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EXECUTIVE
SUMMARY
The Ontario Real Estate Association ( OREA) recognizes
the critical role that REALTORS® play in building
strong communities across Ontario. As an association,
our purpose is to ensure that REALTORS® help current
and aspiring home buyers and sellers achieve the
Canadian dream of home ownership by addressing key
real estate issues with
the Government of Ontario.
With respect to public policy, OREA strives to promote
a legislative and regulatory environment that is
favourable to REALTORS® and property owners. The
policy positions outlined in this paper underpin
REALTORS’® commitment to the dream of home
ownership, private property rights and a strong free
market economy.

The paper is divided into five main sections, which
identify Ontario REALTORS® position statements on
the following topics:
•

Housing and real estate

•

Finance and taxation

•

Strong business environment

•

Consumer protection

•

Environment

These positions are intended to guide and inform
decision making when it comes to policy changes that
will affect both REALTORS® and Ontarians.
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HOUSING AND
REAL ESTATE
TRANSIT-ORIENTED
DEVELOPMENT
Ontario REALTORS® believe
that implementing as-of-right
zoning above and along Ontario’s
major transit hubs to create
transit-oriented development
will provide a greater affordable
housing supply for those wishing
to purchase a home.
Depending on the community
in which a transit zone is
situated, as-of-right zoning
can create specific density
requirements for transit-oriented
development. Some transit zones
consist of mid-to-high density
developments, while others
consist of low-to-mid density
developments. As-of-right zoning
can also designate the use of air
rights above transit stations. This
creates significant potential for
builders to partner with public
transit providers. In exchange
for the Government of Ontario
granting air rights above a transit
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station to a builder, the builder
would create a new transit
station that provides the housing
units above with direct access to
the transit station.
Ontario REALTORS® believe
that the Government of Ontario
should create the conditions
necessary for builders to develop
around and above transit hubs.
These conditions should allow for
more mixed-use neighborhoods,
including greenspace,
commercial space and a variety
of housing options. Residents
of these neighborhoods would
then have access to reliable
transit to travel to their place
of work, while living in vibrant
communities that meet their
needs.

Implementing as-of-right
zoning along many of the
province’s major transit hubs
is one of the key ways to
unlock development potential
in Ontario and meet the
growing demand for housing
supply.

Ontario REALTOR® Position
Implement as-of-right zoning
above and along Ontario’s
major transit hubs to
accommodate new housing
opportunities with transitoriented development.
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CO-OWNERSHIP HOUSING
Ontario REALTORS® believe that
co-ownership housing offers an
innovative solution for those who
hope to realize home ownership.
The need for more affordable
housing options for an aging
population and young families
in Ontario has become more
critical in recent years. Senior
citizens have little incentive to
make their home available to a
growing family due to the lack
of affordable options for downsizing. To address this issue,
Ontario should focus on finding
solutions to make downsizing
more affordable. Co-ownership
housing can also assist groups of
seniors, allowing them to pool
their resources to purchase and
renovate homes, thereby turning
them into shared living spaces.
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Co-ownership housing can also
be a useful tool for first-time
buyers who wish to enter the real
estate market but are unable to
afford a down payment or secure
a mortgage on their own.
Ontario REALTOR® Position
The Government of Ontario
should support co-ownership
housing policies that will allow
senior citizens, young families
and individuals looking for a
community-living experience to
achieve home ownership.

DEVELOPMENT CHARGES
Ontario REALTORS® believe that
development charges across
Ontario have resulted in increased
housing costs and have in turn
created a significant disincentive
for builders to create new housing
supply.
As development charges continue
to impact housing affordability,
Ontario should focus on finding
solutions to mitigate their impact
on the housing market.
Municipalities should be able
to recover costs associated
with creating the necessary
infrastructure for new housing
supply. There should also be more
certainty of development costs by
deferring development charges
for the creation of various types of
housing, including rental housing,
secondary suites and not-for-profit
housing.
Ontario REALTOR® Position
The Government of Ontario
should focus on finding ways
to mitigate the impact that
development charges have on the
affordability of new housing in
Ontario.
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SECONDARY SUITES
Ontario REALTORS® support the
creation of a greater number of
secondary suites in the province.
Secondary suites – including
basement apartments, laneway
garages and in-law suites –
are a viable source of income
for property owners and an
affordable option for renters who
are saving their money for
a home down payment.
Secondary suites on a property
can lower the monthly carrying
costs for a homeowner and
even reduce annual qualifying
income for a mortgage. The
Government of Ontario should
encourage more Ontarians to
build secondary suites on their
properties by reducing and
standardizing bureaucratic
guidelines and procedures.
The current patchwork of
guidelines and zoning by-laws
across municipalities render
it difficult for homeowners to
navigate the process of creating
a legal secondary suite on their
property. Across municipalities,
there is significant variance in
the rules for establishing a legal
secondary suite. Municipalities
have differing zoning bylaws, varying gross floor area
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limitations, and divergent
licensing and fee structures.
Additionally, homeowners
are often reluctant to create
a secondary suite on their
property due to the initial costs
associated with legalizing the
suite. Indeed, securing licenses,
permits and inspections can
cost homeowners thousands of
dollars.
The guidelines for secondary
suites should be streamlined
to provide homeowners
with clarity regarding the
requirements for creating a
legal secondary suite for rental
purposes. Municipalities should
also be required to provide
specific reasons for application
refusal, so that homeowners
can understand clearly what
amendments to their application
must be made in order to meet
the requirements for building a
secondary suite.
Ontario REALTOR® Position
The Government of Ontario
should standardize municipal
guidelines and procedures
regarding the creation of legal
secondary suites to support an
increase in housing supply.

SURPLUS PUBLIC LANDS
Ontario REALTORS® believe
that unlocking surplus public
lands and underutilized land
across the province can offer an
opportunity to create greater
housing supply. Ontario should
incentivize the development
of affordable housing units
by selling or leasing surplus
land below market value to
developers.
Ontario REALTOR® Position
Ontario should use surplus
lands to create new housing.
The Government of Ontario
should also create an inventory
of existing surplus lands and
analyze the resulting data to
determine the potential for
development opportunities.

HOUSING DEVELOPMENT
APPROVALS
Ontario REALTORS® believe
that the slow and inefficient
development approvals system
in the province inhibits the
ability of builders to match
the supply of housing with
demand. Approval delays render
missing-middle housing projects
more costly and incentivize
the building of high-rise
developments to compensate
for lost revenue and lost time
due to the anticipated delay in
approvals.
With municipal and provincial
housing priorities better aligned
– including the requirements
for updated zoning around
transit corridors – new homes
can come to market in locations
where they are needed most,
particularly to the Greater
Toronto and Hamilton Area,
where an estimated 100,000
residents relocate to every year.
Ontario REALTOR® Position
The Government of Ontario
should create a more
streamlined and transparent
approval process by
implementing clear guidelines
and requirements for
development applications.
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FINANCE AND
TAXATION
MUNICIPAL LAND
TRANSFER TAX
Ontario REALTORS® believe
that the Toronto Municipal
Land Transfer Tax (MLTT) has
pushed home ownership
further out of reach for
hardworking Ontarians. The
MLTT punishes home buyers
by forcing them to pay two
land transfer taxes, costing
thousands of dollars.
Following the introduction
of the MLTT in Toronto, the
C.D. Howe Institute reported
a 16 percent annual decline
in single-family homes sold
in Toronto, which translated
to 38,000 fewer resale
transactions, and a loss of $2.3
billion in economy activity
and 15,000 jobs. Altus Group
reported that introducing
the MLTT into five other
municipalities is estimated
to cost the Ontario economy
10,000 jobs and more than
$1 billion in lost economic
spending.
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Ontario REALTOR® Position
The Government of Ontario
should repeal the MLTT
in Toronto and reject the
extension of the MLTT to
other municipalities, as it is
a punishing tax that pushes
home ownership further
out of reach for aspiring
homeowners.

LAND TRANSFER TAX
Ontario REALTORS® know
that one of the biggest costs
incurred by first-time home
buyers is the provincial Land
Transfer Tax (LTT). Although
first-time buyers receive an LTT
rebate, they can still be out of
pocket thousands of dollars.
To provide relief for young
families entering the housing
market, first-time home buyers
should be given a break and
be exempt from paying the
LTT. As a first step to ease
into this change, Ontario
REALTORS® recommend that
the government increase the

current first-time home
buyer LTT rebate from
$4,000 to $6,000.
Ontario REALTOR® Position
The LTT should be removed
for first-time home buyers
to provide Ontario’s
prospective homeowners
with the relief they need
to help achieve home
ownership.
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STRONG BUSINESS
ENVIRONMENT
PERSONAL REAL ESTATE
CORPORATIONS
Ontario REALTORS® believe
they should receive the same
tax treatment as other regulated
professions in Ontario. The Real
Estate and Business Brokers Act,
2002 (REBBA) currently prevents
REALTORS® from operating
their businesses through a
professional corporation.
The Act does not include
the term “corporation” in its
definitions of “registrant”
and “licensee.” The Act also
specifies that a Broker may pay
commission only to a registrant
or licensee. While a broker can
pay a real estate professional as
an individual, they cannot make
a payment to their personal
corporation. As a result, this
outdated specification arbitrarily
prevents REALTORS® from using
a modern business tool.
Permitting Personal Real
Estate Corporations (PRECs)
is simply a matter of fairness.
Ontario REALTORS® are some
of the most civically engaged
professionals in the province.
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They are dedicated to improving
the communities in which
they serve by volunteering and
engaging in civic efforts, but
are not offered the same tax
benefits as other regulated
professionals in Ontario. Many
regulated professions in Ontario
are permitted to form personal
corporations, including mortgage
brokers, accountants, architects,
lawyers and insurance brokers. In
addition, a number of provinces
– including British Columbia,
Alberta, Saskatchewan,
Manitoba, Quebec and Nova
Scotia – have moved to allow
real estate professionals to
incorporate.
REALTORS® who form PRECs
would be able to reinvest
savings achieved through their
corporation back into their small
business to hire more staff and
purchase additional goods and
services.
Ontario REALTOR® Position
Ontario REALTORS® should be
permitted to form personal real
estate corporations, a modern
business tool available to
many other professions in the
province.

RURAL BROADBAND
ACCESS
Ontario REALTORS® believe that
wired and wireless broadband
should be considered an
essential economic infrastructure
that will improve the lives of
many living in rural areas across
the province.
Quite often, high-speed
internet connections in rural
communities are unreliable. This
inhibits economic opportunity
for local entrepreneurs, small
businesses and young people
in the province. Moreover, it
inhibits business investment
in these areas, limiting the
number of well-paying jobs and
promising careers. This forces
many Ontarians to move away
from rural areas and into urban
centers, putting additional strain
on housing supply, infrastructure
and transit, while reducing the
overall competitiveness of rural
areas.

greater connectively across
Ontario. SWIFT directs privatesector investment and funding
commitments from all three
levels of government into
broadband infrastructure in
underserved communities.
The Government of Ontario
should be partnering with
similar initiatives to improve
connectivity across the
province.
Ontario REALTOR® Position
Ontario should support
communities throughout the
province to have wired and
wireless broadband access.

Initiatives such as the
Southwestern Integrated Fibre
Technology (SWIFT) help bring
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CONSUMER
PROTECTION
MULTIPLE
REPRESENTATION
Ontario REALTORS® believe
that consumers should have the
right to choose their REALTOR®
when making one of the most
important financial decisions of
their lives.
During a real estate transaction,
there may be instances where
two consumers choose to work
with the same REALTOR®, a
process known as multiple
representation. Some
jurisdictions across Canada
have sought to ban multiple
representation due to potential
consumer protection issues.
Ontario REALTORS® believe
that imposing a ban on
multiple representation strips
away consumer choice. Any
potential consumer protection
issues associated with multiple
representation can be mitigated
by empowering consumers
through better disclosures and
consent around the practice.
In communities with few
brokerages and REALTORS®,
there is a high probability that
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a consumer purchasing a home
has a preferred REALTOR® in
mind, who is likely listing a
number of properties in the
area. If a consumer is unable to
work with the REALTOR® of their
choosing, they are more likely
to be unrepresented during a
transaction.
When representing both the
buyer and the seller, a REALTOR®
must act impartially and provide
services to assist both parties in
reaching a mutually acceptable
agreement. A REALTOR® should
not advocate for one party over
another, provide advice on
pricing or conditions to either
party, or provide assistance to
one party that would give them
an advantage over the other.
Ontario REALTOR® Position
Ontario should not ban
the practice of multiple
representation and instead
focus on enhancing consumer
protection and knowledge
around the practice to maintain
a consumer’s right to choose a
REALTOR® they know and trust.

BUILDER EXEMPTION
Ontario REALTORS® believe that
Ontario consumers should have
a consistent level of consumer
protection whether they are
purchasing a resale home using
a REALTOR® or a new home from
a builder.
Currently, all REALTORS® in
Ontario abide by the rules
delineated in REBBA and its
Code of Ethics. REALTORS® are
also supported by the same
education and registration
process and are held to the
same standards of professional
conduct and ethics as enforced
by the Real Estate Council
of Ontario (RECO). However,
REBBA exempts builders and
their salespeople from the
requirement to register under
the Act to trade in real estate,
thereby creating a consumer
protection gap for Ontarians
purchasing a new home.

The Ontario New Home
Warranties Plan Act, 1990,
the legislation that governs
builders in Ontario, does not
provide consumers with the
same standards of professional
conduct and ethics that REBBA
provides when consumers work
with a REALTOR®.
In order to protect consumers
purchasing a new home from a
builder, the builder exemption
under REBBA should be
removed and builders should
be subject to similar standards,
enforceable by a regulator, with
respect to conduct and ethics.
Ontario REALTOR® Position
The salespeople who are
employed by home builders
should be subject to the
same professional and ethics
standards as REALTORS®.
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SPECIALITY
CERTIFICATIONS
Ontario REALTORS® believe
that the creation of specialty
certifications will provide
REALTORS® with the ability
to enhance their education
and training in the area of real
estate that is most relevant to
their area of practice. Creating a
specialty certification program
will help buyers and sellers
know that the REALTOR® they
are working with possesses the
requisite education, training and
experience to help them with
complex property transactions,
such as agricultural or
commercial transactions.
Many provinces across Canada,
including Alberta, Saskatchewan,
Manitoba, and British Columbia,
offer specialty designations
for REALTORS®. A number of
provinces already offer specialty
certification programs, which
Ontario could use as a template
to build a specialty program that
reflects the province’s diverse
real estate market.
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Ontario REALTOR® Position
Ontario should create a practical
specialty certification program
that provides REALTORS® with
the training and expertise
required to become specialized
in their preferred area of real
estate.

INDIGENOUS LAND CLAIMS
Ontario REALTORS® believe
that both federal and provincial
governments play a role in the
reconciliation of land dispute
issues in the province. Thousands
of private homes in Ontario
are subject to Indigenous land
claims, which can present
challenges for homeowners
and result in disputes over legal
ownership of the property.
The resolution of land claims is
primarily a federal responsibility.
However, Ontario has a role to
play due to its involvement in
the historical events giving rise
to claims and the impact of
claims on the management of
lands and natural resources in

the province. The federal and
provincial governments should
continue to work together to
improve the land claim review
and resolution process, to ensure
that fair and lasting settlements
can be reached.
Ontario REALTORS® will
continue to keep abreast of
land claim issues in their area
of business to ensure that their
clients are aware of land claims
that may affect their properties.
Ontario REALTOR® Position
The federal and provincial
governments should continue
to work together to reconcile
the impacts of Indigenous land
claims on Ontario property
owners.
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BENEFICIAL OWNERSHIP
REGISTRY
Ontario REALTORS® believe that
illicit funds should be kept out of
the Canadian real estate market.
Money laundering supports
organized crime and pushes
home ownership further away
from law-abiding Ontarians.
Currently, real estate brokers,
REALTORS®, developers and
notaries all have requirements
under federal law (through
the Financial Transactions
and Reports Analysis Centre
of Canada [FINTRAC]) if
they encounter a suspicious
transaction. Mortgage brokers,
private lenders and lawyers do
not have the same requirements,
which can allow criminals to
bypass security checks.
Ontario REALTORS® are pleased
to see a growing momentum
regarding the establishment of a
beneficial ownership registry to
help combat money laundering.
While British Columbia has
announced legislation that will
see the world’s first publicly
searchable beneficial ownership
registry, the federal government
has announced it will explore
the creation of a private registry
of beneficial ownership of
corporations to help combat the
problem.
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Ontario REALTOR® Position
In order to make it more difficult
for illicit funds to enter into
Ontario’s housing market, a
public beneficial ownership
registry should be established
to remove the anonymity
of perpetrators of money
laundering crimes.

REAL ESTATE COUNCIL OF
ONTARIO DISCIPLINARY
POWERS
Ontario REALTORS® believe
that bad actors in the real
estate profession must be held
accountable to their peers and
consumers for acting unethically.
The Real Estate Council of
Ontario’s (RECO) Discipline
Committee should have the
ability to suspend or revoke the
licenses of rule breakers in the
profession, particularly those
who are found to be repeat
offenders.
Ontario REALTOR® Position
RECO’s Discipline Committee
should be provided with the
ability to suspend and revoke
licenses for those who have
breached REBBA and its Code
of Ethics.
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CANNABIS

Ontario REALTOR® Position

Ontario REALTORS® believe
that the government of Ontario
should implement an action
plan that addresses the health
and safety issues associated
with legal and illegal growth
of cannabis in residential
properties.
As the home cultivation
of cannabis continues,
Ontario REALTORS® urge
the government to take the
proper steps to ensure that
unsuspecting home buyers
are protected from the
risks associated with home
cultivation.

Ontario should create a practical
specialty certification program
that provides REALTORS® with
the training and expertise
required to become specialized
in their preferred area of real
estate.

Home cultivation, even on a
small scale, can pose significant
health and safety issues. Growing
cannabis indoors often creates
conditions of high humidity
and high temperatures. These
conditions may lead to the
formation of mold and fungus,
which can have serious health
risks to the occupants of a home,
particularly for seniors and young
people. On a larger scale, illegal
grow operations often involve
unsafe structural and electrical
changes.
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To protect Ontario home buyers
from the health and safety
risks associated with the legal
and illegal growth of cannabis
in Ontario homes, Ontario
REALTORS® have proposed
an Action Plan for Cannabis
Legalization, which consists of
five recommendations aimed at
protecting home buyers:
1. Designate illegal grow
operations as unsafe
Protect Ontario communities
by designating all illegal grow
operations as unsafe buildings
under the Building Code Act
2. Inspect former illegal grow
operations
Mandate that illegal cannabis
operations be inspected by a
municipal building official to
determine the actions required
to render it safe according to
provincial minimum remediation
standards.

3. Register former grow
operations
When a former cannabis
grow operation is deemed
unsafe, municipalities should
be required to register work
orders on title to remediate the
property.
4. Mandate training for home
inspectors
Mandate that all licensed home
inspectors receive training to
identify the signs of legal or
illegal cannabis cultivation.
5. Restrict plants in multi-unit
dwellings
Reduce the number of plants
that are permitted to be
cultivated – from four plants to
one plant – in housing units that
are 1,000 square feet or smaller.
Ontario REALTOR® Position
The Government of Ontario
should implement the Action
Plan for Cannabis Legalization
to protect unsuspecting home
buyers from the health and
safety risks associated with
home cultivation and illegal
grow operations.

DISGORGEMENT
Ontario REALTORS® believe
that the financial incentive for
bad behaviour in real estate
should be eliminated. Even
under a system of higher fines,
there is still a potential financial
incentive for bad behaviour in
the profession. Depending on the
transaction, fines may not cover
the entire fee earned as a result
of unethical activity, thereby still
allowing some REALTORS® to
profit from unethical behavior.
As part of its authority under
the Complaints, Compliance,
and Discipline process, RECO
should have the ability to order
a REALTOR® to pay all, or a
portion of, the profits gained as
a result of a breach of REBBA or
its Code of Ethics. This process
is referred to as ‘disgorgement’
and is used by regulators in other
professions, e.g. the Ontario
Securities Commission.
Ontario REALTOR® Position
Grant RECO the authority to
order disgorgement for those
who breach REBBA and its Code
of Ethics.
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ENVIRONMENT
Brownfield Remediation
Ontario REALTORS® believe
that brownfield remediation
and redevelopment continue
to be important issues for
municipalities wishing to use
brownfield sites for new housing.
There are currently thousands
of urban brownfield sites in
Ontario that are contaminated
from previous industrial
practices. As brownfield sites
are extremely complex to
develop, the bureaucratic burden
and cost of remediation have
become substantial barriers to
redevelopment.
Brownfield sites represent
significant potential for helping
Ontario to increase its housing
supply, as many of them are
located near public transit
and other urban infrastructure
that would accommodate
the building of high-density
residential properties.

Some Ontario municipalities
currently offer incentives in
the form of grants and tax
assistance to builders who
are willing to remediate
brownfield sites. These
incentives encourage builders
to undertake the costly process
of decontaminating the land
prior to development. Ontario
REALTORS® believe that the
Government of Ontario should
implement financial
incentives for the remediation
of brownfield sites in
strategically located areas of
the province, i.e. those that are
near existing or developing
transit hubs.
Ontario REALTOR® Position
The province should encourage
the remediation of brownfield
sites to increase housing
supply across Ontario.
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CONSERVATION
AUTHORITIES
Ontario REALTORS® believe
that municipalities should
maintain the full scope of their
conservation authorities in order
to minimize barriers to housing
development. In Ontario, the
building approvals process delay
is often caused by the back
and forth between developers
and municipal conservation
authorities. Developers face a
significant administrative burden
when submitting applications
for new developments. Builders
should know, at the outset,
the time required for local
conservation authorities to
review and process their
applications.
A clearly defined role for
conservation authorities will
allow developers to know
exactly what to include in
their applications, thereby
streamlining the initial stages
of building and reducing
overlap between the roles of
conservation authorities and
municipal governments.
With a more streamlined,
straightforward and transparent
approval process, building
approval times would decrease,
which would result in lower
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costs, increased property tax
revenue and most importantly,
greater residential supply.
Ontario REALTOR® Position
Ontario should ensure that
conservation authorities operate
within their mandated scope
of authority and do not create
barriers for homeowners and
builders.

Ontario REALTOR® Position
Ontario REALTORS® oppose
opening up designated
Greenbelt lands for housing
development and instead
recommend that the
Government of Ontario focus
on finding solutions to create
new and affordable housing
supply in existing lands across
the province.

PROTECTING DESIGNATED
GREENBELT LANDS
Ontario REALTORS® believe
that designated Greenbelt lands
should remain off-limits to
development.
Ontario REALTORS® have
proposed a number of housing
supply solutions to build more
homes in Ontario that do not
involve opening up designated
Greenbelt lands, including:
implementing as-of-right
zoning; reducing development
charges; increasing the supply
of secondary suites; unlocking
surplus lands; and accelerating
the development approvals
process.
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