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  INTRODUCTION 

Housing York Inc. (Housing York) is York Region’s largest non-profit housing provider 
and the eighth largest in the province. We own and manage 1,977 units in 32 locations 
in all nine of York’s municipalities.  

 
The Regional Municipality of York provides management services to Housing York. The 
Region is the sole shareholder of the corporation. Governance is fulfilled by a Board of 
Directors which is comprised of mayors and regional councilors. The officers are 
comprised of senior regional staff. 

The portfolio offers many types of affordable housing options, including townhouses, 
low-rise and high-rise apartments. Within these buildings are a range of 
accommodations, including accessible units for disabled residents. There are 1,395 
senior’s units and 582 family/single’s units. Approximately 73% of the units are rent-
geared-to-income and the balance of the portfolio is market rent units.  

In 2011, Housing York will experience significant growth with the construction of a 39 
unit expansion in King City, and an 84 unit new development in Vaughan. Also, on 
March 1, 2011, Housing York acquired an existing 101 unit townhouse complex in 
Markham. Three additional buildings, over the course of ten months, represent a total of 
224 extra units or 11% portfolio growth. Another 140 units in Richmond Hill is 
scheduled for delivery in 2012. 

In March 2011, the two-year economic stimulus plan, known as the Social Housing 
Renovation and Retrofit Program, will wind down with residual activity until June. Over 
$4,000,000 in additional funding will have been invested in Housing York buildings when 
the program concludes. The availability of these additional funds has extended the life 
of Housing York’s capital reserves by approximately two years.   

Housing York’s tenant community comes from all walks of life, with diverse cultural and 
social needs. We support residents with a broad variety of abilities and disabilities, 
integrating many community services into our neighborhoods. 

Also planned in 2011 is a comprehensive strategic plan that will look five years into the 
future. This plan will align with strategic affordable housing initiatives identified by York 
Region, and provide an opportunity to establish a roadmap for future programs, 
activities and business planning. 

The 2011 budget is challenging. We will continue to monitor the impact of rising costs 
across the sector as it pertains to our revenue potential. 
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BUSINESS DRIVERS 

Business drivers are external or internal influences that significantly impact and/or set 
direction for a corporation. Housing York’s drivers, listed below, are embedded in the 
Statement of Principles and form the basis on which business goals and strategies are 
adopted.  

Regional Housing Strategy - Growing the housing corporation to provide more 
affordable living options to the residents of York Region. 

Shareholder Standards - Maintaining assets to a high standard of repair, providing 
safe and secure environments for tenants, and delivering a high level of accountability. 

Tenant Population - Recognizing the changing diversity of people that make their 
homes in our communities and responding to their needs. 

Economic Conditions and Legislative Impacts – Managing economic pressures in a 
financially responsible manner, effective risk management and legislative compliance in 
all aspects of our business. 
 
 
STRATEGIC AREAS OF FOCUS 
 
During the business plan period, Housing York will focus its goals on growing 
communities, asset management and financial accountability and performance. 
 
1.0  OUR GROWING COMMUNITY 
 
1.1  Give Emphasis to Growth 
The next two years is a period of introducing several new rental properties into the 
portfolio. 
 
Each additional building requires its own assimilation strategy, engaging all parts of the 
Housing York organization and our new residents to ensure that: 
 
• Resources are in place to bring additional buildings into service. 
• Building systems are commissioned and operating in new developments as 

designed. 
• Creating a positive move-in experience for new residents and ensuring that 

supports are in place to assimilate the new property into the community. 
• Business supports and systems are in place for a smooth transition.   
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1.2 Concentrate on Customer Service  
 
We want to increase our customer service standards as the portfolio grows. Our 
approach to service has a dual focus, direct front-line initiatives that our tenants see 
and appreciate, and indirect administrative objectives that promote efficiency and 
financial continuity to deliver enhanced programs and services. 
 
Direct Customer Service Initiatives 
Introduce new tools for new residents including welcome kits, updated tenant 
handbooks, posters and resident friendly building signage.  
 
Standardize ongoing communication activities and feedback opportunities about Housing 
York’s customer service, maintenance, and tenant living experiences, with emphasis on 
turnover standards and move-in activities. 
 
Administrative Customer Service Initiatives 
Develop building specific marketing plans to attract and retain tenants in buildings that 
have a market rent component.   
 
Implement phase two of a technology upgrade to facilitate new budget and forecasting 
capabilities, and on-line MPAC (Municipal Property Assessment Corporation) reporting. 
 
 
2.0  OUR ASSET MANAGEMENT PROGRAM 

 
Housing York’s existing portfolio has three state-of-the-art energy efficient buildings 
that contain sophisticated operating systems. Older buildings are being retrofitted over 
a five-year period to a similar standard. By the end of 2011, our current multi-year 
energy management strategy will reach 80% completion. 
 
2.1 Spotlight on Sustainability 
Housing York will continue to reduce its environmental footprint by lowering its 
requirement for heating, electricity and water.    
 
Proceed with Year 4 of the energy management strategy by retrofitting five properties, 
including a family townhouse community where tenants benefit directly from the 
investment. 
 
Build in capacity during design phase of new buildings for resident-friendly, three 
stream waste recycling. 

 
Expand Richmond Hill-Rosetown organic waste diversion pilot program to all Housing 
York properties within the town.  Seek opportunities to expand the initiative in other 
municipalities. 
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  3.0  OUR ACCOUNTABILITY AND PERFORMANCE 
    

This section outlines operating and capital budgets for 2011 to 2013, as well as financial 
impacts on Housing York’s reserves for 2011.    
 
3.1 2011 Operating Budget 
The economy is more favourable compared to the last two years but Housing York is not 
immune to rising costs. A further challenge relates to new buildings where start-up 
costs are incurred months before any revenue is earned. A nominal surplus is 
anticipated in 2011. 
 
Conservative assumptions were used for 2011 revenues and costs based on 2010 fourth 
quarter consumer information and benchmark cost factors. However, for the third 
consecutive year, costs are escalating at a rate higher than the funding formula 
recognizes, particularly in administrative areas such as insurance and 
telecommunications. 
 
The following table compares the 2011 base budget submission to the 2010 budget. For 
informational purposes, the 2010 estimated results are preliminary. The final results will 
be identified in the audited financial statements. Any operating surplus generated in 
2010 will be allocated to Retained Earnings or the Capital Reserve, as allowed by the 
Service Manager.  
 
The 2011 base budget forms a comparative picture of the portfolio on a year-over-year 
basis.  The table on page 7 adds the budget for the new buildings, pro-rated for the 
period of time that they are estimated to be in-service during the 2011 budget year. 
This part-year budget is called annualization and becomes the 2011 total budget. The 
total budget becomes the new base budget for 2012. 
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2011 Base Operating Budget 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

($000) 

2010 
Total 

Budget 
2010 

Estimate 

2011 
Base 

Budget 

    

Revenue    

Tenant Rents 13,696 13,705 14,000 

Subsidy - York Region 8,201 7,563 7,400 

Subsidy - Federal 1,319 1,319 1,319 

Total Revenue 23,216 22,587 22,719 

    

Operating Expenditures   

Operating 21,239 20,749 21,584 

Public Housing Capital 1,880 1,743 1,123 

Total Expenditures 23,119 22,492 22,707 

     

Budget Surplus before Strategic Projects 97 95 12 

    

Strategic Projects (1) 50 0 50 

Economic Contingency(2) 230 0 0 

Operating Surplus after Strategic Projects -183 95 -38 

    
Capital Reserves (Provincial Reform and 
Regional Housing)    

Contribution to Reserves 1,190 1,067 1,759 

Expenditures  -1,190 -1,067 -1,759 

    

New Funding Programs     
Social Housing Renovation and Retrofit Program 
(SHRRP Grants)(3) 

1,900 2,943 797 

Provincial Social Loan Revenue 500 0 0 

Expenditures  -2,400 2,943 797 

    

Energy Management Reserve    

Contribution to Reserve 661 178 914 

Expenditures -661 -178 -914 

    

Emergency Power reserve    

Contribution to Reserve 0 0 440 

Expenditures  0 0 -440 

(1) The strategic project planned for 2010 was deferred and is re-budgeted in 2011.  
(2) The economic contingency approved for 2010 budget was not used and is not budgeted in 2011. 
(3) Timing differences between Yr 1 and Yr 2 budget and actual reporting creates a variance between 2010 

budget and 2010 estimate. 
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2011 Total Operating Budget 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The annualized portion of the budget includes part year budgets for buildings acquired 
mid-year: 
   Kingview Court expansion  – 4 months 
   Mapleglen Residences  – 6 months  
 

($000) 

2011 
Base 

Budget 
2011 

Annualization  

2011 
Total 

Budget 

    

Revenue    

Tenant Rents 14,000 817 14,817 

Subsidy - York Region 7,400 0 7,400 

Subsidy - Federal 1,319 0 1,319 

Total Revenue 23,719 817 23,536 

    

Operating Expenditures   

Operating 21,584 762 22,346 

Public Housing Capital 1,123 0 1,123 

Total Expenditures 22,707 762 23,469 

     

Budget Surplus before Strategic Projects 12 55 67 

    

Allocation to Energy Management Reserve    

Strategic Projects (1) 50 0 50 

Operating Surplus after Strategic Projects -38 55 17 

    

Capital Reserves (Provincial Reform and 
Regional Housing)    

Contribution to Reserves 1,759 0 1,759 

Expenditures -1,759 0 -1,759 

    

New Funding Programs     
Social Housing Renovation and Retrofit Program 
(SHRRP Grants) 

797 0 797 

Expenditures  797 0 797 

    

Energy Management Reserve    

Contribution to Reserve 914 0 914 

Expenditures -914 0 -914 

    

Emergency Power reserve    

Contribution to Reserve 440 0 440 

Expenditures  -440 0 -440 

(1) The strategic project planned for 2010 was deferred and is re-budgeted in 2011. 
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3.2  2012 and 2013 Outlook Years 
The budget assumptions for the outlook years are based on the following: 
• Operating revenues and expenses will increase by two percent based on consumer 

price index forecasts and the annualization impact of two new buildings, comprising 
123 units, throughout the period. 

• Contributions to and from the capital reserves are based on the 10-year capital plan. 
• Energy Management and Social Housing Renovation and Retrofit programs will 

conclude during the outlook period. 
 

Operating Outlook 
 

($000) 

2011 
Total 

Budget 

2012 
Total 

Budget 

2013 
Total 

Budget 

Revenue    

Tenant Rents 14,817 18,986 24,829 

Subsidy - York Region 7,400 7,800 8,210 

Subsidy - Federal 1,319 1,319 1,319 

Total Revenue 23,536 28,105 34,358 

    

Operating Expenditures    

Operating 22,346 26,488 32,229 

Public Housing Capital 1,123 1,585 2,116 

Total Expenditures 23,469 28,073 34,345 

    

Budget Surplus before Strategic Projects 67 32 13 

    

Strategic Projects (1) 50 0 0 

Operating Surplus after Strategic Projects 17 32 13 

    
Capital Reserves (Provincial Reform and 
Regional Housing)    

Contribution to Reserves 1,759 1,730 1,618 

Expenditures  -1,759 -1,730 -1,618 

    

New Funding Programs     

Social Housing Renovation and Retrofit Program  797 0 0 

Expenditures  797 0 0 

    
Energy Management Reserve    

Contribution to Reserve 914 377 0 

Expenditures funded by Utility Savings or Borrowing -914 -377 0 

 
 
 
 
 

(1) The strategic project planned for 2010 was deferred and is re-budgeted in 2011.  
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3.3  Major Repairs/Replacement (Capital) Program 
All capital jobs fall into one of four funding streams. A summary of each for 2011 is as 
follows: 
 

Summary of 2011 Major Repairs 
 

  ($000) 

Funding from Operating 1,123 
Funding from Reserves 1,759 
Annual Plan Capital Budget $2,882 
SHRRP Grants 797 
Energy Management Strategy 914 
  4,593 

 
Each component of the major repairs/replacement program is discussed below. 
 
3.3.1 Annual Planned Capital Budget 
Since 2004, a 10-year capital plan has been used as a managed approach to major 
repairs. Every budget year the plan is reviewed and adjusted to ensure that 
rehabilitation is completed on a methodical basis that considers needs and priorities. 
 
The following table summarizes the planned expenditures for 2011to 2013 that are part 
of the annual planned capital budget. 
 

2011 Major Repairs by Category 
 

($000) 
2010 

Budget 
2010 

Estimate 
2011 

Budget 
2012 

Outlook 
2013 

Outlook 

      
Planned Expenditures      
Roofing 430 249 75 0 460 

Building 786 722 543 1443 1194 

Flooring 387 337 232 224 221 

Elevator 0 5 150 9 300 

Electrical 84 57 112 0 315 

Equipment 157 81 50 117 20 

Grounds 901 772 506 523 123 

Life Safety Systems 90 67 5 18 100 

Heating, Ventilation and Plumbing       235 177 680 235 282 

Plumbing 0 16 0 79 42 

Minor Capital 0 92 155 155 155 

Capital Overheads 0 235 374 512 522 

Total Major Repairs/Replacements 3,070 2,810 2,882 3,315 3,734 
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3.3.2 Social Housing Renovation and Retrofit Program (SHRRP)  
The two-year SHRRP program is the result of economic action plans funded by the 
federal and provincial governments. The grants allocated to Housing York significantly 
enhance capital investments in our housing stock. 
 
The allocations made available to Housing York over two years exceeds $4,000,000.  
The program is winding down in 2011 and planned expenditures are residual costs to 
finish previously approved capital or renewable energy jobs.   
 

Remaining SHRRP Funding 
 

($000) 2011 
Social Housing Renovation and Retrofit Program  $797 

 
3.3.3 Energy Management Strategy 
Housing York is investing an estimated $3,500,000 over a five-year period to undertake 
energy management retrofits on 25 buildings. The program started in 2008 and will 
conclude in 2012. 
 
When the program launched, we expected that utility savings, nominal third-party 
incentives and borrowing would fund the program. The recent availability of SHRRP 
grants has reduced the borrowing requirement. We are forecasting that by the end of 
the fifth and final year of the program, the net cost of the program will be less than 
$2,000,000. 

 
The following table identifies the buildings that will be retrofitted in 2011. 
 

2011 Energy Management Work Plan 
 

 ($000) 
Year 4 of five year plan 

 

                 PROPERTY 

2011 ENERGY 
MANAGEMENT 

BUDGET 

ANNUAL 
ESTIMATED 
SAVINGS 

PAY 
BACK 

PERIOD 
(YRS) 

Kingview Court 21.6 3.2 7 
Brayfield Manor * 152.0 10.7 14 
Keswick Gardens 116.0 15.5 8 
Nobleview Pines 19.1 1.6 12 
Fairy Lake Gardens 61.9 5.2 12 
Direct Retrofit Investment in 
Buildings 370.6 36.2 16 
    
Contracted Services and Administration 125.8 0 0 
Total 2011 Retrofit Investment 496.4 0 0 
    
* Tenants pay their own utility bills and therefore benefit directly from the retrofit investment. 
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3.4 2011-2013 Major Repairs/Replacement Projects Greater Than 
$100,000 
We are pleased to identify the larger jobs that are planned in our communities over the 
next three years.   
 

Three Year Summary of Jobs Greater than $100,000 
 

   ($000) 
Municipality Property Description 2011 2012 2013 

Georgina Glenwood Mews Bathroom upgrade 
  

225,000    
 Keswick Gardens Partial asphalt resurfacing 220,000   
  Keswick Gardens Emergency power generators □ 440,000   

 Keswick Gardens 
Replace apartment incremental units with 
energy efficient models ◊ 150,000   

 Keswick Gardens Elevator upgrade   200,000 
 Keswick Gardens Solar Wall* 152,077   
 Northview Court Window/Balcony door upgrade  140,000  
 Northview Court Bathroom upgrade   160,000 
 Northview Court Bathroom upgrade  130,000  
 Pineview Terrace Parking lot upgrade-add more parking  160,000  
 Pineview Terrace Window/balcony door upgrade  150,000  
      
Markham Trinity Square Furnace Replacement 220,000   
 Trinity Square Window upgrade   365,000 
 Trinity Square Door upgrade   155,000 
Newmarket Brayfield Manor Playground upgrade/parking lot expansion  120,000  
 Fairy Lake Gardens Roof repairs   200,000 

 Fairy Lake Gardens 
Suite and distribution panel breaker 
upgrade   160,000 

 Fairy Lake Gardens Elevator upgrade   100,000 
 Heritage East Asphalt parking upgrade 220,000   
 Mulock Village Kitchen upgrade  330,000  
Richmond 
Hill Evergreen Terrace Elevator upgrade cylinder 100,000   
 Rosetown Preheat water with solar panels* 215,300   
 Rosetown Water boiler/ storage tank upgrades 115,000   
 Dunlop Pines Roof replacement   200,000 
 Springbrook Gardens Furnace replacement  200,000  
Total Projects Greater Than 
$100,000   2,057,377 1,230,000 1,540,000 

 
*      Jobs have been advanced from 10-year capital plan or energy management strategy to take advantage of SHRRP funding grants. 
◊    Energy Management Program 
□ Emergency Power Program 
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3.5  Management of Reserves 

 
3.5.1 Capital Reserve  
The use of our capital reserves differs by program as specified in the legislation or 
program guidelines that we follow. For presentation purposes, the capital reserves are 
consolidated but the individual reserves are managed separately. The Public Housing 
program does not maintain a Capital Reserve.  
 
Most of the capital reserve is invested in the Social Housing Services Corporation’s 
mandatory pooled investment fund for housing providers. While a variable rate of return 
is expected on investment holdings, a constant yield of two percent is assumed for the 
budget and outlook years. 
 
 

Three Year Forecast of Capital Reserve Impacts 
 

 
Because of the additional SHRRP funding that was made available, the longevity of the 
capital reserve has been extended by about two years to 2016 based on current funding 
and spending models.   
 
3.5.2  Other Specified-Purpose Reserves 
In addition to the mandatory capital reserve required under the Social Housing Reform 
Act, 2000, Housing York has a number of other internal reserves that have been 
approved for specific purposes.   
 
 
 
 
 
 

($000) 
2009 

Actual 
2010 

Estimate 
2011 

Budget 
2012 

Outlook 
2013 

Outlook  
        

      Provincial Reform and 
Regional Housing Programs        
Balance, Beginning of Year 5,109 4,706 4,558 3,544 2,676 
Contribution to Reserves 725 745 652 799 815 
Annual Investment Income 171 174 78 63 54 
       
Annual Capital Expenditures -1,299 -1,067 -1,744 -1,730 -1,618 
       
Net Activity for the Year -403 -148 -1,014 -868 -750 
       
Balance, End of Year 4,706 4,558 3,544 2,676 1,926 
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Insurance Reserve 
This reserve is funded by an annual contribution of operating funds as a way of 
stabilizing small insurance claims and settlements that are below our insurance policy 
deductible.   

Insurance Reserve 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Emergency Power Reserve 
This initiative was originally launched in 2004 with an approved budget of $910,500.  
The funding source was from Retained Earnings, restricted exclusively for expenditures 
related to this multi-year plan. In 2011, one key job is to install a generator at Keswick 
Gardens, in the Town of Georgina. 
 

Emergency Power Plan Reserve 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

($000) 
2011 

Budget 
    
Balance, Beginning of 2011 $ 162,629 
   
Annual Contribution from Operating Budget 25,000 
   
Minor Claims Settlement (Estimate) (25,000) 
  
Net Activity for the Year 0 
   
Balance, End of Year $ 162,629  

($000) 
2011 

Budget 
    
Balance, Beginning of 2011 $ 539,541 
   
Annual Capital Expenditures (440,000) 
   
Net Activity for the Year (440,000) 
   
Balance, End of Year $  99,541 
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Fairy Lake Gardens Pond Remediation  
The 2010 capital budget included $600,000 to restore the overflow pond at this 
Newmarket property. There is an accumulation of silt and minor contaminants that 
require attention. Housing York has partnered with York Region Environmental Services 
for this initiative. Environmental and public consultation was completed in 2010 at a 
cost of $25,000 and the balance of the budget has been reserved to complete the work 
in 2011.   
 

Fairly Lake Gardens Pond Remediation Reserve 
 
 
 
 
 
 
 
 
 
 
 
 
 
Technology Upgrade 
Phase 2 of a significant system upgrade will be completed in 2011 which will enhance 
Housing York’s integrated enterprise-wide software. Incremental funding of $500,000 
was provided to Housing York from the Region in 2010 for this project which is expected 
to conclude in 2011.    
 

Technology Upgrade Reserve 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

($000) 
2011 

Budget 
    
Balance, Beginning of 2011 $ 574,848 
   
Annual Capital Expenditures (574,848) 
   
Net Activity for the Year (574,848) 
   
Balance, End of Year 0 

($000) 
2011 

Budget 
    
Balance, Beginning of 2011 $ 210,105 
   
Annual Capital Expenditures (210,105) 
   
Net Activity for the Year (210,105) 
   
Balance, End of Year 0  
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3.6 Key Performance Indicators 
 
We use a variety of internal monitoring indicators to measure successes and potential 
improvement opportunities. The following indicators are annual measurements in the 
property management area of our business. 

 
Manageable Cost per Unit - This indicator is comprised of maintenance and 
administration costs divided by the number of units. Maintenance and administration 
expenditures include building maintenance costs, regional salaries and benefit costs, 
and corporate overheads. 
 
Utilities, mortgage, property taxes and major repairs are excluded. Costs that relate to 
extraordinary circumstances or strategic initiatives are also excluded in manageable 
cost per unit calculations. 
 
Housing York is expecting expenditure constraint in 2011 due to the revenue pressures 
caused by lower subsidy funding. 

 
Manageable Cost Per Unit 

 

 

 
2010  
Total 

Budget 

 
 

2010 
Estimated 

 
2011 
Base 

Budget 

2011 
Total 

 Budget 
     

Housing York Average $3,608 $3,608 $3,572 $3,530 
 

 
Unit Turnover – identifies the number of units where a tenant vacates during the year 
divided by the total units in the portfolio. The number of move-outs was slightly lower 
than expected in 2010 which is a positive sign of tenant stability. Turnover estimates for 
2011 reflect growth in the portfolio. The increased unit count decreases the turnover 
ratio slightly compared to 2010 goals. 
 

  
Total Number of Tenant Vacancies 

 2010  
Goal 

2010 
Estimated 

2011 
Goal 

    

Total Number of 
Move-outs 

235 206 235 

As a percent of 
Total Units 

11.9 10.4 11.2 
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Tenant Arrears – All activities pertaining to collecting tenant accounts follow relevant 
legislative requirements or Board approved policies. The percentage of Current Tenant 
Arrears greater than 30 days/Rent Revenue is a measurement to determine 
effectiveness of collection performance. 
 

 
Percentage of Current Tenant Arrears 
  
2010 Goal 8.0% 
2010 Estimated 7.4% 
2011 Goal 7.8% 

 
 
4.0  BUSINESS PLAN SUMMARY 
 
The key theme of this business plan is growth. The prospect of three additional buildings 
in 2011 is an exciting, but challenging opportunity. While the incremental units provide 
affordable housing for many more people, maintaining our standards, programs and 
tenant relationships will be challenging while we operationalize new properties. 
 
The new buildings add long term value to the financial health of the organization, but in 
the short term, Housing York incurs cost pressures preparing the new sites well in 
advance of them generating any rent revenue. This is reflected in this year’s operating 
budget with only a minimal surplus predicted. 
 
The economic stimulus program will wind down and capital expenditures will return to 
historical trends. The energy management program enters the fourth year of retrofit 
investments to make the buildings more energy efficient. 
 
Housing York will undertake a strategic planning exercise in 2011 that will set the path for 
many years to come.  


