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Hamilton anti-renoviction 
campaign Sept 2018 - Jan 2025



Campaign History September 2018 - January 2024
September 2018 - First member 
joined facing renoviction

May 2019 - first press hit calling for 
local policy

August 2020 - campaign launch

December 2020 - first motion 
passed

April 2021 - tenant defence fund 
expanded, second motion passed

December 2021 - funding for 
consultant approved

April 2023 - tenant defence funding 
increased, third motion passed

August 2023 - Staff come back with Hamilton Apartment Rental 
Program (HARP) - Tenant Support Program, Safe Apartment Bylaw, 
Renoviction Licence and Relocation Listings Bylaw. Renoviction bylaw 
deferred. 

October 2023 - Renoviction bylaw sent back to staff to make 
improvements based on feedback from ACORN

January 2024 - Renovation License and Relocation Bylaw passed 
unanimously by Council (ACORN approved bylaw!)

February 2024 - Budget passed with full funding asked for HARP 
program but staggered implementation for Safe Apartment Bylaw

Rest of 2024 - Initial staff recruitment and training, Development of 
Website, Resources and Brochures , Community Outreach - Property 
Owners/Tenants, Payment Portal, Application, 

January 2025 - Intake Licence Applications  



Keys to the campaign

● Councillor champions 
● Allies (key - ACTO, Hamilton Community Legal Clinic, Clare from RavenLaw), 

Hamilton Community Benefits Network, other HCCI, SPRC, Brian Doucet)
● Delegations
● Written submissions / reports
● So many actions and different events 
● Meetings with Councillors and City Staff
● Press



Lots of actions and events!



Press



Challenge

● No jurisdiction had tackled the issue locally yet in Ontario. 



Problems with the status quo that a renovation license would ideally address:

● N13 process effectively allows landlords to evict tenants when vacant possession is not actually necessary to do 
repairs, creating a semi-legal method for landlords to evict tenants to raise rents  [province addresses this a bit 
in Bill 97, but inadequately, and Bill 97 amendments to the RTA are not yet in force]

● RTA does not adequately disincentivize landlords from re-renting units to new tenants at higher rents once 
renovations are complete

● Tenant entitlements/compensation in the RTA is inadequate for current rental environment and does not prevent 
tenants from being evicted into homelessness

● Tenants aren’t given adequate notice of units being ready for reoccupation that would allow them enough time to 
legally vacate their temporary accommodation so they can move back into their units following renovation 
[province addresses this a bit in Bill 97, but it’s not in force]

● Tenant support organizations and the City of Hamilton have no way of finding out which tenants are being 
renovicted unless tenants reach out to them; if tenants do reach out, it is often done too late to provide effective 
support and prevent predatory eviction

● LTB adjudicators that receive N13s that say landlords have gotten all necessary approvals tend to not question 
whether or not they have actually received these approvals and win eviction orders even when renoviction is 
unjustified

● Renovations to a unit can function to make housing unlivable for other tenants, and can be used as a tool to 
encourage other tenants to move out voluntarily

● RTA doesn’t establish a clear process that enables tenants re-occupy their rental units at the same terms as 
their original rental agreement once renovations are complete



What a municipal bylaw needs to do to be helpful:

● Must disincentivize landlords from pursuing vacant possession unnecessarily 
● Must disincentivize landlords from not allowing tenants to reoccupy units
● Must encourage landlords to have tenants re-occupy renovated/repaired units
● Must encourage tenants to re-occupy renovated/repaired units
● Must prevent tenants from being evicted into homelessness 
● Must provide city with enough advance notice & info to intervene effectively & connect 

tenants with supports
● Must provide tenants with adequate evidence of a bad faith eviction to win at LTB 
● Must disincentivize landlords from circumventing bylaw/not getting a license
● Must flag to LTB adjudicators that necessary approvals may not have been received/invite 

more scrutiny 
● Must provide adequate data for tracking, evaluation and enforcement
● Must ensure tenants receive adequate notice and tenants rights information and access to 

supports/resources
● Must prevent renovations and repairs from making housing unlivable for other tenants



Problems with proposed Renovation Licence & 
Relocation Listings bylaw:

● Does not adequately disincentivize 
landlords from pursuing vacant 
possession unnecessarily 

● Does not disincentivize landlords from 
not allowing tenants to return 

● Does not prevent tenants from being 
evicted into homelessness 

● Incentivizes landlords to circumvent 
bylaw/not get a license by setting the 
license application fee almost twice as 
high as the penalty for not getting a 
license

● Does not prevent landlords from making 
housing unliveable for other tenants 
while renovations and repairs are being 
completed

● The By-law would apply to all rental units in the 
City of Hamilton. 

● Upon issuance of an N-13 notice to a tenant, 
property owners would have to apply a 
Renovation Licence for the intended renovation 
works from the Municipality within seven days. 

● A complete application with supporting 
documentation and fee payment must be made 
prior to issuance of the Renovation Licence. 

● The application for a Renovation Licence must 
include supporting documentation such as a 
Building Permit, report from a qualified person 
(engineer) that states that vacant possession is 
required to complete the renovation, and N13.

●  A landlord or operator may be subject to 
enforcement where an application for a licence 
is not made within the required timeframe, or a 
licence holder fails to meet the terms and 
conditions of the licence. 

● If an N13 is issued, tenant must be provided 
three (3) comparable listings.

The major aspects of the first 
proposed by-law can be summarized 
as follows: 



Anti renoviction bylaw passed January 17th, ratified Jan 24



Various features of the passed Renovation Licence and 
Relocation By-law are summarized below:

● The By-law applies citywide to all rental units in the City of Hamilton. 
● The landlord/operator is required to file an application with the City for a renovation licence within seven days of 

issuing an N-13 notice to a tenant. 
● The application for a renovation licence must include supporting documentation including a building permit, a 

report from a qualified person (engineer) that states that vacant possession is required and a copy of the N13 
notice. 

● If an N13 notice is issued and a tenant has exercised their legal right of first refusal under S. 53 of the 
Residential Tenancies Act, 2006, the landlord must provide either a temporary alternative accommodation or 
compensation to the tenant for the duration of the renovation. 

● Any temporary alternative accommodation offered to the tenant must be comparable to the tenant’s current unit 
during the period of repair. 

● Compensation is determined to be in an amount equal to the difference between the rent rate currently paid by 
the tenant for the unit being repaired and the Average Market Rent of a Rental Housing Unit with the same 
number of bedrooms as the tenant’s current unit. 

● The landlord/operator shall provide particulars to the City of the arrangement that has been made, prior to 
receiving a renovation licence. 

● If the landlord/operator and tenant cannot make an arrangement, then the Director may make an exemption to 
this provision and may impose conditions on such exemption. 

● A landlord/operator may be subject to enforcement for failing to comply with the provisions of the by-law.



Costs / staffing
The total estimated annual cost of administering the Renovation Licence and Relocation By-law once it is 
fully up-and-running is $942,850 broken down as follows: 
• $906,000 for staffing ($815,400 net levy); 
• $26,850 operating costs for three (3) vehicles ($24,165 net levy); and, 
• $10,000 annually for outreach, education and communications ($9,000 net levy).

Implementation of the Renovation Licence and Relocation By-law would require an additional 8.0 Full-time 
Equivalents (FTEs) in the Licensing and By-law Services, Housing Services and Legal Services Divisions, 
consisting of: 

• Three full-time (3.0 FTE) Licensing Administrators to administer licence applications, enter investigation files and 
respond to inquiries; 

• Three full-time (3.0 FTE) Licensing Compliance Officer to enforce the By-law; 

• One full-time (1.0 FTE) Solicitor in Legal Services to respond to legal challenges and increased Property Standards 
Committee hearings; and, 

• One full-time (1.0 FTE) Housing Clerk in Housing Services to facilitate tenant support/education. 



Enforcement

- Enforcement of the By-law will be based on a reactive approach, as staff must 
receive either a formal complaint from a tenant who has been/may be issued 
an N-13 notice or be in receipt of an application for a Renovation Licence.

Cost to landlords

- The recommended cost to landlords for an application for a Renovation 
Licence is $715. The cost of the licence application was developed on a 10% 
cost recovery model and is based on the assumption that at least 132 N-13 
Notices will be issued yearly. 



Unknowns

- Fines
- Will landlords challenge … who? why?

Reactions since bylaw passed + interest from other 
Ontario cities:

- Tons of press and support on socials
- Passed in 2024 budget
- Sudbury debated motion Feb 13
- Toronto committee motion Feb 13
- London passed a motion in January 
- Councillor from St Catherines reached out, also bringing forward a motion



Other policies and programs

Safe Apartment Bylaw

- In August 2023, Council endorsed the creation of a landlord registration program based on the MARC 
program in Mississauga and RentSAFE in Toronto. The Safe Apartment bylaw requires landlords to 
register with the City of Hamilton and fulfil a comprehensive set of requirements to ensure health and 
safety in apartment buildings with 6 or more units with 2 or more stories. Right now Hamilton bylaw 
operates on a complaint based system. Many Hamilton tenants do not know who to call when they are 
having issues in their home with lack of repairs or pest control, not to mention barriers like language 
barriers, disabilities and general fear of speaking out against their landlord. The Safe Apartment Bylaw will 
work towards improving conditions in the thousands of purpose built rental units in the City of Hamilton.

Tenant Support Program

- The Tenant Support Program would continue to give low-income tenants access to legal representation 
that they would otherwise not be able to afford, while removing the current barrier of requiring them to 
source their own representation. The tenant organizing and capacity building to be led by ACORN and the 
Housing Help Centre are equally important.



Questions / comments?


