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Comparative Pro p e rty Tax Assessment Rates, 1991

Assessment as % Ratio of 
of Market Va l u e M u l t i - Fa m i ly to 

M u n i c i p a l i t y 1 - 2 Units 7+ Units Single Fa m i ly

E t o b i c o ke    2 8 4 . 0 0
H a m i l t o n 3 8 2 . 6 7
L o n d o n 4 9 2 . 2 5
N o rth Bay 3 9 3 . 0 0
O s h awa 5 1 0 2 . 0 0
O t t awa 4 9 2 . 2 5
S c a r b o r o u g h 2 8 4 . 0 0
To r o n t o 1 6 6 . 0 0

by Philip Dewa n

Dealing with the rent control pro blem is an
absolute pre requisite to encouraging new
rental housing to be constru c t e d. Howeve r,
rent controls are not the only reason that the
p rivate sector is not providing new re n t a l
s u p p ly in large quantities today. 

Th e re are a number of other tax and reg u l a-
t o ry issues wh i ch have contri buted to the gap
b e t ween economic and market rents. Th e s e
must be add ressed befo re new supply will be
c re at e d.

The most critical fa c t o rs have been:
• the growing dollar gap between 

p ro p e rty taxes on mu l t i - residential re n t a l
and single fa m i ly homes

• municipal development ch a rge s
• the Goods and Services Ta x

I n d u s t ry is not proposing gove rnment assis-
tance to cover the gap between economic and
m a rket rents. The solution to the re n t a l
m a rket pro blem is to eliminate the ro o t
causes of the gap .

HUGE INEQUITIES IN
P RO P E RTY TA X E S

The ave rage tenant in a high rise building is
p aying far more in pro p e rty taxes on a pro-
p o rt i o n ate basis than the owner of a single
fa m i ly home of a condominium. The tenants
of To ro n t o ’s St. Ja m e s t own highrises are sub-
sidizing the residents of luxury condos on the
wat e r f ront; re n t e rs in the ap a rtments of
Vanier in Ottawa are supporting the ow n e rs
of Rock cl i ffe mansions. Equalizing the single
fa m i ly and mu l t i - residential rates could make

a diffe rence of $1,200 a year on some ap a rt-
ments in Metro To ro n t o .

Though eliminating the unfair tax bu rden on
tenants could present some political diffi c u l-
ties, it is the single most significant step
wh i ch could be taken towa rd closing the gap
b e t ween economic and market rents, and
s t i mu l ating new construction. Ontario should
fo l l ow Manitoba’s 1990 decision to phase out
their pro p e rty tax diffe rential over a 10-ye a r
p e riod — and it should start with immediat e
e q u a l i z ation for new ap a rt m e n t s .

DEVELOPMENT CHARGES

Under the Development Charges Act, the
ability of municipalities to levy for a wide
ra n ge of services has been expanded and lev y
p ower has been extended to school board s .
On any project, the developer can fa c e
ch a rges levied by four bodies — the regi o n a l
gove rnment, local gove rnment, public sch o o l
b o a rd and sep a rate school board. Dep e n d i n g
on the mu n i c i p a l i t y, these ch a rges can add up
to $10,000 or $15,000. In many
municipalities, development ch a rges intro-
duced since the late 1980s alone exceed the
gap between economic and market rents. 

GOODS AND SERVICES TA X

U n l i ke the previous manu fa c t u re r ’s sales tax,
GST has to be paid on all land and constru c-
tion costs. Because a large portion of the
p rice of a new unit re l ates to land, wh i ch wa s
not taxed under the previous system, intro-
duction of the GST cre ated a large bump in
tax costs. This inequity was re c og n i zed fo r
n ew ow n e rship housing — those homes cost-
ing less than $350,000 are granted a reb at e

wh i ch brings the normal seven per cent GST
rate down to 4.5 per cent. For many non-
p ro fit units, the rate has been only 3.5 per cent
because their funding comes from gove rn-
ment. 

The result is that private rental housing bears
a GST bu rden up to twice that of other fo rm s
of housing. In addition, landlords’ operat i n g
costs are tre ated diffe re n t ly under the GST
system than most other companies’. Th e re is
something ve ry wrong with this picture.

OTHER ISSUES

Red tape and compliance costs associated with
other types of reg u l ation, such as building code
ove r- reg u l ation and municipal re q u i re m e n t s ,
also need to be re d u c e d. Also, there must be an
a c c ep t able resolution to the human rights issue
of whether a landlord can refuse to rent to
p ro s p e c t ive tenants if they cannot demonstrat e
their ability to pay the re n t .

C O N C L U S I O N S

M u ch of the gap between economic and
m a rket rents could be eliminated by bri n gi n g
p ro p e rty taxes into line with those for ow n e r-
ship units, equalizing GST tre atment and
reducing development ch a rges. Since little
n ew private construction will take place
under current conditions, those measures will
not lower ove rall tax fl ow. Almost eve ry tax
dollar ge n e rated in building new projects is a
p u re incremental ga i n .

Philip Dewan is President of the Fair Rental
Po l i cy Orga n i z ation of Ontari o .

S t i mu l ating New Rental Supply
S o u rce: FRPO and Rep o rt of the Ontario Fair Tax Commission, 1993 S o u rce: Ministry of Municipal Affa i rs and Housing estimat e s

Average Annnual Rental Starts
Ontario, 1970-1994
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With the election of the Conservat ive gov-
e rnment, Ontario now has an opportunity to
put in place a system of rent reg u l ation that
t ru ly balances the interests of tenants and
l a n d l o rd s .

The prov i n c e ’s current strict rent controls are
m a n i fe s t ly unfair to landlords and, over the
long term, are detrimental to tenants as we l l :
existing pro p e rties are deteri o rat i n g, little
n ew rental construction is taking place and
tenants will find less selection, since re n t a l
m a rkets will tighten signifi c a n t ly over the
n ext few ye a rs .

N o n - p ro fit housing, the main source of
s u p p ly of new purp o s e - built rental housing
for the past few ye a rs, will dry up once pro-
jects curre n t ly under construction re a ch
completion. In To ronto, the stock of privat e
rental housing will decline as the glut of
condominiums rented during the gre at condo
bust of the early 1990s is gra d u a l ly sold off
to ow n e r- o c c u p a n t s .

Radical re fo rm of the rent control regime is
a pre requisite to a re t u rn of private re n t a l
c o n s t ruction in Ontari o .

M a ny in the housing industry would like to
see total decontrol of rents. In my view, this
would be a mistake. Wh at is re q u i red now is
not a complete pendulum swing away fro m
c o n t rols. A middle ground wh i ch is fair —
and is seen to be fair — to both landlord s
and tenants would be the best ap p ro a ch .

HIGHLIGHTS OF THE BC
S Y S T E M

B ritish Columbia provides a model wh i ch
O n t a rio should examine care f u l ly. Th e
p rov i n c e ’s New Democratic Pa rty gove rn-
ment re c e n t ly re i n t roduced a “re n t
p rotection” system after seve ral ye a rs of a
d e c o n t rolled market. 

H e re ’s how they have tried to balance the
i n t e rests of both landlords and tenants:

• Complete decontrol of vacant units
This measure alone would be a major
p o s i t ive initiat ive in Ontario, re m ov i n g
the need for an ex p e n s ive rent regi s t ry
and allowing landlords the ab i l i t y, ove r
t i m e, to obtain market re n t s .

• P rotection for sitting tenants
Tenants are protected from hara s s m e n t ,
u n wa rranted entry, and most import a n t ly
( given the decontrol for vacant units)
eviction. Pro blems are re fe rred to arbitra-
tion. Making sure that sitting tenants do
not get fo rced out of their homes is not
o n ly fa i r, it also eliminates pro bl e m s
wh i ch could cre ate future political pre s-
s u re to re i n t roduce stri n gent controls — 
a key issue for the industry.

• A greed rents, with re s o rt to 
a r b i t rat i o n
L a n d l o rds and tenants are encouraged to
wo rk out an agreement on rent incre a s e s .
Wh e re they can’t, the tenant can pay the
$35 fee and hand over the dispute fo r
binding arbitration. Though the B. C .
system is more bu re a u c ratic than neces-
s a ry, demanding ex t e n s ive pap e r wo rk, a
simpler system could be deve l o p e d.

• A r b i t ration for other landlord /
tenant disputes
Either landlord or tenant can re fer pro b-
lems to arbitration. 

• Q u i ck eviction for non-payment of
re n t
If rent is not paid on the due dat e, land-
l o rds can give tenants 10 days’ notice to
l e ave. 

CHANGE MUST BE
P E R M A N E N T

I nve s t o rs can learn to live with a cert a i n
amount of reg u l ation; howeve r, the constant
t h re at of reg u l at o ry ch a n ge makes them ve ry
n e rvous. Refo rm of Ontari o ’s rent reg u l at i o n
system should be suffi c i e n t ly fair to both
l a n d l o rds and tenants that it can be made —
and then left alone. 

M a ny potential inve s t o rs insist they will not
get invo l ved in rental projects again without
some concrete assurance that new pro j e c t s
will remain exempt even if a future gove rn-
ment re i n t roduces controls. Although it is
d i fficult to bind future gove rnments, it is
clear that some kind of assurance in this
rega rd would help provide a positive env i-
ronment for investment. In my view, the best
p rotection against reimposition of unfair re n t
c o n t rols is a tru ly balanced system.

A D DI T I ONAL MEASURES
WILL BE REQU I R E D

A re l a x ation in the reg u l at o ry env i ronment is
essential to re n ewing investor interest in new
rental construction. Howeve r, that may not
be enough by itself to stimu l ate the amounts
of new supply that the gove rnment hopes
fo r, especially in the high-cost Gre at e r
To ronto Area. 

The economics will be diffe rent for each pro-
ject and each inve s t o r. For some, especially
those who alre a dy own ap p ro p ri ate land,
re l a x ation of rent reg u l ations will be suffi c i e n t
to make investment at t ra c t ive. For others ,
a dditional measures, part i c u l a rly in the are a
of unfair pro p e rty taxes, will be re q u i re d.

C O N C L U S I O N S

With a BC type of system, Ontario wo u l d
gra d u a l ly emerge into a system of tru e
m a rket rents as tenants va c ate existing units.
M o re than one quarter of tenants move eve ry
ye a r. As they move out, units could be re -
rented at market rents. 

For sitting tenants, rent increases would be
agreed between tenant and landlord, and the
system to ensure they we re fair would not be
as heav i ly reg u l at o ry as the current Ontari o
system. Th e re would be no headlines in the
To ronto Star announcing widows we re being
fo rced from their homes by 40 to 50 per cent
rent increases. Such headlines cre ate irre-
s i s t i ble pre s s u re on politicians to impose
s t ricter rent contro l s .

O n ly a system wh i ch provides protection fo r
tenants can succeed in providing the long-
t e rm reg u l at o ry stability within wh i ch re n t a l
i nve s t o rs can build with confi d e n c e.

G reg Lampert re c e n t ly established his ow n
economic consulting practice after 15 ye a rs
with Clayton Research Associates Ltd. He is
c u rre n t ly finalizing a rep o rt on the privat e
rental market for Ontari o ’s Ministry of
Municipal Affa i rs and Housing.

BC Provides A Good Model For 
R eplacing Rent Contro l s

by Greg Lampert
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The Effect Of Rent Controls On Ma
by Keith Hobcraft, AAC I ,
F R I C S, PLE

Rent controls for residential pro p e rty are not
a 20th Century idea, but have come and
gone since ancient times. One could surm i s e
f rom this that the idea is not economically
and socially sound, but simply a political
m a n o e u v re or emerge n cy response —re a l ly
s e n s i ble laws such as those against theft
remain pretty mu ch intact, rega rdless of the
times or gove rn m e n t .

Rent control, there fo re, is legi s l ation that
ap p e a rs and disap p e a rs with the tide of
a ffa i rs. After 20 ye a rs, the time is ripe fo r
O n t a rio to decide whether to part i a l ly or
f u l ly modify the rent control system.

By way of back gro u n d, controls we re intro-
duced in Ontario in 1975, under a fa i rly
loose fra m ewo rk. Initially, they applied only
to existing buildings, and rentals ab ove a
c e rtain limit (“luxury” units) we re exe m p t .

O ver the next decade, building values lan-
g u i s h e d. A number of existing bu i l d i n g
ow n e rs abandoned the market, believ i n g
t h at future values we re too uncertain. By the
mid 1980’s, howeve r, a new wave of more
optimistic inve s t o rs had arrive d.

Their ideal pro p e rty was a building that had
l owish rents and was in need of rep a i r. Th e
bu yer of such a building would typically
re ap the maximum benefit from the ex i s t i n g
l egi s l at i o n .

• a n nual permitted increases we re fa i rly
ge n e rous (sometimes gre ater than the
m a rket would permit), and we re often
p e rc e ived as the “Legal and Fi xed” re n t
i n c re a s e, rather than the “Lega l
M a x i mum” rent incre a s e

• to ke ep the investment market liquid,
gove rnment allowed some substantial
costs to be passed through to the tenants
— e. g., the costs of mort gages placed in
o rder to buy an ap a rtment, and the amor-
t i zed cost of re n ovations and rep a i rs

• sales of ap a rtments we re often part i a l ly
financed with a ve n d o r ’s mort gage fo r
t wo or three ye a rs, at low interest rat e s ,
to assist the new bu yer with his re n t
rev i ew ap p l i c at i o n

Under this system, ap p roved annual re n t
i n c reases on those buildings wh i ch had been
sold and re n ovated could easily re a ch 15 to
20 per cent per year for three ye a rs or more.

In 1990-92, the new NDP gove rnment made
d rastic ch a n ges to the reg u l ations, cap p i n g
rent increases for capital rep a i rs at three per
cent per year and tightening all other oppor-
tunities for cost pass thro u g h .

Why there was such a reaction in gove rn-
ment circles against new windows and
k i t chens (such decadence — a microwave ! ) ,
I don’t unders t a n d. Rental ap a rtments are
about the only assets that have n ’t been sys-
t e m at i c a l ly upgraded and modern i zed ove r
the past 25 ye a rs — and the gove rnment cut
o ff the only option for doing so. Ap p a re n t ly,
tenants we re only entitled to the now rap i d ly
d e c aying minimum level of the 1960s, eve n
though many of them could have affo rd e d
m o re, and might well have ap p re c i ated the
u p gra d e s .

W H AT HAPPENED IN THE
M A R K E T ?

To ga u ge the impact of rent controls, it is
i n s t ru c t ive to look at wh at happened to
building values over the past ten ye a rs (see
a c c o m p a nying ch a rt ) .

Ap a rtment values increased rap i d ly duri n g
the real estate boom of 1986-1989. Fro m
ap p rox i m at e ly $29,000 to $35,000 per suite
in the 1985 To ronto market, they rose to
$65,000 to $70,000 in 1989. 

As values ro s e, ove rall yields fell as low as
t h ree to four per cent. Inve s t o rs accep t e d
n egat ive cash fl ows because any contro l l e d
rent was assumed to be below market —
people we re betting on
being allowed future re n t
i n c reases through the con-
t rol system, and on the fa c t
t h at the construction cost of
e a ch ap a rtment was cer-
t a i n ly two to three times its
m a rket va l u e. Buye rs and
l e n d e rs had come to per-
c e ive the controlled marke t
as a ve ry safe inve s t m e n t
with no dow n s i d e.

In late 1989-90, the boom
in ap a rtment values gro u n d
to a halt as recession hit
and the seve re re s t ri c t i o n s
we re placed upon cost
p a s s - t h roughs to tenants.
By 1991-92, rent control in
the mid to upper re n t a l
ra n ge had become pre t t y
mu ch irre l evant, as the

m a rket fo rced rents down dra m at i c a l ly —
sometimes by 20 to 30 per cent. Cap i t a l
values shifted accord i n g ly, and yields ro s e
to nine to 10 per cent. Values by 1994 we re
d own to $35,000 to $45,000 per suite.

It ap p e a rs that, despite rent controls, ove ra l l
ap a rtment values reacted pretty mu ch in step
with the ge n e ral real estate market, if some-
wh at less dra m at i c a l ly than the
o ffi c e / c o m m e rcial sector. If any t h i n g, con-
t rols may have evened out the market highs
and lows, dampening the 1986-89 surge a
l i t t l e, and providing a floor under the subse-
quent drop in va l u e s .

EFFECT OF REMOV I N G
C O N T RO L S

L ow end rents (less than $600+/-) ch a n ge d
little during 1990-95, so it is difficult to
j u d ge the effect of an ab rupt re m oval of re n t
c o n t rol at this level. With high va c a n cy and
discounted rents at the upper rental levels, it
could be that nothing would ch a n ge. On the
other hand, total release of controls at the
l ower end could cause a surge in re n t s
ch a rged at this level, with subsequent ri p p l e s
t h rough to the upper leve l .

In 1993-94, when va c a n cy was highest, it is
p ro b ably fair to say that little would have
ch a n ged if rent controls had been re m ove d.
M a ny buildings had effe c t ive ly been decon-
t rolled by the market. 

In 1995, with continued economic re c ove ry,
va c a n cy has diminished. This, together with

S o u rce: Bosley Fa rr Associat e s / T R E B

Comparative Values
Rental Apartment Buildings and 
Single Family Homes
Toronto
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the demise of new supply through the non-
p ro fit sector, would pro b ably cause ove ra l l
rents to rise without controls — but the
competition from a mu ch lower cost ow n e r-
ship housing market would like ly dampen
some of the incre a s e.

In fact, the market may be more stable than
some observe rs expect — the 1985-89
boom was driven large ly by speculat o rs
o p e rating in a reg u l ated market and cap i t a l-
izing on the specific rights to increase re n t s
under the reg u l ation. New inve s t o rs may
h ave to be more competitive and marke t
w i s e.

Wh at would be certain to happen is a
realignment of values, and pro b ably
i n c reased tenant mobility. Buildings wo u l d
no longer be valued based on their past suc-
cess in nego t i ating the rent control system.
Quality buildings with art i fi c i a l ly sup-
p ressed rents should increase in va l u e.
Some marginal buildings would languish.

S p e c u l at ive development of new re n t a l
ap a rtment buildings is unlike ly, even after
d e c o n t rol. The costs are just too high still:
resulting rents would pro b ably equal the
cost of buying a condo — and why wo u l d
people rent if they could buy? Decontro l
c o u l d, howeve r, lead to increased conve r-
sions to existing non-residential bu i l d i n g s
t h at are curre n t ly va c a n t .

In addition, decontrol would at least mean
t h at landlords have the potential to accumu-
l ate a growing cash surplus to re n ovat e,
u p grade and repair the existing stock. Th i s
in itself is a positive adva n t age.

C O N C L U S I O N S

In summary, once the ori ginal hiatus wa s
ove rc o m e, rent controls in Ontario appear to
h ave only margi n a l ly affected the ove ra l l
m a rket. Building values today pro b ably are
not mu ch lower than they would have been
without controls. The reg u l ations have,
h oweve r, caused distortions within the
m a rket, as diffe rent rev i ew awa rds we re
granted to otherwise similar bu i l d i n g s .
D e c o n t rol would eve n t u a l ly wipe out these
d i s t o rtions, permitting more nat u ral grow t h
a n d, hopefully, the upgrading and re n ova-
tion of the existing stock .

Keith Hobcraft is president of Bosley Fa rr
A s s o c i ates Ltd., To ro n t o .

Still Lots of Ap a rtment Land in the GTA 

Lots in Draft Approved and Registered Plans
All in P ro p o rtion Draft 

Unit Draft Registered A c t i v e A p p roved & 
Ty p e A p p roved Plans D ev e l o p m e n t R e g i s t e r e d

S i n g l e s 2 1 , 0 1 6 1 8 , 8 4 5 6 5 , 7 2 0 6 1 %

S e m i s 3 , 5 4 4 1 , 2 4 6 9 , 2 0 2 5 2 %

R ow h o u s e s 6 , 9 2 0 6 , 4 5 5 2 9 , 1 8 4 4 6 %

A p a rt m e n t s 8 , 0 5 9 1 5 , 0 8 1 1 1 3 , 8 0 6 2 0 %

TOTA L 3 9 , 5 3 9 4 1 , 6 2 7 2 1 7 , 9 1 2 3 7 %

S o u rce: 1995 GTA Residential Land Inve n t o ry Survey

Ap a rtment land accounts for more than
52 per cent of the units curre n t ly in
“ a c t ive development” in the Gre at e r
To ronto Area, says a new survey by
Canada Mort gage and Housing Corp .
and the Ontario Ministry of Municipal
A ffa i rs and Housing.

The info rm ation, based on the situat i o n
as of Ja nu a ry 1, 1995, included deve l-
opment ap p l i c ations that we re :

• waiting for zoning amendments
and/or plan of subdivision ap p rova l

• p roceeding through site plan contro l

• still needing building permits to be
issued (all planning ap p rovals in
place) 

E a rly ap p l i c ations (those waiting fo r
R egional ap p roval of a mu n i c i p a l
O fficial Plan amendment) we re not
i n cl u d e d. Neither we re those wh i ch had
not been active since Ja nu a ry 1, 1990.

The 113,806-unit supply of ap a rt m e n t
land would last for almost seven ye a rs
at high ab s o rption rates based on
household growth projections for the
G re ater To ronto Area, the study con-
cludes —or 27.3 ye a rs at the low
ab s o rption rate (wh i ch assumes
demand continues at the low rates of
1993 and 1994). 

Most of this ap a rtment land (86,400
units) was situated in Metro To ro n t o
and Peel Regions. In Metro, proposals 

for 16,103 units had re c e ived all plan-
ning ap p rovals and we re re a dy fo r
building perm i t s .

Other highlights of the survey incl u d e :

• Th e re we re 65,720 single detach e d
units in development ap p l i c at i o n s ,
rep resenting a supply of 3.3 to 6.4
ye a rs (high to low ab s o rption sce-
n a rios). Singles rep resented 30 per
cent of total units. Of those, 61 per
cent we re in draft ap p roved or regi s-
t e red plans.

• At medium ab s o rption rates (a 50
per cent increase over 1993/94
building activity), the supply of lots
for single detached units would last
4.2 ye a rs — ap p rox i m at e ly six ye a rs
in Durham, three ye a rs in Halton,
one year in Metro To ronto (wh e re
ve ry few singles are built any way ) ,
four ye a rs in Peel and just over fo u r
and a half ye a rs in Yo rk. Supply
ap p e a rs to be ve ry low in Picke ri n g
(2.2 ye a rs), Uxbri d ge (one ye a r ) ,
Oakville (1.4 ye a rs) and, to a lesser
d egre e, Mississauga (2.8 ye a rs ) .

• The lot supply for rowhouses rep re-
sented 13 per cent of the total, or
29,184 units. At medium ab s o rp t i o n
rates, that would be a 6.6 ye a r
s u p p ly.

• The lot supply for semis rep re s e n t e d
four per cent of the total, or 9,202
units. At medium ab s o rption rat e s ,
t h at would be a 3.6 year supply. 
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The sch o l a rship awa rd was judged on two
p ap e rs. Murray ’s fi rst pap e r, “Retail
S t ru c t u re Dynamics”, examined the re t a i l
s t ru c t u re of Bloor Street West from Spadina
Ave nue to Christie Street, based on dat a
collected for a retail inve n t o ry of To ro n t o ,
S t atistics Canada demographic data and
p e rsonal observations. 

His second pap e r, “The Global Economy
and the Intern ational Division of Lab o u r ” ,
examined how high tech n o l ogy has cre at e d
a new intern ational division of labour —
and made human re s o u rce capital instead of
t ra n s p o rt ation costs or access to nat u ra l
re s o u rces a prime industrial location fa c t o r.

In this pap e r, Murray examined theori e s
re l ating to the global economy :
• all countries have identified high tech n o l-

ogy industries as the key of a high
s t a n d a rd of living for their citize n s

• this means that countries will be compet-
ing head-to-head in the 21st century fo r
the know l e d ge - i n t e n s ive info rm at i o n
functions of high tech n o l ogy industri e s

• those know l e d ge - i n t e n s ive functions are
at t racted to human re s o u rce capital and
tend to cluster to become globally 
c o m p e t i t ive

• “ d ow n s t ream” unskilled functions can be
l o c ated in completely diffe rent areas of
the wo rl d, and

• gove rnment programs such as the Canada
assistance plan, equalization payments and
regional dive rs i fi c ation programs have
we a kened Canada’s competitive position.

“It has been stat e d,” Murray ’s paper con-
cludes, “that we are witness to thre e
fundamental ch a n ges in the chain of the 

global economy. The pri m a ry sector has
become uncoupled from the industri a l
e c o n o my. In the industrial sector itself, pro-
duction has become uncoupled fro m
e m p l oyment. Furt h e rm o re, capital move-
ments, rather than trade in goods and
s e rvices, have become the engines and the
d riving fo rce of the wo rld economy.1

“ While adjustment and re s t ru c t u ring to
meet these global ch a n ges are ap p a re n t
eve ry wh e re in the private sector, Canada’s
policies have not made the transition fro m
n at u ra l - re s o u rce-based wealth to human-
re s o u rce-based we a l t h . . .”

He quotes Thomas Courch e n e2: “Canadians
used the fiscal system cushion arising fro m
our re s o u rce-based economy to mount a
c o m p re h e n s ive system of tra n s fe rs to per-
sons, to businesses and to gove rn m e n t s .
A rg u ably, this system was ap p ro p ri ate fo r
the Canada of the 1950s and 1960s, but as
the wo rld economy evo l ve d, Social Canada
became incre a s i n g ly offside with our eco-
nomic imperat ive s .”

The paper ends: “For Canada to become
c o m p e t i t ive in the new global economy, it
must develop the human re s o u rces neces-
s a ry to at t ract the investment that spurs on
h i g h - t e ch n o l ogy cl u s t e ri n g. To accomplish
this, there must be a fundamental shift away
f rom current gove rnment policies. A new
p a radigm must be developed consisting of
regional specialization and people inve s t-
ment rather than place investment. Such a
p a radigm is necessary to Canada’s competi-
t ive future.”

Kevin David Murray Wins 
OLE Sch o l a rs h i p
Kevin David Murray has re c e ived the Association of Ontario Land
Economists’ $500 sch o l a rship for 1995. The awa rd is presented to an
outstanding student in the course “Location Analysis: Th e o ry and
P ractice”, a second year level re q u i rement for Rye rson Po ly t e ch n i c a l
U n ive rs i t y ’s School of Applied Geograp hy degree progra m .

H aving wo rked as a glazier/metal mechanic in Va n c o u ver and then
To ronto, Murray, 37, wat ched as the recession made construction jobs
h a rder and harder to fi n d. “It was either go back to Va n c o u ver or go
b a ck to sch o o l ,” he says. “I decided I re a l ly wanted to get a pra c t i c a l
e d u c at i o n .” Now in the third year of his fo u r- year degree program, he
has spent summers doing market analysis for Oshawa Foods and wo rk s
p a rt time during the year in Rye rs o n ’s Geographical Info rm at i o n
Systems (GIS) lab.

H I G H L I G H T S M u rray (left) with President Ed Sajeck i

Some Changes At
The Jo u rn a l
This is the fi rst of a new fo rm at Jo u rn a l ,
designed to fe at u re members’ and con-
t ri buting authors’ va rious pers p e c t ive s
on an issue of current concern — this
time the rental market. Distri bution is
being incre a s e d, in order to pro m o t e
m e m b e rs’ interests and increase awa re-
ness of the broad ex p e rtise ava i l abl e
within our members h i p .

We also have instituted a “Members ’
A ffa i rs” column. This fi rst column is
d evoted to the new members who have
joined in the past ye a r. In future, we will
also cover such things as ap p o i n t m e n t s ,
special projects, etc. Jim Ap p l eya rd has
consented to coord i n ate the column.
A ny member with announcements
should contact him (see next page ) .

I’m also ve ry hap py to include an
ex c e rpt from a paper by Kevin Dav i d
M u rray, winner of the 1995 OLE
S ch o l a rship at Rye rson. OLE has been
ve ry proud of its awa rd winners over the
ye a rs .

As always, Council is pleased to re c e ive
a rt i cles or studies for publ i c ation, and
welcomes member input. Contact the
Jo u rnal editor, Rowena Moyes, or call
me dire c t ly at (416) 486-1879. 

Keith Hobcraft 
Jo u rnal Chair1D ru cke r, Peter F. “The Changed Wo rld Economy”, in

Fo reign Affa i rs, 64, Spring 1986, pp 3-17.

2C o u rch e n e, Thomas J. Social Canada in the
Millennium. To ronto: C.D. Howe Institute, 1994.
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It is an honour to serve as your new
P resident in these ch a l l e n ging and ch a n gi n g
times. Indeed, the one constant that we can
count on is ch a n ge - ch a n ge in our industry,
ch a n ge in our Prov i n c e, and ch a n ge in our
C o u n t ry.

D u ring the six ye a rs that I have served on
Council, I have been fo rt u n ate to wo rk with
P residents and other Council members wh o
h ave brought cre at ivity and boundless
e n e rgy to each task they have taken on. Our
o n going successes will be the results of
your present hard wo rk i n g, high quality
team of Council members. 

I would like to part i c u l a rly thank our
i m m e d i ate past president, Allan Wi n d re m ,
for his leadership over the past year in fur-
t h e ring the aims of our Association and its
m e m b e rship base. He continues to be ve ry
i nvo l ved as Chair of our new perm a n e n t
“Aims and Means Committee”. This com-
mittee has been cre ated by Council with
the objective of broadening our member-
ship, increasing our pro fi l e, and taking
p u blic positions from a Land Economist
p e rs p e c t ive on timely issues such as taxa-
tion in the GTA or municipal gove rn m e n t
re s t ru c t u ri n g.

Land economics functions bring together a
va riety of pro fessional disciplines and pra c-
t i t i o n e rs (Municipal Assessors, Ontari o
Land Surveyo rs, Economists, Quantity
S u rveyo rs, Real Estate Ap p ra i s e rs ,
A rchitects, Pro fessional Engi n e e rs, Land
Use Planners and Real Estate Bro ke rs). Th e
s t rength of our Association is the dive rs e
p e rs p e c t ive that our members bring to land
economics issues as a result of their many
p ro fessional disciplines. This provides fo r
ch e cks and balances and for thoughtful dis-
cussion befo re our Association comes
fo r wa rd with positions on public policy. It
will continue to be a goal of Council to posi-
tion our Association as a mu l t i - d i s c i p l i n a ry
and respected voice for land economics.

M a ny businesses and orga n i z ations today
a re pursuing strat egic alliances with others ,
to their mutual benefit and strength. I am
pleased to say that we are pre s e n t ly ex a m i n-
ing opportunities for wo rking with
p ro fessional orga n i z ations such as the
Canadian Urban Institute and the
Washington, D.C. based Urban Land
I n s t i t u t e. Our own objective to add to the
quality of deb ate on urban policy and land
issues is ve ry mu ch at the fo re f ront of both
of those orga n i z at i o n s .

Indeed the new President of the Canadian
Urban Institute, John Fa rrow, is a past
P resident of the Ontario Land Economists.
Council looks fo r wa rd to pursuing opport u-
nities for wo rking jointly with Jo h n ’s
o rga n i z ation, wh i ch is at the fo re f ront of
urban development policy and advo c a cy,
both in Canada and intern at i o n a l ly.

The Urban Land Institute, with some
13,000 members, has ex p ressed a stro n g
i n t e rest in starting a “To ronto Distri c t
Council”. A half-day “kick - o ff” fo rum, with
i n t e rn at i o n a l ly re c og n i zed speake rs, is
p re s e n t ly being planned for early next ye a r
at the Glenn Gould Th e at re in the CBC
c o m p l ex in dow n t own To ronto. We have
agreed to part i c i p ate with ULI and
O n t a ri o ’s Urban Development Institute in

s p o n s o ring the fo rum. In fact, I re c e n t ly
went to Philadelphia, Pa., to attend ULI’s
Fall Confe rence and to wo rk out furt h e r
d e t a i l s .

I wish to end this message by thanking the
m e m b e rship, and specifi c a l ly members of
Council, for continued support of our
A s s o c i ation. In the end, wh at Land
Economics is all about is City-bu i l d i n g. I
thank you for letting me serve on Council
and for entrusting me with your confi d e n c e
as your President. I look fo r wa rd to seeing
as many of you as possible at our Dinner
Meetings, and other future eve n t s .

E dwa rd R. Sajeck i
P. E n g., MCIP, PLE

For our fi rst Members’ Affa i rs column,
we ’d like to welcome those who have
become full voting members over the
past ye a r.

To ny Reale, PLE, senior economic con-
sultant with the fi rm C.N. Watson and
A s s o c i ates Ltd., Mississauga .

Jo s eph T. Gummerson, A ACI, AIMA
PLE: senior accounts manager for bu s i-
ness banking with National Trust Co. in
B ra m p t o n .

D avid Wat e rs, M C I P, PLE: policy plan-
ner III, land use and economics, with the
City of Brampton Planning and Building
D ep a rtment. David has just upgra d e d
f rom an associate member to a full
voting member.

Jim Demetre Melioumis, A AC I ,
AIMA, PLE: senior ap p raiser with JMS
Real Estate Ap p ra i s e rs and Consultants
L t d., Wi l l ow d a l e.

M i chael W. Te l awski, R P P, MCIP, PLE:
p rincipal, Infiniti Deve l o p m e n t
M a n agement, Oakville.

L. Joanne Dawe, A ACI, FRI, AIMA,
PLE: bro ker and ap p raiser with Harvey
D awe Realty Ltd., Lindsay.

Vincent Baffa, PLE, development con-
sultant with Eve rgreen Deve l o p m e n t
Consultants Ltd., We s t o n .

M i chael William Cava n agh, A AC I ,
AIMA, PLE: senior commercial ap p ra i s e r
and licensed real estate sales rep re s e n t a-
t ive with JMS Real Estate Ap p ra i s e rs and
Consultants Ltd., Wi l l ow d a l e.

R o b e rt G. Naiden, A ACI, PLE: pre s i-
dent, Monarch Ap p raisal Services Ltd. ,
M i s s i s s a u ga .

M i chael J. Mulva l e, A ACI, PLE: part-
ner in the To ronto real estate ap p ra i s a l
fi rm, Rajesky, Mulvale Ltd.

G e o ff rey Gray h u rst, A ACI, PLE: vice
p resident of The Morassutti Gro u p ,
N o rth Yo rk .

In addition, C h ris David Gowe r, e s t i m a-
tor with PCL Constru c t o rs Canada Inc. ,
has been accepted as an associate member.

In our next issue, the Members’ Affa i rs
column will also fe at u re member new s
and company announcements. Please
ke ep us info rmed of appointments, new
p rojects, etc. Call Jim Ap p l eya rd at
(416) 447-3949 or Rowena Moyes at
(416) 466-9829, (fax) 466-6829.

P re s i d e n t ’s Message

M e m b e rs ’
A ffa i rs



Well befo re the June Election this ye a r, the
C o n s e rvat ive party had announced ch a n ge s
to policies and legi s l ation and a new
ap p ro a ch to business in its “Common
Sense Revo l u t i o n ” .

Some ch a n ges have alre a dy been acted
on, like the abolition of Bill 40 (labour leg-
i s l ation) and cuts in we l fa re pay m e n t s .

M u ch more is to come. As I write this,
we are expecting an Economic Stat e m e n t
f rom the Tre a s u rer on November 29. Th i s
will be the keynote for the coming ye a r. 
It will deal with many cuts in gove rn m e n t
funding to va rious Ministry progra m s ,
i n cluding tra n s fer payments to mu n i -
c i p a l i t i e s .

G R E ATER TO RO N TO AREA

As Dr. Anne Golden’s rep o rt gets polished
for its Ja nu a ry public re l e a s e, va ri o u s
regional and local municipalities’ positions
a re tending to coalesce: all of it has ended
up in the lap of Minister of Municipal
A ffa i rs Al Leach, for the next step .

B ro a d ly speaking, the issues to be
re s o l ved are: assessment and taxes at the
local level, services, single- or two - t i e r
a d m i n i s t ration, reduction in the number of
a d m i n i s t rat ive centres to provide the best
p o s s i ble system for the region. Tra n s fe r
p ayments for we l fa re and education are
also being rev i ewe d.

PLANNING AC T

An amending Bill was tabled just as this
Jo u rnal went to press, bri n ging “surgi c a l
ch a n ges” to the Planning Act. A major
ch a n ge is the re t u rn to the “have rega rd
for” wo rding in the clause re fe rring to
municipal planning compliance with
p rovincial guidelines — rather than the
m o re ri gid “be consistent with”. Th e re is a
s h o rtening of time frames for pro c e s s i n g
and ap p roval or otherwise of ap p l i c at i o n s .
Guidelines in each affected Ministry are
also being rev i ewed: the emphasis is on
less Provincial invo l vement in policy mat-
t e rs. The Ministry hopes to have fi n a l
ap p roval next spri n g.

M U N I C I PA L I T I E S

The Municipal Act is going to be amended
to give gre ater latitude to mu n i c i p a l i t i e s ,
but also to re flect policies to have fewe r
municipalities by amalga m ations, re d u c-
tion of two-tier systems to only one, etc.

The provincial grants payable to
Municipalities will undergo substantial

ch a n ges. Although less money will be allo-
c ated ove rall, the province will give gre at e r
spending freedom to municipalities, by
reducing conditional grants and re ly i n g
m o re on unconditional gra n t s .

The Niaga ra Escarpment Commission
is like ly to see ch a n ges, with more author-
ity tra n s fe rred to mu n i c i p a l i t i e s .

The Ontario Municipal Board will con-
t i nue its operations: the use of mediat i o n
o ffi c e rs has enabled the time frame for a
h e a ring to be reduced to six months. Th e re
m ay be ch a n ges for re fe rrals of minor va ri-
ances to the OMB.

M E D I ATION COURSES

Speaking of mediation, the Prov i n c i a l
Fa c i l i t at o r ’s Office has orga n i zed media-
tion courses in co-operation with the
O n t a rio Pro fessional Planners’ Institute
(OPPI) and the Society for Confl i c t
Resolution in Ontari o .

These are four full day courses in
To ronto and in Wat e rloo. If intere s t e d, call
OPPI at (416) 483-1873 or 1-800-663-1448.

H O U S I N G

This area has been targeted for major cuts.
As a fi rst step, all co-op, non-pro fit and
s u p p o rt ive housing projects we re fro ze n .
P rojects that had not re a ched constru c t i o n
s t age we re cancelled — so fa r, about 385
of them.

The new administration has been ques-
tioning the need for the state to be in
housing construction. One aim was to dis-
pose of the Ontario Housing Corp .
M i n i s t ry staff are developing options fo r
the short and medium term. The mat t e r,
l i ke most housing programs, is complicat e d
by the part i c i p ation of the fe d e ral leve l
t h rough CMHC, while the feds are also
rev i ewing their ap p ro a ch with a view to
cutting costs.

A fo u r-point plan will like ly be adopted to:
1 ) p rotect tenants from unfair rent incre a s e s
2 ) i m p rove the standards of maintenance,

s a fe t y, etc.
3 ) i n c rease the supply of housing by the

p rivate sector
4 ) adopt a fo rm of shelter subsidy

But will the market actually resume bu i l d-
ing rental and affo rd able dwellings? Th e
e ffect of GST and PST on bu i l d e rs is being
s t u d i e d, as well as other tax incentives —
m a ny of wh i ch are in the fe d e ral domain
and are also being rev i ewed by the fe d s .

These exe rcises by the Fe d e ral and prov i n-
cial administrations remind one of a pair of
j u gg l e rs with too many balls in the air!

One of the pro blems for Housing is
wh e re to save the money needed for shelter
s u b s i dy allowances, especially in the fa c e
of ge n e ral funding cuts to all progra m s .

RENT CONTRO L S

S eve ral options for the gradual eliminat i o n
of rent controls are being considere d. Th e
ap p ro a ch used in BC and Quebec is one
option, wh e re owner and tenant nego t i at e
rent increases, with mediation for confl i c t
re s o l u t i o n .

BILL 120

This allowed the cre ation of a second re s i-
dence in single fa m i ly homes. The PC
gove rnment thinks municipalities are in a
better position to make decisions on this
subject, so look for this Bill to be canned.
Units that have been established will be
a l l owed to re m a i n .

O N TARIO BUILDING CODE

Wo rk has started on a revised code, to be
re a dy by 1997. The emphasis will be on
c o s t / b e n e fit consideration of the re q u i re-
ments. The Fi re Code, Elevator standard s ,
e l e c t rical codes, etc. will also be a party in
the rev i ew.

LAND INFORMAT I O N
S Y S T E M

Wo rk is proceeding on the Ontario Land
I n fo rm ation System, based on the Ontari o
base mapping of MNR. Standards are being
d eveloped for data and inve n t o ry systems.
When re a dy, the info rm ation will be ava i l-
able free or on a fee basis to the publ i c.

E N V I RO N M E N TA L
A S S E S S M E N T

O n t a ri o ’s Env i ronment Minister announced
some time ago that the Env i ro n m e n t a l
Assessment Act would be rev i ewed to
i m p rove effi c i e n cy, especially in wa s t e
m a n agement, and to reduce delays. Details
should be ava i l able early next ye a r.

Too bad our journal is coming out ahead of
the Economic Statement by the Ontari o
Tre a s u re r, as most of our info rm ation here
is speculat ive and will be superseded by the
S t atement info rm at i o n !

The Legi s l at ive Beat
by Andy Morp u rgo, MCIP, PLE
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