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About CCHR 

 

The Canadian Centre for Housing Rights (CCHR) is Canada’s leading registered charitable 

organization working to advance the right to adequate housing. For over 35 years, we have 

worked tirelessly at the intersection of human rights and housing, providing free services to 

renters facing evictions and human rights violations to remain housed, providing education and 

training about housing rights across Canada, and advancing rights-based housing policy 

through research, policy development, advocacy, and law reform. 

 

About this research report 

 

Since 2022, CCHR has been working in partnership with the City of Toronto Housing 

Secretariat’s Toronto Tenant Support Program (TTSP) on a project called Preserving Affordable 

Rental Housing in Toronto – A Community Based Research Platform. Through this initiative, 

CCHR is conducting research and gathering and analyzing data to support the City in its efforts 

to preserve and protect affordable rental housing, as outlined in Key Strategic Actions 5 and 6 of 

the City’s HousingTO 2020-2030 Action Plan.  

Through this collaborative initiative, CCHR is integrating multiple data streams to answer key 

research questions developed in consultation with the City of Toronto. This community-based 

research prioritizes input from tenants, advocates and community groups, housing service 

providers, and other key stakeholders working within the rental housing and tenant support 

space.  

In the first year of this engagement, CCHR examined the impact of informal evictions on tenants 

in Toronto. This report shares the findings of this research and aims to provide insight into 

informal evictions and their impact on tenants.  
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Evictions are a serious issue in Toronto, where nearly half of the population rents their homes. 

Around 40 per cent of renters live in unaffordable homes, meaning they spend 30 per cent or 

more of their income on rent. Over the years, the private rental housing market has become the 

only option for lower-income families, partly because there is not enough community housing 

available. As rent prices in the private market continue to rise, more renters struggle to make 

rent payments, increasing their risk of eviction if they fall behind on paying the rent.  

Informal evictions happen when tenants are forced out of their homes without going through the 

full legal eviction process. The eviction process in Toronto is governed by Ontario’s Residential 

Tenancies Act (RTA). The RTA establishes rules that only permit landlords to evict tenants for 

specific reasons. These reasons are either categorized as "for cause" (e.g. the tenant owes 

rent, has damaged the property, or has engaged in illegal activity) or "no fault" (e.g. the landlord 

needs the unit for themselves or for a family member to use, or to do major repairs). Landlords 

must provide the tenant with a written eviction notice and then apply to the Landlord and Tenant 

Board (LTB) for an eviction order. The LTB then schedules a hearing where both sides can 

present their case. If an eviction is granted following the hearing, the Sheriff enforces it. 

Authorities only begin to track evictions after a landlord has applied to the LTB. 

In this study, informal evictions refer to situations where a tenant leaves their rental home after a 

landlord has notified them of their intention to evict them, and before the landlord officially files 

an eviction application with the LTB. For example, if a landlord gives a tenant an eviction notice 

because of unpaid rent, and the tenant moves out before the landlord files the official paperwork 

at the LTB, this would be an informal eviction. It is important to note that informal evictions are 

not necessarily illegal; they simply happen outside the formal legal process. When a landlord 

evicts a tenant without filing an application with the LTB, the eviction is not tracked by 

authorities. Because of this, informal evictions in Toronto have not been well-documented. 

The threat of eviction can be very stressful, and tenants often choose to leave their home when 

faced with this situation. This could be because they do not know their legal rights, they do not 

have the time or resources to fight the eviction, or they are not aware of the housing services 

available that could help them stay in their home. 

Recent research shows that evictions, both formal and informal, have severe negative impacts 

on the health and housing outcomes of renters, with low-income and racialized communities 

being especially affected. After being evicted, people often end up living in lower-quality and 

more expensive rental housing in underserved neighbourhoods, which can lead to ongoing 

poverty and instability. On a personal level, evictions can cause long-lasting harm to mental and 

physical health, leading to issues like depression, anxiety, high blood pressure, and overall poor 

health. Even the threat of eviction can harm a person’s health. With such a high number of 

renters living in Toronto, evictions are a significant concern for public health and social well-

being in the city. 

In recent years, research on informal evictions in North America has grown and governments 

are now conducting housing surveys that include questions about informal evictions. The 2018 

Canadian Housing Survey (CHS) by Statistics Canada found that a significant number of renters 

in Canada were forced to move between 2013 and 2018. In the Toronto area, 9.5 per cent of 
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renters said they planned to move because they were being forced out by a landlord, bank, 

financial institution, or government. The 2021 CHS expanded its questionnaire on forced moves 

and revealed that 12 per cent of Canadian renters reported having been evicted at some point, 

often due to property sales, landlords needing the property for their own use, conflicts, 

demolition or repairs, or falling behind on rent.1  

Despite growing interest, research on residential evictions is still limited and scattered across 

Canada and other English-speaking countries like Australia, New Zealand, the UK, and the US. 

This study helps fill this important information gap by offering a basic understanding of informal 

evictions and their impact in Toronto. The findings can help policy makers and decision-makers 

develop better housing support services and policies to support tenants who are at risk of or 

currently facing informal evictions. 

In early 2023, the Canadian Centre for Housing Rights (CCHR) surveyed 178 current and 

former residents of Toronto, to gather information about their moving history within the previous 

12-month period. 

The survey revealed that: 

• The most common reason for eviction was when landlords wanted to take back rental 

units for their own use or for the use of their immediate family members.  

• Renovations, demolitions, or conversion of properties for non-residential use were the 

second most common reasons given for eviction. 

• Harassment from landlords or other tenants, rent increases, maintenance issues, 

accumulated rental arrears, and being forced to end a sublease agreement were other 

reasons causing renters to move. 

• Certain groups reported having more issues with landlords. This includes men, people 

who identify as white/European, individuals with disabilities, and members of the 

2SLGBTQI+ community.  

• Younger people were more likely to have moved, experienced landlord-initiated moves, 

or been forced to move. Similar patterns were seen among newcomers, though the 

survey did not specifically ask about citizenship. 

• Those who were forced to move because they had issues with landlords were more 

likely to move to neighbourhoods with fewer children, more newcomers, and larger 

visible minority populations.  

• Some tenants were forced to move because of unbearable living conditions caused by 

landlords, rather than through direct informal evictions. Landlords might treat tenants 

poorly, like ignoring repairs or acting disrespectfully, to push them to leave without 

putting up a fight. 



 
 

 

7 | Understanding Informal Evictions in Toronto: Impacts and Implications for Tenants 

 

In early 2023 CCHR also conducted 19 interviews with housing service providers, tenant 

advocates, and housing lawyers and paralegals to discuss their experiences with informal 

evictions in Toronto.  

The interviews revealed that: 

• Many evictions occur before landlords officially file eviction applications with the LTB. 

Landlords can give tenants eviction notices before filing with the LTB, and tenants often 

move out involuntarily because they do not know their legal rights or are not aware of the 

housing services that are available that could help them stay in their home.  

• Many tenants do not fully understand the eviction process and feel that they have no 

choice but to leave when they receive an eviction notice. Language barriers can also 

lead to confusion about what the notices mean.  

• N12 notices (for landlord’s own use) are the most common eviction notices given to 

tenants. These are often given to long-term tenants who pay much lower rents due to 

rent control, and landlords sometimes try to raise the rent before issuing an N12 notice. 

Other frequently used eviction notices include N13 (for the demolition, repair, or 

conversion of the unit), N4 (for non-payment of rent), N5 (for interfering with others, 

damage or overcrowding), N6 (for illegal acts), and N7 (for causing serious problems in 

the rental unit or building) notices.  

• Unresolved maintenance problems can also cause tenants to move. Interviewees 

mentioned cases where tenants were forced to move because their landlords repeatedly 

ignored serious maintenance and repair issues in their units. Due to a backlog at the 

LTB, tenants in these situations often have few options and must endure unsafe living 

conditions while waiting for a hearing.  

• Low-income tenant households, especially those on a fixed income, are at the highest 

risk of experiencing an eviction.  

• Tenants facing eviction often also need other types of support and services, including 

financial planning, disability-related support, mental health services, and settlement 

services.  

Based on the study’s findings, the following policy recommendations for the City of Toronto aim 

to protect tenants from informal evictions, improve living conditions in the city, and increase 

affordable housing options: 

1. Collaborate with other levels of government to increase the availability and 

security of deeply affordable rental housing for lower-income tenants by:  

a. Expanding the supply of non-market, community housing, including rent-geared-

to-income units, to help improve housing access and stability, and reduce 

evictions, especially for tenants who rely on a fixed income. 
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b. Improving and expanding rental assistance programs to ensure they are 

reflective of current market rents and indexed to inflation to help lower-income 

tenants in private market rental housing maintain their tenancies. 

c. Advocating to the provincial government to reintroduce vacancy control to 

remove the financial incentive to evict long-term tenants paying below market 

rents and extend rent control to all rental units (including those first occupied 

after November 15, 2018) to prevent excessive rent increases that lead to 

economic evictions. 

2. Preserve existing affordable rental housing by: 

a. Ensuring the new multi-tenant housing framework is equitably implemented. The 

City of Toronto needs to make sure that the new multi-tenant housing framework 

ensures quality standards for multi-tenant housing (rooming houses) equitably 

and does not lead to the displacement of current residents. 

b. Strengthening and expanding rental replacement policies. To protect tenants who 

are at risk of being evicted because of the renovation, demolition, or conversion 

of the rental unit they live in, the City must ensure that tenants are adequately 

compensated. The City must also extend restrictions on rent increases for 

replacement units. 

c. Strengthening and improving the RentSafeTO program. The City must make sure 

that tenants' living conditions are improved and that they will not be forced out of 

their homes because of poor maintenance and safety conditions. 

d. Improving the Tower Renewal Program. The City must continue to strengthen its 

Tower Renewal Program to repair and improve older apartment buildings to 

preserve existing affordable housing for lower-income tenants. 

e. Expanding the Multi-Unit Residential Acquisition (MURA) program. The City 

should increase funding for the MURA program to continue to protect existing 

affordable housing and provide the maximum impact for lower-income tenants. 

 

3. Support tenant outreach and education: The City should prioritize tenant outreach 

and education related to relevant city policies, programs, and supports for tenants, 

including by connecting tenants to community organizations that provide legal support 

and education on tenants’ legal rights. 

4. Invest in the Deputy Ombudsman's role: The City should dedicate funding to support 

the investigation of informal evictions and to collect data on tenants' experiences. This 

information can be used to guide the creation of City policies that can reduce informal 

evictions and advance the right to housing. 

5. Ensure the renovictions by-law is adequately implemented and enforced: To 

discourage bad faith evictions, the City should advocate for legislative changes at the 

provincial level, such as requiring landlords to provide building permits to be able to use 

N13 eviction notices, in addition to ensuring that its own bylaw is adequately 

implemented and enforced through a robust accountability framework and adequate 

support for displaced tenants.  
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6. Increase funding for eviction prevention programs: The City of Toronto should 

increase funding for the Rent Bank, Eviction Prevention in the Community (EPIC), and 

Housing Stabilization Fund (HSF) programs and other initiatives that help prevent 

evictions. The Rent Bank program should continue to operate as a grant-based program 

to help tenants who are behind on rent or who need financial assistance with a rental 

deposit. Investing more in programs that prevent evictions can reduce the number of 

evictions and help tenants stay in their homes for the long term.   

 

From here on, definitions of the terms that are underlined can be found in the glossary at the 

end of this report. 

The report distinguishes between the terms tenant and renter based on their relationship to 

Ontario’s Residential Tenancies Act (RTA). Tenant and tenant households refer to individuals or 

households paying rent under tenancy agreements governed by the RTA. In contrast, renter 

and renter households may refer to all rent-paying individuals and households, including those 

whose living arrangements are exempt from the RTA. The RTA does not apply to certain rental 

accommodations, such as accommodations where the renter shares a bathroom or kitchen with 

the landlord or their family, housing intended for travel such as hotels and short-term rentals, 

and student housing, among others. 

This distinction is critical to the study’s focus: understanding informal evictions of tenants who 

are otherwise protected by the RTA's formal eviction process. Under the RTA, tenants have 

certain rights that can help them avoid or delay eviction. By examining how these tenants are 

being informally evicted, the report aims to inform policymakers and housing service providers 

on how to prevent informal evictions and ensure tenants can exercise their rights. 
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Quantifiable data on evictions – both formal and informal – is very limited. Little is known about 

the number of eviction notices that result in evictions being carried out, or about the number of 

people who experience homelessness after being evicted.2 Most research on evictions in rental 

housing focuses on evictions that are recorded by administrative bodies and made available by 

the relevant authorities. This data provides valuable information that researchers can use to 

analyze evictions that are undertaken through official channels. However, the data does not 

shed light on informal evictions, which some housing policy researchers believe are among the 

most common types of evictions.3  

Informal evictions are of particular concern in Toronto. Nearly half of Toronto residents are 

renters, and close to 40 per cent of these renters live in unaffordable housing.4 Informal 

evictions are also associated with a decrease in rental housing affordability across the market, 

due in part to the loss of affordable rent-controlled units through vacancy decontrol. Evictions, 

both formal and informal, can also contribute to negative health and housing outcomes for 

residents, particularly for low-income and racialized communities.5  

A lack of data and research-informed analysis of informal evictions in particular highlights that 

much more research is needed in order to understand the extent of this problem and its impacts 

on individuals and communities. 

For the purposes of this study, an eviction refers to the process through which tenant 

households are compelled by the landlord to move out of their home, whether it be in the private 

rental market or community housing.6 Evictions can be carried out formally and informally 

through legally sanctioned procedures, or can occur informally outside the bounds of the law.  

In Ontario, the formal eviction process begins when a landlord delivers to the tenant a written 

notice to end their tenancy (called an “eviction notice”) for one of the reasons outlined in the 

RTA.7 These reasons are either categorized as "for cause" (e.g. the tenant owes rent, has 

damaged the property, or has engaged in illegal activity) or "no fault" (e.g. the landlord needs 

the unit for themselves or for a family member to use, to do major repairs, or to sell the 

property). After receiving the eviction notice, the tenant can try to resolve the issue with the 

landlord. If the tenant and landlord do not come to an agreement, the landlord can file an 

application to the LTB for an eviction order to terminate the tenancy. Once an application has 

been accepted, the LTB holds a hearing where the tenant and landlord can present their case to 

a member (sometimes called an “adjudicator”) of the LTB. After hearing the case, the LTB 

member will decide whether the tenant should be evicted. If they decide the tenant should be 

evicted, they will deliver an order to terminate the tenancy, and provide the tenant with a specific 

deadline to move out of their unit. If the tenant does not move out by the deadline, the Sheriff 

will come to the tenant’s home to force them to leave.    
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Informal evictions can begin with formal documentation, but not proceed to an actual hearing at 

the LTB.  The term informal eviction refers to evictions that are not reported or measured by the 

relevant authorities.8 Authorities only begin to track evictions after a landlord has applied to the 

LTB for an eviction order. For the purposes of this study, we define an informal eviction as an 

eviction that occurs prior to a landlord filing an eviction application to the LTB. In other words, 

these are situations where a tenant may have received an eviction notice from the landlord, and 

the tenant moves out before the landlord continues to the next step of filing an application with 

the LTB for an eviction order.  

We have scoped our definition of informal evictions in this way because official data collection 

and reporting on evictions by the LTB only begins when an eviction application has been filed by 

the landlord. As a result, little is known about evictions that are carried out before an eviction 

application is filed, because they are not recorded.  

Informal evictions should not be conflated with illegal evictions; they simply occur outside of the 

formal tribunal procedure. Tenant households will often decide to move out immediately after 

receiving an eviction notice because they are unaware of their legal rights or of all the steps in 

the formal eviction process, they lack the time and/or resources to contest an eviction, they do 

not think they will be able to continue to afford their rent in the future, or they are unaware of 

housing services and supports that could help them avoid eviction and stay in their home.   

Our study shows that informal evictions often occur when a landlord issues a tenant an eviction 

notice and the tenant decides to move out of the rental unit immediately upon receiving the 

notice. Eviction notice forms are available on the LTB’s website and can be freely downloaded 

and printed by landlords, without the LTB’s involvement. Tenants often take the forms at face 

value and are not aware that they are not required to move out immediately after they receive 

an eviction notice.  

Affordability 

Evictions are a serious problem in Toronto. Nearly half (48 per cent) of the city’s residents are 

part of tenant households.9 Of these households, close to 40 per cent live in unaffordable 

housing, which is defined as households that pay 30 per cent or more of their total income on 

their housing costs.10 Over the past few decades, the private rental housing market has played 

an increasingly vital role in providing homes for lower-income households, as new affordable 

rental housing has generally not been built, and applicant wait times for community housing 

units are between eight to 15 years long, depending on the size of the unit.11 As rents continue 

to rise, many tenant households are finding it increasingly difficult to cover the cost of housing in 

addition to other crucial expenses like food and medicine, and are at risk of experiencing an 

eviction if they fall behind on rent.12  

Evictions have been closely linked to a decrease in rental housing affordability, which can be 

understood as a tenant’s ability to pay for their housing costs in an economically sustainable 

manner. Lower-income households that pay a substantial proportion of their income (30 per 

cent or more) on rent are at a higher risk of falling into rent arrears and facing an eviction for 

non-payment of rent than other groups.13 Although landlords can evict tenants for a number of 

reasons, most eviction applications at the LTB in Toronto are for rental arrears.14 Significant rent 



 
 

 

13 | Understanding Informal Evictions in Toronto: Impacts and Implications for Tenants 

 

increases may lead to higher instances of tenants moving involuntarily in an effort to pre-

emptively avoid being evicted. Involuntary moves happen when lower-income tenant 

households are struggling to keep up with monthly rent payments and may be compelled to 

move to housing that is more affordable,15 rather than face the threat of eviction when they fall 

behind on paying their rent. 

Additionally, high rent and housing prices and gaps in Ontario's rent regulation system including  

the lack of vacancy control may provide financial incentives for landlords to evict tenants in 

order to increase their profits by either selling their property or bringing in new tenants who will 

pay a higher rent.16 Recent research indicates that no-fault evictions are the most common type 

of eviction in Canada,17 especially in urban areas that have higher average prices for homes 

and higher average market rents like in Vancouver and Toronto.18 Many of these types of 

evictions occur before a landlord has applied for an eviction with a provincial tenancy tribunal, 

as many tenants feel that going through a dispute resolution process would not be beneficial for 

them and instead they choose to prioritize finding new housing.19  

 

Poor housing outcomes 

The impacts of evictions on individuals and communities can have harsh and long-lasting 

consequences. Studies show that evictions can have severe negative impacts on the health and 

housing outcomes of tenant households who experience them.20 This is particularly true for low-

income and racialized communities who experience evictions at higher rates than the general 

population.21 Tenant households who experience an eviction often end up in lower-quality 

housing in deteriorated neighbourhoods.22 At the community level, evictions can contribute to 

the perpetuation of poverty and instability in neighbourhoods by creating environments where 

people are continuously moving in and out. As a result, nothing seems to be permanent, and 

people do not feel invested in their communities.23   

 

Health 

At the individual level, evictions can have significant and enduring impacts on the health of 

individuals who experience them.24 Evictions often lead to medium- and long-term periods of 

housing instability that negatively impact individuals’ mental health, including reported 

depression, anxiety, and suicide. Negative physical health outcomes like high blood pressure, 

poor self-reported health, and physical violence are also linked to eviction and housing 

instability.25  

These impacts can compound and perpetuate a cycle of financial and housing instability. 

Recent studies show that many individuals and households report poorer health even years 

after an eviction occurred26 and that even the threat of an eviction can be linked to poorer 

health.27 Some studies showed negative health effects being reported up to eight years after the 

eviction occurred.28 Given the size of Toronto's renter population and the far-reaching impacts 

that evictions have on these households and lower-income communities, evictions are a major 

issue for the city’s public health and overall social wellbeing.  
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Research into informal evictions in North America has expanded over the past decade, 

alongside the growth of the tenant population.29 Governments have recently begun to conduct 

housing surveys that attempt to collect data regarding involuntary moves that take place outside 

of formal legal proceedings. In 2018, Statistics Canada began conducting the Canadian 

Housing Survey (CHS), which collects information about Canadians’ housing needs and 

experiences based on a sample of households. Recent research based on the 2018 survey 

results shows that 1.3 per cent of tenants in Canada were forced to move at some point during 

the previous year, and 6.6 per cent were forced to move at least once in the previous five 

years.30 In the 2018 survey, 9.5 per cent of tenant respondents from the Toronto Census 

Metropolitan Area (CMA)31 reported that they moved from their previous rental unit because 

they were being “forced to move by a landlord, a bank or other financial institution or the 

government.”32 This figure increased slightly to 9.8 per cent in the 2021 CHS survey.33 CHS 

data does not provide information on eviction at the census subdivision level, which includes 

Toronto.34  

Despite recent interest in the issue, evidence-based research on residential evictions continues 

to be relatively scant and fragmented. This study was designed to address this information gap 

in Toronto and aims to provide a baseline understanding of informal evictions and their impact 

on residents, communities, and housing affordability. This research can assist decision-makers 

to develop adequate supports and infrastructure to help vulnerable tenants find and keep 

affordable housing that meets their needs. 
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The purpose of this study was to establish a baseline understanding of how tenants are being 

informally evicted from rental housing in Toronto by answering three questions: 

1. How are tenants in Toronto being displaced from affordable rental housing?   

2. How common are informal evictions in the rental housing market?   

3. What are the most common methods that landlords use to informally evict tenants? 

To answer these questions, in late 2022 and early 2023 CCHR conducted an online survey 

aimed at tenants who live or had lived in Toronto during the previous 12 months. CCHR also 

carried out semi-structured interviews with a variety of stakeholders who have worked with 

tenants who have experienced informal evictions, including CCHR’s tenant services staff 

members.  

Online survey 

To collect survey data on tenants’ experiences with informal evictions, CCHR used a 

convenience sampling technique to recruit survey participants. This was done through direct 

referrals from CCHR’s extensive network of Toronto-based partners including tenant advocate 

organizations, community legal clinics, multi-service agencies, social service charitable 

organizations, community organizations, and non-profit organizations.35 The City of Toronto also 

provided referrals through its network of housing service providers and partner agencies. The 

survey was published on CCHR’s website and was disseminated via email by CCHR and City of 

Toronto staff to partner organizations and service agencies with a brief description of the 

purpose of the survey and its target audience.  

CCHR and City of Toronto partners were asked to disseminate the survey link among contacts 

who currently live or had lived as tenants in Toronto during the previous year. The first page of 

the survey questionnaire contained a brief description explaining the purpose of the research 

project on informal evictions, the research questions the study aims to answer, a definition of 

informal evictions, a description of the possible risks and benefits of participating in the survey, 

accommodation request information, and contact information.36 Survey participants were asked 

to provide consent to participate in the survey after having read the information on the first page. 

At the end of the survey, participants were incentivized to participate in the survey with the 

opportunity to take part in a draw to win a $100 gift card for a supermarket chain of their 

choosing and to provide an email address where they would be notified if they won. Participants 

were also asked whether they would like to participate in future CCHR research projects and to 

provide an email address if they wished to do so.  

The survey questionnaire contained a total of 45 questions divided into 5 sections addressing 

their:  

• Current rental status in Toronto  

• Past rental status in Toronto  

• Relocation in past 12 months  

• Demographic information 

• Streets to Homes affiliation  
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The first section of the questionnaire contained questions relating to current tenants’ residential 

tenancies in Toronto, including the type of rental unit they lived in, the length of time they have 

resided there, ownership, amount paid for rent, and any problems encountered with the landlord 

and/or building management. The second section included the same set of questions for people 

who had resided in a rental unit within Toronto over the previous 12 months. Questions in the 

third section related to respondents’ relocation history over the previous year and whether they 

had involuntarily moved during that period. Respondents who indicated an involuntary move 

were then asked to provide a reason for the involuntary move, followed by a set of questions 

about whether they had received an eviction notice, had a hearing before the LTB, or had been 

issued an eviction order by the tribunal. The final two sections asked about participants’ 

demographic information, and whether they were referred to the survey by a frontline staff 

member of the Streets to Homes Outreach and Support program.37  

The survey questionnaire was published on CCHR’s website using Qualtrics XM platform 

software. The survey text can be found in Appendix A.  

Semi-structured interviews 

In addition to the survey, CCHR conducted 19 semi-structured interviews38 with a variety of 

stakeholders who work directly with tenants and tenant-related issues in Toronto. Interviewees 

were recruited from CCHR’s network of partners from housing advocacy organizations, housing-

related service providers, and community legal aid clinics. Interviewees included housing policy 

advisors, Tenant Duty Counsel (TDC), Eviction Prevention in the Community (EPIC) 

caseworkers and staff, paralegals, Rent Bank staff and caseworkers, Federation of Metro 

Tenants’ Association (FMTA) staff, CCHR’s Tenant Services program staff, community 

planners, Neighbourhood Information Post (NIP) staff, Housing Help Centre staff, Agincourt 

Community Services staff, West Toronto Community Legal Services staff, and West 

Scarborough Community Legal Services staff. CCHR contacted interviewees via email with an 

attached Letter of Intent and Consent Form that included information on the research project’s 

purpose, potential harms and benefits from participating in the project, study procedures, 

confidentiality, and publication of study results.39 Interviewees were asked to sign and send the 

consent form to CCHR prior to being interviewed. The Letter of Intent and Consent Form can be 

found in Appendix B.    

CCHR staff conducted the interviews between November 1, 2022 and March 31, 2023. 

Seventeen interviews were conducted using the Zoom Video Conferencing software application, 

and two were conducted by phone. Interviews were recorded with the consent of interviewees. 

Only audio recordings were saved, and all video recordings were deleted. The two interviews 

that were conducted by phone were recorded using a phone call recording application on the 

lead investigator’s personal phone. Interviews lasted between 40 and 80 minutes in length. All 

interview recordings were saved in an encrypted folder on the lead investigator’s office 

computer and uploaded to CCHR’s secure online file-sharing platform (Microsoft 365 

SharePoint). About half (10) of the interviews were transcribed manually by the lead 

investigator, while the remaining nine were transcribed using the transcription tool on the 

browser version of a Microsoft Word processing application. 

CCHR developed a general conduct guide for the interviews (available in Appendix C), 

integrating precedents within research literature on evictions in rental housing.40 Broadly 

speaking, interviewees were asked about their current professional role, the main tasks and 
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duties of their role, and how their work relates to informal evictions and tenant issues more 

broadly. Interviewees were asked about their work with tenants who had experienced an 

informal eviction, what the main causes of the informal evictions were, who was most affected 

by informal evictions, and other challenges that tenants face related to security of tenure, 

maintenance and repairs, gaining access to housing supports, and finding alternative housing 

options within Toronto.  

This study provides valuable insights into informal evictions in Toronto, yet it is subject to 

limitations that should be considered when interpreting the findings. 

1. Sampling method and selection bias: The survey relied on a convenience sampling 

method, primarily recruiting participants through CCHR's existing network and City of 

Toronto partners. As a result, the sample may not be representative of all tenants in 

Toronto, especially those who do not engage with these organizations or who may be 

underrepresented in such networks.  

2. Response bias: Because participants were recruited through advocacy and service 

organizations, responses may be influenced by a heightened awareness of tenant 

issues, which may lead to an overrepresentation of tenants who are more 

knowledgeable or have more experience with the eviction process. 

3. Recall bias: Both survey and interview respondents were asked to recall events and 

experiences from the past year. This retrospective approach may introduce recall bias, 

as participants may have forgotten details, especially about the conditions or reasons for 

relocation, potentially affecting the accuracy of reported informal eviction experiences. 

4. Interview sample size and scope: Only 19 semi-structured interviews were conducted, 

and although interviewees were drawn from a range of tenant-focused organizations, 

this sample may not capture the full spectrum of informal eviction experiences. Although 

tenant perspectives were captured through an online survey, some important 

perspectives could have been further expanded upon through follow-up interviews with 

tenants. 

5. Reliance on self-reported data: Both survey and interview data are self-reported and 

participants may underreport or overreport certain experiences based on perceived 

expectations. 

Despite these limitations, the study provides an important baseline understanding of informal 

evictions in Toronto and highlights areas where further research could expand upon these 

findings. 
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The online survey on informal evictions in Toronto was conducted using a convenience 

sampling technique in which participants are selected based on their availability and willingness 

to participate in a study or survey. In this sampling approach, researchers select individuals who 

are easily accessible and convenient to reach, typically from a specific population or location.  

The survey was launched on December 7, 2022, and remained open until March 3, 2023. 

During this period, the survey received a total of 253 responses. Of these responses, 178 

corresponded to respondents who currently live or previously lived in a rental unit in Toronto 

during the 12 months prior to answering the survey. Only these 178 responses were retained in 

analyses. While the sample size is not large enough to be representative of tenant households 

in Toronto, the survey findings offer valuable insights into tenants' experiences with informal 

evictions. These experiences were often supported by the housing services providers, housing 

lawyers, and tenant advocates who were interviewed for this study. 

As part of the survey, respondents were asked about their relocation history during the 12-

month period before taking the survey. Respondents were first asked whether they had moved 

within the 12 months prior to participating in the survey. If they answered ‘yes’ they were then 

directed to a set of questions regarding the reasons for these moves. Close to half of the 

respondents (48 per cent) indicated they had relocated in the past 12 months. Participants were 

then asked to select a reason for their move. A significant proportion of respondents (37 per 

cent) indicated that the landlord had asked them to leave, while 26 per cent were due to 

“landlord issues”, 15 per cent cited “rent increase/financial reasons”; and 13 per cent signaled 

“personal reasons”.41  

The survey found that a significant portion of respondents reported experiencing an involuntary 

move in the previous 12 months. Of the 75 responses to the question “[i]n the past 12 months 

have you ever involuntarily moved from your home?”, 67 per cent indicated “yes”. Respondents 

who indicated that they had experienced an involuntary move were then asked if they had 

received an eviction notice from the landlord, and of 46 responses, 20 (43 per cent) indicated 

that they had. Respondents who affirmed having received an eviction notice were then asked if 

they attended an LTB hearing. Out of 20 responses to this question, six confirmed they had 

attended a hearing. Respondents who indicated they had attended an LTB hearing were then 

asked if they had received an eviction order. Half of the six responses to this question reported 

receiving an eviction order following a hearing.  

Survey respondents who indicated they had experienced an involuntary move were asked to 

provide a reason for the move, and a total of 49 responses were collected about this question. 

The most common reason respondents gave was that landlords wanted to take back the rental 
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units for their own use or for the use of their immediate family members, which is often referred 

to as an “own-use” eviction. Of the 49 responses to this question, 16 (33 per cent) were 

associated with a landlord’s own-use eviction. This reason is associated with an N12: Notice to 

End Your Tenancy Because the Landlord, Purchaser or a Family Member Requires the Rental 

Unit (N12 notice).42 N12 notices can be used by landlords or a new owner when they intend to 

move into the rental unit for their own use, or for the use of an immediate family member. In 

seven of these responses, survey participants suggested that the landlord’s or purchaser’s 

claim may be fraudulent because the respondent believed the landlord or purchaser did not 

intend to repossess the unit for their own use, but rather intended to sell it or rent it to another 

tenant at a higher cost. 

This finding seems to contradict previous research, which shows that the majority of eviction 

filings to the LTB are due to non-payment of rent.43 In part, this may reflect sample bias since 

there is the possibility that tenants were evicted for non-payment of rent or other tenant-related 

factors.44 More recent studies, however, show that landlord-factor evictions are the most 

common type of eviction based on findings from the 2021 Canadian Housing Survey and from 

interviews conducted with tenants throughout Canada.45 Housing researchers argue that there 

is growing evidence showing that landlord-factor evictions are currently the most common cause 

of eviction and that this may reflect a shift in landlords’ perspective on evicting tenants that is 

motivated by their belief – supported by policies like vacancy decontrol and a tight rental market 

and low vacancy rate – that they can substantially increase the rent on a vacant unit or sell the 

property for a profit.46  

The second most common reason that respondents gave for involuntarily moving out of their 

units was related to renovations, demolition, or conversion of a property for non-residential use, 

which is often referred to as a “renoviction”. Of the 49 responses to this question, 13 (27 per 

cent) responses were for renovictions. These types of evictions are associated with an N13: 

Notice to End your Tenancy Because the Landlord Wants to Demolish the Rental Unit, Repair it 

or Convert it to Another Use (N13 notice).47 N13 notices are used by a landlord to end a tenancy 

because they have plans to demolish the rental unit, carry out major repairs that require the unit 

to be vacant, or convert the unit to another use (e.g. from a residential unit to a commercial 

unit). Of the 13 responses that cited this reason for a forced involuntary move, eight referenced 

renovations or major repairs, three cited a conversion to non-residential use, and one cited 

demolition of the building. The remaining respondents mentioned not having received a specific 

reason for the notice. Four respondents alluded to landlords making fraudulent claims about 

renovations, either because the respondents believed that the claim was used to have them 

move out, or because they happened to pass by the unit after moving out and did not see any 

renovations taking place. 

Several respondents described some form of harassment from landlords or other tenants as the 

reason for the involuntary move. Harassment can encompass a broad range of actions and 

behaviours that contribute to a hostile or unpleasant environment and can include the use of 

threats or intimidation. In the case of rental housing, it can also include the dereliction of 

landlord duties, like a landlord failing to keep the property in a state of good repair.48 Two 

respondents described landlords creating “an unpleasant or hostile situation” by carrying out 

several illegal actions over time, including entering a tenant’s unit without notifying them in 

advance, arguing with tenants over actions that were within their rights such as having pets and 

family visits in their units, and the repeated issuance of incorrect =N12 notices. The remaining 

https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N12_Instructions_20200728.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N12_Instructions_20200728.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N12_Instructions_20200728.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N13_Instructions_20200728.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N13_Instructions_20200728.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N13_Instructions_20200728.pdf
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respondents mentioned singular acts of harassment by landlords including threats to throw out 

the respondent’s belongings, denying visitors to their unit, threats to evict the tenant on unlawful 

grounds, and unspecified abuse. 

Similarly, three respondents cited issues related to maintenance and repairs as a reason for 

moving out involuntarily. Two respondents referred to ongoing maintenance and repair issues, 

including leaks and power outages, and one response only mentioned “[b]ed bugs infestation.” 

One respondent reported that a mailbox had not been repaired by the landlord which impeded 

the tenant from receiving notices from the LTB. According to the RTA, “[a] landlord is 

responsible for providing and maintaining a residential complex, including the rental units in it, in 

a good state of repair and fit for habitation and for complying with health, safety, housing and 

maintenance standards.”49 Findings show that in these cases landlords were not complying with 

their obligations under the RTA. 

Six respondents referenced a rent increase issued by the landlord as a reason for being forced 

to move. In Ontario, there is a limit on the amount that landlords can increase the rent each year 

on occupied units, which is set by the province’s rental increase guideline on an annual basis.50 

Following this guideline, rent can be increased once every 12 months following the last rental 

increase or from the date the tenancy began. Landlords do not need to get the LTB’s approval 

for these annual rent increases. However, landlords can submit an application to the LTB that 

would allow them to raise the rent above the annual rent increase guideline (also called an 

above guideline increase, or AGI) for three reasons:  

1. An “extraordinary” increase incurred by the landlord in municipal tax and charges.51  

2. An extraordinary or significant amount the landlord spent on renovation, repair, 

replacement, or new addition to their rental property.  

3. An increase in the landlord’s security costs or their new/first time security costs.  

Three respondents reported they had received a rent increase of $300, $771, and $1,800 a 

month respectively. The remaining three respondents did not mention the amount of the rent 

increase.  

Finally, two respondents mentioned owing rent as a reason for their involuntary move, and one 

respondent mentioned their sublease agreement had ended as their reason. 

Towards the end of the survey questionnaire, participants were asked about their demographic 

characteristics to gain a sense of who is being most impacted by informal evictions in Toronto. 

By using a generalized linear model approach, findings demonstrate several correlations 

between survey respondents’ experiences with relocation and their demographic characteristics.  

According to the survey’s results, people who identify as white/European, people with 

disabilities, and people who are part of the 2SLGBTQ+ community reported “landlord issues” as 

a reason for having moved in the past 12 months more often than other respondents reported 

this reason.52 Respondents who reported being members of the 2SLGBTQ+ community also 

reported more involuntary moves.  

Younger survey participants experienced more involuntary moves than older respondents, and 

they reported that they had moved within the previous 12 months because a landlord told them 
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to leave. It might be assumed this is due to younger people being more transient in general, 

however, another factor could be that landlords take advantage of younger people who have 

less experience being a tenant and may also have less knowledge of their legal rights.53  

The survey found that people who voluntarily or involuntarily relocated in the past 12 months 

were more likely to be currently living in a home where they share a kitchen and/or bathroom 

with their landlord or another tenant, and that they are more likely to live in a place owned by an 

individual rather than a corporation. This may indicate that tenants experience poorer housing 

outcomes after they move, regardless of whether or not they were evicted. Previous studies 

have shown that “facing an eviction is associated with detrimental changes in household 

members’ neighbourhood quality, health, and intensity of use of social services, such as 

homeless shelters”54 and that households who reported having been evicted in the past were 

more likely to relocate to housing in a neighbourhood in worse conditions.55 Further research 

should be undertaken to explore how tenants’ original living arrangements compare to their 

subsequent living arrangements following both voluntary and involuntary moves.56  

It should also be noted that tenancy agreements where the tenant shares a kitchen and/or 

bathroom with the landlord are exempted from the RTA.57 There are no specific guidelines for 

how a landlord can or should terminate an exempt tenancy, which puts tenants under these 

agreements in a particularly precarious situation. This means that the landlord can terminate the 

tenancy at any time without having to provide the tenant with an eviction notice. The tenant 

cannot contest the eviction before the LTB because it is not covered under the RTA.  

Based on the first three digits of the postal code provided by respondents, a generalized linear 

model analysis of the survey’s results shows that respondents who relocated as a result of 

issues with their landlord or who had experienced multiple involuntary moves in the past were 

living in areas with fewer children and where there was a higher proportional population of 

recent immigrants, and/or a larger visible minority population.58 This survey could not determine 

whether this finding was the result of more informal evictions happening in these areas, or if 

people were more likely to relocate to these areas after their eviction or relocation occurred. 

However, if it is the former, this could provide support for the idea that landlords are more likely 

to evict tenants who may be less likely to know their rights (i.e. younger people and 

newcomers). Additional data regarding the place from which participants relocated is needed to 

test this hypothesis.  

Responses to the survey also suggest that tenants often relocate involuntarily not because the 

landlord initiated an informal or formal eviction, but because their living situation became 

unbearable due to the landlord’s behaviour. It is possible that some landlords may treat tenants 

poorly as a deliberate tactic to encourage them to leave, allowing the landlord to avoid the effort 

and risk of formally evicting them. A recent study on evictions and eviction prevention in Canada 

found that the most common type of eviction associated with landlord behaviour is “eviction by 

dereliction”, which is the deliberate attempt by a landlord to informally evict a tenant by 

neglecting housing conditions and failing to maintain the rental unit.59 Tenants may be 

compelled to move if there is no response to maintenance requests from the landlord or 

property manager and their housing conditions become unbearable. However, additional 

research in this area is needed before any conclusions could be drawn. 

Finally, a generalized linear model analysis shows a significant positive association of the 

likelihood that participants were more likely to know a neighbour who has been evicted in 
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regions characterized by a high Gini coefficient. Gini is a statistical measure of economic 

inequality that measures the extent to which the distribution of income in a population deviates 

from a perfectly equal distribution, and in this measure, a higher figure indicates high degrees of 

income inequality.60 Greater income inequality is associated with greater conflict and mistrust of 

others.61 These are conditions which may lend themselves to greater conflict between landlords 

and tenants, and therefore more informal evictions. 

According to interviews with staff from housing service providers Neighbourhood Information 

Post (NIP), Housing Help Centre (HHC), Agincourt Community Services Association (ACSA), 

West Toronto Community Legal Services (WTCLS) and West Scarborough Community Legal 

Services and CCHR’s tenant services program, most evictions occur outside of the formal 

eviction process, and do not involve the landlord submitting an official eviction application to the 

LTB. These evictions often happen after tenants receive an eviction notice. Several 

interviewees said that the reason many tenants moved out after receiving an eviction notice was 

because they were unaware of their rights and the housing services and supports that could 

help them maintain their tenancy. According to several housing support program caseworkers, 

tenants who were referred to them often had little knowledge of their rights as tenants and 

believed they had no other option than to leave their rental unit after receiving an eviction notice. 

According to housing lawyers, paralegals and housing program caseworkers interviewed, 

tenants often misunderstand eviction notices and believe they must immediately leave their unit 

after receiving one. Additionally, several interviewees mentioned that eviction notices can be 

misleading, especially for tenants whose first language is not English. Various interviewees 

commented that tenants who received an eviction notice often experienced increased levels of 

stress, fear and anxiety because their housing stability was under threat. 

Most interviewees stated that N12 notices were among the most commonly used eviction 

notices over the previous 12 months. With the exception of a case mentioned by a housing 

lawyer where a corporate landlord issued an “incorrect” N12 eviction notice, interviewees stated 

that long-term tenants who had resided in their unit for at least a decade were among the most 

common recipients of N12s. This pattern suggests that landlords may be targeting longer-term 

tenants who are paying lower rents because their tenancy is covered by the province’s rent 

increase guideline, which limits the amount a landlord can increase the rent each year. In these 

situations, landlords or a new owner may be serving these tenants with N12 notices in “bad 

faith”, meaning that although they have indicated through the N12 notice that they want to use 

the unit for themselves or a family member, in fact, they do not intend to move into the unit, and 

simply want the existing tenant to move out. This is taking advantage of the fact that it is 

challenging for tenants to prove that the unit will not be used by the landlord, a new owner or 

their family member after the tenant moves out. This hypothesis, however, requires more 

research to explore its validity. Many interviewees believed that landlords were issuing N12 

notices (and other eviction notices) to longer-term tenants because their rents tend to be 

significantly lower when compared to current market rent for similar vacant units. Because there 
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are no regulations in place that would limit the rent amount charged to new tenancies, landlords 

can raise the rent to any amount they want once a unit is vacant.  

Interviewees also mentioned that they observed a pattern where landlords attempted to illegally 

increase the rent for an existing tenant, and when the tenant refused to comply, the landlord 

would issue an N12 notice. For example, one housing lawyer cited a case where a landlord first 

attempted to implement a significant rent increase and when the tenant challenged it, the 

landlord filed an N12 eviction notice claiming that their son needed to move into the unit. In this 

case, the tenant decided to leave the unit even though the landlord did not provide the required 

compensation, because challenging the “bad faith” N12 eviction became too stressful for the 

tenant, and they found a new place to live.62  

According to housing service providers with experience working on eviction cases involving 

corporate landlords, the most commonly used eviction notices are: 

• N13: Notice to End your Tenancy because the Landlord Wants to Demolish the Rental 

Unit, Repair it or Convert it to Another Use (N13 notice) 

• N4: Notice to End your Tenancy Early for Non-payment of Rent (N4 notice) 

• N5: Notice to End your Tenancy for Interfering with Others, Damage or Overcrowding 

(N5 notice)  

• N6: Notice to End your Tenancy for Illegal Acts or Misrepresenting Income in a Rent-

Geared-to-Income Rental Unit (N6 notice)63  

• N7: Notice to End your Tenancy for Causing Serious Problems in the Rental Unit or 

Residential Complex (N7 notice)64   

An N13 eviction notice is used when a landlord wants to demolish the rental unit, renovate or 

repair it, or convert it to another use. Evictions that result from the issuance of N13 notices are 

commonly referred to as “renovictions” by researchers, housing service providers, and tenant 

advocates. According to CCHR’s tenant services caseworkers, HHC counselors, and intake 

workers on tenant services programs, over the past year numerous tenants reported that 

corporate landlords who recently purchased their multifamily rental buildings had issued N13 

notices to them. Several interviewees also mentioned cases where landlords issued N13 

notices for renovations that did not meet the threshold for requiring tenants to move out during 

the renovation work. According to one housing lawyer, tenants will often agree to leave their unit 

in these cases because they believe they have no alternative, even when they know they can 

challenge the notice at the LTB. 

Housing lawyers and hotline counselors interviewed for this study mentioned an increase in N5 

notices issued by corporate landlords over the past year. N5 notices are issued by landlords for 

the following reasons:  

• When the tenant’s behaviour or that of someone visiting or living in the unit substantially 

interferes with another tenant’s or the landlord’s reasonable enjoyment of the residential 

complex, and/or with their lawful rights, privileges, or interests.  

• When the tenant or someone visiting or living with the tenant wilfully or negligently 

damages the rental unit or residential complex, or when the unit is overcrowded as 

determined by health, safety, or housing standards.  

https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N13.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N13.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N4.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N5.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N6.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N6.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N7.pdf
https://tribunalsontario.ca/documents/ltb/Notices%20of%20Termination%20&%20Instructions/N7.pdf


 
 

 

26 | Understanding Informal Evictions in Toronto: Impacts and Implications for Tenants 

 

A number of interviewees indicated they witnessed an increase in the use of N5 eviction notices 

in residential buildings owned by corporate landlords for cases that did not warrant an eviction, 

including for reasons related to building rules and regulations that were unlawful. One 

interviewee mentioned a case where a tenant was issued an N5 notice by a corporate landlord 

who claimed that a bad odour was emanating from their unit, which incidentally turned out to be 

coming from the hallway. Several interviewees commented that N5 notices issued by small-

scale landlords were often related to personality conflicts between the landlord and the tenant or 

to landlord concerns related to clutter in the tenant’s unit. 

Several interviewees described cases where tenants were forced to move out of their rental 

units due to unlivable conditions resulting from landlords neglecting basic maintenance and 

repairs. This finding echoes recent studies on evictions and discrimination in the rental market 

that examine landlord harassment tactics including “eviction by dereliction”, where landlords 

effectively force tenants out by failing to undertake necessary maintenance or repairs of a rental 

unit.65 One housing lawyer spoke of cases where landlords ignored constant requests by 

tenants to deal with serious issues including black mould or bed bug infestations. In these 

cases, the landlords’ lack of action created intolerable conditions which forced the tenants to 

leave. In more egregious cases, some landlords stopped accepting rent payments from tenants 

who requested repairs, and then attempted to evict the tenants because they had not paid the 

rent. 

Housing lawyers and paralegals explained that due to the current backlog of cases at the LTB, 

tenants have few options and remedies available to help them with complaints about their 

landlord’s negligence. Tenants can submit a T6: Tenant Application about Maintenance (T6 

application) to the LTB if the landlord has not repaired or maintained their rental unit or building, 

or if the landlord has not complied with health, safety, housing, or maintenance standards. 

However, the current backlog in processing LTB applications is causing tenants to wait several 

months before their applications are addressed. During this time, in some cases, they must 

endure intolerable living conditions. In other cases, interviewees reported that tenants withheld 

their rent payment in response to a lack of maintenance and/or repairs in their unit or building. In 

these cases, housing lawyers and other housing service providers said that they routinely 

advise tenants to avoid this course of action since they are legally required to make monthly 

rental payments regardless of the state of the unit. According to housing services caseworkers, 

there have been cases where tenants withheld their rent in an attempt to persuade their landlord 

to address their concerns, and the tenants ended up being evicted because they owed rent. 

Interviewees mentioned that tenants who withheld their rent in these cases are often unaware of 

their legal rights and did not know that they could submit an application to the LTB regarding 

their complaint.  

Most interviewees identified affordability as the primary barrier tenants face in being able to stay 

in their homes and avoid eviction. Interviewees frequently mentioned that many tenants have 

insufficient income to cover rental payments and other basic living expenses like energy and 

water bills, food, education, and transportation. Rent Bank and NIP caseworkers reported 

witnessing an increase in the number of tenants seeking financial support to cover cost-of-living 

expenses over the past 5 to ten years. According to these caseworkers, insufficient family 

income, loss of job/unemployment, reduced working hours, and pay cuts from missing work due 

https://tribunalsontario.ca/documents/ltb/Tenant%20Applications%20&%20Instructions/T6.pdf
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to illness are the most common reasons tenants owe rent. Several caseworkers mentioned that 

they often worked with tenants who suffered job or income loss that resulted from the COVID-19 

pandemic, either as a result of lockdown measures or due to illness. Some interviewees 

mentioned that income loss associated with the COVID-19 pandemic was exacerbated when 

households that did not have a stable source of income stopped receiving the Canada 

Emergency Response Benefit (CERB) payments and were consequently unable to cover rent 

and other basic living expenses. 

Several housing services counselors and caseworkers highlighted that many low-income 

tenants have a large debt burden in addition to monthly rent payments and other living 

expenses they must cover. Rent Bank, HHC, NIP, and EPIC caseworkers mentioned that many 

low-income tenant households accumulate debt from payday/cash loans that charge exorbitant 

interest rates. Many low-income households often rely on these exploitative financial services to 

cover expenses in emergencies including sudden loss of income. Interviewees stated that 

tenant households who turn to payday loans to cover the cost of rent frequently end up incurring 

an unsustainable amount of debt that hinders their ability to pay rent in the long run. Most 

caseworkers said they advised tenants to negotiate a payment plan with their landlord or to look 

for alternate funds instead of turning to payday loans that often worsen their financial situation.  

Low-income tenants who accumulate unsustainable debt risk facing an eviction because of 

rental arrears. According to several housing service providers, households who face this 

situation often prefer to move out of their home rather than continue to accumulate more rental 

arrears. Many of these tenants experience “hidden homelessness”66 and end up moving in with 

family members or friends. Community organizers and housing policy analysts mentioned that 

low-income tenants who are evicted from their homes have a difficult time finding new homes 

due to the lack of affordable housing in Toronto. According to one community outreach 

coordinator, many low-income newcomers live in overcrowded one or two-bedroom apartments 

because it is the only way they can afford a place to live in. The interviewee also mentioned that 

in Scarborough illegal rooming houses are the only form of housing that many low-income 

tenants can afford.67 Housing service providers who work with low-income tenants in 

Scarborough emphasised that these tenants had few to no legal rights. 

When asked who was most affected by informal evictions, most interviewees stated that low-

income tenants who rely on a fixed income were at the highest risk of being informally evicted. 

This includes tenants who are on social assistance programs like Ontario Works (OW), the 

Ontario Disability Support Program (ODSP), and seniors who depend on pensions. Several 

interviewees mentioned that tenants on fixed incomes often live in their rental units for 10 or 

more years and are paying a much lower amount in rent when compared to current average 

market rent for a similar vacant unit. Housing lawyers and housing service caseworkers from the 

Rent Bank and EPIC programs often prioritize taking on these cases because tenants in these 

circumstances typically cannot afford a similar vacant rental unit and are at risk of experiencing 

homelessness if they are evicted. Most housing services caseworkers also mentioned that 

landlords will try to evict longer-term tenants because they want to increase the rent to current 

market rates. This finding aligns with recent research which shows that increasing average 

market rents create incentives for landlords to evict tenants.68 



 
 

 

28 | Understanding Informal Evictions in Toronto: Impacts and Implications for Tenants 

 

According to several housing service providers and tenant advocates, tenants’ lack of 

knowledge of their housing rights was a common issue they faced. For example, several 

interviewees mentioned that tenants who contact them regarding an eviction notice often 

believe the notice is definitive and do not realize they are entitled to stay in their rental unit for 

the duration of a formal eviction process. Interviewees also said that tenants frequently do not 

realize there are several options they can rely on to preserve their tenancy. This includes 

applying for financial support, negotiating a payment plan with their landlord, and asking the 

LTB to impose a payment plan if the landlord does not agree to a negotiated agreement. 

Tenants are also regularly unaware that they can file an application at the LTB regarding issues 

they have with their landlord.  

Another common misunderstanding that many tenants have is that withholding rent is a 

successful tactic. In fact, all housing lawyers and paralegals interviewed said that tenants 

should never withhold rent. Tenants who withhold rent because of unresolved maintenance and 

repair issues are unaware that they could be threatened with eviction because they have not 

paid rent.69 In many cases, tenants’ lack of knowledge of their housing rights impeded them 

from making well-informed decisions when facing housing challenges and eviction. 

Tenants are also often unaware of the broader range of housing supports that are available to 

them. Some housing services programs are not made widely available, and tenants must be 

referred to them by landlords, legal aid clinics, housing services agencies, and/or the LTB. A 

large share of housing service providers’ work with tenants includes navigating the housing 

services system and connecting their clients with other housing and financial support programs. 

Many interviewees stated that tenants often require a variety of support services that are not 

directly related to housing but are necessary to ensure their long-term housing stability. These 

support services include financial planning assistance, disability-related services and supports, 

employment insurance, mental health and counselling services, and immigration and settlement 

services. EPIC, HHC, and NIP caseworkers mentioned that the anxiety and stress their clients 

experienced during an eviction was compounded by their lack of knowledge of these services. 
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Based on our research, direct services to tenants in Toronto facing housing instability and 

eviction, and the findings of this study, we offer the following policy recommendations to the City 

of Toronto to better protect tenants from informal evictions, improve living conditions for tenants, 

and increase affordable rental housing options. 

 

a. Expanding the supply of non-market, community housing, including rent-geared-to-

income units. 

Increasing the supply of non-market housing would offer essential, affordable housing options 

for lower-income households who are currently forced into precarious living conditions and 

inadequate, unaffordable housing in the private rental market. Many of these households must 

also rely on costly social services, including shelters and hospital care, which often place a 

heavier financial burden on governments than it would to invest in adequate community 

housing.70 Several interviewees highlighted the need to increase the supply of deeply affordable 

rental housing given their clients' financial hardship due to insufficient income to cover the cost 

of living. Interviewees highlighted the need to increase the supply of community housing 

including subsidized public, non-profit, and co-operative rental housing that is affordable for the 

lowest-income households.  

Research has shown that tenants who live in subsidized, non-profit and co-operative housing 

are less vulnerable to evictions than tenants who live in private rental market housing. This is 

due to the generally lower rents charged in these types of housing, including rent-geared-to-

income options, and to these housing providers’ built-in eviction prevention mechanisms.71  

Over the past 30 years, federal and provincial governments have significantly decreased 

funding for community housing. As a result, municipalities, such as the City of Toronto, lack the 

essential revenue tools they need to provide affordable and non-market housing options.72 Little 

progress has been made on increasing community and non-market housing supply because 

municipalities have limited financial resources at their disposal to fund and develop new deeply 

affordable housing. 

To incentivize the construction of deeply affordable housing, which is costly, the City should 

continue to implement amendments to development charges and other municipal fees that can 

lower construction costs for community housing providers. Additionally, the City should continue 

to strongly advocate with other orders of government for additional financial support and 

investment dedicated to the construction of new community housing. 

 

b. Improving and expanding rental assistance programs. 

Expanding and enhancing rental assistance programs is crucial to helping lower-income tenants 

maintain their tenancies within the private rental market. Existing programs must be improved to 

align with current rental prices and should be indexed to inflation to ensure long-term 

effectiveness. Such measures would provide lower-income tenants with immediate relief, 
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reducing the financial strain caused by rising rents and helping them avoid eviction or other 

forms of housing instability. However, for rental assistance programs to be effective, they must 

be paired with strong rent regulations to ensure rents are not able to continue to rise 

unsustainably beyond the benefit amount. 

The need for effective rental support is underscored by the high demand for non-market 

housing, which currently far outpaces supply. For instance, residents who have applied for a 

rent-geared-to-income (RGI) housing subsidy are waiting between eight to 15 years, depending 

on the number of bedrooms they need. These lengthy delays mean that eligible applicants often 

lose their chance at securing affordable housing when they cannot be located after years on the 

waitlist, leading to their removal from the list. The problem is particularly severe for seniors, 

many of whom may not live long enough to gain access to subsidized housing. In the meantime, 

these residents face an unaffordable rental market that puts them at heightened risk of housing 

precarity. 

The RGI housing benefit should be expanded to reduce long wait times and ensure more 

residents in need can access it. Additionally, the City of Toronto should continue to advocate to 

the federal and provincial governments to expand the Canada-Ontario Housing Benefit (COHB) 

to further decrease wait times for RGI housing and ensure that more low-income households 

have access to rental assistance.  

 

c. Advocating to the provincial government to reintroduce vacancy control and extend 

rent control to all rental units. 

In 1996, the Ontario government removed some existing rent regulations, including vacancy 

control, believing that this would encourage developers to construct more rental apartment 

buildings.73 However, multiple studies have shown that regulating rents does not deter rental 

housing development.74 Under previous rent regulations, rent control applied to all rental units, 

whether they were occupied or vacant.75 Since 1996, rent control only applies to occupied units 

and landlords can increase rent on vacant units by any amount. Several interviewees said that 

vacancy decontrol creates a financial incentive for landlords to evict long-term tenants whose 

rent is much lower than the average market rent for a similar vacant unit. Recent research on 

evictions in Canada draws similar conclusions.76 Similarly, the lack of rent control on units built 

after November 15, 2018, whether occupied or not, can lead to excessive rent increases that 

lead to “economic evictions” when tenants are not able to pay the higher rent. The City of 

Toronto should continue to advocate to the provincial government to reintroduce vacancy 

control and extend rent control to all rental units to stabilize rent prices and strengthen tenants’ 

security of tenure.  

 

a. Implementing the new multi-tenant housing framework in an equitable manner. 

In addition to increasing the supply of public, non-profit, and co-operative housing, the City 

should continue strengthening measures that protect the existing affordable housing stock 

including multi-tenant housing across the city. The adoption of the new regulatory framework for 

multi-tenant housing on March 31, 2024, is an important step in preserving Toronto’s existing 

affordable housing stock, especially in areas of the city where this type of housing was 
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unregulated. Several interviewees who work and live in Scarborough said that this type of 

housing is prevalent and is often the only housing option that lower-income tenants can afford. 

Tenants who live in unregulated multi-tenant housing are subject to high levels of instability and 

precarity due to a lack of quality standards and safety measures.  

The City of Toronto should ensure that the new regulatory framework prioritizes tenants’ safety 

and security of tenure.77 To prevent tenant displacement and the loss of affordable rental 

housing, measures must be taken to ensure that the demands of the new regulatory framework 

are not so costly or onerous that landlords decide to remove these homes from the market 

instead of taking the necessary actions to comply with the regulatory framework. While the City 

has provided an initial $2 million through the Multi-Tenant Houses Renovation and Repair 

Program, this funding will likely not be sufficient to bring all multi-tenant homes across the city 

into compliance under the new regulatory framework. Multi-tenant homes are one of the very 

few affordable housing options that lower-income residents have access to, and the City must 

work to ensure they are both maintained and preserved as a crucial component of Toronto’s 

housing spectrum, while protecting tenants from displacement through formal or informal 

evictions. 

 

b. Strengthening and expanding rental replacement policies. 

Our research findings show that many informal evictions occur as a result of the demolition or 

conversion of a rental unit. To ensure that tenants who are evicted because of a demolition or 

conversion remain housed, the City should guarantee its current rental replacement policy 

requirements are maintained despite recent proposed changes to the Government of Ontario’s 

regulatory framework.  

Under the RTA, tenants are entitled to receive compensation when they must vacate their home 

for demolition or conversion. The amount they can receive is equal to three months of their rent 

and does not include their moving costs. This compensation amount is insufficient, since 

tenants are likely to pay much higher rent in their new home, especially given the increase in the 

cost of rental housing over the past decade as well as substantial recent inflation.78  

The City’s rental replacement policy offers compensation above what is currently required by 

the RTA for eligible tenants, sometimes including a moving allowance and financial 

compensation, which makes up for the difference in rent for a new rental unit. Tenants may also 

be eligible for a replacement unit that is relatively comparable to the unit they are being asked to 

vacate. Rent in a replacement unit must also be comparable to the rent they currently pay, with 

increases limited to no more than the annual rent increase guideline set by the provincial 

government, until the end of the tenancy.  

To further strengthen its existing rental replacement policies, the City should expand eligibility 

requirements to cover all tenants who are evicted or displaced due to demolition or conversion. 

Additionally, the City should actively monitor the outcomes of its rental replacement policies to 

ensure that tenants are in fact offered a replacement rental unit. The City should also explore 

opportunities to improve its Official Plan rental replacement policy by extending affordability 

periods for replacement units beyond a minimum of 10 years after the tenant has returned, to 

protect long-term housing affordability and stability, in alignment with recent City policies related 
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to affordability periods for new housing developments (49-99 years).79 

 

c. Strengthening and improving the RentSafeTO program. 

Our research found that ongoing maintenance and repair issues are common drivers of informal 

evictions for tenants. Survey respondents and interviewees cited cases where tenants were 

forced to move because their rental unit or building had serious maintenance and repair issues, 

like pest infestations and black mould. According to some interviewees, some landlords actively 

neglect maintenance and repair issues – undermining their legal obligations to maintain units in 

a state of good repair – in order to create intolerable living conditions that force tenants to move 

out. As several interviewees pointed out, tenants are often unaware of their housing rights and 

may not know that there are several avenues available to them to resolve maintenance and 

repair issues in their unit. One avenue is the RentSafeTO: Apartment Building Standards 

program, which aims to ensure that landlords and building operators adhere to maintenance 

standards and that tenants understand their rights and responsibilities. RentSafeTO currently 

applies to apartment buildings with three or more storeys and 10 or more units. To ensure 

tenants who live in eligible apartment buildings know about the RentSafeTO program, the City 

should undertake broad awareness raising campaigns. 

To ensure that rental housing across the city is well-maintained and in a state of good repair, 

the City should continue to regularly review, improve and expand funding for its RentSafeTO 

bylaw enforcement program. This should include ensuring there is an adequate supply of bylaw 

officers who can respond to complaints in a timely manner and monitor program outcomes. The 

City should also explore opportunities to expand the RentSafeTO program to cover all 

residential units and ensure that properties are well maintained and safe for all tenants across 

the city. 

 

d. Strengthening and improving the Tower Renewal Program. 

The City should strengthen its Taking Action on Tower Renewal (TATR) program to ensure that 

aging apartment towers built in the 1960s, 70s and 80s receive necessary repairs, 

improvements, retrofits and upgrades. Older apartment buildings constitute an important bastion 

of affordable rental housing for Toronto’s low-income residents. Tenants who reside in older 

apartment buildings can benefit from this program through improvements that can enhance their 

living conditions and help guarantee their longer-term housing stability. The TATR program 

provides funding for property owners to undertake energy-based retrofitting, which reduces 

greenhouse gas emissions and enhances residents’ comfort and health by improving indoor air 

quality. Through these improvements, residents and building owners also benefit by saving on 

utility bills, maintenance and repair costs, and on insurance premiums. The program is 

specifically designed to benefit lower-income residents, since only apartment buildings that are 

located in Neighbourhood Improvement Areas (NIA) or in a community where low-income 

residents are located, are eligible to apply.  

To ensure the long-term viability of older apartment buildings that contain much of Toronto’s 

affordable rental housing units, the City should continue to strengthen and enhance the TATR 

program to help preserve a key component of the existing affordable housing stock. The City 

should also closely monitor the TATR program to ensure that it is effectively maintaining lower 
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income apartment buildings and units and is not leading to the displacement of tenants through 

formal or informal evictions. 

 

e. Expanding the Multi-Unit Residential Acquisition program. 

The Multi-Unit Residential Acquisition (MURA) program is a key initiative to preserve the city’s 

existing stock of affordable housing. The MURA program supports the acquisition of private 

rental housing by non-profit housing providers, including Indigenous housing providers, co-

operatives, and community land trusts, which ensure that rents remain affordable and are not 

driven by market forces. In addition to protecting long-term affordability, as noted above, 

community housing providers also generally have strong eviction prevention policies that help 

protect tenants’ security of tenure. 

While the City committed $100 million over three years to the MURA program in its 2024 

budget, it should continue to prioritize and expand funding for the program, monitor its impacts, 

and maximize benefits for lower-income tenants. In particular, the City should carefully consider 

options to use the MURA program to acquire individual condominium units to ensure the 

program is garnering the greatest value, both for its investments and for tenants alike. 

 

 

The City should prioritize and fund tenant outreach and education initiatives related to relevant 

municipal policies, programs and supports for tenants, including by connecting tenants to 

community organizations that provide legal support and education on tenants’ legal rights. Our 

research shows that tenants are often unaware of their housing rights or of the options available 

to them when facing an eviction. This includes seeking financial assistance, negotiating a 

payment plan with their landlord, and requesting that the LTB impose a payment plan if an 

agreement cannot be reached. Tenants are also often unaware that they can file an application 

with the LTB to address issues with their landlord. Many are also unaware of the wide range of 

City-funded housing services, many of which are not widely publicised and are only available 

through referrals from landlords, legal aid clinics, or the LTB.  

To strengthen tenant legal education and outreach, the City should increase funding and 

support for tenant legal education and information services like the Neighbourhood Information 

Post (NIP), the Federation of Metro Tenants’ Association (FMTA), several community-based 

legal clinics and housing help service providers, and CCHR. With more funding, these 

organizations could reach more people, make their educational materials easier to understand, 

and offer direct support to more tenants. This would help build a stronger, better-informed 

tenant community. 

 

This study demonstrated that informal evictions are a major issue for Toronto’s tenant 

population. However, there is still much to be learned about the impact of informal evictions on 

tenants, communities and housing affordability. For instance, data on informal evictions is 
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overall quite limited, which makes it difficult to design effective policy measures to address this 

type of eviction.  

To better understand this issue, the City should increase funding for the Deputy Ombudsman 

(Housing), which currently has limited capacity to pursue investigations. With adequate 

resourcing, this office could investigate informal evictions by collecting information on tenants’ 

lived experience, analyzing available evidence and providing systemic recommendations to the 

City on how to address the issue as part of its efforts to achieve its 10-year housing action plan 

and its commitment to advance the right to housing.80 

 

Findings from both the survey and interviews suggest that informal evictions due to renovations 

(also called “renovictions”) are one of the most common types of informal evictions. Some 

housing service providers who were interviewed for this study mentioned cases where landlords 

did not undertake renovations after evicting a tenant, and instead they immediately rented out 

the vacant unit at a higher rent. Under the RTA, a landlord may issue a notice to vacate the unit 

in order to complete renovation work, if that work is so extensive that it requires a building 

permit and vacant possession of the rental unit. Landlords are currently not required to provide 

the tenant with the building permit or proof that vacant possession is required when they give 

them a notice to vacate for renovations, which is a troubling loophole in the RTA.  

The City’s recently adopted renoviction bylaw and implementation framework aims to promote 

the preservation of affordable rental housing stock and protect tenants from displacement 

through measures designed to deter bad faith renovictions.81 The bylaw includes a number of 

promising requirements that aim to fill the provincial loopholes by requiring landlords to obtain 

all relevant permits and documentation and provide information to tenants about their rights, 

accommodation and compensation options, renovation activities, and where to seek support. 

Importantly, in order for a landlord to obtain a renovation license, the bylaw requires landlords to 

develop a Tenant Accommodation or Compensation Plan with the tenant, outlining the 

conditions for the tenant’s displacement during the renovations, with significant penalties for 

non-compliance.  

To limit displacement caused by renovations, the City should ensure that its renovictions by-law 

is adequately implemented and enforced to deter landlords from undertaking bad faith 

renovictions. The by-law’s implementation should include a broad outreach and education 

strategy to inform tenants of their legal rights, landlords of their legal obligations, and all 

residents of the parameters of the bylaw. While it is promising that the City increased funding for 

the Toronto Tenant Support Program to support tenants facing renovictions, the City should also 

closely monitor and guard against an increase in renovictions before the bylaw takes effect on 

July 31, 2025. In addition, the City should explore opportunities to address a broad range of 

formal and informal evictions above and beyond renovictions, which could include developing a 

comprehensive rental housing licensing program. 

To prevent the loss of affordable rental housing units and stop renovictions from occurring, the 

City should continue to advocate for legislative changes at the provincial level, as it has done in 

its Bill 97 submission in 2023, its Renoviction Policy framework in 2022, and its Bill 184 

submission in 2020.82 
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Most housing service providers interviewed for this study referred to the lack of affordable rental 

housing as one of the main challenges that tenants face. Caseworkers at the Toronto Rent 

Bank shared that they had witnessed an increase in tenants seeking financial support from the 

program over the last five to 10 years. Several interviewees also shared that tenants may 

decide to leave their unit after receiving an eviction notice for non-payment of rent because they 

are unaware that there are any financial support and eviction prevention services they can 

access. The City of Toronto currently funds three programs that serve to prevent evictions: 

Eviction Prevention in the Community (EPIC), the Housing Stabilization Fund (HSF) and the 

Toronto Rent Bank. 

EPIC is the City’s newest eviction prevention initiative. Launched  in 2017 as a pilot project, 

EPIC helps tenants facing eviction by offering comprehensive support.83 This "wraparound 

support" includes the creation of personalized plans with a team-based approach to coordinate 

services.84 EPIC is not available directly to the public – tenants can only access it through 

referrals from sources like Central Intake, Toronto Rent Bank, landlords, legal aid clinics, the 

Landlord and Tenant Board and Tenant Duty Counsel. To qualify, tenants must have an eviction 

notice, meet income requirements, be motivated to keep their housing and live in Toronto. 

The HSF was established in 2013 to help renters who receive social assistance from Ontario 

Works (OW) or the Ontario Disability Support Program (ODSP) avoid eviction and maintain 

stable housing.85 The HSF offers important financial help to low-income renters who are not 

eligible for assistance from the Toronto Rent Bank. It also supports newcomers who have 

arrived in Toronto for humanitarian reasons under emergency authorization. 

The Toronto Rent Bank provides grants to tenants who are behind on their rent or who require 

assistance with a rental deposit. It helps tenants with affordability issues to maintain housing 

stability by preventing evictions related to non-payment of rent.  

The Toronto Rent Bank program’s recent shift from providing interest-free loans to grants 

increased the number of client households who were able to avoid eviction from 1,150 

households in 2020 to 1,744 households during the grant program’s first year of operation that 

began May 1, 2021.86 This represented a 52 per cent increase in the number of households who 

were able to avoid an eviction. Considering the urgency of the housing crisis, and the grant 

program’s success in preventing evictions, the City should strengthen the Toronto Rent Bank 

program through continued and expanded investment and ensure that is available to benefit 

tenants most in need. 
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Census Metropolitan Area: A census metropolitan area (CMA) or a census agglomeration 

(CA) consists of one or more neighbouring municipalities that are focused around a population 

center, also referred to as the core. The Toronto CMA includes the City of Toronto at its core 

and 23 adjacent municipalities. 

corporate landlord: refers to corporate entities such as real estate companies and asset 

management firms that own residential property. 

community housing (sometimes referred to as social housing): refers to affordable housing 

that is typically provided and managed by non-profit organizations, housing co-operatives, or 

government agencies to help house individuals and families with low to moderate incomes. 

Rents for community housing tenants are often subsidized and calculated using a "rent geared 

to income" model. 

eviction notice: formally known as a notice of termination, it is a written form available for 

download from the Landlord and Tenant Board’s website. A landlord must give an eviction 

notice to a tenant when they want to evict them for one of the reasons outlined in the 

Residential Tenancies Act. The landlord must provide the tenant with an eviction notice before 

applying to the Landlord and Tenant Board for an eviction order. 

eviction order: refers to the Landlord and Tenant Board adjudicator’s final decision to evict a 

tenant following a hearing to decide the landlord’s application. The adjudicator must make an 

eviction order in writing and include a date the tenancy should be terminated. If the tenant has 

not vacated the unit by the termination date, the landlord must file a copy of the eviction order to 

the Court Enforcement Officer (also known as the Sheriff’s Office) to enforce the order. 

“for cause” eviction: refers to an eviction that occurs because the tenant or another occupant 

of the same rental unit did something that they should not do, or did not do something that they 

should do, as outlined in the Residential Tenancies Act. Examples of “for cause” evictions 

include the tenant not paying the rent in full, damaging the rental property, or interfering with 

other tenants’ or the landlord’s reasonable enjoyment of the residential complex.  

formal eviction: in this report, refers to an eviction that results from the legal process that a 

landlord must follow to remove a tenant from a rental unit, requiring an order from the Landlord 

and Tenant Board. This involves giving the tenant a notice, filing an application with the 

Landlord and Tenant Board, attending a hearing, and, if granted, enforcing the eviction order 

through a Sheriff. 

hidden homelessness: is commonly used to refer to people who are living temporarily with 

friends, family, acquaintances or strangers because they do not have a secure and permanent 

home for themselves. This includes sleeping on couches, in spare bedrooms, basements, etc..   

Informal eviction: in this report, refers to an eviction where a tenant leaves their rental home 

after a landlord has notified them of their intention to evict them, and before the landlord 

officially files an eviction application with the Landlord and Tenant Board. It is important to note 

that informal evictions are not necessarily illegal; they simply happen outside the formal legal 
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process. When a landlord evicts a tenant without filing an application with the Landlord and 

Tenant Board, the eviction is not tracked by authorities. 

Involuntary move: in this report, refers to lower-income tenants who are struggling to pay rent 

and are compelled to move to housing that is more affordable, rather than face the threat of 

eviction when they fall behind on paying their rent. 

multi-tenant housing (commonly known as rooming houses): homes where four or more 

people rent rooms and share a kitchen and/or washroom.  

multi-tenant housing framework: a City of Toronto regulatory framework that seeks to make 

multi-tenant houses in Toronto safer while providing affordable housing options throughout the 

city. It promotes complete communities by offering a diverse range of housing opportunities to 

accommodate various incomes and needs. 

“no fault” eviction: refers to evictions where the landlord initiates the eviction in order to sell 

the property, repossess the unit for their own use, or renovate, demolish or make major repairs 

to the property. The term “no-fault” is used because the tenant’s actions or behaviour is not the 

cause prompting the eviction.  

renter or renter household: Refers to either all rent-paying individuals or households, or to 

rent-paying individuals and households whose living accommodation is exempt from the 

Residential Tenancies Act (RTA). According to the RTA, there are rental living accommodations 

where the Act does not apply. These, for example, include living accommodations where the 

renter or renters need to share a bathroom or kitchen with the landlord or their immediate family, 

student housing, among others.  

Rent-geared-to-income (RGI) housing: a form of community housing (subsidized housing) 
where the rent is calculated based on the income of the individual or family who lives in the unit. 
In Ontario, in most instances, tenants of RGI housing pay 30 per cent of their Adjusted Net 
Family Income to rent. In Ontario there are extensive waitlists to access RGI housing. 

semi-structured interview: a research or interviewing technique where the interviewer has a 

predetermined set of questions or topics to cover but has the freedom to explore those topics in-

depth and probe further based on the interviewee's responses. This allows for some flexibility 

and adaptability during the interview process. This type of interview allows the interviewee to 

express their thoughts and experiences more freely while providing the interviewer with a 

framework to guide the conversation. It strikes a balance between obtaining standardized data 

and capturing the nuances and individual perspectives of the interviewees. 

Streets to Homes (S2H): a program run by the City of Toronto’s Shelter, Support, and Housing 

Administration (SSHA) that conducts year-round outreach work to offer shelter and supports to 

individuals who are experiencing homelessness and sleeping outdoors. 

Tenant or tenant households: refers to rent-paying individuals and households whose tenancy 

agreement or lease is regulated by Ontario’s Residential Tenancies Act (RTA). 

Tower Renewal programs: City of Toronto programs that provide support for apartment 

building owners, operators, and residents of older apartment buildings to undertake building 

improvements that boost environmental sustainability, efficiency, and overall resident 

experience. 
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2SLGBTQ+: Two-Spirit, Lesbian, Gay, Bisexual, Transgender, Queer, and additional sexual 

orientations and gender identities  

ACSA: Agincourt Community Services Association 

AGI: Above-guideline rent increase 

CCHR: Canadian Centre for Housing Rights 

CERB: Canada Emergency Response Benefit 

CHS: Canadian Housing Survey 

CMA: Census Metropolitan Area 

CMHC: Canada Mortgage and Housing Corporation 

COTA: City of Toronto Act 

EPIC: Eviction Prevention in the Community program 

FMTA: Federation of Metro Tenants’ Associations  

HHC: Housing Help Centre 

LTB: Landlord and Tenant Board 

NIA: Neighbourhood Improvement Areas 

NIP: Neighbourhood Information Post 

ODSP: Ontario Disability Support Program 

OW: Ontario Works 

RGI: Rent-geared-to-income 

RTA: Residential Tenancies Act 

TATR: Taking Action on Tower Renewal program 

TDC: Tenant Duty Counsel 

TTSP: Toronto Tenant Support Program 

WTCLS: West Toronto Community Legal Services 
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Appendices  

 

Survey on Informal Evictions in the City of Toronto 
 

Research Project Description 

The Canadian Centre for Housing Rights (CCHR) is a non-profit organization that works to 

advance the right to housing by serving renters to help them stay housed, providing education 

and training about housing rights, and advancing rights-based housing policy through research, 

policy development, advocacy, and litigation. We are conducting a study on informal evictions in 

the City of Toronto and would really appreciate your input. The survey will ask a series of 

questions on your experience in the rental housing market. Any information you provide will be 

kept strictly confidential. The survey takes an estimated 15-20 minutes to complete. Upon 

completion of the survey, you will be eligible to participate in a draw to win one$100 gift card for 

groceries at a supermarket chain store of your choosing. 

 

Purpose 

This study aims to understand how renters are pressured or forced to move out of their rental 

units outside of the formal legal process (i.e., an informal eviction), and to answer the following 

research questions: 

1. How are renters in the City of Toronto being forcibly and illegally moved from rental 

housing? 

 

2. How common are informal evictions in the rental housing market? 

 

3. What are the most common methods used by landlords to evict tenants informally? 

The survey’s target audience are renters and the members of their household who live in the 

City of Toronto and who have faced or experienced an informal eviction. The survey will be 

open for respondents until February 28, 2023, and the results are expected to be published by 

September 2023. We hope that the results of this study may lead to the creation of policies and 

initiatives that help protect renters from being displaced from their homes and communities. 

 

What is an informal eviction? 

An informal eviction occurs when a renter household is forced or pressured by a landlord to 

leave their rental home without going through the formal legal processes in Ontario. In Ontario, 

renters can be legally evicted following an eviction order issued by the Landlord and Tenant 

Board (LTB) but this process allows renters to appear at the LTB to present their case and 

circumstances. Some renters can also be evicted from a rental unit without involving the LTB if 

their tenancy is not covered by the Residential Tenancies Act (RTA). 
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Risks 

The risk that you will experience significant psychological distress when completing this survey 

is low. However, the questionnaire centres on difficult situations renters may have faced and 

that may be distressing. To minimize the risk of distress, you may choose to skip a question or 

withdraw from the study at any time. 

 

Voluntary participation and confidentiality 

Your participation in the survey is voluntary. If you wish, you may decline to answer any 

question or participate in any component of the study. You may leave any open-ended 

questions blank and select “Prefer not to answer” for any other types of questions that you do 

not wish to answer. Further, you may decide to withdraw from this study at any time by existing 

the webpage.  

Any information you provide will be kept strictly confidential. Only members of CCHR’s research 

team will have access to survey responses. Your response and contact information will be 

assigned a unique code number in a locked file that only the research team will be able to 

access. All survey responses will be saved in an encrypted folder on CCHR’s document 

management and storage system platform. 

 

Accommodation Requests 

The survey’s written and web-based formats may not meet every respondent’s individual needs. 

If you require an accommodation or further information to participate in the survey, please 

contact Jon Paul Mathias at jmathias@housingrightscanada.com. 

 

Contact Information 

If you have any questions or concerns regarding the survey or your participation and 

confidentiality, please contact Jon Paul Mathias at jmathias@housingrightscanada.com for 

further information. 

Consent 

I have read the information presented above about a study conducted by the Canadian Centre 

for Housing Rights (CCHR). I understand that if I agree to participate in this survey, I may 

withdraw from the survey at any time. I consent to participate in this survey:  

1) Yes  

2) No 

 

Survey Questionnaire 

1. Do you currently live in a rental unit in Toronto? 

a) Yes 

b) No 

c) I don’t know 

- A6a. [If Yes]: Go to next question.  
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- A6b. [If No]: In the past 12 months, have you lived in a rental unit in Toronto? 

o A6b1. [If Yes]: Go to next questions 2a – 6a. 

o A6b2. [If No]: End survey. 

- A6c. [If DK]: In the past 12 months, have you lived in a rental unit in Toronto? 

o A6c1. [If Yes]: Go to questions 2a – 6a. 

o A6c2. [If No]: End survey. 

 

2. How long have you lived there? 

a) Less than 6 months. 

b) Between 6 to 11 months. 

c) Between 1 to 5 years. 

d) More than 5 years. 

2a. How long did you live there? 

a) Less than 6 months. 

b) Between 6 to 11 months. 

c) Between 1 to 5 years. 

d) More than 5 years. 

 

3. What best describes the rental unit that you live in? 

a) A room in a house where I share a bathroom and kitchen  

b) A bachelor apartment with one room and a bathroom  

c) A one-bedroom apartment   

d) A two-bedroom apartment   

e) An apartment or house with three or more bedrooms 

f) Other: ________ 

3a. What best describes the rental unit that you lived in? 

a) A room in a house where I share a bathroom and kitchen  

b) A bachelor apartment with one room and a bathroom  

c) A one-bedroom apartment   

d) A two-bedroom apartment   

e) An apartment or house with three or more bedrooms 

f) Other: ________ 

 

4. Is your unit owned by an individual or by a company?   

a) An individual person/landlord  

b) A company or property management firm  

c) Co-operative 

d) Toronto Community Housing (subsidized housing) 

e) Other subsidized housing (Fred Victor, LOFT, etc.)  

f) I don't know 

g) Other (please specify): ______ 

 

4a. Was your unit owned by an individual or by a company? 
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a) An individual person/landlord  

b) A company or property management firm  

c) Co-operative 

d) Toronto Community Housing (subsidized housing) 

e) Other subsidized housing (Fred Victor, LOFT, etc)  

f) I don't know 

g) Other (please specify): ______ 

 

5. Who do you pay rent to? 

a) The property owner/landlord 

b) Another tenant 

c) Other: _______ 

 

5a. Who did you pay rent to? 

a) The property owner/landlord 

b) Another tenant 

c) Other: _______ 

 

6. Do you share a kitchen and/or bathroom with your landlord or a member of your 

landlord's family? 

a) Yes 

b) No 

6a. Did you share a kitchen and/or bathroom with your landlord or a member of your 

landlord's family? 

a) Yes 

b) No 

 

7. How much is your rent per month, not including utilities or other monthly 

charges?  

 A: ____________ 

7a. How much was your rent per month, not including utilities or other monthly 

charges?  

 A: ____________ 

8. After moving in, have you encountered any problems with your unit, landlord, or 

building management?  

a. No  

b. Yes (please specify below) 

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

8a. After moving in, did you encounter any problems with your unit, landlord, or 

building management?  
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a. No  

b. Yes (please specify below) 

_________________________________________________________________________

_________________________________________________________________________

_________________________________________________________________________ 

9. Have you moved/relocated in the past 12 months? 

a) Yes 

b) No 

- A9a [If yes]: Go to next question. 

- A9b [If no]: Go to question 19. 

 

10. How many times have you moved in the past 12 months? 

a) 1 

b) 2 

c) 3  

d) 4 

e) 5 or more 

f) Prefer not to answer 

 

11. In the past 12 months, did you move for any of the following reasons? Check all 

that apply: 

a) Personal reasons 

b) Landlord issues 

c) My landlord asked me to go 

d) Rent increase/financial reasons (for example: income loss or rent increase) 

e) Other (please specify): _________________ 

f) Prefer not to answer 

 

12. In the past 12 months have you ever involuntarily moved from your home? 

a) Yes 

b) No 

c) Prefer not to answer 

- A12a [If Yes]: Go to next question. 

- A12b [If No]: Go to question 18. 

- A12c [If Prefer not to answer]: Go to question 18. 

 

13. How many times did you involuntarily move from your home in the past 12 

months? 

a) 1 

b) 2 

c) 3 

d) 4 

e) 5 or more 

f) Prefer not to answer 
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14. What month and year did your most recent involuntary move happen? 

a) Type in answer 

b) Prefer not to answer 

 

15. Why were you forced to move? 

a) Type in answer 

b) Prefer not to answer 

 

16. Did you receive a Notice to End a Tenancy (i.e., an eviction notice) from your 

landlord? 

a) Yes 

b) No 

c) I don’t know 

d) Prefer not to answer 

- A16a [If Yes]: Go to next question. 

- A16b [If No]: Go to question 18. 

- A16c [If Prefer not to answer]: Go to question 18. 

 

17. Did you attend a hearing at the Landlord and Tenant Board? 

a) Yes 

b) No 

c) I don’t know 

d) Prefer not to answer 

- A17a [If Yes]: Go to next question. 

- A17b [If No]: Go to question 18. 

- A17c [If Prefer not to answer]: Go to question 18. 

 

18. When you went to the Landlord and Tenant Board, were you issued an eviction 

order?  

a) Yes 

b) No 

c) I don’t know 

d) Prefer not to answer 

 

19. Do you know anyone from your neighbourhood who has been evicted? 

a) Yes 

b) No 

c) I don’t know 

d) Prefer not to answer 

- A19a [If Yes]: Go to next question. 

- A19b [If No]: Go to question 21. 

- A19c [If Prefer not to answer]: Go to question 21. 

 

20. Do you know why they were evicted? 
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a) Yes  

Please provide a brief explanation: _____ 

b) No 

c) Prefer not to answer 

 

21. Do you currently live in the City of Toronto? 

a) Yes 

b) No 

- A21a. [If yes]: Go to next question 

- A21b. [If no]: In the past 12 months, have you lived in the City of Toronto? 

o A21b1 [If yes]: Go to question 22a. 

o A21b2 [If no]: Go to question 22b. 

 

22. Where in Toronto do you live? 

a) Type in answer 

b) I don’t know 

c) Prefer not to answer 

22a. Where in Toronto did you live? 

a) Type in answer 

b) I don’t know 

c) Prefer not to answer 

22b. Do you live in the Greater Toronto Area (GTA)? 

a) Yes 

b) No 

c) I don’t know 

- A22b1 [If yes]: Go to next question 

- A22b2 [If no]: next question 

- Prefer not to say: next question 

- A22b1 [If DK]: Go to next question 

 

23. What are the first three digits of your postal code? 

*If you prefer not to answer, please go to the next question. 

a) Type in answer 

 

24. What is your main source of income? 

a) Employment Income 

b) Self-employment Income 

c) Social assistance (ex. Ontario Works)  

d) ODSP (Ontario Disability Support Program)  

e) Retirement Income 

f) Other (please specify): _________________________ 

g) Prefer not to answer 
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25. What is your approximate monthly household income before taxes? 

a) Less than $1,000/month  

b) $1,000 to $2,000/month  

c) $2,000 to $3,000/month  

d) $3,000 to $4,000/month  

e) More than $4,000/month 

f) I don't know 

g) It changes every month 

h)  Other (specify)_______ 

i) Prefer not to answer 

 

Confidential Voluntary Diversity Information (Optional) 

You are encouraged to complete this confidential diversity questionnaire. This section of the 

survey is optional. 

26. Age: 

a) 18 – 24 

b) 25 – 34 

c) 35 – 44 

d) 45 – 54 

e) 55 – 64 

f) 65 + 

g) Prefer not to answer 

 

27. Gender: 

a) Woman 

b) Man 

c) Transgender 

d) Non-binary / non-conforming 

e) Not listed, I identify as: _________ 

f) Prefer not to answer 

 

28. Indigenous Peoples 

Indigenous Peoples are those who identify as members of First Nations (status, non-status, 

treaty or non-treaty), Inuit or Métis communities in Canada.  

Based on this description, do you consider yourself to be an Indigenous person? 

a) Yes 

b) No 

c) I don’t know 

d) Prefer not to answer 

 

29. Please identify which of the following best describes your ethnicity or race* 

(Check all that apply):  
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a) Black (e.g African, Afro-Caribbean, African-Canadian descent) 

b) East Asian (e.g. Chinese, Korean, Japanese, Taiwanese descent). 

c) Latino (e.g. Latin American descent, Hispanic descent) 

d) Middle Eastern (Arab, Persian, West Asian descent, e.g. Afghan, Egyptian, Iranian, 

Lebanese, Turkish, Kurdish, etc.) 

e) South Asian (South Asian descent, e.g. Indian, Pakistani, Bangladeshi, Sri Lankan, Indo-

Caribbean, etc.)  

f) Southeast Asian (e.g., Filipino, Vietnamese, Cambodian, Laotian, Thai, Indonesia, other 

Southeast Asian descent)  

g) White (e.g. European descent) 

h) Mixed race 

i) Not listed (please specify): _________________________  

j) Prefer not to answer 

*Ethnicity/Race: Ethnic/racial groups are defined by race or colour only, not by country of birth, 

citizenship or religious affiliation. 

30. Disability 

The term disability covers a broad range and degree of conditions, some visible and 

some not visible. A disability may have been present from birth, caused by an accident, 

or developed over time. These include physical disabilities, hearing or vision disabilities, 

developmental disabilities, learning disabilities, chronic illness, mental health disabilities 

and addictions, environmental sensitivities, and other conditions. A disability may be 

permanent, temporary or episodic which may result in experiencing disadvantage or 

barriers to full participation in society. 

 

Based on the description, do you consider yourself to be a person with a 

disability? 

 

a) Yes 

b) No 

c) Prefer not to answer 

 

31. 2SLGBTQ+ 

2SLGBTQ+ is an abbreviation used to represent a broad array of identities including, but 

not limited to, two-spirited, lesbian, gay, bisexual, trans, and queer. 

 

Based on this description, do you consider yourself 2SLGBTQ+? 

 

a) Yes 

b) No 

c) Other: ______ 

d) Prefer not to answer 

 

32. What is the highest level of education you have completed?  

a) No high school  

b) Some high school  

c) High school or GED  
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d) Trade school  

e) Some college/university  

f) College/University   

g) Master’s degree  

h) Doctorate degree 

i) Other, please specify: _______ 

j) Prefer not to answer 

 

 

I would like to participate in the draw to win one $100 gift card for groceries at a 

supermarket chain store of my choosing. 

1) Yes 

Email: __________________ 

2) No 
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Letter of Information and Consent Form  
Study of Informal Evictions in the City of Toronto’s Rental Housing Market  
  
Principal Investigator: Jon Paul Mathias  
Canadian Centre for Housing Rights (CCHR)  
Toronto, ON, Canada  
Email: jmathias@housingrightscanada.com  
  
This letter provides a description of what this study aims to do, the possible risks and benefits of 
participation, and your rights as a research participant to help you make an informed decision 
about participating in this research project. If you have any questions regarding the study or 
have trouble understanding it, please reach out to the principal investigator carrying out the 
research, Jon Paul Mathias (jmathias@housingrightscanada.com), before consenting to 
participate in the study.   

Purpose of the Study:  

You are invited to participate in a study that the CCHR is conducting on informal evictions in the 
City of Toronto’s rental housing market, and we would really appreciate your input. The aim of 
the study is to understand how tenant households are being displaced from affordable housing 
in the City of Toronto, and to answer the following questions:    

1. How are tenants in the City of Toronto being displaced from affordable rental housing?    

2. How common are informal evictions in the rental housing market?    

3. What are the most common methods used by landlords to informally evict tenants?   

In Ontario, tenants can be legally forced to move from their rental unit, most notably following an 
eviction order issued by the Landlord and Tenant Board (LTB). Tenants can also be legally 
forced to move from a rental unit without involving the LTB if their rental agreement is not 
covered by the Residential Tenancies Act (RTA) or if they are subletting the unit. By contrast, an 
informal eviction refers to when a tenant household involuntarily leaves their rental unit without 
legal enforcement. The study aims to understand how tenant households are compelled or 
forced to move out of their rental units, outside the legal process.    

Potential Benefits of Research:  

Although the results of the study may not benefit participants directly, we hope it will help them 
better understand how tenants are being affected by informal evictions amid an affordability 
crisis in the City of Toronto. The results of this study could help create policies and initiatives 
that help protect tenants from being displaced from their homes, for a broader social benefit.    

Potential Harms, Risks or Discomfort:  

We hope to learn how renter households are being displaced from affordable housing in the City 
of Toronto and the extent to which informal evictions are being used. It is unlikely that 
respondents will experience significant psychological distress when participating in the study. 
However, the questionnaire centres on difficult situations that respondents may have faced and 
that may lead to feelings of discomfort or anxiety. You may choose to skip a question or 
withdraw from the study at any time in order to minimize the risk of distress or anxiety. If you 
wish to withdraw from the study, please contact principal investigator Jon Paul Mathias 

mailto:jmathias@housingrightscanada.com
mailto:jmathias@housingrightscanada.com
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(jmathias@housingrightscanada.com) to request your information be removed from the study 
and the data from your interview deleted.  

Study Procedures:  

The study will ask a series of questions on your knowledge and/or experience in the rental 
housing market in Toronto. The interview will last approximately one hour. The interview will be 
conducted on Zoom. You will also be asked to provide basic demographic and background 
information. The interview will focus on informal evictions in the City of Toronto’s rental housing 
market and related issues including formal evictions, the state of Toronto’s rental housing stock, 
homelessness, and other related topics. The interview will be recorded using the Zoom record 
function and saved to an encrypted folder on Jon Paul Mathias’s computer. The interview will be 
transcribed by the CCHR research team, who will code and analyze all the interviews for this 
study.   

Confidentiality:  

Any information you provide will be kept strictly confidential. Your participation in the study is 
voluntary. You may withdraw from the study at any time for whatever reason even after having 
given consent through this form. If you decide to withdraw, there will be no consequences for 
you. In cases of withdrawal, any data you have provided will be destroyed unless you indicate 
otherwise. Only the principal investigator, Jon Paul Mathias, and research department staff 
members will know that you participated in the study unless you choose to tell me otherwise. 
We will not use your name, position, or any other information that could lead to your 
identification. Every effort will be undertaken to protect your privacy and confidentiality.  

Study Results:  

Interviews will be conducted until February 2023 and the study is expected to be completed by 
March 2023. The results of the study are expected to be publish by September 2023.   

  

  
  
------------------------------------------------------------------------------------------------------------------------------  
I have read the information presented above about a study conducted by the Canadian Centre 
for Housing Rights (CCHR). I understand that if I agree to participate in this study, I may 
withdraw from the study at any time. I consent to participate in this study:   
  
a) Yes   
b) No   
  
Signature: ______________________   Date: ________________________  
  

mailto:jmathias@housingrightscanada.com
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Interview Guide: Informal Evictions in the City of Toronto 

Hello, thank you for agreeing to participate in this study. To begin, I would like to remind you 

that your personal information will be kept strictly confidential, unless requested otherwise by 

you. 

Is it worth having an icebreaker? 

Interviewee information 

1. What is your name? 

 

2. What is your current position? 

 

3. What is your experience with the rental housing market?  

 

Main Questions 

1. What is your experience with residential evictions and tenant displacement? 

 

2. How would you define an eviction? 

 

3. How would you define tenant displacement? 

 

4. Have you heard of the term ‘informal eviction’? If yes, how would you define it? Can you 

provide an example? 

 

5. What is a forced move? How would you define it? Can you provide examples? 

 

6. What are some common situations that can lead to an informal eviction? 

 

7. In your estimation, what are the main causes of tenant displacement in the City of 

Toronto? 

 

8. What are the most common types of notices that landlords use to end a tenancy (ex. N4, 

N12, N13)? 

 

9. What are tenant household’s most common reactions to receiving a notice? What 

actions do they normally take? 

 

10. Have you heard of the term ‘renoviction’? If so, how would you define it? Can you give 

an example of a situation where a renoviction took place? 

 

11. What are the main challenges that tenant households face in finding a home? 
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12. What are the main challenges that tenant households face in retaining a home? 

 

13. How are tenants being displaced from affordable housing? 

 

14. Who is most at risk in a person’s life with being displaced? Why? 

 

15. In your experience, are more or less tenants being forced out now than a year ago? 

Why? 

 

16. What happens to tenant households after they are evicted? What are some common 

outcomes? 

 

17. What kind of supports can tenant households gain access to when facing a forced 

move? 
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Eviction notices or notices of termination are used by landlords to notify a tenant that they want 

to terminate their tenancy for one of the reasons outlined in the Residential Tenancies Act. A 

tenant does not have to vacate their rental unit after receiving an eviction notice and can only be 

legally forced to move out if the Landlord and Tenant Board holds a hearing and issues an 

eviction order. Below is a list of eviction notices that landlords in Ontario can use, with a brief 

description of what they are used for.  

This form is used by landlords to notify tenants that they have not paid their rent on time and 

that their tenancy may be terminated if the rent is not paid within 14 days of being served the 

notice. The N4 form includes information such as the amount of rent owed, the date it was due, 

and the tenancy’s termination date. It also provides instructions for tenants on how to pay the 

rent and avoid eviction. If the tenant fails to pay the outstanding rent within the specified period, 

the landlord can then proceed with the eviction process by filing an application with the Landlord 

and Tenant Board. 

This form is used by landlords to give notice to tenants who have engaged in behavior that 

interferes with the reasonable enjoyment of other tenants, causes damage to the property, or 

creates overcrowding issues. The N5 form outlines the specific reasons for termination and 

provides a timeframe for the tenant to address the issues or vacate the premises. It includes 

details about the problematic behavior or situation, as well as any steps that can be taken to 

rectify the situation. Once the N5 form is served to the tenant, they have the opportunity to 

address the issues raised within seven days of being served the notice. If the tenant fails to 

address the concerns or does not vacate the premises, the landlord can proceed with filing an 

application with the Landlord and Tenant Board in Ontario to terminate the tenancy and 

potentially evict the tenant. 

This form is used by landlords to give notice to tenants who have engaged in illegal activities or 

misrepresented their income in a rent-geared-to-income (RGI) rental unit. The N6 form outlines 

the reasons for termination, each with a specific timeframe for the tenant to address the issues 

or vacate the premises. It includes details about the illegal acts or income misrepresentation 

that have taken place, as well as any steps that can be taken to rectify the situation. Once the 

N6 form is served to the tenant, they have the opportunity to address the concerns raised within 

the specified time frame. If the tenant fails to address the issues or does not vacate the 

premises, the social housing provider can proceed with further actions, which may include 

terminating the tenancy and potentially evicting the tenant. 
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This form is used by landlords to give notice to tenants or their guests who have seriously 

endangered the safety of another person within the residential complex, willfully caused serious 

damage to the rental unit or residential complex, or, if the landlord lives in the same building, 

has interrupted their reasonable enjoyment of the rental unit or their lawful rights, interest and 

privileges. The landlord must give at least 10 days' notice for the tenancy’s termination date, but 

they can file an application to the Landlord and Tenant Board (LTB) for an order to end the 

tenancy immediately after giving the notice.   

This form is used by landlords to terminate a tenancy when they, a purchaser, or a family 

member intends to occupy the rental unit. The notice must include the name of the person who 

intends to occupy the rental unit and their relationship to the landlord or purchaser. The landlord 

must genuinely require the unit for their own use, the use of a purchaser, or the use of an 

immediate family member, and they must act in good faith. Additionally, the landlord cannot re-

rent the unit for at least one year after the termination date specified in the notice. The landlord 

must provide compensation to the tenant either by paying an amount equal to one month’s rent 

or offer them another rental unit that is acceptable to them. Tenants who receive an N12 notice 

have the right to dispute the notice at the Landlord and Tenant Board if they believe the landlord 

did not comply by necessary requirements or acted in bad faith. 

This form is used by landlords to terminate a tenancy when they intend to demolish the rental 

unit, carry out substantial repairs, or convert it to a different use. The notice must include the 

reason for terminating the tenancy with a description of the intended work or conversion to be 

done, the estimated start and end dates of the work, and a statement that the landlord will 

compensate the tenant with one month’s worth of rent or offer them a rental unit that is 

acceptable to them. The landlord must genuinely intend to carry out substantial repairs to the 

unit, convert it to another use, or demolish it and must act in good faith. The landlord cannot re-

rent the unit for at least one year after the termination date specified in the notice. Tenants have 

the right to dispute the notice at the Landlord and Tenant Board if they believe that landlord did 

not comply with the notice’s requirements or acted in bad faith.  
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