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by Gerry I.G. Diva ri s

The existing assessment system in the
P rovince of Ontario is unfair and outdat e d.
With values in some jurisdictions estab-
lished as far back as 1940, it has cre at e d
inequities between assessed values of simi-
lar pro p e rties. It has also been seen as the
c o n t ri buting fo rce behind businesses fl e e i n g
the Metro To ronto area for lower taxe d
j u ri s d i c t i o n s .

This pro blem has been brewing for more
than 25 ye a rs. In 1967, the Ontari o
Committee on Ta x ation (OCT) urged that
all pro p e rty assessments be updated to cur-
rent  market values. In 1970, re c og n i z i n g
t h at the system was in need of re s c u e, the
P rovince took over the assessment function
f rom municipalities. Its intention was to
i n t roduce market value assessments as re c-
ommended by OCT — but this was not
c o m p l e t e d.

The recent Golden Commission and the
wo rk of the Who Does Wh at panel, ch a i re d
by David Cro m b i e, support the concept of
Actual Value Assessment (AVA) as the
response to the re fo rm of Ontari o ’s pro p e rt y
tax system.

H oweve r, some of the other re c o m m e n d a-
tions would act to shift provincial tax policy
responsibilities back to municipalities. If
these tax policies are not thoughtfully intro-
duced and care f u l ly administere d, we will
be facing another failed system that will
h ave to be rescued by the Prov i n c e.

C rombie panel re c o m m e n d at i o n s

Some of the proposed tax re fo rms are as
fo l l ow s :

• I n t roduce AVA as the basis of va l u at i o n
for all pro p e rty assessments.

• I n t roduce va ri able mill rates or tax rat e s .
These are to be determined by each
mu n i c i p a l i t y, fo l l owing prov i n c i a l
g u i d e l i n e s .

• A l l ow municipalities the option of intro-
ducing a special tax class for small re t a i l
p ro p e rt i e s .

• Phase in the new tax re fo rms  over a
p e riod from 1998 to 2004.

The imposition of Actual Assessed Value is

not a new concept to assessment in Ontari o .
P rior to the 1970 Provincial Ta ke Ove r, the
O n t a rio Assessment Act mandated that
actual assessed value would be the prov i n-
cial standard.  Subsequent court decisions
found the terms “Actual Value” and
“ M a rket Value” to be synonymous.  

The model that is being suggested fo r
O n t a rio will be similar to that system cur-
re n t ly in place in British Columbia.  A
recent British Columbia court of ap p e a l
decision, B ramalea Ltd. & Assessor fo r
A rea 9 (Va n c o u ve r ), held that in an AVA
assessment regi m e, there are two pri n c i p l e s
t h at must be adhered to:  

• “ The courts have held that “A c t u a l
Value” means the price wh i ch pro p e rt y
would fe t ch if sold in the market on the
s t at u t o ry va l u ation date in a cash tra n s-
action between info rmed parties both
f ree from duress and influenced neither
by speculat ive considerations nor by any
“special value” wh i ch the pro p e rt y
might have to a particular purch a s e r,
wh i ch it would not otherwise have.
“Actual Value” lies somewh e re in the
m i ddle of the ra n ge within wh i ch such
p a rties would settle, neither “unduly
high” nor “unduly low”:  Sun Life
A s s u rance Co. of Canada v. City of
M o n t real, [1950] 2 D.L.R. 785, [1950]
S.C.R. 220;  Stock Exch a n ge Building v.
City of Va n c o u ve r, [1945] 2 D.L.R. 663,
2 W. W.R. 248, 61 B.C.R. 205 (C.A.).

• “ The second principle on wh i ch the
system rests, that there be “equity” as
b e t ween assessed values of similar
lands, is likewise found part ly in the
s t atue and part ly in the common law, the
common law being re flected in ru l e s
applied by the courts in the interp re t a-
tion of taxing stat u e s .”

AVA add resses value issues

These principles are not new to the ex i s t i n g
assessment system. However with updat e d
values introduced and kept current, the pro-
posed AVA should solve the value re l at e d
p ro blems, or at least provide a logi c a l
f ra m ewo rk that can be fo l l owed by the
ave rage tax paye r.  

The AVA system, with certain adjustments,
should quell any concerns that may ab o u n d
rega rding spiked values due to speculat ive
m a rkets (the biggest pro blem that faced the

p roposed 1993 reassessment to a 1988
m a rket value base of Metro p o l i t a n
To ronto).  Under AVA, values would be
e s t i m ated on the basis of current sales and
rents.  Thus, a gre ater reliance would be
placed on ge n e ra l ly accepted va l u at i o n
p rinciples.  The AVA re fo rm should there-
fo re introduce market values and
assessments without the systemic
favo u ritism and penalties that curre n t ly
exist on specific cat ego ries of real estat e.

A further safeg u a rd proposed to ensure
against spiked values would also see the
adoption of a Province-wide three ye a r
rolling ave rage.  This could even out the
actual values over a three year peri o d, with
the resulting ave rage being used as the
actual assessed va l u e.

Va ri able rates are a concern

Despite its attempt to solve the value re l at e d
p ro blems, some of the Who Does Wh at
p a n e l ’s re c o m m e n d ations could sow the
seeds of future pro bl e m s .

For ex a m p l e, it has recommended that cer-
tain tax policy options should be made
ava i l able to the municipalities.  For the fi rs t
time municipalities would be able to use
“ va ri able mill rates” or, as re c o m m e n d e d,
“ va ri able tax rates” to control the degree of
tax shift between pro p e rty classes, i.e.
mu l t i - residential, commercial and indus-
t rial.  

The Province has always been opposed to
B o nusing (a system wh e re mu n i c i p a l i t i e s
could use tax rates to compete against one
another to at t ract new bu s i n e s s ) .
P rohibition of this insidious policy has been
e n s u red by the Province allowing only two
mill rates - commercial and residential, with
the residential mill rate being 15% less than
the commercial mill rat e. Under the pro-
posal to allow va ri able tax rates, a tra n s fe r
of power is offe red to the mu n i c i p a l i t i e s .
This power could be used to promote or
d i s c o u rage development of certain cl a s s e s
of real estat e.  It also could see ex i s t i n g
l egal non confo rming pro p e rties being
h e av i ly taxe d.  This does run the risk of cre-
ating a situation of ex p ro p ri ation without
due considerat i o n .

Despite the yet to be announced Prov i n c i a l
guidelines, va ri able rates could determ i n e
the continued existence of some mu n i c i p a l i-

AVA and pro p e rty tax re fo rm
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Little if any new rental construction wo u l d
t a ke place in larger metropolitan areas solely
as a result of Ontari o ’s proposed ch a n ges to
rent control, says an Association of Ontari o
Land Economists pap e r.

The paper was submitted to Al Leach ,
Minister of Municipal Affa i rs and Housing,
in response to the gove rn m e n t ’s “Te n a n t
P rotection Legi s l ation — New Dire c t i o n s
for Discussion”. 

“ C o n s i d e ration has to be given to the re a l
c o n c e rn of inve s t o rs over the re i n t ro d u c t i o n
of rent control on bu i l d i n g s ,” the pap e r
s ays. “New buildings we re ori gi n a l ly
exempt from rent control legi s l ation, only
to have it imposed at a later dat e.”

With all the uncertainties, deve l o p e rs are
u n l i ke ly to invest in many new rental bu i l d-
ings. “Low cost, low rise deve l o p m e n t
could take place in some of the smaller
c o m munities, wh i ch have a lower land cost
— especially those with fa i rly stro n g
e m p l oyment pro s p e c t s ,” the paper say s .
H oweve r, fo r-sale housing is a viable and
at t ra c t ive altern at ive. “Condominium ap a rt-
ments are like ly to remain the pre fe rre d
model for deve l o p e rs ... since a condo-
minium unit is always more va l u able than a
similar rental unit.”

As a result, the paper says, “it may be nec-
e s s a ry to offer some incentives” if the
gove rnment wants to meet its objective of
c re ating new rental units. These could take
the fo rm of higher permitted densities or
va rious tax incentives for rental units — bu t
not rent supplements to landlord s .
Supplements “are like ly to become an open
i nv i t ation (to landlords) to raise rents and
s i m p ly re ly on the supplement. This leave s
the taxpayer with an open-ended liab i l i t y
and no assurance of new units being bu i l t .”

P ro p e rty taxes on rental buildings have
been identified as one area wh e re re fo rm
could help reduce landlords’ costs. Leach
has re fe rred that issue to David Cro m b i e ’s
“ Who Does Wh at?” panel.

The prov i n c e ’s proposed capital ex p e n d i t u re
a l l owance system could penalize landlord s
who have not made an ap p l i c ation fo r
ab ove-guidelines increases over the past 20
ye a rs, the OLE paper says. “We would re c-
ommend a two - l evel system, based upon a
higher capital cost allowance for landlord s
who have not increased rents ab ove guide-
lines, but a low or ze ro cap for landlord s

who have.” Capital ex p e n d i t u res should be
c a l c u l ated by ap p lying the current five ye a r
cost of money to the capital cost and add i n g
a sinking fund for re c ap t u re.

It should be possible to reduce rent fo r
w i t h d rawn services, but not for decreases in
o p e rating costs or taxes, the paper contin-
ues. In ge n e ral, “it is better to fine landlord s
for poor maintenance rather than at t e m p t
rent reductions. Municipal response to
complaints must be swift and fines made
o n e rous to ensure that rep a i rs are made”.
C u rrent provincial proposals call for fi n e s
of up to $100,000.

The Association welcomes the proposal to
c re ate a new dispute resolution system,
with a tri bunal to hear both occupancy
p ro blems and rental pro blems. It sugge s t s
tenants pay a fee based on 25 per cent of
their monthly rent. This “would deter
f rivolous cases ... and would be progre s s ive
in terms of a tenant’s ability to pay.”
Appeals from tri bunal decisions should not
be re fe rred to the courts ex c ept on long
leases, the paper continu e s .

It ex p resses support for the right of a land-
l o rd to prevent a sublet, the proposals to
counter tenant harassment, the concept of
i n t e rest on the last month’s rent dep o s i t ,
and the landlord ’s right to give a tenant 60
d ays notice of term i n ation on sale of a
single fa m i ly dwe l l i n g.

L a n d l o rds should be permitted to re q u i re
s e c u rity deposits, as long as they are held in
a designated trust account, and bear inter-
est, the paper says. It also recommends that
a fo rm a trustee system be used, wh e re ten-
ants who have applied for mediation could
p ay rents to the trustee instead of the land-
l o rd, until the dispute is settled. Any other
fo rm of withholding of rent “could be
deemed fo r fe i t u re of a lease and the land-
l o rd could ask for ev i c t i o n .”

Fi n a l ly, the paper welcomes the ch a n ges to
p e rmit ow n e rs to demolish, re n ovate or
c o nve rt their rental buildings. Howeve r, it
recommends that tenant ap p roval should
not be re q u i red — as that could be almost
i m p o s s i ble to ach i eve, and could give ri s e
to financial inducements. 

OLE Rents Committee
Keith Hobcraft, Chair

I n c e n t ive for new rental 
c o n s t ruction still limited

ties or the demise of others who would be
u n able to compete with mu n i c i p a l i t i e s
wh i ch have a broader assessment base.

This tax policy, in conjunction with the
a dded option of municipalities to intro d u c e
a special pro p e rty tax class for small re t a i l
p ro p e rties (and possibly other cl a s s e s ) ,
could result in lobbyists urging mu n i c i p a l
politicians to favour certain classes of re a l
e s t ate over others. This could potentially
c re ate areas or zones of pre fe rred taxe d
oasis within municipal boundaries to the
d e t riment of other areas or neighbourhoods.

This tax policy may be limited, inasmu ch as
the Province will be setting the para m e t e rs
within wh i ch municipalities can set diffe r-
ent tax rates for diffe rent pro p e rty cl a s s e s .
H oweve r, it is still a dra m atic dep a rt u re
f rom the existing tax policy and could
h e rald the “Wild West” in tax grabs and
economic development schemes hat ched by
the mu n i c i p a l i t i e s .

Upcoming Issues

Th e re is no doubt that the existing assess-
ment system is in dire need of re s c u e.  Th e
re c o m m e n d ation to move to AVA and the
p rovisions to ensure against spiked va l u e s
and the continued updating of curre n t
values will cert a i n ly help solve our pre s e n t
value re l ated pro blems.  It should be noted,
h oweve r, that the Committee making the
re c o m m e n d ations have to add ress a nu m b e r
of other assessment and tax issues.  Th ey
will be turning their attention to some of the
fo l l owing issues this fa l l :

• G ove rnance questions rega rding re s p o n-
sibility for va ri able tax rates and phase
in policy 

• Business occupancy tax 

• E xempt pro p e rties 

• C re ation of additional pro p e rty cl a s s e s ,
s u ch as linear pro p e rties, mu l t i - re s i d e n-
tial, fa rms, managed fo rests, fa rm l a n d s
under development, hotels and re c re-
ations pro p e rties 

• Te l e c o m mu n i c ations tax and 

• P rovincial land tax.

These policies will have to be scru t i n i ze d
c a re f u l ly, to avoid another failed system and
the need for a “rescue”, as the Province did
once befo re in 1970 under Provincial Ta ke
O ve r. 

G e rry I. G. Diva ris is president of Diva ri s
C o rp o ration, To ro n t o .
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by 
Julius Gorys  MCIP PLE
D avid Wat e rs  MCIP PLE

A 600-hectare (1,500 acre) industrial are a
in the City of Brampton gives a prev i ew of
d e cline and re d evelopment issues in the life
cy cle of newer subu r b s .

The City of Brampton is a To ronto subu r b
with a present population of some 200,000.
L i ke most North American suburbs estab-
lished in the 1970’s and 1980’s, the pat t e rn
of development was one of low densities
and sep a rated land uses, heav i ly dep e n d e n t
on the automobile. To d ay, this deve l o p m e n t
fo rm is no longer considered desirable or
s u s t a i n abl e. Howeve r, re d evelopment of
these areas can offer real adva n t ages ove r
gre e n fields deve l o p m e n t .

In 1994, the City was faced with seve ra l
ap p l i c ations for re d evelopment of an indus-
t rial area suffe ring from plant cl o s u res and
high va c a n cy rates. Those ap p l i c at i o n s
would have added more than 600,000
s q u a re feet of office space and 2,000 re s i-
dential units. Rather than deal with them
i n d iv i d u a l ly, Brampton decided to deve l o p
a strat egic concept for intensive mixe d - u s e
re d evelopment of this area, based on tra n s i t
o p p o rtunities and possible ch a n ges to the
road netwo rk. 

The consulting team of McCorm i ck Rankin,
Weinstein Leeming Hind, Markson Boro o a h
Hodgson Architects, and Royal LePage
Consultants was commissioned to:
• examine land use/density re l at i o n s h i p s ,

n e t wo rk and urban design standards to
fa c i l i t ate transit access

• p ropose policy ch a n ges to support the
d e rived vision, including transit and stag-
ing strat egi e s

Th at study was completed in Ap ril of 1995.
With some modifi c ations to open space are a s
and the recommended local road netwo rk ,
the concept plan it described is expected to
go befo re Council later this ye a r.

Existing Conditions
The industrial component of the study are a
was designed as a bu ffer around To ro n t o ’s
Pe a rson Intern ational Airp o rt. It contained in
excess of 7 million square feet of industri a l
s p a c e, including seve ral large distri bu t i o n
c e n t res — mostly one and two - s t o rey bu i l d-
ings set back from the street. Retail
c o m m e rcial uses pre d o m i n ated along the

p rincipal east-west access
(Steeles Ave nu e ) .
H oweve r, at seven per
cent, the va c a n cy rate wa s
b e l ow the city’s industri a l
ave rage — re flecting a
few dysfunctional bu i l d-
ings, and a re l at ive ly
young inve n t o ry of space.

To the north, the area wa s
bounded by establ i s h e d
residential subdiv i s i o n s ,
while to the south the
tolled Highway 407
ex p re s sway was under
c o n s t ruction. 

C o m m e n s u rate with the
a rea it serve d, there wa s
c o n s i d e rable ve h i c u l a r
t ra ffic (tru cks as well as
c a rs), part i c u l a rly during the peak hour. Th e
busiest intersection accommodated ab o u t
4,500 ve h i cles in the peak hour. Tu rn i n g
m ovements we re pro bl e m atic at seve ra l
i n t e rsections, although all inters e c t i o n s
we re operating at a re a s o n able level of ser-
v i c e. Transit service was limited, and
p at ro n age light.

A commuter rail station offe red fo u r
inbound morning trips and four outbound
t rips from dow n t own To ronto. About 60%
of the 1,000 or so passenge rs used the park
‘n ride at the station, 25% used local tra n s i t ,
and 15% we re dropped off / p i cked up, wh i l e
o n ly 1% we re wa l k - i n s .1

G at eway is Key
The commuter rail station was seen as key
to the rev i t a l i z ation of this area — since it
could become a “gat eway” to Bra m p t o n2.
G at eways are tra n s p o rt ation interch a n ge
points, wh e re people can move from cars to
t ransit or from buses to high speed transit or
c o m muter rail. Gat eways can serve interc i t y
buses, car pools and special transit serv i c e s
( e. g. those for the disabled), as well as
i n t raurban transit uses.

If designed and supported ap p ro p ri at e ly,
gat eways can substantially increase the use
of transit in areas of tra ffic congestion, and
function as urban development nodes. Th ey
can also encourage reve rse commu t i n g, and
s u p p o rt fa re and service co-ord i n at i o n
b e t ween va rious transit operat o rs .3

A n a ly s i s
One of the tra n s p o rt ation ch a l l e n ges was to
i n t roduce sufficient transit service in an are a
wh e re there was conflict with considerabl e
t ru ck tra ffi c, the imminent introduction of a
n ew tolled highway, and ultimat e ly, a tra n-
s i t way parallel to that highway. The study
eva l u ated the scale and impact of re d eve l o p-
ment, the degree of mixed use potential,
l evel of service envisioned for diffe rent tri p s
in and through the study area, the cap i t a l
cost of any infra s t ru c t u re improve m e n t s ,
local service compat i b i l i t y, and env i ro n m e n-
tal and tra ffic impacts.

It also eva l u ated nu m e rous land use/tra n s-
p o rt ation altern at ives. One key question
was: how mu ch of the industrial area could
re a s o n ably be expected to evo l ve into a suc-
cessful mixed use node tied to ex i s t i n g
adjacent residential areas? Genera l ly, it wa s
found that other support able main streets in
the GTA such as Bloor West Vi l l age or
“ The Beach” we re between 0.5 km and 1.5
km in length.

Th e re we re seve ral “reality ch e cks”, incl u d-
ing curs o ry inve s t i gations of the marke t
potential for va rious land uses, and their
i m p l i c ations. For ex a m p l e, with only 1.2
million square feet of office space, pri n c i-
p a l ly Class B, Brampton also suffe red from a
the blue collar image. If this image could not
be ove rc o m e, then the success of the study
a rea in at t racting office development could
a ffect how successful other designated are a s
in the Official Plan would be in obtaining
their share of the market for such space.

B ramalea “Gat eway” re d eve l o p m e n

P roposed urban design plan
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Th e re are some positive signs that Canada is
becoming more competitive in the intern a-
tional market, says David Cra n e, economics
editor of the To ronto Star.

C rane told delegates to the OLE Annu a l
G e n e ral Meeting and Dinner that next ye a r,
the fe d e ral gove rn m e n t ’s cash re q u i re m e n t s
will ap p ro a ch ze ro, fe d e ral and prov i n c i a l
gove rnments can roll their debts over at lowe r
i n t e rest rates, and the current account defi c i t
will be close to ze ro. All of this makes the
c o u n t ry “less vulnerable to bond marke t
t ra d e rs in red suspenders, and the risk of
i n t e rest rate spikes”, he said.

In addition, companies “have been closing old
plants and investing fa i rly heav i ly in new pro-
duction tech n o l ogi e s .” And with the dollar
h ove ring in the 73-cent ra n ge, Canadian
ex p o rt and tourism industries are ve ry pri c e
c o m p e t i t ive.

But, Crane wa rn e d, Canada “is still trailing in
the areas that contri bute to long-term grow t h
and competitive n e s s .” 

These incl u d e :

* spending on re s e a rch and deve l o p m e n t ,
science and educat i o n

* the status of engi n e e ring as a pro fe s s i o n

* the quality of technical tra i n i n g

* re i nvestment in infra s t ru c t u re

* the length of time it takes a company to
b ring a new product to marke t

* wo rk days lost to labour disputes

* the low level of training in industry

* l ab o u r- m a n agement re l at i o n s

* financial re s o u rces for tech n o l ogy and
d eve l o p m e n t

A recent Industry Canada analysis found that
o n ly five corp o rations account for 24 per cent
of Canada’s ex p o rts, he said. More than half
of the ex p o rts are ge n e rated by only 50 com-
panies — “wh i ch is mu ch too narrow an
ex p o rting base”. Also, Canadian bu s i n e s s e s
a re too slow to adopt new tech n o l ogies and
a re poor deve l o p e rs of their own innovat i o n s .

Th e re is a key role for gove rnment in helping
to develop know l e d ge assets and manage them
e ffe c t ive ly — “but in our rush to balance bu d-
gets and pay for tax cuts, we may impede our
f u t u re capacity for wealth cre at i o n ” .

C rane identified population growth in the
d eveloping countries — and their desire to
boost their living standards — as “the gre at e s t
e c o n o m i c, tech n o l ogical, social and political
ch a l l e n ge we will face in the 21st century”. 

It has major implications for food pro d u c t i o n ,
use of nat u ral re s o u rces, impacts on the env i-
ronment, peace and securi t y. It also holds out
gre at opport u n i t i e s .

Wh at Canada needs, Crane said, is “a culture
of innovation — one that re c og n i zes and
p ri zes new know l e d ge and ideas, that is ke e n
to part i c i p ate in the global economy, that re c-
og n i zes that part n e rship is essential and that
the investments we make in ideas, infra s t ru c-
t u re, education and outre a ch will be crucial to
our future.”

Canada Needs to Compete in the Global Economy

P re fe rred Concep t
Steeles Ave nue ex p e riences so mu ch tra ffi c
t h at the main focus of future development is
p roposed along the north/south axis
( B ramalea Road). This would also perm i t
better integration with existing re s i d e n t i a l
c o m munities to the nort h .

The urban design plan illustrated a possibl e
c o n fi g u ration of low- to mid-rise stru c t u re s
of human scale that cre ated a street wa l l
condition. Densities would be stru c t u red to
d e c rease nort h wa rd from the principal inter-
section wh e re office development in
“ s i g n at u re” buildings of 15 stories on podi-
ums we re to be locat e d. A protected access
e nv i ronment would link the office node with
the Bramalea GO fa c i l i t y, wh i ch will like ly
be the term i nus for all day service for com-
mu t e rs on the George t own line.

N ew residential development is env i s i o n e d
as a mix of dwelling types, from 10-storey
ap a rtments to walk up ap a rtment bu i l d i n g s
and street townhouses. An open space net-
wo rk consisting of major parks and
connecting linear parks was integrated into

the plan, while stre e t - re l ated retail uses
we re intended to be located along the pri n-
cipal north/south axis. The road pat t e rn and
d evelopment sites we re fo rmu l ated to
enhance existing industrial and evo l v i n g
e m p l oyment uses in the remainder of the
s t u dy are a .

To d ay, the area has no residential compo-
nent. The projected residential populat i o n
for the plan is 14,800 people, in 5,276 units.
The projected employment is 5,700. Th e
total gross floor area permitted for pro p o s e d
n ew development would amount to some
640,300 square metres, of wh i ch 74%
would be residential, 23% office and the
remaining 7% retail. Th e re would continu e
to be 97,200 square metres of industri a l
d evelopment. The net densities would ra n ge
f rom 1.0 to 2.5 FSI.

In order to attain higher modal splits, pro-
vide a superior level of transit service to the
G at eway and GO facilities, and safer pedes-
t rian crossings of major art e rial roads, a
c e n t re median tra n s i t way for local and
regional transit along Steeles Ave nue wa s
a dvo c at e d. This would be integrated with

i n t e r- regional bu sway services envisioned in
the long term along Highway 407.

In total, the proposed mixed use centre and
the increased prominence of the GO ra i l
c o m muter facilities is anticipated to ge n e r-
ate about 3,600 ve h i cle trips and 1,250
t ransit trips in the p.m. peak hour. The intro-
duction of the centre median tra n s i t way and
the tolled ex p re s sway permit the accommo-
d ation of this additional tra ffi c. All
i n t e rsections save one would continue to
o p e rate at an accep t able level of serv i c e.

This area is curre n t ly the subject of some
c o n t rove rs y. Decisions made today could
s h ape how it enters the next stage of its life
cy cle — and provide useful insights into the
f u t u re for similar suburban industrial are a s .

Julius Gorys is senior planner with the urban
and regional planning office of Ontari o ’s
m i n i s t ry of tra n s p o rt ation. David Wat e rs is
senior planner in the City of Bra m p t o n ’s
planning and building dep a rt m e n t .

1 O n t a rio Ministry of Tra n s p o rt ation, The 1993 GO-
Rail Pa s s e n ger Survey

2 The Tra n s p o rt ation Gat eway concept was a key
component of the Ontario Ministry of
Tra n s p o rt at i o n ’s 1988 “Tra n s p o rt ation Dire c t i o n s
for the Gre ater To ronto Area”. 

3 O n t a rio Ministry of Tra n s p o rt ation, Tra n s p o rt at i o n
G at eways Rep o rt, March 1990

ent plan holds lessons
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The fo l l owing new members have been
a c c epted into the Associat i o n :

Allan Scully, senior marketing consultant
with Malone Given Pa rsons Ltd. Wi t h
responsibility for day - t o - d ay manage m e n t
of project operations and re s e a rch ,
S c u l ly ’s has conducted market re s e a rch
and feasibility analysis for va rious re t a i l ,
c o m m e rcial, residential and
re c re at i o n a l / t o u rism projects, incl u d i n g
d e m ographic analysis and pro j e c t s ,
municipal financial impact analy s i s ,
d evelopment ch a rges rev i ew, site selection
and land va l u ation analysis, and economic
fo re c a s t i n g. Voting member.

Mimi Wa rd, project analyst with Malone
G iven Pa rsons. With responsibility fo r
c o m m e rcial development, market oppor-
tunity and impact studies, Wa rd has
c a rried out re s e a rch for small conve n i e n c e
plazas to large regional shopping centre s ,
s u p e rm a rkets, ge n e ral merch a n d i s e rs, new
fo rm at re t a i l e rs and wa rehouse member-
ship clubs. Voting member.

Dan Haye s, investment pro p e rties analy s t
with CB Commercial Group. A re c e n t
gra d u ate from Seneca College ’s Real
P ro p e rty Administration Program, Haye s
is curre n t ly ap p lying to the Institute of
Municipal Assessors for the A.I.M.A.
d e s i g n ation. Associate Member.

I m m e d i ate Past President Ed Sajeck i,
P. E n g, MCIP, PLE, has become ge n e ra l
m a n ager of the Development and
I n f ra s t ru c t u re Division in the City of
B u rlington. The division includes the
P l a n n i n g, Engi n e e ri n g, Env i ronment and
Building Dep a rtments, as well as the
O ffice of Business Development (OBD).
In this new position, he is expected to
look at broader stat egic issues and corp o-
rate dire c t i o n s .

One of his fi rst major projects will be to
re - e n gineer the development ap p l i c at i o n
p rocess. “We ’re re a dy to move into a one-
stop shopping ap p roval pro c e s s ,” Sajeck i
s ays. 

Another major project is to develop future
economic objectives with the OBD.
“ B u rlington tis in a position o be the env i-
ronmental tech n o l ogy centre of Canada,”
he says. With such companies as Zenon
E nv i ronmental, Laidlaw Waste Systems
I n c., and Water Te ch n o l ogy Intern at i o n a l
( fo rm e rly the Canada Centre for Inland
Wat e rs), it alre a dy has a solid rep u t ation in
this sector. It is also one of the fa s t e s t
growing areas for high tech n o l ogy, with
companies such as Gennum Corp. and
CRS Robotics

P rior to moving to Burlington, Sajeck i
was Commissioner of Planning and
Economic Development for the City of
Yo rk. He was prev i o u s ly Commissioner
of Planning for the City of Etobicoke.

A n dy Morp u rgo has resigned from his
Council responsibilities. Born in Tri e s t e,
I t a ly, Andy spent a number of ye a rs in
India, Au s t ralia and New Guinea on
h e avy construction projects, befo re
coming to Canada just in time to super-
vise development of the Don Mills
s u b d ivision with Marshall Mack l i n
M o n aghan Ltd.

Since then, he wo rked with the
D ep a rtment of Planning and Deve l o p m e n t
in To ronto, and the Dep a rtment of

Municipal Affa i rs in Po rt Arthur (wh e re
he active ly promoted the amalga m ation of
Po rt Arthur and Fo rt William as the City
of Thunder Bay). Back in To ronto in
1972, Morp u rgo cre ated the Regi o n a l
P ri o rity Budget for the Dep a rtment of
Tre a s u ry, Economics and Inter-
G ove rnmental Affa i rs (TEIGA). He
re t i red from the position of director of
s t rat egic planning in 1984 (regional pri o r-
ities had been moved to the Dep a rt m e n t
of Nort h e rn Affa i rs by then), but contin-
ued to wo rk on va rious projects, incl u d i n g
a peat fuel pro c e s s .

He joined OLE in the late 1960’s, wh e n
member Eric Hardy was writing the
rep o rt that led to the Thunder Bay amal-
ga m ation. A Council member for many
ye a rs, Morp u rgo served as president in
1981-82, orga n i zed the annual seminars
and prep a red the “A round Queen’s Pa rk ”
column for the Jo u rnal. He has been
spending a lot of time in Italy, but visits
To ronto occasionally. Council offe rs its
thanks for his outstanding effo rts over the
ye a rs, and wishes him a long and hap py
re t i re m e n t .

A n dy Manahan, director of industry
re l ations for the Ontario Home Builders ’
A s s o c i ation, has taken on the job of
p rep a ring the “A round Queen’s Pa rk ”
column for the Jo u rnal. Manahan brings a
wealth of ex p e rtise and contacts to this
column. Welcome ab o a rd !

Please ke ep us info rmed of ap p o i n t m e n t s ,
i n t e resting projects, etc. Call Jim
Ap p l eya rd at (416) 447-3949
or Rowena Moyes at (416) 466-9829,
fax) 466-6829.

M e m b e rs’ Affa i rs

U P C OM I N G
D I N N E R

M E E T I N G S !
Thursday, October 24

Elizabeth Patterson
Assistant Deputy Minister,

Property Assessment
Ontario Ministry of Finance

Thursday, November 28

Tom McCormack
P resident, Strategic Directions Inc. 
economic/demographic forecasts

Member: Golden Task Force
and Who does What panel

Call (416) 340-7818 for
more information

A n dy Morp u rgo 
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It is indeed a gre at honour and priv i l ege to
h ave been elected to this position. I wo u l d
l i ke to thank Council for the confi d e n c e
t h ey have ex p ressed in me.

O ver the nine ye a rs I have been a member
of this Association, I have been interested to
see Council active ly encouraging the
i nvo l vement of yo u n ger members, new
m e m b e rship and support of student mem-

b e rship. This is an important initiat ive and I
f u l ly intend to support it into the future.

The ach i evements of our Association are
d i re c t ly at t ri bu t able to the commitment and
e ffo rts of our membership. It was with
regret that we accepted the re s i g n ation of
A n dy Morp u rgo from his Council re s p o n s i-
bilities. Andy has been re s p o n s i ble for the
A s s o c i at i o n ’s seminars that we have all
e n j oye d. He also has been an active contri b-
utor to our Jo u rnal. He will be sore ly
missed and on behalf of our membership I
would like to thank him for his effo rts ove r
the ye a rs and wish him good health and
success for the future.

Your Council encourages your invo l ve m e n t
and ideas. As a result of Andy ’s re s i g n at i o n ,
Council needs assistance with the
A s s o c i at i o n ’s seminar. If you are intere s t e d
in being invo l ved with this, or other pro-
grams, please do not hesitate to contact us.

Our membership has taken an active inter-
est in current issues, notably pro p o s e d
ch a n ges to assessment in Ontario, as we l l
as proposed ch a n ges to rent control. I
would like to re c og n i ze and thank Ke i t h
H o b c raft, Steve Mullins and John Lang fo r
their submission to the Minister of
Municipal Affa i rs and Housing on re n t
c o n t rol, and Gerald Yo u n g, Ron Mason and

E ric Hardy for their submission on assess-
ment issues to David Crombie and the Wh o
Does Wh at? secre t a ri at .

Fi n a l ly, I would like to note bri e fly some of
the issues wh i ch will be of interest in the
coming months. Besides the issues of
ch a n ges to assessment and rent contro l
mentioned ab ove, I think that deb ate on va l-
u ation issues in investment real estate fo r
institutional ow n e rs will come to the fo re-
f ront again. In addition, I think we can
expect to see major ch a n ges in the way that
p u blic sector real estate is manage d, as a
result of the fiscal pre s s u res faced by all
t h ree tiers of gove rnment. 

Federally, we see organizations like the
Department of National Defence outsourc-
ing management of real estate to the
private sector. The Ontario Realty
Corporation has announced a major
restructuring and downsizing. This trend
represents opportunities for greater private
sector involvement in the management of
the Crown’s real estate assets. 

We will continue to monitor these and other
issues, as they fo rm the basis of our va ri o u s
p rogra m s .

Judith Amoils

P re s i d e n t ’s Message

P R E S I D E N T
Judith Amoils
Manager, Real Estate Group
Coopers & Lybrand Consulting
(416) 229-3169
(fax) 224-2356

I M M E D I ATE PAST PRESIDENT
Edward R. Sajecki
General Manager, Development 
and Infrastructure
Corporation of the City of Burlington
(905) 335-7883
(fax) 335-7842

VICE PRESIDENT AND 
P ROGRAM CHAIR

Bonnie Bowerman
Senior Property Investment Analyst
Aetna Life Insurance Co. of Canada
(416) 864-8603
(fax) 864-8169

T R E A S U R E R
John S. Lang
President
John Lang Appraisals Ltd.
(416) 225-2393
(fax) 225-2501

S E C R E TA RY
Zelma Reive
Real Estate Appraiser
(905) 935-2616

AIMS & MEANS CHAIR
Allan N. Windrem
Vice President, Development
G. M. Sernas Ltd.
(416) 213-7121
(fax) (905) 890-8499

J O U R NAL CHAIR
Keith Hobcraft
President
Bosley, Farr Associates Ltd.
(416) 486-9997
(fax) 480-2589

MEMBERSHIP CHAIR
Allan Mott
(416) 368-6937

MEMBERS AT LARGE
James Appleyard
Retired
(416) 447-3949

M i chael Cane
Senior Vice President
Drivers Jonas
(416) 362-2637
(fax) 362-9828

Ronald Mason
Senior Manager
CP Rail
(416) 863-3162
(fax) 863-3167

C a rla Nell 
Director of Administration
Municipal Tax Equity Consultants
(905) 878-7978
(fax) 878-9092

G a ry J. Wa dd i n g t o n
CN Real Estate
(416) 340-6730
(fax) 340-6764

1996-97 
Council 
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by Andy Manahan

P roposed Te n a n t
P rotection System
On June 25th, Minister of
Municipal Affa i rs and Housing
Al Leach announced pro p o s a l s
to re fo rm Ontari o ’s rent contro l
system. The Standing
Committee on Genera l
G ove rnment heard pre s e n t at i o n s
in To ronto and in eight other
cities up to September 5.

Under the proposals, rent guide-
lines would not ap p ly to new
c o n s t ruction, but would ap p ly to
sitting tenants. Th e re is a
“ d e c o n t ro l / re c o n t rol” twist, in
t h at, once a unit became vacant, it also
would not be subject to rent controls: the
n ew rent would be based on nego t i at i o n
b e t ween the landlord and tenant. Howeve r,
once the new rent had been set, rent guide-
lines would ap p ly.

It seems the Province did not contemplat e
t h at turn over might be pro bl e m atic duri n g
soft markets when rents on vacant units
might actually decre a s e. When the re n t a l
housing market re c ove re d, landlords of
these units would be limited to the guide-
lines because of re c o n t rol, not to wh at the
m a rket would then bear. Among other
things, this would make planning for cap i t a l
ex p e n d i t u res more diffi c u l t .

I n d u s t ry groups have called for Ontario to
c o m p l e t e ly phase out rent controls, to
rebuild private sector confi d e n c e. In add i-
tion, in order to bri d ge the gap betwe e n
economic and market rents, other measure s
called for in the Lampert rep o rt must be
implemented: fa i rer GST tre atment, more
e q u i t able pro p e rty taxes and re m oval of
c apital taxes. The Gove rnment intends to
repeal the Rental Housing Protection Act.
(See the rep o rt on OLE’s position pap e r, on
p age 2.)

C rombie Pa n e l
The Who Does Wh at panel, set up May 30
under chair David Cro m b i e, has an enor-
mous mandate: to begin a complete
overhaul of the delive ry and funding of gov-
e rnment services at the provincial and
municipal levels. Goals are to reduce wa s t e,
d u p l i c ation and the ove rall cost of gove rn-
ment. Some re c o m m e n d ations have alre a dy
been made. Lots more are coming. 

(See the art i cle on page 2 of this issue fo r
p ro p e rty tax and assessment issues.)

C o n s u l t ation on Refo rm i n g
E nv i ronmental Pro t e c t i o n
The Ministry of Env i ronment and Energy
has released a consultation paper on re fo rm-
ing 80 reg u l ations, to streamline operat i o n s ,
reduce red tape and re m ove barri e rs to job
c re ation. The document, entitled
R e s p o n s ive Env i ronmental Protection, is
ava i l able on the Internet (www. e n e. gov.
on.ca). Among the proposals are: 

* re m oving the re q u i rements fo r
C e rt i fi c ates of Ap p roval for env i ro n m e n-
t a l ly insignificant activities and
implementing a Standard i zed Ap p rova l
R eg u l ation instead

* i m p roving the Env i ro n m e n t a l
Assessment pro c e s s

* s t reamlining the process for delive ry of
t ra i n i n g, cert i fi c ation, licensing and
a c c re d i t at i o n

R eg u l ations concerning air quality, energy,
pesticides, spills, waste management and
water quality are also under rev i ew. 

E nv i ronmental groups say the
E nv i ronmental Bill of Rights regi s t ry has
had too many notices, wh i ch obscures mat-
t e rs of env i ronmental significance: a new
cl a s s i fi c ation system will be deve l o p e d, so
l ow-impact proposals wo n ’t have to be
p o s t e d. 

The consultation period ended in mid-
S ep t e m b e r. Now, MoEE is developing dra f t
reg u l ations and non-reg u l at o ry ap p ro a ch e s .

Land Tra n s fer Ta x
R eb at e
The rules for Land Tra n s fer Ta x
reb ates for fi rst time home
bu ye rs have been ch a n ged to
a c c o m m o d ate the longer cl o s i n g
p e riods for condominium pur-
ch a s e rs. The refund is ava i l abl e
to purch a s e rs who occupy their
n ew homes (principal re s i d e n c e
o n ly) up until the end of
December 31, 1997. The dead-
line for ap p l i c ation for the
refund has been extended by
one year to December 31, 1988.
M a x i mum LTT reb ate re m a i n s
at $1,725.

Building Code Change s
The re q u i rements introduced in 1993 by the
p revious Housing Minister for full height
basement insulation and dra i n age laye rs in
n ew houses will no longer ap p ly. This re t u rn s
O n t a rio to the standard of construction used
in the rest of Canada. A Ministry pre s s
release estimated these ch a n ges will save new
home bu ye rs ap p rox i m at e ly $1,000.

C o n t a m i n ated Sites
The new Guideline for Use at Contaminat e d
Sites in Ontario contains ge n e ric clean up
c ri t e ria for many more organic and inor-
ganic elements. Requirements diffe r,
d epending on whether the land is to be used
for agri c u l t u ral, re s i d e n t i a l / p a rkland or
c o m m e rc i a l / i n d u s t rial uses, and wh e t h e r
ground water is potable or not. Pro p o n e n t s
m ay use back ground levels (defined) or site
s p e c i fic risk assessment instead. 

M o re fl exibility is allowed through such
n ew concepts as strat i fied clean up (more
s t ri n gent cri t e ria met in the top 1.5 m below
grade), and risk management measure s
u n d e rt a ken with the agreement of the
mu n i c i p a l i t y. If either of those is used,
notice must be regi s t e red on title to adv i s e
f u t u re ow n e rs .

M u ch more of the onus for compliance is
placed on ow n e rs and their consultants: an
a c c re d i t ation program for consultants will
be developed to ensure consistency, bu t
t h e re will be no sign off by MoEE. Wh i l e
i n d u s t ry has cautiously welcomed the new
g u i d e l i n e, concerns about ongoing liab i l i t i e s
and difficulties in meeting fi n a n c i n g
re q u i rements continu e.

A round Queen’s Pa rk


