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EVICTIONS IN THE CITY OF TORONTO UNDER  
THE TENANT PROTECTION ACT:   

OVERALL RENTAL HOUSING MARKET 
 

EXECUTIVE SUMMARY 
 
 

1. INTRODUCTION 
 
The report of the City of Toronto Mayor’s Homelessness Action Task Force identified 
preventing evictions as one of several strategies for reducing homelessness.  Since the 
introduction of the Tenant Protection Act (TPA) in June, 1998 there has been growing concern 
by City Council, community agencies and tenant advocates regarding the rate of eviction 
applications to the Ontario Rental Housing Tribunal (“the Tribunal”) and the number of eviction 
orders that are being issued.  To date there has been little systematic analysis of data available 
from the Ontario Rental Housing Tribunal or general eviction trends.  
 
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. 
 
The City of Toronto retained Lapointe Consulting Inc. to conduct this study on evictions.  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.  
 
The study relied on a range of different research activities including:  a literature review; 
interviews with 24 individuals representing 20 different agencies; a telephone survey of 277 
tenants who were being evicted by their landlords; a survey of 101 individuals representing 
tenants who had been evicted (30 respondents who were in the original survey and 71 who were 
recruited from Housing Help Centres, drop-in centres and selected shelters); mail-out surveys of 
83 private landlords, non-profit landlords and housing co-operatives, and, finally, analysis of 
data obtained from the Ontario Rental Housing Tribunal on eviction applications and 
dispositions (i.e., results of the applications) in the City of Toronto. 
 
Two separate companion reports have been prepared for this study:  Analysis of Evictions in the 
City of Toronto under the Tenant Protection Act: The Non-Profit Housing Sector and Analysis of 
Evictions in the City of Toronto: The Co-operative Housing Sector. 
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2. STUDY FINDINGS 
 
Magnitude of the Eviction Problem 
 
Based on an analysis of application data obtained from the Ontario Rental Housing Tribunal, it is 
estimated that in 2002 there were 19,300 applications from landlords to evict tenants in the City 
of Toronto.  This figure represents a 10% increase in eviction applications in the City of Toronto 
from the 1998 annualized rate when the Tenant Protection Act was first introduced.  Most 
applications for evictions are for arrears and many landlords are using the Tribunal as a way of 
getting tenants to pay their rent. Arrears account for an estimated 85% of eviction applications. 
The majority of applications in the City of Toronto are from the private sector (77%) with 
approximately a quarter (23%) from social housing providers. 
 
A small proportion of eviction applications in the City of Toronto go to mediation – accounting 
for approximately a tenth of cases dealt with by the Tribunal.  Usually mediation results in a 
settlement and no eviction order.  Some mediated settlements do come back to the Tribunal when 
tenants are unable to meet the conditions of a settlement. 
 
Approximately 12,300 eviction orders were issued for tenants in the City of Toronto in 2002 – 
again primarily for arrears.  In 2002 over half (54%) of eviction orders in the City of Toronto 
were default orders issued in cases where tenants did not submit in writing their intention to 
dispute the order.   
 
From a survey of private landlords, it is estimated that two-thirds of eviction orders do not result 
in tenants being evicted, that is, they stay in their home, while a third are evicted.  Based on this 
rate of evictions, the number of tenant households who were evicted in 2002 in the City of 
Toronto is estimated to be 3,900 households representing 9,800 adults and children.  Better 
monitoring of eviction applications and orders would be necessary to be certain of these figures. 
 
In addition to tenants who leave as a result of formal evictions (i.e., application to the Tribunal), 
many tenants leave their housing after receiving a Notice of Termination. These Notices are 
routinely sent to tenants who are late in their rent.  Most of these Notices (80%) are resolved 
quickly; however, 8% of those who receive a Notice of Termination leave their housing with or 
without paying their rent.  The number of tenants who leave their housing due to a Notice of 
Termination but without their landlord having submitted an eviction application, may be greater 
than the number who leave after receiving an eviction order. 
 
A major difficulty in analyzing trends in evictions has been getting data from the Tribunal that is 
timely and easy to interpret.  The Tribunal does not track the substance of orders but rather the 
disposition – e.g., whether an order was issued by default, as a result of a hearing, number of 
mediations, etc. 
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A Profile of Tenants Subject to Eviction Applications and Who Are Evicted 
 
Generally tenants in the private market who face evictions pay rents that are similar to those in 
the overall private rental market for units of a similar size.  Most tenants facing evictions had 
lived in their housing for several years with the average length of residence being five years.  
The survey found that close to half (48%) of all tenant households facing evictions were either 
single parent or two-parent families with children; however, the largest category of tenants 
facing evictions were single person households.  The average household size was 2.5 persons.   
 
Tenants facing evictions tend to be younger and are concentrated in the 25-34 and 35-44 year age 
brackets.  More than half of tenants subject to an eviction application were Canadian-born 
although a large proportion (45%) were immigrants most of whom were longer-term residents of 
Canada. 
 
The majority of tenants facing an eviction were in the labour force although many of them were 
facing a short-term financial crisis.  Thirty-nine percent (39%) of tenants surveyed who were in 
arrears had job-related reasons for ending up in arrears, i.e., they had lost their job, had their 
hours cut back, were on temporary lay-off or had irregular pay cheques due to the nature of their 
job (e.g., self-employment, commission), or were changing jobs or starting out in the job market.  
Loss of a job was the single major contributing factor among the reasons people ended up in 
arrears.   Close to a fifth of tenants (17%) said that medical problems or expenses had resulted in 
their being in arrears; 7% cited family issues (family breakdown, illness in the family); 12% 
mentioned financial problems; and, 13% mentioned landlord/tenant issues. 
 
Tenants facing evictions had lower household incomes than the tenant population in the City as a 
whole.  The average household income for tenant households facing evictions was $29,900 – 
33% lower than the average household income of $44,370 for all tenant households in the City.  
Thirty-seven percent (37%) of tenants facing evictions were paying 50% or more of their income 
on rent compared to 21% in the general tenant population in the City of Toronto.  This high rent 
to income ratio to some extent reflects the employment situation of the tenant at the time of the 
interview. 
 
The post-eviction survey indicated that approximately half of households who were evicted were 
two-parent or single parent households with children.  But the largest category of households 
who were evicted were single person households.  Over half of the tenants who had been evicted 
were in the work force although there was a higher reliance on social assistance compared to the 
larger sample of tenants facing evictions.  Most of those interviewed in the post-eviction survey 
had never been evicted before. 
 
How Tenants Deal with Arrears and with Eviction Applications 
 
While the majority (52%) of tenants facing evictions had not been late paying their rent in the 
previous year or had only been late only or twice, 26% had been late three to four times, and 
22% had been late five or more times.  This suggests that many tenants do not understand how 
vulnerable they are to being evicted if they are often late paying their rent or that they have little 
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choice because of their low incomes.  The majority of tenants reported that they tried to work out 
an arrangement with their landlord to pay arrears over time. 
 
Sixty-two percent (62%) of tenants reported that they were going to dispute the eviction 
application.  Most tenants (84%) who were planning to dispute the application found out about 
the requirement to submit their intention in writing from the form provided by the landlord while 
close to half (49%) found out from the information sent to them by Centre for Equality Rights in 
Accommodation. 
 
When tenants received a Notice of Hearing, a fifth (20%) of tenants contacted the Tribunal for 
assistance; 13% contacted a community legal clinic, 11% contacted a friend; 9% contacted other 
community organizations; 9% contacted a paralegal or legal representation; and 7% contacted a 
family member.  However, the largest share of respondents did not contact anyone (41%).   
 
A similar pattern occurred when tenants were asked about the type of assistance they received.  
About a fifth (19%) of tenants received a loan from family or friends; 8% obtained money from 
other sources (e.g., their employer, increased work hours, social assistance); 3% got a loan from 
a bank or the City of Toronto’s Rent Bank, or obtained assistance from the City’s Shelter Fund; 
and 4% had someone help them with the eviction process.  However, the majority, representing 
64% of surveyed tenants, received no assistance at all.   
 
About half of tenants in the post-eviction survey had attended a hearing – although this level was 
higher among those in the follow-up sample (80%) compared to the other post-eviction sample 
(37%).  Those who did not attend the Hearing reported that they did not know about it or they 
did not see any point in attending it because they thought they would be evicted anyway. 
 
Most tenants who were evicted moved out voluntarily either after receiving an eviction order or 
after the landlord had applied for a hearing; however, in 15% of cases, they left when the order 
was enforced by the Sheriff and, in 3% of cases tenants reported being locked out by the 
landlord.  

 
Impacts of Eviction 
 
Most of those evicted moved into cheaper housing if they could find it.  While many tenants after 
the eviction were able to find similar sized housing as they had lived in before the eviction, a 
sizeable portion of tenants ended up sharing housing or moving into smaller units.  Most 
respondents in the follow-up eviction sample found their own housing right away; while 
respondents in the other post-eviction sample were more likely to have moved in with family or 
friends or into a shelter (a third of the post-eviction sample were recruited from emergency 
housing).  Those in the other post-eviction sample had lower incomes than those in the eviction 
follow-up sample, and ended up moving more frequently.   
 
It is not possible to estimate what proportion of those who are evicted end up in the shelter 
system based on the research in this study. 
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The vast majority of evicted tenants reported that the eviction process had had a very negative 
impact on their lives and that of other members of their family.  Stress was the single most often 
mentioned impact – emotional stress, anger, a sense of hopelessness and depression were often 
mentioned.  Sometimes the stress also led to physical problems. Most of the tenants who were 
evicted talked about the financial impact – the costs associated with the first and last month’s 
rent, the cost of moving, the cost of storing their things, the costs of getting hydro, etc.  And, 
because many tenants were also in a difficult financial situation to begin with, the additional 
financial burden was even harder to bear.  For some respondents, the emotional stress caused 
families to split up and for some to turn to drugs or alcohol if they had a prior problem with 
substance abuse.  A loss of dignity and self-respect was also mentioned by many tenants.  For 
tenants who had to live with family or friends, this situation often led to crowding and difficulty 
in their relationships with the people with whom they were sharing.  Children were negatively 
affected as they often had to move from their familiar environment leaving their school and 
friends behind, and, sometimes they had to live separately from one or both parents.  Some 
respondents said their children were very upset by the whole experience.   
 
Despite all of the negative experiences associated with the eviction, among evicted tenants who 
did find a place to live, more than half thought the quality of their housing had improved.  Often 
the relationship between themselves and their landlord had become very strained and they were 
pleased to be in new accommodation.   
 
The most recent ORHT data (for 2002) shows that the average amount of tenants’ arrears was 
$1,222 and the median was $961.  The amount of arrears has been increasing - probably as a 
result of higher rent levels.  Landlords reported that the average cost per eviction was $3,000 and 
that they were able to recover only a small proportion of the arrears owed to them.  
 
3. CONCLUSIONS  
 
The study findings indicate that it is time to consider making major changes to the Tenant 
Protection Act.  The major reason that landlords are applying for and obtaining eviction orders is 
to deal with arrears.  The process is complicated, very costly to all parties, including the public, 
and creates a great deal of stress for tenants.  Furthermore, in many cases landlords do not act 
upon the eviction order but use it primarily to get tenants to pay their arrears.  One of the easiest 
things to change would be to redesign the Notice of Termination so tenants do not misunderstand 
it. 
 
The short time within which tenants have to respond to an application means that many orders 
are issued by default.  As a result many tenants are not getting a chance to present their side of 
the problem before the Tribunal member or to participate in mediation.   
 
Landlords have a legitimate right to expect to be paid their rent on time; however, more 
resources should be directed to ensuring that tenants have access to and are aware of services that 
they could use to help them deal with arrears – the primary cause of evictions.  In a majority of 
cases, the situation faced by tenants who are being evicted is of a short-term nature primarily 
related to job loss and/or a temporary loss of income.  Tenants and landlords need to be better 
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educated on their rights and responsibilities including the importance of tenants paying their rent 
on time, and for a minority of landlords, the need to maintain their units in a good state of repair. 

 
The impact of evictions is quite severe for tenants and often causes a serious disruption to 
tenants– half of whom have children.  A multi-faceted strategy is needed to address evictions 
including better promotion of existing community resources that assist tenants, a system that 
helps landlords and tenants reach an agreement to resolve financial or other issues leading up to 
the eviction application, more temporary financial assistance to help tenants with their rent 
arrears; and policies and programs that address more systemic issues such as the adequacy of 
social assistance, employment training, and the provision of more affordable housing.  
 
4. RECOMMENDATIONS 
 
Based on the analysis in this study it is recommended that: 
 
1. Legislative Reform Respecting Evictions 
 

i. The Province be requested to work with the City of Toronto and community agencies 
serving tenants and landlords to redesign the Notice of Termination so that its intent is 
easily understood and it clearly indicates that tenants have an opportunity to remedy the 
situation prior to the termination date. 

 
ii. The City request the Province to consider other approaches for notifying tenants of late 

payments such as the design of a “softer” reminder notice for landlords to serve notice to 
tenants who are merely late in their rent payment but do not have a poor payment record. 
 

iii. The City request the Province to consult with community agencies serving landlords and 
tenants to develop alternatives to using the formal eviction process to deal with arrears, 
by giving consideration to a two-step process that would first involve informal mediation 
and then a formal eviction process if mediation has failed. 

 
iv. The City request the Ontario Rental Housing Tribunal to mail the notice of a hearing and 

eviction application to affected tenants rather than requiring the landlord to deliver it as 
under the present legislation. 

 
v. The City request the Province to minimize the opportunity for a default eviction order by 

removing the requirement for tenants to submit a written dispute in order to have a 
hearing. 
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2. Approaches to Preventing Evictions  
 

Public Education and Outreach Program to Prevent Evictions  
vi. The Province provide funding for the City to develop, in consultation with community 

agencies serving tenants and landlords, a public education and outreach program relating to 
the landlord-tenant legislation, including information on: 
• The importance of paying rent on time; 
• The time lines involved in evictions; 
• Rights and responsibilities regarding maintenance and other property matters; 
• When landlords can enter units and who can change the locks; 
• Services and supports that are available to assist tenants who have difficulty paying their 

rent.  
 

Monitoring of Evictions  
vii. Staff of the City of Toronto meet with staff of the Ontario Rental Housing Tribunal to 

develop a practical, effective and timely reporting system for providing the City with 
eviction applications and dispositions which would enable analysis of eviction trends.  As 
part of the disposition data, the Tribunal explore, in consultation with landlord 
organizations, the outcomes of evictions applications and orders.  Data on evictions trends 
is essential for developing City policies and programs to prevent evictions and address the 
impacts of evictions.   

 
Support for Eviction Prevention  
viii. The City request the Tribunal to work with City staff to develop and implement 

approaches to assist tenants at risk of evictions including: 
(a) Providing information to tenants about community support agencies, such as housing 

help services, rent bank and other eviction prevention support; and 
(b) Mailing an information package developed by the Centre for Equality Rights in 

Accommodation to Toronto tenants subject to eviction applications, along with the notice 
of hearing and eviction application. 

 
3. Assistance for Tenants Facing Evictions 
 

ix. The City explore a range of prevention initiatives both within the City and in other 
jurisdictions which help tenants avoid evictions, particularly evictions due to arrears. 

x. The City explore the feasibility of expanding the current City-funded Rent Bank Program to 
include a broader spectrum of tenant households, not just households with children, as a 
result of the recent announcement of the creation of a Provincial Rent Bank Program. 

xi. The City request the Province to increase the shelter component of social assistance 
benefits to reflect prevailing market rents so that tenants on social assistance and living in 
private market housing or market rent units in non-profit housing, can afford their rent.  

xii. The City request the Province to develop and implement a housing allowance program to 
help tenants in lower paid jobs and who are at risk of evictions due to arrears, to pay their 
rent. 

xiii. The City request the Province to provide funding to match existing federal funding for 
the creation of a permanent supply of affordable housing. 
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1 INTRODUCTION 
 
 
1.1 BACKGROUND 
 
The City of Toronto Mayor’s Homelessness Action Task Force identified preventing evictions as 
one of several strategies for reducing homelessness.  Since the introduction of the Tenant 
Protection Act (TPA) in June, 1998 there has been growing concern by City Council, community 
agencies and tenant advocates regarding the rate of eviction applications to the Ontario Rental 
Housing Tribunal (“the Tribunal”) and the number of eviction orders that are being issued.  To 
date there has been little systematic analysis of data available from the Ontario Rental Housing 
Tribunal on general eviction trends.  
 
The City of Toronto has 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. 
 
At the end of the summer of 2002, the City of Toronto retained Lapointe Consulting Inc. to 
conduct this study on evictions.  Linda Lapointe and Sylvia Novac worked with other 
researchers, including Marion Steele, Professor of Economics at the University of Guelph, and, 
Liz Yorke, to conduct the major study activities.   
 
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).  
 
1.2 STUDY PURPOSE AND OBJECTIVES 
 
The purpose of the project was to conduct a comprehensive study of evictions in the City of 
Toronto and their impacts on tenants as well as landlords over the last ten years and to provide 
specific recommendations that could reduce evictions and reduce their negative impacts.   
 
Specific objectives of the study included: 
 
i. To determine the extent of and trends in evictions in rental housing in Toronto, including 

situations where tenants vacate their rental units after receiving a notice of termination of a 
tenancy prior to a formal eviction notice; 

ii. To analyze the impact of the TPA on eviction rates, types of evictions and affordable housing 
stock in Toronto;  

iii. To determine the impacts of evictions on those who leave their housing including its effect 
on their daily lives and their housing situation. 
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The Terms of Reference identified detailed research questions such as how many applications for 
evictions were made over time and for what reasons; the characteristics of tenants facing 
evictions; how many tenants disputed the application; the number of tenants who were evicted as 
a result of a default order; the total number of tenants evicted and the impact of the eviction on 
tenants’ lives and the lives of the rest of their household.   
 
In addition to this report on evictions in the City of Toronto in the overall rental market, there are 
two companion documents:  Analysis of Evictions in the City of Toronto under the Tenant 
Protection Act: The Non-Profit Housing Sector and Analysis of Evictions in the City of Toronto: 
The Co-operative Housing Sector. 
 
1.3 STUDY METHODOLOGY 
 
The study relied on a range of different research activities including: 
 

• A literature review (refer to bibliography at the end of the report); 
• Interviews with 24 individuals representing 20 different agencies (see Appendix A for a 

list of key informants); 
• A telephone survey of 277 tenants who were being evicted by their landlords (see 

Appendix B for a discussion of the survey methodology); 
• A survey of 101 tenants using both telephone and personal interviews with tenants after 

they had been evicted; 
• A mail-out survey of a total of 83 private, non-profit and co-operative landlords; 
• Analysis of data obtained from the Ontario Rental Housing Tribunal on eviction 

applications and dispositions (i.e., results of the applications); and, 
• Analysis of data obtained from the Toronto Community Housing Corporation. 

 
 
1.4 AN OVERVIEW OF THE RENTAL HOUSING MARKET IN TORONTO 

1.4.1 One in Two Households in Toronto Rent Their Housing 
 
There are close to half a million tenant households in the City of Toronto representing just under 
half of all households in the City.  According to the 2001 Census there were 464,530 tenant 
households accounting for 49% of the City’s 943,080 households. 1   
 
Tenants live in a variety of types of housing including high-rise apartments, low-rise apartment 
buildings, apartments in houses (accessory apartments), rooms and flats.  

                                                
1 Statistics Canada, 2001 Census.  These figures only apply to “private households”.  Tenants living in flats or rooms 
are excluded from “private households” because they do not have a separate entrance. 
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Chart 1:  Rents in the City of Toronto, 1993 and 2003
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1.4.2 Purpose Built and Secondary Rental Market 
 
Rental housing is sometimes divided into “purpose-built” rental housing, that is housing that was 
built for the purpose of renting and is, therefore, more permanent, and the secondary rental 
market, which is less so.  The secondary rental market consists of other housing such as 
accessory apartments or rental condominiums which are created and withdrawn from the rental 
market depending upon the needs of the owner or investor and the prevailing rental market 
conditions.  The City of Toronto’s 2003 Report Card on Housing and Homelessness estimates 
that 75% of the City’s rental units are “purpose-built” rental dwellings and 25% are in the 
secondary rental market.   
 
Rented condominiums account for 5% of all rental units and are usually at the higher end of the 
rent scale and more prevalent in newer condominiums.  It is estimated that the remaining 20% of 
the secondary rental market units are provided through a variety of forms including: single 
detached and semi-detached houses, duplexes, apartments in houses, apartments above stores and 
rented row condominiums. 2 
 
Private sector rental units account for 79% of rental units in the City of Toronto while social 
housing accounts for an estimated 21%.  For rental housing subject to the Tenant Protection Act 
(excluding co-operative housing), approximately 18% are non-profit housing units and 82% are 
private rental units. (See Table E1 in Appendix E.)   

1.4.3 Rents and Housing Affordability 
 
Rents in Toronto have been increasing 
at a much faster rate than the Ontario 
Consumer Price Index as a result of 
vacancy decontrol and above guideline 
increases among other factors.  Rents 
for one- and two-bedroom apartments 
in the City of Toronto have risen by 
almost twice the level of inflation.  For 
example, over the past decade between 
1993 and 2003 the average rent for a 
two-bedroom apartment in Toronto 
rose by 42% and the average rent for a 
one-bedroom rent rose by 36% while 
the overall rate of inflation rose by 
22%.3        Source:  CMHC Rental Market Surveys 

                                                
2 Data provided by the City of Toronto Planning Department, and referenced in the Toronto Report Card on Housing 
and Homelessness, 2003 , page, 21. 
3 Derived from changes in Statistics Canada’s Cost of Living Index for Ontario which includes all goods including 
housing. 
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As a result of rising rents in Toronto, the supply of units renting at more affordable rents has 
been decreasing.  For example, in 1996, sixty-five percent (65%) of private rental units were 
renting for under $800 per month while in 2002, only 20% of units were available at this rent 
level.4  While higher rents affect all tenants, for lower income households the higher rent levels 
can have serious consequences - either they cannot enter the rental market, they end up renting 
inadequate housing (in poor condition), they end up renting unsuitable housing (not large enough 
for their household), or, they may have increasing difficulty keeping up with their rental 
payments and paying for other essential items. 
 
There is some evidence that rent increases may have peaked due to increasing vacancy rates.  
The higher vacancy rates in Toronto are due to a combination of factors including higher rental 
rates, the more favourable climate for homeownership and some decline in the number of new 
immigrants in recent years.  Tenants who can afford ownership housing are leaving the rental 
market and purchasing condominiums in the City or ground-oriented homes outside of the City 
while others who cannot afford the higher rents either seek lower cost housing or are doubling 
up. 
 
While the most recent data from the Census shows that tenants are starting to enjoy some 
improvement in their incomes following a significant decline in incomes during the first half of 
the 1990’s, nevertheless, many tenants are still being left behind.  Tenants who are having the 
greatest difficulty in Toronto’s high priced rental market are in low wage jobs, are under- or 
unemployed, are on some form of social benefits (cut by 21.6% in 1995 by the former Provincial 
government), or are on fixed incomes such as pensions. 
 
Housing affordability continues to be a major problem in Toronto with 43% of tenants paying 
more than 30% of their income on rent and just over a fifth of tenants (21%) paying 50% or more 
of their income on rent.  This means that one in five tenants is at risk of losing his or her 
home.5 
 
As this study will show, a crisis in a tenant’s life such as a loss of employment or major illness 
can quickly result in a tenant household going into arrears and possibly ending up facing an 
eviction notice.  
 
 
1.5 ASSISTANCE AVAILABLE TO TENANTS BEING EVICTED 
 
This section provides an overview of agencies that assist tenants who are having difficulty with 
their landlord particularly those related to evictions.  Such assistance includes basic information 
about the eviction process, referrals, legal advice, financial assistance and advocacy services.  
There is a wide network of non-profit and City agencies that supports tenants with  information 
about their rights and responsibilities relating to landlord and tenant matters and provide tenants 
with assistance when they are facing  evictions.  However, our discussions with a number of 

                                                
4 City of Toronto, The Toronto Report Card on Housing and Homelessness, 2003, page 9 
5 This data was obtained from the Ontario Non-Profit Housing Association through a custom tabulation from 
Statistics Canada, 2001. 
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agencies have indicated that many of them are under-resourced and their staff resources are very 
stretched.  Furthermore, as we shall see, many tenants may not be aware of services that are 
available in the community to help them deal with evictions.  Assessing the adequacy of these 
services was beyond the scope of this study. 
 
Agencies and services that assist tenants include: 
 

• Community Legal Clinics and Tenant Duty Counsel 
• The Early Intervention Program Operated by the Centre for Equality Rights in 

Accommodation  
• Housing Help Centres 
• The Federation of Metro Tenants’ Associations Tenant Hot Line 
• The City of Toronto’s Social Services: Shelter Fund and Community Start-up Benefit 
• Other Social Services Initiatives 
• The City of Toronto Rent Bank. 

 
In addition, the Ontario Rental Housing Tribunal provides information to tenants on the eviction 
process – although its assistance is limited because of its role as an independent adjudicator. 
 
Community Legal Clinics and Tenant Duty Counsel 
Sixteen general service community legal clinics funded through the Provincial legal aid program 
are distributed across the City.  In addition, tenant duty counsels are located at each of the three 
Tribunal offices in Toronto who can provide basic legal advice and limited representation to 
tenants at the Tribunal on the date of the hearing.   
 
The Early Intervention Program Operated by the Centre for Equality Rights in Accommodation 
(CERA) 
CERA initiated the City-funded Early Intervention Program in 1999 to ensure that tenants 
received an early warning that their landlord has applied to evict them.  Acting in concert with its 
partner agencies across the City, information packages were sent to tenants whose landlords had 
applied for an eviction. Housing partner agencies included:  North York Housing Help, West 
Toronto Community Legal Services, Scarborough Housing Help Centre, East York Housing 
Help Centre, East York Flemingdon Housing Help Centre, Etobicoke Housing Help Centre, 
Woodgreen InfoLink, Lakeshore Area Multi-Service Project (LAMP) and Parkdale Community 
Legal Services.   
 
CERA’s information package advised tenants that their landlord had applied for an eviction and 
that they had to reply in writing within 5 days of receiving a notice of an eviction application if 
they wished to dispute the eviction.  The package also provided them with a list of actions to take 
as well as where to get help.  It also contained a brochure prepared by CLEO (Community Legal 
Education Ontario) on the eviction process.  The program relied on the Ontario Rental Housing 
Tribunal sending CERA a weekly list of tenants for whom the landlord had applied for an 
eviction.  As a result of the ruling by the Ontario Privacy Commissioner on privacy issues, the 
ORHT decided to stop providing lists with tenants’ names to CERA and the Early Intervention 
Program was put on hold in March, 2003.  CERA has filed an appeal for the data to be reinstated 
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and is waiting for a response to the appeal.  CERA continues to do public education on the 
eviction process and to provide individual support to tenants facing evictions. 
 
Housing Help Centres 
A system of Housing Help Centres has been established across the City to provide help to tenants 
with a variety of issues.  Staff provide information on landlord and tenant matters, advocate on 
behalf of tenants with their landlords and assist tenants find affordable housing.  Most of the 
Housing Help Centres are involved in providing assistance under the City’s Rent Bank program.  
Housing Centres in Toronto include: Etobicoke Housing Help Centre (North Office); Etobicoke 
Housing Help Centre (South Office); North York Housing Program; York Housing Help Centre; 
St. Stephen’s Community House, Flemingdon Neighbourhood Services; Scarborough Housing 
Help Centre, WoodGreen’s Info. Link Housing Help and Information Centre, West Toronto 
Community Legal Services and East York Housing Outreach Program.  For a full list of the 
Housing Help Centres and their location and languages spoken see Appendix C. 
 
The Federation of Metro Tenants’ Associations Hot Line 
The Federation of Metro Tenants’ Association operates a hot line that tenants can phone to get 
information about their rights and responsibilities under the Tenant Protection Act.  The hot line 
will also provide tenants with referrals to the appropriate community legal clinic or other 
agencies. 
 
City of Toronto Social Services:   Shelter Fund and Community Start Up Benefit 
The City of Toronto reinvests municipal savings received from the National Child Benefit 
Supplement ( NCBS ) to deliver the Toronto Social Services Shelter Fund.  The Shelter Fund 
assists families with dependent children who are in receipt of social assistance to stabilize their 
housing situations, including providing assistance with arrears. 
 
Toronto Social Services also administers the Community Start Up Benefit (CSUB), which is a 
mandatory benefit under the Ontario Works legislation.  The CSUB has specific eligibility 
criteria and is intended to assist singles, couples without children, and families on social 
assistance with housing start up costs, such as moving, furnishings, last months rent, and fuel and 
hydro deposits. 
 
Other Social Services Initiatives 
The Social Services Division tries to reduce barriers for clients in obtaining housing and provides 
support so they can meet their housing needs.  For example, the “pay direct policy” enables 
Social Services to pay the shelter component of social assistance directly to the landlord.  This 
support can be used not only to get new housing but also to assist in avoiding eviction.   
 
Each Social Services office has shelter liaison workers who do outreach with established 
agencies to make sure they are aware of what is available and to provide linkages between 
agencies and the social service system.   
 
City of Toronto Rent Bank 
The City of Toronto funds this program that is administered through a central agency (the 
Neighbourhood Information Post) and its Housing Help Centre partners across the City.  Under 
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this program, qualifying tenants are provided with a loan to pay back their arrears and avoid 
eviction.  The loans are only issued to families with children who are not in receipt of social 
assistance (because those families are eligible for the City’s Shelter Fund). 
 
The Ontario Rental Housing Tribunal 
While primarily an adjudicative body, one of the mandates of the Ontario Rental Housing 
Tribunal is to educate landlords and tenants about their rights and obligations under the Tenant 
Protection Act, including matters relating to evictions. See Section 2.2 for a description of the 
information services that the Tribunal provides regarding evictions and other TPA matters.  
ORHT operates three Toronto area offices. 
 
 
1.6 REPORT ORGANIZATION 
 
Chapter 1 Introduction 

 
Chapter 2 A Primer on the Evictions and the Eviction Process   

-describes the eviction process under the Tenant Protection Act  
 

Chapter 3 An Analysis of the Level and Type of Eviction Applications, Orders and 
“Evictions” 
-analyzes trends in Notices of Termination, Eviction Applications, Orders and 
“actual” evictions where tenants vacate their housing 
 

Chapter 4 A Profile of Tenants Facing Evictions  
-describes the profiles of tenants whose landlords have applied for an eviction 
 

Chapter 5 Reasons for Eviction Applications and Tenants’ Responses 
-describes causes of evictions and how tenants respond to notices and applications 
 

Chapter 6 Post-Eviction Survey  
-provides a profile of tenants who are evicted and the impact evictions have on 
their lives  
 

Chapter 7 Impacts of Arrears and Evictions on Landlords and Views on the Eviction Process  
-costs of evictions to landlords and views on the process 
 

Chapter 8 Summary of Findings, Conclusions and Recommendations 
-provides a summary of the study findings, conclusions and recommendations for 
reducing evictions. 
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2 A PRIMER ON EVICTIONS AND THE EVICTION PROCESS 
 
2.1 DEFINING EVICTIONS 
 
As we discovered during the course of this study, individuals who deal with housing and 
landlord and tenant matters use the term “eviction” in different ways.  Some people refer to an 
eviction taking place only when the Sheriff comes and changes the locks on a tenant’s door.  
Other people consider an eviction to have taken place once the Tribunal has issued an Eviction 
Order.  However, often tenants do not leave their housing despite an eviction order because they 
have reached a settlement with their landlord. 
 
Part of the reason for some of this confusion is that an “eviction” is actually a legal process that 
takes place over a period of time.  In reality, an eviction can take place at various points along 
the process.  In this report, the term “eviction” is used to refer to a situation where a tenant leaves 
his or her home either after a Notice of Termination is received from the landlord or after the 
landlord has commenced an eviction application with the Tribunal.  We do not include in our 
discussion of evictions, those situations where tenants leave voluntarily because they have 
decided that the rent is too high for them – often referred to as “economic evictions”.   
 
Evictions can occur for a variety of reasons; however, rental arrears are the main cause of 
evictions.  The reasons that evictions are permitted under the Tenant Protection Act are 
summarized below in Section 2.2 3. 
 
The eviction process itself is very complex.  It involves a multitude of forms (depending upon 
the reason for the eviction), different steps that can occur and various deadlines that apply 
regarding when certain interventions can be made.  Agencies assisting tenants who face evictions 
work under very tight time constraints and are under considerable pressure to provide assistance 
and support within these limited time frames.  
 
 
2.2 EVICTIONS UNDER THE TENANT PROTECTION ACT  
 

2.2.1 Overview of the TPA 
 
The Tenant Protection Act (TPA) was proclaimed on June 17, 1998.  When the TPA became 
effective, the government repealed Part IV of the Landlord and Tenant Act, the Rent Control Act, 
1992 as well as the Rental Housing Protection Act. 
 
The TPA covers most landlords and tenants in residential units including the private and non-
profit housing sectors.  While not all sections of the Act apply to non-profit housing, most of the 
provisions regarding terminating tenancies and evictions do.  New rental buildings are not 
covered by the Act nor are non-profit residential co-operatives which are governed by the 
provisions of the Co-operative Corporations Act, 1992. 
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An important feature of the TPA is “vacancy decontrol”.  This means that once a unit is vacated, 
the rent on the unit is “decontrolled” and the rent for the unit is then negotiated between the new 
tenant and the landlord, including what will be covered by the rent.  Once a tenant moves in, 
however, the rent is once again subject to rent controls starting at the new rent that has been 
agreed to.  During the early days of the TPA, the ability to raise rents in vacated units provided a 
strong financial incentive for landlords of units below market rents to seek evictions.  However, 
with the generally higher rent levels in most buildings and the current soft market conditions, 
there is now a financial incentive for landlords to retain tenants. 
 
The TPA covers a range of areas including: 

• Rents and rent increases;  
• Rent deposits; 
• Rent reductions; 
• Landlord and tenant obligations with regards to maintenance; 
• Privacy, and,  
• Terminating a tenancy.   

 
There continues to be a considerable amount of misunderstanding by tenants and some landlords 
around the Tenant Protection Act and landlord and tenant responsibilities.  This 
misunderstanding can itself result in disputes between tenants and landlords which often lead to 
arrears and ultimately, evictions or tenants leaving their unit.  
 
While the focus of our report is on evictions by a landlord, it is useful to briefly discuss a 
tenant’s responsibility with regards to terminating a tenancy.  Disagreements regarding whether 
or not a tenant has given proper notice can lead to an application to the Tribunal for an eviction 
and payment of arrears.  A tenant is supposed to tell their landlord 60 days in advance in writing 
if they plan to move out by giving a “Tenants’ Notice to Terminate” the tenancy (28 days if the 
tenant is renting on a daily or weekly basis).  Other areas covered by the TPA are provided on 
page 15. 
 

2.2.2 The Role of the Ontario Rental Housing Tribunal 
 
Disputes between tenants and landlords are resolved by the Ontario Rental Housing Tribunal, a 
quasi-judicial tribunal.  In general, the role or mandate of the Tribunal is to6: 
 

• Resolve disputes between landlords and tenants through either mediation or adjudication  
• Regulate rent increases in most residential rental dwellings, and  
• Educate landlords and tenants about the rights and obligations each has under the Tenant 

Protection Act. 
 
Disputes can be resolved either by negotiation, mediation or adjudication.  In negotiation, the 
parties resolve the dispute between themselves.  In mediation, a Tribunal mediator will try to 
resolve differences between a landlord and a tenant and reach an agreement with which they are 

                                                
6 This description appears in the Tribunal’s web site found at www.orht.gov.on.ca 
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both satisfied.  Otherwise, disputes go to a hearing in which a Tribunal member hears the 
evidence and submissions and makes a decision.   
 
One of the functions of the Tribunal is to provide information to tenants and landlords about the 
TPA, including arrears.  Tenants and landlords can obtain information, but not advice, about the 
eviction process, by calling the Tribunal’s Telephone Information Centre; going in person to one 
of the three offices in Toronto and speaking to a staff person or picking up a brochure on 
evictions and other TPA matters; or finally, going to the Tribunal’s web site. 
 

2.2.3 Reasons for Terminating a Tenancy 
 
Sometimes the eviction may result from the behaviour of the tenant (including non-payment of 
rent), other occupants or guests while, in other cases, tenants may be evicted because of other 
circumstances relating to the ownership or disposition of the property.  The second set of reasons 
is referred to as “no fault” evictions.  
 
There are seven different causes that may lead a tenant to being evicted including: 
 

 Not paying the rent in full; 
 Often paying the rent late; 
 Illegal activity; 
 Affecting the safety of others; 
 Disturbing the enjoyment of other tenants or the landlord; 
 Allowing too many people to live in the rental unit; and, 
 Misrepresentation of income in subsidized housing. 

 
No fault reasons include: 

 The landlord wants the unit as their own residence or for their spouse or same-sex 
partner, or a child or parent of one of them; 

 The landlord has agreed to sell the property to someone who wants all or part of 
the property for their own residence, or that of their spouse or same-sex partner, 
or a child or partner of one of them; 

 The landlord plans major repairs or renovations that require a building permit and 
vacant possession; and,  

 The landlord plans to demolish the rental property. 
 

2.2.4 Steps in the Eviction Process  
 
Steps in an eviction process involving arrears are outlined below.  Different notices of 
termination are used to deal with different issues and the timing also varies as do tenant 
remedies.  For the purposes of brevity, the focus in this section is on arrears only.  The following 
describes nine potential steps in the eviction process (focusing on arrears).  Not all steps need to 
occur and the process can stop at any point in time if the tenant pays arrears plus other costs 
owing, the case is withdrawn, the tenant vacates the unit or some type of settlement is reached.   
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1. Giving Notice of Termination 
2. Applying to the Tribunal and Giving Notice of a Hearing to the Tenant 
3. Disputing the Application 
4. Applying for Set Aside Motions 
5. Negotiation and/or Mediation  
6. Attending the Hearing  
7. Issuing an Order After a Hearing 
8. Voiding the Order 
9. Enforcement by the Sheriff 

 
These steps are described in more detail below. 
 

 
STEP 1: 

 
GIVING NOTICE OF TERMINATION  
 

 
A landlord can give a tenant a Notice of Termination (N4 in the case of an arrears) as soon as the 
rent is late.  If partial payment is made, the landlord can still take steps to collect the balance of 
the rent including terminating the tenancy.  The Notice provides a termination date which cannot 
be earlier than fourteen (14) days after the rent is due (seven (7) days for a weekly or daily 
rental).  The tenant may “void the notice” and stay in their unit by paying the full rent owed, plus 
any new rent due before the landlord commences an application.  It should be noted that the 
Notice of Termination is often given routinely to tenants who are in arrears and the landlord’s 
intent at this point is usually to collect the arrears and not to evict the tenant. 
 
 
STEP 2: 

 
APPLYING TO THE TRIBUNAL AND GIVING NOTICE OF A HEARING TO THE 
TENANT 
 

 
If the tenant does not pay their rent by the termination date in the Notice of Termination, the 
landlord may then decide to apply to the Tribunal for arrears and/or an eviction.  The landlord 
has to pay a $150 application fee to the Tribunal and complete an Application to Terminate a 
Tenancy for Nonpayment of Rent and/or Collection of Arrears of Rent (Form L1).  The landlord 
can add in compensation for each day that the tenant remains in the rental unit without paying 
after the termination date set out in the Notice.  The landlord has to indicate on the application 
whether he or she is applying for an order for arrears or for both arrears and termination of 
tenancy.  In cases where the landlord is seeking termination of a tenancy, the landlord needs to 
submit with the application to the Tribunal a copy of the Notice to Terminate a Tenancy and a 
Certificate of Service showing how and when the notice was given to the tenant.7 

                                                
7 There are various ways that the Application can be served – handed to the tenant or to an adult in the home, left in 
the tenant’s mailbox or where the mail is ordinarily delivered, placed under the door of the rental unit or though a 

 
POTENTIAL STEPS IN AN EVICTION PROCESS: 
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Once the application is received, the Tribunal schedules a hearing and gives the landlord a 
Notice of Hearing.  This can be done right away in person or by mail which takes a few days.  
 
The landlord must give the tenant a copy of the Application to Terminate a Tenancy and a copy 
of the Notice of Hearing as well as a blank Dispute Form at least 5 calendar days prior to the 
Hearing.   
 
 
STEP 3: 

 
DISPUTING THE APPLICATION 
 

 
If a tenant wishes to oppose the eviction, he or she must file a written dispute stating their 
intention to dispute the eviction.  This form must be submitted to the Tribunal within five (5) 
calendar days of the tenant being given a copy of the Application to Terminate a Tenancy and a 
Notice of Hearing.  If the tenant does not file a written dispute with the OHRT and the landlord 
has filed a Certificate of Service, the Tribunal may issue a Default Order in which case no 
hearing will be held. 
 
 
STEP 4: 

 
APPLYING FOR SET ASIDE MOTIONS  
 

 
Tenants may ask the Tribunal to set aside the default order.  The tenant must file a Motion to Set 
Aside a Default Order in writing within ten (10) days after the date the order is issued.  The order 
may be set aside if the Tribunal is satisfied that the tenant was not reasonably able to participate 
in the proceedings.  If the Motion to Set Aside is successful, then the application will go to a 
Hearing.  A Motion to Set Aside cannot be made if an order was issued after a hearing, whether 
or not the tenant attended the hearing. 
 
 
STEP 5: 

 
NEGOTIATION AND/OR MEDIATION 
 

 
Sometimes tenants and landlords negotiate on their own without mediators.  In this case, the 
parties may still go to the Hearing but obtain a Consent Order, that is, an order to which they 
both agree. 
 
Mediation services are available for parties appearing at the Tribunal.  However, if a tenant has 
not disputed the eviction application, then mediation services cannot be accessed by the parties.   
If the parties are able to resolve their dispute by mediation, a written settlement is signed by both 
parties.  Parties may, and often do, agree to include in the settlement a clause allowing the 
landlord to return to the ORHT for an order terminating the tenancy on breach of certain 

                                                                                                                                                       
mail slot in the door, sent by fax to the tenant’s residence or place of business, sent by courier (one (1) calendar day 
for delivery is allowed), or finally, sent by mail (allow five (5) calendar days for delivery). 
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provisions of the settlement.  This is a confidential settlement and is not made part of the 
Tribunal file.  If the matter is successfully mediated, no hearing is held. 
 
 
STEP 6: 

 
ATTENDING THE HEARING  
 

 
As a general rule, a hearing date is only scheduled when the tenant files a written form with the 
Tribunal stating their intent to dispute the eviction (as noted above, the majority of tenants do not 
file a written dispute with the Tribunal).  At the hearing, the Tribunal adjudicator hears the 
evidence and arguments on both sides and decides whether or not to make an order for arrears 
and/or terminate the tenancy.  The adjudicator can refuse to terminate even if he or she finds 
arrears are owing.  The Tribunal member’s order may have terms and conditions included in it, 
e.g. that a tenant can stay only if they make payments on certain dates. 
 
 
STEP 7 
 

 
ISSUING AN ORDER AFTER A HEARING  

If the Tribunal Member decides to support the landlord’s application, then an Order is prepared 
by the Ontario Rental Housing Tribunal and sent to the parties within a few days of the hearing 
date together with the reasons for the decision.  The order will indicate the effective date, which 
is the day after which the landlord can enforce the order.   
  
 
STEP 8 

 
VOIDING THE ORDER 
 

A tenant can void an eviction order (either a default order or one issued after a hearing) before it 
becomes enforceable by paying the rent in arrears and any other amounts owing to the landlord.  
The rent arrears and any other amounts owing can be paid directly to the landlord or the 
Tribunal. 
 
 
STEP 9: 

 
ENFORCEMENT BY THE SHERIFF 
 

In cases where tenants do not move before the eviction date in the order, the order can be 
enforced after the “effective date”.  The landlord is required to file with the Sheriff of the Ontario 
Court (General Division) and pay additional fees ($75 filing fee and $240 enforcement fee).  
 
The Sheriff will give the landlord the next available vacate date based on the enforcement date 
on the order and the volume of activity.  The Sheriff’s office gives 10 days notice if it is mailed 
and 5 days when it is hand delivered (this is not a requirement by law but is done as a courtesy). 
 
Locks can only be changed in the presence of the Sheriff who oversee the changing of the locks 
and make the tenant leave.  Only the Sheriff’s Office can force a tenant to move.  Tenants have 
48 hours after an eviction to get their property out of the apartment. 
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2.2.5 Three Major Differences between the Tenant Protection Act (TPA) and the 
Landlord and Tenant Act (LTA) That Affect Evictions 

 
There are three major differences between the Tenant Protection Act and the former Landlord 
and Tenant Act which affect the rate of evictions: 
 
Need to Provide Written Intention to Dispute 
 
Tenants now have to give written notice that they plan to dispute their eviction.  Under the 
Landlord and Tenant Act they did not have to give written notice but only had to appear at the 
local registrar who set the date for the hearing before a judge. If they did not appear, a Writ of 
Possession would likely be granted to the landlord. 
 
Shorter Time Frame 
 
Not only do tenants have to provide their written intention to dispute, but they also only have 
five (5) calendar days in which to make such a submission; otherwise, a Default Order will be 
issued.  This may be a major problem if the tenant happens to be away, does not realize until it is 
too late that they have to submit a written intention to dispute, has language problems or has 
other pressing issues with which they are dealing.  Although there was a short statutory dispute 
period under the LTA, the actual dispute period was considerably longer due to administrative 
delays in the system. 
 
Mediation 
 
Under the TPA, there is greater emphasis on mediation between the two parties.  Such services 
are offered to the parties when they arrive at the Tribunal offices.  While this study did not 
involve a thorough review of the effectiveness of mediation, our analysis of Tribunal data shows 
that for those cases that went to mediation, a very high proportion of mediations resulted in 
mediated settlements.  However, only a small proportion of cases end up in mediation and the 
majority of cases are either settled as a result of a default order or a Hearing.  Statistics regarding 
dispute rates and mediation are discussed in further detail in Section 3.4.2. 
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OTHER SELECTED  AREAS COVERED BY THE TPA 
 

• Guideline Rent Increases 
o these are established by the Province on an annual basis and permit the landlord to 

increase rents without making an application to the Tribunal; if proper notice is 
given to the tenant 

• Rent Deposits  
o Landlords can collect a deposit from a tenant equal to the last month’s rent (or a 

week’s rent for those paying weekly or daily). 
o The deposit can only be used as the rent payment for the last month’s rent not for 

cleaning or repairing the unit.  
o Tenants are entitled to receive annual interest payments 

• Rent Reductions 
o Tenants can apply to the Tribunal to have their rent reduced: 

•  if the landlord reduced or removed a service to the tenant without reducing 
the rent; 

• if there were illegal charges or rent deposits; 
• if the landlord failed to properly maintain a rental unit or buildings; 

o Tenants are entitled to automatic rent reductions when property taxes are reduced. 
• Above Guideline Increases (AGI’s) 

o Landlords are able to apply for rent increases above the annual guideline if: 
• They incur costs due to major renovations or repairs; 
• The landlord’s operating costs have increased significantly; 
• The landlord has installed security services. 

• .Landlord and Tenant Obligations with Regards to Maintenance 
o The landlord is responsible for keeping the rental property in a good state of repair, 

fit for habitation, and complying with all municipal by-laws regarding health, safety 
and maintenance standards.   

o Tenants are responsible for keeping their unit clean and may be responsible for any 
damage to the property caused by the tenant or any guest, but not for regular wear 
and tear. 

o A tenant should not hold back rent if they feel maintenance is inadequate; otherwise, 
they may face an eviction for arrears.  Tenants can apply to the Tribunal for an 
abatement of rent if their landlord has not met their maintenance or repair duties.  

• Privacy 
o Landlords cannot enter a unit without written notice unless there is an emergency or 

tenants allow the landlord in; or a Notice of Termination has been given by the 
landlord or tenant.   

o A landlord can enter the unit with 24 hours notice to make repairs or to do work on 
the unit or to allow a potential purchaser, insurer or lender to view the unit; or to 
allow an inspection. 

 

 

2.2.6 Other Selected Areas Covered by the TPA 
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3 AN ANALYSIS OF THE LEVEL AND TYPE OF EVICTION 
APPLICATIONS, ORDERS AND “EVICTIONS” 

 
3.1 INTRODUCTION 
 
This section of the report examines the level of activity at various stages of the eviction process 
(notice of termination, eviction application, hearing, etc.) and the results of such activities 
including eviction orders issued and persons being evicted (i.e., moving out).  The study was 
originally going to compare eviction applications under the TPA and the former LTA; however, 
the data was not strictly comparable.  Application data for the LTA was maintained by the 
Ministry of the Attorney General; however, it encompassed all applications from tenants and 
landlords under the Landlord and Tenant Act and included other applications as well (e.g., 
mortgage foreclosures for ownership properties and commercial properties).  Differences in the 
application process also made it difficult to compare the data. 
 

3.1.1 SOURCES OF DATA 
 
In order to conduct this analysis we relied mainly on two sources of information including: 

• A survey of members of the Greater Toronto Apartment Association, and,  
• An analysis of application and disposition data (how the case was resolved) from the 

ORHT.   

3.1.1.1 Survey of Private Landlords 
 
In May, 2003 the Greater Toronto Apartment Association (GTAA) agreed to mail out a survey 
on behalf of the City to its members regarding the occurrence of arrears and evictions in their 
buildings and how they dealt with these matters.   At the time of the survey GTAA had 240 
landlords and property owners in their organization representing 160,000 units in the Greater 
Toronto Area with approximately 85% in the City of Toronto.  While many members have large 
portfolios, the smallest landlord had 12 units.  One of the primary purposes of the survey was to 
find out how many tenants left after receiving a Notice of Termination.  In addition, the survey 
was designed to identify what proportion of tenants left their units after the landlord was 
successful in obtaining an Eviction Order.  Completed questionnaires were faxed back to the 
GTAA to preserve anonymity and then forwarded on to the consultant for analysis. 
 
In total, 34 responses were received of which 32 were usable and were analyzed.  The sample of 
landlords managed and/or owned 32,827 rental units in 263 buildings representing 21% of the 
units included in the GTAA membership and 13% of private rental buildings in Toronto.8  
Landlords who responded tended to be owners with larger portfolios.  A profile of the landlords 
who responded is included in Appendix D. 
                                                
8 CMHC reported there were 256,032 units in rental buildings with 3 or more rental units in the City of Toronto in 
2003.   
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3.1.1.2 Data from the Tribunal  
 
Data was obtained by the City on the number and type of eviction applications and dispositions 
from the Tribunal.  Each of these data bases and how they were used is described below: 
 
Applications Data  
The City obtained eviction application data for the three ORHT Toronto offices for the period 
1998 to 2001 from the Ontario Rental Housing Tribunal.9  Data on tenants who lived in the City 
were then extracted and used as the basis for creating a separate Toronto eviction database.  For 
the year 2002, the City relied on weekly data that the Tribunal had provided to CERA for its 
Early Intervention Project.10  However, because of some reporting gaps in the data, this data was 
not used to indicate overall eviction application activity for 2002.  Instead, for 2002 the total 
number was estimated by taking the City’s proportion of applications at the three Toronto 
Offices from the ORHT’s Tenant Protection Workload Reports (based on an analysis of recent 
years). 
 
Disposition Data (Results of the Application) 
Disposition data was provided to the City by CERA who obtained monthly data from the ORHT.  
The data was analyzed to obtain the number and types of dispositions involving evictions.  The 
disposition data covered the period 1998-2002; however, for 2002, only data for the first three 
quarters of the year was available. 

3.1.2 Summary of this Chapter  
 
In this chapter we will review: 

• The number of and reasons for sending out Notices of Termination as well as when they 
were sent out; 

• How many tenants were reported to have left after a Notice of Termination was given to 
them, and, in how many cases the issue was resolved quickly; 

• How many landlords apply to the ORHT for an eviction; 
• The results of such applications including the: 

o number of eviction orders issued; 
o number of default orders issued and those issued as the result of a hearing; 
o number of tenants who dispute the eviction application and the effect of such 

disputes on issuing an eviction order; 
o number of cases that were mediated 
o number of cases that were withdrawn 
o length of time between filing date and eviction date; 

                                                
9 The three Toronto offices include the South Office, the North Office and the East Office.  The latter covers not 
only City residents but also those from Durham Region and those living in areas further to the east.  The Toronto 
North office includes York Region residents. 
10 Up until mid-March, 2003, the Ontario Rental Housing Tribunal provided names and addresses of tenants where 
the landlord had applied to the Tribunal for an eviction.  This enabled CERA and its partners to assist tenants to take 
appropriate steps ton avoid an eviction. 
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o number of tenants who vacated their housing prior to a hearing and those who left  
as a result of an eviction order; and, 

o estimated overall rate of eviction. 
 Chapter Highlights:  An Analysis of the Level and Type of  Eviction Applications, Orders 

 and “Evictions” 
 

• In a survey of private landlords, it was reported that 8% of tenants who received a Notice 
of Termination regarding late payment left their housing, even though they had not 
received any formal eviction notice.  This represents about 3% of all tenants in the 
landlord survey who leave their housing before an application is filed. 

• There was a steady increase in the number of applications to the Tribunal for evictions 
between 1998 and 2000 when the number of eviction applications rose from an 
annualized rate of 17,600 applications to approximately 19,300 applications.  The data 
shows that in 2001 and 2002, the number of applications remained at the same level as in 
2000. The number of applications for evictions in 2002 is estimated to be 10% higher than 
the annualized rate experienced in 1998 - the first year when the Tribunal was in 
operation. 

• Eviction applications appear to have levelled off as the number of eviction applications is 
no longer increasing.  This change probably reflects softer rental market conditions and 
resistance to higher rents. 

• In 2002, an estimated 77% of applications for evictions were from private sector landlords 
and 23% were from social housing sector landlords (i.e., private non-profits and Toronto 
Community Housing Corporation).   

• Most eviction applications are for arrears – estimated at 85%+/- of all applications for 
evictions. 

• The number of eviction orders peaked in 2000 at approximately 15,300 cases and is 
estimated to have declined to a level of 12,300 orders in 2002 (probably due to more 
tenants filing disputes than in the earlier years of the TPA). 

• Approximately 87% of eviction orders are for rental arrears. 
•  The proportion of default orders has been falling while those issued as a result of a 

hearing has been increasing.  This is the result of an increase in the number of tenants who 
dispute their landlord’s application.  Still, in 2002, the last year for which data was 
available for the study, over half of eviction orders (54%) were issued as the result of a 
default order.   

• In 2002 when tenants disputed the application, eviction orders were issued in 42% of such 
cases compared to 62% when they did not dispute.  The percentage of disputed cases 
resulting in orders has been declining over the years. 

• The number of eviction applications that end up being mediated is estimated to have 
accounted for about a tenth of applications in 2001. 

• Based on a survey of GTAA landlords, it is estimated that approximately a third (32%) of 
tenants in private rental housing vacate their unit when an eviction order has been issued 
while two-thirds (68%) come to an agreement with their landlord and do not move. 

• Using this figure, it is estimated that over 3,900 tenant households are evicted annually as 
a result of an eviction order.  However, without better tracking of the outcomes of 
eviction orders, this remains at best an estimate. 
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3.2 NOTICES OF TERMINATION 
 
A notice of termination may be the first step in an eviction process although it is primarily 
designed to warn tenants that they are in arrears and need to pay up their rent.   This section 
examines how many notices of termination were issued by landlords in the GTAA survey and 
how the situation leading to the notice of termination was resolved. 
 

3.2.1 When Landlords Issue Notices of Termination 
 
Only a minority of the landlords (16%) issued a Notice of Termination within one to five days 
after the payment was due representing a minority of landlords.  Close to a half (45%) wait six to 
ten days after the payment is due; 23% wait eleven to fifteen days and 13% wait more than 
fifteen days.  (Refer to Table 1 below.) 
 
According to representatives of landlord organizations interviewed during the course of this 
study, landlords with larger portfolios typically start an eviction process quicker than those 
considered to be smaller landlords (most of whom only have one unit) who often wait as much as 
a month before starting the process. 
 

Table 1:  When Landlords Issue a Notice of Termination 
 
 
 
 
 
 
 
 
 

  Source:  Survey of GTAA Private Landlords, June, 2003 

3.2.2 How Many Notices of Termination are Issued 
 

• Landlords in the survey reported that they had issued Notices of Termination equivalent 
to 45% of all units they managed.11   However, as landlords often sent more than one 
Notice of Termination to the same tenant, the actual proportion of tenants involved is 
probably lower. 

 
• For each landlord, we calculated the percentage of Notices of Termination divided by the 

number of units in the portfolio.   The median percentage was 30%, i.e., half of the 
landlords sent Notices of Termination to less than 30% of their tenants and half sent 

                                                
11 Number of Notices of Termination sent out divided by the number of units managed or 14,770 divided by 32,827 
units=45%. 

When Notice of Termination Usually Issued # %

1-5 days after payment is due 5 16.1%

6-10 days after payment is due 14 45.2%

11-15 days after payment is due 7 22.6%

More than 15 days after payment is due 4 12.9%

Other 1 3.2%

Total 31 100.0%

Missing 1

Total 32
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Notices of Termination to more than 30% of their tenants in the previous year. Again, 
this statistic is overstated because some tenants received more than one notice.  

 
• In nearly a quarter of the cases, the number of Notices of Termination divided by the 

number of units was greater than 100% - reflecting buildings where Notices of 
Termination were sent to the same tenant more than once.  At the other end of the 
spectrum, approximately a quarter of all landlords sent out Notice of Termination to less 
than 10% of their units.  (See Table D3 in Appendix D.) 

 

3.2.3 Evictions Due to Notices of Termination 
 
Landlords were asked how many tenants who received a Notice of Termination moved out after 
the Notice was issued without the landlord going any further in the eviction process.  The survey 
found that: 
 

• In total 517 of the 14,770 tenants or 3.5% of those to whom a Notice of Termination was 
sent, left their unit without paying their arrears before the Landlord applied to the OHRT 
for an eviction order.   

 
• In addition, 588 of the 14,770 tenants or 4.0% to whom a Notice of Termination was sent, 

paid up arrears and then left.  
 

• Taken together this indicates that 7.5% of tenants who received a Notice of Termination, 
left either with or without paying their rent prior to a formal eviction process taking 
place.12  (See Table D5.)   

 
• Another way of looking at this is that an estimated 3% of all tenants in the survey left 

their housing after receiving a Notice of Termination without having been formally 
evicted.   

 
The survey was unable to determine why tenants left after they had received a Notice of 
Termination– whether they left because they felt that their unit was too expensive for them and 
they found a more affordable place to live; whether they thought they could not pay their arrears 
by the termination date and therefore, thought they had to leave; or, whether they left for some 
other reason.  Several of the landlords noted in their comments to the survey that often tenants 
misunderstood the Notice of Termination and thought they had to leave. It is easy to see why 
some tenants may have thought that this was the case and that they had no choice after reading 
the following on the Notice of Termination: 

                                                
12 In reality the percentage of tenants who leave after getting a Notice of Termination is probably higher because 
some tenants receive more than one Notice of Termination and hence the number of tenants who received a Notice 
of Termination is smaller than the figure used in this report.   (As the number of tenants to whom a Notice of 
Termination decreases, then the number 691 is divided by a smaller number and the proportion increases.) 
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You must move out of the rental unit identified above on or before __________ unless, on 
or before this date, you pay $_____________ and any other rent that is owing as of the 

date you make the payment. 

 

3.2.4 How Many Cases Are Resolved Quickly 
 
In 80% of the cases, the reason for the landlord sending out a Notice of Termination was 
resolved quickly with the tenant paying up their arrears or making an arrangement to pay their 
arrears.13   It is estimated that only 11% of cases where tenants had received a Notice of 
Termination moved on to the next stage of the eviction process - an application for eviction at 
the Ontario Rental Housing Tribunal.  (see Table D5 in Appendix D.) 
 
During the course of the study, we were advised by representatives of landlords that sending out 
a Notice of Termination was a way of demonstrating to tenants that a landlord was serious about 
collecting arrears, not that they necessarily wanted to evict the tenant.  The survey seems to 
confirm that these Notices of Termination are effective in collecting arrears.  However, at the 
same time, they also result in some tenants losing their home because they misunderstand the 
Notice and think they are being evicted.  The proportion of tenants leaving because of notices of 
termination may be higher than those who leave following receipt of a formal eviction notice. 
 
 
3.3 TRENDS IN THE NUMBER AND TYPE OF EVICTION APPLICATIONS  
 
Identifying the level of eviction applications was determined from two different sources of 
information:  data the City obtained from the ORHT and subsequently analyzed and the survey 
of GTAA private landlords. 
 

3.3.1 Survey of Private Landlords 
 
Landlords were asked how many Applications for Evictions they had submitted in the previous 
year.  In total 1,589 Applications for Evictions were submitted representing 11% of Notices of 
Termination issued and covering an estimated 5% of all units in the sample.14  Thus, while 
landlords issued Notices of Termination to a relatively high proportion of their tenants, most of 
these situations were resolved quickly and Applications for Eviction were submitted to the 
Tribunal for a small proportion of their rental units. 
 
 

                                                
13 11,836 cases of the 14,770 Notices of Termination were resolved quickly. 
14 1,589 divided by 32,827. 
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3.3.2 Applications Filed at the Ontario Rental Housing Tribunal 
 

In this section we examine how many eviction applications were filed by landlords in the City of 
Toronto from 1998 to 2002 and the reasons for the applications.  For the purposes of this study, 
we will be relying on five different categories of applications usually involving arrears as shown 
below: 
 

• L1 application - for arrears and/or evictions (while a small number of L1’s are for arrears 
only, the majority are for arrears and evictions); 

 
• L2 application – evictions for other reasons besides arrears (e.g., persistent late payment, 

illegal activity, interference with other tenants’ reasonable enjoyment; impairment of 
safety of other tenants; undue damage to rental unit; overcrowding and misrepresentation 
of income by a tenant paying on a rent-geared-to-income basis in a social housing unit; 
the landlord needing the unit for his/her own personal residence; rental unit is to be 
demolished; landlord undertaking major repairs and/or conversion). 

 
• L3 application – for situations where the landlord and tenant agree to terminate the 

tenancy but the tenant has not moved out by the termination date; 
 

• L4 application – an ex-parte application for an eviction happens when a tenant fails to 
meet conditions of a mediated settlement or order (An ex-parte application is one in 
which only the applicant and Tribunal are involved.) 

 
• A3 application – these are combined applications (one or more reasons) but usually 

involve arrears and another reason (e.g., damage to the unit). 
 
Table 2 below compares the annual level of eviction applications for the City of Toronto 
between 1998 and 2002.  As the Tribunal only started in the middle of June, 1998, we used an 
annualized rate to determine the rate of eviction applications for 1998.  For 2002, as was 
discussed earlier, our data was incomplete and therefore, the estimated number of eviction 
applications was derived from the workload reports for the three Toronto offices. 
 
A review of the ORHT application data for the City of Toronto shows that the annual level of 
applications rose during the initial years of the TPA (1999 and 2000) but leveled off in 2001 and 
2002.  For 2002, it is estimated that there were 19,300 applications for evictions involving City 
of Toronto tenants.  These recent trends probably reflect the softening of the rental market with 
landlords now being more concerned with retaining tenants than before.  There is a need, 
however, to work with staff at the ORHT to ensure that more accurate reporting of the level of 
eviction applications is available in the future. 
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1998* 1999 2000 2001 2002

Total Eviction 

Applications 17,625 18,750 19,331 19,191 19,305

Change 6.4% 3.1% -0.7% 0.6%

The major reason landlords applied to evict tenants was due to L1 applications for arrears and/or 
evictions.  According to the ORHT data, the proportion of applications involving arrears and 
evictions was 82% in 1998 but since 1999 the proportion has fallen.  In 2001 and 2002, eviction 
applications due to arrears had fallen to 78%.  At the same time, the proportion of applications 
resulting from tenants failing to meet conditions of a mediated settlement or of an order has been 
steadily increasing from 1% in 1998 to 5% in 2002.  Most such applications involve tenants not 
meeting conditions for repaying their arrears.  To get a true picture of evictions due to arrears, it 
is necessary to also consider conditions of a settlement which were not met. 
 
 

Table 2:  Comparison of Annual Rate of Eviction Applications, 
City of Toronto, 1998-200215 

 
1998 (June 

18-Dec. 

31,1998)

# % # % # % # % # %

L1 (Arrears and/or Evictions) 7,891 14,568 82.7% 14,775 82.7% 15,265 82.7% 15,057 82.7% 15,116 78.3%

L2 (Other Reasons) 962 1,776 10.1% 2,158 10.1% 2,123 10.1% 2,275 10.1% 2,202 11.4%

L3 (Tenant Gave Notice or 

Agreed to Terminate) 243 449 2.5% 493 2.5% 422 2.5% 342 2.5% 314 1.6%

L4 (Tenant Failed to Meet 

Conditions of a Settlement or 

Order) 121 223 1.3% 478 1.3% 703 1.3% 773 1.3% 1,030 5.3%

A3 (Combined Applications) 330 609 3.5% 846 3.5% 818 3.5% 744 3.5% 644 3.3%

All Types 9,547 17,625 100.0% 18,750 100.0% 19,331 100.0% 19,191 100.0% 19,305 100.0%

2001 Estimated 20021998 Annualized 

Reason for Application 

1999 2000

 
Note: Eviction applications for 1998 (17,625) were based on annual rate.  
**  For 2002 city applications, we took the proportion of all Toronto applications for 1999, 2000 and 2001 as a 
proportion of the three Toronto office applications.  The resulting figure of 73% was used to estimate the number of 
Toronto applications for 2002.  We distributed the revised total according to the proportion in which they were 
found for the partial data we had for 2002.  The distribution by type was based on the results from the three Toronto 
offices for 2003. 
 
Source:  Data was obtained for 1998-2001 except for 2002 which was estimated from totals for 3 Toronto Offices. 

 
 

Table 3:  Total Number of Eviction Applications and Year Over Year Change, 
City of Toronto, 1998-2002 

 
 
 
 
 

Source:  City of Toronto and ORHT Tribunal Data 1998-2001; 2002 figure estimated based on 
totals in workloads for 3 OHRT Toronto offices. 

                                                
15 For 2002 city applications, we took the proportion of all Toronto applications for 1999, 2000 and 2001 as a 
proportion of the three Toronto office applications.  The resulting figure of 73% was used to estimate the number of 
Toronto applications for 2002.  We distributed the revised total according to the proportion in which they were 
found for the partial data we had for 2002.  The distribution by type was based on the result from the three Toronto 
offices for 2003. 
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Chart 2:  Eviction Applications to the Ontario 

Rental Housing Tribunal, 1998-2002
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3.3.3 Proportion of Applications by Private and Non-Profit Housing  
 
As part of the analysis of ORHT application data, landlords were identified as to whether they 
were private or social housing providers.  Chart 2 and Table 4 below shows the proportion of 
applications that are from non-profit housing landlords and from private sector landlords.   
 
The proportion of applications from social housing has varied from a low of 21% in 1999 to a 
high of 27% in 2001.  In 2002, 23% of all eviction applications were from the non-profit housing 
providers and 77% were from private sector landlords.16 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
Source:  Application data obtained from the Ontario Rental Housing Tribunal 

 

                                                
16 The social housing applications included many duplicate TCHC applications where TCHC first went to mediation 
and then had to go back again when tenants did not meet the terms of their agreement in the minutes of settlement. 
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# % # % # % # % # %

Non-Profit 2,140 22.3% 3,931 20.8% 4,785 24.5% 5,382 27.8% 2,977 23.0%

Private 7,460 77.7% 14,974 79.2% 14,706 75.5% 13,991 72.2% 9,947 77.0%

Total 9,600 100.0% 18,905 100.0% 19,491 100.0% 19,373 100.0% 12,924 100.0%

2002 (Missing Apr.-

May) 1998 1999 2000 2001

 
 

Table 4:  Applications for Evictions, 1998-2002 
Non-Profit and Private Sector Housing 

Source:  City of Toronto analysis of ORHT Eviction Application Data 
 
 
3.4 THE RESULTS OF EVICTION APPLICATIONS  
 

3.4.1 Introduction 
 
This section examines the results of eviction applications – how many went to a hearing, how 
many resulted in default orders and how many tenants actually left their units.  There were two 
sources of data for this section of the report: OHRT disposition data and the survey of GTAA 
private landlords. 
 
As was noted earlier in the introduction, disposition data (how applications are resolved) from 
the OHRT was available for 1998, 1999, 2000, 2001 and the first three quarters of 2002.   
 

3.4.2 ANALYSIS OF DISPOSTION DATA 

3.4.2.1 Orders Issued as a Result of Eviction Applications 
 
Table 5 below shows how many eviction orders were issued by the Tribunal by type of 
application.  Only those orders that included an “eviction date” were included as eviction orders 
(this was the only way of determining if an eviction order was issued).  (All cases before the 
Tribunal are considered as “orders” which covers a wide range of results including being 
dismissed, being withdrawn, a mediated settlement and so on.)   
 
Eviction orders peaked at 15,321 in 2000 and then started to decline.  For 2001 and 2002, the 
level of eviction orders issued was around 12,300.17  Eviction orders as a result of arrears (L1’s) 
are the main type of eviction order being issued.  If L4’s (failed to meet conditions of a mediated 
settlement) are added in, then the proportion of orders issued as a result of arrears was 84% in 
2001 and 87% in 2002.   
 

                                                
17 For 2002, the annualized rate is (9,220/9) x 12 = 12,293. 
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# % # % # % # % # %

L1 (Arrears and/or Evictions) 5,412 87.3% 11,696 84.1% 12,863 84.0% 10,312 82.7% 8,044 87.2%

L2 (Other Reasons) 416 6.7% 1,165 8.4% 1,390 9.1% 1,282 10.3% 684 7.4%
L3 (Tenant Gave Notice or Agreed to 

Terminate) 204 3.3% 445 3.2% 383 2.5% 233 1.9% 165 1.8%

L4 (Tenant Failed to Meet Conditions 

of a Settlement or Order) 0 0.0% 2 0.0% 1 0.0% 94 0.8% 0 0.0%

A3 (Combined Applications) 167 2.7% 592 4.3% 684 4.5% 544 4.4% 327 3.5%

All Types 6,199 100.0% 13,900 100.0% 15,321 100.0% 12,465 100.0% 9,220 100.0%

2002 (Jan.-

Sep.only)1998 1999 2000 2001

 
Table 5:  Number of Eviction Orders Issued 1998-2002 by Reason of Application 

 

Source: Data analysis by the Social Development Division, City of Toronto using data obtained from the Ontario 
Rental Housing Tribunal 
 

3.4.2.2 Default Orders 
 
Table 6 below shows how many eviction orders were issued as a result of different types of 
dispositions.  The data shows that over half of all eviction orders issued are the result of default 
orders.  The proportion of default orders has been falling while those issued as a result of a 
hearing has been increasing reflecting the increase in the number of disputed applications.  Still, 
in 2002, the last year for which data was available for the study, over half of eviction orders 
(54%) were issued as the result of a default order.   
 

Table 6:  Eviction Orders by Type of Order 
 

Type of Order # % # % # % # % # %

Default 3586 57.8% 8560 61.6% 9132 59.6% 7597 60.9% 4980 54.0%

Hearing 2161 34.9% 4227 30.4% 5087 33.2% 4139 33.2% 3824 41.5%

Ex-Parte 187 3.0% 402 2.9% 327 2.1% 208 1.7% 135 1.5%

Set Aside Hearing 263 4.2% 681 4.9% 707 4.6% 488 3.9% 260 2.8%

Other Orders 2 0.0% 25 0.2% 68 0.4% 33 0.3% 21 0.2%

Total 6199 100.0% 13895 100.0% 15321 100.0% 12465 100.0% 9220 100.0%

20021998 1999 2000 2001

 
Note:  2002 based on Jan. to Aug. only. 
 
Source: Data analysis by the Social Development Division, City of Toronto using disposition data obtained from the 
Ontario Rental Housing Tribunal 
 

3.4.2.3 Effect of Disputing an Application for Eviction on Likelihood of an Order Being 
Issued  

 
We examined the effect of filing a dispute by a tenant on whether or not an eviction order was 
issued.  The data confirms that it is in the best interests of a tenant to file a dispute as this action 
leads to a hearing or mediation and lowers a tenant’s chances of getting an eviction order.   
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1998 2001 2002
No 

Eviction 

Order Order Total

% of Total 

Cases

No 

Eviction 

Order Order Total

% of Total 

Cases

No 

Eviction 

Order Order Total

% of Total 

Cases

No Dispute 1,648 5,399 7,047 82.1% 7,652 9,730 17,382 74.7% 4,620 7,371 11,991 73.1%

23.4% 76.6% 100.0% 44.0% 56.0% 100.0% 38.5% 61.5% 100.0%

Dispute 740 800 1,540 17.9% 3,162 2,735 5,897 25.3% 2,573 1,849 4,422 26.9%

48.1% 51.9% 100.0% 53.6% 46.4% 100.0% 58.2% 41.8% 100.0%

Total 2,388 6,199 8,587 100.0% 10,814 12,465 23,279 100.0% 7,193 9,220 16,413 100.0%

27.8% 72.2% 100.0% 46.5% 53.5% 100.0% 43.8% 56.2% 100.0%

 
In Table 7 below we compare the results of an application where it was disputed and not 
disputed in 1998, 2001 and 2002.  The table provides the number of cases that resulted in an 
order or some other type of disposition.  “No eviction order” refers to other dispositions 
including orders without an eviction date.  An eviction date was used to indicate that the order 
was for an eviction and not some other type of order such as to pay arrears owing.  
 

• Over time the proportion of dispositions involving eviction orders dropped from 72% in 
1998 to 56% in 2002.  At the same time the dispute rate rose from 18% of dispositions in 
1998 to 27% in 2002. 

 
• In 1998, an eviction order was issued in 77% of dispositions where there was no dispute 

filed.  When a dispute was filed, the proportion of eviction orders fell to 52%.   
 

• In 2001, in cases where there was no dispute filed, 56% ended up with an eviction order 
compared to 46% of cases that ended up with an eviction order when the tenant filed a 
dispute. 

 
• In 2002, 42% of those who filed a dispute received an eviction order while 62% of those 

who did not file a dispute ended up with an order.  
 

• This data clearly shows the benefit of filing a dispute which means that the application 
can proceed to a hearing or have access to mediation.  Over time, the proportion of those 
who filed a dispute and were not subject to an eviction order has been increasing – rising 
from 48% in 1998 to 58% in 2002.  Conversely, the proportion of those tenants who filed 
a dispute and received an eviction order has been decreasing from 52% in 1998 to 42% in 
2002.  

 
 

Table 7:  The Effect of Filing a Dispute on  
Whether or Not An Eviction Order Was Issued (L1’s Only), 

 1998, 2001 and 2002 

Note:  2002 for Jan. – Sept. only. 
 
Source:  Lapointe Consulting and Social Development Division using ORHT Disposition Data 
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Chart 3:  L1(Arrears) Cases That Were 

Mediated by the Tribunal, 1998-2002

344

690

878

1,421

0

500

1000

1500

1998 1999 2000 2001

 

3.4.2.4 Cases Being Mediated and Withdrawn 
 
Using the ORHT disposition data, 
the number of L1 cases that were 
being mediated was identified.  As 
Chart 3 shows the number of L1 
(arrears) cases that were mediated 
by the Tribunal has increased 
steadily although still representing 
a small proportion of all cases.  For 
example, in 2001, there were 1,421 
cases that were mediated by the 
Tribunal compared to 15,057 L1 
applications in that year 
representing 9.4%. (from Table 2 
on page 23).   

Source:  Ontario Rental Housing Tribunal and City of Toronto Social  
Development Division 

 
Mediation is much more likely to be used in L2 applications which do not involve arrears and in 
which there are more likely to be different points of view on the causes and resolution of issues.  
 
Sometimes landlords withdraw their application usually indicating that the situation leading to 
the application was resolved.  Just over a tenth (11%) of the total number of L1 applications for 
the period 1998 to 2002 were withdrawn with the proportion varying between 10% to 12% of 
dispositions over this period except in 1998.  In 1998, the first year when the TPA was 
introduced, inexperience with the Act may have led to a higher proportion of cases that were 
withdrawn.  Over the period examined, only a few L4’s (involving mediated settlements or 
orders) were withdrawn. 
 

3.4.2.5 Time Between Filing Date and Eviction Order  
 
Using the ORHT data, an analysis was made of the average number of days between a filing date 
for an eviction application and the date an eviction order was issued.  The data shows that once a 
landlord decides to apply for an eviction, the landlord can have an order in their hands within 
approximately 3 weeks.   
 
• The average time for orders resulting from L1 applications was 24.5 days when the TPA first 

began in 1998.   
 
• Except for a spike in the length of time required in 2001, the average length of time between 

a landlord making an application and an eviction order being issued has generally been 
around 23 to 24 days.   
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Chart 4:  Average Time Between Filing Date and 

Eviction Order for Arrears (L1) Applications 
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Chart 5:  Average Time Between Filing Date and 

Effective Date of Eviction 
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• The median length of time for an L1 eviction order to be issued was between 19 and 20 days.  

These figures are similar for all types of orders issued that involved evictions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Chart 5 shows that the time between a filing date and the eviction date, that is, the time by which 
the order says that the tenant should vacate their housing, is about 10 days longer than the time 
required for an order to be issued. 
 
 
• The average time between the application and the effective date of the eviction date for L1 

applications in 2002 was around 34 days or approximately one month. 
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3.5 TENANTS WHO ARE EVICTED THROUGH FORMAL EVICTIONS 

3.5.1 Introduction 
 
After an eviction order is issued by the Tribunal, there is no record kept at the Tribunal of the 
outcome.  The study team decided to try to find out from landlords how many tenants ended up 
staying in their homes even after an eviction order had been issued, that is, in how many cases 
were the landlord and tenant able to come to some type of resolution.   
 
In this study we examined two points in time when tenants may end up vacating their home after 
their landlord has applied for an eviction: 
 
• after the landlord has applied for an eviction but before the hearing or default order has been 

issued; and, 
• after the landlord has obtained an order to evict them. 
 

3.5.2 Tenants Who Leave After Receiving a Notice of Hearing But Before the 
Hearing 

 
Landlords were asked how many tenants where the landlord had applied for an eviction, 
abandoned their housing before the Hearing without giving further notice. From the landlord 
survey it is estimated that 13% of tenant households whose landlords had applied for an eviction, 
abandoned their units prior to the hearing date (208 tenants out of 1,589 applications for 
evictions). 
 
There was a considerable variation in the proportion of tenants who left prior to a hearing in any 
given portfolio ranging from less than 1% to as high as two-thirds.  Without further research, it is 
impossible to explain why there is such a high variation and whether or not this reflects 
differences in the characteristics of tenants in some portfolios or some other factor. 
 
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 
results of this survey indicate that 291 tenants or 32% of all tenants where an eviction order was 
issued vacated their unit.   
 
In addition to the 32% who left after an order, as stated above, a number of tenants left prior to 
the hearing.  However, it was not clear from the survey, if some of these tenants were then 
included in the 291 tenants who reportedly left their unit after an order was issued.  (Some of the 
208 tenants mentioned above who left before the Hearing might have left after the application 
and the landlord withdrew the application while in other cases there may have been a default 
order issued.)   
 



Analysis of Evictions Under the TPA in the City of Toronto:  Overall Rental Housing Market 

 

 
Lapointe Consulting Inc.   March, 2004 
  Page 31 

Taking into account the limitations of the survey, the data suggests that in a large proportion of 
cases where an eviction order was issued, as high as 68% or approximately two-thirds of all 
tenants do not move.18 
 

3.5.3 Total Eviction Rate –Notice of Termination and Notice of Hearing 
 
Based on the analysis of Tribunal application and disposition data and a survey of a sample of 
landlords in Toronto, we have made the following conclusions with respect to the rate of 
evictions in the City.  It should be noted that this figure is an estimate only and needs further 
verification using more rigorous research than was permitted in this study including follow-up 
from the Tribunal with landlords who apply for and receive eviction orders. 
 

• It is estimated that roughly 8% of all tenants who are issued a Notice of Termination 
leave before the landlord goes any further in the eviction process. 

 
• In 80% of the cases where a Notice of Termination is sent out to a tenant household, the 

matter is resolved quickly. 
 

• In 2002, it is estimated that the landlords of approximately 19,300 tenant households in 
the City of Toronto applied for an eviction.  The majority (77%) of eviction applications 
are from private sector landlords and 23% are from social housing landlords. 

 
• Based on the most recent data available in this study an estimated 12,300 eviction orders 

were issued in 2002. 
 

• It is estimated that as many as two-thirds (68%) of tenants in the private sector for whom 
an eviction order is obtained end up staying in their housing and just over one third (32%) 
leave.  If the figure of 32% is applied to the estimated number of eviction orders in 2002 
(12,293), the survey suggests that approximately 3,900 tenant households comprising 
9,800 adults and children are evicted annually as a result of an eviction order.  Without 
better tracking of the outcomes of eviction orders, this is an estimate only and it is 
possible that the number is higher. 

 
• Tenants who leave their unit after receiving a Notice of Termination and without their 

landlord having applied for an eviction are estimated to account for 3% of tenants in the 
portfolios of the landlords who were sampled.  These evictions which were premature 
may be higher than the number of tenants evicted as a result of an application for an 
eviction and a subsequent eviction order.  However, without a more rigorous sampling of 
landlords and tenants, it is difficult to extrapolate this figure to the general tenant 
population with confidence in order to estimate how many tenants actually leave after a 
Notice of Termination. 

                                                
18  These findings are similar to an October, 2002  survey of landlords by FRPO (Fair Rental Policy Organization) 
which found that landlords had applied for eviction orders for 5% of units and that 67% of tenants for whom an 
order was issued did not move.  
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4 A PROFILE OF TENANTS FACING EVICTIONS 
 
4.1 INTRODUCTION 
 
One of the major objectives of the study was to identify the characteristics of tenants subject to 
an eviction application by their landlord.  In addition, the survey was designed to find out how 
tenants responded to the eviction application and what assistance they sought or obtained.  This 
chapter focuses on the profile of tenants subject to an eviction application at the Tribunal. 
 
The major source of information on characteristics of tenants subject to an eviction application 
was a telephone survey.  Potential respondents were identified from the weekly lists of tenants 
being evicted that were provided to CERA for its early intervention program.  Interviews were 
conducted with tenants from mid-November, 2002 to mid-April, 2003.19    
 
In total 277 interviews were completed.  A sample of this size is considered to be representative 
of the universe of those being evicted within a 5.7% margin of error.  However, because the 
sample only included tenants with a listed phone number, there was some bias introduced into 
the sample.  A more detailed description of the survey methodology and response rate is 
described in Appendix B. 
 
In this section of the report we will discuss: 

• Housing characteristics of tenants being evicted such as landlord type, dwelling type, size 
of unit, length of residence and rent paid; 

• Socio-demographic characteristics such as: language skills, gender, household 
composition, household size, number of children living at home, immigrant status, age 
distribution, employment status and incomes; and, 

• Housing affordability. 
 
Highlights of the findings of this chapter are provided on the next page followed by a more 
detailed discussion of the profile of tenants subject to an eviction application. 
 
The next chapter, Chapter 5, will explore in more depth the reasons for evictions, why tenants 
fell into arrears, and, how tenants responded to the application for an eviction. 
 

                                                
19 As discussed earlier in the report, in the middle of March, 2003 the Ontario Rental Housing Tribunal ceased 
providing names of tenants being evicted to CERA or to any other organization because of concerns raised around 
privacy matters. 
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Chapter Highlights: A Profile of Tenants Facing Evictions  
 

• Tenants subject to an eviction application have lived in their housing for several years with the 
average length of residence being 5 years.  More than half have lived there 3 or more years. 

 
• Most tenants whose landlords had applied for an eviction were Canadian-born although a large 

proportion (45%) were immigrants, i.e., born outside of Canada.  Most of the immigrants in the 
eviction survey have been living in Canada for a long time with the average length of time 
being 18 years. Only a small proportion were recent immigrants.  Most of the respondents had 
good language skills with only 4% of tenants who were interviewed being rated as having a 
poor comprehension of English. 

 
• Female respondents outnumbered male respondents, reflecting the high proportion of single 

parent families in the survey sample. 
 

• Just under a half of all tenants (48%) whose landlords had applied for an eviction were families 
with children and a high proportion (28%) were single parent families.  The average household 
size of tenants in the eviction survey was 2.5 persons per household reflecting the high 
proportion of families in the sample.  Close to half (49%) of all households in the survey had 
one or more children. 

 
• Tenants in the eviction survey were concentrated among younger age groups – 25-34 year olds 

and 35-44 year olds.  A comparison between the age distribution of tenants in the sample and in 
the Toronto CMA showed that the proportion of tenants in the eviction sample in the 25-34 
year age group was twice as high as in the general tenant population.  Conversely, the 
proportion of tenants 65 years and older was about a fifth of the proportion in the Toronto CMA 
general tenant population. 

 
• The majority of tenants in the eviction survey were active participants in the labour force 

including those working on a full-time basis (43%), working on a part-time basis (15%), or on 
unemployment insurance (5%).  The remaining tenants were on limited incomes from Ontario 
Works, Ontario Disability Support and Old Age Pensions.  

 
• Tenants whose landlords had applied for an eviction were more likely to have lower household 

incomes than the tenant population in the City of Toronto.  The average household income of 
tenants in the eviction sample was $29,920 – 33% lower than the average income of all tenants 
in the City which was $44,370 based on the 2001 Census.  

 
• The average rents paid by tenants in private sector units in the eviction survey were similar to 

the average rent for rental units of the same number of bedrooms in CMHC’s 2003 Rental 
Market Survey. 

 
• Tenants in the eviction survey were more likely to be paying a higher proportion of their 

income on rent compared to all tenants in the City.  Thirty-seven percent (37%) of tenants in 
the eviction survey were paying 50% or more of their income on rent, usually described as 
being at risk of losing one’s home.  As we shall see, however, in many cases, the lower incomes 
causing the high rent:income ratios were due to a temporary or short-term situation. 
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Chart 6:  Type of Building in Which Respondents Live
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4.2 HOUSING CHARACTERISTICS  

4.2.1 Landlord Type 
 

• The majority (81%) of tenants in the eviction survey lived in private sector rental 
buildings.  The remaining 19% of tenants lived in non-profit housing, primarily in 
housing owned by the Toronto Community Housing Corporation.20  The proportion of 
respondents in non-profit and private rental housing mirrors the relative size of these 
rental sectors subject to the TPA as was discussed earlier in the report on page 3.  

 
• Our survey of private non-profits found that there were few applications for evictions in 

private non-profit buildings.  While TCHC is more likely to apply for evictions compared 
to other non-profits the rate at which tenants are actually evicted from their homes is very 
low. 

 
 

4.2.2 Type of Housing Occupied by Tenants Facing Evictions  
 
• The majority of respondents lived in high-rise or low-rise apartment buildings.  Fifty-two per 

cent (52%) lived in high-rise apartment buildings (5 +stories) while 16% lived in low-rise 
apartments (including duplexes, triplexes etc.).  

 
• Sixteen percent (16%) lived 

in an apartment in a house; 
12% rented a single 
detached house, a semi-
detached house or a 
townhouse; 2% lived in a 
room in a house; and, 2% 
lived in other housing – 
mainly apartments above a 
store or other commercial 
use.

                                                
20 Sixteen percent (16%) of survey respondents facing evictions were tenants of the Toronto Community Housing 
Corporation.   
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Chart 7:  Size of Dwelling
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• The most common size of unit 
in which tenants in the survey 
lived was a two-bedroom 
apartment – 41% lived in this 
type of housing.  Twenty-eight 
percent (28%) lived in a one-
bedroom apartment and 12% 
in a bachelor apartment.  Just 
under a fifth (17%) lived in a 
dwelling with 3 or more 
bedrooms.  Only a small 
proportion (3%) of the sample 
lived in a room.  

 
 

• The private sector sample was concentrated among one and two-bedroom units which 
accounted for almost three-quarters of the sample.  In the social housing sample, units 
were concentrated among two and three-bedroom units. (refer to Table E2 in the 
Appendix E).  The social housing sample was so small that it had a minor impact on the 
distribution of units by size in the overall sample except that it pushed up the proportion 
of 3+ bedrooms slightly. 

4.2.3 Length of Time at Present Address 
 

• Most tenants have lived in their rented dwelling for several years.  The average length of 
residence for all respondents was 5 years. 

 
• Only 28% can be considered to be new residents having lived at their present address one 

year or less; 28% lived there for 2-3 years; 15% lived there 4-5 years and 29% lived there 
more than 5 years (refer to Table E3 in Appendix E). 

 

4.2.4 Rent Paid 
 
The average total rent paid by respondents was $887 and the median rent was $868.21  While the 
average rents for most units was lower than the rents reported by CMHC in its 2003 Rental 
Market Survey, the lower rent in the sample can largely be attributed to the inclusion of social 
housing units in the survey.  (See Table 10 on the page 37.)  

                                                
21 Where tenants paid extra for utilities, these were added in to obtain a total monthly rent. 
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N Mean Median N Mean Median N Mean Median

Bachelor/Studio 25 $715 $700 6 $517 $536 31 $676 $700
1 Bedroom 66 $887 $837 6 $659 $765 72 $868 $833
2 Bedroom 88 $970 $952 21 $511 $320 109 $882 $934
3 + Bedroom 30 $1,333 $1,221 15 $694 $401 45 $1,120 $1,100
Room 4 $584 $506 3 $393 $325 7 $502 $400
Total 213 $958 $910 51 $576 $401 264 $885 $868

Size of Dwelling Private landlord Social Housing Total

 
Table 8:  Total Monthly Rental Costs Paid by Tenants  

Whose Landlords Applied for an Eviction 

 Note:  Utilities were added in if not included in rent. 
      

Source: Toronto Eviction Survey 
 
Table 9 below compares the average rent by unit size in private sector housing, social housing 
and the total units in the sample.  As can be expected, tenants in the social housing units were 
paying much lower rents compared to tenants in private sector units. 
 
Table 9:  Comparison of Average And Median Rents in Private Rental, Social Housing and 

All Units in the Eviction Survey Sample 

Source:  Toronto Eviction Survey 
 
In Table 10 on the next page, rents paid by tenants facing evictions were compared to average 
rents from the 2003 CMHC Toronto Rental Market Survey.  The comparison shows that tenants 
living in private sector housing whose landlords had applied for an eviction, were generally 
paying the same average rents as those in the private sector as a whole.  However, tenants living 
in two-bedroom units in the eviction survey were paying rents that were eight percent (8%) 
lower than the average rent in the rental market while tenants in rental units with 3+ bedrooms 
were paying 8% more than tenants in CMHC’s survey.   

Rent Number Percent

Less than $400 26 10.1
$400-499 7 2.7
$500-599 14 5.4
$600-699 16 6.2
$700-799 26 10.1
$800-899 46 17.8
$900-999 37 14.3
$1000-1099 23 8.9
$1100-1199 23 8.9
More than $1200 40 15.5
Total 258 100.0

Missing 19
Total 277
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Rents from 

CMHC

N Mean Mean 

Bachelor/Studio 25 $715 $734 -2.7%

1 Bedroom 66 $887 $884 0.3%

2 Bedroom 88 $970 $1,045 -7.7%

3 + Bedroom 30 $1,333 $1,225 8.1%

Room 4 $584 N/A

Total 213 $958 $961 -0.3%

Difference in Ave. 

Rent in Eviction 

Survey and CMHC 

Survey

Rents in Private 

Sector Units in 

Survey

Chart 8:  Distribution of Household Size for Tenants 

Whose Landlords Applied for an Eviction  
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Table 10:  Rents in Private Sector Units 

in the Eviction Survey and in CMHC’s Survey 
 
 
 
 
 
 
 
 
 
  
  Source:  Toronto Eviction Survey and CMHC 2003 Rental Market Report 
 
 
4.3 SOCIO-DEMOGRAPHIC CHARACTERISTICS  

4.3.1 Language Skills  
 
During the course of an interview, the interviewer assessed the language skills of non-English-
speaking tenants.  In total 76 tenants or 33.5% of the sample were assessed as not speaking 
English as their first language.  Only 4% of all respondents had poor language skills.  In those 
cases, it was necessary to use someone else in the household, e.g., one of the children, to assist in 
the interview.  Only 6 interviews could not be completed because of language problems. 
 

4.3.2 Gender 
 
Forty-one percent (41%) of the tenants who were interviewed were males and 59% were 
females.  This higher percentage of female respondents probably reflects the relatively high 
proportion of single parent families in the completed sample. 

4.3.3 Household Size and Type  
 
The average household size in the 
overall sample was 2.5 persons with a 
slightly lower household size in the 
private sector housing – 2.4 persons – 
and a larger household size in social 
housing – 2.9 persons per household.  
The average household size of 
households whose landlords have 
applied for an eviction is relatively 
large for rental housing. 
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Chart 9:  Household Type of Tenants Whose 

Landlord  Has Applied for an Evicion 
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Respondents were asked to describe the type of household in which they lived.  
 
• The two categories accounting for the 

largest proportions of households were 
individuals living alone and single 
parent households.  Thirty percent 
(30%) of the sample were individuals 
living alone while 28% were single 
parent households.   

 
• Twenty percent (20%) were two-parent 

families and 12% were childless 
couples.   

 
• Six percent (6%) of the sample were 

two or more unrelated persons living 
alone and 4% were “other” household 
types (most of these were related 
persons living together, e.g., two 
unrelated persons plus a child of one; an elderly mother and her son, a sister and two 
brothers, etc.).   

 
Table 11 shows the distribution of households whose landlords had applied for an eviction by 
landlord type.  A large proportion of tenants facing evictions in social housing were single parent 
families – close to twice the proportion as was found in private sector housing.  (This is not 
surprising as a high proportion of social housing tenants are single parent families.) 
 

Table 11:  Percentage of Household Types in Private and Social Housing 
Whose Landlords Had Applied for an Eviction 

   Source:  Toronto Eviction Survey 

Private 

Housing

Social 

Housing All Units

Person Living Alone 30.9 23.1 29.5

Couple With No Children 13.5 3.8 11.6

Single Parent 24.7 44.2 28.4

Two Parent Family 20.2 17.3 19.6

Two or More Unrelated 

People Living Together 6.3 3.8 5.8

Other 4.5 7.7 5.1

Total 100.0 100.0 100.0

N 223 52 275
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4.3.4 Number of Children in Households Facing Evictions 
 

• Tenant households in the sample had an average of one child per household (.94 
children).  This is somewhat surprising as tenant households have historically had a high 
proportion of non-family households such as younger adults and seniors.   

 
• Even when only tenants in the private sector housing were examined, the average number 

of children in the sample was large with 0.84 children per household compared to .94 
children in the overall sample.  In the social housing sample, the average number of 
children was 1.36 children per household. 

 
• Close to a half of the sample (49%) had at least one child over 18 years of age while 51% 

did not have a child under 18.   Approximately a fifth of all households in the sample had 
one child; a fifth had two children and 9% had three or more children (refer to Table E4 
in Appendix E.) 

 

4.3.5 Whether or Not Born in Canada  
 

• Just over half of respondents (55%) were born in Canada while 45% were born outside of 
Canada.  

 
• Most of those who were born outside of Canada can be considered to be longer-term 

residents with 70% of them having been here for more than 10 years.  On average, 
respondents born outside of Canada have lived here for 18 years.   

 
• Only a small portion (12%) of tenants whose landlords had applied for an eviction could 

be considered to be recent immigrants, that is, they have lived here for 5 or fewer years.   
 

Table 12:  How Long Immigrant Tenants  
Whose Landlords Have Applied for an Eviction  

Have Lived in Canada 

 
    Source:  Toronto Eviction Survey 

Number Percent

1-5 year 15 12.1%

6-10 year 22 17.7%

11-15 year 32 25.8%

16-20 year 12 9.7%

21+ year 43 34.7%

Total 124 100.0%

Not Applicable 151

Missing 2

Total 277
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Census

Age 

Category Number Percent

Toronto 

CMA

18-24 19 7.0% 2.2%

25-34 86 31.9% 16.5%

35-44 80 29.6% 26.3%

45-54 56 20.7% 22.4%

55-64 18 6.7% 13.9%

65+ 11 4.1% 18.6%

Total 270 100.0% 100.0%

Survey

 

4.3.6 Age Distribution 
 
Table 13 below shows the distribution of age of respondents.   
 

• Thirty-nine percent (39%) were younger adults (i.e., under 35 years of age); 30% were 
between 35 and 44 years of age and 21% were between 45 and 55 years of age.  
Approximately a tenth of respondents can be considered to be older adults, that is 55 
years or older.   

 
• Table 13 below compares the age distribution of tenants in the eviction survey to the age 

of renters in the Toronto CMA.  The comparison shows that tenants subject to an eviction 
application are over-represented in the younger age groups compared to the general 
population.  For example, 39% of those in the eviction survey were less than 35 years of 
age compared to 19% in the Toronto CMA rental population.  This younger group also 
has lower incomes (see Table 16 below on page 44).   

 
• On the other hand, older adults are under-represented when compared to the population 

as a whole.  Eleven percent (11%) were 55 years or older compared to 32.5% in the 
Toronto CMA tenant population.  Many of the managers of private non-profits who 
managed buildings for older adults told us their tenants were almost never late paying 
their rent. 

 
Table 13:  Age Distribution of Tenants  

Whose Landlords Have Applied For an Eviction  
Compared to All Tenants 

 
 
 
 
 
 
 
 
 
 
   Source: Toronto Eviction Survey and Statistics Canada Standard Tabulation 
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Chart 10:  Main Source Of Income
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4.3.7 Employment Status 
 

• The majority of tenants (62%) subject to an eviction application were in the labour force 
– that is, they were working on a full-time basis (42%); working on a part-time basis 
(15%) or were on employment insurance (5%).  Even in the social housing sample, a high 
proportion of tenants were in the labour force accounting for close to half (47%) of this 
group.  (Refer to Table E5 in Appendix E.) 

 
• Approximately a fifth of respondents were on some form of income maintenance 

program other than an old age pension - Ontario Works (15%), and Ontario Disability 
Support Program (6%).  Only 4% were dependent on a retirement income or old age 
pension. 

 
 

Source:  Toronto Eviction Survey 
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Chart 11:  Income Distribution of Tenants 
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4.3.8 Incomes of Tenants Being Evicted 
 
Respondents were asked the average annual income for all members of their household 
combined.  Chart 11 below shows the income distribution of tenants facing evictions. 
 

• The average household income for tenants in the survey was $29,900 and the median 
income was $24,000.   

 
• The average income of tenants whose landlords had applied to evict them was 

considerably below that of all tenants in Toronto - $ 44,368 based on the 2001 census.22   
Tenants being evicted had an average income that was 33% lower than the average 
income of all tenants in the City.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

• As Table 14 below shows, tenants who were being evicted in the private sector had 
higher incomes than those living in social housing.  Forty-one percent (41%) of tenants in 
the private sector rental housing had incomes above $30,000 annually compared to 19% 
in social housing.  By comparison, 62% of tenants in social housing had incomes below 
$20,000 compared to 35% in private sector housing. 

 
• The average income of tenants in private housing was $31,092 while the average income 

of those living in social housing was $24,768. 

                                                
22 The 2001 census asks about income for the previous year, so incomes reported in the census are for the year 2000.  
In 2003, the average tenant income would probably be higher so that the difference between the incomes of tenants 
being evicted and all tenants would be even greater than our estimate. 



Analysis of Evictions Under the TPA in the City of Toronto:  Overall Rental Housing Market 

 

 
Lapointe Consulting Inc.   March, 2004 
  Page 43 

<$10,000 13 6.3% 14 29.2% 27 10.5%
$10,000-$19,999 59 28.4% 16 33.3% 75 29.3%
$20,000-$29,999 51 24.5% 9 18.8% 60 23.4%
$30,000-$39,999 43 20.7% 5 10.4% 48 18.8%
$40,000-$49,999 18 8.7% 2 4.2% 20 7.8%
$50,000-$59,999 9 4.3% 0 0.0% 9 3.5%
$60,000 + 15 7.2% 2 4.2% 17 6.6%
Total 208 100.0% 48 100.0% 256 100.0%

Missing 21  
Total 277  

Private Sector Social Housing Total

Age N Mean Median

Under 25 18 $21,976 $19,620
25-34 82 $26,762 $24,000
35-44 74 $38,411 $25,600
45-54 52 $29,923 $26,400
55-64 16 $22,506 $19,000
65 and older 10 $19,926 $15,060
Total 252 $29,952 $24,000
Missing 25
Total 277

 
 

Table 14:  Distribution of Income by Type of Housing 
 
 
 
 
 
 
 
 
 
 
 
 

Source:  Toronto Eviction Survey 
 
As can be seen by Table 15 below, the average income for tenants was lowest for younger and 
older tenants and the highest average incomes were for those in the 35 to 44 year age group.   
 

Table 15: Average and Median Income by Age of Tenant Being Evicted 
 
 
 
 
 
 
 
 
 
 

Source:  Toronto Eviction Survey 
 
There is considerable variation in household income depending upon the household type as is 
shown below in Table 16.  Two-parent families and couples with no children had the highest 
average annual incomes.  Single parent families had the lowest average income.  Couples with 
no children and two-parent families had higher average and median incomes but even among this 
latter group, half of households facing evictions had household incomes of $30,000 or less (see 
median incomes).   
 
The average income for tenants of different household types in the City of Toronto was 
compared with the average income for comparable household types in the survey.  Except for 
persons living alone, most of the other household types facing evictions had incomes that were 
well below the average income for renters of that household type in the City of Toronto.  For 
example, single parents facing evictions had just over half the average income of single parent 
renter families in the City.  Two-parent families had 84% of the average income for all two-
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parent families.  Tenants whose landlords have applied to evict them, have lower incomes 
compared to other tenants in the City for most household types.   
 

Table 16:  Average and Median Income by Household Type of Tenants  
Whose Landlords Had Applied to Evict Them 

 
Toronto City

Household Type N Average Median Average Survey/City

Person Living Alone 74 31,473$  24,750$    $32,508 0.97

Couple With No Children 30 37,562$  31,000$    N/A N/A

Single Parent 74 18,392$  17,500$    $33,881 0.54

Two Parent Family 48 43,679$  30,000$    $52,080 0.84

Two or more Unrelated People Living Together 14 25,351$  25,600$    $57,861 0.44

Other 14 23,674$  15,450$    N/A N/A

Total 254 29,920$  24,000$    $44,368 0.67

Survey

 
Source:  Toronto Eviction Survey and Statistics Canada, Custom Tabulation  
 

4.3.9 Proportion of Income Spent on Rent 
 
In this section, we examine the proportion of income that tenants facing evictions were paying on 
rent.  
 

• A high proportion of tenants in the survey were paying 30% or more of their income on 
rent with 73% of tenants in this situation.   And 37% were paying 50% or more of their 
income on rent – a condition which is often used to indicate a severe housing 
affordability problem and being at risk of losing one’s home. 

 
• Based on the 2001 Census, 43% of tenants in the City of Toronto 43% paid more than 

30% of their income on rent; and, 21% paid more than 50% of their income on rent.23 
 

• Thus, those tenants whose landlords have applied to evict them were experiencing 
housing affordability problems at a much higher rate than the general tenant population.  
And, twice as many tenants whose landlords had applied to evict them, were paying such 
a high proportion of their income on rent that they can considered to be at risk of 
homelessness.   

 
One factor that has to be taken into account in the analysis of the proportion of income spent on 
rent is that often those who were being evicted were at a point in their lives where they had just 
lost their job, had their hours cutback or there was some other reason for their normal income 
being interrupted.  Therefore, the annual income reported may underestimate respondents’ 
“normal” income levels.  Tenants were asked what their total annual household income was (not 
their income for the previous year).   
 
Nevertheless, this data shows that tenants facing evictions are paying a very high proportion of 
their income on rent.  As we will see later on, the incidence of a serious housing affordability 
                                                
23 Data obtained from a custom tabulation from Statistics Canada for the 2001 Census. 
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Proportion of 

Income Spent on 

Rent # %

Cumulative 

Percent

Less than 20% 29 11.7% 11.7%

20-29% 39 15.7% 27.4%

30-39% 54 21.8% 49.2%

40-49% 35 14.1% 63.3%

50-59% 24 9.7% 73.0%

60-69% 18 7.3% 80.2%

70-79% 18 7.3% 87.5%

More than 80% 31 12.5% 100.0%

Total 248 100.0%

Missing 29

Total 277

problem reflects the precarious financial situation of many of those facing evictions – often as a 
result of a temporary loss of employment or income. 
 
In the overall sample the average ratio of rent: income was 50% while it was slightly higher in 
the private rental sector alone at 52%!  The ratio of rent: income was lower in social housing at 
44% - to a large extent reflecting the fact that a number of tenants were paying market rents. 
 
 

Table 17:  Proportion of Income Spent on Rent by Tenants  
Whose Landlords Have Applied for an Eviction  

 
 
 
 
 
 
 
 
 
 
 
 
    
   Source:  Toronto Eviction Survey 
 
 

Table 18:  Average Proportion of Income Spent  
on Rent by Housing Sector 

   Source:  Toronto Eviction Survey 
 

Landlord Type N Mean Median

Private Rental 201 51.9% 44.6%

Social Housing 47 43.6% 34.6%

Total 248 50.3% 40.2%
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5 REASONS FOR EVICTION APPLICATIONS AND TENANTS’ 
RESPONSES 

 
5.1 INTRODUCTION  
 
This section of the report continues with the analysis of the findings of the survey of tenants 
whose landlords had applied for an eviction.  We will examine a number of different aspects of 
the eviction process including: 
 

• Whether or not tenants received appropriate notification and appropriate documentation; 
 

• Reasons for the eviction; 
 

• Why tenants end up in arrears 
 

• How tenants deal with being late in paying their rent or with arrears; 
 

• Landlords’ responses to tenants proposals; 
 

• Whether or not tenants were planning to dispute the application; 
 

• Whom tenants turn to for assistance and type of assistance received; 
 

• Future plans; and,  
 

• Types of assistance that would be useful to avoid the eviction process. 
 
 
 
Highlights of the chapter are found on the following page and a more detailed description of the 
study results follows. 
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Chapter Highlights:  Reasons for Eviction Applications and Tenants’ Responses  
 

• Arrears are the major cause of eviction applications accounting for 85% of applications in 
the survey.  The remaining 15% were due to the owner wanting to move into the unit or to 
sell their house with a minority due to concerns around peace and enjoyment of others.  

 
• Job-related issues, usually of a temporary nature, accounted for 39% of the reasons 

tenants were in arrears while medical problems, also mainly of a temporary nature, 
accounted for 17% of reasons. Over a tenth (13%) of applications resulted from disputes 
around landlord and tenant matters.  Other financial problems – of a more permanent 
nature - accounted for approximately a tenth (12%) of the reasons tenants were in arrears. 
Family issues (family breakdown or illness or death in the family) were a contributing 
factor to a minority (7%) of eviction applications. 

 
• Over half (52%) of tenants had not been late with their rent or had been late only once or 

twice in the past year, 26% had been late three or four times and 22% five or more times. 
 

• The majority (62%) of tenants planned to dispute the eviction application having learned 
about how to dispute the eviction from the landlord’s forms and from CERA.  

 
• A large share of tenants (41%) did not turn to anyone for assistance.  A fifth of tenants 

(20%) called the Ontario Rental Housing Tribunal; 22% turned to either a legal clinic or 
other community organization; and, 18% turned to a friend or family member. 

 
• Most tenants (63%) did not receive assistance from anyone.  A fifth (19%) of respondents 

received help from family or friends; 3% obtained a formal loan from a bank or the City’s 
Rent Bank or financial assistance from the City’s Shelter Fund; and 4% obtained help 
with the eviction process from a community organization or a paralegal. 

 
• While most were not planning to move, 44% of tenants were looking for another place to 

live and 10% had found a place.  Thirty-nine percent (39%) of tenants did not know what 
they would do if evicted, 30% would move in with family or friends, 16% would rent 
another place, and 10% would go to a shelter. 

 
• Close to a half of tenants surveyed reported each of the following would have helped to 

avoid facing an eviction - a better understanding of the eviction process, an agreement 
with their landlord to repay arrears, someone to negotiate with the landlord, and, a loan 
for arrears and 40% agreed that help finding a cheaper apartment would have helped.  
Other types of assistance that would have helped tenants include: more income support 
and employment opportunities, better communication from landlords, enforcement of 
municipal by-laws, and, more time to deal with arrears. 

 
• More affordable housing and better control over rent increases were mentioned most 

frequently as helping to prevent evictions in general followed by more information about 
the eviction process and better communication between tenants and landlords.  
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5.2 WHETHER OR NOT TENANTS RECEIVED APPROPRIATE 

NOTIFICATION 
 
Respondents were asked whether or not their landlord had provided them with a copy of the 
Notice of Hearing, the landlord’s application to evict them and the dispute form. (Refer to Table 
E6 in Appendix E.) 
 

• Most tenants (89%) who were interviewed had already received a Notice of Hearing (i.e., 
a Hearing with the Ontario Rental Housing Tribunal); 9% said they did not receive it and 
2% could not remember.  One of the reasons tenants may not have received the notice is 
that while their landlord had applied to the Tribunal, the landlord may not have yet 
provided the tenant with the Notice of Hearing as they are not required to provide the 
notice until 5 days prior to the hearing.  Sometimes, our call was the first time the tenant 
was informed that they were being evicted. 

 
• Tenants were also asked if they recalled receiving a “Notice to Terminate” their tenancy.  

Just under three quarters (74%) reported receiving this notice, while 16% said they had 
not received such a notice and 10% could not remember. 

 
• Eighty-one percent of respondents reported having received the application to terminate 

the tenancy and evict them; 14% did not and 5% could not remember. 
 

• Eighty percent (81%) reported receiving a dispute form, 15% said they did not get one, 
and 5% did not remember.  This is somewhat disconcerting as it shows just over a tenth 
of those who are aware that they have received a Notice of a Hearing, are not aware that 
they also received a dispute form.   So, either the dispute form was provided to them and 
they did not notice, or, they were never provided with the dispute form. 

 
According to the survey of GTAA landlords discussed in Chapter 3, the most common approach 
for landlords to deliver the eviction application was personal delivery.  Thirty-seven percent 
(37%) of landlords surveyed said they used the mail while 63% used personal delivery to notify 
tenants of a hearing at the ORHT.   
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Reason Number %

Arrears 231 84.9%

Other

  Owner wants to move in 7 2.6%

  Owner wants to sell 4 1.5%

  Disturbing others 4 1.5%

  Insufficient notice 3 1.1%

  Safety & security of others 2 0.7%

  Other 3 1.1%

Other sub-total 23 8.5%

Respondent not sure 18 6.6%

Total 272 100.0%

Missing 5

Total 277

Chart 12:  Reason Landlord Gave For Tenant

for Eviction 

Respondent 

Not Sure

7%Other

8%

Arrears

85%

 
5.3 REASONS FOR EVICTIONS AND ARREARS 

5.3.1 Reasons Landlords Gave Tenants for Evicting Them  
 
Respondents were asked the reason their 
landlord gave for evicting them.   As can be 
seen in Table 19, 85% of respondents 
reported that their landlord said the reason 
for the eviction application was for arrears; 
8% cited other reasons and 7% were not sure 
of the reason.  These results are in line with 
our analysis of Tribunal data and confirm the 
high proportion of eviction applications that 
are for arrears.  
 
 
 
 
 
 
 
The most common type of “other” reason given was that either the owner or his family or 
relative wished to move into the rental unit or the owner was selling or had sold the home in 
which the apartment was located - together these reasons accounted for 4% of all reasons given 
by landlords for the eviction.  Causing a disturbance or affecting the safety of others accounted 
for approximately 2% of all reasons given by landlords for the eviction. 
 

Table 19:  Reason that Tenant Reported That  
Landlord Gave for the Eviction 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source:  Toronto Eviction Survey 
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For each tenant in the sample, data was available on the type of application made to the Tribunal.  
As is shown below, 80% of the applications were for arrears, 8% were for other reasons, 2% 
were for tenants not moving out when they had agreed to, 6% were for tenants not meeting the 
terms of a settlement, and 4% were combined applications.  As most of the applications where 
tenants did not meet the terms of a settlement were agreements regarding payment of arrears, this 
data again confirms that 85%+ /-of all applications involve arrears as we found in our analysis of 
the Tribunal data in Chapter 3. 
 

Table 20:  Reasons for Eviction According to  
Ontario Rental Housing Tribunal Data on Tenants in Sample 

Source:  Toronto Eviction Survey 
 
Respondents were asked whether or not the landlord had a good reason to evict them.  The vast 
majority of tenants (68%) thought their landlord did not have a good reason to evict them while 
27% thought their landlord did have a valid reason and 6% were not sure.  For those who thought 
their landlord did not have a good reason, tenants often mentioned that there were 
misunderstandings between the tenant and the landlord (e.g., the tenant thinking that they had an 
agreement regarding the arrears, or that they had made a partial payment, and so on).   Often 
tenants felt that the landlord should be more understanding as something like this had never 
happened before and they had always paid on time or they had been late only on a few occasions.  
Often tenants were in the midst of a personal crisis and could not understand why the landlord 
was not more flexible.  
 
However, just over a quarter of tenants were very understanding regarding being evicted and said 
that the landlord had the right to evict them if they could not pay the rent.  These tenants did not 
seem to be surprised at what was happening to them. 
 

5.3.2 Why Tenants End up in Arrears 
 
Tenants who were being evicted for arrears were asked why they ended up behind in their rent.  
The reasons tenants ended up behind in their rent are described below in Chart 13 and Table 21 
below.  Job-related reasons are the major cause of tenants ending up in arrears, followed by 
medical issues/conditions, landlord and tenant disputes, other financial issues and family 
problems.  These reasons are discussed in more detail below. 

Frequency Valid Percent

L1 (Arrears) 219 80.2

L2 (Other reasons) 23 8.4

L3 (Tenant agreed to move out) 5 1.8

L4 (Failed to meet conditions of settlement) 16 5.9

A3 10 3.7

Total 273 100

Missing 4

Total 277
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Chart 13:  Reason Tenant Ended up in Arrears

Landlord/Tenant 

Matters

13% Medical
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Other Financial

12%
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Job-Related

39%

Other

12%

 
 
 

• Thirty-nine percent (39) % of the reasons that tenants gave for being in arrears were job-
related - they had lost their job, their hours had been cut back, they were on temporary 
lay off, they had irregular income due to the nature of their job (self-employment or 
commission), they were changing jobs, or they were just starting out.  Loss of a job was 
the single major contributor to tenants ending up in arrears accounting for 25% of all 
reasons cited by tenants. 

 
• Another 17% ended up in arrears because of a medical injury or condition – most 

situations were temporary but did interfere with their ability to work. 
 

• Twelve percent (12%) cited landlord/tenant issues – either they were deliberately 
withholding rent because of a repair issue or because they disputed the rent increase, or 
there had been some type of misunderstanding related to their payment (e.g., the landlord 
was alleged to have made an error). 

 
• Other financial reasons were cited by 12% of respondents – they had incurred other 

expenses; they had insufficient incomes; their benefits had been cut back; they had 
financial management issues or they had experienced other financial problems (e.g., 
personal or business bankruptcy). 

 
• Family issues also accounted for 7% of the reasons tenants got behind in their rent – 

either due to a marital breakdown or a death or major illness in the family. 
 
Often respondents had more than one problem such as hours of work being cut back and a 
serious illness, loss of a loved one and being unable to work, losing one’s spouse and business at 
the same time, and so on.    
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In a large share of the cases, it is important to note that the underlying cause was of a temporary 
nature rather than long-term.  For example, the tenant’s employer had gone bankrupt and the last 
pay cheque the tenant had received had bounced, the tenant had spent extra money on unusual 
expenses (e.g., school books, Christmas expenses) and were short for the rent, the tenant had 
misplaced their cheque, or, there had been a misunderstanding with the bank or landlord, etc.   
This is not to say that some tenants are just unable to make ends meet on a regular basis.  
However, for the majority of tenants, what tenants seem to lack is a financial cushion so they can 
pay their rent when they experience a crisis or extraordinary expense in their lives. 
 
The nature of the short-term economic situation faced by many tenants has implications for the 
type of solutions which are needed.  That is, the majority of tenants appear to need temporary 
assistance and/or some latitude with regards to catching up with their arrears.  Only in a small 
proportion of cases are tenants in a situation where they cannot maintain their rent once their 
lives return to “normal” conditions.   
 

Table 21: Reason Respondents Gave For Ending up In Arrears 

 
Source:  Toronto Eviction Survey 

Reason Total % 

Job-Related

Unemployment/Lost Job 55 24.4%

Hours cut Back 12 5.3%

Temporary Lay-Off 12 5.3%

Irregular Income (due to self-employment or nature of job) 7 3.1%

Job change/starting job 2 0.9%

Sub-total 88 39.1%

Medical

Unable to Work Due to Temporary illness/injury 34 15.1%

Medical expenses/unable to work 5 2.2%

Sub-total 39 17.3%

Landlord/Tenant Issues/Misunderstandings

Withhold Rent/Dispute with LL 20 8.9%

Landlord Mistake/misunderstanding 9 4.0%

Sub-total 29 12.9%

Other Financial

Other Expenses (e.g., hydro, Christmas, school books) 8 3.6%

Insufficient income 6 2.7%

Benefits Cut Back 5 2.2%

Financial Management 4 1.8%

Other financial problems (e.g. bankruptcy) 4 1.8%

Sub-total 27 12.0%

Family Issues

Family Breakdown/Separation 8 3.6%

Family death/illness 7 3.1%

Sub-total 15 6.7%

Other 27 12.0%

Total 225 100.0%
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Chart 14:  How Late Payment Varies with Income
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Frequency # %

Never late 65 25.6%

1-2 times 67 26.4%

3-4 times 66 26.0%

5 times and more 56 22.0%

Total 254 100.0%

Missing 23

Total 277

 
5.4 TENANTS AND ARREARS 
 
All tenants were asked if they had paid their rent late over the past year.  As can be seen from 
Table 22, approximately a quarter (26%) had never been late with their rent before and 
approximately three-quarters (74%) had been late before. 
 
Approximately half of tenants (52%) pay their rent on time with the occasional late payment 
(late 1 or 2 times).  However, close to a quarter of tenants (26%) were late paying the rent three 
or four times before in the past year, and, 22% had been late five or more times or “often”.  It is 
not clear to what extent late payers were late because they did not recognize the importance of 
paying their rent on time and the potential ramifications of being late frequently, or, whether it 
was because they were unable to pay due to other circumstances or their low income. 
 

Table 22:  Frequency of Tenants Being Late in the Past Year 
 

 
 
 
 
 
 

 
Source:  Toronto Eviction Survey 

 
Chart 14 shows the relationship between income and paying late.  While those who were never 
late did have a higher average income than those who were late, tenants who reported that they 
paid their rent late five or more times in the past year had a higher average income than those 
who were late 1-2 times or 3-4 times.  This data suggests that income is only one of the factors 
behind tenants being frequently late with their rent. 
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Chart 15:  Submitted Written Intention to Dispute

Yes

62%

No

38%

 
 
5.5 HOW TENANTS DEAL WITH BEING LATE AND IN ARREARS 
 

5.5.1 Speaking to Landlord, Property Manager or Superintendent 
 
A number of questions were designed to find out what tenants did when they ended up behind in 
their rent.  The vast majority of tenants (80%) said they spoke to the landlord, property manager 
or superintendent to explain their reason for not paying on time. 
 
Respondents who were late were asked whether or not they tried to work out an arrangement to 
pay their arrears back over time.  Seventy percent of respondents reported that they tried to work 
out an arrangement to pay their arrears over time.   
 
Landlords’ responses varied considerably.  In a number of cases, the landlord or property 
manager was sympathetic and often gave the tenant more time to pay their rent; in other cases 
the landlord or property manager was uninterested in the reason tenants were behind in their rent 
and they just wanted the arrears to be paid.  Sometimes, landlords explained that while they were 
sympathetic they could not afford not to have the rent paid. 
 
For those who were being evicted for reasons other than arrears, the majority also tried to work 
out an agreement with their landlord although not as in the case of arrears.  Sixty-three percent 
(63%) of this group reported trying to work out an agreement with their landlord.  An 
examination of the comments tenants received by tenants from landlords indicates that there was 
much more of a gap between landlords and tenants in cases other than arrears and that there was 
often a history of misunderstandings or difficulties between the tenant and landlord. 
 

5.5.2 Planning to Dispute the Eviction 
 
 
 

• A majority of tenants (62%) whose 
landlords had applied for an eviction, 
said that they had informed the 
Tribunal in writing that they planned 
to dispute the eviction while the 
remaining 38% had not done so.   
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Source of Information Yes % of Total

Read it on form from landlord 137 83.5%

Read information from Centre for 

Equality Rights in Accommodation 80 48.8%

Called Tribunal/looked at website 17 10.4%

Heard about it from friends 16 9.8%

Paralegal called/wrote letter 9 5.5%

Call Federation of Metro Tenants 7 4.3%

Private legal advice 7 4.3%

From previous experience at hearing 6 3.7%

Legal aid/community clinic/tenant duty 

counsel 4 2.4%

Family or relative 3 1.8%

Property Manager 3 1.8%

Housing Help 2 1.2%

Other 10 6.1%

N 164  

Not applicable 113

Total 277

Respondents were asked how they found out that they had to give their intention to dispute in 
writing (refer to Table 23).  For those who planned to dispute the eviction, most tenants (84%) 
found about the need to submit their intention in writing from the landlord forms landlord.  
Slightly less than half (49%) of tenants planning to dispute cited reading about it in the package 
of information sent out by the CERA (the Centre for Equality Rights in Accommodation).  A 
tenth contacted the Tribunal – mostly by phone although a couple looked at the ORHT web site 
and a tenth found out from friends.  Six percent heard about it from a paralegal who either called 
them or sent them a letter while 4% knew about it from previous experience at a hearing.  Just 
over 2% found out from legal aid, a community legal clinic or the tenant duty counsel, 2% from 
a family or relative, 2% from the property manager and 1% from a housing help agency.  
 
This information shows firstly, the over-riding importance of having clear information in the 
notification package provided to tenants, and secondly, the importance of early intervention such 
as that provided by CERA.   
 

Table 23:  How Respondents Found Out About 
The Need to Submit Their Intention to Dispute in Writing 

 

 

 

 

 

 

 

 

Source:  Toronto Eviction Survey 
 

5.5.3 Whom Tenants Turn To For Assistance and Type of Assistance Received 
 
Respondents were also asked whether or not they called anyone for help when they received the 
Notice of Hearing and the landlord’s application to evict them.  As Table 24 shows, the most 
frequent response was that tenants did not contact anyone, cited by 41% of respondents.  A fifth 
(20%) of respondents reported that they contacted the Ontario Rental Housing Tribunal for 
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Potential Source of Assistance Total % of Total

Did Not Contact Anyone 114 41.2%

Ontario Rental Housing Tribunal 54 19.5%
A Legal Clinic 37 13.4%

A Friend 31 11.2%

Other Community Organizations 25 9.0%

Paralegal/legal representation 25 9.0%

A Family Member 19 6.9%

Other 13 4.7%

Landlord 7 2.5%

Tenants' Hot Line (FMTA) 6 2.2%

N= 277

assistance; 13% contacted a community legal clinic; 11% contacted a friend and 7% contacted a 
family member.  A small proportion of tenants contacted their landlord and a small proportion 
contacted the Federation of Metro Tenants’ Associations “Hot Line”.   
 

 
Table 24:  Whom Tenants Turn to For Assistance 

After Receiving a Notice of Hearing 
 
 
 
 
 
 
 
 
 
 
 
 

Source:  Toronto Eviction Survey 
 
Respondents were also asked what type of assistance they received in dealing with arrears or 
with their landlord.  As Table 25 indicates, the most common response from tenants (mentioned 
by 64% of respondents) was that they had not received assistance from anyone.  When tenants 
did get assistance, it was more likely to be from friends or family – approximately a fifth of 
tenants (19%) were in this category.  As well, a significant proportion – about 8% - obtained 
other money from other sources, e.g., they borrowed from their employer, they received their pay 
cheque, they obtained money owed to them, they increased their hours or got a job, or they 
received some type of social assistance.  Only 3% reported receiving a loan from a bank or the 
City of Toronto’s Rent Bank or other financial assistance from the Shelter Fund of the City’s 
Social Services Division. 
 
A small proportion (4%) of tenants being evicted reported receiving help in dealing with the 
eviction process itself - either someone called the landlord for them or they received assistance 
from a community organization or paralegal person. 
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Type of Assistance Received Number % of Total

Informal Loan # %

A loan from a friend 26 9.1%

A Loan from family 28 9.8%

Sub-total 54 18.8%

Formal Loan

A Loan from the bank 1 0.3%

A loan from the City of Toronto's Rent Bank 4 1.4%

Borrowed from other organization 2 0.7%

Assistance through the City of Toronto's Shelter Fund 2 0.7%

Sub-total 9 3.1%

Other Sources of Money 

Borrowed from employer, advance on pay 3 1.0%

Received paycheck 3 1.0%

Other sources of money - money owed, fraud 5 1.7%

Increased hours, part-time work, got a job 6 2.1%

Social assistance - providing assistance (welfare, financial 

assistance) 5 1.7%

Sub-total 22 7.7%

Support with Eviction Process

Someone who talked to landlord 8 2.8%

Other community org. or paralegal 3 1.0%

Sub-total 11 3.8%

Other

Other Reasons 7 2.4%

No Outside Assistance

Had the money or was holding back 3 1.0%

No Assistance at all 181 63.1%

Sub-total 184 64.1%

N 287 100.0%

Table 25:  Type of Assistance Received 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source:  Toronto Eviction Survey 
 

5.5.4 Future Plans  
 
Respondents were asked if they were looking for another place to live.   
 

• A relatively high proportion of tenants facing evictions (44%) were looking for another 
place to live 

 
• Only 22%, or 26 out of the 119 who were looking for another place to live, had found 

one.  This means that 9% of all tenants whose landlords had given them notice of an 
eviction application found another place to live.  Some were still not sure if they had 
found a place.   

 
• The most common way of finding a place to live was looking through the paper or having 

help from a friend. Others relied on other information sources including the internet and 
magazines. (Refer to Table E7 in Appendix E.) 
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Chart 16:  Where Would You Go If You Lost Your 

Present Housing?
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• Respondents were asked if the rent was lower or higher and in 60% of the 20 responses, 
the rent was lower while in 40% of the cases, the rent was higher. 

 
• Most (81%) of the 26 tenants who had found another place considered the dwelling 

conditions to be better than in the unit they were being evicted from. 
 

• Tenants were asked where they would go if they lost their present housing.  The largest 
share of tenants, representing 39% of all tenants facing evictions, said they did not know 
what they would do.  Approximately a fifth (18%) would move in with family; 16% 
would rent another apartment; 12% would stay with friends; 10% would go to a shelter, 
2% would move into owned accommodation and 1% said they would live on the street.   

 
 

 

 

 

 

 

 

5.6 TYPE OF ASSISTANCE TO PREVENT EVICTIONS  
 

5.6.1 Type of Assistance That Would Have Helped Tenants with the Eviction 
Process 

 
Close to half of tenants agreed that the following types of assistance would have helped them 
avoid going through the eviction process: 

⇒ a better understanding of the eviction process (49%). 
⇒ an agreement with the landlord to repay the rent (48%); 
⇒ someone to negotiate with the landlord (45%); 
⇒ a loan for arrears (46%); and,  

 
A high proportion of tenants (40%) also said that help finding a cheaper apartment would have 
helped to avoid the eviction process.  This data suggests that a mix of intervention approaches re 
required to reduce the number of applications for evictions. 
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Yes No Maybe

Not sure, 

don't 

know

Total Missing Total

An agreement with the landlord to 

repay arrears # 126 111 16 11 264 13 277

% 47.7% 42.0% 6.1% 4.2% 100%  

Someone to negotiate with landlord # 122 107 27 15 271 6 277

% 45.0% 39.5% 10.0% 5.5% 100%  

A loan for arrears # 122 116 20 8 266 11 277

% 45.9% 43.6% 7.5% 3.0% 100%  

A better  understanding of the 

eviction process # 134 104 29 5 272 5 277

% 49.3% 38.2% 10.7% 1.8% 100%  

Help finding a cheaper apartment 

so I could have moved before the 

landlord applied for an eviction # 103 132 14 10 259 18 277

% 39.8% 51.0% 5.4% 3.9% 100%

Other Assistance To Avoid Eviction Process # %

Better communcation from landlords 19 17.4%

More income support; more financial assistance 19 17.4%

A job, a better job, steady employment 17 15.6%

Enforcement of City by-laws; maintenance issues 15 13.8%More information about the process; better 

understanding of the law 13 11.9%

Fore time to deal with the arrears 11 10.1%

A loan, access to money from a rent bank 9 8.3%

More understanding from the landlord 6 5.5%

Number of responses 109 100.0%

Table 26:  Type of Assistance That Would Have Helped Tenants 
Avoid the Eviction Process 

Source:  Toronto Eviction Survey 

 
Respondents were asked if they had any other suggestions regarding assistance that would have 
helped them to avoid going through the eviction process.  Responses were coded and 
summarized (refer to Table 27 below).  
 

Table 27:  Other Assistance That Would Have Helped Tenant  
Avoid Eviction Process 

 
 
 
 
 
 
 
 
 
 
 

Source:  Toronto Eviction Survey 
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5.6.2 Suggestions for Preventing Evictions 
 
Tenants were asked if they had any other comments or suggestions regarding what should be 
done to prevent evictions.  Approximately half of the respondents had suggestions.  The 
responses were coded and analyzed and the results are summarized below in Table 28.   
 

• The most frequently mentioned way of preventing evictions was to provide more 
affordable housing and/or cheaper rents – mentioned by 21% of those who responded. 

 
• The second most frequently mentioned suggestion was stronger rent control and more 

control over rent increases – mentioned by 14% of those who responded.  
 

• The third most frequently mentioned way of preventing evictions was to help tenants to 
be better informed regarding their rights and responsibilities and the provisions of the 
TPA particularly as it pertains to evictions – mentioned by 11% of those who responded.  
A number of tenants mentioned that the process was hard to understand.   

 
• Tenants also wanted landlords to take into account their individual situations and to be 

more understanding and more lenient with them – mentioned by 11% of those who 
responded. 

 
• Many tenants wanted the time lines to be extended to give them more time to deal with 

their situation and to repay arrears – mentioned by 11% of those who responded.   
 

• Respondents stressed the need for better communication between tenants and landlords 
including advising tenants earlier on if there was a problem with their rent (prior to the 
Notice of Termination) – mentioned by 9% of those who responded. 

 
• Other suggestions included financial assistance to tenants, access to loans, having the 

Tribunal be more supportive of tenants and providing support to tenants going through 
the process (e.g., an advocate to talk to the landlord, a support worker, counselling). 
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Method of Preventing Evictions # %

More affordable housing, cheaper rents 26 20.0%

Stronger rent controls, more controls on the landlord 18 13.8%

Provide tenants with more information about their rights and 

the eviction process; easier to get info. from Tribunal 14 10.8%

More lenient approach from landlord, more understanding 

from landlord 14 10.8%

More time before eviction occurs, including longer period to 

repay arrears 14 10.8%

Improved communication between tenant and landlord, 

including prior notice before NOT 12 9.2%

Tenant advocate, support worker to assist tenants during the 

process 8 6.2%

Tribunal and Act that is more supportive of tenants; simpler 

process 8 6.2%

Financial assistance for low-income tenants 5 3.8%

Landlords should be forced to maintain their rental housing 5 3.8%

Access to loan, tenant insurance prog. 3 2.3%

More legal assistance; quicker assistance through legal aid 3 2.3%

Total Number of Responses 130 100.0%

 
Table 28:  Tenants’ Suggestions for Preventing Evictions 
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6 POST-EVICTION SURVEY 
 
6.1 INTRODUCTION  
 
One of the objectives of the study was to examine the impacts that evictions have on tenants. 
This section is based on interviews with 101 former tenants who had been evicted who were 
from two separate sub-groups: 
• An eviction follow-up sample - a sample of 30 respondents from the initial survey of tenants 

being evicted whom we were able to locate after they had been evicted; 
• A post-eviction “other” sample - 71 respondents recruited from shelters and community 

agencies (housing help centres, drop-in centres and legal clinics) dealing with housing issues.  
 
Our “eviction follow-up” sample of 30 tenants was obtained by trying to reach those 187 tenants 
who had said we could contact them again in a few months and who gave us a contact person 
and phone number.  We were able to conduct interviews with 30 tenants who had moved as a 
result of the eviction process.  For many tenants, the eviction application had not led to an 
eviction and the matter had been resolved between the tenant and the landlord.  The follow-up 
post-eviction sample of 30, although a small sample, provides us with a good indicator of the 
characteristics of those who were evicted compared to the larger survey of tenants facing 
evictions.  The sample may be biased in that it omits evicted tenants who were hard to reach. 
 
The “post-eviction other” sample of 71 households is biased in that it represents individuals 
willing to participate in the survey and who use the facilities and services described above.  The 
latter sample included 30 individuals and families living in shelters. 24 
 
While the combined survey cannot be considered to be a representative sample of all tenants who 
were evicted– nevertheless, it does provide us with some insights into the characteristics of those 
who end up being evicted, the reasons for evictions and the impacts of evictions on tenants. 

6.1.1 SUMMARY OF FINDINGS 
 
This chapter will examine: 
• The characteristics of tenants (household type and size; immigrant status, and income), 
• Reasons for being evicted, 
• How often respondents were evicted, 
• Results of the hearing, 
• Impacts of the eviction in terms of how often they moved, their housing before and after the 

eviction: and the effects of the eviction in general on their lives, 
• Type of assistance received, and, 
• Suggestions for preventing evictions. 

                                                
24 See Appendix B for details on how respondents were recruited. 
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 Chapter Highlights:  Impact on Tenants 
 

• Tenants in the eviction follow-up sample had similar household characteristics as those in the 
larger survey of tenants being evicted – close to half were families with children.  Tenants in 
the other post-eviction sample had a higher proportion of persons living alone – to a large 
extent reflecting how respondents were recruited (e.g., drop-in centres, emergency shelters).   

 
• Evicted tenants were concentrated in the 25 to 54 year age bracket with few over 55 years. 

 
• Tenants in the follow-up sample had an average income of $29,000 (similar to the original 

survey of tenants facing evictions) compared to an average income of $10,200 in the other post-
eviction sample. 

 
• Over half of the tenants in the follow-up sample were in the labour force but a higher 

proportion were on social assistance compared to the larger sample of tenants facing evictions.  
In the other post-eviction sample, over half were on some form of social assistance. 

 
• The majority of tenants in the two samples had never been evicted before. 

 
• About half of those evicted had attended the hearing - 80% of those in the post-eviction sample 

and 37% in the other post-eviction sample. 
 

• Most tenants in the eviction follow-up sample moved to another apartment after the evicton, 
while about a quarter moved in with family or friends.  A small number had to move a second 
time.  Most ended up renting another place (and a couple purchased a home).  About a fifth 
ended up sharing housing with family or friends to cut their housing costs and a few 
respondents ended up moving into a room.   

 
• Only a small proportion of tenants in the other post-eviction sample were able to rent their own 

place immediately after the eviction.  Approximately a third (30%) stayed with their family or 
friends after the eviction and 38% moved into a shelter (not surprising because a third were 
recruited from emergency shelters).  Thirty-nine percent (39%) of those in the other post-
eviction sample rented their own place at the time they were interviewed, 13% were sharing 
their housing and a few were living on the street or in parks.  Those in the other post-eviction 
survey ended up moving quite a few times - on average 2.7 times compared to once for the 
follow-up survey. 

 
• Tenants in both samples were more likely to move into housing that was less expensive than 

their previous housing. 
 

• The overall impact on tenants who were evicted was generally quite serious involving a lot of 
stress, children having difficulty adjusting to their new surroundings and leaving their school 
and friends, and problems finding work (for those who had lost their jobs).  

 
• Better understanding of the eviction process, someone to negotiate with the landlord and help 

finding a cheaper apartment were solutions most favoured by those who had been evicted.   
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Eviction Follow-up

# of Children # % # %

1 6 42.9% 13 50.0% 19 47.5%

2 6 42.9% 6 23.1% 12 30.0%

3 2 14.3% 2 7.7% 4 10.0%

4+ 0 0.0% 5 19.2% 5 12.5%

Total 14 100.0% 26 100.0% 40 100.0%

No Children 16 45

Total 30 71

Other Post Eviction Total Post-Eviction

Eviction Follow-up Other Post Eviction Total Post-Eviction

Household Type # % # % # %

Person living alone 6 20.0% 30 42.3% 36 35.6%

Couple - no children 5 16.7% 7 9.9% 12 11.9%

Single parent 8 26.7% 10 14.1% 18 17.8%

Two-parent family 7 23.3% 16 22.5% 23 22.8%

Two or more unrelated persons 3 10.0% 8 11.3% 11 10.9%

Other 1 3.3% 0.0% 1 1.0%

Total 30 100.0% 71 100.0% 101 100.0%

 
6.2 CHARACTERISTICS OF TENANTS WHO WERE EVICTED 
 
In this section we examine the characteristics of evicted tenants. 

6.2.1 Household Type and Number of Children 
 
As Table 29 below shows, half of the eviction follow-up sample consisted of families with 
children – almost equally split between single and two-parent families.  In the other post-eviction 
survey, persons living alone accounted for 42% of households and families with children 
represented 37%.  The eviction follow-up survey was relatively similar to the overall survey of 
tenants facing evictions in terms of the distribution household type– in both approximately a half 
of households were families with children.  For the total post-eviction sample, 40% were either 
single parent or two-parent families with children and 36% were persons living alone. 
 

Table 29:  Household Type Prior to Eviction 

 
Source:  Toronto Post-Eviction Survey 
 
Families with one or two children accounted for 78% of the families who were evicted (refer to 
Table 30 below).  
 

 
Table 30:  Number of Children in Household Prior to Eviction 

 
 

 

Source:  Toronto Post-Eviction Survey 
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# % # % # %

Yes 18 60.0% 55 78.6% 73 73.0%

No 12 40.0% 15 21.4% 27 27.0%

Total 30 100.0% 70 100.0% 100 100.0%

Missing 1

Total 71

Born in 

Canada

Eviction Follow-Up Other Post-Eviction Total Post-Eviction

 

6.2.2 Immigrant Status 
 
As Table 31 below shows, roughly 60% of those in the eviction follow-up survey were born in 
Canada. This is similar to the 55% of tenants facing evictions who were born in Canada.   
 
The other post-eviction survey respondents were more likely to have been born in Canada.  
While this information suggests that Canadian-born tenants are as likely as immigrants to be 
evicted from their homes, our survey methodology may have solicited more responses from 
English-speaking respondents as the survey was not translated into other languages. 
 
Most of the immigrant respondents who were evicted had been living in Canada for 10 years or 
longer. 
 
 

Table 31:  Immigrant Status 
 

 
 
 
 
 
 
 

Source:  Toronto Post-Eviction Survey 
 

6.2.3 Age Distribution 
 
The age distribution of the eviction follow-up sample was almost identical to that of the overall 
sample of tenants facing evictions except there were no respondents in the 65years and over age 
category among those who were evicted.  Other research conducted for this study, namely the 
survey of private non-profit landlords, supports the finding that older people are less likely than 
other age groups to be evicted. 
 
Those in the other post-eviction sample tended to be concentrated in the 35 to 44 year age group 
which represented 53% of the sample.  (Refer to Table 32 below.) 
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# % # % # %

Employment - full time 8 27.6% 8 12.3% 16 17.0%

Employment - part time 5 17.2% 6 9.2% 11 11.7%

Ontario works (social 

assistance, welfare) 7 24.1% 25 38.5% 32 34.0%

Retirement Income 0 0.0% 1 1.5% 1 1.1%

Employment Insurance 3 10.3% 2 3.1% 5 5.3%

Ontario  Disability Support 

program 2 6.9% 9 13.8% 11 11.7%

Other 4 13.8% 14 21.5% 18 19.1%

Total 29 100.0% 65 100.0% 94 100.0%

Missing 1 6 7

Total 30 71 101 1

Total Post-Eviction

Employment Status

Eviction Follow-up Other Post-Eviction

Table 32:  Age Distribution Among Evicted Tenants 

# % # % # %

<25 years 2 6.7% 3 4.3% 5 5.0%

25-34 10 33.3% 11 15.7% 21 21.0%

35-44 7 23.3% 37 52.9% 44 44.0%

45-54 9 30.0% 16 22.9% 25 25.0%

55-64 2 6.7% 2 2.9% 4 4.0%

65+ 0 0.0% 1 1.4% 1 1.0%

Total 30 100.0% 70 100.0% 100 100.0%

Missing 1 1

Total 30 1 71 1 101 1

Age

Eviction Follow-up Other Post-Eviction Total Post-Eviction

 
Source:  Toronto Post-Eviction Survey 

6.2.4 Employment Status and Income 
 
Over half of those in the follow-up post-eviction survey were in the labour force with 45% either 
working full-time or part-time and 10% on employment insurance. (Refer to Table 33 on the 
following page.)  Compared to all tenants facing evictions, a larger proportion of those in the 
post-eviction survey relied on some type of income support program (Ontario Works or Ontario 
Disability Support Program).  Just under a third (31%) of evicted tenants relied on income 
support compared to 21% in the sample of all tenants facing evictions.  While the follow-up 
sample is small, it does indicate the vulnerability of many working people, especially lower wage 
earners, who are often living from pay cheque to pay cheque and have few savings.   
 
Respondents in the other post-eviction sample were less likely to be working either on a full-time 
or part-time basis compared to the eviction follow-up sample and more likely to be on an income 
support program.  Over half (52%) of the other post-eviction sample were dependent on an 
income support program. 
 

Table 33:  Evicted Tenants Source of Income  

Source:  Toronto Post-Eviction Survey 
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Chart 17:  Average and Median Income of Post-

Eviction Samples
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Arrears 22 75.9% 42 59.2% 64 64.0%

Other 7 24.1% 29 40.8% 36 36.0%

Total 29 100.0% 71 100.0% 100 100.0%

Missing 1

Total 30 71 100
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for 

Eviction

Eviction Follow-Up Other Post-Eviction Total Post-Eviction

 
 
The average and median incomes of 
respondents who were evicted is shown 
in Chart 17.  The average incomes of 
those in the eviction follow-up survey 
were similar to the original larger sample 
of tenants being evicted.  However, those 
in the other post-eviction sample had 
very low average incomes reflecting their 
higher dependence on social assistance.  
To some extent the average was lower 
because 13 out of the 71 “other post-
eviction” respondents or 18% had 
virtually no income or were living on 
daily allowances provided in shelters. 
 
 
 
6.3 REASONS FOR EVICTION AND HOW OFTEN EVICTED  
 

6.3.1 Reasons for Eviction  
 
Respondents were asked the reason their landlord gave for evicting them.  The primary reason 
for being evicted among both the eviction follow-up and other post-eviction sample was arrears; 
however, among the other post-eviction sample, “other reasons” accounted for 40% of reasons 
for evictions.   
 

Table 34:  Reasons for Eviction 
 
 
 
 
 
 
 
 
 

Source:  Toronto Post-Eviction Survey 
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# % # % # %

Never 28 93.3% 54 76.1% 82 81.2%

1 2 6.7% 15 21.1% 17 16.8%

2 0.0% 0.0% 0 0.0%

3+ 0.0% 2 2.8% 2 2.0%

Total 30 100.0% 71 100.0% 101 100.0%

Total Post-EvictionEviction Follow-Up Other Post-EvictionNumber 

of Times 

Evicted 

Before

# % # % # %

Yes 24 80.0% 26 36.6% 50 49.5%

No 6 20.0% 45 63.4% 51 50.5%

Total 30 100.0% 71 100.0% 101 100.0%

Attended Hearing

Eviction Follow-Up Other Post-Eviction Total Post-Eviction

 

6.3.2 How Often Evicted 
 
For 80% of respondents in the combined sample, this was the first time they had been evicted.  
Only 2 out of the 30 respondents in the eviction follow-up sample had been evicted before while 
close to a quarter (24%) of those in the other post-eviction sample had been evicted before.  Only 
two respondents had been evicted more than once.  This suggests that the majority of tenants 
being evicted are ordinary tenants rather than tenants with a history of unstable housing. 
 

Table 35:  Number of Times Tenants Had Been Evicted Before 
 

 
 
 
 
 
 
 
 
 

 
Source:  Toronto Post-Eviction Survey 

 
 
6.4 ATTENDANCE AT HEARING AND HEARING OUTCOME  
 

6.4.1 Attending Hearing  
 
The majority (80%) of the respondents in the eviction follow-up sample attended the Tribunal 
hearing whereas only 37% of those in the other post-eviction sample attended the hearing.   
 

Table 36: Whether or Not Respondent Attended Hearing 
 
 
 
 
 
 
 

Source:  Toronto Post-Eviction Survey 
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# % # % # %

Did not send in a written notice 2.3% 1 2.3% 1 2.0%

Did not know about it 1 23.3% 10 23.3% 11 22.4%

Did not see the point as I owed 

money 1 14.0% 6 14.0% 7 14.3%
Other 4 60.5% 26 60.5% 30 61.2%

Total 6 100.0% 43 100.0% 49 100.0%

Not applicable/missing 24 28 52

Total 30 71 101

Total Post-EvictionReason for Not Attending 

Hearing

Other Post-EvictionEviction Follow-Up 

 
Respondents were asked why they did not attend the hearing (Refer to Table 37 below.) 
 

• Among the six in the follow-up sample who did not attend from the hearing, one did not 
know about the hearing, one did not see the point as the tenant owed money, two tenants 
were out of town, another sent a representative and another was told by the Tribunal that 
there was nothing the tenant could do because the house had been sold.   

 
• Of the 43 responses in the other post-eviction sample, 2% did not send it written notice, 

23% said they did not know about the hearing, 14% said they did not see the point as they 
owed money, and 61% gave other reasons.   

 
It was difficult to classify the 26 “other” responses in the other post-eviction sample; however, 
running throughout most of these responses was a theme that they did not believe they had a 
chance or that the outcome was known ahead of time.  For example, one tenant mentioned being 
the sub-lessee; another believed there was nothing they could do; another said they did not have 
their citizenship papers; and, a couple of tenants said that they had a criminal record.  In a couple 
of cases, respondents did not think the landlord would go through with the proceedings or that 
they would come up with the money – in other words they thought the problem would go away.  
In several cases, other circumstances affected their attendance, e.g., there had been a death in the 
family, they had been fired, or they arrived too late for the hearing.  In several cases, tenants 
wanted to move on with their lives and went out looking for other accommodation.  A couple 
cited concerns for their safety or that they did not want to put their children through the whole 
process. 
 

Table 37:  Reasons for Not Attending the Hearing 
Source:  Toronto Post-Eviction Survey 
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# % # % # %

Eviction order issued 15 50.0% 48 67.6% 63 62.4%

Dismissed 10 33.3% 1 1.4% 11 10.9%

Settlement 5 16.7% 12 16.9% 17 16.8%

Other 10 14.1% 10 9.9%

Total 30 100.0% 71 100.0% 101 100.0%

Eviction Follow-up Other Post-Eviction Total Post-Eviction

Outcome of Hearing

# % # % # %

Moved out voluntarily after eviction order issued 16 59.3% 36 50.7% 52 53.1%

An order was issued by the Sheriff 3 11.1% 12 16.9% 15 15.3%

Locked out by landlord 0.0% 3 4.2% 3 3.1%

Moved out voluntarily (sometimes after settling 

with landlord) 0.0% 10 14.1% 10 10.2%
As per settlement 0.0% 3 4.2% 3 3.1%

Other 8 29.6% 7 9.9% 15 15.3%

Total 27 100.0% 71 100.0% 98 100.0%

Missing 3

Total 30 71 98

Eviction Follow-Up Other Post-Eviction Total Post-Eviction

Whether Moved Voluntarily 

 

6.4.2 Outcome of the Application 
 
For the majority of tenants representing 62% of those who were evicted, the outcome of the 
application and/or hearing was an eviction order (refer to Table 38 below).  In about a fifth of 
cases, the application resulted in a settlement.  For tenants in the eviction follow-up group, the 
hearing and/or application was twice as likely as in the other post-eviction sample to have 
resulted in a settlement.  In several cases where a settlement was reached that tenants could stay 
in his or her unit if the arrears were paid back, tenants fell behind.  In one case, the tenant said 
that they had reached a settlement through mediation to repay the arrears but the landlord went 
ahead with the eviction anyway. 
 

Table 38:  Result of Application and Hearing 
 
 
 
 
 
 
 

Source:  Toronto Post-Eviction Survey 
 
 
6.5 TENANT RESPONSES TO THE EVICTION  
 
As Table 39 shows, the majority (53%) of tenants who were evicted moved out voluntarily after 
the eviction order was issued while 10% said they moved out voluntarily. Another 3% moved out 
in accordance with the terms of a settlement.  Fifteen percent (15%) of evicted tenants who were 
interviewed moved as the result of an order issued by the Sheriff.  Three percent (3%) of tenants 
said they were locked out by the landlord. 
 

Table 39:  Conditions Under Which Tenants Moved Out of Their Housing 

Source:  Toronto Post-Eviction Survey 
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Total Eviction

# % # % # %

Yes 24 80.0% 26 36.6% 50 36.6%

No 6 20.0% 45 63.4% 51 63.4%

Total 30 100.0% 71 100.0% 101 100.0%

If Still in First 

Place

Eviction Follow-Up Other Post-Eviction

# % # % # %

Stayed with friends 4 13.3% 13 18.3% 17 16.8%

Stayed with family 4 13.3% 8 11.3% 12 11.9%

Rented another apartment 18 60.0% 5 7.0% 23 22.8%

Went to a shelter 2 6.7% 27 38.0% 29 28.7%

Other 2 6.7% 18 25.4% 20 19.8%

Total 30 100.0% 71 100.0% 101 100.0%

Other Post-EvictionWhere Tenant First 

Moved To

Eviction Follow-Up Total Post-Eviction

 
6.6 IMPACTS OF THE EVICTION ON THE HOUSEHOLD  
 
In this section we examine the impacts of evictions on tenants’ housing and on their lives 
including the lives of other members of their household. 
 

6.6.1 Tenants’ First and Second Moves 
 
As Table 40 below shows, tenants in the eviction follow-up sample were more likely to rent 
another apartment upon being evicted compared to tenants in the other post-eviction sample.  
Sixty percent (60%) of the eviction follow-up sample moved into another apartment and 27% 
moved in with friends or family; only 2 respondents ended up in a shelter.  
 
In the other post-eviction sample, 30% moved in with family or friends, 7% rented another 
apartment and 38% went to a shelter.  The high proportion of tenants who ended up in a shelter 
in the other post-eviction sample reflects the fact that a third of respondents were recruited from 
shelters. 
 

Table 40:  Where Evicted Tenants Moved Following an Eviction  
 
 
 
 
 
 
 
 

Source:  Toronto Post-Eviction Survey 
 
At the time of the interview, tenants in the eviction follow-up were more likely to still be in the 
first place they had moved to compared to those in the other post-eviction survey (refer to Table 
41).  Eighty per cent (80%) of the eviction follow-up sample were still in the first place they 
moved after their eviction compared to 37% in the other post-eviction sample.  The higher 
proportion in the eviction follow-up sample still in the first place they moved to compared to the 
other post-eviction sample probably reflects the finding that they had higher incomes than the 
other post-eviction sample.  Respondents in the other post-eviction sample were more 
marginalized in terms of their ability to compete in the rental market. 
 

Table 41:  Whether or Not in Same Place as Right After Eviction 
 

 
 
 
 

Source:  Toronto Post-Eviction Survey 
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# % # % # %

Stayed with friends 0 0.0% 2 4.5% 2 4.0%

Stayed with family 0 0.0% 7 15.9% 7 14.0%

Rented another apartment 4 66.7% 10 22.7% 14 28.0%

Went to shelter 0 0.0% 18 40.9% 18 36.0%

Other 2 33.3% 7 15.9% 9 18.0%

Total 6 100.0% 44 100.0% 50 100.0%

Not applicable 24 27 51

Total 30 71 101

Total Post-EvictionOther Post-Eviction

Tenants' Second Move

Eviction Follow-Up 

As can be seen from Table 42 below, of the 6 in the eviction follow-up sample who moved out of 
the first place they moved to, all but 2 moved into another apartment on their second move.  Of 
the other post-eviction respondents, only 10 of the 44 (23%) who moved the second time moved 
into an apartment while 41% moved to another shelter.  A relatively high proportion (16%) 
moved in with their family as their second move. 
 
The average number of moves for those in the other post-eviction sample was 2.7 compared to 
once among the eviction follow-up sample. 
 

Table 42:   Where Respondents Moved the Second Time 
 

 
 

Source:  Toronto Post-Eviction Survey 
 
 
6.7 HOUSING CHARACTERISTICS OF THOSE WHO WERE EVICTED  
 
In this section of the report we examine the type of housing respondents lived in before and after 
their eviction. 
 

6.7.1 Landlord Type 
 
Most tenants in the combined sample of post-eviction respondents lived in private sector housing 
before the eviction.  Just under a tenth (8%) lived in social housing prior to being evicted in the 
other post-eviction sample. 
 

Table 43:  Landlord Type Before Eviction 
 

Landlord # % # % # %

Private 28 93.3% 62 87.3% 90 89.1%

Social Housing 2 6.7% 6 8.5% 8 7.9%

Other 3 4.2% 3 3.0%

Total 30 100.0% 71 100.0% 101 100.0%

Other Post-Eviction Total Post-EvictionEviction Follow-up

 
 

Source:  Toronto Post-Eviction Survey 
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Dwelling Type # % # % # % # %

Apartment in a high-rise 

(5+ stories)
11 36.7% 3 10.3% 16 22.5% 9 12.9%

Apartment in a low-rise 

(4 stories or less) 3 10.0% 3 10.3% 9 12.7% 1 1.4%

Apartment in a 

condominium 0.0% 1 3.4% 0.0% 0.0%

Apartment in a house 12 40.0% 5 17.2% 17 23.9% 6 8.6%

A detached house or 

semi detached house
1 3.3% 3 10.3% 5 7.0% 1 1.4%

A townhouse
2 6.7% 3 10.3% 1 1.4% 1 1.4%

A room 0.0% 3 10.3% 23 32.4% 9 12.9%

Shared housing 0.0% 6 20.7%  9 12.9%

Shelter 30 42.9%

Other (Specify) 1 3.3% 2 6.9% 4 5.7%

Total 30 100.0% 29 100.0% 71 100.0% 70 100.0%

Missing 1 1

Total 30 71

Follow-up Eviction Other Post-Eviction

After EvictionBefore EvictionBefore Eviction After Eviction

 
 

6.7.2 Dwelling Type 
 
The type of housing respondents lived in before and after the eviction is shown in Table 44a and 
Table 44b.   
 

• Just over a quarter (28%) of those in the eviction follow-up sample ended up in shared 
housing or a room.  Compared to their housing situation before the eviction, they were 
less likely to live in a high-rise apartment building or an apartment in a house after the 
eviction. 

 
• In the other post-eviction sample, tenants were more likely to end up in shared housing or 

an emergency shelter compared to where they lived before the eviction.  Prior to the 
eviction, a large percentage of tenants in this group either rented their own separate 
dwelling or lived in a room.  After their eviction four tenants lived on the street or in 
parks and one tenant lived on a ship. 

 
• As is shown in 44b, close to half of the combined sample (46%) ended up living in shared 

accommodation or in a shelter (the latter reflecting the selection of respondents). 
 
 

Table 44a:  Housing Occupied by Tenants Before and After Their Eviction 

 
Source:  Toronto Post-Eviction Survey 
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Dwelling Type # % # %

Apartment in a high-rise (5+ 

stories)
27 26.7% 12 12.1%

Apartment in a low-rise (4 

stories or less) 12 11.9% 4 4.0%

Apartment in a 

condominium 0 0.0% 1 1.0%

Apartment in a house 29 28.7% 11 11.1%

A detached house or semi 

detached house
6 5.9% 4 4.0%

A townhouse
3 3.0% 4 4.0%

A room 23 22.8% 12 12.1%

Shared housing 0 0.0% 15 15.2%

Shelter 0 0.0% 30 30.3%

Other (Specify) 1 1.0% 6 6.1%

Total 101 100.0% 99 100.0%

Before Eviction After Eviction

 
Table 44b:  Housing Occupied by Tenants Before and After Their Eviction: 

Combined Post-Eviction Samples 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source:  Toronto Post-Eviction Survey 
 

6.7.3 Size of Dwelling Before and After An Eviction 
 
Tables 45a and 45b show the size of dwelling tenants lived in before and after their eviction.  
Most (80%) of the eviction follow-up sample lived in their own housing after the eviction 
although 20% ended up sharing housing with a friend or family (refer to Table 45a below).  
Among those who rented their own dwelling after the eviction, a small proportion (14%) ended 
up living in a room whereas none were in this type of housing before the eviction.   
 
However, in the other post eviction sample, only 41% were able to rent their own housing and of 
those who rented their own housing, 32% ended up in a room (compared to 15% before the 
eviction).  A smaller proportion of the other post-eviction sample ended up living in a bachelor 
or a one-bedroom apartment compared to before the eviction.  Forty-two percent of the other 
post-eviction sample ended up in a shelter and 6% ended up living on the street or in a park.  
Approximately a tenth (8% or 6 out of the 71 respondents) ended up sharing housing with others.  
The high proportion of tenants living in a shelter reflects the fact that a substantial portion of 
post-eviction respondents were recruited from shelters. 
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# % # % # % # %

Room 3 12.5% 1 20.0% 4 13.8%

Bachelor/Studio 1 3.3% 0.0% 1 20.0% 1 3.4%

1 Bedroom 11 36.7% 7 29.2% 1 20.0% 8 27.6%

2 Bedroom 11 36.7% 8 33.3% 1 20.0% 9 31.0%

3 + Bedroom 7 23.3% 6 25.0% 1 20.0% 7 24.1%

Total 30 100.0% 24 100.0% 5 100.0% 29 100.0%

Missing 1 1

Total 6 30

Type of 

Accommmodation

After Eviction

Rented housing Shared housing Total

Before Eviction

 
Table 45a:  Size of Dwelling Rented Before and After Eviction - Eviction Follow-up  

Source:  Toronto Post-Eviction Survey 
 
 

Table 45b:  Size of Dwelling Rented Before and After Eviction, Other Post-Eviction 
 

Type of Accommodation # % # % # % # %

No housing (live on a street) 4 10.0% 4 5.9%

No housing (shelter)   30 75.0% 30 44.1%

Room 10 14.7% 9 32.1% 0.0% 9 13.2%

Bachelor or studio 15 22.1% 4 14.3% 0.0% 4 5.9%

One bedroom 23 33.8% 5 17.9% 5 12.5% 10 14.7%

Two bedroom 11 16.2% 7 25.0% 0.0% 7 10.3%

Three and more bedroom 9 13.2% 2 7.1% 1 2.5% 3 4.4%

Other   1 3.6% 0.0% 1 1.5%

Total 68 100.0% 28 100.0% 40 100.0% 68 100.0%

Missing 3 3 3

Total 71 9 71

Before Eviction After Eviction

Rented Housing

Shared Housing/No 

Permanent Housing Total

 
 
Source:  Toronto Post-Eviction Survey 
 

6.7.4 Rents Before and After Eviction 
 
Chart 18 below compares the rent paid by respondents before and after their eviction.  Because 
so many respondents were in shared accommodation after the eviction, especially in the other 
post-eviction sample, it was sometimes difficult to be certain if the rent provided was the total 
rent for all those living in the unit or the rent paid by the respondent.  Taking this limitation into 
account, the average rent before and after the eviction suggest that tenants in both groups ended 
up lowering their housing costs.  There was, however, a considerable difference in the average 
rent paid after the eviction in the eviction follow-up sample and in the other post-eviction 
sample.  The lower average rent in the other post-eviction sample reflects the fact that a higher 
proportion of those in the other post-eviction sample moved into rooms or other shared housing 
compared to the follow-up sample.  (Many in the other post-eviction sample had lived in rooms 
before their eviction.) 
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Chart 18:  Average Rent Before and After 

Eviction
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$937
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$1,000

$1,200

Follow -up Other Post-eviction

Before After

# % # % # %

Under $500 0.0% 3 11.5% 23 32.4% 15 44.1%

$500-599 2 6.7% 1 3.8% 9 12.7% 5 14.7%

$600-$699 1 3.3% 2 7.7% 6 8.5% 2 5.9%

$700-$799 3 10.0% 4 15.4% 12 16.9% 3 8.8%

$800-899 6 20.0% 3 11.5% 6 8.5% 3 8.8%

$900-$999 6 20.0% 3 11.5% 8 11.3% 4 11.8%

$1,000-$1,099 1 3.3% 1 3.8% 3 4.2% 1 2.9%

$1,100-1,199 3 10.0% 1 3.8% 0.0% 0.0%

$1200+ 8 26.7% 8 30.8% 4 5.6% 1 2.9%

N 30 100.0% 26 100.0% 71 100.0% 34 100.0%

Eviction Follow-up Other Post-Eviction

After AfterBefore Before

Chart 18:  Average Rent Before and After Eviction
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Table 46 page below examines the rent distribution for tenants in both samples before and after 
eviction. 
 
• Almost twice as many tenants in the follow-up survey were paying less than $800 for their 

rent compared to before the eviction (38% after the eviction compared to 20% before), 
indicating that many tenants lowered their housing costs. 

 
• In the other post-eviction sample, while approximately the same proportion were paying less 

than $800 before and after the eviction (about three-quarters), the most noticeable change 
was that a much higher proportion have moved into the under $500 rent category, thus 
reducing the average rent compared to before the eviction.  Prior to the eviction, 32% of 
tenants were paying rents in the ‘under $500’ category while after the eviction, 44% were 
paying rents at this level. 

 
Table 46:  Distribution of Rents Before and After Eviction 

Source:  Toronto Post-Eviction Survey 
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Total Eviction

# % # % # %

Better 21 72.4% 15 45.5% 36 58.1%

About the same 1 3.4% 7 21.2% 8 12.9%

Worse 7 24.1% 11 33.3% 18 29.0%

Total 29 100.0% 33 100.0% 62 100.0%

Missing 1 38 39

Total 30 71 101

Eviction Follow-Up Other Post-Eviction

 

6.7.5 Whether Housing Was Better or Worse 
 
Tenants who had found a place to live were asked to rate the quality of their housing before and 
after their eviction.  These responses only included those who had found somewhere to live not 
those living in a shelter. (Refer to Table 47 below.)  Among the eviction follow-up sample, 
three-quarters of those who found housing thought the quality of their new housing was better, 
approximately a quarter said it was worse, and a small proportion thought it was about the same. 
Among those who found a place to live in the other post-eviction sample, 46% thought their 
housing was better, 21% said it was about the same and a third said it was worse.  Of course, the 
housing quality had declined severely for the thirty-eight former tenants who ended up living in 
emergency housing, on the street or in other makeshift housing. 
 
Many tenants reported that there had been problems with their previous unit and/or their 
relationship with their landlord had been difficult. These issues combined with finding housing 
more suited to their budget may account for tenants saying the quality of their housing had 
improved. 

 
Table 47:  Whether or not the Quality of Housing Has Improved 

 
 
 
 
 
 
 
 
 

Source:  Toronto Post-Eviction Survey 
 

6.7.6 Effects on their Life in General 
 
Respondents were asked about the overall effect of the eviction on them and their family.  
Overwhelmingly, respondents mentioned negative effects of the eviction.  Only three out of the 
101 respondents said that the eviction had been a good thing for them.   
 
The most frequently mentioned response was that the eviction had been very stressful – for 
themselves, their families and their relationships.  In a number of cases, the stress had been so 
bad that tenants had become depressed and had had to see a doctor or the stress had resulted in a 
physical illness.   Stress was linked to the insecurity of the situation, that is, not knowing where 
they would move to next, and, to the additional financial burden caused by the eviction itself.  
Associated with stress was a loss of self-esteem and sense of pride.   
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For those who had had a drug or alcohol problem, the eviction often triggered a relapse and sent 
their life in a downward spiral.  A number of respondents mentioned that they had had to start all 
over again.   
 
For others, the stress had resulted in such strained relationships between them and their spouse 
that the relationship had broken down.  However, sometimes, the relationship was already a 
problem and sometimes it was the breakup that had led to the eviction.   
 
Many respondents mentioned losing trust in landlords and said they felt angry and depressed.  A 
number mentioned that they felt their landlords had not been honest with them and had not kept 
their word.   
 
For some tenants, the eviction created so much stress in their lives that they had lost their jobs 
while for those who had lost their job, the eviction had made it difficult for them to find new 
employment. 
 
Many respondents mentioned the financial burden as a result of moving – having to pay movers, 
having to pay the first and last month’s rent, getting cable hooked up, etc.  Sometimes, tenants 
who were locked out had lost everything in the eviction. 
 
For those who had to move in with their families, this move often put a strain on their 
relationship with their families because of the additional burden (real or perceived) that this put 
on their families.  
 
For many, overcrowding and living in awkward conditions became a problem.   
 
Children were also affected by the eviction as they usually had to move to a new school, often 
ended up in crowded conditions, were sometimes separated from one or both parents, and often 
had to leave their former friends and their old neighbourhood.  Parents often mentioned the 
longer commute and transportation being inconvenient.  A number of parents said their children 
were traumatized by the event and some said their children were having nightmares. For children 
with physical disabilities or emotional problems, the eviction made matters worse.   
 
Here are some of the responses from those who were interviewed about the impact the eviction 
had on their lives: 
 

 
 
 

“It is very disruptive.  One loses their job and is busy trying to find work, send out resumes. 
The last thing you need to be faced with is trying to find a place to live. And then if you need 
to move, how can your prospective employers contact you?” 
 

“It separated us.  I fell apart, felt undeserving. The whole process is demoralizing, but having 
to deal with a family breakup is devastating.  I felt inadequate as a parent.  My child is living 
with my parents till I get on my feet.” 
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“It broke up the family.  My eight year old daughter only visits on the weekend. She is living 
with her grandmother so she can stay at the same school.  It is very confining living in a 
shelter.  All of my family is in the west end.” 

“It’s very hard for my daughter.  She did not want to change schools. Things are working out 
but it is very financially draining as well as emotionally draining.” 
 

“I miscarried a child due to the stress, ended up in the hospital.  We were depressed and did 
not think we would ever find another place.” 

“I constantly live in fear of another eviction.  It is difficult to stay off drugs when you get 
under stress, the first thing you want to do is go back on drugs.” 

“There was the financial hardship of having to come up with two month’s rent again.  
Plus the extra charges for connection of the phone, cable etc.  It was very stressful while 
working and to move on such short notice with a little one.” 

“Devastating and terrifying.  I needed medical help for depression and had to borrow 
three months rent from a friend.  I now have a part-time job.  My salary has gone from  
$67,000 a year to $9,600.” 
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6.8 ASSISTANCE THAT WOULD HAVE HELPED TENANTS 
 
This section includes a summary of what respondents reported would have helped them to avoid 
being evicted.  This question was only asked of the other post-eviction respondents as those in 
the follow-up survey had been asked this question before.   Having a better understanding of the 
eviction process ranks highest among the 71 other post-eviction respondents, followed by 
someone to negotiate with the landlord and help finding a cheaper apartment.  Having an 
agreement with the landlord to repay arrears and getting a loan were not as highly valued by this 
group as those in the larger survey of tenants facing evictions. 
 
 

Table 48:  Type of Assistance That Would Have Helped Tenants  
Avoid Going Through An Eviction 

 
Yes No Maybe Not Sure Total

A better understanding of the eviction process 57.7% 32.4% 5.6% 4.2% 100.0%

Someone to negotiate with the landlord 52.1% 33.8% 9.9% 4.2% 100.0%

Help finding a cheaper apartment 50.7% 39.4% 7.0% 2.8% 100.0%

Agreement with the landlord to repay arrears 26.8% 54.9% 7.0% 11.3% 100.0%

A loan for arrears 26.8% 67.6% 4.2% 1.4% 100.0%  
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Chart 19: Tenant Arrears  Based on ORHT Disposition 

Data, 1998-2002 
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7 IMPACTS OF ARREARS AND EVICTIONS ON LANDLORDS AND 
VIEWS ON THE EVICTION PROCESS 

 
7.1 INTRODUCTION 
 
In this section of the report we will discuss the estimated magnitude of tenants’ arrears when 
landlords apply for an eviction.  In addition, we also examine costs to landlords of evictions. 
The data was derived from the ORHT disposition data that the City obtained from CERA as well 
as from the GTAA landlord survey. 
 
 
7.2 VALUE OF ARREARS  
 
The data analyzed by the City of Toronto on disposition data provides a picture of the level of 
arrears that are involved in Applications for Evictions.  The most recent data (for 2002) shows 
that the average amount of arrears for tenants was $1,222 and the median was $961.  The amount 
of arrears has been increasing - probably as a result of higher rent levels.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

• A higher figure was cited by landlords in our survey.  The average amount cited by 
landlords was $1,890 and the median amount was $2,000.  This data was based on 
landlords’ estimates of the average amount of arrears (rather than individual case data 
from the Tribunal as shown above) and ranged from a low of $560 to $4,000.   
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Landlords reported that tenants were behind in their rent by an average of two months’ rent.  
Based on the landlord survey, tenants who owed between one and 2 months rent accounted for 
approximately three quarters of all cases while a fifth of tenants were behind by between 3 and 4 
months rent. 
 
7.3 LANDLORDS’ COSTS  
 
Landlords were asked how much of the arrears they were able to recover. Across the sample of 
landlords, the average amount recovered was 21% and the median was 10%.   
 
Landlords were asked how much the entire eviction process costs them per eviction.  The 
average cost per eviction was $3,093 and the median cost was $2,750.  The lowest cost was $500 
and the highest costs were $7,000.  Thus, evictions are costly not only to tenants but also to 
landlords. 
 
7.4 LANDLORDS’ VIEWS ON THE EVICITION PROCESS  
 

7.4.1 General Views on Eviction Process 
 
Generally landlords are dissatisfied with the eviction process.  Their concerns revolve around the 
length of time that it takes for the eviction process to take place which they say results in high 
irrecoverable costs.  They also expressed concern around the length of time it takes for the 
Sheriff to execute an eviction order and the various delays that are available to tenants, e.g., set 
aside motions.  Most landlords perceive the Tribunal to be pro-tenant.   
 
One landlord commented that N4’s are confusing to tenants because tenants see the vacate date 
and leave, often without paying the rent owing to them.  
 

7.4.2 Suggestions for Improving the System 
 
Landlords had a number of suggestions regarding the eviction process.  Not surprisingly, many 
of them are contrary to tenants’ views on the process. 
 
Several landlords would like to see the process shortened.  The reason given for this was to make 
sure people do not fall so far behind that they cannot pay their rent.   
 
Another recommendation was that tenants need to have a better understanding of their 
obligations with regards to paying their rent.  
 
Landlords also suggested that tenants who obtain social assistance should have their rent cheques 
paid directly to the landlord and that the shelter component of social assistance needs to be 
increased.  Finally, landlords would like to see more assistance available to tenants through a 
rent bank or temporary assistance to tenants who are “short” on their rent. 
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8 SUMMARY OF FINDINGS, CONCLUSIONS AND 
RECOMMENDATIONS 

 
8.1 INTRODUCTION 
 
In June 1998, the legislation governing landlord and tenant relations underwent significant 
changes through the enactment of the Tenant Protection Act.  Under the TPA, tenants have to 
give written notice within five calendar days of being given a Notice of Hearing of their intention 
to dispute their landlord’s application to evict them.  The Ontario Rental Housing Tribunal was 
established to deal with eviction applications and other landlord and tenant matters.   
 
The legal process for evicting tenants is complex involving a range of potential steps and 
timelines as well as a variety of forms depending upon the reason for the eviction.  There 
continues to be considerable misunderstanding on the part of many tenants as well as some 
landlords, especially those with fewer units, about their rights and responsibilities.   
 
As a result of a concern around the high number of evictions when the TPA was first introduced 
and the lack of systematic information on evictions, the City decided to conduct this study on 
evictions.  The study was designed to better understand the nature of the eviction problem in 
Toronto to assist in helping tenants maintain their housing and to prevent homelessness as a 
result of evictions.  The project examined the level of evictions, the characteristics of those being 
evicted and the impacts of evictions on tenants and landlords as well as ways of preventing 
evictions.   The study relied on data from the Ontario Rental Housing Tribunal and the findings 
of surveys of tenants in the process of being evicted, tenants who had been evicted (including a 
follow-up sample of tenants from the first tenant survey and a sample of other tenants who had 
been evicted) and landlords in the private, non-profit and co-operative housing sectors.   
 
This overview report focused on the general tenant population and separate reports will deal with 
evictions in non-profit housing, including the Toronto Community Housing Corporation, and in 
co-operative housing.  
 
The study defined an eviction as taking place when a tenant leaves his or her home 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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8.2 MAJOR FINDINGS 
 

8.2.1 The Number and Type of Eviction Applications, Orders and Evictions  
 
1. Tenants Leaving as a Result of Notices of Termination is Significant  
• When tenants are late in their rent payment, landlords routinely send out a Notice of 

Termination to tenants to ensure that tenants pay their rent.  This notice may also end up as 
the first step in a formal eviction process if the arrears are not dealt with.  For the majority of 
tenants in arrears, the Notice of Termination does get the desired effect – that is, tenants 
resolve their arrears with their landlords.  However, in some cases, tenants misunderstand the 
Notice of Termination and vacate their units even when landlords have not yet applied for a 
Notice to Terminate a Tenancy and a Hearing (that is, a formal and legal eviction 
application). 

• Based on a survey of GTAA landlords, it is estimated that 8% of tenants who receive A 
Notice of Termination leave either before or after paying their arrears.  It may well be that 
more tenants are evicted as a result of tenants leaving after receiving a Notice of Termination 
than as a result of a formal eviction application. 

 
2. Applications for Evictions Have Increased 10% Since the TPA Was Introduced  
• Eviction applications appear to have leveled off in 2001 and 2002 at over 19,000 applications 

annually – a level that is 10% higher than the rate of eviction applications when the TPA first 
began in 1998.  This leveling off in eviction applications is probably due to increasing 
vacancy rates as well as rents having reached the maximum that the market will bear, 
especially given that condominiums may be carried at competitive levels in this low 
mortgage environment. 

• The majority of applications (77%) are from the private sector with 23% from social housing 
providers – roughly in proportion to their distribution in the rental market. 

 
3. Arrears are The Major Cause of Evictions 
• An analysis of Tribunal data, the landlord survey and the tenant survey all indicate that 

arrears are the major reason for evictions.  It is estimated that 85% or more of all evictions 
orders are due to arrears.  Our survey of tenants who ended up being evicted from their 
homes (as opposed to those subject to an eviction application) suggests that the proportion of 
eviction applications in this group that are due to arrears may be lower compared to all 
tenants subject to an eviction application. 

 
4. Over Half of Eviction Orders Are Default Orders 
• Over half of all eviction orders issued are default orders, that is, they are issued because 

tenants do not submit their intention to dispute the landlord’s application. 
• When tenants do dispute the eviction application, they have an opportunity to tell their side 

of the story before the Tribunal member and also have access to mediation.  In situations 
where tenants dispute the application, they are much less likely to be evicted. 

• While the proportion of tenants who dispute the eviction application has been increasing, it is 
estimated that tenants dispute in only a quarter of all cases dealt with by the Tribunal. 
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5. Mediated Settlements are Increasing  
• One of the positive aspects introduced by the ORHT was the increased reliance on mediation.  

The number of cases that were mediated doubled between 1999 and 2001.  However, they 
still represent only a minority of the applications that are resolved by the Tribunal (an 
estimated tenth of cases dealt with by the Tribunal). 

 
6. Two-Thirds of Tenants Do Not Leave After an Eviction Order Has Been Issued 
• It is estimated that approximately a third (32%) of tenants for whom an eviction order has 

been issued, leave their unit.  In the remaining two-thirds of cases, the matter is resolved 
between the tenant and the landlord.  If the figure of 32% is applied to the estimated number 
of eviction orders in 2002 (12,293), this data suggests that approximately 3,900 tenant 
households comprising 9,800 adults and children are evicted annually as a result of an 
eviction order.  Without better tracking of the outcomes of eviction orders, this is an estimate 
only and it is possible that the number is higher. 

• The survey of landlords was conducted in the spring and early summer of 2003 and may have 
reflected a greater interest among landlords in retaining their tenants compared to earlier 
years of the TPA.  

 
7. Difficulty in Obtaining Accurate Information Around Evictions 
• A major difficulty in analyzing evictions in this study has been to obtain timely and clear 

information from the Ontario Rental Housing Tribunal around eviction applications and 
outcomes.  The Tribunal’s data on the results of the applications (dispositions) were 
sometimes difficult to interpret and the Tribunal does not clearly monitor or report the results 
of applications or what happens after the case has been dealt with by the Tribunal.  

• To some extent, problems relating to access to information about evictions are related to the 
level of resources provided to the Tribunal as well as directives to make the Tribunal more 
efficient.  

8.2.2 A Profile of Tenants Subject to Eviction Applications and Who Are Evicted 
 
8. Tenants are Younger and are Canadian-born or Immigrants Who Have Lived Here a Long 

Time 
• Most tenants facing evictions have lived in their home for several years with the average 

length of residence being five years.  Tenants tend to be younger and are concentrated in the 
25-34 and 35-44 year age brackets.  Young people 25-34 years of age are especially 
overrepresented among tenants facing evictions compared to tenants in the Toronto CMA. 

• Most tenants whose landlords had applied for an eviction were Canadian-born although a 
large proportion (45%) were immigrants, i.e., born outside of Canada.  Most of the 
immigrants in the eviction survey have been living in Canada for a long time with the 
average length of time being 18 years.  Only a small proportion consisted of recent 
immigrants. Most of the respondents had good language skills with only 4% of tenants who 
were interviewed being rated as having a poor comprehension of English.   

 
9. Tenants Being Evicted Pay Similar Rents as Other Tenants 



Analysis of Evictions Under the TPA in the City of Toronto:  Overall Rental Housing Market 

 

 
Lapointe Consulting Inc.   March, 2004 
  Page 86 

• Generally tenants in the private market who face evictions pay rents that are similar to the 
private market as a whole for units of a similar size. 

 
10. A High Proportion of  Tenant Households Facing Evictions are Families with Children 
• The survey of tenants facing evictions found that the average household size of tenants where 

the landlord had applied for an eviction was 2.5 persons.   
• Close to half of all households had children – 20% were two-parent families and 28% were 

single-parent families.  Among private sector tenants whose landlord had applied for an 
eviction, 45% had children; while 62% of social housing tenants had children. 

• Single persons accounted for the single largest category of tenants facing evictions 
representing 31% of all respondents. 

 
11. Most Tenants Facing Evictions are in the Labour Force and Face a Temporary Problem 
• The majority of tenants facing an eviction are in the labour force although many of them are 

facing a short-term financial crisis.  Thirty-nine percent (39%) of tenants surveyed who were 
in arrears and whose landlord had applied for an eviction, had job-related reasons for arrears, 
i.e., they had lost their job, had their hours cut back, were on temporary lay-off, had irregular 
pay cheques due to the nature of their job (self-employment, commission) or were changing 
jobs or were looking for their first job.  Loss of a job was the single major contributing factor 
accounting for 25% of the reasons people ended up in arrears. 

• Another 17% ended up in arrears because they were unable to work due to a temporary 
illness or injury or due to extraordinary medical expenses. 

• Family issues accounted for 7% of the reasons for arrears – marital breakdown, death in the 
family or a major illness in the family.  

• Other financial reasons accounted for 12% of the reasons tenants ended up in arrears and 
13% cited landlord/tenant issues – e.g., holding back rent due to lack of repairs, etc. 

 
12. Tenants Facing Evictions Had Lower Incomes and Paid a Higher Proportion of their Income 

on Rent Compared to All Tenants 
• A higher proportion of tenants facing evictions were paying 50% or more of their income on 

rent than in the general tenant population.  Thirty-seven percent (37%) of tenants facing 
evictions were paying 50% or more of their income on rent compared to 21% in the general 
rental population in the City of Toronto. 

• Tenants facing evictions had lower household incomes than the tenant population in the City 
as a whole.  The average household income for tenant households facing evictions was 
$29,900 – 33% lower than the average household income of $44,370 for all tenant 
households in the City. 

 
13. Evicted Tenant Households Have a High Proportion of Families with Children 
• Our post-eviction survey indicates that between 40% and 50% of households who end up 

being evicted are households with children. 
• The largest single group in the post-eviction survey consisted of single persons. 
• Over half of the tenants who end up being evicted were in the work force although there was 

a higher reliance on social assistance compared to the sample of tenants whose landlords had 
applied for an eviction.  
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14. Most Tenants in the Post-Eviction Survey Had Never Been Evicted Before  
• The majority (80%) of those in the post-eviction survey had never been evicted before. 
 

8.2.3 How Tenants Deal with Arrears and with Eviction Applications 
 
15. A Substantial Portion of Tenants Pay Their Rent Late 
• While more than half of tenants (52%) facing evictions were never late before or had only 

been late once or twice, 26% had been late 3+ times in the past year and 22% had been late 
5+ times. 

• This suggests that either tenants do not understand how vulnerable they are to being evicted 
if they frequently pay their rent late or they have little choice because of their low incomes.  
While the analysis did show that those who were never late had higher incomes than other 
groups, it also showed that those who were frequently late did not have the lowest incomes.  
Thus, there appears to be a behavioural aspect related to paying rent on time. 

 
16. Tenants Turn To A Variety of Sources of Assistance but Primarily Rely on Themselves or 

Their Family and Friends 
• Tenants who planned to dispute the eviction knew they had to submit their intention in 

writing from the form provided by the landlord (84%) and from the information sent to them 
by CERA (49%). 

• The vast majority of tenants reported that they tried to work out an arrangement with their 
landlord to pay arrears over time. 

• When tenants received a Notice of Hearing, a fifth (20%) of tenants contacted the Tribunal 
for assistance; 13% contacted a community legal clinic, 11% contacted a friend; 9% 
contacted another community organization; 9% contacted a paralegal or other legal 
representation; and 7% contacted a family member.  However, the largest share of 
respondents did not contact anyone (41%). 

• A similar pattern occurred when tenants were asked about the type of assistance they 
received.  About a fifth (19%) of tenants received a loan from family or friends; 8% obtained 
money from other sources (e.g., their employer, increased work hours, social assistance) and 
3% got a loan from a bank or the City of Toronto’s Rent Bank, or obtained assistance from 
the City’s Shelter Fund.  However, the vast majority – 64% received no assistance at all.   

 
17. Approximately Half of Evicted Tenants Attended the Hearing 
• About half of respondents in the post-eviction survey had attended a hearing – although this 

level was higher among respondents in the follow-up sample (80%) compared to the 
proportion in the other post-eviction sample (37%).  Those who did not attend the Hearing 
did not know about it or they did not see any point in attending because they thought they 
would be evicted anyway. 
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18. Most Evicted Tenants Left Prior to the Sheriff Being Involved 
• Most tenants who were evicted moved out voluntarily either after receiving an eviction order 

or after the landlord had applied for a Hearing; however, in 15% of cases, they left when the 
order was enforced by the Sheriff.  In 3% of cases tenants reported being locked out by the 
landlord.  

 

8.2.4 Impacts of Evictions 
 
19. Tenants Move into Cheaper Housing After Being Evicted 
• Many evicted tenants moved into cheaper housing if they could find it.  Often this meant 

sharing housing or moving into smaller units.   
• A high proportion of respondents in the follow-up eviction sample found their own housing 

right away while respondents in the other post-eviction sample were more likely to have 
moved in with family or friends or into a shelter.  The latter group had lower incomes than 
the follow-up sample, and ended up moving frequently.  At the time of their being 
interviewed, respondents in the other post-eviction sample reported moving an average of 2.7 
times. 

• While a number of tenants were able to find replacement housing of a similar size, for those 
with lower incomes or fewer financial resources, the eviction meant a move down to a 
smaller dwelling, to shared housing or for those who had no other options, into an emergency 
shelter.  The study did not enable us to estimate the proportion of those who are evicted end 
up in the shelter system. 

 
20. Eviction Process Costs Tenants in Terms of Stress and Financial Burden 
• The vast majority of evicted tenants reported that the eviction process had had a very 

negative impact on their lives and that of other members of their family. 
• Stress was the single most often mentioned impact – emotional stress, anger, a sense of 

hopelessness and depression were mentioned.  Sometimes the stress also led to physical 
problems. 

• Most of the tenants who were evicted talked about the financial impact – the costs associated 
with the first and last month’s rent, the cost of moving, the cost of storing their things, the 
costs of getting hydro, etc.  And, because many tenants were also in a difficult financial 
situation anyway, the additional financial burden was even harder to bear. 

• For some respondents, the emotional stress caused families to split up and for some to turn to 
drugs or alcohol to deal with the stress. 

• Children were negatively affected as they had to move from their familiar environment, often 
had to change schools and sometimes had to live separately from one or both parents.  Some 
respondents said the eviction had upset their children.   

• A loss of dignity and self-respect was also mentioned by many tenants. 
• Finally, tenants often had to live with family or friends which led to crowding and difficulties 

in their relationships with the people with whom they were sharing. 
 
• Despite all of the negatives associated with the eviction, among approximately two-thirds of 

evicted tenants who found a place to live, including those in shared housing, over half (58%) 
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thought the quality of their housing had improved.  This finding reflects a number of factors 
including that in many cases, the relationship between the respondent and their former 
landlord had often become very strained due to misunderstandings and/or issues around 
maintenance, and, also that in many cases their new housing was more affordable.   

 
21. The Eviction Process is Costly to Landlords as Well  
• Landlords report that the average cost per eviction was $3,100 and landlords often do not 

recover the arrears owed to them. 
• The most recent ORHT data (for 2002) shows that the average amount of tenants’ arrears 

was $1,222 and the median was $961.  The amount of arrears has been increasing - probably 
as a result of higher rent levels.  

 
22. Suggestions From Tenants About What Would Help Them Avoid Evictions 
• Close to half of tenants facing evictions said that having a better understanding of the 

eviction process, having an agreement with the landlord to repay their rent, having someone 
to negotiate with the landlord or obtaining a loan for arrears would have helped them avoid 
getting into the eviction process.  Others reported that help finding a cheaper apartment, more 
income support, better employment opportunities, enforcement of municipal by-laws and 
more time to deal with arrears would have helped them avoid the eviction process. 

• More affordable housing and better control over rent increases were mentioned most 
frequently as helping to prevent evictions in general followed by more information about the 
TPA and the eviction process and better communication between tenants and landlords.  

 
 
8.3 CONCLUSIONS 
 
The Tenant Protection Act and the Eviction Process Needs an Overhaul 
This study has shown that a very expensive, complicated and often, intimidating system has been 
developed primarily to deal with tenants who end up in arrears.25  The whole process is 
expensive to administer and costs both tenants and landlords a lot of time and money and is 
particularly stressful for tenants.   
 
The requirement to submit a written intention to dispute and the short time frame pose a problem 
for tenants as many do not know about the requirement or find it difficult to either respond in 
time or to find financial assistance to help with their arrears.  As a result more than half of the 
eviction orders are issued without tenants having the benefit of attending a hearing or having 
access to mediation. 
 
While there needs to be a way of ensuring that tenants pay their rent on time and that landlords 
do not have to bear the brunt of a tenant’s economic problems, it is time to see if there are other 
ways of dealing with arrears – the primary cause of evictions.   

                                                
25 In the 2001-02 Provincial estimates, the operation of the Tenant Protection Act cost close to $30 million.  In 2001 
fees paid to the Tribunal generated an income of approximately $4 million.  
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The success of mediation in working out mutually acceptable terms indicates that there could be 
a “softer” first step in the eviction process which all tenants and landlords would have to go 
through.  Going to a Tribunal would then take place only when mediation did not work.  In 
addition, there is a need to revise the Notice of Termination so that tenants better understand that 
while the Notice is an important warning letter, it is not an eviction notice.  
 
Tenants Need to Have More Information About the Tenant Protection Act and About 
Community Resources Available to Assist Them 
The study found that while many tenants are aware of the need to submit a written dispute, many 
of those who end up being evicted are not aware of the need to fill out a dispute form or feel that 
it is pointless to do so.  A high proportion of tenants who responded to the survey indicated that 
knowing more about the legislation and their rights and responsibilities and the formal eviction 
process, would have helped them avoid being subject to an eviction application. 
 
In addition to providing more information to tenants about their rights and responsibilities, all 
documentation pertaining to evictions needs to be written clearly and be easy to understand. 
 
Furthermore, the study found that many people who are faced with evictions end up relying 
either solely on their own resources or that of their friends and families.  More information needs 
to be made available to tenants around the types of assistance that are available in the 
community. 
 
Other Financial Measures and Support Services Are Needed 
The study has shown that many tenants are facing a short-term financial crisis and, that with 
temporary assistance, they could retain their housing.  The new provincial Rent Bank initiative 
provides an opportunity for the City to consider expanding the City’s Rent Bank including 
changing the eligibility criteria to include all tenants (it is now available only to families with 
children).  For many tenants, having someone to negotiate repayment of arrears with their 
landlord over a reasonable period of time would have helped them avoid an eviction application.   
 
Improved Levels of Social Benefits and Programs For Lower Income Tenants 
Many tenants who were either facing evictions or had been evicted, were in the work force but 
were either not earning sufficient income or had experienced a temporary loss of income; others 
were on social assistance but could not afford market rents.  While some tenants only need 
temporary financial assistance as described above, others may need longer-term assistance and 
could be helped through a housing allowance for lower-income wage earners.  Other tenants 
need skills development and retraining after being displaced in the labour market. For those 
relying on social assistance, the shelter component of the social assistance benefit needs to be 
increased to reflect the realities of the private rental market.   
 
Increased Supply of Affordable Rental Housing Needed 
Rents in the private market exceed the ability of many tenants’ ability to pay. As a result many 
tenants are paying too high a proportion of their income on rent and are very vulnerable to 
ending up in arrears.  This study underlines the importance of increasing the supply of affordable 
rental housing through new construction and acquisition and renovation.  



Analysis of Evictions Under the TPA in the City of Toronto:  Overall Rental Housing Market 

 

 
Lapointe Consulting Inc.   March, 2004 
  Page 91 

 
Better Communication Between Landlords and Tenants  
The study showed that some of the problems leading to evictions could be avoided if there were 
better communication between landlords and tenants. This means that landlords need to 
communicate clearly to tenants when rent increases become effective and landlords need to be 
more willing to hear why tenants are in arrears.  The low levels of evictions in the non-profit and 
co-operative housing sectors indicate the role that good communication can play in preventing 
evictions. 
 
Better System for Monitoring Outcomes of Eviction Applications 
There is a need to develop a more appropriate tracking system of eviction applications and their 
outcomes (including the number of tenants who are actually evicted from their homes) in order 
to provide governments at all levels with the information they need to make policy decisions. 

 
8.4 RECOMMENDATIONS 
 
Based on the analysis in this study it is recommended that: 
 
1. Legislative Reform Respecting Evictions 
 
i. The Province be requested to work with the City of Toronto and community agencies serving 

tenants and landlords to redesign the Notice of Termination so that its intent is easily 
understood and it clearly indicates that tenants have an opportunity to remedy the situation 
prior to the termination date. 

 
ii. The City request the Province to consider other approaches for notifying tenants of late 

payments such as the design of a “softer” reminder notice for landlords to serve notice to 
tenants who are merely late in their rent payment but do not have a poor payment record. 

 
iii. The City request the Province to consult with community agencies serving landlords and 

tenants to develop alternatives to using the formal eviction process to deal with arrears, by 
giving consideration to a two-step process that would first involve informal mediation and 
then a formal eviction process if mediation has failed. 

 
iv. The City request the Ontario Rental Housing Tribunal to mail the notice of a hearing and 

eviction application to affected tenants rather than requiring the landlord to deliver it as 
under the present legislation. 

 
v. The City request the Province to minimize the opportunity for a default eviction order by 

removing the requirement for tenants to submit a written dispute in order to have a hearing. 
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2. Approaches to Preventing Evictions  
 
Public Education and Outreach Program to Prevent Evictions  
vi. The Province provide funding for the City to develop, in consultation with community 

agencies serving tenants and landlords, a public education and outreach program relating to 
the landlord-tenant legislation, including information on: 
• The importance of paying rent on time; 
• The time lines involved in evictions; 
• Rights and responsibilities regarding maintenance and other property matters; 
• When landlords can enter units and who can change the locks; 
• Services and supports that are available to assist tenants who have difficulty paying their 

rent.  
 

Monitoring of Evictions  
vii. Staff of the City of Toronto meet with staff of the Ontario Rental Housing Tribunal to 

develop a practical, effective and timely reporting system for providing the City with 
eviction applications and dispositions which would enable analysis of eviction trends.  As 
part of the disposition data, the Tribunal explore, in consultation with landlord 
organizations, the outcomes of evictions applications and orders.  Data on evictions trends is 
essential for developing City policies and programs to prevent evictions and address the 
impacts of evictions.   

 
Support for Eviction Prevention  
viii. The City request the Tribunal to work with City staff to develop and implement approaches 

to assist tenants at risk of evictions including: 
(c) Providing information to tenants about community support agencies, such as housing 

help services, rent bank and other eviction prevention support; and, 
(d) Mailing an information package developed by the Centre for Equality Rights in 

Accommodation to Toronto tenants subject to eviction applications, along with the notice 
of hearing and eviction application. 

 
3. Assistance for Tenants Facing Evictions 
 
ix. The City explore a range of prevention initiatives both within the City and in other 

jurisdictions which help tenants avoid evictions, particularly evictions due to arrears. 
x. The City explore the feasibility of expanding the current City-funded Rent Bank Program to 

include a broader spectrum of tenant households, not just households with children, as a 
result of the recent announcement of the creation of a Provincial Rent Bank Program. 

xi. The City request the Province to increase the shelter component of social assistance benefits 
to reflect prevailing market rents so that tenants on social assistance and living in private 
market housing or market rent units in non-profit housing, can afford their rent.  

xii. The City request the Province to develop and implement a housing allowance program to 
help tenants in lower paid jobs and who are at risk of evictions due to arrears, to pay their 
rent. 

xiii. The City request the Province to provide funding to match existing federal funding for the 
creation of a permanent supply of affordable housing. 
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