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Windsor’s casino bet pays off

Aler the Province anpouncesd the hrst
gambling cosingo would open in Windsor,
Ontarie, two polanized views anme. The
pro growp predicted jobs for all with the
strects of Windsor paved with gold. The
anti-gaming fuction fonecast rising crime,
traffic congestion and socind decay

Mow, almost four years after the first casi-
3 opened, neither soenano has maeral-
ized, although it 15 genemally sccepted thal
positive factors oulweigh negitive, so far,
It soems investment in the ity has reached
eritical mass, spawning a growing number
of new private investments, A good num-
ber of the original detractors have changed
their minds, and the pro-cising lobby is
stronger than gver,

Opened in 1994

The evolution of Windsor's gaming industry
includes the openang of the “interim”™ casing
in the former an gallery in May of 1994, the
opening of a second “temporsry”™ facility in
o Mississippi-style river boat in Decensher
of 1995, and fnally the “permanent”™ casino
scheduled 1o open in Jone of 1949,

The interim facility a5 well as the river oo
were scheduled 1o close upon the opening
of the permanent casing, However, Detroir,
Michigan, has finally approved gaming
wilh three separte facilities planped w

by Ronald E. Derochie
AACI, FRI, CMR, PLE

apen next year directly across the nver, In
mesponse, the yvobers in November's mumic-
pal ekections supponied creation of another
casino. Criven that public support, the min-
slry is considering a second casimg [ncility
For Windsor.

Effects on business

I Bune of 1997, the City Centre Busmess
Assoceation was formed as o pantnershap
Betwieen the old Downtewn Busingess
Association, the Windsor - Essex County
Development Commission and the Ciny of
Windlsor. Acconding bo mamaging direcior,
Fran Fanaro, there has been o snowball
effiect vo pecent announcements of new
city prajecis. The sheer weight of new
investment is creating o food of additional
IVESLOrS AnXious o participate in the
city's groawith,

A 575 million hotel complex i scheduled
o be constructed opposite the permanenl
casing on the ofd market site, Land asem
bled by the city (pre-casino) o the west of
Cucllette Avenue is now the subject of o
proposal selection that wall ses o major
arcna amd entertainment complex bt over
ihe next fwo years. The Mady group have
announced they will renovate am office
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1ower o 3 Ouelletie Avenue 10 howse o
lagpe charly casino a5 well s residential
condomaniams.

Shortage of hotels, stafl*
Anodlser sctive group s the City Centre
Eevilalization Task Fooce. Thom Bacovitis,
charman of the board for the: restaurand
assoctation and a member of the sk force,
says the city continues bo suffer a shorage
af roomd and convention space. There are
by his estimate 1,123 rooms cemently
available plus an sdditional 300 o be
acded by e opening of the permanent
casing. Racovitis notes that o 2000-plus
hangued or comvention cannal be accom-
rividabed 3 this time, while much larger
Facilities will be needed. In addition, the
boscal hospitality imdusiry has o Current
shostage of between 35000 and 5,00k
employees, consicderably mone than predict-
el twio years ago,

Ehzsbeth Hamel, general manager of the
Convention and Visitors Burean of
Windsor, Essex and Pebee Island, produced
somne other inberesting numbers. Uher the
past thaee years, the number of visibors has
imcreased 1o 8 million from 3.2 oullion
{+250Fr ). Tourist spending has moreased bo
miore than 5750 million from S300 million,
Yisiting motor coaches {inlemational)
increassd to 4 002 from 356 (41,1245,

Phasties Couresy
Cnging Windwaor




with spending incorensing o more than 325
million from $1.45 million (+1,732%). The
last visitor survey, conducted in August of
1997 indicated thot 66% of casine patrons
bave dined ot locnl restieranls, 205% uve
shopped outside the casing and 20 have
taken in local altractsons, Al least 51%
were identified as first time visitors,

O avernge, more than 22,000 people per
dday visit the (wo Windsor facilities. An
estimated BS per cent of them are U5, resi-
dents, Average gross income for the casi-
s i% in the range of $1.25 million per day.

Crime is down

Staff sergeant David Rossell, media rela-
tions officer for the Windsor Police
Deparimient, revealed o surprsing rend.
Crimes against people have msen to 88
incibents in 1997 fram 83 incademts
{#0.5% ) compared 1o 1996, However, the
subcategory of sexuwal assaults has droppesd
by B35 over the same peniod, Propenty
crimie has decreased 1o 18 incadents last
vear, from 38 (-47.4%), In fact, overall
crime has dropped by 9.46% city wide, and
18.56% in the casing neighbourhood, One
reason for these improvements is the 51.3
million sddition to the police bodpet due to
the casing, This has allowed the department
to increase is staff by 25 new officers,

What about gambling addicts?
O the down side, Gamblers Anonymous
claams increased handships for o growang
number of people susceptible 1o gamibling
acldiction, While this group represents a
very small percentage of the 22,000 daily
visilors, they are negatively affected by the
gaming indusry,

Jim Muncly, director of corporate comm-
pications for Cagro Windsor, points out
that the provinee has allowed legalized
gambling 31 horse races, bingo gomes and
approved lottenes for longer than he can
remember, Nevenhbeless, Casino Windsor
recogmizes the problem of addiction and
has taken steps 1o alleviate (as much as
possible) any negative influences, It works
closely with, and refers some patrons 1o,
the Canadian Foundation on Compulsive
CGambling, Casinos in Windsor, Rama and
Mizgara all urge patrons to “have fun and
gamible with your head, nol over it™,

Al three participate i raining sessions for
their stafl whereby compulsive gamblers
can be identified and encouraged 1o exer-
cise persenal responsibility,

Boost for City Infrastructure
A number of city improvemnents have
dccuimed a8 3 direct el of the G,
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Super sdequate parking facilities have been
constnscted in the expectation of increased
traffie, There ane shuttle busses from each of
the major parking keds wo each cosing at all
howrs of the day and night, Tralfic flow s
ner wirse than prior 1o the casing opening,
although on-sireel parking is very scance,

In addition, the Windsor Utilines
Commission has just complesed a new
state-of-the-ant distnicl energy system
(“Morthwind Windsor™) in partnership with
Omtarse Hydro, Windsor Utilities
Commission and Thermal Technologies of
Chicaga, The main cooling plant is locaned
in the sub-basement of the permanent casing
and will be tied w other major Facilites in
the downiown core,

Mixed impact on values

To say property values did nol resct s
expected 15 an understatement. [nside the
casing perimeter, values mose by as much os
300 to 400 per cent, due in part to “value in
use” considerstions under expropriation.
However, commercial propery values in
the immediate area did not respond 1o the
Enderinm casing,

There appears 1 be very linde parely specu-
lative investment. Property values immedi-
arely east of the eazing have not increased,
larpely becauss it i zoned residential
acoosding o Windsor's riverfront develop-
ment plan, On the other hand, the plan’s
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“Western Anchor” site, assembled by the
ity prios to the casina, has four major
entertaimmient-based development proposals
under neview = all of which wop 3600 mil-
lion, Surrounding land values are expected
b0 ingrease, especially for new restaurants,
taverns, el Specific locations within two
or three blocks of the permanent casino
have recently increased dramatically, but
only where sparked by specific develop-
el proposals.,

Conclusion

Almost four years ago, the first casing
opened i Windsor amid great controversy.
It hos been extremely difficult to balance
the competing arguments. However, this
cily seems 10 be leaming to live with is
new robe, Detroit’s planned casinos will

o doubt bleed off some of the market
share, but the general feeling here is that

a new paming “destination” will be created,
with af Jeast six international casinos o
choose from.

The streets are not paved in gold, but the
economy i booming and there ane very fow
clowds on the berizon,

Remald Derochie iz principal of Devochie
& Aszociates Limited, Windsor, which
affers approizal and real extate senvices
throughout southwestern Datario,
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A year awash in cash

In 1547, the flow of money from aguity
and unsecurned debt investors. into Canada’s
real estate markets became a deluge.

This was o dromatic change from just three .

shor years apo, when Real Eslate
Investment Tnasts (REITs) were getting of T
to a faltering start and the mene mention of
a pubdic real estate company “Initial Pablic
Offering” (IPO) was enough to bring polite
but incredulous stares from Bay Street's
deal brokers.

In 1997, an estimaled 34.1 billion has been
raised in equity and unsecured diebi fimanc-
ing by real estate companies and on addi-
tional $2.6 billion has been mised by
REITs, That is a total of $6.7 billion in one
year = only 5300 mallion less than was
russel in the knst 13 vears combaned!

Debt and common equities

Real estate companies played the dominant
role in reaping the benshits from the copital
markets, Brookfizld Properties raised $1.3
hillion in common equity through four
issues in 1997, although a component of
this related 10 conversion of parent compa-
ny loans o Brookheld ino equity,
Cambridge Shopping Centres, O & Y
Properties and TrizecHahn also raised sig-
nificant amounts of exquity. OF the 1otal of
54,1 billion in capital reised by real cstate
companies, £1,4 billion related 1o unse-
cured dibe,

by Bonnie Bowerman

1P also came back i vogue: offerings
by Cadillac Fairview Corporation, Bentall
Corporation, Goldlist Properies and a van-
ety of others were fully subscribed, Por
many real estale companies who “stayed
alive 1l 937, ihe past year has made hav-
ing a pulse tnaly wonhwhile,

This deluge i3 partscularly surpnsing when
youd consider bow poordy the Toronto Siock
Exchange Real Estae and Constroction
Indlex, has been perfommung. Since January
of 1987, the index has lost T45% of s valee
on a tota] retum basis, providing a negative
annual return of - 12%, companed Lo the
positive annual retum of 9.5% on the TSE

Diespite this poor historic performance, real
eslale is the ane secior thal many invesiors
feel is undervalued and likely 1w experence
growth. In addition, the coupon shock many
investors ane experiencing with today's low
interest mabes makes the high yvields
promised by REITs extremely antractive,

REITs doubled

A REIT is o trust that acquires, develops,
manages amd may eveniually sell real esase
assefs. [is basiness activities ane generally
restricted to those which generate rental
income. The concepl originated in the LS.,
as a creature of American tax baws
desipned 10 encourage investing in com-
maercial neal estate.
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Unier Canadian lavwes, REITS are exempl
from paying income or capital gains tixes
o funds ithat are distributed to their umt
kolders. Consequently, unlike mast real
estate companies, distributed net income
and profit is taxed only once in the hands of
he wnit holder.

REITs have more than dowbled thetr mar.
ket capialization in one year, ralsing a wial
of 526 billion in equity and unsecured
e, This iz 51.53 billion nwoee than the
previous four vears combined, commencing
in 1993 when Canadian REITs first
emerged as closed ended hsted trusts or
modified munal fund s,

Stronger players, stronger markets
The influx of moeey into Canada’s real
estabe capital markets has had severml
noticeable effecis:

* Financially sironger, well capitalized pub-
lic real estare companics ane actively ry-
ing 10 Soquire mew 1R

» Newly formed REITS (or companes look-
ing to form RETTs) are in acquisition
mode, (o acquire propenties thal have the
ahility o produce the yields their
inwestors are looking for — yiekds which
are typically eight to nine per cent om a
pre-lax basis,

* The volume and scale of propeny transne-
tions hing increased. Colliers Interaational



Eulogy to

Office Building Conversions

The conversion of office buildings inio resi-
dential condominiums was bom in 1994
whcn Huang and Danczkay purchased 1900
Yonpe Street at Davisville Avenwse, At tha
rime, the real estate recession was in full
force and very linke product was selling.
Conversion of many of these lower "B” and
“C" class buildings located downiown and
mid-town seemed like a panscea

What ensued was a rash of sales undemaken

to capitalize upon this theme. The early pusr-

chasers sulfered the highest costs and the
bpvest refurns, dus to the relatively high
cost of acquisition and the time required to
mowe ihe process through Cigy Hall. The
project st 1900 Yonge Strest, acquined at &
oot of approximately 340 per square food
of building area, ook 12 months o
appaove. Ower the next couple of years,
acquisition costs dropped 10 between 520 -
530 per square foot and the approval peried
wak shortened to three 1o sin moths.

has reported that $4 billion in commercial
propery changed hands notionwide in the
first six momhs of 1997 alone.

* Liquidity has returned to many sectors in
real estabe where it has been painfully
abseni.

* The added liquidity has brought with it
rapid changes in perspectives on value.
This is particubarly true in spme of the
wesiem markeis such us Calgary and
Edmanton whene the appetite for invest-
ment grade product is crealing inlenss
competition,

Conclusion

This hage injectEon of equity and low cost
debt capilal into the real estabe capital mar-
kots has nod only provided much-needed
liquidity and enhanced profitability, it has
browght back optimism. As competition
increases for prodwct and the market fonds-
mentals suppont replacement costs, we may
in the spring star (o see what was almost
an endangered species — the urban crume,

Bonnie Bowermman is president of tive
Aszociation af Ontario Land Economisis
arid @ sevnior property investmend analyst
wilh a major lender.

by Dean Macaskilf

The reduction in acquisition cosl could be
traced to the following:

* (MTice buildings. designed for office
sccommadation, did not convert to resi-
dential use as casily as anticipated. Cosis
excooded indtial projections.

= Mfarket demand was fukewarm. Although
they were essentially brand new units, the
shigma remained that these were ofd
buildings and not new from the ground
up, Adso, this meant they were nod cov-
ered nnder the Onmtano New Home
Warranty Program. Selling prices for
units in convered buildings were in the
range of 5185 per square foot, while unils
in new buildings sold in the 5200 per
squans fool rmnge.

» Thawse who had completed a conversion
were wary of starting another one. If one
reviews the list of converted buildings
over the past three years, one will s¢¢ a
different i every case, This
resulted in o dwindling list of experienced
purchasers.

Griven market activity in the past 12
manths, it 15 reasonable 1o suggest that the
recession is finally over in our industry, We
witnessed propery values mse froan o kow
of 38 per sguan: foot for 60 Adelaide Strect
East in 1996 to 586 per square fos for
1320 Yonge Street last year, We have also
witnesied office rendal rates Por the highest
guality buildings in downtown Toronte ns-
ing heyomd 525 per square Tod nel elfec-
nve, from 1996 levels of 510 per square
food net effective,

Suddenly, office buildings are in great
demand and there i€ scarce supply. A mar-
ket well capitabized from successful initial
public offerings and the nse of the REIT
industry has resubed in multiple bid offers
on most properties this past year. It was not
uncommon e receive more than 10 offers
o listed properties.

Another inferesting phenomenon that
occurred in 1997 was the acquisition of
property by wsers, In fact, the initial fise in
property values could be traced 1o this seg-
menl. The sale of 1133 Yonge Street af the
end of 1996 10 Sherrin International at

5

336,50 per square fool sent shock waves
through the industry, Subsequent sales over
the course of 1997 provied thas sabe was not
an anomaly,

The last Factor which has spelled the end
1 ihe conversion of office busldings is the
supply of residential produce, Over the
course of 1997, the housing market
improved, with condominium sales reaching
a high for the decade, In conjunction with
the amount of sabes reconded was the
nurnder of new projects which have been
announced. These inclhede lifestyle-omented
loft buildings, new or planned construction
on virtually every vacant lof in the general
derwntoremn and mid-town cones, and sites
such as B0 Bay Sweet, 1047 Yonge Sireet
ancl 43 Eglinton Avenus East which

have already demndished existing office
buildings.

‘The magked is now experiencing a ght of
oppounitics with most investors only seek-
ing oul *A™ locations for scquisition, [t is
reasonable to predict that some of the mar-
ginal locations may have to shelve their
plans for the time being,

In conclusion, a revitalized office market,
combined with a glut of condominiuem
offerings has resulied in the demise of the
conversion of office buildings (o residential
buildings. Prices have fsen well beyond
COOMIOIMEC Means,

Oine investor, who has recently gons finm on
the acaquisition of two downtown office
buildings. for conversion to hotel use, called
the: ather day for an opinicn on the market
for *C" class office space from a leasing
perspective. It appears from this conversa-
tion that this purchaser may now have sec-
ond thoughts about procesding with his
original concepd. Indeed, this investor may
make a wiser cholce in retaining the build-
ings for office purposes, as the availability
of “A” and “B™ space in the core is declin-
ing rapadly with no mew supply. Since the
“C" Clnss office market is poised for both
increxsed activity and rapidly escalating net
effective rents, why convert?

Dean Macaskill is senfor director of the
investaent division of LJ. Barnicke Limited,
Taronks,



Environmental Law Update

In the last two years, there have been sig-
pificant changes in the legal and practical
regime affecting contaminated land,

In practical tenms, cleanups are cheaper,
easier and less fsky. Investigative tech-
miques have impooved. Unit costs for
cleanup or disposal of contaminated soils
have declined, and there are more technical
options than ever before, Cleanup guide-
lines for somme common contaminans, such
a5 gasoline, have been relaxed. There is a
greater regulatory olerance for leaving
contaminants in place, if they do no hanm.

It alse helps that insurance policies ane pow

available to cap cleanup costs, and that the
real estate market has revived.
Cumulatively, these factors now make if
aftractive 1o clean up some sites previously
abandoned as worthless,

On the legal side, the principal changes of
the Last two years have been the adoption
of Ontario's new Cleanup Guidelines, and
the amendment of the federal Bankmuptcy
Act = which may have gerious implications
for other properties. These are bricfly
deseribed below.

Ontario Cleanup Guidelines

Om Jun 10, 1996, the Ontarie Ministry of
the Environment released its Guidelines for
Use 31 Comaminated Sites in Ontariof1].
Thes: Guidelines do not have the force of
kaw; breach of them is not in itself an
offence. Nevertheless, cleamups are gener-
ally considened incomplete wnless the
Giuidelines have been met. Municipalities
also rely heavily on the Guidelines in deci-
sions on building permits, planming
approvals, zoning changes, eic.

The Guidelines allow property owners o
select hackground, generic, or sile-specific
risk-based standards for their sites, Special
rules apply to particulardy sensitive sites,

The Guidelines list peneric seil and
groundwater criteria for 116 contaminants.
There are different standards for agricaktar-
al, residentiallcommercial and industrial
band uses: Table A for ancas where nder-
ground waler is used for drinking; Table B
for areas which it is mx (2.8, whene water
is supplied by a municipal water sysicm
which does not use undergrownd wells),

[1] Extensive emma were rebensed in
December, 195

fy Dianne Saxe, 1. Jur.

For some contaminanis, there ane mons
lemiend stamddands for sides with less perme-
able soils.

Landowners may choose & “strabified”
clexnup, which permits some comaminanis
0 remain in soils more than 1.5 metres
belew ground, This should be registered
apains the title to the Land, to give future
ownmers notice that these deeper soils
require special care if uncovensd

For sites which do not mest the penenc
standands, but which are not a significant
risk to people or the environment, a Site
Specific Risk Assesment may jusily deal-
ing with the contamination in place, This
rather elaborate procedune requires public
anxl municipal consulistion plus peer
review. Some municipalities, such a5
Esobicoke, mqmr:n.ammd PEST VIS Of
top of the MOE requirements,

Sine specific nsk assessments ang divided
into Level 1 (site-justified alerations o
MOE maode] assumptions) and Level 2
(reliance on techniques to prevent expo-
sure). Level 2 requires a detailed risk man-
apement plan, including mondtoging, finan-
cial assurance, and enforceable ways o
control changes 1o the exposure control

technigques, Level 2 cleanups should be reg-

mnﬁ_lanilh.

The MOE (whach has been cul by 0%
since 1994) no benger “signs ofl that sites
have been remediated. Final responsibility
for verification falls on the site owners and
thelr consultants. The consaliant shoubd
prepare a Record of Site Condition (RSC),
certifying that s'he has appropriate qualifi-
cations and that the site conditions have

been fully and faisly described in a remedi-

L&}

ation report. The RSC may be fbed with
the MOE if the cleanup should be regis-
tered on title or if the owner wants the
MOE 1o issue an acknowledgement. This is
MNOT assurance from the MOE that the site
is clean.

Appraisers can, and must, rely on environ-
mental experts (o apply these Guidelines 1o
any particular site, However, appraisers
should ensure that any environmental
repon they mely on:

* 15 cumend {i.e., dated afler June, 1996)

# uses appropriate cleanup sandards for the
sie (e.g. indusirial or residentialfcomme-
cial depending on intended land use;
Table A or B depending on how ground-
wizler i used in the area), and

+ 15 properly centified by a reliable, and
preferbly financially sound, consuliant

It may abso be imponant 1o distinguish
between “cleanups™ that actually leave the
sibe clean, and those which simply justify
leaving conlamination on site.

Need new disclaimer

In September of 1997, ihere were major
changes 1o the environmental provisions of
ihe federal Bankrupicy Aci. This federal
law can override provincial envircnamental
requiremenis, The key changes are:

 Trusiees and receivers can abandon conta-
munated siies; if 5o, they need not comply
with orders relating to that site.

# The Crown has a superlien for cleanup
mm..ag.ahu: the comtaminated property,
and against “any other real property of the
diethtoer that is contiguous thereto and that
is related o the activity that cansed the
envirommental condition or envirenmesnial
damage”. This superlien may affect fair
market values, because it “ranks above
any qther claim, right or charge against
the property, notwithstanding any other
provision of this Act or anything in any
other federal or prowincial law.”

These provisions may affect a wide variety
of propenties, whether contaminated or not,
precisely because they apply 1o lands “oon-
tiguous 10'” a sile with “an envinonmenial

condition”. Unforianately, the new sedions

are hard (o interpret, and are bound to
result in lihgation:



= When is propeny “of the deblor™! Docs
the supedlicn apply to a property after the
debtor sells it? Does it matier whether the
parcels were in separite ownership when
the comamination ocowrmed?

 What docs “contiguows 10 the affecied
property mean? Will the superlien apply
i second parcel acnoss 2 municipal
strect? What if a single owner has (o
haad) & senes of abuliing parcels?

= What is “relobed to the netivity thar
coused the environmental comdition’?
Dues it matier who coused the pollubon,
of whether the pollding activily was Car-
riedd on by a person other than the delbbes?
How will it be applicd where the cawse of
the contamination s unknown?

* e the “costs of remediating any ema-
rommerlal condison” limited 1o those
costs which the Crown has already
incurred, or do they include the cosis of
pciivities which the Crown hes ondened
spamcone (o camy oul, bt which no one
hiais perdomead?

* How will lenders manage the risk of los-
ing iheir peionity on o secured ropeny”?

In practical terms, most appraizers should
avoil these questions by adding an appro-
m‘iul;-l,: dasclairmer o their MEfOfs.

For further infarmation on environmental
law developments, feel Tree wo visil my web
sl ot harpeffwww envindaw.com

Digrme Sare, ame of the fiesd envicommetal
b spectenlists cetified in Chtario, heads
b ovr errvirenenentad Do e ansedliation
Jirm fu Foromio,

Update Your Listing!

Council is planming 1o issug a mew
Membership Darectory in 1998, Please fax
thie office at (4 16) 9709 159 with any
changes (o your address, phone number,
Fax number, and especially e=mail address.

Also, the dirgctory wall fun adveiking
from business card to full page size al very
ressomible rales, Suppon your associafion
and promode your services o the same
cimie! Call (416 340-TB 18 Ffor information,

Book Your Ad!

James E. Farr 1925 - 1997

It i5 with great regret that we announce  founders, its second president and a
that one of this organization's co- drving force in the Association's carty
founders, Mr. James E. Farr, passed: years who conceived the Association’s
awny peacefully on 6th November, currend tithe, The first articke in the
1997, after a brief illness. Association’s first
Journzl {in Masch of
Bom in Allenmone, LEK., 19665 was by Jim.
in 1925, Jim gradusted
from London University During his long and
nnd the Royal Agriculiure successiul career, he
Cidlege, was a Chartered underiook many major
Surveyor and a Member aEsignments and was
of the Apprassal Institule regularly retained a5 an
of Canada. During WWII, expest wilness, in a
he served in Italy and wide variely of matters,
India a3 a lieutenant in the but with a special
Royal Engineers. emplasis on cxpropria-
tion. His experisé and
Jim started his carcer in Canada in the insights in coun and litigation-related
mid 19505, and practised as 2 Real matiers, pained Jim the respect of his
Estate Appraiser for 20 years, until his pears ard clients in legal, accounting
reficement in 15990 as president of arkl basiness cincles.
Bosley Farr Associates Lid, . A
He is survived by his wife Diana, and
Jim had a very close association with three children: Michael, Fonathan and
the OLE. He was one of the ¢o- Jane,
From page

Hydro Restructuring

In Movember, the provinee released a
White Paper owlining ways 10 introduce
eemipetition into the wholesale and retail
elecircity markets by the year 20 and (o
create a business climate which suppons
new technobopes, new services and new
ways of doing business. Mew rules anc
expecied this spang.

The paper proposss separate corporabions
fr Omibario Hydro's electnic generation and
iransnmssion activities. Local wtilities

Dianne Saxe

Come and hear this noted specialist in
environmental law expand on her Journal article
and other topics of interest 1o

wiuld also be required o keep their wane
business separsie. Existing Ontanio Hydm
ekt will be held by o publicly-owned
financial bolding company.

Revelopers and builders arc making the
case for relum 10 a cost-recovery model for
installagion of municipal electrical services
through the rae siructure.

Andly Mamghan &5 direcior of disiry
relaiions for the Crrardo Home Builders

Asvociafon,

Professional Land Economists. ||
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The Legislative Beat

New Rental Regime
The Tenam Protection Act i
received third reading on Now, 19, '
1997, Following passage of the
Bill, I was quated by the Toronto
Star, saving that: “cusment reml
conirol regulations (have) created
i ‘peychological barrter” to
bailding new apartments™, When
the new system goes into effect
in Apel 1998, new apariment
buildings will be exenpt from
contrals, and exibting units will
become exempt when voluntarily
vacalad.

Regulations have yet to be final-

ized bar there will be transitional peovisions
concerning recovery of capital cxpenditares
fior work complered since June 235, 1996,
when the TPA consultation paper was
releasad Tenants have reason for oplimism
because any property ti reductions mast
be reflected in bower rents.

Once again, the old adage thai compares
law-maling with sausages — “you really
don't want to know what went it the
making of them" — holds troe for the TPA.
Adber the Bill was passed, problems were
found in the sections on the termination of
leases. These would hamper o condomani-
um developer’s ability to deal with unsold

inventory.

Crwners of renial buildings in Kingston,
‘where there is a larpe sludent popalation,
face similar problems. The At says lenmi-
nation agreements are woid if entered into
ot the time the tenancy agreement is
entered ino, Privale sector lamdlonds would
be &l a dissdvaninge because the university
i allowed o use lermination agreements,

Amendments are being considered by the
Ministry of Municipal Affairs and Housing,

Apartment Vacancies

CMHC"s most recent rental market survey,
rebeased last Movember, shows that the
overall Ontaro mte dropped from 2.8% 10
2.6% aver the past vear, Vacancy raes
dropped in Toronto, Oshawa, London, St
Catharines amnd Ouawn. Poe the Toronto
ChiA, the current race of 0.8% means that
with approprinte propemy A revisions, the
poteniial for invesineent in new rendal prop-
erties will improve markedly, What is now
needed is fair G5T treatment for rental.

by Andy Manahan PLE

Property Taxes

In mamy cities and towns across the
provinoe, property taxes will be o major
sopunce of debate over the coming months.
The new mtes will be influenced o varying
degrees by the shifting of local and provin-
cial responsibilities, the implementation of
current vilue assessment and any realign-
ment of mumicipal boundaries, James Rusk,
a Gilobe and Mail reporter, perhaps
summed it up best when be wrote “when
the councils that were elecied last month
[Movember] take over the poverning of
Onrarko municipalitses on Jan, 1, even the
mosl experienced local politicians ane
going to find their world has been rumed
upside down by Queen's Park,”

Of specific inberest i how councils will s&
tax rates for different classes of propemnies,
Single-family residences have typically
been favowred aver other classes but with
greater transparency, thess ineqguities will
be difficult to maintais,

Education Taxes and Charges

Bill 160 was passed kate Fast year to much
prodest from leachers' unions and others.
From a taxation standpaint, 2 major change
is that hoosebolds whose residential proper-
ty is assessed at o panicular value will pay
the same amount of edwcation tax no malter
wherne in Ontario that beusebold is situated.
In addition, the provisions for a uniform
education tax rate for all residential proper-
ties will reduce the relotive tas rabes on
miulti-family properties compared to singhe-
family.

The use of edwucation development charges

A

will b restricted 10 cover kand

by, costs only, Provineial granis will

pay for school construction.
Existing EDC by-laws can remain
in effect dunng an [8-mongh transi-
Giom pemiod.

Deve and builders have
called for greater faimess in schood
site valuation. The Planning Act
currently calls for sites to be
offered to school boards at a

vakue that does not ... exceed the
value of the land on the day befone
the day of the approval of draft
plan of subdinasion,” Obwaoushy
remuneration ot & buibding penmit
readyffully serviced sage would be mone
equilable and could be covened by shghily
higher EDCs per unit within the benahtting
areq.

Changes to the financing of schools and to
the planning horizon (1o ihe year 2025)
should biring about more cost-effective
capital spending. Multi-use facilities (e.g.
Stratford’s combined schoolnecreation
facilitics) and fixed period leasing of sur-
plus propertics will become mone common.
Operating oosts are expected 1o become o
key consideraon in eure school plans,

Limitations Act Reform

Attorney General Chardes Hamick recemlly
said a4 new bill will be introduced in 1998,
Limitations lasy seis the time penods for
commencing lawsaits, For the constnection
industry, the intent is 1o limit Hability 1o ien
years for claims based on deficiencies in
congnsction as well s architeciural and
engineening services, This would reduce
hidden costs 10 business in Onao, Some
companies have been named in lawsuits
after 30 years and have had to pay to
defend themselves even though it was
demonsirated that they had nothing 1o do
with the incident,

Provincial Planning Policy

Staterment

The Ministry of Municipal Affairs and

Housing imtends w release two new

alvizory docurments:

{13 a policy handbook that will provide fac-
tual informeation o assist people who
have questions about the policy stnie-
rend s

{2} a scries of technical manuals that will
provide technical or schentific data,
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