 
“CAPREIT” the brand. They have close to 12,000 followers 
on Twitter, an increase of more than 8,000 followers in 2013 
alone. This translates to an incredible growth of 65% in 
2013! 

Many colleges & universities re-tweet or interact with 
CAPREIT on Twitter providing a valuable and trusted 
introduction of college & university students to the CAPREIT 
brand.

CAPREIT also wins points for using transparency and 
openness in social media. Social media comes with the 
challenge of inviting a wide range of public comments.  
CAPREIT does not delete or remove comments from the 
public or from tenants, but instead uses them address and 
resolve any concerns or requests.  Most comments are 
responded to the same day, highlighting the company’s 
commitment to quality customer care.

Treating social media strategy as a focus project in 
CAPREIT’s advertising has proven to be a success in terms 
of not only soft measurements such as conflict resolution, 
but also SEO benefits, lead generation, and ultimately 
rentals. CAPREIT presence continues to grow with top 
rankings on many social media areas. 

CAPREIT’s flickr page is ideal for viewing quality photos of their properties
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In the midst of the communist era in Poland, several state-
run initiatives were undertaken to supply more housing 
following the devastating effects of World War II.  One of 
these initiatives in the late 1960’s and early 1970’s were 
known as “falowiecs”, large-sized wavy-shaped blocks of 
high density apartment units.

The largest of these is in Gdansk, Poland, a city on the Baltic 
coast with almost half-a-million people. 

The apartment building at Jagiellońska 10J was built 
between 1970 and 1973, and houses nearly 7,000 people. 
The building is 11 stories tall and stretches for about one-
half mile (860 M). The building is so long that three separate 
bus stops service its many entrances.

Possibly to alleviate housing shortages, more likely in a 
moment of madness, city planners decided to go hell for 
leather and link many apartment blocks together. For 
whatever reason, the link-up work did not run in a straight 
line and the completed structure runs in a meandering line, 
hence its nickname “falowiec”, or “wavy block”. At the time, 
this was considered an innovative and radical development 
on an area that in the 1950’s had no asphalt roads and was 
little more than a few potato fields. 

"GDANSK, Falowiec na Obroncow Wybrzeza". Licensed under Creative Commons Attribution-Share Alike 3.0 via Wikimedia Commons

The Longest Apartment Building in the World
It would take 5½ miles of walking to deliver notices to each door in this rental building!
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As we now know, the provincial general election brought the 
Liberals into a majority position in Ontario. Once the election 
was called, we entered the “caretaker period” where a general 
suspension of work is triggered (except for routine 
administrative work and matters of emergency). This period 
effectively suspends progress on any new policy or program 
initiatives as well as in progress consultation work. 

The Condominium Act review team completed the public 
consultation process immediately prior to election call and 
the reports from outside consultants and stakeholder groups 
were delivered, however the internal policy deliberations 
within the Ministry of Consumer Services were at that time 
still underway. Accordingly, all work on the Condominium Act 
review initiative was also suspended.

Following the election it is expected the Ministry of Consumer 
Services will resume its internal policy work. Given the high 
consumer protection value and substantive investment of 
time and energy from both the public and government in the 
Condominium Act review initiative thus far as well as the 
Liberal majority, it is expected that progress on this initiative 
will move forward more quickly to completion.

Residents, stakeholders and experts representing Ontario’s 
booming condo industry have shared their proposed 
solutions for updating the province’s Condominium Act. The 
stage two solutions report is the result of extensive public 
engagement efforts undertaken by Canada’s Public Policy 
Forum and Ontario’s Ministry of Consumer Services (MCS).

Key recommendations include:

•  Creation of a Condo Office, an arm’s length umbrella 
organization that could provide functions such as 
education and awareness, dispute settlement, condo 
manager licensing, and a condo registry.

•  Improved consumer education and protection

•  Updated financial management rules and dispute 
resolution mechanisms (including tenant and rental 
issues)

•  Stronger qualification requirements for condo boards, 
including mandatory training for first-time members

•  A new licensing program, managed by the condo office, to 
ensure that condo managers are properly trained and 
qualified.

The next step of the review will include roundtable sessions 
across Ontario. They will provide condo residents a chance 
to discuss the recommendations from stage 2. The 
government will review the feedback gathered at these 
roundtables as well as the public’s comments on the 
solutions report. The government will use this feedback when 
drafting a new Condominium Act.

By: Tammy Evans, 
Blaney McMurtry Barristers and Solicitors LLP

Condominium ACt, 
uPdAtE on
1998 REviEw
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With all the talk about marketing and leasing to college 
students, we often find that a critical decision-maker is left 
out of the sales process. I'm talking about the parents. You 
know, the folks who are actually writing the rent check? 
While the property must first appeal to the student in order 
to have any hope of procuring a lease, we often 
underestimate the influence that a parent can have in the 
decision-making process. This is especially so if we are 
looking to maximize rents, and the price point is going to 
be a key issue.

Before we explore some ways of marketing to parents, we 
first need to understand the basic dynamics of buying 
behavior. When two parties are considering a purchase, one 
typically finds that the party who initially identifies the 
product will take a pro-purchase stance, while the party who 
was not present during the initial inquiry will often play 
devil's advocate. This is true in most cases, whether it's the 
wife who first viewed the apartment and the husband must 
now be convinced, or the senior citizen who identifies a 55+ 
community but must now talk it over with skeptical children. 

Don't Forget the Parents
Paying careful attention to parents can make all the difference in student rentals
By: Danny Soule, CLASS Leasing
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In other words, don't just focus on the person who made 
the initial inquiry. It is often more important to sell to the 
party who was not present when the property was first 
viewed.

As the student housing industry continues to mature, most 
CMOs are aware of the need for a robust, year-round 
marketing program. Targeting students used to begin in 
January and end in May. Today's student properties 
incorporate resident functions, social media, Web presence, 
reputation management and traditional marketing 
strategies into a 12-month program geared at building a 
sense of community and a recognizable brand. While these 
robust programs can make identifying the source of traffic 
and quantifying the ROI on marketing spends very difficult, 
it also means that prospective residents are very familiar 
with our properties by the time the leasing season gets 
cranked up. But how do we sell the property to the parents? 
Below are three ways that you can target this all-important 
decision maker and ensure that he or she is happy to pay 
the rent each month!

Get parent testimonials during lease renewals or lease 
signings. Offer a free Starbucks card to any parent who 
provides feedback via e-mail or on a review site regarding 
the ease of move-in, convenience of rent payment or 
overall satisfaction with the operations of the office. It is 
not just the younger generations who value the feedback of 
their peers!

Get their e-mail address. Have 
your CA's acquire the parents' 
e-mail addresses on the phone or 
during the initial tour. If received 
on the phone, send the parent an 
e-mail and CC the student. (CC'ing 
the student is very important, as 
Generation Y is not fond of any 
lack of transparency and will want 
to be privy to the conversation). 
The e-mail should be short and 
personal. It should explain that 
their son or daughter has contacted 
the property and you are writing to 
simply introduce yourself. It 
should include pictures, floor 
plans and pricing as well as an 
attachment with some testimonials 
from both residents and their 
parents. It should conclude by 
providing a good contact number 
and an invitation to either call or 
visit the property if they have any 
questions. Finally, include a 

coupon for a free coffee or sandwich from a local restaurant 
or coffee shop for the next time they are in town. With the 
click of a mouse you will become the parent's first choice. 
This will help overcome any price objections by 
demonstrating value and customer service.

Direct Mail. As the postal service continues to scale back 
operations and mail volume declines, direct mail is 
becoming a viable marketing source for the older 
generations. Have a direct mail piece drop during the 
Thanksgiving and Christmas Holidays while the children 
are at home. Direct it to the parents, and it may become the 
catalyst for a dialogue between parent and student about 
their housing plans for the following year.

Make no mistake, if the student does not consider your 
rental property as a housing option, any of the above 
suggestions will be futile. However, marketing to parents 
can be an extremely effective complement to your existing 
student-focused strategies. Parents can't make the sale, but 
if they are not on board, they can certainly break it.

Parents can't make the sale, 
but if they are not on board, 
they can certainly break it.
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LANDLORD
BIG Problems

Bugged by Bugs

by Mike Chopowick

Sm
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It was just a few years ago that bed 
bug problems in rental apartments 
was front page news.  While the 
headlines have virtually disappeared, 
the problem has not.  Landlords 
continue to battle infestations of this 
persistent pest.

Many small landlords dealing with bed 
bug infestations report that the 
problem is not their fault.  Indeed, this 
is usually correct. Bed bugs typically 
“move in” by hitch hiking on 
unsuspecting tenants and visitors by 
climbing onto bags, clothing, or other 
belongings of a person entering a 
building.  Often they migrate into 
rental homes through hallways, 
plumbing, electrical lines, or other 
means.

Bed Bugs: A New Fact of Life
The sudden appearance of bed bugs in 
a rental home is rarely anyone’s fault.  
They have simply become a fact of life.  
Getting rid of them is a shared 
responsibility among landlords and 
tenants, but it is vital that landlords 
understand their obligations under the 
Residential Tenancies Act, not just to 
comply with the law but also to ensure 
prompt ant effective treatment.

Tenant Obligations
To start, tenants have the duty and 
obligation to immediately report any 
pest infestation to their landlord or 
property manager. Early detection is 
key, so it is important to education 
tenants about the need to report any 
sightings of bed bugs (or other insects 
or pests).  Continual education about 
bed bugs can also remove the stigma 
people feel about this problem.  Many 
tenants may delay reporting 
infestations for fear of being perceived 
of having a dirty or unclean rental unit. 
Inform tenants that bed bugs can 
appear anywhere there is human 

activity, from apartments, to movie 
theatres to 5-star hotels.

Your regular inspection of rental units 
can also help, and landlord inspections 
should include looking for live or dead 
bugs in any hidden space.  Seams, 
creases, tufts and folds of mattresses 
and box springs are common hiding 
spaces, but any concealed area 
(behind baseboards, under rugs, 
outlet covers, etc) should be checked.

Landlords have the right to enter to 
inspect and maintain rental units. 
Tenants must be given notice in 
writing 24 hours ahead of time. 

FAIR EXCHANGE     September 201432
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Landlords can only enter the units 
between 8:00 a.m. and 8:00 p.m. 
Tenants can let landlords and pest 
control operators into their unit at 
other times, but they do not have to, 
except in an emergency. Treating an 
apartment for bed bugs is not 
considered an emergency, so tenants 
should be given proper notice and 
adequate time to properly prepare the 
unit before application of pesticide.

Landlord Responsibilities
Landlords have the ultimate 
responsibility for ensuring a rental 
home is pest free. Typically this means 
promptly contracting the services of a 
professional pest management 
company to conduct proper treatment.  
Landlords who try home-made 
remedies or off-the-shelf treatments 
usually find them ineffective, and will 
generally face financial consequences 
should the problem escalate to a 
Landlord Tenant Board hearing. The 
upfront costs of prompt professional 
treatment can be significant, but worth 
it in the long run.

Tenants are responsible for 
cooperating with the landlord's efforts 
to control bed bugs. Proper 
preparation is key to successful 
treatment and prevention of bed bugs. 
Landlords should inform tenants on 
what they should do in order to make 
treatment effective. This can take a lot 
of work for tenants, including clearing 
out shelves, laundering all clothing 
and bedding, moving furniture away 
from walls and removing clutter. Some 
tenants will require help from friends, 
families or social service agencies.

Legal Remedies for Landlords
Landlords can apply to the Landlord 
and Tenant Board for an order to 
charge a tenant for additional costs if 
a tenant causes them needless 
expense, such as missing an 
appointment to let a pest control 
operator into the unit or failing to 
assist in preparation. The tenant will 
have a chance to explain, and the 
Board will decide. FRPO has a record 
of recent Landlord Tenant Board 
decisions that were in favour of the 
landlord.  In most cases the landlord’s 
success is based on them 
demonstrating proactive, fast delivery 
of professional treatment services in 
the face of an uncooperative tenant.

Bed bug cases appear to be spiking at 
this time of year. It is important to be 
vigilant about pest infestations, and 
comply with your Residential Tenancies 
Act obligations to minimize this 
problem.  Educate your tenants – an 
excellent flyer can be found at this 
Winnipeg Health Authority website: 
h t t p : / / w w w . w r h a . m b . c a /
healthinfo/a-z/files/BedBugs.pdf. 
Don’t try to solve the infestation 
yourself, get professional help to 
quickly resolve the bug issue and 
prevent it from spreading. 

Source for most bed bug information 
above: City of Toronto Public Health, 
2014.

tenants have the duty and obligation to 
immediately report any pest infestation 
to their landlord or property manager
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Warning to Landlords re: 
Short-term Vacation Rentals
Many FRPO member landlords would 
be surprised to learn that their rental 
units are being used as hotel rooms.  
Yet, this is exactly what is happening 
right now.  

Thanks to new online services such as 
“Air Bnb” (www.airbnb.ca) vacationers 
can reserve and book into people’s 
private homes, vacation properties 
and condominiums for short-term 
stays that are often priced lower than 
nearby hotels.  Tenants are now getting 
involved, posting their rental units on 
Air Bnb and advertising their suites to 
tourists at $65 to $150 per night.

This practice is very problematic for 
landlords for several reasons:

•  It is unlawful for a tenant to sublet 
your apartment without your 
consent.  You likely won’t be aware 
that your unit is being used by 
tourists who are paying your tenant 
a fee to stay there while they are out 
of town. In some cases the Air Bnb 
fees would amount to three to four 
times the monthly rent. See: 
“Landlords miffed with AirBnB as 
tenants profit off rentals”

•  The rental of a room on a nightly 
basis by the tenant essentially 
constitutes the running of a 
commercial business out of a 
residential property, something that 
most lease agreements (for 
example, the FRPO/LPMA Lease 
Agreement, clause 8) and municipal 
by-laws prohibit. As the owner of 
the property, the landlord could 
face enforcement/fines from the 

municipality should a local by-law 
be breached.

•  In some rare cases, Air Bnb 
“guests” have overstayed their 
occupancy, becoming squatters in 
the apartment, not paying rent to 
the landlord and attempting to use 
loopholes in residential tenancy 
laws to remain in the unit (in 
Ontario a landlord only has 60-days 
to evict an unauthorized occupant, 
after which the occupant can legally 
be considered a tenant).

•  Many rise condominium units 
rented by tenants are being 
advertised as Air Bnb hotel rooms, 
again without the owner’s 
knowledge.  In most cases this is 
being done in contravention of the 
condominium corporation’s by-
laws, placing an additional layer of 
legal risk on the landlord.

•  There have been many reported 
cases of Air Bnb guests causing 
significant damage to the owner’s 
property.  Companies offering these 
platforms, such as Air Bnb, won’t 
accept any responsibility for 
damage or repairs, and your main 
recourse would be against your 
tenant at the Landlord Tenant 
Board - often a lengthy, costly 
process.

Remedy Options for Landlords
If you confirm that your rental unit is 
being used by your tenant as a vacation 
business, your first step should always 
be to consult a licensed legal 
professional on your available options, 
as the circumstances in each situation 
can vary widely.

In most cases, an N5 notice should be 
served to the tenant, for interfering 
with the lawful right, privilege or 
interest of the landlord based on the 
act of the tenant unlawfully using the 
residential unit as a commercial 
business.  

Landlords also have the right to apply 
to the Landlord Tenant Board for an 
eviction order if a tenant attempts to 
sublet or assign the unit without the 
landlord’s consent.  The unit may not 
have to actually be occupied by 
“vacationing guests”…the mere act of 
a tenant listing the rental unit on a site 
like Air Bnb could be grounds for 
eviction. Again, consult your lawyer for 
accurate advice.

Monitor the use of your rental units 
(example: strangers walking into your 
building with suitcases).  Periodically 
monitor websites such as Air Bnb 
(www.airbnb.ca), searching in your 
local city for available rooms on 
weekend dates.  Specific addresses are 
not listed, but most listings have 
detailed photos and descriptions that 
will quickly confirm if your property is 
being used as a vacation business by 
your tenant.

Report any incidents to FRPO 
(mchopowick@frpo.org) so we can 
monitor the extent of this issue in 
Ontario and make the government 
aware of emerging problems from this 
new phenomenon on Ontario.

Federation of Rental-housing Providers of Ontario W r a p - U p
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One Goal. One Focus.
Suite Collections Canada Inc. is devoted entirely to the collections of residential debt. Our primary 
goal is to focus on delinquent debt resulting from a residential tenancy.

cases out of court.  With extensive legal and collections expertise, our team of professionals provides  
reliable, ‘peace-of-mind’ service.

act on your behalf, please contact;

Surana Baptiste, Manager, Legal & Collections

Cell: 647.208.1536
Surana.Baptiste@suitecollections.com
www.suitecollections.com

We Know The Law.

Negotiated Debt Settlement
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2014 Corporate Members

Media Classified
Attn: Maryann Kalchos

610 Applewood Crescent, Suite 401, Vaughan, ON  L4K 0E3
T: 905-761-3313 • maryann@mediaclassified.ca

Ace Painting and Decorating Company
Attn: Frank Evangelou

39 Cranfield Road, Toronto, ON  M4B 3H6
T: 416-285-5388 ex. 115 • F: 416-285-7088 • mail@acepainting.ca

Aird & Berlis LLP
Attn: Robert Doumani

Brookfield Place, 181 Bay St., Ste. 1800, Box 754, Toronto, ON  M5J 2T9
T: 416-863-1500 • F: 416-863-1515

Alcor Elevator
Attn: Paul Pettener

F-72 Ditton Drive, Hamilton, ON  L8W 0A9
T: 905-538-0171 • paul@alcorelevator.com

Arctic Painting Ltd.
Attn: Steve Manikis

130 Melbourne Drive, Richmond Hill, ON  L4S 2G7
T: 905-787-1222 • arctic_painting_ltd@rogers.com

Antica Group
Attn: Marc Monette

9 Spruce Tree Lane, Stoufville, ON  L4A 7X4
T: 416-333-1436 • marcm@anticagroup.com

Avison Young Commercial Real Estate
Attn: David Lieberman

150 York Street, Suite 900, Toronto, ON  M5H 3S5
T: 416-673-4013 • david.lieberman@avisonyoung.com

Blackstone Energy
Attn: Peter Stratakos

161 Bay Street, 27th Floor, Toronto, ON  M5J 2S1
T: 416-628-2828 • pstratakos@blackstoneenergy.com

Brook Restoration
Attn: Geoff Crist

11 Kelfield Street, Toronto, ON  M9W 5A1
T: 416-663-7976 • geoff@brookrestoration.ca

Brookfield Financial 
Attn: Colin Catherwood

Brookfield Place, Bay Wellington Tower, P.O. Box 762, 
181 Bay St, Suite 260, Toronto, ON  M5J 2T3 

T: 416-956-5212

Bryenton Energy Services
Attn: Catherine Bryenton

130 Bridgeland Ave., Suite 101, Toronto, ON  M6A 1Z4
T: 416-922-4440 • catherine@bryentonenergyservices.com

The Byng Group of Companies
Attn: Rob Settino

511 Edgeley Blvd., Unit 2, Concord, ON  L4K 4G4
T: 905-660-5454 • F: 905-660-9229

Leader in Apartment & Common Area Renovations 

Carma Industries Inc.
Attn: Rick Williams

132 Walsh Road, Lindsay, ON  K9V 4R3
T: 705-878-0711 • F: 705-878-1037 • info@carmaindustries.com

CMHC Ontario Business Centre
Attn: Paula Gasparro

100 Sheppard Ave., E., Suite 300, Toronto, ON  M2N 6Z1
T: 416-221-2642 • F: 416-218-3310 • pgasparr@cmhc.ca

CMLS Financial
Attn: Harley Gold

145 Wellington Street, West, Toronto, ON  M5J 1H8
T: 647-288-9309 • F: 416-646-1009 • harley.gold@cmls.ca

Cohen Highley LLP
Attn: Joseph Hoffer

One London place, 255 Queens Ave. 11th Floor, London, ON  N6A 5R8
T: 519-672-9330 • hoffer@cohenhighley.com

Coinamatic Canada Inc.
Attn: Gord Alderdice

301 Matheson Blvd., W., Mississauga, ON  L5R 3G3
T: 905-795-1946 • F: 905-755-8885 • galderdice@coinamatic.com

Delta Elevator Co. Ltd. 
Attn: Jeff Righton

509 Mill Street,, Kitchener, ON  N2G 2Y5
T: 519-745-5789 • F: 519-745-7587 • jrighton@delta-elevator.com

Direct Energy 
Attn: Rick Goodacre

635 Westburne Drive, Floor 2, Vaughan, ON  L4K 4T6
T: 416-771-4856 • F: 905-660-9229 • rick.goodacre@directenergy.com

Enbridge Gas Distribution 
Attn: Gillian Lind

P.O. Box 650, Scarborough, ON  M1K 5E3
T: 416-495-3064 • F: 416-495-6047

EnerCare Connections Inc.
Attn: Scott Beneteau

4000 Victoria Park Avenue, Toronto, ON  M2H 3P4
T: 416-649-1892 • F:416-649-1901 • sbeneteau@enercare.ca

First National Financial LP
Attn: Mr. Peter Cook

100 University Ave., North Tower, Suite 700, Toronto, ON  M5J 1V6
T: 416-593-1100 • F: 416-593-1900

Fuller Landau LLP
Attn: Tatyana Sabitova

151 Bloor St., W, 12th Floor, Toronto, ON  M5S 1S4
T: 416-645-6500 • F: 416-645-6501

Graffiti Buffer 
Attn: John Kalimeris

5 Bowes Garden Court, Toronto, ON  M1C 4L5
T: 416-234-9222 • F: 416-234-9222 • John@graffitibuffer.com

Gottarent.com
Attn: Genevieve Delaney, 

Sales Manager 
T: 416-857-9414 • gdelaney@gottarent.com

HCS Contracting
Attn: Kenny Hogan

277 Manitou Drive, Unit E, Kitchener, ON  N2C 2T3
T: 226-338-1636 • khogan@hcscontracting.ca

HD Supply Canada Inc.
Attn: Basil Sealy

8885 Jane Street, Concord, ON  L4K 2M6
T: 416-276-8630 • F: 905-532-2380 • basil.sealy@hdsupply.com
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IC Funding
Attn: Fred Grossman

747 Hyde Park Road, Suite 100, London, ON  N6H 3S3
T: 519-636-1551 • grossman@icfunding.com

Informa Canada
10 Alcorn Ave., Suite 100, Toronto, ON  M4V 3A9

T: 416-512-3809

Interface
Attn: Jeff Barrett

543 Richmond St., W., Suite 101, Toronto, ON  M5V 1Y6
T: 416-504-8100 • jeff.barrett@interface.com

J.D. Power & Associates
Attn: Adrian Chung

130 King Street West, Toronto, ON  M5X 1E5
T: 416-507-3257 •  F: 416-507-3263 • adrian.chung@jdpa.com

Marsh Canada Limited
Attn: Michael Corcoran

70 University Ave., Toronto, ON  M5J 2M4
T: 416-349-4410 • F: 416-815-3522 • michael.r.corcoran@marsh.com

MCAP Financial Corporation
Attn: Leo St. Germain

200 King Street West, Suite 400, Toronto, Ontario  M5H 3T4
T: 416-847-3870 • C: 416-624-9424

MPAC - Municipal Property Assessment Corporation
Attn: Lenny DelMedico

100 Via Renzo Drive, Suite 302, Richmond Hill, ON  L4S 0B8
T: 289-317-0859 • F: 905-508-4986 • E: lenny.delmedico@mpac.ca

MediaEdge Communications
Attn: Paul Murphy

5255 Yonge Street, Toronto, ON  M2N 6P4
T: 416-512-8186

Midnorthern Appliance
Attn: Michael Gnat

4250 Dufferin Street, North York, ON  M3H 5W4
TF: 1-877-353-2850 • F: 416-635-4798

Multitech Contracting 2000 Inc.
Attn: Carlos Lopes

91 Pippin Road, Concord ON  L4K 4J9
T: 416-990-4412 • carlos@multitech2000.com

Murray & Company Limited
Attn: Mr. Robert Lynch

40 University Ave., Suite 502, Toronto, ON  M5J 1S3
T: 416-598-0950 • F: 416-597-8415

My Ideal Home Rental Network
Attn: Richard Brown

Landmark Technology Centre, Ste. 106-1726 Dolphin Ave. 
Kelowna, BC  V1Y 9R9 • T: 800-862-9874 • info@emg.ca

Noble
Attn: Mahendra Badlu

7171 Jane Street, Concord, ON  L4K 1A7
T: 905-760-6874 • F: 905-760-6805 • mbadlu@noble.ca

Norstar Windows 
Attn: John Vacca

944 South Service Road, Stony Creek, ON  L8E 6A2
T: 905-643-9333  •  F: 905-643-3633 • jvacca@norstarwindows.com

Phelps Apartment Laundries Ltd. 
Attn: Don Neufeld

8695 Escarpment Way, Unit 6, Milton, ON  L9T 0J5
don@phelps.ca

Renters Guide 
Attn: Anne-Marie Breen

401 The West Mall, Suite 500, Etobicoke, ON  M9C 5J1
T: 416-626-4266 • F: 416-626-8097 • anne-marie.breen@wall2wallmedia.com

Rogers Communications
Attn: Greg Stokes

855 York Mills Road, Toronto, ON  M3B 1Z1
T: 416-446-6500 • F: 416-446-7416

Rona
Attn: Shayne Arthey

1170 Martin Grove Road, Etobicoke ON,  M9W 4X1
T: 416-241-5129 • shayne.arthey@rona.ca

Lincoln Paving
Attn: Anthony Taylor

2001 Albion Road, Unit 22, Etobicoke, ON  M9W 6V6
T: 416-771-9483 • Anthony@lincolnpaving.com

Gray Associates • ScotiaMcLeod
Attn: Christopher Gray

95 St Clair Ave., W., Toronto, ON  M4V 1N6
T: 416-355-6363 • F: 416-355-6369 • christopher_gray@scotiamcloed.com

Sherwin-Williams Co.
Attn: Laura Jermacans-Stolk

24 Carlaw Avenue, Toronto ON  M4M 2R7
T: (416) 428-2018 • swrep6993@sherwin.com

SOLID General Contractors Inc.
Attn: Carlos Munoz

T: 905-475-0707 • info@solidgc.ca

Sparkle Solutions
Attn: Maria Mascall

2700 Steeles Ave., W., Unit 4, Concord, ON  L4K 3C8
T: 905-660-2282 x 249 • F: 905-660-2268 • maria@sparklesolutions.ca

Stantec
Attn: Martin Ling  C: 416-435-1860

300-675 Cochrane Dr., West Tower, Markham, ON  L3R 0B8
T: 905-415-6386 • F: 905-474-9889 • martin.ling@stantec.com

Tac Mechanical Inc.
Attn: Patrick Carbone

36 Kelfield Street, Toronto, ON  M9W 5A2
T: 416-798-8400 • F: 416-798-8402 • patrick@tacmechanical.com

TD Commercial Mortgage Group
Attn: Frank Malone

66 Wellington Street W., 39th Floor, Toronto, ON  M5K 1A2
T: 416-944-6574 • F: 416-944-6650 • frank.malone@td.com

Toronto Star
Attn: Brian Cordingley

1 Yonge Street, 4th Floor, Toronto, ON  M5E 1E6
T: 416-869-4879 • F: 416-869-4592 • bcordingley@thestar.ca

Union Gas Limited
Attn: Joe Meriano

777 Bay Street, Suite 2801, Toronto, ON
T: 416-496-5318 • JMMeriano@uniongas.com

Wyse Meter Solutions Inc. 
Attn: Mr. Peter Mills

2100 Matheson Blvd. E., Suite 201, Mississauga, ON L4W 5E1
T: 416-869-3003 x227 • F: 416 869 3004 • pmills@wysemeter.com

Yardi Systems Inc. 
Attn: Peter Altobelli

5925 Airport Road, Suite 510, Mississauga, ON  L4V 1W1
T: 905-671-0315 • F: 905-671-9424 • peter.altobelli@yardi.com
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ADVERTISING & PUBLISHING 
SERVICES
4rent.ca
Find-A-Rental (Sun Media Corp)
gottarent.com
MediaEdge Communications
My Ideal Home Rental Network
National Efficiency Systems
Places4rent/The Rent Board of 
Canada
Property Power Corp
Rental Housing Business (RHB 
Magazine)
RentCompass.com
Renters Guide
Rentseeker.ca
Toronto Star

AppliAnces • lAundry 
SERVICES
Coinamatic
Harco Leasing Inc.
Midnorthern Appliance
Phelps Apartment Laundries Ltd.
Sears Commercial
Sparkle Solutions

APPRAISERS MARKET 
AnAlysis & reseArch
Altus Group
Urbanation 
Veritas Valuation Inc.

Assessment Agency
Municipal Property Assessment 
Corp.

ASSET MANAGEMENT
Larma Management
TMDL Property Management Inc.

cAble • sAtellite • telecom
Bell Canada
Mirmir Group
Rogers Communications Inc.

CONSULTING
The Communications Group
J.D. Power & Associates
WP Osborne Executive Search Inc.

ELEVATOR MAINTENANCE & 
REPAIR
Alcor Elevator Ltd.
Delta Elevator Co. Ltd.

energy services
Avacos Clean Energy
Blackstone Energy
Bryenton Energy
Carma Industries Inc.
Direct Energy
ECNG Energy L.P.
Enbridge Gas Distribution
EnerCare Connections
Metrosphere Light Corp
MultiLogic Energy Solutions Inc.
Novitherm Canada Inc.
Superior Energy Management
Union Gas Ltd.
Windsolar Canada Ltd.
Wyse Metering

ENVIRONMENTAL & 
ENGINEERING 
CONSULTANTS, BUILDING 
ENVELOPE
Mann Engineering Ltd.
Maritime-Ontario Environmental Inc.
Halsall Associates
Pretium Anderson
Stantec Consulting Ltd.

FinAnces: reAl estAte • 
MORTGAGE SERVICES
Brookfield Financial Real Estate 

Group
Canadian Mortgage Capital 

Corporation
CMHC
CMLS Financial
Cyr Funding Inc. #11681
First National Financial Corp.
Gray Associates - Scotia McLeod
IC Funding
LAWPRO
MCAP Financial Corporation
Morguard Investments Limited
Murray & Company Limited
Peoples Trust Company
Scotiabank
TD Commercial Banking

Fire sAFety services
Accurate Fire Protection & Security

INSURANCE
Dan Lawrie Insurance Brokers Ltd.
Marsh Canada Limited

LEASING PROFESSIONALS
Bonnie Hoy & Associates
DALA Group of Companies
Sheryl Erenberg & Associates
Taeus Group Inc.

legAl services • rent 
control • property tAx
Aird & Berlis LLP
Argil Property Tax Services 

Paralegal Professional Corp
Blaney McMurtry LLP
Cohen Highley LLP
Debra Fine Barrister & Solicitor
Dharsee Professional Corp
Dickie & Lyman Lawyers LLP
Fuller Landau LLP
Gardiner Roberts LLP
Homestead Paralegal
Horlick Levitt Di Lella LLP
Landlord Solutions
Optimum Legal Services
Sandler, Gordon Barristers & 

Solicitors
SPAR Property Consultants Ltd.

PEST MANAGEMENT
Magical Pest Control Inc.
Orkin/PCO Services

property mAintenAnce • 
construction & repAir • 
SUPPLIES
Absolute Ventilation Inc.
Ace Painting & Decoration Company
Advantage Bathtubs Refinishing
Akadian Construction Ltd.
Antica Group
APT Services
Arctic Painting
Associated Pro Cleaning
Brook Restoration
Byng Group of Companies
The Certified Group
Clean Cut Painting & Decorating 

Ltd.
Conterra Restoration Ltd.
D.A.J. Painting Ltd.
Davenport Construction
DBS
DDM Lighting
Dulux Paints
Empire Roofing Corporation
Florstar
Flynn Canada

Goodbye Graffiti Toronto
HCS Contracting
HD Supply Canada
H&S Building Supplies Ltd.
Interface
Lincoln Paving
Multitech Contracting 2000 Inc.
National Concrete Accessories
New-Can Group Inc.
Noble
Norstar Windows and Doors Ltd.
Pascoal Painting & Decorating Inc.
Property Power Corp.
Rona Inc.
Sherwin-Williams Co.
Solid General Contractors Inc.
Spinnaker Recycling Corp.
Sunrise Cleaning Service
Surefast Flooring Ltd.
Tac Mechanical Inc.
Trace Electric
Tremco Weatherproofing 

Technologies Canada

property mAnAgement 
SOFTWARE
Yardi Systems Inc.

REAL ESTATE
Avison Young Commercial Real 

Estate
CB Richard Ellis
Primecorp Commercial Realty Inc.
Skyview Realty Ltd.
Stonecap Realty Partners Inc.

rentAl history • tenAnt 
credit recording • 
COLLECTIONS
Canadian Credit Protection Corp.
Gatemaster Inc.
Rent Check Credit Bureau

TENANT SERVICES 
RentMoola
Tenant Pay

TRAINING & EDUCATION
Institute of Housing Management
Informa Canada
PSN - Performance Solutions 

Network
Taeus Canada

WEBSITE SERVICES
Landlord Web Solutions

2014 Associate Members
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Upcoming
E V E N T S

Rental Housing and Finance Seminar
CMHC and FRPO will present an overview of housing market information, financing options and landlord regulatory 
updates at the following dates and locations:

Thursday, October 9, 2014, 
12:00pm-4:00pm
Comfort Suites Conference Centre, 
229 Great Northern Road, 
Sault Ste. Marie

Tuesday, October 21, 2014, 
12:00pm-4:00pm
132 South Algoma St, Thunder Bay

Tuesday, October 28, 2014, 
12:00pm-4:00pm
Sudbury (Address TBA)

Wednesday, November 5, 2014, 
8:30am-1:00pm
Simcoe Cty Museum, 
1151 Highway 26, 
Minesing, Ontario (Barrie)

RSVP for above events to 
bdev@cmhc.ca or events@frpo.org 

2014 MAC Awards Gala 
Thursday, December 4, 2014, 
5:00PM - 9:00PM 
Metro Toronto Convention Centre

The FRPO MAC Awards recognize the 
year's best in the business. Join us as 
we announce the winners in 15 
categories including Marketing, 
Achievement and Construction. 
Register early, this event will sell out. 
Registration information will be 
available in Fall 2014. 

Leading innovators in 
real estate financing 
CMHC & Conventional loans for:
• Multi-family rental properties
• Commercial properties

• Construction projects
• seniors’ housing projects

MiCHael loMbard
Phone: 416-304-2078
michaell@peoplestrust.com

ady steen
Phone: 416-304-2089
adys@peoplestrust.com

®

Call us or visit peoplestrust.com
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