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Dra� Plan of Condominium for: 

 1-4 Balmoral Place, Brockville, ON 

and 

4,8,10,12,14,16 Car�er Court, 1390 - 1410 Kensington Parkway, Brockville, ON 

Introduc�on-Background   

About the Applicant  

The Simple Investor Real Estate Group Inc. (“SIREG”) commenced 14 years ago to help educate and provide 
investment opportuni�es to the public on the advantages of owning investment real estate.  

SIREG helps investors to achieve genera�onal wealth with a hands-off approach for the investor, separating 
their ownership and investment. Through an approved Dra� Plan of Condominium, the investor acts solely 
as a condominium real estate investor, like an investor who has invested in a real estate REIT, joint venture, 
syndica�on, or real estate investment company.  

SIREG manages 50+ buildings, transla�ng into over 3,000 units across Ontario including Kitchener/ 
Waterloo, London/Thamesville, Woodstock, Tillsonburg, Listowel, Sarnia/Corunna, Welland, Hamilton, 
Windsor, Peterborough, Brockville, North Bay, and others. We have over 1,200 investors trus�ng SIREG with 
their investments and we look forward to con�nuing to carry out our goal and responsibility of educa�ng 
and assis�ng investors in crea�ng genera�onal wealth by providing and maintaining safe, full range and mix 
of housing that is “affordable” in secondary markets throughout Ontario.   

The vehicle to do so is the Dra� Plan of Condominium which serves to change the ownership from single 
ownership to condominium ownership- a change in ownership only.  

 As the subject proper�es are with 2 separate sites owned by SIREG—separately registered-- condominium 
corpora�ons are being requested to be created for each of the two sites.  

About Condominium Conversion 

The proposed Dra� Plans of Condominium is a change in zoning from an approved Dra� Plan of 
Subdivision(s) to a Dra� Plan of Condominium(s) within long exis�ng zoned proper�es having gone through 
the en�re planning process --Official Plan, Dra� Plan of Subdivision, Site Plan and Building 
Permit/occupancy/assump�on-- providing “residen�al” rental proper�es for decades. The Dra� Plan of 
Condominium is to allow for a change in ownership with no change in the physical property or permitted 
“residential” land use.   

To achieve and maintain the exis�ng “residential” land-use, each unit is not owner/occupied; instead, each 
unit is tenant/occupied preserving the rental housing stock. This is possible as the owner/investor does not 
purchase the home on the “open market” or Mul�ple Lis�ng Service, MLS, normally used for 
owner/occupied condominium ownership. More importantly, the owner/investor is not a party to the 
leased condominium/rental unit owned thereby preserving and protec�ng the tenancy agreement as 
required by the Official Plan condominium policy.  



4 | P a g e  
 

The rental universe in Brockville includes the subject property, before and after an approved Dra� Plan of 
Condominium. The subject proper�es are rental premises and “grandfathered” within the Residen�al 
Tenancies Act since the 1970s and 1980s. Nothing within the Dra� Plan of Condominium will change the 
residential rental use or any exis�ng tenancy agreement. 

By allowing for a change in ownership with the prospec�ve investor/owner, our property management 
company, SIREG Management Inc., enters into a management agreement with the investor/owner from 
dealing with either the tenant, tenancy, or management of the unit as they are not a party to any 
agreement. The condominium owner/investors do not exist as a party to the tenancy with their investment 
providing total and complete tenant protection. Atached hereto is Appendix 1, a copy of the SIREG 
Property Management Agreement.  

We respec�ully submit this report to provide jus�fica�on for the conversion of the above-referenced 
proper�es from residential/rental use to residential/rental use within a condominium, i.e., a change in 
ownership only.  Our company has experience in managing and developing successful condominiums in 
Ontario. This condominium conversion will seamlessly benefit the condominium owner/investor, tenants, 
and the community of Brockville.  

Professionals 

The applicant’s lawyer is Larry Zimmerman, Zimmerman Law, 3338 Dufferin Street, Toronto, ON.  

The applicant’s in-house legal counsel is Jasdeep Dhillon, The Simple Investor Real Estate Group, 1075 
Suton Dr, Burlington, ON.  

The applicant’s engineers, and surveyors are MTE Consultants, Burlington, ON, providing a Building 
Condi�on Report, Reserve Fund Study, and survey to comply with the Condominium Act, municipality 
condi�ons of approval, and the Land Registry Office.  

The applicant’s engineering firm, Planit Measuring, provides engineering and measurement services under 
the Condominium Act, to the sa�sfac�on of the municipality and Land Registry Office.  

The applicant’s licensed “condominium provider” under the Condominium Authority of Ontario, and 
registered Officer/Representa�ve with the Landlord and Tenant Board, under the Residen�al Tenancies Act, 
is SIREG Management Inc. represented by Bernie DiVona, Vice-President, Finance and Management 
Services.  
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Legal Ownership of Subject Property 

“SIREG,” through its affiliated companies, SIREG 1-4 Balmoral Inc., SIREG 4 Cartier Inc., SIREG 1390 
Kensington Inc., and SIREG 1400-1410 Kensington Inc. are the owners of these proper�es since October 19, 
2021. Atached hereto in, Appendix 2, is a copy of the Transfer Instruments, Atached hereto at Appendix 3 
to Appendix 5 are the survey and site plans or subdivision agreements for each property.  

 

Dra� Plan of Condominium Descrip�on of Property 1 of 2: 1-4 Balmoral Place 
Brockville, ON consis�ng of 158 units 

This property is an irregular-shaped property approximately 4.6 acres in area. The site is occupied by 4, 
three-story residen�al apartment buildings. The buildings constructed in 1972 and consist of a total of 158 
residen�al apartment units with par�al basement levels at each building. The subject site is rectangular in 
shape, having approximately 100 feet of frontage on the west side of Balmoral Place, a maximum depth of 
approximately 396 feet (northern boundary), and a maximum width of approximately 450 feet (western 
boundary). 
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Grade-level parking is located adjacent to the south eleva�ons of site buildings A and B with parking 
provisions for approximately 75 vehicles and adjacent to the north eleva�ons of site buildings C and D with 
parking provisions for approximately 85 vehicles. A total of 160 parking spaces exists on-site.  

The subject property abuts Highway 401 and employment zones to the north and west. Brockville is home 
to several large industrial manufacturers (3M, Trillium Canada, Shell Canada, and Giant Tiger). As a result of 
its diversified economic base, the city con�nues to exhibit a stable growth rate and posi�ve economic 
outlook. It is also located in a primarily residen�al neighborhood (R6, Residen�al Mul�ple). The 158-unit 
mul�-residen�al property has normally and consistently provided rental “residen�al” use for families of 
Brockville. The loca�on is amenity-rich, whether it be community services, educa�on, recrea�on, or 
shopping.  
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Dra� Plan of Condominium Descrip�on of Property 2 of 2:  4,8,10,12,14,16 Car�er 
Court and 1390-1410 Kensington Parkway, Brockville, ON consis�ng of 186 units 

This site is an irregular-shaped property with approximately 6.60 acres in area. The site is occupied by nine, 
three-story (with the ground floor par�ally below-grade) residen�al buildings with a total of 186 residen�al 
units. The site is complete with asphalt paved parking areas and laneways throughout with parking 
provisions for approximately 120 vehicles.  
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The subject property is near Highway 401, Brockville GO sta�on, and employment zones. The loca�on is 
amenity-rich whether it be schools, hospitals, parks and recrea�on and retail, and grocery.  
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Dra� Plan of Condominium – Planning Overview 

The subject proper�es described above are all Official Plan, Dra� Plan of Subdivision, Zoning Amendment, 
Site Plan, Building Permit/Occupancy/Assump�on approved by the Municipality to provide “residen�al” 
zoned land-use, in the form of rental housing since 1972. The subject proper�es have gone through the 
complete planning cycle and obtained all the necessary municipal approvals.  

The Dra� Plans of Condominium are with existing proper�es and not “new” condominium developments. 
From a planning perspec�ve, the proposed Dra� Plans of Condominiums do not require technical reports, 
or studies, normally required with a “new” Dra� Plan of Condominium under the Planning Act. The 
proposed objec�ve is a change in ownership only to permit diversity of ownership and investment with the 
Brockville proper�es.  

The Dra� Plan of Condominiums proposed will not result in any change to the physical proper�es, 
demanding engineering/building/works/parks/recrea�on servicing or change to the infrastructure or 
exis�ng municipal servicing. There will be no change before or after the Condominium conversion with the 
physical property, use, or change as the proper�es are long-exis�ng within Brockville.   

In addi�on, the Planning Act notably does not require the pos�ng of “notice” to the public normally 
required with a Dra� Plan of Condominium as the proposed Dra� Plans of Condominium are with exis�ng 
approved proper�es affec�ng a change in ownership only and not any physical change to the property, 
servicing, or residen�al use, as supported by the Planning Act with condominium conversions. Also, Bill 23 
“More Homes Built Faster Act” also has reduced communica�on to the public requirements. Fundamentally, 
the applicant has made Dra� Plan of Condominium applica�ons throughout Ontario without the need for 
any “public meeting” or “notice”. We request review and direc�on from the City of Brockville with the need 
to provide any no�ce or pos�ng of the Dra� Plan.      

However, the Dra� Plans of Condominium are subject to the Official Plan Policy of the City of Brockville in 
which condi�ons of approval are required prior to final approval. For example, a Building Condi�on Report 
and a Reserve Fund Study shall address site plans or building standards to the sa�sfac�on of the 
municipality per Official Plan Policy 3.5.1.7 (1)(iii).  

This Jus�fica�on Report is prepared acknowledging SIREG is to comply with the City of Brockville Official 
Plan-Condominium Conversion Policy 3.5.1.7, Condominium Act, and Residen�al Tenancies Act, providing 
tenant protec�on. 
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Dra� Plan of Condominium – Requirements  

While the proposed Dra� Plans of Condominium do not require technical reports/studies normally 
associated with a “new” condominium within the Planning Act, compliance with various legisla�on or 
regula�ons:      

1. The Provincial Policy Statement.  
 
Provides a guideline for municipali�es with condominium conversions to follow. 
 

2. Official Plan Policy of the City of Brockville – 3.5.1.7 Condominium Conversion.  
 
Implemen�ng the Provincial Policy Statement as determined by the City of Brockville. 
 

3. Condominium Act of Ontario.  
 
Dra� Plan of Condominium shall follow the Condominium Act and implement the Dra� Plan of 
Condominium Official Plan Policy of the municipality.  
 

4. Residen�al Tenancies Act of Ontario.  
 
Dra� Plan of Condominium to be following the Official Plan Policy requiring tenant protec�on and 
maintaining and preserving the rental market in Brockville.  
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Provincial Policy Statement (“PPS”) of Ontario, Compliance – Appendix 6 

The Provincial Policy Statement provides municipali�es “shall comply and conform” to the Provincial Policy 
Statement of Ontario, and municipali�es shall do so by introducing and implemen�ng their own Official 
Plan and/or Zoning Amendment.  

“Land use planning decisions made by municipalities, planning boards, the province, or a commission or 
agency of the government must be consistent with the Provincial Policy Statement. Where provincial plans 
are in effect, planning decisions must conform or not conflict with them.”  

         PPS 2020, Page 4. 

The proposed Dra� Plans of Condominium applica�on is made recognizing the role and importance of 
adhering to the Provincial Policy Statement as implemented by the Official Plan of the City of Brockville 
Official Plan 6.4.5.1.  

 

“Municipalities Official Plan Policy is the “implementation vehicle of the Provincial Policy Statement.” 

“As a key part of Ontario’s policy-led planning system, the Provincial Policy Statement sets the policy 
foundation for regulating the development and use of land. It also supports the provincial goal to enhance 
the quality of life for all Ontarians.” 

“Municipal official plans are the most important vehicle for implementation of this Provincial Policy 
Statement and for achieving comprehensive, integrated, and long-term planning. Official plans shall identify 
provincial interests and set out appropriate land use designations and policies.”  

“Zoning and development permit by-laws are also important for implementation of this Provincial Policy 
Statement. Planning authorities shall keep their zoning and development permit by-laws up to date with 
their official plans and this Provincial Policy Statement.”  

          PPS 2020, Page 1.  

Specifically, S.3 of the Planning Act provides that where a municipality is exercising its authority affec�ng a 
planning mater, such decisions shall be consistent with all policy statements issued under the Act and 
related legisla�on. The City of Brockville, Official Plan condominium conversion policy 3.5.1.7   implements 
the PPS. 

Municipalities shall provide a range of housing and permits and promote the well-being of current and 
future residents be accommodated considering existing building stock. 

 The “PPS” is important from a Dra� Plan of Condominium perspec�ve as it directs and guides 
municipali�es to provide a range and mix of housing and “consider existing building stock.” The Dra� Plan 
for Condominium assures a full range of long-exis�ng rental housing con�nues uninterrupted.  The 
proposed Dra� Plans of Condominium is to provide a change in ownership only while promo�ng and 
sustaining the exis�ng rental housing universe.  
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The City of Brockville’s Official Plan vision mirrors the Provincial Policy Statement suppor�ng a “complete 
community” with a “full range and mix of housing.”  

The Dra� Plans of Condominium shall result in protec�ng and preserving the exis�ng “full range and mix of 
housing” by affec�ng a change in ownership to enhance investment with the “exis�ng housing.”  

The well-being of current and future residents and promoting residential intensification where it can be 
accommodated considering existing building stock efficient use of infrastructure and public service 
facilities and where it does not impact on environmental features.  

The proposed Dra� Plans of Condominium will ensure the “well-being” of current and future 
tenants/residents by u�lizing exis�ng infrastructure and public services not having an impact on 
environmental features, unlike a “new” Dra� Plan of Condominiums requiring servicing and infrastructure 
support considera�ons impac�ng the environment.  

“Efficient use should be made of existing and planned infrastructure, including through the use of 
transportation demand management strategies, where feasible” – PPS pg.20 

The subject proper�es are all long-exis�ng proper�es, using exis�ng infrastructure, exis�ng public services 
to efficiently deliver to the demand.  

The “PPS,” as amended, requires Municipalities to take into consideration, in the case of rental housing, 
the least expensive of: 

• A unit for which the rent does not exceed 30 percent of gross annual household income for low and 
moderate-rate households. 
 
OR 
 

• A unit for which the rent is at or below the average market rent of a unit in the regional market 
area.  

The proposed Dra� Plans of Condominium is with an exis�ng community in which affordability shall be 
examined with the “Analysis” sec�on of this jus�fica�on report in accordance with the Provincial Policy 
Statement and the City of Brockville Official Plan.  
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Summary 

The Provincial Policy Statement, PPS, recognizes the need for and importance of the role a municipality has 
in providing both a mix and range of housing, “affordability” of housing, efficient u�liza�on of 
infrastructure, transporta�on, and services to generate a healthy community. The Dra� Plans of 
Condominium are with long-exis�ng residen�al/rental land use communi�es providing an “affordable” mix 
and range of housing using exis�ng infrastructure. The Dra� Plans of Condominium serve as the vehicle 
ensuring what exists both before and a�er approval is preserved and con�nued with a broader diversity of 
investment change in ownership only.   

In our view, the City of Brockville has implemented the PPS to achieve these goals for a “healthy 
community”: ensuring the range, mix, and tenures of housing are available, and providing efficient use of 
exis�ng infrastructure, transporta�on, and services to benefit the environment. The Dra� Plans of 
Condominium delivers each objec�ve as an approval is solely with a long-exis�ng and not “new” change in 
registered ownership.  

The Dra� Plan of Condominium achieves the PPS and Official Plan goals, as the proposal is with exis�ng 
rental housing communi�es, thereby fundamentally preserving and protec�ng the exis�ng infrastructure, 
transporta�on, servicing, and rental use needed to ensure a healthy community.  

The Dra� Plan of Condominium conforms to and is consistent with the policies of the PPS and 
implemen�ng Official Plan of the City of Brockville to enact a change in ownership only. 

Please see attached hereto at Appendix 6 for the relevant sections of the PPS referenced above.  

 

 

 

 

 

 

 

 

 

 

 

 

 



19 | P a g e  
 

Compliance with the City of Brockville – Affordable Housing Policy 3.5.1.2 and 
3.5.1.7 Condominium Conversion Policy – Appendix 7 

Official Plan Vision 

The vision and guiding principles (1.1.2) of the City of Brockville’s Official Plan are consistent with the 
Provincial Policy Statement. The vision and guiding principles in this sec�on, intended to guide growth and 
land use planning decisions by ensuring local priori�es, knowledge, preferences, and aspira�ons for 
Brockville’s future:  

• Creation of a complete and sustainable community. 
• Community that provides access to a full range and mix of housing.  
• Diverse mix of jobs, retail opportunities, community services and facilities.  
• Recreational and open space opportunities as the largest community within the Frontenac Arch 

Biosphere Reserve. 
• Supports a diverse range, mix of land uses, and ensures the preservation of the cultural heritage 

and character of Brockville’s downtown and surrounding area.  

City of Brockville Official Plan Affordable Housing Policy 3.5.1.2 

The City of Brockville’s Official Plan Policy 3.5.1.2 outlines an affordable housing strategy, which the 
applicant follows through its investment model as detailed within the Introduc�on of this report.  

“The City shall recognize the value of older residential neighborhoods and shall support the maintenance 
and improvement of established neighborhoods and older housing stock through measures such as 
participation in senior government programs.” 3.5.1.2.5 (12).  

 SIREG submits the Dra� Plans of Condominium will result in a “stable residen�al market”, “value of older 
residen�al neighborhoods and shall support the maintenance and improvements of established 
neighborhoods”. The City of Brockville shall cooperate with the private sector (i.e. “SIREG”) in order to 
provide sufficient, diverse, and affordable housing and a stable residen�al housing market. 

SIREG offers a full range of housing types by conver�ng the subject proper�es to condominiums in the area, 
while sustaining the affordable housing in place.  The subject proper�es reflect a full range of affordable 
housing in the form of row/townhomes and low-rise residen�al buildings within the Brockville rental 
universe.  

• “Supporting increased residential densities in appropriate locations and a full range housing type, 
adequate land supply, redevelopment and residential intensification.” 

SIREG is not increasing the residen�al densi�es through either redevelopment or intensifica�on; instead, it 
is preserving and protec�ng the full range of housing in which could be considered housing that is 
“affordable”.  

• “Supporting the reduction of housing costs by streamlining the development approvals process.” 
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SIREG’s proposal for a Dra� Plan of Condominium, a condominium conversion applica�on for a change of 
ownership only in line with the City’s policy for streamlining the approval process using the Dra� Plan of 
Condominium, without the need for many of the studies and reports required with “new” Dra� Plans of 
Condominiums. There is also no change or development required for the physical characteris�cs of the 
subject’s proper�es.  

• “Encouraging larger residential development proposals comprising a high-density residential 
component, to include 25 percent of the proposed units to be a mix of housing types and/or unit 
sizes with a view to accommodating affordable housing”. 

SIREG has purchased larger residen�al exis�ng developments compromising of “higher density” residen�al 
components with the Brockville “universe” of total residen�al housing. In doing so, 100% of the “mix of 
housing types and/or unit sizes is with a view of accommoda�ng affordable housing.” This is demonstrated 
and concluded as the units to be converted by a mix of affordable housing exceed the exis�ng rental 
housing stock by type.  

Summary  

SIREG’s investment model ensures 100 percent of the units will accommodate affordable housing since 
SIREG views the tenants as an asset and assumes all tenancy agreements.  

SIREG’s investment model has a profound impact with preserving and protec�ng the “value of older 
residen�al neighborhoods”, in which the investment will “maintain and improve established 
neighborhoods.”  

The detailed analysis herein results in the determina�on that the rental proper�es are “affordable” within 
the defini�on of Bill 23, Provincial Policy Statement, and the City of Brockville Official Plan policy.  

In doing so, the Dra� Plan of Condominium is in line with the Provincial Policy Statement:  

“Planning authorities shall provide for an appropriate range and mix of housing options and densities to 
meet projected market-based and affordable housing needs of current and future residents of the regional 
market area by a) establishing and implementing minimum targets for the provision of housing which is 
affordable to low and moderate-income thresholds and which align with applicable housing and 
homelessness plans.”  

       1.4.3 Provincial Policy Statement pg. 16.  
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Compliance with the City of Brockville Condominium Conversion Policy 3.5.1.7 

1. The City shall discourage the conversion of rental housing stock to condominium tenure if such 
conversion results in a reduc�on in the amount of comparable rental housing available to an 
unacceptable level, being less than 3 percent as established by Canada Mortgage and Housing 
Corpora�on, notwithstanding the current vacancy rate, a conversion shall be considered if:  
 

a. 75% of the exis�ng tenants in a development, which is proposed to be converted, have 
signed an agreement to purchase their units. 
 

b. When an applica�on has been made for condominium approval, all tenants shall be given 
no�ce by the developer, by registered mail, that the development is being considered for 
condominium approval. All exis�ng tenants are to be given first right to purchase their units 
at a price no higher than that price for which the units are offered to the general public. 

 
c. The proposed condominium development is inspected, at the expense of the developer, by 

a qualified professional engineer licensed in Ontario, and a report is submited to the City, 
describing the condi�on of the building and lis�ng any repairs and improvements required 
to ensure that it complies with all applicable Provincial and Municipal regula�ons. These 
repairs and improvements shall be made a condi�on of dra� approval.  

 
d. The applicant shall provide, to all exis�ng tenants at the date of the filing of an applica�on, 

ac�ve, physical assistance, for a period of three years from the date of dra� approval,  to 
each tenant who must relocate as a result of the conversion in finding alterna�ve 
comparable accommoda�on, mutually agreed upon between the applicant, and each such 
tenant and pay the moving costs of each such tenant to other comparable or beter 
accommoda�ons within the City of Brockville.  

 
e. Council may require parkland dedica�on in accordance with Sec�on 3.5.3.1, where no 

parkland was previously dedicated at the �me of construc�on. 

Please see attached hereto at Appendix 7 of the above-referenced sections of the Official Plan of Brockville. 
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Analysis of Criteria 

The Provincial Policy Statement as noted earlier has generated the policy framework in which a municipality 
is to use to evaluate and consider the appropriateness of a condominium conversion. In doing so, the frame 
of reference is to include and consider the “housing universe”, or number of units, the vacancy rate, and 
average rents as they have an impact on the appropriateness, availability of housing that is affordable”, mix, 
and range to preserve and protect the rental housing stock.   

The municipality is to use the CMHC Rental Market report to determine if the condominium conversion is 
appropriate using the vacancy rate and average rents, as required by the PPS and the Official Plan Policy 
3.5.1.7.   

City of Brockville Vacancy Rate, Number of Units, & Average Rents 

According to the CMHC and the latest Rental Market Report released January 2023, shows the vacancy rate, 
number of units in the Brockville universe, and average rents. Atached hereto at Appendix 8. 

Vacancy Rate 

 The total vacancy rate in the City of Brockville in October 2022, was 2.3%. For a 2-bedroom unit specifically 
the vacancy rate is 2.6%. Please see below the complete chart which shows the vacancy rate for the past 4 
years. 

 

 

The average vacancy rate between October 2019 to October 2022 is 2.6%, both with 2 bedrooms and with 
the total apartment vacancy rate within the Brockville Official Plan Policy vacancy rate threshold of 3%.  
Within the universe of the subject proper�es, there is a total of 32 vacant units resul�ng in a actual vacancy 
rate of 8.84%. 



23 | P a g e  
 

The CMHC survey has been generated within the COVID-19 Pandemic, in which it is understood less 
mobility and supply changes--move-in/outs--effec�vely not reflected the true vacancy rate or percentage of 
change. And, CMHC has not surveyed the applicant during the period as the registra�on informa�on was 
not provided to CMHC within survey deadlines. So, the 158-unit and 186-unit proper�es, or 344 total rental 
units subject to the Dra� Plan of Condominium, had not been included.  

The vacancy rate is important as to serve as a “sensi�vity analysis” to ensure a condominium conversion 
should be considered at a 3% vacancy rate to not theore�cally jeopardize the rental housing stock.  While 
the survey has concluded Brockville has experienced on average 2.6%. 

It is requested that the City consider the 3% as a so� 3%, and not a hard 3%, given the actual vacancy rate 
and historical vacancy rate.   

Further, PPS also recognized a vacancy rate below 3% would warrant condominium conversion approval.  

A Dra� Plan of Condominium considers the vacancy rate to encourage or discourage the supply of rental 
housing. In doing so, municipali�es have taken into considera�on other policies in which are needed to 
encourage the reten�on of rental housing below the 3% threshold, while “the city may approve a 
conversion of rental housing to condominium if the conversion results in the crea�on of affordable 
accommoda�on is below 3 %.”  

Specifically, using a similar Dra� Plan of Condominium applica�on has approved by the County of Oxford 
County and Town of Tillsonburg, Official Plan policy requires a 3% threshold and using CMHC data,  

 “… the average vacancy rate for the same time for a two-bedroom apartment unit in Tillsonburg is 2.5%. 
While the vacancy rate for this unit type in Tillsonburg is less than the 3% “base” as set out in the Official 
Plan policies, Planning staff note an additional number of criteria are to be considered when assessing 
conversion applications”, page 5 of 7 Report No CASPO 2015-233, Community and Strategic Planning, 
Appendix 13.  

The Dra� Plan of Condominium approval will result in favorable opportunity to address the rental housing 
universe which has experienced 3% vacancy rate in both the mid and long term, in which the current term 
has fallen due to increased supply. Planning decisions have also concluded vacancies below 3% warrant 
Dra� Plan approval, as there are other factors in which need to be considered within the Official Plan 
policies.  
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Average Rents 

The CMHC report also reports the average rent in the City of Brockville. The total average rent in Brockville 
in October 2022 was $1,065.  

 

The total average rent in Brockville between October 2019 to October 2022 is $963.00.  

SIREG has provided the July 2023 rent rolls for the subject proper�es under considera�on for condominium 
conversion. Please see atached hereto Appendix 9 for a copy of the rent rolls.  

Please see below the total average rents for each of the subject proper�es which are all primarily 2-
bedroom units:  

Property Average Rent  
1-4 Balmoral Place, Brockville $1,048.02 
4,8,10,12,14,16 Car�er Court, Brockville $879.26 
1390-1410 Kensington Parkway, Brockville $911.79 

 

The average rent at each of the subject proper�es proposed for conversion is lower than the total average 
rent in Brockville and lower than the average 2-bedroom rent of $1,144.00 in Brockville.  

The following table shows the average rents at the subject proper�es without accoun�ng for the vacant 
units. The average rent of each of the subject proper�es is s�ll lower than the average rent reported by 
CMHC in Brockville for a 2-bedroom unit.  
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Property  Average Rent 
1-4 Balmoral Place, Brockville $1,109.41 
4,8,10,12,14,16 Car�er Court, Brockville $990.44 
1390-1410 Kensington Parkway, Brockville $983.70 

 

Therefore, the Dra� Plan of Condominium proposal meets the criteria within the Brockville Affordable 
Housing Official Plan Policy 3.5.1.2, and the “PPS.”  

Affordability 

Affordable housing, as defined by the “PPS,” a unit for which the rent does not exceed 30 percent of gross 
annual household income for low to moderate households in Brockville has also been examined and 
analyzed by SIREG. Please see the average and median incomes before and a�er taxes in Brockville based 
on the 2016 CMHC data available. Atached hereto in Appendix 10 is the complete popula�on and 
household income data.  
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In adop�ng the methodology used by the Ministry of Social Services, please see the below analysis 
suppor�ng the affordability factor of the subject proper�es by calcula�ng the average and median incomes 
before and a�er taxes.  

1-4 Balmoral Place, Brockville, Average Rent and Average/Median Household 
Income 

Average Rent $1,048.02 monthly or $12,576.24 

Average Household Income, before taxes - $77,211 

30% of Average Household Income - $23,163.30 

Cushion - $10,587.06 

Median Household Income, before taxes - $61,059 

30% of Median Household Income - $18,317.70 

Cushion - $5,741.46 

 

Average Household Income, a�er taxes -$65,890 

30% of Average Household Income, a�er taxes - $19,767 

Cushion - $7,190.76 

Median Household Income, a�er taxes - $55,121 

30% of Median Household Income, a�er taxes - $16,536.30 

Cushion - $3,960.06 
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4,8,10,12,14,16 Car�er Court, Brockville Average Rent and Average/Median 
Household Income 

Average Rent $879.26 monthly or $10,551.12 

Average Household Income, before taxes - $77,211 

30% of Average Household Income - $23,163.30 

Cushion - $12,612.18 

Median Household Income, before taxes - $61,059 

30% of Median Household Income - $18,317.70 

Cushion - $7,766.58 

 

Average Household Income, a�er taxes -$65,890 

30% of Average Household Income, a�er taxes - $19,767 

Cushion - $9,215.88 

Median Household Income, a�er taxes - $55,121 

30% of Median Household Income, a�er taxes - $16,536.30 

Cushion - $5,985.18 
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1390-1410 Kensington Parkway, Brockville Average Rent and Average/Median 
Household Income 

Average Rent $911.79 monthly or $10,941.48 

Average Household Income, before taxes - $77,211 

30% of Average Household Income - $23,163.30 

Cushion - $12,221.82 

Median Household Income, before taxes - $61,059 

30% of Median Household Income - $18,317.70 

Cushion - $7,376.22 

 

Average Household Income, a�er taxes -$65,890 

30% of Average Household Income, a�er taxes - $19,767 

Cushion - $8,825.52 

Median Household Income, a�er taxes - $55,121 

30% of Median Household Income, a�er taxes - $16,536.30 

Cushion - $5,594.82 
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Summary 

The Official Plan Policy criteria:  

“The city may approve a conversion of rental housing to condominium if the conversion results in the 
creation of affordable home ownership or accessible housing.”    

The affordability defini�on criteria of 30% of household income used for ren�ng or housing costs is cri�cal 
for any review. The results show that the average and median household income in Brockville could afford 
$18,317.70 to $23,163.30, before taxes and $19,767 to $16,536.30 a�er taxes. At each one of the subject 
proper�es, the average rent is much lower than what is considered affordable in Brockville.  

The Dra� Plan of Condominium has no impact on the “availability of affordable housing” as it does not 
result in a change in supply. The supply or “availability of affordable housing” is within the regime of 
protec�on by the Residen�al Tenancies Act, Condominium Act, and contractual agreements. 

The “affordability” criteria for “rental housing” within the “PPS” is similar and consistent with the 
“affordability” factor used by CMHC and mortgage financing in which 30% of the gross annual income used 
for principal, interest, and taxes-gross debt service ra�o. 

The “affordability” criteria using “gross annual household income” as outlined per the “PPS” is sa�sfied. 
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3. Compliance with the Condominium Act of Ontario 

The Dra� Plan of Condominium requires technical reports and documents to comply with the 
Condominium Act and Land Registry Office to sa�sfy the zoning amendment and permit rental housing as a 
condi�on of approval and the City of Brockville’s Official Plan-Condominium Conversion 3.5.1.7(iii):  

• The Declara�on is to be provided to the sa�sfac�on of the municipality and Land Registry Office to 
comply with both the Condominium Act, and the Official Plan Policy-Condominium Conversion, to 
permit rental uses with all the units within the subject proper�es to address the City of Brockville’s 
Official Plan. The subject proper�es will permit 100% of the condominium units to be condominium 
rental premises. There will not be any short-term rentals. (The Declara�on will have provisions to 
prohibit short-term rentals of residen�al units, as the subject proper�es will consist of tenants 
under the Residen�al Tenancies Act-preserve and protect rental housing.) 
 

• Survey to comply with the Condominium Act, and Declara�on of the condominium. The applica�on 
for condominium conversion shall provide a set of condominium plans to be reviewed and 
approved by the City of Brockville, and submited to the Land Registry Office, following Brockville’s 
final approval.  
 

• Condominium drawings are required to define each PIN/unit and common areas within the 
condominium to comply with the Land Registry Office and the Condominium Declara�on and 
schedules thereto. The engineered drawings are needed to define the condominium common area 
and separately each condominium unit. (There will be no change to the rental premises.)   
 

• Reserve Fund Study and Building Condi�on Report to comply with the Dra� Plan of Condominium 
and Condominium Act, City of Brockville Official Plan 3.5.1.7(iii). 
 

• Property and Condominium Management Agreements. SIREG Management Inc. is registered and 
licensed with the Residen�al Tenancies Act and licensed “condominium provider” with the 
Condominium Authority of Ontario, CAO, Condominium Management Regulatory Authority of 
Ontario, CMRAO, under the Condominium Act. This results in another layer of separa�on of du�es 
and protec�on between the occupant/tenant and the owner/investor.  
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4. Compliance with the Residen�al Tenancies Act  

Property and Tenancies are within the Residen�al Tenancies Act 

A property providing residen�al rental housing is subject to the Residen�al Tenancies Act of Ontario, “RTA.”  
The proposed subject proper�es for condominium conversion have been under single ownership and 
opera�ng subject to the RTA.  

The proposed Dra� Plan of Condominium for each of the subject proper�es would result in a change in 
legal ownership only, with the exis�ng tenancy agreements con�nuing to be in full force and effect, in 
accordance with the RTA.  

The Dra� Plan of Condominium does not change the status of the subject proper�es, compliance, or 
conformity with any tenant rights under the RTA.  

Each exis�ng tenant shall be subject to the same terms and condi�ons within the exis�ng tenancy 
agreement, management, and opera�ons.  

The change in ownership under the condominium conversion will not result in any change in the role or 
responsibility of either the tenant or SIREG. Under the SIREG model, nothing before or a�er the 
condominium conversion will have any impact or can have any impact on any tenant or tenancy.  

Legal Structure and Opera�ons – Tenancy Protec�on  

As previously men�oned, the SIREG investment model provides added protec�on, as the owner/investor is 
removed from ac�ng as a tradi�onal property owner managing the tenancy. In fact, the owner/investor 
does not have any direct or indirect role with the tenant or tenancy- does not exist as the owner, by legal 
agreement, acts solely as an investor.  

To best understand and appreciate the SIREG program and model which provides added protec�on, we 
have prepared the “legal structure and opera�ons” chart, Appendix 11.  

• The subject property has historically provided residen�al rental housing, subject to the Residen�al 
Tenancies Act of Ontario (“RTA”) under single ownership, Starlight Investments, referred to as 
OLDCO. All exis�ng tenants are “grandfathered” within the RTA. The OLDCO, served as both the 
owner and Landlord, rented out each apartment to the tenant(s) within the terms and condi�ons of 
the Residen�al Tenancies Act of Ontario.        
   

• OLDCO sold the proper�es to SIREG, referred to as NEWCO. NEWCO, through SIREG Management 
Inc., manages the “grandfathered” tenancies from OLDCO. --without change from OLDCO to 
NEWCO, i.e., subject to the exis�ng tenancy agreements and the RTA.     
         

• NEWCO has submited the Dra� Plan of Condominium, to provide for the sale as the single owner, 
to individual condominium owners, and concurrently lease back each apartment to NEWCO. The 
sale is not on MLS, not for owner occupants but to a SIREG investor.     
  

• NEWCO con�nues to provide property management and condominium management services to 
both the tenants and the condominium owner/investor.  
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As a result, every tenancy has gone through 3 genera�ons of ownership in which their tenancies have 
con�nued uninterrupted, without change. The condominium owner serves to be only an investor and is not 
a party with the tenant or tenancy agreement nor is the tenant or tenancy agreement connected to the 
condominium owner/investor:  tenant protec�on is provided in accordance with the requirements of the 
Official Plan Policy.  

 The proposed Dra� Plan for Condominium would result in a change of legal ownership only, with the 
exis�ng tenancy agreements con�nuing to be in full force and effect, in accordance with and subject to the 
RTA. 

Tenant Protec�on as provided by the RTA-security of tenure. 

Further protec�on is provided to all tenants of the subject proper�es proposed for condominium 
conversion by the RTA. The RTA includes specific policies to safeguard tenants with respect to condominium 
conversion. The rental apartment units before and a�er an approved Dra� Plan of Condominium are 
“grandfathered” in law with the RTA Sec�on 51(1) and (2), Sec�ons 48 and 49, and guidelines within the 
Provincial Policy Statement.  

Conversion to condominium, security of tenure 

RTA Sec�on 51 (1) If a part or all of a residen�al complex becomes subject to a registered declara�on and 
descrip�on under the Condominium Act, 1998 or a predecessor of that Act on or a�er June 17, 1998, a 
landlord may not give a no�ce under sec�on 48 or 49 to a person who was a tenant of a rental unit when it 
became subject to the registered declara�on and descrip�on.  2006, c. 17, s. 51 (1). 

RTA Sec�on  51 (2) If a landlord has entered into an agreement of purchase and sale of a rental unit that is a 
proposed unit under the Condominium Act, 1998 or a predecessor of that Act, a landlord may not give a 
no�ce under sec�on 48 or 49 to the tenant of the rental unit who was the tenant on the date the 
agreement of purchase and sale was entered into.  2006, c. 17, s. 51 (2). 

Tenant’s Right of First Refusal: 

Sec�on 51(5) further safeguards a tenant regarding condominium conversion in that the tenant has a right 
of first refusal to purchase the unit at the price and subject to the terms and condi�ons offered to the 
public.  

Conversion to condominium, right of first refusal 

(5) If a landlord receives an acceptable offer to purchase a condominium unit converted from rented 
residen�al premises and s�ll occupied by a tenant who was a tenant on the date of the registra�on referred 
to in subsec�on (1) or an acceptable offer to purchase a rental unit intended to be converted to a 
condominium unit, the tenant has a right of first refusal to purchase the unit at the price and subject to the 
terms and condi�ons in the offer.  2006, c. 17, s. 51 (5). 

The Dra� Plan for Condominium results in the opportunity for a tenant to purchase or con�nue their 
tenancy, uninterrupted based upon the same terms and condi�ons, to comply with the Residen�al 
Tenancies Act. 

https://www.canlii.org/en/on/laws/stat/so-1998-c-19/latest/so-1998-c-19.html
https://www.canlii.org/en/on/laws/stat/so-2006-c-17/latest/so-2006-c-17.html#sec48_smooth
https://www.canlii.org/en/on/laws/stat/so-2006-c-17/latest/so-2006-c-17.html#sec49_smooth
https://www.canlii.org/en/on/laws/stat/so-1998-c-19/latest/so-1998-c-19.html
https://www.canlii.org/en/on/laws/stat/so-2006-c-17/latest/so-2006-c-17.html#sec48_smooth
https://www.canlii.org/en/on/laws/stat/so-2006-c-17/latest/so-2006-c-17.html#sec49_smooth
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SIREG Management Inc. provides a “right of first refusal” on two separate occasions. Firstly, SIREG 
Management has provided each tenant with a “no�ce” with the Dra� Plan of Condominium. They have the 
op�on to “do nothing” and con�nue the tenancy agreement based on the same terms and condi�ons. 
Secondly, each tenant has the option to “purchase a rental unit”- “do something.” 

The Dra� Plan of Condominium, “provides for an appropriate range and mix of housing op�ons and 
densi�es required to meet projected requirements of current and future residents of the regional market 
area…” PPS, 1.4.1, by enforcing and enriching the subject property within the Residen�al Tenancies Act.  

Management Agreement  

The Management Agreement provides an added layer of protec�on to the tenants, as all owners/investors 
have a hands-off approach in all aspects of their investment and agreement with SIREG. SIREG Management 
Inc. provides property management out of our Brockville office consis�ng of a Property Manager and 
employees performing full property management, repair, and maintenance services.  

Summary 

The proposed Dra� Plan of Condominium complies with the Planning Act, Provincial Policy Statement, 
Residen�al Tenancies Act, Condominium Act, Legal/Management Agreements, and Official Plan Policy of 
Brockville, as the Dra� Plan of Condominium is for a change in ownership only.  
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Conclusion 

The proposed Dra� Plan of Condominium is to affect a change in ownership or tenure by providing a 
unique and differen�ated real estate investment opportunity in Brockville while providing affordable and 
respec�ul housing for tenants and the total exis�ng community.  

The Dra� Plan of Condominium has no impact on the availability of affordable housing as it does not 
result in a change in the universe of rental housing in Brockville.  

The Dra� Plan of Condominium complies with the Official Plan of Brockville condominium conversion 
policy implemen�ng the Provincial Policy Statement. The PPS guidance and policy criteria iden�fied by 
the municipality and included within the Official Plan condominium conversion policy, examining the 
vacancy rate, average rent/affordability, and protec�ons for tenants under the CA, RTA, and by legal 
agreement with each owner/investor.  

SIREG is pleased and excited to work with the City of Brockville regarding this proposal and welcomes 
any feedback, recommenda�ons, or ques�ons, as required.  
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