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Learning goals

1. Explore the role of the Municipal Property Assessment 
Corporation (MPAC)

2. Understand how multi-residential properties are valued in 
Ontario

3. Understand how non-profit housing providers are impacted by 
Ontario’s tax system

4. Explore how Altus Group Limited is assisting some non-profit 
housing providers in appealing property assessments
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Who is MPAC?
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• ONTARIO’S 2015 ASSESSMENT ROLL
THE MUNICIPAL PROPERTY ASSESSMENT CORPORATION (MPAC) 

is an independent, not-for-profit corporation funded by Ontario’s municipalities

13-MEMBER
Board of Directors 

Made up of municipal, 
Provincial and taxpayer 

representatives, 
appointed by the 

Ministry of Finance

OVERSIGHT
provided by the 

Ministry of Finance

MPAC is responsible for assessing and classifying all properties in Ontario in compliance 
with the Assessment Act and related regulations set by the Ontario Government.

OVER 1,700 
employees across 

the province
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Our Role

Accurately 

assess and 

classify more than 

5 million 

properties 

Respond to 

enquiries from 

property 

taxpayers and 

municipalities/ 

taxing authorities

Deliver 

Assessment 

Rolls each year

Provide 

Supplementary/ 

Omitted Listings 

(growth)

Other 

legislated products:

- Preliminary List 

of Electors

- Jury Duty Lists

- Population 

Reports



© MPAC© MPAC

Ontario’s Property Assessment System
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2016 Assessment Update
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2016 Assessment Update Delivery
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In 2016, MPAC updated the values of Ontario’s 5 million properties to reflect 
a valuation date of January 1, 2016.
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Assessment Methodology Change 
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 In late 2015, MPAC undertook consultation with provincial, municipal and industry 
representatives to discuss its approach to the assessment of multi-residential 
properties.

 The consultations were undertaken as part of the new Assessment Methodology 
Change Protocol established by MPAC and the Ministry of Finance.

 MPAC also met with the Federation of Rental-Housing Providers of Ontario, the 
Co-operative Housing Federation of Canada (Ontario Region Office) and the Ontario 
Non-Profit Housing Association to walk through the proposed change in 
methodology.

 As a result of feedback received from consultations, MPAC valued multi-residential 
properties using the Direct Capitalization approach for the 2016 Assessment 
Update.
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How we assess Multi-Residential 
Properties
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The Assessment Act
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 All real property in Ontario is liable to assessment and taxation, subject 
to certain exemptions. 

 The assessment of land shall be based on its current value.

 Current value is a measure of market value:

“the amount of money the fee simple, if unencumbered, would realize if sold at 
arm’s length by a willing seller to a willing buyer.” 
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Assessing Multi-Residential Properties
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The Assessment Act requires MPAC to classify properties for taxation 
purposes. There are 9 classes and several optional and sub-classes of 
property:

 Multi-Residential properties are classified in either the Multi-Residential or New 
Multi-Residential Property Class. 

The New Multi-Residential Property Class was optional until this year:

 As such, all property that was in the optional class and all multi-residential 
property that was built or converted after April 20, 2017 is now classified in the 
New Multi-Residential Property Class.

 This change was announced as part of the province’s Fair Housing Plan.
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Recent Legislative Changes
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The province passed the Promoting Affordable Housing Act in December 2016, 
which includes the following key changes:

 Providing municipalities with the option to implement inclusionary zoning that requires 
affordable housing units to be included in residential developments; and

 Exempting secondary suites such as above-garage apartments or basement units from 
development charges.

The 16-point Fair Housing Plan was introduced on April 20, 2017. The Plan 
includes several proposals related to multi-residential properties:

 As of April 20, 2017, New Multi-Residential is a mandatory property class 

 Expanded use of rent controls for all private rental housing units. The rent increase 
guideline will be capped at 1.8 per cent in 2018.

 The introduction of a new $125 million, five-year program to encourage construction of 
new rental apartment buildings by rebating a portion of development changes.
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Assessing Multi-Residential Properties
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MPAC uses the income approach to value 
multi-residential properties. This approach 
looks at the annual market rental income 
and also considers other income that can be 
generated by the multi-residential property. 
A market analysis is completed to determine 
the capitalization rate, which is then applied 
to the net income to create a current value 
for the property.

MPAC uses the direct capitalization method 
of converting an expected stream of income 
into a current value.
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Determining Assessed Values
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MPAC updates and collects data from various 
sources:

 Building Permits
 Sales Transactions
 Request for Reconsideration 
 Appeals
 Tax Applications
 Land Severances
 On-site Property Inspections
 Rent Rolls (rental agreements)
 Income and Expense Reporting (PIER)
 Third party data:

Canada Mortgage and Housing, Farm Credit Canada, 
Federation of Rental Property Owners, etc.

2016 VALUES
January 1, 2016 Valuation Date

DATA COLLECTION & PREPARATION

MARKET ANALYSIS

PROPERTY VALUE REVIEW

+

+

=
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Determining Assessed Values
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MPAC reviews all sales to determine:
 Conditions of Sale
 Chattels

MPAC reviews information to 
determine significant variables: 
 Location 
 Building Design
 Classification
 Rental Income
 Vacancy Rates
 Operating Expenses 2016 VALUES

January 1, 2016 Valuation Date

DATA COLLECTION & PREPARATION

MARKET ANALYSIS

PROPERTY VALUE REVIEW

+

+

=
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Determining Assessed Values
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2016 VALUES
January 1, 2016 Valuation Date

DATA COLLECTION & PREPARATION

MARKET ANALYSIS

PROPERTY VALUE REVIEW

+

=

+

 Fair Market Rents (FMR) are applied 
and reviewed

 Normalized Expense Ratios are applied

 Cap Rates are applied

 Preliminary values produced

 Fine-tuning & final property value 
review
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Sample Calculation

20



© MPAC

Valuing Multi-Residential Properties
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Valuing Multi-Residential Properties – Sample Calculation

10 one bedroom units 10

Market Rent $1,000

Potential Gross Income $120,000 ($1,000 *10) * 12 (months) = $120,000 

Operating Expense:

Management 5% $5,880 ($117,600 * 5%) = $5,880 
Property Tax 15% $17,640 ($117,600  * 15%) = $17,640 
Building Insurance 1% $1,176 ($117,600  * 1%) = $1,176 
Administration 4% $4,704 ($117,600  * 4%) = $4,704 

Utilities 12% $14,112 ($117,600  * 12%) = $14,112 

Repairs and Maintenance 13% $15,288 ($117,600  * 13%) = $15,288 

Total Operating Expenses $58,800

Vacancy and Collection Loss 2% $2,400 ($120,000 * 2%) = $2,400 

Effective Gross Income $117,600 ($120,000 - $2,400) = $117,600

Net Operating Income $58,800 ($117,600  - $58,800) = $58,800

Cap Rate 5% Determined by market transactions (sales)

Current Value Assessment $1,176,000 ($117,600 / 5%) = $1,176,000
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Advanced Disclosure
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Access to Business Property Information
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How Assessment Works
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My Property

27



© MPAC

Reports

28



© MPAC

My Neighbourhood
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New for 2016: Market Trends
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2016 Multi-Residential Values Explained
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2012 to 2016 Current Value Assessment Impact for the GTA

Region Muncipalities Class 2012 CVA 2017 CVA Total Increase % Change 

2016/2017

9 City of Toronto MT $30,554,655,413 $46,968,968,553 54% 13%

NT $1,464,780,718 $1,996,275,891 35% 9%

13 Ajax, Brock, Clarington, Oshawa, 

Pickering, Scugog, Uxbridge, Whitby
MT $1,631,980,580 $2,362,344,509 45% 10%

14 Newmarket, Richmond Hill, Vaughan, 

Whitchurch-Stoufville
MT $2,059,609,049 $2,655,693,904 29% 7%

15 Brampton, Burlington, Caledon, Halton

Hills, Mississauga, Oakville, Milton
MT $7,792,710,900 $12,092,067,600 55% 13%

NT $32,132,000 $39,975,300 24% 2%

Property Tax
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Appeal Dates and Costs

- Appeal and Request for Reconsideration deadlines for all properties in the multi-residential and new

multi-residential tax class is March 31, 2018.

- Any appeals filed for 2018, would apply to the assessment applicable for taxation in 2018-2020.

Appeals can no longer be filed for the 2017 tax year.

- As of January 1st 2017, the cost to file an appeal with the Assessment Review Board (ARB) is $300 for

multi-residential property with 7 units or more, and $125 for those with 6 units or less.

- If the appeals are not resolved in the first year of appeal, the complaints for the following year would be

deemed. The only time this does not apply is when we begin a new assessment cycle.

Property Tax
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Reasons to Appeal – Potential Issues for all Multi-Residential

- Change of valuation model by MPAC;

- High increase in assessment year over year in the GTA and other areas of Ontario;

- Some cap rates not representative of the actual market, dependent on property age and location;

- Market expense ratios being applied by MPAC, may not be reflective of actual expenses for individual 
properties;

- Standard vacancy applied; does not account for properties with above average vacancy;

- Potential gross income calculated on “market” rents, does not take into consideration rent control.

Property Tax
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Reasons to Appeal – Potential Issues for Not For Profit Housing

- Property assessments have never been reviewed due to the property taxes being subsidized. Once the agreement no

longer exists there could be many factual issues with the information on file with MPAC.

- Market rents disregard subsidized and below market rents because the Legislation instructs MPAC to value the property

as “unencumbered”. This means that the market rents determined by MPAC for “not for profit” housing are calculated

based on the market rents, typical expenses and capitalization rates of a typical “for profit” multi-residential dwelling.

- For the new cycle MPAC has classified multi-family dwelling into the four categories outlined below. Not for Profit

housing could be incorrectly classed as an Average building, depending on the property location and condition.

- A: High End/Luxury

B: Above Average

C: Average

D: Below Average 

- Above average expenses. In some cases, above and beyond that of a typical multi-residential building, not for profit

expenses fall into an above average range.

- Capitalization rates could require an adjustment to reflect the higher risk attributed with not-for-profit housing.

Property Tax
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Exemption Issues

- As mentioned in ONPHA’s QuickConnections, MPAC has not been consistent in the treatment of non-profit housing providers
across the province.

- There are circumstances where housing providers have had their property changed from a taxable status to exempt through an
assessment appeal or an application to court.

- Proceeding with the process in determining whether a property should be returned as exempt requires full disclosure to MPAC. The
information required by MPAC would include in part;

- Ownerships status – Not for Profit/Charity

- Mission Statement

- Affiliation to the community/church

- Rent geared to income

- Subsidy status

- The Assessment Review Board (ARB) will not hear matters related to whether a property should be exempt. However, MPAC has
the ability to resolve tax class matters if they are in agreement that the property has been returned in the incorrect class. If MPAC is
not in agreement, the matter must be pursued through an application to court.

Property Tax
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Notice of Rent Reduction

- Under Section 131 of the Residential Tenancies Act, Municipalities are required to issue notices of rent reduction

to landlords and tenants when property taxes decrease by 2.49% or more year-over-year.

- Landlords will receive notice between June 1st and September 15th, and tenants will receive notice between

October 1st and December 15th.

- More notices have been issued in 2017 than prior years due to multiple factors:

- Large swings in property assessments due to the reassessment and change in methodology;

- For 2017, a tax freeze to the Multi-Residential tax class has been applied to Municipalities where the ratio between

the multi-residential tax class and the residential tax class was 2.0 or greater. In these Municipalities, depending on

the revised amount of both your assessment and the tax rate, rent reduction notices might be warranted.

- The Residential Tenancies Act Section 132 allows for a landlord to file an application for variance against the

notice if it is not accurate.

- The deadline to file an application is the latter of 90 days or March 31st of the following year.

Property Tax



Contact Us
Altus Expert Services, Altus Group

Carrie-Lynn Marcotte
Senior Manager, Business Development, Property Tax
Altus Group Tax Consulting Paralegal Professional Corporation

D: 416-641-9611 | T: 416-641-9500 Ext 1072 | M: 416-346-4395

carrie.marcotte@altusgroup.com

Property Tax

Geoff Watts, MIMA
Director
Altus Group Tax Consulting Paralegal Professional Corporation

D: 519.642.6227 | T: 519.434.9696 Ext 1797 | M: 519.281.5792

geoff.watts@altusgroup.com



Thank you.





Thank you!

ONPHA values your opinion. Please complete a session 
evaluation.


