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Order under Section 126  
Residential Tenancies Act, 2006 

File Number: LTB-L-037414-23 

In the matter of: 6563 Drummond Rd. Niagara Falls, ON, L2G 4N6 
 

 
Between: 

 
SKYLINE LIVING  

 
Landlord  

 
and 

 

 
 
Refer to attached Schedule 2 

 
Tenants 

SKYLINE LIVING (the 'Landlord') applied for an order permitting the rent charged to be 
increased by more than the guideline for one or more of the rental units in the residential 
complex. 

A Case Management Hearing took place by videoconference on December 4, 2025.  

The following parties attended the hearing on behalf of the Landlord:  Heather Waese 
(Landlord’s Representative), Daniel Dowling (Landlord’s Agent) and Julia Wallace 
(Landlord’s Agent). 

The following parties attended the hearing on behalf of the Tenants:  Joleena Bell, 
Amanda Tulk, Amina Abukar, Cathy Neil, Jennifer Siranni, Dawn Hamill, David Murri, 
Carole Scudamore, Ryan Hecimovich, Antony Carrington, Josie Novak, Christina 
Brigantoni, Gaylanne Boulter, Thomas Lovecchio and Heather Engel. 

The Certificate of Service filed by the Landlord on November 3, 2025, indicates that 
some rental units listed in the application were not served with the application and notice 
of hearing. The Board shall therefore amend the application by removing these rental 
units. As a result, this order for a rent increase above the guideline under section 126 of 
the Act does not apply to the following units: 204, 404, 406, 409, 611, 703, and 705. 
 
At the Case Management Hearing the parties agreed to the following: 
 

1. The maximum rent increase above the guideline because of capital expenditures 
is 3.00%. This increase is for the following capital expenditures: 
 

a. Roof Replacement;  
b. EIFS Repair and Painting;  
c. Toilet Replacement 
d. Asphalt Replacement;  
e. Railing Replacement;  
f. Security System; and 
g. Catch Basin Replacement. 
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2. Where the Landlord’s application requests an increase of 3.40%, the maximum 
increase above the guideline for these units is 3.00%. This increase is to be taken 
in the first year.  

 
3.  Where the Landlord’s application requests an increase of 3.31%, the maximum 

increase above the guideline for these units is 2.90%. This increase is to be taken 
in the first year. 
 

4. Where the Landlord’s application requests an increase of 3.02%, the maximum 
increase above the guideline for these units is 2.60%. This increase is to be taken 
in the first year. 
 

5. Where the Landlord’s application requests an increase of 0.25%, the maximum 
increase above the guideline for these units is 0.06%. This increase is to be taken 
in the first year.   

 
6. The weighted useful life for the capital expenditures is as specified on Schedule 3. 

 
7. The first effective date of the rent increase above the guideline is August 1, 2023.   

 
On consent of the parties, it is ordered that: 

1. The Landlord may increase the rents charged by the percentage increases and 
within the time periods set out in Schedule 3. 

2. The percentage increase set out in Schedule 3 may be taken in addition to the 
annual guideline in effect on the increase date for the unit. 

3. The Landlord or the Tenants shall pay to the other any sum of money that is owed 
as a result of this order within 90 days of the date of this order.   
 
 
 

 
January 13, 2026 

 
                               
____________________________ 

Date Issued 
 

Cheryl Lavoie 
Dispute Resolution Officer, Landlord and Tenant Board  

  

15 Grosvenor Street, Ground Floor 
Toronto ON M7A 2G6  

If you have any questions about this order, call 416-645-8080 or toll free at 1-888-332-
3234. 
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Important Notes: 

1. The Landlord may increase the rent charged by the ordered increase within the 
time period specified if at least 12 months have passed since the last rent increase 
or since the tenant moved in, and if the Landlord has given the Tenant at least 90 
days proper Notice of Rent Increase. Any part of the ordered increase that is not 
taken within the time period specified cannot be added to subsequent rent 
increases in subsequent time periods. 

2. If the Landlord has given the Tenant a Notice of Rent Increase for a rent increase 
that is less than the ordered increase, the Landlord may only take the rent 
increase set out in the Notice. 

3. If the Tenant's rent is increased pursuant to the percentage increase ordered for 
capital expenditures and the same Tenant remains in the unit after the expiration 
of the weighted useful life for capital expenditures, then the rent will be reduced. 
Refer to Schedule 4 for information about the date and amount of the rent 
reduction. 

4. The annual guideline for 2023, 2024 and 2025 is 2.50%.  
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Schedule 1 - Units affected by this Order:    
 
101 
102 
105 
106 
107 
108 
109 
111 
201 
202 
205 
206 
207 
208 
209 
210 
211 
214 
215 
301 
302 
303 
304 
306 
309 
310 
311 
314 
315 
401 
402 
403 
405 
407 
408 
410 

411 
412 
414 
415 
502 
503 
504 
505 
507 
508 
509 
510 
511 
512 
514 
515 
601 
602 
605 
606 
609 
610 
614 
615 
701 
702 
704 
706 
707 
708 
709 
710 
711 
714 
715
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Schedule 2 - Tenants who are Affected by this Order:    
 
Abdi Abukur, Abukur 
Abukar, Amina 
Adair, Samantha 
Bakker, Geert 
Beach, Bud 
Bell, Joleena 
Bishop, Melissa 
Blackmore, Marie 
Boulter, Gaylanne 
Bradnam, Robert 
Bradt, Todd 
Brigantino, Christina 
Brown, Ben 
Bruneau, Paul 
Buenaventura, Natasha 
Campbell, Michael 
Carrington, Antony 
Chang, Young Ok 
Chapman, Helen 
Chapman, Michael 
Chester, Lori 
Chisholm, Alison 
Chisholm, Bailey 
Corbin, Coreen 
Corfield, Doreen 
Corlis, Jason 
Cormier, Jean 
Dailey, Kyra 
Davis, Brandon 
Dawe, Judy 
Dekoning, Pauline 
Dobbie, Haven 
Engel, Heather 
Fess, Crystal 
Gilbert, Linda 

Goyetche, Kennedy 
Grant, George 
Grant, Patricia 
Habus, Sonja 
Hamill, Dawn 
Hecimovich, Ryan 
Henry, Andrew 
Ismaili, Reza 
Judson, Lawrence 
Judson, Pat 
Kim, Myeonghwa 
Kim, Yang Ho 
Laverdure, Denise 
Lovecchio, Joanna 
Lovecchio, Thom 
Lovecchio, Thomas 
Melquides Da Silva, Jose 
Merritt, Shirley 
Merritt, Wayne 
Mills, Maxine 
Mills, Paul 
Moore, Harry 
Murri, David 
Nagy, Noemi 
Neil, Cathy 
Noel, Dawn 
Novak, Jerry 
Novak, Josie 
Ogilvie, Joseph 
Ogilvie, Maureen 
Patterson, Steve 
Pelletier, Robert 
Poirier, Charlene 
Pshebnicki, Inge 
Pshebnicki, Peter 

Robins, Elise 
Ruthven, Daniel 
Ruthven, Susan 
Rygiel, Tony 
Rysdale, Harry 
Said, Layla 
Sanders, Kaitlin 
Sauve, Barbara 
Scudamore, Carole 
Scudamore, Lee 
Seol, Kyungbum 
Sirianni, Jennifer 
Smith, Barbara 
Smith, Hailey 
Stewart, Deanna 
Stewart, Rena 
Storace, Anita 
Swartz, Lynda 
Taylor, Rae Ann 
Teskey, Josephine 
Thibeau, Tim 
Thompson, Barry 
Treiber, Ruth 
Tulk, Amanda 
Van Tonder, Elise 
Vanvessem, Vince 
Vellishetty, Dheeraj 
Weaver, Ashley 
Weiss, Sally 
White, Peter 
Wilson, Eva 
Wilson, Kristen 
Wood, Dorothy 
Wood, Jamie Lee
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Schedule 3 - Ordered Rent Increase Above the Guideline    
First Effective Date of Rent Increase in this Order is August 1, 2023 
The Landlord may increase the rent charged for the units affected by this order by the 
total percentages set out below and within the time periods set out below. These 
percentage increases may be taken in addition to the annual guideline in effect on the 
increase date for the unit.  
 

For the period of August 1, 2023 to July 31, 2024 

Rental Unit Address  
% inc for Cap 
Exp (Max 3%) 

Total 
Increase 
(Excludes 
Guideline) 

Weighted 
Useful Life 

Total % for 
Cap Exp 

101, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
102, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
105, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
106, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
107, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
108, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
109, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
111, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
201, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
202, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
205, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
206, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
207, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
208, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
209, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
210, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
211, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
214, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
215, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
301, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
302, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
303, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
304, 6563 Drummond Road 2.60% 2.60% 15 2.60% 
306, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
309, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
310, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
311, 6563 Drummond Road 2.90% 2.90% 15 2.90% 
314, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
315, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
401, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
402, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
403, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
405, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
407, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
408, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
410, 6563 Drummond Road 2.90% 2.90% 15 2.90% 
411, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
412, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
414, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
415, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
502, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
503, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
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For the period of August 1, 2023 to July 31, 2024 

Rental Unit Address  
% inc for Cap 
Exp (Max 3%) 

Total 
Increase 
(Excludes 
Guideline) 

Weighted 
Useful Life 

Total % for 
Cap Exp 

504, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
505, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
507, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
508, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
509, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
510, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
511, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
512, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
514, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
515, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
601, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
602, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
605, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
606, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
609, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
610, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
614, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
615, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
701, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
702, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
704, 6563 Drummond Road 2.90% 2.90% 15 2.90% 
706, 6563 Drummond Road 0.06% 0.06% 20 0.06% 
707, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
708, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
709, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
710, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
711, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
714, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
715, 6563 Drummond Road 3.00% 3.00% 15 3.00% 
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Schedule 4 - Rent Reduction related to Capital Expenditures    

A. Date of Rent Reduction 

If the Tenant's rent is increased based on capital expenditures during 2023 then: 

The date of the rent reduction will be the day before: 

• The date of the Tenant's first rent increase under this order, plus 
• The number of years for the weighted useful life for capital expenditures for the 

unit (set out in Schedule 3). 

Example: 
If the Tenant's rent was increased on June 1, 2021 and the weighted useful life for 
capital expenditures is 10 years, then the rent will be reduced on May 31, 2031. 

If the Tenant's rent was not increased based on capital expenditures during 2023 
but was increased during the later periods set out in the order then: 

The date of the rent reduction will be the day before: 

• The First Effective Date of Rent Increase in this order, plus 
• The number of years for the weighted useful life for capital expenditures for the 

unit (set out in Schedule 3). 

Example: 
If the first effective date of increase in this order is April 1, 2021 and the weighted 
useful life for capital expenditures is 10 years, then the rent will be reduced on 
March 31, 2031. 

B. Amount of Rent Reduction 

If the Tenant's rent is increased by the total percentage increase set out in this 
order then: 
The rent must be reduced by the total percentage increase set out in this order for capital 
expenditures. 

If the Tenant's rent is not increased by the total percentage increase set out in this 
order then: 
The rent must be reduced by an amount determined in accordance with the prescribed 
rules which may be equal to or less than the total percentage increase set out in this 
order for capital expenditures.  


