ACTO  Advocacy Centre
for Tenants Ontario

Friday, February 20%, 2026

Re: Proposed Amendments to Tenancies in Mobile Home Communities and Land Lease
Communities

The Advocacy Centre for Tenants Ontario (ACTO) is a non-profit organization that aims to
protect the interests of low-income and moderate-income tenants in the province. We work in
tandem with 71 other community legal clinics across Ontario to advance this goal. We strive to
realize human rights and justice in housing through legal advice and test case litigation, law
reform, community organizing and more, including providing tenant duty counsel services at the
Landlord and Tenant Board (LTB).

The following feedback is situated in the context of the growing housing crisis in Ontario. The
rising cost of living and the financialization of housing have contributed to conditions that
necessitate a coordinated response from all levels of government. Under the National Housing
Strategy, established through the National Housing Strategy Act, 2019, a primary objectives is to
increase the supply of affordable rental housing and preserve existing social and affordable
housing units. We remain far from meeting this target.

In rural areas across the province, mobile home parks and land lease communities (MHP/LLC)
constitute an essential form of relatively affordable housing. For low and moderate-income
households, a mobile home represents not only physical shelter but safety, security, dignity and
permanence. MHP/LLC are unique in that most tenants who reside in them own their home but
rent the land on which their home sits. Many such tenants pay a mortgage for their home in
addition to rent and other fees.

When tenants in MHP/LLC leave the rental unit, they face the prospect of a double loss as they
may not be able to relocate without great expense or loss of the capital that they have invested.
The financialization of MHP/LLC means that navigating these sorts of tenancies is more difficult
than ever for tenants, as corporate landlords are primarily profit-driven. As the housing crisis
deepens, the land on which mobile home parks sit has become attractive for developers, further
increasing the precarity that residents in this type of housing face. These changes mean that this
important stock of relatively affordable housing is disappearing. Amendments to the Residential
Tenancies Act (RTA) and its Regulations should bear in mind this reality and seek to preserve
this form of housing by ensuring that rights of tenants are not eroded.
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Rules Related to Rent Increase Limits when Tenants Transfer or Assign their Lease in
Mobile Home Parks and Land Lease Communities

The proposed changes must be considered within the unique lived realities of mobile home and
land lease communities. For many such tenants, even where they may be able to sell their home,
the difficulty of relocation means it must remain on the lot where it sits.

This amendment risks accelerating a trend of MHP/LLC landlords interfering with tenants’ sale
of their mobile home in order to gain a profit. Since the landlord must agree to transfer the
seller’s lease to the purchaser, the landlord already holds substantial power to block or frustrate
sales, including withholding approval of prospective purchasers or requiring removal of old
units. This incentivizes landlords to prevent lease transfers in order to raise the land lease rate for
the new buyer/tenant. This forces tenants to sell at reduced value, surrender their home to their
mortgagor, or even resort to selling to the landlord themself.

While blocking the sale of a mobile home is a breach of the Residential Tenancies Act (“the
RTA”), the onus is on tenants to file an application to hold their landlord accountable. Tenant
applications take months to be heard at the Landlord and Tenant Board and the difficulty of the
process deters many from pursuing this option.

For the tenant who wishes to sell their mobile home, the additional fee to transfer their lease
exacerbates the existing power imbalance vis a vis their landlord. For the incoming tenant, an
increase in base rent, compounded by the yearly guideline rent increase, is an added disincentive
to purchase a home from an existing tenant.

Exclusion of Charges for Certain Services and Facilities from Rent in Mobile Home Parks
and Land Lease Communities

The proposed amendments to exclude charges for certain services and facilities from rent runs
contrary to the tenant-protective purpose of the RTA, leaving MHP/LLC tenants vulnerable to
the imposition of steep and arbitrary fees.

No charges for services or facilities that are necessary for the habitability and maintenance of a
mobile home park or a land lease community should be exempted from rent as these fees already
fall under the landlord’s responsibilities under the RTA. The unique character of mobile home
parks and land lease communities does not alter this fundamental underpinning. Troublingly, the
proposed changes give the landlord discretion to impose fees in addition to rent for services or
facilities that are necessary to meet their responsibilities under the RTA. Services such as snow
removal, maintenance of roads, garbage removal, sewage and electrical systems, for example,
are of fundamental importance to mobile home park tenants, who tend to be lower income
seniors, and/or recipients of social assistance and who may choose to reside in these
arrangements due to their affordability. The proposed amendments threaten to undermine this
essential component of the landlord/tenant relationship.
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Bringing charges for services and facilities out from under the umbrella of the Rent Control
Guidelines marks an upset in the careful balance struck by the legislative scheme of the RTA.
With fees for facilities and services being exempted from rent, landlords will be permitted to
impose charges that they deem “reasonable” for additional services and to adjust those charges at
their discretion, without adherence to provincial Rent Control Guidelines. In the context of rising
costs, inflation, and stagnant income growth, these additional charges, when aggregated monthly,
result in a significant cumulative financial burden for households that are already stretched thin.

We fear that these amendments will create a two-tier system where services and facilities that are
essential to life in a MHP/LLC are exempted simply because they are not typical of other types
of rental accommodation, such as apartments or condominiums. As such, the proposed
amendments would effectively establish a distinct operating framework for mobile home and
land lease communities, thereby placing those tenants at a structural disadvantage relative vis a
vis other renters in the province.

There is a similar system for Ontario’s seniors living in Care Homes. They are experiencing the
detrimental effects of the decision to exempt fees for services from any affordability controls.
Where seniors who live in Care Homes are protected by rent control, the fees for necessary
services such as food are exempt from any restrictions. This has created situations where seniors
face double digit increases in fees for essential services while rent increases are capped at 2.5%.
As a result fixed income seniors are forced to move from home to home hoping to find
affordable housing to live out the rest of their years. We do not want to see this system repeated
for residents living in MHP/LLC.

Additionally, the proposed amendments invite increased litigation around what qualifies as rent.
Tenants will be burdened with the responsibility of initiating lengthy and unwieldy legal
proceedings at the Landlord and Tenant Board when they believe landlords are charging illegal
fees. Landlords acting in bad faith will have a tool to effect de facto evictions of tenants where
they impose unaffordable charges and fees with no limit on increasing costs. If such events were
to occur, tenants not only lose their home and the roots they have established, but they also lose
their capital as mobile homes are difficult to sell or move.

Rather than allowing exemptions for charges for certain services and facilities from rent, it is
preferable that these types of expenses be subject to approval through applications for above
guideline increases (AGI). The AGI process is subject to third-party review and provides tenants
with the right to be heard. This is a far better way to ensure that expenses that are flowed through
to tenants represent the real charges incurred by the landlord. Please see our submissions on the
rules related to AGIs for capital infrastructure work for further elaboration on this point.

If services or facilities are exempted from rent, careful consideration should be applied to ensure
that the exempted charges are limited to services and facilities that are purely unnecessary for
landlords to fulfill their maintenance responsibilities under the Act. Landlords should be required
to demonstrate how much these services cost and limit extra charges to the actual expense borne.

T: 416.597.5855 | www.acto.ca 1500-55 University Ave.

F: 4

16.597.5821 | Toll Free: 1.866.245.4182 | Toronto, ON M5J 2H7


https://www.cbc.ca/news/canada/ottawa/senior-rent-services-fee-increase-ontario-1.7123685

A

N

CTO  Advocacy Centre
for Tenants Ontario

Furthermore, where landlords are permitted to impose fees in addition to rent, the base rent
should be reduced accordingly.

Lastly, landlords who propose to charge fees for facilities and services in addition to rent should
be required to consider the presence of a disability or other characteristics as they may be
required to accommodate such tenants.

Rules Related to Above Guideline Increases for Capital Infrastructure Work

To be clear, this proposed change is not desirable, as it will open the door to landlords of
MHP/LLC collecting large fees in addition to rent, beyond what they require to offset increased
operating costs. It is important to note that, unlike more traditional tenancies, landlords of
MHP/LLC are not responsible for maintaining the actual home, since that is the tenant’s
responsibility as the homeowner. Capital expenditures in this context most frequently relate to
maintaining roads and infrastructure. Therefore, there is no policy rationale to relax the AGI
rules for landlords of MHP/LLC.

However, as noted above, flowing through expenses to tenants through the AGI process is fairer
and entails more checks and balances than allowing landlords to exclude fees from the definition
of rent and is more in keeping with the purpose of the RTA. In this sense, reform of the AGI
process is preferable to excluding fees for services and facilities from rent.

If the proposed changes to the AGI scheme are implemented, capital expenditures that are not
required by a government authority should continue to be capped at a percentage each year that
is affordable for tenants in order to prevent de facto evictions (a result that would violate the
legislative intent underlying the RTA).

The criteria for a capital expenditure to be eligible for an AGI, as set out in section 126(7) of the
RTA, should apply to landlords of mobile home parks and land lease communities as it does to
all other landlords in the province. The definitions of “capital expenditure” and “extraordinary
municipal taxes and charges” set out in sections 18 and 28 of O Reg 516/06 should also apply to
ensure that expenses for work that is purely cosmetic are not assumed by tenants.

By their nature, capital expenditures have a useful life. After the expiration of that useful life, the
need that justified the rent increase ends and rent should be reduced for tenants who have paid
the AGI. Capital expenditures should be subject to the useful life set out in the Schedule in Part
VIII of the Regulations to the RTA.

Moreover, this is an opportunity to improve the AGI process in the RTA as currently landlords
are incentivized to neglect their s. 20 responsibilities to and allow their properties to go into
disrepair and then claim a capital expenditure, thereby passing the cost onto the tenants. Any
AGTI process for MHP/LLC should impose an obligation upon landlords to demonstrate that the
costs involved in an AGI are truly extraordinary. This would be a measure of rental income vis a
vis the costs that are claimed in the AGI.
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The AGI scheme is meant to balance the interest of the landlord in maintaining the property with
the rights of tenants to be free from unlawful and arbitrary rent increases and illegal eviction.
Landlords and tenants may share the cost of extraordinary capital expenditures, as the AGI
scheme has always contemplated, to ensure that tenants are protected and landlords can operate
their business. There is no policy reason to create a new AGI system for tenants living in mobile
homes that is separate from renters living in other types of accommodation.

Charges for a Metered Water Supply to be Excluded from Rent

The proposed amendment to exclude charges for a metered water supply from “rent” in
MHP/LLC is concerning and misaligned with the lived reality of such tenants. Characterizing
well water as a metered utility is inconsistent with how this utility operates in the vast majority
of MHP/LLC. In many such rural communities, water is sourced from private wells and
wastewater systems are maintained on site. Residents with well water already pay for water
testing fees in addition to rent. These systems often require maintenance which are core landlord
responsibilities to ensure habitable rental premises. Shifting the responsibility to maintain this
system to tenants undermines the important tenant-protective framework under the R7A, which
stipulates that water is an essential service.

For tenants in MHP/LLC whose leases currently include water with rent, the proposed change
may impede on the contract. If a landlord wishes to exempt fees for water from rent, they should
prove exactly how much it costs to supply water to the rental unit, and charge no more than this
amount. In addition, they should reduce the base rent by the same amount.

Conclusion

The proposed amendments will affect affordable rental housing significantly, as MHP/LLC are
an integral form of affordable housing that also provide tenants with a sense of belonging and
permanence. In many rural areas, mobile homes typically house low-income families, seniors,
and the “working poor” as tenants. The proposed regulatory changes fail to reflect lived realities
of such tenants in MHP/LLC.

In consideration of the National Housing Strategy, these proposed changes backtrack on the goal
of preserving existing affordable housing units. Rather, the proposed changes limit the
accessibility low and medium-income individuals have to mobile homes. As such, these
amendments may exacerbate growing homelessness in small towns and rural areas instead of
supporting and preserving affordable housing. We urge the government to reconsider these
proposed changes in light of the feedback provided here.

Sincerely,

The Advocacy Centre for Tenants Ontario, in consultation with:
Grey Bruce Community Legal Clinic

Community Advocacy and Legal Centre in Belleville; and
Clinique Juridique Grand-Nord Legal Clinic in Kapuskasing
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