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EXECUTIVE SUMMARY 
 
 

Background 
 
The non-profit sector, the focus of this report, accounts for approximately 83,400 dwelling units 
in the City of Toronto and represents 18% of the City’s rental housing.  Such housing 
accommodates a range of tenants including low and moderate income individuals and families, 
seniors, singles and childless couples as well as those with special needs.   
 
The Toronto Community Housing Corporation (TCHC) is an arms length corporation of the City 
of Toronto and is responsible for managing 58,100 rental units in the City.  Private non-profit 
housing accounts for 22,700 rental units.  Most tenants in TCHC housing pay on a geared-to-
income basis with 7% paying low end of market rents.  In private non-profit housing, some 
developments are 100% rent-geared-to-income while others house a mix of incomes. 
 
The City of Toronto identified the need for research on eviction trends to help guide 
improvements to eviction prevention strategies and the provision of services to reduce the 
impacts of evictions.  Funding for this study was provided through the Supporting Communities 
Partnership Initiative (SCPI) of Human Resources Development Canada. 
 
This report examines evictions in the non-profit housing sector and is a companion document to 
the larger study on evictions, Analysis of Evictions Under the Tenant Protection Act in the City 
of Toronto: Overall Rental Housing Market, prepared by Linda Lapointe, Lapointe Consulting, 
in association with Sylvia Novac and Marion Steele, and a report on evictions in the co-op 
sector, Analysis of Evictions in the City of Toronto:  Co-operative Housing Sector, prepared by 
Sylvia Novac in association with Linda Lapointe.  
 
The consultants worked closely with a Steering Committee comprised of representatives from 
the Shelter, Housing and Support Division, the Social Development and Administration 
Division, and the Social Services Division in the City’s Community and Neighbourhood 
Services Department; the Toronto Community Housing Corporation; and, the Advocacy Centre 
for Tenants Ontario.  
 
Under the Tenant Protection Act, tenants of social housing, including private non-profit housing 
and the Toronto Community Housing Corporation, may be evicted for the same reasons as 
tenants in the private sector such as being late in paying their rent, paying their rent late on a 
frequent basis, conducting an illegal activity, acting in a way that affects the safety of others, 
disturbing the peace and enjoyment of other tenants, and, having too many people living in a 
rental unit.  In addition, tenants in non-profit housing may face evictions for misrepresenting 
their income.   
 
The definition of an ‘eviction’ in this and the main report is a situation where a tenant leaves his 
or her dwelling either after a Notice of Termination is received from the landlord or after the 
landlord has commenced an eviction application with the Tribunal. 
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Major Findings  
 
Private Non-Profit Housing 
Only a small number of tenants who live in housing provided by private non-profit organizations 
leave following a Notice of Termination.  This is unlike the situation in private rental housing 
where a significant number of tenants vacate their housing following receipt of a Notice of 
Termination.  The smaller number of tenants who leave after receiving a Notice of Termination 
probably reflects better communication between landlords and tenants so that tenants in private 
non-profit housing are less likely than in private sector rental housing to think they have to leave 
their housing following receipt of a Notice of Termination. 
 
Most private non-profits have procedures in place to avoid evictions.  In cases of arrears they try 
to work with tenants to develop payment plans to pay arrears over time and will often use 
mediation where there are other types of problems.  Still sometimes they have no choice but to 
evict tenants who do not pay their rent.  Among non-profits accommodating seniors, the level of 
evictions is very low - often non-existent.  Based on the survey conducted for this study, it is 
estimated that approximately 2% of private non-profit tenants are evicted annually. (It may be 
that the figure for non-profits is lower than 2% because our survey may not have reached all 
seniors’ non-profits.)   
 
The low eviction rate is probably due to a number of factors including the mandate and 
philosophy of many of the housing organizations which stresses the importance of keeping 
tenants housed, the fact that many tenants are paying on a rent-geared-to-income basis, and, the 
willingness on the part of non-profits to work out repayment schedules with their tenants.  Many 
private non-profits use early and frequent contact with tenants having problems to try to solve 
arrears and other behavioural problems.  Generally, tenants are evicted only as a last resort.  
While only a small proportion of private non-profit tenants are evicted through a formal eviction 
process, the survey of private non-profit landlords indicated that tenants have a strong chance of 
being evicted once the case goes to the Tribunal.  Also, once an order is issued, tenants are likely 
to be evicted.   
 
Toronto Community Housing Corporation 
The Toronto Community Housing Corporation manages a large portfolio which represents three 
different former housing companies and includes public housing and mixed-income 
developments.  The Corporation was formed in January 2002 and has been implementing a new 
eviction policy (involving arrears) since mid-2003.  The new policy requires more contact 
between the Community Office and tenants so that tenants are better informed as to their rights 
and responsibilities in terms of rent payment and so that issues that could potentially lead to an 
eviction can be addressed early on. 
 
A review of data for 30,000 units in the former Metropolitan Toronto Housing Corporation 
(formerly Metropolitan Toronto Housing Authority) indicated that while Notices of Termination 
are sent out to a relatively large proportion of tenants in this portion of TCHC’s portfolio 
(estimated at 18% in 2003), only a handful of tenants leave TCHC after receiving a Notice of 
Termination (19 in 2003).  Almost all of the Notices of Termination were for arrears. 
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Based on the most recent data for the former Metropolitan Toronto Housing Corporation 
(MTHC), approximately 3,000 tenants were subject to applications for eviction at the Ontario 
Rental Housing Tribunal annually in 2002 and 2003. 1  It is estimated that over half of the 
applications resulted in eviction orders.  Arrears and persistent late payment accounted for 98% 
of applications in 2003.   
 
Over half of the eviction applications for the former MTHC housing resulted in eviction orders; 
however, only a small number of tenants were actually evicted. It was difficult to be certain of 
the number of evictions in housing managed by the Toronto Community Housing Corporation 
because TCHC uses a very narrow definition of an eviction, that is, when an eviction order is 
enforced by the Sheriff.  This type of eviction is very low – less than 200 tenants in 2003 for the 
whole portfolio (0.3%).  Many tenants are rehoused in their unit once they pay their arrears or 
make arrangements to pay them. 
 
It is estimated that the eviction rate in TCHC housing in 2003 (using the broader definition of 
this study) was between 0.3% and 0.5% of all tenants; however, as complete data was not 
available for the whole portfolio, this figure may underestimate the real rate of evictions. An 
integrated information system using a broader definition of an eviction is required to obtain a 
more accurate picture of evictions in TCHC housing.   
 
The new eviction policy implemented by TCHC already appears to be having a major impact on 
arrears which fell by 31% between January and March, 2004.  However, arrears continue to be a 
major problem for TCHC representing approximately 10% of rent revenues.  The average 
amount of arrears was $2,100 as of March, 2004. 
 
An analysis of the characteristics of TCHC tenants who responded to a larger survey of tenants 
being evicted, shows that the majority (64%) of TCHC tenants being evicted were families with 
children (especially single parent families).  Singles accounted for approximately a fifth of 
households subject to an eviction application.  Close to half of respondents were in the work 
force with the remainder relying on Ontario Works, Ontario Disability Support Program and the 
Old Age Security pension.  The average household income of TCHC tenants was $18,650 
compared to $31,090 in private sector rental housing.   
 
Tenants reported that job-related issues, disagreements over rent owed and health-related 
problems accounted for the majority of reasons tenants subject to an eviction application ended 
up in arrears. 
 
Tenants reported that a repayment plan with their landlord, help negotiating with their landlord, a 
better understanding of the eviction process and access to a loan for arrears are all types of 
assistance that would have helped them avoid being subject to an eviction application.  

                                                
1 The number of applications represents individual tenants not applications. 
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Lessons Learned 
 
The major lessons learned from this review of evictions in the non-profit housing sector include: 
 

1. Communications with tenants who are encountering difficulty paying their rent on time is 
very helpful in preventing unnecessary evictions and in resolving arrears at the Notice of 
Termination stage. 

2. There is a need for non-profits and the Toronto Community Housing Corporation to use 
consistent language relating to evictions and the definition of an eviction needs to be 
widened to include tenants who leave either after a Notice of Termination or after the 
landlord has commenced a formal eviction application. 

3. Improved monitoring of evictions is required in the non-profit housing sector as a whole, 
including the publicly owned Toronto Community Housing Corporation, so that a clearer 
picture of evictions is available and the efficacy of different interventions can be 
examined.
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1 INTRODUCTION 
 

1.1 BACKGROUND 

This report provides an analysis of evictions in Toronto’s non-profit housing sector, including 
the Toronto Community Housing Corporation.   It is a companion document to two other 
documents entitled Analysis of Evictions under the Tenant Protection Act in the City of Toronto: 
Overall Rental Housing Market and Analysis of Evictions in the City of Toronto: Co-operative 
Housing Sector.2 
 
The City of Toronto identified the need for research on eviction trends to help guide 
improvements to eviction prevention strategies and the provision of services to reduce the 
impacts of evictions.  Funding for this study was provided through the Supporting Communities 
Partnership Initiative (SCPI) of Human Resources Development Canada.  As part of the Terms 
of Reference for the project, the consultants were asked to prepare a separate study on evictions 
in the non-profit housing sector.  
 
The consultants worked closely with a Steering Committee comprised of representatives from 
the Shelter, Housing and Support Division, the Social Development and Administration 
Division, and the Social Services Division in the City’s Community and Neighbourhood 
Services Department; the Toronto Community Housing Corporation; and, the Advocacy Centre 
for Tenants Ontario (ACTO).  
 
Data from the following sources form the basis for the description and analyses of non-profit 
housing evictions presented in this report: 
• Literature and document review; 
• Key informant interviews with a range of agencies who deal with tenants and non-profit 

housing (See Appendix A for a list of key informants); 
• A survey of non-profit housing managers; 
• Data from the Ontario Rental Housing Tribunal (OHRT) on eviction applications; and,  
• Recent data on evictions trends provided by the Toronto Community Housing Corporation.  

 
This study focuses on the level of evictions in private non-profits and in housing managed by the 
Toronto Community Housing Corporation, the reasons for evictions and approaches to 
preventing evictions.  The definition of an ‘eviction’ in this and the main report is a situation 
where a tenant leaves his or her dwelling either after a Notice of Termination is received from 
the landlord or after the landlord has commenced an eviction application with the Tribunal. 
 

                                                
2 Analysis of Evictions Under the Tenant Protection Act in the City of Toronto:  Overall Rental Housing Market was 
prepared by Linda Lapointe, Lapointe Consulting Inc. in association with Sylvia Novac and Marion Steele, and, 
Analysis of Evictions in the City of Toronto:  Co-operative Housing Sector, was prepared by Sylvia Novac in 
association with Linda Lapointe. 
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1.2 NON-PROFIT HOUSING IN TORONTO’S HOUSING MARKET 

There are approximately 99,000 social housing units in the City of Toronto including private 
non-profit housing, publicly owned non-profit housing and co-operative housing.  The term 
‘social housing’ is used to refer to housing that is run on a non-profit basis with government 
capital and/or operating assistance.  Together social housing accounts for an estimated 21% of 
total rental housing in Toronto.  The non-profit sector, the focus of this report, accounts for 
approximately 83,400 dwelling units and represents 18% of rental housing in the City (see Table 
B1 in Appendix B). 
 
As a result of the devolution of social housing from the Province to the municipal level of 
government, the City of Toronto now administers almost all social housing units in the City 
except for supportive housing which is administered by the Province, and, some federally-
financed co-operatives that are administered by Canada Mortgage and Housing Corporation.    
The administration of social housing is governed by the Social Housing Reform Act, 2000 and 
subsequent amendments and regulations.  
 
While vacancy rates in the City rose to a record high of 3.8% in October, 2003, the vacancy rate 
in assisted housing continues to be extremely tight at 0.4%.  This means that there are 4 vacant 
units for every 1,000 assisted rental units.   
 
Rents in the private sector in the City of Toronto have far outpaced inflation over the past decade 
with the average rent for a two-bedroom apartment having increased from $769 in October, 1993 
to $1,045 in October, 2003.  Many tenants in Toronto are paying too high a proportion of their 
income on rent with a fifth of tenants paying 50% or more of their income on rent.  Reflecting 
the difficulty of finding adequate and affordable housing, there are 71,000 tenant households on 
the social housing waiting list in the City of Toronto.3 
 
While being evicted is difficult for any tenant, it is especially problematic for low and moderate 
income tenants being evicted from social housing where they pay rent on a geared-to-income 
basis or at the low end of market rents.  Furthermore, non-profit landlords are more likely than 
private sector landlords to be understanding of a tenant’s financial problems because of the social 
objectives of non-profit housing. 
 

1.2.1 The Toronto Community Housing Corporation 
 
The Toronto Community Housing Corporation is responsible for managing the largest share of 
non-profit housing in the City.  Toronto Community Housing manages 58,100 rental units and is 
now the third largest social housing provider in North America. 
 
The Toronto Community Housing Corporation resulted from the merger of the Metropolitan 
Toronto Housing Corporation (previously the Metropolitan Toronto Housing Authority) and the 
Toronto Housing Company (resulting from an amalgamation of the former Cityhome, the 
municipal non-profit of the former City of Toronto, and the Metropolitan Toronto Housing 
                                                
3 City of Toronto, The Toronto Report Card on Housing & Homelessness 2003, Page 3, 2003. 
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Company Limited, the municipal non-profit of the former Corporation of Metropolitan Toronto).   
The two portfolios within the Toronto Community Housing Corporation have distinctly different 
histories and house different types of tenants although over time, these differences will diminish 
as existing tenants move out and new tenants move in.   
 
The former Metropolitan Toronto Housing Corporation stock, accounting for approximately 
30,000 housing units, accommodates tenants on a 100% rent-geared-to-income basis with a high 
proportion of families, especially single parent families.  Housing in the former Toronto Housing 
Company’s portfolio contains a high number of seniors’ buildings almost all of which are 100% 
rent-geared-to-income (from the former Metropolitan Toronto Housing Company Limited) with 
the remaining units being mainly in buildings with a mix of household incomes (market and rent-
geared-to-income) as well as a mix of household types (seniors, families, singles, special needs) 
in the former Cityhome portfolio.  
 
It is estimated that 93% of tenants in the Toronto Community Housing Corporation pay on a 
geared-to-income basis while 7% pay “market rents” (usually at the lower end of market rents). 

 

1.2.2 Private Non-Profit Housing 
 
Private non-profits house a variety of client groups in housing developed and managed by 
community, religious and specific ethnic or cultural organizations.  There are approximately 
22,700 private non-profit units in the City that accommodate seniors and tenants with support 
service needs (e.g., tenants with physical limitations, tenants with mental illnesses, and, formerly 
homeless persons).  Private non-profit housing accounts for 27% of non-profit units in the City. 
 
Non-profit housing is usually run by a volunteer Board of Directors that is responsible for 
overseeing the management of the housing while paid staff usually mange the housing on a day-
to-day basis. 
 
While private non-profit providers often have a mix of market rent and rent-geared-to-income 
(rgi) units, many have high proportions of rent-geared-to-income units and, in many cases, all 
tenants pay on a rent-geared-to-income basis.  While we have no statistical profile of the income 
levels of non-profit housing tenants compared with private sector tenants, their average incomes 
are certainly lower given that a large proportion are often on fixed incomes and that housing is 
usually targeted to those most in need. 
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1.3 GROUNDS FOR EVICTIONS IN NON-PROFIT HOUSING  

Under the Tenant Protection Act tenants in non-profit housing may be evicted for the same 
reasons as tenants in the private sector such as being late in paying rent, paying rent late on a 
frequent basis, conducting an illegal activity, acting in a way that affects the safety of others, 
disturbing the peace and enjoyment of other tenants, and, having too many people living in a 
rental unit.  In addition, tenants in non-profit housing may face evictions for misrepresenting 
their income.   
 
Under guidelines set for managing housing under the Social Housing Reform Act and subsequent 
provincial regulations, the household income and household composition of tenants in non-profit 
housing are reviewed each year and tenants are required to advise their landlord when there is a 
change in their income and/or household composition.4 

1.4 REPORT ORGANIZATION 

 
Section Two of the report provides the results of a survey of non-profit housing landlords in the 
City and summarizes reasons for evictions, the number of tenants evicted at various stages of the 
eviction process as well as practices by non-profit housing providers regarding evictions. 
 
Section Three describes the newly adopted eviction policy at the Toronto Community Housing 
Corporation, the number of evictions at various stages of the eviction process, and, a profile of 
tenants for whom TCHC has applied for an eviction order from the Tribunal. 
 
Section Four provides a summary of findings and conclusions and lessons learned. 
 

                                                
4  The Ontario Social Housing Reform Act passed in December 2000 and instituted in May 2002 has altered, among 
other things, subsidy management requirements.  The Act requires rent-geared-to-income tenants to provide within 
10 business days, a change in information upon which the rent is based (unless the service manager allows a longer 
time frame.)  
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2 EVICTIONS IN THE PRIVATE NON-PROFIT SECTOR IN TORONTO 
 
 
This section of the report describes the trends in evictions observed in the private non-profit 
sector. 
 

2.1 SURVEY METHODOLOGY 

This discussion of evictions in the private non-profit sector was primarily based on a survey of 
non-profit housing managers.  The survey was designed to gather information on several aspects 
of evictions in the non-profit sector:  
 
• the level of eviction applications; 
• the number of tenants who leave after a Notice of Termination but before a non-profit 

organization has submitted an application to evict a tenant at the Ontario Rental Housing 
Tribunal; 

• the number of eviction orders issued and the number of tenants who leave as a result of an 
eviction order; 

• the cost of evictions, and  
• eviction prevention measures. 

 
Since the portfolios of many non-profits in Toronto is quite small, we surveyed landlords with 
larger number of units under management as they were more likely to have had some experience 
with evictions as well as more staff time to respond to the survey.  Nevertheless, some landlords 
with a smaller number of units were also included in the survey.   A set of questions5 on the 
topics listed above was mailed to 75 non-profit housing managers.  
 
To improve the response rate, follow-up calls were made to remind non-profits to complete and 
return the questionnaire.  
 

2.2 SURVEY RESULTS 

 
The survey questionnaire was mailed to 75 non-profit housing managers in Toronto (out of a 
total of 93 members excluding TCHC).  Thirty-one (31) non-profit landlords completed and 
returned a questionnaire, for a response rate of 41%. This is a fairly good response rate for a 
mail-out survey with minimal follow-up.   

                                                
5  As much as possible, the questions were designed to be analogous to those asked of private sector sector 
landlords, the results of which are available in the main report, Analysis of Evictions under the Tenant Protection 
Act in the City of Toronto: Overall Rental Housing Market. 
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Size of 

Portfolio # % # %

Less than 50 6 19.4% 185 3.6%

50-99 11 35.5% 826 16.2%

100-199 5 16.1% 755 14.8%

200-299 4 12.9% 1058 20.8%

300-399 1 3.2% 357 7.0%

400-499 2 6.5% 860 16.9%

500+ 2 6.5% 1053 20.7%

Total 31 100.0% 5094 100.0%

Responses Units

# Of Buildings

In Portfolio # %

1 18 62.1%

2 5 17.2%

3-4 4 13.8%

5+ 2 6.9%

Total 29 100.0%

Missing 2

Total 31

 

2.2.1 Sample Characteristics 
 
The sample of non-profit landlords who responded to the survey managed a total of 5,094 units 
in 100 buildings.  This sample represents 49% of all non-profit housing units in Toronto 
excluding the Toronto Community Housing Corporation.   
 
The smallest non-profit landlord managed 8 units and the largest over 500. The average size of 
the portfolios managed by the 31 non-profit landlords was 164 units and the median size was 90 
units. 
 

Table 1:  Distribution of Sample  
by Number of Units Owned or Managed 

 
 
 
 
 
 
 
 
 
 
 
   Source:  Survey of Private Non-Profit Housing 
 

 
Table 2:  Number of Buildings in Portfolio of Private Non-Profits 

 
 
 
 
 
 
 
 
 

Source:  Survey of Private Non-Profit Housing 
 
Approximately two-thirds of the sample of non-profit landlords had one building in their 
portfolio; 31% had between 2 and 4 buildings; 7% had 5 or more buildings. The average for all 
the responses was three buildings and the median was one building.  Three of the non-profit 
landlords had townhouses in their portfolio. 
 
On average, non-profit landlords had managed their portfolios for 14 years. 
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Twelve of the non-profit landlords (40%) who responded to the survey described the type of 
housing they managed as “supportive or alternative housing”; 11 of the non-profit landlords 
(37%) described their portfolio as “mixed non-profit”; and 6 private non-profit landlords (20%) 
said they managed “seniors” housing, while only one (3%) of the non-profit landlord respondents 
managed housing they described as “other”.  The sample appears to have an over-representation 
of supportive housing and an under-representation of mixed buildings compared to the 
composition of members of ONPHA.6   
 
In addition, because the sample was drawn from the Ontario Non-Profit Housing Association 
(ONPHA) members’ list, the survey may have underestimated the number of seniors’ buildings 
as some organizations catering to seniors may belong to the Ontario Association of Non-Profit 
Homes and Services for Seniors (OANHSS) instead of ONPHA.  As seniors’ buildings tend to 
have a low rate of evictions, if there is a bias in our sample in that seniors’ buildings are under-
represented, this may have resulted in an overstatement of evictions.  At this time, we were not 
able to verify with the City of Toronto the number of private non-profits that accommodate 
seniors only. 

2.2.2 Notices of Termination  
 
Non-profit landlords were asked when they usually issued a Notice of Termination. (Refer to 
Table B2 in the Appendix B.)  Only two of the non-profit landlords surveyed reported that they 
issued a Notice of Termination within 1 to 5 days after the payment is due, representing a 
minority of non-profit landlords (7%).  Five of the private non-profit landlords (17%) said they 
wait 6 to 10 days after the payment is due, six landlords (21%) wait 11 to 15 days, and, 10 
landlords or over a third of landlords (35%) wait more than 15 days after the payment is due.  Six 
landlords (21%) answered “other” specifying responses such as “no late payments.”  
 
In total, the non-profit landlords who responded had issued 1,884 Notices of Termination in the 
previous year - approximately one notice for every 3 units managed (a statistic that may be 
misleading as some tenants would have received more than one notice).   
 
The median number of notices sent out in the previous year by landlords was three (i.e., 50% of 
landlords reported that fewer than 3 notices were sent out and 50% reported that more than 3 
were sent out). Because a few of the larger non-profits sent out many Notices of Termination, the 
average number of Notices of Termination was relatively large - 61 notices per landlord. 

 
For each non-profit landlord, we calculated the percentage of Notices of Termination divided by 
the number of units in the portfolio. The median percentage was 4%, i.e., half of the non-profit 
landlords sent Notices of Termination to less than 4% of their tenants and half sent Notices of 
Termination to more than 4% of their tenants in the previous year. The average proportion of 
units in a portfolio to which Notices of Termination were sent out in the previous year was 21% - 
again this figure was skewed due to the responses from a few of the larger non-profit operators. 
                                                
6 Of the 53 largest ONPHA members with 60 or more units, fifty-five (55%) are considered “mixed”, 25% are 
supportive housing, and, 21% are seniors’ housing. 
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2.3 TENANTS WHO LEAVE FOLLOWING A NOTICE OF TERMINATION  

 
Of the 1,884 tenants who were sent a Notice of Termination, 32 tenants representing 1.7% of 
tenants who received a Notice of Termination, vacated their units without paying their rent 
before the landlord proceeded with an eviction application.  This figure is somewhat skewed by 
the fact that one non-profit accounted for 20 of the 32 tenants who vacated their unit after 
receiving a Notice of Termination.   
 
Of the 30 non-profits who responded to this question, 21 non-profit landlords, representing 70% 
of all responses, reported that no tenants had left after receiving a Notice of Termination without 
paying their rent.  Only a fraction of tenants paid up their arrears and then left their unit - 4 
tenants in total out of the 1,884 tenants who were issued a Notice of Termination.  
 
In total 36 tenants or 1.9% of all tenants who received a Notice of Termination, representing less 
than 1% (0.7%) of all tenants covered by the survey, vacated their unit after receiving a Notice of 
Termination.  The proportion of tenants who received a Notice of Termination and subsequently 
left their unit was much lower in the non-profit housing compared to the private sector.  Among 
private landlords surveyed, 3.4% of tenants who received a Notice of Termination vacated their 
unit (refer to main report entitled, Analysis of Evictions Under the Tenant Protection Act in the 
City of Toronto: Overall Rental Housing Market).  This suggests that managers of non-profit 
housing are doing something very different from private landlords so that tenants know they do 
not have to leave their units.  An alternative explanation may be that tenants do not feel that non-
profit landlords would evict them. 
 
Of the 1,884 Notices that were sent out, 876 or 46% of the situations were resolved quickly. This 
proportion is much lower than in the private sector where 80% of cases were resolved quickly 
with tenants paying up their arrears.  Part of the difference between the two sectors may be that 
there is a lot more communication between managers of non-profit housing and tenants who are 
having difficulty paying their rent.  As we shall discuss below in Section 2.7, non-profit 
managers work with tenants to avoid evictions.  So, by the time a Notice of Termination is sent 
out, it may be that the tenant is in a more serious situation than in the private sector where 
Notices of Termination are sent out more routinely when tenants are in arrears.   

 

2.4 APPLICATIONS FOR EVICTION 

Non-profit landlords were asked how many applications for eviction they had submitted during 
the past year.  In total, non-profit landlords reported submitting 139 eviction applications to the 
Ontario Rental Housing Tribunal in the previous year representing 7% of the 1,884 Notices of 
Termination issued and an estimated 3% of all units in the sample (139 applications divided by 
5,094). 
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Non-profit landlords were asked how they usually notified a tenant of a hearing for an eviction 
application.  Fifty-two percent (52%) of non-profit landlords surveyed said they mailed out the 
application while 48% used personal delivery to notify tenants of a hearing at the ORHT. 
 
Non-profit landlords were asked how many tenants abandoned their housing without notice 
before the hearing when the non-profit landlord applied for an eviction.   Of the 139 applications 
for eviction, 9 tenants or 6% of all tenants subject to an eviction application abandoned their 
units prior to the hearing date representing a very small percentage of all units - 0.2%. 
 
In total, 80 eviction applications moved on to a hearing representing 58% of all applications. 
There was considerable variation among landlords in the proportion of cases that proceeded to a 
hearing ranging from 14% to 100%. The average of the proportions across all non-profit 
landlords was 56% and the median was 50%. 

2.5 EVICTIONS 

Non-profit landlords were subsequently asked the total number of eviction orders issued and how 
many were default orders and how many were disputed orders.  In total, 80 eviction applications 
resulted in an eviction order.  This represents 58% of the total number of eviction applications 
(80 divided by 139) but 100% of those cases that moved to a Hearing.   
 
The proportion of eviction orders to applications was calculated for each non-profit landlord.  
There was a considerable range with the average proportion across the non-profit landlords being 
49% and the median 45% (i.e., half of landlords reported a figure that was below 45% and half 
reported a figure that was above 45%).  
 
Based on the results of this survey, it is estimated that 1.6% of the tenants in the units covered by 
the sampled non-profits were evicted in the previous year (80 divided by 5,094).  If the 
proportion of tenants who were formally evicted is added to the 0.7% of informal evictions (after 
a Notice of Termination), then this suggests that approximately 2.3% of tenants in the surveyed 
non-profit housing developments were evicted in the previous year. 
 
Non-profit landlords were asked what proportion of orders were default orders.  There were 51 
default orders representing 64% of orders issued. This data indicates that the majority of orders 
that are issued are default orders in which the tenant does not show up at a hearing to dispute the 
case. 
 
Non-profit landlords were also asked in all cases where an eviction order was issued either by 
default or after a hearing, what number or percentage of tenants ultimately vacated their units, 
either voluntarily or when they were locked out by the Sheriff who executed the Eviction Order. 
The survey data indicates that 80 tenants or 100% of all tenants where an eviction order was 
issued ended up vacating their unit. In other words, all of the tenants who received an eviction 
order left.   
 
The pattern of evictions in private non-profits varied from that observed in the private sector 
where approximately a third of those for whom an order was issued ended up being evicted while 
the remaining tenants stayed in their unit.  The data also suggests that while evictions are much 
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less frequent in private non-profits compared to the private sector, when they take place, the 
housing provider is usually serious about evicting the tenants and has exhausted other means of 
resolving the problem. 
 
The overall level of evictions observed among non-profits, including those tenants who left 
following a Notice of Termination, represents a 2.3 % rate of eviction in private non-profits - 
well below the level of 4.6% of the tenants in the private sector sample.   
 
This low rate of evictions in private non-profits is reflected in the relatively low number of 
eviction applications to the Tribunal.  For example, based on an analysis of ORHT application 
data between 1998 and 2002, there was an average of 260 eviction applications from private non-
profits.7  Given the mandate of private non-profits and the fact that many tenants are paying on a 
geared-to-income basis, it is not surprising that non-profits have a low rate of evictions. 
 
A number of the non-profit managers of seniors’ buildings stressed that there were none or few 
evictions and that seniors usually pay their rent on time.  Seniors can, however, run into 
difficulty with their rent if they begin to experience a serious cognitive problem or a mental 
illness. 
 
The survey results indicate that 13% of the tenants where an eviction order was issued involved 
the reduction or withdrawal of a housing subsidy.   
 

2.6 COSTS ASSOCIATED WITH EVICTIONS  

 
Non-profit landlords were asked the average amount in arrears owed by tenants who are evicted.  
Only 11 landlords or approximately a third of the sample responded.  Among those who did 
respond, the average amount of arrears owing was $1,270 and the median amount was $1,000. 
Arrears ranged from a low of $0 to $2,700.   
 
Non-profit landlords were asked how much of the arrears they were able to recover.  Half of the 
landlords responded to this question and of those 16 landlords, 11 were unable to recover any of 
the arrears.  Across the 16 responses, the average amount recovered was 14% and the median 
was 0%. 
 
For the 17 landlords who responded to a question about the cost of evictions, the average cost per 
eviction was $1,965 and the median cost was $1,500.  Costs ranged from $0 to $6,000. 
 
Non-profit landlords were asked if they provided re-housing assistance to members evicted from 
their organization.  Approximately a third (32%) of respondents said that they did offer re-
housing assistance, while the majority (68%) said they did not.  The type of assistance provided 

                                                
7 This information was derived from an analysis completed by the Social Development Division of the City of 
Toronto’s Community Services Department.  Landlords’ names were matched against the list of non-profits in the 
City to identify eviction applications by non-profit housing. 
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included: helping people find new housing, making a referral to another housing agency, and, 
working with outside agencies to get assistance needed by the tenant. 
 

2.7 HOW NON-PROFITS TRY TO PREVENT EVICTIONS  

Most of the surveyed private non-profit managers use repayment plans and agreements – usually 
signed by a tenant and a staff member – to avoid evictions.  Some noted the importance of good 
communication with tenants including meeting with the tenant and frequent contact when a 
tenant is encountering problems including arrears.  Sometimes mediation is provided.  A number 
of agencies stated that evictions were used only as a last resort. 
 
Houselink, a non-profit housing organization which provides housing to tenants with a history of 
mental illness, provides a model of an approach for minimizing evictions.  The organization 
provides accommodation and support services for over 300 adults and 60 children and has 
adopted what it calls “a constructive eviction process”.  According to the organization’s history 
posted on its web site, as Houselink’s mandate is to keep people housed, they “always work to 
avoid evictions”.  Houselink will, however, evict tenants who do not pay their rent or who 
interfere with the reasonable enjoyment of other tenants.  In arrears cases, support staff contact 
the member to find out the reasons for the arrears, and offer support.  Staff will negotiate a rent 
repayment schedule with the tenant; however, if the tenant fails to keep up their agreement, 
Houselink will issue an eviction notice, along with information on legal clinics members might 
use.  Houselink also always opts for mediation at the Ontario Rental Housing Tribunal to 
negotiate a formal rent repayment plan and only proceeds with eviction when this approach fails. 
 
Houselink uses a similar approach when a tenant is accused of disturbing another tenant’s peace 
and enjoyment or threatens the safety of others. Houselink staff work with affected tenants to try 
to solve the problem, but where an eviction is warranted, they will issue the appropriate forms 
and support staff will explain the accompanying letter(s) and a tenant’s options.  If the behaviour 
does not change, Houselink will use the Tribunal eviction process, opting for mediation unless 
there is a serious issue such as violent behaviour.   
 
Tenants who are evicted may continue to belong to the organization and may apply for 
readmission to their unit. The pro-active approach used by Houselink is reflected in its low 
eviction rate of 2% in 2002.8  
 
A study on twelve “hard to house” individuals living in supportive housing who were being 
evicted, found that eight of twelve tenants who were interviewed, were evicted for rent arrears 
and four for behavioural reasons.9  Five were evicted and became homeless again, one tenant 
resolved the issue with the landlord, and, six were repaying arrears and their eviction notices 
were “on hold”.  Assistance from agency staff and housing support workers were key factors in 
preventing evictions. 
 

                                                
8 See www.houselink.on.ca and click on “Houselink Story” 
9 Anucha, Uzo, Where do they come from ? Why do they leave? Where do they go?  A Study of Tenant Exits From 
Housing for Homeless People, CMHC, 2003 
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The study found that interventions used by staff of the housing agencies where tenants were 
being evicted were similar to those described above for Houselink and by some of the private 
non-profit landlords in our survey.  A worker usually discussed problems with the tenant before 
they were sent a formal eviction notice.  Tenants were informed of their legal rights, given 
contact information for legal clinics and other resources, and, encouraged to seek help. 
 
Repayment plans were offered to tenants with rent arrears and conflict resolution services were 
offered for tenants where behavioural issues were involved.  Agency staff used the Tribunal’s 
mediation services and negotiated with tenants “up to the last minute”. 
 

2.8 SUMMARY OF EVICTIONS IN THE PRIVATE NON-PROFIT SECTOR 

This overview of evictions in private non-profit housing has shown that there is generally a very 
low number of evictions in the non-profit sector – estimated at roughly 2% of all tenants, 
including those who leave after receiving a Notice of Termination.  This low eviction rate is 
probably due to a number of factors including the mandate and philosophy of many of the 
housing organizations which stresses the importance of keeping tenants housed, the fact that 
many tenants are paying on a rent-geared-to-income basis, and, the willingness on the part of 
non-profits to work out repayment schedules with their tenants.  Many private non-profits use 
early and frequent contact with tenants having problems to try to solve arrears and other 
problems.   
 
Generally, tenants are evicted only as a last resort.  While only a small proportion of tenants are 
evicted through a formal eviction process, tenants have a strong chance of being evicted once the 
case goes to the Tribunal and, once an order is issued, tenants are very likely to be evicted.   
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3 EVICTIONS IN THE TORONTO COMMUNITY HOUSING 

CORPORATION 
 

3.1 BACKGROUND10 

The Toronto Community Housing Corporation (TCHC) is home to about 58,100 low and 
moderate income tenant households living in 350 apartment buildings and 800 houses (mostly 
row houses) and duplexes across the City.  The City of Toronto is the sole shareholder in the 
Toronto Community Housing Corporation, formed in January, 2002; however, the company is 
operated at arm’s length from the City. 
 
A total of 164,000 tenants from diverse backgrounds in terms of age, household type and ethnic 
and racial background, live in housing owned by Toronto Community Housing Corporation.  
TCHC operates 27 Community Housing Units (CHU’s) across the City each of which represents 
a housing complex or development.  While tenants in most of the housing operated by the new 
Corporation pay rent on a geared-to-income basis, a small proportion (7%) pay market rents, 
mostly in housing that was developed by the former Cityhome.  
 
TCHC has developed a Community Management Plan to guide its progress over its first three 
years.  The plan identifies seven strategic objectives including to: 

1. Create financial sustainability; 

2. Build a community model; 

3. Maintain and improve the physical condition of buildings; 

4. Create healthy communities; 

5. Build more affordable housing; 

6. Create a healthy organization; and,  

7. Establish good governance. 
Ensuring that all of the TCHC housing is brought together into one co-ordinated management 
structure with the same policies and practices is a challenge that TCHC continues to work on.  
This process is complicated by the fact that different financing models govern different parts of 
the portfolio.  Eventually, Toronto Community Housing Corporation’s services will be delivered 
through a “community model” in which smaller business units will operate more autonomously 
and will be more involved with the local community and respond to tenants’ needs and priorities.   
 
A key initiative of the Toronto Community Housing Corporation was the establishment of a new 
Policy on Eviction Prevention.  This policy relates only to evictions due to arrears; other issues 
that lead to evictions will be dealt with by a separate policy.  The Policy on Eviction Prevention 
                                                
10 Most of this information was drawn from the Toronto Community Housing Corporation’s web site at 
www.torontohousing.ca. 
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was developed through consultation with residents and was approved by the Board of TCHC in 
the fall of 2002.  It will be reviewed after it has been in place for 18 months (the policy was 
implemented in mid-2003). 
 

3.2 EVICTION PREVENTION POLICY AND PRACTICES  

The stated intent of the Policy on Eviction Prevention is: “to evict as few tenants as possible for 
not paying rent”.11  The policy applies to housing that is both directly managed by TCHC and 
housing that is managed by outside property management firms.  The intent of the policy is 
further expanded in its Policy Statement: “TCHC is committed to keeping evictions for not 
paying rent to a minimum.  Many people living in TCHC housing have nowhere else to go for 
secure, permanent housing.  TCHC recognizes this and commits to working with tenants to 
ensure that eviction is the very last resort.” 
 
Under the policy, Community Managers are directed to contact a tenant at least at the following 
key points in the rent collection process: 

• When sending a late payment notice to the tenants; 
• When a tenant gives notice that they are having problems paying the rent; 
• Before TCHC files an application with the Ontario Rental Housing Tribunal; and, 
• At the time the Ontario Rental Housing Tribunal makes a decision. 

 
The principles in the Eviction Prevention Strategy strive to reach a balance between supporting 
tenants who are having trouble paying their rent and being firm about the need for tenants to pay 
their rent on time and in full.  Tenants are obligated to tell TCHC about changes in income and 
household composition promptly to ensure accurate and timely calculations of rent.   
 
Staff are advised to use eviction prevention strategies to work with tenants who come forward at 
any point in the process.  The Community Manager is expected to make reasonable efforts to 
contact such tenant and to document all attempts. 
 
Before filing an application with the Ontario Rental Housing Tribunal, staff are to make 
themselves available for a face-to-face meeting with a tenant.  As well, efforts to collect rent and 
to support a tenant facing eviction are to be continued after an application has been filed with the 
Tribunal as well as through the legal process.  TCHC provides tenants with information about 
external help, such as the local legal clinic, that may be available to them.  
 
The Eviction Prevention Policy outlines a number of eviction prevention strategies that the 
Community Manager and staff responsible for eviction prevention can utilize, recognizing that 
some situations need particular types of intervention.  Recommended strategies include: 
 
Education Strategies 
• Informing tenants of their rights and obligations; 

                                                
11 Toronto Community Housing Corporation, Policy on Eviction Prevention, 2002 Available on the Corporation’s 
web site. 
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• Giving tenants information about the eviction prevention policy including help for tenants in 
a short-term crisis; and, 

• Educating tenants when they sign the lease and when there is a problem paying the rent. 
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Rent Payment Strategies 
• Tenants must tell TCHC about changes in income and household composition promptly so 

their rent calculation can reflect their current situation. This requirement will be explained to 
tenants when they sign their lease and at least once a year in the annual review information 
package; 

• Tenants may make payments through:  pre-authorized payment, cash payments at banks, 
ATM machines, internet banking, rent paid directly by a pension or social assistance 
provider. 

 
Communications Strategies 
• When a tenant is late paying rent, TCHC will contact them within 8 business days to find out 

why and to help solve the problem.  Staff will remain in regular contact until the problem is 
solved; 

• Staff may also meet with a tenant if a tenant comes forward before the rent is due regarding 
an upcoming rental payment;  

• Staff need to be advised of changes in tenants’ lives that are affecting their ability to pay; 
• Staff will be made available on a confidential basis to assist tenants with issues that may be 

affecting their ability to pay; 
• TCHC will keep clear records of the rent calculation and payment history indicating how 

arrears came about and will show this to the tenants. 
 

The policy outlines several intervention strategies including: 
 

• Developing a payment strategy that suits the tenants circumstances best; 
• Negotiating a repayment agreement – tenants usually have up to 3 months to repay 

arrears; 
• Clearly spelling out the point where TCHC will apply to the Tribunal; 
• Working with other organizations to get the tenant budget counselling and other 

community support services; 
• Working closely with community support agencies to keep vulnerable people housed. 

 
The policy also states that TCHC will provide accountability through performance reports on 
rent collection and eviction rates which will be reported quarterly to the Board of TCHC.  TCHC 
will report on the number, cost and reason for evictions each year.   
 
TCHC currently prepares monthly performance reports to the Board on a range of financial and 
other operational matters including arrears and evictions.  
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3.3 PRACTICE RELATING TO ARREARS AND EVICTIONS  

TCHC staff are in the process of implementing the eviction prevention policy regarding arrears 
across the portfolio.  Under the new approach, staff are expected to make the four contacts 
outlined above in the new eviction prevention policy.  A late reminder letter is sent out on the 5th 
day after the rent is due.  Staff from the local Community Office try to contact a tenant to find 
out the reason for the arrears and to help the tenant resolve their problem.  If the tenant is still in 
arrears, the Community Office will send out a Notice of Termination within 8 to 10 days of the 
first of the month.  The covering letter advises tenants that the Notice of Termination is an 
important legal document and that they ought to seek legal assistance.  Tenants are provided with 
the name of the legal clinic in their area.   
 
Each Community Office is developing its own implementation of the overall eviction policy.  
For example, in one Community Office, staff have set up a team approach with other agencies in 
the area to assist tenants who are in arrears or who face evictions.   
 
When a Notice of Termination is sent out, staff try to work out an agreement with the tenant.  If 
the two parties cannot reach an agreement or staff are unable to make contact with the tenant, 
then the Legal Department forwards the application to the Tribunal.  The $150 filing fee is added 
to the arrears that the tenant owes.  When a tenant does not file a dispute, then a default order is 
issued.  Under the new Eviction Policy, if an order is issued, staff try to make contact in person 
with the tenant to explain what the order means and again to try to work out an arrangement.  At 
the Tribunal, TCHC’s policy is to try to get mediation. 
 
TCHC is striving to reduce arrears to improve the financial sustainability of the organization.  In 
the March 2004 monthly performance report to the Board, it was noted that arrears have dropped 
31% since January, 2004 and that current arrears were at their lowest level over the past 13 
months.12  However, in that report, it was noted that arrears still accounted for 10% of total rent 
charges (over $2 million) reflecting the importance of TCHC continuing to strive to reduce 
arrears. 
 

3.4 LEVEL OF NOTICES OF TERMINATION ISSUED  

 
Data was provided by TCHC on Notices of Termination and applications to the Ontario Rental 
Housing Tribunal.  As well, data was obtained from various reports and the most recent Toronto 
Community Housing “Monthly Performance Report”.  Some of the data provided to the 
consultant was limited to the former public housing portion of the portfolio because TCHC is 
still in the process of integrating its information system for monitoring arrears and evictions. 

                                                
12 Toronto Community Housing, Monthly Performance Report, March 2004 
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Figure 1:  Number of Notices of Termination Issued to Tenants 

in Former Metropolitan Toronto Housing Corporation
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3.4.1 Number of Notices of Termination That Are Issued and Tenants Leaving Before a 
Formal Eviction (former MTHC portfolio) 

 
Data was provided to the consultant for the former Metropolitan Toronto Housing Corporation 
regarding the number of Notices of Termination that were sent out and the number of tenants 
who left after a Notice of Termination was issued for the period 2000-2003.  Comparable data 
was not available for tenants in the former Toronto Housing Company side of the portfolio.   
 
In 2003, TCHC sent out 5,439 Notices of Termination to tenants accommodated in the former 
MTHC portion of the portfolio (refer to Figure 1).  This represents approximately 18% of tenants 
in the former MTHC housing.  The 2003 figure is 13% lower than the 6,272 Notices of 
Termination sent out in 2002.  The number of Notices of Termination issued increased from 
4,557 in 2000 to 5,859 in 2001 and peaked at 6,272 in 2002.  The number of Notices of 
Termination now appears to be on a downward trend.   
 
Almost all of the Notices of Termination sent out were for arrears.  In 2002 and 2003, arrears 
accounted for 97% of Notices of Termination that were sent to tenants and another 1% were sent 
out for persistent late payment of rent.  Thus, 98% of Notices of Termination are sent out as a 
result of arrears including persistent late payment of rent.  Ceasing to qualify for rent-geared-to-
income units accounted for approximately 1% of Notices of Termination and other reasons (e.g., 
anti-social behaviour, damages to the unit, health and safety concerns, illegal acts and 
misrepresentation of income) together accounted for another 1% of all Notices of Termination. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
  
   Source:  TCHC  
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Figure 2:  Number of Tenants in Former MTHC Housing Who 

Vacated Their Unit After Notice of Termination but Before 

Application to Tribunal
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Only a small number of tenants leave 
after they get a Notice of Termination 
(refer to Figure 2).  Over the past 
three years an average of 15 tenants 
representing under 0.1% of all former 
MTHC units vacated their home after 
receiving a Notice of Termination.  In 
2003, nineteen (19) tenants left under 
these conditions.  These results are 
lower than the figure observed for 
private non-profits and well below the 
numbers observed in private sector 
housing where an estimated 4% of 
tenants left their units after receiving 
a Notice of Termination.    
 
Most of those who left a dwelling in the former MTHC housing had received a Notice of 
Termination for arrears.  For example, in 2003, 14 tenants out of 19 tenants who left after the 
Notice of Termination did so because of arrears, 2 tenants left because they no longer qualified 
for rent-geared-to-income housing, 1 tenant left as a result of anti-social behaviour, and 2 tenants 
had misrepresented their income. 
 

3.5 EVICTION APPLICATIONS TO THE ONTARIO RENTAL HOUSING TRIBUNAL  

A substantial proportion of cases where a Notice of Termination had been sent to a tenant were 
resolved after the Notice had been issued but prior to an application being made to the Tribunal.  
The most common way that individual cases were resolved was as a result of arrears being paid.  
For a substantial number of cases, the case was withdrawn for other reasons prior to an 
application (e.g., incorrect information on the Notice of Termination).  
 
As Figure 3 below shows, the number of eviction applications to the Ontario Rental Housing 
Tribunal has been around the level of 3,000 applications since 2000 for the former Metropolitan 
Toronto Housing Corporation side of TCHC’s portfolio.13  In 2003, the number of eviction 
applications to the Tribunal was 3,304 – up 8% from the 3,068 applications in 2002.  This level 
of applications means that in 2003, just over one in 10 tenant households living in the 
approximately 30,000 units in the former public housing side of the Toronto Community 
Housing Corporation were subject to an eviction application filed at the Tribunal.  Arrears and 
persistent late payments accounted for almost all of the reasons for the applications – accounting 
for 97% of cases in 2002 and 98% in 2003. 
 
 

                                                
13 It should be noted that the data provided to the consultant is for individual cases, not total applications.  So, if 
more than one application was made for one tenant, e.g., following breach of minutes of settlement, this would only 
be counted as one application. 
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Figure 3:  Number of Applications for Eviction 

to the Ontario Rental Housing Tribunal 

for the Former Metro Toronto Housing Corporation
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  Source:  TCHC  
 
 

3.6 NUMBER OF EVICTION ORDERS  

Information is maintained by TCHC on the status of applications.  Using this data, we were able 
to determine in how many cases no order was issued and in how many cases an eviction order 
was issued.  Sometimes, in order to determine if an order was issued, we had to make 
assumptions, e.g., if a writ of possession had been applied for, then it was assumed that an 
eviction order had been issued.  Data was only available for the former MTHC portion of the 
portfolio. 
 
Based on the data provided to the consultant for TCHC for 2002 and 2003, it is estimated that 
just over half of all applications that went to the Tribunal resulted in an eviction order.  Of those 
that did not end up in an order, the largest share were applications that were withdrawn because 
arrears were paid up.   
 
A small number of tenants did leave their unit after the application was filed – estimated to be 31 
tenants in 2002 and 9 tenants in 2003. 
 
It was difficult to be certain as to the number of orders that were issued as a result of an 
application by TCHC to the Tribunal because of the way in which TCHC maintains its data on 
tenants and evictions.  The data indicates the status of individual cases, rather than whether or 
not an order was issued.  As part of reporting on evictions, TCHC needs to improve the 
information systems used to monitor the number of arrears, Notices of Termination and 
individual applications for evictions to the Tribunal as well as the outcomes of such applications. 
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3.7 NUMBER OF EVICTIONS  

A similar problem was encountered in terms of trying to estimate the number of evictions in 
housing operated by the Toronto Community Housing Corporation.  While TCHC does issue 
reports on ‘evictions’, it uses a narrow definition of an eviction as meaning when an eviction 
order has been executed by the Sheriff.  This definition is not consistent with that used 
throughout this study – that is, an eviction takes place when a tenant leaves his or her dwelling 
either after a Notice of Termination is received from the landlord or after the landlord has 
commenced an eviction application with the Tribunal. 
 
According to data provided to the consultant, there were 123 evictions (executed by the Sheriff) 
for tenants in the former MTHC portfolio in 2003 of which all but 11 cases were for arrears.14  
Of these 123 evictions, 50 tenants were rehoused in their unit resulting in a total of 73 tenants 
who were evicted in the former MTHC housing.  This indicates that there is a very low level of 
evictions in the former MTHC housing – at the rate of 0.2%.  There may be some additional 
tenants who left their housing and were not captured by the eviction data; however, based on the 
data provided to the consultant on the status of applications, the eviction rate in TCHC housing 
does appear to be quite low.  Furthermore, when tenants are evicted, they have almost a 50% 
chance of being rehoused (because they pay back their arrears).   
 
A separate legal activity report for 2003 indicates that for the overall TCHC portfolio there were 
210 evictions (in the narrow definition used by TCHC) due to arrears – 111 in the former MTHC 
portfolio and 99 in the former Toronto Housing Company.  We know that the total number of 
evictions for the former MTHC portfolio was decreased by 50 tenants who were rehoused – 
resulting in 73 tenants being evicted.  We do not know how many tenants in the former Toronto 
Housing Company were rehoused but even assuming none were rehoused – this means that 172 
tenants in total in the TCHC portfolio were evicted in 2003 – representing an eviction rate of 
0.3%. (The actual eviction rate may be higher as these evictions are only those that were 
executed by the Sheriff.)   
 
A review of other TCHC data indicates that the total eviction rate (using the broader definition) 
is between 0.3% and 0.5% of the total portfolio; however, this figure needs to be substantiated 
with improved tracking of evictions. 
 

                                                
14 This data was contained in the Statistics Summary for 2003 from TPA Services. 
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3.8 CHARACTERISTICS OF TENANTS FACING EVICTIONS 

 
We were able to obtain some information about tenants who were being evicted by the Toronto 
Community Housing Corporation from a survey of 277 tenants discussed in the main report.  
This survey was based on interviewing tenants whose landlords had applied for an eviction at the 
Tribunal.  A separate analysis was undertaken of the 44 tenants in the survey who were tenants 
of the Toronto Community Housing Corporation.  Although not a large sample, the profile of the 
44 tenants does provide a picture of tenants living in housing operated by the Toronto 
Community Housing Corporation.  The following summarizes the characteristics of these 
tenants: 
 
• Two-thirds (68%) of the respondents were females reflecting the high proportion of tenants 

that were single parent families. 
• Seventy percent (70%) of those being evicted were immigrants and 30% were born in 

Canada.  Among immigrants, the average length of residence in Canada was 19 years. 
• When asked whether or not they were receiving a subsidy to lower their rent, only half of 

tenants responded and of those who did, two-thirds received a subsidy and a third did not. 
• Almost all (93%) of the tenants interviewed were being evicted for arrears. 
• The most prevalent household type consisted of family households with children, accounting 

for 63% of households.  The largest single group of households were single parent families 
(49%), followed by a single person living alone (21%) and two-parent families (14%). The 
remaining households were a mix of couples with no children (2%), unrelated people living 
together (5%) and other households (9%). 

• The average household size was 2.9 persons per household in the TCHC sample - compared 
to 2.4 persons per household in the private sector. 

• Reflecting the larger household sizes in the TCHC sample, most tenants lived in two or three 
bedroom units – 43% lived in two-bedroom units and 32% lived in three-bedroom units.  
Sixteen percent (16%) lived in bachelor units and 9% in one-bedroom units. 

• Sixty-one percent of those being evicted had at least one child living with them.  The average 
number of children in TCHC housing among family households was 2.3 children.  

• Close to a half of the sample were in the work force – 33% were working full-time; 10% 
were working on a part-time basis; and 5% were on Employment Insurance.  Just over a fifth 
of the sample (21%) relied on Ontario Works and 7% on the Ontario Disability Support 
Program for their income.  A little more than a tenth (12%) of tenants relied on the Old Age 
Pension and other retirement income. Two percent (2%) cited the Ontario Student Assistance 
Program (OSAP) as their main source of income, while the remaining 10% cited other 
sources of income. 

• The average household income of tenants in the TCHC sample was $18,650 compared to 
$31,100 for private sector tenants facing evictions.  More than two-thirds (67%) of tenants 
had incomes below $20,000 in the TCHC housing sample while 90% had incomes below 
$30,000. 

• Tenants were paying rents that were usually below the average rent in the private sector as 
measured by CMHC’s annual survey.  The average rent paid by tenants in the Toronto 
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Reason # %

Unemployment/Lost Job 9 21.4%

Temporary Lay-Off 1 2.4%

Unable to Work Due to Temporary illness/injury 5 11.9%

Family Breakdown/Separation 4 9.5%

Dispute with office over rent 8 19.0%

Other 15 35.7%

Total 42 100.0%

Missing 2

44

Community Housing Corporation housing for a bachelor unit was $519, for a one-bedroom - 
$566, for a two-bedroom - $460, and, for a three-bedroom - $577. 

• Tenants in the TCHC sample were paying on average 35% of their income on housing 
(including utilities).  While tenants are technically not supposed to pay more than 30% of 
their income on rent, the inclusion of market rent tenants in the sample may have increased 
the average proportion of income spent on rent.  Also, tenants who were being interviewed 
may have experienced some financial difficulties that temporarily increased the proportion of 
their income they were paying on rent. 

 

3.9 ARREARS AND REASONS FOR ARREARS  

TCHC maintains a record of the amount of money lost due to arrears.  In March, 2004, the 
average amount of arrears for tenants who were evicted was $2,100.  For many tenants, this 
represents several months of rent because of the length of time that it takes for TCHC to evict a 
tenant.  Although the majority of tenants in the whole TCHC portfolio pay their rent on a geared-
to-income basis, most tenants are responsible for paying their own rent, including cases where 
tenants are on social assistance.   
 
The most frequently cited reasons for tenants being behind in their rent was unemployment, job 
loss and temporary layoff (refer to Table 3 below).  These job-related reasons accounted for 
approximately a quarter of the reasons tenants ended up in arrears.   
 

Table 3:  Reason for Tenants Ending Up Behind in Their Rent 
 

 
 
 
 
 
 
 
 
 
  Source:  Toronto Eviction Survey 
 
Another major reason tenants ended up in arrears was some type of dispute with management 
over the amount of rent due or what amount had been paid, accounting for 19% of the reasons 
given for being in arrears.  Tenants who were unable to work due to a temporary illness or injury 
accounted for another 12% of reasons tenants got into arrears while 10% of the reasons were 
family-related - family breakdown or separation or major illness or death in the family.  There 
were many “other” reasons why tenants ended up in arrears e.g., extraordinary expenses such as 
a child’s birthday, a pension cheque was delayed, irregular income due to self-employment, and, 
a tenant being out of the country and rent not being paid in their absence. 
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3.10 HOW TENANTS DEAL WITH EVICTION APPLICATIONS  

 
Just under half (48%) of the TCHC sample reported that they had submitted their intention to 
dispute their eviction in writing to the Tribunal.  Only 17% of tenants thought their landlord had 
a good reason to evict them.  Sixty-two percent (62%) of tenants reported that they tried to speak 
to their landlord or property manager when they were late with their rent. 
 
Tenants were asked whom they turned to for assistance.  Tenants were most likely to turn to a 
legal clinic (21%) or the Ontario Rental Housing Tribunal (18%) for assistance.  The next most 
likely sources of assistance for tenants were a friend (14%) or a family member (9%). 
Only 2% called the Federation of Metro Tenants’ Associations’ hot line.  A quarter of tenants 
(25%) did not contact anyone for assistance.  (The latter figure is well below the level observed 
for private sector tenants of whom 44% did not turn to anyone for help.)   
 
Tenants were also asked if they had received any assistance in dealing with arrears or with their 
landlord.  The majority of tenants (63%) reported that they did not get any assistance.  Almost a 
tenth of respondents (9%) received a loan from friends while 7% got a loan from a family 
member.  Another 5% reported that someone talked to the landlord on their behalf while 2% 
obtained assistance from the City of Toronto’s Shelter Fund and 14% mentioned receiving other 
assistance. 
 
Tenants were asked about a range of possible types of assistance that would have helped them 
avoid the eviction process (refer to Table 3 below). Tenants living in the Toronto Community 
Housing Corporation preferred having an agreement with the landlord to repay arrears and 
having someone to negotiate with the landlord as interventions that would have helped them 
avoid an eviction.  Close to two-thirds of tenants agreed that these types of assistance would 
have helped them.   
 
A high proportion of tenants (54%) also thought that having a better understanding of the 
eviction process would have helped them and just under a half (47%) thought that a loan for 
arrears would have helped.  Not surprisingly, only a small proportion (24%), probably all 
market-rent tenants, thought that help finding a cheaper rental unit would have helped them.   
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Yes No Maybe

Not sure, 

don't 

know Total Missing Total

An agreement with the landlord to 

repay arrears # 27 11 1 4 43 1 44

% 62.8% 25.6% 2.3% 9.3% 100%  

Someone to negotiate with landlord # 28 8 1 6 43 1 44

% 65.1% 18.6% 2.3% 14.0% 100%  

A loan for arrears # 20 20 0 3 43 1 44

% 46.5% 46.5% 0.0% 7.0% 100%  

A better  understanding of the 

eviction process # 23 15 4 1 43 1 44

% 53.5% 34.9% 9.3% 2.3% 100%  

Help finding a cheaper apartment 

so I could have moved before the 

landlord applied for an eviction # 10 29 0 3 42 2 44

% 23.8% 69.0% 0.0% 7.1% 100%

 
Table 3:  Type of Assistance That Would Have Helped Tenant Avoid the Eviction Process 

Source:  Toronto Eviction Survey 
 

3.11 SUMMARY OF FINDINGS REGARDING TORONTO COMMUNITY HOUSING 
CORPORATION EVICTIONS  

This examination of evictions in housing owned by the Toronto Community Housing 
Corporation has shown that most evictions in TCHC housing are for arrears.  TCHC has 
developed a policy regarding evictions due to arrears which stresses the importance of contacting 
tenants at various stages of the eviction process to try to work out an acceptable agreement.   
 
At the present time TCHC applies to the Tribunal for close to 10% of its units in the former 
public housing portfolio.  Very few tenants in the former public housing portfolio leave after 
receiving a Notice of Termination probably due to better communication between the tenant and 
landlord in public housing compared to the private sector.  Furthermore, close to half of the 
eviction applications for the former public housing are withdrawn before the application goes to 
the Tribunal – in most cases because tenants pay their arrears or make an arrangement to repay 
their arrears.  In about half of the cases that go to the Tribunal, orders are issued that could result 
in an eviction.   
 
Nevertheless, only a small percentage of tenants in the public housing side of TCHC housing end 
up being evicted, and tenants are often allowed to return to their housing when they pay their 
arrears or make an arrangement to do so.  Complete data is not available for the whole portfolio, 
however, based on data from the former public housing portfolio, it is concluded that less than 
1% of tenants are evicted following an application to the Tribunal– estimated to be between 
0.3% and 0.5% of all tenants. 
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An analysis of the characteristics of TCHC tenants being evicted shows that a high proportion of 
such tenants were families with children (especially single parent families) and the average 
household size was quite large (2.9 persons per household). Close to half of TCHC tenants being 
evicted were in the work force with the remainder being dependent upon Ontario Works, Ontario 
Disability Support Program and the Old Age Security pension.  The average household income 
of TCHC tenants being evicted was $18,650 compared to $31,090 for tenants being evicted in 
private rental housing.   
 
TCHC has introduced a new eviction prevention policy related to arrears in the fall of 2002.  The 
new policy appears to be effective as TCHC is reducing the amount of arrears.  However, arrears 
continue to represent a high proportion of rental charges.  The average amount of arrears was 
$2,100.  Based on the tenants who responded to the larger eviction study survey, job-related 
reasons and disputes with management over the rent that is due accounted for close to half of the 
reasons for arrears.  Temporary illnesses accounted for 12% and family-related reasons 
accounted for 10% of reasons for arrears. 
 
Tenants reported that a repayment plan with their landlord, help negotiating with their landlord, a 
better understanding of the eviction process and access to a loan are all types of assistance that 
would have helped them to avoid the eviction process.  
 
TCHC is in the process of implementing its new eviction policy and is trying alternative 
approaches for dealing with arrears and evictions in some communities.  For example, in one 
community they use a team approach where agencies in the community work together to support 
tenants who are having difficulties paying their rent.  It is anticipated that TCHC will continue to 
educate tenants around their rights and responsibilities and the importance of paying rent on time 
both for tenants’ own security of tenure but also for the continued financial sustainability of the 
Toronto Community Housing Corporation.  An improved system of monitoring arrears and 
evictions would help TCHC demonstrate its commitment to implementing its new eviction 
policy.  
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4 SUMMARY AND CONCLUSIONS 
 
This report has provided a summary of trends in evictions in the non-profit sector in the City of 
Toronto.  Generally, the study has found that private non-profits and the Toronto Community 
Housing Corporation have a low rate of evicting tenants.  Both private non-profit landlords and 
TCHC are committed to maintaining tenancies of tenants wherever possible; however, there are 
differences in the patterns of how evictions are dealt with in these two types of non-profit 
organizations. 
 

4.1 PRIVATE NON-PROFITS 

Many private non-profits communicate frequently with tenants especially when tenants end up in 
arrears and try to work with tenants to ensure that arrears are paid back through an agreed upon 
schedule.   
 
A small proportion of tenants leave following a Notice of Termination.  This level is small 
because tenants are informed by staff as to the meaning of the Notice of Termination and are less 
likely than in the private sector to misunderstand the intent of the Notice of Termination.   
 
Our survey of private non-profit landlords did show, however, that when private non-profit 
landlords apply for an eviction order, they are usually successful.  Once the situation has reached 
the point where the landlord has to apply to the Tribunal, it is probably so serious that it may be 
difficult to resolve.  The results of the survey of private non-profit landlords indicate that the 
eviction rate in private non-profits is less than half the level found in the private sector.  It is 
estimated that a maximum of 2% of tenants living in private non-profits in the survey were 
evicted in the previous year (including those who leave their housing after a Notice of 
Termination has been issued).  This figure may have overestimated the real eviction rate because 
the sample may have under-represented seniors’ non-profit buildings in the City which have a 
low rate of evictions. 
 

4.2 TORONTO COMMUNITY HOUSING CORPORATION 

The Toronto Community Housing Corporation manages a complex portfolio which represents 
former public housing as well as mixed income developments.  The Toronto Community 
Housing Corporation issues a high number of Notices of Termination (5,400 in 2003 to the 
former public housing side of the portfolio), most of which are for arrears; however, very few 
tenants leave after receiving a Notice of Termination.  Similarly, TCHC submits a large number 
of applications to the Tribunal- over 3,000 in 2002 and 2003 for the former public housing side 
of the housing portfolio - also primarily for arrears.  Based on the data provided by TCHC for the 
former MTHC housing, it is estimated that over half of all applications to the Tribunal ended up 
as eviction orders.  In the absence of more detailed analysis of the outcomes of applications to 
the Tribunal, it is difficult to be more definitive about the number of orders issued.   
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It is estimated that between 0.3% and 0.5% of TCHC tenants are evicted although this may 
represent an underestimate due to the way TCHC maintains data on evictions. 
 
The Toronto Community Housing Corporation has introduced a new policy on evictions and is in 
the process of implementing this across the portfolio.  The new policy emphasizes more 
interaction between tenants and staff in community offices at critical stages of the eviction 
process.  The policy will take time to be fully implemented; however, it already appears to be 
having a major impact on arrears which fell by 31% between January and March, 2004.   
However, arrears continue to be a major problem for TCHC representing approximately 10% of 
rent revenues.  The average amount of arrears was $2,100 as of March, 2004. 
 
An analysis of the characteristics of TCHC tenants who responded to a larger survey of tenants 
being evicted, shows that over half of TCHC tenants being evicted were families with children 
(especially single parent families).  Close to half of respondents were in the work force with the 
remainder relying on Ontario Works, Ontario Disability Support Program and the Old Age 
Security pension.  The average household income of TCHC tenants was $18,650 compared to 
$31,090 in private sector rental housing. 
 
Tenants reported that a repayment plan with their landlord, help negotiating with their landlord, a 
better understanding of the eviction process and access to a loan are all types of assistance that 
would have helped them avoid being subject to an eviction application.  
 
As TCHC continues to implement its new eviction policy, including reporting procedures, it will 
be easier to determine the real level of evictions in TCHC housing.  TCHC needs to better track 
the outcomes of Notices of Termination and applications to the Tribunal in order to clearly 
identify for the Board and other interested parties the level of evictions at TCHC.  As TCHC 
continues to implement its strategic plan, it is anticipated that communication will continue to be 
improved between Community Offices and tenants resulting in fewer Notices of Termination and 
eviction applications. 
 
5 LESSONS LEARNED 
 
In this section we review the major lessons learned from this review of evictions in the non-profit 
housing sector including: 
 

1. Communications with tenants who are encountering difficulty paying their rent on time is 
very helpful in preventing unnecessary evictions and in resolving arrears at the Notice of 
Termination stage. 

2. There is a need for non-profits and the Toronto Community Housing Corporation to use 
consistent language relating to evictions and the definition of an eviction needs to be 
widened to include tenants who leave either after a Notice of Termination or after the 
landlord has commenced a formal eviction application. 

3. Improved monitoring of evictions is required in the non-profit housing sector as a whole, 
including the publicly owned Toronto Community Housing Corporation, so that a clearer 
picture of evictions is available and the efficacy of different interventions can be 
examined. 
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APPENDIX A:  List of Key Informants 
 

1. Rebecca Atenkah, Etobicoke Housing Help Centre 
 
2. Jose Bonilla, York Housing Help Centre 

 
3. Joe Brinkos, Manager, Greenfield Family Centre & Birkdale Residence and 

Stephen Snow, Supervisor, Central Family Intake 
 

4. Anne Fitzpatrick, Children’s Aid Society 
 
5. Joan Hart, Litigation Clerk, Toronto Community Housing Corporation 
 
6. Rhonda Headley, South Etobicoke Housing Help Center (LAMP) 
 
7. Helle Hulgaard, West Toronto Community Legal Services 
 
8. Vivette Howe, North York Housing Help Centre 
 
9. Diana Jaramillo, Scarborough Housing Help Centre 
 
10. Suresh Kuman, East York Flemingdon Park Housing Help Centre 
 
11. Bruce Lewis, Principal, Lewis and Collyer 

 
12. Julia McNally, Provincial Co-ordinator, Advocacy Centre for Tenants Ontario (ACTO) and 

Tenant Duty Counsel Program; Kathy Laird, Director of Legal Services, Advocacy Centre 
for Tenants Ontario, Jennifer Ramsay, Advocacy/Outreach Co-ordinator, ACTO, and,  
Mary Todorow, Policy Analyst, ACTO 
 

13. Kelly Reid, East York Housing Outreach Project 
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Non-Profit

TCHC 58,100

Devolved non-profits 20,600

Supportive Housing 2,095

New Since 1999 2,620

83,415 17.8%

Co-operatives

Devolved co-ops 7,400

Fed. Co-op 8,034

15,434 3.3%

Social Housing Total 98,849 21.0%

Private Rental

CMHC rental universe (2003) 256,032 54.5%

Other Secondary* 89,208 19.0%

Condominium Rental Units* 25,723 5.5%

Total Private Rental 370,963 79.0%

Total Rental 469,812 100.0%

Units Subject to TPA

Non-profits 83,415 18.4%

Private 370,963 81.6%

Total 454,378 100.0%

APPENDIX B: ADDITIONAL TABLES 
 

 
 

Table B1:  Composition of the Rental Housing Market in Toronto 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
*  from the City of Toronto 2003 Report Card on Homelessness, Background Data 
Obtained from the Toronto Planning  
 
Source:  Data on the non-profit sector was obtained from the City of Toronto Shelter, 
Housing and Support Division 



 

# %

1-5 days after payment is due 2 6.9%

6-10 days after payment is due 5 17.2%

11-15 days after payment is due 6 20.7%

more than 15 days 10 34.5%

Other 6 20.7%

Total 29 100.0%

Missing 2

Total 31

Table B2:  When Notice of Termination is Issued by  
Private Non-Profit Housing Landlords 

 
 
 
 
 
 
 
 
 
 

 
    Source:  Survey of Non-Profit Landlords 

 
 




