
 
 

HOMES FIRST SOCIETY BOARD OF DIRECTORS MEETING 
Tuesday, December 3, 2019, 6:00 p.m. 

The Grand Hotel, 225 Jarvis Street, University Room 
 

Agenda 

1. 
6:00 p.m. 

Call to Order 

2. Declaration of Conflict of Interest 
Board members must declare any conflict of interest which relates to an item of 
discussion; arrears of a board member is a conflict of interest 

3. 
6:05 p.m. 

Confirmation of Minutes 
A. Confirmation of the Minutes of the Meeting of October 29, 2019 

Motion to accept 

4. 
6:10 p.m. 

Board Matters for Discussion and Decision 
A. HFS Executive Committee Update 

i. HFS 2019-2020 Committee and Task Team Membership 
ii. HFS Board of Directors 2019-2020 Contact Information 
For information 

B. HFS Finance & Audit Committee Update 
For approval 
i. HFS October 2019 Financials 

To be received. 
C. HF Communications Committee Update 

For information 
i. Homes First Social Media Policy and Guidelines 

For approval 
D. HFS Governance & Nominating Committee Update 

For information 
i. HFS Board Recruitment Update 

For information 
E. HFS Portfolio Committee Update 

For information 
F. HFS Board Action Items Tracking  

For information 
G. Fundraising Update 

i. HFF Executive Director’s Report 
For information 

ii. AFP Video 
For information 
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5. 
7:00 p.m. 

Matters for Information 
A. HFS Chief Executive Officer’s Update 

For information 
B. HFS Shelter, Housing, and Client Service Standards Update 

For information 
C. HFS Property Monitoring Update 

For information 
D. HFS Communications Update 

For information 

6. 
7:15 p.m. 

Other Business 
A. Information Sharing 

7. In Camera 
A. HFS October 29, 2019 In-Camera Minutes 

For approval 
B. HFF Update 

For information 

Materials for this agenda: 
 3.A. - HFS Board October 29, 2019 Minutes 
 4.A.i. - HFS 2019-2020 Committee and Task Team Membership 
 4.A.ii. - HFS Board of Directors 2019-2020 Contact Information 
 4.B.i. - HFS October 2019 Financials 
 4.C.i. - HF Social Media Policy and Guidelines 
 4.D.i. - HFS Board Recruitment Update 
 4.F. - HFS Board Action Items Table 
 4.G.i. - HFF Executive Directors Update 
 5.A. - HFS CEOs Update 
 5.B. - HFS Shelter, Housing, and Client Service Standards Update 
 5.C. – HFS Property Monitoring Update 
 5.D. - HFS Marketing & Communications Update 

The following document will be circulated in confidence under a separate cover: 
 7.A. – HFS October 29, 2019 In-Camera Minutes 
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3.A. 
HOMES FIRST SOCIETY BOARD MEETING 

Tuesday, October 29, 2019, 6:00 p.m.  
90 Shuter Street, 11th Floor Boardroom 

 
 Present: Regrets: 
Board Members 
Directors Jeremy Roach (Chair) 

Mervyn Horn 
Jose Querubin 
Alexis Van Halen 
Carla Whillier 

Mo Ettehadieh 
Merav Jacobson (on leave) 
Paulina Salamo 

 
Guests Barbara Haynes 

Fran Perkins 
Peter Soares 

 
Staff Patricia Mueller (Chief Executive Officer) 

Ade Olubode (Director of Finance) 
Kim Mole (Recorder) 

1. Call to Order 
 Jeremy Roach, Chair, called the meeting to order at 6:00 p.m. 

2. Declaration of Conflict of Interest 
 None. 

3. Confirmation of Minutes 
A. Confirmation of the Minutes of the Meeting held on August 27, 2019 

 

MOTION: That the HFS Board September 24, 2019 Minutes be accepted. 
MOVED: Jeremy Roach SECONDED: Jose Querubin CARRIED 
 

4. Board Matters for Discussion and Decision 
 The nominations put forth by the HFS Governance & Nominating Committee were 

brought forward; the three candidates were excused from the room during the 
discussion and vote.  

 

MOTIONS: ii.  That Peter Soares be declared appointed as a Resident 
Representative and Director of the Homes First Society Board for the 
2019-2020 term. 

iii.  That Fran Perkins be declared appointed as a Director of Homes First 
Society for the 2019-2020 term. 

iv.  That Barbara Haynes be declared appointed as a Director of Homes 
First Society for the 2019-2020 term. 

MOVED: Jose Querubin SECONDED: Mervyn Horn CARRIED 
 

HFS Board Agenda & Materials - 3 of 60



  

 

HFS Board of Directors Meeting - Page 2 of 5 

A. HFS Executive Committee Update 
 

MOTION: That Fran Perkins be appointed as the Secretary of the HFS Board of 
Directors. 

MOVED: Jose Querubin SECONDED: Alexis Van Halen CARRIED 
 

B. HFS Finance & Audit Committee Update 
i. HFS August 2019 Financials 

o Jose Querubin briefly reviewed the financials; Jose, Patricia, and Ade provided 
additional information. 

 

MOTION: That HFS August 2019 Financials be received. 
MOVED: Jose Querubin SECONDED: Mervyn Horn CARRIED 
 

ii. HFS 2020 Operating Budget 
o Ade Olubode reviewed the HFS 2020 Operating Budget and the budget’s 

assumptions. 
 

MOTION: That HFS 2020 Budget be approved. 
MOVED: Jose Querubin SECONDED: Barbara Haynes CARRIED 
 

C. HF Communications Committee Update 
 Jeremy noted that the Communications Committee had met, and had prepared the 

circulated Homes First - Key Messages & FAQs in preparation of the Foundation’s 
“Come Home For Dinner” event. 

 Due to an oversight, the document had not been included with the Board package 
received by Barbara Haynes, Fran Perkins, and Peter Soares; however, Kim Mole will 
email the document to them at the first opportunity. 

 Jeremy added that the Committee had also reviewed and updated the Homes First 
Style & Communications Guide, as well as the Homes First Social Media Policy and the 
revised documents will be brought to the HFS Board of Directors’ December 3, 2019 
meeting. 

D. HFS Governance & Nominating Committee Update 
i. HFS Governance & Nominating Committee Membership 

 

MOTION: That HFS Governance & Nominating Committee be comprised of the 
following voting members: 

 Paulina Salamo (Chair) 
 Mervyn Horn 
 Fran Perkins 
 Jose Querubin 
 Carla Whillier 

MOVED: Jose Querubin SECONDED: Carla Whillier CARRIED 
 

ii.-iv. HFS Director Nominations 
o As noted earlier, Items ii.-iv., nominations, were approved near the start of the 

meeting. 
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v. Proposed revisions to the HFS Bylaws, Article 14 (Decision Making) 
 

MOTION: To approve the proposed revisions to the HFS Bylaws, Article 14 (Decision 
Making) as follows: 

(a) Decisions of the Board shall be by a majority vote of all Directors 
present at any meeting of the Board. 

(b) The Chair shall have no vote except in the event of a tie vote, in which 
case the Chair shall have a tie-breaking vote. 

(c) A resolution in writing, signed, or assented to by all the Directors 
entitled to vote on that resolution at a Board meeting shall be as valid 
as if it had been passed at a Board or Committee meeting. 

MOVED: Jose Querubin SECONDED: Mervyn Horn CARRIED 
 

o The changes to the bylaws are to be put forward for approval at the next Homes 
First Society Meeting of Members; however, it will be adopted in practice going 
forward. 

 The draft HFS Risk Management Policy was currently with Paulina, who would then be 
forwarding it to Patricia for her input. 

 Received for information. 
E. HFS Portfolio Committee 

 Mervyn Horn reported that the Committee has had one meeting where the focus had 
been the Committee’s mandate. 

 The circulated report (4.E. - HFS Portfolio Committee Update) included the proposed 
membership and mandate. 

 

MOTION: That the HFS Board of Directors approve the: 
i. HFS Portfolio Committee membership as listed in the update. 
ii. HFS Portfolio Committee mandate as it appears in the update. 

MOVED: Mervyn Horn SECONDED: Alexis Van Halen CARRIED 
 

F. HFS Board Action Items Tracking 
 The HFS Board Action Items Tracking table, updated subsequent to the September 24, 

2019 Board of Directors’ meeting, was reviewed and discussed. 
 Item 1: 

o The review of the HFS Financial Policies was deferred to the December 3rd meeting. 
 Item 2: 

o The updating of the portfolio dashboard will include an additional column for each 
building’s square footage; the Committee will update the Board at the March 18, 
2020 meeting. 

 Item 3: 
o Completed. 

 Item 4: 
o As previously noted, a business plan for the Shuter renovation is to be prepared by 

management, together with the management of Haven; however, the Haven Board 
of Directors had yet to have a meeting. 
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 Item 5: 
o The Risk Management Policy is currently under development; however, it may be 

delayed as information is required from the Director of Property Management 
Operations who may not be available. 

 Item 6: 
o The HFS Portfolio Committee’s will perform a post-mortem analysis of the purchase 

and sale of the Lawrence property (lessons learned, as well as recommendations to 
avoid any similar situation moving forward) which may be used to improve the Risk 
Management Policy; however, the HFS Portfolio Committee will need to establish 
where this work would fit into its priorities but anticipates this will be completed in 
time for the January 28, 2020 meeting. 

 Received for information. 

5. Matters for Information 
A. HFS Chief Executive Officer’s Update 

 Patricia Mueller briefly reviewed her report. 
 Patricia announced that in mid-November, we would soon be opening a 200-bed 

respite for refugees at 5800 Yonge Street, which will alleviate some of the pressure on 
the citywide shelter-system. 

 Although likely to change, we currently are being asked to operate the new site for at 
least the next five months. 

 Patricia also reported that this year’s Homes First Talent Showcase was held at the 
Bathurst-Lake Shore Shelter; although Patricia was unable to attend, by all reports it 
was a success with approximately 50 people in attendance. 

 Received for information. 
B. HFS Board and CEO Decision Making Matrix 

 As noted in the circulated document, the HFS Board and CEO Decision Making Matrix 
was last approved in 2010. 

 

MOTION: To approve the HFS Board and CEO Decision Making Matrix. 
MOVED: Fran Perkins SECONDED: Barbara Haynes CARRIED 
 

C. HFS Communications Update 
 Received for information. 

6. Other Business 
 None. 

7. In-Camera 
 

MOTION: To move into an In-Camera session. 
MOVED: Jeremy Roach SECONDED: Mo Ettehadieh CARRIED 
 

 Notes of the in camera discussion will be circulated In Confidence under a separate 
cover. 
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MOTION: To end the In-Camera session. 
MOVED: Jeremy Roach SECONDED: Fran Perkins CARRIED 
 

The meeting adjourned at 8:15 p.m. 

The next HFS Board of Directors’ meeting is scheduled for Tuesday, December 3, 2019 at 
6:00 p.m. 

_____________________________ 
Jeremy Roach, Chair 

 Respectfully Submitted By: 
Kim Mole, Recorder 

On October 29, 2019 
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4.A.i. 

Page 1 of 1 

To:  Homes First Society Board of Directors 
From:  HFS Executive Committee 
Subject: HFS 2019-2020 Board and Committee Membership Update 
Date:  December 3, 2019 

HFS 2019-2020 Updated Committee Composition: 

Executive Committee: 
Jeremy Roach (Chair) 
Jose Querubin (Treasurer) 
Fran Perkins (Secretary) 

Finance & Audit Committee: 
Jose Querubin (Chair) 
Puneet Goyal 
Mervyn Horn 
Kitty Tsang 
Alexis Van Halen 
Michelle Wong 

Governance & Nominating Committee: 
Paulina Salamo (Co-Chair) 
Fran Perkins (Co-Chair) 
Mervyn Horn 
Jose Querubin 
Carla Whillier 

Communications Committee: 
Shelagh O’Donnell 
Jason Kinnear 
Jeremy Roach 
 

Portfolio Committee: 
Mo Ettehadieh (Co-Chair) 
Mervyn Horn (Co-Chair) 
Mariana Balaban 
Marc Pourvahidi 
Jose Querubin 
Jeremy Roach 

HFF Crossover (HFS Representative on 
Foundation Board): 
Jeremy Roach 

Notes: 

 Italics indicate non-HFS Board of Directors member. 
 The Chair of the HFS Board of Directors is an ex-officio member of all Committees. 
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4.A.ii. 

Last updated: Friday, November 29, 2019 

 

Updated HFS 2019-2020 Board of Directors’ Contact Information 
Jeremy Roach (Chair) mr.roach@gmail.com 416-346-0767 
Fran Perkins (Secretary) fran.perkins@icloud.com 416-560-1281 
Jose Querubin (Treasurer) jojolq@gmail.com 416-784-1220 
Mo Ettehadieh mo@mettko.com 416-806-1376 
Barbara Haynes haynes.ba@gmail.com 416-230-9487 
Mervyn Horn mervh@rogers.com 416-568-8224 
Merav Jacobson (on leave) meravjacobson@gmail.com 416-948-3249 
Paulina Salamo  salpand@gmail.com 416-504-3559 
Peter Soares petesoares8@gmail.com 647-913-2478 
Alexis Van Halen alexisvh16@gmail.com 647-721-1108 
Carla Whillier carlawhillier@rogers.com 647-500-5633 
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YTD Audited 
31-Oct-19 2018 Net Change

ASSETS
Current:
Cash and cash equivalents 6,131,059 243,941 5,887,118
Accounts Receivable 1,274,822 2,568,969 -1,294,147
Prepaid Expenses 247,031 144,724 102,307
Total Current Assets 7,652,912 2,957,634 4,695,278

Property and Equipment 5,789,936 9,244,624 -3,454,688
Assets under capital lease 2,759,036 3,175,512 -416,476
Restricted Investments 2,373,882 2,125,979 247,903
TOTAL ASSETS 18,575,765 17,503,749 1,072,016

LIABILITIES
Accounts Payable and accrued liabilities 1,572,212 2,130,472 -558,260
Deferred Revenue 5,024,562 518,503 4,506,059
Total Current Liabilities 6,596,774 2,648,975 3,947,799
Deferred contributions related to property & equipment 501,841 656,357 -154,516
Restricted Contribution 116,757 116,757 0
Mortgages payable 7,764,240 10,974,759 -3,210,519
Total Liabilities 14,979,612 14,396,848 582,764

NET ASSETS
Externally Restricted Reserves 2,018,238 1,764,621 253,617
Internally Restricted Reserves 244,601 244,601 0
Unrestricted Net Assets 1,333,314 1,097,679 235,636
Total Net Assets 3,596,154 3,106,901 489,254

TOTAL LIABILITIES AND NET ASSETS 18,575,765 17,503,749 1,072,016

HOMES FIRST SOCIETY
STATEMENT OF FINANCIAL POSITION

AS OF OCTOBER 31, 2019
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Assets
Current:
Cash and cash equivalents 6,131,059

Bank accounts 2,749,352
Petty cash 21,693
Guaranteed investment certificates 3,512,962
Owing to/(from) operations -152,948

Accounts Receivable 1,274,822
Government funding 979,074
HST 286,637
Rent, net allowance 9,111
Management fee 0

Prepaid expenses 247,031

Total Current Assets 7,652,912
Property and equipment 5,789,936
Assets under capital lease 2,759,036

Restricted Investments: 2,373,882
Bond Funds 1,146,274
Equity Funds 385,749
Gen Op GIC 244,602
Strachan Reserve GIC 316,775
TREB Funds GIC 116,757
Scarborough GIC 55,359
Owing to/(from) restricted investments 108,366

TOTAL ASSETS 18,575,765
LIABILITIES

Accounts Payable and accrued liabilities 1,572,212
Accounts payable and accrued liabilities 1,494,527
Provision for repayment of subsidies 0
Accrued mortgage interest 77,685

Deferred Revenue 5,024,562
SCPI BCA Repairs 0
Miscellaneous 5,024,562

Total Current Liabilities 6,596,774
Deferred contributions related to property & equipment 501,841
Restricted Contribution 116,757
Mortgages payable 7,764,240

TOTAL LIABILITIES 14,979,612
NET ASSETS

Externally Restricted net assets 2,018,238
Internally Restricted net assets 244,601

Unrestricted Net Assets 1,097,678
Total Net Assets 3,360,517
CURRENT YEAR SURPLUS 235,636

TOTAL LIABILITIES AND NET ASSETS 18,575,765

Balance Sheet
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Homes First Social Media Policy and Guidelines 

Homes First strives to have a strong presence on social media as it helps actualize our 
mission by raising awareness about our organization, create a community with like-minded 
organizations and people, and increasing our number of supporters.  

We use social media as an effective way to tell stories, gather insights, verify information, 
engage our community, make our organization more transparent and provide a level of detail 
and personal perspective not possible in more traditional formats. 

When posting on Homes First affiliated platforms, such posts, while often written or 
presented in an informal style, should meet the standards of Homes First. The integrity of 
Homes First must never be compromised. 

Do’s: 

Refer to the HFS Code of Conduct.

Respect the privacy and confidentiality of clients. Put the needs of our clients first.

Use Homes First’s mission, vision and values to guide posts and tweets.

Educate about "housing first”.

Seek out content unique to Homes First. Share stories of our organization’s excellence,
highlight client and staff accomplishments and promote our events.

Add value. Introduce interesting topics or retweet a thought-provoking article.

Consider your audience.

Respect copyright laws and privacy rights.

Ensure all posts are non-partisan.

Exercise good judgement. When in doubt, consult your supervisor.

Ensure you are a trusted source of information. Check links before you share content.

Be responsive to and respectful of our readers and fellow colleagues; it’s about building
an online community through a civilized dialogue.

4.C.i.
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Page 2 of 2 

Social media content should add value to the Homes First brand and others’
understanding of us as an organization. Support (i.e. retweet) messages as appropriate
from other like-minded organizations including our partners, as well as items in the news.
Strive to always communicate via content that serves to enhance our diverse
stakeholders’ knowledge, perception of, and experience with Homes First. Always ask
yourself if you are improving awareness and understanding of Homes First and of our
cause, building relationships and a sense of community.

If quoting or referencing content that is owned by other parties always check that proper
citation, attribution, and links are being provided to the original author or source
whenever possible.

Don’t’s: 

Never reveal any confidential, personal or proprietary information.

Never identify clients, fellow staff members, volunteers, donors, or other stakeholders by
name without their permission.

Don’t post anything that might be embarrassing to Homes First, our staff, or our clients.

Don’t comment on positions taken by any political representatives, either in support or in
opposition.

Don’t take positions on controversial issues without checking with a supervisor.

In spite of the informal style of blogs, Homes First can be held legally accountable for
what is published. Be careful not to sound disparaging about any person or group.

Never defame or disparage, i.e. post negative messages, about any person or group. If
you come across misrepresentations, abusive or inflammatory content regarding Homes
First, don’t engage in an online argument. Stick to the facts, avoid unnecessary
arguments, and be sure to let a senior staff member know so that the matter may be
addressed appropriately.

Created on April 14, 2015.
Approved by HF Communications Committee in November 2019.
To be approved by the HFS Board of Directors on December 3, 2019.
The HF Social Media Policy and Guidelines apply to all staff and volunteers of Homes First
Society and Homes First Foundation.
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4.D.i.

Page 1 of 1 

To: Homes First Society Board of Directors 
From: HFS Governance & Nominating Committee 
Subject: HFS Board Recruitment Update 
Date: December 3, 2019 

Recommendation: 

To receive for information 

HFS GOVERNANCE & NOMINATING RECRUITMENT SUB-COMMITTEE: 
The Recruitment Sub-Committee (Beate Bowron, Mervyn Horn, Fran Perkins, and Paulina 
Salamo) met on November 13, 2019 to review and screen the applications received. There are 
several candidates of very high caliber who, if not offered a Board position, could be excellent 
candidates for Committees. 

The Sub-Committee recommended interviewing 8 applicants, with the possibility of an 
additional four if needed. The call for applications was removed from various websites. The six 
applicants who were not screened to be interviewed were notified.  

Interviews have been scheduled and will be completed by mid-December. 

The Sub-Committee also revised and finalized the interview questions and tracking sheet for 
applicants. 

Finally, the Sub-Committee is documenting lessons learned from the call for applications and 
the interview process. 
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Homes First Foundation Executive Director’s 
Report November 7, 2019 

The following is a summary of activity for the months of September 

1. Administration:
Time on the business aspects and administration of the Foundation.
Support to, Event  committee, prospect calls and presentation and foundation proposals
Preparation for the AFP Philanthropy awards luncheon and video interviews. Please
contact Maria if you are interested in purchasing individual tickets.

2. Finance:
Revenue and expenses P&L report attached for review.
Dispersal request for $55,000 attached ( $40,000 Deferred from September from the
Frederick and Douglas Memorial Foundation)

3. HR: No report

4. Prospects:
Deposited the $100,000 from Frederick & Douglas Dickson Memorial Foundation for the
General Fund. Will disperse $40,000 to the Society towards our annual dispersal
commitment of $76,000.   The Foundation is touring Strachan House on Oct 3 and is
interested in meeting with us. May give next year.-UPDATE:   This tour went well and I
have contacted the foundation to begin discussion for a future designated gift.
Multiple HFD Sponsorships $106,500   $87,500 in the bank in the bank. With additional
donations of $15,400 and ticket sales of or new total is $10, 250. Total raised to date is
$132,150. Our gross target is $125,000. However, that was based on a different event.
We therefore need to raise significant new revenue the night of through the mobile app,
the silent and live auctions.
The foundation report is attached. A total of $159, 642.57 is secured and $439,000 in
asks made. Many proposals are still pending.

5. Leadership Gifts Follow-Up:
Please send all new prospects to Shirlene, and make calls to schedule prospect
meetings. Please make sure to check dates with Shirlene before confirming with the
prospect.

6. Events:
Third party events: 

4.G.i.
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Home with Friends: We have revised the web site for Home with Friends which we are
now promoting as a year round opportunity. Please take a look at the Home Page.
Remember this is a good option for your friends. They can do their own dinner on
their own time.
Come Home for Dinner; Wychwood Barnes (an Art Scape property) for the event. Date
is November 16, 2019.
We are now sold out. Board members who have not purchased tickets are out of luck
unfortunately. We are setting up a wait list for any seats that may  open up

Helen Joy from CBC’s Murdock Mysteries has agreed to be the MC.  We have secured R 
& B singer Sean Jones to perform to close the evening. Remember live auction items for 
value up to $10k and silent items for value up to $1k. Contact Carolyn Potter. Carolyn 
Potter cpotter@bassettevents.ca. 
For your consideration pending the merger: We really require additional volunteers
for the events committee in 2020 if there is going to be one , people who are senior
enough in business to influence sponsorships and assist with ticket sales. (Gala
committee types)

7. Marketing & Communications:
Marketing reports are attached.

8. Priorities:
Come Home for Dinner 2019
Christmas mail appeal
Christmas appeal for resident care packages
Foundation merger transition plan –require direction and timelines from the board.

Respectfully Submitted:  Shirlene Courtis CFRE
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Page 1 of 11 

To: Homes First Society Board of Directors 
From: Patricia Mueller, Chief Executive Officer 
Subject: HFS Chief Executive Officer’s Update 
Date: December 3, 2019 

Recommendation: 
That this report be received for information. 

Background: 
At its meeting on November 30, 2010, the Performance Measures Task Team’s proposed HFS 
Performance Measures to be used for this and future reports was approved. (The approved HFS 
Performance Measures appear in italics.) 

1. Financial sustainability:
Monthly accounts receivable by site as of October 31, 2019 (Monthly arrears, vacancies,
LTB applications, evictions):
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Bellevue 28 28 690 488 202 3 
Brandon 5 5 
Huron 10 10 
Jarvis 24 24 8064 8064 
Meegwetch 64 64 2160 1198 962 3 1 
Northcote 6 6 376 376 
Pleasant Manor 16 14 1 1 2 
Sheila Miller 22 22 505 505 1 
Shuter 77 76 1899 1899 2 2 3 3 1 
140 Spadina 7 7 
164 Spadina 6 6 238 238 1 
Strachan 83 83 2484 1425 1059 
Vaughan 29 29 497 497 2 3 1 
Wales 5 5 
TOTALS 382 379 16913 3487 13426 8 9 0 2 4 4 3 
Account Receivable Notes: 

The arrears of $16,913 also include maintenance and other arrears of $3,487.
Arrangements for repayment agreements with residents in arrears for the amount of $10,560 have
been made.
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2. Safe and comfortable buildings:
All projects identified as top priority projects in building condition audits and included in the
approved capital budget are completed within 2 years of budget approval.

90% or better of authorised work orders are completed within the following timeframes:

o The highest priorities, including broken pipes, broken down doors, broken locks, etc., are
completed within 24 hours.

o Broken windows, plugged toilets, appliance breakdowns, for example, are completed
within one work day.

o Regular maintenance (such as replacing light bulbs, drywall repairs in common areas)
are completed within five working days.

o Unit turnovers are completed within 30 days within housing, and 5 working days at
Strachan House.

o Pest control work orders are scheduled as negotiated with client.
o In addition to the above, planned inspections are conducted on the planned date, or on

the next business date in the case of staff illness.
o Contracted work is completed as negotiated with contractor.

Priority Repair Record:

Priority 1 Calls:
For example, lock replacements, doors broken into, and temperature control issues,
electrical, lighting, floods from burst pipes, unit fires, and window problems at Strachan
House.

October:
Of the 17 Priority 1 calls, all were completed within the same business day
representing a 100% completion rate for this priority.

Priority 2 Calls: 
For example, cutting keys, buzzer systems, door closers, some minor plumbing issues, 
clogged drains. 

October:
Of the 105 Priority 2 calls, all were completed within 24 hours for a 100% completion
rate.

Priority 3 Calls: 
For example, patching of drywall, minor plumbing, and kitchen cabinet repairs, bulb 
replacement, and appliances repair. 

October:
Of the 197 Priority 3 calls logged, all but 6 were completed within four weeks for a
completion rate of 97%. The 6 outstanding calls were a result of parts being on
backorder and are not directly affecting any residents. All were completed during the
following week.
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Priority 4 Calls: 
For example, monthly fire inspections, preventative maintenance checks, and generator 
testing. 

October:
Out of 30 preventative maintenance events, all were completed for a 100%
completion rate.

Unit Rollovers: 
October:

Of the 7 units rolled over, both were completed for a 100% completion rate.

Pest Control and Hoarding: 
October:

81 clutter image inspections were completed, resulting in 4 clutter interventions
taking place.
81 pest control interventions took place throughout the month.
Six units were treated for cockroaches.
11 units were treated for bedbugs and retreated within 14 days for a 100%
completion rate.
105 shelter bed bug treatments were completed and were re-sprayed in 14 days for a
100% completion rate.

Capital Repairs: 
The final phase of the Meegwetch front, east-side retaining walls work has been
completed.

Willowdale Welcome Centre: 
In late October, the property department was tasked with the set-up of the new 200-
bed shelter at 5800 Yonge Street.
The 85,000 square-foot building had been vacant for some time and required a
substantial amount of preparation to open by November 12th.
A new floor plan was created prior to the move-in date in order to ensure compliance
with all fire safety requirements.
Homes First organized the purchase of all goods for the dining hall, catering serving
area, kitchen; as well as outfitting all offices with furniture, supplies, etc.
Homes first also organized the necessary linens, toiletries for residents, cleaning
supplies and contracts, 36 computers (for staff and residents), and televisions.
A waste management program was implemented to meet the City of Toronto’s new
waste diversion programs.
To date, not including the in-house ordering of supplies, this is the largest set-up of its
kind completed within 3 weeks.

3. Effective program/service delivery:
Number of referrals by month to outside agencies etc. that can help residents.
Number of ongoing supports.
Number of group activities and number of participants in each.
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Non-24 Hour Housing Service Delivery: 
 October: 

o There were a total of 219 active case management files. 
o There were 57 referrals to outside agencies. 
o A total of 41 events/activities were held, including programs, meals programs, and 

food bank with a total 165 participants. 
o There were 24 eviction prevention interventions (including rent arrears, unit clean 

up and pest control assistance). 
o 44 stabilization supports were provided (for example, pest control assistance, 

facilitating mediation between residents). 

Shelters – Service Delivery: 
 Kennedy: 

o October: 
 Kennedy had 127 active case files and staff made 238 referrals to external 

agencies. 
 Through our Kennedy Shelter Community Engagement and Programming 

Coordinator, eight programs and activities took place throughout October, 
including: 
 30 women participated in pet therapy this month.  
 23 women attended the Flu Clinic facilitated by Toronto Public Health. 
 37 women attended Hep Cure Clinic facilitated by Rx Infinity. 
 12 women helped create Thanksgiving decorations. 
 56 women attended Annual Thanksgiving Dinner event. 
 7 women participated in the writing workshop. 
 21 women participated in pumpkin carving. 
 41 women attended the Annual Halloween Dance Party. 

 The ICM Team supported 94 residents. Activities included case planning and goal 
assessments, referrals for income and housing supports, connecting residents 
with various health care providers, legal services, and adult education programs 
and counselling. 

 With the help of our Housing Workers, four women were housed and one client 
was successfully supported with eviction prevention; two Housing Stabilization 
Funds requests were made. 

 In addition, the team connected with landlords 30 times. 
 This month, the housing worker supported 13 clients that had been housed the 

previous month with various follow ups.  
 The shelter’s Community Engagement and Programming Coordinator 

encouraged civil engagement by educating clients on policies of major political 
parties and escorting 25 women to vote in the Federal Election.   

 Savards: 
o October: 

 Savards had 47 active case files and staff made 63 referrals to external agencies. 
 The Housing Worker referred eight residents to landlords; two residents 

obtained permanent housing during the month of October. 
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The Recovery Group had an average of 6 residents participating weekly, and
covered a variety of topics including the effects of shorter days on mental health.
Residents continue to benefit from weekly visits from a nurse from St. Elizabeth
Health Care.
Four Savards residents attended this year’s Talent Showcase.
The Life Skills Worker accompanied clients to appointments such as medical,
immigration, I.D. clinic, legal, etc.
Participation in the monthly art program has dropped to one client.
Every Saturday, two residents of Savards continue to attend readings at the
Toronto Public Library; another client is receiving tutoring on computer usage at
the local library every Tuesday.
On Halloween, 22 residents were treated to a special dinner.

St. Clair Shelter:
o October:

In the month of October, the St. Clair Shelter provided services to a total of 128
clients, and completed a total of 55 new intakes into the shelter program.
Our Housing Help Worker assisted eleven clients secure permanent housing.
Our Life Skills and Intensive Case Management Workers assisted a number of
clients with their physical health needs, including: 8 clients being connected to or
have appointments made with a family doctor.
Our Life Skills and Intensive Case Management Workers assisted 22 clients in
obtaining financial assistance, in addition to providing assistance with
employment help (i.e., job search workshops) to six clients.
A total of 7 residents were provided with assistance navigating the legal system
(i.e., connected to Legal Aid Ontario).
In addition, 9 clients were provided with referrals for assistance in Immigration
Legal Service.
19 clients were assisted with obtaining identification.
Our Life Skills Worker organized and facilitated a number of activities,
workshops, and programs in the month of October. In total 143 clients
participated in these various programs including: cooking and baking workshops,
weekly games nights, arts & crafts, computer skills workshops, a group field trip
to The Royal Ontario Museum, and a resident Halloween party.

Strachan House:
o October:

Staff made 29 referrals to external agencies, with a total of 86 active case files.
1 new resident signed a lease.
Assistance with laundry and room cleaning supports were provided to 39
residents.
A total of 4196 meals were served through the Strachan House Meal Program.
15 residents attended the monthly birthday party.
The Intensive Case Management and Pest Control Worker focused on hoarding,
housekeeping, and bed bug control.
72 residents received harm reduction support and supplies.
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 A total of 211 people attended social events and programs during the month, 
including: 13 residents participating in cultural meal lessons; 19 residents 
attending movie night; and 49 residents attending the ice cream social. 

 Bathurst-Lake Shore – Single (60 women; 40 men) Shelter: 
o October: 

 There were 141 active case files and staff made 105 referrals to external 
agencies. 

 The Intensive Case Management Team supported 145 residents; 35 “Service, 
Triage Support, and Screening Tool” interviews were conducted. 

 Activities included case planning and goal assessments, referrals for income and 
housing supports, connecting residents with various health care providers, legal 
services, adult education programs, and counseling. 

 Seven residents were successfully housed and the team accompanied 17 
residents in the community. 

 Through the Community Engagement and Programming Coordinator, 12 
programs and activities took place with a total of 213 participants, including: 
 23 residents participated in job readiness. 
 10 residents participated in yoga. 
 15 residents participated in art group. 
 17 residents participated in hep cure. 
 35 residents participated in pajama day/movie night. 
 11 residents participated in getting haircuts from volunteers. 
 7 residents participated in urban sketchers. 
 20 residents participated in the flu clinic. 
 70 residents participated in the Talent Showcase. 

 Bathurst-Lake Shore – Couples Shelter: 
o October: 

 There were 153 active case files and staff made 352 referrals to external 
agencies. 

 Through our Activity and Programming Coordinator, the following programs and 
activities took place: 
 3 of our residents participated in yoga. 
 8 of our residents participated in Book Club. 
 14 of our resident’s participated in art classes. 
 14 of our residents participated in Bollywood Dancing. 
 13 of our resident’s attended a Paint Pouring Party. 
 17 of our resident’s received confidential screening by HepCure. 
 15 of our resident’s attended job readiness workshops. 

 The Intensive Case Management Team administered 36 “Service, Triage Support, 
and Screening Tool” interviews; and case management included case planning 
and goal assessments, referrals for income and housing supports, connecting 
residents with various health care providers, legal services, adult education 
programs and counselling, including: 
 2 residents obtained permanent housing. 
 4 furniture bank referrals were made.  
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58 Regional/Municipal Rent-Geared-to-Income (RGI), Affordable, Transitional,
Social, Supportive, & Co-Operative Housing applications were completed.
50 referrals were provided relating to assistance with private market rentals.
23 referrals were provided relating to mental health & wellness supports.
18 referrals were provided relating to substance use & harm reduction
supports.
50 referrals were provided relating with primary health care referrals, nursing,
medication assistance, and pre-natal/pregnancy supports.
65 referrals were provided relating to income supports, including; social
assistance, income, senior’s income, taxes, and banking supports.
21 referrals were provided for employment assistance, training, or
programming.
14 referrals were provided related to education related programming.
12 referrals were provided related to immigration & refugee related
assistance.
20 referrals were provided related to identification (ID) supports.
7 referrals were provided related to legal & justice supports.
8 referrals were provided for food and/or clothing bank supports.
Our team accompanied residents out into the community a total of 10 times.
8 of our resident’s attended a group trip to Scadding Court Community Centre
with Intensive Case Managers to obtain identification and to observe
programming.

Assertive Follow-Up Support Services Pilot Project (External Services):
o By the end of October, we had 57 clients being supported by three Follow-Up

Support Workers.
o The team is now in the third year of the program and continues to support clients to

ensure they retain their housing and are able to live successfully and independently
with the supports provided by our team.

o The team has successfully discharged 10 clients to the community as they
graduated the program and are successfully living independently without supports.

o I am pleased to report that the funding for this program has been extended;
therefore the team can continue to provide supports that positively impact and
change clients’ lives every day.

o The team continues to support our clients in the community as the holidays are fast
approaching. This time of the year tends to be the most difficult for our clients.

Addiction and Life-Skills Program (St. Clair and Kennedy Shelters):
o In October, the Addiction and Life Skills Worker has seen several clients on a drop-in

basis, with two individuals seen on an ongoing basis for individual addiction and life-
skills counselling.

o The Addiction and Life Skills Worker counsels in a client-centred framework, and is
responsive to each client’s input, working on the assumption that the client is the
expert when building solutions to addiction issues.

o Additionally, the Addiction and Life-Skills worker is enrolled in a trauma counselling
certificate program through the Hospital for Sick Kids, and is increasing her trauma-
informed framework and skills when counselling shelter clients
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o The Addiction and Life Skills Worker is working with Rxinfinity Inc. to implement a
HepCure program at our St. Clair and Kennedy shelters. This program provides
incentives for clients to engage with diagnoses and full treatment of HepC.
Engagement has been good. The Addiction and Life Skills worker has also partnered
with Riverdale Community Health Centre to present HepC information workshops in
conjunction with this program, to fill out client’s knowledge and increase
engagement with the program.

Harm Reduction in Supportive Housing (Jarvis, Meegwetch, Shuter, and Strachan):
o The Harm Reduction Worker and our community partners continue to present

innovative weekly workshops based on client need at the four housing sites. Up to
seven participants have attended each workshop in October.

o The Harm Reduction Worker has presented a HepC information workshop to our
housing sites, in partnership with the Riverdale Community Health Centre. Up to six
clients attended at each site, engagement was enthusiastic and clients reported an
increased knowledge of the disease and how to protect themselves, as well as harm
reduction as a whole.

o A volunteer with a harm-reduction background has begun to work with the
program. She is a assisting with data management for reporting to The Works, our
supplier of harm reduction supplies, as well as management of our harm reduction
“zones” at each site, which provide harm reduction literature to our clients.

o The Harm Reduction Worker is working with Parkdale Community Health Centre to
offer weekly harm reduction outreach after hours at Meegwetch for 12 weeks, to
connect with residents when regular staff is not present. They have provided
intensive support to clients who are injection drug users at Meegwetch, including
assisting with access and properly disposal of needles and safer uses supplies.

4. Increased staff productivity:
Training plans are developed for all employees and are carried out over the year; all
employees pass the tests following in-house training.

October:
o We completed 11 employee new hire orientations.
o Seventeen employees completed SMIS training.
o 102 attended CPR and First Aid training; 43 attended one-half day CPR

Recertification training; 21 staff attended Emergency First Aid and CPR Level C
training; and 38 staff attended Standard First Aid and CPR Level C training.

o 73 employees attended the annual Toronto Shelter Network Conference.
o One employee attended “Out of the Ordinary: Calculating RGI Rent when Income is

Irregular” at the Pre-Conference Education Day of the annual ONPHA conference.
o One employee attended Joint Health and Safety Committee Certification Training

Part 1.
o 28 employees completed the online Toronto Shelter Standards Training.
o Two employees completed online training through ONPHA on the ABCs of RGI

Toronto.
o 109 employees completed Ministry of Labour Training on Health and Safety

Awareness For Workers in 4 Steps.
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o 19 employees completed Ministry of Labour Training on Health and Safety 
Awareness For Supervisors in 5 Steps. 

o 11 employees completed WHMIS including the GHS for Workers and Supervisors All 
Jurisdictions training. 

o 16 employees attended Supervisor Responsibilities and Due Diligence Training 
through Workplace Safety & Prevention Services (WSPS). 

o Five employees attended Mental Health First Aid, two-day training through Toronto 
Hostels Training Centre. 

o Four employees attended Immigration Policy Changes, Refugee Protection System, 
and Human Trafficking through Toronto Hostels Training Centre training. 

 Staff turnover rates (number of resignations, vacancies, and new hires) and absenteeism 
are monitored to ensure appropriate policies are in place to encourage productivity. 
 October: 

o Staff Turnover: five. 
o Vacancies: 18 Community Shelter Workers; 13 Weekend Community Shelter 

Workers; 4 Intensive Case Management Workers; 1 Maintenance Worker; and 1 
Pest Control and Hoarding Worker.  

o New hires: 14 Relief Community Shelter Workers; 1 Weekend Community Shelter 
Worker; 7 Community Shelter Workers; 3 Supervisors; 2 Intensive Case 
Management Workers. 

 The number of grievances monitored for potential liability and levels of liability involved. 
 As of the end of October, there were five outstanding grievances, of which all are non-

monetary; however, there is a possible cost of arbitration. 

5. Community Engagement and Volunteer Program: 
 In October, the Community Engagement Coordinators met with a staff who is compiling a 

book of Strachan House resident art. 
 On October 8th, staff at Shuter hosted an appreciation event for the nominees of the 

Wanda’s Arts Awards; nominees were given a certificate in appreciation of their hard work. 
 The Communications and Committee Engagement Coordinator worked with multiple 

groups to receive donations for residents over the holidays, including: Santa Comes to Bay 
Street; North Face Rally; Noble; and Lush. 

 The Community Engagement Coordinators worked with the Community Engagement and 
Programming Coordinator at Bathurst-Lake Shore to plan and put on the annual Homes 

Staff Absenteeism – Average Number of Sick Days per Individual 

Employees 
October 
Average 

2019 
Year-to-date 

12 Month 
Average for 2018 

Unionized Employees (89) 1.20 0.91 1.23 
Non-Unionized Employees (11) 0.52 0.60 0.46 
Management (33) 0.49 0.70 0.36 
All Staff (132) 0.97 0.81 0.90 

Note: The number in brackets in the employee category indicates the number of persons 
currently in that category. 
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First Showcase. The Showcase was held on October 22ns in the basement of the Bathurst-
Lake Shore Shelter. Approximately 15 residents participated and more than 50 residents 
from multiple sites came to watch and enjoy the event. 
On October 19th, a student group from Oakville dropped off 30 bagged lunches to Savards
as a community gesture for Thanksgiving.
In October, we on-boarded a temporary volunteer from Springboard; the volunteer
contributes 10 hours bi-weekly at the St. Clair Shelter assisting with cooking, cleaning,
organization.
On-boarded two volunteers as relationship coaches for 545 Lakeshore who volunteer for a
total 6 hours weekly.
On October 15th, we hosted our first photography workshop at Shuter. Two volunteers
donated 2 hours and are planning a second 2-hour workshop in December.
On October 19th, we hosted Urban Sketchers Toronto at the Bathurst-Lake Shore Shelter;
12 volunteers and 12 residents walked to the Toronto Music Garden to sketch their
surroundings.
On October 29th, four residents of our east-end properties and one from the Bathurst-Lake
Shore Shelter participated in our monthly hike with Streets to Trail to the Rockwood
Conservation Area.
In October we began the bi-weekly cooking classes at the Sheila Miller building.

6. Toronto Community Housing Rooming House Project:
In October, two intakes were completed (one of whom was a Homes First client at the
Bathurst-Lake Shore Shelter)  for November move-ins. This brings our total of intakes to 11
since June (4 Homes First, 4 Dixon Hall; and 3 City of Toronto).
Homes First hosted a workshop on healthy eating with a food worker from the Good
Sheppard, and a fire safety workshop together with Toronto Fire.
Our Pest Control and Hoarding Specialist met with a Community Development officer with
Specialized Program for Inter-Divisional Enhanced Responsiveness to Vulnerability (SPIDER)
from the City of Toronto to look at opportunities for learning and collaboration relating to
hoarding and pest control.
We hosted a workshop where volunteers from the Repair Café Toronto helped fix and
mend items that community members brought in.
On October 24th, a mobile dentist unit visited 188 Carlton in our basement program room
and cleaned teeth; they will be visiting three times a year.

In other news, two members of our original staff have left the team. One has left to pursue
a Master in Social Work degree fulltime, and the other has been hired as the Lead
Supervisor at Strachan House.
As food access and community meals have become an enormous amount of work for our
community development team, we will be creating a Community Food Worker position;
the person filling that role will be responsible for all food-related community programming.
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7. Health & Safety:
Homes First Society is required by the Ministry of Labour to conduct monthly inspections
of every building that is a workplace for more than six people. This means that inspections
are required at our three shelters and Shuter. Although not required by legislation, an
annual inspection is conducted at all of our other buildings as well. The legislation also
prescribes that inspections be carried out by both Supervisors and a Health and Safety
Worker Representative. From time-to-time, the Worker Representative does not complete
their inspections; management’s remedy is to work with the union to ensure this is done,
although this is not always effective or timely.

There was one staff injury in October. Police were on site at the Kennedy Shelter
removing a client who had been service restricted. While the police were removing the
client from the building, she grabbed onto one of the staff's legs with her legs. The
police physically removed her from the staff. The staff mentioned having leg pain after
the incident and was sent to the hospital in a cab as a follow up. There was no lost
time. The Shelter Supervisor, HR Supervisor, and Assistant Manager of East Team all
followed up to debrief with staff following the incident. The staff person has returned
to work and is feeling well.
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To: Homes First Society Board of Directors 
From: Patricia Mueller, HFS Chief Executive Officer 
Subject: HFS Shelter, Housing, and Client Service Standards Update 
Date: December 3, 2019 

Recommendation: 

That this report be received for information. 

Background: 

This report constitutes an annual review and update of existing standards with respect to shelters, 
assisted housing, and client services. 

Comments: 

At Homes First Society we have been working to improve the quality of services to our tenants and 
residents by adhering to or exceeding established standards. Those standards that directly relate to 
housing and shelters are:  

Toronto Shelter Standards
Housing Services Act
The Residential Tenancy Act
The Building Code Act
The Ontario Fire Code
Toronto Public Health
The Rooming House Chapter (Toronto Municipal Codes)
Technical Standards and Safety Authority
Accessibility for Ontarians with Disabilities Act (AODA)

ENTIRE ORGANIZATION: 
Many of the codes and standards relate to all of Homes First Society’s buildings, but many have 
specific impacts and as such, are addressed under the specific headings of shelters and housing. 
Two areas that apply to the full portfolio are the Ontario Fire Code (2016) and the Accessibility for 
Ontarians with Disabilities Act. 
The recent changes to the Ontario Fire Code includes the additional requirement that all buildings 
that require fire safety plans must have the plans reviewed and/or updated and approved at least 
every five years by the local Fire Prevention Office. These changes do not prevent the owner or 
landlord from updating their fire safety plans as staff or building changes take place at the specific 
sites. 
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The Accessibility for Ontarians with Disabilities Act outlines five standards which must be met by all 
organizations and businesses by 2025: customer service, employment, information and 
communications, transportation, and design of public spaces. Homes First has been affected 
organization-wide with these standards and as a non-profit organization, Homes First must file 
regular accessibility compliance reports. In anticipation of meeting AODA standards, Homes First 
has provided increased training to staff on working with people with disabilities. Despite the 
requirement that these five AODA standards must be put in place by Homes First by 2025, any new 
buildings that Homes First acquires must be in full compliance prior to opening, such as our new 
shelter at 4117 Lawrence Avenue East. Throughout the rest of our portfolio we are making 
incremental changes towards meeting the standards by 2025 (accessible entrances, improved 
signage, etc.). 

SHELTERS: 
We describe our quality improvement programs using terms relevant to our funders, potential 
accreditation sources, and specific program design. For example, the City of Toronto Shelter 
Services Division uses the term “Quality Assurance” to designate its instituted measurement of 
compliance with Hostel Standards. 
The City of Toronto has revamped and updated the Shelter Standards in 2016. Some of the Shelter 
Standards changes relate to property standards, and I am happy to report that we are ahead of the 
curve and are in full compliance. For example, all of our mattresses are pest resistant and fire 
retardant. We also provide janitorial services 7-days-a-week as per the new Standard. 
Another alteration to the Standards relates to Health and Safety training. This is another example of 
where Homes First has been ahead of the curve. However, the City has now become much more 
prescriptive, for example, now all staff must be recertified in WHMIS every five years. The Shelter 
Standards also speaks to the training requirements of Board members; however, work is being 
done on what is deemed to be equivalent to training, which will be reported when available. 
In 2017, Homes First began using Pirouette, a web-based case management program which ensures 
consistency with the intake and case management services provided across all HFS shelter sites. 
This program helps us deliver our programs in a way which keeps us in compliance with the case 
management and documentation requirements set forth in Toronto Shelter Standards. Homes First 
has also introduced Intensive Case Management Workers at each shelter site, whose role is to work 
closely with each resident to develop and implement service plans with clients.  
Our Case Management system is designed to support clients in meeting their goals with the 
assistance of our staff. Two of our shelters – 702 Kennedy and Bathurst-Lakeshore – are now using 
a new intake and assessment tool called “STARRS”, which Homes First helped develop. The 
intention is to use this tool as the standard throughout the City in order to have a consistent 
measure of evaluating client needs. 
The kitchens of our shelters are considered to be commercial, and as such, are subject to the same 
standards as any restaurant’s kitchen. The Toronto Public Health Food Premises Inspectors 
regularly visit and inspect our kitchens, and we have always received a “pass”. 
Kennedy Women’s Shelter is only one of three women’s shelters across Toronto with an elevator 
and as such, we have a large number of referrals from hospitals for residents with mobility and/or 
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complex health issues which are able to be accommodated. However, more recently, the Toronto 
Fire Department has limited the number of residents with mobility issues that restrict them from 
exiting the building by way of stairs in an emergency. 
Our newest program – the Willowdale Welcome Centre – is located in the former North York Hydro 
complex at 5800 Yonge Street. As those buildings were not designed for residential use remediation 
work has been done on the fire systems to bring them up to code. 

SUPPORTIVE HOUSING: 
The quality of housing provided to our residents is directly affected by the legislation that sets out 
standards, such as the Housing Services Act, the Residential Tenancy Act, the Building Code Act, the 
Ontario Fire Code, Toronto Public Health, and, in some cases, the Rooming House Chapter (Toronto 
Municipal Codes), and the Technical Standards and Safety Authority.  
The Housing Services Act sets out the duties of social housing providers relating to the amount of 
capital reserves, insurance coverage participation, and the process for most renewal and occupancy 
standards. Homes First Society is in full compliance. 
The Housing Services Act provides a great deal of flexibility to the local service manager (the 
municipality). Two areas that could possibly impact Homes First relate to the requirement that all 
local service managers must develop local housing and homelessness plans and to have the 
flexibility to develop local rules. 
One interesting aspect of the Housing Services Act relates to triggering events and remedies for 
projects in difficulty. The Housing Services Act gives service managers power in determining 
whether a housing provider has incurred a substantial and excessive expenditure or accumulated 
deficit, or failed to operate a housing project properly. Under the Housing Services Act the test is 
simply “in the opinion of the service manager.” It is very fortunate that our days of being a project 
in difficulty are in our distant past. 
The Residential Tenancy Act outlines the responsibilities of both landlords and tenants. Key 
responsibilities for landlords include the rules governing entering units with or without notice; the 
responsibility to complete repairs; and responsibilities relating to services (such as water and heat). 
The Act also establishes regulations relating to what landlords cannot do, i.e., restrict a resident 
from having pets, and demanding a key or damage deposit. In addition to the tenant’s obligation to 
pay rent, the Act also establishes the tenant’s responsibilities, i.e., ordinary cleanliness of the unit, 
for damage caused by wilful or negligent conduct, and that a tenant cannot change a lock without 
the landlord’s consent. 
The selection of buildings to be inspected by City of Toronto’s Municipal Licensing and Standards 
Division (MLS) is random, and the list of ordered changes is usually quite extensive. 
The Building Code Act sets out detailed lists of standards that must be met or exceeded in all new 
buildings, repairs, and renovations. All landlords of buildings with three or more storeys and that 
have 10 or more apartment units are required to register with “Rent Safe” and to have their 
buildings licensed by the City of Toronto and inspected by MLS. This program will ensure that all 
landlords are providing safe and clean housing. All of HFS buildings have been registered and have 
been inspected.  
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Some of our buildings are classified as rooming houses, and as such, we must comply with the 
standards set out in the Rooming House Toronto Municipal Code. HFS is currently in compliance. 
The City is conducting a two-phase review of rooming houses to address issues relating to the 
regulation and condition of multi-tenant houses which may result in additional legislation. 
Toronto Public Health has declared bed bugs to be a health hazard, and is now providing supports 
to landlords to help them maintain buildings free from bed bugs, and another health hazard, 
cockroaches. 
The Toronto Public Health division is also responsible for investigating complaints relating to the 
prohibition of smoking or vaping in common areas. HFS is compliant with regulations relating to 
signage. 
Supportive housing for individuals considered to be the hardest-to-house is funded to provide case 
management services that primarily relate to eviction prevention. Homes First has trained all staff 
in interview techniques which help support clients in goal attainment. 
We continue to measure the number of supports that have been put in place to aid the client in 
reaching their goals. Very often, the support is a brokerage duty in that we connect the individual 
with the external service provider relating to their goal(s). 
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To: Homes First Society Board of Directors 
From: Patricia Mueller, HFS Chief Executive Officer 
Subject: HFS Property Monitoring Update 
Date: December 3, 2019 

Recommendations: 

That this report be received for information. 

Background: 
This report is an update of reports provided in previous years. Much of the information contained 
remains unchanged; however, this report does include updates where changes have been made. 

Comments: 

SUITABILITY: 

BUILDINGS OWNED BY HFS: 

Bellevue: 
The building currently houses a mixed adult population with a variety of addictions, mental
health, and physical issues.
The building style and neighbourhood location make Bellevue a very suitable setting for its
existing mix of residents.

Huron: 
The building currently houses middle-to-older aged males with a variety of addictions, mental
health, and behavioural issues.
The current residents fit relatively well into this living arrangement and neighbourhood, as their
issues and behaviours tend to be moderate.
Because of its small size, Huron has the flexibility required to be adapted for use for a number
of other underserved populations.

Meegwetch: 
The apartment building is extremely suitable to the needs of the hardest-to-house, single-
adults living there; residents of the apartment building have a variety of issues including
addictions, mental, and physical health.
The townhouses have presented problems over the years; there were many underlying
property issues, some of which have been addressed. The townhouses house low income
families.
Homes First has a contract with CAMH to house up to 15 clients who were previously
hospitalized in CAMH’s Schizophrenic Unit at Meegwetch.
This combination of families and high-needs individuals is dysfunctional as these groups have
competing needs that cannot be simultaneously satisfied. The dissonance between the
approaches required to service two such disparate groups will always be extremely challenging.
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It has also been noted that HFS’s expertise tends to be in the area of support of single adults, 
not families.  

Pleasant Manor: 
The population at Pleasant Manor is comprised of middle-to-older aged men and women who
are primarily former Street City residents and who have mental health, drug, and alcohol issues,
or are in recovery.
In the past, some of the neighbours have had issues with Pleasant Manor’s residents. As we
have identified this neighbourhood as being somewhat less tolerant, we keep this in mind when
placing residents, which has resulted in improved neighbourhood relationships.
The current residents fit relatively well into this living arrangement and neighbourhood, as their
issues and behaviour tends to be moderate.

Savards: 
Savards provides shelter accommodation to 30 women with extreme mental health issues.
These individuals often have other issues including addictions, physical health, and
developmental issues. Many of Savards’ residents are non-compliant with diagnoses/
medication.
This is an appropriate clientele for Homes First, and provides an excellent fit for our mandate.
In addition, our staff are excellent at providing supports to this clientele.
Although we adequately serve the residents of Savards with the equipment we have, the
quality of life could be greatly improved with an increase of program and common area space.

Sheila Miller: 
Sheila Miller was repurposed from women fleeing domestic abuse to that of providing housing
for individuals (both male and female) with mobility challenges.
The units at this building are not fully accessible for people with high disability needs, but
because of the size, layouts, and width of doorways of the units, these units are walker and
scooter friendly.
The repurposing has been done through attrition. Due to the low rate of attrition at the
building, there are still many tenants from the original client placement strategy, however, it
should be noted that both these populations work well with each other.

Shuter: 
The population mix at Shuter is mixed, older single adults. These individuals are not necessarily
seniors, but because many have been chronically homeless and marginalized, they often have
physical and mobility issues similar to older persons.
As the units are either 4-bedroom or 5-bedroom, there is the issue of shared bathrooms. Our
centralized intake has enabled us to match roommates more effectively and have minimized
the problems experienced in past years; however, difficulties flare up from time to time.
The fourth and fifth floor of the building are dedicated to our tripartite arrangement with
CAMH and Pilot Place housing 18 middle-to-older aged individuals who had previously been
long-term patients in the schizophrenic ward unit at CAMH. None of the individuals who have
been relocated to Shuter have had to be re-hospitalized and we are working with our partners
to support these individuals to further integrate them into the community.
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The western section of the sixth floor is dedicated to a tripartite arrangement with St. Elizabeth
and Inner City Health, and is called the “Journey Home Hospice”; in the near future, we will be
expanding this program to include the east side as well.
The arrangement with the Community Care Access Centre (CCAC), enables the selection of
clients who are harder to serve because of their physical and medical needs. This often means
that the clients moving into Shuter are older (and marginalized) people.
We will continue to place residents at Shuter with mental health/physical issues who may or
may not have addiction issues, and whose level of independence and comfort would be
enhanced by the services provided.

Vaughan: 
This building is populated primarily by mixed adult singles, and some single-parent families.
Many living at Vaughan transferred to this building from other HFS sites.
The individuals living in this building have minor to moderate mental health and addiction
issues.

Wales: 
This building traditionally housed individuals who had been victims of torture, which initially
meant that the residents originated from Central and South American countries. This building
experienced mandate drift when frontline staff began to interpret this to mean that the
residents of this building should be Spanish speaking instead of victims of torture.
Due to the establishment of our centralized intake system, we have established new
connections with the Centre for Victims of Torture, and the current residents of Wales are
genuine victims of torture mostly from Eastern African countries.
The individuals living in this building have minor-to-moderate mental health issues relating to
posttraumatic stress syndrome.

BUILDINGS MANAGED BY HFS: 

Brandon and Northcote: 
These sites are two houses with, collectively, eleven individual private rooms with shared
kitchens/bathrooms, that houses single males.

Our placement strategy is to accept clients who will have other support workers working with
them to ensure full coverage, as these two buildings are inadequately funded.

Jarvis House: 
This building houses 24 single, older-adult males with issues of alcoholism and mental health,
and its residents are typically referred to HFS by Seaton House.
The clientele at this building are considered to be amongst the hardest to house, and as such,
meet our mandate.
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BUILDINGS LEASED BY HFS: 

Kennedy Shelter: 
 The Kennedy Shelter provides shelter accommodation to 90 women and is primarily serving the 

growing aging population with mobility and health related issues, as well as many women 
fleeing violence. 

 The majority of referrals come from the Streets to Homes Assessment and Referral Center, as 
well as other emergency drop-ins and City shelters. 

 As part of our placement strategy, we also have a referral partnership with aboriginal agencies 
such as Anishnawbe Health to provide shelter beds to homeless aboriginal women in the 
Scarborough area. 

St. Clair Shelter:  
 The shelter houses 90 person of a mixed-adult population, most of whom are actively seeking 

housing and employment. Many of these individuals would not be classified as being chronically 
homeless and have successfully maintained housing in the past, and are experiencing cyclical 
homelessness. 

Spadina Houses: 
 At present, 164 Spadina houses 6 females, and 140 Spadina houses seven males with moderate 

mental health, drug, and alcohol issues. 
 These houses are suitable for the more functional spectrum of the hardest-to-house. As noted 

in earlier Board reports, these houses would work well for specialized populations, such as a dry 
house. Other specialized populations could be transgendered or transsexuals, isolated low-
income seniors, or sex trade workers.  

 Any physical changes we would like to make at these buildings need to first be negotiated with 
the City of Toronto Facilities and Real Estate Division, but we would not have to negotiate with 
a funder. 

 As these houses are not funded by RGI, we are not limited by the RGI legislation. 
Strachan House: 
 The population is a mix of single adult men and women ranging in age from 21 and up. Because 

we deal with individuals with a history of chronic homelessness, and because there are other 
more specialized programs for homeless youth, Strachan’s population tend to be over 40. 

 All residents of Strachan are dealing with a combination of mental health, addiction, and 
physical issues. Many people who have not been able to access or successfully maintain long-
term housing elsewhere, have been able to successfully maintain their housing at Strachan. 

 The special partnership with the City of Toronto, through Streets to Homes, continues. The goal 
is to engage their clients and get them off the street and into the shelter room where we can 
begin working with them and connecting them to the supports they need and, eventually, 
moving them into a permanent unit within Strachan House. 

 The Strachan population is a perfect fit for the building and for our mandate. 
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SECURITY NEEDS 
Overall, Homes First Society’s security needs are being met effectively throughout our portfolio. 
However, following is a building-by-building review of areas that have been improved upon since the 
last report, in addition to areas that could be improved upon. 

BUILDINGS OWNED BY HFS: 

Bellevue: 
The security at Bellevue has been improved; alarms have been installed on emergency exits to
prevent them for being propped open. Interior hallway lighting has been improved, as well as
the exterior lighting.
A new basement entrance/exit has been installed. This has made what was once deemed by
the Ontario Fire Code to be an unsafe, unusable space, into a new space for programming that
meets all fire code regulations
The existing camera system has been replaced in 2019 with a high-definition, digital video
recorder and upgrading the exterior cameras to infrared for improve night vision. Additional
camera location have been identified that will be installed to further more improve security.
In the past year, there has been a significant rise in graffiti at this location. To date, the only
effected elements have been the back wall of the building that faces the alley. We will continue
to monitor these events, but this area may benefit from camera installation.

Huron: 
In 2014, seven security cameras were installed throughout the interior of the building. This has
made for a very safe environment and the impact was almost immediately noticed, resulting in
greatly reduced property damages and tenant altercations. The exterior has one camera aimed
at the front entrance, in 2018 an additional 11 high definition cameras and new 32 channel
digital video recorder with a one-terabyte recording capacity was installed. The digital cameras
around the exterior of the building provide complete coverage of the environment, day and
night.
In 2019, the exterior cameras were upgraded to night-vision for improved security. Additional
exterior lighting would assist in preventing neighborhood nuisance calls from surrounding
university frat houses.

Meegwetch: 
Previous years’ changes to the courtyard and garden has improved sightlines, and hence,
improved security for all residents.
The number of cameras at Meegwetch is more than adequate; however, to ensure their
effectiveness, tree pruning must be done annually.
Two new 32-channel digital high definition recorders have been installed, providing
exceptionally longer recording times; some exterior cameras have been changed to infrared
night vision to further improve security.
The complete interior common area lighting retrofit to LED has provided energy savings as well
as improved hallway illumination.
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Pleasant Manor: 
The security at Pleasant Manor has been improved through improvements to exterior lighting,
as well as improved interior lighting in hallways.
The improved exterior lighting has made it suitable for the installation of security cameras.
The property department is in the process of reviewing a lighting retrofit for high efficiency LED
fixtures. This will provide improved hallway illumination and energy saving as well.

Savards: 
The improvement of the installation of a fire door, as well as lighting in the smoking area, has
increased residents’ safety and security.
Improvements have also been made to the canopy in the smoking area, providing protection to
the residents from the elements.
The complete interior common area lighting retrofit to LED has provided energy savings as well
as improved hallway illumination.
Rooftop safety railings have been installed to provide safe working environment for in-house
maintenance workers, as well as for subcontractors. This installation was required to meet the
Ontario Health & Safety Act.
A new rooftop air conditioning unit was installed to provide cooling to the second and third
floors, resulting in a positive impact on the residents, especially during the increasingly hotter
summers we are experiencing in Toronto.
New emergency door alarms have been installed on the rear fire emergency exit; these alarms
are to prevent residents allowing in unwanted people in from the alley behind Savards. The
alarms signals are connected to the main staff office to notify staff when this door is opened.
The replacement of the existing security camera system with a high-definition, digital video
recorder and upgrading the exterior cameras to infrared has improved security.

Sheila Miller: 
Pigeon-proof meshing of all patios has been provided to all units of the building, allowing the
residents to enjoy their outdoor space.
The area in the front of the building that provides access and egress for garbage and recycling
has been fenced off. Previously, our residents were quite frightened of this area (especially
during the evening) as illegal activities were taking place.
The replacement of the hydraulic elevator took place in 2017. The new elevator has several
safety features including: security camera, improved interior cab lighting, audible floor
destination announcements, safety rails, and bumper guards to prevent scooter damage, LED
floor direction arrows, and number panels.
The complete interior common area lighting retrofit to LED has provided energy savings as well
as improved hallway illumination.
Cameras in the laundry room and community room for increased safety.
The replacement of the existing security camera systems with a high-definition, digital video
recorder and upgrading the exterior cameras to infrared has improved security.

HFS Board Agenda & Materials - 54 of 60



Page 7 of 9 

Shuter: 
 Shuter has had some criminal activities take place at the exterior of the buildings; when the 

existing cameras require replacing they will be replaced with improved technology, allowing for 
higher visibility in low-light circumstances. 

 In 2019, the replacement of the existing security camera systems with a high-definition, digital 
recorders, and infrared night vision cameras has greatly improved security. However we have 
since identified new areas of concern that would benefit from additional exterior cameras.   

 A new central door access system software has been installed to manage all of HFS fob-
activated properties (including: Bellevue, Meegwetch, Pleasant Manor, Shuter, Sheila Miller, 
and Vaughan) from the property management office at Shuter. This new technology provides 
instant security controls to manage all fob access points from one location. 

Vaughan: 
 In 2019, the replacement of the existing security camera systems with high-definition, digital 

recorders, and infrared night vision cameras greatly improved the security. 
 Exterior lighting improvements would benefit the overall security of the building.  

Wales: 
 There are no safety concerns at this building vis-à-vis, all safety concerns relate to 

neighbourhood issues. We have added improved exterior lighting that has improved the 
situation.  

 In the past year, there has been a significant rise in graffiti, restricted to the fence surrounding 
the heritage home. We will continue to monitor these events and consider the installation of 
cameras if needed.    

BUILDINGS MANAGED BY HFS: 

Brandon and Northcote: 
 Municipal Licensing Standards has required Toronto Community Housing Corporation to 

complete several capital repairs to the both buildings. In the past two years, Brandon has had 
new kitchens installed, and the bathroom has been renovated. 

 The capital work at Northcote is ongoing.   
Jarvis: 
 During the past few years, we have vastly increased security at the building by the addition of 

security cameras at the front and rear entrances. 
 Additional cameras on the exterior of the building could improve security within this changing 

neighborhood. 
 Municipal Licensing Standards has required Toronto Community Housing Corporation to 

complete several capital repairs, which has included the recently repaired front entrance steps, 
as well as the installation of new windows and the repair of the second-floor patio. Work is 
ongoing. 
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BUILDINGS LEASED BY HFS: 

St. Clair Shelter: 
 The safety and security issues at the St. Clair Shelter are due to the landlord’s neglect of 

building repairs and the property. 
 In 2019, Homes First replaced the men’s showers. Several more improvements are required to 

both the men and women’s bathrooms. 
 To improve staff safety, Homes First is considering the renovation of staff offices to 

accommodate secondary exits.  
Kennedy Road: 
 Since taking over operation of the shelter, we have upgraded the security systems, including 

the installing additional cameras, lighting, and door fob system for increased security. 
 Currently, the property department is investigating options to add a second exit to the main 

staff frontline office to improve staff safety.  
Strachan: 
 The complete interior common area lighting retrofit to LED continues to provide energy savings 

as well as improved hallway illumination. 
 In 2019, the replacement of the existing security camera systems with a high-definition, digital 

recorder and infrared night vision cameras greatly improved the security. 
 Locations for additional cameras to increase security have been identified and will be added 

when the budget allows. 

MAINTENANCE AND REPAIRS 
The following chart is a summary of the Performance Measures provided in my regular updates to the 
Board. 

 Reporting Period 
Nov. 
2018 

Dec. 
2018 

Jan. 
2019 

Feb. 
2019 

Mar. 
2019 

Apr. 
2019 

May 
2019 

June 
2019 

July 
2019 

Aug. 
2019 

Sept. 
2019 

Oct. 
2019 

Priority 1 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 
Priority 2 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 
Priority 3 99% 95% 98% 97% 100% 97% 98% 95% 93% 97% 97% 96% 
Priority 4 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 
Pest Control 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 
Rollovers 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 

As was noted in earlier reports presented to the Board during the past year, items not completed 
within the timeframes were due to delays in receiving supplies, in particular when some significant 
renovations took place (all necessary action was taken to ensure staff and tenant safety during any 
delay), and occasional resident resistance. 
As reported in the past, Priority 3 calls relate to patching of drywall, minor plumbing, kitchen cabinet 
repairs, bulb replacement, and appliance repairs. The delays in this area were often due to the nature 
of the work, for example, electrical retrofitting. Furthermore, completion of some of the items in the 
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Priority 3 category is often beyond the control of the Property Department because of insurance 
and/or police involvement. 

GREENING 
Exterior lighting has been converted from incandescent to LED at Bellevue, Meegwetch, Pleasant 
Manor, Scarborough, Shuter, and Strachan. 
Interior lighting has been retrofitted from fluorescent to LEDs in all common areas of Sheila Miller, 
Meegwetch, Savards, and Strachan House. 
Higher-efficiency air make-up units have been installed at Pleasant Manor and Savards, as well as one 
of the two units at Strachan. 

CAPITAL REPAIRS AND IMPROVEMENTS

During the past year, a number of capital projects were undertaken, all of which have been, or are 
about to be, completed. 
Bellevue: 

Removal and replacement of all commons area floors.
Brandon: 

TCHC covers capital replacement.
Jarvis: 

TCHC covers capital replacement.
Kennedy: 

Replaced injector supports and sewage pumps.
Air make-up unit rebuild.
Resident patio beautification project.
New approved fire safety plan and evacuation protocols.
Front entrance landscaping with new plantings.

Meegwetch: 
Resident patio beautification project.
Phase 2 removal and replacement of concrete townhouse stairs, to complete all 8 townhouses on
Stanley Terrace.
Phase 1 removal and replacement of retaining walls to front, east-side of building.

Replacement of air conditioning system in community room and staff areas.
Northcote: 

TCHC covers capital replacement.
Strachan House: 

Completed interior painting of all resident areas.
Installation of 24 fire rated doors.
Update fire safety system equipment.

Vaughan: 
New approved fire safety plans and evacuations protocols.
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HHomes First Marketing and Communications Report 

Twitter (October 2019): 
11 tweets in total
12.5K impressions
484 profile visits

8 mentions
New followers: 26

Facebook (October 2019): 
10 posts in total
5 new page followers
194 page views

4,606 reached via posts
412 post engagements
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Website (October 2019): 
Unique visitors: 6,600
Total visits: 13,136
Pages/Visit: 2.73/visit
Hits: 195,736
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