
 

PEEL HOUSING CORPORATION 
 

2018 ANNUAL GENERAL MEETING 
 
 AGENDA PLAGM - 1/2018 
 
 
DATE: Thursday, June 28, 2018 
 
TIME: 9:00 a.m. – 9:30 a.m. 
 
LOCATION: Council Chamber, 5th Floor 
 Regional Administrative Headquarters 

10 Peel Centre Drive, Suite A 
Brampton, Ontario 

 
PRESIDENT: G. Miles 
 
VICE-PRESIDENT: B. Shaughnessy 
 
MEMBERS: G. Carlson; D. Cook; B. Crombie; F. Dale; J. Downey; C. Fonseca;  
 G. Gibson; A. Groves; N. Iannicca; J. Innis; L. Jeffrey; J. Kovac;  
 M. Mahoney; S. McFadden; M. Medeiros; E. Moore; M. Palleschi;  
 C. Parrish; K. Ras; P. Saito; J. Sprovieri; R. Starr;  
 A. Thompson   
  
 
 
1. 

 
CALL TO ORDER 
 

 
2. 

 
OPENING REMARKS BY PRESIDENT G. MILES 
 

 
3. 

 
REGIONAL COUNCIL CONVENES 
 

 
4. 

 
APPROVAL OF THE AGENDA 
 

 
5. 

 
ADOPTION OF MINUTES 
 

5.1. Minutes of the Peel Housing Corporation (PLAGM-1/2017) 2017 Annual Meeting of 
the Shareholder held on June 22, 2017  
 

 
6. 

 
DELEGATIONS 
 

  



 PLAGM-1/2018 
2018 Annual General Meeting 

 -2- Thursday, June 28, 2018 
 
7. COMMUNICATIONS 

 
 
8. 

 
PEEL HOUSING CORPORATION 2017 ANNUAL REPORT 
     Remarks by Dan Labrecque, General Manager, Peel Housing Corporation 
 

 
9. 

 
2017 FINANCIAL STATEMENTS 
     Remarks by Stephanie Nagel, Treasurer, Peel Housing Corporation  
 

 
10. 

 
2018 APPOINTMENT AND REMUNERATION OF EXTERNAL AUDITORS 
 

 
11. 

 
2018 RATIFICATION AND CONFIRMATION OF THE ACTIONS OF THE 
CORPORATION  
 

 
12. 

 
CLOSING REMARKS BY PRESIDENT G. MILES 
 

 
13. 

 
CLOSING OF THE ANNUAL MEETING OF THE SHAREHOLDER 
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* See text for arrivals  

 See text for departures 

 
PEEL HOUSING CORPORATION 

 
2017 ANNUAL GENERAL MEETING 

 
MINUTES 

          PLAGM-1/2017 
 

The Members of Peel Housing Corporation met on June 22, 2017 at 9:02 a.m., in the Council 
Chambers, Regional Administrative Headquarters, 5th Floor, 10 Peel Centre Drive, Suite A, 
Brampton.  
 
Members Present: F. Dale; G. Carlson; J. Downey; C. Fonseca; G. Gibson; A. Groves; M. 

Mahoney; S. McFadden; M. Medeiros; G. Miles; E. Moore; M. Palleschi; 
K. Ras; B. Shaughnessy; J. Sprovieri; A. Thompson;  

 
Members Absent:  B. Crombie; N. Iannicca; J. Innis; J. Kovac; L. Jeffrey; C. Parrish; P.Saito;  
 R. Starr; J. Tovey  
 
Also Present: D. Szwarc, Chief Administrative Officer; L. Graham-Watson, Commissioner 

of Corporate Services; S. VanOfwegen, Commissioner of Finance and 
Chief Financial Officer and Acting Commissioner of Service Innovation, 
Information and Technology; J. Sheehy, Commissioner of Human Services; 
P. O’Connor, Regional Solicitor; A. Macintyre, Acting Regional Clerk and 
Director of Clerk’s; C. Law, Legislative Specialist; D. Obasecki, Acting 
Legislative Assistant 

 
Regional Chair F. Dale presided. 
 

 
1. CALL TO ORDER  
 
 
2. OPENING REMARKS BY VICE-PRESIDENT G. MILES  
 

Vice-President Miles provided Councillors with an update of the Board’s activities over the 
previous year and the plans for the immediate future.  She stated the Board focused on 
governance, financial sustainability, and service delivery over the past year.  She noted 
several challenges that will come up over the next year but conveyed confidence in the Board 
and Peel Living staff. 
  

 
3. REGIONAL COUNCIL CONVENES  
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Thursday, June 22, 2017 
 
 
4. APPROVAL OF AGENDA 
 

Moved by Councillor Mahoney,  
Seconded by Councillor McFadden; 
 
That the agenda for the June 22, 2016, Peel Housing Corporation 2017 Annual General 
Meeting, be approved. 

 
Carried          2017-1 

 
5. ADOPTION OF MINUTES 
 
5.1. Minutes of the Peel Housing Corporation (PHCA-1/2016) 2016 Annual Meeting of the 

Shareholder held on June 23, 2016  
 
  Moved by Councillor Fonseca, 
  Seconded by Councillor Downey; 
 

That the minutes of the Peel Housing Corporation (PHCA-1/2016) 2016 Annual Meeting 
of   the Shareholder, be adopted. 

 
              Carried          2017-2 

 
5.2. Minutes of the Peel Housing Corporation (PHCSSM-1/2016) Special Shareholder 

Meeting held on October 13, 2016  
 

Moved by Councillor Gibson, 
Seconded by Councillor Miles; 
   
That the minutes of the Peel Housing Corporation (PHCSSM-1/2016) 2016 Special 
Shareholder Meeting, be adopted. 
 

             Carried          2017-3 
 
 
6. DELEGATIONS – nil 

 
 
7. COMMUNICATIONS – nil 
 
 
8. 2016 ANNUAL REPORT 

Remarks by Dan Labrecque, General Manager, Peel Housing Corporation 
 

            Received       2017-4 
 

Dan Labrecque, General Manager, Peel Housing Corporation expressed confidence in Peel 
Housing Corporation to develop as a strategic partner of the Region of Peel, rather than as 
only another housing provider in the region.  He highlighted several successes over the last 
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Thursday, June 22, 2017 
 

year, including the fact that the Corporation has now identified as many as 20 sites for 
possible redevelopment and intensification opportunities.   

 
 
9. 2016 FINANCIAL STATEMENTS 

Remarks by David Bingham, Treasurer, Peel Housing Corporation 
 

           Received       2017-5 
 

David Bingham, Treasurer, Peel Housing Corporation stated that the audited financial 
statements are now final and the management letter from the external auditor expressed no 
control weaknesses.  

 
 
10. 2017 APPOINTMENT AND RENUMERATION OF EXTERNAL AUDITORS 
 

Moved by Councillor Carlson, 
Seconded by Councillor Miles; 

 
That Deloitte LLP be appointed as the Corporation’s Auditors to hold office until the 
close of the next annual meeting, pursuant to the award from the Request for Proposal 
for External Audit Services for the Regional Municipality of Peel and Peel Housing 
Corporation, Fiscal Years 2016 to 2020;  
 
And further, that the audit fee for the 2017 fiscal year be set at $18,419; 
 
And further, that the Treasurer be authorized to approve additional remuneration for the 
auditors during this period in the event of additional audit requirements. 

             
Carried          2017-6 

 
 
11. 2017 RATIFICATION AND CONFIRMATION OF ACTIONS OF THE CORPORATION   
 

Moved by Councillor Fonseca, 
Seconded by Councillor Palleschi; 

 
That all by-laws and resolutions of the Corporation and all acts of the Corporation 
undertaken in good faith from October 13, 2016 to the present, be ratified and confirmed. 

 
           Carried          2017-7 

 
 
12. CLOSING REMARKS BY VICE-PRESIDENT G. MILES 
 

Vice-President Miles expressed her gratitude to staff and Council for all the support they 
provide to Peel Housing Corporation.   
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Thursday, June 22, 2017 
 
 
 
13. CLOSING OF ANNUAL MEETING OF THE SHAREHOLDER 

 
Moved by Councillor Shaughnessy, 
Seconded by Councillor Ras; 
 
That the Peel Housing Corporation 2017 Annual General Meeting now adjourn. 

 
                                                                                                                               Carried           2017-8 
 
The meeting adjourned at 9:14 a.m. 
 
 
 
 

Regional Chair  Regional Clerk 
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2 Tenants. Staff. Finances. Infrastructure.

Message 
from the President 

Peel Housing Corporation (PHC) helps people in their time of need through program support, 
policy development and community building. But what makes us so different is the direct and 
very visible relationship we have with our tenants. Our services and processes directly improve 
the lives of our tenants and make us more accountable to Peel’s taxpayers.

PHC is dedicated to improving our properties. That dedication is reflected in a budget that 
directs significant funds toward state of good repair. We will optimize what we have, whether 
that be upgrading our buildings or repurposing the land that we own. The end goal will be to 
improve the lives of our tenants and to provide more affordable housing for our community. 
As a Board, we support the fiscally-responsible decision to optimize our Region-owned land to 
provide more affordable housing to our residents.

On behalf of the Board, I extend heartfelt thanks and appreciation to Peel Living staff and 
management for everything they do to serve our community. As we look to the future, we 
optimistically prepare to position the next Board to move forward, to strengthen and to clearly 
define our role in the governance of this terrific organization.

Gael Miles 

President 
Peel Housing Corporation 
Board of Directors
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Message 
from the General Manager

It was an honour to be endorsed by the Board to assume the General Manager’s position 
in January 2017. The Board wants Peel Living to continue to strive to be both a caring and 
effective property manager and landlord.

Throughout the year, we have undertaken many changes with the goal of improving the 
satisfaction of our tenants, our staff and the taxpayers who financially support our operations.

One area of specific focus was to address the state of good repair deficiencies that have 
contributed to a decline in staff and tenant satisfaction and experience. A by-product of that 
infrastructure focus was the realization that our infrastructure renewal plan could also support 
growth in affordable housing options for Peel residents.

To that end, the Board approved the redevelopment of the East Avenue property, with a 
budget of $45 million to transform the current 30 unit property to support up to 156 units. We 
are excited about starting this project in 2018.

A review of our 2017 activity would not be complete without addressing the importance of 
the Twin Pines Redevelopment Initiative to Peel Living’s longer term service delivery capacity. 
The Board supported the achievement of many project milestones in 2017, including the 
Resident Transition Plan. While details of many of the Plan’s options will not be finalized until 
the completion of the conceptual plan with our future development partner, it did respond 
to one of the key criteria expressed by the existing residents and that is that there will be 
affordable housing options for all who wish to remain in the new Twin Pines Community.

The prospect for Peel Living, its tenants and staff in 2018 looks more promising as we continue 
to work with the Region to develop and build on our respective expertise and commitment to 
service excellence to be both a caring and effective property manager and landlord.

Dan Labrecque 

General Manager
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4 Tenants. Staff. Finances. Infrastructure.

2017 Board of Directors

Gael Miles 
President

Peel Region Councillor 
City of Brampton 
Wards 7 and 8

Gael Miles 
President

Peel Region Councillor 

Matt Mahoney
Peel Region Councillor
City of Mississauga
Ward 8

Barb Shaughnessy
Vice-President

Peel Region Councillor
Town of Caledon
Ward 1

Elaine Moore
Peel Region Councillor
City of Brampton
Ward 1 and 5

Frank Dale 
Regional Chair

Chris Fonseca
Peel Region Councillor
City of Mississauga
Ward 3
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Established in 1976, Peel Housing Corporation (Peel Living), is a not-for-profit social housing 
provider in the Region of Peel. Peel Living is the largest of 48 social housing providers in Peel.

The Peel Living portfolio includes 70 buildings consisting of high and low-rise apartments 
and townhouses. Peel Living also manages four Regionally-owned buildings, two transitional 
housing properties and three emergency homeless shelters.

 7,000
HOMES

3rd LARGEST SOCIAL HOUSING PROVIDER IN 
ONTARIO

RESIDENTSNEARLY

NEARLY

16,000  
 70* RESIDENTIAL 

PROPERTIES

Peel Living Overview

* includes 2 transitional 68-bed shelters + 3 group homes 
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6 Tenants. Staff. Finances. Infrastructure.

Our tenants

This year, we conducted our External Tenant Satisfaction survey 
and found that, of the 640 households surveyed, the overall 
satisfaction rating was 7.1/10 on the five key drivers, including: 
building, unit, community/neighbourhood, Peel Living staff and 
quality of life. The highest relative rating was attributed to staff 
engagement with tenants.

Survey results in detail

In addition, our Formal Complaint process was reviewed and endorsed by the Board which will 
improve efficiencies in how we best serve our clients. We continue to update our broader strategy for 
communicating with our tenants, with an enhanced focus on raising the bar on their understanding 
of their rights and obligations under the Residential Tenancies Act. Specifically, the Board has given 
direction to enhance tenant accountability for tenancy breaches.

PEEL LIVING

Business
Plan

OUR

TE
NANTS

O
UR

STAFF

IN
F

R
A

STR
U

CTURE

O
U

R

FINANCES
OUR

2017 Key Service Areas

At Peel Living, our tenants, staff, finances and infrastructure 
are the pillars by which we measure our success and identify 
our opportunities for improvement.

7.1 out of 10 overall satisfaction with Peel Living.

On a scale from 1 to 10, tenants rated:

7.1

0 1 2 3 4 5 6 7 8 9 10

TENANT SATISFACTION

Building
6.6

Community/
Neighbourhood

6.7

Tenancy Support Agent  
7.4

Superintendent  
7.6

Unit
6.6

Quality of Life
6.7

OUR

TE
NANTS
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O
UR

STAFF

Our staff

In response to our 2016 Employee Satisfaction survey, a 
Mental Health and Wellness pilot was endorsed by the 
Board, designed to support staff working with clients by 
addressing behaviour issues that can negatively impact 
successful tenancies.

We are also including Mental Health training as part of the 
learning and development framework that we are using to 
help guide training needs.

Our finances

This year, we’ve continued to find efficiencies and significantly increase 
contributions to reserves. We actively managed and maximized 

our rental and non-rental revenues. We continued looking 
for opportunities to reduce debt costs, including prepaying 

our Knightsbridge mortgage which resulted in a savings 
of $700,000 in interest. We actively leveraged sources of 
funding from other levels of government. A strategic review 
of our buildings is underway to determine our State Of 
Good Repair needs and our redevelopment opportunities. 

In addition, we reviewed our arrears processes and made 
changes to increase tenant accountability. 

Our infrastructure

Peel Living will provide sustainable, affordable housing for 
Peel residents within a community that is age-friendly, 
connected and environmentally responsible. To fulfill this 
mission, land optimization is a priority. 

PHC is working with Peel Region to identify and maximize 
Region-owned lands and current infrastructure. The next 
examples – Twin Pines and East Ave. – show how we are 
optimizing our land to provide more affordable housing to 
our citizens.

IN
F

R
A

STR
U

CTURE

O
U

R

FINANCES
OUR
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8 Tenants. Staff. Finances. Infrastructure.

The Twin Pines Journey 
Treating residents with dignity and respect with a fair and transparent transition plan

Peel Living has started work to redevelop its 25-acre Twin Pines lands, currently a mobile home park, 
in south-central Mississauga. The park includes 213 month-to-month land leases with mobile home 
tenants, an eight-storey 136 unit affordable seniors housing building (Summerville Pines) and two 
commercial leases owned by Peel Living.

The Total Public Value (TPV) Framework, or vision for the future Twin Pines, is to create a complete 
community that provides a mix of housing options, is age-friendly, connected and environmentally 
responsible, and supports the financial sustainability of Peel Living’s affordable housing portfolio.

The TPV Framework is the culmination of the collective insights of the residents, community 
members, Peel Living and many others who value the future of Twin Pines. It consists of Guiding 
Principles and Outcomes to be achieved through the redevelopment project.

The redevelopment is anticipated to result in the creation of approximately 1,000 new housing units 
targeted toward low to moderate income earners. 

In December 2017, the Peel Living Board endorsed the Resident Transition Plan (RTP), including 
housing options and a goodwill payment amount to support Twin Pines residents with their transition.

Peel Living is committed to supporting the transition of existing residents and ensuring that all 
residents have an affordable option for those who wish to remain in the redeveloped Twin Pines. 
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The East Ave. Redevelopment Project 
Maximizing the land we own to provide more affordable housing units in Peel

East Avenue is a 1.9 acre site consisting of two two-storey buildings with 30 units in total in Mississauga, 
Ont. Most units are Rent-Geared-to-Income (RGI) units, there are a few market rent units and units 
rented to Services and Housing in the Province, formerly known as Supportive Housing in Peel (SHIP). 

Seeing as the goal for redevelopment in Peel is to enable Peel Living to provide sustainable, 
affordable housing for Peel residents within a complete community that is age-friendly, connected 
and environmentally responsible, East Avenue was identified as a site requiring redevelopment 
due to its aging infrastructure. The redevelopment aligns with the Region of Peel’s priority to 
improve the availability of safe, adequate, affordable housing options for the residents of Peel to 
support Peel’s Housing and Homelessness Plan. 

In 2016-2017, a preliminary feasibility analysis and site study was conducted and shared with the Peel 
Living Board of Directors for review and approval to move forward with redevelopment. The site study 
recommended an option to create a seven-storey building with 156 units. This recommendation will 
be further explored when developing a plan for the future site. 

 
The future of infrastructure

Seven additional PHC sites were identified in 2017 to potentially redevelop.

We also completed our first comprehensive 10-year capital plan and received Board endorsement 
to use the facility condition index (FCI) as a strategic metric for our state of good repair.

We will dovetail with the Region Of Peel Climate Change Strategy to establish the PHC Energy Plan, 
which will be integrated into our Asset Planning and will positively impact the broader Region Of 
Peel term of council priority to reduce greenhouse gas levels.  

Moving forward, we will integrate transitional housing into our total affordable housing offering.
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10 Tenants. Staff. Finances. Infrastructure.

Total Revenue by Type (in $’000)

Total Expenditure by Type (in $’000)

Other Revenue 
$6,185

6%

Operating & Capital 
$31,639

35%

Rental Revenue, 
Transfer to ROP

$59,861
57%

Total Revenues = $104,243
($’000s)

Total Expenditures = $91,106
($’000s)

Debt Interest 
$9,186
10%

Debt Principal 
$11,757

13%

Municipal Subsidy
$30,115

29%

Property Tax 
$12,654

14%

Utilities, Insurance, Bad 
Debt, Transfer to ROP 

$10,389 
11%

Federal Subsidy
$8,082

8%

Admin. and Salaries 
$15,481

17%

Auditors Report is available at: peelregion.ca/housing/peel-living/corporate/annual-reports

Asset Portfolio
• Outstanding Mortgages: 
$174 million

• Book Value of Asset:  
$420 million

• Replacement Value of Asset: 
$1.8 billion

• Outstanding Long-term 
debt: $35 million

Reserve Contributions
• Transfer to Reserves: 
$13 million

2017Revenues, Expenses, Reserves, Assets
Peel Housing Corporation continues to uphold its commitment to provide quality housing and will 
continue on a path of continuous improvement. The operations continue to generate surpluses annually 
which have resulted in additional contributions to reserves beyond its mandatory requirements.

The introduction of the balance scorecard presented to the Board in 2017 has helped direct work plans 
that are starting to positively improve both our long-term financial viability and the level of satisfaction 
from our tenants.
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2017 Peel Living Executive Officers

David Szwarc
Chief Administrative Officer

Region of Peel

Janice Sheehy 
Commissioner, Human Services

Dan Labrecque
General Manager, Peel Living

Region of Peel

Ava Macintyre
Corporate Secretary

Stephanie Nagel
Treasurer

Patrick O’Connor
Corporate Counsel

HUM-0074 18/06
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REPORT 
Meeting Date: 2018-06-28 

Peel Living Annual General Meeting 
 
 

 
DATE: June 4, 2018 

 
REPORT TITLE: 2018 APPOINTMENT AND REMUNERATION OF EXTERNAL 

AUDITORS 

 
FROM: Dan Labrecque, General Manager, Peel Living 

Stephanie Nagel, Treasurer, Peel Housing Corporation 
 

 
RECOMMENDATION 
 
That Deloitte LLP be appointed as the Corporation’s Auditors to hold office until the 
close of the next annual meeting, pursuant to the award from the Request for Proposal 
for External Audit Services for the Regional Municipality of Peel and Peel Housing 

Corporation, Fiscal Years 2016 to 2020;  

And further, that the audit fee for the 2018 fiscal year be set at $18,419 (excluding 

applicable taxes); 

And further, that the Treasurer be authorized to approve additional remuneration for the 

auditors during this period in the event of additional audit requirements. 

REPORT HIGHLIGHTS 

 The Region of Peel issued a Request for Proposal (“RFP”) for the External Audit 
Services, Fiscal Years 2016 to 2020 for both the Region of Peel and Peel Housing 
Corporation. 

 The RFP was competitively bid and Deloitte LLP won the award. 

 The Ontario Business Corporations Act requires that the shareholders of Peel Housing 
Corporation annually appoint an external auditor. 

 The audit fees for 2018 remain the same as in 2017, at $18,419. 

 Deloitte LLP has demonstrated considerable municipal and housing auditing 
experience. 

 
DISCUSSION 

 
 An RFP for the external audit services was last issued in 2016 for the Fiscal Years 2016 

to 2020 for both the Region of Peel and Peel Housing Corporation; and Regional Council 
awarded the contract to Deloitte LLP. 

 
 Deloitte demonstrated an excellent overall understanding of the complexities of 

performing the audit services for both Peel Housing Corporation and the Region of Peel.  
Deloitte LLP is the auditor for various municipal housing corporations across Ontario and 
the senior audit staff who will be serving the Region of Peel and Peel Housing 
Corporation have extensive experience in performing municipal and housing audits. 
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2018 APPOINTMENT AND REMUNERATION OF EXTERNAL AUDITORS  

- 2 - 

 Under the Ontario Business Corporations Act, section 149, the shareholders of Peel 
Living must, at each annual meeting, appoint the external auditors to hold office until the 
close of the next annual general meeting. 

 

FINANCIAL IMPLICATIONS 

Sufficient funds are available in the 2018 budget for the annual audit fees. 

 

CONCLUSION 

In accordance with the Purchasing By-law 2013-113, it is recommended that Deloitte LLP be 

awarded the contract for the External Audit Services for the 2018 fiscal year for an annual audit 

fee of $18,419 excluding applicable taxes. 

 
 
Dan Labrecque, General Manager, Peel Living 
 

 
 
Stephanie Nagel, Treasurer, Peel Housing Corporation 
 
 
For further information regarding this report, please contact Stephanie Nagel at extension 7105 
or via email at Stephanie.nagel@peelregion.ca. 
 
Authored By: Monique Hynes 
 

Reviewed in workflow by:  

 

Purchasing 

Financial Support Unit  
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REPORT 
Meeting Date: 2018-06-28 

Peel Living Annual General Meeting 
 
 

 
DATE: June 4, 2018 

 
REPORT TITLE: 2018 RATIFICATION AND CONFIRMATION OF THE ACTIONS OF THE 

CORPORATION  

 
FROM: Ava Macintyre, Corporate Secretary, Peel Living 

 
 
RECOMMENDATION  
 
That all the by-laws and resolutions of the Corporation and all acts of the Corporation 

undertaken in good faith from June 22, 2017 to the present, be ratified and confirmed. 

REPORT HIGHLIGHTS 

 It is necessary to ratify and confirm all resolutions and acts of the Corporation from the 
last Shareholder Meeting to the present. 

 
 
DISCUSSION 
 

It is common practice for the Shareholder of Peel Housing Corporation to, at least once a year, 

ratify and confirm all preceding by-laws, resolutions and acts of the Corporation that were 

undertaken in good faith from the previous year or since the last Shareholder meeting.  In 2017, 

there was one Shareholder meeting. 

The Shareholder, at the last Annual Shareholder meeting held on June 22, 2017 ratified and 

confirmed all preceding by-laws, resolutions and acts of the Corporation that were undertaken in 

good faith from the previous year. 

It is now necessary to ratify and confirm all resolutions and acts of the Corporation from the last 

Shareholder Meeting to the present. 

 
 
Ava Macintyre, Corporate Secretary, Peel Living 
 
For further information regarding this report, please contact Ava Macintyre at Extension 4462 or 
at ava.macintyre@peelregion.ca. 
 
Authored By: Christine Thomson, Deputy Corporate Secretary, Peel Living 
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