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The Corporation of the City of Guelph 

By-law Number (2026) – 21253 

A By-law to establish a Vacant Home Tax in 
the City of Guelph 

WHEREAS section 338.1 of the Municipal Act, 2001, S.O. 2001, c.25 (the 
"Municipal Act”), provides that the Minister of Finance may, by regulation, 
designate municipalities as having the ability to pass a by-law to impose a tax in 
the municipality on the assessed value, as determined under the Assessment Act, 

R.S.O. 1990, Chapter A.31, as amended, of vacant units that are classified in the 
residential property class and that are taxable under that Act for municipal 

purposes; 

AND WHEREAS O. Reg. 458/22 under the Municipal Act, as amended, designates 
the City of Guelph as a municipality that may impose an optional tax on vacant 

residential units; 

AND WHEREAS section 338.2(2) of the Municipal Act provides that a by-law 

established by a designated municipality to impose a vacancy tax shall satisfy the 
criteria contained within that section;  

AND WHEREAS section 338.2(3) of the Municipal Act further provides that a by-

law established by a designated municipality to impose a vacancy tax may establish 
additional requirements as Council considers appropriate;  

AND WHEREAS subsections 425(1) and 429(1) of the Municipal Act, authorize a 
municipality to pass by-laws providing that a person who contravenes a municipal 

by law is guilty of an offence and to establish a system of fines for offences under a 
by-law; 

The Council of the Corporation of the City of Guelph enacts as follows:  

Part 1 – Title and Definitions 

Short Title  

1. This By-law may be cited as the “Vacant Home Tax By-law”. 

Definitions  

Accessory Dwelling Unit or (ADU) means a smaller, independent residential 
living space located on the same lot as a single-family home, designed to provide 

separate living, sleeping, cooking, and bathroom facilities; 

Assessment Act means the Assessment Act, R.S.O. 1990, Chapter A.31, as 
amended from time to time; 

Audit Determination Notice shall have the meaning set out in subsection 13. (2); 

City means The Corporation of the City of Guelph; 

Council means the municipal Council of the City of Guelph; 

Current Value Assessment or (CVA) means the current value of a Residential 
Unit, as determined under the Assessment Act as of the vacancy period;   

Declaration Due Date means the date specified on the request for Declaration of 
Occupancy Status Form from the City; 

Declaration of Occupancy Status Form means the form to be filled out by the 
Owner of the Residential Unit; 

Deemed Vacant Home shall have the meaning set out in s. 5; and which does not 

fall under one of the exemptions listed in s. 7 of this By-law; 

Occupant means any person occupying a Residential Unit with the permission of 

the Owner, including without limitation an Owner and a Tenant;   

Occupied means a Residential Unit that was the Principal Residence of any of the 

following for at least 183 days in any Taxation Year:  
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a. An Owner, or  

b. An Immediate family member of an Owner, or  

c. An Individual who has entered into a formal residential lease or rental 

agreement under a term of no less than 183 days; and “Occupation” has an 

equivalent meaning; 

Officer means a police officer or any by-law enforcement officer of the City or any 
person appointed as a provincial offences officer by the City; 

Owner means the registered legal owner of the Residential Unit; 

Payment Date means the date as indicated on a Tax Notice; 

Principal Residence means a Residential Unit in which a person is ordinarily 

resident. A person may only have one Principal Residence, but a Residential Unit 
may be the Principal Residence of more than one person; 

Principal Resident means a person who occupies a Residential Unit as a Principal 

Residence; 

Program Administrator means a City employee responsible for the administration 

of this By-law; 

Program Manager means the City’s Deputy Treasurer, Manager of Revenue and 

Treasury and their designate or successor; 

Residential Unit means a dwelling unit used or designated to be used by one or 
more individuals as an independent and separate housekeeping unit, and classified 

in the residential tax class and taxable under the Assessment Act for municipal 
purposes, per s 338.2(1) of the Municipal Act; 

Tax Rate means the percentage rate of taxation that will be applied to the Current 
Value Assessment of a Residential Unit to determine the amount of Vacant Home 
Tax payable.  

Taxation Year means the calendar year to which the Vacant Home Tax applies; 

Tax Notice means a notice or bill issued to the Owner levying Vacant Home Tax on 

a Vacant Home or Deamed Vacant Home pursuant to this By-law; 

Vacant Home means any Residential Unit not Occupied for more than 183 days in 
any Taxation Year by one or more occupants and which does not fall under one of 

the exemptions listed in s. 7 of this By-law; 

Vacant Home Tax or (VHT) means a tax levied against a Vacant Home or 

Deemed Vacant Home in accordance with the provisions of this By-law. 

Part 2 – Interpretation Bulletins and Guidelines  

2.In administering this By-law, the Program Manager may issue and revise such 
interpretation bulletins, guidelines, procedures, and policies as the Program 
Manager, from time to time, determines necessary or advisable. 

Forms 

3. The Program Manager may approve the use and format of forms for any purpose 
of this By-law, and the forms may require the provision of such information as the 

Program Manager deems necessary for the enforcement and proper administration 
of this By-law. 

Reporting of Occupancy Status  

4. The City may request an Owner to complete and submit a Declaration of 
Occupancy Status Form. Where such a request has been made, the Owner shall 
complete and submit a Declaration of Occupancy Status Form to the City for each 

Residential Unit requested of which they are the Owner, in respect of the Taxation 
Year, by the Declaration Due Date. 

Deemed Vacant Home  

5. The Program Administrator may deem a Residential Unit to be a Vacant Home if 
the Owner fails to submit the Declaration of Occupancy Status Form to the City 
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upon request by the Declaration Due Date, or where an Owner fails to provide the 

information required pursuant to s. 11. 

Tax for Vacant Homes  

6. (1) The VHT shall be imposed on every Residential Unit that is a Vacant Home or 

a Deemed Vacant Home in accordance with this By-law. 

6. (2) The VHT shall be levied at a rate of four percent (four per cent) of the CVA 

for each Taxation Year. 

6. (3) Every Owner of a Vacant Home and every Owner of a Deemed Vacant Home 
shall pay the Tax on or before the Payment Date. 

6. (4) For properties that have more than one Residential Unit, the CVA will be 
proportioned amongst the number of Residential Units as indicated in the 

assessment roll and the Tax will be applied on the Residential Units that are 
determined to be Vacant Homes. 

6. (5) If the CVA of a Residential Unit is changed after the assessment roll is 

returned, the applicable Tax for that residential unit will be adjusted to reflect the 
revised assessed value. 

Exemptions  

7. The VHT imposed under this By-law does not apply in the following 
circumstances, 

a) Principal Residence: The Residential Unit is the Principal Residence of the 

Owner and includes Accessory Dwelling Units (ADU) and basement apartments. 

b) Major Renovations: The Residential Unit is undergoing repairs or renovations, 

and the following conditions have been met: 

(i) Occupation and normal use of the Residential Unit is prevented by the 

repairs or renovations for at least 183 days of the Vacancy Year; and  

(ii) all requisite permits have been issued for repairs or renovations; and  

(iii) the repairs or renovations are ongoing and currently being worked on; and  

(iv) a maximum timeframe of one year to complete the renovations from the 

date of the building permit issuance. 

c) Death of an Owner: The Residential Unit was unoccupied for more than 183 

days in the calendar year because of the death of the Owner. This exemption 

applies from the month after the Owner(s) death, provided the Residential Unit 

was occupied as their Principal Residence at the time of death. This applies to the 

owner,  legal estate or heir without any extension to the exemption period (24 

months from the month after death). 

d) Sale of the Property: Where the ownership of a Residential Unit transfers in 

whole by way of an arm’s length transaction, the property will have an exemption 

from VHT for the calendar year unless the Tax Notice has already been issued 

prior to the transfer being registered at the Land Registry Office. 

e) Resident in a Care Facility: The Principal Resident of the Residential Unit is 

residing in a hospital, long-term care, or supportive care facility for a period up 

to 24 months following the date that the Principal Resident was admitted into 

care, provided the Residential Unit was occupied as their Principal Residence at 

the time entering the care facility. 

f) Court or Government Order: A court order is in force which prohibits 

occupancy of the Residential Unit for at least 183 days of the Taxation Year or 

where the Owner submits documentation demonstrating that a City department 

or other authority having jurisdiction has provided a notice, issued an order, 

and/or prohibited the occupancy or use of the building or property pursuant to 
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applicable Acts or regulations under their administration, such documentation will 

be considered when reviewing an exemption, as long as the Owner is making 

reasonable efforts to remedy the circumstance that led to the order if it is able to 

be remedied. If the property cannot be occupied based on neglect by the current 

or a former Owner, then no exemption will apply. 

g) Social Housing with Government Funding: A Residential Unit that is a 

group home, lodging home, or is managed or considered social or affordable 

housing and is in receipt of funding from a government entity. 

h) Vacant New Inventory: Newly built Residential Units held by the developer 

in the Taxation Year that construction is completed if; 

(i) the property is newly constructed; and 

(ii) has never been Occupied; and 

(iii) is actively listed for sale or lease. 

i) Redevelopment: For a period of up to two Taxation Years where the City of 

Guelph has received a site plan application and the Residential Unit(s) will be 

demolished or repurposed in the development. 

Part 3 – Assessment and Notice of Tax  

8. (1) Following the Declaration Due Date the Program Administrator shall review 
each Declaration of Occupancy Status Form received, assess the VHT payable in 
respect of each Vacant Home and each Deemed Vacant Home, and issue a Tax 

Notice to the Owner setting out the amount of VHT payable and the Payment Due 
Date. 

8. (2) The Program Administrator may assess or reassess any Owner for any VHT 
payable by an Owner under this By-law for a Vacant Home or Deemed Vacant 

Home at any time, for the previous two Taxation Years, but not for a period of time 
prior to January 1, 2026. 

8.(3) In the event of a conviction under s. 15 of this By-law, the Program 

Administrator may assess or reassess any Owner for any VHT payable by an Owner 
under this By-law for a Vacant Home or Deemed Vacant Home, at any time and for 

any period that the Program Administrator considers reasonable, but not for a 
period of time prior to January 1, 2026. 

9. (1) Every Owner of a Vacant Home and every Owner of a Deemed Vacant Home 

shall pay the VHT. 

9. (2) VHT shall be calculated by multiplying the CVA by the Tax Rate. VHT shall not 

be prorated for any time the Vacant Home or Deemed Vacant Home was Occupied 
in the Taxation Year. 

9. (3) The VHT is payable by the Payment Due Date regardless of whether a 

complaint or appeal from the VHT is made or taken. 

9. (4) Any Deemed Vacant Home shall be subject to a fee prescribed under the 

User Fee By-law. 

9. (5) Additional administrative user fees may be determined as applicable by the 
Program Manager on an annual basis through the User Fee By-Law. 

10. The VHT shall be added to the property tax account of the Vacant Home or 
Deemed Vacant Home and shall be payable in one instalment on the Payment Due 

Date. Interest/penalty at the rate of 15 per cent per annum, calculated at the rate 
of 1.25 per cent monthly shall be charged on the amount of any VHT payable under 
this By-law as penalty on the first business day following the Payment Due Date 

and as interest on the first day of each month thereafter. 

Compliance and Audit  

11. The Program Administrator is authorized to request information and evidentiary 

documentation from Owners to determine occupancy status of a Residential Unit. 
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12. The Program Administrator and Program Manager are authorized to take any 

and all action that is deemed necessary to enforce compliance with this By-law 
within the authority of the Power of Entry By-law (2009)-18776, as amended from 

time to time, and to undertake audits and inspections as necessary for the 
determination, verification, collection, and payment of the VHT. 

Appeals and Dispute Resolution  

13. (1) An Owner may file a Notice of Complaint form if they choose to dispute their 
VHT Tax Notice. The form, along with supporting documentation, and applicable fee 
must be filed with the Program Administrator within 30 days of the date of the VHT 

Tax Notice. 

13. (2) The Notice of Complaint from the Owner will be reviewed by the City and 

the results will be provided in a VHT Audit Determination Notice. 

13. (3) Within 30 days of the date of the Audit Determination Notice, the Owner 
may appeal by filing a Request for Review along with additional supporting 

documentation, and applicable fee with the Program Manager. The Request for 
Review will be reviewed by the Program Manager, whose decision shall be final. 

13. (4) A fee shall be prescribed under the User Fee By-law for a Notice of 
Complaint and Request for Review appeal. The fee shall be refunded if the VHT is 
reversed unless the property was a Deemed Vacant Home in which case the Notice 

of Complaint fee shall not be refunded . 

Recovery of VHT  

14. The Program Manager shall add the unpaid amount of VHT under this By-law to 

the property tax account for the Vacant Home and the unpaid amount shall be 
deemed property taxes and collected in the same manner as property taxes. 

Penalties and Offences  

15. (1) The enforcement of this section of the By-law shall be conducted by any 
Officer. 

15. (2) An Officer may enter on land at any reasonable time for the purpose of 

carrying out an inspection to determine whether or not the By-law is complied with. 

15. (3) Every person who contravenes any provision of this By-law or every officer 

or director of a corporation, who knowingly concurs in the contravention by a 
corporation is guilty of an offence and on conviction is liable: 

a. on a first offence, to a fine of not less than $500.00 and not more than 

$50,000.00; and 

b. on a second offence and each subsequent offence, to a fine of not less than 

$500.00 and not more than $100,000.00. 

15. (4) Every person who is issued a Part 1 offence notice or summons upon 
conviction is guilty of an offence under this By-law and shall be subject to a fine, to 

a maximum as provided for in the Provincial Offences Act, R.S.O. 1990, c. P. 33, as 
amended. 

15. (5) No person shall hinder or obstruct, or attempt to hinder or obstruct, any 
Officer or City employee exercising a power or performing a duty under this By-law. 

15. (6) Every person who is alleged to have contravened any of the provisions of 

this By-law shall identify themselves to an Officer upon request, failure to do so 
shall be deemed to have hindered or obstructed an Officer in the execution of his or 

her duties. 

15. (7) Upon conviction any penalty imposed under this By-law may be collected 
under the authority of the Provincial Offences Act, R.S.O. 1990, c. P. 33, as 

amended. 

15. (8) If a person is convicted of an offence under this By-law, the court in which 

the conviction has been entered and any court of competent jurisdiction may, in 
addition to any other remedy and to any penalty imposed, make an order 
prohibiting the continuation or repetition of the offence by the person convicted. 
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Annual Reporting  

16. The Program Manager will include the results of the VHT program annually 
through the year-end reporting process. 

General  

17. The Program Manager shall be responsible for the overall management and 
application of this By-law and may delegate the performance of any one or more of 

their functions under this By-law to the Program Administrator or any one or more 
persons from time to time as the occasion requires and may impose conditions 
upon such delegation and may revoke such delegation and may continue to 

exercise any function delegated during the delegation. 

18. If any section or portion of this By-law is found to be invalid by a court of 

competent jurisdiction, all remaining sections, and portions of the By-law continue 
in full force and effect. 

Passed this 23rd day of June, 2026. 

 
Cam Guthrie, Mayor 

 
Dylan McMahon, City Clerk 
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