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Windsor City Council is moving 
forward with a proposal to deny future 

applications from owners of multi-residential 
buildings to convert their apartment buildings 
to condominiums, a status that has freed 
landlords and their tenants from a crippling 
tax rate 2 1/2 times higher than the single-
family residential rate.

The city’s official plan, adopted in 2007, 
dictates that conversions should be allowed only 
when the local vacancy rate is above three percent. 
The latest calculation pegs it at 2.9 percent. 

The move will allegedly assist renters 
struggling to find scarce accommodations. 

“The only loser in all of this is the City 
of Windsor because we lose a lot of taxes,” 
Ward 5 Councillor Ed Sleiman told the  
media after a city subcommittee he sits on 
voted to recommend the condo conversion ban 
to full Council.

Who are these tax bandits trying to kid? 
Council nose-stretchers should know that 

no renters have been forced to purchase their 
units, and none have been displaced by 50-to-
60 condo conversions, which began in earnest 
in 2006. Tenants living in 3,300 converted 
units will remain protected indefinitely.

The wealthiest apartment building owners 
began the conversion epidemic in 2006 with 
the simple motive of escaping the multi-res tax 
the city refused to modify.

“If it was a fair tax from the beginning they 
wouldn’t have this problem,” says Janette 
Calandra, head of the Windsor Property 
Management Association, and owner of 
three of the 400-odd buildings left in the city’s 
multi-residential class.

The feisty Calandra 
has been lobbying the 
city for more than a 
decade to bring down 
the multi-res rate. It 
started in 2004, when 
taxes on apartment 
buildings almost 
doubled with the 
latest re-assessment 
from the Municipal 
Property Assessment 
Corporation (MPAC), 
coupled with the city’s torturous tax rate.

When Calandra multiplied MPAC’s assessed 
value by the city’s tax rate, she learned that 

the levy on a 13-unit, three-storey walk-up she 
owns, would leap-frog from $11,000 to $21,000  
per year, phased in over four years. 

In the throes of a 35% vacancy rate that 
spurred a host of bankruptcies in the sector, 
she helped form a group of similarly jolted 
landlords to ask the city for fair taxation. 

In 2006, after little change, group member 
Boardwalk Real Estate Investment, an 
Alberta-based conglomerate, began to apply 
for condo conversions, including high rises 
like the 184-unit Lauzon Towers. 

Boardwalk processed 21 local conversions 
before selling its Windsor assets to Guelph-
based Skyline Group Apartment Real 
Estate Trust for $136 million in 2015. Other 
out-of-town Goliaths, like Timbercreek 
Asset Management, have recently jumped on 
the conversion gravy train. 

The city discouraged conversions by 
charging artificially high permit fees of 
$6,765, plus building department charges of 
$300 to inspect buildings (bird dogging code 
violations), for up to four hours. The city 
tacked on $75 per hour after that. 

Add on a base legal fee charge of $1,500, plus 
$50 per unit. The fire and police departments 
came to the party, demanding high-priced 
lighting, electrical and security upgrades, 
landscaping and parking garage improvements.

Deep pocket players like Boardwalk and 
Timbercreek hired lawyers to power through 
the city’s demands, spending tens of thousands 
of dollars before condo status was granted. 

In the end, with taxes reduced to the 
residential rate, it was well worth it. 

Peter Valente, Owner of Windsor based 
Valente Development Corporation, converted 
a 53-unit building at 3150 Donnelly Street in 
2011. One-time conversion costs were in the 
vicinity of $60,000, but the annual tax savings, 
under the residential rate, allowed him to make 
the money back in a year and a half.

He added $950,000 more value to the 
property, which will be a huge benefit should 
he one day wish to sell.

“Multi-residential tax rates are very skewed 
in Windsor,” says Valente, who describes the 
recent move to ban conversions as “another 
one of the city’s cockamamie schemes,” a tax 
grab designed by short-sighted Councillors 
“to get back into office.” 

In fact, Valente states, the move will actually 

backfire: “Whatever extra the landlords have 
to pay (in taxes) is passed on to tenants in 
higher rents. They will be pulling money from 
the poorest people in the city.” 

Also contrary to Sleiman’s dodge that the 
only loser is the city’s treasury, the ban will 
crucify local independent landlords of older, 
two and three-storey walk-ups who could not 
afford the high costs of conversion.

In retrospect, owners of these kinds of 
buildings, minus balconies, elevators and 
parking, “should have begged, borrowed and 
stole” to secure conversions, says Valente. 
“Now the city is closing the window.”

Valente opened a new 50-suite condo 
building last year in Riverside. Before he built, 
he titled the building as condos, which keeps 
the taxes assessed at the residential rate even 
if he chose to rent out all the units. 

In this loophole-riddled climate, the much 
older apartment buildings are stuck competing 
for tenants with those who have converted, or 
built new. 

“We are getting royally screwed,” Calandra 
smoulders, noting the city’s multi-residential 
rate has been among the highest in the 
province, at 2.54 times the residential rate. 
Elsewhere, forward thinking municipalities 
have significantly lowered their multi-res 
rates, with at least one in the GTA down to 
one-to-one with residential.  

Council, badgered by Calandra’s group, 
lowered Windsor’s rate marginally, over eight 
years, to 2.38, but then gradually topped it up, 
over the next five years, to compensate for 
plummeting property assessments.

Council rejected the landlords’ suggestion 
a few years ago to exempt walk-ups from  
the multi-res class, continuing to saddle 
buildings with as few as seven units with the 
premium rate.

To squeeze the vice even tighter, the ever 
fluctuating MPAC market value assessment 
has skyrocketed again, like it did 13 years 
ago. At the 2.54 ratio on Calandra’s 13-unit 
building, constructed in 1923, taxes would 
rise, over the four-year phase in period, from 
$13,000 a year to $21,000 a year.

Marginal relief surfaced when Council set the 
2017 ratios for Windsor’s 10 tax classes on April 
24. Facing restrictions imposed by the province 
to offset the huge MPAC increases, the city’s 
multi-res rate was lowered from 2.54 to 2.35.

This is no thanks to the city, but no doubt it 
will be spun that way.

Council gets away with this larceny because 
the multi-residential tax class represents only 
4.57% of the total revenue pie the city collects 
from all sectors. Very few people are aware or 
care that the city has been fumbling the ball on 
the multi-res file for years. 

Council will soon consider an administrative 
report outlining the implications of ending 
condo conversions. 

editorial viewpoint

City’s Multi-Res Tax Grab
Picks On The Little Guys
By Alan Halberstadt
If you would like to comment on this topic, please post it 
under my column in the CITY section of BizXmagazine.com.
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